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by Shawn M. Smith

Doorbell Cameras & Video Surveillance by Owners

system) are subject to compliance with PIPA. The 
Office of the Information and Privacy Commissioner 
which has jurisdiction over PIPA has yet to rule (or 
even comment) on it. 

There are a handful of Civil Resolution Tribunal (CRT) 
decisions which held that owner-operated systems 
are subject to PIPA in the same way that strata 
operated systems are; the logical extension being that 
owner systems must be authorized by way of a bylaw. 
If they are not, the strata corporation cannot permit 
them. See Parnell v. The Owners, Strata Plan VR2451, 
2018 BCCRT 7; Herr v. The Owners, Strata Plan KAS 1824, 
2020 BCCRT 496; and Teh v. The Owners, Strata Plan 
202, 2021 BCCRT 180.

The issue of whether owners can be permitted to 
operate their own surveillance was most recently 
considered by the CRT in Hudson v. The Owners, Strata 
Plan VR 880, 2025 BCCRT 26. 

continued on page 4

Video surveillance can be a controversial topic, 
especially within strata corporations. It often 
involves a struggle between privacy rights and a 
desire for increased security (or at least a sense of 
it). It is further complicated by the division between 
strata corporation surveillance and owner-operated 
surveillance (in the form of cameras, doorbell 
cameras, and even dashboard cameras in vehicles). 

The authorization, installation and operation of 
both types of systems involve the consideration and 
application of principles from both the Strata Property 
Act (SPA) and the Personal Information Protection Act 
(PIPA). This article will focus on how those are applied 
in the context of owner-operated surveillance.

Surveillance by strata owners

The ability of owners to operate video surveillance 
is not always clear. The first consideration that arises 
is whether those systems (like a strata corporation 
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From Hudson:

41. Previous CRT decisions are not binding on 
me. Specifically, I do not agree that a strata 
corporation must have a bylaw authorizing it 
to install cameras because the PIPA does not 
expressly say that. Rather, under PIPA section 10(1) 
a strata corporation must disclose, verbally or in 
writing, the purposes for the collection of personal 
information before it collects it. Such disclosure can 
be through a bylaw, or a policy as was the case in 
Shoal Point Strata Council (Re), 2009 CanLII 67292 
(BC IPC)…

43. Here, there is no bylaw that addresses the 
collection of personal information either by the 
strata or by an owner. So, based on the PIPA 
section 10(1) requirements, I find the strata may 
not approve an owner’s request to install a camera 
inside a strata lot, such as in a carport, if the camera 
is directed to common property and may not 
approve the installation of cameras on common 
property, unless the strata complies with the 

PIPA. The strata suggests a bylaw amendment is 
appropriate, but I leave it to the strata to determine 
how best to consider allowing camera installations 
on common property if that is what it chooses to do. 

However, a different view was taken by the CRT in 
The Owners, Strata Plan KAS 1215 v. Foote, 2021 BCCRT 
366 where it held that the provisions of PIPA “require 
a strata corporation to have a bylaw authorizing the 
installation of surveillance equipment and disclose its 
existence and purpose to those affected by it. These 
provisions apply to the strata and not individual 
owners.” (emphasis added). The decision in Foote 
suggests that PIPA compliance is not an issue with 
respect to owner-operated systems.

PIPA applies to organizations

A full analysis of PIPA (which none of the decisions, 
including Foote, contain) would appear to support 
that view. The obligations imposed by PIPA apply to 
an “organization’s” collection, use, and disclosure of 
personal information.

continued on page 5
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The definition of “organization” specifically excludes 
“an individual acting in a personal or domestic 
capacity”. S.3(2)(a) of PIPA provides that it does not 
apply to individual owners who are acting in their 
personal capacity and recording footage for their own 
“personal or domestic purposes.” Although an owner 
system may record portions of the common property, 
it is not operated by, nor is the information collected, 
by the strata corporation. Who controls the area 
under surveillance is a different question than who is 
collecting information. 

If PIPA does not apply to owner-operated systems 
then a bylaw is not required to operate one. 
(Installation is a different matter, as discussed below). 
However, that does not mean that a bylaw regulating 
their use and requiring permission prior to installation 
is a bad idea. 

Is surveillance an unreasonable interference?

The mere operation of video surveillance which 
captures activity on the common property is not 

necessarily prohibited by the Standard Bylaws. 
Although Standard Bylaw 3(1)(c) prohibits using 
the common property in a way that “unreasonably 
interferes with the rights of other persons to use 
and enjoy the common property, common assets or 
another strata lot”, capturing activities on common 
property is not automatically an unreasonable 
interference. The common law clearly establishes 
different expectations of privacy depending on one’s 
location (i.e. inside their home or outside of it). See 
Wasserman v. Hall, 2009 BCSC 1318 and Aschenbrenner 
v. Yahemech, 2010 BCSC 905 as examples.

The application of bylaw 3(1)(c) was considered in 
Foote. In concluding that the existence of the cameras 
did not substantially and unreasonably interfere with 
enjoyment of the common property, the CRT said:

33. I find the kind and severity of the interference 
to be moderate at most. The camera overlooks 
common property that would be used by many 
individuals. These include visitors parking their

continued on page 6
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cars and owners and occupants dropping off 
garbage or using the mail slot. These people would 
not necessarily be identifiable given the resolution 
of the camera. I do not find the filmed area to be 
one where a person would expect any significant 
privacy.

Despite that, owners are not necessarily allowed to 
put cameras wherever they wish. The importance 
of protecting the privacy rights of other owners, 
whether in a strata lot or outside of it, has been 
recognized in a number of CRT decisions. A legitimate 
security concern is not enough to override the privacy 
of others. See Herr v. The Owners, Strata Plan KAS 1824, 
2020 BCCRT 496.

Can the strata deny permission?

In Thompson v. The Owners, Strata Plan EPS3097, 2023 
BCCRT 1091, the CRT upheld the strata corporation’s 
refusal to grant permission to an owner to install 
cameras where the view captured by it included other 
strata lot entrances. In doing so the CRT held it “was 

appropriate for the strata to consider the privacy 
rights of other residents, including the person who 
complained about Mr. Thompson’s doorbell camera, 
and balance them against Mr. Thompson’s security 
concerns.”

Similarly, in Hayer v. The Owners, Strata Plan LMS 3812, 
2020 BCCRT 1288, the CRT held that the strata acted 
reasonably in protecting the privacy of other owners’ 
backyards and not allowing surveillance of those 
areas (even though they were common property).

Most recently the CRT held in Tabet v. The Owners, 
Stata Plan NW1816, 2025 BCCRT 74 that the strata 
corporation was justified in refusing to approve a 
doorbell camera that “records both video and sound, 
and records people walking by in the hallway”.

The strata corporation can even go so far as to 
prohibit surveillance from within a strata lot. See 
Simpson v. The Owners, Strata Plan BCS 3591, 2022 
BCCRT 317.

continued on page 7 
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Is installing a camera an alteration?

The other consideration with respect to owner-
operated systems is whether or not approval is 
required under the provisions of the Strata Property 
Act. Several decisions, starting with Parnell, have held 
that installing cameras amounts to an alteration of 
common property which requires permission under 
Standard Bylaw 6. In Hudson the CRT went so far as 
to say that the “installation of a doorbell camera in 
the place of a doorbell meets the definition of “alter” 
since a doorbell camera is different from a doorbell 
because of the camera component.” The requirement 
for approval of the “alteration” forms the basis for the 
strata corporation being able to deny permission to 
an owner. That argument would not, of course, apply 
to freestanding cameras or dashboard cameras in 
vehicles.

However, none of those cases (including Hudson) 
considered the decision in Allwest International 
Equipment Sales Co. Ltd. v. The Owners, Strata Plan 
LMS4591, 2018 BCCA 187. In that case, the court 

acknowledged “that immaterial changes to common 
property will not be “alterations”. Arguably, affixing a 
camera with screws to the exterior of a building is not 
a material change to the physical building.

Owner surveillance in bare land stratas

Owners in bare land strata corporations generally 
do not need to worry about obtaining permission to 
attach a camera to their home or to install a doorbell 
camera. This is because those alterations are not 
taking place on, or to, common property. As such, 
Standard Bylaw 6 would not apply. However, the 
strata corporation can still pass a bylaw that regulates 
the installation and operation of surveillance systems. 
Many of the same privacy concerns which arise 
in other strata corporations would arise in a bare 
land strata corporation. A bylaw which restricts 
surveillance to the confines of the strata lot would 
eliminate any concerns regarding compliance with 
PIPA.

A summary of case law

Despite the questions raised above, the prevailing 
view from the case law can be summarized as follows:

•	 With the exception of bare land strata lots, an 
owner must obtain permission to install a video 
surveillance system where that system is affixed to 
the exterior of the building (or replaces an existing 
component such as a doorbell)

•	 The strata corporation cannot give permission 
where it has not put in place a bylaw which 
satisfies the requirements of PIPA for operating 
such a system

•	 In considering whether to approve a specific 
installation, the strata corporation can consider the 
privacy of other residents and even deny approval

Considerations for bylaws

To bring clarity to the issue of owner-operated 
surveillance, strata corporations should pass a bylaw 
specific to that topic. The bylaw can either prohibit 
it entirely or allow it with permission. The bylaw can 
also: 

•	 Identify locations cameras will not be allowed

continued on page 8
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•	 Prohibit devices that have audio recording

•	 Set various criteria for their operation such as 
what areas they can capture 

•	 Require owners to sign an alteration/indemnity 
agreement to deal with future repair of the system 
(since it is affixed to common property)

•	 Allow the strata corporation to revoke permission 
should it have concerns about the privacy of other 
residents

A lawyer can assist in addressing all those things and 
advise on compliance with PIPA where required.

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.

You work hard and sometimes you just want to have 
fun. In this issue we tried to find a balance between 
business and pleasure. If you’re in the mood to read 
about legal cases, dive into the article about doorbell 
cameras and owner surveillance. To learn about 
VISOA’s advocacy efforts, see Strata Owners and BC 
Budget 2026. And, if you just want to put up your feet 
and relax, check out the Strata Summer Crossword 
Challenge on page 30. 

Don’t forget to capture a photo of your strata this fall 
and enter our photo contest. Your strata could grace 
the cover of the November Bulletin. Photos from 
all 4 issues in 2025 will be entered into a draw on 
December 1, 2025.

Send an email to editor@visoa.bc.ca to submit a 
photo or to suggest a topic for an article. 

VISOA Bulletin and Suite of Services committees are 
Wendy Wall, Susan Ferster, Angus Mumby, André De 
Leebeeck, and John Grubb with special thanks to 
volunteer Janice Foley, and Advertising Coordinator 
Cindy Young.
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(June 5), the Association of Interior Realtors (June 18), 
and VISOA (June 18).

The “Report on the Budget 2026 Consultation” was 
released on August 12. It provides a summary of 
the ideas, opinions, and concerns shared by British 
Columbians, as well as the Committee’s conclusions 
and 86 recommendations for the next provincial 
budget. You can access the report, meeting 
transcripts, and written submissions on the Legislative 
Assembly web page for the Select Standing 
Committee on Finance and Government Services.

VISOA’s presentation to the budget committee

Presenters were allowed to speak about 3 topics for 
a total of 5 minutes. We wanted to ensure that strata 
owners’ voices are considered when the Province 
plans the 2026 provincial budget. So, we reviewed the 
issues strata owners raised in VISOA’s survey prior to 
the 2024 provincial election and chose 3 topics that 
could be actioned from a budget perspective. Read 
the full transcript of VISOA’s presentation on June 18 
meeting at 1:05 pm. The following are excerpts.

1. Create a strata housing branch

The Strata Property Act was written in 1998. A strata 
housing branch could address policy changes to 
support small and larger stratas. For example, there 
are over 100 “shovel-ready” amendments drafted 
that have not yet been actioned. These were drafted 
by the BC Law Institute during a 6-year project 
from 2013-2019 with the involvement of numerous 
stakeholders and experts. With a mandate from the 
province and capacity in a strata housing branch, 
these important changes could be implemented, as 
well as needed amendments to support small stratas. 

Homes for People is more than constructing homes. 
Construction is not the end. It is just the beginning. 
New and existing strata owners need policy support 
to help them succeed in a complicated legal 
framework of ownership that requires volunteer 
strata councils with busy lives to operate their stratas 
in an increasingly complex landscape of regulatory 
requirements.

continued on page 10

Each year the Province of BC holds a public 
consultation to hear from British Columbians about 
their ideas and priorities for the next provincial 
budget. The process is conducted by the Select 
Standing Committee on Finance and Government 
Services, a permanent parliamentary committee 
appointed to undertake work on behalf of the 
Legislative Assembly. The Committee is currently 
made up of MLAs from government and the official 
opposition.

From June 2-18, 2025, the Committee held 16 public 
hearings in 11 communities across BC, as well as 
virtually. It received 406 written submissions and 
heard 350 presentations. Based on the meeting 
transcripts, there are 5 organizations that mentioned 
stratas in oral presentations: the BC Real Estate 
Association (June 3), Strand (June 5), the Canadian 
Mortgage Brokers Association of British Columbia 

by Wendy Wall

Strata Owners and BC Budget 2026
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2. Create a registry for strata corporations

Currently there is no way for provincial or local 
governments to track or contact strata corporations. 
The BC Registry includes businesses, societies and 
more. But not strata corporations. Societies, for 
example, receive important notifications through the 
BC Registry such as reminders for compliance with 
changes to the Societies Act. Our governments have 
no way to identify or contact strata corporations. For 
example, there are new requirements in the Fire Safety 
Act coming into force in August and no way to inform 
all stratas about them.

A registry could also provide data about stratas which 
is vital to developing effective policies and programs 
for energy efficiency, decarbonization, overheating, 
and more. Given that the BC Registry is already 
built, adding strata corporations as a new category 
could be a low-cost and achievable solution. A strata 
housing branch could explore Ontario’s registry as an 
example. 

3. Streamline CleanBC rebate programs

Our government is looking for efficiencies in spending 
and is currently reviewing our climate platform and 
CleanBC programming.

There are opportunities for efficiencies by creating 
a strata stream in the CleanBC programs instead of 
putting some through a stream designed for single-
family homes, or a stream designed for large industrial 
and commercial businesses. This would provide 
equitable opportunities for stratas and strata owners 
by eliminating gaps and reducing administrative 
costs for delivery partners. It would also remove the 
expensive and complex legal barriers that stratas 
face due to conflicting requirements in the rebate 
programs and the Strata Property Act.

[For example, administration would be streamlined 
by allowing one application from a townhouse strata 
corporation instead of 40 individual townhome 
owners. Providing the rebate to the strata corporation

continued on page 11
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would align with its repair and maintenance 
obligations under the Strata Property Act and simplify 
the resolutions to approve and pay for the project 
with common funds. It would eliminate the need for 
indemnity agreements from each owner, reduce the 
administrative burden on contractors, and allow the 
warranty to be in the name of the strata corporation.]

The Committee’s report

The Committee made 86 recommendations for 
the next provincial budget. While none of the 
recommendations are strata-specific, the process 
was worthwhile. The Committee heard from a strata 
owners’ association rather than only the development 
industry and real estate associations. Having an 
official written record raises awareness about the 
volume of strata corporations and owners, their 
concerns, and achievable solutions.

Environment – Energy Efficiency

Page 28: “The Vancouver Island Strata Owners 
Association highlighted that strata corporations [in 

duplex, triplex, and townhouse stratas] currently lack 
the ability to apply for CleanBC programs, which is 
creating legal complexities for property owners and 
strata corporations. The organization recommended 
allowing for strata corporations to apply for 
CleanBC programs and rebates to provide equitable 
opportunities for strata corporations and owners.” 

Page 32: “The Committee would like to see the 
province explore enabling strata corporations to 
apply for programs under CleanBC. Members noted 
that the current application processes for strata 
corporations under CleanBC lack flexibility, which 
limits residents and strata corporations from pursuing 
energy efficiency improvements.”

Housing – Strata Corporations 

Page 56: “The Association of Interior Realtors 
highlighted that as strata properties become more 
common, it’s essential that individuals can access 
strata documents in a timely and cost-efficient 
manner and recommended funding a review of the 
Strata Property Act that examines document costs, 
delivery timelines, and rush fees. The Vancouver 
Island Strata Owners Association noted that BC has 
approximately 34,000 strata corporations, but there is 
currently no way for provincial or local governments 
to track or contact strata corporations regarding 
policy or regulatory changes that would impact the 
strata. The organization recommended implementing 
a strata corporation registry or adding strata 
corporations to the BC Registry. They also explained 
that due to   an increasingly complex landscape 
of regulatory requirements, owners and volunteer 
strata councils need policy support to operate. 
The organization recommended launching a strata 
housing branch of government to address policy 
changes and support strata corporations.” 

Page 57: “Regarding strata housing, the Committee 
discussed the possible benefits of implementing a 
strata corporation registry, including a government 
branch to support strata corporations and residents.”

VISOA thanks the Committee for accepting our request 
to present and we will continue to voice concerns, 
opinions, and suggested solutions from strata owners at 
every opportunity.

Strata Owners and BC Budget 2026
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Adaptiv Home Renovations

Adaptiv Home Renovation is an approach to home 
modifications for individuals who want to stay in 
their home for as long as they can, regardless of 
the individual’s age or condition. Adaptiv Home 
Specialists include renovators and occupational 
therapists who design solutions with the client’s 
current and future healthcare needs in mind. 
Renovations might include adjustable height 
countertops, grab bars, walk-in tubs or showers, 
comfort height toilets, roll-under sinks, non-slip 
flooring, stairlifts, or widened doorways. 

Making choices now will give you greater control over 
your independence, dignity, and quality of life as you 
age. Find more information and qualified Adaptiv 
Home Specialists on the Canadian Home Builders’ 
Association website.

continued on page 14

Aging in place, adaptive home renovations, home 
services, living in place, independent living, growing 
older at home… these are terms that we are hearing 
more and more about each year. And with today’s 
aging population, they are becoming more and more 
relevant.

Aging in place means having the support and services 
to continue to live in your own home or community 
safely and independently for as long as you wish. 
It can be more cost-effective than assisted living, 
supportive housing, long-term care, or retirement 
home care, especially when considering the rising 
costs of long-term care facilities.

There are several ways for you to stay in your home 
as you age. And many are available to owners of 
individual strata units.

Let’s take a look.

by Susan Ferster

Helping Strata Owners Age in Place

Gutter cleaning and repair

Repairing Decks

Building Fences

Power washing

Moss removal

Small repairs

Carpentry

Painting

And more!

STRATA
PROPERTY
MAINTENANCE

The Golden Rule in Every Handshake!    

WHY CHOOSE US?

It’s our goal to be proactive

with the maintenance of your

building to help you enjoy the

space you live and avoid large

repair costs down the road.

At the heart of what we

do is simply helping people.

250-709-1701 office@GoodOldDays.ca

https://www.chba.ca/adaptiv-home/
https://www.chba.ca/adaptiv-home/
https://goodolddays.ca/
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BC Rebate for Accessible Home Adaptations

This rebate provides financial assistance for eligible 
low and moderate-income households to complete 
home adaptations. The program allows seniors and 
people with disabilities or diminished ability to gain 
greater independence within their homes.

Individuals who live in stratas are eligible for a rebate 
with a letter from the strata giving approval for the 
requested adaptations. All adaptations are assessed 
on how they address the applicant’s permanent 
disability or loss of ability. Medical documentation 
may be required. Learn more about the BC Rebate for 
Accessible Home Adaptations (BC RAHA) and how to 
apply.

Home Renovation Tax Credit

The BC Budget 2026 Committee identified improving 
accessibility within homes as an area of priority. 
Committee members emphasized the benefits of 
supporting accessibility renovations and retrofits 
to enable aging in place and independent living. It 
recommends that the Province expand the 

Home Renovation Tax Credit for Seniors and Persons 
with Disabilities.

Better at Home

The United Way in BC funds the Better at Home 
program. Not-for-profit organizations offer non-
medical support such as light housekeeping, grocery 
shopping, friendly visits, transportation, and other 
services. This allows older adults to live safely and 
actively, while enjoying the comfort of their own 
homes. Services are typically provided à la carte, with 
no long-term commitment or contract, and funding 
may be provided to offset the cost.

Aging in place in BC is a growing priority, with a 
variety of resources and initiatives available. The 
Seniors Advocate BC website provides a wealth of 
information for seniors, their families, and caregivers 
about housing, income supports, safety, an assisted 
living directory, and more.

Susan Ferster is a VISOA director, and a strata council 
member. 

Helping Strata Owners Age in Place

250-592-1622  •  info@prodeck.org  •  www.prodeck.org

The cost of the report will be deducted from any 
remediation work we do for you!

*One use only. 

Need a condition report?

Show us this ad for a10% discount.

• Easy to understand reports

• Low cost

• Over 30 years experience

• Trusted by property managers and stratas

Condition Reports

&

Deck and Balcony Remediation

www.westshorelawnandgardencare.ca
westshorelawnandgardencare@gmail.com

Call 778-535-5331 for your free quote!

Power Raking

Irrigation Systems

Hedge Maintenance

Snow & Ice Control

Robotic Lawn Mowing

Lawn Mowing

Garden Bed Maintenance

Green Waste Removal

Seasonal Clean-ups

Lawn Aeration

Dependable Four-Season Care for Strata Communities

https://www.bchousing.org/housing-assistance/BC-RAHA
https://www.bchousing.org/housing-assistance/BC-RAHA
https://www2.gov.bc.ca/gov/content/taxes/income-taxes/personal/credits/seniors-renovation
https://www2.gov.bc.ca/gov/content/taxes/income-taxes/personal/credits/seniors-renovation
https://betterathome.ca
https://www.seniorsadvocatebc.ca/
https://prodeck.org/
https://westshorelawnandgardencare.ca/
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Visit VISOA at the Everything Electric Show
VISOA accepted their invitation to participate in the 
Canadian event at the Vancouver Convention Centre 
on September 5-7, 2025. With over 30,000 attendees 
expected, we’ll be answering a lot of questions 
from strata owners! Drop by to discuss EV charging 
installations in stratas, low carbon fuel credits, 
handling requests for heat pumps, electrical planning 
reports, funding, rebates, voting procedures, and 
more. 

VISOA business members Edwards Electric, 
HoneyBadger Charging Inc., and VT Engineering Inc. 
are also exhibitors. Be sure to visit their booths and 
learn about their services.

The expo is about more than EVs. Learn about home 
energy solutions such as heat pumps, solar PV, solar 
thermal, battery storage, and insulation.

Boating enthusiasts can visit MEVC to learn about 

continued on page 16

It will come as no surprise that VISOA has answered 
many questions from strata owners and councils 
about electric vehicles (EVs), heat pumps, electrical 
planning reports, energy efficiency, and building 
retrofits. In 2016 we held our first presentation about 
installing EV charging stations in strata properties, 
converting to LED lighting, and a case study about 
the first strata on Vancouver Island to install a solar 
photovoltaic (PV) system for common electricity. 
Since then, we’ve developed guides and resource 
materials and have held numerous educational 
workshops and webinars. You can watch videos of 
these on our YouTube channel. 

Helping strata owners

An appreciative strata owner contacted the organizers 
of the Everything Electric Show to recommend 
VISOA. Everything Electric (formerly Fully Charged) 
hosts live expos in Australia and the United Kingdom 
showcasing electric vehicles and clean energy. 

TSBC licence # LEL0086152 Head Office: 250-652-9166 www.edwardselectric.net

YOUR MURB SPECIALISTS

EVITP Certified Staff 
EV Ready Plans, Designs and Infrastructure Work

Electrical Planning Reports
Electrical Operating Permits

Serving You from Our Vancouver and Victoria Offices

EV CHARGING       COMMERCIAL        RESIDENTIAL        MARINA

https://www.youtube.com/VISOAvideos
https://edwardselectric.net
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electric marine propulsion systems, NAPA to learn 
about repair and servicing next-gen vehicles, and 
the Silent Gardener to learn about the electric 
landscaping revolution. There’s also a Kids Zone EV 
Learning Centre. 

Ask an energy expert

Drop by the BC Hydro booth to speak to an energy 
expert and learn about the rebate programs available 
to strata corporations and owners for EV charging 
infrastructure, charging stations, heat pumps, and 
building retrofits. Then cross the aisle to the VISOA 
booth to learn the steps to take under the Strata 
Property Act and move forward with your project. 

Speakers and expert panels

At the GIGA Theatre there will be more than 30 live 
sessions with panels of experts. Topics range from 
Canada’s clean energy future, powering economic 
development, electrical grid capacity, low-impact 
living, and leadership in trades, technology, and 

sustainability. Organizations represented include 
the Zero Emissions Innovation Centre (ZEIC - Strata 
Energy Advisor program), BC Sustainable Energy 
Association (BCSEA), Clean Energy Canada, PlugIn BC, 
Community Energy Association, BC Hydro, Electric 
Mobility Canada, Canadian Home Builders’ Association 
(CHBA), Victoria Electric Vehicle Association, Canadian 
Association of Consulting Energy Advisors, and British 
Columbia Institute of Technology (BCIT). Many of 
these organizations have booths, as do organizations 
such as Technical Safety BC, Vancouver Community 
College, and the University of British Columbia (UBC). 

Test drive an EV

With hundreds of EVs on display throughout the 
expo, you can explore the latest models. Exhibitors 
include Audi, BMW, Cadillac, Chevrolet, Edison Motors, 
Ford, GMC, Hyundai, Kia, Lexus, Lucid, Mini, Nissan, 
Peterbilt, Rivian, Rizon, Rolls-Royce, Subaru, Tesla, 
Toyota, Volkswagen, and Volvo.

continued on page 17

Visit VISOA at the Everything Electric Show

https://www.badgercharging.ca/
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Ready to get behind the wheel? Many manufacturers 
are offering test drives. These opportunities are on a 
first-come, first-served basis and need to be booked 
directly with the manufacturers at the event. Each test 
drive lasts 15-20 minutes and manufacturers will be 
available to answer your questions before, during, and 
after your drive.

Go big

If you’re curious about the future of medium and 
heavy-duty electric vehicles, visit the commercial 
vehicle zone to see innovations in buses for public 
transportation, commercial trucks, and agricultural 
equipment. Can we look forward to quieter waste-
removal trucks in the future? With all those online 
shoppers at your strata, check out “last-mile solutions” 
for deliveries. 

Go small

Visit the Micro Mobility Test Track where you can test 
out “micro-mobility” options such as the latest e-bikes, 
e-scooters, and e-skateboards. You might even see 

golf carts, electric unicycles, and electric ride-on 
luggage!

Get tickets

The Everything Electric Show is a great opportunity 
to learn about clean energy and explore the latest 
innovations in strata and home energy solutions, 
sustainable living practices, and zero-carbon 
solutions.

Visit VISOA’s website and enter to win a free weekend 
pass. Or use the discount code EXHIBITOR20 for 20% 
off the regular ticket price. Tickets for children 15 
and under are free. Learn more about the Everything 
Electric Show.   

VISOA resources

Visit VISOA’s Resource Centre for articles including 
Energy retrofit rebates for stratas, Electric vehicle 
charging in stratas, Handling requests for heat pumps 
and air conditioners, and About electrical planning 
reports.

Visit VISOA at the Everything Electric Show

Heating, Cooling &  Refrigeration 

Preventative M aintenance &  S ervice

Design,  Install  Construction&

Location

549 K elvin R d V ic toria

W ebsite

www. fosterair. c om

Email

dispatc h@ fosterair. c om

Retrofits &  Replacements

24/ 7 Emergency S ervices

Covering all Vancouver Island

H EA TIN G  &  C O O LIN G  FO R  S TR A TA S  A N D PR O PER TY M A N A G ER S  -  C A LL FO S TER ! !

Phone

1- 250- 475- 0500

***C ALL FO R A FR EE ES TIM A TE O N  AN
IN S TALL O R BUILDIN G - W IDE

PREVEN TATIVE M AIN TEN AN C E*** 

https://ca.everythingelectric.show/
https://ca.everythingelectric.show/
https://visoa.bc.ca/resource-centre/
https://www.fosterair.com/
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HoneyBadger Charging Inc.
HoneyBadger Charging offers zero-cost EV charging 
solutions for condominium strata corporations. We 
make EV charging easy, affordable, and hassle-free.

How does it work? Charging stations are installed for 
shared EV charging by qualified, fully licenced, and 
insured electricians. Residents can reserve a time 
and pay with the easy-to-use HoneyBadger app and 
we make quarterly payments to the strata for the 
electricity consumed. 

There are no long-term contracts and we provide the 
option to add more charging stations in the future. 

It’s convenient, easy, and reliable with customer 
support 7 days a week. Contact us to learn more.

Serving British Columbia

Contact Kelly Murray, Kieran O’Connor, or Laura 
Domingo Maynou at 236-480-0827
info@badgercharging.ca
Or visit www.badgercharging.ca

Groundbreaking Strata Consulting & 
Education
Navigating the complexities of operating a strata 
is no easy feat. Sometimes you need additional 
support and education. We created Groundbreaking 
to fill that gap. We’re not here to replace strata 
management companies or homeowner associations. 
Our consulting services complement those efforts by 
offering focused help, real-world tools, and support.

We offer à la carte consulting services from fiscal year 
planning and AGM support to governance guidance 
and first-time strata setup. Our services are flexible, 
practical, and cost-effective. We can help you move 
forward with confidence and competence. The goal 
is simple: smarter governance, better decisions, 
stronger communities.

Serving British Columbia

Contact Katharine Olson at 604-335-7516
hello@groundbreakingstrata.com
Or visit groundbreakingstrata.com

ENGIPRO Consulting Ltd.
At ENGIPRO Consulting, we specialize in depreciation 
reports, building condition assessments, warranty 
reviews, and engineering investigations. Our tailored, 
client-focused services help strata corporations make 
informed decisions with clarity and confidence.

Our detailed and systematic approach to preparing 
depreciation reports ensures a carefully crafted, 
comprehensive, accurate, and reliable report. We 
provide you with a clear financial roadmap for future 
repairs and replacements, contributions to the CRF, 
and actionable insights for building management.

Our team of professionals is qualified to write 
depreciation reports under the Strata Property 
Regulation. Contact us for a free quote today. 

Serving British Columbia

Contact Jeff Leung at 778-300-3935
info@engipro.ca 
Or visit www.engipro.ca

Condominium Lending Group
We simplify loans for strata corporations. Our 
sole focus is on providing innovative, customized 
financing solutions to condo associations and strata 
corporations across Canada. We provide tailor-made 
financing options for capital repair projects such as 
window replacement, roof repairs, building envelope 
repairs, balconies, elevators, and more.

If your community is facing a contingency reserve 
fund shortfall or special assessment, count on us. 
Our industry professionals will analyze and create 
a customized financing solution. We support the 
council in communicating with owners and ultimately 
passing the necessary borrowing resolution. Choosing 
the right financing partner can make a world of 
difference. Let us know how we can help you.

Serving British Columbia and Canada

Contact Kelly McFadyen at 604-562-5403
kelly.mcfadyen@condolending.com
Or visit condolending.com

Introducing New Business Members

https://www.badgercharging.ca/
https://groundbreakingstrata.com/
https://www.engipro.ca/
https://condolending.com/


VISOA Bulletin August 2025 | 19

Penny Lane Property Management Ltd.
With over a decade of experience managing strata 
properties in the Comox Valley, we’re now bringing 
the same personalized care and proven expertise to 
strata properties throughout the Victoria region.

Our services include attending and recording minutes 
at council and general meetings, arranging insurance, 
and providing comprehensive financial reporting. 
We conduct monthly site inspections, coordinate 
maintenance, manage trades and service providers, 
and procure necessary services and supplies.

Penny Lane is known for its responsive, hands-on 
approach and strong relationships with councils and 
owners: transparent, professional service that protects 
property value and fosters well-run communities.

Serving Victoria, Comox Valley, and Campbell River

Contact Nicholas Coleman at 250-897-1611
victoriaoffice@pennylane.ca
Or visit pennylane.ca

Murbly Consulting Services
At Murbly, we’ll guide you every step of the way 
through an EV charging installation project. We 
develop an EV charging strategy tailored to your 
building’s needs. 

Connecting you with qualified contractors, our 
turnkey service includes an EV ready plan to make all 
parking spaces ready for EV charging and preparing 
a quote for the chosen solution. This includes data 
collection from the electric utility and an analysis of 
the building’s electrical infrastructure. 

We’ll ensure thorough communication including 
explanatory videos and a presentation at a general 
meeting. We’ll also plan the call for tenders and 
provide support applying for available rebates. 
Visit our website to see past projects for condo 
associations across Canada. 

Contact Purva at 604-724-4312
purva@rve.ca
Or visit murbly.com/en

Muir Engineering Ltd.
At Muir Engineering Ltd., we specialize in preparing 
electrical planning reports (EPR) and EV ready plans 
for strata corporations. As members in good standing 
with the Association of Professional Engineers and 
Geoscientists of the Province of BC, our professional 
electrical engineers meet the qualifications in the 
Strata Property Regulation to prepare EPRs. 

We work closely with councils and managers to 
ensure 100% customer satisfaction. Our track record 
speaks for itself. We have completed over 500 
consultations to date, with many repeat clients.

Ask us about obtaining an EV ready plan with your 
EPR. With provincial rebates, the cost will be only 
slightly more than the EPR alone.

Serving all of Vancouver Island and the Gulf Islands

Contact Kristen Scheuer at 250-890-0870
kristen@muireng.ca
Or visit www.muireng.ca

Malahat Valuation Group Inc.
Looking for a replacement cost appraisal for 
your strata corporation’s insurance? Our team 
guarantees professional excellence and reports 
that exceed industry standards. Whether you’re a 
strata corporation, property manager, or insurance 
professional, Malahat Valuation Group Inc. provides 
precise valuations you can trust.

Our appraisers are members of the Appraisal Institute 
of Canada and subscribe to the Code of Professional 
Ethics and the Standards of Professional Practice 
for members of the Institute. Fully insured with 
$2,000,000 in errors and omissions coverage, we 
deliver peace of mind. 

Contact us to learn about our appraisals for strata 
corporations, commercial real estate, and more.

Serving Vancouver Island and the Gulf Islands

Contact Aleksandra Bednarz at 250-929-2929
aleksandra@malahatvaluationgroup.com
Or visit www.malahatvaluationgroup.com

Introducing New Business Members

https://pennylane.ca/
https://murbly.com/en/
https://www.muireng.ca/
https://www.malahatvaluationgroup.com/
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APPRAISALS & DEPRECIATION 
REPORTS

BELL APPRAISALS
Replacement Cost Insurance Reports
250-514-3486
bell.appraisals.consulting@gmail.com
bell-appraisals.ca

COAST PROPERTY APPRAISALS LTD.
Real Estate Appraisal Firm
250-388-9151
appraisals@coastappraisals.com
coastappraisals.com

COAST STRATA SERVICES LTD.
Depreciation Reports & Strata 
Inspections
250-686-8503
eivin@coaststrata.ca

D R COELL & ASSOCIATES INC.
Depreciation Reports & Insurance 
Appraisals
250-388-6242
shumphreys@drcoell.com
www.drcoell.com

ENGIPRO CONSULTING LTD.
Depreciation Reports, BCA, Warranty 
Reviews
778-300-3935
info@engipro.ca
www.engipro.ca

GERRITSEN BROOKS APPRAISALS LTD.
Appraisals & Consulting
250-650-3335 
lee@gerritsenbrooksappraisals.ca
www.gerritsenbrooksappraisals.ca

MALAHAT VALUATION GROUP
Property Appraisals
250-929-2929
aleksandra@malahatvaluationgroup.com
www.malahatvaluationgroup.com

NLD CONSULTING
Depreciation Reports & Reserve Fund 
Study Consulting
604-638-1041
info@reserveadvisors.ca 
www.reserveadvisors.ca

NORMAC
Insurance Appraisals
250-575-6350 • 1-888-887-0002
info@normac.ca
normac.ca

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

RDH BUILDING SCIENCE INC.
Building Envelope Engineering 
Consultants
Victoria 250-479-1110
Courtenay 250-703-4753
vic@rdh.com 
www.rdh.com

READ JONES CHRISTOFFERSEN LTD.
Consulting Fund Studies Engineers
250-386-7794
rtram@rjc.ca 
rjc.ca

RECAP RESERVE PLANNING & 
ASSET MANAGEMENT
Depreciation Reports
604-353-3498
admin@therecapgroup.com
www.therecapgroup.com

RESERVE PLUS LTD.
Depreciation Reports
604-812-9369
slaidlaw@reserveplus.ca
reserveplus.ca

SCIENCEFIELD
Consulting Engineering
250-413-7564
info@sciencefield.ca
sciencefield.ca

STRATA RESERVE PLANNING
Depreciation Reports & Appraisals
604-638-4960
clientcare@stratareserveplanning.com
stratareserveplanning.com

WM S. JACKSON AND  
ASSOCIATES LTD.
Insurance Appraisals & Depreciation 
Reports
250-338-7323 • 1-877-888-4316
dan-wsj@shaw.ca
comoxvalleyappraisers.com

BUILDING SUPPLIES

TEDFORD GARAGE DOORS
Garage Door & Parkade Gate Service, 
Maintenance & Installation
250-727-6811
jt@tedforddoors.com
tedforddoors.com

THERMAL KING GLASS, WINDOWS 
& DOORS
Windows, Doors, Construction, 
Renovation & Specialty Trades
250-478-1286
info@tkglass.com
www.thermalkingglass.com

DESIGN SERVICES

WESTERN DESIGN+BUILD
Interior Design & Build
250-590-8598
admin@westerninteriordesign.ca
westerndesignbuild.com

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

VISOA Business Members

https://bell-appraisals.ca/
https://coastappraisals.com/
https://www.drcoell.com/
https://www.engipro.ca/
https://www.gerritsenbrooksappraisals.ca/
https://www.malahatvaluationgroup.com/
https://www.reserveadvisors.ca/
https://normac.ca/
https://pacificrimappraisals.com/
https://www.rdh.com/
https://www.rjc.ca/
https://www.therecapgroup.com/
https://reserveplus.ca/
https://sciencefield.ca/
https://stratareserveplanning.com/
https://www.comoxvalleyappraisers.com/
https://tedforddoors.com
https://thermalkingglass.com/
https://www.westerndesignbuild.com/
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ELECTRICAL PLANNING 
REPORTS & EV CHARGING

COGENT GREEN ELECTRICAL 
SOLUTIONS
Electrical Contracting & Consulting
250-701-6623
info@cogentgreen.com
www.cogentgreen.com

EDWARDS ELECTRIC (2003) LTD.
Electrical Contractor
250-652-9166
office@edwardselectric.net
edwardselectric.net

FORESEESON
EV Chargers & Carbon Credits
604-233-0246 ext 2103
greencredits@foreseeson.com
stratas.foreseeson.com

HONEYBADGER CHARGING
EV Charging
236-480-0827
info@badgercharging.ca
www.badgercharging.ca

MUIR ENGINEERING
Consulting Electrical Engineers
250-890-0870
kristen@muireng.ca
www.muireng.ca

MURBLY CONSULTING SERVICES
EV Charging Consultants
604-724-4312
purva@rve.ca
murbly.com/en

VT ENGINEERING INC.
Consulting EV Charging Engineers
604-771-5543
wojtek@vteng.ca
www.vteng.ca

FINANCIAL SERVICES

CANADIAN WESTERN BANK (CWB)
MAXIUM FINANCIAL
Financial Services
1-800-379-5888 
info@maxium.com
cwbmaxium.com

CONDOMINIUM LENDING GROUP
Financial Services
604-562-5403
kelly.mcfadyen@condolending.com
condolending.com

INSURANCE SERVICES

BFL CANADA RISK AND INSURANCE
SERVICES INC.
International Insurance Brokers &
Consultants
604-307-8859
mtaylor@bflcanada.ca
bflcanada.ca

SEAFIRST INSURANCE BROKERS
Shawn Fehr
250-478-9110
sfehr@seafirstinsurance.com
seafirstinsurance.com

LEGAL SERVICES

CANADIAN WESTERN CIVIL 
ENFORCEMENT LTD.
Civil Enforcement/Court Bailiff
250-961-2713
info@cwenforcement.com
www.cwenforcement.com

CLEVELAND DOAN LLP
Shawn M. Smith
Strata Lawyers
604-536-5002
shawn@clevelandoan.com
clevelanddoan.com

REED POPE LAW CORPORATION
Trevor Morley, Legal Services
250-383-3838
tmorley@reedpope.ca
reedpope.ca 

REFRESH LAW
Oscar Miklos & Jennifer Lebbert
Legal Services
604-800-8098
info@refreshlaw.ca
refreshlaw.ca

JASON ROHRICK
Barrister & Solicitor
778-432-0447
jrohricklaw@shaw.ca
jrohricklaw.com

STRATUM LAW CORPORATION
Leah McKenzie-Brown, Legal Services
778-841-0805
leah@stratumlaw.ca
stratumlaw.ca

MAINTENANCE & PROJECT 
CONTRACTORS

ALL-BRITE CLEANING
Cleaning Services
250-480-5234
allbritecleaning@shaw.ca
www.allbritecleaning.ca 

BC BUILDING SCIENCE
Building Asset Management, Repairs & 
Renewals
778-751-4228
luisa@bcbuildingscience.com
bcbuildingscience.com

BOLD GROWTH GARDENS
Landscaping & Gardening
250-888-0919
bluespruce4u@hotmail.ca

CALLAWAY PLUMBING & DRAINS LTD.
Plumbing & Drain Cleaning
250-216-7159
info@callawayplumbing.ca
callawayplumbinganddrains.ca

Electrical Planning Reports

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

VISOA Business Members
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MAINTENANCE & PROJECT 
CONTRACTORS

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

CLEAN AIR FORCE INDUSTRIES LTD.
Air Duct Cleaning, Dryer Vent Cleaning
& Chimney Sweeps
250-597-8000
info@cleanairforce.ca
www.cleanairforce.ca

CLOVER FIELD HOME & PROPERTY 
MAINTENANCE
Property Maintenance
236-638-8303
cloverfieldmaintenance@gmail.com
www.cloverfieldmaintenance.com

COASTAL HEAT PUMPS
Heat Pump Installation & Service
250-656-6868
jordan@coastalhvac.ca
coastalheatpumps.com

D & D CLEAN EXTERIORS LTD.
Exterior Building Cleaning &
Roof Demossing
250-244-3696
info@cleanexteriors.ca
www.cleanexteriors.ca

DIVERSE PLUMBING SERVICES LTD.
Plumbing & Heating Solutions 
778-584-2030
info@diverseplumbingservices.com
www.diverseplumbingservices.com

FALLINGWATER PROPERTY 
SERVICES INC.
Landscape Maintenance & Construction
778-679-6822
office.fallingwater@gmail.com
www.fallingwaterlandscapes.com

FOSTER HEATING & COOLING
Commercial & Residential HVAC,
Heating & Cooling
250-475-0500
hvac@fosterair.com
www.fosterair.com

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

GREEN TECH PROPERTY CARE LTD.
Property Maintenance
250-667-8432
info@greentechpropertycare.com 
www.greentechpropertycarevi.com

HEAT SAVERS HOME COMFORT LTD.
Fireplace Supply, Installation, & Service
250-383-3512
info@feelthewarmth.ca
feelthewarmth.ca 

HYTEC WATER MANAGEMENT
Waterline & Pipe Protection System
604-762-8661
bill@hytecwater.com 
hytecwater.com

MODERN PURAIR (VICTORIA)
Air Duct & Dryer Duct Cleaning
250-267-7156
alan.whitehead@modernpurair.com
modernpurair.com 

MODERN PURAIR (COMOX VALLEY)
Air Duct & Dryer Duct Cleaning
780-897-1423
kevin.wilson@modernpurair.com
modernpurair.com

MR. SPARKLE EXTERIOR CLEANING
Exterior Cleaning Company
250-714-6739
mrspark1@shaw.ca 
www.mrsparkle.net

OKELL WATERPROOFING LTD.
Restorative Waterproofing
250-479-8453 • 250-479-8409
billokell@shaw.ca
okellwaterproofing.com

PACIFIC PROPERTY SOLUTIONS
Handyman & Home Maintenance
780-901-3757
joel@pacificpropertysolutions.ca
www.pacificpropertysolutions.ca 

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
prodeck.org

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

RISING TIDE CONTRACTING INC.
Contracting & Renovations
250-713-8939
geordie@risingtidegutters.com
risingtidegutters.com

THOMSON ROOF TREATMENT
Roof Moss Removal & Maintenance
778-400-3954
mossfree@thomsonroof.com
thomsonroof.com

TSS CLEANING SERVICES
Dryer Duct Cleaning Services
1-866-447-0099 • 250-729-5634
info@cleandryerducts.com
cleandryerducts.com

UNITY SERVICES CORPORATION
Consulting Services, Project 
Development & Management
250-893-3445
usc@shaw.ca
unityservices.ca

WESTSHORE LAWN & GARDEN CARE
Landscaping & Outdoor Maintenance
778-535-5331
westshorelawnandgardencare@gmail.com
westshorelawnandgardencare.ca

VISOA Business Members
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MAINTENANCE & PROJECT 
CONTRACTORS

WSP CANADA INC.
Building Sciences
Victoria: 250-475-1000
Nanaimo: 250-753-1077 
kevin.grasty@wsp.com
wsp.com

YEAR ROUND YARD MAINTENANCE LTD.
Landscaping Services
250-479-4668
office@yearroundym.com
yearroundyardmaintenance.ca

YOUR PLACE VICTORIA
Landscaping Services
250-920-6243
paull@yourplacevictoria.ca
www.yourplacevictoria.ca

PAINTING CONTRACTORS
RESIDENTIAL/COMMERCIAL

DOUBLE A PAINTING
Painting Contractor
250-380-8420 
michael@doubleapainting.com
doubleapainting.com

EMPRESS PAINTING LTD.
Painting Contractor
250-383-5224 
office@empresspainting.ca
empresspainting.com

ISLANDERS’ CHOICE PAINTING 
CORP.
Painting Contractor
250-208-1787
evan@islanderschoicepainting.com
www.islanderschoicepainting.com

PARKSIDE PAINTING
Painting Contractor
250-891-1614
support@parksidepainting.com
www.parksidepainting.com

PROPERTY MANAGEMENT

GOOD COUNSEL INC.
Strata Management Brokerage
778-650-6353
info@goodcounsel.ca
www.goodcounsel.ca

GRACE POINT STRATA 
MANAGEMENT
Property Management
250-802-5124
tom@GPstrata.com
www.gpstrata.com

OAKWOOD PROPERTY  
MANAGEMENT LTD.
Property Management 
Strata, Co-ops
250-704-4391
carol@oakwoodproperties.ca
oakwoodproperties.ca

PENNY LANE PROPERTY  
MANAGEMENT LTD.
Strata Management Services 
250-897-1611
victoriaoffice@pennylane.ca
pennylane.ca

SOUTH ISLAND PROPERTY
MANAGEMENT LTD.
Strata Management Services
250-595-6680
reception@sipmltd.com
sipmltd.com

SOVILLE REALTY LTD.
Strata Management Services
236-464-1104
ben@sovillerealty.com
www.sovillerealty.com

STRATA COUNCIL RESOURCES

GROUNDBREAKING STRATA 
CONSULTING & EDUCATION
Support for Strata Councils
604-335-7516
hello@groundbreakingstrata.com
groundbreakingstrata.com

POWER STRATA SYSTEMS INC.
Strata Management Software
604-971-5435
info@powerstrata.com
powerstrata.com

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

STRATACOMMONS
Strata Software Development
250-871-4537
jlhooton@stratacommons.ca
stratacommons.ca

STRATAPRESS
Portal for Self-Managed Stratas
250-588-2469
info@stratapress.com
stratapress.com

OR CONTACT US AT:
250-920-0688
Toll-free 1-877-338-4762
businessmembers@visoa.bc.ca

Learn More

BUSINESS MEMBERSHIP

Visit our website to learn about 
the benefits of membership and 
advertising opportunities. 

Learn more in the 
Online Directory

VISOA Business Members

https://www.wsp.com/en-ca
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https://www.yourplacevictoria.ca/
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https://www.islanderschoicepainting.com
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Q: Our bank is asking for the strata’s articles of 
incorporation. Where would we find these? 

A: Strata corporations don’t have articles of 
incorporation. Staff at financial institutions may not 
realize this. They are likely trying to comply with 
federal regulations for financial institutions. From 
time to time, a bank might be required to verify 
information about businesses and organizations they 
provide services to. 

Some banks don’t have a category in their systems for 
strata corporations. The strata’s account might have 
been set up under the corporations category when 
the account was opened. If your account manager is 
not from BC, you could tell them that these are called 
condo associations in other provinces. BC is the only 
province that calls them strata corporations. You could 
also provide a short explanation of the differences.

A corporation is a legal entity created under section 
3 of the BC Business Corporations Act. That is the 
legislation that sets out the legal framework that 
governs companies in BC. A company’s articles of 
incorporation are filed with the BC Corporate Registry. 
The Act requires all companies to file an annual 
report, changes to its directors, and any changes to 
the location of the company offices.

The Business Corporations Act does not apply to strata 
corporations. A strata corporation is created under 
section 2 of the Strata Property Act. This legislation 
sets out the legal framework that governs strata 
corporations in BC. Pursuant to section 2 of the Strata 
Property Act, “a strata corporation is established” when 
“a strata plan is deposited in a land title office”. Stratas 
don’t have articles of incorporation. The strata plan is 
the official document. There is no requirement and no 
mechanism for strata corporations to register in the 
BC Corporate Registry or file annual reports. 

You could provide the strata plan as proof of the 
strata’s legal entity, the annual general meeting 
minutes as proof of elected council members, and 
council meeting minutes as proof of elected officers 
and signatories. If the bank employee continues to 
insist on receiving documents that don’t apply to 
strata corporations, you may wish to speak with the 
branch manager.

Q: I requested copies of correspondence between 
the strata and an owner. Can council redact 
sections?

A: Many councils and managers are cautious and 
think they are protecting an owner’s privacy by 
redacting (blacking out) information in documents. 
However, this is not permitted. Since disclosure of 
correspondence is expressly authorized by Strata 
Property Act (SPA) s. 36, there is no authority under 
the Personal Information Protection Act (PIPA) to redact 
personal information contained in correspondence. 
The PIPA authorizes this disclosure in s. 18(1)(o).

There are numerous Civil Resolution Tribunal 
decisions on this topic. The copies of records listed 
in SPA s. 35 must not be redacted to remove any 
personal information. Upon receiving a request from 
an owner, the strata must provide the copies within 2 
weeks and may charge up to $0.25 per page. 

You Asked

Have a Question?

Log in to your VISOA 

profile to ask the 

Strata Support Team

Log in at visoa.bc.ca

https://decisions.civilresolutionbc.ca/crt/en/d/s/index.do?cont=%E2%80%9CPIPA+section+18%E2%80%9D+AND+redact&ref=&d1=&d2=&p=&col=150&or=
https://decisions.civilresolutionbc.ca/crt/en/d/s/index.do?cont=%E2%80%9CPIPA+section+18%E2%80%9D+AND+redact&ref=&d1=&d2=&p=&col=150&or=
https://visoa.bc.ca/member-login/
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Since lawn cutting occurs more often than once a 
year, it is the owner’s responsibility under Standard 
Bylaw 2. 

If the LCP lawns are small and owners don’t have 
sufficient space to store their own lawnmowers, strata 
owners may wish to consider amending the bylaws 
so that the strata takes responsibility for lawn care. 
Since owners have busy schedules and varying levels 
of mobility, it can be a practical step for convenience, 
cost-effectiveness, and maintaining a consistent level 
of care. If the areas are fenced, the owners must allow 
the landscaper to access the lawn area.

Q: Our bare land strata has just a small roadway, 
concrete curbing, lamp posts, mailboxes, and 
perimeter fencing. We obtained a depreciation 
report in 2014. Do we have to get another one?

A: Yes. All stratas of 5 or more strata lots, including 
bare land stratas, must obtain a depreciation report at 
least once every 5 years. If your strata hasn’t obtained 
a depreciation report since 2014, then it must obtain 
another one now.

With the exception of certain islands, if your strata 
is within the Capital Regional District, Fraser Valley 
Regional District, or Metro Vancouver Regional 
District, the deadline to obtain your next depreciation 
report is July 1, 2026. If your strata is outside of those 
districts, or is an island accessible only by air or boat, 
the deadline is July 1, 2027.

Under Strata Property Act s. 92 and 96, the cost 
can be paid from either the operating fund or the 
contingency reserve fund (CRF). The expenditure can 
be made from the operating fund if an allowance 
for the cost is included in the budget approved 
by a majority vote at an annual general meeting. 
Alternatively, voters can pass a separate resolution 
by a majority vote approval to pay for the cost of the 
report from the CRF.

You can find companies that provide depreciation 
reports in VISOA’s Business Directory. 

Q: The yards behind each of our strata lots are 
limited common property. Who’s responsible for 
cutting the grass?

A: Your strata doesn’t have any amended bylaws filed 
at the land title office so the Standard Bylaws apply. 
Standard Bylaw 2 sets out an owner’s responsibility 
for repair and maintenance. Part 2 (2) says an owner 
who has the use of limited common property (LCP) 
must repair and maintain it, except for repair and 
maintenance that is the responsibility of the strata 
corporation under these bylaws. 

Standard Bylaw 8 says the strata corporation must 
repair and maintain LCP but the duty to repair and 
maintain it is restricted to repair and maintenance 
that in the ordinary course of events occurs less 
often than once a year. For example, the strata would 
be responsible for any work required that doesn’t 
usually occur such as removing a dead tree or lawn 
remediation after pipe or foundation work.

You Asked

WWW.POWERSTRATA.COM                     604.971.5435   |   1 877.971.5435

https://visoa.bc.ca/business-directory/
https://www.powerstrata.com/
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it is ratified at a formal council meeting. So, even if 
council members meet informally from time to time, 
they still need to hold formal meetings in order to act 
on any decisions made. 

A small strata might only need 3 or 4 short council 
meetings per year. Make all decisions at council 
meetings and prepare minutes of the council 
meetings including the outcome of any votes.  The 
judge in the Kayne decision also said, “The purpose 
of the Act is to ensure that members of the strata 
corporation are informed of the decisions taken and 
the money spent on their behalf.  It mandates no 
particular form in which these documents are to be 
kept and no particular level of detail.  For example, 
although it requires minutes, it does not, beyond 
stating that the minutes include the results of any 
votes, set out any degree of detail that must be 
contained in those minutes. Minutes must contain 
records of decisions taken by council, but may or may 
not report in detail the discussions leading to those 
decisions.”

 The minutes for your strata might be short but they 
have to be prepared and kept for at least 6 years. 
They are important legal records to document the 
decisions made to operate and manage your strata 
corporation. Most prospective purchasers will request 
copies of the minutes. If council meetings are not 
held, the strata has no minutes to provide and it 
would be reasonable for purchasers to be wary and 
look elsewhere.

Are you a VISOA member? Log in to your profile on 
our website to submit questions to the Strata Support 
Team. 

Q: At our 4-unit strata, owners usually just agree 
on fees and expenditures like insurance. We’ve 
never held council meetings. Do we have to? 

A: All stratas are required to comply with the Strata 
Property Act, even a strata of only 4 strata lots. From 
what you’ve described, council members were elected 
at the last annual general meeting but they have 
never held a council meeting.

The powers and duties of the strata corporation 
must be exercised and performed by a council. To do 
that, the council has to make decisions and, under 
Standard Bylaw 18, decisions must be made by a 
majority of council members present in person at a 
council meeting.

Small stratas often think they can hold informal 
discussions or agree by email. In the Kayne decision, 
the BC Supreme Court said no decision made at an 
informal meeting “has any validity unless and until” 

You Asked

visoa.bc.ca
Subscribe to VISOA’s e-newsletter at

https://visoa.bc.ca/member-login/
https://visoa.bc.ca/member-login/
https://visoa.bc.ca
https://visoa.bc.ca
https://visoa.bc.ca
https://www.comoxvalleyappraisers.com/
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many students would join a fictitious social media 
site. When presented with an onscreen message that 
said, “By clicking join you agree to abide by our terms 
of service”, about 25% of participants looked at the 
terms for about a minute and 100% clicked the “Join” 
button. If they had read the terms of service all the 
way through, they would have noticed that they had 
each agreed to give the fictitious company their first-
born child. 

This confirmed what scholars have learned about user 
behaviour: nobody reads online contracts, licence 
agreements, terms of service, privacy policies, and 
other agreements. 

The fine print

If we knew what we were agreeing to, would we have 
agreed? Web-based services, browser extensions, 
mobile apps, surveys, etc may have clauses that give

 continued on page 29

In 2023, Canadians spent, on average, over 6 hours 
per day using the internet. Are we being cyber 
safe or unwittingly giving away our personal and, 
potentially, our strata’s information? How often have 
we downloaded an app, a convenient online tool, or 
signed up for an enticing “free trial” without question?

Terms of service

Nearly every website, social media site, or app asks us 
to agree to the terms of service, licence agreement, 
or privacy policy. Most people don’t read them. Why? 
The most common reasons cited are: I don’t have 
time, the document is too long, or the language is too 
confusing. Instead, we just click “I agree”. We are all 
guilty of doing this.

What have we agreed to?

Professors at York University and the University of 
Connecticut conducted an experiment to see how 

by Ryan Johnston

Protect Your Information: Read the Fine Print

https://stratareserveplanning.com/


VISOA Bulletin August 2025 | 29

V

them the right to keep our personal information, 
web browsing habits, even a recording of our voice. 
We might have unknowingly agreed to allow the 
company to sell that information or give it to third 
parties they have contracts with. We might even have 
agreed to give up our right to go to court if we or our 
strata are negatively affected by the use of that data. 

What to look for

Protect your personal and strata information by 
reading the fine print before clicking “I agree”. If 
your eyes are glazing over, Ray Walsh, a data privacy 
advocate from ProPrivacy.com recommends some 
shortcuts. 

Search for keywords or phrases in the document 
that tell you what information the app or website 
collects, how long it keeps the information, and if it’s 
shared with others. Watch out for sections that say 
you must “accept,” “agree”, or “authorize” something. 
Key phrases are “third parties” , “advertising partners”, 
and “affiliates.” “Retain” or “retention” can indicate how 

long the company keeps the information. “Opt out” 
may indicate how to turn off the sale or collection of 
your personal information. 

Check your apps

There are millions of software applications (apps) 
available for our smartphones, tablets, and 
computers. Whether it’s checking social media 
accounts, booking a rideshare, playing mahjong, or 
monitoring stocks, apps are convenient, fun, and help 
us manage our daily lives and strata council duties. 
It’s easy to download them without considering the 
security risks like what personal or strata information 
is being collected, stored, and shared.

Apps can gather enormous amounts of linked and 
linkable information about the billions of users that 
subscribe to their services. The Canadian Centre for 
Cybersecurity website offers tips to configure the 
privacy settings in the apps that you use or download 
and turn off unnecessary features. Ask yourself, why 
does the app need access to your location, contact 
list, camera, and microphone? Reconsider apps that 
require too many unnecessary permissions, and 
delete them. Keep apps up to date but check the 
privacy settings after each update to see if they have 
changed. Delete apps you don’t need. The average 
person has over 80 apps on their smartphone but 
only uses about 30 per month. 

Before downloading an app, research the app’s 
developer or vendor for reviews and information 
on their security practices. Only download apps 
from trusted sources and read the user agreement 
to identify what metadata is collected and how it 
is handled. Get more information and tips at the 
Canadian Centre for Cybersecurity.  

To protect your strata, share this article with council 
members to help them spot apps and services that 
obtain permissions beyond what is required. 

VISOA members

Rest assured that VISOA does not sell or share 
information about our members! We ask our members 
to provide only the information needed to provide 
our services. Read VISOA’s privacy policy to learn 
more.

Protect Your Information: Read the Fine Print
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We understand that maintaining the beauty and value of
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Click these links to find answers and learn more: 

•  Strata Property Act (SPA)  •  Schedul e of Standard Bylaws (SB)  •  Strata Property Regulation (Reg)
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Strata SUMMER Crossword CHALLENGE

When you’re finished, go to page 39 to get the answers!
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ACROSS CLUES

(The number of letters in the answer is indicated in 
brackets)

1. A strata plan shows the boundaries of a strata __. (3)

5. Reg 14.2 says “habitable area” means the area of a 
residential strata lot which can be lived in, but does 
not include patios, balconies, garages, parking stalls 
or storage areas other than closet ___. (5)

7. If a hearing is requested under SPA s. 34.1(1), the 
council must hold a council meeting to hear the 
applicant within ___ weeks after the request. (4)

10. Under SPA s. 90.3, a council must respond to a 
request to install an EV charging station within ___ 
months. (5)

11. Under Reg 5.11, an electrical planning report must 
include the current ___ demand on the electrical 
system. (4)

12. SPA s. 45 says the notice for an AGM must include 
the budget and ___ statement. (9)

16. Reg 6.2 says an applied ___ technologist is 
qualified to write a depreciation report. (7)

18. SPA s. 68 defines the boundary of many strata lots 
as ___ between the structural portion of a wall, floor 
or ceiling. (6)

19. Before registering a ___ against an owner’s strata 
lot, the strata must give the owner at least 2 week’s 
written notice demanding payment. (4)

20. Per Reg 6.10, the maximum fee that the strata may 
charge for a certificate of ___ is $15. (7)

21. A ___ decision of the Civil Resolution Tribunal is 
binding and enforceable just like a court order. (5)

23. Reg 14.4 says unless indicated otherwise, if a 
strata plan includes a building, any ___ shown as a 
boundary of the strata lot represents a wall built from 
floor to ceiling. (4)

26. Reg 6.8 says the maximum rate of interest that a 
strata may set out in its bylaws for the late payment of 
strata fees is __% per annum compounded annually. (3)

28. Under SPA s. 56, a person who may vote at an AGM 
or SGM, may vote in person or by ___. (5)

30. SPA s. 92 says this fund is for common expenses 
that usually occur less often than once a year or that 
do not usually occur. (11) 

31. A type of common property. (7)

32. A “mini strata corporation” created by a bylaw 
under SPA s. 192 or 193. (7)

35. SB 25 says an AGM must be chaired by the ___. (9)

38. A voting threshold that is more than half of the 
votes cast. (8)

41. The annual contribution to the CRF must be at 
least ___% of the total amount budgeted for the 
contribution to the operating fund for the current 
fiscal year. (3)

42. Some stratas with EV charging stations are eligible 
for low ___ fuel credits. (6)

46. Under SPA s. 128, amended ___ have no effect 
until they are filed in the land title office. (6)

Canada’s Insurance 
Appraisal Experts

PROTECT YOUR ASSETS WITH AN

Insurance Appraisal
NORMAC has been delivering the 
most reliable insurance appraisals 
in Canada for nearly 25 years.
We offer: 

• Accredited appraisals
• Competitive fees
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• Quick delivery of reports

REQUEST A QUOTE TODAY

info@normac.ca 250.575.6350 www.normac.ca

https://normac.ca/request-a-quote/
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ACROSS CLUES continued

47. Under SPA s. 174, a strata owner, tenant, or 
mortgagee may apply to the BC Supreme Court for 
the appointment of an ___. (13)

50. Under Reg 6.21, a strata must obtain this report at 
least once every 5 years. (12)

53. The SPA includes a set of bylaws called the ___ 
Bylaws. (8) 

55. SPA s. 53 says each strata lot has one vote unless 
different voting rights are set out in a ___ of Voting 
Rights in the prescribed form. (8)

57. A petition of the owners is called a written ___ in 
SPA s. 43 and 46. (6)

58. The Regs include a Form K which informs a ___ 
that they must comply with the bylaws and rules. (6) 

60. The BC Supreme Court said, in a strata corporation, 
“you are all in it ___.” (8)

61. Under SPA s. 34.1, an owner or tenant may request 
a hearing at a ___ meeting. (7) 

62. Under SPA s. 41, an AGM does not have to be held 
if all ___ voters waive, in writing, the holding of the 
meeting and consent, in writing, to the resolutions. (8) 

64. For pre-sale units, a purchaser should carefully 
review the developer’s disclosure ___. (9)

65. SB 3 says an owner, tenant, occupant or visitor 
must not use a strata lot, the common property or 
common assets in a way that causes a nuisance or ___ 
to another person. (6) 

67. SPA s. 31 says each council member must act 
honestly and in ___ faith. (4)

68. Under SPA s. 272, a resolution must be passed by 
an 80% vote at an AGM or SGM to ___ a strata plan 
and dissolve the strata corporation. (6)

69. SPA s. 13 requires the owner developer to deliver a 
copy of the ___ budget to each prospective purchaser 
of a strata lot. (7)

70. Pricing for insurance premiums may be affected 
by the area’s ___ of wildfires and flooding. (4) 

https://visoa.bc.ca/about-us/
https://stratapress.com/self-managed
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DOWN CLUES

2. The first strata legislation in BC in 1966 was called 
the Strata ___ Act. (6)

3. SB 16 says a quorum of the council is ___ if the 
council consists of 7 members. (4)

4. Regulation 6.9 is about ___ fees for the use of 
common property or common assets. (4)

5. Under the Land Title Act s. 220, a developer can 
register a statutory building ___ to impose restrictions 
on the size and style of homes such as those on bare 
land strata lots. (6) 

6. The three-dimensional space above a parcel of land 
can be subdivided into ___ space parcels. (3)

8. Under SPA s. 125, a rule must be ___ by a resolution 
passed by a majority vote at the next AGM or SGM. (8) 

9. SPA s. 164 deals with ___ unfairness. (11) 

11. SPA s. 221 sets out the process to deposit a strata 
plan after each ___. (5) 

13. In certain situations related to EV charging, a strata 
can grant permission to use a common property 
parking stall for up to___ years. (4)

14. SB 7 is about permitting ___ to a strata lot. (5)

15. This usually takes place at the end of an AGM. (8) 

17. SPA s. 150 requires the strata to obtain this kind of 
insurance. (9) 

22. Under SB 6, an ___ to a strata lot requires written 
approval of the strata corporation. (10) 

24. SPA s. 32 requires a council member to disclose 
any ___ of interest. (8)

25. As of December 2023, stratas of 5 or more strata 
lots must obtain an electrical ___ report. (9) 

26. SB 19 says the council must inform owners of the 
minutes of all council meetings within ___ weeks of 
the meeting. (3)

27. SPA s. 71 generally requires a 3/4 vote approval 
for a significant change in use or ___ of common 
property. (10)

29. Reg 6.6 lists the information the budget must 
contain for the fiscal __ to which the budget relates. (4)

33. The strata’s property insurance must insure against 
major perils. Under Reg 9.1 that means the perils of 
fire, lightning, smoke, windstorm, hail, explosion, ___ 
escape, strikes, riots or civil commotion, impact by 
aircraft and vehicles, vandalism and malicious acts. (5) 

34. Under SPA s. 149, the strata must obtain property 
insurance on original ___ built or installed on a strata 
lot. (8) 

36. SPA s. 163 says an owner may ___ the strata 
corporation. (3)

37. This fund is used to pay common expenses that 
usually occur either once a year or more often than 
once a year. (9) 

39. If an owner requests a copy of the bylaws or rules, 
the strata must comply with the request within ___ 
week. (3)

40. An affirmative or ___ vote means a vote in favour 
of a motion, indicating approval or agreement. (3)

https://stratacommons.ca/
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DOWN CLUES  continued

43. In the Regs, this is another name for an 
information certificate. (5)

44. SPA s. 48 says business must not be conducted at 
an AGM or SGM unless a ___ is present. (6) 

45. This type of plastic piping used for water lines in 
the 80s and 90s often needs to be replaced. (5)

48. SPA s. 31 says each council member must exercise 
the care, diligence and skill of a reasonably ___ person 
in comparable circumstances. (7) 

49. SPA s. 132 says the strata may set out in its bylaws 
the frequency at which fines may be imposed for a 
___ contravention of a bylaw or rule. SB 24 says a fine 
may be imposed every 7 days. (10)

51. Under SPA s. 49, a strata may provide for 
attendance and voting by telephone or other ___ 
means at an AGM or SGM. (10)

52. Since 2016 the Civil Resolution ___ has had 
jurisdiction over most strata claims in BC. (8) 

54. SPA s. 99 sets out the formula to calculate strata 
fees based on ___ entitlement. (4) 

56. In order for a strata to charge back costs to a strata 
lot, it must have the authority to do so under a valid 
and enforceable bylaw that creates a ___. (4)

59. Under SPA s. 191(1)(c), a strata corporation may 
have sections for the purpose of representing the 
different interests of owners of different ___ of 
residential strata lots. (5) 

62. Reg 6.7 says within ___ weeks after the end of 
its fiscal year, the strata must prepare a financial 
statement updated to the end of the fiscal year. (5)

63. SPA s. 35 says the strata must prepare ___ of 
account showing money received and spent and the 
reason for the receipt or expenditure. (5) 

66. Under Reg 7.1, the maximum amount that a 
strata may set out in its bylaws as a fine for the 
contravention of a ___ is $50. (4)

Congratulations. You’ve completed the Strata Summer 
Crossword Challenge! 
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Given the fact that it takes a 3/4 vote approval to 
pass bylaws, I think it’s fair to say that bylaws usually 
express the wishes of most of the owners in the strata. 
The bylaws set boundaries and expectations. They 
help buyers decide if this is a community they want 
to live in. A strata that doesn’t allow flowerpots on 
balconies or anything but white curtains isn’t the 
best choice for an avid gardener with a penchant 
for maximalist interior design. If they proceed 
with purchasing the strata lot, they have to take 
responsibility for their choice. They were aware of the 
bylaws. 

Flouting the bylaws

When it comes right down to it, whether a strata is 
successful or experiencing difficulties often comes 
down to human behaviour. Some people think the 
bylaws don’t apply to them and some people just 
aren’t suited to community living as seen in the 
following BC Supreme Court case. 

Occasionally, I hear owners opine that their strata has 
so many bylaws it feels oppressive. I’ll venture to say 
there’s a story behind each one. At some point in time, 
there was an issue and the owners wanted a bylaw 
to address similar situations in the future. Issues with 
residents speeding through the parking lot might 
have led to a bylaw setting a speed limit. Loud pool 
parties might result in a bylaw limiting the number 
of guests in the strata’s pool area. Lack of space in the 
bike room might be dealt with by a bylaw that sets 
out a process to dispose of unclaimed bikes.

The value of good bylaws

While many purchasers are swayed by a suite’s granite 
countertops and hardwood floors, I suggest they start 
with a thorough read of the bylaws. I believe strongly 
that a solid set of clear, reasonable, well-written 
bylaws is worth their weight in gold, particularly if 
they have been reviewed by a lawyer to reflect recent 
court and tribunal cases. In my view, good bylaws add 
property value. 
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not compromised, warranties are not voided, and 
resultant costly remediation or insurance deductibles 
or even more serious insurability issues are avoided… 
There is, quite literally, a common interest with 
respect to these matters.”

The bad behaviour didn’t end with unauthorized 
alterations. Abusive, threatening comments and 
making obscene gestures caused both the property 
manager and a contractor to quit. 

The strata and the court relied on the Strata 
Property Act and the bylaws. The court found that 
the Flamans had a clear and persistent history of 
making alterations to common property without 
authorization, had objectively unreasonable 
expectations when requests for approval were 
submitted, and most significantly, acted unilaterally 
seeking approval after the fact. The court’s findings of 
the Flamans’ bylaw breaches is 2 pages long!

Create good bylaws

Many bylaws are practical, clarify common questions, 
and set out processes and procedures for fairness and 
consistency. 

Review the bylaws from time to time to identify 
any that are antiquated or no longer necessary. If 
the current bylaws are confusing or don’t address 
situations that have arisen, consider proposing 
amendments. Work with a strata lawyer to ensure the 
bylaws are worded properly and don’t contravene 
the Strata Property Act, Human Rights Code, Personal 
Information Protection Act, or any other laws.

If you want bylaws that are fair and reasonable, do 
your part. Attend general meetings. Read the notice 
package. Participate in discussion at the meeting. 

Create bylaws for the community you want to live in.

Wendy Wall, VISOA President, 
president@visoa.bc.ca

In her decision in The Owners, Strata Plan KAS 1771 
v. Flaman, 2024 BCSC 1242, the Honourable Justice 
Hardwick commented that “Certain individuals 
are not entirely well suited for living in a stratified 
situation wherein there are restrictions placed upon 
them which would likely not otherwise be imposed if 
they lived in a residence wherein they hold freehold 
title. This is, in my conclusion, one of those situations.” 
Individuals sometimes take matters into their own 
hands and address issues of conflict in a “rogue 
manner”. The court said, “unfortunately the conflict 
between interested parties has clearly “runneth over” 
and the matter must be adjudicated upon by this 
Court accordingly.”

A surefire way to create conflict in a strata is to 
make unauthorized alterations to a strata lot or 
the common property, particularly to the exterior 
cladding and building envelope. When Mr. Flaman 
was making a “clandestine” alteration to the roof 
late at night under the cover of darkness, surely his 
conscience was telling him it was wrong. 

The decision said, “The installation included 
perforations to the building exterior which were done 
at approximately 9:30 pm at night. This, in my view, is 
consistent with a conclusion that the Flamans knew 
they did not have requisite approval and were trying 
to fly under the proverbial strata radar. This was not 
an emergent event such as a flood where immediate 
action may be required and one does not normally 
undertake home renovations in the dark.”

“Approval of building envelope alterations and other 
alterations to common property by the strata council 
(where the bylaws permit) and/or by percentage 
vote of the ownership where required pursuant to 
s. 71 of the SPA for “significant changes to the use or 
appearance of common property” are an essential 
requirement to ensure that a strata corporation’s 
structural and building envelope integrity are 
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2. Titles

3. Four

4. User

5. Scheme

6. Air

8. Ratified

9. Significant

11. Phase

13. Five

14. Entry

15. Election

17. Liability

22. Alteration

24. Conflict

25. Planning

26. Two

27. Appearance

29. Year

33. Water

34. Fixtures

36. Sue

37. Operating

39. One

40. Yes

43. FormB

44. Quorum

45. PolyB

48. Prudent

49. Continuing

51. Electronic 

52. Tribunal 

54. Unit

56. Debt

59. Types

62. Eight

63. Books

66. Rule

DOWN ANSWERS

1. Lot

5. Space

7. Four

10. Three

11. Peak

12. Financial

16. Science

18. Midway

19. Lien

20. Payment

21. Final

23. Line

26. Ten

28. Proxy

30. Contingency

31. Limited

32. Section

35. President

38. Majority

41. Ten

42. Carbon

46. Bylaws

47. Administrator

50. Depreciation

53. Standard

55. Schedule

57. Demand

58. Tenant

60. Together

61. Council 

62. Eligible 

64. Statement

65. Hazard

67. Good

68. Cancel

69. Interim

70. Risk

ACROSS ANSWERS

Strata SUMMER Crossword CHALLENGE
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