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Proposed Amendment to the Strata Property Act
By Sandy Wagner
On October 8, 2015, the following press release was issued
by BC’s Ministry of Natural Gas
Development and Responsible
for Housing, the ministry which
oversees the Strata Property Act:
A proposed change to the Strata
Property Act will make it easier
for owners to terminate a strata
corporation by lowering the
voting threshold from unanimous
to 80%.
Owners may wish to terminate
their strata corporation for
several reasons. As older
strata corporations reach the
end of their life cycle, major
building and common property
components start to fail, resulting
in expensive repair bills. In some

cases, strata owners want to
sell the property to a developer
who can put it to better or more
profitable uses. For example,
strata members living in a lowrise building on a large property
may see the opportunity to have
the land redeveloped into a
larger building with more units.
Currently, a unanimous vote is
needed to terminate a strata corporation. The proposed changes would allow termination by
an 80% vote of all the owners,
making it easier for a majority of
owners to terminate their strata
corporation, if they decide it’s in
their best interests.
In developing these proposed
changes, the provincial govern-

ment consulted extensively with
the British Columbia Law Institute
Strata Property Law Project Committee, which includes: expert
strata lawyers; representation
from the Urban Development Institute, and the two major strata
associations: the Condominium
Home Owners Association and
the Vancouver Island Strata Owners Association.
In
2014,
the
provincial
government asked the BC
Law Institute to review strata
termination requirements. The
proposed changes to the Strata
Property Act are based on the BC
Law Institute’s recommendation
to government and are widely
supported.
Continued on page 2
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Proposal Amendment to the Strata Property Act
Continued from page 1

The proposed changes may well have
passed into law by the time you read this
Bulletin. This is a significant change to
the SPA. (Bill 40 – 2015)
Strata owners faced with the expense of
significant renewals to aging buildings,
versus what could be attractive monetary
incentives from potential redevelopment
of the site will now have a streamlined
and well-balanced termination process.
The chance of unanimous support was
slim, but the proposed new process does
give protection to dissenting owners and
other registered chargeholders by requiring that the strata apply for a court order
to authorize termination after achieving
the 80 percent supermajority support.
As VISOA’s representative on the
BC Law Institute’s Strata Property Law
Project, I am proud to support this legislation.
Sandy Wagner
VISOA President

BC Law Institute Strata Property Law
(Phase Two) Project Committee Members
Patrick Williams –
Clark Wilson LLP

Garth Cambrey –

Tony Gioventu –

Condominium Home Owners
Association

Cambrey Consulting Ltd.

Judith Matheson –

BC Land Title and Survey
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Veronica Barlee –

Tim Jowett –

Elaine McCormack –

Coldwell Banker Premier Realty

BC Ministry Responsible
for Housing

Alexander Holburn Beaudin
Lang LLP

Allen Regan –

City of Vancouver

Vancouver Island Strata Owners
Association

David Parkin –
Stanley Rule –
Sabey Rule LLP

Larry Buttress –

Bayside Property Services Ltd.

Sandy Wagner –
Ed Wilson –

Lawson Lundell LLP

Real Estate Council of
British Columbia

http://www.bcli.org/project/strata-property-law-phase-two

Ask us about our

Need help with simplified payments
and cash management solutions?

Experience
Series
Window
Choosing Centra Windows could save your Strata over a million
dollars over the life of your windows in installation and
maintenance costs. Let us show you the difference.
Visit centra.ca or call us today to book a strata presentation.
DESIGN
BUILD
WINDOWS

Vancouver Island Owned & Operated.
Manufactured in BC.

BUILDERS CHOICE

2132 Northfield Rd., Nanaimo 250.756.3010
945 Alston St., Victoria 250.412.2525

info@centra.ca

Our dedicated team of strata and property management
experts are here to help. Through our years of experience
we are happy to lend a hand, whether you’re from a small
strata, large multi-property management company or
anywhere in-between. With strong expertise in the field,
and a suite of specially tailored products and services,
we’ve got you covered.
Just contact Nicole or Heather, they’d love to help.
Nicole Gervais | 250.483.8710
nicole.gervais@coastcapitalsavings.com
Heather Rayment | 604.288.3313
heather.rayment@coastcapitalsavings.com
www.coastcapitalsavings.com
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YOU ASKED

Have a question about managing your strata corporation? Ask us, we’ve had a lot of experience helping strata corporations
solve problems - perhaps we can help you. Questions may be rephrased to conceal the identity of the questioner and to
improve clarity when necessary. We do not provide legal advice, and our answers should not be construed as such. However,
we may and often will advise you to seek legal advice.

What Are The Rules On Unapproved
Expenditures?
Q:

Our strata has a bylaw permitting
council to spend up to 5% of
our annual operating budget on
unapproved expenditures. In our
case, that 5% amounts to just over
David Grubb
$24,000. We recently had several
breakdowns in our common area washing machines
– they are all over twenty years old and certainly
showing their age. We had a chance to purchase
several replacement washers for a total of $9,000
and as we are nearing the end of the fiscal year and
have that money to spare, we made the purchase.
Now some of the owners are saying council had no
authority to spend that much money without their
vote. Can you tell us what the rules are?

A:

The SPA s.98 specifies how unapproved expenditures
are to be handled, but admittedly can be hard to
understand.
98 Unapproved expenditures
(1) If a proposed expenditure has not been put
forward for approval in the budget or at an
annual or special general meeting, the strata
corporation may only make the expenditure in
accordance with this section.
(2) Subject to subsection (3), the expenditure
may be made out of the operating fund if the
expenditure, together with all other unapproved
expenditures, whether of the same type or not,
that were made under this subsection in the
same fiscal year, is
(a) less than the amount set out in the bylaws,
or
(b) if the bylaws are silent as to the amount,
less than $2 000 or 5% of the total contribution
to the operating fund for the current year,
whichever is less.
(3) The expenditure may be made out of the
“Assisting Strata Councils and Owners since 1973”

operating fund or contingency reserve fund if
there are reasonable grounds to believe that an
immediate expenditure is necessary to ensure
safety or prevent significant loss or damage,
whether physical or otherwise.
(4) A bylaw setting out an amount for the
purposes of subsection (2) (a) may set out
further conditions for, or limitations on, any
expenditures under that provision.
(5) Any expenditure under subsection (3) must
not exceed the minimum amount needed to
ensure safety or prevent significant loss or
damage.
(6) The strata corporation must inform owners
as soon as feasible about any expenditure made
under subsection (3).
The operating budget is what has been budgeted
at the AGM for common expenses that usually occur
either once a year or more often than once a year.
This should be based on the regular expenditures
which occur annually such as hydro, water,
insurance, regular maintenance, janitorial work,
etc. This can all be anticipated by looking at the
last two or three years’ actual budget expenditures,
and calculating possible increases (e.g. to hydro,
water, insurance, etc.). All those anticipated regular
expenditures are tallied for a total. That is your
annual operating budget, and you obtain the income
to pay for those expenditures through each owner’s
annual contribution to the operating account based
on unit entitlement. At the end of the fiscal year, any
operating surplus should either be transferred to the
CRF (recommended) or used to reduce the amount
of strata fees for the year (see SPA s.105). Surplus
funds should not be left in the operating account
without a purpose since they become a temptation to
the council to use as a “slush fund” under the guise
of “necessary expenditure” in accordance with SPA
s.98.
One appropriate use for a prior year surplus would
be for items which will have to be paid “in full”
before there are sufficient funds accumulated in the
operating account at the beginning of the fiscal year.
Continued on page 4
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You Asked

Continued from page 3

An example of this would be the insurance premium
which often comes in at that time and stratas like to
pay the full amount to avoid any interest penalties.
You will note, however, that there should be a clear
identification of the purpose of any surplus funds,
just as there is for any other category of expenditure.
It should not be left simply for “discretionary use”
of the council.
Section 98, in my opinion, was put in place in
order to give council a little “wriggle room” in case
something important arose which couldn’t have
been anticipated in the budget.
Quite obviously, s.98(3) deals with emergencies
which must be taken care of for the safety and
security of the building and therefore permits council
to automatically spend funds from the operating
fund (if there are sufficient funds) or the CRF.
Section 98(2) is slightly different in that it allows
council to spend money annually up to a limited
amount from the operating fund only. The intent, as
far as I am concerned, is that such expenditures are for
relatively minor items since the subsection indicates
either $2,000 or 5% of the operating budget (even
though the strata may change that in their bylaws).
$2,000 is 5% of a $40,000 operating budget which
indicates a strata with very few expenses - perhaps
a modest sized townhouse complex. But possibly

“ I f y ou f a i l t o p l a n , y ou a r e p l a n n i n g t o f a i l ! ”
~ Benjamin Franklin

So what’s YOUR Plan?
• Long Term Capital (CRF) Planning & Budgeting
• Project Planning & Management Services

Free Consultations

250-893-3445
Web: www.unityservices.ca

Email: usc@shaw.ca

‘Making Strata Maintenance Manageable’

the owners might want to increase it - say to $5,000
- through a bylaw to allow council a little more
latitude considering the current cost of living.
Note that regardless of the amount, that money
is not in the annual budgeted operating funds. It
would be in addition to those funds, or at best, an
expenditure which can be covered in the operating
budget by foregoing other expenditures which were
previously identified (including any surplus funds
whose purpose was identified in the budget as I
indicated above).
Your bylaw which has resulted in potential
expenditures up to $24,000 annually (presumably
5% of a $480,000 annual operating budget) seems
excessive. If there is a genuine need for a large
expenditure that is not essential, the council should
call an SGM to discuss it and get approval for an
appropriate amount from the CRF.
As to the expenditure for the laundry equipment,
as stated above, the intention of SPA s.98 is to
provide some “wiggle room” within budget lines –
not for the purchase of previously uncontemplated
articles. You must also read SPA s.82 to understand
this distinction:
82 Acquisition and disposal of personal
property by strata corporation
(1) The strata corporation may acquire personal
property for the use of the strata corporation.
(2) The strata corporation may sell, lease,
mortgage or otherwise dispose of personal
property.
(3) The strata corporation must obtain prior
approval by a resolution passed by a 3/4 vote
at an annual or special general meeting of an
acquisition or disposal of personal property
if the personal property has a market value of
more than
(a) an amount set out in the bylaws, or
(b) $1,000, if the bylaws are silent as to the
amount.
(4) This section does not apply to the acquisition
or disposal of an investment instrument referred
to in section 95 (2).
The laundry equipment is, in fact, a common
asset which, in the “definitions” section of the SPA,
includes “personal property”:
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You Asked

Continued from page 4

sufficient? We have monthly strata fees as income,
and cheques are written for our expenses. Where in
“common asset” means
(a) personal property held by or on behalf of a the Strata Property Act may I find the requirements
on this type of information distribution?
strata corporation…
Therefore the new washers should not have been
purchased under your unapproved expenditures
bylaw. As you now realize, that bylaw, read in
conjunction with both SPA s.82 and s.98(2), is
for expenses which might have been included in
the regularly budgeted items except they were
unanticipated.
In order to put the strata back into conformity
with the SPA, I would suggest that you call an
SGM, explain the dilemma your misunderstanding
places the council in, and ask the owners to ratify
the $9,000 expense with a ¾ vote.

A:

The information you ask for is covered in SPA s.36
and therefore also, s.35.
You should note that a Realtor cannot demand
anything unless the selling owner has given them
written authority to do so in accordance with SPA
s.36(1)(c). Council is entitled to see such authority
before releasing any information, and normally,
this is a courtesy, but the seller’s Realtor should be
taking care of these details.
Although the strata corporation must retain a lot
of financial information, and you don’t state what
specific financial information the Realtor is asking
for, I would suggest that you give him the last year’s
YOU ASKED:
financial statement as presented at the AGM, and
These questions, both on Form B, were answered by possibly statements for a couple of years before
that if they ask for them (council must keep such
David Grubb.
information for at least six years).
If they ask for copies of deposited cheques, I
How Much Financial Information Should We Give Out?
would say No because there is likely to be a privacy
Q:
issue. However, they might ask for bank statements
As Secretary of my strata, I am responsible for (as reconciliations), which would be legitimate.
supplying Form B’s and other documents when
Continued on page 6
units sell. When we receive a request for financial
information with regards to the sale of a property
Our people make the Difference!
within our Strata, we normally supply the information
as requested in Form B, and a copy of our budget
(one sheet), as approved at the last AGM.
Commercial & Residential
We now have a request from a realtor for
Financial Statements. Isn’t what I have supplied

Small Business & Strata Bookkeeping
Services & Administration
• Over 20 years experience • Computerized Accounting
• Spreadsheets & Word Processing • Produce Financial Statements
• Year End Budgeting • Assessment Formulation
• Contingency Forecast Report Assistance
• Consulting & Applicable Functions when required

Barbara Zimmer

Attention to Detail • Dedicated • Analytical

250-727-9743

E-mail bzes3056@telus.net
“Assisting Strata Councils and Owners since 1973”

Strata Management

Sectioned & Mixed Use Specialists
Locally Owned & Operated
Serving:
Greater Victoria
South Van. Island
&

the Gulf Islands

201 – 1537 Hillside Ave. Victoria BC V8T 2C1
Phone 250.388.9920 Fax 250.388.9945
www.richmondproperty.ca
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You Asked

Continued from page 5

Please be aware also that, under SPA s.36(4), you A:
are entitled to charge a fee - in advance - of up to 25 You have asked an interesting and complicated
cents per page for copies of any documents, and this question. Your question is interesting because you
including photocopying to a “thumb drive”.
have noticed something “unusual” about the Form
B Information Certificate.
How To Explain Our CRF Clearly?
Concerning the re-sale of a strata lot, the Strata
Property Act differentiates between the information
Q:
disclosed by the owner of a strata lot and the
Our CRF was wiped out by a perimeter drain failure information disclosed by the strata corporation (as
two years ago and we have only a minimal amount represented by the strata council.)
in the CRF account now. As we have an excellent
The Strata Property Act permits owners, certain
DR, we have a 5-year Long Term Maintenance Plan tenants, or a person authorized in writing by an
and asked the Owners to approved all of Year One owner, access to all of the records and documents
at the AGM as part of the Budget, $44,000 worth. It that the strata corporation must prepare and keep
was passed unanimously. However, we only collect under sections 35 and 36 of the Act, including the
around $3,000 a month in CRF contributions. I have bylaws of the strata corporation and the minutes of
prepared a forecasted financial statement for the end annual and general meetings and council meetings.
of our fiscal year April 2016 that shows that we can
Therefore, all of the records and documents referred
afford the $44,000 over the year and end up with a to in sections 35 and 36 of the Act are available
better balance than the amount in April 2015. But – only to an owner, not to a purchaser, although it is
when I’m filling out a Form B, to answer question (f) common practice for an owner to authorize a real
honestly, I have to state the amount in the CRF now, estate agent to obtain strata corporation documents
minus the rest of the $44,000 expenditures planned from the strata corporation.
for all year, leaving a dismal amount that I am sure
The Form B Information Certificate includes the
would turn off any buyer.
strata’s Rules but not bylaws because Rules do not
So my question is – how to clearly communicate apply to strata lots. Rules are adopted by council
our true financial picture to a potential buyer?
(and later ratified by owners by majority vote) and
only apply to common property, whereas bylaws are
adopted by owners by 3/4 vote for the regulation of
DEPRECIATION REPORTS
all property, including strata lots and are available
INSURANCE APPRAISALS
from the Land Title Office as public documents.
The records and documents referred to in the Form
B Information Certificate are directly available to a
purchaser or a person authorized by a purchaser as
J A C K S O N & A S S O C I AT E S
provided by section 59 (1), as copied below:
REAL ESTATE APPRAISERS & CONSULTANTS

VALUE IS
MORE THAN
A NUMBER
917A Fitzgerald Avenue
Courtenay, BC V9N 2R6
t. (250) 338-7323
f. (250) 338-8779
dan-wsj@shaw.ca
www.comoxvalleyappraisers.com

Information Certificate 59
(1) Within one week of a request by an owner, a
purchaser or a person authorized by an owner or
purchaser, the strata corporation must give to the
person making the request an Information Certificate
in the prescribed form.
The information requested on a Form B is directly
available to a purchaser, whereas additional strata
corporation documents must be obtained by the
owner from the strata corporation.
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You Asked

Continued from page 6

The information disclosed on the Form B is
legally binding on the strata corporation and on the
person requesting the information. So it is important
that it be as accurate as possible.
As you acknowledge, the information disclosed
on the Form must be current to the date on the Form
B. But you may certainly include a notation as to the
anticipated amount in the CRF at your fiscal yearend if you feel that is necessary information. The
purchaser might or might not see and understand
the AGM minutes where the year’s CRF plans were
discussed, and your addition of those details will be
helpful indeed.

Please see the article on page 13, by Laurie McKay
with respect to providing significant information
along with the depreciation report (which is also
required by Form B), since it will assist a buyer in
understanding the current state of the CRF.

YOUR AD IN THE BULLETIN FOR JUST PENNIES A DAY!
VISOA members in good standing may place ads in the VISOA Bulletins.
Rates are based on 4 Bulletins a year, and are as follows:

• Business Card Size: 3.25” wide x 2.5” high
$
75/yr ($22.50/single issue)
• 1/4 Page Size: 3.5” wide x 4” high
$
150/yr ($45/single issue)
Please note: Quarter Page Ads are restricted to Business Members only.

Ads must be paid in advance, and are subject to VISOA Board approval.
Ads must also be “camera ready”, in PDF or other format.
Additional fees for scanning or layout may otherwise apply.

Shawn Fehr, BA, CAIB, CIP,
provides expert advice whether
you’re insuring a duplex or a
500-unit strata complex. Call him
today for a competitive quote!
250-478-9110 or e-mail
sfehr@seafirstinsurance.com

SeaFirst Insurance Brokers have been
providing our clients with the finest
in general insurance services on the
Island for over 40 years.
“Assisting Strata Councils and Owners since 1973”

VISOA Members get 20% discount!
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Privacy
Matters
DOES YOUR STRATA HAVE SECURITY
CAMERAS?
DEAR VISOA:

guidelines for strata corporations
and strata agents have this to say
about video surveillance:

and the elevator, record to a hard
drive, which is stored in a locked
room and council members
have access. The main entrances
including the front doorbell are
the ones viewable with the “live
feed”. The council say they
were aware that the building is
not compliant with the current
privacy standards but were
afraid to disconnect the live feed,
because they think owners will
feel less safe. I agree with the live
feed to the main doorbell camera
but I don’t think the others are
needed.
What are the rules on this?

I am new to my building and
recently discovered in a casual
conversation that we have “hidden
cameras”. It turns out that my
building has 9 security cameras,
4 of which are visible to owners
“live” by viewing a specific Shaw
cable channel.
I was horrified to discover
that my comings and goings are
visible to other owners and so I
sent in a complaint to my council.
I have nothing to hide, but I felt
that my privacy was violated, and ANSWER:
In short – your strata should
this made me very uncomfortable.
have
a bylaw authorizing the use
I found out that the cameras were
installed in 2005. All 9 cameras, and operation of the cameras. If
which cover our building’s exits you were unaware of the cameras’
existence then it is
doubtful you have
such a bylaw. My
recommendation
• Self managed and struggling to keep up with
to your council
the changing legislation?
would
be
to
• Suffering from strata council “fatigue”?
immediately turn
• Current management fees have gone sky high?
off the “live feed”
• Small strata (under 25 units) can’t find management
until such time as
for a reasonable fee?
the owners have
• We service every size strata.
a chance to vote
on a bylaw to
properly authorize
Sound familiar?
their usage. The
We can provide customized,
council
should
reliable service at an
never be afraid to
affordable price.
follow the law!
The Office of
the
Information
and
Privacy
Commissioner ’s
carol@oakwoodproperties.ca 250-704-4391
(OIPC)
privacy

Strata Management Done Right!

Strata owners, tenants and
guests have the right to feel and
be secure in their daily lives,
but they also have the right
to be free from excessive and
unwarranted intrusion. PIPA (the
Personal Information Protection
Act) does not prohibit the use
of video surveillance by strata
corporations, but because of
their inherent intrusiveness, video
surveillance systems should only
be used after other less privacyintrusive measures have failed to
address a serious problem.
Before installing or operating
either a video surveillance or an
access control system, the strata
corporation should pass a bylaw
authorizing its installation and
operation. In the alternative, if
the strata corporation does not
pass such a registered bylaw, then
it should ensure that all owners
consent to its use. In all cases, a
strata corporation should have
a comprehensive written privacy
policy in place that governs
the use of such systems and the
personal information they collect.
OIPC Order P09-02 (known
as the “Shoal Point” case) was
the first, and perhaps most wellknown test for video cameras in
stratas. In this case, the original
installation of the cameras for
“security reasons” had changed
over time to include the strata
council using the cameras for
evidence of bylaw infractions.
The complainants said: “The
common areas are where we
gather to socialize, where we play

VISOA Helpline: (250) 920-0222 • General information (250) 920-0688 or information@visoa.bc.ca
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Privacy Matters: Does Your Strata Have Security Cameras?
Continued from page 8

bridge, where we exercise, is like a
family space. Although we do not
expect the same level of privacy in
our shared space, we do expect to
be free from unwanted monitoring
or surveillance, whether overt or
covert, by the Strata Council. In
common property areas, residents
should not have their associations
with other residents or family
members monitored by council
members. People react differently
to being under surveillance. They
feel self-conscious and nervous.
They may feel humiliated, and
certainly many are intimidated.
There can be a sense of personal
violation. The psychological
impact of feeling under constant
observation can be enormous,
incalculable. It causes people
to alter their social behaviour.
Casual behaviour can no longer
be casual – the person viewing the
camera is not anonymous; it is a
neighbour or the concierge who is
most likely to be monitoring the

DVR.”
The OIPC Adjudicator had this
to say: “I also find the use of video
surveillance footage, in general,
for the enforcement of strata
bylaws to be problematic.” And
“I do not consider it reasonable to
scan footage to find evidence of
incidents that no one has noticed.”
The order required Shoal Point
“to comply with s.14 of PIPA by
discontinuing the use of the video
surveillance system for strata
council bylaw enforcement.” and
“to comply with s.14 of PIPA by
discontinuing the use of the video
surveillance system to provide
access to residential units via their
television cable system.”
I urge your strata to do the same.
The OIPC’s Privacy Guidelines
for Strata Corporations and FAQ’s
are available at
https://www.oipc.bc.ca/toolsguidance/guidance-documents/

SAVE

the

DATES
VISOA 2016
Planned Seminar Dates
February 28 - AGM
Victoria, Comfort Inn
April 17 - Nanaimo
Bowen Centre
May 24, Courtenay
Crown Isle
June 26, Victoria
Comfort Inn
September 18, Nanaimo
Bowen Centre
November 15, Victoria
Comfort Inn

INSURANCE APPRAISALS. We are the

go-to company for insurance appraisals
because of our service, our experienced
appraisers, and our thorough reports.
DEPRECIATION REPORTS. Stratas value

Normac because of our multi-disciplinary,
comprehensive, and practical approach
to depreciation reports.
BUILDING SCIENCE. Our building science

experts offer an array of services
including warranty reviews and condition
assessments.

For more information, email info@normac.ca,
call us at 1.888.887.0002 or visit our website at

www.normac.ca
“Assisting Strata Councils and Owners since 1973”
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INTRODUCING NEW BUSINESS MEMBERS

VISOA is pleased to welcome these new Business Members.
See our website for more details on all our Business Members
WINMAR VICTORIA: Winmar are Property Restoration SHAWN M. SMITH, STRATA LAWYER: Although Cleveland

Specialists. When disaster strikes, fully trained and
qualified staff members and crews are ready 24 hours a
day, 7 days a week. Winmar’s Project Manager and staff
are fully qualified professionals in the restoration business
and are here to help with your emergency response and
restoration needs. For more information, contact Jason
Pennock at 250-386-6000 or victoria@winmar.ca

KERR GROUP MANAGEMENT: The Kerr Group Management

Doan LLP assist clients with a wide variety of legal
issues, Shawn practices almost exclusively in the area
of condominium law assisting strata corporations, strata
managers and owners. Having been called to the bar
in 1999, he has extensive experience drafting bylaws,
assisting in the enforcement of bylaws, providing legal
opinions on the application of the Strata Property Act,
collecting unpaid strata fees and representing client’s in
disputes. He has appeared as counsel in Provincial Court,
the Supreme Court and the Court of Appeal on a variety of
matters. He regularly writes and lectures on strata issues
for a variety of organizations, including VISOA. Shawn
and his team would be pleased to assist you with any strata
related issues you may have. Contact Shawn at shawn@
clevelanddoan.com or 604-536.5002.

Corp (TKG) is proud to provide professional Strata
Management Services, Rental Property Management
Services and Maintenance & Repair options to the
Oceanside area including; Parksville, Qualicum Beach,
Nanoose (Fairwinds) and Bowser (Deep Bay) since 2004.
They continue to offer the highest level of service to these
areas and are now able to offer these services to Nanaimo,
Tofino, Ucluelet, Courtenay, Comox and all locations in
These businesses have chosen to support our member
between. For more information, contact Terry Kerr at 250- strata corporations and owners by joining VISOA’s growing
586-1100 or terry@thekerrgroup.ca
group of Business Members. We encourage all our members

BRENTWOOD GROUNDS MAINTENANCE: BGM is a family owned

company based on the Saanich Peninsula in beautiful
Brentwood Bay and has provided services in grounds
maintenance and upgrading for both residential and
commercial properties since 1990. They specialize in both
regular maintenance contracts and special occasion cleanups.
BGM is passionate about gardening and enjoy sharing that
expertise with others, with an approach to garden maintenance
that is to parallel the natural rhythm of the landscape. For
more information contact Rhonda or Ian Robinson at 250652-4879 or brentwoodgrounds@gmail.com

Seminar sound system
provided by PROSHOP
SOUND & LIGHTING

to return the support we receive from the business group by
including these businesses in their consideration for provision of services for their corporations.

Change is the
law of life. And
those who look
only to the past
or present are
certain to miss
the future.

Jack Paulo 250-361-1711

-John F. Kennedy

3 - 464 Bay St. Victoria BC

VISOA Helpline: (250) 920-0222 • General information (250) 920-0688 or information@visoa.bc.ca
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Pet-Friendly Housing - A Guide for Strata Councils
By Amy Morris, Policy and Outreach Officer, BC SPCA

The BC SPCA frequently receives calls from frustrated condo owners and tenants unable to
bring a pet into their home. We
recognize both the need for petfriendly housing, and for responsible residents who acknowledge
the privilege of having pets in
their homes. We have created
a toolkit to help strata councils
prepare for residents who have or
want to have pets, discuss options
with them, and better understand
the complexities of this issue.

THE PROBLEM
Pet-friendly housing is considerably limited in British Columbia. Landlords and stratas can
choose whether they will permit
pets. They can also restrict the
sizes, kinds or number of pets.
Winston the beagle and Pepinot the miniature schnauzer were
not accepted at most houses and
apartments in Vancouver. These
two dogs were adopted from the

SPCA after having been aban- pet-friendly housing, they would
doned in an apartment on mov- be more inclined to offer it.
ing day. Serving as companions
for each other, their guardians BENEFITS OF PET-FRIENDLY HOUSING
agreed to pay $400 more per
With pets comes increased semonth in order to have a home
curity for the building, as pet
for their family.
Not all guardians of dogs and guardians are the eyes and ears
cats can afford to pay more to of the neighbourhood during
keep their family members. late-night and early-morning dog
Across the province, about 20% walks. The dog also stays behind
of companion animals surren- to protect the home when his or
dered by their guardians are for her guardian isn’t there.
Companion animals have even
a lack of available pet-friendly
housing. This represents about greater benefits to society at
large. They assist children with
1,500 pets yearly.
One restriction that is not based development of language skills,
in scientific evidence is limiting empathy, responsibility and selfthe number of pets to one so that esteem. Studies have also shown
no pets can serve as companions that companion animals help reto each other. Another unscien- duce feelings of loneliness, anxitific restriction limits the height ety and stress.
or weight of dogs or all pets.
These policies have no groundContinued on page 12
ing in research and
cause unnecessary
distress and conflict for owners,
tenants, occupants
and visitors.
Eighty percent
of BC residents Protect Your Investment
favour legislation We have been assisting Stratas for over > Depreciation Reports
years in British Columbia, and 20
that allows pet 10
> Roofing Assessments
years across Canada in developing their
Depreciation
Reports
as
well
as
in
the
guardians the right
> Building Envelope
maintenance of their buildings.
Condition Assessments
to keep compan> Balcony Assessments
Our network of offices provides clients
ion animals, ac- with the depth and resources of a large > Structural Assessments
organization, while allowing the
cording to a 2008 national
> Project Administration
service and accessibility of a local firm.
poll (McIntyre &
Mustel). The BC Contact Us:
250. 386.7794 • victoria@rjc.ca
SPCA
believes Victoria:
Nanaimo: 250.716.1550 • nanaimo@rjc.ca
that if more strata councils were www.rjc.ca
aware of the significant benefits of

“Assisting Strata Councils and Owners since 1973”

Vancouver • Victoria • Nanaimo • Calgary • Edmonton • Lethbridge • Kitchener • Toronto • Kingston
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Pet-Friendly Housing - A Guide for Strata Councils
Continued from page 11

CHALLENGES
Strata councils volunteer their
time to take on a sizable workload. In some cases, one animal guardian who is unaware or
doesn’t care about fellow residents will cause conflict for all the
residents, creating unnecessary
repair costs or discomfort due to
noise. Although there are owners
and tenants who will not respect
policies, a preventative approach
can be taken to create a culture
of respect before problems occur. The BC SPCA has provided
guidelines below that will help to
mitigate this conflict and ensure
all residents have peaceable enjoyment of their property. Thank
you for doing your part to realize
the positive benefits of pets and
ensure their place in your community!

BC SPA RECOMMENDS THAT STRATA OR
RENTAL BUILDING BYLAWS:

• Permit the same amount of pets
as regulated by the municipality.
• Mandate a registry of owned
and frequently cared for animals
in the building so that any reported issues can be easily resolved.
• Encourage pet guardians to spay
or neuter their pets, as evidence
has shown that this can reduce
conflict and aggression.
• Mandate annual licensing with
the municipality.
• Mandate permanent identification for cats, dogs, and rabbits.
• Mandate all waste in common
areas be immediately removed
The BC SPCA Policy and Outand the area cleaned.
• Mandate vaccination and flea reach Team can be reached at
control program appropriate to advocacy@spca.bc.ca or 1-800665-1868
the type of pet.
• Provide owners and tenants
with information about their

MOSS CAN DAMAGE YOUR ROOF

EXTEND YOUR ROOF’S LIFE

NO RINSING REQUIRED
ECO-FRIENDLY
BIODEGRADEABLE
EASY TO APPLY

MOSS REMOVAL
Visit

sprayandforget.ca
for more information

rights and responsibilities related
to noise.
• Encourage pet guardians to provide their pets with regular exercise and use dog walkers or
daycares for dogs who experience anxiety being left alone during the day.
• Mandate regular grooming and
nail trimming to limit the sound
of scratching on the floors.
• Ensure the information of a
caregiver for the pet is available,
should the guardian be away for
an extended period of time.
A complete sample strata pet
policy is available at www.spca.
bc.ca/petfriendlyhousing.

Removes

Moss, Mold,
Mildew, Algae
& Lichen

776 Cloverdale Ave at Oak St.
250-727-3545
APPLICATORS AVAILABLE

“AAARRRR
RGGGGGG
GHHHH!!”
Finding the right insurance can
be intimidating and confusing.
BFL CANADA, with its market
leading Strata Protect insurance
package, takes the stress out of
the process, providing coverage
specifically for strata living.
For more information call toll
free on 1-866-669-9602 email
realestate@bflcanada.ca or go
to www.bflrealestate.ca

VISOA Helpline: (250) 920-0222 • General information (250) 920-0688 or information@visoa.bc.ca
Strata ad ARRGGH 3.5x4.indd 1

STRATA PROTECT
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Sellers Take Note - Your Strata’s DR is Important
By Laurie McKay, VISOA Board Member

Having just sold a condo in
a townhouse complex where
potential sales had been falling apart with heart breaking
regularity, perhaps my experience might help other VISOA
members.
We had our Depreciation Report (DR) done at the end of
2013 and presented to the owners at the AGM at the end of
April, 2014. The DR provider
did an excellent job as far as I
can tell. However, in dealing
with our particular council, I
think the provider didn’t realize that when he said the DR
was a guide and our strata’s
to interpret and implement as
we wanted, that our council
would take this to mean they
could go ahead and do nothing. For more than 18 months
this council did nothing. There

wasn’t even a mention in our
council minutes of making a
plan based on the DR.
Buyers saw that and ran.
There were about five or six
units listed in our complex
over this time not counting
ours. Four sold below assessed value after lowering
their prices (2 reduced by more
than $100,000, 1 at $25,000
lower and one at $20,000 less.)
There were three on the market
including ours when we sold
and one besides ours has sold
since - all this in an 18-unit
complex in less than one year.
What this has underlined for
me is that the pundits were
right: When buyers can clearly
see that long term maintenance
and planning have not been
done as a result of the DR, they
will not even look, let alone

Pacific Rim
Appraisals Ltd.
One Stop Shop for Depreciation Reports and
Insurance Appraisals - Covering All of British Columbia

buy.
In my opinion, all strata
councils should be getting the
message out clearly and in
writing so owners, realtors and
potential buyers will see their
progress on implementing their
DR plans. This needs to be a
current and regularly updated
summary report on the strata’s
progress with the DR, and the
long term planning that goes
with it.
For example, “At the two
year point into our Depreciation Report, we have completed our 30 year financial plan
which we are able to adjust as
projects are completed and if
unexpected emergencies arise.
Working together over the last
two years, we have increased
contributions to the continContinued on page 14

DRYER VENT CLEANING
Will save you money and prevent Fire

Serving Strata Properties
On Vancouver Island Since 1998

PacificPacific
Rim Appraisals
Ltd. Ltd.
Rim Appraisals
One Stop Shop for Depreciation
Reports and
One- Stop
ShopAll
forofDepreciation
Reports and
Insurance Appraisals
Covering
British Columbia
Insurance Appraisals - Covering All of British Columbia

Vic Sweett

Sweett
ABA, RI(BC), AACI, Vic
P.APP, CRP
ABA, RI(BC),
AACI, P.APP, CRP
CERTIFIED RESERVE
PLANNER
& REAL ESTATE
APPRAISER
CERTIFIED
RESERVE PLANNER
& REAL ESTATE APPRAISER

- Concrete Buildings
- Multiplexes
- Single Houses
info@cleandryerducts.com

(250) 754-3710
(250) 754-3710
(250) 477-7090
(250) 477-7090
(604) 248-2450
(604) 248-2450

(250) 729-5634 1-866-447-0099

A+

E-mail: info@pacificrimappraisals.com Website: www.pacificrimappraisals.com
E-mail: info@pacificrimappraisals.com Website: www.pacificrimappraisals.com
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Sellers Take Note Your Strata’s DR is Important
Continued from page 13

gency reserve fund which now
stands at $XX,XXX and will
reach $XXX,XXX by the end
of the year.
We have completed the first
two priorities of our DR plan
and have the money in the contingency reserve fund to complete the next three priorities
this fiscal year. In addition, we
are organizing power washing
of the building, re-painting of
the trim on the building and upgrading of the landscaping on
the common property as part
of our regular five-year plan to
maintain and update the complex. As usual these funds will
come from the contingency reserve fund but will not interfere
with preparation for the other
items listed in the DR.
Beyond this year, the strata
will decide at the AGM in January whether the contingency
reserve fund is healthy enough
to bear the cost of replacing the
boiler as is recommended in
the next fiscal year; or to fund
it either by a further increase in
CRF assessments, or consider a
one time special levy. Please
contact Suzie Smart at (250)
999-9999 with any questions.”
When selling a unit, the positive things that have been done
and are being done should be
the focus of any discussion
on maintenance and repairs.
Councils need to clearly indicate so in minutes and can even
attach a short note to the Form
B, such as the example from
“Suzie Smart” above.

Income of Strata Corporations: How Not
To Lose Tax-Exempt Status
By Jonathan Wright

In
addition
to
managing
strata assets and
common areas,
strata corporations
(called
“condominium
corporations”
Jonathan Wright
elsewhere
in
Canada) sometimes generate income on the side. For example,
strata corporations will often operate coin laundries, rent out party rooms or receive license fees
for cell towers or solar panels.
Many strata corporations
simply assume that they qualify as non-profit organizations
(“NPOs”) under the Income Tax
Act (the “ITA”) and thus do not
need to pay tax on their income.
However, NPO status is not automatic. Care must be taken that
the activities of the strata corporation do not cause the corporation to lose this status.
The purpose of this update is
to consider some of the requirements for a strata corporation to
maintain its NPO status and discuss what sort of income-generating activity might either cause
a strata corporation to no longer
be tax exempt or result in tax for
the strata lot holders themselves.

Basic Requirements

In order for a strata corporation to obtain tax exempt status as a NPO under the ITA it
must meet certain requirements.
These include, in paraphrase:
1. the strata corporation must

be organized and operated
exclusively for any purpose
except profit; and
2. no part of the strata corporation’s income may be payable to any member of the
strata corporation.
In addition, a strata corporation must file a T2 corporate tax
return annually. If the assets of
the strata corporation exceed
$200,000 or meet certain other
criteria, it must also file a Form
T1044 with its T2. Many strata
corporations do not file either of
these forms, leaving them potentially open to penalties.

Profit

As noted above, strata corporations often earn income over
and above strata fees (which are
not considered income under the
ITA). Some income generating
activities which could put a strata corporation off-side the NPO
requirements include operating a
golf course or renting out a caretaker suite owned by the corporation to third parties. In these
circumstances the Canada Revenue Agency (the “CRA”) has
said that the strata corporation
would no longer be organized
and operated exclusively for any
purpose except profit.
Importantly, under British Columbia’s Strata Property Act,
the common areas in a strata are
owned by the strata lot owners as
tenants in common and not by the
strata corporation itself. Thus,

VISOA Helpline: (250) 920-0222 • General information (250) 920-0688 or information@visoa.bc.ca
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Income of Strata Corporations: How Not To Lose Tax-Exempt Status
Continued from page 13

income from rentals of common
property areas (such as roofs
for cell towers or party rooms)
might be considered income of
the strata lot owners rather than
the strata corporation. If so, the
result of this would be that the
rental or leasing activity would
not jeopardize the NPO status of
the strata corporation, but a proportionate share of this income
would have to be reported by the
strata lot owners in their personal tax returns.
Another risk comes from the
use of the income. Often such
income is used to reduce strata
fees. If the income belongs to
and is reported by the owners,
this is not an issue. However, if
the income belongs to the strata
corporation, the result is that a
portion of the strata corporation’s
income is payable to members of
the corporation, thus putting the
corporation off-side the NPO requirements and potentially leaving the NPO open to revocation.
As one example, the CRA has
said that income from a cell tower would either be income of the
strata lot owners or, if not, might
cause the strata corporation to no
longer be tax exempt because the
income is used to reduce strata
fees.

jectives. As a result, unlike running the golf course, operating
a coin laundry for owners and
tenants would be incidental to its
activities as a strata corporation
and thus permissible under these
rules.
The CRA has also stated that
it is prepared to consider income
from common areas owned by
the strata lot owners to be taxfree income of the strata corporation where this income is “incidental” in the manner discussed
above. This is a significant benefit, but care must be taken to
determine whether the incomegenerating activity truly is incidental and whether it arises from
activities directly connected to
the non-profit objectives of the
strata corporation.

Going Forward

It is important to seek professional advice before a strata corporation or other NPO begins
activities which might put it offside the NPO requirements. Often such issues can be resolved
with careful tax planning.
In circumstances where it is
too late to plan ahead, there is
another option. The CRA has a
“voluntary disclosures” program
which, if the requirements are
met, permits the CRA to waive
Incidental
any penalties owing if the entity
Not all income-earning activity comes forward voluntarily and
puts a strata corporation off-side outlines its errors or omissions.
the requirements above. Both the
Jonathan Wright is a lawyer at
CRA and case law confirm that
Wright
Legal, specializing in tax,
a NPO may earn a profit so long
as this profit is incidental to and tax-exempt entities and corporate
arising from activities directly law. He can be reached at jwright@
connected to its non-profit ob- wrightlegal.ca or (604) 678-4459.
“Assisting Strata Councils and Owners since 1973”

• The world as we have created it is
a process of our thinking. It cannot
be changed without changing our
thinking.
					
-Albert Einstein
• Any change, even a change for the
better, is always accompanied by
drawbacks and discomforts.
					
-Arnold Bennett
• Change is inevitable. Change is
constant.
					
-Benjamin Disraeli
• When you’re finished changing,
you’re finished.
					
-Benjamin Franklin
• The world hates change, yet it
is the only thing that has brought
progress.
					
-Charles Kettering

BULLETIN
SUBSCRIPTIONS
VISOA provides 4 informationpacked bulletins each year.
• Corporate membership fees include
emailed bulletins to up
to 4 council members.
• Individual membership fees
include emailed bulletins.
• Postal mailed bulletins are available to
members for $15 annually per address.
Non- members may subscribe to these
bulletins at the following rates:
By email: $15.00 per year and by
postal mail $25.00 per year
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When Should We Update Our Depreciation Report?

by Laureen Stokes

In December 2011, Depreciation Reports became mandatory for Strata Corporations
in BC. For many Strata Corporations, they obtained their
first report in 2012 and the
three year anniversary is fast
approaching.
Laureen Stokes
Our clients have asked
when they should start preparing for the update report – essentially when is 3
years up?
There are several dates associated with a Depreciation Report: the date of the site visit, the date
the draft report was issued, and the date the final
report was issued. There may be as many as 6 to 8
months between the site visit and final report.
The site visit is used to establish the current
condition of the assets and is the basis for forecasted renewals and maintenance. If the Strata Corporation plans for the site visits to be approximately
3 years apart, then the timing of the draft and final
updates should follow approximately 3 years after
the initial study.

If Strata Corporations need to include an allowance for a Depreciation Report Update in their annual budget for approval at their AGM, then most
Strata Corporations will need to begin planning for
the update more than a full calendar year before
the 3-year anniversary of the final report.
The graphic on page 17 shows one way of planning for the update. It assumes that the fiscal year
end falls on December 31 and the site visit for the
first Depreciation Report happened in late summer
of 2012. The fiscal year for many Strata Corporations will not align with the calendar year. The
timeline should be updated based on your fiscal
year. Here’s a brief overview:
1. In order to prepare the annual budget, the Strata Corporation asks for a proposal roughly two
months before the date of their AGM.
2. The council prepares the proposed budget for
2015 (which includes the proposal for the update)
for approval at the AGM.

VISOA Helpline: (250) 920-0222 • General information (250) 920-0688 or information@visoa.bc.ca
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When Should We Update Our Depreciation Report?
Continued from page 16

	
  

3. The budget is approved at the AGM.
4. The Strata Council accepts the proposal from
the Depreciation Report provider.
5. The provider schedules the site visit for the
summer of 2015.

Laureen Stokes is a Project Manager in the Maintenance and
Planning (MAP) Department at RDH Building Engineering. She
oversees the work of Maintenance and Planning Technologists
in the preparation and review of Depreciation Reports. You can
reach Laureen at 604-873-1181 or find your local RDH office at
www.rdh.com

www.rdh.com
vic@rdh.com

6. The Draft version of the report is issued for the
council to review and comment on.
7. The Final version of the Updated Depreciation
Report is issued.
To start the planning process, look at the current
Depreciation Report and determine when the site visit
took place. (If the date is not clearly listed, contact
the company who provided the initial Depreciation
Report.)
The 3-year anniversary of the site visit will help
you determine which fiscal year your update study
will occur and when to obtain a proposal. If the date
of the site visit is within 2 to 3 months of your AGM,
you may need to approve a Depreciation Report Update before your AGM. Talk to your Strata Manager
for options if this is the case.
“Assisting Strata Councils and Owners since 1973”

Don’t let uncertainty over building
condition issues divide your strata

RDH can help.

Call us for a free consultation:

(250) 479-1110
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BUILDING SUPPLIES
INDUSTRIAL PLASTICS AND PAINT
Building/Maintenance Products
250-727-3545 ext 105
brucedixon@goindustrial.ca
www.goindustrial.ca
MCGREGOR & THOMPSON HARDWARE LTD
Door, Frame and Hardware Wholesaler
250-383-8666 • Fax 250-383-8654
www.mcgregor-thompson.com
TORBRAM ELECTRIC SUPPLY VICTORIA
250-480-4818 • Fax 250-480-4894
jmckinnon@torbramelectric.com
www.torbramelectric.com

BUSINESS MEMBERS

DEPRECIATION REPORTS
A.J. FINLAYSON DEPRECIATION
REPORTS LTD.
Depreciation Reports
250-656-2224 • Fax 250-656-2279
art-ajf@shaw.ca
ASSET & STRUCTURAL ANALYSIS
CONSULTING ENGINEERS
Depreciation Reports, Structural
Engineering Analysis, Economic
Replacement Analysis
250-537-6132
asset.analysis.engineering@gmail.com
https://sites.google.com/site/
assetanalysisengineering/depreciationreports
BELL APPRAISALS
Replacement Cost New Insurance Reports &
Depreciation Reports
bell.appraisals.consulting@gmail.com
250-514-3486 • www.bell-appraisals.ca

PACIFIC RIM APPRAISALS LTD.
Depreciation Reports & Insurance
Appraisals
250-477-7090 • 250-754-3710
info@pacificrimappraisals.com
www.pacificrimappraisals.com
READ JONES CHRISTOFFERSEN LTD.
Consulting Engineers - Reserve Fund
Studies
250-386-7794 • Fax 250-381-7900
tbergen@rjc.ca • www.rjc.ca
RDH BUILDING ENGINEERING LTD.
Building Envelope Engineering Consultants
Victoria: 250-479-1110 • pfitch@rdh.ca
Courtenay: 250-703-4753
hgoodman@rdh.com
www.rdh.com
SUNCORP VALUATIONS LTD.
Appraisers of Tangible Capital Assets for
insurance, market value, & depreciation
reports
604-689-2099 • Fax 604-689-2027
bcinfo@suncorpvaluations.com
www.suncorp.ca
UNITY SERVICES CORPORATION
Consulting Services for Depreciation
Reports and Maintenance Planning
250-893-3445 • john@unityservices.ca
www.unityservices.ca

FINANCIAL
COAST CAPITAL SAVINGS CREDIT UNION
Strata Account Pricing Program
250-483-8710 • Fax 250-483-8716
bobbie.moretti@coastcapitalsavings.com
www.coastcapitalsavings.com

STRATA RESERVE PLANNING
A division of Bramwell and Associates
604-608-6161 • 604-669-6869
stratareserveplanning.com

ISLAND SAVINGS CREDIT UNION
Special accounts for strata corporations and
owners
250-414-4193 • Fax 250-360-1461
skasnik@iscu.com • www.iscu.com

CLEAR PATH ENGINEERING INC.
Depreciation Reports & Reserve Fund Studies
1-877-989-8918 • Fax 1-866-362-0592
info@clearpathengineering.ca
www.clearpathengineering.ca

MNP LLP
Chartered Accountants and Business
Advisers, Serving Vancouver Island
250-748-3761 • Fax 250-476-1712
rick.martinson@mnp.ca • www.mnp.ca

IDB SOLUTIONS
Insurance Appraisals, Depreciation Reports
250-858-6056
rick@idbsolutions.ca • www.idbsolutions.ca

MORRISON FINANCIAL SERVICES LTD.
Financial - Condominium Lending
416 - 391-3535 (ext 115)
csmith@morrisonfinancial.com
www.morrisonfinancial.com

NORMAC APPRAISALS LTD.
Insurance Appraisals and Depreciation
Reports
Phone: 1-888-887-0002 • Fax 604-224-1445
info@normac.ca • www.normac.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

WILLIAM J. RHIND & ASSOCIATES
Banking Services for Small Businesses
604-732-3002
bart@WJRhind.com • www.WJRhind.com

INSURANCE & RELATED SERVICES

BFL CANADA INSURANCE SERVICES INC.
International Insurance Brokers and
Consultants
1-866-669-9602 • www.BFLCanada.ca
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PALMER APPRAISALS LTD
Insurance and Residential Appraisals
250-388-9102 * Fax 250-384-0150
admin@palmerappraisals.com
palmerappraisals.com
RELIANCE ASSET CONSULTING
Insurance Appraisals & Reserve Studies
1-866-941-2535
info@relianceconsulting.ca
www.relianceconsulting.ca
SEAFIRST INSURANCE BROKERS
Shawn Fehr & Doug Guedes
250-652-1141 or 778-678-5821
sfehr@seafirstinsurance.com
www.seafirstinsurance.com

LEGAL SERVICES
NEW

CLEVELAND DOAN LLP
Condominium Law for Strata Corporations,
Strata Managers and Owners.
Shawn M. Smith
White Rock, 604-536-5002
shawn@clevelanddoan.com

MAINTENANCE & PROJECT
CONTRACTORS
BARTLETT TREE EXPERTS
Scientific Tree Care since 1907
250-479-3873 • 1-877-227-8538
kmacleod@bartlettcom • www.bartlett.com
BRENTWOOD GROUNDS MAINTENANCE LTD.
Garden Maintenance - Strata Commercial
250-652-4879 • Fax 250-652-5879 NEW
brentwoodgrounds@gmail.com
www.victoriagardencare.com
CLEAN AIR YARD CARE
100% Organic Yard Care Program
250-889-5375
richard@cleanairyardcare.ca
cleanairyardcare.ca
CHINOOK POWER-VAC LTD.
Dryer Vent, Duct, & Furnace Cleaning
1-800-556-8622 • Fax 250-715-1868
nelson@chinookpower-vac.com
www.chinookpower-vac.com
DOWNS CONSTRUCTION LTD.
Fire & Flood Restoration, Renovations
250-384-1390 • Fax 250 384-1400
info@downsconstruction.com
www.downsconstruction.com
DYRDA BROTHERS CONSTRUCTION
Renovation & Remodelling
Erik Dyrda 250-858-3745 • Scott Dyrda
250-589-2817 • dyrdabros@gmail.com
www.facebook.com/DyrdaBrothers
EMPRESS PAINTING
Commercial & Residential
250-383-5224 • Fax 250-383-0222
estimator2@empresspainting.ca
www.empresspainting.ca
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GARDENER FOR HIRE SERVICES LTD.
Commercial & Residential Garden
Maintenance
250-478-9237 • Fax 250-474-0247
gardenerforhire@telus.net
www.gardenerforhire.com
HANDYMAN CONNECTION
Single Solutions to all Repair and
Maintenance Problems
250-384-4969 • Fax 250-384-4963
acampbell@handymanconnection.com
victoria.handymanconnection.com

BUSINESS MEMBERS

HEMLOCK PROPERTY MAINTENANCE
Maintenance
1-844-727-1717 • info@hemlockpm.com
www.hemlockpm.com
HOMEWISE PLUMBING & DRAIN LTD.
Plumbing & Drainage
250-883-7270 • office@homewise.ca
www.homewise.ca
HOULE ELECTRIC LTD.
Full Service Electrical Contracting
Victoria 250-544-0099
Nanaimo 250-758-3011
www.houle.ca
ISLAND BASEMENT SYSTEMS INC.
Air Leakage, Moisture Control Services &
Consulting
250-385-2768 • 1-877-379-2768
chris@ibsg.ca • www.ibsg.ca
JOB CONFIDENCE INC.
Online Marketplace To Find Contractors
250-590-8182
graham@easyjobquote.com
www.Easyjobquote.com
KONE INC.
Elevator Maintenance, Modernizations &
Construction
250-384-0613 • Fax 250-384-2731
john.board@kone.com • www.kone.ca
MAC RENOVATIONS LTD.
General Contractor/Residential Design/
Builder
250-384-6091 • Fax 250-384-2470
blaise@macreno.com • www.macreno.com
MOLONEY PAINTING LTD.
Specialists in Commercial and Residential
House Painting
250-360-6400
pmoloney@telus.net
www.moloneypainting.com
NEVAEH LANDSCAPING LTD.
Landscape Design, Installation & Maintenance
250-896-4252
allan@nevaehlandscaping.com
www.nevaehlandscaping.com

“Assisting Strata Councils and Owners since 1973”

THE VINYL WINDOW COMPANY
Window and Door Replacement
250-652-0790 • Fax: 250-652-4939
thevwc@shaw.ca
www.thevinylwindowcompany.com

RICHMOND PROPERTY GROUP LTD.
Strata Management
250-380-9920 • 250-388-9945
jmckay@richmondproperty.ca
www.richmondproperty.ca

TOP COAT PAINTING
Commercial & Residential Painting
250-385-0478
info@topcoatpainting.ca
www.topcoatpainting.ca

STRATA COUNCIL RESOURCES

TSS CLEANING SERVICES
Dryer Duct Cleaning Services for
Vancouver Island Stratas
1-866-447-0099
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
NEW
WINMAR VICTORIA
Property Restoration Specialists
250-386-6000 • Fax 250-386-6002
victoria@winmar.ca
www. winmar.ca

PROPERTY MANAGEMENT
GATEWAY PROPERTY MANAGEMENT CORP.
Property Management
250-412-0713 • Fax 250-412-0729
bcvoric@gatewaypm.com
www.gatewaypm.com
GRACE POINT STRATA MANAGEMENT SERVICES
Property Management for Central
Vancouver Island
250-902-5124
tom@GPstrata.com • www.GPstrata.com
ICON PROPERTY ADVISORS LTD.
Strata Management & Consulting
1-778-383-1990 ext 111 • 1-604-732-6170
rob.boyko@iconpa.ca • www.iconpa.ca
KERR GROUP MANAGEMENT CORP
NEW
Strata & Property Management
250-586-1100 • Fax 250-586-1102
terry@thekerrgroup.ca
www.thekerrgroup.ca
MAURICE MANAGEMENT LTD.
Property Management
250-634-8144
pjmaurice@mauricemanagement.ca
www.mauricemanagement.ca
OAKWOOD PROPERTY MANAGEMENT LTD.
Manager for Stratas,Co-ops & Rentals
250-704-4391 • Fax 250-704-4440
carol@oakwoodproperties.ca
www.oakwoodproperties.ca

ADEDIA STRATA WEBSITE DESIGN
Websites Developed and Customized to
Meet Strata Needs 250-514-2208
sales@eStrata.ca • www.eStrata.ca
BC APPRAISAL INSTITUTE OF CANADA
Leading Real Property Valuation Association
604-284-5515 • Fax 604-284-5514
info@appraisal.bc.ca
www.appraisal.bc.ca/britishcolumbia
BRIDGE STRATA PLANNING LTD.
Web-Based Software for Stratas
250-893-6804 • tori@bridgeSP.com
www.bridgestrataplanning.com
CASCADIA ENERGY LTD.
Natural Gas Supply & Management
250-748-6664 • Fax 250-748-6503
nick@cascadiaenergy.ca
www.cascadiaenergy.ca
COOL HEADS PUBLISHING
DEMOCRATIC RULES OF ORDER
Straightforward Rules of Order for Meetings
1-888-637-8228
books@coolheadspublishing.com
www.DemocraticRules.com
MORRISON HERSHFIELD LTD.
Consulting Engineers - 250-361-1215
victoria@morrisonhershfield.com
nanaimo@morrisonhershfield.com
www.morrisonhershfield.com
PROSHOP SOUND & LIGHTING LTD.
Sound Systems for General Meetings
250-361-1711 • jpproshopmusic@yahoo.ca
www.proshopmusic.com
STRATAPRESS
Online Communication Tools and Document
Archiving for Strata Corporations.
250-588-2469
info@stratapress.com • www.stratapress.com
WEST COAST ELEVATOR SERVICES LTD.
Elevator Maintenance, Repairs/Upgrades,
Modernization
250-391-0048 • Fax: 1-604-985-4765
info@westcoastelevator.ca
www.westcoastelevator.ca
For more information regarding

Business Memberships
please contact Laurie McKay
at 250-920-0688 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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President’s Report
Sharp-eyed readers will notice a
little change in formatting style with
this Bulletin.
One of our members pointed out,
after our last issue, something we had
completely missed – although the vast
majority of our readers read the Bulletin
online, we were still formatting it
for the benefit of print viewing. Those
subscribing to the printed version will likely not notice,
but for our online readers, we hope the flow is easier to
browse. And thanks to member Kelly K for bringing it
to our attention!
In our last Bulletin we told you about our planned
workshop for non-members. “Before You Buy a
Condo” was a great success and with the help of some
publicity (thanks CFAX and CBC radio, and Saanich
News & Oak Bay News!) we had a full house. We know
that the attendees all left with a greater appreciation of
what strata life is all about, and will “look before they
leap” – look at the bylaws, minutes, financial reports
and depreciation report and hopefully understand a bit
more of what they are reading.
At the time of this Bulletin, we are just reviewing
our 3rd quarter financial reports and will shortly begin
planning our 2016 budget. Membership fees have not
gone up for several years and we intend to maintain
them. We hope to present even more workshops, as
these continue to be a popular benefit for our corporate
members, while holding the admission fees at current
prices; and of course our regular seminars will carry
on with no charge for members. If you have any
suggestions for new workshops or seminars, please
email me at president@visoa.bc.ca
All on-line workshop and seminar registrations will

now be handled by EventBrite (instead of by emailing
our office). We first tested it for “Before You Buy a
Condo” and the process was simple and seamless – in
fact they even send a “reminder” email automatically,
two days before the event. This will free up time for our
office staff, Evelyn and Donna. You can still register
by phone if you do not have a computer; however,
according to a study conducted for the Civil Resolution
Tribunal, 92% of 17-64 year olds in BC are online daily,
and 69% of those over 74 years old are online daily. So
we hope you’ll agree that EventBrite is the way to go.
And speaking of the Civil Resolution Tribunal – yes
we know you are anxiously awaiting its opening. The
Chair of the Tribunal, Shannon Salter will be the guest
speaker at our Annual General Meeting, February 28,
2016. Ms. Salter will give us much more detail about
the CRT and how it will work for the average strata
owner or strata councilor. She will also share the most
current projected opening date for the CRT– and may
even have an exact date to convey to us. The date is
getting close, that is for certain. Eighteen tribunal
members have been appointed; and three executive
staff are on board; with hiring of case managers and
support clerks to happen early in the new year. Watch
the CRT implementation website civilresolutionbc.ca
for more details.
In this Bulletin you will find the dates of all our
planned seminars for next year. It has been my pleasure
serving as your president again this year, and I look
forward to even better services in 2016.
					Sandy Wagner
					VISOA Board President
~ DISCLAIMER ~

The material in this publication is intended for informational purposes only and
cannot replace consultation with qualified professionals. Legal advice or other expert
assistance should be sought as appropriate.

STRATA ALPHABET SOUP
BCREA – British Columbia Real Estate Association

LTSA – Land Title Survey Authority

CMHC – Canada Mortgage and Housing Corporation OF – Operating Fund
CRF – Contingency Reserve Fund

OIPC – Office of the Information and Privacy Commissioner

CRT – Civil Resolution Tribunal

PIPA – Personal Information Protection Act

FAQ – Frequently Asked Question

RECBC – Real Estate Council of British Columbia

FICOM – Financial Institutions Commission

REDMA – Real Estate Development Marketing Act

HPO – Homeowner Protection Office

RESA – Real Estate Services Act

HRT - Human Rights Tribunal

SPA – Strata Property Act

LCP – Limited Common Property

VISOA – Vancouver Island Strata Owners Association

VISOA Helpline: (250) 920-0222 • General information (250) 920-0688 or information@visoa.bc.ca

Bulletin formatted for
publication by
Georgia Ireland
info@georgiaireland.com
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