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MESSAGE FROM YOUR PRESIDENT
FEBRUARY 2006

This is the final Bulletin that I will write to you
as your President as I will not be standing for
election of the Board Officers following our
Annual General Meeting on February 19.

I will continue to serve the membership
through the Helpline, both telephone and
email. This service is very important to me as
it will maintain my link with many Association
members whom I consider to be my friends.

Our Vice President has been converted,
through a better understanding, to the
benefits to strata corporations, of the Real
Estate Services Act (RESA). This Act
replaced the Real Estate Act on January 1,
2006. One very real benefit that I see is the
ability given to all strata corporations with
management services is the ability to file a
complaint against their property manager
(now called a licensee) outside the licensee's
own company (now brokerage) to the Real
Estate Council of B.C. A full review of the
problem will follow and the consequences are
spelled out in the RESA. The real estate
council may conduct an investigation to
determine whether a licensee may have
committed professional misconduct or
conduct unbecoming a licensee.

This has been a very busy year. Our
seminars (4 in all) have been well attended
and we apologize for the acoustics at the
work shop format on November 6, 2005. I
personally apologize for not attending and
there are copies of my hand-out for that
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session at the back of the room. We will have
a very good speaker, Tino Di Bella, today to
help our self-managed to become aware of
the pluses and minuses of remaining self-
managed.

In order to maintain a better coverage of the
telephone Helpline, I would like to propose
that I receive calls between 10:00am and
2:30pm and 4:00pm and 7:00pm Monday to
Friday and 9:00am to 10:30am on Saturday.
You may try at other times but I do not
promise to be available. Email at any time
and I will try to clear my list each evening.
And, oh yes, if you do telephone, I need you
to let it ring at least 5 times in case I am at
the other end of my apartment.

Just a reminder, please bring your financial
statements with you to the AGM so that you
can follow the presentation by our treasurer.
We will not have extra copies on that Sunday.

I hope to see many of you at the Annual
General Meeting on February 19.

Florence Walker, President

YOU ASKED:
How Will the Real Estate Services Act
Affect Strata Management Contracts
Harvey Williams, VISOA Board Member

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.

BC strata owners had more to celebrate on
January 1 than the arrival of a New Year -
that was also the day that the Real Estate
Services Act (RESA) required strata
managers to be licensed by the BC Real
Estate Council. All persons who are paid for
performing any strata management services
must be licensed by the BC Real Estate
Council except owners who perform
management services for their own stratas.
Provision is made for grandfathering present
strata managers to give them an opportunity
to become licensed. Eventually all hired
strata managers must become licensed.

In my view, the interests of strata owners
would have been better served had the
Homeowner Protection Office been the
licensing agency for strata managers. The
Real Estate Council got off to a good start by
adopting rules for strata management
contracts. The purpose of this article is to
help strata owners understand those Rules.
There are also rules for the handling of strata
funds by management companies. We'll write
about them in the next Bulletin.

Recommended reading: The Real Estate
Services Act Rules can be downloaded free
from http://www.recbc.ca/pdf/RECBCRules.pdf.
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Part 5, Division 1 of the Rules contains the
requirements for strata management
agreements. The first rule is that no
management services can be provided
without a service agreement.

A management agreement or any changes to
an existing management agreement must be
signed by an authorized representative of the
strata corporation and the managing
brokerage respectively. The agreement must
specify the following:

a) effective date and duration of the
agreement;

b) services to be provided;
c) remuneration for services and terms of

payment;
d) confidentiality of strata corporation

records; and
e) provision for the protection of owners'

personal information.

A management agreement must indicate the
manager's scope of authority for acting on
behalf of the strata corporation in:

a) holding strata funds in manager's trust
accounts; 

b) transferring strata funds between trust
accounts;

c) disbursing strata funds and signing strata
cheques; 

d) entering into contracts; and
e) investing strata funds.

A management agreement must include:

a) the timing, frequency, and nature of
financial reports required of the
brokerage; and

b) a description of the records to be
maintained and kept by the brokerage on
behalf of the strata corporation.

In a previous article, I identified some of the
deficiencies often present in strata
management contracts such as not including
a termination date, giving the management

company discretion in reassigning the
management contract to another company,
and making the strata corporation
responsible for errors and omissions
committed by the management company.
These Rules go far toward correcting such
deficiencies and protecting the strata
corporation from financial loss due to the
misuse of strata funds.

But these Rules will not protect a strata
corporation unless the management contract
complies with them. While I have done my
best to explain the RESA Rules for you, I am
not a lawyer. Even if I were a lawyer, this is
an abbreviated explanation of the Rules,
totally insufficient to be a guide to writing or
even evaluating a management contract.

Strata Strategies #8 –
Building Plans & Drawings

John Grubb, Unity Services Corporation

As a Strata Council develops both Annual
and Long Term Maintenance Plans, one of
their most important references is a set of the
buildings’ blueprints. There are potentially
three types of drawings made up for a
property, each with its own purpose.

The Design Drawings are made up for the
developer to submit to a municipality in order
to obtain the permits and approvals required
before he can start building. These Design
Drawings can be, and often are revised as
the approval process unfolds but, no matter
how detailed, they only convey the
developer’s general intent. They are not a
reliable reference that shows how the
buildings have been built and of the three
types of drawings, these are the least
reliable.

Once the development has been approved, a
new set of Construction Drawings is
produced, and these are the plans that the
General Contractor will follow in order to build
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the structure(s) and install all the different
systems that make up the building(s). The
Construction Drawings will have several
different sections that will include Structural,
Plumbing/Mechanical, Electrical, and Heating
& Ventilation (in a condominium building)
among others. 

However, there is a third type, commonly
produced for larger commercial buildings,
called As Built Drawings which, as the name
implies, shows exactly how the structures
were built and how the various systems were
installed. 

Given the many similarities in the
management of maintenance requirements
between Strata and commercial properties,
we would encourage any developer to fund
the production of As Built Drawings. It would
incur extra work and cost and, unfortunately,
we consider this effort unlikely, however
desirable. 

The Construction Drawings are generally as
far as any developer will go, and they are
certainly better than the Design Drawings as
a reference. Often these drawings disappear
at the finish of construction but any developer
would be providing a tremendous service to
the Strata owners if he printed an extra set to
accompany the obligatory Maintenance
Manual. Any Strata Council is well advised to
ask for them.
John Grubb is a Property Maintenance
Consultant serving Strata Corporations and
building owners on Vancouver Island. 
(250) 616-9298 or www.unityservices.ca
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Developing Service Contracts
Elsie Lockert, Board Member

Developing a contract for a gardener,
maintenance person, etc. is a very important
job.  And being clear on what services you
want to receive from them is critical.  But yes,
you can do it!  Sometimes you will need to
seek legal advice depending on how complex
the contract is, but most times that will not be
necessary.

All contracts are different; there is no
“template” as such.  And, there is no such
thing as a perfect contract.  You should not
expect to get everything you want.  So plan to
“review” your contract from time to time and,
if needed, agree to a written amendment.

Once your draft contract is prepared it is wise
to invite several potential contractors for bids.
It might be that you would call for expressions
of interest with a general description of the
work to be done and draft the contract
cooperatively with the prospective contractor.   

Drafting a contract needs only patience (take
your time), knowledge (what do you want as
a result?), and practice.  Always start with a
“brainstorming session” (by yourself or with
others) and list everything you might want in
the contract.  Do not be concerned with order
or wording at this stage; you can organize
and edit later; get your thoughts down first.

You will need some means of measuring
performance.  If your contract lacks
specificity, omits important details, etc. it can
become unenforceable.  The description of
the work to be done is the most critical part.
The contract should also describe what
events could trigger early termination.

The Contract should include:
1. The names of the purchaser and

contractor;
2. When the contract will start and when it

will end;

3. An option for either party to terminate the
contract before the termination date;

4. The “tasks” you want performed;
5. A description of acceptable performance

and the timelines to complete each task;
6. Contractor obligations such as licensing,

WCB, insurance, equipment, supplies,
invoicing, reports and so forth;

7. List of exclusions if applicable (i.e. “the
following are not included in the
contract….”); and

8. Purchaser’s obligations such as how and
when the payments will be made.  

All contracts need to be signed and dated by
both parties.  Ensure that the persons signing
the contract have the legal authority to do so.
You may want to include witnesses.  

Remember, a contract is only as good as the
people who sign it.

And lastly, don’t forget to do reference
checks on those contractors you are
considering doing business with.  The old
saying “past behaviour is future behaviour”
usually proves to be correct, even with
contractors.

Attached are two sample contracts.  If you
have contracts that you would be willing to
share with others please send them to
info@visoa.bc.ca / membership@visoa.bc.ca.
We will ensure that your strata information
and contractor information is removed before
sharing them.
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Speaking Effectively
At the time of the year of many AGMs people
who don’t usually speak to a group are often
asked to give reports to the owners – many of
whom they don’t know.

To become more effective as a
communicator, here are a few simple ideas:

 Remember, some words have different
meanings for different people

 Tailor the message to the intended
audience

 Give time for questions
 Avoid too long a presentation
 Relax, be natural

... And a few parting words from your
President, quoting Eleanor Roosevelt:

Many people will walk in and out of your life,
but only true friends will leave foot prints in
your heart…

and…

To handle yourself, use your head.
To handle others, use your heart.
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Business Members
Empress Painting

(250)383-5224
1-888-788-5624

office@empresspainting.com
www.empresspainting.com

PES
Professional Ecological

Services Ltd.
Pest Control Services

(250) 383-2445
www.PestVictoria.com

Unity Services Corporation
250-616-9298

john@unityservices.ca
www.unityservices.ca

Belfor Restoration Services
250-978-5556 (24 Hr Service)

Bert@BelforCanada.ca
Fire and Flood Restoration

Citywide Plumbing
250-310-8265

www.citywidewaterheaters.com

r more information regarding
siness Membership, please contact
rence Walker at (250) 920-0222 or
mbership@visoa.bc.ca .
Strata Councils and Owners since 1973"

DISCLAIMER
e material in this publication is intended
 informational purposes only, and cannot
lace consultations with qualified Strata
fessionals.

gal advice or other expert assistance
ould be sought as appropriate.
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