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as a result of reliance on this material. Appropriate legal advice 
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PRESIDENT’S REPORT 2021
2020 was definitely a year like no other. Even with the many challenges 
presented by the pandemic, we heard numerous stories of hope and 
kindheartedness, of strata corporations coming together to support 
each other and take care of owners, tenants and residents in their 
communities. Whether it was picking up groceries, helping with 
deliveries, checking in on one another or taking a neighbour’s dog for 
a walk, there were many stories of kindness to share. 
Like many of you, CHOA also had to adapt to the changing 
environment. Through these challenging times CHOA managed 
to maintain a full complement of staff to meet our member needs 
and provide support for electronic meetings to managers and strata 
corporations—all without the need for any government support or 
subsidies. We are especially grateful for the ongoing partnership with 
BC Housing that helped make it all possible.
Insurance renewals and coverage continue to be the main topic of 
concern for most strata corporations and owners across BC, and our 
staff are continuing to investigate other insurance models on your 
behalf, with the hopes of either a competitive market once again or an 
entirely different structure of insurance for multi-family properties.
Recognizing the need for information, CHOA quickly pivoted our 
education program and launched our online “Lunch & Learn Live with 
CHOA” webinar series in May. Attended by hundreds of people each 
week, these complimentary webinars provide much-needed resources 
to strata corporations struggling with the administration of their 
buildings during COVID-19.
After the success of our summer “Lunch & Learn Live with CHOA” 
webinars, CHOA hosted our fall education program online, which was 
attended by over 1,200 people. In light of that strong turnout, our 
spring 2021 education program will also be held online. Following 
a successful provincial immunization program, we anticipate hosting 
both in-person and virtual seminars in the fall of 2021. Please watch 
the CHOA website and subscribe to the CHOA eUpdate for updates.
Finally, a note of appreciation. Thank you to Provincial Government 
housing policy staff, including Doug Page, Veronica Barlee and Julie 
Ko for their leadership and ongoing consultation during this period. 
Thank you to my fellow Board members, CHOA staff and our members 
who have supported us during this past year.
Regards,
Ryan Abbott, President, CHOA Board of Directors 2020-2021



4 

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.

CHOA Journal • Spring 2021



Adrienne M. Murray / Hamilton & Company

The Case of the Invalid Special  
Levy Resolution

1  Morin v. The Owners, Strata Plan VR 279, 2021 BCCRT 122. 
 

The practice of raising money 
by special levy to top up a 
contingency reserve fund and 

other practices relating to special levies 
and the contingency reserve fund 
recently came under scrutiny by the 
Civil Resolution Tribunal (the “CRT”). 

In Morin v. The Owners, Strata Plan 
VR 279  a group of owners claimed 
reimbursement of unspent special levy 
funds related to special levies approved 
in 2016 and 2018 and claimed that 
the strata corporation had comingled 
special levy funds with the contingency 
reserve fund (the “CRF”). The owners 
sought an order from the CRT that the 
strata corporation not put money into 
the strata corporation’s CRF. 

At a 2016 special general meeting the 
strata corporation approved several 
resolutions for the withdrawal of funds 
from the CRF for various repair projects 
totaling approximately $377,000.00. 
Each repair project was specifically 
identified in a resolution and each 
resolution contained the amount to be 
withdrawn.  At the same meeting the 
strata corporation approved a special 
levy in the amount of approximately 
$217,000.00 for the replenishment of the 
CRF. The special levy was payable in 36 
monthly installments. 

Although the owners argued that the 
special levy was indirectly for the 
purpose of funding the various repair 

of the Act which provides that the 
owners must contribute by means of 
strata fees to a contingency reserve fund 
for common expenses that usually occur 
less often than once a year or that do not 
usually occur. 

The CRT held that the 2016 special 
levy was invalid because of it was 
inconsistent with the Act. After reaching 
this conclusion the CRT was then 
required to determine the consequences 
of such a finding. 

The CRT concluded that it would be 
impractical to order that the strata 
corporation return the funds to the 
owners given that the funds had been 
spent from the CRF. Notwithstanding 
that the CRT found the special levy 
invalid it also held that by approving 
the CRF replacement levy by a ¾ vote 
the owners in the strata corporation had 
agreed to pay a monthly fee over time 
which was similar to paying increased 
strata fees. 

The owners also complained to the 
CRT that the strata corporation spent 

projects and that the strata corporation 
was required to treat the funding for 
each repair project as its own special 
levy, the CRT disagreed. The CRT 
held that the strata corporation was 
not required to account for the funds 
withdrawn from the CRF separately 
and that the strata corporation was not 
required to reimburse funds that may 
not have been spent for the reason that 
the repairs were funded by the CRF and 
not a special levy. 

However, the CRT found the special 
levy for the replenishment of the CRF 
to be inconsistent with the Strata 
Property Act (the “Act”). The CRT noted 
that section 108(4) of the Act requires 
a strata corporation to account for 
special levy money separately from the 
CRF. According to the CRT this will 
be logically impossible if the special 
levy was raised for the sole purpose of 
contributing to the CRF. Additionally 
the CRT referenced section 93 of the 
Act and noted that it provided that the 
CRF is to be funded by means of owners’ 
strata fees. In fact, the section that the 
CRT was referring to was section 92(b) 

“ Strata councils must always act in compliance 
with the Act but especially so when spending 
the owners’ money.”
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Continued from page 5

a strata council should regularly refer 
back to the resolution to ensure the 
expenditure it is making is authorized 
by the resolution. 

3. Strata corporations can only spend 
the amount authorized in the resolution 
to withdraw funds from the CRF. 

Although section 98 of the Act provides 
limited authorization for a strata 
council to spend funds that have not 
been specifically approved, the limited 
authorization does not extend to 
spending more money from the CRF 
than permitted by the resolution. 

Section 98 of the Act permits an 
unapproved expenditure from either 
the CRF or the operating fund to 
ensure safety or prevent significant 
loss or damage. Section 98 of the 
Act also permits an expenditure 
from the operating fund that has 
not been approved up to an amount 
permitted by the bylaws or the lesser 
of $2,000.00 or 5% of the contribution 
to the operating fund. Section 98 of 
the Act does not however permit an 
unauthorized expenditure from the 
CRF if a project that was to be paid 
for by a withdrawal from the CRF goes 
over budget. Additionally there is no 
provision in the Act for retroactive 
approval of a CRF expenditure that 
was not authorized. 

Strata councils must always act in 
compliance with the Act but especially 
so when spending the owners’ money. 

Strata councils who have questions 
regarding the drafting of resolutions to 
approve special levies and withdrawals 
from the CRF should seek legal advice 
to ensure the strata corporation is 
incompliance with the Act. • 

Adrienne M. Murray is a lawyer with 
Hamilton & Company. For more 
information please visit their website at: 
www.hamiltonco.ca

more money on certain projects such as 
balcony repair than had been authorized 
by the resolution to withdraw funds 
from the CRF. The CRT agreed with 
the owners that the strata corporation 
is required to seek the approval of the 
owners before spending more than 
the amount the owners approved in 
the resolution. 

The owners also complained to the CRT 
regarding how a special levy that was 
approved in 2018 to repair water damage 
in a strata lot was spent. 

At a 2018 special general meeting the 
strata corporation approved a  
$25,000.00 special levy to repair a  
strata lot that suffered water damage 
caused by a failure in the building’s 
waterproofing membrane. The majority 
of the work within the strata lot 
was completed by September 2018. 
Unfortunately for the strata lot, at about 
the time the work was completed, the 
strata lot suffered from a subsequent 
and unrelated leak from a common 
property pipe. 

The owners argued that the strata 
corporation spent funds from the 2018 
special levy which was intended to 
repair the damage from the membrane 
leak to repair damage that occurred from 
the common property pipe leak. The 
owners argued that the funds remaining 
after the membrane leak repair should 
have been returned to them and not 
used for a subsequent repair project. 

The CRT examined the strata 
corporation’s special levy ledger 
and identified payments for further 
remediation in 2019 and 2020. The 
CRT held that it was more likely than 
not that these expenses were to repair 
the damage from the common property 
pipe leak. The CRT concluded that of 
the $25,000.00 raised by special levy 
only $19,344.60 was spent to repair the 
damage from the membrane leak. As a 
result, $5,665.40 should be remaining 
in the special levy fund and should 

therefore be reimbursed to the owners. 
The CRT then calculated the refunds 
to each of the applicant owners and 
ordered the strata corporation to 
refund the amounts. The CRT also 
ordered interest on the special levy 
refund to be paid to the applicants 
from September 2018 which was the 
date that the CRT found that the 
repairs relating to the membrane leak 
were completed. 

The Morin decision provides guidance 
for strata corporations on the raising 
and use of special levies and the 
spending of the CRF. 

1. Funds raised by a special levy cannot 
be used to fund the CRF; 

If a strata corporation wants to increase 
or replenish the CRF the funds must be 
contributed to by strata fees. Where a 
strata corporation wishes to contribute 
an amount to the CRF the strata 
corporation’s budget should include a 
line item indicating the amount to be 
contributed. The strata council in  
Morin could have achieved the same 
result if the strata council had  
increased the contribution to the 
CRF as part of the annual budget by 
approximately $72,000.00 each year 
for three years. 

2. A strata corporation may only use 
a special levy for the specific purpose 
which  was set out in the resolution. 

The Act requires that a resolution for a 
special levy must set out the purpose 
of the levy. Strata councils should 
ensure that the purpose set out in the 
resolution encompasses all the work 
or expenditures that are intended. 
For example, a special levy to carry 
out renovations to a fitness room 
do not also permit a strata council 
to purchase new fitness equipment 
unless the purchase of the fitness 
equipment is also referenced as one of 
the purposes of the special levy. When 
spending funds raised by special levy 
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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 Trex 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  •  info@prostar.ca
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Prohibited Buildings Program helps 
protect Vancouver strata corporations 
from unauthorized short-term rentals

By Kathryn Holm, Chief Licence Inspector and Claire Thompson, Manager, Proactive Enforcement, City of Vancouver

In Vancouver, a short-term rental (STR) is defined as 
a stay in a home, or room within a home, of less then 
30 days. STRs are only permitted in an operator’s principal 

residence, which is the home where they reside.

Enacted in 2018, the City of Vancouver’s STR regulations are 
designed to support the 10 Year Housing Vancouver Strategy 
and to help protect the city’s long-term rental supply. The 
regulations also allow individuals to earn additional income 
from their principal residence, and help support tourism 
throughout neighborhoods in Vancouver. 

One of the first municipalities in Canada to implement a STR 
program, Vancouver’s regulations require all operators to 
obtain a STR business licence and that the business licence 
number must be included in all online listings marketing the 
unit. All applicants must self declare they meet the licensing 
requirements, which include confirming their strata by-laws 
permit STRs in their building, if they live in a stratified unit.   

As part of the efforts to reduce the number of commercial, 
non-principal residences operating as short-term rentals, 
and illegal STR operators, City staff prioritized working 
collaboratively with strata corporations and property 
management companies.

Restricted Buildings
In 2019, the City of Vancouver partnered with both Rancho 
Management Services Ltd. and First Service Residential 
for a pilot program involving strata buildings with by-laws 
prohibiting short-term rentals. Participating buildings/strata 
plans had their addresses added to a Prohibited Buildings 
Program Registry, which restricts the auto-issuance of short-
term rental licences for any strata plan address on the registry. 

In the first year, nearly 6,500 long-term housing units in 18 
strata plans were added to the registry and protected from 
becoming short-term rentals. Throughout 2020, City staff 
expanded this program, and to date more than 45 strata 
plans, representing over 9,000 total units have been added to 
the Prohibited Buildings Registry. As a result, STR operator 
compliance with both strata and City by-laws has increased 
with only a handful of STR applications received in 2020 from 
buildings on this registry.

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

City staff continue to work with strata corporations and 
property management companies so that all buildings in 
Vancouver whose by-laws prohibit STRs can be added to the 
Prohibited Buildings Program Registry. Buildings enrolled in 
the STR Prohibited Buildings Program will receive on-going 
communication and education materials from the City to 
share with building residents on how to prevent illegal STRs 
from occurring in their respective buildings. 

Any strata whose by-laws do not permit short-term rentals in 
their building may contact the City’s short-term rentals office 
at short.term.rentals@vancouver.ca to learn more about the 
program and to have their building added to the registry. 

For more information on the City of Vancouver’s short-term  
rental regulations, please visit vancouver.ca/short-term-rentals.
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Strata Corporation’s Strata Lot – Voting 
and Allocation of Strata Fees

Veronica Franco / Clark Wilson

Some strata corporations own a 
strata lot. For example, a strata 
corporation may have been built 

to allow for a live-in caretaker. The 
developer sells the caretaker suite to 
the strata corporation. Because it is a 
strata lot, it is included in the Schedule 
of Voting Rights and the Schedule 
of Unit Entitlement. So, if the strata 
corporation’s strata lot has a vote and 
is allocated unit entitlement, who votes 
the strata lot’s vote and who pays that 
strata lot’s share of the strata fees or 
special levy? 

VOTING
Because section 4 of the Strata Property 
Act (the “Act”) provides that the strata 
corporation’s powers and duties are 
exercised and performed by the council, 
some believe that a council member, 
and more often than not, the council 
president, has the right to exercise 
that vote. However, there is nothing 
in the Act that gives the president or 
the majority of council such power. 
Section 4 of the Act only makes the 
council power where the act requires the 
strata Corporation and not the strata 
Corporation to exercise its powers 
and duties. Remember, the strata 
corporation’s strata lot is owned by 
all of the owners in proportion to unit 
entitlement. Section 57 of the Act tells us 
how to deal with shared votes. It states 
that if 2 or more persons share one vote 
with respect to a strata lot, only one of 
them may vote on any given matter. If 
the chair is advised before or during 
a vote that the 2 or more persons who 
share the one vote disagree on how their 
vote should be cast on a matter, the chair 

common area strata lots votes on 
behalf of the entire corporation.  
Unless there is an otherwise 
unanimous vote, it is the natural 
result of the common area lot 
votes being cast that the vote 
will be other than in accordance 
with the proportionate views of 
all owners.  In the circumstances, 
I am satisfied that it is 
inappropriate for such votes to be 
cast by a council on a resolution 
save and except a resolution that 
requires a 100% vote.  At future 
meetings, the 24 common area 
strata lot votes are not to be cast.

In other words, if the strata corporation 
owns a strata lot, that vote is not 
exercised by anyone unless it is a 
resolution that requires a unanimous 
vote and all of the other votes have been 
cast in favour of the resolution.

PAYMENT OF STRATA 
FEES OR SPECIAL LEVIES
When it comes to calculating the 
strata fee or special levy schedule, 
it is tempting to exclude the strata 
corporation’s strata lot from the 
calculations. In this way, the strata lot 

must not count their vote in respect of 
that matter. In short, this means that the 
council has no exclusive right to vote the 
strata lot’s vote. As long as one eligible 
voter is not in favour, the vote cannot be 
counted. This is also confirmed in the 
case of Azura Management (Kelowna) 
Corp. v. Strata Plan KAS 2428, 2009 
BCSC 506. In that case, the council 
proposed a majority vote resolution 
at its annual general meeting to allow 
the council to exercise the votes of 
the 24 strata lots owned by the strata 
corporation. The resolution passed and 
Azura challenged that decision. The 
court held:

[105]   There is no statutory prohibition 
against a council voting the 
common area lots.  While 
there may not be a statutory 
prohibition, I have concluded that 
it is inappropriate for a council to 
do so as the casting of such votes 
might inappropriately change the 
outcome of a vote, whether or not 
the resolution requires a majority 
vote or a ¾ vote.  Common area 
strata lots are owned by all of 
the owners of a corporation and 
not merely by the members of a 
council who purport to vote the 

“ In other words, if the strata corporation owns 
a strata lot, that vote is not exercised by 
anyone unless it is a resolution that requires a 
unanimous vote and all of the other votes have 
been cast in favour of the resolution.”
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is not contributing to the strata fees or 
special levies, which effectively means, 
the rest of the owners pay a little more 
in proportion to unit entitlement. 
However, section 99 of the Act sets out 
a very specific formula that must be 
used to calculate each strata lot’s share 
of strata fees and special levies unless 
a unanimous vote resolution approving 
a different formula has been filed in 
the land title office. The section 99 is 
as follows: 

This formula requires that the strata 
corporation’s strata lot be included in 
the calculation. This also means that the 
schedule should include an amount that 
the strata corporation’s strata lot has to 
pay towards strata fees or a special levy. 
This very issue was raised in Williams 
v. Strata Plan LMS 1067, 2018 BCCRT 

547. At their AGM, the strata corporation 
allocated the strata corporation’s strata 
lot share of a special levy to all owners 
in accordance with proportional unit 
entitlement. The CRT held:

  The March 30, 2017 AGM special 
levy does not allocate special levy 
contributions in accordance with 
the formula set out in section 
99(2) of the SPA. While it is easy 
to understand why the strata 
allocated the contribution of SL 1 
as a strata-owned unit among all 
owners, I find the strata’s chosen 
method of doing so is a technical 
breach of the SPA.

 ...

  SL 1 is a common asset. Section 
66 of the SPA states that each 
strata lot owner owns the 
common property and common 
assets of the strata corporation in 
a share proportionate to the

unit entitlement of the owner’s strata 
lot. Therefore, all strata lot owners must 
contribute to its expenses in proportion 
to their unit entitlement, including 
special levy expenses.

In the Williams case, the CRT calculated 
the strata corporation’s strata lot’s 
share of the special levy and imposed 
a special levy in that amount payable 
by all the strata lots in proportion to 
unit entitlement. However, that doesn’t 
completely solve the problem. The 
strata corporation’s strata lot has to pay 
a share of that levy. The easiest way 
to deal with the strata corporation’s 
share of the special levy is to authorize 
the strata corporation to pay its strata 
lot’s share from the contingency 
reserve fund. • 

Veronica Franco is a Partner at Clark 
Wilson LLP. For more information 
please visit their website at:  
www.cwilson.com

total 
contribution

unit entitlement of strata lot

total unit entitlement of all 
strata lots

X
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OVER 55 YEARS OF COMBINED LEGAL EXPERIENCE 

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

 Bylaws 
 Collections 
 Civil Resolution Tribunal  

Matters & Appeals 
 Construction Litigation 
 Court Applications 

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

C.D. Wilson  
Law Corporation 

McCormack & Company  
Law Corporation 

630 Terminal Ave. North 
Nanaimo, B.C. 

V9S 4K2 
Tel: (250) 741-1400 

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

V3M 2T6 
Tel: (604) 545-0095 

WWW.WMLG.CA 
OUR FOUNDERS 

Cora  
Wilson 

cora@wmlg

Elaine 
McCormack  

elaine@wmlg.ca 
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Waste Sorting Requirements  
in Fraser Valley Now in Effect

Fraser Valley Regional District

Chilliwack, BC – Studies looking at garbage disposed in 
the Fraser Valley have shown that almost 70% of waste 
is compostable and recyclable. With the challenge to 

improve these numbers, the Fraser Valley Regional District’s 
(FVRD) waste sorting bylaw (Bylaw #1495, 2018) came into 
effect in April 2020. The bylaw applies to all properties in 
Abbotsford, Chilliwack, Harrison Hot Springs, Hope, Kent, 
Mission, and all FVRD Electoral Areas. The bylaw requires 
that all recyclable and compostable material be sorted 
out of the garbage, be kept separate, and be delivered to 
appropriate waste processing or disposal facilities. 

“It is in all our best interest to reduce the waste we produce 
by recycling and composting more. Many single family 
homes in the region have been sorting their waste for 
years and now it is time for apartment buildings and strata 
complexes to start doing so as well,” said Jason Lum, FVRD 
Board Chair.

How will this impact apartment buildings & 
strata complexes?

This bylaw applies to all townhouses, apartments, and 
condo complexes within the region.  While many building 
complexes have already started sorting, this is not the case 
for everyone.  For those that haven’t, now is the time to start.  
To comply, buildings will need to provide at least three 
separate bins for the sorting of recycling, compostable waste, 
and garbage and arrange for these sorted materials to be 
delivered to authorized facilities for processing or disposal. 
FVRD staff are available to assist by phone, email, or by 
attending a virtual meeting.  

Strata councils and property managers are encouraged to 
work with their waste haulers to identify the best collection 
schedule and bins needed. For instance, to encourage more 
composting and recycling, these materials can be collected 
once a week while garbage can be collected once in two 
weeks. Reducing the frequency of garbage collection can also 
help keep costs lower. If residents with curbside collection 
are required to purchase their own bins, find out what size/
style is preferred by the waste hauler. Bins for curbside 

collection and kitchen catchers can be purchased at 
hardware stores. 

The FVRD has also created printable brochures that can be 
distributed to individual units, as well as large  
format printable posters that can be mounted in waste 
rooms or enclosures to assist apartments and stratas with 
educating residents on how to sort  
their waste. These materials, along with many others, can be 
found on bewastewise.com. •

Anyone with further questions regarding the Fraser Valley 
waste sorting requirements can call the FVRD at 1-800-528-
0061 or email wastewise@fvrd.ca.
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Still Confused about Depreciation Reports?

Vic Sweett
ABA, AACI, P.APP, CRP

Certified Reserve Planner
& Appraiser

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

Fax: 1-866-612-2800

Nanaimo Office
Pacific Rim Appraisals Ltd.

2 – 57 Skinner Street
Nanaimo, BC  V9R 5G9

Phone: 1-250-754-3710
Fax: 1-250-754-3701

Victoria Office
Pacific Rim Appraisals Ltd.

550 – 2950 Douglas Street
Victoria, BC  V8T 4N5

Phone: 1-250-477-7090
Fax: 1-866-612-2800

Toll Free: 1-866-612-2600
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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Real Estate Council of BC (RECBC) 

Changing Strata  
Management Companies?  
5 Things You Need to Know 

To avoid losing the interest on their 
investments, some strata corporations 
enter into a new, limited scope 
service agreement with their old 
strata management company for 
the remainder of the term of the 
invested funds. This enables the strata 
management company to continue to 
hold that portion of their funds. Strata 
corporations considering this option 
may wish to seek legal advice about the 
wording and terms of this agreement.

4. Make Sure Records are 
Transferred

If requested, Company A must provide 
the following records to their former 
strata corporation client, or their new 
strata management company:

•  banking records relating to account 
transactions of all trust accounts held 
on behalf of the strata corporation, 
including bank statements and 
cancelled cheques;

•  other source documents confirming 
deposits or withdrawals;

•  a record showing amounts received 
and disbursed, the reason for the 
receipt or disbursement, and any 
unexpended balance;

•  monthly reconciliations of banking 
statements of all trust accounts held on 
behalf of the strata corporation; and

•  unless they have already been 
provided, invoices for expenditures 
incurred on behalf of the 
strata corporation.

2.  Funds Must be Transferred 
Promptly 

Once the service agreement has 
terminated, Company A must promptly 
transfer control of your strata corp-
oration’s money to the strata council. 
Or, if Company B has been contracted 
to hold your funds in trust, the previous 
strata management company must 
transfer the funds to them.

Company A may retain sufficient funds 
to pay outstanding and anticipated 
invoices related to expenses incurred 
on behalf of the strata corporation 
before the termination of the service 
agreement. However, as soon as possible 
after the date of termination, they must 
provide the strata corporation with 
all its remaining funds, to ensure that 
the strata corporation can continue to 
operate.

You may wish to instruct Company A to 
make bank drafts available on the date 
of termination.

3.  Investments – Cancel or Retain?

Does Company A hold some of your 
CRF or special levy funds in a GIC, or 
another type of termed investment? On 
the date of the termination of the service 
agreement, Company A must release 
control of those funds, by canceling the 
in-trust GIC and any other investments 
held on your behalf. 

This could mean that your strata 
corporation loses some or all of the 
interest being earned on those funds. 

Your strata corporation has 
decided – it's time to terminate 
the service agreement between 

your current strata management 
company and the strata corporation. 
Regardless of the reasons that brought 
you to this decision, it’s a big step. You 
want to be sure that the transition to a 
new strata management company is a 
smooth one. 

To help ensure that the changeover is 
seamless and your strata corporation 
continues to function well before, 
during, and after the switch, here are five 
key things you need to consider when 
moving from current Company A to new 
Company B. 

1.  Services Must Continue Up to the 
Date of Transition

Maybe you’ve informed Company A that 
the strata council will not be renewing 
their service agreement upon expiry. 
Or perhaps your council has voted to 
terminate the contract. Whether the 
agreement is ending in a matter of days 
or a matter of months, you will still need 
services provided until Company B 
steps in. 

Under the Real Estate Rules, Company 
A has a duty to continue to provide 
services to their client, the strata 
corporation, during the remaining term 
of the service agreement. They must 
fulfill all contractual service obligations, 
including arranging for the transfer of 
your records and funds to Company B. 
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They must provide these records within 4 weeks from the date 
of termination or within 2 weeks from the date of the request 
to transfer the records, whichever is later. You may wish to 
consider instructing Company A to send your new strata 
managers any documentation that they’ll need ahead of time, 
such as an owners list. Ensuring that crucial information is 
transferred early can help to prevent disruptions at the start of 
the new service agreement. 

The strata management company is also required to return all 
the strata corporation records listed in section 35 of the Strata 
Property Act. Those records must be returned within 4 weeks 
of the end of the contract.

While Company A must return the strata corporation’s 
records, they also have an obligation to keep copies of some 
documents. Under the Real Estate Rules, a strata management 
company must retain print or electronic copies of the 
following records for seven years after their creation;

•  any accounting statement prepared by or on behalf of the 
strata management company that is provided to the strata 
corporation;

•  invoices for expenditures incurred on behalf of the 
strata corporation;

•  monthly banking statements from the savings institutions for 
all trust funds held on behalf of the strata corporation; and

•  monthly reconciliations of banking statements of all trust 
accounts held on behalf of the strata corporation.

5. Talk through any remaining issues

If you are switching from one strata management company 
to another, it may be a good idea to arrange a discussion 
between the two companies. This conversation should cover 
issues such as any arrangements that may be needed in 
order to collect strata management fees as soon as the new 
service agreement commences, and information that the new 
company may need if a Form B or Form F request is received.

While switching strata management companies isn’t 
something to be undertaken lightly, careful planning can 
make the transition a painless one for your strata corporation.

If you have questions about the services to expect from 
a strata management company, RECBC’s Professional 
Standards Advisors can help. They are available Monday – 
Friday, by phone or email, to answer questions from members 
of the public about real estate service matters. Get in touch at 
advisor@recbc.ca. •

For more information visit the RECBC website at  
www.recbc.ca
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Bylaws for Electronic Meetings

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

CHOA Bulletin: 300-930

Dear Tony:  Our strata management 
company is encouraging us to adopt a 
bylaw to permit electronic council meetings 
and general meetings once the Covid 
restrictions are over. Our strata council 
held our Annual General Meeting this year 
electronically and while there were more 
voters in attendance that normal, there 
was also a significant amount of confusion 
over voting calculations and how proxies 
were handled, whether amendments 
could be made, and a significant limit 
to communication between the owners 
attending.  While we want to reserve 
the option of electronic meetings, we do 
not want to be forced into the long-term 
requirement for electronic meetings unless 
as a matter of convenience or emergency 
where it is the only option.      

– Tina W. Victoria 

Dear Tina:  The emergency orders that 
permit electronic meetings currently applies 
to either an annual or special general 
meetings. The Standard Bylaws of the Strata 
Property Act, and most strata corporation 
bylaws, already grant a provision for council 
meetings to be held electronically.  

The fundamental requirement is that 
all council members must be able to 
freely communicate with each other. The 
conditions for electronic bylaws for general 
meetings are much more demanding as 
any limitations on electronic meetings 
can affect or limit methods of voting, 
registration, issuing of voting cards and 
how balloting is conducted.  

An electronic meeting bylaw is well worth 
the investment of time and legal advice 
to ensure your strata corporation has the 
flexibility to respond to the needs of your 

registered and the number of votes they 
are representing.  If you cannot identify 
who is voting, the risk of ineligible voters 
or voting irregularities becomes a problem.  
Participant function polling on Zoom is 
a simple option as it permits the host/
chairperson to identify who has voted, how 
many votes they have cast and the results.  

Proxies and proxy management is also 
a commonly abused process during this 
emergency period.  A proxy may be issued 
by an owner, and the owner may impose 
restrictions on the proxy to ensure their 
votes are cast according to the instructions. 
Strata corporations cannot impose a 
restricted or proxy only meeting.  

Whether a meeting is in-person or 
electronic, the same requirements of the 
Act apply for: notice, registration, issuing 
of voting cards, voting, amendments to 
resolutions, when votes are counted, how 
the votes are administered, and the voting 
thresholds.  Except for commercial strata 
lots, a strata corporation cannot amend 
the definitions or requirements of voting 
definitions for majority votes, 3/4  votes, 
80% or unanimous votes.  

The only votes counted are those that are 
cast at the time the vote is taken.  This 
requires the assigned proxy holders to cast 
those votes they have been assigned during 
the voting period.  There is no provision 
for absentee or advanced balloting.  When 
the votes are taken you must count and 
calculate all those in favour and all opposed 
to determine the calculations for majority 
and 3/4 votes. For 80% and unanimous votes, 
any vote that is not in favour, abstained or 
not voting is automatically a vote against. 
Consider a bylaw for electronic meetings 
and invest in legal advice to ensure your by- 
law will meet the needs of your community. •

owners when there are no other options, 
plus an electronic meeting is the quickest 
or most convenient solution when a single 
issue arises.  

Collective, in-person gatherings are still 
important in maintaining community 
development, communication, and dialogue 
between owners, and encouraging owners 
to take leadership roles to serve on their 
strata councils and committees.  Electronic 
meeting bylaws are not the default and do 
not replace in-person meetings.  They are 
an option a strata corporation may consider 
if all the conditions can be met and are a 
prudent back up plan.

Several limitations have been 
acknowledged with electronic meetings; 
however, these are easily overcome if 
the bylaws clearly define the technical 
requirements for the notice packages, 
how eligible voters and proxies will be 
registered and issued voting cards, and how 
the voting will be conducted.  

Secret ballots pose limitations as they 
require the ability for eligible voters to cast 
ballots without the meeting participants 
or strata corporation identifying how they 
have exercised their vote.  This may require 
either an exemption from secret ballots 
during electronic meetings or a method 
to appoint an independent scrutineer 
who receives and calculates votes, reports 
the total result to the chairperson and 
strata corporation, and then destroys the 
communication or ballots received from 
the eligible voter.  It is simple to administer 
a secret ballot in a common room where 
everyone is gathered and issued voting 
cards to identify who is voting, but a 
common oversight by councils and 
managers is the use of polling that does 
not identify eligible voters who have been 
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Finding the Truth in Myths –  
Reliable Information Sources  
for Landlords 

Hunter Boucher  / LandlordBC

tenant. If all works out, a landlord should 
be able to allow incoming tenants to move 
in on the same day they move out of their 
previous home. 

Emails and Text Messages Cannot be 
Used as Evidence

Anyone who has ever watched a legal 
procedural show will likely have heard of 
legal terms like admissible and chain of 
custody. They are terms that refer to the 
validity or usability of evidence in court 
proceedings. Additionally, anyone who 
has looked online for advice on how to 
prepare for a hearing at the RTB’s Dispute 
Resolution will likely have seen these terms 
thrown around in forums and Facebook 
groups, especially when talking about 
emails and text messages. These terms are 
generally not used in relation to evidence 
in Dispute Resolution as these proceed-
ings are not the same as a traditional 
court setting. 

Emails and text message are perfectly valid 
pieces of evidence to show communica-
tions between landlords and tenants. This 
confusion is fueled by two things: first is 
that emails and text messages have, up to 
recently for email, not been a valid method 
of communication; and second is that these 
communications, text messages particu-
larly, can be logistically difficult to provide 
as evidence as they are not in an easy to 
print format. 

Let us look at emails first. As of March 
1st, 2021, email is an approved method 
of service. This welcomed change to the 
Residential Tenancy Regulations means 
that if a landlord and tenant provide email 
address with the expressed intent that the 

We live in an age where we have 
vast amounts of free informa-
tion and resources available at 

a click of a button, but how do we deter-
mine if the information we are accessing 
is reliable. There is no easy answer to 
that, but it generally starts with finding a 
trusted source.  Industry associations and 
government websites are great sources of 
well-founded information while forums and 
Facebook groups can often have question-
able content that may seem reasonable 
but is not always based in fact. Let us go 
through three of the most common miscon-
ceptions floating online and uncover truth 
behind them. 

You Must use the Government 
Tenancy Agreement

Landlords are often faced with endless 
choices and countless opinions on what 
agreement is the best one to use. The most 
prevalent opinion is that you must use 
the tenancy agreement provided by the 
Residential Tenancy Branch (RTB). This 
one is not entirely untrue, which is why 
it’s believable. 

The RTB provides many forms and some of 
them are mandatory, such as the notices to 
end tenancy forms, but not all their forms 
are mandatory. The tenancy agreement 
provided by the RTB is not mandatory, 
however when landlords choose to make 
their own agreement or find one online, 
they need to be sure it contains the same 
standard terms. This is where using a trust-
ed source comes in. We recommend using 
an agreement provided by an industry 
association. The LandlordBC agreement 
meets the requirements set out by the 
Residential Tenancy Act (RTA) and has 

additional terms to ensure you are  
thoroughly protected. 

Move-In Day is the Last of the Month

When do vacating tenants need to move 
out and when do tenants moving in get 
access to the rental unit? If you search 
online, you will find any number of answers 
to this question. Some will say that tenants 
must move out on the 1st and new tenants 
later that day while others say both move 
in and move out happens on the last day of 
the month. Which is correct? Neither.

This is where using a source document, 
the RTA, is useful. The RTA states that the 
tenants must vacate the rental unit on the 
last day of the tenancy by 1pm and that the 
last day of the tenancy is the day before rent 
is due again. As rent is generally due on the 
1st of the month this means, for most tenan-
cies, that the tenant must move out by 1 pm 
on the last day of the month. 

With that settled let us look at move in. 
There is no legislated move in time but in 
most tenancies, the tenancy technically 
does not begin until the 1st. So, what does 
this mean for a tenant moving out on the 
last day of the month? If the unit they are 
moving into is ready and the landlord 
wants to allow the tenant to move in a day 
early then great. If not, then the tenant will 
need to store their belongings overnight 
and arrange their own accommodations. 

This is where communicating with both 
outgoing and incoming tenants becomes 
very important. When possible, it is best 
to confirm with outgoing tenants that they 
do intend on leaving by 1pm and the unit 
will be reasonably ready for an incoming 
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email address is to be used as a method of service then it can be 
used to serve official documents. Regardless of this change, email 
has always been allowed as a method of communication where a 
form is not being served. These emails can be used as evidence of 
that communication in dispute resolution. 

Text messages have not and are not likely to become valid method 
of service any time soon, but they are a valid method of commu-
nication when a document is not being served. The confusion 
around using text messages as evidence generally surrounds the 
fact that it can be difficult to provide those messages in an easy-to-
read format. Screen shots can work but they are sometimes diffi-
cult to follow and transcribing their content to an easy-to-follow 
document can raise questions about their validity. We recommend 
either using a verifiable transcribing service or transcribing the 
messages yourself but also include the screenshots as a backup. 

Information is the key to succeeding in anything one does but 
the veracity of that information is what really matters. Landlords 
should always be sure they are getting their information from a 
trusted source, such as an industry association, and be critical of 
what they are reading. Even things that seem reasonable may not 
be rooted in truth. •

Hunter Boucher is the Director of Operations at LandlordBC.  
For more information visit: www.landlordbc.ca.

Continued from page 27
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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 
 

www.fischerandcompany.ca 

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... 

Fischer & Company 
Law Corporation 
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Exterior Painting

Interior Painting

Carpentry

Concrete Repairs

Property Managers,  

Strata Counci ls,  and

Building Owners

Building Washing

Drywall  Repairs

Specialty Coatings

Caulking Renewal

6 0 4 . 8 0 0 . 0 9 2 2  |  I N F O @ N O V A P A I N T I N G . C A  |  W W W . N O V A P A I N T I N G . C A

S E R V I N G
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SPRING 2021 
STRATA EDUCATION PROGRAM 

ZOOM WEBINAR SERIES 
 

These programs have been developed to assist strata councils, property managers, owners and tenants in the 
 general operation and management of their strata corporations.   

Session # 1 
The Annual General Meeting 

 

a. Creating the notice package  
b. Preparing your annual budget  
c. What financial reports must be 
included?  

d. What resolutions must be included?  
e. Electronic or in person? What the 
notice requires.  

f. Managing and preparing for council 
elections  

g.  What does the report on insurance 
require?  

h. What information is included in the 
minutes?  

i. Understanding how decisions are made 
for the agenda, resolutions and notice 
of the meeting, and who makes the 
decision.   

 
 
 
 
 
 
  Tues, April 6th 12:00pm PST  
  Wed, April 14th, 7:00pm PST  
  Tues, April 27th, 12:00pm PST 

 

Session # 2  
Managing The Financial Operations of 

your Strata Corporation 

a. The use and management of the 
operating fund  

b. The use and management of the 
contingency fund  

c. How special levies are managed and 
reported  

d. Loans and financing options for major 
projects and insurance  

e. How do we prepare our tax returns?  
f. Investment options for strata 
corporation funds  

g. Managing insurance deductibles 
h. Understanding how decisions are made 
to approve expenses and investments 
and who makes them.   

 
 
 
 

 
 
 
 
 
 
  Tues, April 13th, 12:00pm PST  
  Wed, April 28th, 7:00pm PST  
  Tues, May 4th, 12:00pm PST 

 

Session # 3 
Collections 

 

a. Properly calculating strata fees and 
special levies  

b. Creating a monthly receivables 
report to segregate all expenses for 
collections procedures 

c. Managing charge backs for:  
i. Bylaw enforcement 
ii. Damages  
iii. Insurance deductibles  
iv. Work Orders  

d. Collecting bylaw fines and user fees  
e. Options for collecting unpaid fees, 
penalties and costs  
i. Demand notice of payment  
ii. Understanding the difference 

between charges that may 
result in a lien or those that 
require a decision from the 
CRT or the courts 

iii. When to seek legal assistance.  
f. Collection applications to the CRT 
and the Supreme Court 

g.   Understanding how decisions are 
made to proceed with collections  

 
  Tues, April 20th, 12:00pm PST  
  Tues, May 11th, 12:00pm PST  
  Wed, May 12th, 7:00pm PST 

 

Fee: $10 ($9.52 + $0.48 GST) per person per webinar session.  Each session is approximately 1 ½ hours in length plus time for Q & A.  
 

To Register:  1) NEW THIS SEASON ‐ Register online at www.choa.bc.ca/seminars  
OR  2) Please indicate above your webinar session choices.   

Mail to CHOA at 200‐65 Richmond St, New Westminster, BC  V3L 5P5,  
email info@choa.bc.ca, fax 604.515.9643, or register by phone at 604.584.2462 (Ext. 2) / toll‐free 1.877.353.2462 (Ext. 2) 

 

Registrant’s Name:_________________________________Email: ___  ___________________________________________  

Phone:______________________Email Receipt to:________________________________________Total Paid: __________ 

Strata Plan Number:_______________________Business Member Name:  ________________________________________  

Payment Option: Cheque payable to CHOA (  )   VISA (  )   MasterCard (  )   e‐Transfer (  ) Please note that VISA DEBIT is not currently accepted. 

Card #:______________________________________________________________Expiry______ /  ____________________  

Card holder name:_______________________________________Signature: ______________________________________  
 

NO REFUNDS for no‐shows or cancellations received less than 72 hours prior to event.   
All requests for refunds must be in writing, by email or by fax.   

CHOA reserves the right to cancel or change webinars without notice, due to unforeseen circumstances. 
 

I
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AGM INSTRUCTIONS:  If you are attending, please contact the CHOA office at info@choa.bc.ca for a zoom invitation link 
 

   CHOA AGM 2021 
   AGENDA 
 Registration: 6:30 pm 
 Call to Order: 7:00 pm 
 Approval of the Agenda 
 Approval of minutes from 
    CHOA AGM June 17, 2020 
 Financial Report 2020 
 Approval of Bylaw Amendment Permitting 
Electronic Meetings 

 Nomination & Election of Directors 
 Adjourn  

 
MINUTES OF THE CHOA ANNUAL GENERAL MEETING OF 
WEDNESDAY JUNE 17, 2020, HELD BY ZOOM 

 
1. Call to order at 6pm by Ryan Abbott, President  
2. There were 24 voting members present in 

person and 2 proxies, total of 26 
3. Quorum under the bylaws is 3 voting members

 
4. Approval of the minutes of the AGM May 

2019 in Penticton  
M: KAS 33, 2nd VIS2044                   Carried 

5. Financial Report was reviewed for the 
members. The annual budget is approved by 
the board of directors each year in December 
in advance of the next fiscal year.  

6. Nomination and Election of board members:  

Broc Bracconier, West Kelowna ‐ Bare‐land 
Keith Davis, Victoria— Low Rise Condo Apt  
H. Pummy Kaur, Surrey— Low‐Rise Condo Apt 
Mary Stojanovic, Vancouver ‐ Townhouse 
 
Motion to elect those 4 nominations for a 2 year 
term leaving 2 vacancies that may be filled with 
candidates through the year.   
M: VIS 5081, 2nd NW 1370     Carried  

 
 

 
A note of thanks to Monique Mallette, Tom 
Droppo and Loyed Shwydiuk for their many 
great years of service to CHOA and the public.   
 
Bill Thorburn motioned the board and 
members especially acknowledge the ongoing 
services and commitment of the staff to the 
association and services to our members 
especially in the times of the Covid 19 
restrictions.  
7. Adjourn the meeting at 6:11pm   

M: KAS 1884, 2nd: VIS 5081  
 

CHOA BUSINESS APPOINTEES FOR 2020: 
Allyson Baker, Clark Wilson LLP 
Jennifer Neville, Hamilton and Co 
Steve Storrey, BFL Insurance   
 
LEGAL SERVICES:  
Wilson McCormack Law Corporation

 

PROXY 
 

If you are not attending please mail, fax, or scan & email this form to CHOA’s New Westminster Office, 200‐65 Richmond St., New 
Westminster, BC  V3L 5P5, Fax: 604‐515‐9643 or Email: info@choa.bc.ca to be received no later than 12:00 noon May 31, 2021.  A copy 

can be downloaded from the CHOA website.  
CHOA Bylaws, Part 13 — Proxies 
55 (1) A proxy, appointing a person outside of the strata corporation membership, shall be in writing and signed by two members of the Strata Council of a 
Strata Corporation Member. 
(2) No one person can hold proxies for more than five (5) Strata Corporation Members at either an annual or special general meeting. 
 

Strata Plan # ___________    # of units _________    # of Votes ________    (please see below) 
 

 1 to 50 Strata Lots 1 Vote   251 to 300 Strata Lots 6 Votes 
 51 to 100 Strata Lots 2 Votes   301 to 350 Strata Lots 7 Votes  
 101 to 150 Strata Lots 3 Votes   351 to 400 Strata Lots 8 Votes 
 151 to 200 Strata Lots 4 Votes   401 to 450 Strata Lots 9 Votes 
 201 to 250 Strata Lots 5 Votes   451 and over Strata Lots 10 votes 

 

We, the Council of Strata Plan # ________________, designate to act as our Proxy at the CHOA AGM to be held on June 1, 2021. 

____________________________________________________________________________________________ or _CHOA_Director_  

1)   Strata Council Member’s Name: __________________________________________________________________________________  

 Signature: ___________________________________________________________  Date: __________________________________ 

2)   Strata Council Member’s Name:___________________________________________________________________________________  

 Signature: ___________________________________________________________  Date: __________________________________ 
 

CALL FOR DIRECTOR NOMINATIONS 
 

This is a call for nominations for members to serve on the Condominium Home Owners Association of BC Board of Directors. Each nomination must include 
the name, address, and Strata Plan Number of each nominee, and the nominee’s signature, indicating a willingness to serve if elected.  Please also include a 
biography (50 words or less) of the nominee on a separate page. CHOA will accept nominations until closing time of the Association’s business office 1 week 
prior to the Annual General Meeting and will post nominations to the CHOA website by 12:00 noon Wednesday May 26, 2021 
 

I / We as members in good standing with the Condominium Home Owners Association of BC,  

Nominate: ___________________ (Last name) ____________________ (First name) _______________ (Strata Plan #) as candidate for CHOA Director  

Nominated by: _______________ (Last name) ____________________ (First name) ________________ (Strata Plan #) 

__________________________________________________________ (Signature) _________________ (Date 

Nominee Information: Phone #: ________________Home) __________________(Business) _____________________ (Cell) _______________________ 

Home Address: _______________________________________________________________________________Email: ___________________________ 

Acceptance by Nominee: __________________________ (Signature) ____________________ (Strata Plan #) ______________________(Date) 

NOTICE OF ANNUAL GENERAL MEETING    JUNE 1, 2021   ZOOM MEETING    7:00 PM  
CONDOMINIUM HOME OWNERS ASSOCIATION OF BC           SOCIETY#: S‐0012296 
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ANNUAL REPORT 2020 
FINANCIAL REPORT  
  Budget 2020  Actual 2020  Budget 2021  
Revenue        
Membership   686,000  685,869  716,000 
Journal & Publications  162,000  145,247  152,000 
Seminars & AGM  120,000  57,392  60,000 
Research & Fees  95,000  90,122  92,000 
Total   1,063,000  978,630  1,020,000 
       
Expense        
Office Operating x 3  131,500  119,491  145,000 
CHOA Journal  105,000  133,975  125,000 
Seminars & AGM  75,000  9,029  25,000 
Board Expense  17,000  3,771  10,000 
Insurance   8,500  8,976  9,000 
Staff & Benefits x 9   670,000  687,880  670,000 
Research & Expense  55,000  15,193  35,000 
Legal   1,000  0  1,000 
Total   1,063,000  978.311  1,020,000 
Balance     +296   

In accordance with CHOA bylaws, the annual budget is approved by 
the Board of Directors at the beginning of each fiscal year 
 
SPECIAL RESOLUTION  
APPROVAL OF BYLAW AMENDMENT PERMITTING ELECTRONIC 
MEETINGS 
Whereas emergency orders have required Associations to conduct 
general meetings electronically, and the Society Act of BC permits 
Associations to conduct electronic meetings if permitted through 
bylaw amendment, CHOA is recommending the amendment of bylaw 
12 by adding section (3) as follows:  
 
“Be it resolved by 2/3 Special Resolution of the members of The 
Condominium Homeowners Association of BC, that Bylaw 12 is 
amended by adding subsection (3) Annual or Special General Meetings 
may be conducted electronically provided the eligible members 
registered to vote are capable of communicating and participating in 
voting by electronic methods. “  
 
CHOA TEAM 
Tony Gioventu, Executive Director 
Heidi Marshall, Communications & Strata Advisor 
Rosalina Munro, Policy, Research & Strata Advisor 
Gary Stuttard, Strata Advisor, Interior 
Melanie Lietuvinikas, Strata Advisor, BC North 
Daryl Foster, Strata Advisor, Lower Mainland  
Nancy Deshaw, Strata Advisor 
Donna McKinnon‐Heide, Office Manager 
Tiffany Webster, Accounting and Records 
 

 

STATISTICS 
Seminars – 2020 
Full‐day seminars ........................ 2 
# of attendees ......................... 123 
Fall Education Webinars ........... 12 
# of attendees ....................... 1224 
Forums & public webinars. ....... 20 
# of attendees ....................... 6140 
 

Membership 
CHOA currently maintains 
membership documents and 
communications for over 7,000 
corporations across the province.  
 

Associate members ................. 311 
Business members .................. 315 
Advertisers in the Journal ......... 68 
 

CHOA Journal 
# quarterly circulation  ....... 15,000 
 

ON‐SITE MEETINGS 
Staff onsite/electronic meetings in 
2020  ....................................... 190 

 

A NOTE OF APPRECIATION 
     CHOA would like to thank the many 

educators who contributed their 
volunteer time and service in 2020 for 
strata councils, owners and property 
managers.   
 Allyson Baker 
 Jamie Bleay 
 Jeremy Bramwell 
 Matthew Fischer  
 Veronica Franco 
 Stephen Hamilton  
 Sat Harwood 
 Sean Lang 
 Lisa Mackie 
 Elaine McCormack 
 John Mendes 
 Paul Mendes  
 Adrienne Murray 
 Jennifer Neville 
 Danielle Russell 
 Dan Schmidt 
 Steve Storrey 
 Cora Wilson  
 Tony Gioventu 
 Daryl Foster 
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1 Introduction
Managing Internal  
Water Systems

February 2018

MAINTENANCE 
                        MATTERS

Number 20

Water leaks are often the source of damage and insurance claims in multi-family buildings.  

Routine inspections, maintenance, renewals and resident notices will reduce the frequency of 

claims and losses. 

This bulletin covers the life cycle management of water 

systems in multi-unit residential buildings, including 

strata housing, rental buildings, and co-operative 

housing. It provides an overview of key water systems 

and their associated maintenance requirements, 

with additional tables summarizing who is generally 

responsible for maintenance and at what frequency 

it occurs. The term “Responsible Party” refers to the 

person, company, building manager, or any other party 

designated by the building owner to complete routine 

inspection and maintenance tasks with a prescribed 

schedule of duties and reporting obligations. The term 

“Contractor” refers to a person or company hired to 

complete a specialized task. 

Managing Internal Water Systems  

Water leaks are often referred to as “water escapes” by 
insurance companies. Buildings with low claims related to 
water management and a proven history of maintenance 
will be a lower risk for insurers, and impact cost and 
renewal conditions. 

Maintenance Matters
This series of bulletins and companion videos 

is designed to provide practical information on 

maintaining residential buildings. Produced by  

BC Housing, this bulletin was prepared by  

RDH Building Science in collaboration with the 

Condominium Home Owners Association and the 

Office of Housing and Construction Standards,  

Building and Safety Standards Branch.



CHOA Journal • Spring 2021

40 

B C  H O U S I N G        www.bchousing.org  
 

M A I N T E N A N C E  M A T T E R S   N O .  2 02

1 Introduction
Managing Internal  
Water Systems

1 Introduction
Managing Internal  
Water Systems 

The key audience of this bulletin is multi-unit building 

owners, strata councils, and property managers. 

However, many of the insights are applicable to single-

family homeowners, unit occupants, as well as owners of 

homes in bare land strata corporations. The focus of this  

publication is about common or shared water systems. 

Bulletin No. 21 Preventing Water Leaks in Your Home, 

provides guidance to unit owners and residents on how  

to prevent leaks within dwelling units. 

Communicating with Residents

It is critical for residents in multi-unit buildings to 

understand their responsibilities in preventing water 

leaks. Residents must quickly report maintenance issues 

or potential concerns to the party responsible for building 

maintenance or the strata council. While owners and 

residents are responsible for their units, strata councils 

are expected to update occupants on annual building 

maintenance and guidelines as applicable. New residents 

need to be verbally briefed and receive informational 

materials or be directed to a website with information 

that is easy to understand. 

Water Systems and Maintenance

It is important for multi-unit building owners, strata 

councils, and cooperative boards to be diligent in 

budgeting, contracting repairs, maintenance and capital 

renewals. Many building systems are extensive and 

complicated. They require a clear understanding of the 

cycles and methods of inspection, maintenance  

and repairs.  

This bulletin provides an overview of proper maintenance 

protocols including inspection frequencies and 

treatments to help identify aging systems due for 

renewals. It offers options for replacement that may 

extend the life of water systems.  

Fire Suppression Systems

Buildings may have fire suppression systems that are wet, 

which is water based, or dry, which uses CO2 or another 

non-reactive gas instead of water. Wet fire suppression 

systems can be a source of water leaks. Most new 

buildings use dry systems, although wet systems are still 

common in older buildings and parking areas. 

Maintenance and inspection of fire suppression systems 

are carried out annually by a trained technician who 

will ensure the fire protection system complies with the 

National Fire Code, B.C. Fire Code, municipal bylaws and 

NFPA (National Fire Protection Association) standards. 

Example of a pipe mounted sprinkler head in a dry fire suppression 
system in the garage of a multi-unit residential building 
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A strata corporation can conduct routine inspections 

of the equipment even in strata units, to ensure they 

are being effectively maintained. Also, a bylaw may be 

adopted to shift the responsibility of tank maintenance 

and repair to the strata corporation. This ensures the 

work is done and reduces risk. It also allows cost savings 

and ensures qualified contractors are hired. Check the 

water temperature settings, pressure and pressure relief 

valve quarterly. Conduct annual checks for hairline 

cracks in the insulators and signs of corrosion that may 

weaken the structural integrity of the tanks. Inspect pipe 

connections to tanks and pumps for any signs of leaks, 

as part of regular quarterly mechanical checks. The 

following are common fittings to check:

• Corner sections
• Valves
• Connectors
• Clamps

• Crimp rings 

Plan for a contractor to replace tanks and pumps within 
the projected life cycle of the product (every 8-15 years), 

Wet systems are typically pressurized, so if the technician 

detects a pressure drop, it indicates a leak. The party 

responsible for building maintenance can determine what 

type of fire suppression system a building has. It doesn’t 

matter if the system is wet or dry, residents must be 

informed to never hang anything off the sprinkler heads 

or lean anything against them.

Water Storage Tanks and Circulation  
Systems 

Residential buildings have cold water delivery and hot 

water circulation systems for potable water and/or 

hydronic heating and cooling systems. A summary of the 

recommended maintenance procedures including who is 

responsible for completing them, is included in a table at 

the end of this section. 

Hot water is typically managed in storage tanks, 

sometimes integrated with hot water heaters. It is most 

common for hot water tanks to be located centrally with 

piping distribution to each unit. However, hot water 

tanks within units are part of the strata lot and are the 

responsibility of the owner to maintain and repair. This 

makes it difficult for the strata corporation to control.    

Exposed sprinkler heads have a high risk of damage from 
impact or misuse as hangers. If your building has exposed 
sprinkler heads, installing cages is a small cost to prevent 
catastrophic failures.  

Example of a ceiling mounted sprinkler head in a wet fire  
suppression system
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while components such as burners, controls, motor 
bearings, and pump bearings may need to be replaced 
every 5-7 years.

Recirculation pumps typically run 24/7, which adds wear 
and tear on the pipes. Adding a programmable timer 
and schedule on the recirculation pump for domestic 
hot water can help add service life and reduce energy 
consumption. The effectiveness however, is dependant 
on the type of building and water usage patterns. It 
should be properly commissioned when installed to 
reduce the need to reset the timers.

Recirculation pipes for domestic hot water are generally 
the first pipes to start leaking, followed by space heating 
hot water pipes, then cold water pipes since constant 
water flow and high temperatures speed up corrosion. 
Sources of water leaks in water circulation systems are 
generally the result of aging pipes, failed pipe connections 
(for example, to tanks or pumps), or frozen pipes. 

Copper is a common material for water piping in 
buildings, however it does not last indefinitely. 
Replacement or re-lining of copper pipes will typically be 
necessary during the service life of multi-unit buildings 
in B.C. Copper pipes can last up to 50 years, but they 

thin out as they age, leading to pinhole leaks. Some 

municipalities have water quality that will speed up 

the corrosion of copper. Consider hiring a contractor to 

replace copper pipes if the hot and cold domestic water 

systems are more than 30 years, or there are indications 

the life cycle of the piping is ending. Develop a plan to 

schedule the replacement of the water systems. There are 

alternatives to full replacement of copper pipes, such as 

epoxy pipe lining and water management systems. See 

Builder Insight No. 16, Alternatives to Domestic Water  

Re-Piping, available at bchousing.org for more information. 

Protective pipe coatings can mitigate the risk of 

Legionella by minimizing surface area for the bacteria 

to grow, although water management systems can also 

pose a risk by allowing water to sit idle in the treatment 

tanks. In July 2019, City of Vancouver Council approved 

the 2019 Vancouver Building By-law, with the phased 

implementation of new plumbing and building mechanical 

systems requirements for cooling towers and decorative 

water features.¹ These include routine testing to validate 

maintenance practices, mandatory corrective actions and 

notifications when anomalies occur, and basic operator 

qualifications to mitigate the risk of Legionella.

When inspecting copper pipes, look for blue stains that 

the oxidized copper leaves on sinks, tubs, and fixtures to 

identify copper corrosion. Corrosion can be caused by 

several factors including low pH (acidic water), high 

Pipe-mounted domestic hot water  
circulation pumps recirculating  
hot water from system  

Example of natural gas fired water  
heaters for domestic hot water use

Example of domestic cold water and hot  
water piping wrapped in insulation  

¹ vancouver.ca/files/cov/consolidtion-legionella-prevention-changes.pdf
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¹ vancouver.ca/files/cov/consolidtion-legionella-prevention-changes.pdf

levels of dissolved salts, bacteria, high water velocity, or 

electrochemical causes such as improper or accidental 

grounding of electrical appliances to the copper piping.  

If the water is acidic,² consider installing a water 

treatment system such as a calcite neutralizer tank or a 

soda ash feeder to raise the pH and increase the longevity 

of copper pipes. A phosphate feeder can also help by 

coating the pipes to protect them from this particular 

type of wear and tear. 

Polybutylene, a grey plastic pipe material, was used 

for cold and hot water distribution in some residential 

buildings in the 1980’s and 1990’s in B.C. The plastic 

compression fittings on polybutylene pipes have 

been known to fail prematurely and introduce air into 

heating systems, causing issues with pumps and heat 

distribution, in addition to leaks. At a minimum, hire 

a contractor to replace the polybutylene fittings with 

metal fittings in multi-unit buildings. Consider hiring a 

contractor to replace polybutylene pipes with a more 

durable plastic such as cross-linked polyethylene (PEX) 

or copper pipes, which are more temperature resistant 

than plastic. If using PEX, specify low-zinc brass fittings or 

use engineered plastic fitting components to reduce the 

risk of dezincification of the fittings. Only use PEX in dark 
areas to minimize sunlight exposure or recessed indoor 

Example of polybutylene piping used for in-suite 
water distribution 

Example of uninsulated copper piping

² A known issue in some municipalities. Acidity can be tested using a pH meter. 

lighting as UV light can break down the material. 

When the air temperature drops below freezing, the 
water inside pipes can freeze and cause the pipe and 
connections to burst. This occurs because ice expands 
and takes up more volume than liquid water.

• Multi-unit buildings that serve as secondary homes or 
those that are unoccupied for extended periods of time 
are more vulnerable to leaks from frozen pipes since 
they are more likely to have their heating system turned 

off. Water can leak undetected if no one is home.

 To prevent this, owners and residents need to set 

the heat at a minimum of 12°C while away to ensure 
that the pipes in the home and common areas do not 
freeze. Insurance companies may require someone 
to periodically inspect the vacant home; homeowner 
policies typically require home checks every seven days 

for vacant homes.  

• Pipes in parking garages and other outdoor spaces are 
typically heat-traced to prevent freezing. Inspect and 
confirm that the heat-trace system is on when outside 

temperatures begin falling below 0°C. Heat-tracing is 
often connected to building control systems in newer 
buildings, though older buildings may have manual 

switches or plugs.
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System Who What Where When³

Water Storage  
Tanks

Responsible Party Inspect Water temperature settings Every 3 months

Responsible Party Inspect Pressure and pressure relief valves Annually 

Responsible Party Inspect Pipe connections to tanks and pumps 
(corner sections, valves, connectors, 
clamps, crimp rings); Inspect for leaks

Annually

Responsible Party Inspect Insulators; Inspect for hairline cracks 
and signs of corrosion

Annually

Contractor Replace Tanks and pumps Every 12-15 years

Contractor Replace Burners, controls, motor bearings, 
pump bearings

Every 5-7 years

Responsible Party Install A programmable timer; Schedule the  
recirculation pump for domestic hot 
water

Optional

Recirculation  
Pipes

Contractor Replace Copper pipes If they are over 30 years  
old, or sooner if you have  
corrosive water

Responsible Party Inspect Copper pipes; Inspect for corrosion (look 
for blue stains that the oxidized copper 
leaves on sinks, tubs, and fixtures)

Annually

Contractor Replace Polybutylene fittings; replace with metal 
fittings

When possible

Contractor Replace Polybutylene pipes; replace with a more 
durable plastic such as cross-linked  
polyethylene (PEX) or copper pipes

Optionally when possible,  
or at time of a pipe  
replacement project

Responsible Party Inspect Temperature setpoints; Ensure that  
hydronic heat is set to a minimum  
of 12°C

If units are vacant

Responsible Party Inspect Heat-trace system; ensure it is on When outside temperatures 
fall below 0°C

Responsible Party Inspect Chilled water pipes; ensure they are  
adequately insulated

Every 2-3 years

³ These are suggested timelines for a typical building.
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It is more common for newer buildings to have chilled 

water serving fan coil units for cooling. If these cold pipes 

are not insulated properly, it can lead to condensation on 

the outside of pipes, which can drip and cause damage. 

Therefore, ensure chilled water pipes are adequately 

insulated.

Drains and Sewage Lines

The pathway for water and sewage leaving a building 

needs to be maintained in addition to ensuring 

unwanted water does not damage units and buildings 

through leaks. This includes interior drains, sump pumps, 

sewer lines, and perimeter drains. A summary of the 

recommended maintenance procedures, including who  

is responsible for completing them, is included in a table 

at the end of this section.

It is essential that building owners educate their 

occupants on best practices to prevent drainage back-ups  

and potential overflows. These include keeping the 

kitchen sink clog-free, properly disposing of dairy, 

grease and fat in green bins for composting, and not 

flushing non-flushable items even if the item is labeled 

as biodegradable. Proactive strata councils and building 

owners will ensure that unit owners and residents 

are informed of these actions, which can be found in 

Maintenance Matters No. 21: Preventing Water Leaks in 

Your Home.

Grease traps and separators are common in restaurants 

and commercial applications, but they can also be installed 

in residential buildings to intercept grease and solids 

before they build up. Clean out grease traps as required 

before they reach 25% capacity (the frequency will 

depend on the building). 

Sump pumps are located in the lower level of residential 

buildings, often in the parking garage or basement areas. 

These help clear storm water away from the building. 

Check the operation of sump pumps after heavy rainfall. 

An ideal time to clean and inspect sump pumps is when 

the parking garage is being maintained and cleaned.

Plan to hire a contractor to replace sump pumps and their 

control panels every 15 years. Include planning for major 

maintenance of operable parts including bearings every 

five years and coating with anti-seize compound every 

two years. Inspect and clear debris quarterly and ensure 

the alert alarm for the sump pump is functioning properly 

and that there is no debris affecting the operation of 

the float switches. These inspections should also be 

completed during storm events that may increase the 

Example of a multichambered flow through grease trap  
suspended from the structure above
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risk of back-ups or clogs. Some properties are located in 

inter-tidal zones where salt water intrusion is possible. 

Check these sump systems annually for operation and 

corrosion.

To prevent sewage backflow, a qualified plumber can 

install a backwater prevention valve, which is a fixture 

installed into a sewer line (and sometimes into a drain 

line) in the basement or parkade of multi-unit buildings. 

A properly installed and maintained backwater valve 

allows sewage to go out, but not to come back in. Contact 

your local municipality as the installation of backflows is 

mandatory for many regions of the province.

For preventative maintenance on drain and sewer lines, 

have a qualified technician use a mechanical auger or jet 

flushing equipment every five to ten years (depending 

on local practices) to clear the lines of any accumulated 

debris. Check roof drains annually to clear debris. Hire a 

contractor every five years to insert a camera into main 

sewer lines to conduct pipe inspections.

High-rise, and high density properties with a large 

number of residential units funneling discharge water 

through the building’s drainage system, requires 

stack flushing at least every three years. Grease and 

debris build-up from cooking oils and fats can quickly 

accumulate in a building’s drainage system. Flushing is 

necessary to prevent sewer back-ups into units on the 

lower floors. Properties that don’t contain food services, 

kitchens or laundry facilities may be extended to 5-7 years.

Monitor tree and plant growth in the proximity of buried 

drains and remove trees or vegetation that can interfere 

with the lines. Inspect drainage piping, fittings, and 

joints for leaks semi-annually. Ensure that the inlets to 

perimeter drain lines are cleaned twice a year to prevent 

water back-up from occurring. It is better for the strata 

corporation to undertake this work than leave it to the 

strata owner or residents.

 

Example of a downspout leading to a perimeter drain  

Example of a drain on a roof deck
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System Who What Where When⁴

Drains

Occupants Comply Grease, dairy and fat from cooking should be 
disposed of in a green bin for composting

Continually 

Occupants Comply Non-flushable items must not be flushed even 
if labelled biodegradable

Continually 

Responsible Party Maintain Clean grease traps As required before 
they reach 25% 
capacity

Sump Pumps

Responsible Party Inspect Sump pumps; Ensure they are operational After heavy rainfall

Contractor Replace Sump pumps and their control panels Every 15 years

Contractor Maintain Operable sump pump parts including  
bearings

Every 5 years

Contractor Maintain Sump pump coating with anti-seize  
compound

Every 2 years

Responsible Party Inspect Alert alarm and float switches; Ensure the alert 
alarms are functional and that there is no  
debris affecting operation of float switches

Every 3 months

Sewage and 
Drain Lines

Contractor Install Backwater prevention valve If not present

Qualified Technician Maintain Flush drain stacks in mid-rise and high-rise 
buildings to prevent sewer back-ups

Every 3 years  
(residential), every 5-7 
years (non-residential) 
depending on use

Responsible Party Maintain Clear roof drains Annually

Contractor Inspect Main sewer lines; Inspect with a camera Every 5 years

Responsible Party Inspect Tree and plant growth in the proximity of buried 
drain lines. Remove trees or vegetation that 
may can interfere with the lines

Annually or as needed

Responsible Party Inspect Heat-trace system; Ensure it is on Twice a year

Responsible Party Maintain Chilled water pipes; Ensure they are
adequately insulated

Twice a year

Responsible Party Maintain Clear outside drain lines and gutters As required, depend-
ing on season 

Occupants Comply Clear drains on their property  
(e.g., patio or balcony)

As required

⁴ These are suggested timelines for a typical building. Assess the individual needs of each building.
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Appliances, Plumbing Fixtures, and  
Connections

Home fixtures and appliances with connections to a 

water line have the potential to malfunction, develop 

blockages, or develop leaks that can result in significant 

water damage. Common household fixtures include 

refrigerators, dish washers, ice makers, water coolers, 

coffee makers, washing machines, sinks, tubs, and 

toilets. There are several maintenance best practices that 

minimize the risk of water damage from these fixtures. 

Proactive strata councils will ensure that unit owners 

are informed of these best practices, which can be 

found in Maintenance Matters No. 21: Preventing Water 

Leaks in Your Home. A summary of the recommended 

maintenance procedures including who is responsible for 

completing them is included in a table at the end of  

this section.

Regular inspection of common area appliances that use 

water will decrease the risk of water leaks. Check fixtures 

of communal kitchen appliances, icemakers, and laundry 

rooms annually for leaky joints and hoses, and check 

appliances for cracks or corrosion. The connections are 

the most frequent failure points. Perform annual bearing 

and auger inspections on extruded icemakers and check 

their inlet water valve screens semi-annually. Replace 

or repair any joints, pipes, gaskets, and hoses that show 

signs of damage or mineral buildup (identified by a crusty 

white layer). 

Pay closer attention to older appliances in common 

rooms, pipes, and hoses as they are more likely to need 

repair. Even new appliances may be at risk if they are 

installed improperly or with sub-par connections. If a 

dishwasher or washing machine becomes unlevel over 

time, use shims to re-adjust its position. Catastrophic 

leaks may occur from these appliances if there is a 

blockage in the drain line, if the pump fails, or if the water 

inlet is disconnected. Educate occupants on appropriate 

behaviour. For example, don’t leave the premises when  

a washing machine, dishwasher or any other appliance  

is running.  

Use Braided Metal Hose 

Confirm all appliances (fridges, dishwashers, washing 

machines, etc.) are connected to a water line with 

braided metal hoses, as they are far more resistant 

to leaks compared to standard rubber hoses. At about 

$20 each, buying and installing braided metal hoses is 

a simple and inexpensive step that can help prevent 

costly water damage. Good quality braided metal hoses, 

connections, crimps, and gaskets are important. Obtain 

these from reputable suppliers.

Install a drain pan beneath communal washing machines 

to catch leaks due to washing machine overflow or hose 

failure. In some cases, the drain pan can be connected 

to a drain pipe to move water away from the area. It is 

common to have a floor drain built into the communal 

laundry room. Be aware of existing drain pans’ condition. 

Replace them at the first signs of breaking or cracking 

since they can deteriorate over time. Similar to washing 

machines, drain pans may be installed under Heating 

Ventilation and Air Conditioning (HVAC) equipment. 
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for individual appliances can be found in Maintenance 

Matters No. 21: Preventing Water Leaks in Your Home.

Automatic water shut off devices go a step further by 

automatically turning off the unit or building’s water 

supply when a leak is detected to mitigate the size of 

leak. These devices are typically installed on a building’s 

water main though they can be adopted at the unit level 

as well. This depends on the desired functionality and 

affordability. 

Interior water damage can also be caused by exterior 

water fixtures. Check the outside spigots and faucets 

for leaks and damage annually, in addition to interior 

plumbing. Leaking exterior features can cause damage 

to interior pipes by wearing them down more quickly 

or leaking into the space where the spigot meets the 

building. Install frost-free hose bibs for exterior faucets. 

Regular hose bibs can freeze, which can lead to cracked 

pipes and water damage. The pipe on a frost-free hose 

bib is longer than a regular one, and the shut-off valve is 

further inside the house where the temperature is warmer 

to prevent freezing.

An HVAC safety switch or float switch on the water 

pan, underneath the unit will automatically stop the 

system from operating when an overflow is detected. 

While newer equipment may have a safety switch, older 

equipment is less likely to have these devices.

Dryer exhaust vents need to be cleaned and maintained 

otherwise condensation in ducts can leak and cause 

water staining and damage. Consult Maintenance 

Matters No. 14 Avoiding Exhaust Duct Problems for more 

information.

Monitoring devices (ranging from $10-$150) can help 

with the early detection of water leaks in both shared 

communal areas and individual units. Install water leak 

detection sensors on individual appliances (dishwashers 

and washing machines for example) prone to water 

loss. This includes underneath or nearby dishwashers or 

washing machines, and below refrigerators with water 

connections and water coolers. Simple battery powered 

leak detection devices will sound a high-pitched alarm 

when triggered by a leak. More advanced Wi-Fi connected 

devices can detect and notify building management of 

a water leak either by sending a notification via email 

or through an app. More information on these sensors 

Example of a communal laundry room with a built-in drain in 
case of washing machine back-up, overflow or leaks

Cleaning and maintaining dryer exhaust vents
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System Who What Where When⁵

Communal  
Appliances

Responsible Party Inspect Fixtures of communal kitchen  
appliances, icemakers, and laundry 
rooms; Inspect for leaky joints and  
hoses; Inspect for cracks or corrosion

Annually 

Responsible Party Inspect Bearings and augers on communal 
extruded icemakers

Annually 

Responsible Party Inspect Communal icemaker inlet water valve 
screens

Semi-annually

Responsible Party Repair/ 
Replace

Joints, pipes, gaskets, and hoses of  
communal appliances

If they show signs of  
damage or mineral buildup

Responsible Party Maintain Use shims to readjust communal dish-
washer or washing machine position

If the appliance becomes 
unlevel over time

Connections
Responsible Party Replace Standard rubber hoses; Replace with 

braided metal hoses, use good quality 
connections, crimps, and gaskets

As soon as possible

Plumbing 
Fixtures

Responsible Party Install Drain pan; Install beneath communal 
washing machines (and HVAC  
equipment) 

At earliest convenience

Responsible Party Install Water leak detection sensors; Install on 
individual appliances with water  
connections. 

At earliest convenience

Responsible Party Inspect Outside spigots, faucets, and interior 
plumbing. Inspect for leaks

Annually 

Responsible Party Install Frost-free hose bibs on exterior faucets At earliest convenience

⁵ These are suggested timelines for a typical building. Assess the individual needs of each building.



C
H

O
A

 J
ou

rn
al

 • 
Sp

rin
g 

20
21

51

13B C  H O U S I N G        www.bchousing.org  
 

M A I N T E N A N C E  M A T T E R S   N O .  2 0

1 Introduction
Managing Internal  
Water Systems

Building Amenities

Amenities such as indoor pools, saunas, hot tubs 
(spas) and water features can be sources of water leaks 

and require careful maintenance. A summary of the 

recommended maintenance procedures including who is 

responsible for completing them is included in a table at 

the end of this section. In B.C., pools in multi-family

properties are regulated by the Pool Regulation Act of BC, 

and all regulations apply.

Mop the pool/spa deck as required, checking daily 

if possible. Check that drains on the deck and in the 

equipment room are kept clear on a weekly basis. To 

minimize water damage resulting from pool and spa 

leaks, inspect their tanks/liners semi-annually to check 

for signs of distress such as cracks, delamination, spalling 

and discolouration. Repair as needed. Check the filtration 

system semi-annually for signs of leaks, misaligned parts, 

and corrosion. Clean the area around the pumps and filters 

monthly, and plan on hiring a contractor to replace the 

pool and spa heating equipment every 15 years. Plan on 

hiring a contractor to replace the water circulation system 

every 15 years, with component repair/replacement 

occurring every five years. Liners for pools and spas must 

be inspected annually for leaks and fissures.

Saunas and steam rooms can impart a great deal of 

humidity to the surrounding part of the building if not 

well maintained. Check the gaskets on the doors weekly 

to ensure they have proper fit and air seal for heat and 

steam containment. This will minimize the amount of 

moisture escaping to the rest of the building, reducing 

the risk of moisture damage to the building components 

and unhealthy indoor living environments. Check the 

operation of the floor drain semi-annually. 

Example of a hot tub or “spa” in a residential building Example of a steam room in a residential building
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Depreciation Reports for Water System 
Maintenance

Multi-family buildings have the framework for identifying 

their building assets and planning routine maintenance. 

Strata corporations with more than four units are 

required to obtain depreciation reports in British 

Columbia.⁷ These reports can be used for maintenance 

and renewal planning of water system assets. 

What is a Depreciation Report?

In British Columbia, a Depreciation Report is a long-range 

financial planning tool required in strata housing, applied 

over 30 years. It consists of two components: a physical 

and a financial analysis. The physical analysis identifies

all physical assets that the strata corporation is 

responsible for the major, predictable maintenance  

activities (those that occur less frequently than once per 

year), and renewal projects (replacement of assets at the 

end of their service lives). It includes estimates of when 

these activities will be needed. Examples of such projects 

are the pressure flushing of sanitary drain lines, or the 

replacement of roof membranes when the risk of a roof 

leak is high.

The financial analysis estimates the costs associated  

with major maintenance and renewals projects. It 

identifies the funds in the contingency reserve fund (CRF) 

that may be available to pay for these costs, and other  

funding models.

System Who What Where When⁶

Pools and Spas

Responsible Party Maintain Pool/spa deck; Mop as required Daily

Responsible Party Maintain Clear drains on the deck and in the equipment room Weekly  

Responsible Party Maintain Clear area around pumps and filters Monthly 

Responsible Party Inspect Pool and spa tanks/liners; Inspect for signs of  
distress such as cracks, delamination, spalling and 
discolouration; Repair as needed

Semi-annually  

Responsible Party Inspect Filtration system; Inspect for signs of leaks, mis-
aligned parts, and corrosion; Repair as needed

Semi-annually 

Contractor Repair/
Replace

Water circulation system components Every 5 years

Contractor Replace Pool and spa heating equipment Every 15 years

Contractor Replace Water circulation system Every 15 years

Contractor Replace Interior surface of the pool and spa tank Annually

Saunas and 
Steam Rooms

Responsible Party Inspect Gaskets on doors; Inspect they have a proper  
fit and air seal for heat sealing and steam  
containment

Weekly 

Responsible Party Inspect Floor drain; Ensure it is operational Semi-annually

⁶ These are suggested timelines for a typical building.

⁷ More details can be found at www2.gov.bc.ca/gov/content/housing-tenancy/strata-housing/operating-a-strata/repairs-and- 
maintenance/depreciation-reports/depreciation-report-requirements 
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About BC Housing’s Research Centre  

BC Housing’s Research Centre works in collaboration with housing sector partners to foster excellence in residential construction and find innovative solutions 
for affordable housing in British Columbia. Sharing leading-edge research, advances in building science, and new technologies encourages best practice.  
The Research Centre identifies and bridges research gaps to address homelessness, housing affordability, social housing challenges and the needs of distinct 
populations. Mobilizing knowledge and research expertise helps improve the quality of housing and leads to innovation and adoption of new construction 
techniques, Building Code changes, and enhanced education and training programs. Sign up to receive the latest news and updates from BC Housing’s 
Research Centre at www.bchousing.org/subscribe.

Notice to Readers
This bulletin is intended to provide readers with general information only. Issues and problems related to buildings and construction are complicated and may have a 
variety of causes. Readers are urged not to rely simply on this bulletin and to consult with appropriate and reputable professionals and construction specialists before 
taking any specific action. The authors, contributors, funders, and publishers assume no liability for the accuracy of the statements made or for any damage, loss, injury 
or expense that may be incurred or suffered as a result of the use of or reliance on the contents of this bulletin. The views expressed do not necessarily represent those of 
individual contributors or BC Housing. The regulations under the Homeowner Protection Act contain specific provisions requiring owners to mitigate and restrict damage 
to their homes and permitting warranty providers to exclude coverage for damage caused or made worse by negligent or improper maintenance. These apply to both 
new and building envelope renovated homes covered by home warranty insurance. Failure to carry out proper maintenance or carrying out improper maintenance  
either yourself or through qualified or unqualified personnel may negatively affect your warranty coverage. It is important for the property owner to read and review their  
warranty documents to understand how to file any claims and correspondence in the proper written form directly with the warranty company. Refer to your home  
warranty insurance documentation or contact your warranty insurance provider for more information.

©
2021 BC Housing

1701-4555 Kingsway,  
Burnaby, BC V5H 4V8 

Email: research@bchousing.org 
www.bchousing.org

Phone: 778-452-6482 
Toll-free: 1-866-465-6873

By identifying projects and developing a reasonable 

prediction of future costs, owners can make informed 

decisions about how and when to implement work, 

prepare for future costs, and potentially avoid 

unexpected special levies.

Identifying Water System Assets

A strata council may use the most recent depreciation 

report to identify water system assets in the building. A 

detailed depreciation report will list all common building 

assets along with the projected renewal schedules for the 

equipment and systems. If a depreciation report is not 

available, develop a common area maintenance plan and 

building inventory to identify all common components.  

Under the Home Warranty Insurance Program in B.C, and 

as required by the Strata Property Act, the owner developer 

is required to provide the strata corporation with copies 

of warranties, maintenance and service documents 

relating to building systems and components. These 

documents are essential in supporting the development 

of a depreciation report and understanding your warranty 

obligations and the operations of your property. 

Planning Maintenance and Inspections

Ensure there are plans in place for maintaining and 

inspecting all water system assets at scheduled intervals. 

Water leaks can be minimized by the institution of a 

strong maintenance and capital renewals program. 

More Information

› Builder Insight No. 16: Alternatives to Domestic Water 
Re-Piping, available at www.bchousing.org

› Maintenance Matters No. 14: Avoiding Exhaust Duct 
Problems, available at www.bchousing.org

› Maintenance Matters No. 21: Preventing Water Leaks in 
Your Home available at www.bchousing.org

› Province of British Columbia: Strata Repairs and 
Maintenance, available at www.gov.bc.ca 

› Condominium Home Owners Association (CHOA), visit 
www.choa.bc.ca

› Vancouver Island Strata Owners Association (VISOA), 
visit www.visoa.bc.ca

› Subscribe to receive Builder Insight and Maintenance 
Matters bulletins at www.bchousing.org
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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!

Contact a HUB 
representative today!
T: 604.269.1010

Insurance Solutions

At HUB International we understand the 
specialized needs of strata corporations 
and owners.

CHOA 2020 Ad.indd   1 2020-02-13   4:15:27 PM
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APPRAISALS,
RESERVE ADVISORS &

DEPRECIATION
REPORTS

2020 Depreciation 
Reports
Richmond
604.638.1041
2020depreciationreports.com

AWQS Consulting
Vancouver
778.989.2785
awqsconsulting.com

Campbell & Pound 
Commercial Ltd.
Richmond
604.274.8885
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

JRS Engineering
Burnaby
604.320.1999
jrsengineering.com

Kurjata Consulting Inc.
West Kelowna
250.870-7678
kurcon.ca 

Kent-Macpherson
Kelowna
250.763.2236
kent-macpherson.com

Mountainside 
Enterprises
Kamloops
250.573.0010
mountainsideenterprises.shaw.ca

Mukluk Appraisals
Whitehorse
604.873.9609
muklukappraisals.com

NLD Consulting – 
Reserve Fund Advisors
Burnaby
604.638.1041
reserveadvisors.ca

Normac
Kelowna 250.575.6350
Vancouver 604.221.8258
normac.ca

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

The Recap Services 
Group
Vancouver
778.988.2840
therecapgroup.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

The Recap Reserve 
Planning and Asset 
Management Ltd.
Vancouver
778.988.2840
therecapgroup.com

ASPHALT & CONCRETE 

Curtis Paving
West Vancouver
604.922.2314
curtispaving.com

Smart Fix Asphalt 
Infrared Repair Ltd.
North Vancouver
604.992-2878
smartfixasphalt.ca

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

BuildingLink Canada
North Vancouver
604.561.0231
buildinglink.com 

Condo Control 
Central
Vancouver
888.762.6636
condocontrolcentral.com

Eli Technologies Corp.
Vancouver
elireport.com

Geniepad
Kelowna
800.274.9704
geniepad.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

StrataPress
Nanaimo
250.588.2469
stratapress.com

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

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

The Recap Services 
Group
Vancouver
778.988.2840
therecapgroup.com

CHOA Business Members
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Rockport Property 
Services
Port Coquitlam
778.285.3799
rockportpropertyservices.com

Roma Building 
Restoration Ltd.
Port Coquitlam
905.794.8174
roma-restoration.ca

TATRAS Group
North Vancouver
778.889.4656
tatrasgroup.com

DECKS & RAILINGS

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

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

Premium Fence Inc.
Surrey
604.576.9910
premiumfence.ca

DRYER VENT
CLEANING

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

Commercial Vent  
Cleaning Ltd.
Surrey

604.251.1717
commercialvent.com

Grime Fighters 
Service Group Ltd.
Vancouver
778.237.6486
grimefighters.ca

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

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

BW Brooks and 
Associates Inc.
Vernon
250.351.9590
bwbrooks.ca

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.
Burnaby
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

SR Engineering Ltd.
Richmond
604.655.0786
srengineeringltd.com

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

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

ENVIRONMENTAL &
ENERGY

Cielo Electric Ltd.
Surrey
778.862.4109
cieloelectric.ca

EcoAction  
Recycling Ltd.
Burnaby 
604.876.3330
ecoactionrecycling.com

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 Solutions Corp.
Delta
604.520.6211
pacesolutions.com

Pacific Eco 
Technologies
Surrey
800.747.6816
pacificeco.tech

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 
Federal Credit Union
Victoria 250.812.6379
Vancouver  604.288.3350
coastcapitalsavings.com

Condominium 
Financial
Edmonton
780.952.7763
condominiumfinancial.com

CWB Maxium Financial
North Vancouver 
604.562.5403
cwbmaxium.com

Dong Russell & 
Company Inc.
Vancouver
604.730.7472

Morrison Financial 
Services Ltd.
Toronto
416.391.3535
morrisonfinancial.com

RHN Chartered 
Professional 
Accountants
Kelowna  250.860.1177
Osoyoos  250.495.3383
Richmond  604.273.9338
Vancouver  604.736.8911
rhncpa.com

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

RESTORATION

Big Blue Fire 
Protection
Abbotsford
604.744.4938
bigbluefire.ca 

Complete Restoration
Abbotsford
604.832.4075
completerestoration.org

Cygnus Contracting
Coquitlam
778.288.5767
cygnuscontracting.com

On Side Restoration 
Services Ltd.
Vancouver
604.293.1596
onside.ca

S.A.H Restoration
Coquitlam 
778.822.7245
sahrestoration.com

WASP Manufacturing 
Ltd.
Kelowna
855.889.4697
waspwildfire.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

Capri CMW 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

Schill Insurance 
Brokers
Surrey
604.585.4445
schillinsurance.com

Seafirst Insurance 
Brokers Ltd.
Sidney
250.656.9886

Waypoint Insurance 
Services Inc.
Courtenay
250.310.8442
waypointinsurance.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

Cleantech Service 
Group Ltd.
Richmond
604.244.1660
cleantechsg.com

Disposal Queen
Vancouver
778.929.1023
disposal-queen.com

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

Mr Clean Power/ Soft 
Washing Services Inc.
Surrey
778.322.0145
mrcleanpowerwashing.ca

Pacific Heights 
Services Inc.
Vancouver
604.876.9095
pacificheightsinc.com

Premier Bin Cleaning 
Ltd
Surrey
778.837.6705
cssvancouver.ca

Priority Building 
Services Ltd.
Vancouver
604.327.1123
prioritybuildingservices.com

Swish Maintenance 
Ltd.
Delta
604.255.2727
swish.ca

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

West Coast Lawns 
and Gardens
North Vancouver
604.377.7124
westcoastlawns.ca

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
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Hamilton & Company
New Westminster
604.630.7462
hamiltonco.ca

Hammerco Lawyers 
LLP
Vancouver
604.630.7462 
hammerco.net

Klassen & Company
Abbotsford 
604.854.2086
klassenandcompany.com

Lesperance Mendes
Vancouver
604.685.4894
lmlaw.ca

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

Image Painting and 
Restoration Ltd.
Langley
604.427.1747
imgepaint.ca

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

Nova Painting & 
Restoration
New Westminster
604.800.0922
novapainting.ca

Prostar Painting & 
Restoration
Burnaby
604.876.3305
prostarpainting.com

Remdal Painting &  
Restoration Inc.
Surrey
604.882.5155
remdal.com

Summit Painting Inc.
Port Coqutilam
604.760.3363
summitpainting.ca 

Unitus Painting
Maple Ridge
604.357.4787
unituspainting.com

Vanguard Painting Ltd.
Surrey
604.732.4223
painter.ca

Warhol Painting and 
Restorations Inc.
Surrey
604.561.9540
warholpaintingandrenos.com

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

Rapid Pipe Site 
Services Ltd.
Surrey
604.503-5664
rapidpipe.ca

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

PROJECT
MANAGEMENT

J. Taylor & Associates 
Ltd.
Surrey
604.503.4161
jtabc.ca

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

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

Alliance Strata 
Properties Ltd.
Parksville
250.951.0851
alliancestrata.com

All Property 
Consulting Inc.
Surrey
778.323.7335
allpropconsulting.com

Ascent Real Estate 
Management Corp.
Burnaby
604.431.1800
ascentpm.com

Assertive Northwest 
Property Management 
Group
Burnaby
604.253.5566
assertivenorthwest.com

Associa British 
Columbia Inc.
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

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

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

Couvelier & 
Associates
Victoria
250.477.0921
couvelier.com 

Crossroads 
Management Ltd.
Surrey
778.578.4445
crpm.ca

Custom Realty Ltd.
North Vancouver
604.916.6345
custom-realty.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.
North Vancouver
604.982.7059
dpmonline.ca

Dwell Property 
Management
Richmond
604.821.2999
dwellproperty.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

Fort Park Property 
Management and 
Real Estate
Richmond
604.447.7275
fortpark.ca

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

Garry Miller 
Developments Ltd.
Nanaimo
250.240.4288

CHOA Business Members



C
H

O
A

 J
ou

rn
al

 • 
Sp

rin
g 

20
21

61

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

Greater Vancouver 
Home Services Ltd.
North Vancouver
778.580.8607
greatervancouverhomeservices.com

Harbourside Property 
Management Ltd.
Surrey 
778.590.5500
harboursidepm.com

Haven Properties
Surrey
604.538.3823
havenproperties.ca

Highstreet 
Accommodations Ltd.
Coquitlam
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

Inspire Property 
Management Ltd.
Kelowna
778.738.0234
inspirepm.com

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.
Kelowna 250.300.9403
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

Metrowest Building 
Services Ltd.
Vancouver
604.681.2296
metrowestbs.com

Mountain Creek 
Properties
Invermere
250.341.6003
mountaincreek.ca

Mountain Peaks 
Resort Realty Inc.
Whistler
877.459.6777
mprr.ca

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.
Kelowna 1 .877.862.6900
Penticton 250.492.7300
Salmon Arm 250.832.0169
Sicamous 250.836.3840
pacificquorum.com

Pacific Quorum 
Properties Inc.
Vancouver
604.685.3828
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.ca

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/MAXwlowna
Kelowna
250.717.5000
remaxkelowna.com

REMI Realty Inc.
Langley
604.530.9944
remirealty.ca
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Richmond Property 
Group
Victoria
250.388.9920
richmondproperty.ca

Royal LePage 
Merritt Real Estate 
Services Ltd.
Merritt
250.378.6181

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

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

Teamwork Property 
Management Ltd.
Abbotsford
604.854.1734
teamworkpm.com

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

Westcoast Strata 
Management Services 
Inc.
Nanaimo
250.390.1215
westcoaststrata.ca

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

Delta Glass
Surrey
604.591.6422
deltaglass.ca

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

Center Lane Auto 
Towing
(Towing)
North Vancouver
604.716.5170
northvancouvertowing.com

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

H2O Leak Detect 
(Water Alarm 
Systems)
Vancouver
604.283.1003
h20leakdetect.com

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

Sinope Technologies
(Manufacturer)
ST-Jean-sur-Richealeu
604.349.1719
sinopetech.com/en

Snaile, Canada's Parcel 
Locker Company
Huntsville
800.750.6538
snailelockers.com 

Solucore Elevator 
Consultants
(Elevator Consultants)
Victoria
778.247.0336
solucore.com

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

CHOA Business Members

CHOA 
eUpdate

Sign up and 
receive e-mail 
notifications.
The CHOA 

eUpdate offers 
alerts, tips and 
quick notes of 

interest including 
CHOA seminar 

and webinar 
announcements, 

legislative 
changes 
and news 

affecting strata 
corporations.
To subscribe 

visit: 
www.choa.bc.ca/

eupdate
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