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B Strata Unit Insurance —

by Shawn Fehr

The insurance market in BC continues to be a roller
coaster and strata owners may find it challenging to
obtain personal coverage for their condos, townhouses,
and bare land homes.

Why? Insurance companies are being tested this

year with reinsurance renewal costs. Reinsurance is
essentially insurance for the insurance companies. It
provides protection against catastrophic losses to help
insurance companies remain solvent after a significant
catastrophe such as severe flooding, wildfires, or events
such as Hurricane lan where claims are projected to be
$40-$50 billion. The cost of reinsurance that is purchased
by insurance companies has skyrocketed and will be
passed down to consumers in the form of higher rates
and deductibles.

Intact Financial Corporation purchased RSA Insurance
Group in June 2021. This included Canadian Northern
Shield Insurance Company (CNS) which had gross
premium holdings of about $200 million of residential
business including home insurance, tenant insurance
and condominium unit owners insurance. Likely due

Canada'’s Insurance
Appraisal Experts

REQUEST A QUOTE TODAY 3"\

info@normac.ca | 250.575.6350 | www.normac.ca

Turmoill in the Market

to the turmoil in the reinsurance market, Intact made
the decision to close CNS rather than pay the costs

to support it. This means that there is now about

$200 million of residential business in BC - about $20
million on southern Vancouver Island - that is needing
placement. Exacerbating the problem, the cost of
reinsurance is extremely high in the southern Vancouver
Island region due to earthquake risk. Few insurance
companies are willing to take on new business in the
region, and some insurers are pulling out completely.

What does this mean for strata unit owners? It may be

a challenge to obtain coverage for personal insurance
due to high demand with a lack of supply. | don’t have a
crystal ball but would suggest that premiums are likely
to go up 20% or more over last year. All brokers are in
the same boat. Please be patient and give plenty of time
to allow your broker to find coverage where it may be
available.

Shawn Fehr is Vice President of Commercial Insurance at
SeaFirst Insurance and a frequent guest speaker.

seafirst

INSURANCE

BRENTWOOD BAY ¢ SAANICHTON e SIDNEY
SALT SPRING ¢ OAK BAY ¢ WEST SHORE

More than 40 years of
insurance expertise.

Neighbourhood knowledge
is just a phone call away

1-877-655-1141

seafirstinsurance.com
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B Editor’'s Message

Once again, there was great response to our photo
contest with entries submitted from stratas of all sizes
from across beautiful British Columbia. The vote by the
bulletin committee and board members resulted in the
photo by Suzan C. being the top choice for November.

The photos from the August and November 2022 issues
will be entered into a draw on December 1st. The winner
will receive a one-year corporate membership for their
strata. The second prize is $50. The photo from the May
issue will not be entered as it was submitted by a VISOA
board member.
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crd.bc.ca/charge

CHARGE,
YOUR RIDE—

Free Webinars

Hosted by Capital Regional District & Plug In BC:

Session 1: Nov 8, 12-1pm
EV Ready Strata

Session 2: Nov 16, 12-1pm
EV Charging Rebates for Stratas and MURBs

Learn more at crd.bc.ca/charge

The CRD’s Charge Your Ride campaign, a partnership with the City of Victoria,
District of Saanich, Town of Sidney and District of Central Saanich, is made
possible by a financial contribution from Natural Resources Canada.

The contest is ongoing, so submit your best photo of
a strata in BC by email to the editor. New and previous
entries with a wintery theme will be considered for the
February issue of our bulletin.

We are always on the look out for good articles. Feel free
to submit an article on a topic of interest to strata owners
and we’ll consider it for a future issue. We prefer articles

of 350 to 700 words but will consider longer ones as well.

Also feel free to send us suggestions for articles or
questions for the “You Asked“ column.

We hope you enjoy this issue!

Wendy Wall, John Grubb, and David Stinson,
Bulletin and Suite of Services committees, with special
thanks to volunteer, Janice Foley.

Send letters to the editor, articles for consideration, or
suggestions for articles to: editor@visoa.bc.ca

GET CHARGED UP
ATYOUR STRATA

WATCH the series on YouTube.

Strata experts explain rebates, electrical
infrastructure, charging stations, and tips that every
strata owner and council should know.

cleanBC 3 YouTube

GO ELECTRIC
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B Hold On, Can We Vote Again?

by Shawn M. Smith

There are occasions when owners defeat a resolution

at an annual or general meeting only to realize that

they regret doing so. Or perhaps there was an error in

the voting process. The Strata Property Act (SPA) does
not address procedure at general meetings and thus
provides no guidance for such situations. While owners
may feel that once a vote has been conducted there is no
recourse, that is not true.

The Civil Resolution Tribunal (CRT) recently considered
this issue in Dettmers v. The Owners, Strata Plan LMS
3903, 2022 BCCRT 375. In that case a vote was taken
during a virtual meeting, the results tabulated and then
announced. The resolution was defeated. Following that
an owner advised they had not been able to cast their
vote. A second vote was taken to correct the error and
the resolution passed with a different result. A group of
owners then challenged the vote at the CRT.

The owners opposed the second vote on the grounds
that it was not preceded by a majority vote to reconsider
(agree to revote); a procedure used and approved in
other cases. In Loveys v. The Owners, Strata Plan NW204

The StrataPress

Strata Owner's Portal
For Self-Managed Strata Corporations.

Transparency, Communication & Revenue
For Your Strata Corporation.
Call To Schedule A Demo 250-412-6595

STRATA StrataPress.com

Info@stratapress.com
Questions? 250-412-6595

PRESS

2008 BCSC 1924, a resolution to carry out balcony
repairs was defeated. Questioning whether that was the
right decision the owners employed a reconsideration
motion contemplated in Robert’s Rules of Order. The
motion passed by a majority vote after which there was
a new vote taken and the repair resolution passed. In
upholding the decision to vote again, the court said the
following:

“35. The strata council bylaws are silent as to the
procedure to be followed in meetings and do not adopt
Robert’s Rules of Order. Mr. Lehman testified that he has
chaired the meetings of this corporation for a number of
years and that he follows Robert’s Rules of Order as a
guideline. | find that the strata corporation must be able
to decide how its meetings will be conducted, so long as
the meetings are conducted in a way that is democratic
and fair. The strata corporation adopted as a procedure
one which is recognized as legitimate in other contexts,
that is, Robert’s Rules, and which is generally viewed as
democratic and fair.”

continued on page 6

Property Flute

STRATA VOTING
MEETING MANAGEMENT

Annual General Meetings
Special General Meetings
Council meetings

Tailored for B.C. Strata Corporations

www.PropertyFlute.ca
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Hold On, Can We Vote Again?

That same process was approved by the court in The
Owners, Strata Plan NW 971 v. Daniels, 2010 BCCA 584
where it noted:

“[39] In the absence of any provisions in the SPA or
bylaws of the Strata Corporation, the procedure adopted
must not be unfair to the minority members. Robert’s
Rules allowed for the reconsideration of the unsuccessful
vote garnered by the “temporary majority” at the
unrepresentative first meeting of the eligible voters. In my
view, the procedure adopted by the Strata Corporation
from Robert’s Rules to protect the wishes of the true
majority was not unfair to the appellant or other minority
members as the vote on the Reconsideration Motion was
more democratic and more reflective of the will of the
majority of eligible voters.”

While a majority vote to reconsider was employed in both
Loveys and Daniels, the CRT held in Dettmers that such
a vote is not a prerequisite to a new vote. It did so on the
basis that:

“...strata corporations are required to follow fair and
democratic general meeting procedures, but are not
required to follow specific sets of rules unless that is
specified in the bylaws. | note that the strata bylaws
in this case do not include a requirement to follow

7\ TRUSTED HOUSE PAINTER

A Free Service Helping Stratas
Find Local Painters And Plan
For Painting Success!

Tep
....... -/ lcpAT

PAINTING

www.TrustedHousePainter.com
Get Free Estimates: 1-866-724-6818

particular rules of order, or to hold a majority vote before
conducting a revote or recount....[W]here the SPA and
strata corporation bylaws are silent on the procedure

to be followed at a general meeting, the procedure
adopted by the strata must not be unfair to the minority
members”.

However, employing a vote to decide whether or not

to reconsider a prior resolution remains a significant

safe guard against abuse by the chair or the vehement
demands of a few. While perhaps not necessary, it should
still be employed.

While a strata corporation can enact a bylaw that
requires it to follow Robert’s Rules or some other set

of procedural rules, caution should be exercised in that
regard. Such a bylaw would then require strict adherence
to those Rules creating grounds for a procedure-based
challenge to a decision.

This article is intended for information purposes only
and should not be taken as the provision of legal advice.
Shawn M. Smith is a lawyer whose practice focuses on
strata property law. He frequently writes and lectures for
strata associations. He is a partner with the law firm of
Cleveland Doan LLP and can be reached at (604) 536-
5002 or shawn@clevelanddoan.com. T: @stratashawn

b_ CLEVELAND DOAN

Barristers & Solicitors

Advising Strata Corporations
and Owners About:

* Bylaws
* Unpaid strata fees
* CRT claims

* Repair &
maintenance issues

SHAWN M. SMITH

www.clevelanddoan.com
604.536.5002
shawn@clevelanddoan.com
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B The Ups and Downs of Elevator Replacement

by John Grubb

For those of us who live in low, mid, or high-rise
condominium buildings, using the elevator is a daily
occurrence that we often take for granted. Residents of
a 21-storey building in Vancouver were reminded of this
when both of their elevators failed in July.

While the historical maintenance information in that case
has not been made available, I'll suggest that the failure
of 17-year-old elevator equipment is unusual, particularly
as it appears that the strata has had a reputable
maintenance contractor who provides the mandatory
inspection and servicing. In July the strata council
engaged a consultant to write the specifications to have
both elevators replaced. A media article reported the
council minutes as saying “The best-case scenario is that
the work on the first elevator starts in about 6 months’
time. Once completed, the second elevator would then
be replaced.”

Here, the strata council is dealing with the effects on
residents when the elevators will be out of service for an
extended period of time.

Assisting Stratas and Property Owners in maintaining their
homes for over 30 years nationwide with services such as:

Depreciation Reports

. Energy Audits
= Balcony & Deck Renewal

Building Enclosure Engineering
Roofing & Waterproofing
Structural Engineering

nanaimo@rjc.ca | victoria@rjc.ca rjc.ca

Parkade Restoration
Building Maintenance Access

I’m not aware of any decisions by the Human Rights
Tribunal (HRT), the Civil Resolution Tribunal (CRT), or
the courts that require a strata corporation to provide
alternate accommodations because of a temporary (if
extended) shutdown of an elevator. However, I'm not a
lawyer so strata councils might want to get legal advice
to better understand their responsibilities and explore
options.

The strata corporation is abiding by Strata Property Act
section 72 which requires the strata to “maintain and
repair” common property and common assets. In doing
S0, the council is trying to ensure that the equipment is
better able to accommodate the needs of the residents.
The problem, of course, is the significant inconvenience
to everyone while the work is underway.

What can the strata council do to minimize the
disruption? Having been involved in several elevator
upgrade projects, here are some of the steps that were
taken.

continued on page 8
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Let Edwards Electric help
you plan for the future.

Edwards Electric 2003 Ltd.

www.edwardselectric.net

250-652-9166
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The Ups and Downs of Elevator Replacement

Early and consistent communication is imperative.
Recommendations for residents:

1. Consider relocating to other accommodations for
the duration of the project (e.g., family, friends, hotel,
etc.) if you anticipate insurmountable challenges
with movement in and out of the building without the
elevators.

2. Arrange for goods to be delivered:

+  Many grocery stores and pharmacies offer online
and telephone shopping, with delivery, at minimal
cost.

+ Ask a friend or neighbour to assist you with online
or telephone ordering if you don’t have access to
the internet or familiarity.

3. Bring in all necessary medical supplies for medical
conditions such as kidney dialysis, and arrange
contingencies with suppliers for additional deliveries,
if required.

4. Advise your care givers and service providers such as
cleaning services, as soon as possible.

5. Ensure your real estate (listing) agents are aware of
the project and its planned duration.

Council or manager should:

6. Post notices at entrances to advise delivery services
(postal, courier, grocery, pharmacy, food delivery etc.)
that the elevators are not in service.

7. Place chairs (rest stops) on all floor and mid-floor
stairwell landings.

8. Advise the local fire department and the ambulance
service that first responder access will be
compromised for the duration of the project and
advise them again when the project is complete.

9. Get all of this information out as soon as possible.
It takes at least 8 to 10 weeks for the various
components to be manufactured, so initiate the
communication process at the very beginning, again
once the project commencement date has been
confirmed, and send updates to keep residents
informed of progress and delays. Keep pressing
everyone to make their own arrangements, to the
best of their ability.

This won’t make the situation any less inconvenient for
those who remain in the building, but it will, at least, offer
some warning for residents and service providers that
the elevator will be out of service for an extended period.
It will also offer everyone an entirely new perspective on
how important the elevators are.

While it’s not the strata’s responsibility to address every
inconvenience, it would be prudent for a strata council to
seek legal advice to understand the strata corporation’s
duty to accommodate residents with disabilities.

John Grubb has extensive experience in the
operations and maintenance of facilities including
strata corporations, medical and correctional facilities,
courthouses, office buildings and more.
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In Victoria alone, there are over 1,000
buildings that will need to upgrade their fire
panel when their elevators are replaced.

- Sterling Fire
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B Can Bylaws Restrict Council Membership?

by Wendy Wall

You’ve no doubt heard strata owners express their desire
to create bylaws that go beyond the Strata Property Act
and Standard Bylaws to further restrict who can be a
council member. What bylaws are permitted?

The Strata Property Act appears to allow only one such
bylaw. Section 28(3) says that “a strata corporation may,
by bylaw, provide that no person may stand for council or
continue to be on council with respect to a strata lot if the
strata corporation is entitled to register a lien against that
strata lot under section 116 (1).”

Some stratas have created other bylaws that essentially
disqualify an otherwise eligible person from being a
council member. Are they enforceable?

A bylaw that excludes based on bylaw contraventions

In the Civil Resolution Tribunal dispute Briscoe v. The
Owners, Strata Plan 350, 2022 BCCRT 936 a strata
corporation had a bylaw 12(5) that said, “No owner,
tenant, or resident may run or sit on council for the
strata corporation for a period of 24 months, if during
the 12 months preceding the AGM for the relevant year

for which council is to be elected, such owner, tenant,
or resident has been issued four (4) or more bylaw
infractions by the strata corporation.”

In their written decision, the tribunal member said “a
strata corporation cannot, by bylaw, limit who may stand
for strata council based on bylaw contravention history.
SPA sections 28(1) and (2) provide that persons who may
be council members are owners, individuals representing
corporate owners, tenants assigned landlord’s rights,
and others designated by bylaw. SPA section 28(3) says
that a strata corporation may, by bylaw, provide that
no person may stand for council or continue to be on
council if the strata corporation is entitled to register
a lien against the strata lot under section 116(1). SPA
section 116(1) does not allow a strata corporation to
register a lien for unpaid bylaw contravention fines.
The same analysis as for SPA section 53 above applies
equally here [if the legislative drafters intended that strata
corporations could restrict for other reasons, it would
have provided those other reasons or simply not included
the lien requirement].

continued on page 10
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Can Bylaws Restrict Council Membership?

Applying that analysis, | find bylaw 12(5) is unenforceable
as it conflicts with SPA section 28. Also, SPA section

129 sets out an exhaustive list of the ways a strata
corporation may enforce its bylaws, which does not
include revoking the right to stand for council.”

A bylaw that excludes based on residency or
citizenship

Some owners think that only a person who resides in
BC can be a council member or that they must be a
Canadian citizen. This is simply not true. If they own a
strata lot or meet any of the other eligibility criteria in
section 28, they are eligible to be a council member
regardless of citizenship or where they live.

A bylaw that sets a maximum number of terms

What about a bylaw that says “A person can be elected
to council for a maximum of 3 consecutive years”.
Section 28 doesn’t say that the strata corporation may
make a bylaw to prohibit someone from being elected
to council for only a certain number of years. Again, if
the legislative drafters intended that strata corporations
could restrict for other reasons, it would have provided
those other reasons. Those who have the opinion that
someone has been on council for too many years can
choose not to vote for that person.

A bylaw that limits executive positions

You’ve heard the complaint, “Bob has been president
for 10 years.” Can you have a bylaw that says “A person
may hold the same executive position on council for a
maximum of 2 years”? The Act is silent on this point.
Standard Bylaw 13(1) says “At the first meeting of the
council held after each annual general meeting of the
strata corporation, the council must elect, from among
its members, a president, a vice president, a secretary
and a treasurer.” Given that a strata corporation can
amend its bylaws by 3 vote at an annual or special
general meeting, it appears that this bylaw is permitted.
It could be argued that it’s unnecessary as a majority
vote of council elects the executive and will make the
best decision they can. It often comes down to which
council members are willing to take on the duties of the
executive positions.

A bylaw that sets the length of a term

Most stratas elect council members for 1-year terms.
Standard Bylaw 10(1) says, “(1) The term of office of a
council member ends at the end of the annual general
meeting at which the new council is elected. (2) A person
whose term as council member is ending is eligible

for reelection.” As this is in the bylaws, not the Act, it
appears that a strata corporation could amend their
bylaws to elect councillors for longer terms of perhaps 2

or 3 years. There is really no reason for longer terms. If
council members want to serve for 2 or 3 years, or longer,
they can stand for election each year.

It’s always a good idea to have a strata lawyer write your
bylaws to ensure they are legal and enforceable.

Learn about volunteer opportunities.

CLICK HERE _jl'
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B \Vinterization of Dry Pipe Fire Sprinkler Systems

by Steve Landree

With cold weather on the way, it’s time to check your
winterization maintenance list.

Many condominium style buildings have dry pipe
sprinkler systems in their parkades; an area where water-
filled pipe cannot be utilized as it is often exposed to
freezing temperatures. Don’t be fooled by the name. Dry
pipe sprinkler systems are susceptible to damage during
freezing conditions if not properly winterized.

As temperatures fluctuate throughout the year,
condensation can collect in the pipes. When freezing
conditions occur, this can create an ‘ice plug’ and crack
the pipe. When the weather warms up, the ice plug thaws
and several things happen. The system detects a change
in air pressure due to the cracked pipe, and the fire
system - thinking there’s a fire - fills the pipe with water.
You now have a leaky pipe that could cause damage to
the building and vehicles.

To prevent this, ensure that your sprinkler service
contractor removes any water in the system that may
potentially freeze, as required by National Fire Protection
Association NFPA 25.

Dry pipe sprinkler systems have auxiliary drains aka drum

Sterling Fire
& Associates Inc.

Fire Alarm Upgrades are not the time to gamble.
Take control of the process from the start.
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Why roll the dice on your building upgrade?

We work with Strata Owners & Managers to:

e Evaluate Client & building needs & wants

e Provide meaningful project budgeting, site-specific
system design, & professional engineering

e Act as the Owners’ Representative to administer
project tendering & provide installation oversight

Mitigate Risk & Limit Liahility by calling us
BEFORE you upgrade your fire alarm system.

Ph: 250-661-9931

sterlingfire@ymail.com

Life Safety Made Simple.

www.sterlingfireassoc.com

drips. They are installed to collect water that enters the
system and provide an easy way for it to be drained.
They are normally located at the lower portions of the
system, or where piping elevation changes may occur.
When preparing for cold weather, the auxiliary drains
should be operated daily and then less often as less
water discharges or if a system stays dry.

NFPA 25 also requires auxiliary drains to be identified
with a sign that is metal or rigid plastic and placed at the
system control riser supplying a dry system. It must have
the following information:

1. Location of the area served by the system

2. Location of auxiliary drains and low-point drains for
dry pipe and pre-action systems

3. The presence and location of antifreeze or other
auxiliary systems

4. The presence and location(s) of heat tape

Visit nfpa.org to learn more about codes and standards.

Steve Landree, Treasurer, Vancouver Island Fire
Protection Association. VIFPA provides life safety support
and education to industry stakeholders.

STRATA MANAGEMENT

DONE RIGHT!

« Self managed and struggling to keep up?
« Suffering from strata council “fatigue”?
« Management fees gone sky high?

« Small strata unable to find management for
areasonable fee?

+ Getting mediocre service?

Sound familiar?

We provide customized,
reliable service at a
fair price.

PROPERTY MANAGEMENT LTD.

EXPERIENCED « RESPONSIVE - LOCAL

carol@oakwoodproperties.ca 250-704-4391

oakwoodproperties.ca



https://www.nfpa.org/Codes-and-Standards/All-Codes-and-Standards/List-of-Codes-and-Standards
https://www.vifpa.ca/
https://www.nfpa.org/codes-and-standards/all-codes-and-standards/list-of-codes-and-standards/detail?code=25
https://www.nfpa.org/codes-and-standards/all-codes-and-standards/list-of-codes-and-standards/detail?code=25

B Introducing New Business Members

Double A Painting Ltd.

Double A Painting has been providing high quality
commercial and residential painting services in the
Victoria region since 1991. From the smallest to the
largest projects, they provide personal attention to detail,
professionalism, premium quality paints and products,
and excellent value for their customers. Their painters
conduct themselves in a tidy, quiet, and courteous
manner, always respectful of the fact that your property
is your home, and ensure minimal disruption to residents.
They stand behind their work with a 3-year warranty on
labour and materials.

They work safely and efficiently on even the most
challenging structural areas using the latest advances in
safety and equipment, including an array of aerial lifts.
Employees adhere to strict safety policies in a safety plan
specific to your project. Better Business Bureau (BBB) A+
rating, WorkSafe BC and liability insurance coverage.

Contact Michael Abernethy at 250-380-8420 or
michael@doubleapainting.com

Visit www.doubleapainting.com to learn more.

Stratum Law Corporation

Based in Nanaimo, Stratum Law Corporation assists
clients throughout Vancouver Island and B.C. with strata
property, residential tenancy, and civil litigation matters.

They provide advice to strata councils including: legal
opinions, bylaw reviews, drafting resolutions, collections,
bylaw enforcement, governance, repair and maintenance
of common property, and other issues. Obtaining legal
advice can make all of the difference. Legal assistance
can put problems into context for owners and councils,
provide options, and repair relationships.

They’re passionate about helping individual owners

and strata corporations through the conflict

resolution process. Emphasizing reasonableness and
proportionality, they aim to find solutions that are
satisfactory for the parties involved. They know it can be
difficult to navigate the complexities of strata law, court
and tribunal systems, and are passionate about helping
people achieve a satisfactory conclusion to the issues.

Contact Leah McKenzie-Brown at 778-841-0805 or
leah@stratumlaw.ca

Visit stratumlaw.ca to learn more.

GETS Energy

GETS Energy offers energy advising and engineering
services throughout Vancouver Island, the Gulf Islands,
the Lower Mainland, and northern B.C.

Whether you want to install a heat pump, improve your
windows and doors, install solar panels, or learn about
increasing your home’s comfort and energy efficiency,
the team of Certified Energy Advisors at GETS Energy
are ready to guide the way. They gather data specific to
your home or building, outlining how to increase energy
efficiency and lower emissions. They are certified to
complete EnerGuide home evaluations which give you
access to rebates from the Canada Greener Homes
Grant program. The team goes above and beyond typical
energy advising services by identifying applicable rebates
for your project and budget, and apply for the rebates

for you. Member of Canadian Association of Consulting
Energy Advisors (CACEA), and BuiltGreen.

Contact Daniel Giam, Certified Energy Manager (CEM) at
236-361-3637 or dan@getsenergy.ca

Visit www.getsenergy.ca to learn more.

BFL CANADA
Real Estate

Insurance Services

Prepare for a changing marketplace. Make an
informed risk strategy for 2022 and beyond.

FIND OUT HOW WE CAN HELP INSURE
YOUR PROPERTY

Ashley Bertsch

Client Executive - Real Estate Division
T. 778-309-9339
abertsch@bflcanada.ca

BFL CANADA Risk and Insurance Services Inc.
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VISOA BUSINESS MEMBERS

APPRAISALS & DEPRECIATION
REPORTS

BELL APPRAISALS

Insurance Reports & Depreciation Reports
250-514-3486
bell.appraisals.consulting@gmail.com
www.bell-appraisals.ca

COAST PROPERTY APPRAISALS LTD.
Real Estate Appraisal Firm

250-388-9151 « Fax 250-388-4948
appraisals@coastappraisals.com
www.coastappraisals.com

D R COELL & ASSOCIATES INC.
Depreciation Reports & Insurance
Appraisals

250-388-6242 + Fax 250-388-4948
shumphreys@drcoell.com
www.drcoell.com

MORRISON HERSHFIELD LTD.
Consulting Engineers
250-361-1215
victoria@morrisonhershfield.com
nanaimo@morrisonhershfield.com
morrisonhershfield.com

NORMAC

Insurance Appraisals, Depreciation
Reports, &

Building Science Services
250-575-6350 + 1-888-887-0002
Fax 604-224-1445
info@normac.ca

normac.ca

PACIFIC RIM APPRAISALS LTD.
Depreciation Reports & Insurance
Appraisals

250-477-7090 « Fax 1-866-612-2800
info@pacificrimappraisals.com
pacificrimappraisals.com

READ JONES CHRISTOFFERSEN LTD.
Consulting Engineers & Reserve Fund
Studies

250-386-7794 « Fax 250-381-7900
rtram@ric.ca

fc.ca

RDH BUILDING SCIENCE INC.

Building Envelop Engineering Consultants
Victoria 250-479-1110

Courtenay 250-703-4753

vic@rdh.com

hgoodman@rdh.com

rdh.com

UNITY SERVICES CORPORATION
Depreciation Reports; Consulting Services;
Project Development, & Management
250-893-3445

usc@shaw.ca

www.unityservices.ca

WM S JACKSON AND ASSOCIATES
LTD.

Insurance Appraisals & Depreciation
Reports

250-338-7323 « 1-877-888-4316
dan-wsj@shaw.ca

www.comoxvalleyappraisers.com

BUILDING SUPPLIES

CENTRA WINDOWS INC.

Window Manufacturer & Installer; General
Contractor

250-412-2525

info@centra.ca

www.centra.ca

INDUSTRIAL PLASTICS & PAINT
Building & Maintenance Products
778-430-5167

Fax 250-727-7066
bruce.dixon@goindustrial.ca

buyindustrial.ca

SHERWIN WILLIAMS CANADA
Retail Paint and Supplies
250-213-9983
alexander.mclaughlan@sherwin.com
www.sherwin-williams.ca

TRUSTED HOUSE PAINTER LTD.
Online Directory of Painting Companies on
Vancouver Island

1-866-724-6818
service@trustedhousepainter.com
trustedhousepainter.com

INSURANCE & RELATED SERVICES

BFL CANADA RISK AND INSURANCE
SERVICES INC.

International Insurance Brokers and
Consultants

1-866-669-9602 * Fax 604-683-9316
abertsch@bflcanada.ca

bflcanada.ca

SCHILL INSURANCE BROKERS
Insurance Brokerage
236-477-5469 * 604-585-4445
mmesic@schillinsurance.com
www.schillinsurance.com

SEAFIRST INSURANCE BROKERS
Shawn Fehr & Doug Guedes
250-478-9110 « Fax 250-652-4427
sfehr@seafirstinsurance.com

LEGAL SERVICES

CLEVELAND DOAN LLP, SHAWN M
SMITH

Barristers & Solicitors

604-536-5002 * Fax 250-604-536-7002
shawn@clevelandoan.com
www.clevelanddoan.com

JASON ROHRICK

Barrister & Solicitor

778-432-0447

jrohricklaw@shaw.ca  jrohricklaw.com/

REED POPE LAW CORPORATION
Legal Services

250-383-3838  Fax 250-385-4324
tmorley@reedpope.ca

STRATUM LAW CORPORATION

Legal Services %
leah@stratumlaw.ca

www.stratumlaw.ca

CONTRACTORS

ALL-BRITE CLEANING

Phone/Fax: 250-480-5234
allbritecleaning@shaw.ca

www.reedpope.ca

250-841-0805

MAINTENANCE & PROJECT
Professional Cleaning Services
www.allbritecleaning.ca

BLAST OFF PRESSURE WASHING
Cleaning Services

250-474-4715
blastoffvictoria@gmail.com
www.blastoffvictoria.com

CALLAWAY PLUMBING & DRAINS LTD.
Plumbing & Drain Cleaning

250-216-7159

info@callawayplumbing.ca
www.callawayplumbinganddrains.ca

CBS MASONRY

Masonry, Concrete, Stone, Brick, Pavers,
Flagstones

250-589-9942

charlie@cbsmasonry.com
www.chsmasonry.com

For more information regarding Business Memberships please contact us at 250-920-0688 or toll free at 1-877-338-4762 or

businessmembers@visoa.bc.ca.

(Please note that VISOA does not guarantee or warranty the goods, services or products of our Business Members)



VISOA BUSINESS MEMBERS

MAINTENANCE & PROJECT
CONTRACTORS continued

CELADON CONSTRUCTION SERVICES
Restoration & Renovation Contractor
250-857-5690
jason@celadonconstruction.com

DOUBLE A PAINTING

Painting Contractors
250-380-8420 Fax: 250-479-1399
michael@doubleapainting.com
www.doubleapainting.com

DRAINSCOPE

Plumbing & Drainage contractors
250-590-1535 fax: 250-590-9183
service@drainscope.net

www.drainscope.net

EDWARDS ELECTRIC (2003) LTD.
Electrical Contractor

250-652-9166
office@edwardselectric.net
www.edwardselectric.net

GOOD OLD DAYS HANDYMAN LTD
Strata Building Repair & Maintenance
250-709-1701
office@goodolddays.ca

www.goodolddays.ca

HOMEWISE PLUMBING & DRAINAGE
SERVICES LTD.

250-642-7770

office@homewise.ca

www.homewiseplumbing.ca

MR SPARKLE EXTERIOR CLEANIING
Exterior Cleaning Company
250-714-6739 + 1-877-291-1251

mrspark1@shaw.ca
www.mrsparkle.net

OKELL WATERPROOFING LTD.
Restorative Waterproofing for All Buildings
250-479-8453 « 250-479-8409

billokell@shaw.ca

www.okellwaterproofing.com

PREMIUM FENCE COMPANY INC.
Fence Supply & Installation
250-800-9734
clientcare@premiumfence.ca
premiumfence.ca

PRO DECK LTD.
Exterior Renovations
250-592-1622
info@prodeck.org
www.prodeck.org

PRO PACIFIC HEAT PUMPS LTD.
Heating & Cooling Contractor
250-655-4348
sales@pacificheatpumps.ca
www.pacificheatpumps.ca

STERLING FIRE & ASSOCIATES
Fire Safety Consulting & Fire Alarm
Upgrades

250-661-9931

www.sterlingfireassoc.com

TAPESTRY FINE CARPET, RUG &
UPHOLSTERY CLEANING

Carpet & Upholstery Cleaning
236-565-1914
bookings@tapestryfinecarpetcleaning.ca
tapestrryfinecarpetcleaning.ca

TSS CLEANING SERVICES
Dryer Duct Cleaning Services for
Vancouver Island Stratas
1-866-447-0099 or 250-729-5634
info@cleandryerducts.com
www.cleandryerducts.com

WEST COAST WATERPROOFING LTD.
Residential Waterproofing

250-415-3061
phil@westcoastwaterproofingltd.com
westcoastwaterproofingltd.com

WSP CANADA INC.
Building Sciences
250-475-1000
kevin.grasty@wsp.com

www.wsp.com/en-CA

PROPERTY MANAGEMENT

ADVANCED PROPERTY MANAGEMENT
& REAL ESTATE

250-338-2472 » Fax 250-338-2474
strata-lorri@advancedpm.ca

www.advancedpm.ca

GRACE POINT STRATA MANAGEMENT
INC.

Strata Management Services
250-802-5124 + Fax 250-591-5124
tom@GPstrata.com ¢ www.GPstrata.com

OAKWOOD PROPERTY MANAGEMENT
LTD.

Manager for Stratas, Co-ops, and Rentals
250-704-4391 « Fax 250-704-4440
carol@oakwoodproperties.ca
www.oakwoodproperties.ca

PACIFIC QUORUM VANCOUVER ISLAND
PROPERTIES

Strata & Property Management
250-586-1100 * Fax 250-586-1102
www.pacificquorum.com

receptionvi@ pacificquorum.com

SOUTH ISLAND PROPERTY
MANAGEMENT LTD.

Strata Management Services
250-595-6680 * Fax 250-595-2022
reception@sipmitd.com
www.sipmltd.com

GETS ENERGY
Energy Advising & Engineering %

Services
236-361-3637
dan@getsenergy.ca
www.getsenergy.ca

PROPERTY FLUTE
Online Voting Platform
778-819-2394
info@propertyflute.ca
www.propertyflute.ca

STRATA COUNCIL ORESOURCES

PROSHOP MUSIC CENTRE SOUND &
LIGHTING

Sound Systems for General Meetings
250-361-1711
jpproshopmusic@yahoo.ca

STRATACOMMONS

Strata Software Development
250-871-4537
jlhooton@stratacommons.ca
www.stratacommons.ca/home

STRATAPRESS

Online Communication Tools & Document
Archiving for Strata Corporations
250-588-2469

info@stratapress.com

www.stratapress.com

For more information regarding Business Memberships please contact us at 250-920-0688 or toll free at 1-877-338-4762 or

businessmembers@visoa.bc.ca.

(Please note that VISOA does not guarantee or warranty the goods, services or products of our Business Members)



2023 Cover Photo Contest

Submit your photo of a BC strata to editor@
visoa.bc.ca. Photos selected for the cover of
Bulletin issues in 2023 will be entered into a
draw on December 1, 2028.

First prize: a one-year VISOA corporate
membership for all owners in your strata.

Second prize: $50



mailto:editor@visoa.bc.ca
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B You Asked

Q: Our strata council is trying to decide where to
store electronic documents. Do they have to be
stored in Canada?

A: There is no requirement in the Strata Property Act or
the Personal Information Protection Act that requires a
strata corporation to store electronic documents or data
on a Canadian server. However there are laws that apply
to property management companies.

The BC Financial Services Authority (BCFSA) is the
regulator for real estate services including brokerages
that provide strata management services.

The BCFSA website says:

“Any record required under the Real Estate Services
Rules relating to financial and other brokerage records
may be retained in electronic form as long as they are
readily available to be printed when needed.”

“The records kept do not need to be original copies and
may be copies as long as they are clear and legible.”

“All brokerage records that must be retained per the Real
Estate Services Act (RESA) must be kept in the province

@& StrataCommons

Is your council struggling with confusing email
conversations and misplaced documents?

StrataCommons gives you
one simple place to manage
communications and
important records.

Visit stratacommons.ca
to learn more about our online services.

of British Columbia. Per the Real Estate Services Rules,
these include books, accounts, and other records in
proper order and kept up to date. Like paper records, if
your brokerage opts to retain documents in an electronic
format, the servers which store the information must be
in the province of B.C.”

“Your brokerage must retain financial and other
brokerage records for no less than seven years after their
creation unless BCFSA permits you, in writing, to retain
them for a shorter term.”

Even if you have a property management company, your
strata should keep copies of its records. The documents
that the strata is required to keep are listed in section

35 of the Strata Property Act. There are numerous
options for storing documents electronically including:
an external hardrive, online in platforms such as Google
Drive or DropBox, or an online platform designed

for strata corporations such as StrataCommons or
StrataPress. Your council may wish to look into several
options to compare features, cost, and level of security.
Be sure to update your strata privacy policy to reflect any
changes to storage and security of personal information.

Q: Our treasurer recently sold his unit and the council
appointed another owner to fill the position. Is this
legal? Isn’t an SGM required?

A: Check your bylaws. Most stratas have bylaws which
are the same or similar to the Standard Bylaws. There are
two steps in this situation:

Bylaw 12 (1) If a council member resigns or is unwilling
or unable to act for a period of 2 or more months,

the remaining members of the council may appoint

a replacement council member for the remainder of

the term. (2) A replacement council member may be
appointed from any person eligible to sit on the council.

Bylaw 13 (4) If an officer other than the president is
unwilling or unable to act for a period of 2 or more
months, the council members may appoint a replacement
officer from among themselves for the remainder of the
term. [There is no need to elect a president as the vice-
president has the powers and duties of the president

for the remainder of the president’s term if the president
ceases to hold office.]

In your case, the bylaws permitted the council to appoint
a council member for the remainder of the term, and to
appoint a council member as treasurer. There was no
need to hold a Special General Meeting.

Members can submit questions to the Strata Support Team.
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B Wil BC Eliminate Rental and Age Restriction Bylaws”?

by Wendy Wall

On September 28, 2022, David Eby announced that if
he were to become premier, he will address housing
affordability in BC. Two of the measures in his housing
plan are to remove a strata corporation’s ability to have
rental restriction bylaws, and eliminate all age restriction
bylaws except “seniors only”.

Currently under the Strata Property Act

The legislation in BC currently allows strata corporations
to have bylaws that restrict age and rentals as follows:

Age restriction bylaws: Section 123 of the Strata
Property Act (SPA) says a strata corporation may pass a
bylaw that restricts the age of persons who may reside in
a strata lot. Some stratas have age bylaws that allow only
residents who are 19+, 45+ or 55+ etc., however under
the current legislation the bylaw can state any age.

Rental restriction bylaws: Under SPA section 141,
strata corporations are allowed to have bylaws that
prohibit the rental of residential strata lots, limit the
number or percentage that may be rented, and limit the
period of time they may be rented. For example, the

HOMEWISE

PLUMBING & DRAINAGE

A PLUMBER YOU CAN TRUST
KNOWLEDGEABLE « HONEST = PROFESSIONAL

s JTIAIL - 100% Satisfaction Guaranteed!
1" Work of the Highest Quality

Free Estimates

250-883-7270

www.homewiseplumbing.ca
office@homewise.ca

visa [ o

bylaws might allow up to 10% of the residential lots to
be rented, or set a maximum rental period of 5 years, or
both. There are currently exemptions to allow rentals to
certain family members or in cases of hardship.

However, these bylaws don’t apply to all strata lots
because for most residential stratas constructed since
January 1, 2010, developers have issued a rental
disclosure statement (Form J) that permits rentals for 100
or more years.

Under the current legislation, strata corporations are not
permitted to screen tenants, establish screening criteria,
require the approval of tenants, or require the insertion of
terms in tenancy agreements.

An owner may assign some or all of their powers and
duties to their tenant including the right to vote at annual
and special general meetings and run for election to
serve as a council member.

David Eby’s proposed changes

Based on David Eby’s housing plan and media
interviews, the following changes would be made to the
Strata Property Act:

Age restriction bylaws: The proposed changes would
still allow a strata corporation to have or pass a bylaw
that restricts the age of persons who may reside in a
strata lot to 55+. However, his plan says that 19+ age
restrictions would not be permitted. Presumably any
existing bylaws other than 55+ would be unenforceable
as they would contravene the SPA.

Rental restriction bylaws: The proposed changes would
remove a strata corporation’s ability to have bylaws that
prohibit or restrict rentals. This would apply to all existing
and new stratas, and any existing bylaws restricting
rentals would be unenforceable as they would contravene
the SPA.

What strata owners are saying

Many strata owners have written to VISOA expressing
their disappointment, frustration, anger, and outrage at
these proposed changes, particularly the changes related
to rentals. Their reasons for opposition included the
following themes:

* Not a solution to housing shortage

Impact on strata operations and governance
+ Impact on housing affordability

Effects of real estate speculation
+ Removal of rights to self-governance

continued on page 18
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FILL POTHOLES
IN ANY WEATHER

PROPERTY MANAGEMENT SOLUTIONS

INDUSTRIAL s

1.800.667.1757

BUYINDUSTRIAL.CA | INFO@GOINDUSTRIAL.CA
776 CLOVERDALE AVE VICTORIA, BC

Watch VISOA videos on
> Youlube

» The Future of Electronic Meetings

» Online Voting Platform for Stratas

» Spending Money: CRF, Special Levies, and more
» Cooling Systems for Strata Owners

» Top 10 Tips for Heat Pump Bylaws for Stratas

» Preparing for your Strata AGM

» How to Enforce Strata Bylaws
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Will BC Eliminate Rental and Age Restriction Bylaws?

Not a solution to housing shortage

“I would like a factual explanation as to how such a move
would increase the availability of rental properties in BC,
given that there are virtually no [pre 2010] stratas with
vacant units.”

“Your logic is flawed...The buildings without rental
restrictions have the highest vacancy rates of 18-24%,
which may be due to [a] high volume of people using
units for speculation or Airbnb. Properties with rental
bylaws average a vacancy rate of 0-4%...Removing our
no rentals bylaw would do nothing to ease our Province’s
housing problem.”

“There is only one way to solve a housing shortage and
that is build more. Reshuffling owner/rental will not make
more.”

“The only people who will benefit from removing these
restrictions are corporations and the wealthy who can
afford to build a rental portfolio...This proposal will do
nothing to alleviate the current house shortage.”

Impact on strata operations and governance

“As a self-managed strata, the day to day management is
time consuming and the addition of rental management
would be untenable. We already have difficulty recruiting
people to sit on the strata council.”

“What a ridiculous way to try to solve housing. Do you
want to volunteer on my strata council? Not too many will
step up anymore if that goes through.”

“We are sorely in need of more, not less, help to run [our
strata] effectively. Any renters are not likely to volunteer
their time and effort to garden, paint, manage contracts,
sit on Council, or any other of the time-consuming
management chores that we take on.”

“Over 26,000 active strata corporations are under 25
units, which represents over 76% of all stratas in BC.
These strata corporations rarely have professional
management due to the high cost and difficulty finding
brokerages willing to take on smaller clients. Effectively
downloading the management of rental properties to
volunteer council members is unreasonable and grossly
unfair.”

“Good luck getting landlords to serve on council. Legally
we can’t function without the minimum number of council
members. How many small stratas will be forced into
applying to the Supreme Court for an administrator?”

continued on page 19
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Will BC Eliminate Rental and Age Restriction Bylaws?

Pro Specializing in

Exterior Renovations “Even if you change the Residential Tenancy Act to allow
stratas to “appear” at the Residential Tenancy Branch,
mmm Since 1989 s you are imposing a long stressful process on untrained
volunteers. Time they should be focussing on operations
Deck and Balcony Remediation and maintenance. You say it will be at the cost of the unit

owner/landlord but in reality there are always costs that
the strata can’t recover. This is so unfair to all the other
owners.”

Waterproof Membrane ¢ Guard Rails * Doors ¢ Walls
Qualified Tradesmen With Years Of Experience

“It is already difficult to recruit council members and if
the number of rental units is expanded [council] will find
themselves acting as building managers for absentee
landlords.”

- = “It is difficult in a small strata complex to find residents
Pl H'i'”-\h e £ willing to serve on council in the best of circumstances.
' |=1T|Jmull,l!ﬂ~ 4l Having to deal with renters and absentee landlords

just adds another layer of complexity to an already
unappealing task.”

T

“Why would you place aspiring first-time home buyers
into that competition, their limited dollars against the
deeper pockets of an [investor]?...Using the logic of your
own government, it is a simple step to realize they drive
up the prices for otherwise affordable strata housing.”

“An unintended consequence, will be the erosion of
existing affordable housing.”

“Increased costs are unfair. Stratas with 25% or higher
rental units pose an unmanageable risk as rented units
have significantly more insurance claims. As a result,
the strata’s premiums are generally higher. Property
management companies also charge more to manage
strata corporations that have rented units. Given that
the strata corporation receives no compensation from
landlords it is unreasonable for the strata corporation to
incur higher expenses.”

E == “We are too small to afford a professional property

— management company...The principal reason [for
Eeidi prohibiting rentals] is the practicality of having enough
resident owners to share the significant responsibility of
managing the Strata and building.”

Serving Mid Vancouver Island Strata’s since 1992

* VINYL SIDING ¢ ROOF DEMOSSING “We have worked hard to build our community over the

o WINDOW CLEANING ¢ GUTTER CLEANING past 30 years. It is difficult enough with aging seniors
to have people step up to serve on Council as invested

* POWER WASHING owners, so allowing rentals will only serve to have a more
transient population, increase our insurance fees and will
hinder our efforts to provide a self-managed community.”

860 Odakley Street, Nanaimo, BC

Toll Free: 1-877-291-1251 « (250) 714-6739
www.mrsparkle.net

continued on page 20

Email for Free Estimates: mrspark1@shaw.ca
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Will BC Eliminate Rental and Age Restriction Bylaws?

“Insurance companies are asking [strata] corporations
to provide the breakdown of owner occupied and non-
owner occupied units. They have said this may impact
our insurance [premiums] in the future.”

“Quite frankly we are surprised that your proposed
changes affecting Stratas does not take into
consideration the impact on Strata insurance [increased
claims].”

Effects of real estate speculation

“The available units will be bought up by developers
thereby removing possible seniors housing in a
community with limited options for seniors to downsize
into.”

“Some investors attempt to purchase 21% or more units
with the intent of controlling future use, development,
and preventing a price uplift on property value when the
corporation is considering a windup. Where rental bylaws
exist, developer/buyers generally avoid these tactics as
they are left holding property from which they cannot
generate any revenue.”

“It would over time, result in a deterioration of strata

Join VISOA

Membership makes
us strong! VISOA
plays a vital role
voicing your
interests and
concerns to
government and ‘o :
industry. 1 i »A E w;i\,", 1

Access our crack team of experts on the Strata
Support Team, bulletins, webinars and more.

Annual membership

$6.50 per unit
for strata corporations

or $35 for Individuals

Learn more

properties as investors try to maximize profits by
spending less each year on maintenance.”

“Pay attention to the potential problems that your
suggested policy may cause for thousands of buildings
and owners: e.g. such as speculation, taking control of a
building and lowering maintenance and improvements in
order to increase profits, and the burden it would put on
strata councils.”

“If you open us up to rentals, | am concerned that units
would be bought by speculators, thus destroying our
close community and reducing the ability of the Council
to govern.”

Removal of rights to self-governance

“The governance of strata corporations should be left to
the owners who have invested in them.”

“I chose my building because it did not allow rentals.
| feel this is very heavy handed and intrusive of the
government.”

“I am outraged that you are trying to overturn years of
careful planning...the security | planned for in my later
years, and the peace and quiet that | think | deserve after
working hard and paying taxes for almost 50 years.”

“On the matter of stripping away legislated rental
restriction bylaws that a strata corporation has
democratically voted to approve (by a 3/4 vote of
owners), border not only on ‘outrageous’ but completely
ill informed...[council] are not landlords but too often
end up having to take on that role, with no one to back
us up...This is my home, not a place of business nor a
purpose-built rental apartment.”

“Such an initiative would seem to go against the NDP’s
historical stance on enshrining Canada’s democratic
principles.”

What you can do

If you have thoughts on these proposed changes, submit
your comments to:

David Eby: david.eby.mla@leg.bc.ca

Your MLA: www.leg.bc.ca/learn-about-us/members
VISOA: president@visoa.bc.ca
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B Council Member Code of Conduct

VISOA Resource

With few exceptions, the Strata Property Act doesn’t
have a mandated code of conduct. However, your
council could agree to follow certain principles for
fairness and ethics. Here are some suggestions to get
you started:

1. 1 will act honestly and in good faith with a view to the
best interests of the strata corporation. (SPA 31)

2. | will exercise the care, diligence and skill of
a reasonably prudent person in comparable
circumstances. (SPA 31)

3. | will disclose fully and promptly to the council the
nature and extent of any conflict of interest that is a
direct or indirect interest in a contract or transaction
with the strata corporation, or a matter that is or is
to be the subject of consideration by the council.

If that interest could result in the creation of a duty

or interest that materially conflicts with my duty

or interest as a council member, | will also abstain
from voting on the contract, transaction or matter.

I will leave the council meeting while the contract,
transaction or matter is discussed, unless asked by
council to be present to provide information, and
while the council votes on the contract, transaction or
matter. (SPA 32)

4. | will approach all strata issues with an open mind,
not promote my own interests or favour the interests
of any individual or group of owners or residents,
family member, friend or contractor to the detriment
of the corporation.

5. [ will not seek any special benefits or privileges as a
council member or accept any compensation except
as permitted by a bylaw or passed by a resolution of
the owners at a general meeting.

6. | will make a concerted effort to attend all council
and general meetings and conduct myself in a
respectful, professional, and businesslike manner. |
will act ethically and comply with principles of good
governance and order.

7. 1 will treat all council members equally and respect
that all council members shall have the opportunity
to submit items for the agenda of council meetings. |
will abide by decisions made at council meetings by
the majority of the council members and decisions
made by resolutions passed by owners at general
meetings, even though | may disagree. However,
| reserve the right to express my own views at
meetings and to owners regarding non-confidential
issues.

10.

11.

12.

13.

14.

| will act responsibly and with due diligence to
become familiar with the affairs of the strata
corporation and to uphold its bylaws, rules,
resolutions, and agreements.

| will make a concerted effort to become familiar and
comply with the Strata Property Act, Regulations,
the strata corporation’s bylaws, Personal Information
Protection Act and any other enactment of law. |

will continue to educate myself and | will support
attendance by one or more council members at
informational and educational events presented by
a strata education organization at the cost of the
corporation.

I will not support any resolution of the council which
would deny an owner access to information to which
that owner is entitled to under section 35 and 36 of
the Strata Property Act.

| will not disclose personal information protected
by the Personal Information Protection Act and will
comply with and uphold the strata corporation’s
privacy policy.

| will not disclose other information obtained in my
role as a council member which reasonably ought to
be deemed confidential. When in doubt, | will request
determination by a resolution of the council.

I will not, knowingly, make slanderous, libelous, or
defamatory statements about the strata corporation
or any owner, resident, council member, manager,
staff or contractor of the corporation.

| will promote good relations and will attempt to
prevent or minimize conflict, harassment, and bullying
between council members, owners, residents,
managers, staff, and contractors.

Print Name

Signature

Date
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B President’s Message

A Strata Corporation is an Ecosystem

The large volume of feedback from strata owners about
the proposed removal of rental and age restriction bylaws
has brought to light the interplay of internal and external
factors that contribute to the success or failure of a strata
corporation, particularly in small stratas.

Lately, | found myself in conversation with non-strata
owners who asked, “What’s the big deal? Aren’t the
proposed changes to the Strata Property Act a good
thing to create more rental housing?” The idea sounds
nice on paper, but what does this mean in real life?

Trying to explain strata management and governance to
non-strata owners is challenging. They haven’t served as
a council member, volunteered hundreds of hours of their
time, tried to comply with complex laws, and dealt with
difficult situations among owners.

I’ve come to this analogy: a strata corporation whether
it’s 2 units or 200 units is like an ecosystem. It consists of
all the organisms (owners and residents) and the physical
environment (strata units and common property) with
which they interact. Ecosystems are affected by external
and internal factors. They are dynamic entities subject to

VISOA

Board of Directors 2022

Executive:
e Wendy Wall, President
e John Grubb, Vice President
e Andrew Thompson, Secretary
e André De Leebeeck, Treasurer

Members at large:

e George Fisk
o Jim Giriffith
e Susan Haggart
e David Stinson

VISOA board members are volunteers. We are
strata owners just like you and we are dedicated
to helping the strata community.

Learn more about each board member.

periodic disturbances and are always in the process of
recovering from some past disturbance. The tendency
of an ecosystem to remain close to its equilibrium
state, despite that disturbance, is termed its resistance.
The capacity of a system to absorb disturbance and
reorganize while undergoing change so as to retain
essentially the same function, structure, and identity is
termed its ecological resilience.

Even seemingly small internal changes in the makeup of
strata owners, councils, and expenses can be disruptive
events.

* In one strata an owner meticulously managed
maintenance for over a decade. When he moved,
despite leaving detailed manuals and instructions, the
owners quickly realized they were out of their depth
and hired a management company, causing financial
strain on owners with fixed incomes.

* In another strata, an owner who was the lead on a
major membrane renewal project, died suddenly
- a loss that was felt emotionally but also created
logistical issues in moving the project forward.

* In another example, the strata council ran operations
amicably by way of numerous committees until the
year they needed new windows - the high cost threw
their community into conflict, effectively dismantling
committees and bringing day-to-day work to a crawl.

* In a12-unit strata, 10 owners were over the age of
85 leaving the strata unable to find 3 people willing to
run for election to council, with the result that there
was no council to manage its affairs.

An external factor such as removing rental and age
restriction bylaws that were passed democratically by a
3/4 vote will be a major disruptive event to many stratas,
particularly small ones. The concept of removing these
bylaws may seem innocuous to some, but the ripple
effect is far-reaching. Nearly all the letters we’ve received
from strata owners centre on one concept: this will be a
disturbance that will have a significant negative impact
on the functioning of their community.

Systems can’t exist in a state of flux. Stratas have to
recover from disruptions or the system falls apart. Will
small stratas be able to maintain their resilience?

We’ll all be watching the media closely in the coming
months for news about the proposed legislative changes.

Wendy Wall, VISOA President

president@visoa.bc.ca
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