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present “See Something, Say Something: Reducing 
Risk for Older Adults”. Learn what you can do to help 
connect vulnerable adults to needed programs and 
services. The presentation will not be recorded. It is 
exclusively for VISOA AGM attendees.

This is a free event for VISOA members only. Corporate 
and individual members have voting rights. Voting 
will be conducted using the Property Flute voting 
platform. Associate and business members may 
attend but cannot vote on resolutions. Login in to 
your member profile to check the expiry date of your 
membership. If your membership has expired or is 
about to expire, please renew it.

If you don’t have access to a computer and can’t 
attend in person, please contact our office to register 
and receive instructions to attend by telephone.

Contact us by sending an email to membership@
visoa.bc.ca or call us at 250-920-0688 or toll-free  
1-855-388-4762.

As a registered member-funded society, VISOA holds 
an annual general meeting every year. We welcome 
VISOA members to attend the AGM on Sunday, March 
1, 2026 at 1 pm. Members may attend electronically 
by Zoom or in person at the Victoria Scottish 
Community Centre, 1803 Admirals Road, Victoria. The 
Centre is on BC Transit routes, has free parking, and is 
wheelchair accessible. Smoking is not permitted.

Visit the VISOA Events page to access the AGM notice 
package and registration link. The agenda includes 
approving the 2026 budget and electing directors 
(VISOA board members). Register by noon on 
Thursday, February 26. Be sure to select the correct 
type of ticket: “VISOA Member – Zoom” or “VISOA 
Member – In Person.” After registering, you’ll receive 
an email with more information. 

Following the AGM there will be a break for 
refreshments. Then our guest from the BC Association 
of Community Response Networks (BCCRNs) will 

VISOA 2026 Annual General Meeting

Annual/Special General Meetings
Property Flute voting platform

in-person, online or hybrid
Contact us today!

info@PropertyFlute.ca
778-819-2394

Property Flute was excellent! 
Stress free voting even with 
multiple proxies! Amazing!

Your Most Serene AGM. 
Guaranteed.

https://visoa.bc.ca/member-login/
https://visoa.bc.ca/member-login/
https://visoa.bc.ca/events/
https://propertyflute.ca/


Real impact. 
5 star reviews.  
Over 100 clients.

www.yourplacevictoria.ca

Discover how Your Place does 
landscaping differently. 

Watch our 3-minute video at 

We partner with purpose-driven strata 
councils who want exceptional work, clear 
communications, and meaningful impact. 

A social enterprise by Our Place

https://www.yourplacevictoria.ca/
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by Wendy Wall

Should Strata Council Training Be Mandatory?

a better outcome. As a strata owner reading the 
BCREA proposal Mandatory Strata Training Program: 
Driving Excellence in Strata Property Management, 
you might find it takes a punitive approach to 
education. It suggests a regime modelled after 
Ontario whereby council members must complete 
training courses within 6 months of being elected, 
re-elected, or appointed. Certification would require 
a final exam which they suggest be proctored by the 
BC Financial Services Authority (BCFSA), the same 
regulator that oversees realtors and strata managers. 
A fee would be charged to receive the certificate 
and all certified individuals would be registered in a 
public registry. It suggests that continuing education 
be required annually to renew certification, with 
full re-certification training every 3-5 years. BCREA 
suggests part of your strata fees be allocated to fund 
education, certification, monitoring compliance, and 
enforcing penalties. 

continued on page 6

There is currently hot debate over whether the 
province should bring in mandatory education for 
strata council members. In a news release on February 
9, the BC Real Estate Association (BCREA) called on 
the BC Minister of Housing and Municipal Affairs to 
bring in legislation requiring all council members to 
undergo mandatory training. 

On its face it’s not a bad idea. We all want our 
strata councils to have the education they need to 
understand the Strata Property Act, Regulation, and 
bylaws and manage our strata corporations smoothly, 
efficiently, and in compliance with the law. Heck, 
providing workshops and education has been the 
core purpose of VISOA’s efforts for over 53 years! 

Honey or vinegar?

My grandmother used to say you can catch more flies 
with honey than vinegar. It was her way of saying that 
an environment of kindness and support can achieve 

save
Book now 

summer painting  

Before may 1st 

Must be mentioned at the time of booking, some conditions apply.

We streamline projects for property managers and strata owners.

https://www.bcrea.bc.ca/wp-content/uploads/BCREA-Strata-Training-Proposal.pdf
https://www.bcrea.bc.ca/wp-content/uploads/BCREA-Strata-Training-Proposal.pdf
https://www.bcrea.bc.ca/wp-content/uploads/2026-02-AOIR-BCREA-Strata-Property-Act-Letter.pdf
https://visoa.bc.ca/events/
https://www.beaconpainting.ca/
https://refreshlaw.ca/
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To ensure compliance, their proposal suggests that 
penalties be imposed for non-completion of the 
training. Penalties would include:

•	 Fines for strata councils that fail to comply with 
the training requirements

•	 Disqualification of uncertified members from 
serving on strata councils

•	 In severe cases, the appointment of an 
administrator to manage the strata property until 
compliance is achieved (an extension of SPA s. 174 
which allows owners to apply to the BC Supreme 
Court to appoint an administrator)

This framework of credentials and penalties may work 
well for professional associations for accountants, 
insurance brokers, lawyers, engineers, and realtors 
who choose those careers and often stay in their field 
for decades. The idea that volunteers could be fined 
for doing volunteer work is a concept that requires 
careful thought and meaningful consultation with 
strata owners.

Would there be unintended consequences to a 
punitive approach?

We often hear from stratas who cannot get enough 
volunteers to meet the minimum number of council 
members to form a council. Under the Standard 
Bylaws, the minimum is 3 council members. 
Would heavy-handed requirements for mandatory 
education make it even more difficult to find enough 
volunteers? How many strata owners would hesitate 
or balk at the thought of volunteering for council if 
they knew they might get fined? How many would 
be comfortable with their name in a public registry? 
Public consultation is required to address these 
concerns.

Small stratas are at even higher risk of not meeting 
a minimum number of council members since the 
pool of eligible candidates is so small. About 80% of 
the 35,000 strata corporations in BC have less than 
25 strata lots. Over 50% are just 2-4 units. Finding 
enough council members is a serious problem. 

continued on page 7

Should Strata Council Training Be Mandatory?

https://www.stratafundtrack.com/
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Ontario is different. Their stratas (called condominium 
associations) are generally much larger and their 
boards are often substantially made up of non-
owners, as permitted by Ontario’s laws. 

Under BCREA’s proposed framework, council 
members could be disqualified from serving on 
council, presumably partway through the year. 
So even if enough members were elected at the 
beginning of the term of office, losing members 
during the year could result in the number of council 
members falling below the minimum. Operations 
essentially stop until replacement members are 
appointed.  As lawyer Oscar Miklos wrote in Too Few 
to Function, “a council lacking the minimum number 
of council members has no legal authority to conduct 
business on behalf of the strata corporation, including 
approving expenditures, enforcing bylaws, or signing 
contracts.” This brings the strata to a standstill.

A supportive approach

Forcing someone to do something doesn’t necessarily 

produce the desired result. I prefer an approach to 
education that provides positive support. Let’s respect 
our volunteers. Let’s make education available and 
encourage them to take it. Let’s understand that they 
have jobs, are raising children, or may be taking care 
of parents or a spouse. Being a council member is not 
a career choice. These volunteers are often pressured 
into it because no one else will take on the task. And 
let’s face it. It’s not a pleasant role. Council members 
often find they are dealing with difficult situations 
and conflict. Education can help them perform their 
duties. But they also need the support and positive 
reinforcement from their strata community. 

Why now?

You may be wondering why the BCREA and the real 
estate industry is proposing mandatory education for 
strata councils.  Realtors sell real estate. They’re not in 
the business of supporting strata councils. Their news 
release presents something akin to an ultimatum to 
the Minister of Housing and Municipal Affairs. 

continued on page 8 

Should Strata Council Training Be Mandatory?

 

 250-893-3445 
 usc@shaw.ca  

 www.unityservices.ca 
 
 ‘Making Strata Maintenance Manageable’ 

UUnniittyy  SSeerrvviicceess  CCoorrppoorraattiioonn  
ccaann  hheellpp  yyoouu  ddeecciipphheerr  iitt..  

• Long Term Maintenance Planning & Budgeting 
• System Maintenance Reviews 
• System Condition Assessments 
• Planning & Consulting Services for System 

Replacement, Renewal & Upgrade Projects 

CCaann’’tt  mmaakkee  hheeaadd  nnoorr  ttaaiill  
ooff  yyoouurr  DDeepprreecciiaattiioonn  RReeppoorrtt??  

  

https://visoa.bc.ca/wp-content/uploads/2025/05/VISOA-Bulletin-May-2025.pdf#page=3
https://visoa.bc.ca/wp-content/uploads/2025/05/VISOA-Bulletin-May-2025.pdf#page=3
https://unityservices.ca/
https://stratacommons.ca/
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The news release essentially says that if the Ministry 
allows BCFSA to require realtors to obtain strata 
documents prior to listing a strata property for sale, 
then BCREA demands a full review of the Strata 
Property Act and mandatory education for strata 
councils. The core issue appears to centre on strata 
documents in real estate transactions. 

Fees for strata documents

For years, realtors have expressed their wishes to get 
strata documents faster and for lower fees. That’s 
understandable. Anyone operating a business wants 
to trim their operating expenses.  

The fees for strata documents are set out in Strata 
Property Regulation 4.4 which says, “The maximum 
fee that the strata corporation may charge for an 
Information Certificate [Form B] , including required 
attachments, referred to in section 59 of the Act is 
$35 plus the cost of photocopying, or other means 
of reproduction, up to 25 cents per page.” Those fees 
have been in place since July 2000. They have not 
increased in 26 years. 

Whereas data from the Greater Vancouver Realtors’ 
Monthly MLS Housing Market data show that the 
benchmark price of an apartment (condo) in Greater 
Vancouver has increased from $159,260 in July 2000 
to $775,700 in January 2022 and down slightly to 
$704,600 in January 2026. The benchmark price for a 
townhouse has increased over 500%.

Where realtors wish to receive a Form B, bylaws, and 
rules in less than one week, or other documents 
requested under SPA s. 36 in less than two weeks, the 
strata or management company will often charge 
rush fees.

Standardizing the amount that can be charged for 
rush fees would bring clarity and fairness for realtors, 
strata councils and strata managers. However, rush 
fees can be avoided by requesting the documents 
sooner. 

In my own experience, some realtors, notaries, 
and lawyers wait until the last moment to order 
documents, a Form B, or a Form F. 

continued on page 9

Mandatory Strata Council Training?

PROFESSIONAL FENCING 
FOR STRATA PROPERTIES
Trusted by over 5200 stratas since 1985.

Why Strata Managers Choose Us:

Low-maintenance fencing solutions

5-star  customer service from onsite crews

Long-term product and service warranty

premiumfence.ca   |   Lower Mainland • Victoria • Okanagan   |   (604) 576-9910  

https://www.gvrealtors.ca/market-watch/monthly-market-report/july-2000.html
https://tedforddoors.com
https://premiumfence.ca/
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V

Closing thoughts

The 3 small sections of the Strata Property Act that 
deal with timelines (SPA s. 36, 59, and 115) and fees 
for documents (Regulation 4.2, 4.4, and 6.10), will 
continue to be argued by industry professionals. 
Strata managers want the fees increased. Realtors 
want them decreased. 

While I respect the views of 25,000 realtors, my 
priority remains with the views of 1.5 million strata 
owners. The Strata Property Act is so much more than 
the transaction of buying or selling a property. It’s 
about living in a home, owning a home. The Strata 
Property Act governs day-to-day matters that touch 
our lives in many ways. We all agree that the Strata 
Property Act requires amendments. Let’s not forget 
that there are 322 sections. 322 sections that could 
better support owners and councils in managing their 
properties. 

Wendy Wall has served as a VISOA board member 
since 2013 and president since 2020. 

2026 is already shaping up to be an interesting year. 
There seems to be no shortage of hot topics about 
strata living. As always, we welcome your suggestions 
for articles. If you’d like to write an article, contact us 
at editor@visoa.bc.ca for submission guidelines. 

In December, we drew the winners of our 2025 photo 
contest. The cover photo in February 2025 featured 
One Shady Lane in Duncan which won first prize, a 
one-year corporate VISOA membership. Second prize 
of $50 went to the photographer of the May cover 
photo featuring Yale House in Oak Bay.

We’re now accepting entries for the 2026 photo 
contest. See details on page 12.

VISOA Bulletin and Suite of Services committees are 
Wendy Wall, Susan Ferster, Angus Mumby, André De 
Leebeeck, John Grubb, and David Stinson with special 
thanks to volunteer Janice Foley, and Advertising 
Coordinator Cindy Young.

Editor’s Message

Mandatory Strata Council Training?

Learn more

Annual membership

$6.50 per unit 
for strata corporations

or $35 for Individuals

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

Membership makes 
us strong!  VISOA 
plays a vital role 
voicing your 
interests and 
concerns to 
government and 
industry. 

Join VISOA

mailto:editor@visoa.bc.ca
https://visoa.bc.ca/wp-content/uploads/2025/02/VISOA-Bulletin-February-2025.pdf
https://visoa.bc.ca/wp-content/uploads/2025/05/VISOA-Bulletin-May-2025.pdf
https://visoa.bc.ca/wp-content/uploads/2025/05/VISOA-Bulletin-May-2025.pdf
https://visoa.bc.ca/membership/
https://www.muireng.ca/
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VISOA Spring Workshops
Workshop for New Strata Council Members

March 14, 2026, 9 am – 12 pm

If you’ve recently been elected to the council of your 
condo, townhouse, or bare land strata corporation 
but are unsure of what your responsibilities are and 
how to carry them out, this workshop will help you 
become an effective contributor.

This is also a great refresher course for current council 
members as well as an introduction for those who 
may be interested in becoming a council member in 
the future.

Topics include:

•	 What are the responsibilities of strata council 
members?

•	 Strata Property Act, Regulations, Bylaws, and Rules

•	 Council organization and effective meetings

•	 Looking after your property

•	 Budgets, financial statements, and insurance

•	 Depreciation reports, contingency reserve fund

•	 Keeping records and privacy

Workshop Best Practices for Strata Secretaries

March 28, 2026, 9 am – 12 pm

Attend this how-to workshop by Zoom to learn about 
strata council and secretary duties for your condo, 
townhouse, or bare land strata.

Topics include:

•	 Recording the minutes of council meetings and 
general meetings

•	 Personal Information Protection Act (PIPA) and 
strata privacy officer

•	 Correspondence

•	 Record keeping

•	 Requests for records

•	 Completing Strata Property Regulation forms

•	 And more

continued on page 11

Check out VISOA’s series of Zoom workshops on 
Saturday mornings in March, April, and May. Tickets 
are $15 for VISOA members and $30 for non-
members. See our events page to learn more and 
register. 

STRATA PROPERTY
MAINTENANCE

WE CAN DO IT  ALL!
• Gutter cleaning and repair
• Power washing
• Small repairs
• Carpentry
• Painting
• and more!

250-709-1701
office@goodolddays.ca

https://visoa.bc.ca/events/
https://goodolddays.ca/
https://visoa.bc.ca/events/
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V

Workshop Best Practices for Strata Treasurers

April 4, 2026, 9 am – 12 pm

Covers financial aspects of managing your condo, 
townhouse, or bare land strata. For self-managed 
stratas and stratas that have a strata manager.

Topics include:

•	 Preparing the annual budget

•	 Banking and financial reports

•	 Contingency Reserve Fund (CRF) contributions, 
expenditures, and investments

•	 And more

Workshop STRATACCOUNT Level 1 – Beginner

April 18, 2026, 9 am – 11 am

For treasurers using VISOA’s ©STRATACCOUNT 
accounting program for the first time or interested in 
purchasing it.

Bookkeeping and the preparation of financial 
statements for strata corporations doesn’t need to 
be complicated. ©STRATACCOUNT is a simple Excel 
accounting package to help strata treasurers maintain 
the books and easily produce financial statements 
which comply with the requirements of the Strata 
Property Act and Regulation. No accounting or 
bookkeeping expertise is required.

Learn how to do the following in ©STRATACCOUNT:

•	 Set up the budget and strata fees

•	 Enter monthly revenue and expenses

•	 Produce monthly and year-end financial 
statements

•	 Record CRF revenue and expenses

Workshop STRATACCOUNT Level 2 – Intermediate

May 2, 2026, 9 am – 11 am

For strata treasurers who have experience using 
©STRATACCOUNT. Learn how to track arrears, 
reconcile bank accounts, enter year-end adjustments, 
produce a year-end statement, track CRF projects, 
record loans from the CRF, find information to 
complete a Form B, use ©STRATACCOUNT for a special 
levy, and more.

VISOA Spring Workshops

Get Zero-Cost EV
Charging at your condo
strata building. 

Visit badgercharging.ca
to learn more.

Contact our team sales@badgercharging.ca 236.480.0827

Qualified, fully-licensed electricians
Mobile app on Apple and Android
Quarterly electricity reimbursements to your
strata corporation
No long-term contracts
Live customer support 7 days a week
Serving stratas across Canada and the US

info@tkglass.com

Your trusted strata 
service and supply experts. 

Windows : Doors : Glass

thermalkingglass.com
250-478-1286

Contact us today to learn how we
can assist you and your strata!

Government grants are now
available for multi-unit dwellings. 

https://www.badgercharging.ca/
https://thermalkingglass.com/


Submit your photo of a BC strata to 
editor@visoa.bc.ca. Photos selected for 
the cover of Bulletin issues in 2026 will be 
entered into a draw on December 1, 2026.
First prize: a one-year VISOA corporate 
membership for all owners in your strata.
Second prize: $50 to the submitter.

2026 Cover Photo Contest

mailto:editor@visoa.bc.ca
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Spring often leads to thoughts of renovations. Time 
to brighten, lighten, and revive your home! If you live 
in a building with a fire safety system such as a condo 
building, be aware of the devices in your suite and 
how to protect them from damage. Even a simple 
painting project can cause damage that renders a 
device useless and puts lives at risk. You might also 
be held responsible for the cost of damaged devices, 
trouble signals, or false alarms. 

What life safety devices are in your suite? 

Smoke alarms are required in both the hallways 
and the bedrooms of each suite. They have a 10-
year lifespan and must be replaced after that time. 
They also need to be cleaned annually, if not by your 
service provider, then by you. A simple vacuuming 
will do. During renovations, they should be carefully 
taped over with plastic so that paint neither enters 
the device nor is painted onto the surface of the case. 
Some painters use spray devices which can obscure 
the alarm’s ability to detect smoke.

Heat detectors are found in many suites that don’t 
have a building-wide sprinkler system. They too can 
be damaged by paint spray in the air or being painted 
over, so be sure to cover them completely as well. 

Mini horns, with or without silence buttons, are also 
at risk during painting by having their decibel level 
reduced by sprayed or rollered paint, which can flow 
into the horn’s main face plate. 

We all agree that these are not attractive but don’t be 
tempted to paint over them to match your gorgeous 
new wall colour. Your clever decorating trick will be 
discovered during the annual fire safety inspection 
and the device will have to be replaced.

Removal or relocation of devices

In the case of both heat detectors and mini horns, if 
they are removed from the wall and have their wiring 
removed, they will send a trouble signal to the main 
fire alarm panel and to the fire alarm monitoring 
station (if the building is connected to it). 

continued on page 14

by Kathleen Nicholas

Protecting Fire Safety Equipment During Renos

Smoke alarm

Mini horns

Heat detector

Sprinkler head

Coverage That Brings
Peace of Mind

REACH OUT TO OUR  STRATA SPECIALISTS TODAY!

CALL 1-877-655-1141

seafirstinsurance.com 

https://www.waypoint.ca/business/stratapro/
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While this will not cause the fire department to race 
over to your building, the strata council will have to 
call out the fire alarm service company. They will track 
down the removed device, reattach it, and reverify 
that it is operating correctly. Until the problem is fixed, 
the building could end up on fire watch, which is a 
costly 24-hour per day patrol of the whole building.

If you will be undertaking work that requires the 
removal or relocation of any fire alarm system device, 
please contact your council or strata manager 
well in advance so that they can arrange to have 
your fire alarm service company do the removal 
and reinstallation correctly. This ensures that your 
renovation does not compromise the system or its 
ability to provide proper detection or notification of 
an emergency situation. 

Sprinkler heads are located in many suites and 
buildings, especially in newer buildings. Owners don’t 
really pay attention to sprinkler heads until a fire 
breaks out or something happens to one. 

A single activated sprinkler head can release more 
than 20 gallons of water per minute, which is 
the equivalent of the amount of water typically 
used during a 10-minute shower with a low-flow 
showerhead.

Painting, whether with a sprayer or a brush, can cause 
significant damage to sprinkler heads, rendering 
them useless in the event of a fire. You also need 
to ensure that you keep a minimum of 18 inches of 
clearance below all sprinkler heads. Piling things up 
and blocking the projected flow – extremely common 
in storage locker areas – can lead to fire damage that 
would otherwise have been avoidable.

Avert disastrous and costly mistakes

While not related to renovations, these cautionary 
tales illustrate the cost of misuse or carelessness.

Hanging anything from a sprinkler head can be a 
disastrous and costly mistake. 

continued on page 15

Protecting Fire Safety Equipment During Renos

https://artemisfire.ca/
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visoa.bc.ca
Subscribe to VISOA’s e-newsletter at

V

In 2024, a Toronto condo owner set off a fire sprinkler 
in his unit after hanging clothes from a sprinkler 
head. This set off the fire alarm and flooded his condo 
and several other units.

In the Civil Resolution Tribunal (CRT) case The Owners, 
Strata Plan EPS5579 v. Kwong, 2023 BCCRT 742, the 
tribunal member found that a tenant hit a sprinkler 
head in the bathroom of the condo, causing the 
system to activate. This resulted in over $200,000 in 
water damage to other strata lots and the common 
property. The CRT ordered the condo owner to pay 
the strata over $12,000. Had the strata not made an 
error in the process to inform all owners of changes 
to the strata’s insurance policy, the owner would have 
been on the hook for $100,000. 

Best practices when renovating

In the end, it’s so much simpler to talk with your 
council before renovations, including painting, to 
avoid costly damage and repairs to the fire alarm 
system devices in your suite.

Happy spring renovations!

Kathleen Nicholas is the owner of Artemis Fire 
Consulting Inc., which specializes in helping stratas 
with fire alarm upgrades, customized Fire Safety Plans, 
and Fire Safety Directorship services. Contact her at 
250-661-9931 or admin@artemisfire.ca

Protecting Fire Safety Equipment

FIXING BUILDINGS & HOMES 
THAT LEAK IS OUR BUSINESS
… AND BUSINESS IS GOOD!

Property managers and building owners have trusted their 
water problems to OKELL WATERPROOFING LTD. for 
years. From the top-of-the-roof to the bottom-of-the-
concrete foundation, we have the experience and state of 
the art technology to seal industrial, commercial and 
residential buildings against all types of water penetration.
…using the newest technology and the best quality
products, OKELL WATERPROOFING LTD. works quickly 
and expertly to repair or replace roofs, caulk windows and 
seal brick or stucco. We also provide complete exterior 
restoration…from structural re-inforcement and concrete 
stabilization to the waterproofing of foundations with a wide 
range of elastomeric products.

• ROOF REPAIR & REPLACEMENT
• SPECIALIZED WALL COATINGS
• MEMBRANE APPLICATIONS
• MASONRY, CONCRETE

& DRAINAGE RESTORATION

COMMERCIAL & INDUSTRIAL PROJECTS…

...PHONE 250-479-8453
for complete information and/or estimates

www.okellwaterproofing.com

…OVER 40 YEARS OF EXPERIENCE IN RESIDENTIAL,

Refresh Your Strata
this Fall and Winter

 Hallways
Stairwells

Lobbies
Balconies
Parkades
And More

Quiet, Courteous
Service
Minimal Disruption
Professional Results

 250-380-8420 

Cooler weather is the perfect time to brighten
lobbies, hallways and common areas. Give your

strata a fresh start before spring.

Book Your Project Today!

www.doubleapainting.com

https://visoa.bc.ca
https://decisions.civilresolutionbc.ca/crt/sd/en/item/524357/index.do
https://decisions.civilresolutionbc.ca/crt/sd/en/item/524357/index.do
https://artemisfire.ca/
https://artemisfire.ca/
http://okellwaterproofing.com/
http://www.doubleapainting.com/
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Sense Engineering (Victoria) Ltd.
Established in 2014, Sense Engineering is a multi-
disciplinary engineering consulting firm. We offer 
sensible, efficient, and collaborative services. Our 
highly experienced and knowledgeable personnel 
provide solutions tailored to your strata’s specific 
needs. Instead of offering stock proposals or trying 
to sell the client something they don’t need, we work 
through sensible solutions.

Contact us for depreciation reports, electrical 
planning reports, warranty reviews, building envelope 
and restoration consulting, structural engineering 
services, mechanical and energy services, accessibility 
services, capital planning, and more.

We hire the best and brightest graduates from 
Canada’s top engineering and architectural schools.

Serving Vancouver Island, Vancouver, and Kelowna

Contact Dan Walters at 250-514-2707
dwalters@senseengineering.com
Or visit senseengineering.com 

Morley Hanson Law Corporation
With over 30 years combined experience, Justin 
Hanson and Trevor Morley recently opened their 
own law firm. As dedicated strata law specialists, 
we provide expert legal guidance tailored to the 
unique challenges of strata living. With experience 
supporting over 1,200 strata corporations and 
partnering with dozens of property management 
companies, we understand the complexities of 
governance, compliance, and dispute resolution.

Contact us for matters ranging from governance, 
bylaw reviews, dispute resolution advice, and 
everything in between. Our goal is simple: to protect 
your community, minimize risk, and ensure smooth 
operations so your strata can thrive. We help strata 
corporations build strong, resilient communities.

Serving Vancouver and Vancouver Island

Contact Suzanne Byfield Malcolm at 250-889-3402
firm@morleyhanson.ca
Or visit morleyhanson.ca

Canadian Strata Fund Track Solutions
We have been serving strata clients for over 20 
years providing warranty inspections, capital asset 
planning, depreciation reports, and more. With 
infrared technology and a deep understanding of 
the life of building systems, we identify issues early 
through predictive analysis.

Our depreciation reports are reviewed by an engineer 
from Allester Engineering or a Canadian Strata Fund 
Tracking Solutions reserve fund planner who provide 
the required professional sign off in compliance with 
the Strata Property Regulations. 

We also offer our Stratagize suite of online tools 
to track projects, explore funding scenarios, store 
documents, and manage communication with owners.

Serving BC and Alberta

Contact David Koop at 604-583-7100
davidk@canadiansfts.com
Or visit www.stratafundtrack.com 

Beacon Painting Ltd.
We specialize in strata and residential painting. Every 
quote is tailored to your needs, ensuring accurate 
scopes and fair, transparent pricing. Whether your 
project involves painting, waterproofing, sealants, 
carpentry, or drywall repairs, we hand-pick the ideal 
crew of skilled professionals to complete the job 
efficiently and on time.

Our project managers have over 25 years of 
experience. We provide a dedicated project manager 
from start to finish to prepare the estimate and 
oversee the entire project, ensuring consistency, 
accountability, and a smooth experience. We keep 
everyone in the loop with clear notices, schedules, 
and updates. No surprises, no confusion. Contact us 
for a free quote. 

Serving Greater Victoria and Langford

Contact Tony Balazs at 236-687-6787
info@beaconpainting.ca
Or visit www.beaconpainting.ca

Introducing New Business Members

https://senseengineering.com/
https://morleyhanson.ca/
https://www.stratafundtrack.com/
https://www.beaconpainting.ca/
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APPRAISALS & DEPRECIATION 
REPORTS

BELL REAL ESTATE CONSULTANTS LTD.
Replacement Cost Insurance Reports
250-514-3486
bell.appraisals.consulting@gmail.com
bell-appraisals.ca

CANADIAN STRATA FUND TRACK 
SOLUTIONS
Depreciation Reports & More
604-583-7100
davidk@canadiansfts.com
www.stratafundtrack.com

COAST 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 & Appraisals
250-388-6242
shumphreys@drcoell.com
www.drcoell.com

ENGIPRO CONSULTING LTD.
Depreciation Reports & 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

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

JRS ENGINEERING LTD.
Building Science Engineering
250-940-2777
info@jrsengineering.com
www.jrsengineering.com

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

SENSE ENGINEERING
Engineering, Depreciation Reports, EPRs 
250-514-2707
dwalters@sesnseenginnering.com
senseengineering.com

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

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://www.stratafundtrack.com/
https://coastappraisals.com/
https://www.drcoell.com/
https://www.engipro.ca/
https://www.gerritsenbrooksappraisals.ca/
https://www.comoxvalleyappraisers.com/
https://www.jrsengineering.com
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://senseengineering.com/
https://stratareserveplanning.com/
https://tedforddoors.com
https://thermalkingglass.com/
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Electrical Planning Reports

DESIGN SERVICES

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

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

FUSE CARBON TECHNOLOGIES
Carbon Credit Aggregator
778-228-6511
matthew@usefuse.com
www.usefuse.com/residential-and-multi-
unit-building

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

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

NATIONAL BANK OF CANADA 
(CWB MAXIUM FINANCIAL)
Financial Services
1-365-322-0010 
cam.lawrence@cwbmaxium.com
cwbmaxium.com

INSURANCE SERVICES

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

NAVACORD BC
Insurance & Risk Management
250-652-8786
garretthartley@navacord.com
www.waypoint.ca/business/stratapro

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
604-536-5002
shawn@clevelandoan.com
clevelanddoan.com

MORLEY HANSON LAW 
CORPORATION
Justin Hanson & Trevor Morley
250-889-3402
firm@morleyhanson.ca
morleyhanson.ca

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

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

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

VISOA Business Members

https://www.westerndesignbuild.com/
https://www.cogentgreen.com/
https://www.edwardselectric.net/
https://stratas.foreseeson.com
https://usefuse.com/residential-and-multi-unit-buildings/
https://usefuse.com/residential-and-multi-unit-buildings/
https://www.badgercharging.ca/
https://www.muireng.ca/
https://murbly.com/en/
https://www.vteng.ca/
https://condolending.com/
https://www.cwbmaxium.com/
https://www.bflcanada.ca/
https://www.waypoint.ca/business/stratapro/
https://www.cwenforcement.com/
https://www.clevelanddoan.com/
https://morleyhanson.ca/
https://refreshlaw.ca/
https://jrohricklaw.com/
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MAINTENANCE & PROJECT 
CONTRACTORS

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

ARTEMIS FIRE CONSULTING INC.
Fire Alarm & Upgrade Consultant
250-661-9931
admin@artemisfire.ca
artemisfire.ca

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

CBS MASONRY
Masonry, Concrete, Stone, Brick,  
Pavers, Flagstones
250-589-9942
ashley@cbsmasonry.com
cbsmasonry.com

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

CENTRA INSTALL PROS, 
MULTIFAMILY
Building Renewal Experts
250-412-2525
installprosmultifamily@centra.ca
www.centrawindows.com

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

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 

JOLA LANDSCAPING
Landscaping & Gardening
250-885-0566
jolalandscaping@gmail.com
jolalandscaping.ca

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

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

VISOA Business Members

https://allbritecleaning.ca/
https://artemisfire.ca/
https://callawayplumbinganddrains.ca/
https://cbsmasonry.com/
https://celadonconstruction.com/
https://www.centrawindows.com/
https://www.cleanairforce.ca/
https://coastalheatpumps.com/
https://www.cleanexteriors.ca/
https://www.diverseplumbingservices.com/
https://www.fallingwaterlandscapes.com
https://www.fosterair.com/
https://goodolddays.ca/
https://greentechpropertycarevi.com/
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https://modernpurair.com/
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https://www.risingtidegutters.com/
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MAINTENANCE & PROJECT 
CONTRACTORS

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

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

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

PAINTING CONTRACTORS
RESIDENTIAL/COMMERCIAL

BEACON PAINTING
236-687-6787
info@beaconpainting.ca
www.beaconpainting.ca

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

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

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

STRATA MANAGEMENT

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

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

STRATA 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

http://www.cleandryerducts.com/
https://unityservices.ca/
https://www.wsp.com/en-ca
https://www.yourplacevictoria.ca/
https://www.beaconpainting.ca/
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http://empresspainting.com/
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https://pennylane.ca/
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https://stratacommons.ca/
https://stratapress.com/
https://visoa.bc.ca/membership/
https://visoa.bc.ca/business-directory/
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Q: What is the minimum amount the strata has to 
have in its contingency reserve fund? 

A: The rules about contributions to the CRF 
are much easier to understand since the Strata 
Property Regulation was changed in 2023.  Prior to 
2023, the Strata Property Act (SPA) and Regulation 
required a small minimum balance but there was no 
requirement to go above it. Since November 2023, 
no minimum balance is required but stratas must 
contribute every year. 

It’s OK if the CRF balance drops to almost nothing 
because of a big project. The strata just has to 
contribute every year to build it back up again. Strata 
Property Regulation 6.1 says the amount of the 
contribution to the CRF “must be determined after 
consideration of the most recent depreciation report”. 
Depending on the projects on the horizon, most 
stratas should be contributing much more than 10%.

continued on page 22

Q: We delivered the AGM notice packages but 
the venue is no longer available. Do we have to 
change the date of the AGM and give 20 days’ 
notice again?

A: In the VISOA webinar called How to Successfully 
Conduct a Strata AGM, the speaker discussed what to 
do if the meeting location has to change. 

The strata must notify owners of the change of 
location but there’s no requirement to give 20 days’ 
notice again. You have to give notice of the change 
of location in the same manner that you gave notice. 
So, if you slipped the original notice under everyone’s 
door, go around and slip the change of location 
notice under everyone’s door. Posting a sign in the 
lobby is not sufficient. 

Watch How to Successfully Conduct a Strata AGM on 
YouTube to learn about giving notice, holding, and 
conducting an annual or special general meeting. 

You Asked

MAKING BUILDINGS 
BETTER SINCE 1997

Planning, Assessments & Energy Strategies

Major Maintenance & Renewals Projects

RDH unites engineers, architects, and
energy experts to help strata councils
understand their building, know when to
act, and deliver projects — on time, on
budget, and with full transparency.

rdh.com

 →Depreciation Reports
 →Energy Analysis
 →Leak Investigations

 →Design & Budgeting
 →Contract Administration
 →Construction Documents   

Vancouver 604-873-1181 van@rdh.com
Victoria 250-479-1110 vic@rdh.com
Courtenay 250-703-4753 cou@rdh.com

 →Heat Pump Retrofits
 →Condition Assessments
 →Rebate Applications

 →Project Management
 →Project Tendering          
 →Construction Management

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/12_43_2000#section6.1
https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/12_43_2000#section6.1
https://youtu.be/MSY4PTB-PR4?
https://www.rdh.com/
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to make decisions for themself, for the purposes of 
this section of the Strata Property Act, the owner is the 
eligible voter for the strata lot regardless of whether 
they have a Power of Attorney. The owner can vote 
or they could appoint a proxy to vote for them at the 
meeting. 

If the owner lacks the capacity, the question becomes 
who is “legally authorized to act for the person with 
respect to the strata lot?” 

There are different kinds of power of attorney and 
representation agreements. A person needs a special 
kind of power of attorney for matters relating to 
real estate (“real property” such as a strata lot.) 
See Enduring Power of Attorney: There are special 
requirements relating to real estate. It says the power 
of attorney must be registered at the Land Title Office. 
It also says a power of attorney for real property ends 
automatically in three years.

continued on page 23

Q: An owner’s son is their power of attorney. Can 
he vote on resolutions at an AGM or SGM?

A: Strata Property Act (SPA) s. 54 says who can vote 
at annual and special general meetings, such as an 
owner. Section 55 deals with “special voters” such as 
who can vote for an owner if the owner is a child. 

SPA s. 55 (1) If a person who may vote under 
section 54 is under 16 years of age, the person’s 
right to vote may be exercised only by the person’s 
parent or guardian.

(2) If a person who may vote under section 54 lacks 
the capacity to make a decision for a reason other 
than being under 16 years of age, the person’s 
right to vote may be exercised only by someone 
who is legally authorized to act for the person with 
respect to the strata lot. 

Note that SPA s. 55 (2) only applies when the owner 
“lacks the capacity”. If the owner still has the capacity 

You Asked

info@sovillerealty.com sovillerealty.com236-464-1104

Empowering Strata Communities

Expert bookkeeping, council guidance, administrative
support and more for Vancouver Island stratas. Visit
sovillerealty.com or scan the QR code for our full range of
services.

New Clients

Accepting

Financial Services Consulting Services

Project Management All at affordable rates!

STRATA 
MANAGEMENT

https://www.peopleslawschool.ca/prepare-enduring-power-attorney/
https://www.peopleslawschool.ca/prepare-enduring-power-attorney/
https://www.sovillerealty.com/


You Asked
Start by confirming who is legally authorized. You can 
purchase a copy of the title record for the strata lot 
online and see the names of registered owner(s) and 
the registered power of attorney (if any). 

You could also ask the person to provide a copy of 
the power of attorney or representation agreement 
document to confirm the person is legally authorized 
to make decisions about real estate. 

If the owner is not capable of making their own 
decisions, and there is no authorized person on the 
title record, there might be no one eligible to vote for 
that strata lot at a general meeting. 

A single vote could be the difference between a 
motion passing or failing so it’s important not to let 
an ineligible person vote. If in doubt about who can 
vote for a strata lot, council may wish to get legal 
advice. You can find strata lawyers in VISOA’s Business 
Directory.

Q: Who is responsible for maintenance and repair 
of a door lock on a door which provides entry to a 
strata unit from a common property hallway?

A: The door that faces the common property hallway 
is common property (CP). So, the question is whether 
the lock on the CP door is the strata’s responsibility to 
repair. 

This Civil Resolution Tribunal (CRT) decision may be 
helpful. Keep in mind that CRT decisions don’t set 
precedents like court decisions do.

In The Owners, Strata Plan LMS447 v. Seni, 2024 BCCRT 
1192, the front door lock was vandalized with glue 
rendering it inoperable. The strata called its locksmith 
who drilled out the old cylinder and replaced it. Then 
the strata charged the owner for the cost. The owner 
refused to pay the charge. The tribunal found the 
“front door is common property. Since the locking 
mechanism is part of the door, I find the locking 

continued on page 24
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https://visoa.bc.ca/business-directory/?filter=legal-services 
https://visoa.bc.ca/business-directory/?filter=legal-services 
https://decisions.civilresolutionbc.ca/crt/sd/en/item/526973/index.do
https://decisions.civilresolutionbc.ca/crt/sd/en/item/526973/index.do
https://stratareserveplanning.com/


You Asked
mechanism is also common property. So, I find the 
strata has a duty to repair and maintain the lock under 
SPA section 72(1).”

The decision also distinguished different situations:

It found that the strata’s duty to repair and maintain is 
not triggered when an owner wants to change their 
lock such as when they move into the suite or lose 
their keys. (If the locking mechanism is not broken or 
damaged, there is no need for the strata to “repair” it.)

If an owner breaks their key off in the lock, the lock 
becomes inoperable and the strata would have a duty 
to repair the lock. However, some stratas have bylaws 
that make the owner responsible for the cost since 
the owner caused the damage.

In the Seni case, the owner did not cause the damage. 
The strata was found responsible for the repair and 
could not charge the cost to the owner.

What about keys? The tribunal member said,  

“I find a strata’s duty to repair and maintain a front 
door lock does not extend to ownership over the 
keys. The locking mechanism is part of the door, 
which is common property. The key is not common 
property, as it is a physical object.” They also said the 
strata’s duty to repair and maintain does not give it 
complete control over the lock and that the strata 
cannot change the lock without the strata lot owner’s 
permission.

In Poon v. The Owners, Strata Plan EPS7041, 2024 
BCCRT 718, an owner replaced the mechanical lock 
on the door to their condo with an electronic lock. 
The tribunal member found the owner breached a 
bylaw that said owners required permission before 
removing part of the building that is visible from the 
hallways. 

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

V
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Even though the governing principle when it comes 
to common expenses in strata living is “you are all in 
it together” there are occasions where that doesn’t 
make sense or seem fair. Those situations often 
involve all the strata lots paying for expenses that 
benefit only a certain group of strata lots. The Strata 
Property Act (SPA) attempts to address that through 
the “types” regime.

What is a type of strata lot?

In order for a types regime to apply, there must be a 
bylaw in place and that bylaw must identify the “type” 
of strata lot to which it applies. However, the owners 
within a strata corporation are not free to create 
whatever “types” they want. Although the SPA does 
not set any parameters for what constitutes a “type”, 
case law does. A “type” bylaw can only be based on 
differences in the character or form of structure of the 
strata lots – see Smith v. G.C. (Goldie) Read (1993) B.C.J. 

No. 1348 (B.C.S.C.) or be of “a class of things having 
common characteristics” – see Lim v. The Owners, 
Strata Plan VR2654, 2001 BCSC 1386.  

Typical examples of different types of strata lots are 
residential/commercial and apartment/townhouse. 
However, they can also include things such as gas 
fireplaces/no gas fireplaces or penthouse/non-
penthouses.

In other words, there must be something distinctly 
different about the strata lots in the type when 
compared to all the other strata lots. For example, 
merely being a group of strata lots in a different 
building from the other buildings does not count (as 
was determined in Lim).

In Merchant v. The Owners, Strata Plan LMS 992, 2021 
BCCRT 263, the Civil Resolution Tribunal (CRT) held

continued on page 27
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that a proper type bylaw must identify which strata 
lots belong to which type in order for there to be a 
clear expression of an intent to establish types. It is 
unclear whether that requires strata lot numbers or 
simply a formula for identifying which strata lots fall 
within the definition.

What kinds of expenses can be allocated to a type 
of strata lot?

While the SPA does not define what constitutes a 
“type” of strata lot, it does give direction as to what 
expenses fall within the scope of a type bylaw. For 
example, in a strata with a bylaw that identifies 
condominium type lots and townhouse type lots, 
the bylaw might allocate all operating costs for the 
elevators to the condominium type lots. However, 
as explained below, that is not permitted if the 
townhouse lots derive some benefit from the 
elevators.

Regulation 6.4(2) refers to an expense which “relates 
to and benefits only one type of strata lot”. 

Further insight into the application of that phrase 
was given by the court in Ernest & Twins Ventures (PP) 
Ltd. v. Strata Plan LMS 3259, 2004 BCCA 597 where the 
court said at paragraph 18 that: “… the section serves 
to burden the owners of one type of strata lot with 
an item of expense from which they derive the only 
benefit.” (emphasis added). Even if a strata lot receives 
only a minimal benefit from the expense, it must be 
treated as an expense to which all strata lots pay.

Conversely, if an expense applies even minimally 
to the common property it is a common expense 
payable by all strata lots. In Easton v. The Owners, 
Strata Plan VIS 6371, 2021 BCCRT 147, the CRT held 
that despite each building having its own electrical 
meter, all electrical costs were to be shared amongst 
all strata lots because each meter serviced at least 
part of the common property. It could not be said that 
any single meter related to and benefitted only one 
type of strata lot.

continued on page 28
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The court in Ernest & Twins Ventures (PP) Ltd also 
rejected the argument that the strata corporation 
could “make a bona fide determination of the benefit, 
if any, of each item of operating expense to each type 
of strata lot and to allocate each item in proportion 
to the benefit.” In other words, a type bylaw cannot 
allocate expenses based on the relative use of two 
groups. For example, it can’t say commercial lots will 
be charged 90% of the water bill and residential units 
10%.

How are strata fees usually calculated?

SPA s. 99 sets out the basis for determining strata fees 
and references the classic relative unit entitlement 
formula. A Schedule of Unit Entitlement, filed at 
the Land Title Office, assigns a numerical value to 
each strata lot for this purpose. SPA s. 99 specifically 
provides that:

(1) Subject to section 100, owners must contribute 
to the strata corporation their strata lots’ shares of 

the total contributions budgeted for the operating 
fund and contingency reserve fund by means of 
strata fees calculated in accordance with this 
section and the regulations. (emphasis added)

How are expenses for a type of strata lot 
calculated?

One of the regulations which applies to the 
calculation of strata fees is Regulation 6.4(2) which 
allows the allocation of certain expenses to a type 
of strata lot identified in the bylaws. That regulation 
provides as follows:

6.4(2) For the purposes of section 99 of the Act, but 
subject to a resolution under section 100 of the 
Act, if a contribution to the operating fund relates 
to and benefits only one type of strata lot, and 
that type is identified as a type of strata lot in the 
bylaws of the strata corporation, the contribution 
is shared only by owners of strata lots of that type, 
and each strata lot’s share of that contribution is 
to be calculated in accordance with the following 
formula and not in accordance with the formula set 
out in section 99 (2) of the Act: 

It is important to note that Regulation 6.4(2) applies 
only to the allocation of Operating Fund expenses. It 
does not apply to contributions to the contingency 
reserve fund or to a special levy. (Under the 
Condominium Act the types distinction applied to all 
common expenses). As such, putting a type bylaw in 
place may not achieve a full division of costs.

Are type bylaws passed after 2002 valid?

In 2000, the Condominium Act (CA) was replaced by 
the Strata Property Act (SPA).  

continued on page 29
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In the Merchant decision, the CRT held that in order 
to rely on a type bylaw, the strata must have passed 
that bylaw before January 1, 2002. It based that 
conclusion on the wording of section 17.13 of the 
SPA Regulation. Section 17.13 provided a period of 
over a year for stratas to deal with type budgeting 
to transition from the CA to the SPA. In particular the 
wording of subsection (3) which provides:

(3) Before January 1, 2002, a strata corporation may 
enact a bylaw that identifies the type of strata lot 
set out in the budget referred to in subsection (1) 
as a “type of strata lot” for the purposes of sections 
6.4 (2) and 11.2 (2).

The CRT member held that provision provided only a 
narrow window within which to create a type bylaw. 
If the bylaw was not passed before January 1, 2002, 
one could not be passed after that. In other words, 
the CRT member’s interpretation was that a strata 
corporation cannot presently enact a bylaw under 
SPA Regulation 6.4(2). That decision has been applied 

in at least two other CRT cases and creates a problem 
for strata corporations that have passed a type bylaw 
after that date.

With respect, that line of reasoning misapprehends 
the intent of SPA Regulation 17.13. It also 
misinterprets what the court said in the two 
leading CA to SPA transition cases, both of which 
are referenced in Merchant. Under the CA, a type 
distinction could be applied to all common expenses 
including special levies. It also did not require 
the type to be identified in a bylaw. With that in 
mind, SPA Regulation 17.13 was clearly designed 
as a mechanism to bring the practices of a strata 
corporation rooted in the CA into compliance with 
the SPA, which now required a bylaw and applied 
types only to the Operating Budget.

The cases referenced in Merchant (Coupal v. Strata Plan 
LMS 2503, 2004 BCCA 552; Owners, Strata Plan LMS 
1537 v. Alvarez, 2003 BCSC 1085) dealt with special 
levies and how the type transition applied to those.

continued on page 30   
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The findings made in those cases with respect to 
SPA Regulation 17.13 addressed only that issue. 
In my view there is a strong argument to be made 
that Merchant was wrongly decided and there is no 
restriction on enacting a type bylaw after 2002.

Another potential restriction arising from the CRT’s 
review of type bylaws can be found in Ksenhuk et al v. 
The Owners, Strata Plan VIS6540, 2019 BCCRT 945. In 
that case the CRT said that “…the SPA and Regulations 
only allow for a formula different from that set out 
in section 99, for operating expense contributions, if 
a section 100 resolution is passed and the expense 
being contested relates to one type of strata lot 
alone.” In other words, the CRT member’s view is that 
the bylaw referenced in SPA Regulation 6.4(2) must be 
approved by way of a unanimous vote under s. 100 of 
the SPA (which allows the strata corporation to use a 
formula, different from unit entitlement, to calculate 
strata fees.) 

With respect, that is also an incorrect interpretation 
of Regulation 6.4(2). The regulation clearly refers 

to a “bylaw” which can be enacted by a ¾ vote. 
Although Regulation 6.4(2) says that it is “subject to 
a resolution under section 100 of the Act” the proper 
interpretation of that phrase is that a resolution under 
SPA s. 100 can take precedence over a type bylaw, not 
that approving the type bylaw requires a unanimous 
vote.

Budgeting a type expense in the Operating 
Budget

A type bylaw is applied to certain line items within 
the Operating Budget. There are not separate budgets 
for each type and the approval of an allocation of 
an operating expense to a type does not require 
a separate vote. The operating budget as a whole 
requires a majority vote approval at the annual 
general meeting as usual.

Like any other line item in the Operating Budget, the 
allocation is just an estimate of the costs. At the end 
of the fiscal year, there may be a surplus or deficit in 
an expense budgeted to a type.  

continued on page 31
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V

SPA s. 105 sets out how to deal with an operating 
surplus or deficit as a whole but does not specify how 
to deal with a surplus or deficit of a specific expense 
budgeted to a type of strata lot. 

In Generalov v. The Owners, Strata Plan BCS 2498, 2018 
BCCRT 516, the CRT said the following with respect to 
dealing with a surplus in relation to a type expense:

72   The SPA does not give the strata the discretion 
to allocate surplus funds under section 105 by 
type. It is not a question of unfairness. I find that 
allocation of surplus funds by types is an additional 
allocation that the SPA would expressly mention if 
it were permitted, as it does for separate sections. 
Without the power to allocate surpluses by type, 
the strata was required, when it chose to use the 
surplus to reduce strata fees, to reduce the strata 
fees of all owners, not just those of the apartment 
owners. Although not binding on me, I adopt the 
comments in Paterson v. The Owners, Strata Plan VIS 
6371, 2018 BCCRT 94 at paras. 31-33 relating to the 
allocation of prior years’ operating surplus.

By application of the same logic, any deficit in relation 
to a type expense would be payable by all owners, 
not just those within the type. There is similarly no 
provision in SPA s. 105 discussing these deficits. That 
view was supported in passing by the CRT in Paterson. 

Sharing type surpluses and deficits creates the 
potential for abuse. A majority can benefit from 
overestimating or underestimating (depending on 
what side the majority falls). Under SPA s. 164 and the 
Civil Resolution Tribunal Act s. 123, an owner may make 
a legal claim for significant unfairness to try to remedy 
any abuses.

Is a type bylaw right for your strata?

Enacting a type bylaw and allocating expenses 
under it requires careful consideration and analysis, 
particularly if one wants to avoid challenges later on.

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.

Allocating Expenses by Type of Strata Lot

WWW.POWERSTRATA.COM                     604.971.5435   |   1 877.971.5435

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

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/98043_06#section105
https://canlii.ca/t/j59vv
https://canlii.ca/t/j59vv
https://canlii.ca/t/hr6nd
https://canlii.ca/t/hr6nd
https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/98043_10#section164
https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/12025_01#section123
https://www.clevelanddoan.com/
https://www.powerstrata.com/
https://prodeck.org/


VISOA Bulletin February 2026 | 32

costs just keep going up. Waste removal increased 
5%. Electricity by 3.75%. Landscaping is up 13%. 
Stormwater utility is up 11.5% and CRD sewer rates 
increased a whopping 19%.

Then BC Budget 2026 was released on February 17 
and our careful planning is out the window. 

As of October 1, 2026, British Columbians including 
strata corporations will be paying 7% Provincial Sales 
Tax (PST) in addition to the 5% GST for many of the 
services we use including: 
•	 Strata management
•	 Accounting and bookkeeping
•	 Engineering , geoscience, and architectural services
•	 Security

Over 30% of strata corporations have a fiscal year that 
ends on December 31. These stratas have just passed 
their 2026 budgets or will do so by February 28. These 
budgets didn’t include an allowance for 7% PST. 

Similarly, we didn’t account for an extra 7% to obtain 
depreciation reports, electrical planning reports, or do 
repair projects that require certain professionals.

At this point, there are more questions than answers. 
For depreciation reports and electrical planning 
reports, will the “qualified persons”  who are not 
engineers and architects have to charge PST such as 
appraisers, applied science technologists, surveyors, 
and reserve fund planners? Will stratas now be 
scrambling to get their reports before October 1, 2026 
to avoid the PST?

As always, we’ll do our best to keep you informed. 
Learn more about BC’s Provincial Sales Tax.

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

I’ll start 2026 with the positive: a big thank you to 
our 2025-2026 board of directors: André, Angus, 
David, George, John, and Susan as well as Cindy our 
office administrator, for your hard work, unwavering 
support, and good nature in 2025. I also want to thank 
Jamie who is retiring from the board. It’s been an 
absolute pleasure working with you.

Thank you to all who expressed interest in serving 
on VISOA’s 2026 board. You kept our nominations 
committee busy doing interviews in January and the 
board has recommended 4 new members for election 
at VISOA’s annual general meeting on March 1. I hope 
you’ll join us. The last time we held an AGM in person 
was just before the pandemic’s state of emergency in 
2020. We’re excited at the prospect of seeing you in 
person at the Victoria Scottish Community Centre. The 
Centre shares a beautiful 3-acre site at 1803 Admirals 
Road with Craigflower Manor, the oldest Scottish-built 
farmhouse in British Columbia. Alternatively, VISOA 
members may pre-register to attend by Zoom. See 
page 3 for details about the AGM and how to register.

BC Budget 2026

I’ve been doing a lot of number-crunching lately. 
As every person reading this article knows, we are 
all feeling the pinch in our daily lives. Don’t get me 
started on the cost of coffee or the perplexing spike 
in my property taxes while all the neighbouring 
properties on my street barely changed.

I can’t change those things but I can try to help my 
strata run efficiently and be cost-effective. This year is 
not going to be easy.

Like many of you, my strata’s AGM is at the end 
of February. As treasurer of my strata council, I 
sharpened my pencil many times while preparing 
the proposed budget. However, try as I might the 
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