
VISOA Bulletin August 2015 • 1 “Assisting Strata Councils and Owners since 1973”

VISOA
Vancouver Island Strata Owners Association

306 - 620 View Street, Victoria, B.C. V8W 1J6
General Office Email: information@visoa.bc.ca
Office Telephone: (250) 920-0688 or 1-855-38VISOA (1-855-388-4762)
Helpline: 250-920-0222 or 1-877-33VISOA (1-877-338-4762)
Web site: www.visoa.bc.ca

• Civil Resolution Tribunal Update - Summer 2015 Shannon Salter...................................................................... 1
• Privacy Matters...................................................................................................................................................... 2
• Understanding Your Strata Manager’s Scope of Authority ................................................................................. 3
• Amendments to Ontario’s Condo Act Rodrigue Escayola................................................................................... 6
• VISOA Comments on Ontario’s Condo Act Sandy Wagner................................................................................... 8
• You Asked Gloria Martins...................................................................................................................................... 9
• Business Member Directory.................................................................................................................................. 10
• Videos and Bulletins Offer Maintenance for Multi-Unit Buildings...................................................................... 15
• What is CMHC? Mike Janes...................................................................................................................................16
• Do Frugal Stratas Waste Money? Hillerie Denning.............................................................................................17
• Introducing New Business Members...................................................................................................................18
• How to Budget for Components That May Never Need Replacing Jeremy Bramwell......................................19
• President’s Report Sandy Wagner..................................................................................................................... 20

In this issue...

President - Sandy Wagner
Vice President - John Webb 

Secretary - David Grubb
Treasurer - Denise Brooks

Wendy Wall, Laurie McKay,
Deborah Fraess, 

Lynn Klein

BOARD OF DIRECTORS 2015

Civil Resolution Tribunal Update - Summer 2015
VISOA Bulletin - AUGUST 2015

EXECUTIVE

DIRECTORS AT LARGE
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We have reached 
some important 
Civil Resolution 
Tribunal (CRT) 
milestones in the 
last few months. 
Here are a few 

highlights:
• In May, after a rigorous 

competition, the first 18 
CRT tribunal members were 
appointed. The CRT members 
are lawyers with expertise in 
strata property and small claims, 
as well as administrative law and 
adjudication experience.

• Since the CRT website (www.
civilresolutionbc.ca) went online 
in November 2014, it has had 
almost 17,000 visits. Every day, 
people contact me through the 
website’s contact form. Most 

people want to know when the 
CRT will open. Others want 
specific advice and help. I can’t 
provide legal advice or case-
specific help, but I do read each 
email and respond directly. 
Sometimes, I refer people to 
the Canadian Bar Association’s 
Lawyer Referral program, to 
Access ProBono, or to other 
helpers.

• I have been sharing 
information about the CRT and 
listening to feedback from a 
wide variety of strata stakeholder 
groups from around the province, 
and most recently in the Lower 
Mainland, the Okanagan, and 
Vancouver Island in presentations 
for CHOA, CCI, PAMA, SPABC, 
and public forums. This has given 
me a much better understanding 

of the kinds of problems facing 
the strata community, and what 
the CRT can do to help. Thank 
you to everyone who has attended 
these events and shared their 
thoughts with me.

• The technology for the dispute 
resolution phases of the CRT 
(negotiation, facilitation, and 
adjudication) is being actively 
developed and we are working 
hard with the development 
team to build the hundreds of 
business processes that need to 
be integrated into the technology 
platform.

• The Solution Explorer is the 
front end of the CRT, and will 
provide free legal information 
and self-help tools to the public. 
The Solution Explorer will be 
launched in beta this fall for 

By Shannon Salter, CRT Chair
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Experience 
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Window
Choosing Centra Windows could save your Strata over a million 
dollars over the life of your windows in installation and 
maintenance costs. Let us show you the di�erence.
Visit centra.ca or call us today to book a strata presentation.

2132 North�eld Rd., Nanaimo  250.756.3010
945 Alston St., Victoria  250.412.2525                       info@centra.ca

Vancouver Island Owned & Operated. 
Manufactured in BC.
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Civil Resolution Tribunal - Summer 2015
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strata property claims, and we 
anticipate that the CRT will begin 
to resolve claims in the spring of 
2016. 

Thank you for your patience 
and ongoing support as we 
tackle the challenge of creating 
Canada’s first online tribunal. 
I will keep you updated in the 
coming months as we reach new 
milestones on the path to CRT 
implementation.

On June 22, 2015, the Office of the Information and Privacy Commissioner relased an 
updated version of Privacy Guidelines for Strata Corporations and Strata Agents. You 
can read the revised guidance document at:
https://www.oipc.bc.ca/guidance-documents/1455
The OIPC also issued Frequently Asked Questions (with Answers, of course!) for 
stratas, and they are found at:
https://www.oipc.bc.ca/guidance-documents/1805
These FAQ’s and updated Guidelines are just what BC strata owners need, as they make 
clear some formerly misunderstood parts of the Personal Information Protection Act. 
(PIPA)
This is one of the FAQ’s which many stratas have asked:

QUESTION: I believe my personal information was shared in an unauthorized way 
by my strata. How should I follow up?

ANSWER: PIPA allows individuals to make privacy complaints to the Office of the 
Information and Privacy Commissioner for British Columbia (OIPC).
Before complaining to the OIPC, you should attempt to resolve your complaint directly 
with the strata. Submit your complaint in writing directly to the strata’s privacy 
officer. Provide as much detail as you can in order to assist them to understand the 
nature of your complaint.
Give the strata at least 30 business days to respond. If after 30 business days you have 
not received a response from the strata or if you are unsatisfied with how the strata 
addressed your complaint, you can make a complaint to the OIPC.

Privacy 
Matters

This is a regular column, where we will answer your questions on 
privacy-related matters on your strata. If you have any questions email 
us at editor@visoa.bc.ca

Before You Buy 
A Condo

VISOA (Vancouver Island Strata Owners Association)
Tuesday, 15 Sept. 2015 from 6:30 PM to 9:30 PM, Victoria, BC

Event Details
You’re thinking of spending thousands of dollars on a condo or 
townhouse, but how much do you really know about condo life 
and the new responsibilities it brings? This three-hour workshop/
question period will help you understand the strata documents 
every buyer should review and give you useful facts about the Strata 
Property Act and more. Presented by experienced representatives 
from the Vancouver Island Strata Owners Association, a non-profit 
group which has been helping strata owners for over 40 years.

FOR MORE INFORMATION AND TICKETS ($30):
http://www.eventbrite.ca/e/before-you-buy-a-condo-tickets-17729744142?aff=es2 
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Web: www.unityservices.ca Email: usc@shaw.ca 

‘Making Strata Maintenance Manageable’ 

225500--889933--33444455  

• Long Term Capital (CRF) Planning & Budgeting 
• Project Planning & Management Services 

““II ff   yyoouu  ffaaiill   ttoo  ppllaann,,  yyoouu  aarree  ppllaannnniinngg  ttoo  ffaaiill!!””  
~~  BBeennjjaammiinn  FFrraannkklliinn  

FFrreeee  CCoonnssuullttaattiioonnss  

SSoo  wwhhaatt’’ss  YYOOUURR  PPllaann??  

Understanding Your Strata Manager’s Scope of Authority 
Editor’s Note: The relationship between a strata 
management licensee and a strata council (the client) is a 
complicated one. Many frustrations and complaints can be 
avoided if the client understands the manager’s scope of 
authority. 

This article was originally published and written by the 
Real Estate Council of BC in April 2015 for strata managers; 
and was re-written for strata councils with the permission of 
the Real Estate Council of BC. 

Strata Managers are licensed by the Real Estate Council 
of BC, and are subject to the Real Estate Services Act and the 
Council Rules. In this article, when we refer to the “Council 
Rules” we are referring to the Real Estate Council’s Rules. 
When we say “he” referring to a strata manager, please read 
“he or she”. 

When your strata corporation contracts with a 
brokerage to provide strata management services, 
section 3-3 of the Council Rules sets out the duties 
a brokerage and related licensee has to its client and 
specifically includes the duties to:

A. Act only within the scope of the authority given by 
the client
B. Act in accordance with the lawful instructions of the 
client, and
C. Advise the client to seek independent professional 
advice on matters outside of the expertise of the licensee

Understanding what these duties mean ensures that 
the manager acts within his professional limits as a 
strata manager. When a client’s (i.e. the strata council’s) 
instructions appear to put these duties in conflict, the 
manager has three key resources to guide him in these 
efforts:

• The written service agreement between the strata 
corporation and the brokerage,
• The Real Estate Services Act (RESA), and
• The Council Rules.

1. Know the Manager’s Scope of Authority

The written service agreement should set out the 
responsibilities and decision-making capabilities that 
have been delegated to the brokerage. For example:
• The manager needs to arrange for a minor plumbing 
repair at a strata property he manages. Does he need to 
check with the strata council before going ahead?
• The strata needs to file a lien against a strata lot. Does 

the manager have the authority?
The answers to these questions can likely be found in 

the service agreement. When a strata corporation enters 
into a service agreement with a brokerage, it typically 
delegates certain responsibilities and decision-making 
capabilities to the brokerage. The service agreement 
may give the brokerage ongoing authority in particular 
areas, allowing the brokerage to make decisions on 
behalf of the strata corporation. In other areas, a service 
agreement may give the brokerage the authority to act 
only upon the specific instructions of the strata council.

Example: A service agreement gives the licensee the 
express authority to arrange for repairs under $500 
without further instruction (subject to the aggregate 
limitation of spending identified within section 98 of the 
Strata Property Act (SPA), or any provision established 
in the strata corporation’s bylaws). However, the same 
service agreement requires the licensee to have specific 
instructions from the strata council in order to file a lien 
against a strata lot.

Understanding the difference between these two 
types of authority is crucial. They define the scope of 
decision-making the client strata corporation has given 
the brokerage. And as the scope of authority delegated to 
the brokerage may be different for different clients, it is 
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your manager’s responsibility to ensure that he is 
familiar with the terms of the service agreement for 
each of his clients, and let you know when additional 
authorization is required.

Using the example above, if the manager were to 
file a lien against a strata lot or spend $650 on repairs 
without specific instructions from the strata council, he 
will will have acted outside of the scope of authority 
given to him by your strata corporation (the client).

2. Act in Accordance With Lawful Instructions
The manager is required to carry out the lawful 

instructions of his clients, and know what to do if he 
receives instructions that he believes may not be lawful.

First, he must ensure that you have given the 
instructions in a form that he is authorized to act on. 
While he can be given instructions a number of ways— 
by email, verbally, or at a strata council meeting—he 
may not be authorized to act in each case.

Many service agreements stipulate that licensees 
must receive instructions in a specific method, or 
a range of methods (for example: in writing after a 
majority decision of the strata council; or in writing 
by at least two strata council members). As service 
agreements may be different depending upon the client, 
the manager should review the service agreement to 
ensure he is acting appropriately.

If the written service agreement does not give the 
brokerage authority to undertake the duties the strata 
corporation has requested, it is important for the 
manager to ensure that he gets specific instructions 
from the client before acting.

Finally, if the manager has received verbal 
instructions, it is prudent to confirm the instructions 
with the strata council in writing.

What may constitute unlawful instructions? 
Instructions that could result in the strata corporation 

acting contrary to the provisions of applicable legislation 
may be unlawful. If the manager is concerned that 
instructions received from a strata council may result 
in such a contravention, he should take steps to deal 
with the situation. While the Real Estate Council does 
not have the jurisdiction to enforce legislation other 
than RESA, licensees are expected to be familiar with 
and provide competent advice to their clients with 
respect to applicable legislation such as the SPA, the 
strata corporation’s bylaws, as well as RESA and the 

Council Rules. In addition, licensees will be expected 
to be aware of other legislation that may affect their 
client and advise them to seek independent professional 
advice on those areas of legislation that they are not 
familiar with.

SPA/Strata Bylaws 
As a licensee, the manager is expected to be 

familiar with both SPA and the client’s bylaws. If the 
strata council’s instructions appear to him to be in 
conflict with either SPA or the strata bylaws (or any 
applicable legislation such as the Residential Tenancy 
Act, the Human Rights Code, or the Interpretation Act), 
it is appropriate for the manager to discuss his concerns 
with the strata council as well as his managing broker.

The manager may draw his client’s attention 
to the provisions that he believes are applicable 
and recommend to the client what he views as the 
appropriate course of action. It is best for him to ensure 
that the instructions from the client and his advice to 
the client are in writing.

Despite his advice, the client (strata council) may 
insist that he carries out the instructions. In this case, 
he may recommend that the strata council obtain 
professional advice prior to taking any further steps.

If the client’s instructions pose a serious conflict, 
the manager may decide to advise the strata council 
that he is not prepared to follow the instructions. This 
may result in the termination of the service agreement, 
either by the brokerage or the strata corporation.

RESA/Council Rules
As a licensee the manager is expected to not 

only be familiar with, but to act in accordance with, 
the provisions of RESA and the Council Rules. If he 
receives instructions from a strata client that he believes 
contravene either RESA or the Council Rules, he should 
advise his client of this, preferably in writing.

If the client does not modify the instructions, or 
responds with a specific direction to carry out these 
instructions, the manager is faced with three choices:

A. Follow the instructions,
B. Refuse to follow the instructions, or
C. Cease to act for the strata corporation. 

Choosing A, to follow instructions that the manager 



VISOA Bulletin August 2015 • 5 “Assisting Strata Councils and Owners since 1973”

Barbara Zimmer
Attention to Detail • Dedicated • Analytical

250-727-9743
E-mail bzes3056@telus.net

Small Business & Strata Bookkeeping
Services & Administration

• Over 20 years experience • Computerized Accounting
• Spreadsheets & Word Processing • Produce Financial Statements
• Year End Budgeting • Assessment Formulation
• Contingency Forecast Report Assistance
• Consulting & Applicable Functions when required

 

 

 

 

 

Our people make the Difference! 

201 – 1537 Hillside Ave. Victoria BC V8T 2C1 
Phone 250.388.9920 Fax 250.388.9945 

www.richmondproperty.ca 
 

 

Commercial & Residential 
Strata Management 

                           Locally Owned & Operated  

                       Serving: 

       Greater Victoria  

   South Van. Island 

    & the Gulf Islands 

  Sectioned & Mixed Use Specialists  

 

Understanding Your Strata Manager’s Scope of Authority
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believes are in contravention of RESA or the Council 
Rules, may have potentially serious consequences. He 
should discuss the matter with his managing broker to 
determine how best to proceed. If the manager has acted 
upon instructions from a strata council and his conduct 
becomes the subject of a Council investigation, the fact 
that he followed the instructions of the client does not 
relieve him—or the brokerage—of the obligation to 
comply with the requirements of RESA. The manager 
and/or the brokerage may be found to have committed 
professional misconduct.

The managing broker may determine that it would 
be prudent for the brokerage to obtain its own legal 
advice. It is also usually appropriate to advise the client 
strata corporation to obtain independent legal advice 
on their intended course of action. The brokerage may 
decide that it is not prepared to continue to provide 
services to the strata corporation. In this case, the 
brokerage should review the termination provisions of 
its service agreement.

Generally speaking, the managing broker should be 
involved in any attempts to resolve the issue, as refusing 
to follow the instruction given by the strata council may 
result in a termination of the relationship between the 
brokerage and the strata corporation.

3. Matters Outside the Manager’s Expertise: When to 
Advise the Client to Seek Independent Professional 
Advice

It’s not uncommon for strata management clients 
to regard the strata manager as an expert in all strata 
property matters. Clients may turn to the manager for 
advice or information on a wide variety of topics, from 

legal issues to insurance, finances, roofing, plumbing, 
landscaping and more. And although he may have 
some knowledge about these issues, it is usually more 
appropriate to recommend to the strata council that 
they seek independent advice from a professional in 
the subject field.

The manager should be cautious about providing 
advice that is outside of his expertise and which 
the strata council may rely on in making a decision 
about the maintenance or governance of the strata 
corporation. Although clients may sometimes be 
reluctant to pay for specific expert advice, it is 
important to realize that wrong advice can have 
devastating results for both the strata corporation and 
the manager.

In situations where a manager is asked for an 
opinion or advice that is technical in nature, or 
where there may be the potential for significant costs 
or losses to the client, the manager should strongly 
recommend to the strata council that they seek 
independent professional advice. If the manager 
provides poor or incorrect advice, he may be found 
to have demonstrated incompetence (a contravention 
of section 35(1)(d) of RESA) and/or to have failed to 
act with reasonable care and skill (section 3-4 of the 
Council Rules).
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P r o p o s e d 
a m e n d m e n t s 
to  the Ontario 
Condominium Act 
were introduced 
on May 27, 2015. 
The complete 

text of the bill, which is formal-
ly entitled “An Act to amend the 
Condominium Act, 1998, to en-
act the Condominium Manage-
ment Services Act, 2015 and to 
amend other Acts with respect to 
condominiums” can be reviewed 
at http://www.ontla.on.ca/bills/
bills-files/41_Parliament/Ses-
sion1/b106.pdf

It is interesting to note that 
the bill  was introduced as  the 
“Act  to Protect Condominium 
Owners“. This may signal an 
important change in what many 
perceived as a power struggle 
between the owners and the cor-
porations.

This bill, aimed at amend-
ing the Condominium Act and at 
better regulating the industry, is 
159 pages long but some of the 
more important changes include 
the following:

Changes to the governance of 
condominiums

n The creation of a not-for-profit 
Condominium Authority  and 
of a  Condominium Authority 
Tribunal dealing with disputes 
primarily between condominium 
corporations and owners;

n The requirement for corpo-
rations to file returns with a 
Condominium Registrar and 
to report on who the directors 
are.   Directors will be required 
to receive training;

n The act 
would imple-
ment changes 
to how owners’ 
meetings are 
called, includ-
ing the require-
ment to provide 
advanced notice 
of the election of 
directors (which 
will allow own-
ers to put their 
name forward 
to be added to 
the ballot) and 
changes to what 
is required to be 
included in the 
meeting notices 
and changes on 

quorum rules;

n The act would imple-
ment  changes to the corpora-
tion’s obligations with respect 
to the maintenance and repair 
of units, common elements and 
assets of the corporation, and 
changes to how these obliga-
tions can be altered; and,

n When dealing with compli-
ance matters before the courts, 
owners may have greater costs 
recovery powers similar to the 
costs entitlement of a corpora-
tion.

Changes to the property 
management profession

n The Act would provide for 
the creation of a not-for-profit 
administrative authority over-
seeing the profession and for a 
complaints mechanism;

n Mandatory licensing require-
ments for Property Managers 
would be enacted;

n Property Managers would be 
required to have a written con-
tract when providing manage-
ment services;

n The Act would allow for the 
appointment of inspectors and 
would grant them inspection 
powers; and,

n The Act would permit the 
adoption of a code of ethics.

Amendments to Ontario’s Condo Act
By Rodrigue Escayola
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Steps for this bill to become law

Before this bill becomes law, 
it must go through several more 
stages, including three readings 
and royal assent.   As part of 
“first reading”, the bill was ba-
sically introduced in the House 
and the MPPs accept the bill 
for future debate.  This is when 
it was assigned its bill number 
(Bill 106).  The real debate over 
the substance of the bill will 
take place during the “second 
reading”. Sometimes bills pass 
directly to third reading, some-
times they are further examined 
by Standing or Select Commit-
tees. It is during the “third read-
ing”, after a final debate in the 
house, that the MPPs will vote 
on it. Once the majority of the 
MPPs have voted in favour of a 
bill, it is presented to the Prov-

ince’s Lieutenant Governor for 
royal assent. This is when a bill 
becomes law.

As you can see, there are still 
many steps ahead but Ontario 
condo owners can finally review 
the product of so many years of 
consultation. You can read more 
about all of the consultation 
work that went into the devel-
opment of this new Act on the 
Ontario Government website at 
http://www.sse.gov.on.ca/mcs/
en/pages/oncondo_about.aspx

Article reprinted with permission. 
Rod Escayola heads Gowlings’ Con-
dominium Law Group. He regularly 
publishes on Gowlings’ condo law 
blog CondoAdviser.ca.   He is on 
the board of directors of the Ottawa 
chapter of CCI and is the co-editor 
of its quarterly magazine. Rod also 
sits on the board of directors of his 
own condominium corporation.

VISOA Members get 20% discount!

Amendments to Ontario’s Condo Act
Continued from page 6 SAVE 

the
DATE

VISOA 2015 
Planned Seminar Dates

September 20
Nanaimo Bowen Centre

Strata Insurance

November 15
Victoria Comfort Inn

Maintenance Contractors

NEW WORKSHOP $30
September 15

COMFORT INN, VICTORIA
Before You Buy a Condo

~ DISCLAIMER ~
The material in this publication is intended for informational purposes only and 

cannot replace consultation with qualified professionals. Legal advice or other expert 
assistance should be sought as appropriate.

For every dispute I have to resolve, there are hundreds or thousands of 

communities that are thriving and enjoying condominium living. 

					    — Dan Zimberoff, Lawyer

When times are tough, constant conflict may be good politics but in the 

real world, cooperation works better. After all, nobody’s right all the 

time, and a broken clock is right twice a day.

						     — William J. Clinton

Where there is a will there is a way. And this must be the way not 

of compulsion but of cooperation... No government and no plan can 

succeed without it.

				       — Lionel Murphy, Australian politician
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VISOA comments on Ontario’s Condo Act
By Sandy Wagner

carol@oakwoodproperties.ca     250-704-4391

Strata Management Done Right!
• Self managed and struggling to keep up with
   the changing legislation?
• Suffering from strata council “fatigue”?
• Current management fees have gone sky high?
• Small strata (under 25 units) can’t find management 
  for a reasonable fee?
• We service every size strata.

Sound familiar?
We can provide customized, 

reliable service at an 
affordable price.

Why publish an article about Ontario 
condominiums? We wanted to point out 
and contrast the differences between BC’s 
Strata Property Act and the proposed 
changes to Ontario’s Condominium Act 
to show you how far ahead BC is in some 
matters, as well as what we can learn 
from Ontario’s proposed changes.

So – where are we ahead? 
Dispute resolution, and licensing of strata property 

managers. 
BC’s Civil Resolution Tribunal Act was brought into 

force in 2012 and although it has not yet opened, we 
should see it operational in spring 2016. This innovative 
tribunal aims to resolve almost all strata disputes (for 
an update on the CRT, see page 1). Ontario is behind 
BC in opening their tribunal, and perhaps they will use 
our CRT as a model for their Condominium Authority 
Tribunal. The CAT will have the power to refer disputes 
to an alternative dispute resolution process, such as 
mediation, so it remains to be seen whether it will be as 
complete as our CRT.

BC has required Strata Property Managers to 
be licensed since 2006. Ontario is just beginning 

this process and it’s surprising there has been little 
regulation to date, considering the huge numbers of 
condos in that province. Remember when anyone 
could call themselves a strata property manager, and 
all the problems that caused? It is now in our distant 
past and BC’s strata licensees as a group are far more 
knowledgeable and better regulated in comparison to 
the pre-2006 version. 

Other amendments allow board meetings 
(comparable to our strata council meetings) to be held 
by electronic means, a provision we have had for several 
years; and for the corporation to report on insurance 
coverage to the owners on a periodic basis, which all 
BC strata are required to do annually.

Where will Ontario be ahead?
Condominium Registrar, and requirements for 

documents to new purchasers.
All Ontario Condominiums will be required to 

register and report annually, creating an index of all 
condominiums and their directors, which I assume will 
become public record with some privacy considerations. 
This is lacking in BC. There is currently no provision 
for the collection of this information in BC, and it 
would be very useful to have these details available and 
updated annually. 

The Government will create a Condominium Guide 
with a requirement that a copy be given to first purchasers 
along with the other condo documents – good news for 
new purchasers! Wouldn’t we all have wanted a bit 
more info about a “strata” before we bought one?

We were also very impressed with the consultation 
process used by the Ontario government – it was very 
thorough and had a great deal of public input.

Where are we reserving judgement?
Board qualifications and training.
The proposed amendments outline specific 

qualifications (and disqualifications) to be elected to 
the condo board, as well as requirements for condo 
directors’ training. On one hand, it sounds like a great 
idea to have strata councils made up of owners well-
versed in the Strata Property Act and possessing general 
business sense. On the other hand, though, if we were to 

Continued on page 9
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Continued on page 12

Have a question about managing your strata corporation? Ask us, we’ve had a lot of experience helping strata corporations 
solve problems - perhaps we can help you. Questions may be rephrased to conceal the identity of the questioner and to 
improve clarity when necessary. We do not provide legal advice, and our answers should not be construed as such. However, 
we may and often will advise you to seek legal advice.

YOU ASKED

Q:
We have a grounds budget of $5000 for the garden 

committee. If that committee wants to spend $1000 
for topsoil, does that require a motion to spend 
the $1000 or can they go ahead spend the money 
without Council’s approval?

A:
The answer to your question is “absolutely not.” 

Many strata corporations have a one-line category 
for gardening and landscaping in the budget for 
the operating fund, but budget approval is not the 
same as spending approval. Section 4 of the Strata 
Property Act, as copied below, makes council 
responsible for the “powers and duties” of the strata 
corporation.

4 The powers and duties of the strata corporation 
must be exercised and performed by a council, 
unless this Act, the regulations or the bylaws 
provide otherwise.

And section 26 of the Act, as copied below, 
emphasizes the same concept.

26 Subject to this Act, the regulations and the 
bylaws, the council must exercise the powers 
and perform the duties of the strata corporation, 
including the enforcement of bylaws and rules.

The Standard Bylaws as attached to the Strata 
Property Act are the bylaws of all strata corporations 
in BC unless changed. Standard Bylaw 20, as 
copied below, provides a procedural answer to your 
question.

Delegation of council’s powers and duties
20 (1) Subject to subsections (2) to (4), the 
council may delegate some or all of its powers 
and duties to one or more council members or 
persons who are not members of the council, 
and may revoke the delegation.

This month’s questions are answered by Gloria Martins.

have similar legislation here in BC, would it decrease the 
potential pool of nominees to council? All our members 
know that VISOA’s mandate promotes the education of 
strata owners, so you have no argument from us on having 
training available – but we frequently hear from you that 
you don’t have enough volunteers to be on your councils 
now, so we wonder how much harder it would be to fill 
those seats if there were stricter eligibility requirements. 

Ontario’s Bill 106 has only passed first reading as of the 
date of this publication, and so these provisions may not 
come into force for some time; and some may be modified 
or deleted before the bill becomes law.

In conclusion, we in BC could possibly take some 
suggestions from Ontario’s proposed amendments to 
improve our SPA – but overall I think we have a far 
superior Act.

VISOA comments on Ontario’s Condo Act
Continued from page 8
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BUILDING SUPPLIES
INDUSTRIAL PLASTICS AND PAINT
Building/Maintenance Products
250-727-3545 ext 105
brucedixon@goindustrial.ca
www.goindustrial.ca 

MCGREGOR & THOMPSON HARDWARE LTD
Door, Frame and Hardware Wholesaler
250-383-8666 • Fax 250-383-8654
www.mcgregor-thompson.com 

TORBRAM ELECTRIC SUPPLY VICTORIA
250-480-4818 • Fax 250-480-4894
jmckinnon@torbramelectric.com
www.torbramelectric.com

DEPRECIATION REPORTS
A.J. FINLAYSON DEPRECIATION 
REPORTS LTD.
Depreciation Reports
250-656-2224 • Fax 250-656-2279
art-ajf@shaw.ca 

ASSET & STRUCTURAL ANALYSIS 
CONSULTING ENGINEERS
Depreciation Reports, Structural 
Engineering Analysis, Economic 
Replacement Analysis
250-537-6132
asset.analysis.engineering@gmail.com
https://sites.google.com/site/
assetanalysisengineering/depreciation-
reports

BELL APPRAISALS
Replacement Cost New Insurance Reports & 
Depreciation Reports
bell.appraisals.consulting@gmail.com
250-514-3486 • www.bell-appraisals.ca

STRATA RESERVE PLANNING
A division of Bramwell and Associates
604-608-6161 • 604-669-6869
stratareserveplanning.com

CLEAR PATH ENGINEERING INC.
Depreciation Reports & Reserve Fund 
Studies
1-877-989-8918 • Fax 1-866-362-0592
info@clearpathengineering.ca
www.clearpathengineering.ca

IDB SOLUTIONS
Insurance Appraisals, Depreciation Reports
250-858-6056 
rick@idbsolutions.ca • www.idbsolutions.ca

NORMAC APPRAISALS LTD.
Insurance Appraisals and Depreciation 
Reports
Phone: 1-888-887-0002
Fax 604-224-1445
info@normac.ca • www.normac.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

PACIFIC RIM APPRAISALS LTD.
Depreciation Reports & Insurance 
Appraisals
250-477-7090 • 250-754-3710
info@pacificrimappraisals.com
www.pacificrimappraisals.com

READ JONES CHRISTOFFERSEN LTD.
Consulting Engineers - Reserve Fund 
Studies
250-386-7794 • Fax 250-381-7900 
tbergen@rjc.ca • www.rjc.ca

RDH BUILDING ENGINEERING LTD.
Building Envelope Engineering Consultants
Victoria: 250-479-1110 • pfitch@rdh.ca
Courtenay: 250-703-4753
hgoodman@rdh.com
www.rdh.com

SUNCORP VALUATIONS LTD.
Appraisers of Tangible Capital Assets for 
insurance, market value, & depreciation 
reports
604-689-2099 • Fax 604-689-2027
bcinfo@suncorpvaluations.com
www.suncorp.ca

UNITY SERVICES CORPORATION
Consulting Services for Depreciation 
Reports and Maintenance Planning 
250-893-3445 • john@unityservices.ca
www.unityservices.ca

FINANCIAL
COAST CAPITAL SAVINGS CREDIT UNION
Strata Account Pricing Program 
250-483-8710 • Fax 250-483-8716
bobbie.moretti@coastcapitalsavings.com
www.coastcapitalsavings.com

ISLAND SAVINGS CREDIT UNION
Special accounts for strata corporations and 
owners
250-414-4193 • Fax 250-360-1461
skasnik@iscu.com • www.iscu.com

MNP LLP
Chartered Accountants and Business 
Advisers
Serving Vancouver Island
250-748-3761 • Fax 250-476-1712
rick.martinson@mnp.ca • www.mnp.ca 

MORRISON FINANCIAL SERVICES LTD.
Financial - Condominium Lending
416 - 391-3535 (ext 115)
csmith@morrisonfinancial.com
www.morrisonfinancial.com

WILLIAM J. RHIND & ASSOCIATES
Banking Services for Small Businesses
604-732-3002
bart@WJRhind.com • www.WJRhind.com

INSURANCE & RELATED SERVICES
BFL CANADA INSURANCE SERVICES INC.
International Insurance Brokers and 
Consultants
1-866-669-9602 • www.BFLCanada.ca

PALMER APPRAISALS LTD
Insurance and Residential Appraisals
250-388-9102 * Fax 250-384-0150
admin@palmerappraisals.com
palmerappraisals.com

RELIANCE ASSET CONSULTING
Insurance Appraisals & Reserve Studies
1-866-941-2535
info@relianceconsulting.ca 
www.relianceconsulting.ca

SEAFIRST INSURANCE BROKERS
Shawn Fehr & Doug Guedes
250-652-1141 or 778-678-5821
sfehr@seafirstinsurance.com
www.seafirstinsurance.com

MAINTENANCE & PROJECT 
CONTRACTORS

BARTLETT TREE EXPERTS
Scientific tree care since 1907
250-479-3873 • 1-877-227-8538
kmacleod@bartlett.com www.bartlett.com 

CENTRA WINDOWS LTD. 
Windows, Doors, Siding, Renovations, 
Multi-Family 
250-412-2525 • Fax 250-412-9605 
info@centrawindows.com • www.centra.ca 

CLEAN AIR YARD CARE
100% Organic Yard Care Program
250-889-5375
richard@cleanairyardcare.ca 
cleanairyardcare.ca 

Chinook Power-Vac Ltd.
Dryer Vent, Duct, & Furnace Cleaning
1-800-556-8622 • Fax 250-715-1868
nelson@chinookpower-vac.com
www.chinookpower-vac.com

DOWNS CONSTRUCTION LTD.
Fire & Flood Restoration, Renovations
250-384-1390 • Fax 250 384-1400 
info@downsconstruction.com 
www.downsconstruction.com

DYRDA BROTHERS CONSTRUCTION 
Renovation & Remodelling
Erik Dyrda 250-858-3745 • Scott Dyrda 
250-589-2817 • dyrdabros@gmail.com
www.facebook.com/DyrdaBrothers 
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EMPRESS PAINTING
Commercial & Residential
250-383-5224 • Fax 250-383-0222
estimator2@empresspainting.ca
www.empresspainting.ca

GARDENER FOR HIRE SERVICES LTD.
Commercial & Residential Garden 
Maintenance
250-478-9237 • Fax 250-474-0247
gardenerforhire@telus.net
www.gardenerforhire.com

HANDYMAN CONNECTION
Single Solutions to all Repair and 
Maintenance Problems
250-384-4969 • Fax 250-384-4963 
acampbell@handymanconnection.com
victoria.handymanconnection.com

HEMLOCK PROPERTY MAINTENANCE
Maintenance
1-844-727-1717 • info@hemlockpm.com
www.hemlockpm.com

HOMEWISE PLUMBING & DRAIN LTD.
Plumbing & Drainage
250-883-7270 • office@homewise.ca
www.homewise.ca

HOULE ELECTRIC LTD.
Full Service Electrical Contracting
Victoria 250-544-0099
Nanaimo 250-758-3011 
www.houle.ca

ISLAND BASEMENT SYSTEMS INC.
Air Leakage, Moisture Control Services & 
Consulting
250-385-2768 • 1-877-379-2768 
chris@ibsg.ca • www.ibsg.ca

JOB CONFIDENCE INC. 
Online Marketplace To Find Contractors 
250-590-8182
graham@easyjobquote.com
www.Easyjobquote.com

KONE INC.
Elevator Maintenance, Modernizations & 
Construction
250-384-0613 • Fax 250-384-2731
john.board@kone.com • www.kone.ca

MAC RENOVATIONS LTD.
General Contractor/Residential Design/
Builder
250-384-6091 • Fax 250-384-2470
blaise@macreno.com • www.macreno.com

MOLONEY PAINTING LTD.
Specialists in Commercial and Residential 
House Painting
250-360-6400
pmoloney@telus.net
www.moloneypainting.com

NEVAEH LANDSCAPING LTD.
Landscape Design, Installation & 
Maintenance
250-896-4252 
allan@nevaehlandscaping.com
www.nevaehlandscaping.com

THE VINYL WINDOW COMPANY
Window and Door Replacement
250-652-0790 • Fax: 250-652-4939 
thevwc@shaw.ca
www.thevinylwindowcompany.com

TOP COAT PAINTING
Commercial & Residential Painting
250-385-0478 
info@topcoatpainting.ca
www.topcoatpainting.ca

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

VICTORIA DRAIN SERVICES LTD.
Drainage & Plumbing
250-818-1609 • Fax 250-388-6484
info@victoriadrains.com
www.victoriadrains.com 

PROPERTY MANAGEMENT
GATEWAY PROPERTY MANAGEMENT CORP.
Property Management
250-412-0713 • Fax 250-412-0729
bcvoric@gatewaypm.com
www.gatewaypm.com

GRACE POINT STRATA MANAGEMENT 
SERVICES
Property Management for Central 
Vancouver Island
250-902-5124
tom@GPstrata.com • www.GPstrata.com

ICON Property Advisors Ltd.
Strata Management & Consulting
1-778-383-1990 ext 111 • 1-604-732-6170
rob.boyko@iconpa.ca • www.iconpa.ca

MAURICE MANAGEMENT LTD.
Property Management
250-634-8144
pjmaurice@mauricemanagement.ca
www.mauricemanagement.ca

OAKWOOD PROPERTY MANAGEMENT LTD.
Manager for Stratas,Co-ops & Rentals
250-704-4391 • Fax 250-704-4440
carol@oakwoodproperties.ca
www.oakwoodproperties.ca

RICHMOND PROPERTY GROUP LTD.
Strata Management
250-380-9920 • 250-388-9945
jmckay@richmondproperty.ca
www.richmondproperty.ca

STRATA COUNCIL RESOURCES
ADEDIA STRATA WEBSITE DESIGN
Websites Developed and Customized to 
Meet Strata Needs 250-514-2208
sales@eStrata.ca • www.eStrata.ca

BC APPRAISAL INSTITUTE OF CANADA
Leading Real Property Valuation Association 
604-284-5515 • Fax 604-284-5514
info@appraisal.bc.ca
www.appraisal.bc.ca/britishcolumbia 

BRIDGE STRATA PLANNING LTD.
Web-Based Software for Stratas
250-893-6804 • tori@bridgeSP.com
www.bridgestrataplanning.com

CASCADIA ENERGY LTD.
Natural Gas Supply & Management
250-748-6664 • Fax 250-748-6503
nick@cascadiaenergy.ca 
www.cascadiaenergy.ca

COOL HEADS PUBLISHING
DEMOCRATIC RULES OF ORDER
Straightforward Rules of Order for Meetings
1-888-637-8228 
books@coolheadspublishing.com
www.DemocraticRules.com

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

PROSHOP SOUND & LIGHTING LTD.
Sound Systems for General Meetings
250-361-1711 • jpproshopmusic@yahoo.ca
www.proshopmusic.com

STRATAPRESS
Online Communication Tools and Document 
Archiving for Strata Corporations.
250-588-2469
info@stratapress.com • www.stratapress.com

WEST COAST ELEVATOR SERVICES LTD.
Elevator Maintenance, Repairs/Upgrades, 
Modernization
250-391-0048 • Fax: 1-604-985-4765
info@westcoastelevator.ca
www.westcoastelevator.ca

For more information regarding 
Business Memberships 

please contact Laurie McKay at 
250-920-0688 or businessmembers@visoa.bc.ca 

(Please note that VISOA does not guarantee or warranty the 
goods, services, or products of our business members). 
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You Asked
Continued from page 9

MOSS CAN DAMAGE YOUR ROOF

MOSS REMOVAL

NO RINSING REQUIRED
ECO-FRIENDLY
BIODEGRADEABLE
EASY TO APPLY

APPLICATORS AVAILABLE

sprayandforget.ca

776 Cloverdale Ave at Oak St.
250-727-3545

EXTEND YOUR ROOF’S LIFE

Visit Moss, Mold, 
Mildew, Algae 
& Lichen

Removes

for more information

(2) The council may delegate its spending 
powers or duties, but only by a resolution that
(a) delegates the authority to make an expenditure 
of a specific amount for a specific purpose, or
(b) delegates the general authority to make 
expenditures in accordance with subsection (3).
(3) A delegation of a general authority to make 
expenditures must
(a) set a maximum amount that may be spent, 
and
(b) indicate the purposes for which, or the 
conditions under which, the money may be 
spent.

This means that council may delegate spending 
powers to a committee, concerning the budget 
provisions for a particular category such as gardening. 
(You should check your bylaws to see if you have 
included Standard Bylaw 20 or some variation in 
your bylaws.) 

This is slightly different than your question, which 
asks if the gardening committee can spend money 
on gardening as approved in the budget, without 
council’s approval.

Many strata corporations have a gardening 
committee, but committees are not free to spend 
money from the operating fund, even as budgeted 

for a specific category.
This suggests a distinction between budget approval 

(by the owners at the AGM) and spending approval 
(as authorized by council). The only exception is 
Standard Bylaw 20 above that permits council to 
“delegate” the authority to make expenditures, a 
provision which council should use rarely, if ever. 

The Act has standards of conduct and accountability 
that specifically apply to council, and most strata 
corporations have errors and omissions insurance 
for council members (but not for committees) as 
provided by section 151 of the Act, as copied below.

151 The strata corporation may obtain and 
maintain errors and omissions insurance for 
council members against their liability and 
expenses for errors and omissions made in the 
exercise of their powers and performance of 
their duties as council members.

Two final points (that no doubt have already 
occurred to you):

1. All expenditures (routine expenses may be an 
exception) should be reviewed and pre-approved 
by council in compliance with Standard Bylaw 18, 
which is copied below.

Continued on page 13
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One Stop Shop for Depreciation Reports and

Insurance Appraisals - Covering All of British Columbia

Vic Sweett 
 ABA, RI(BC), AACI, P.APP, CRP 
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Every job comes with our 
commitment to excellence, 
quality services and loyalty 

to our customers.

Commercial / Interior / Exterior
Specializing in strata, 
condos & town homes

(250) 360-6400 
paul@moloneypainting.com  

moloneypainting.com    

(250500))) 36360-0-0 646400

 “Paul  off ered excellent advice on colour and paint 
options... the quality of his work was nothing short of 
outstanding.”  Andrew 2012

Moloney
Painting Ltd.
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YEARS IN VICTORIA

You Asked
Continued from page 12

18 (1) At council meetings, decisions must be 
made by a majority of council members present 
in person at the meeting.
(2) Unless there are only 2 strata lots in the strata 
plan, if there is a tie vote at a council meeting, 
the president may break the tie by casting a 
second, deciding vote.
(3) The results of all votes at a council meeting 
must be recorded in the council meeting minutes.

2. At the AGM, the vote to approve the budget 
is not necessarily a vote to approve “spending,” 
meaning that there is a difference between the 
approval (of the budget) and the separate financial 
decisions as adjudicated by council. Although the 
Standard Bylaws allow council to delegate their 
spending authority, should they? Probably not.

Q:
One of our units is about to go up for sale, and as 

Secretary I want to be ready to prepare the Form B 
Information Certificate. 

When we bought our unit, we were provided with 
a set of Bylaws and two years’ worth of Minutes. 
I notice that Section 59 of the SPA and the current 
Form B don’t mention having to attach these items. 

Did that change or is the requirement elsewhere? 
The Form B has a reference to “rules” – does that 
include Bylaws?

A:
Concerning the re-sale of a strata lot, the Strata 

Property Act differentiates between the information 
disclosed by the owner of a strata lot and the 
information disclosed by the strata corporation 
represented by the strata council. In a sense, all the 
records referred to in section 35 of the Act, “belong” 
to the owners of the strata corporation, including 
the bylaws of the strata corporation and the minutes 
of annual and special general meetings and council 
meetings.

Sections 35 and 36 of the Act refer to the records 
and documents that must be prepared, retained, and 
maintained, and provided by the strata corporation. 
Specifically, the records and documents referred to 
in Section 35 must be provided to the owners of the 
strata corporation, and some others – including a 
realtor if authorized in writing by an owner.

For the re-sale of a strata lot, individual owners are 
responsible for disclosing the records and documents 
referred to in section 35, including the bylaws of 
the strata corporation and the minutes of annual 

Continued on page 14
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INSURANCE APPRAISALS. We are the 
go-to company for insurance appraisals 
because of our service, our experienced 
appraisers, and our thorough reports.

DEPRECIATION REPORTS. Stratas value 
Normac because of our multi-disciplinary, 
comprehensive, and practical approach 
to depreciation reports.

BUILDING SCIENCE. Our building science 
experts offer an array of services 
including warranty reviews and condition 
assessments.

For more information, email info@normac.ca, 
call us at 1.888.887.0002 or visit our website at 
www.normac.ca 

We have been assisting Stratas for over 
10 years in British Columbia, and 20 
years across Canada in developing their 
Depreciation Reports as well as in the 
maintenance of their buildings. 

Our network of offices provides clients 
with the depth and resources of a large 
national organization, while allowing the 
service and accessibility of a local firm.

> Depreciation Reports

> Roofing Assessments

> Building Envelope 
  Condition Assessments

> Balcony Assessments

> Structural Assessments

> Project Administration

Protect Your Investment

Contact Us:
Victoria: 250.386.7794   •   victoria@rjc.ca
Nanaimo: 250.716.1550   •   nanaimo@rjc.ca

www.rjc.ca
Vancouver • Victoria • Nanaimo • Calgary • Edmonton • Lethbridge • Kitchener • Toronto • Kingston

and special general meetings and council meetings. 
Consequently, the Form B does not include the 
bylaws or the minutes.

The Regulations also differentiate between the 
records and documents provided to owners under 
section 36 of the Act and the record and documents 
referred to in the Form B.

The fee for providing documents is given in the 
Regulations: 

4.2 (1) The maximum fee that the strata 
corporation may charge for a copy of a record 
or document provided under section 36 of the 
Act is 25 cents per page. 
4.2 (2) No fee may be charged to an owner, a 
tenant or a person authorized by an owner or 
tenant for the inspection of a record or document 
under section 36 of the Act.

The fee for a Form B Information Certificate 
is referred to separately under Regulation 4.4 as 
follows:

4.4 The maximum fee that the strata corporation 
may charge for an Information Certificate, 
including required attachments, referred to in 

section 59 of the Act is $35 plus the cost of 
photocopying, or other means of reproduction, 
up to 25 cents per page.

Note that the 25 cents per page can apply to 
electronic documents, not just paper documents. 

The Form B must be supplied within one week 
of the request, but sometimes a realtor will request 
the Form B “next day” or “rush”. In a small, self-
managed strata you could probably have the Form B 
done relatively quickly, and the seller’s realtor will 
appreciate it – but large management companies who 
may prepare several From B’s a day do charge a “rush 
fee”. There is no provision in the SPA or Regulations 
for any rush fee, nor is there a prohibition. If you do 
charge a “rush fee”, make it reasonable to account for 
your time, but not so unreasonable that it becomes a 
cash grab.

The sale of a strata lot includes other responsibilities 
under the Real Estate Services Act as regulated 
by the Real Estate Commission of BC, so that the 
disclosure responsibilities of the owner of a strata 
lot are not limited by the Strata Property Act, but the 
disclosure responsibility of the strata corporation as 
a whole is limited by the Form B.

You Asked
Continued from page 12
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Townhouse and condo owners may not have to 
deal with their building’s day-to-day management, 
but it’s still important that they understand its main-
tenance needs.

B.C. homeowners can turn to the free Mainte-
nance Matters videos and bulletins for information 
and practical advice that can help prevent costly 
emergency repairs, maintain curb appeal and pro-
tect property values in multi-unit buildings. The se-
ries is provided by B.C. government’s Homeowner 
Protection Office (HPO), a branch of BC Housing, 
and may be viewed at www.hpo.bc.ca. 

The videos and bulletins target homeowners, 
strata councils, maintenance managers, housing co-
operatives and owners of townhouses, low-rise and 
high-rise buildings. Much of the advice offered may 
also be helpful to owners of single-family homes.

The series focuses on exterior building mainte-
nance, including cladding, roofs, decks, windows 
and doors. A companion video series is also avail-
able and proving popular with homeowners. These 
short, informative videos cover a range of helpful 
maintenance topics and are a good place to start 
learning about different exterior maintenance is-
sues.

Even new buildings require maintenance. The 
videos and bulletins explain why maintenance 
needs to be performed on a regular basis and what 
components of the building need to be maintained. 
They also include tips and checklists to help you 
stay on track with important maintenance require-
ments, along with practical guidelines for hiring 
professional contractors. 

“During the life of every building, owners are 
asked to make decisions about maintaining or re-
placing the various exterior components of their 
building. In some cases these decisions may affect 
their monthly strata fees or require a special assess-
ment,” explained Wendy Acheson, HPO Vice Presi-
dent and Registrar. 

“If owners choose not to invest in maintenance, 
they may later find themselves paying for expen-
sive repairs or see their home lose value. Owners of 
newer properties may also not be aware that failure 
to perform regular maintenance, or not perform-
ing maintenance correctly, may limit the building’s 
home warranty insurance coverage.”

Videos and Bulletins offer maintenance for Multi-Unit Buildings
By Homeowner Protections Office, Branch of BC Housing

Companion videos are available for many of these 
topics and additional videos will be added over time.
Free online subscription to HPO publications

To be notified by email when a new Maintenance Mat-
ters bulletin is available, go to Email Subscriptions at www.
hpo.bc.ca. Videos about various maintenance topics can be 
viewed on the HPO website or on YouTube at http://www.
youtube.com/user/bchousing1. You can also follow the 
HPO on Twitter @HPO_BC.
About the HPO

The Homeowner Protection Office (HPO) is a branch 
of BC Housing. The HPO’s mandate is to help bring about 
improvements in the quality of residential construction and 
increase consumer protection for buyers of new homes. 
The HPO administers the Homeowner Protection Act and 
licenses residential builders, makes third-party home war-
ranty insurance mandatory on all new homes constructed 
in British Columbia, and carries out research and educa-
tion to benefit BC’s residential construction industry and 
consumers.

#14:
#13:
#12:

#11:

#10:
#9:
#8:
#7:

#6:
#5:
#4:
#3:
#2:
#1:

Avoiding Exhaust Duct Problems
Window and Door Replacement
Reducing Energy Use in Multi-unit Residential
Buildings
Creating and Implementing a Building Envelope
Maintenance and Renewals Program
At-Grade and Below-Grade Assemblies 
Exposed Wood Structures 
Cladding 
Building Envelope Maintenance and Renewals
Planning 
Decks and Balconies
Sealants 
Residential Windows and Exterior Doors 
Avoiding Condensation Problems 
Maintaining Your Roof 
Paints, Stains and Coatings

The HPO developed the Maintenance Matters series in 
conjunction with Canada Mortgage and Housing Corpo-
ration, Polygon Homes and building envelope consulting 
firms. Bulletin titles include:

BULLETIN SUBSCRIPTIONS - VISOA provides 4 information-packed bulletins each year. 
• Corporate membership fees include emailed bulletins to up to 4 council members. • Individual membership fees include emailed bulletins. 

• Postal mailed bulletins are available to members for $15 annually per address. Non- members may subscribe to these bulletins at the following rates: 
By email: $15.00 per year and by postal mail $25.00 per year
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  Serving Strata Properties
        On Vancouver Island Since 1998

-   Concrete Buildings
-   Multiplexes
-   Single Houses

   DRYER VENT CLEANING
     Will save you money and prevent Fire

info@cleandryerducts.com
(250) 729-5634  1-866-447-0099    A+

You have no doubt heard 
about Canada Mortgage and 
Housing Corporation (CMHC), 
whether in the news or when you 
bought your first house or condo. 
CMHC is a Crown Corporation 
that insures private lenders (like 
banks and private capital firms) 
on mortgages that have less than 
a 20% down payment. The idea 
behind CMHC is that people 
putting less than 20% down on a 
mortgage are generally perceived 
as a higher risk to default on their 
mortgage payments. CMHC 
insures these mortgages, thus 
ensuring that private lenders 
keep giving mortgages to the 
people that need it most. Put 
another way: our local Victoria 
housing market would crash if 
everybody needed at least 20% 
down for a mortgage. Not many 
people I know have $110,000 

stuffed away for a down payment 
on their first home.

Although not the only 
mortgage insurer in Canada, 
CMHC is a massive corporation. 
As of 2009, CMHC is the largest 
Crown Corporation, with over 
$26 billion in assets. In 2010, it 
had an annual financial surplus 
of $2 billion. Needless to say, 
its decisions on whether or not it 
will insure a mortgage has large 
repercussions for the market in 
general. By far, the most affected 
real estate sector is the strata 
property.

For example, not many people 
know that it can be difficult to 
get CMHC to insure a mortgage 
in an age-restricted building. 
CMHC’s reasoning (which I 
generally agree with) is that age 
restrictions decrease the pool of 
buyers that can purchase the unit 

if the mortgagee 
defaults, thereby 
increasing the 
risk for CMHC. 
That being said, to 
paint every condo 
building with 
the same brush 
is dangerous and 
can lead to condo 
owners having 
a very hard time 
selling their units.

A n o t h e r 
example of a 
CMHC policy 
is remediation. 
If there are no 
documents stating 
that a remediation 
is required on a 

90’s-built building, CMHC is 
generally okay with insuring 
mortgages at that address. That 
is a scary thought, as many 
buildings are all too happy to stick 
their heads in the sand instead of 
dealing with their major issues. 
If, however, a building has all 
the funds required to remediate 
a building whenever they want, 
but their engineer reports say 
there is no requirement yet (but 
there will be a requirement at 
some point in the future), CMHC 
may flag the building as too 
risky to lend on. This is clearly 
sending the wrong signal to 
strata corporations to hide major 
maintenance requirements until 
the last possible minute.

What shocks me the most 
is that, while CMHC has these 
rules in-house, they do not have 
guidelines for strata corporations 
to know what CMHC likes and 
doesn’t like in terms of buildings. 
If the nation’s largest insurer can 
decide what buildings effectively 
won’t get financed, shouldn’t 
they let us know their criteria? 
Wouldn’t it be nice for a strata 
corporation to know that the 
bylaw they are about to adopt 
is going to cost them tens of 
thousands of dollars when they 
go to sell, because the only 
people that can buy their units 
need to buy with at least 20% 
down or cash?

Mike Janes is a Realtor with The 
Condo Group and can be reached at 
250-382-6636. For more information 
on CMHC: http://www.cmhc-schl.
gc.ca/en/index.cfm

What is CMHC?
By Mike Janes, The Condo Group
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“Many strata corporations in Greater 
Victoria, particularly those that are self-managed 
tend to be frugal in their expenditure decisions 
on maintenance and renewal projects.” That 
observation was made by the staff of RDH 
Building Engineering.

Unknowingly, those stratas considering 
taking the frugal approach may not be saving 
money but wasting money. 

That is the feature topic of RDH’s next free 
information session.

Related questions that will be explored 
include:
• When is it okay to defer maintenance and when 
is it not okay?
• If owners won’t be there more than a few years, 
will they save money by not voting to increase the 
annual contingency reserve fund contributions?
• Will it be cheaper to tender repair work 
themselves?
• Will they save money by not having their repair 
work inspected?
• Will they save money by not having a 
depreciation report?
• Is it cheaper for a strata to postpone repainting?
• Will a condition assessment devalue their 
property?
• Is it cheaper to have a handyman perform 
all reviews rather than having an engineering 
company perform some reviews?
• Will they save money by not paying for a pre-
warranty expiry review?

RDH is offering Free Evening Sessions 
to help point strata corporations in the right 
direction regarding their capital planning and 
expenditure projects.

If would like to check out whether your strata 
might be “penny wise and pound foolish”, contact 
RDH to find out when the next information 
session is scheduled. To reserve your spot, or 
to request more information, contact Hillerie at 
(250) 479-1110 Ext. 256 or hdenning@rdh.com

RDH Building Engineering’s staff of professional engi-
neers, architects, and technologists provide comprehensive 
services in building related fields such as asset assessment, 
asset management, renewals, repairs, maintenance planning, 
and depreciation reports.

Do Frugal Stratas Waste Money?
By Hillerie Denning

Call for a free consultation:

(250) 479-1110

It Pays to Plan

www.rdh.com
vic@rdh.com

 

 

Shawn Fehr, BA, CAIB, CIP, 
provides expert advice whether 

you’re insuring a duplex or a  
500-unit strata complex. Call him  

today for a competitive quote! 
250-478-9110 or e-mail 

sfehr@seafirstinsurance.com 
 

SeaFirst Insurance Brokers have been  
providing our clients with the finest 
in general insurance services on the  

Island for over 40 years.  
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INTRODUCING NEW BUSINESS MEMBERS
VISOA is pleased to welcome these new Business Members.

See our website for more details on all our Business Members

These businesses have chosen to support our mem-
ber strata corporations and owners by joining VISOA’s 
growing group of Business Members. We encourage all 
our members to return the support we receive from the 
business group by including these businesses in their 
consideration for provision of services for their corpora-
tions.

GARDENER FOR HIRE SERVICES LTD: Dan and Niki Ottosen have 
been in business since 2003. With 23 years’ experience 
in the Gardening Industry, Niki is certified in Horticulture 
and has worked with both Saanich and Central Saanich 
Municipalities, and Queen Alexandra Hospital. The staff 
is fully trained to meet high expectations, and always use 
horticulturally correct practices, maintaining professional 
standards. The company attends work sites in clean, 
marked vehicles; and staff wear company uniforms and 
appropriate safety gear at all times. Contact Niki or Dan 
at 250-478-9237 or gardenerforhire@telus.net www.
gardenerforhire.com

HOMEWISE PLUMBING AND DRAIN LTD: Kyle Topelko and his 
team at Homewise Plumbing and Drainage Ltd have been 
operating in the Victoria area for just over eight years. 
They have grown from a father and son business to 12 
staff today. They are a go-to plumber for many property 
managers, offering same day and emergency services, as 
well as drainage and heating jobs. For strata corporations, 
they also provide annual preventative maintenance for 
common drains, and installation and annual testing of 
backflow prevention devices, as required by the CRD. 
Contact Kyle at 250-883-7270 or office@homewise.ca 
www.homewise.ca

KONE INC: Locally operating on Vancouver Island for over 
50 years and regarded as one of the most innovative 
companies in the world, KONE is an industry leader in the 
elevator and escalator business for residential and office 
buildings, hotels, hospitals, shopping malls and more. 
The Vancouver Island Team, through great service and 
maintenance plans, boasts extremely low “out of service” 
frequency for operational breakdowns – they understand 
what it means to you when your elevator is out of service. 
Contact John Board, Branch Manager, at 250-384-0613 or 
john.board@kone.com www.kone.ca

SUNCORP VALUATIONS LTD: Suncorp Valuations are appraisers 
of tangible capital assets for insurance, market value, 
and depreciation reports. The team has completed over 
500 depreciation reports, thousands of insurance reports, 
and appeared as expert witnesses in front of tribunals, 
arbitrators, and courts. The individual accreditations of 
the team include ASA, AACI, and CRP. Contact Timothy 
Scoon, Business Development Manager at 604-689-2099 
or bcinfo@suncorpvaluations.com www.suncorp.ca

In our May Bulletin, we introduced you to Maurice 
Management but in error, some contact information was 
omitted. Here is the complete introduction, including all 
relevant contact information for Maurice Management:

MAURICE MANAGEMENT: In the last 10 years through education, 
experience, and community compassion, strata managers 
have improved the services they provide to the strata 
community. We can do better. We can do much better. In 
the next 10 years and beyond, Maurice Management 
will lead the strata industry in embracing the strata 
community’s demands for accountability, diligent 
financial planning and refined management advice. 
Priscilla J. Maurice, BBA, CEO Managing Broker, 
Maurice Management Ltd. 250-634-8144 pjmaurice@
mauricemanagement.ca - www.mauricemanagement.ca
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One of the most often asked 
questions when we are complet-
ing a Depreciation Report is: how 
to treat building components that 
will last longer than the complex? 
The answer starts with an under-
standing of the difference between 
these two component classifica-
tions: age-defined components 
and those that will outlast the 
building. Age-defined components 
are just that, components that need 
to be replaced or repaired in a 
timeline less than the expected life 
of the building. Painting at every 
10 years is an example of an age-
defined item. Items like concrete 
foundations or the suspended slab 
of an underground parking garage 
are subject to a different treatment 
as they will likely last or even out-
last the life of the structure. Depre-
ciation report providers have typi-
cally been handling them in one of 
four ways.

1) Some providers ignore them 
stating that no money is required, 
so they do not need to be saved 
for. But there is a possibility of the 
component requiring some repair 
work, such as a crack in the foun-
dation, so this method does not 
make logical sense. On a financial 
basis, this will keep the strata fees 
low, but if there is an unpredicted 
failure of a long-term compo-
nent, some residents may not have 
enough money for the special levy.

2) Some providers put in the full 
cost, but in the case of founda-
tions, this assumes that you can lift 
up the building, replace the foun-
dations and put back the building, 
which is unrealistic. 

On a financial basis, two things 
will occur. First, owners will over- 
contribute to the CRF (Contingen-
cy Reserve Fund) with a resulting 
financial burden that may force 
some owners to move. The second 
and more important impact is that 
of your market value. The market 
will perceive, correctly, that the 
strata fees are too high and the re-
sult will be downward pressure on 
the market value of the strata lots.

Experienced depreciation report 
providers understand an “allow-
ance” is required. This term re-
fers to the possibility of long-term 
components being damaged and 
needing replacement, but not to-
tal replacement. The amount is a 
percentage of the total cost, based 
on the risk of failure. Two methods 
are accepted globally and here in 
Canada.

 
3) The first method is that the ac-

tual component is listed in the re-
port as an allowance. A small por-
tion of the full replacement cost 
is allocated as the allowance in 
the current year. Within the math-
ematical modeling depreciation 
report writers use, the expected 
replacement period is listed at the 
end of the life of the building. No 
replacement cost appears on the 
cash flow, but is saved within the 
mathematical model when the re-
quired contributions to the CRF 
are calculated. Many prefer this 
method as there is full disclosure 
but it has the flexibility to change 
depending on the complex’s life.

 
4) The alternate method is not 

to put the item in the report, but 

the allowance is listed at the bot-
tom of the calculations as an add-
ed amount of (for example) 10%. 
The key to this methodology is to 
disclose in several places which 
components this allowance refers 
to. This methodology lacks the full 
disclosure of the first method, and 
can create errors in the mathemati-
cal model if not correctly handled.

 All stratas have a mix of age-de-
fined and long-term components, 
so if something does happen to 
one of the long-term components, 
the money saved in the CRF for 
the other (age-defined) items can 
be utilized, thus minimizing the 
impact on the strata lot owners for 
emergencies.

 Based on our experience, bare 
land strata corporations have a 
low percentage of long-term items 
requiring allowances, while wood 
frame apartment buildings have 
the most. The defining feature 
often used in calculating the per-
centage of such allowances is the 
amount of concrete in a develop-
ment.

 Understanding the impact of 
allowances is one of the key con-
cepts that a depreciation report 
provider must understand. This 
will not only allow age-defined 
components to be replaced, but 
will also ensure you have some 
money in the CRF for unpredict-
able emergencies when dealing 
with long-term components.

 Jeremy Bramwell, AACI, P.App., 
CRP is President of Bramwell & As-
sociates Realty Advisors, and heads 
up the Depreciation Report division. 
Please email jeremy@StrataReserve-
Planning.Com if you have questions.

How to budget for components that may never need replacing
By Jeremy Bramwell



20 • VISOA Bulletin August 2015 VISOA Helpline: (250) 920-0222 • General information (250) 920-0688 or information@visoa.bc.ca

What a hot summer it’s been so far! I 
hope wherever your strata home is, it’s 
keeping cool. 

A recent question to our Helpline 
asked about an owner’s right to make a 
hole in the building wall to permanently 
install an air conditioner – and our 
Helpline response was this: if, in the 

opinion of the strata council, the change 
would be a significant change in the appearance of 
common property, a ¾ vote at a General Meeting would 
be required….but that it probably wasn’t a good idea to 
be making holes in the building envelope!

In my strata we have two owners who have installed 
air conditioning units, but they have not installed them 
through the building’s exterior; instead they have installed 
a board in an open window, and run the air conditioner 
hose through the board. Not the most attractive solution, 
and my council wrestled with it when it was first brought 
up. But in the end, there was no good reason not to permit 
them. In fact, if an owner had a medical necessity for 
keeping the room at a low temperature then we would 
have no reason to decline authorization. 

At our downtown Victoria office, we have hired a 
part-time office assistant to work with our administrator, 
Evelyn. Donna will work on Mondays and Fridays, 
while Evelyn continues to work Tuesday through 
Thursday. Donna will cover Evelyn’s vacations, as well 
as occasional overlapping shifts. We are so proud that 
our office is now staffed five days a week – and welcome, 
Donna!

At our AGM, our budget allowed for a workshop 
for non-members (people thinking of buying a strata) 
and the membership approved this. We plan to hold 
this workshop, entitled “Before You Buy A Condo” on 
September 15th. So many of us had no idea what strata 
life would be before we bought; in fact the term “strata” 

was foreign, hence the name “condo” in the workshop 
title. If you have any friends who are thinking of a condo 
purchase, direct them to eventbrite.ca and search “condo” 
to find registration details ($30). We will soon have a 
registration link on our VISOA website as well. 

This issue of the Bulletin features several guest authors 
as usual. My co-editor David and I both wish we had 
more free time for writing articles, but we do scour the 
interweb for articles of interest, as well as accept articles 
from our business members. In this issue, we have an 
update on the CRT from Chair, Shannon Salter; an 
introduction to the proposed changes to Ontario’s condo 
legislation by Rodrigue Escayola (with a followup article 
by VISOA); and an article re-written with the permission 
of the Real Estate Council of BC, to help strata councils 
and owners understand the scope of authority of their 
strata managers. 

In addition, the Homeowner Protection Office, RDH 
Building Engineering, and Bramwell & Associates Strata 
Reserve Planning have contributed articles; and finally 
we have included an informative piece about the Canada 
Mortgage and Housing Corporation’s loan guarantee 
program, written by a local Victoria realtor. Mike Janes 
explains the reasons why some first-time buyers’ loans 
may not get this protection, depending on some rather 
confusing and arbitrary rules – rules which could affect 
the resale value of your strata home.

We recently learned of a Vancouver company planning a 
Strata Symposium in November, with guest speakers and 
exhibitors on strata topics. Check out stratasymposium.
com for more details.

If you see an article that may interest VISOA members, 
or if you have any comments on this Bulletin or our 
member services, please email me at president@visoa.
bc.ca

And try to stay cool!

					    Sandy Wagner
					    VISOA Board President

BCREA – British Columbia Real Estate Association

CMHC – Canada Mortgage and Housing Corporation

CRF – Contingency Reserve Fund

CRT – Civil Resolution Tribunal

FAQ – Frequently Asked Question

FICOM – Financial Institutions Commission

HPO – Homeowner Protection Office

HRT - Human Rights Tribunal

LCP – Limited Common Property

STRATA ALPHABET SOUP
LTSA – Land Title Survey Authority

OF – Operating Fund

OIPC – Office of the Information and Privacy Commissioner

PIPA – Personal Information Protection Act

RECBC – Real Estate Council of British Columbia

REDMA – Real Estate Development Marketing Act

RESA – Real Estate Services Act

SPA – Strata Property Act

VISOA – Vancouver Island Strata Owners Association
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