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Privacy & Education

 The fall webinar series is a pilot project to develop an 8 part 
education series for new strata council members and owners. 
Your feedback is welcome throughout the sessions are at the 
end of the 8 as we continue to develop the on line programs 
and support materials. 

 The information presented and discussed in the webinar is not 
intended as legal advice or an opinion on the merits or 
questions raised by a participant. It is only intended for 
educational purposes.

 Participants are advised to seek legal counsel independently 
regarding the specific nature of a bylaw, bylaw enforcement, 
interpretation of legislation, or matters relating to contractual 
relationships.
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Meeting Notice and Minutes

There are 5 basic meetings convened by strata 

corporations under the Act & Bylaws

• The Annual General Meeting Section 40

• Waiver of a general meeting Section 41/44

• Special General Meeting Section 42/45

• Special General meeting Section 43

• Council meeting SB 14/Section 34

• Information Meeting 
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Where did we get the authority…

• Your strata council and property manager 

require authority and lawful instructions to act on 

your behalf, before you make a decision or spend 

money ask: 

• “ where did we get the authority to do 

this….?” 
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Why resolutions are important 

• Resolutions provide strata councils, property 

managers, lawyers, consultants, contractors, 

lenders and governing authorities with the 

assurance a corporation has the authority to 

implement a direction of the owners. 
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The Annual General Meeting SPA40

• Must be held no later than 2 months after the fiscal 

year end 

• Includes the approval of the annual budget for the 

next fiscal year and election of council 

• Requires financial reports for all accounts 

Regulation 6.6 – 6.7 

• Requires a report on the strata insurance, the 

summary report  

• Requires the election of council 

• Must include petition items submitted under section 
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Meeting Notice and Minutes

Special General Meeting Section 42/45

• May be called by the strata corporation for a 

specific purpose ( council majority vote ) 

• Must be held if a petition demanding a special 

general meeting for a specific purpose has been 

submitted and must be held within 4 weeks after 

the demand is received 

• Must include the exact wording of any proposed ¾, 

80% or unanimous vote resolutions 
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Meeting Notice

• Waiver of a general meeting Section 41/44

• All eligible voters must:

– waive in writing the holding of the meeting 

– Must consent to the proposed resolutions 

– Must consent to the acclamation of council if the meeting 

is an AGM

– Must consent to the annual budget if the meeting is an 

AGM 
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Meeting Notice

Council meeting SB 14/Section 34.1

• Subject to any bylaws amendments that are 

enforceable, any council member may give 7 days 

written notice of the meeting stipulating the purpose 

of the meeting

• Agenda is established by the council by majority 

vote 

• A hearing is a council meeting that must be 

properly convened and must be held within 4 weeks 

after the request 

• All decisions are by majority vote 10



Meeting Notice and Minutes

Information Meeting 

• The Act does not set any limits or minimal 

requirements for information meetings; however, 

• No business may be convened at a general 

meeting

• The meeting is only for the purpose of information 

distribution 
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Financial Statements 

AGM:  Section 46, Regulation 6.6 & 6.7 

• Financial Statements for all accounts for the current 

fiscal year ending or projected to year end showing 

opening and closing balances. 

• The proposed annual budget and contingency reserve 

contribution. ( council majority vote ) 

• A schedule of the fees based on unit entitlement 

showing the amount each strata lot owes.

• A report on insurance 
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What is included in the notice

• The date, time and location of the meeting either in 

person, electronic address, or both

• If the meeting is electronic, a reminder there is no 

provision for secret ballots 

• Date of the notice issue 

• The order of agenda as determined in the bylaws 

• The content of resolutions or agenda items is 

determined by council  

• Any additional resolutions proposed by council or 

petitioned by at least 20% of the owners  

• The exact wording of any proposed ¾ vote, 80% vote 

or unanimous resolutions 13



Notice Options 

• Eligible voters may be affected if the strata corporation 

is entitled to file a lien against a strata lot. This applies 

to majority and ¾ votes, and requires the strata o have 

a bylaw permitting this action, and the strata 

corporation providing at least (20) days notice of the 

debt and possible lien. 

• Strata corporations may require identification of eligible 

voters at the time of registration for specific votes, such 

as 

– 80% wind up vote 

– Unanimous votes for Strata Plan/Registry Amendments

– Significant Special Levies 

Indicate on the notice page if identification will be required 
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Are we required to supply a proxy form? 

• The Proxy form provided in the Strata Property Act is 

an optional form. 

• The proxy is a delegation of voting authority to a person 

to act on behalf of the owner(s) 

• The strata corporation is permitted to include a proxy 

form with the notice 

• The owners are not required to use the proxy, and may 

use any form provided it meets the requirements of 

section 56 of the Act

• An owner may impose their own restrictions  

• The strata corporation is not permitted to impose 

restrictive proxies, do not issue them! 15
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Standard Bylaw 28 (Agenda of the meeting ) 

The order of business at annual and special general meetings is as follows:

(a) certify proxies and corporate representatives and issue voting cards;

(b) determine that there is a quorum;

Insert: Call the meeting to order/time: 

(c) elect a person to chair the meeting, if necessary;

(d) present to the meeting proof of notice of meeting or waiver of notice;

(e) approve the agenda;

(f) approve minutes from the last annual or special general meeting;

(g) deal with unfinished business;

(h) receive reports of council activities and decisions since the previous annual general meeting, 

including reports of committees, if the meeting is an annual general meeting;

(i) ratify any new rules made by the strata corporation under section 125 of the Act;

(j) report on insurance coverage in accordance with section 154 of the Act, if the meeting is an 

annual general meeting;

(k) approve the budget for the coming year in accordance with section 103 of the Act, if the 

meeting is an annual general meeting;

(l) deal with new business, including any matters about which notice has been given under 

section 45 of the Act;

(m) elect a council, if the meeting is an annual general meeting;

(n) terminate the meeting.

General Meeting Agenda



What is included in the notice

Special General Meeting 

• The agenda ( determined in the bylaws) 

• Any resolutions proposed by council or petitioned by at 

least 20% of the owners  

• Any resolutions by petition demanding a special general 

meeting must be the first resolutions on the agenda 

• The exact wording of any proposed ¾ vote, 80% vote 

or unanimous resolutions 
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How much notice do we give 

Annual & Special General Meetings 

14 days notice + 4 days notice + 2 days delivery

Total notice minimum 20 clear days 

Annual & Special General Meetings that include an 

80% vote for liquidation 

4 weeks notice ( 28 days ) + 4 days notice + 2 

days delivery

Total notice minimum 34 clear days 
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Annual Budgets

• Must be distributed with the notice of AGM

• Approved by a majority vote at the annual 

general meeting 

• May be amended by majority vote at the AGM 

prior to the vote 

• Must account for the details of revenue and 

expense separately

• Must show revenue for operating and the 

contingency reserve separately

• Must show the schedule of strata fees and CRF 

contributions and the method of calculation 19



The Contingency Reserve Statement

• Must account for monthly & separately

• Is not pooled with the operating fund

• Must show revenue and expense details

• Any interest earned must be returned to the fund

• Establishes the value posted to a Form B 

Information Certificate 

• May be invested as permitted by the regulations

• CRF contribution as of |Nov 1, 23 must be 

minimum 10% of the Annual operating Budget
20



The Contingency Reserve  

• Expenses from the fund may be: 

– Emergencies Section 98 

– Approved by majority vote if recommended in the 

most recent depreciation report Section 96

– Approved by ¾ vote for any other purpose Section 96

– An insurance deductible or policy excess as a 

common expense 
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The Resolutions at a General Meeting 

• Majority Vote 

• ¾ Vote Resolution 

• 80% Vote Resolution 

• Unanimous Vote Resolution 
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The Resolutions at a General Meeting 

Majority Vote 

• Agenda

• Minutes of Previous Meetings 

• Annual Budget 

• Ratify Newly Approved Rules 

• Contingency expenses recommended in the 

Depreciation Report 

• Approval of alteration/installation of an EV 

charging station

• Election of council 

• Terminate the meeting 
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The Resolutions at a General Meeting 

Majority Vote 

• Do we require written resolutions for majority 

vote agenda items? 

• The Act does not require the exact wording of 

majority vote items 

• There are 2 majority votes where written 

resolutions are recommended to confirm the 

strata corporation have clear approval 

• Ratify Rules  and  Majority Vote CRF expenses 
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The Resolutions at a General Meeting 

Majority Vote 

• Ratify Rules: publishing the newly introduced 

rules or amendments to rules in the notice 

informs the owners of the intended vote 

• CRF majority expenses may be of any amount 

or for a specific purpose such as major 

construction. The depreciation report does not 

detail the scope of work, cost, procurement 

process, consulting or legal services.  
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The Resolutions at a General Meeting 

Majority Vote 

• CRF majority expenses may be of any amount 

or for a specific purpose such as major 

construction.  Detail: 

– Scope of work 

– Amount of expense authorized 

– Procurement process 

– Consulting and legal services authorized 

Majority vote agenda items may be amended by 

majority vote during the meeting 
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The Resolutions at a General Meeting 

¾ Vote Resolutions

• The exact wording of ¾ vote resolutions must be 

included with the notice 

• Significant or material amendments are not 

permitted 

• Special levies must include a schedule of fees 

with due dates of the levy and the method of 

calculating the levy for each strata lot 
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The Resolutions at a General Meeting 

¾ Vote Resolutions

• Bylaw Amendments 

• Designations of Limited Common Property 

• Loans, Leases, Covenants, Easements of the 

common property

• Supreme Court Actions / Arbitration 

• CRF expenses not authorized in the Act 

• Significant changes in use or appearance 

• Acquisition or disposition of assets of the 

corporation over $1,000 or bylaw amount  
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The Resolutions at a General Meeting 

80% vote resolutions 

• The purpose is for the wind up of a strata 

corporation

• At least 80% of all votes on the registered 

schedule of voting entitlement must vote in 

favour

• The exact wording must be included

• Legal services are recommended for all wind up 

proceedings   
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The Resolutions at a General Meeting 

Unanimous vote resolutions 

• Requires exact wording 

• The general purpose is the amendment of: 

– the registered strata plan 

– schedule of voting entitlement 

– unit entitlement 

– removal of a Limited Common Property designation 

filed by the owner developer 

“All owners must vote in favour of the resolution” 
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Feedback? info@choa.bc.ca

Condominium Home Owners Association

1.877.353.2462

Go to: www.choa.bc.ca to sign up for the eUpdate

New Westminster Office: 604.584.2462

Vancouver Island Office: 250.381.9088 

Interior Office: 250.868.1195

Northern BC Office: 250.640.4229
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