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B Editor’'s Message

Welcome to a special edition of VISOA's Bulletin.
This issue marks the 10th anniversary of the Civil
Resolution Tribunal (CRT) which opened its virtual
doors on July 13, 2016.

In this issue, we look at the first 10 years of the CRT
to evaluate its mandate, performance, and public
satisfaction. We've also compiled some tips to help
you prepare for and navigate the CRT process.

This issue wouldn’t have been possible without the
many people who provided advice and comments
based on their knowledge and experience.

Thank you to our contributors including Oscar

Miklos and Jennifer Lebbert of Refresh Law; Jason
Rohrick, Barrister and Solicitor; Alyona Kokanova,
Cleveland Doan LLP; Carol Dobell, Oakwood Property
Management; CRT participants; and VISOA's Strata
Support Team members.

\ AccePt
~ New Clients

W AL TODAY
-

We hope you'll find the information and comments in
this issue helpful.

Some of you have asked for reforms to the CRT and
the Civil Resolution Tribunal Act. Please see the article
“Advocating for Changes to the CRT.”We've included
contact information if you'd like to write to your MLA,
the Minister of Housing, and the Premier.

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.

Don't forget to submit a photo of your strata to enter
the 2026 photo contest. See details on page 33.

VISOA Bulletin and Services committee members are
Susan Ferster, Ryan Grant, Angus Mumby, Wendy Wall,
volunteer Janice Foley, and Advertising Coordinator
Cindy Young.

% MANAGEMENT

Empowering Strata Communities

Financial Services Consulting Services

Project Management All at affordable rates!

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

@ 236-464-1104 @ info@sovillerealty.com sovillereqlty.com

VISOA Bulletin August 2026 | 3


mailto:editor@visoa.bc.ca
https://www.sovillerealty.com/

B The First 10 Years of The Civil Resolution Tribunal

The Civil Resolution Tribunal (CRT) began accepting
applications for dispute resolution on July 13, 2016.
At that time it had one area of jurisdiction: strata
disputes. In the years leading up to the launch,

VISOA hosted speakers including the CRT chair and
executive director, and featured articles in our Bulletin
to inform strata councils and owners of its progress.
There was great anticipation for this new online
service that offered a way to resolve disputes without
needing a lawyer or attending court. We can now look
back at the first 10 years of the CRT.

As our contributors noted councils, strata owners and
tenants now have a cost-effective way to get their
strata-related issue heard. This is lightyears ahead of
the days when all strata claims had to be filed at the
BC Supreme Court. While it still requires improvement,
the reality is that many strata claims would go
unresolved without the CRT.

Statistics illustrate how few claims were pursued

- PACIFIC RIM

APPRAISALS

SPECIALIZING IN:
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INSURANCE APPRAISAL

e Established in 1991
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FREE QUOTES pacificrimappraisals.com ° 250-754-3710

in court before the CRT existed. Most people find

BC Supreme Court processes too complex to
navigate on their own. The cost alone was a barrier.

In 2019, a BC study found the costs to have a lawyer
prepare for and attend court averaged $7,750 per
day. This doesn't include other costs or the cost of
commencing the action. In comparison, many people
find they can navigate the CRT process on their own
at a cost of $125 to $225 from start to finish.

The CRT process is intended to be affordable and
easier than court so that a lawyer isn’t required.

A strata corporation or owner can request permission
from the CRT to be represented by a lawyer but quite
often the request is denied. However, anyone can
have a helper. Many owners and stratas find it helpful
to get some help from a lawyer. This could be advice
at the beginning of the process to ensure that the
matter is within the CRT's jurisdiction. It could be
advice about the likelihood of success and what could
be offered and settled by agreement. If the claim
proceeds to the CRT decision stage, a lawyer might
give advice about what evidence is needed to prove
or disprove a claim, relevant court cases to mention,
or draft the written arguments. By being able to
choose when and if you want help from a lawyer at
any particular stage, you may find that it remains a
more affordable process than it used to be when all
strata claims had to be filed in the BC Supreme Court.

We don’t have access to the number of strata claims
filed in the BC Supreme Court but we can compare
the number of published decisions by 10-year
periods as these are available on the Canadian Legal
Information Institute website canlii.org.

« Between July 1,2006 and June 30, 2016, 155
BC Supreme Court decisions were published for
claims involving strata corporations.

+ Between July 1,2016 and June 30, 2026, the CRT
published 2,715 decisions for claims in its strata
property jurisdiction.

«  We know from CRT statistics that another 3,296
CRT claims were withdrawn or resolved by
consent during the same period.

continued on page 5
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The First 10 Years of the Civil Resolution Tribunal

This extensive body of CRT decisions has shed light
on the depth of common issues plaguing strata
corporations such as disclosure of records and
documents, bylaw enforcement procedures, and
repair and maintenance responsibilities.

While CRT decisions don't set precedents like court
decisions do, they can provide guidance for outcomes
in similar situations. Whether due to the educational
benefits of these decisions or fear of legal action, this
has shaken some stratas and managers into stricter
compliance with the Strata Property Act (SPA).

The volume of decisions has also helped illustrate
how the more subjective, fact-based legal tests
might be applied in various different and unique
circumstances. For example, there are now hundreds
of CRT decisions that apply the test to determine
whether an alteration amounts to a “significant
change”to common property under SPA s. 71.

Access to justice

Since so few cases were filed in the BC Supreme Court
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Edwards Electric Building Services

Preventative Maintenance & Inspections
Service Upgrades and Maintenance
Lighting Efficiency Upgrades

Infrared Scans

High Voltage Electrical Vault Upgrades
Suite and Common Property Renovations
Electrical Planning Reports

Electrical Remediation

prior to 2016, many problems in strata communities
remained unresolved for years with no end in sight.

In 1998, the Ontario Court of Appeal said, “The parties
and the community require that there be a definite
and discernible end to legal disputes...Without a
discernible end point, the parties cannot get on with
the rest of their lives secure in the knowledge that the
issue has finally been determined, but must suffer the
considerable economic and psychological burden of
indeterminate proceedings in which their respective
rights and obligations are revisited and reviewed as
circumstances change.”

Even if some people don't agree with the decision of a
court or tribunal, the decision can resolve a deadlock
and bring finality to an issue so everyone can move
on. A decision can help everyone involved understand
bylaws and processes and give council members the
confidence to carry out their duties in the future. For
owners frustrated by years of their strata operating in
non-compliance, there can be a sense of justice.

continued on page 6

BUILDING SERVICES EXPERTISE
TRUSTED FOR 40+ YEARS

EV Ready Plans

EV Infrastructure & Charger Installation
Electrical Operating Permits

Digital Logbooks of Electrical Work
Electrical Capacity Determination

Fire Alarm Panel Upgrades

Government Incentive & Rebate Facilitation
Carbon Credit Facilitation
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The First 10 Years of the Civil Resolution Tribunal

While finality is important, the legal system isn't
perfect. We often hear complaints that CRT decisions
aren't consistent. However, CRT tribunal members
(decision-makers) frequently have to decide cases
where the parties don’t provide relevant evidence

or any evidence at all. Material facts and relevant
case law may not have been brought to the tribunal
member’s attention. As a result, their decision might
have turned out differently if the strata owner and
council had received some legal advice.

As BC Justice Mackenzie wrote in 2006, “It goes to the
heart of a system of civil justice that strives for the
truth of the matter but recognizes that perfection

is an unattainable goal and finality is a practical
necessity.”

The CRT’s mandate

Under section 2 of the Civil Resolution Tribunal Act,
the CRT’s mandate is to provide dispute resolution
services in a manner that is accessible, speedy,
economical, informal, flexible, fair, and uses electronic

communication tools to facilitate resolution of
disputes.

The CRT'’s data about dispute volumes and outcomes
is publicly available through annual reports and
monthly blog posts. CRT statistics from July 13,2016
to June 30, 2026 show:

» 8,873 applications for resolution of strata claims
were received

e 7,179 were closed
* 1,694 are in progress

One of the interesting things is the low percentage
of disputes that require a final decision. The CRT
process includes opportunities to resolve the dispute
at any stage. Most are resolved earlier in the process,
often with the help of a CRT case manager during the
facilitation stage. A strata council might realize they
didn’t follow a process in the SPA correctly and agree
to remove fines or call a special general meeting to
have something approved properly.

continued on page 7
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The First 10 Years of the Civil Resolution Tribunal

Owners might better understand their responsibility
under a bylaw. As a result, many claims are withdrawn,
settled, or the participants agree on a consent
resolution order or consent dismissal order.

During the April 1, 2025 — March 31, 2026 fiscal year,
49% of closed disputes were resolved by consent or
withdrawn.

1,500

4

Closed Disputes: Outcomes 2025-2026

1,000

500
3% Refused to accept

M 49% Resolved by consent/withdrawn

7% Default ° 06

B 4% Refused to resolve

37% Final decision

A 2026 performance review

The CRT's jurisdiction has expanded over the years
to include small claims up to $5,000, motor vehicle
accident claims, claims involving societies and
housing cooperative associations, and claims about
sharing intimate images without consent.

Based on the CRT's annual reports and blog posts,

the budget allocated to the CRT from the BC
Government has not kept pace with the sheer volume
of disputes. As a result, there are now long wait times
between each stage of the CRT process: to process an
application and issue a Dispute Notice, to be assigned
a case manager for the facilitation stage, to begin the
decision preparation stage of uploading evidence and
submitting arguments, and finally for the dispute to
be assigned to a tribunal member for a final decision.

In the 2017-2018 fiscal year, the CRT received 723
applications for strata disputes. Until 2022, it was
closing about 800 strata disputes per year, keeping
pace with roughly the same number of new
applications filed each year. As of March 31, 2022,
there were 429 strata disputes in progress. Over the
years this backlog has grown to 1,694 strata disputes
as of June 30, 2026.

Volume of CRT Disputes 2016-2026

M Applications M Closed Backlog

/!
e

2017 2018 2019 2020 2021 2022 2023 2024 2025 2026

Long wait times

Timeliness has become a growing issue. For the
37% of disputes that require a final decision by a
tribunal member, the CRT process is now taking 2
or more years from start to finish. There are several
contributing factors:

 Increased volumes: In the 2025-2026 fiscal year
the CRT received 1,342 new applications for strata
disputes.

« Staff shortages: In 2022-2023 fiscal year, the
number of strata disputes being closed took a
sharp dip presumably due to staff shortages.

« Limited budget: The CRT has not been allocated
the financial resources to keep pace with the
volume of disputes, including strata disputes.

continued on page 8
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The First 10 Years of the CRT

. . CRT participants have told us that“justice delayed is
Ma I nta In you r justice denied.” By the time a tribunal member makes

inveStment. a decision, subsequent annual general meetings have
been held, budgets passed, council members elected,

and major projects completed.

Their CRT claim is essentially moot. It's often

= Depreciation Reports = Building Enclosure Assessment dismissed orit’s Slmply too late fOf the tribunal
member to make a meaningful order. Their frustration
is understandable. A delayed remedy is the same as
no remedy at all. Timeliness is essential for the CRT to
be a useful dispute resolution mechanism.

= Parking Assessments = Roof Inspections

= Maintenance Planning = Structural Load Checks
= Energy Audits
= Leak Assessments

The “hurry and wait” nature of the process is also
frustrating for participants. They wait months to
advance to the next stage, only to be given tight
deadlines of, for example, 7 days or 2 weeks to
complete the next step.

Another frequent complaint is that the CRT can't
enforce its own decisions. Like other tribunals in BC
such as the Human Rights Tribunal, Employment
Standards Tribunal, and the Workers Compensation
Appeal Tribunal, CRT orders are enforced by the court.

See “Advocating for Changes to the CRT” on page

9. Our contributors make suggestions for changes

to legislation and how CRT processes could be
improved. You'll also find information to contact your
MLA, the Premier, and the Minister of Housing.

SOFTWARE Thank you to Oscar Miklos, Jennifer Lebbert, Jason

Rohrick, Alyona Kokanova, Carol Dobell, and VISOA’s
Strata Support Team members.

STRATA
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B Advocating for Changes to the CRT

We asked our contributors for their suggestions
to improve the Civil Resolution Tribunal’s dispute
resolution process and what legislative changes
could benefit parties in CRT claims or benefit the
CRT's ability to resolve claims. They had plenty of
suggestions!

Timeliness

The most frequent suggestion, by far, is about
timeliness. Currently it appears that it is taking 2 years
or more for strata claims to proceed to a final decision
by a tribunal member.

Evidence exchange

Currently evidence and written arguments are
submitted at the same time. Allowing participants to
exchange evidence sooner would give owners and
councils the opportunity to assess their likelihood of
success much earlier in the process which may lead to
faster resolution. It would also allow time to identify

CLEAN Aik FORCE

= AIR DUCT CLEANING ==

PROTECT
OUR RESIDENTS \

Trusted by strata councils on Vancouver Island Smce 2018

Without a technician inside,
there is no way to check for

or other
potential issues.

Has your strata been hiring a
company to clean the dryer
vents from the

Contact Stephanie for a free estimate!

@) 250-597-8000
info@cleanairforce.ca Ikmz‘ Ly’

www.cleanairforce.ca

gaps in the evidence, request missing evidence, and
obtain expert evidence if needed.

Technology improvements

Dispute participants log in to their CRT Account to
upload evidence and submit their arguments. This
portal can be complicated to navigate for first-time
participants and would benefit from a redesign to
make it easier to find the evidence and arguments
submitted by the other parties.

The evidence upload process is also time consuming.
Loading evidence in batches tends to crash the
system so it's best to upload one piece of evidence at
atime.

The system currently doesn’t allow the user to save

drafted arguments. It routinely logs users out in the
middle of typing their arguments and they have to

log in and start over again.

Those familiar with the process have learned to draft
arguments in a document first and paste them into
the system to avoid losing hours of work.

Changes to legislation

We asked our contributors what changes to the Strata
Property Act (SPA) or Civil Resolution Tribunal Act could
benefit parties in CRT claims or benefit the CRT's
ability to resolve claims.

1. Strata corporation records

The current requirements of SPA s. 35 (records the
strata must keep) and Regulation 4.1 (how long they
must be kept) often lead to situations where a strata
corporation doesn’t have, or isn’t required to disclose,
certain records that would otherwise be highly
relevant to a dispute.

It would be helpful if strata corporations were
required to keep written correspondence for longer
than 2 years and be required to keep additional
records such as invoices, copies of proxy appointment
forms, and sign-in sheets for general meetings.

continued on page 10
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Advocating for Changes to the CRT

2. Special levies

The CRT often orders the strata corporation to
conduct repairs of common property or components
the strata is responsible for under the bylaws.
However, it doesn’t have the jurisdiction to make an
order about how to pay for the project. This leaves
the strata in an untenable position if owners won't
approve the funding. It would be helpful if the CRT
had jurisdiction to impose a special levy under SPA s.
108 or order the strata to fund the project from the
contingency reserve fund (if adequate funds exist).

3. Council member’s standard of care

Strata owners frequently want to make CRT claims
against one or more council members, claiming a
breach of SPA s. 31. This section requires a council
member to act honestly and in good faith with a view
to the best interests of the strata corporation and to
exercise the care, diligence and skill of a reasonably
prudent person in comparable circumstances.

For several reasons, the CRT can’t decide these claims.

i il . -
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DEPRECIATION REPORTS &
INSURANCE APPRAISALS
FOR STRATA CORPORATIONS

Serving Strata Corporations
Across Vancouver Island

JACKSON & ASSOCIATES
Valuation & Advisory Services N/
www.reservefund.ca “
www.comoxvalleyappraisers.com

dan@comoxvalleyappraisers.com 1-877-888-4316

It would likely require amendments to the Civil
Resolution Tribunal Act to change the CRT's jurisdiction
as well as changes to SPA s. 31-33 to set out clear
remedies for a breach of the standard of care,
separate from the remedies for violations of SPA s. 32
(Disclosure of conflict of interest). Whether the CRT

or the BC Supreme Court should have jurisdiction to
order remedies should also be considered.

Education

Some contributors commented that organizations
such as VISOA play a big role in educating strata
owners and council members on strata governance
and procedures. They recommended that the
government should focus on expanding the capacity
of such organizations, to cut down on the number of
disputes before the CRT.

Who to contact

While the CRT has given strata owners and their
corporations an affordable and accessible system
for resolving strata disputes, many of you have told
us you want reforms to the CRT, including a faster
process.

More funding would go a long way to helping the CRT
hire more staff and improve its processes and online
systems.

Here are some contacts if you wish to express your
concerns and suggestions:

Find your MLA at www.leg.bc.ca/members

The Honourable David Eby, M.L.A., Premier of British
Columbia:
“Dear Premier” premier@gov.bc.ca

The Honourable Christine Boyle, M.L.A., Minister of
Housing and Municipal Affairs:
“Dear Minister” HMA.Minister@gov.bc.ca

Teri Collins, Deputy Minister, Ministry of Housing and
Municipal Affairs:
“Dear Deputy Minister” HOUS.DMO®@gov.bc.ca

The Housing Policy Branch: housing.policy@gov.bc.ca

Thank you to our contributors including Oscar Miklos,
Jennifer Lebbert, Jason Rohrick, Alyona Kokanova,
Carol Dobell, and VISOA’s Strata Support Team.
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B How to Avoid Common CRT Disputes

Most people don’t want to take legal action. They
just want a problem or situation resolved. When an
issue persists, they often turn to the Civil Resolution
Tribunal (CRT) as a last resort.

Many CRT claims can be avoided. Follow these tips
to prevent some of the most common disputes.

Comply with requests for records

About 15% of CRT decisions published involve
requests for strata documents and records under
Strata Property Act (SPA) s. 35 and 36 such as financial
records, correspondence, and a list of owners and
tenants. Strata councils and managers can avoid
many CRT claims simply by providing the records and
doing so by the deadline. If an owner asks for records
the strata isn't required to provide (such as invoices),
council can provide them if it wishes to, and that may
resolve the owner’s concern.

Before making a claim about obtaining records, be
sure the records you are requesting are records the
strata is legally required to provide. Your claim will
likely fail if you request other records, records that
are beyond the timeframe the strata must retain the
records, or your request is vague, overly broad, or
excessive.

See What records must the strata keep to learn about
requests for records. Read some CRT decisions about
access to records.

Enforce bylaws correctly

Nearly 25% of CRT decisions published involve fines
and enforcement of bylaws and rules. In about 1/3
of those cases, the tribunal member finds the fines
invalid because the council didn't follow the steps in
SPA s. 135 correctly before charging the fines.

continued on page 13
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How to Avoid Common CRT Disputes

Under SPA s. 135(1), before imposing fines the strata
corporation must have received a complaint, given
the owner or tenant particulars of the complaint in
writing, and a reasonable opportunity to answer the
complaint, including a hearing if one is requested.

If the complaint is about a tenant, the strata must
give a copy to the landlord and the owner.

Under section 135(2), the strata corporation must,
as soon as feasible, give the owner or tenant
written notice of its decision to impose fines. These
requirements are strict with no leeway.

Before pursuing a CRT claim, it's a good idea to check
correspondence and council meeting minutes to
ensure each step was performed perfectly. If a step
was missed there may be an opportunity to fix it
before making a claim. Councils may want to seek
legal advice.

See How bylaws and ruled are enforced in our
Resource Centre and read some CRT decisions about
bylaw enforcement.

Only spend money as authorized

Numerous CRT claims involve strata expenditures.
There are often disagreements about whether the
strata council had authority to spend money, whether
the money was spent from the correct fund, and
whether the resolutions were passed correctly by
owners at an annual or special general meeting.

Many of these legal conflicts can easily be avoided.
To learn how spending is authorized for expenditures
from the operating fund, contingency reserve fund,
and special levies, see Spending Money.

Be active owners

If you read CRT decisions, you'll notice patterns of
human behaviour. There is often a great deal of
discord and miscommunication between strata
owners and councils. Owners often characterize
their councils as secretive. Some councils or council
members assume more authority and decision-
making power than they actually have under the SPA
and bylaws. Owners often allow this to continue,

ELECTRICAL PLANNING REPORT (EPR)
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DO YOU NEED AN EPR?
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Planning Report is required under BC legislation.

WHY CHOOSE
OSPREY ELECTRIC?

& Qualified Electrical Planning Report
specialists

¥ Clear, practical reports

& Future-ready planning for EV
charging & electrification

v Trusted by strata corporations
across BC

& Local, Certified, Electrical
Specialists.

Condominiums

DON'T MISS YOUR DEADLINE

PRIORITY REGIONS

Dec 31, 2026

Capital Region
Metro Vancouver
Fraser Valley

SERVING VANCOUVER ISLAND AND ALL GULF ISLANDS.

Avoid last-minute scheduling and ensure
your strata is ready before the deadline.

Townhouses

New Stratas
homes (within 5 years

Single family

of formation)

ALL OTHER BC REGIONS

Dec 31, 2028

All remaining British
Columbia strata
corporations

% 250-586-6220
nfo@ospreyelectric.com
i www.ospreyelectric.com
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If your building is approaching its

SN

next maintenance cycle, we’re
here to help you plan with
confidence.  _

=R

g
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Planning Ahead Pays Off

For strata properties, painting is more than a visual upgrade—
it's a key part of protecting your building and managing long-
term costs. A proactive repainting schedule helps extend the
life of the exterior building envelope, reduce the risk of costly
repairs, and create predictable budgeting.

We work with Strata Councils to develop clear, multi-year
painting plans designed for durability and peace of mind.

DOUBLE A PAINTING LTD.

COMMERCIAL & RESIDENTIAL PAINTING CONTRACTORS

www.doubleapainting.com 250-380-8420

Artemis Fire

Consulting Inc.

Mitigate Risk & Limit Liability
Strata Safety Specialists

> Fire Safety Directorship Services
> Building & Fire Code compliance

> Fire alarm upgrade consulting:
v' Preliminary building reports,
v' Project budgets,
V' Site-specific system designs,
v' Professional engineering
> Project oversight: RFP to completion

Life Safety Made Simple.

Kathleen Nicholas
Ph: 250-661-9931

admin@artemisfire.ca

How to Avoid Common CRT Disputes

abdicating the overreach rather than being active
owners holding their strata councils to account, or
committing their own time to volunteer as a council
member. The opposite is true as well. Some owners
act as if their home is their castle and the bylaws and
rules don’t apply to them. Some councils let things
slide and don’t enforce the bylaws.

Many CRT claims can be avoided by practicing
good governance and communicating openly and
transparently. As owners and council members,
take the time to understand your respective roles,
responsibilities, powers and duties. Know where to
find information and access it whenever a question
or issue arises. Visit VISOA's Resource Centre!

Get legal advice

Too often, council members or owners say they don't
get legal advice because it's too expensive. However,
getting advice early before a situation grows into

a larger issue can save everyone money, time, and
stress. Legal advice can help a strata council correct
its processes and avoid legal action. Similarly, owners
can benefit from legal advice to understand their
issue, how the law applies, and the likelihood of
success if they make a claim.

Maintain a good reputation

A strata can gain a bad reputation when it’s been
involved in legal cases that show it made errors
conducting AGMs, spending money, enforcing
bylaws, and more. Anyone can search court and
tribunal decisions on CanLii.org to see if a strata
corporation has a history of legal disputes.

Nearly all prospective purchasers ask for a Form

B — Information Certificate. When completing

this form, the strata must disclose any court
proceeding, arbitration, or tribunal proceeding in
which the strata corporation is a party. It must also
disclose any judgments or orders made against the
strata corporation, no matter how many years ago
those orders were issued. Past orders made against
the strata or involvement in current legal proceedings
could affect the sale of strata lots.

It may be in the best interests of the owners and the
strata to make every effort possible to resolve the
issue without resorting to legal action.
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B Top 10 Tips for Success in Your CRT Dispute

Over the last 10 years, VISOA's members, Board of
Directors, and Strata Support Team have read over
2,700 Civil Resolution Tribunal (CRT) decisions for

strata claims. Many of you have participated in claims.

Much of what we've learned is what NOT to do.

Our contributors narrowed down some of the most
common mistakes that owners and councils make
that lead to being unsuccessful in their claim or
defending a claim.

Here are 10 tips to help you avoid common mistakes.
1. Perfect your application

Applicants: your entire case could be doomed from
day one if your application isn’t well written or you
ask for the wrong remedies (what you want the CRT
to order the strata or the person to do.)

See the article “Pro Tips for Filing Your CRT Claim” on
page 27.

2. Learn about the CRT process

There are currently long wait times during the CRT
process. After you submit your application, use that
time to learn about the CRT process and to gather
and organize your evidence.

« Read the CRT's FAQs about each stage in the
process on the CRT’s website.

- Read the CRT Standard Rules for additional details.
« Watch CRT videos on YouTube.

« Read past CRT decisions about situations that are
similar to your dispute.

3. Follow the CRT’s directions

Read emails carefully, follow all directions, and answer
any questions the CRT asks of you. Don't ignore emails
that say “you may” do something. It could be an
important step you “should” do. Learn more about

continued on page 16

Guaranteed.

Annual/Special General Meetings

info@PropertyFlute.ca
778-819-2394

Property Flute was excellent! NJ
Stress free voting even with «

multiple proxies! Amazing!  Property Flute
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Top 10 Tips for Success in Your CRT Dispute

the CRT process before ignoring a “you may” email.

Add the CRT’s email addresses to your contacts to
avoid emails going to your junk or spam folder.
Check your email inbox often and respond or
complete the task by the due date. For example, in
the decision preparation stage, you usually have just
14 days to submit your evidence and arguments.

Beware. Make sure you understand what you are
required to do. Missing a step could result in a non-
compliance or default decision against you.

You'll have missed your chance to argue your side.

Be patient, and as polite, calm, and professional as
possible throughout the entire process.

4. Make a counterclaim

Respondents: After submitting a response to a claim,
you may make a counterclaim. Many respondent
strata corporations forget to do this. For example, an
owner might make a claim asking the CRT to order
the strata to remove fines. If their claim fails, the strata

<~ CLEVELAND DOAN

Barristers & Solicitors

Advising Strata Corporations
and Owners About:

* Bylaws
+ Unpaid strata fees
« CRT claims

* Repair &
maintenance issues

Shawn M. Smith | Alyona Kokanova
shawn@clevelanddoan.com
alyona@clevelanddoan.com

www.clevelanddoan.com
604.536.5002

doesn’t have to remove the fines, but that’s not a
requirement for the owner to pay the fines. The strata
needs to make a counterclaim to ask the CRT to order
the owner to pay the fines!

5. Amend a claim

Applicants: After you file your application or start
the facilitation stage, you might want to add a new
claim. Under the CRT rules, applicants can request
amendment of the Dispute Notice to add new claims
and remedies.

Do this sooner than later. You can't add new claims
and remedies in the decision stage.

Talk to your case manager. If new claims or remedies
are added, the CRT will issue an amended Dispute
Notice and the respondents will be given the
opportunity to submit a new Dispute Response.

6. Get ready for facilitation

Organize your documents. You could summarize your
points into a “negotiation brief”. Do this early so you're
ready when a CRT case manager is assigned to begin
settlement discussions in the facilitation stage.

In settlement discussions, stay focused on the claims
and remedies in the Dispute Notice. When case
managers and opposing parties are trying to see your
side, irrelevant details or raising new issues can cause
confusion and waste time. Be productive.

7. Focus on your evidence

CRT disputes are won or lost on their evidence, so it’s
critical to have objective, relevant, credible evidence.
The applicant who made the claim must prove their
claims on a balance of probabilities, meaning more
likely than not. The respondent should have evidence
to disprove the claim.

One of the biggest challenges is figuring out which
facts really matter for your case to succeed. Work
hard throughout the process to determine what
documents, records, or witness statements you need
to prove these facts.

Expert witness statements are very important. You
may need an opinion from an expert to prove an
industry standard or something that is technical and
considered outside the knowledge and expertise of
an ordinary person. continued on page 17
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Top 10 Tips for Success in Your CRT Dispute

Contributors offered the following tips for evidence:

Organize your evidence chronologically.

Give each file a very short name (no more than 20
characters and spaces.) Files with longer names
will fail to load in the CRT’s online portal.

Don't forget to include evidence such as invoices
and payment receipts to prove that an expense
was incurred and paid.

Common mistakes are a lack of relevant evidence and
providing too much evidence.

Only provide relevant evidence. Unnecessary
details such as prior history between people,
especially people who aren't part of your dispute,
can cause confusion and may weaken your case.

Focus on evidence that is directly relevant to the
issue that the CRT tribunal member must decide.

Don't give redundant evidence. For example,
submit only one pdf of an email conversation, not
12 separate pdfs of each individual reply.

Exclusive offer!
for Vancouver Island stratas and managers

Mention this ad for 10% OFF your next service.

0 Preventative maintenance & service
@ 24/7 emergency services

@ Heating, cooling, and ventilation @ Heat pumps

Ask us about BC Hydro & CleanBC heat pump rebate programs

for strata owners and strata corporations.

Q Boilers and hydronic heating systems
@ Retrofits & replacements

Don't upload evidence that another party has
already uploaded.

Don’t make the tribunal member watch 12 hours
of video to get to the one-minute section that'’s
relevant. Send just the portion that is important.

Don’t submit 50 photos of the same thing!

It's not always obvious why you took a photo or
video and why you think it's important. Be sure to
explain its relevance in your written arguments.

When taking photos be sure the viewer can
understand the size or scale of an object or
damaged area.

For councils, make sure letters to owners

and tenants about alleged contraventions of
bylaws include all relevant details and give the
opportunity for a hearing. Make sure council
decisions are recorded in the minutes. Provide
those minutes as evidence and highlight the
section that contains the council’s decision.

continued on page 18
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; Foster
Heating & Cooling

Serving the Island since 1928

3 250-475-0500

® dispatch@fosterair.com

www.fosterair.com
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Top 10 Tips for Success in Your CRT Dispute

8. Write effective arguments

While you can request an oral hearing, they are rarely
granted. The tribunal members usually decide “to
hear” the disputes through written submissions called
“arguments”.

There are 3 steps:
1. The applicant submits their arguments.

2. The respondent reads those arguments and
submits their response arguments.

3. The applicant reads the respondent’s arguments
and may respond to those arguments by
submitting a final reply.

Applicants: Focus on what you requested in the
Dispute Notice. The tribunal member will only
consider the claims and remedies in the Dispute
Notice so don't add new issues, claims, or remedies in
your written submissions.

Electrical Engineering

for Strata Corporations

Clear planning. Practical solutions.
Designed to serve strata councils,
owners, and property managers
across Vancouver Island.

 Electrical Planning Reports
» Electric Vehicle Ready Plans
* Integrated Systems Testing
* Major Electrical Upgrades

& Lifecycle Planning

MUIR
ENGINEERING LTD.
Consulting Electrical Engineers

www.muireng.ca
250-890-0870

Respondents: You have just one opportunity, so be
sure that your arguments are complete, address all
the claims and remedies in the Dispute Notice, and
rebut the arguments the applicant made in their
arguments.

Be clear. What is the issue in the Dispute Notice
that the tribunal member needs to make a decision
about? What information do they need? Don't state
something, or rely on hearsay (something someone
told you), if you don’t have proof.

Refer to each piece of evidence you uploaded to
explain how the evidence proves what you are saying.

Be precise and stick to the facts.

Remove all emotion and don’t attack or abuse the
opposing party.

9. Don'tuse Al

It may seem like a time-saver to use ChatGPT, Claude,
Gemini, or other Al tools. Don’t do it.

Al often produces fake information such as legislation
or legal cases that don't exist. You risk losing your case
because the information you used to support your
claim or defend yourself was unreliable.

You could also be ordered to pay the other party
because you wasted everyone’s time and caused
them additional expenses such as legal fees. See our
article Al and ChatGPT: Cautionary Tales for Stratas.

10. Don’t file the same claim twice

If you lose your case, the matter has been decided.
Don’'t bog the CRT down by filing the claim again.
Most of these get dismissed as “res judicata” (a legal
principle that means already decided).

If you are considering this, get legal advice. Otherwise,
you're just wasting everyone’s time and money.

Thank you to our contributors including Oscar

Miklos and Jennifer Lebbert of Refresh Law; Jason
Rohrick, Barrister and Solicitor; Alyona Kokanova,
Cleveland Doan LLP; Carol Dobell, Oakwood Property
Management; CRT participants; and VISOA's Strata
Support Team members.
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B Introducing New Business Members

Aarsen Gutters Corp.

We've been serving Vancouver Island stratas and
homeowners for over 20 years. Our services include
cleaning, maintenance, and installation of gutters,
downspouts, gutter protection, gutter systems,

soffit, cladding, and fascia. Choose from 5 different
gutter profiles, over 50 different colour options, and
a multitude of gutter system and water management
solutions.

No job is too small, no task is too challenging.

We work with you every step of the way and get
the job done. Our team is reliable, efficient, timely,
professional and transparent in our work.

Read Google reviews from our satisfied customers.
4.9 Google rating!

Serving Nanaimo and all of Vancouver Island

Contact Greg Litvinov at 250-268-1249
aarsengutterscorp@gmail.com
Or visit aarsengutters.ca

Competition Glass Company Ltd.

Competition Glass Vancouver Island provides
professional glazing services for strata, commercial,
and residential needs, delivering reliable
workmanship and quality results on every job.

We specialize in sealed unit replacements to address
fogged, failed, or broken glass, restoring clarity and
efficiency of your windows and doors. Our team also
handles small projects and service work.

We supply, service, and install Nabco automatic door
openers, automatic sliders, and accessibility hardware
such as buttons or wave sensors. Ask us about our
custom and specialty glass solutions tailored to
unique project requirements.

Serving Victoria to Parksville, Salt Spring, Denman,
Hornby, Galiano, Gabriola, Pender, Mayne and Saturna

Contact Courtney Bunce at 250-860-7155
cbunce@compglass.com
Or visit compglass.com

Island Hydrant Servicing

Is your strata responsible for maintaining fire
hydrants? Safeguard your property with professional
hydrant maintenance from Island Hydrant Servicing.

Most strata-owned fire hydrants are classified
as private and are not maintained by municipal
authorities. They should be serviced and tested
at least once a year to ensure proper safety and
functionality.

Your local fire department and your insurance
provider may require proof of regular servicing by
a qualified technician. If a fire occurs and a private
hydrant fails due to neglected maintenance, your
insurer might deny coverage.

Contact us to discuss a maintenance plan to ensure
your hydrants are in good working condition.

Serving Vancouver Island

Contact Kevin Schedel at 250-709-5926
islandhydrantservicing@gmail.com

Rainbow Fire Protection Ltd.

Rainbow Fire Protection Services is Vancouver
Island and the Gulf Islands’ premier fire plan service
company. Our qualified and experienced staff create
up-to-date, high quality, and code-ready fire safety
plans for strata corporations, property management
companies, hospitals, local governments, and public
buildings.

We also provide the following services: fire
extinguisher layout plans, fire evacuation plans,
occupancy load calculations, fire safety consulting,
and integrated safety systems testing coordination.

We can plan for you too. Call us today for an estimate
or information about our services.

Serving Vancouver Island, the Gulf Islands, and the
Lower Mainland

Contact Colin Evans at 250-818-9089
colin@rainbowfireprotection.com
Or visit rainbowfireprotection.com
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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 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

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

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.
Building enclosure engineering
consultants

250-386-7794

rtram@rjc.ca

ric.ca

I  \/|SOA Business Members TR

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
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ELECTRICAL PLANNING
REPORTS & EV CHARGING

@ Electrical Planning Reports

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

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

MUIR ENGINEERING @
Consulting electrical engineers
250-890-0870
kristen@muireng.ca
www.muireng.ca

OSPREY ELECTRIC LTD. @
Electrical contractor

250-586-6220
info@ospreyelectric.com
www.ospreyelectric.com

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

I  \/|SOA Business Members TR

INSURANCE SERVICES

NAVACORD BC

Insurance & risk management
250-652-8786
garretthartley@navacord.com
www.waypoint.ca/business/stratapro

LEGAL SERVICES

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
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MAINTENANCE & PROJECT
CONTRACTORS

AARSEN GUTTERS CORP.
Gutter cleaning, maintenance
& installations

250-268-1249

aarsengutterscorp@gmail.com
aarsengutters.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

COMPETITION GLASS COMPANY LTD.

Professional glazing services
250-860-7155 %
cbunce@compglass.com
compglass.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

I  \/|SOA Business Members TR

ISLAND HYDRANT SERVICING
Fire hydrant servicing
250-709-5926
islandhydrantservicing@gmail.com

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

Please note that VISOA does not guarantee or warranty the goods, services or products of our Business Members.
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https://jolalandscaping.ca/
https://modernpurair.com/
https://modernpurair.com/
https://www.mrsparkle.net/
http://okellwaterproofing.com/

MAINTENANCE & PROJECT
CONTRACTORS

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

RAINBOW FIRE PROTECTION

Fire safety, evacuation plans

& consulting %
250-818-9089
colin@rainbowfireprotection.com

rainbowfireprotection.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

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

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

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

TOP QUALITY COATINGS
250-883-0404
office@topqualitycoatings.com
topqualitycoatings.ca

STRATA MANAGEMENT

OAKWOOD PROPERTY
MANAGEMENT LTD.
Property management strata
& co-ops

250-704-4391
carol@oakwoodproperties.ca
oakwoodproperties.ca

SOVILLE REALTY LTD.
Strata management services
236-464-1104
ben@sovillerealty.com
www.sovillerealty.com

I  \/|SOA Business Members TR

STRATA RESOURCES

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

Learn more in the
Online Directory

BUSINESS MEMBERSHIP

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

Learn More

OR CONTACT US AT:
250-920-0688

Toll-free 1-877-338-4762
businessmembers@visoa.bc.ca
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B You Asked

Q: What is a limitation period? Does it apply to all
CRT claims?

A: Under BC's Limitation Act (LA), there’s a 2-year
deadline to file most legal claims. It's called a
limitation period. The clock starts running on the
first day a person “discovers” their claim. That's the
day they knew, or reasonably ought to have known,
that a person (or a strata corporation) caused them
to incur “an injury, loss or damage’, and that a legal
proceeding, such as the CRT process, would be an
appropriate way to seek a remedy. If the time limit
expires, the right to bring the claim disappears, and
the CRT must dismiss the claim, even if it otherwise
would have been successful.

If you're making a claim at the CRT, note that the
limitation period stops running once you submit
your application and pay the CRT application fee.
The limitation period“is preserved” even if it takes
a long time to receive a final decision. So, just make
sure to file the claim on time and pay the CRT fee.

See CRT claims about limitation periods and claims
where the limitation period expired.

The tricky part is establishing the date the limitation
period starts.

Strata fees and special levies: The day the limitation
period starts is usually obvious. The strata council
should know the date the payment was due.

Date discovered: A claimant might not discover they
incurred a“loss” right away. In Lam v. The Owners,
Strata Plan NW340, 2026 BCCRT 926, the owner didn't
realize she was being overcharged parking fees

until years later. She made a claim within 2 years of
discovering the issue and the strata was ordered to
pay her for 6.5 years of overcharges.

Significant unfairness: An owner might make a CRT
claim saying the strata council acted in a significantly
unfair manner by not investigating or enforcing the
bylaws about noise that has been ongoing for 8 years.

continued on page 25

Canadian
Strata Fund Track Solutions

In association with

ALLESTER

ENGINEERING LTD.

Depreciation Reports

We go beyond simple depreciation reports, adding a detailed
analysis of the life of building systems, and the financial impact of
maintenance, repairs and replacement strategies. We call this
Predictive Analysis.

Warranty Inspections

BC Building warranties have five deadlines: 12 months, 15
months, 24 months, 5 years, and 10 years, each with different
benefit. We'll make sure you don't miss a deadline.

Issue Investigations

We'll research the cause of issues with your building and offer
recommendations to solve them, and get you ready to obtain
unbiased quotes from suppliers.

Online Services

And we offer a complete suite of online services for strata
documentation including our innovative Stratagize Request
System to save council members and strata managers' time and
prevent misunderstandings and potential conflicts.

We have served BC stratas for over 20 years.
Ph: 604.583.7100 | Email: info@canadiansfts.com
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B You Asked

If the owner asks for damages (payment of money
to compensate them for the harm they suffered),
the maximum the CRT can order is based on the
significant unfairness experienced within the 2 years
prior to the date the claim was filed. This is because
the LA applies to a claim for damages.

The LA doesn’t apply to every kind of legal claim.

Repair of common property: If an owner claims that
the strata should have repaired the roof 5 years ago
and the strata still hasn't repaired it, the LA doesn’t
apply because the strata’s maintenance obligations
are ongoing. The Strata Property Act still requires the
strata to repair common property.

Fines: The LA doesn't apply to a strata’s claim for
payment of fines or an owner’s claim for the strata

to remove unpaid fines from their account. This is
because a“claim”under the LA doesn'tinclude a
penalty, which is what a bylaw fine is. The LA only
applies to“a claim to remedy an injury, loss or damage

Can't make head nor tail
of your Depreciation Report?

Unity Services Corporation
can help you decipher it.

Long Term Maintenance Planning & Budgeting
System Maintenance Reviews

System Condition Assessments

Planning & Consulting Services for System
Replacement, Renewal & Upgrade Projects

nity

B 250-893-3445
rooration <] usc@shaw.ca

drporatio WWw.unityservices.ca

ervices

‘MakRing Strata Maintenance Manageable’

that occurred as a result of an act or omission.” See the
BC Supreme Court case The Owners, Strata Plan KAS
3549v. 0738039 B.C. Ltd., 2015 BCSC 2273, affirmed by
the BC Court of Appeal in 2016 BCCA 370.

The LA only applies to courts and tribunals.

It doesn't apply to the bylaw and rule enforcement
process within a strata or housing cooperative
association. This means that even if complaints are
made more than 2 years after an alleged incident, the
LA doesn't prevent the strata from considering the
complaint. However, it’s difficult to investigate after so
much time has passed.

Determining whether the LA applies to your CRT
claim and the start date of the 2-year period can be
complex. You may want to get legal advice before
spending time and money on a legal claim.

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

Have a Question?

Log in to your VISOA
profile to ask the

Strata Support Team

Log in at visoa.bc.ca

VISOA Bulletin August 2026 | 25


https://visoa.bc.ca/member-login/
https://unityservices.ca/
https://visoa.bc.ca/member-login/

= -,I';‘ r=Y

24 Hour Service

—

SERVING VANCOUVER ISLAND STRATAS WITH OVER
35 YEARS OF EXPERT SERVICE
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GARAGE DOORS

W ¥ $500FF $100 OFF

A GARAGE ANEW
DOOR OPENER GARAGE DOOR
REPLACEMENT SYSTEM

Must be mentioned at time of booking Cannot be Combined with Other Offers



https://tedforddoors.com

B Pro Tips for Filing Your CRT Application

Here are some expert tips for strata owners and
councils to make an effective application for
resolution of a strata claim at the Civil Resolution
Tribunal (CRT).

Understand your claim is public information

Everything you write in the CRT application form,
including your name and contact information, will
be put into a Dispute Notice. This is a legal document
that is served on the person or strata corporation the
claim is against. It’s not private. The document will
become part of the strata’s records. The strata is also
legally required to inform owners as soon as feasible
if it is sued or is a party in a CRT dispute. See Strata
Property Act (SPA) s. 167 and 189.4.

A Dispute Notice is also public information. Any
member of the public can request documents from
the CRT: the Dispute Notice, Dispute Responses, and
the CRT decision, if any. The CRT doesn’t disclose
settlement discussions, arguments, or evidence.

Therefore, when writing your claim, keep the
language professional, factual, and don't include any
personal details about yourself or others that aren’t
necessary. Remove all emotion. Don’t make insults or
personal attacks. It won't help you and could actually
harm your case.

You may also want to create an email address to use
exclusively for the claim and throughout the process
so you can keep your personal email address private.

Preparation for owners and tenants

Request a hearing at a council meeting to speak to
your council about your issue. Under SPA s. 34.1, the
council must hold the hearing within 4 weeks after
receiving your written request.

SPA s. 189.1 requires that an owner or tenant request
a council hearing before making a CRT claim. If you
don’t do this before applying, it can cause delays for
the CRT to accept your application.

continued on page 28

J

ENGINEERING

Our Services Include:

Repairs, Renewals, and Rehabilitations
Evaluations and Assessments

Warranties and Maintenance

Depreciation Reports and Capital Planning
Parkade and Waterproofing Services

JRS Engineering is an industry-leading engineering firm providing
professional consulting services throughout Western Canada. Since
1997, we have helped strata corporations and building owners protect
and maintain their properties, while reducing operational costs and

enhancing building performance, comfort, and longevity.

Roof Assessments, Repairs, and Renewals
Fully Funded Energy Assessments

Rebate Program Support

Energy and Carbon Reporting

HVAC Consulting

www.jrsengineering.com | info@jrsengineering.com | 250 940 2777
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Pro Tips for Filing Your CRT Application

Preparation for councils

Before making a CRT claim for payment of money
owed, the council must send the owner or tenant

a letter under SPA s. 112 demanding payment and
indicating what may happen if they don’t pay by the
deadline. For example, “If the total amount owing is
not paid within 20 days, the strata corporation will
be entitled to file a dispute with the Civil Resolution
Tribunal to recover the amount owing.”

If you don't do this before applying, it can cause
delays for the CRT to accept your application.

If the claim is about fines for a breach of a bylaw or
rule, ensure all steps under SPA s. 135 were completed
perfectly before making a CRT claim. See the article
“How to Avoid Common CRT Disputes” on page 12.

Be sure of who your claim is against

For a strata corporation or strata section, the claim is
against an owner or tenant. Purchase the title record
for the strata lot to confirm the name of the owner on
title. The strata lot might be owned by one or more
persons, businesses, or corporations.

If you're an owner or tenant, your claim is usually
against the strata corporation or your strata section.
If you name individual council members or section
executive members, the CRT will usually suggest you
amend your application to remove them. If you leave
them in, it can waste everyone’s time if your claim
against them is dismissed later.

If you make your claim against the wrong party, your
claim will almost surely fail. For example, an owner
might make a claim against a strata corporation to
remove bylaw contravention fines. However, what if

it was the residential strata section that charged the
fines under its bylaws? The claim will fail because the
residential strata section wasn’t named on the Dispute
Notice, wasn't served the Dispute Notice or given an
opportunity to respond to it, and had no opportunity
to submit evidence and arguments.

A dispute between 2 owners is usually a small claim,
not a strata dispute. For example, when there is water
damage to a strata lot, one owner might make a small
claim against another owner to pay the homeowner’s
insurance deductible. See CRT decisions for small
claims disputes between owners.

Check the strata’s legal name and mailing address

If you're making a claim against the strata corporation,
be sure to enter the strata’s legal name and mailing
address. In a court or tribunal case, if legal documents
are served on the strata corporation by mail, that is
the address that is used.

Per SPA s. 2, the strata’s legal name is “The Owners,
Strata Plan [the registration number of the strata
plan]”. Check the registration number on page one of
the strata plan, or on your title record. It might have
a prefix of 1, 2, or 3 letters. For example, a legal name
could be “The Owners, Strata Plan 59" “The Owners,
Strata Plan K59” or “The Owners, Strata Plan KAS59”
In your CRT application, you only need to enter the
registration number such as 59, K59, or KAS59.

The strata’s legal mailing address is on file at the
Land Title Office. When a strata plan is filed to create
a strata corporation, the developer also files a

“Form X — Strata Corporation Mailing Address.”

For older stratas, the original mailing address is on
page one of the strata plan. These older addresses
are unreliable as they are often the address for the
developer or their lawyer from decades ago.

You can hire a lawyer or BC registry agent to conduct
a search of the “general index” at the Land Title Office
to find the most recent legal mailing address for your
strata corporation. Alternatively, you could ask the
strata manager or the council, however some councils
aren’t aware of a legal mailing address.

It's a good idea for all strata corporations to file a
Form D — Change of Mailing Address at the Land

Title Office. This ensures the strata corporation’s
mailing address is up to date and that important legal
documents aren’t sent to an incorrect address. The
address can be your strata management company’s
mailing address. If your strata changed management
companies, ask your strata manager if they filed a
new Form D. Most stratas need a professional to file it
electronically. Stratas of 7 or fewer strata lots can file it
by mail.

You can find lawyers in VISOA's business directory
or visit the BC Association of Professional Registry
Agents website to find a BC registry agent.

continued on page 29
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Pro Tips for Filing Your CRT Application

Learn what the CRT can and cannot order

Just because you want something doesn’t mean that
the CRT can order it.

The remedies that a tribunal can order is limited by
their legislation. Under Civil Resolution Tribunal Act
(CRTA) s. 123, for strata property claims, the CRT may:

+ Order a party to do or stop doing something

 Order a party to pay money (there is no monetary
limit)

« Make an order to prevent or remedy a significantly
unfair action, decision or exercise of voting rights

« And, under CRTA s. 48, the order may set terms
and conditions the CRT considers appropriate

For example, a strata corporation might make a
CRT claim to ask the tribunal to make an order for an
owner to:

« Pay strata fees, special levies, or fines

STRATA MANAGEMENT

DONE RIGHT!

Struggling to keep up with changing legislation?
Suffering from strata council “fatigue”?
* We are a family-owned, local firm

* Customized service at a fair price
* Expanded roster of strata managers

PROPERTY MANAGEMENT LTD.

EXPERIENCED « RESPONSIVE - RELIABLE
carol@oakwoodproperties.ca 250-704-4391

oakwoodproperties.ca

« Pay aninsurance deductible or repair costs below
an insurance deductible

« Comply with a bylaw or rule

« Remove an alteration or repair a strata lot

An owner might make a CRT claim to ask the tribunal
to make an order for the strata corporation to:

« Provide copies of records
« Remove fines or chargebacks

« Correct an error regarding conduct of meetings or
expenditures

+ Repair and maintain common property or limited
common property

« Approve a request for an alteration, heat pump, or
EV charging station

+ Enforce the bylaws about noise or smoking

« Pay damages for a significantly unfair decision or
action

The CRT must refuse to resolve a claim that it
considers to be outside the CRT's jurisdiction.

Claims that are outside the CRT's jurisdiction or
otherwise tend to be unsuccessful include claims
about: a council member’s duty of care, conflicts of
interest, removing a council member, changing a
bylaw, declaratory or prospective orders, defamation,
libel, slander, punitive damages, bullying, emotional
or mental distress, pain and suffering, ordering an
apology, vague orders to follow the Strata Property
Act, and more.

See the The CRT Dictionary - A Glossary of Terms
on page 34 to learn more.

It can be helpful to seek legal advice.

There may be another way of approaching the issue
that has a greater chance of success.

Read past CRT decisions. You'll quickly learn from the
mistakes of others.

continued on page 30
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Pro Tips for Filing Your CRT Application

Draft your claim and remedies

The application form asks you to enter your claim
(what happened) and the remedies you want (the
orders you want the CRT to make.)

Try not to submit an application in the heat of the
moment. Type your thoughts into a document and
come back to it when you're feeling calm. Now,

think about what outcome you want. Focus on the
remedies. To be within the CRT’s strata property
jurisdiction, it must be “in respect of the Strata
Property Act” Note which sections of the SPA and/or
your strata’s bylaws relate to your claim and remedies.

Now write your claim over again and include only the
details that relate to the specific remedy you want.

If you want fines removed, there’s no need to talk
about 5 years of disagreements over other things.
Stay focused.

Write your claim in English. If English isn’t your first
language, ask a friend or family member to help with
translation. Don't include images, emojis, or links to

websites in your draft document. These will cause
technical issues if you put them in your application.

Remember that what you write in the application
form will be put into a Dispute Notice and served

on the respondent (who the claim is against). The
purpose of a Dispute Notice is to provide fair notice so
they can respond to the claims made against them.

The Dispute Notice is meant to give them a broad
overview of what the issues are about, not every

little detail. Provide a clear and brief explanation

or timeline of events and get to the crux of the

issue right away. Later in the process, you'll have an
opportunity to provide lengthier written submissions
and upload evidence to support your claims.

Ask a friend or lawyer to review your draft

Ask a friend or a legal professional who knows
nothing about your situation to read the drafted
claim and the requested remedies. Would a complete
stranger understand the situation?

continued on page 31

Strata

Reserve

Planning
Depreciation Reports

Since 2012

Vancouver (604) 638-2960
Victoria (250) 483 - 3170
Vernon (778) 262-2336
StrataReservePlanning.Com

&/ISOA

Vancouver Island Strata Owners Association

ACCREDITED
BUSINESS
BBB

BC’s Leading Standards-Based
Depreciation Report Provider

Depreciation Report Deadlines
Greater Victoria July 1, 2026
Remainder of the Island July 1, 2027

“The information in the final report is valuable,
but the education our council received on how to
use it is priceless. The expertise-and guidance of
the SRP team has given the owners of our small,
self-managed condominium the confidence and
knowledge to take care of our valuable shared
asset.”
Kate, Council member VIS 639

CCi

BC Chapter

Contingency Reserve Fund Planner

Institut
canadien des

condominiums y "
CRF Financial Management Software

Canadian
Condominium
Institute

CRFplanner.Ca

CHOA
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Pro Tips for Filing Your CRT Application

Does the claim flow in a logical timeline or series of
events? Is there anything they find confusing? Does
the remedy you are asking for solve the problem? Is
the requested remedy too vague? Is there another
way of wording the remedy you want? Is there a
different remedy that would provide a better result?

Rewrite your draft claim and remedies. Check to make
sure each claim is no more than 5,000 characters in
length including spaces.

Do a final check
+ Is yourissue within the CRT's jurisdiction?

+ Can the CRT make an order for the remedy you
want?

+ Do you have the legal name and address of the
respondent(s)?

«  What sections of the Strata Property Act or bylaws
relate to your claim?

+ Is there a deadline to make your claim? There is

RDIH

Vancouver
Victoria
Courtenay

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

a 2-year deadline (limitation period) for some
claims.

+  Will you be able to provide evidence later to
support the claim and convince the CRT to make
the order you're requesting?

+ Do you have evidence that can prove a fact?
Don't assume that a fact can be proven simply by
mentioning it.

+ Did you read CRT decisions? Have similar claims
been successful in the past?

- Didyou get legal advice? Getting help from a
strata lawyer early in the process can identify
the applicable legal doctrines, the elements of
your claim that will need to be proven, and what
documents and evidence will be useful.

File your CRT application for dispute resolution

When you're ready to fill out the application form, go
to the CRT’s website and use the Solution Explorer for
strata claims.

MAKING BUILDINGS
BETTER SINCE 1997

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.

Planning, Assessments & Energy Strategies

- Heat Pump Retrofits

- Condition Assessments
->Rebate Applications

->Depreciation Reports
->Energy Analysis
->Leak Investigations

Major Maintenance & Renewals Projects

- Project Management
- Project Tendering
- Construction Management

- Design & Budgeting
- Contract Administration
- Construction Documents

rdh.com
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STRATA PROPERTY
MAINTENANCE

WE CAN DO IT ALL!

e Gutter cleaning and repair
e Power washing

e Small repairs

e Carpentry

¢ Painting

e and more!

250-709-1701
office@goodolddays.ca

Pro Tips for Filing Your CRT Application

When the Solution Explorer asks a question, don't
worry about making a wrong answer. It's just trying
to give you relevant information and educational
materials. Read all the information sheets it gives you.
If these help you learn more about your issue, you can
go back and edit your draft document.

At the end of the exploration, click “Make a CRT claim”.
The Solution Explorer will take you to the strata claims
application form. Copy the text from your document
and paste it into the claims section of the application
form. Enter the remedies you want. If you're asking

a party to pay money, be sure to check the box to

ask for an order for them to pay interest. At the end

of the application process, you can review and edit
any section of your application or save your draft
application and complete it later. After you click
“Submit’, you can't make edits.

Pay the application fee or, if you have low income,
you can submit a fee waiver application. Then wait for
the CRT to process your application and contact you.
Processing may take several weeks or months.

Have a strategy for settlement

We sometimes hear that a strata council or owner is
non-responsive to a request or issue that has arisen
at their strata. The parties involved sometimes feel
ignored or that they aren’t being taken seriously.

Some councils or owners start a CRT claim with the
intention of grabbing the other party’s attention.
Sometimes just being served a CRT Dispute Notice
can get them to address the issue or at least open the
lines of communication to talk about it.

This is an opportunity to make an honest and sincere
attempt to resolve the matter without the need for

a CRT final decision. Have a goal of settling on a fair
outcome, if possible. If you reach an agreement on
your own, the applicant can withdraw all their claims
and receive a refund of their application fees, or a
CRT case manager can turn settlement terms into a
consent order.

Thank you to our contributors including Oscar Miklos,
Jennifer Lebbert, Jason Rohrick, Alyona Kokanova,
Carol Dobell, CRT participants, and VISOA'’s Strata
Support Team members.
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2026 Cover Photo Contest

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.
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B The CRT Dictionary — A Glossary of Terms

Arguments

Arguments explain your side of the claim. CRT
hearings are usually conducted in writing so your
arguments are submitted in writing, not orally like a
court room.

Case manager

CRT case managers have training and experience
in mediation and many are lawyers. During the
facilitation stage of the CRT process, your case
manager will help the strata and the owner try to
reach an agreement.

Consent dismissal order

During the CRT facilitation stage, you can ask your
case manager for a consent dismissal order. This kind
of order doesn’t include settlement terms. It means
that the parties agree to dismiss all the claims, the
CRT will close the file, that no further action can be
taken on the claims, and that none of the parties can

WHAT SETS US APART?
No Surprise Costs - Exact
scope you need, without cutting

corners or unforeseen additional
steps and costs.

Project Managers - The
same highly qualified person that
prices and plans the work,
oversees, and ensures quality.

=] VIS0A MEMBERS SAVE .,

i150

Email FOI'Q

Reach me directly:
Tony Balazs
Greater Victoria’s
Senior Project
Manager for Strata
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file a new claim about the same issue.
Consent resolution order

If you reach an agreement during the CRT negotiation
or facilitation stage, and want the agreement to be
enforceable, ask your case manager to put the terms
of the settlement into a consent resolution order.

CRT account

When you file an application online, the system will
prompt you to create a CRT Account and password,
or log into your account if you already have one. The
respondent is prompted to create or log into a CRT
Account when they submit a response to the Dispute
Notice online. After the respondent’s response is
received, the CRT account is where self-directed
negotiation occurs. Later in the CRT process, each
party or their representative will log in to their CRT
Account online to submit arguments and upload
evidence.

CRT rules

The CRT Standard Rules set out the CRT’s practices
and procedures such as who can be the contact
person for a strata, what the CRT can consider when
it receives a request for a representative, and the
required methods for serving a Dispute Notice on

a person, strata corporation or strata section. It also
sets rules about timelines, fee waivers, requests

for extensions, amending claims, withdrawing
claims, expert evidence, the number of characters
permitted in written arguments, recovery of fees and
expenses, and more. It’s a good idea to read the CRT
Standard Rules to understand your rights and your
responsibilities during the CRT process.

Declaratory orders

A declaratory order confirms something but doesn’t
require the person to do or stop doing something,
or to pay money. The court can make declaratory
orders but the CRT only has authority to grant
declaratory relief in the limited circumstances where
it is incidental to another order. For example, the CRT
might refuse to resolve a claim asking the CRT to

continued on page 35
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declare that the strata’s attempt to collect a fee was
contrary to the strata’s bylaws. However, if the owner
had also asked the CRT to order the strata to remove
the charge from their account or reimburse them, the
CRT could make a decision about that and whether
the strata complied with the bylaws.

As another example, ordering that the strata acted
significantly unfairly is declaratory if an owner doesn’t
ask the CRT to order the strata to do or stop doing
something, or pay money, to remedy the significant
unfairness. It's declaratory because the owner is just
asking the CRT to confirm that it occurred.

See CRT decisions about declaratory orders.
Default decision

If you make a claim against someone and they don't
respond to the CRT Dispute Notice by the deadline,
you can ask the CRT for a default decision and order.
When a respondent is in default, the CRT usually
assumes they are at fault.

Dispute Notice

The CRT Dispute Notice is a legal document that is
served on the respondents. It contains the claims and
requested remedies that the applicant submitted in
their application form. Once served, the respondents
have 14 calendar days to submit their Dispute
Response.

Dispute Response

Respondents are the people, strata corporation, or
strata section that the claim was made against. The
Dispute Response is the legal document that shows
their responses to the claims made against them.

Emotional distress

Naturally, people are upset about their situation.
Some have made CRT claims asking for money to
compensate them for pain and suffering, mental or
emotional distress, mental trauma, or anguish that
they feel the strata caused. To be successful in this
type of claim there must be an “evidentiary basis.”
The mere presence of psychological upset, worry,
stress, or anxiety is not enough for a court or tribunal
to award monetary damages. The person making

the claim must prove the disturbance they suffered

is serious and prolonged and rises above ordinary
annoyances, anxieties and fears. For example, medical
records might prove mental or emotional distress
beyond ordinary upset. They would also have to prove
the strata caused it.

See CRT claims about mental and emotional distress.
Evidence

Evidence is material that proves a fact. It supports
your side of the claim or disproves someone else’s
side. Evidence might include things like meeting
minutes, correspondence, photos of damage,
invoices, payment receipts, quotes, contracts,
indemnity agreements, and expert evidence.

Expert evidence

Your statement or opinion is not enough to prove

a fact. You may need an opinion from an expert to
prove an industry standard or something that is
technical and considered outside the knowledge and
expertise of an ordinary person. An expert might be
an engineer, plumber, roofer, accountant, or other
professional. Their letter or report must explain what
training, knowledge, and experience makes them
qualified to give an opinion on the issue. They have to
be neutral. They can't take your side.

Facilitation stage

At this stage in the CRT process, a case manager will
help you try to reach an agreement. If the strata and
owner or tenant agree on a way to settle the matter,
and you want the order to be enforceable, the case
manager can put the terms in a consent resolution
order.

Final decision

If the dispute isn't settled, a CRT tribunal member
will review the evidence and arguments and issue a
written decision. If they make an order, it is binding
and enforceable like a court order.

Final decisions are available to the public on the
CRT decisions webpage and at CanLii.org

continued on page 36
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Frivolous and vexatious claims

A frivolous claim has no merit. It is clearly
unsupported by the evidence or the law. It lacks
sufficient grounds and has no substance, legal
significance, standing, or worth.

A vexatious claim has no merit and, when viewed
objectively, is for the sole purpose of annoying or
harassing, such as continuously making claims on
different issues that are not based on facts.

Judicial review

If you don't agree with a CRT decision, you can ask the
BC Supreme Court to review it. For example, the court
could review the CRT's decision to see if a finding of
fact or law was “patently unreasonable”. It could also
review whether the CRT'’s procedures were fair. If the
court decides to overturn all or part of a CRT decision,
the judge will usually order the CRT to make a new
decision about the claim. The CRT will reopen the
dispute file and begin the facilitation and decision
processes again.

& StrataCommons

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

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

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

Libel and slander

Defamation is communication of false statements
about a person that hurts their reputation by
exposing them to hatred, contempt or ridicule, or
that is designed to insult the person. The 2 forms of
defamation are slander (spoken) and libel (written,
published). The CRT must refuse to resolve these
claims because they are not within the CRT's strata
property or small claims jurisdiction. See CRT claims
about libel and slander.

Negotiation stage

This is a stage in the CRT process where the strata’s
contact person and the owner or tenant try to work
out the issue on their own while they wait for a CRT
case manager to be assigned.

Noise

See nuisance. Generally, your complaints will not be
enough to prove that noise is unreasonable. You may
need decibel readings or professional reports.

See CRT decisions about noise.

Nuisance

In the strata context, a nuisance is a substantial,
non-trivial, and unreasonable interference with

the use and enjoyment of property. Examples

are unreasonable noise, smoke, or odours. The
primary focus in a nuisance claim is the effect of the
interference on the applicant.

Whether an interference is unreasonable depends on
several factors, such as its nature, severity, duration,
and frequency. You need to provide objective
evidence that the nuisance is intolerable to an
ordinary person in the same circumstances.

See CRT decisions about nuisance.

Prospective orders

A"prospective order” means an order about
something that hasn't happened yet. The CRT doesn't
normally make prospective orders as they would be
based on speculation about what may or may not
happen in the future. For example, an owner can't
shield themselves from fines for breaching valid and
enforceable bylaws in the future. See CRT decisions
about prospective orders.

continued on page 37
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Punitive damages

CRT claims for punitive damages are rarely, if ever,
successful. The Supreme Court of Canada has said the
purpose of punitive damages is to punish extreme
conduct worthy of condemnation, and can only be
awarded to punish harsh, vindictive, reprehensible
and malicious behaviour. The CRT has said this would
require a finding of malicious, oppressive, or high-
handed conduct. See CRT decisions about punitive
damages.

Remedy

A remedy is what you want the CRT to order the strata
or the person to do or stop doing. It could also be an
order for them to pay money. For example, an owner
might want the CRT to order the strata to remove a
$200 fine from their account. A strata corporation
might want the CRT to order an owner to stop
smoking on the common property.

Significant unfairness

Under Civil Resolution Tribunal Act s. 123(2), the CRT
can make an order to prevent or remedy a strata’s
significantly unfair action or decision. The court has
the same powers under SPA s. 164 and has described
this kind of order as an “equitable oppression remedy.”

If you're making a claim for significant unfairness,
remember to request a remedy for the strata to do or
stop doing something, or to pay compensation. Don’t
just ask for the CRT to declare the strata corporation
or the strata council was unfair (see declaratory
orders.)

The owner’s reasonable expectations are considered.
However, just because a bylaw or situation seems
unfair to someone, doesn’t mean it is “significantly”
unfair. Significantly unfair actions are those that are
burdensome, harsh, wrongful, lacking in probity or
fair dealing, done in bad faith, unjust, or inequitable.
It goes beyond mere prejudice or trifling unfairness.

There are hundreds of CRT decisions that involve a
claim of significant unfairness. In many, the strata was
found to have acted in a significantly unfair manner.
In some cases, the strata was ordered to pay money to
the owner as compensation.

Claims about significant unfairness include:

+ Not investigating bylaw complaints such as noise
or smoke

+ Inconsistent enforcement of bylaws and charging
fines

« Refusing to provide a hearing
« Denying a reasonable request
« Disputes about the use of property
+ Fees, chargebacks, or division of expenses
« An unfair voting process
« And many other situations
Small claims

Strata disputes and small claims disputes have
different legislation so there are different application
forms for these at the CRT. Most of your claims will
be filed using the online form for strata property
disputes. For claims that are not “in respect of the
Strata Property Act”, you might make a “small claim.”
Under the Tribunal Small Claims Regulation, the CRT
has jurisdiction over most small claims up to $5,000.
Use the Small Claims Solution Explorer to learn about
the types of small claims that can be brought to the
CRT.

Tribunal decision preparation stage

This stage in the CRT process is sometimes referred
to as the TDP stage. It's when the strata and owner or
tenant submit their written arguments and upload
their evidence.

Withdraw

If you're the applicant, you can withdraw one or more
of your claims. The dispute can continue for any other
claims on the Dispute Notice. If you withdraw all
claims, the dispute file will be closed. If you want to
file a new application about the same issue, you must
ask the CRT for permission.

Other legal dictionaries

See Clicklaw - Terminology and the People’s Law
School - Glossary.
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B President’s Message

2027 Budget Consultation

It may be summer, but we're already looking ahead
to February 2027 when BC’s Minister of Finance will
announce the next provincial budget.

BC budget public consultation

As it does each year, the BC Legislature formed

a Select Standing Committee on Finance and
Government Services'Budget 2027 to conduct public
consultation about the budget for the coming year.

In June, VISOA made a submission to the committee,
as we did last year. Had we not done so, the only
suggestions would have been from the real estate
industry and other commercial interests.

We focused on the following 2 recommendations.

1. The Ministry of Housing and Municipal Affairs is
responsible for the Strata Property Act (SPA). However,
its Annual Service Plan Reports for 2023/24 and

Join VISOA
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us strong! VISOA
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interests and
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government and
industry. = B
- ” | ” o>

Access our crack team of experts on the Strata
Support Team, bulletins, webinars and more.
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$6.50 per unit
for strata corporations

or $35 for Individuals

Learn more

2024/25 do not report on any mandate or progress on
strata policy work. We call on the province to increase
staffing levels so the Ministry has the capacity to
address reforms to the SPA that are long overdue. We
ask that staff be given a mandate to do a final review
of the amendments drafted by the BC Law Institute
and senior policy staff from the Housing Policy Branch
in 2013-2019 and put those amendments forward

to the Minister and the Premier. Picking up on work
already near completion is practical, economical, and
efficient.

SPA amendments could also reduce the number
of legal claims filed at the Civil Resolution Tribunal
which, as of June 30, 2026, had a backlog of 1,694
strata disputes. Many claims could be avoided if
confusing and outdated language is updated.

2: Create a category for strata corporations in the

BC Corporate Registry and require stratas to register
and report the date of their annual general meeting.
Having these reports would resolve a growing
problem with financial institutions. Banks often insist
that stratas provide BC Corporate Registry records
each year as part of their regulations to address
money laundering and terrorist financing.

The province would also have a mechanism to notify
councils of legislative changes and send reminders
about deadlines such as for obtaining depreciation
reports. The system could potentially collect basic
data about the size and age of buildings to inform
government policies, programs, and rebates. This
proposal streamlines efforts, and benefits both the
public and the government, with a low-cost solution.

The committee’s report

On August 11, 2026 the Select Standing Committee
released its Report on the BC Budget 2027
Consultation and a media release. The report provides
a comprehensive summary of the input shared by
British Columbians from 387 presentations and 1,102
written submissions, the committee’s discussions, and
81 recommendations for the next provincial budget.

continued on page 39
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President’s Message

An overview of submissions related to stratas
appears on page 55. It mentions submissions by the
Association of Interior Realtors and the Appraisal
Institute of Canada (BC) such as “that government
invest in education and support for strata councils
to enable strata communities to plan proactively,
prevent costly repairs and special levies, preserve
existing housing stock, and reduce financial
pressure on home owners.”’

The committee’s discussion is summarized on page
58. “In terms of Strata Corporations, Committee
Members noted that strata housing represents

a significant share of BC's housing market and
highlighted the value of conducting a comprehensive
review of the Strata Property Act to ensure it

meets the needs of British Columbians. Members
added that this review should examine financial
planning requirements, governance standards,

and accountability mechanisms. More specifically,
the Committee discussed the need for both strata
owners and council members to better understand
their rights and responsibilities under the Act and
recommended integrating mandatory training within
the Act”

The committee’s recommendation

The committee made one recommendation related
to stratas: #41 “Conduct a comprehensive review of
the Strata Property Act and amend the Act to mandate
training for strata owners and council members.”’

Strata Property Act reform

The fact that the committee saw value in conducting
a review of the SPA“to ensure it meets the needs of
British Columbians”is a significant step forward.

However, it is concerning that the recommendation
specifically mentions the real estate industry’s
recommendation for mandatory training for strata
councils without consideration of the views of strata
owners and councils.

As discussed in the February 2026 issue of the VISOA
Bulletin, imposing mandatory training may have
unintended consequences. See Should Strata Council
Training Be Mandatory?

| prefer an approach to education that provides
positive support rather than fines and penalties.

Will Budget 2027 support strata owners?

Typically, the province doesn’t act on every
recommendation made by the budget consultation
committee. | can only hope that BC Budget 2027
includes “a comprehensive review of the Strata
Property Act to ensure it meets the needs of British
Columbians.”

Governance of strata corporations will improve if
problematic sections of the SPA and Regulations are
improved and the language is clearer and easier to
understand.

Also, amendments to the SPA and Regulations

could reduce the amount of conflict that arises from
misunderstandings in stratas and could potentially
reduce the volume of claims and the long wait times
at the Civil Resolution Tribunal.

Fewer disputes means healthier, more affordable, and
more successful strata living.

Wendy Wall, VISOA President

president@visoa.bc.ca
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