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www.visoa.bc.ca

VISOA is an independent, non-profit,
member-funded society. Formed in 1973,

it is the longest-running organization of its
kind in Canada. VISOA provides education,
support, and advocacy for British Columbia
strata owners and strata corporations. As
part of its mandate, VISOA meets with
government and industry associations, and
sits on advisory panels to advocate for BC
strata owners and strata corporations.

Membership is open to any resident of BC,
strata corporations (such as condominiums,
townhouses, bare land, and commercial
stratas) and businesses that provide goods
and services to stratas. Visit our website

or contact us for more information about
membership.

General inquiries:
information@visoa.bc.ca

Membership inquiries:
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B \\What Stratas Need to Know About Window Film

by Mark Estrada

Rising temperatures over the last few summers are
leading to a lot of uncomfortable strata units. Old
windows contribute significantly to this problem, leaving
our units feeling like baking ovens in summer and
refrigerators in winter. Strata owners are asking their
councils for permission to apply window film in an effort
to keep temperatures reasonable, but what should
councils consider before making decisions?

What is window film?

It’s a thin, laminate film which can be applied to older
windows for heat reduction and UV filtration. It’s applied
to the inside of the glass as opposed to the outside,
and can be made up of different materials. They’re often
metallized; silver is commonly used.

Are there downsides to applying window film?

While window film is an innovation that is helpful at
keeping your unit more comfortable, applying it to old
windows will not be as effective as replacing the window
itself. It even has the potential to cause issues.
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First, it’s important to use a professional when applying
film to a window. Ensuring the film fits and sticks
correctly is essential. It’s not advisable to try applying it
yourself. The quality of a professional installation is also
necessary so that the window can be washed without
problems. There’s still a fair chance of having noticeable
imperfections after the film is applied even when it’s done
professionally.

Window film has its limitations. While it will reflect direct
sunlight, it won’t do a good job of keeping the sun’s heat
out as the film doesn’t have insulating properties.

The finished product may end up being a lot darker
than imagined, so it’s important to speak to the experts
and get a good idea of what to expect. Aesthetics are
an important factor to consider as most stratas want
windows to have a uniform appearance.

There is a serious issue that strata owners and councils
must be aware of. Adding film to double-paned windows
can trap heat in the sealed units and actually damage
them. The film can cause window seals to fail sooner.
This can cause confusion and conflict in stratas over who
should pay for window units that have failed prematurely.
When an owner requests permission to add window film,
some stratas require an indemnity agreement to make
the owner responsible for any costs related to altering the
window.

Is there a better alternative?

If your strata decides to add film to old windows, or gives
owners approval to do so on their own, be aware that

it'’s just a band-aid fix. New windows will be needed to
experience a real improvement in comfort.

New windows come with low emissivity (LoE) coatings
molecularly bonded to the glazing. These coatings
reflect heat back to its source, keeping you cooler in the
summer and warmer in winter. They can keep out up to
92% of the heat from that blazing hot summer sun.

Coatings aren’t the only way that modern windows
elevate comfort. Double or triple-paned sealed units use
gas (such as argon) between the panes which act as
insulation, dramatically improving thermal performance.
Simply adding film to a single-pane window will not
provide the same effect, and as stated previously,

when added to older double-pane windows, films can
potentially cause damage to sealed units.

Mark Estrada, “window geek”, Centra Windows
www.centrawindows.com
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B Editor’'s Message

Our bulletin committee had a great time putting together
this issue. There was great response to our photo contest
with entries submitted from stratas of all sizes from
across beautiful British Columbia. It was difficult to make
a choice. In the end a majority of bulletin committee and
board members voted for the lovely photo on the cover
submitted by C. Gebbie from Victoria.

The contest is ongoing, so submit your best photo of

a strata in BC by email to the editor. New and previous
entries will be considered for the November issue of our
bulletin.

Ms. Gebbie’s strata corporation will be submitted

into a draw on December 1, 2022. The winning strata
corporation will receive a free one-year corporate
membership which means that every owner and council
member will have access to VISOA’s services.

We hope you enjoy the articles in this issue. We

send special thanks to the Planning and Land Use
Management Branch of the provincial government
for their assistance in researching the article about
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Serving Mid Vancouver Island Strata’s since 1992
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the termination of Land Use Contracts following
amendments to the Local Government Act. We also
thank the strata owners who contacted us to share their
stories.

If you feel inspired, please submit an article on a topic of
interest to strata owners and we’ll consider it for a future
issue. We prefer articles of 350 to 700 words but will
consider longer ones as well.

Also feel free to send us suggestions for articles or the
You Asked column.

We hope you enjoy this issue!

Wendy Wall, John Grubb, Barry Burko and David Stinson,
Bulletin and Suite of Services committees, with special
thanks to volunteer, Janice Foley.

Send letters to the editor, articles for consideration, or
suggestions for articles to: editor@visoa.bc.ca

860 Odakley Street, Nanaimo, BC

Toll Free: 1-877-291-1251 « (250) 714-6739
www.mrsparkle.net

Email for Free Estimates: mrspark1@shaw.ca

Specializing in
Exterior Renovations

Pro
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Deck and Balcony Remediation

Waterproof Membrane ¢ Guard Rails * Doors ¢ Walls
Qualified Tradesmen With Years Of Experience
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250-592-1622 info@prodeck.org » www.prodeck.org
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Cover Photo Contest

Submit your photo of a BC strata to editor@
visoa.bc.ca. Photos selected for the cover of
the Bulletin will be entered into a draw.

First prize: a one-year VISOA corporate
membership for all owners in your strata.

Second prize: $50
Next draw is December 1, 2022
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B 3 Free Tools for Strata Property Information

by Gail Roberge

How many times have you heard a duplex owner say,
“Oh, 1 don’t live in a strata. | don’t pay strata fees”?
Members of our Strata Support Team often find
themselves explaining that yes, indeed, you own a
strata lot and the Strata Property Act applies to all strata
corporations whether it’s 2 units or 200 units. Similarly,
we often get asked, “Do | live in a bare land strata?”.

Here are 3 free online tools that are fun to use and can
provide some very useful information about any property
in British Columbia.

BC Assessment

The easiest and fastest way to check and see if your
property is in a strata, is by going to bcassessment.

ca. Type in the address of your unit (known as the civic
address) and click on your address when it appears.
Look at the legal description and parcel ID of your
property. For example, search 6921 Central Saanich

Rd, Victoria. This detached house is actually in a strata
corporation: Strata Lot A Plan VIS3593 Section 12 Range
4E Land District 65 TOGETHER WITH AN INTEREST IN

THE COMMON PROPERTY IN PROPORTION TO THE
UNIT ENTITLEMENT OF THE STRATA LOT AS SHOWN
ON FORM 1 OR V, AS APPROPRIATE.

PID: 023-012-820

Tip: the PID (parcel identifier) is very useful as it can be
used in the other tools.

You can also search using other information. For
example, in the drop-down menu select Plan and type in
the strata plan number VIS3593. The results show that
there are 2 strata lots in this strata corporation: lot A and
lot B.

ParcelMapBC

You will quickly become addicted to using this tool to
explore your neighborhood and see which properties are
stratas. Go to parcelmapbc.ltsa.ca/pmsspub/ On the left
side select Civic Address, then type an address in the
search bar. When the map appears zoom in and out to
see the detailed information for each property.

continued on page 7

The island’s leader in
EV charging solutions

v EV Ready Plans

v CleanBC Rebates

v EVITP certified staff
v All major brands

v Solutions that fit your
needs, your budget

v Over 100 strata clients

250-652-9166

Commercial = Residential » Marina = EV Charging
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Is your strata ready for EV charging?

Power & Communication

Call to schedule a free site
visit, owner survey, and
online seminar.

We’ll preview your options and answer questions
at no charge. Let us help you plan for the future.
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3 Free Tools for Strata Property Information

In ParcelMapBC, blue properties are not stratas. Purple
indicates strata properties of which there are 2 types:

* building stratas
* bare land stratas

The building stratas are easy to identify as they clearly
say “Building Strata [strata number]”. If the property is
purple and doesn’t say building strata then it’s a bare
land strata. For example, searching plan number VIS3593
highlights 2 lots in bare land strata VIS3593. Searching
VIS5131 highlights 18 lots in bare land strata VIS5131.

MyLTSA Explorer

Professionals such as surveyors and lawyers have paid
accounts with the Land Titles Office (LTSA) to search and
file documents. However, anyone can register for a free
account called “myLTSA Explorer”. You can search for
certain documents and purchase them by credit card if
you wish, but you can still get some information for free.
Searching the strata plan number will only give you the
option to purchase the strata plan. Search the PID for a
certain strata lot to get more options.

For example, searching PID: 023-012-820 results in

Canada'’s Insurance
Appraisal Experts

REQUEST A QUOTE TODAY 9"\

info@normac.ca | 250.575.6350 | www.normac.ca

several documents related to that strata lot:

+ the title (you can choose the current title only or past
owners as well)

+ the common property record (free)

+ the strata plan (In this case it’s a bare land strata
plan. It shows strata lots but no buildings on those
lots. Only common property buildings such as a
clubhouse are shown on the strata plan.)

You can also purchase other documents such as

bylaws, change of mailing address, and designation

of limited common property, but you’ll need the exact
filing number for the document. Examples: FB451897,
and CA5531024. If you don’t have the filing number, a
professional such as notary or lawyer can search the
general index to see all documents for that strata plan
number. Filings are never deleted so old documents such
as outdated bylaws will still be on file.

The myLTSA Explorer account allows you to purchase up
to 40 documents per year. However you can do as many
searches as you wish. Go to help.ltsa.ca/myltsa-explorer
to learn more and set up an account.

FILL POTHOLES
IN ANY WEATHER

PROPERTY MANAGEMENT SOLUTIONS

INDUSTRIAL s

1.800.667.1757

BUYINDUSTRIAL.CA | INFO@GOINDUSTRIAL.CA
776 CLOVERDALE AVE VICTORIA, BC
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B and Use Contracts Terminating in 2024

by Wendy Wall

When was the last time you read the details of the

title record for your strata lot? Have a look at it now.
Under Charges, Liens and Interests is there a Land Use
Contract? If so, as of June 30, 2024, the zoning might
not permit the current use of your land, buildings and
structures.

What is a Land Use Contract?

Between 1971 and 1978, rather than rezoning a property,
a local government and landowner such as a developer,
could instead enter into a contractual arrangement
known as a Land Use Contract (LUC). For example,

the developer of my own strata signed an LUC with

my municipality on November 9, 1978 to develop 3
parcels of land for the use of up to 16 townhome units
for a period of 50 years, even though the land was only
zoned for single family homes. The developer went on to
construct 15 townhomes and the strata plan was filed on
November 3, 1980.

Essentially the contract has the force and effect of a
restrictive covenant running with the land and, after

Pacific Rim
Appraisals Ltd.

One Stop Shop for Depreciation Reports and
Insurance Appraisals - Covering All of British Columbia

Vic Sweett
ABA, AACI, PAPP CRP

CERTIFIED RESERVE PLANNER &
REAL ESTATE APPRAISER

2-57 Skinner St. Nanaimo, B.C. Y9R 5G9 (250) 754-3710
550-2950 Douglas St. Victoria, B.C. V8T 4N5  (250) 477-7090
305-5811 Cooney Rd. Richmond, B.C. V6X 3M1 (604) 248-2450

Free #: 1-866-612-2600 Toll Free Fax: 1-866-612-2800

Email: info@pacificrimappraisals.com Website: www.pacificrimappraisals.com

consolidating the 3 lots into one parcel, the LUC had

to be registered on title at what was then known as the
Land Registry Office. The LUC is quite restrictive. It does
not allow the buildings, landscaping, parking and other
improvements to be constructed, reconstructed, erected
or maintained except in the positions and in the manner
shown in the said drawings. It also prohibits transient
accommodation and other types of commercial living.

The provincial legislation that allowed these Land Use
Contracts was repealed in 1978, and permitted the
existing contracts to remain in place. In the case of my
strata, the contract states that, at the end of the 50-year
period (2028), the zoning would default to whatever
zoning bylaw is in place at that time. If the use is in
conflict with that zoning, the use would be deemed lawful
non-conforming.

Land Use Contracts will be terminated by June 30,
2024

These contracts might have seemed reasonable at the

continued on page 9

STRATA MANAGEMENT

DONE RIGHT!

« Self managed and struggling to keep up?
« Suffering from strata council “fatigue”?
« Management fees gone sky high?

« Small strata unable to find management for
areasonable fee?

+ Getting mediocre service?
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We provide customized,
reliable service at a
fair price.

PROPERTY MANAGEMENT LTD.
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carol@oakwoodproperties.ca 250-704-4391

oakwoodproperties.ca

VISOA Bulletin August 2022 | 8



Land Use Contracts Terminating in 2024

time, but over the years they have often become out

of date and overly prescriptive. Imagine a land owner
with a business-use LUC that restricts commercial use
to operating a typewriter repair business! LUCs are
increasingly out of step with current planning and zoning
bylaws, best-practices, and the character of surrounding
properties. They are often costly and cumbersome to
administer.

In 2014, the provincial government amended the Local
Government Act (LGA). Per section 547, all Land Use
Contracts will be terminated on June 30, 2024.

What does this mean for strata corporations with
Land Use Contracts?

Local governments are responsible for determining the
process for termination of Land Use Contracts (LUC) and
setting zoning in place. They were required to adopt a
zoning bylaw by June 30, 2022 that will apply to the land
as of June 30, 2024. Per Local Government Act (LGA)
section 549, they must also give written notice to every
owner in your strata corporation to inform them that the
LUC is being terminated, and the place and times when
zoning bylaws are available for public inspection. The
notices typically direct the reader to websites to find

city bylaws and the underlying zoning of their property.
Notices often refer the reader to the most recent Official
Community Plan (OCP).

The notices I've read so far don’t specify what the current
zoning is for the land, whether the land is being rezoned,
whether per LGA section 533 the use of the affected
land, buildings or other structures may be continued

as a “legal non-conforming” use, or another resolution
permitted by the LGA.

As none of the owners in my strata have received a
notice from our municipality, | asked our local planning
department where | could find the new bylaw so | could
understand how our land would be dealt with. | was
directed to a web page that says in February 2017,
council directed staff to initiate a process for early
termination of LUCs found throughout the city. It goes
on to say that the LUC termination bylaws and the new
zoning come into effect one year after they are adopted.
However, it’s unclear whether that bylaw was ever
adopted. Under the LGA, the deadline to do so was June
30, 2022.

Without a notice from my municipality or a bylaw, my only
option is to rely on the frequently asked questions on the
municipality’s website. It appears that the information
hasn’t been updated since 2017 so | can only hope that
the information is correct. A search of their parcel map
tool confirmed our current zoning as R1-B for single
family dwellings. The website says to check the city’s

Official Community Plan (OCP) for updated permitted
uses. After spending an hour looking through this 286-
page document, | found a map that shows our street
with parcel lines, but no addresses, and a colour that
identifies permitted uses as “traditional residential”. The
definition of this in the OCP is general in nature saying it
consists “primarily of residential and accessory uses in

a wide range of primarily ground-oriented building forms
including single, duplexes, townhouses and row-houses,
house conversions, and low-rise multi-unit residential and
mixed-use buildings up to three storeys in height located
along arterial and secondary arterial roads”.

Based on this | presume that the status of the permitted
use of our land, buildings and structures will be “legal
non-conforming”. However, a recent email from planning
department staff to one of our owners, in response to an
application for an alteration, says that our “only option to
avoid the non-conforming status is to rezone the subject
property”. Relying on the Local Government Act, | know
that in our case we don’t have to make an application for
rezoning or pay a fee, but the email from our municipality
is causing confusion and concern among our owners.

continued on page 10
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Land Use Contracts Terminating in 2024

Confirm the status for use of your land, buildings and
structures

If your strata is affected by a Land Use Contract, and
owners have not received a written notice from your
local government with sufficient information, consider
contacting your local planning department to ask for
information including:

+ The bylaw that sets out their process for termination
of LUCs and setting zoning in place

» The date that your local government is terminating
your LUC (per LGA section 548 at least one year
after the bylaw is adopted, but no later than June 30,
2024)

* Your current zoning

+ Referenced documents, if any, such as their Official
Community Plan (OCP)

+ Written confirmation of the status of permitted use
when the LUC is terminated

Assisting Stratas and Property Owners in maintaining their
homes for over 30 years nationwide with services such as:

= Depreciation Reports = Energy Audits
= Balcony & Deck Renewal = Building Enclosure Engineering
= Parkade Restoration = Roofing & Waterproofing

= Building Maintenance Access = Structural Engineering

nanaimo@rjc.ca | victoria@rjc.ca rjic.ca

Does the strata corporation have to pay a fee?

In most cases there shouldn’t be any action required

by the strata corporation or fees. It’s up to your local
government to resolve the situation so that your strata
can continue its current use. Additionally, the Land Titles
Office is supposed to update their records to remove

the Land Use Contracts from the title records. In some
cases, a strata might want to apply for rezoning. Contact
your local government about that process.

What is VISOA doing to help affected stratas?

VISOA’s advocacy committee acknowledges the
confusion, concerns, and fears that affected strata
owners are experiencing. We are currently working with
local governments to encourage communication with
strata owners that clearly states the status of permitted
use when the LUC is terminated and whether the
property has been rezoned.

If your strata is affected, please feel free to share your
experiences both positive and negative by sending an
email to president@visoa.bc.ca
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B Are You Underinsured? 6 Tips for Strata Owners

by Barry Burko

Follow these tips to determine the insurance you
need when you own a strata unit such as a condo or
townhome.

1. Do the math for your contents

We often underestimate the value of our contents. For
example, count the number of jeans and sweaters
you’ve got and give each an average cost of $75 or
more. Do the math and you’ll be absolutely astounded
at the cost of your clothing alone! The cost to replace
food and toiletries is another eye-opener. Also look at
your electronic items including computers, phones, TVs,
stereo systems, and don’t forget other devices such as
Alexa or Google Assistant.

2. Don’t forget betterments

Any of the original fixtures that have
been changed in your unit over the
years, by you or a previous owner,
are called betterments and are the
owner’s responsibility to insure.
These could be kitchen cabinets,
countertops, laminate flooring etc.
Think of the cost to replace these.
Years ago, your balcony might
have been enclosed for $10,000
but it could easily cost $50,000 to
replace it now.

Most policies set the same value
for replacement of your contents
and your betterments, so select
the higher of your two calculations
and add on a bit more for good
measure.

3. Make a video inventory

In the event of a total loss such as a fire, the insurance
adjuster needs to justify to the underwriters what was
lost or damaged. The best way to inventory all your
possessions is to walk around your home, opening every
closet and drawer, and video everything including your
artwork, jewellery, collectibles, your storage area, bikes,
tools and EV charger. Video all of your betterments as
well. It’s incredibly simple to do with your smart phone.
The video documentation will be enormously helpful
when putting together your claim. Now store the video in
the cloud so you can access it whenever you need it.

4. Protect yourself for water damage

Your policy typically includes several types of coverage
related to damage from water. To the average person the

If a claim is made
on your strata
corporation’s insurance
policy and there’s a
large deductible, a
special levy can be
passed so that each
owner pays their
portion of the strata’s
deductible based on
unit entitlement.

names of those coverages are confusing. Water damage
from burst pipes might be under broad form coverage.
An overflowing bathtub could be covered under sewer
back up. Overland water coverage isn’t just about
flooding lower units—it could cover situations such as
water entering a unit from the balcony during a rainstorm.
You should also have coverage to pay a strata deductible
charged back to you if you are found responsible for
damage that gave rise to a claim on the strata’s policy.
Your broker will likely warn you against denying any of
these coverages.

5. Check the limit for living expenses

There’s a portion in every policy for additional living
expenses if your unit is uninhabitable due to the extent
of the loss. Remediation or
construction can often take much
longer than expected. You could
find yourself in a position where
the coverage for living expenses
isn’t enough to cover the high cost
of rent. And remember, you’re still
making mortgage payments while
you can’t live in your unit.

6. Get loss assessment
coverage

This is one of the most important
parts of your policy. If a claim is
made on your strata corporation’s
insurance policy and there’s a
large deductible, a special levy
can be passed so that each
owner pays their portion of the
strata’s deductible based on unit
entitlement. There’s a provision
in the Strata Property Act that permits the strata council
to pass the special levy without going to the owners

for approval. These levies can be large — in the tens of
thousands. If you don’t have enough insurance, you’re
putting yourself at risk. You could lose everything!

Ask your property manager or strata council for a copy
of the strata corporation’s insurance policy and give it to
your insurance broker. They can help you determine how
much coverage you need.

Barry has 26 years in the property management business.
He was founder and CEO of Summit Strata Management
Ltd. in Whistler BC and a founding member of the Strata

Property Agents association (SPABC).
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Need Painting Quotes
For Your Strata?

Save time and connect quickly to local house
painters using the Trusted House Painter app!

It's quick, easy-to-use and free to post

o — F Te P'“‘\
Vancouver e (CPAT

Victoria U

Nanaimo v

Kelowna

Abbotsford

Courtenay _
Canada & USA I -y

VICTORIA, BC

The easy way to find local painters and get quotes.

1.Visit www.TrustedHousePainter.com
2.Click GET QUOTES

3.Post your project and get quotes fast.

Or call toll-free: 1-866-724-6818

\TRUSTED HOUSE PAINTER.com




B Introducing New Business Members

Celadon Construction Services

Celadon offers general construction, property restoration,
and specialty cleaning services. They have over 23

years of experience with project management, insurance
claims, renovation contracts, and more.

General construction services include: construction
and trade management, residential and commercial
renovations, and disability related renovations.

Property restoration services include: mould and
asbestos abatement and testing, odour and smoke
removal, sewer backup and water extraction, thermal
imaging, water detection, and leak sourcing.

Specialty cleaning services include: complete building
cleaning services, ultrasonic cleaning, carpet and rug
cleaning, and air quality management.

[ICRD trained staff, insured and WorkSafe BC compliant.

Contact Jason Pennock at 250-851-5690 or
jason@celadonconstruction.com
Visit celadonconstruction.com to learn more.

READY TO SERVE VICTORIA
STRATA MEMBERS
INSURED AND QUALIFIED

/
PROPERTY

RESTORATION
CONSTRUCTION
CONTRACTING

. ’
- = l

PROPERTY INSURANCE CLAIMS

ESTATE CLEAN

WATER DAMAGE

RENOVATIONS

REPAIRS

INTERIOR OR EXTERIOR

—
celadon

RESTORATION ¢ CONSTRUCTION

RRARAQIRQRRQ

J 250.857.5690
@ celadonconstruction.com

¥ Jason@celadonconstruction.com

West Coast Waterproofing Ltd.

West Coast Waterproofing is a family-owned business
with decades of experience. Based in Victoria, they offer
commercial, industrial, and residential waterproofing and
building envelope services throughout BC. They offer a
full range of waterproofing services and work closely with
manufacturers to make sure your project receives the
most up-to-date and applicable products.

Waterproofing is all they do. They’ll help with the design
and installation stage, or the repair and reseal. They
have the experience and products to seal roofs and
foundations. They can also repair underground parkade
leaks without having to dig up areas around the parkade,
which is less intrusive and saves money. They apply
coatings to parking areas, walkways, and stairs for
protection and safety, and can also seal or repair water
features and fountains.

Contact Phil Aitken or John Espley at 250-415-3061
phil@westcoastwaterproofingltd.com
Visit www.westcoastwaterproofingltd.com to learn more.

BFL CANADA
Real Estate

Insurance Services

Prepare for a changing marketplace. Make an
informed risk strategy for 2022 and beyond.

FIND OUT HOW WE CAN HELP INSURE
YOUR PROPERTY

Ashley Bertsch

Client Executive - Real Estate Division
T. 778-309-9339
abertsch@bflcanada.ca

BFL CANADA Risk and Insurance Services Inc.
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VISOA BUSINESS MEMBERS

APPRAISALS & DEPRECIATION
REPORTS

BELL APPRAISALS

Insurance Reports & Depreciation Reports
250-514-3486
bell.appraisals.consulting@gmail.com
www.bell-appraisals.ca

COAST PROPERTY APPRAISALS LTD.
Real Estate Appraisal Firm

250-388-9151 « Fax 250-388-4948
appraisals@coastappraisals.com
www.coastappraisals.com

D R COELL & ASSOCIATES INC.
Depreciation Reports & Insurance
Appraisals

250-388-6242 + Fax 250-388-4948
shumphreys@drcoell.com
www.drcoell.com

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

NORMAC

Insurance Appraisals, Depreciation
Reports, &

Building Science Services
250-575-6350 + 1-888-887-0002
Fax 604-224-1445
info@normac.ca

normac.ca

PACIFIC RIM APPRAISALS LTD.
Depreciation Reports & Insurance
Appraisals

250-477-7090 « Fax 1-866-612-2800
info@pacificrimappraisals.com
pacificrimappraisals.com

READ JONES CHRISTOFFERSEN LTD.
Consulting Engineers & Reserve Fund
Studies

250-386-7794 « Fax 250-381-7900
rtram@ric.ca

ric.ca

RDH BUILDING SCIENCE INC.

Building Envelop Engineering Consultants
Victoria 250-479-1110

Courtenay 250-703-4753

vic@rdh.com

hgoodman@rdh.com

rdh.com

UNITY SERVICES CORPORATION
Depreciation Reports; Consulting Services;
Project Development, & Management
250-893-3445

usc@shaw.ca

www.unityservices.ca

WM S JACKSON AND ASSOCIATES
LTD.

Insurance Appraisals & Depreciation
Reports

250-338-7323 « 1-877-888-4316
dan-wsj@shaw.ca

www.comoxvalleyappraisers.com

BUILDING SUPPLIES

CENTRA WINDOWS INC.

Window Manufacturer & Installer; General
Contractor

250-412-2525

info@centra.ca

www.centra.ca

INDUSTRIAL PLASTICS & PAINT
Building & Maintenance Products
778-430-5167

Fax 250-727-7066
bruce.dixon@goindustrial.ca

buyindustrial.ca

SHERWIN WILLIAMS CANADA
Retail Paint and Supplies
250-213-9983
alexander.mclaughlan@sherwin.com
www.sherwin-williams.ca

TRUSTED HOUSE PAINTER LTD.
Online Directory of Painting Companies on
Vancouver Island

1-866-724-6818
service@trustedhousepainter.com
trustedhousepainter.com

INSURANCE & RELATED SERVICES

BFL CANADA RISK AND INSURANCE
SERVICES INC.

International Insurance Brokers and
Consultants

1-866-669-9602 * Fax 604-683-9316
abertsch@bflcanada.ca

bflcanada.ca

SCHILL INSURANCE BROKERS
Insurance Brokerage
236-477-5469 » 604-585-4445
mmesic@schillinsurance.com
www.schillinsurance.com

SEAFIRST INSURANCE BROKERS
Shawn Fehr & Doug Guedes
250-478-9110 * Fax 250-652-4427
sfehr@seafirstinsurance.com
seafirstinsurance.com

WAYPOINT INSURANCE
Commercial Insurance Specialist
604-990-8350 « Fax 250-751-2965
jadams@waypoint.ca

waypoint.ca

LEGAL SERVICES

CLEVELAND DOAN LLP, SHAWN M
SMITH

Barristers & Solicitors

604-536-5002 * Fax 250-604-536-7002
shawn@clevelandoan.com
www.clevelanddoan.com

JASON ROHRICK

Barrister & Solicitor

778-432-0447

jrohricklaw@shaw.ca ¢ jrohricklaw.com/

REED POPE LAW CORPORATION
Legal Services

250-383-3838 « Fax 250-385-4324
tmorley@reedpope.ca

www.reedpope.ca

MAINTENANCE & PROJECT
CONTRACTORS

ALL-BRITE CLEANING
Professional Cleaning Services
Phone/Fax: 250-480-5234
allbritecleaning@shaw.ca

www.allbritecleaning.ca

BLAST OFF PRESSURE WASHING
Cleaning Services

250-474-4715
blastoffvictoria@gmail.com
www.blastoffvictoria.com

CALLAWAY PLUMBING & DRAINS LTD.
Plumbing & Drain Cleaning

250-216-7159

info@callawayplumbing.ca
www.callawayplumbinganddrains.ca

CBS MASONRY

Masonry, Concrete, Stone, Brick, Pavers,
Flagstones

250-589-9942

charlie@cbsmasonry.com
www.chsmasonry.com

For more information regarding Business Memberships please contact us at 250-920-0688 or toll free at 1-877-338-4762 or

businessmembers@visoa.bc.ca.

(Please note that VISOA does not guarantee or warranty the goods, services or products of our Business Members)
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VISOA BUSINESS MEMBERS

MAINTENANCE & PROJECT
CONTRACTORS continued
CELADON CONSTRUCTION SERVICES

Restoration & Renovation Contractor
250-857-5690 iﬂ@

jason@celadonconstruction.com

EDWARDS ELECTRIC (2003) LTD.
Electrical Contractor

250-652-9166
office@edwardselectric.net
www.edwardselectric.net

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

www.goodolddays.ca

HOMEWISE PLUMBING & DRAINAGE
SERVICES LTD.

250-642-7770

office@homewise.ca

www.homewiseplumbing.ca

MR SPARKLE EXTERIOR CLEANIING
Exterior Cleaning Company
250-714-6739 « 1-877-291-1251
mrspark1@shaw.ca

www.mrsparkle.net

OKELL WATERPROOFING LTD.
Restorative Waterproofing for All Buildings
250-479-8453 « 250-479-8409
billokell@shaw.ca
www.okellwaterproofing.com

PREMIUM FENCE COMPANY INC.
Fence Supply & Installation
250-800-9734
clientcare@premiumfence.ca
premiumfence.ca

PRO DECK LTD.
Exterior Renovations
250-592-1622
info@prodeck.org
www.prodeck.org

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

STERLING FIRE & ASSOCIATES
Fire Safety Consulting & Fire Alarm
Upgrades

250-661-9931
sterlingfire@ymail.com
www.sterlingfireassoc.com

TAPESTRY FINE CARPET, RUG &
UPHOLSTERY CLEANING

Carpet & Upholstery Cleaning
236-565-1914
bookings@tapestryfinecarpetcleaning.ca
tapestrryfinecarpetcleaning.ca

TSS CLEANING SERVICES
Dryer Duct Cleaning Services for
Vancouver Island Stratas
1-866-447-0099 or 250-729-5634
info@cleandryerducts.com
www.cleandryerducts.com

VICTORIA DRAIN SERVICES LTD.
Drainage & Plumbing

250-818-1609 * Fax 250-388-6484
info@victoriadrains.com
www.victoriadrains.com

WEST COAST WATERPROOFING LTD.
Residential Waterproofing

250-415-3061
phil@westcoastwaterproofingltd.com
westcoastwaterproofingltd.com

WSP CANADA INC.
Building Sciences
250-475-1000
kevin.grasty@wsp.com

www.wsp.com/en-CA

PROPERTY MANAGEMENT

ADVANCED PROPERTY MANAGEMENT
& REAL ESTATE

250-338-2472 « Fax 250-338-2474
strata-lorri@advancedpm.ca

www.advancedpm.ca

GRACE POINT STRATA MANAGEMENT
INC.

Strata Management Services
250-802-5124 + Fax 250-591-5124
tom@GPstrata.com « www.GPstrata.com

OAKWOOD PROPERTY MANAGEMENT
LTD.

Manager for Stratas, Co-ops, and Rentals
250-704-4391 « Fax 250-704-4440
carol@oakwoodproperties.ca
www.oakwoodproperties.ca

PACIFIC QUORUM VANCOUVER ISLAND
PROPERTIES

Strata & Property Management
250-586-1100 * Fax 250-586-1102
www.pacificquorum.com
receptionvi@pacificquorum.com

SOUTH ISLAND PROPERTY
MANAGEMENT LTD.

Strata Management Services
250-595-6680 * Fax 250-595-2022
reception@sipmitd.com

www.sipmltd.com

STRATA COUNCIL ORESOURCES

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

PROSHOP MUSIC CENTRE SOUND &
LIGHTING

Sound Systems for General Meetings
250-361-1711
jpproshopmusic@yahoo.ca

STRATACOMMONS

Strata Software Development
250-871-4537
jlhooton@stratacommons.ca
www.stratacommons.ca/home

STRATAPRESS

Online Communication Tools & Document
Archiving for Strata Corporations
250-588-2469

info@stratapress.com

www.stratapress.com

For more information regarding Business Memberships please contact us at 250-920-0688 or toll free at 1-877-338-4762 or

businessmembers@visoa.bc.ca.

(Please note that VISOA does not guarantee or warranty the goods, services or products of our Business Members)
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B You Asked

Q: A buyer has an accepted offer on a condo in our
building. Their lawyer paid the $15 for a Form F but
the current owner still owes over $600 in strata fees.
The Form F doesn’t have an option to say there’s still
money owed. Do we still have to sign the form and
give it to the lawyer within 7 days?

A: The Land Title Office requires a Certificate of Payment,
commonly called a Form F, when transferring a strata
property. Under section 256 of the Strata Property Act
the registrar must not accept a conveyance of title to

a strata lot unless it is accompanied by a Certificate of
Payment issued within the last 60 days.

It’s standard procedure for the purchaser’s lawyer to
order a Form F. However, from the strata corporation’s
point of view, the conditions in the Form F have to be met
before council members or the manager can reasonably
be expected to sign the form.

Section 115 of the Strata Property Act states that: Within
one week of the request of an owner or purchaser, or a
person authorized by an owner or purchaser, the strata
corporation must give the person making the request a
Certificate of Payment in the prescribed form IF

@& 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.

(@) the owner does not owe money to the strata
corporation, or

(b) the owner does owe money but

(i) the money claimed by the strata corporation has
been paid into court, or to the strata corporation in
trust, under section 114, or

(i) arrangements satisfactory to the strata
corporation have been made to pay the money
owing

Despite best attempts to collect arrears there are times
when the seller simply doesn’t have the money to pay.

Your council cannot be forced to sign a certificate making
a statement that is false. If the current owner still owes
money, then the question is whether council is satisfied
that arrangements have been made to pay the money
owing. If council is satisfied, it would be reasonable to
sign the form.

What is considered satisfactory is up to your council.

In these situations it is common for either the seller or
purchaser’s lawyer to send a signed letter to the manager
or council agreeing to pay the amount owed to the strata
corporation after the property is conveyed. The lawyers
for the seller and purchaser can allow for that cost in the
adjustments of the sale.

It’s understandable for council members to be nervous
about signing the form particularly if the amount is very
large. If you aren’t sure that the payment arrangements
are legally binding, you could ask a strata lawyer for
advice or to draft a formal agreement.

Q: The Strata Property Act says that council members
have to act honestly and in good faith. | don’t think
some of our council members are living up to that.
Can | take them to the CRT?

A: You're right that section 31 of the Strata Property Act
sets out a council member’s standard of care. It says,

“In exercising the powers and performing the duties of
the strata corporation, each council member must (a)

act honestly and in good faith with a view to the best
interests of the strata corporation, and (b) exercise the
care, diligence and skill of a reasonably prudent person in
comparable circumstances”.

However, an owner won’t be successful if they make a
claim with the Civil Resolution Tribunal (CRT) or the BC
Supreme Court against one or more council members for
an alleged breach of section 31. Why? The BC Supreme
Court determined that individual owners don’t have

legal authority to make claims for breaches of section

31 because a strata council member’s duties under
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B You Asked

this section are owed to the strata corporation, not to
individual strata lot owners. See BC Supreme Court
decisions The Owners, Strata Plan LMS 3259 v. Sze Hang
Holdings Inc., 2016 BCSC 32, and Rochette v. Bradburn,
2021 BCSC 1752. This means that the CRT doesn’t have
jurisdiction to hear these claims. You’ll find at least 200
CRT decisions where the tribunal had to refuse to resolve
these types of claims from individual owners for lack of
jurisdiction.

However, a strata corporation does have standing to
bring a claim against a strata council member for alleged
breaches of section 31. It doesn’t happen often but the
CRT does have jurisdiction to hear these cases. See, for
example, The Owners, Strata Plan LMS 2385 v. Field,
2020 BCCRT 673.

Alleged breaches of section 31 are complex. It’s
advisable for the strata corporation to get legal advice
before taking legal action to determine their likelihood of
success and weigh factors such as time and cost.

If you’re a VISOA member you can submit your question
to the Strata Support Team. Just complete the form on
our website.

Vislwiteer with,
{S\VISOA

Vancouver Island Strata Owners Association

Are you well-versed in
the Strata Property Act?

Do you read CRT decisions for fun?

Would you like to help strata owners and
council members in BC?

Contact us to learn more about joining
our Strata Support Team!

¢ s )

nity
ervices
orporation

Providing consulting services to discerning Strata clients since 2004
Maintenance Planning - Depreciation Reports

+ Project Development -

Owners Representative/Project Management Services

“Making Strata Maintenance Manageable”

Sterling Fire
& Associates Inc.

*

Fire Alarm Upgrades are about YOUR needs,
so why not dictate them from the start?

see -
e .~-
0%,
W

Why roll the dice on your upgrade?

We specialize in working with Stratas by:
e Evaluating Client & building needs & wants
e Providing project budgeting, system design,
& professional engineering
e Offering project tendering & administration

It’s YOUR life & safety. YOU deserve a say.

Ph: 250-661-9931

sterlingfire@ymail.com

Life Safety Made Simple.

www.sterlingfireassoc.com
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B Strata Statistics
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33,871

Filed strata plans in BC
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Average assessment
per unit for an owner's
portion of the strata's
earthquake deductible

$45,331
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B Before Renovating, Be Aware of Asbestos

by Ted Letourneau

Most realtors don’t fully grasp the breadth of the problem
with asbestos in older buildings and don’t discuss it

with their clients. After purchasing a strata unit, owners
often plan to renovate and are shocked at the estimate
when their contractor informs them of the cost to
remove (abate) asbestos-containing materials. Is the
contractor a bad guy? Well, no, he is simply following
the requirements set out by WorkSafeBC. He doesn’t
want the client’s project to be shut down, incur hefty
fines, face potential legal action, or expose himself or his
workers to a known carcinogen.

Many home owners take the do-it-yourself approach
without realizing that there might be asbestos in materials
such as drywall joint compound and textured (‘popcorn’)
ceilings.

When were asbestos-containing materials used in
construction?

Asbestos was common in construction materials in
Canada for many generations. In 1976, the federal
government began restricting the import and distribution

Property Flute

STRATA VOTING
MEETING MANAGEMENT

Annual General Meetings
Special General Meetings
Council meetings

Tailored for B.C. Strata Corporations

www.PropertyFlute.ca

of the most dangerous forms of asbestos products.
Unfortunately, these products were popular with
contractors, so many asbestos-containing materials
continued to be used up until the mid-1980s. Vermiculite
attic insulation containing asbestos was used until

at least 1990. In fact, non-friable asbestos materials,
which are products where the asbestos cannot easily
be separated from the product, continued to be
manufactured and imported until 2019 when the federal
government finally banned imports of all asbestos-
containing materials.

Why is asbestos dangerous?

Asbestos exposure is the number one killer of workers
in B.C. Consider this: you need a microscope to see
these fibres. Disturbing or moving asbestos-containing
materials releases the fibres into the air where they can
linger for hours and be inhaled by you, your family and
your neighbours. Many people don’t even realize they’'ve
been exposed. They won’t develop illnesses right away.

continued on page 20

seafirst

INSURANCE

BRENTWOOD BAY ¢ SAANICHTON e SIDNEY
SALT SPRING ¢ OAK BAY ¢ WEST SHORE

More than 40 years of
insurance expertise.

Neighbourhood knowledge
is just a phone call away

1-877-655-1141
seafirstinsurance.com
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Before Renovating, Be Aware of Asbestos

Asbestosis is a lung disease caused by inhaling asbestos
fibers. Being exposed to asbestos fibres for long periods
of time can cause scarring of the lung tissues. Exposure
can also cause a variety of cancers including lung cancer
and mesothelioma where malignant tumours form in the
lining of the lungs, abdomen, and heart. Mesothelioma
can occur after only brief exposures to the fibres. There
are no medical treatments for any of these diseases.

In there asbestos in your strata unit?

Asbestos isn’t hazardous if you leave it alone. The danger
is when the building materials are disturbed. If you are
renovating a strata unit that was built before 1990, take
steps to protect the health and safety of your family and
your neighbours .

Have a qualified asbestos professional such as an
Occupational Hygienist investigate your home and collect
bulk samples of suspected asbestos-containing building
materials for testing. Wearing a respirator and protective
gear, they’ll go room-by-room collecting samples of duct
insulation, drywall joint compound, vinyl floorings, ceiling
tiles, ceiling texture coatings, caulking, mortar compound
and, if necessary, exterior siding/finishes. It doesn’t take

long to discover a whole host of materials that potentially
contain asbestos. A qualified laboratory will analyze the
samples under a microscope and provide the results.

Advise your strata council

Most strata bylaws require an owner to get written
permission before renovating their unit. Depending on
the age of the building and the scope of work, your strata
council might require you to provide the testing results,
sign a waiver taking responsibility for complying with
WorkSafeBC regulations for safe handling and disposal
of asbestos-containing materials, and indemnify the
strata corporation.

So do your homework before you swing the hammer or
hire a contractor. At the end of the day, what matters
most is that you are taking the necessary precautions to
protect your family and neighbours from the hazards of
airborne asbestos exposure.

Ted Letourneau, BSc., ROH is a Senior Occupational
Hyagienist at Island EHS, a hazardous materials consulting
firm based in Victoria. Island EHS is C-NRPP certified.
www.islandehs.ca

The StrataPress
Strata Owner's Portal

For Self-Managed Strata Corporations.

Transparency, Communication & Revenue
For Your Strata Corporation.
Call To Schedule A Demo 250-412-6595

STRATA StrataPress.com

Info@stratapress.com
Questions? 250-412-6595
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WATCH the series on YouTube.

Strata experts explain rebates, electrical
infrastructure, charging stations, and tips that every
strata owner and council should know.
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B President’s Message

Should you buy an old or new strata lot?

There are countless debates over whether to buy an older
or newer condo, townhouse, or bare land strata unit. In
short there are potential advantages and disadvantages
to each.

New construction

Beyond the high prices and GST, opinions abound

about new construction. Just because something is new
doesn’t mean that there won’t be issues. An oft-quoted
opinion from an unnamed contractor is that they would
never buy a unit until it is 3-5 years old so that any issues
become known.

Others reasonably rely on the reputation of the builder.
Well thought out design and good quality construction
could result in fewer issues in a strata corporation’s first
few years as long as they commit to a strict maintenance
and repair program from the outset.

Some have blamed poor construction of newer buildings
for causing strata insurance premiums and deductibles
to skyrocket over the last few years. Just last week a
property manager mentioned they were having difficulty

Watch VISOA videos on

> Youlube

» The Future of Electronic Meetings

» Online Voting Platform for Stratas

» Spending Money: CRF, Special Levies, and more
» Cooling Systems for Strata Owners

» Top 10 Tips for Heat Pump Bylaws for Stratas

» Preparing for your Strata AGM

» How to Enforce Strata Bylaws

» and more!
Online LTS
Voting '~ ...
ri Platform ¢
for &L ﬁ H \M
NeW! Stratas -K-\\'[h'[l-'\ ﬂ“"

getting insurance for a brand new strata corporation.
Older construction

I’ve heard varying opinions from contractors, inspectors,
and realtors over which decades produced the best
buildings. They each cite their own reasons related to
changing building codes, different types of roofs and
cladding, changes to wiring and plumbing materials, fire
safety systems, asbestos-containing materials, and more.

Regardless of the age of the building, read the
depreciation report and minutes for information about the
history of repairs, and the renewals that are expected. In
some cases, the purchase price, size of the unit, or other
factors are appealing even though you’ll need to save
your pennies to contribute to upcoming repairs.

The great unknown

Regardless of when the buildings were constructed,
strata owners should always be prepared for the
unknown. No building inspector or depreciation report
provider has a crystal ball and they can’t see through
walls and floors.

| recently spoke with a couple who shared their story of
an unexpected issue. It made me think of a dragon that
took a 40-year nap and then decided to wreak havoc on
the villagers.

These new owners of a townhouse built in 1982 were
excited to renovate the old kitchen and flooring on the
lower level of their unit. Upon removing the old flooring,
they found the concrete slab in the living room had sunk
like a huge bowl. At first the property manager and strata
council didn’t grasp the severity of the problem. This
was not something that could be repaired with self-
levelling concrete. The owners hired a structural engineer
who confirmed that the footings for the building itself
were sound, but recommended they hire a geotechnical
engineer to investigate why the slab had sunk. The
geotechnical engineer determined that during the original
construction, the ground was filled with construction
debris and the concrete slab was poured over it without
a proper base. Over the course of 40 years, the debris
settled such that the concrete slab was now floating over
a large void ranging from depths of a few inches to 3
feet. The engineer’s report informed them that the floor
was unsound, in danger of sudden collapse, and a risk of
serious injury existed.

For months, the affected owners were forced to live
with family members since the entire ground floor of
their unit was unsafe. The strata council had other units
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Should you buy an old or new strata lot”?

scanned to try to determine the extent of the problem
but the results were inconclusive. An owner raised an
analogy that resonated with the group: if this was a pipe
that burst you would do the emergency repair first and
investigate whether the issue is wider-spread later.

At the strata’s annual general meeting, 8 months after the
issue was first discovered, owners voted unanimously to
approve $50,000 for the needed repairs in the townhome.
This was a significant expense for a 14-unit strata
corporation with just $85,000 in their contingency reserve
fund.

The work began. As their neighbour, | watched heavy
equipment come and go for what seemed like months.
The concrete was jacked out from the entire lower level
of the townhome and the ground was excavated 3 feet
down to solid ground. Under the engineer’s supervision,
substrate (in layman’s terms, a gravel base) was added.
This took time as it had to be compacted after every
addition of 2 inches. Finally, the new concrete slab was
poured over the base and the owners could at long last
start their kitchen renovation, install their flooring, and
look forward to moving back into their unit.

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

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

Annual membership

$6.50 per unit
for strata corporations

or $35 for Individuals

Final words

My own opinion is that things can go wrong with both
older and newer strata buildings. In my view, what really
matters is how the owners support each other. There will
be times when it seems like only one unit is benefitting
from a repair but that’s not a fair assessment of the
situation, particularly when something is deemed unsafe.
The key point is that, with the exception of bare land
strata lots, under section 72 of the Strata Property Act
and the bylaws, the owners are collectively responsible
for the repair and maintenance of certain parts of a
strata lot. Whether new or old, defect or other reason,
when repairs are needed for something that the strata
corporation is responsible for, the strata owners must
come together and support getting the work done.

It could be argued that an attitude among the ownership
to do necessary repairs, whether planned or unexpected,
is a more important factor than the age of the building
when making a decision to purchase a strata unit.

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

VISOA

Board of Directors 2022

Executive:
e Wendy Wall, President
e John Grubb, Vice President
e Andrew Thompson, Secretary
e André De Leebeeck, Treasurer

Members at large:

e Barry Burko
o George Fisk
e Susan Haggart
e David Stinson

VISOA board members are volunteers. We are
strata owners just like you and we are dedicated
to helping the strata community.

Learn more about each board member.
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