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Strata Property Act
FORM |
AMENDMENTS TO BYLAWS
{Section 128}

The Owners, Strata Plan VIS1723 certify that the following or attached amendments to the
bylaws of the strata corporation were approved by a resolution passed in accordance with
Section 128 of the Strata Property Act at an Annual General Meeting held on November 15,
2018.

Resolution #1 - 3 Vote — Repeal All Bylaws (Except Listed)

BE IT RESOLVED BY A % VOTE OF THE OWNERS OF STRATA PLAN VI51723 that the registerad
bylaws of the Strata Corporation be amended by repealing all existing bylaws except the
oexisting:

g. Pet Restriction [numbers and types of pets)— Existing bylaw 4{1)
b.  Age Restriction and Occupancy Restrictions — Existing bylaws 70 and 71
¢.  Rental Restriction Bylaw — Existing Bylaws 72 to 78

And by adopting the following bylaws:

DUTIES OF OWNERS, TENANTS, OCCUPANTS AND VISITORS

1. Payment of Strata Fees

2. Repair and Maintenance of Property by Owner

3. Use of Strata Lots, Common Property and Limited Common Property
4. Pets 4(2) - 4(7)

5. Informing the Strata Corporation

6. Alterations to a Strata Lot or Commoen Property

7. Aiterations Made Without Permission

8. Permi Entry to a Strata Lot

POWERS AND DUTIES OF THE STRATA CORPORATION

9. Repair and Maintenance of Property by the Strata Corporation
10. Financial

11. Use of Common Property

POWERS AND DUTIES OF THE STRATA COUNCIL

12, General

13. Strata Council Size

14, Strata Council Composition and Ellgibility

15. Strata Council Members’ Terms

16. Removing a Strata Council Member

17. Replacing a Strata Council Member

18. Officers

19. Calling a Strata Council Meeting

20, Quorum of Strata Council

21. Voting at Strata Council Meetings

22. Meeting by Electronic Means and Decisions Made by Email
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23. Attendance at Strata Council Meetings

24, Requisition of a Strata Council Hearing

25, Strata Council to inform Owners of Minutes

26. Duties of Strata Council

27. Spending Restrictions

28. Delegation of Strata Council's Powers and Duties
29. Limitations on Liability of a Strata Council Member ar Volunteer
ENFORCEMENT OF BYLAWS AND RULES

30. Responsibilities

31. Enforcement Optlons

32. Interest on Late Payment

33. Payment of Fines and Penalties

34. Complaints to Strata Council

ANNUAL AND SPECIAL GENERAL MEETINGS

35. Calling of Meetings

36, Quorum

37. Person to Preside at Meetings and Attendance by Non-voters
38, Voting

39. Proxies

40, Participation by Other than Eligible Voters

41. Order of Business

42 Insurance

GENERAL RESTRICTIONS

43 Windows

44. Balconies, Decks, Patios and Courtyards

45. Signs, Aerials and Open Houses

4b, Parking

47. Garages and Cars

48. Garbage and Refuse

49. Garden Planting and Maintenance

50. Barbequing and Heating Devices

51. Qutdoor Lighting and Decoration

54, Absence from Strata Lot

61. Prohibition Against Use of Strata Lot as Transient Accommodation
62. Legal Action and indemnification for Costs

63. Smaking Prohibitions

64. Marijuana Prohibitions

65. Severability

as shown in the attached schedule of bylaws.

Resolution #2 — % Vote ~Amend Bylaw 4(1) Pet Restrictlons (small breed)

BE IT RESOLVED BY A 3 VOTE OF THE OWNERS OF STRATA PLAN VIS1723 that the bylaws of
the Strata Corporation be amended by amending, without repealing, the existing bylows
governing the type, number and size of permitted pets 4{1}, to provide as shown below:

4{1) An owner, tenant or occupant must not keep any pets on a strata lot other than one or
more of the following:
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{a) two small pets (cats and/or dogs), having a ground to shoulder height not sreater
than 14 inches or 35 centimeters:

(b up to two caged birds;

{c} up ta twa caged mammals;

(d) a reasonable number of fish, in an aguarium of less than 100 liters.

Resolution #4 — % Vote—Amend Bylaws 70 & 71

BE IT RESOLVED BY A % VOTE OF THE OWNERS OF STRATA PLAN VIS1723 that the existing
bylew governing the nge and number of persons permitted to reside in o strota lot, namely
bylows 70 and 71 be amended without repealing it, to provide as shown in Bylaw 52 Age
Restriction and Bylaw 53 Occupancy Restrictions In the attached schedule of bylaws,

Resolution #5 — % Vote —Amend Bylaws 72-78

BE IT RESOLVED BY A % VOTE OF THE OWNERS OF STRATA PLAN VI5S1723 that the bylaws of
the Strata Corporation be amended by amending without repealing the existing bylaws
restricting rentals, namely existing bylaws 72 to 78 to provide as shown in Bylaws 55 to 60 in
the attached schedule of bylaws.

Resolution #6 — ¥4 Vote — Adopt All Bylaws Approved at Meeting

BE IT RESOLVED BY A % VOTE OF THE OWNERS OF STRATA PLAN VIS1723 that the registered
bylaws of the Strata Corporation be amended by adopting all of the bylaws passed at today’s
meeting, renumbering and making non-substantive ancillary changes as required, and by filing
a new consolidated copy of the bylaws in the Land Title Office which shall be deemed to be
the bylaws of the strata corporation.

A revised set of bylaws, incorporating these amendments, is attached.

\
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Sigﬁature of Council Member

Signature of Second Council Member
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PORT ROYALE ESTATES
SCHEDULE OF BYLAWS
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Strata Plan Vi5 1723 BYLAWS November15,2018

SCHEDULE OF BYLAWS

INTRODUCTION

The Schedule of Bylaws for Port Royale Estates! provides a framework for our community’s residents to
live inharmony and meet common goals. The bylaws are designed with the following objectivesin mind:

1. To protectand balance the rights and responsibilities of the individual with those of the community
50 all may co-existin afriendly and congenial environment;

2. To protect the rights of the Strata Corporation, which is “responsible for managing and maintaining
the common property and common assets of the Strata Corporation for the benefit of the owners™
and whichrequires the combined effort of all;and,

3, To ensurethe administration of the Strata Corporation is fiscally prudent and carried out efficiently,
effectively and fairly forowners and tenants.

Both owners and tenants are required to adhere to the bylaws established by the Strata Corporation. it
isincumbenton owners to ensure they are familiar with the bylaws and that both they and theirtenants
follow the bylaw provisions.

The Strata Corporation of Port Royale Estates
Brentwood Bay, British Columbia

! strata Plan VIS1723 {the Strata Corporation of Port Royale Estates or “Strata Corporation®).
2 strata Property Act, part 2, section 3,
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SCHEDULE OF BYLAWS

DUTIES OF QWNERS, TENANTS, OCCUPANTS AND VISITORS

1. Payment of Strata Fees

{1) Anownermust:
(a) paystrata feesonorbefore the firstday of the monthto which the strata feesrelate; and
{b) payall special levies, and userfeesthat may be payable in respect of hisorherstratalot.

2. Repair and Maintenance of Property by Owner

{1} Anownershall:
{a) repairand maintain his or herstrata lotexcept forthe repairand maintenance thatis the

(b)

{0

(d)

(e}

(g)

(h)

(i)

responsibility of the Strata Corparation underthese bylaws, and keepthemin a state of
good repair: reasonable wearand tear and damage by fire, storm, tempest oract of God
axcepted;

repair and properly maintain all electrical and plumbing appliances, fittings and fixtures
that are located entirely withinandwhich service onlyhis or herstrata lot, and shall report
immediately to the management company employed by the Strata Corporation any
material or significant malfunction or short-circuits involving any electrical system, water
pipesordrains;

promptly carry out all work that may be ordered by any public authority which relates
solelytohis or her strata lot and is not for the general benefit of the Strata Corporation
as a whole. If an owner, after receiving the notice or order from a public authority, fails
to do the required work by the date specified inthe order, the Strata Corporation may,
on SEVEN (7} days writien notice, enter into the strata lot, do the required work and
charge the ownerthe cost of suchwork;

maintain the surface of balconies, decks, patios and courtyards replacing this when
necessaryunderthe direction of the stratacouncil and usingthe materials and standards
that may be set by the strata council fromtime totime;

repair and maintain such limited common property as has been allocated for his or her
use, except for repairand maintenance thatis the responsibility of the Strata Corporation
underthase bylaws;

if they use their fireplace, cause the fireplace and chimney flue to be cfeaned when an
inspection, arranged by the strata council, deemsit necessary.

repair, maintain and replace any improve ments, alterations and additions made to their
strata lot or common property, which theyhave the benefit of, which were made by them
or a previous owner of theirstratalot;

be responsible forany damage to a strata lot, or the common property that is caused by
or arises out of the failure to repair, maintain or replace any improvements, alterations
and additions made to their strata lot or adjoining common property, which they have
the benefit of, which were made by them ora previous ownerof theirsiratalot;

remove and replace, or pay for the extra cost of the removal and replacement of any
alterations to allow the Strata Corporation to gain access to an underlying building
component, forthe purpose of repairing or maintaining thatcomponent, that the Strata
Corporation must repair and maintainunder the Strata Property Act or these bylaws;
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(i}

(k)

not allow a strata lot to become unsanitary, ora source of odors or pests, and must not
leave, pile, orstore rubbish, dust, garbage, boxes, packing cases and other similar refuse
in a strata lot. The Strata Corporation may, on SEVEN (7) days writtennotice, enter a strata
lotto remove any such material, and any expensesincurred by the Strata Corporation to
enterastrata lot, as well asto remove such refuse, will be charged to the owner; and,
provide the Strata Corporation with current emergency contact information and the
names and addresses of any holders of keysto the owner’sstrata lot that may facilitate
access to the owner(s) stratalot in an emergency. Furthermore, owners shall undertake
to advise the Strata Corporation as soon as possible regarding any changes to such
information.

3. Use of Strata Lots, Common Property and Limited Commaon Property

{1} An owner,tenant, occupant or visitor must not use a strata lot, the common property or limited
comman property ina way that:

(a)
(b)
(c)

(d)
(€)
(0

causesa nuisance or hazard to anotherperson;

may be injurious to the reputation of the Strata Corporation;

unreasonably interferes with the rights of other persons to use and enjoy the common
property or another stratalot;

iscontrary to any statute, ordinance, bylaworregulationof any government authority;
isillegal; or

is contrary to a purpose forwhich the strata lot or common property isintended as shown
expressly or by necessary implication on or by the strata plan.

{2} An owner, tenant oroccupant must not:

{a)

(b)

(c)

(d)

(e)

overload any electrical circuit or undertake any action, or to permit such action to be
taken, as would increase the risk of fire or would affect the terms of the Strata
Corporation’sfire insurance policy;

conduct any business activity of any kind from any strata lot, the commaon property or
limited commaon property, that resultsin clients, or customers attending the stratalot or
coming on to the common property;

make, cause or produce any unreasonable smell, vibration orglare in or about any strata
lot or the commaon property or limited common property or do anything which would
interfera unreasonably with any other owner, tenant oroccupant;

cause unraasonable noise and must not cause any sustained or repetitive noise, or use
any musical instrument, amplifier, TV set, sound reproduction equipment or any other
equipment or device within or about any strata lot, the common property or limited
common property such thatitisaudible in another stratalot between the hours of 11.00
p.m.and 7.00 a.m.; or

give any keys, combination or other means of access to the common property otherthan
to anemployee, contractor, occupant or guest ofthe strata lot permitted by these bylaws.

(3) Inrespectof bylaw 3(1}{f) above, owners, tenants or occupants may make reasonable use of the

garage,

provided always that such use does not predude the ability for any car, motorcyde or

bicycle ownedby such owners, tenants oroccupants to be kept parked off the common property.
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(4) Anowner, tenant, occupant or visitor must not cause any damage, other than reasonable wear
and tear, tothe common property, commonassetsorthose parts of the strata lot which the Strata
Corporation must repair and maintain under these bylaws or insure under section 149 of the
Strata Property Act.

3, Pets

(1) An owner, tenantor occupant must not keep any petson a strata lot otherthan one or more of
the following:

(a) twosmall pets(cats and/or dogs), havinga ground to shoulder height not greaterthan
14 inchesor 35 centimeters;

(b} uptotwocaged birds;

{c) up totwocaged mammals;

{d) areasonable numberoffish,inanaquarium oflessthan100liters.

(2} An owner, tenant, occupant or visitor must ensure that all animals are leashed and otherwise
properly controlled and accompanied by the owner, tenant, occupant or visitorwhen on the
carmmon property.

{3) An owner, tenant, occupant or visitor shall be responsible for removing immediately his or her
pet’s excrement from any strata lotor from the commonproperty.

(4} No owner, tenant or occupant shall permit his or her petto disturb any other owner, tenant or
occupant with uncontrolled barking, howling or othernoise.

{5) Should the strata council receive complaints about a pet {which must be in writing) it will
investigate the complaints and if any permitted pets are found ta be a nuisance or aggressive,
then the strata council may fine the owner, require the owner to repair any damage caused by
the pet, orrequire said owner, occupant ortenant to remove such pet fromthe Strata Corporation
on FOURTEEN (14} days written notice. Forthe purposes of thisbylaw a nuisance shall be defined
as aggressive behaviour towards other owners or their pets, creating unreasonable noise in the
form of prolonged (defined for the purposesof these bylaws as for more than 10 minutesin an
bour) barking, howling, yowling, screaming, caterwauling or repeatedly causing damage to the
common property or limited common property.

(6) Anycosts, includingall legal costs on a solicitor client basis, resultingfrom action takenunder sub-
section 4(5) above, shall be the sole respeonsibility of the owner, tenant or occupant concerned.

{7} The strata council may from time to time on behalf of the Strata Corporation, enact such rules
with respect to the keeping of petsas the strata council, acting reasonably, deems necessary or
desirable, provided always that in the event of any conflict between these bylaws and any such
rule, the provisions ofthese bylaws shall prevail,

S. Informing the Strata Corporation

(1) Within TWO (2) weeks of becaming an owner, an owner must inform the Strata Corporation of
the owner'sname, stratalot number, phone number, email address for the purpose of receiving
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(2)

(3)

notices, records or documents from the Strata Corporation (if any) and mailing address outside
the strata plan, if any and the name of all persons who are livingin the stratalot. The owner must
promptly provide written notification to the Strata Corporation of any changes to this
information,

On request by the strata council or a strata council member, any owner, occupant, tenant or
visitor must inform the Strata Corporation of his or her name and in which strata lotthey are
residing orvisiting.

Allownersortenants shall inform the Strata Corporation of the full name, phane number, street
address, and email of an emergency contact persen who has a key to their strata lot and lives
within TEN {10) kilometers of the Strata Corporation and who may provide the Strata Corporation
with access to theirstrata lot after receipt of the notice of entry required by these bylaws.

6. Obtaining Approval before Altering a Strata Lot or the Common Property

{1} This bylaw does not apply to alterations that were constructed or installed before the adoption

of this bylaw.

(2) Before changing, upgrading, modifying, removing, orreplacing any of the following:

{a) the structusre of a building;

{b) the exteriorofabuilding;

{c) chimneys, stairs, balconies or other things attachedto the exterior of abuilding;

(d) doors, windows or skylights on the exterior of a bullding, or that front on common
property;

{e] mechanical, electrical or plumbing systems within the walls or which require a permitto
replace, excluding the end use devices such as taps, sinks, shower heads, light fixtures,
light switches, orelectrical outlets;

(i fences, railingsorsimilarstructuresthatenclose apatio or balcony oryard;

(g} wallswithinastratalot;

(h} flooringwithinastrataiot;

(i) common property, including limited common property;or

() common assets

{hereinafter referred to as an “Alteration”} an owner must first apply to the strata council for
authorization of the Alteration pursuanttothisbylaw.

ApplicationProcedure

{3) Owners mustapply in writing for permission to carry out an Alteration, at least FOUR (4) weeks

prior to their proposed start date, such application shall be in writing and shall enclose the
following details of the proposed Alteration:;

{a) adetailed planshowingthe proposed |location of the Alteration and nature of the change,
including details of the proposed materials and dimersions;

{b) the name(s)of proposed qualified/licensed contractor(s) who will perform the work;

{¢) any otherdocuments orinformation which the strata council may reasonably requirein
orderto grant permission.
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{4) Upon receiptof an application foran Alteration, the strata council shall, in writing, within three
(3) weeks fremthe date of receipt of the Application or an amended Application:

(a) requestfurtherinformation;

(b) approve the Application oramended Application;or

{c) rejectthe Application oramendedApplication.

{5) The strata council must notunreasonably refuse to permitan ownerto make an Alterationto his
orherstrata lot and must ensurethat any conditionsattached to a grant of approval ofaproposed
Alteration must be proportionate with the type and extent of the proposed Alteration and its
potential impact on other strata lots.

Floor Coverings

{6) An ownershallnotraplace any existing floor coverings with a material different fromthat which
already exists without the priorapproval of the stratacouncil.

(7} Anownerwhohas orinstalls hard floor surfaces such as hardwoodfloorsortile in hisorher strata
lot must take all reasonable stepsto satisfy noise complaints from neighbours, including without
limitation, ensuring that no less than 60% of such hard floor surfaces, excepting only kitchens,
bathrooms, and entry area are covered with area rugs or carpet and avoiding walking on such
flooring with hard shoes,

Conditions for Approval

(8) Asa condition of approving an Alteration the strata council may require an owner to do one or
more of the following:

{a) assume responsibility for any expenses related tothe Alteration;
(b) ensurethatthe workis performed inagood and workmanlike fashion and in accordance

(¢}

with all applicable laws, statutes and bylaws;
employ qualified and licensed contractors or subcontractorsto perform the work;

{d} if the proposed Alteration warrants it, employ, at the owner’s expense an engineer,

(e)

{f
(g}
(h)

(i}

building envelope specialist or other qualified professional, as required at the sole
discretion of the Strata Corporation, to prepare specifications, provide inspection and
certification service forthe work;

rectify deficiencies to the work in a timely fashion and to the satisfaction of the strata
council, failing which ihe Strata Corporation may performthe work and collectthe costs
of same fromthe applicant, including costs as between asolicitorand hisownclient;
observe any repair and maintenance schedule or policy imposed by the Strata
Corporation from time to time for the work;

indemnify the Strata Corporationand save it harmless from any and afl liability assodated
withthe work, including legal costs as between asolicitor and hisownclient;

assume responsibility for all future expenses related to the Alteration, including repair,
maintenance and replacement costs, plus insurance forthe betterment to the satisfaction
of the strata cotncil;

cause all censtruction or demolition work to be conducted in accordance with the Strata
Corporation’s bylaws and the noise bylaws of the Municipality so as to not cause 3
nuisance ordisturb the surrounding owners and shall ensure thatall workis conducted
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between the hours of 8:00 a.m. and 6:00 p.m Monday to Friday and not on weekendsor
publicholidays;

{ii agree to inform a subseguent purchaser of the strata iot of the terms of the Alteration
and Indemnity Agreement and to make it a conditionof any Contract of Purchase and Sale
thatthe subsequent purchaser shall agree to be bound by the terms of the Alteration and
Indemnity Agreement;

(K} provide their own recyding and waste disposal bins and remove them immediately
following completion ofthe Alteration. No wastereceptacles, binsordumpsters are to be
placed onroadways or other common praperty during demolition orconstruction; and,

() remove and cleanup any debris left outside the strata lot and on the comman property
areas by the end of each day. Notwithstanding the bylaws generally or this bylaw
specifically, the owner may be charged for cleaning the common property should the
contractor’s or owner'sefforts be deemedinadequate by stratacouncil;

{m} any other conditions reasonably required in the opinion of the strata council given the
nature of the proposed Akeration,

7. Alterations Installed Without Permission

(1) If an ownerinstalls or constructs an Alteratlon afterthe adoption of this bylaw without the prior
written permission of the strata council {"Unauthorized Alteration”), thenthe owner of that strata
lot may apply tothe Strata Corporation for permissien to retain the Unauthorized Alteration,

{2) The strata council may refuse to approve the Unauthorized Alterationand may require itsremoval
or the restoration of the strata lot to its formercondition. The Strata Corporation may also enter
on to the strata lot and remove the Unauthorized Alteration and restore the strata lot to its
previous condition pursuant to section 133 of the Strato Property Act.

{3} If the strata council does retroactively approve the Unauthorized Alteration, then such approval
must be in compliance with these bylaws.

{4} The strata council is authorized in its sole discretion to take legal proceedings including an
application to the Civil Resolution Tribunal pursuant to section 3.6(1) of the Civil Resofution
Tribunal Act against the owners of the Unauthorized Alterations for any remedy, judgment or
order recommended in the opinion of legal counsel and available to the Strata Corporation by
law, including an application fora mandatory injunction to compel removal of the Unauthorized
Alteration.

8. Permit Entry to a Strata Lot

{1) An owner, tenant or occupant or visitor must allow a person authorized by the strata coundil to
enterhisor harstratalot:

{(a) in an emergency, without notice, to ensure safety or prevent significant loss or damage;
or

(b} at a reasonable time, on FOURTY-EIGHT {48} hours written notice, to inspect, repair or
maintain common property or any other portions of the strata lot that are the
responsibility of the Strata Corporation to repair and maintain under these bylaws or to
insure undersection 149 of the Strata Property Act; and
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(c} ata reasonabletime, on FOURTY-EIGHT {48) hours written notice, forthe purpose of
ensuring thatbylaws are being chserved.

{2) The notice referred toiin bylaws 8 {1)(b) and (¢) above, must include the date and approximate
time of entry, and the purpose forwhich entryis required.

{3) Forthe purpose of bylaw 8{1){a):
{a) anemergencyislimited to anactual orperceived:
(i) medical trauma or illness;
(ii) fire orsmoke;
(iiiy waterpenetration, leakage arflood;
{iv) structuraldamage.
{b} authorized personnelis limited to:
{i} membersofthe stratacouncil;
{ii} strata manager;
(iiil emergencyand/orrescue personnel or lawenforcement;
{iv] persons contracted by the Strata Corporation to perform assigned duties,
including but not limited to, bended tradespeople, professional focksmith, and
restoration services.,

(4) In the event of an emergency access, the Strata Corporation shall provide a written report tothe
owner setting outthe date, time and reason for the entry and the names and contact information
of all persons who entered the stratalot.

(5} Inthe event an owner fails or refusesto provide entry into a strata lot contrary to these bylaws
thenthe Strata Corporation shall have the right to gainentry by locksmith or force,

{B) Anowner, occupantortenantwho refuses orfailsto provide access contrary to these bylaws shall
be responsible for any damages oradditional costs incurred by the Strata Corporation as a result
of the failure to permit entry.

{7) Owners, tenants and occupants are encouraged to deposit two keys to his or her strata lot with
neighbours or friends in the event that emergency access is required to the strata lot in the
absence of such owners, tenants or occupants. In addition, the location of this keys should be
divulged, inwriting, to the stratacorporation’s managementcompany.

POWERS AND DUTIES OF THE STRATA CORPORATION

2, Repair and Maintenance of Property by the Strata Corporation

(1} The Strata Corporation mustrepairand maintain all of thefollowing:
(a) the common assetsof the Corporation;

{b} common propertythat hasnot been designated as limited commonproperty;
{c) The followingitems nc matterhow often they need to be repaired and maintained:
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{i} thestructure of a building;

{ii) the exteriorof abuilding;

(iii} chimneys (but excluding routine cleaning and any repair or replacement of the
chimney flue), stairs, balconies and other things attached to the exterior of a
building;

(iv) walls or railings or similar structures that enclose decks, balconies, patios and
courtyards;

(v) garage doors {but excluding the servicing or replacement of the seals, springs,
rollers, tracks and other mechanical components of the operating system);

(vi) exteriordoors {butexcludingthe servicing or replacementof seals, hinges, locks,
rollers and handles};

(vii) windows and skylights {(including the casings, theframesand sills of such windows
and skylights) but excluding the servicing or re placement of hinges, locks, handles
and seals;

(viii) pipes, wires, cables and ducts that pass through the strata lot and are capable of
being used in connection with the enjoyment of more than one other strata lot
or lots.

{2} Forthe purposesofthese bylaws, the following definitions are established:

(a) adeck isan exteriorlevel coveringaroom or other interiorspace;

(b) abalconyisan exteriorlevelon the upperfloor(s) which does not coveran interiorspace;

(¢) apatiois an external level, atgrade, whichisincluded within astrata lot on the north-
facing frontages;

(d) acourtyardisan exteriorlevel,atgrade, whichis included withina strata lotonthe south-
facing frontage.

10. Financial
(1) TheStrata Corporationshall:

(a} collectand receive all centributions towards the common expenses paid by the owners,
and shall deposit the same with a Chartered Bank, Trust Company or CreditUnion;

(b} pay all sums of maney propery required to be paid on account of all services, supplies
and assessments pertaining to, or for the benefit of, the StrataCorporation.

{2} TheStrata Corporationmay, in accordance withthe requirements ofthe Strata PropertyAct:

(a} invest,asit may determine, inseparate accounts, monies forthe operatingaccount, each
special levy and forthe contingency reserve fund: provided always that such moniesshall
be placed only in such accounts and instruments as may conform to the requirements of
the Strata Property Act, and the repayment of which is guaranteed by the Canadian
DepositInsurance Corporation;

(b} subject to the provisions of the Strata Property Act, determine the contribution to the
contingency reservefund;

{c} following approval by a THREE-QUARTERS (3/4) vote of the owners, borrow money
reguired by itinthe performance of its duties orthe exercise of itspowers;
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(d} following approval by a THREE-QUARTERS {3/4) vote of the owners, secure the
repayment of monies borrowed by it, and the payment of interest thereon, by negotiable
instrument or mortgage of unpaid contributions (whether levied or not} or mortgage of
any property vestedin it, orby a combination of these means;

{e) following approval by a THREE=QUARTERS (3/4) vote of the owners, purchase, hire or
otherwise acquire property for use by ownersin connection with their enjoyment of
common property;

{f} impose and collect fines for the contravention of any of these bylaws or of any rules or
regulations duly established, provided always that these fines remain within the limits
established by the Strata Property Act.

11. Use of Common Property

{1) TheStrata Corporationmay:

{a) by majority vote, make rulesthat it considers necessaryfromtime to timein relationto
the use, enjoyment, safety and cleanliness of the common property and other assets of
the Strata Corporation;

{b) make an agreement with the owner of a strata lot for the provision of amenities or
services by itto the strata lot or to the owner;

{(c} by resolution THREE-QUARTERS (3/4) vote of the owners, designate an area as limited
common property, and specify the strata lot(s) that have the use of the [Imited common
property;

(d} grant an owner the right to the exclusive use and enjoyment of common property, or
special privileges; such a grant to be terminable upon reasonablenotice.

{2) TheStrata Corporationshall:

{a) controland administerthe common property and other assets of the Strata Corporation
for the benefit of all owners;

(b) maintain all common areas, including lawns, gardens, roads, parking areas, fences and
gates;

(¢} doallthings necessary for the enforcement of the bylaws and any rules and regulations
made by the Strata Corporation.

POWERS AND DUTIES OF THE STRATA COUNCIL

12, General

(1} The powersand duties of the strata council shall, subjectto any restriction imposed or direction
given, at 3 general meeting, be exercised and performed by the strata council of the Strata
Corporation.

13. Strata Council Size
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(1} The strata council shall consist of a minimum of five strata council members and a maximum of
seven strata council members, to serve for a two-year term, with either two, three of four
members being elected in alternate years,

14, Strata Council Compositionand Eligibility

(1} Thestrata council shall be elected by and fromthe owners and such:
(a) tenantsas are so qualified underthe provisions of the Strata PropertyAct;
(b) anindividualrepresentingacorporate owner;and
(¢} asprovided forby section 28{2} of the StrataProperty Act, a member of the strata council
provided thatsuch personisa spouse (including acommon-law spouse) of anowner.

{2) Where a strata lot isowned by more than one person, only one person shall be amemberofthe
strata council at any one time with respectto one stratalot.

{3) No person shall stand for strata council or continue to be on strata council if the Strata
Corporation is entitled to register a lien against that person’s strata lot under Section 116(1} of
the Strata Praperty Act.

{4) If astrata council memberisunable to continue to be on strata council pursuant to bylaw 17(3),
then that strata council member is deemed to have resigned for the purposes of these bylaws and
the remaining members of the strata council may replace thatmember pursuant to bylaw 17.

(5} For the purpose of bylaws 17 and 20 the size of the strata council shall be set at the number of
strata councilmembers elected atthe annual general meeting.

15, Strata Council Members' Terms

{1) The term of office of a strata council member ends at the conclusion of the annual general
meeting atwhichthe replacement strata council members are elected.

16. Removing a Strata Council Member

(1} The Strata Corporation may, by a majority vote passed at an annual or special general meeting,
remove ane or more strata council members.

(2} Afterremovinga stratacouncil member, the Strata Corporation must hold an election at the same
annusl or special general meeting to replace the said strata council memberforthe remainder of

hisor herterm.

17. Replacing a Strata Council Member

(1} If a strata council member resigns or is unwilling or unahle to act for a period of two months or
more, the remaining members may appoint a replacement strata council member for the
remainderof the aforesaid member's term,

{2) A replacement strata council memberwil be appointed from amongall persons eligible tositon
the strata council.
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(3) The strata council member may appoint a replacement strata council member under the

pravisions of this paragraph evenifthe absence of the memberbeingreplaced leavesthe strata
council without a quorum.

(2) Inthe event that all members of the strata council resign or are unwilling or unable to act for a
period of two months or more, persons holding at least TWENTY {20} percent of the votes of the
Strata Corporation may held a special general meeting to elect a new strata council by complying
with the provisions of the Strata Property Act, Regulation and the bylaws respecting the calling
and holding of general meetings.

18. Officers

(1} Atthe first meeting of the strata council held after each annual gereralmeeting, the strata coundil
must elect from among its members a president;a vice president; asecretary anda treasurer.

{2) A person may hold more than one office at a time, other than the offices of president and vice
president,

(3} The vice president hasthe powers and duties of the president:

(a) while the presidentisabsent orunwilling toact; or
(b} forthe remainderofthe president’s term, if the prasident ceases to holdoffice.

{4) If an officer otherthan the president is unable or unwilling to act fora period of two or more
months, the strata council members may appoint a replacement officer fromamong themselves
for the remainderof hisorherterm.

{5) In the absence of both the presidentandvice president, the members present shall from among
themselves appointa prasident forthat meetingwho shall have allthe powers and duties of the
president whilst so acting.

(6} The strata councilmustappointa Privacy Officer fromamongst its members or fromany owner who
may sitonstrata council. If the Privacy Officer is not an elected strata councilme mber such person
may not vete on matters before thestrata council.

{7) The strata council may remove an officerfrom hisor her positionas officer by a majority vote of the
strata council.

{8} If the strata council removesan officer from his or her position, an election must be held
immediatelyafterto replace the officer.

19. Callinga $trata Council Meeting

(1) Any strata council member may call a strata council meeting by giving the other strata coundl
members at leastone week’s notice of the meeting, specifying the reason for calling the meeting.

(2) The notice doesnot have to be inwriting.
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{3) A strata council meeting may be held on less than one week’s notice if written notice is provided
to all strata council members and:
{a) Atleast TWO-THIRDS (2/3} of the strata council members consentinadvance of the
meeting, or
(b} the meeting Is required todeal with an emergency situation and TWO-THIRDS (2/3) of
strata council me mbers either:
(i} consentinadvance ofthe meeting, or
(i) are unavailabletoprovide consent afterreasonable atte mpts to contactthem.

(4) The strata council mustinform owners about a strata council meeting as soon as feasible afterthe
meeting has been called.

20. Quorum of Strata Council

{1} A quorum of the strata council is three if the strata council consists of five or six members, and
four, ifthe strata council consists of seven members.

{2} Strata council members must be presentin person at the strata council meeting to be countedin
establishing a quorum.

21, Voting at Strata Council Meetings

{1) At strata council meetings, decisions must be made by a majority vote of the strata coundl
members present in person atthe meeting.

{2) The resultsof all votes taken at a strata council meetingmust be recordedin the minutes of that
meeting.

{3} If at any strata council meeting a member of the strata council should find him or herselfin a
position of a conflict of interest, he orshe must not only declare this fact, but must alsoleave the
room or other place of meeting whilst the item that has given rise to the conflict is under
discussion.

22, Meeting by Electronic Means and Decisions Made by Email

(1) Atthe option of the strata council, strata council meetings may be held by electronic means, so
long as all strata council membersand other participants can communicate with each other.

(2} If the strata council meetingisheld by electronic means, strata council membersare deemed to
be present in person.

{3} For the purpose of these bylaws electronic means includes but is not limited to telephone,
teleconferencing, Skype, web cast, email or any other method which permits all persons
participating in the meeting to communicate with eachother.

{4) All written electroniccommunication, including but not limited to emails or text messages, issued

during the course of a meeting by electronic means shall be deemed to be a part of the strata
council’s records.
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{5) The minutes of electronic meetings must recordall decisions made, but need notinclude the exact
discussionleading upto any votes.

{6} A resolutionofthe strata council may be passed withouta meetingif atleast TWO-THIRDS (2/3)
of the strata cauncil members entitled tovote onthe resolution consents to itin writing. A
consentinwriting underthis section may be by signed document, fax, email or anyother
method of transmitting legibly recorded messages. A consentin writingmay be intwo or more
counterparts which together are deemed to constitute one consentin writing. A resolution of
the strata council passed in accordance with this sectionis effective on the date stated in the
consentinwriting and isdeemed to be a proceeding at a strata council meetingandto be as
validand effectiveasifithad been passed ata strata council meeting that satisfies alf the
requirements of the Strata Property Act and these bylaws relating to strata council meetings.

23. Attendance at Strata Council Meetings

{1} Anyownermay attend strata council meetings, as an observer, upto the limit of space availabie.
Subject to bylaw 23(3) below, observers may not speak or address the strata council unless invited
to do so bya majority vote of the strata council members.

(2) Despite bylaw 23(1) above, no observers may attend those portions of strata council meetings
that deal with any of the following:

{a} bylaw contravention hearings undersection 135 of the Strata PropertyAct;

(b) rental restriction bylaw exemption hearings under section 144 of the Strata Property Act;

{c} outstandingstratafees, finesorspecial levy against a strata lotowner;

{d) any legal action being considered against astrata ot ownerorresident;

(e) any costs beinglevied against a strata lot owner for repairwork;

(fi ongoingnegoatiation witha third party, where publicknowledge of such negotiations
might jeopardize the interests of the owners;and )

(g} anyothermatters, if the presence of observerswouldin the opinion of the strata council,
unreasonably interfere with an individual’s privacy.

(3) Toallowownersto addressthe strata council on matters which do not require a formal hearing,
as in bylaw 24 below, the strata council may, fromtime totime, hold open sessions during which
owners’ concerns may be given, subjectto the restrictionsbelow:

(a} questions, observations orcomments may be given only duringthe time allocated for this
purpose onthe agenda;

{b) each speakerwill be limited toa maximum of ten minutes speaking time;

(c) atleastONE (1)weel’s notice of matters to be raised must be givento the secretary of
the strata council;

(d) the strata council will not, at this meeting, give a binding reply to any written or verbal
question. However, a written response will be delivered to the person concerned within
ten days of the date of the strata council meeting, and may be repeatedin the newsletter,
if the subjectis of general concern;

Page 16 of 38

nce on Feb 20, 2019
Feb 04, 2019

ia
2019 Verified:

Ron Neal of

Upl ohded: Feb 04,

B

O dered


StrataDocs
StrataDocs
This document was obtained from the StrataDocs System.  Its use is subject to agreed upon terms and disclaimers.

StrataDocs
StrataDocs
Uploaded: Feb 04, 2019 Verified: Feb 04, 2019


Its use is subject to agreed upon terms and disclainers

Thi s docunent was obtained fromthe StrataDocs System

Strata Plan VIS 1723 BYLAWS November 15,2018

{e) attendees mustvacate the room where the stratacouncil meetingis beingheld, if
requested to do so underthe provisions of bylaw 23(2) above;

{f) incasesof unruly behaviour orabusive language, the strata council is empowered to lewy
fines asis providedforinthese bylaws,

{4) The date, time and place of the open session are to be promulgated through the newsletter
and/orthe bulletin boards atleasttwoweeks before theevent.

(5) Audioand/orvisual recording is prohibitedduring strata council meetings, without prior approval
of the majority of strata council members.

(6) Audio and/or visual recording is prohibited during strata council meetings dealing with matters
outlined in bylaw 23(2) or strata council hearings granted under bylaw 24. An exemption to this
bylaw may be granted if all parties consent to the recording of the meeting prior to its
commencement.

24. Requisition of a Strata Council Hearing

(1) Anowner or tenant may request a hearing at a strata council meeting by making an application
in writing, statingthe reason forthe request.

{2) Ifa hearingisrequested underbylaw 24{1) above, the stratacouncil must hold ameeting to hear
the applicant within one calendar month of receiving the request.

{3) Ifthe purpose of the requestis to seek a decision of the strata council, the strata council must
give the applicant a written decision within one week of the hearing.

25. Strata Councll to inform Owners of Minutes

(1) Thestrata council must inform owners of the results of all strata council me etings within THIRTY
(30) days of the meeting, whetheror not the minutes have beanapproved.

26, Duties of Strata Council

(1) Thestratacouncilshall keep or cause to be kept inone location orinthe possession ofone person,
the following documents, which shall be made available on request to an owner or a person
bearing written authority to act on his or herbehalf:

{a) acopy of the Strata Property Act and Regulation;

{b) acopy of changesto the bylaws, and any rules or regulations presently inforce;

{c} acopy ofspecialand unanimous resolutions;

{d) a copy of all the legal agreements to which the Strata Corporation is a party, including
management contracts; insurance policies; insurance trustee agreements; deeds;
agreementsforsale, leases; easements and rights of way;

{e) aregisterof membersofthe strata council, toinclude theiraddresses and telephone
numbers, togetherwith fax numbers if applicable;
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() a register of the strata lot owners, setting out the strata lot number; the name of the
owner; the unit entitlement; the name and address of any mortgagee who has notified
the Strata Corporation; the name ofanytenantorlessee and anotationof any assignment
by an ownertoa lessee;

{(g) acopy ofthe annual budget foreachyear;and

(h) a copy of the minutes of all annual and special general meetings, together with the
minutes of all strata council meetings.

{2) Inaddition, the stratacouncil shall:

{(a) record minutes of its proceedings;

{(b) record or cause to be recorded minutes of annual and special ge neral meetings;

(c) maintain or cause to be maintained proper books of account in respect of all monies
received and expended by it: including the matters in respect of which receipt and
expenditure of such monies took place;

{d) prepareorcause to be prepared properaccounts relatingto all the financial transactions
of the Strata Corporation during the fiscalyear for distribution to all owners at the annual
general meeting;

(e) onapplication by an owneraor mortgagee, or any person so authorized in writing by him
or her, make the books of account available forinspection at all reasonable times, or
cause such booksto be made available at areasonable timeagreeable to the holder.

27. Spending Restrictions

(1) A person may not spend the Strata Corporation’s money unless the person has been delegated
the powerto do soin accordance withthese bylaws.

(2} )fa proposed expenditure has not been put forward for approval in the budget orat an annual or
special general meeting, the Strata Corporation may only make the expenditure in accordance
with this bylaw,

{3) Subject to subsection 98(2) of the Strata Property Act, the expenditure may be made out of the
operating fund if the expenditure, togetherwith all other unapproved expenditures, whether of
the same type or not, that were made under this subsection in the same fiscal year, is fass than
TWO (2) percent ofthe annual operatingbudget.

{4) Pursuantto subsection 98(3) of the Strata Property Act and despite bylaws 27{1) and{2) above, a
strata council member may spend the Strata Corporation’s money to repair or replace common
property or common assets if the repairor replacement isimmediately required to ensure safety
or prevent significant loss ordamage, whether physical orotherwise.

(5) Any expenditure under subsection (4) 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 bylaws 27(3] or 27{4).
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{7) Pursuant to Section 82 of the Strata Property Act, SBC 1998, Chapter 43, the strata council may
not acquire or dispose of personal property with a value in excess of THREE THOUSAND
{53,000.00) DOLLARS unless the same isapproved inthe annual budget or by a THREE-QUARTER
{3/4) vote of the owners.

28. Delegation of Strata Council’s Powers and Duties

{1) Subject to bylaws 28(2) and (3) below, the strata council may delegate some or all of its powers
and duties to one ormore strata council members, or persens who are not members of the strata
council, and may, at any time, revoke the delegation.

(2) The strata council may delegate its spending powers or duties, butonly by aresolution that:

(a} delegatesthe authoritytomake an expenditureof aspecificamount fora specific
purpose; or
(b} delegates the general authority to make expendituresin accordance with subsection(3}.

{3} A delegationof ageneral authority to make expenditures must:

(a} seta maximum amount that maybe spent;and
(b} indicate the purpose forwhich, orthe conditions underwhich, money may be spent.

{(4) Thestrata council may not delegateits powers to determine, based on the facts of each particular
case:
(a} whethera person has contravened abylaw, rule orregulation;or
(b} whethera personshould be fined, and, if so, the amount of the fine.

{5) The strata council may employ, for and on be half of the Strata Corporation, agents; contractors
and employees as it thinks proper for the control, management and administration of the
common property and other assets of the StrataCorporation:

29. Limitations on Liabillty of a Strata Council Memberor Volunteer

(1} A strata council member, or a volunteer who has been delegated duties by the strata coundl in
writing {“a Volunteer”}, who acts honestly and in good faith is not personally liable because of
anythingdone or omitted inthe exercise orintended exercise of any power or the performance
or intended performance of any duty of the strata council.

{2) Subsection{1)doesnot affecta strata council member's or Volunteer'sliability, asan owner, for
a judgmentagainst the Strata Corporation.

{3) Each strata council member or Volunteer shall be indemnified and saved harmless by the Strata
Corporation againstanyand all liability and costs, including legal costs as between asolicitor and
his/herown dient, for any acts or omissions whilehe orshe was carrying outhis or herdutiesas
a member ofthe strata council or Volunteer.

{4} Notwithstanding the above there shall be no indemnity if a strata council member or Volunteer
commits wilful misconduct, fraud, gross negligence, orwrongful exercise of authority in the
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performance of hisor herduties. Inthe event of asettlement, the indemnificationshallapply only
when the Strata Corporation approves sucha settlement and reimbursement asbeinginthe best
interestsofthe StrataCorporation.

{5) Allacts done in good faith by the strata council are, evenif it is afterwards discovered that there

was some defectin the appointment or continuance in office of a member of strata coundil, as
valid as ifthe strata council member had been duly appointed or had duly continued in office.

ENFORCEMENT OF BYLAWS AND RULES

30. Responsibilities

(1) Anowner,tenant, occupant or visitor shall comply strictly with the se bylaws, and with such rules
as may be created by the strata council or the owners fromtime totime,

{2) An infraction or violation of these bylaws or any rules by an owner, or the ownar’s occupants,
agents, tenants or visitors may be corrected, remedied or cured as set out in bylaws 31 to 34
below.

31, Enforcement Options

(2) TheStrata Corporationmay:
(a) fineanownera maximum of:

(i) upto TWO HUNDRED DOLLARS ($200), at the discretion of the Council, for each
contravention of a bylaw [save and except fora braach of a rental restriction
bylaw, ora breach of a short term rental / transient accommodation bylaw);

(i) upto FIFTY DOLLARS ($50), at the discretion of the Council, foreach
contravention of arule;

(iii} up to FIVE HUNDRED DOLLARS {5500) for a breach of the Rental Restriction
Bylaw; and

{iv) up to ONE THQUSDAND DOLLARS (51,000) a nightfor a breach of the short term
rental / transient accommodation bylaw.

(b) do what is reasonably necessary to remedy a contravention of the bylaws or rules,
including:

(i) doingworkonorto a strata lot, the common property or common assets, and,

(i) removingobjects fromthe common property or commonassets.
(c) charge the reasonable costs of remedyingthe contravention to the person who may be
fined forthe contravention undersection 130 of the Strata PropertyAct.
(d) ifan activity, or lack of activity, that constitutes a contravention of a bylaw, a rule or a
regulation continues for longer than seven days, impose a fine every SEVEN (7} days s0
long as the contravention continues.

32. Intereston Late Payment

(1) The Strata Cerporation may charge interest at the rate of TEN (10} percent per annum
compounded annually, on all late monthly stratafees, and special levies. Such interestshall be
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deemed to be part of unpaid strata fees and special levies forthe purposes of Section 1160f the
Strata Property Act.

33. Payment of Fines and Penalties

{1} The Strata Corporation may levy against an owner or tenant: fines authorized by these bylaws,

banking charges, filing costs, legal expenses, interest charges and any otherexpensesincurred by
the Strata Corporationto enforce the bylaws or rules or to remedy a contraventionthereunder.,

(2) Anyfines, banking charges, filingcosts, legalexpenses, interest chargesand other ex penses levied

(3)

under bylaw 33(1), shall become part of the assessment of the owner rasponsible and shall
become due and payable on the first day of the nextmonth.

Any fines, banking charges, filing costs, legal expenses, interest charges and other expenses will
be calculated as a separate component of such assessment and the Strata Corporation may not
registera lien against the separate component.

34. Complaints to Strata Council

{2)

(3)

(4)

(3)

Owners, tenants or occupants whowish to make a complaint tothe strata council must do so in
writing.

The strata council must respond to a written complaint reporting an infraction or violation of a
bylaw, rule orregulation.

Priorto imposing any fines, taking any enforcement action, orimposing other penaitiesthe Strata
Corporation must conform to the procedures set out in section 135 of the Strata Property Ad
including providing the subject of the complaint written notice settingout:

(a) detailsofthe complaint;

(b) the bylawsor rulesthat have allegedly beenbreached;

(¢} notice thatthey have the opportunityto answerthe complaint, including a hearingif
requested;

(d) notice thatthey mustrespond inwriting to the complaint and that the Strata Corporation
may impose a fine or penalty if an owner, occupant, or tenant has not substantively
responded to the notice in writing or requested a hearing withintwo weeks of the receipt
of the Strata Corporation’s notice of abylaw contravention.

If the subject of the complaint:
(a) failsterequesta hearing orrespondin writingtothe complaint withinthe required
timelines; or
(b) doesrespond inwriting orhas a hearing; and

the strata council determinesthat the owner, tenant or occupant concernedhas breached a bylaw

or rule, the strata council shallin writing inform such ownertenantor occupant of its decision to
impose a fine and the amount of that fine.
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(6) Despite the maximum limits the strata council has sole discretion to take into account the
circumstances of each case, and may impose a fine in any amount up to and including the
permitted maximum that it considers justified.

ANNUALAND SPECIAL GENERAL MEETINGS

35. Calling of Meetings

{1} Annual general meetings shall be held once each year, and in any event not more than thirteen
months shall elapse between one annual general meeting and the next.

{2} General meetingsotherthan annual general meetingsshall be termed special general meetings.

(3) The strata council may, whenever it considers properand shall on requisition in writingby owners
or mortgagees holding at least TWENTY (20) percent of the Strata Corporation’svotes, within the
relevanttime period specified by section 43 of the Strata Praperty Act; caonvene aspecial general
meeting to deal with the resolutions set forth in the requisition.

{4) Notice ofa general meetingshall be dispatched toall owners, tenants and first mortgagees who
have notified theirinterests to the Strata Corporation twenty days before the date on which the
meetingisdue to take place. The notice is to give the date, place, and hour of that meetingand
detailing the business that is to be conducted, including all the resolutions that it intends to lay
before the meeting.

{5) Accidental omissionto give notice to an owner, tenant or first mortgagee or failure to receive a
notice duly dispatched to an owner, tenant or first mortgagee shall notinvalidate the proceedings
of the meeting.

36. Quorum
(1) NotwithstandingSection 48(3) ofthe Strata Property Act, if within FIFTEEN {15) minutes from the
time appointed for an annual or special general meeting a quarum 1s not present the meeting
shall stand adjeurned fora further FIFTEEN (15) minutes fromthe time appointed and, if at that
time aguorum s still not present forthe meeting, the eligible voters presentin personor by proxy
shall constitute a quorum.

37. Personto Preside at Meetings and Attendance by Non-voters

(1) The presidant of the strata council must preside overannual and special general meetings.

{2) If the president of the strata council is unwilling orunable toact, the vice president of the strata
council must preside overthe meeting.

{3} If neither the president nor the vice president of the strata council presides over the meeting, a
chairperson mustbe elected by the eligible voters presentin personoras represented by proxy.
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38. Voting

{1} Atan annual or special general meeting, voting cards shall be 1ssued to eligible voters or their
proxies.

{2) Atan annual or special general meeting, a vote is decided on a show of voting cards, unless an
eligible voterrequests aprecise count.

{3) If a precise countis requested, the president must decide whether it will be by show of voting
cards or by roll call or by secret ballot or by seme othermethod.

{4) The outcome of each vote, including the number of votes cast for and against the resolutionifa
precise count has been requested or is necessary, must be announced by the president at the
time of taking and recorded in the minutes of the meeting.

{5) ifthereisa tie vote ona procedural matterat an annual or special general meeting, then:
{a) the president, or, if the president Is absent or unable or unwilling to vote, the vice
president, may break the tie by casting a second, decidingvote.

(b) if neither the president nor the vice president of the strata council chairs the meeting
where there is a tie vote on a pracedural matter, the chair elected in accordance with
subsection 37{3) may breakthe tie by casting a second, deciding vote,

(6) Anownerwhoisotherwisean eligible voter may not exercise his or hervote for a strata lot, except
on matters requiring an EIGHTY (80} percent or unanimous vote, if the Strata Corporation is
entitled toregisteralien againstthat stratalot,

{7) Astratalotheldinjointownershipisentitied toasingle voteonly.

(8) Inthe case where the jointowners cannot agree on how to cast the vote of that strata lot, such
vote will be declared an abstention.

{9) Notwithstandinganythinginthis paragraph above, anelection of strata council members, orany
othervote, must be held by secret ballotif such a ballot isrequested by any eligiblevoter.

{10)If a THREE-QUARTER (3/4) vote resolution is passed by persons holding less than FIFTY (50}
percent of the votes of the Strata Corporation, the strata council may not implement this
resolution until a calendar week has elapsed, and if during this time owners holding TWENTY—
FIVE (25) percent of the Strata Corporation’s votes request in writing, that the resolution be re-
examined, thenaspecial general meeting must be convenedforthis purpose.

39. Proxles

{1) Theinstrumentappointingaproxy shall bedrawn upinthe format required by the Strata Property
Act, and to be considered valid must be signed by the owneror by hisor herattorney.

{2) The completion of the proxy form may be general, oritmay be limited to a particularmeeting or
a particularresolution: it may alsoinclude instructions not tovote.
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(3) The proxy form may be held by any person nominated by the owner.

(4) Notwithstanding the provisions above, where an owner's interest is subject to a registered
mortgage, and where the mortgage provides that the power of vote conferred on an owner by
the Strata Property Act may be exercised by the mortgagee, and wherethat mortgagee has given
written notice of his or her mortgage to the Strata Corporation, no instrument or proxy shall be
necessary to give the mortgagee the power to vote. The mortgagee shall indicate his or her
presence at the calling of the roll, and he or she, rather than the owner shall be issued a voting
card.

40. Participation by Other than Eligible Voters

(1} Tenantsand occupants may attend annual and special general meetings, whetherornot they are
entitled tovote. It should be noted that, underthe provisions of the Strata Property Act, certain
tenants are eligible to vote at general meetings: such tenants should make themselves knownto
the Strata Corporation.

{2) Persons, who are not eligible to vote, including tenants and occupants, may participate in the
discussion at general meetings, but only ifthey are invited to doso by the chairperson.

{3) Persons, who are not eligible to vote, including tenants and occupants, must leave a general
meeting ifthey are requestedto do so by a resolution passed by amajority vote of the meeting.

4. Order of Business

(1} Unless changed by a majority vote of the owners, the order of business at annual and special
general meetingsis as follows:

(a} certify proxies and corporate representatives and issue votingcards;

(b) determine thatthere isaquorum;

(c) electa persontochairthe meeting, if necessary;

(d) presenttothe meetingproof of notice of meeting or waiver of notice;

(e) approve the agenda;

{f approve minutes from the lastannual or special general meeting;

{g) dealwithunfinished business;

{h) receive reports of strata councilactivities and decisionssince the previousannual general
meeting, including reports of committees, ifthe meetingis an annual generalmeeting;

fi] ratify any new rules made by the Strata Corporation undersection 125 of the Stratg
Property Act;

(ji reportoninsurance coverage inaccordance with section 154 of the Strata Property Act,
ifthe meetingisanannual general meeting;

{k} approve the budget forthe comingyearinaccordance with section 103 of the Strato
Property Act, if the meetingis an annualgeneral meeting

(I} deal withnew business, including any matters about which notice hasbeen givenunder
section 45 of the Strata Property Act;

(m) electa strata council, if the meetingis anannual general meeting;

{n} terminate the meeting.
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42. Insurance

{1) The Strata Corporation shall obtain an independent appraisal of the property from a qualified

(2)

3)

4

(5)

(6}

()

(8)

appraiser every two vears for the purposes of determining full replacement value pursuant to
section 149{4)(a) of the Strata Property Act.

For purposes of saction 149(4)(b) of the Strata Property Act, the Strata Corporation shall obtain

adeguate insurance onan annual basis to cover otherperils,including:

{a} earthquake insurance;and,

{b} Director's and Officer’s Liability Insurance for a minimum amount of $2,000,000.00 or such
greateramount as may be available.

Subject to the regulations and this bylaw, the payment of aninsurance deductible in respectofa
claim on the Strata Corporation’s insurance is a commaon expense to be contributed to by means
of strata fees calculated in accord ance with section 99(2) or 100(1) ofthe Strota Property Act.

Despite any other section of the Strata Property Act or the regulations, Strata Corporation
approval is notrequired fora special levy or foran expenditure from the contingency reservefund
to coveraninsurance deductible required to be paidby the Strata Corporation to repair or replace
damaged property, unless the Strata Corporation has decided not to repair or replace under
section 159 of the Stroto Properiy Act.

An Owner, tenant, occupant orvisitormustnot:

{a) doanythingthat will increase the risk of fire or the rate of insurance on the buildings orany
part thereof; and

(b) cause damage, otherthanreasonable wearand tear to the common property, commanassets
or those parts of a strata lot which the Strata Corporation must repair and maintain under
these bylaws orinsure under section 149 of the Strata Property Act.

An owner shall reimburse the Strata Corporation maintenance, repairorreplacement costs plus
any losses or damages to an owner’s strata lot, the common property, the limited commen
property or the contents of same, if;

(a) that ownerisresponsible forthe lossordamage; or
{b} ifthe lossor damage arises outof or is caused by or results from an act, omission, negligence
or carelessnessof:
(i thatowner;or,
i} any memberofthe owner'sfamily;or,
(iii} theowner'spet(s);or,
(iv} theowner'sguests, employees, contractors, agents, tenants, volunteers,ortheirpets,

but only to the extent that such expense is not met by the proceeds received from any
applicable insurance policy, excluding the insurance deductible which is the responsibility of
the owner,

For greater certainty, an owner is responsible even if that owner is not negligent and such
responsibility shall be construed as a strict liability standard for purposes of payment of the
insurance deductible pursuant to section 158( 2} of the Strata Property Act.

without restricting the generality of the foregoing, an ownerisresponsiblefor:
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{9)

(10)

(11}

{12)

{a) any waterescape damage from that owner’s stratalot orany othertype of damage caused hy
or arising out of the operation of any appliance, equipment or fixture located in the owner's
strata lotincluding, but notlimited to the following:

{i.) waterbeds;

(ii.) dishwasher

(iii.) refrigeratorwith ice /water dispensing capabilities;

{iv.) garburator;

{v.) hotwatertank;

{vi.) washingmachine;

{vii.) toilet, sink, bathtub and/or shower;

(viii.} airconditionar;

(ix.) fishtank;

{x.) fireplacs;

{xi.) plumbing pipes, fixturesand hoseslocated wholly within the stratalot and accessible
to the owner; or,

{xii.) anyothersimilartype of appliance, equipment orfixture.

(b) any damage arising out of any Alteration or addition to the strata lot, the limited common
property or the common propertyinstalled by that owneror a prior owner of that strata lot;
and,

(¢} any damage to propertythat an ownerisrequired to re pair ormaintain.

Anownershall indemnify and save harmless the StrataCorporation fromany cost or expense for
repair, maintenance or replacement te the strata lot, common property or limited common
property, including legal costs as between a solicitor and his own client, but only to the extent
that such expense or cost is not reimbursed from the proceeds raceived by operation of any
insurance policy. In such circumstances, any insurance deductible paid or payable shall be
considered an expense nat covered by the proceeds received by the Strata Corporation as
insurance coverage and for purposes of this bylaw willbe charged to the owner.

For purposes of this bylaw, the lesserofthe amountof the damages or the insurance deductible
plus any uninsured repair costs and related legal costs shall be charged to the owner and shall
become due and payable as part of that owner's monthly assessment on the first of the month
followingthe date onwhich the expense wasincurred.

An owner shall obtain and maintain an insurance policy tocover:

{a) the lossesdescribedin section 161 of the Strata Property Act;

{b) the deductible portion of the insurance claim against the Strata Corporation’sinsurance
policyif thatowneris responsible forthe loss or damage that gave rise totheclaim;

(c) any Alteration; _

(d) any betterments orchanges to the buildings or fixtures built by the developer;and

(e) losses from water escape and rupture.

Inthe case of uninsured loss ordamage, or loss or damage from a perilthatisinsured but which
falls below the relevantinsurance deductible on the Strata Corporation’s insurance policy, the
Strata Corporation shall not be liable to an Owner, Tenant, Occupant or Visitor for any loss,
damage or expense caused by:
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(a) any failure, defect or want of repair of the Commaon Property or Common Assets of the
Strata Corporation or any part thereof, unless such loss, damage or expense shall have
resulted from the actions or negligence of the StrataCorporation.

{b) an overflowor leaking of water, breaking or bursting of any pipes ar plumbing fixtures, or
in any othermannerwhatsoever, unless such loss, damage orexpense shall have re sulted
fram the actions or negligence of the Strata Corporation.

{13} The Strata Corporaticn shall, upon the written request of an owner or mortgagee of a strata
lot, at a reasonable time produce to him or her, or to a person aythorized in writingby himor
her, the insurance policiesaffected by the Strata Corporation together with the receipts for the
payment of the last premium.

GENERAL RESTRICTIONS

43. Windows
{1) Anowner,tenantoroccupantshall not:

{a) hangany sundrapesor otherwindow coverings which are visible from the exterior of the
building except those which are of a neutral, off-white colour;

{b) coveranywindow withaluminum foil, paper, plastic or other similar items exce ptfor solar

film of a clear, non-reflective material showing no colourwhen viewed from the outside:
i.e,,silver, gray, gold, blue and bronze would not be acceptable,

44. Balconles, Decks, Patios and Courtyards

{1} An owner, tenantoroccupantshall not:

(a) keeporstore onhisorher balcony, deck, patio or courtyard material oritems of any kind
with the exceptionof patio furniture, flower pots or planters and barbecues: beingalways
careful notto overload the balcony or deckstructure;

{b} hang any laundry, clothing, bedding orother items overany balcony railings or fromany
line or apparatus erected on or suspended fromany balcony, deck, patioor courtyard so
that such laundry, clothing orbeddingis visible from the exterior of the building;

(c) withthe exception of pets kept inthestratalot pursuant tothese bylaws, feedbirds, other
than humming birds, or other wildlife from a strata lot or anywhere on or in close
proximity to the commaon property orany limited commonproperty;

(d) paintany exteriordoorsor balcony or patio walls and railings any colour notapproved in
writing by the strata council;

(e) make modificationsto exterior doors, or make any permanent instatlation on any balcony,
patio, deck or courtyard thatis not approved in writing by the stratacouncil;

{(f) erectorinstall patio, balcony ordeckenclosures of any kind;

(g} install an awning on a balcony without having first obtained the approval of the strata
council by submitting a written request, together witha sample of the material to be used
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and a brochure or picture depicting the completed installation: in any case, suchan
awning must not overhangthe front edge of the balcony.

45. Signs, Aerials and Open Houses

(1) Owners, occupants and tenants must not;

(a) erector install on any part of a strata lot any television antenna, radio antenna or any
otherelectronicreceiving ortransmitting device;

{b) erect or install anywhere on the common property or limited common property any
satellite dish, aerial, television antenna, radio antenna or any other electronic receiving
ar transmitting device;

(c} place, display or install a ‘For Sale’ sign in any other area than on the signboard at the
main entrance to Port Royale. A "For Sale’ sign placed on the sign board must be of the
size, shape and style approved by the strata council;

{d) erect, place, allow, keepor display signs, billboards, advertising matter ordisplays on the
common propetrty or any limited common property or in or about any strata lot in any
mannerwhich may make suchsigns or other notices visible from the exterior of the strata
lot except forsigns permitted by the federal and provincial Elections Act;

(2} An owner orhis or heragentshall be permitted to place ‘opan house’ signs atthe mainentrance
and on the common property foramaximum of four hours at a time, not more thantwice in each
week.

46. Parking

(1} (a) Owners, tenants or occupants and visitors shall park their cars and/or motor-cycles and
bicycles anly inthose spaces specifically designated fortheiruse: for owners, tenantsor
occupants this space is normally the garage. Notwithstanding the prohibition in this
section 46(1}(a), any owners, occupants or tenants residing in units with a single car
garage may park a second vehicle in the driveway leading to their single vehicle garage
{providingavehicle isparked inthe garage).

{b) At times owners and/or occupants may require caregiver services. Wherever possible
caregivers should park their vehicles in the garage or if that is not available in a visitor
parking space as defined in bylaws 46{1}{e) and (g).

(c) Noowner, tenantoroccupant shall parkor permittobe parked on the common propenty,
limited commonproperty or in the drivewaysto theirown units, any recreationalvehide,
boat ortrailer.

{d} Notwithstanding the prohibitions in subsection 46{c) above, an owner, tenant or
occupant may park a recreational vehicle, boat or traileron the common property for the
purposes of cleaning, loading and unloading, provided alwaysthat:

(i} thevehicle, boatortrailer concerned does notimpede access to any otherstrata
lot; and
(i} thevehicle, boatortrailerdoes notremain parked fora pertod longerthan
twenty-fourhours,
(e} Visitor parkingis marked and is for the use of visitor's and/ortradesmen’s vehiclesonly,
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(f} Noowner, tenantoroccupantshall permitany visitororguestto park any vehiclein any
area designated forvisitor parking for more than seven consecutive daysor 10daysin any
calendar month without the prior approval of the strata council giveninwriting.

(g) Owners’, tenants’ and occupants’ guestsand visitors are pe rmitted to parkin front of the
strata lot being visited for a period of not more than four hours, provided always that
access to neighbouring stratalotsis not impeded.

(h) There shall be no derelict vehicles parked anywhere on the common property or limited
common property. A derelict vehicle shall be defined as:

i. onewhichisnotlicensed orinsured; or
ii.  onethat is, inthe opinion ofthe strata coundil, unsightly.

47. Garages and Cars

{1} Anowner,tenantoroccupantshall not:

{a} keephisorhergarage dooropenexcept
{i) forthe purpose of entering orexiting by his or hermotorvehicle(s),
{ii) inconditions of excessive heator humidity, the garage door maybe keptopen
but notmore thanone metre;
{iii) forareasonable period of time while making appropriate use of the garage or
while performing maintenance or cleaning of his orherproperty.
(b} causeexcessive noisebythe use of a motorvehicde atany time andin particular between
the hours 0f11.00 p.m.and 7.00 a.m.;
(¢} casry out any oil changes, major repairs or adjustments to motor vehicles or other
mechanical e quipment on common property or any limited common property, exceptin
the case of an emergency,

{2) An owner, tenant or occcupant must promptly and at his or her own expense clean up any oil or
other substance which spills or leaks onto the commaon property and if such cleaning is not
properly done, the strata council can order the necessary work to be done, and charge to the
owner, tenant or occupant concerned the costof the workdone,

48. Garbage and Refuse

{1) An owner, tenant or occupant shall deposit ordinary household refuse and garbage from his or
herstrata lot in the enclosure provided by the Strata Corporationfor this purpose, and the owner,
tenant or occupantshall remove any materials otherthan ordinary householdrefuse and garbage
fromthe strata propertyat hisor herown expense.

{2) Anowner,tenantoroccupantshall not:
{a) Collect, or accumulate any garbage or refuse, or otherwise atlow hisor her stratalot or
the areas adjacent to become untidy ora hazard to health;
{b) make use of the stormdrains that lead to the marine environment to dispose of oil, paint,

pesticides orany cthersubstance.

49. Garden Planting and Maintenance

Page 29 of 38

nce on Feb 20, 2019
Feb 04, 2019

ia
rified:

MAX

2019 Ve

Ron Neal of

Upl ogded: Feb 04,

B

O der ed


StrataDocs
StrataDocs
This document was obtained from the StrataDocs System.  Its use is subject to agreed upon terms and disclaimers.

StrataDocs
StrataDocs
Uploaded: Feb 04, 2019 Verified: Feb 04, 2019


Its use is subject to agreed upon terms and disclainers

Thi s docunent was obtained fromthe StrataDocs System

Strata Plan V151723 BYLAWS November15, 2018

(1} Withinthe specific and reasonable limits listed below; which limitations have the purpose of

(2)

(3)

(4)
(5}

{6}

)

(8)

promoting, developing and maintaining adecorous and harmenious landscaped environment for
all to enjoy; owners, tenants or occupants are encouraged to take an interest in the common
property immediately adjacent to their homes. This part of the common property is defined as
follows:

(a) thosegardenareason eitherside ofthe entrance gate and immediately adjacent to the
courtyard wall;

{b) those areas between garages, by mutual consent between the two neighbours
concerned;

(¢} athree-footstrip outsidethe patio railings;

(d) theareas adjacenttothe frontentrances of the lower units, upon agreement between
the owner, tenant or occupantand the strata council.

In the case of bylaw 50{1) above, an owner, tenant or occupant of a strata lot shall not place
plantersor other such items orequipment withinany part of the common property or any limited
common property unless, in the opinion of the strata council, such planters, items or equipment

are in keeping with the balance of the development in terms of design, quality, proportion and
colour,

Plantings by individual owners, tenants or occupants on the areas detailed in bylaw 49(1) above,
shall be limited tothe following:

(a) floweringplantsorevergreenshrubs;
{b) annualsand perennials;
{c} hanging baskets.

Vegetables shall not be planted onthe common property.
The maximum height of any planting shall be:

(a) thelevelofthe top of the wall surrounding the courtyard at the front entrance; and
{b) the heightof eitherthe lowerpatio railing on the northern faces of the buildings.

The owner, tenant or occupant who plants in accordance with sub-sections 49(1){b} or (c) above,
and subsequent owners, te nants and occupants of that strata lot will be responsibleforthe care
and maintenance of those plantings, including weeding, pruning, trimming andwatering.

If these areas are not properly maintained and if, asa result, a complzint islodged inwriting, the
strata council will serve notice to the owner, tenantor occupant concerned that the plantings are
to be maintained; and if, after having been given two weeks written notice, the plantings have
still not been brought up to an acceptable standard, the strata council will instruct the gardening
contractor toremove the plants, and will charge the cost of the work tothe person concerned.

Owners, tenants or accupants may plant to their own requirementswithin the courtyard, but shall
not:
(a) plantanytree orshrubwhich maygrowto such a height as would impedethe view of the
waterfrom anctherstrata lot;
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(b) permitanytree orshrubtointerfere inanywaywiththe walls, eaves ordrainage system,
or other pipes orcablesof theirown or theirneighbours’ strata lot(s) or permitany such
tree or shrub to allow or facilitate animal access to any roofs, walls oreaves.

(9) inthe eventof awritten complaint froman owner oran employee of the Strata Corporation who
believes that an owner, tenant or occupant is in contravention of sub-section 49(8) above, the
strata council shall instruct, in writing, such owner, tenant or cccupant to remedy the problem.

(10)If, after a period of fifteendays, the problem has not been rectified, the strata council may instruct
a contractor to carry out the work and all costs of such work will be charged tothe owner, tenant
or occupant concerned.

(11)Save as permitted under sub-section 49(6) above, no ownar, tenant or occupant may lop, trim,
prune, fell ortop any tree or shrubgrowlng on the common property.

(12)Upon written request, the strata council may order a tree or shrubto be topped or felledif:

(a) such actionisnecessary for reasons of safety or building integrity, or
(b} such treeorshrubis:
(i} obstructingthe waterview fromthe ‘Venetian’ style window onthe upperfloon
and
(ii) lieswithinan arc of 50°, measurad fromthe centerof that windowpane.

{13)In both cases listed in sub-section 49{12) above, the strata council will require an ‘on site’
inspection before deciding what actiontotake.

{14)The strata council cannot guarantee a water view from the low windows or for the lower units,
but any written request from an owner of a lowerunit will be considered, taking into account the

individual circumstances of each case.

50. Barbequing and Heating Devices

(1) Owners, occupants and tenants must not, use, place, leave or store barbe quing or heatingdevices
anywhere on the common properiy without the priorwritten approval of the stratacouncil,

{2} BRarbegques, hibachis, cocking or heating devices must be powered by propane orelectricity.

{3) Owners, occupants and tenants must not, store propane tanks or containers in garages or any
otherinternal area.

{4} Care isto be takenin the maintenance of barbeques and other cooking devices soasto minimize
odourand smoke.

(5} If a series of complaints is received by the strata council in relation to the use of a particular
barbeque, the strata council shall investigate these complaints and may, at its sole discretion,
deny any further barbeque privileges to the owner, tenant or occupant concerned; and should
the offence persist thereafter, the strata council may fine such owner, tenant or occupant as
provided forinthese bylaws.
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51. Outdoor Lighting and Decoration

(1) Decorative lights, lighted ornaments or other decorations may onlybe installed, displayed or used
on the exterior of a building, including patios, balconies, courtyards, and those parts of the
common property being maintained by owners and tenants under the provision of bylaw 50,
between the 1** of Decemberand January 15" of the following year.

{2) All decorative lights and lighted ornaments must be in good condition and are not to present a
potential firehazard through frayed wiring, short circuits or other electrical faults.

{3} No decorative lights, lighted ornaments orother decorations are to be placed on any part of the
roof.

(4} Forthe purposes of bylaw 51, “decorative lights” meanslightsof any type including incandescent,

fluorescent, and LED, whose primary purpose is decorative and not for providing lighting of an
area.

52. Age Restriction
{1} No oneunder NINETEEN {15) years of age may ordinarily reside inastrata lot.

(2} A personshall be deemed to be ordinarily residingin a strata lotif such person spends more than
&0 nightseachcalendaryearinthe stratalot.

{3) Thisage restriction bylaw is applicable tothose strata lotsthat are rented inaccordance with the

provision of the Residential Tenancy Act save that any existing underage tenants will be
grandfathered.

23. Occupancy Restriction

{1} tnnocase shall:
{a) aone-bedroom stratalotbe occupied by more than twopersons;

(b) atwo-bedroomiotbe occupied by more thanthree persons;
(¢) athree-bedroom or more strata iot be occupied by more thanfourpersons,

(2) Despite bylaw 53(1), the strata council may, at its sole discretion, waive the require ments of this
bylaw in cases of hardship.

54, Absence from Strata Lot

(1) An ownerortenant whoplanstobe awayand leave the strata (ot vacant for a period of SEVEN (7)
days or longershall;

(a} advise the property management companyof the planned absence and confirm theidentity
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(2)

of any emergencykeyholder{s) and provide theiremergency contactinformation, if
available; and

(b} turn off the main watervalve forthe stratalot priortogoing away.

Notwithstanding bylaw 54(1), inthe event the extended absenceis betweenMay 1 and September
30 and there is an exterior watering system that prevents the water from being shut off during the
extended absence, the owner must:

(a) arrange forthe stratalot to be inspectednoless frequentlythan every FOUR (4) days, and

(b} informthe property management company of the identity of the person(s)that willbe
inspecting thea unit, together with his orher contact information.

RENTAL RESTRICTIONS

55. Number of Permitted Rental Units and Waiting List

(1)

(2)

(3)

(4)

Subject to bylaw 60 below, at any given time up to four strata lots may be rented or leased for
terms of notlessthan six months.

The strata counci! will keep a list of owners who wish to rent their strata lot and the priority of
theirapplication.

The strata council shall post a copy of the waitlist with each set of strata council minutes. The
strata council shall grantapprovals on a first come basis inthe orderof the date such applications
are received by the strata council.

An owner whose permission to rent or lease has terminated for any reason and who wishes to
reapply for permission shall be placed at the end of the waiting list. Noownershall be entitled to
priority based on having received permissiontolease in the past.

56. Application Procedune

Before Renting

(1)
(2)

(3)

Anyownerwishingteleaseorrenthis or her stratalot shall apply tothe strata council in writing.

If the number of strata lotsrented or leased at the time an ownerapplies for permission to rent
or lease has not reached the limit stated in bylaw 55{1}, excluding exempt strata lots pursuant to
sections 142, 143 and 144 of the Strata Property Act, the strata council must approve the owner’s
application inwriting within 14 days.

If the number of strata lots rented or leased at the time an ownerapplies forpermission to rent
or lease has reached the limit stated in bylaw 55(1), excluding exempt strata lots pursuant to
sections 142, 143 and 144 of the Strata Property Act, the strata council must refuse permission
and notify the owner in writing within fourteen {14) days, that the limit has been reached or
exceeded and place the owner of the strata lot on a waiting listto be administered by the strata
council.
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57. After Receiving Permission to Rent

{1) Upon acceptance of an applicationto rent, an ownermust enterinto a lease of a strata lot within
TWO (2) months from acceptance by the strata council of such owner’s application or the
acceptance will be automatically revoked.

(2) The ownershall ensure thatthe tenantis properly apprised of the bylaws currentlyin force, and
any rules and reguiations promulgated by the Strata Corporation and will deliver to the
management company employed by the Strata Corporation a properly executed Form ‘K’ priorto
the tenant taking up residence inthe StrataCorporation.

{3} Once an ownerhas enteredintoa tenancy agreementafterreceiving permissiontorentor lease
their strata lot, that owner, or a subsequent owner of the strata lot may rent orlease his or her
strata lotuntilthe earlier of:

(a) the date the owner, ora Family Member of the owner movesintoand resides inthe strata
lot;

(b) the date the strata lotis conveyed toan Owneroccupier of the strata lot;

{c} in the event the strata lot is sold subject to an existing tenancy; the date the tenancy
agreement between the new owner and the existing tenant at the time of sale is
determined, terminated orexpires; or

(d) the permissiontorent terminates pursuantto bylaw 57{1}above.

{4) The owner shall advise the management company employed by the Strata Corporation of the
addressandtelephone numberwhere the ownermay be contacted during his or herabsence.

58. Family Memberand Hardship Exemptions

{1) Notwithstanding bylaw 55 above, where the rental restriction may cause a hardship, an owner
may make a written requestto the strata council for permissiontorent a strata lot for a limited
period of time, and where the strata council has been provided with evidence that hardship will
result if limited rental approval is not given the strata council shall not unreasonably withhold
permission foralimited rental.

{2) The written application forahardship exe mption mustinclude:

{a} the reasonthe ownerthinks an exemption should be made and whether the owner wishes
a hearing;

(b) proposed term of the lease or rental, including the commencement date as well as the
terminationdate, if any, of the lease orrental;and,

{c) any other financial and personal Information or documents as may reasonably be
raquested in writing by the strata council.

{3) Ifthe ownerrequestsahearing, thenthe Strata Corporationshall:

(a) hearthe ownerorthe owner's agent within FOUR (4} weeksafterthe datethe application
isgiven to the Strata Corporation; and
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(b) provide itswrittendecision within ONE (1) weekof the hearing.

(4) If the ownerdoes not request a hearing, then the Strata Corporation shall provide its written
decision within TWO (2) weeks of the receipt of the application.

{5) These bylaws do not apply to prevent the rental or lease of a strata lot to a member of the
“family” of the owner, meaning:

{a) the spouse ofanowner
{b} aparentor child ofthe owner;or
{c} aparentor child of the spouse of the owner.

59. Legal Provisions

(1} Forthe purpose of the interpretation of these bylaws, the following shalibe deemedtobea
lease orrental:

{a) Any agreement whereby consideration of any type is exchanged for the provision of
lodgingin a strata lot in the absence of a strata lotowner, or a memberofthe strata
lot owner’s family.

{b) any agreement, excluding a registered agreement for sale, lease with option to
purchase orconveyance with agreement to recovery, the substance and effect whereof
is intended to provide for the occupancy of a strata lot and which is intended to
circumvent any restrictions on rentals as herein contained; and

{c} anyassignment of any existing lease ortenancy agreementor sub-letting of an existing
lease.

{2} The Strata Corporationis entitled to impose afine of up to FIVE HUNDRED DOLLARS {$500} for
a contravention of the rental bylaws, and may impose suchfinefor a continuing contravention
every SEVEN (7) days.

(3) The owner concerned shall be solely responsibleforall costs associated with any action taken
by the strata council to enforce the provisions of these bylaws, including, without restricting
the generality of the foregoing, all legal costs on a solicitor own clientbasis.

60. Furnished Rentals

{1} Despite bylaw 55above, and pursuanttosection 141{2}{b}(ii) of the Strata Property Act, any

owner, may rent, lease or provide a license of occupancy to their furnished strata lot for ONE{1)

period of between ONE {1) and SIX {6} monthsinany calendaryear.

{2) Any owner renting or otherwise allowing occupancy of his or her strata lot for a period of
between one and six months shall provide the management trompany employed by the Strata
Corporation witha Form ‘K’, confirming that theirtenant or occupant has received acopy of,
and will abide by, these bylaws.
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61. Prohibition Against Use of Strata Lot as Transient Accommodation

(1} Forthe purposesof thisbylaw “transient accommodation” means:

(8) The use of all or a part of a strata lot for the temporary accommodation of persons
including but not limited to travellers and the vacationing public for periods of under one
month, and without limitation includes vacation rentals, boarding, hostel use, and bed
and breakfast accommodation; but

{b) does not include the accommodation of visitors without receipt of payment or other
remuneration.

(2) Owners, occupants and te nants may not:

(a) rent, lease, orprovide a license of occupancy to all or any part of theirstrata lot for use
as transientaccommaodation;

{b) market, list, offer or advertise all or any part of their strata lot as beingavailable foruse
as transientaccommodation.

{3) Where an owner, accupant or tenant contravenes bylaws XX (2}{a), the owner will subject to a
fine of up to $1,000.00 or such higher amount as then permitted under the Strata Property
Regulation foreach night the strata lot is used astransient accommodation.

(4} Where an owner, occupant or tenant contravenes bylaws XX (2)(b), the owner will subjecttoa
fine of up to $200.00 or such higher amount as then permitted under the Strata Propeity
Regulation for each time the strata lot is advertised or marketed as being available for use as
transient accommodation.

62, Legal Action and Indemnification for Costs

{1} The strata council may commence and prosecute small claims actions for the recovery of any
monies owing to the Strata Corporation without the necessity of having the same approved bya
THREE-QUARTER (3/4) vote.

(2

m—

The strata council may commence and prosecute aforced sale action against any owner whoisin
arrears of strata fees or special levies, without the necessity of having the same approved by a
THREE-QUARTER (3/4) vote, and may pursuant to section 96 of the Strata Property Act expend
funds from the contingency reserve fund on the legal fees and disbursements up to SEVEN
THOUSAND FIVE HUNDRED DOLLARS (57,500) percase, to conduct the proceedings.

(3} The strata councif may make a request undersection 4 of the Civil Resolution Tribunal Act asking
the civil resolution tribunal to resolve a dispute concerning any strata property matterover which
the civil resolution tribunal has jurisdiction, without the necessity of having the same approved
bya THREE QUARTER (3/4) vote, and may pursuant to section 96 of the Strate Property Act expend
funds from the contingency reserve fund on the legal fees and disbursements up to FIVE
THOUSAND DOLLARS (55,000) per case, to conductthe proceedings.

(4) Ownersand tenants who, or whose occupants breach the bylaws, rules, orthe provisions of the
Strata Property Act shall reimburse the Strata Corporation for any and all costs and expenses
associated with the enfarcement of the bylaws, and rules or the costs of remedying a
contravention including legal costs, comprised of legal fees, taxes, disbursements and other
related expenses, asbetween a solicitorand his own clientbasis.

{5) Subjecttothe discretion of the strata council, any legal costs orexpenses soincurred by the Strata
Corporation arising out of an owner’s breach of the bylaws or the rules may be charged to that
ownerand shall be added to and become part of the assessment of that owner for the month
next following the date on whichthe legal costs orexpenses are incurred, but not necessarily paid
by the corporation, and shall become due and payable on the date of payment of the monthly
assessment,
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63. Smoking Prohibitions

(1)

(2}
(3}

“Smoking” or “smoke” means releasing into the air, gases, particles, or vapors as a result of
combustion, electrical ignition or vaporization, when the apparent or usual purpose of the
combustion, electrical ignition or vaporization is human inhalation of the by-products. The temm
“Smoking” or “smoke” includes butis not limited to: tobacco smoking, use of electronic cigarettes, or
vaparizers, heroin smoking, crack smoking, and marijuanasmoking.

Owners, tenants, occupants, and visitors must not smoke on the common property.

If the strata council receives complaints and determines that an owner, occupant, or tenant who
smokesintheirstrata lot is causing a nuisance or a hazard to the health of the owners, occupantsor
tenants of otherstrata lots, thenthe strata council may revoke the smoker's rightto smoke tobacco
intheirstrata lots, on SIXTY (60) days writtennotice.

64. Marijuana Prohibitions

(1)

(2)

(3)

(4)

(5)

(6)

"Smoking marijuana” or “smoke marijuana® meansreleasinginto the air, gases, particles, orvapours
as a result of combustion, electricalignition orvaporization, when the apparentorusua! purpose of
the combustion, electrical ignition or vaporization is human inhalation of the by-products.

Owners, occupants, tenants, and visitors mustnot:

{a) grow marijuanain a strata lot or on the commonproperty;
{b) sellmarijuanafrom astrata lot or the common groperty;
{c) smoke marijuana onthe common property ar on any deck, balcony, patio orcourtyard.

The prohibitions and restrictions in subsection (2) of this bylaw applies to both recreational
marijuana use and those owners, tenants, or occupants who have a valid authorization to possess
marijuanaissued pursuant tothe Access to Cannabis for Medical Purposes Regulations orthe
Cannabis Actor any similar or successor legislation.

Despite bylaw 64(3) above, and any smoking restriction bylaws currently in place, an owner, tenant,
or occupant may apply to the strata council for a humanrights based exemption to this bylaw to
permitthemto smoke medical marijuanawithin their stratalotbut not on theirpatios, decks,
courtyards or balconies, orany other common or limited commonarea.

The strata council may only grant a human rights based exemption permitting the smoking of
marijuana or marijuana based productsin a strata (otto a person if the strata council is satisfied
based onwritten ordocumentary medical evidence by a medical doctor provided by the applicant
that the applicant cannot reasonably obtain, ingest, or consume medical marijuanainany format
otherthan smoking.

Ali owners, occupants, and te nants pe rmitied to smoke marijuana in their strata lots pursuantto these
bylaws must make reasonable efforts at their own cost to seal their strata lots, purify the air within
their strata lots through the use of approved air purifiers and or smoke eaters, to prevent secondhand
marijuanasmoke frominfiltrating the common propenty, orotherstratalots.
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(7} Ifthe strata council receives comphaints and determines that a permitted marijuana smokeris
causing a nuisance ora hazard to the health of other owners, occupants ortenants, then the strata
council may revoke the smoker’s right to smoke marijuanain theirstratalots, on SIXTY{60) days
written notice.

5. Severability

{1) For the purpose of interpretation of these bylaws, each paragraph and sub-paragraph or sub-section
shall be deemed to be a separate bylaw and should any of the aforesaid paragraphs, sub-paragraphs
or sub-sections be held by any competent court of jurisdiction or by any arbitrator be deemed to be
unenfarceable, then such paragraph, sub-paragraph or sub-section shall be deemed to be severable
and the remaining paragraphs, sub-paragraphs or sub-sections of any bylaw so affected shall be
giventhe broadestinterpretation possible and shall not be deemed to be void or unenforceableasa
resultof such findings.
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e Your electronic signature is a representation by you that:
e you are a subscriber; and
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= this electronic application, and
= the imaged copy of each supporting document attached to this electronic application,
and have done so in accordance with Sections 168.3 and 168.41(4) of the Land Title Act,
RSBC 1996, C.250.
e Your electronic signature is a declaration by you under Section 168.41 of the Land Title Act in respect of each supporting document
required in conjunction with this electronic application that:
 the supporting document is identified in the imaged copy of it attached to this electronic application;
o the original of the supporting document is in your possession; and
o the material facts of the supporting document are set out in the imaged copy of it attached to this electronic application.
Each term used in the representation and declaration set out above is to be given the meaning ascribed to it in Part 10.1 of the Land Title Act.

1. CONTACT: (Name, address, phone number) | Import Profile |
PROLINE MANAGEMENT LTD.

Telephone: 250-475-6440
20 BURNSIDE ROAD WEST - SUITE 201

VICTORIA BC VO9A 1B3
Document Fees: $28.63 Deduct LTSA Fees? Yes [O]
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Strata Property Act

FORM |

AMENDMENTS TO BYLAWS

(Section 128)

The Owners, Strata Plan VIS1723 (Port Royale Estates) certify that the following or attached
amendments to the byiaws of the strata corporation were approved by a resolution passed in
accordance with Section 128 of the Strata Property Act at an Annual General Meeting held on

October 22, 2015,

Resolutions:

BE IT RESOLVED that the Owners of Strata Plan VIS1723, by 3/4 vote, hereby repeal Section

18(b) of the bylaws.

BE [T RESOLVED that the Owners of Strata Plan VIS1723, by 3/2 vote, hereby amend Section 9
of the bylaws by deleting Section 9(c)(2)(d)-({f) and Section 9{d)}{5)-(7) and replacing them with

the underlined items as follows:

9. “The strata corporation must repair and maintain all of the following:

a. the common assets of the corporation;

b. common property that has not been designated as limited common property;
c. limited common property, but the duty to repair and maintain is limited to:

(1)
()

repair and maintenance that in the ordinary course of events
occurs less than once a year; and

the foilowing; no matter how often the repair and maintenance
ordinarily occurs:

{a)
(b}
{c}

{d)

(e)
(f)

(s)

the structure of the building;

the exterior of the building;

chimneys (but exciuding routine cleaning and any repair or
replacement of the chimney fiue) stairs, balconles and
other things attached to the exterior of the building;

garage doors (but excluding the servicing or replacement

of the springs, rollers, tracks and other mechanical
components of the operating system);

exterior doors (but excluding the servicing or replacement
of hinges, locks, roliers and handles):

windows and skylights {including the casings, sills _and
frames of such windows and skylights but excluding the
replacement _ of double glazed windows whose
thermoseals have failed and excluding the servicing or
replacement of hinges, locks, and handles);

walls, railings or gates that enclase decks, balconles, patios
and courtyards.
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d. astrata lot in the strata plan, but the duty to repair and maintain is restricted
to:

{1) the structure of a building;

(2) the exterior of a building;

(3) chimneys (but excluding routine cleaning and any repalr or
replacement of the chimney flue), stairs, balconies and other
things attached to the exterior of a building;

i4) Walls or railings or similar structures that enclose decks,
balconies, patios and courtyards;

{5) gerage deors {but excluding the servicing or replacement of the
springs, rollers, tracks and other mechanlcal components of the
operating system):

(6) exterior doors {but excluding the servicing of replacement of
hinges, locks, rollers and handles);

{7) windows and skylights ({including the casings, the frames and
sills _of such windows and skylights but excluding the
replacement of double glazed windows whose tharmoseals have

falled and excluding the servicing or replacement of hinges,
locks, and handles);

{8) pipes, wires, cables and ducts that pass through the strata lot
and are capable of being used in connection with the enjoyment
of more than one other strata lot or lots.”

A revised set of bylaws, incorporating these amendments, is attached.

o

Signhature of Council Member

f

F &

Signature of-8gcond Coupfii Member
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SCHEDULE OF BYLAWS

INTRODUCTION

The purpose of this document is threefold: in the first place it is designed to protect owners’ rights by

balancing the rights of the individual with the rights of the community, so that all may lead an

undisturbed life together.

In the second place, it is designed ta protect the rights of the strata corporation, which is responsible for

the maintenance of everything within the perimeter fence {and, indeed, the fence itself} and requires

the co-operation of all residents to assist it in this task.

In the third place, it is designed to ensure that the administration of Port Royale is carried out efficiently,

economically and fairly for the benefit of all.

The bylaws are therefore the blueprint for a ‘design for living’, and although they curtail certain

activities and actions, they are intended for the common good and bear evenly on all. They must

therefore be observed by all.

On buying into the strata corporation all owners have signed a contract to this effect, so it behooves

them to ensure that they are familiar with the contents of this document and that they and their tenants

are prepared to abide by its provisions.

The Port Royale Estates
Brentwood Bay.

Ron Neal of RE/MAX Alliance on Feb 20, 2019
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SCHEDULE OF BYLAWS

DUTIES OF OWNERS, TENANTS, OCCUPANTS AND VISITORS

Payment of Strata Fees

1. An owner must:

a. pay strata fees on or before the first day of the month to which the strata fees relate;
and

b. pay all rates, taxes, charges and assessments that may be payable in respect of his or
her strata lot.

Repair and Maintenance of Property by Owner

2. An owner shall:

a. repair and maintain his or her strata lot and areas allocated to his or her exclusive use,

Its use is subject to agreed upon terns and discl ai ners.
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except for the repair and maintenance that is the responsibility of the strata corporation
under these bylaws, and keep them in a state of good repair: reasonable wear and tear
and damage by fire, storm, tempest or act of God excepted;

when made necessary by accident or neglect, replace doors {including garage doors),
skylights and windows so as to match the standard, quality and design of those
presently existing;

repair and properly maintain all electrical and plumbing appliances, fittings and fixtures
in his or her strata lot, and shall report immediately to the management company
employed by the strata corporation any malfunction or short-circuits involving the
electrical system, water pipes or drains;

bear the sole responsibility in any case where the owner does not repair or repart, in
accordance with sub-section c. above, and damage is caused as a result. In this event,
the owner shall be solely responsible for the cost of repairing such damage and for any
and all legal costs incurred by the strata corporation in collecting such monies on a
solicitor own client basis;

promptly carry out all work that may be ordered by any competent public or local
authority in respect of his or her strata lot;

maintain the surface membrane of the balcony, replacing this when necessary under the
direction of the strata council and using the materials and standards that may be set by
the strata council from time to time;

repair and maintain such limited common property as has been allocated for his or her
use, except for repair and maintenance that is the responsibility of the strata
corporation under these bylaws.
provide the strata corporation with current emergency contact information and the
names and addresses of any holders of keys to the owner(s) strata lot that may facilitate
access to the awner(s) strata lot in an emergency. Furthermore, owners shall undertake

to advise the strata corporation as soon as possible regarding any changes to such
information.

Ron Neal of RE/MAX Alliance on Feb 20, 2019
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Use of Property

Pets

a. Anowner, tenant, occupant or visitor must not use a strata lot, the common property

or limited common property in a way that;

(1} causes a nuisance or hazard to another person;

(2) causes unreasonable noise;

(3) unreasonably interferes with the rights of other persons to use and enjoy the
common property or anather strata lot;

(4) is illegal; or

(5) is contrary to a purpose for which the strata lot or common property is intended
as shown expressly or by necessary implication on or by the strata plan.

b. in respect of sub-section a.(5) above, owners, tenants or occupants may make

reasonable use of the garage space for storage or the accommodation of a workbench
or freezer chest, provided always that such use does not preclude the ability for any car,

motorcycle or bicycle owned by such owners, tenants or occupants to be kept parked
off the common property.

C. An owner, tenant, occupant or visitor must not cause any damage, other than

reasonable wear and tear, to the common property, common assets or those parts of
the strata lot which the strata corporation must repair and maintain under these
hylaws, or insure under section 149 of the Act.

a. Anowner, tenant or occupant must not keep any pets on a strata lot other than
one or more of the following:

{1) one small dog, having a ground to shoulder height not greater than 14 inches or
35 centimeters, and a weight of not mare than 20 pounds or 9 kilograms, or one
cat;

(2) up to two caged birds, but excluding pigeons;

(3) a reasonable number of fish, always provided that the weight of the aquarium
does not place an undue strain upon any structure.

An owner, tenant or accupant possessing a pet animal or bird shall inform the
management company employed by the strata corporation of the particulars of their
pet (s).

An owner, tenant, occupant or visitor must ensure that his or her pets are leashed or
otherwise secured when on common property.

An owner, tenant, occupant or visitor shall be responsible for removing his or her pet’s
excrement from any strata lot or from the common property.

No owner, tenant or occupant shall permit his or her pet to interfere with any other pet,
person or object, or permit his or her pet to disturb any other owner, tenant or
occupant with uncontrolled barking, howling or other noise.

If the strata council, on reasonable grounds, considers a permitted pet to be a nuisance;
the strata council shall deliver written notice to the owner, tenant or occupant
concerned requiring that he or she remove the aforesaid pet within fiftaen days. Should
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such ewner, tenant or occupant fail to remove the pet in question permanently from

the strata corporation, including the individual's own strata lot, then the strata counci
may:

(1) levy a fine for contravention of this bylaw; or
(2) take legal action to require the removal of the pet in question.

Any costs, including ail legal costs on a solicitor own client basis, resulting from action
taken under sub-section 4.f. above, shall be the sole responsibility of the owner, tenant
or occupant concerned.

The strata council may from time to time on behalf of the strata corporation, enact such
rules with respect to the keeping of pets as the strata council, acting reasonably, deems
necessary or desirable, provided always that in the event of any conflict between these
bylaws and any such rule, the provisions of these bylaws shall prevail,

Informing the Strata Corporation

5.

a. Within two weeks of becoming an owner, an owner must inform the

management company employed by the strata corporation of his or her name, strata lot
number, telephone number and mailing address outside the strata plan, should this
apply.

An owner must notify the management company employed by the strata

corporation promptly of any changes of ownership, or of any mortgage or other dealing
which affects the title of his or her strata lot.

On request by the strata council, a tenant must infarm the management

company employed by the strata corporation of his or her name and telephone number.

Obtaining Approval before Altering a Strata Lot

6.

a.

An owner must obtain the written approval of the strata council before
making an alteration to a strata lot that involves any of the following:

{1) the exterior of a building;

(2) the structure of a building;

(3) chimneys, stairs, balconies or other things attached to the exterior of a building;

(4) doors, windows or skylights on the exterior of a building;

(5) walls or railings or similar structures that enclose a deck, balcony, patio or
courtyard;

{6) common property located within the boundaries of a strata lot;

{7) those parts of a strata lot which the strata corporation must insure under
section 149 of the Act.

The strata council must not unreasonably withhold its approval under sub-section 6.a.
above, but it may require as a condition of its approval that the owner agrees, in writing,
to take responsibility for any expenses relating to the alteration.
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¢. In addition to the guarantee required by sub-section 6.b. above, the strata council may

also require the owner, at his or her expense, to obtain a professional evaluation of the
impact of the proposed changes on the structural integrity of the adjoining strata lots,
and where such an evaluation reveals any risk to such lots the strata council shall act in
the interest of the common good by taking whatever action is necessary to prevent such
alteration from taking place.

Any costs, including all legal costs on a solicitor own client basis, resulting from such

action as is required under sub-section 6.c. above shall be the sole responsibility of the
strata lot owner concerned.

Obtaining Approval before Altering Common Progerl_.y_

7.

a.

b.

An owner must obtain the written approval of the strata courncil before making any
alteration to the common property or any limited common property.

The strata council may not unreasonably withhold its approval under sub-section 7.a.
above, but may require as a condition of its approval that the owner agrees, in writing,
to take responsibility for any expense relating to the alteration.

Should the nature of the request so warrant, the strata council may take additional
action as is specified in sub-sections 6.c. and 6.d. above.

Permit Entry to a Strata Lot

8.

a.

An owner, tenant or occupant or visitor must aillow a person authorized by the strata
council to enter his or her strata lot:

{1} in an emergency, without notice, to ensure safety or prevent significant loss or
damage; or
(2} at a reasonable time, on 48 hours’ written notice, to inspect, repair or maintain

common property or any other portions of the strata lot that are the
responsibility of the strata corporation to repair and maintain under these
bylaws or to insure under section 149 of the Act; and

(3} at a reasonable time, on 48 hour’s written notice, for the purpose of ensuring
that bylaws are being observed.

The notice referred to in sub-sections 8.a.(2) and (3) above, must include the date and
approximate time of entry, and the purpose for which entry is required.

An owner, tenant or occupant should ensure that he or she deposits a key to his or her
strata Iot with a neighbour or friend in the event that emergency access is required to
the strata lot in the absence of such owner, tenants or occupant. In addition, an owner,
tenant or occupant should inform, in writing, the management company employed by
the carporation of the location of this key.

Should an emergency occur, and no key be readily available, the strata coundil or its
authorized agent(s) will enter the strata iot using force if this is so required. In this

event, the repair of any damage necessarily incurred will be at the expense of the
owner, tenant or occupant concerned.
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POWERS AND DUTIES OF THE STRATA CORPORATION

Repair and Maintenance of Property by the Strata Corporation
9.

The strata corporation must repair and maintain all of the following:

a. the common assets of the corporation;

common property that has not been designated as limited common property;
¢. limited common property, but the duty to repair and maintain is limited to:

(1)
(2)

repair and maintenance that in the ordinary course of events occurs less than
once a year; and

the following; no matter how often the repair and maintenance ordinarily
occurs:

(a) the structure of a building;

(b) the exterior of a building;

{c) chimneys {but excluding routine cleaning and any repair or replacement
of the chimney flue), stairs, balconies and other things attached to the
exterior of a building

(d} garage daors (but excluding the servicing or replacement of the springs,
rollers, tracks and other mechanical components of the operating
system);

(e) exterior doors (but excluding the servicing or replacement of hinges,
locks, rollers and handies);

(f) windows and skylights (including the casings, sills and frames of such
windows and skylights but excluding the replacement of double glazed
windows whose thermoseals have failed and excluding the servicing or
replacement of hinges, locks, and handles);

(B) Walls or railings or similar structures that enclose decks, balconies,
patios and courtyards.

d. astrata lot in the strata plan, but the duty to repair and maintain is restricted to:

(1)
(2)
(3)
(4)
(5)
(6)

the structure of a building;

the exterior of a building;

chimneys {but excluding routine cleaning and any repair or replacement of the
chimney flue), stairs, balconies and other things attached to the exterior of a
building

Walls or railings or similar structures that enclose decks, balconies, patios and
courtyards

garage doors (but excluding the servicing or replacement of the springs, rollers,
tracks and other mechanical components of the operating system);

exterior doors (but excluding the servicing of replacement of hinges, locks,
rollers and handles);
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10.

Financial

11.

12.

(7} windows and skylights (including the casings, the frames and sills of such
windows and skylights but excluding the replacement of double glazed windows
whose thermoseals have failed and excluding the servicing or replacemant of
hinges, locks, and handles}; _

(8) pipes, wires, cables and ducts that pass through the strata lot and are capable of
being used in connection with the enjoyment of more than one other strata lot
or lots.

For the purposes of these bylaws, the following definitions are established:

a. adeck is an exterior level covering a room or other interior space;

b. a balcony is an exterior level on the upper floor {s} which does not cover an interior
space;

C. 2 patio is an external level, at grade, which is included within a strata lot on the north-
facing frontages;

d. a courtyard is an exterior level, at grade, which is included within a strata lot on the
south-facing frontage.

The strata corporation shall:

a. collect and receive all contributions towards the common expenses paid by the owners,
and shall deposit the same with a Chartered Bank, Trust Company or Credit Union;

b. pay all sums of money properly required to be paid on account of all services, supplies
and assessments pertaining to, or for the benefit of, the strata cotrporation.

The strata corporation may:

a. invest, as it may determine, in separate accounts, monies for administrative purposes
and for the contingency reserve fund: provided always that such monies shall be placed
only in such accounts and instruments as may conform to the requirements of the Act,
and the repayment of which is guaranteed by the Canadian Deposit Insurance
Corporation;

b. subject to the provisions of the Act, determine the levy for the contingency reserve
fund, until the reserve reaches an amount, which the strata corporation deems to be
sufficient to meet planned and foreseen expenditure. Thereafter, further amounts of
replacement funds may be raised from time to time over such a period of time as the
strata corperation considers fit;

¢. borrow money required by it in the performance of its duties or the exercise of its
powers;

d. secure the repayment of monies borrowed by it, and the payment of interest thereon,
by negotiable instrument or morigage of unpaid contributions {whether levied or not)
or mortgage of any property vested in it, or by a combination of these means;

e. purchase, hire or otherwise acquire property for use by owners in connection with their
enjoyment of common property;
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f.  impose and collect fines for the contravention of any of these bylaws or of any rules or

regulations duly established, provided always that these fines remain within the limits
established by the Act.

Use of Property

13. The strata corporation may:

a. by majority vote, make rules and regulations that it considers necessary from time to

time in relation to the use, enjoyment, safety and cleanliness of the common property
and other assets of the strata corporation;

b. make an agreement with the owner of a strata lot for the provisicn of amenities or
services by it to the strata lot or to the owner;

¢. by special resolution, designate an area as limited common property, and specify the
strata lot{s) that have the use of the limited common property;

d. by special resolution, grant an owner the right to the exclusive use and enjoyment of
common propetty, or special privileges thereon. Such a grant to be terminable upon

reasonable notice, unless the strata corporation, by unanimaus resolution, otherwise
resolves,

14. The strata corporation shail:

a. control and administer the common property and other assets of the strata corporation
for the benefit of all owners;

b. maintain all common areas, including lawns, gardens, roads, parking areas, fences and
gates;

¢. do all things necessary for the enforcement of the bylaws and any rules and regulations
made for the common good by the strata corporation under sub-section 13.3. above.

POWERS AND DUTIES OF THE STRATA COUNCIL

General

15. The powers and duties of the strata corporation shall, subject to any restriction imposed or
direction given, at a general meeting, be exercised and performed by the strata council of
the strata corporation.

Council Size

16. The strata council shall consist of a minimum of five council members and a maximum of

seven council members, to serve for a two-year term, with either two, three of four
members being elected in alternate years,

Council Composition

17. a. The strata council shall be elected by and from the owners and such
tenants as are so qualified under the provisions of the Act.
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a.

In addition, and as provided for by section 28(2) of the Act, a person other than an
owner, an individual representing a corporate owner and a qualified tenant may be a

member of the strata counci! provided that such person is;

(1) a spouse (including a common-law spouse) of an owner; or
(2) a professional advisor of an owner.

Where a strata lot is cwned by more than one person, only one joint owner shall be a

member of the strata council at any one time.

Council Members’ Terms

18. a.

The term of office of a strata council member ends at the conclusion of

the annual general meeting at which the replacement strata council
members are elected.

Removing a Council Memher

15. a.

b.

The strata corporation may, by a majority vote passed at an annual or

special general meeting, remove one or more strata council members.

After removing a strata council member, the strata corporation must hold an election at
the same annual or special general meeting to replace the said council member for the
remainder of his or her term.

No person shall stand for the strata council or continue to be a member of the strata
council with respect to a strata lot if the strata corporation is entitled to register a lien
against that strata lot under the provisions of the Act.

Replacing a Council Member

20. a.
b.
c.
d.
Officers
21. a.
b,

If a strata council member resigns or is unwilling or unable to act for a period of two
months or more, the remaining members may appoint a replacement strata council
member for the remainder of the aforesaid member’s term.

A replacement strata council member will be appointed from among all persons eligibie
to sit on the strata council.

the strata council member may appoint a replacement strata council member under the
provisions of this paragraph even if the absence of the member being replaced leaves
the strata council without a quorum.

In the event that all members of the strata ccuncil resign or are unwilling or unable io
act for a period of two months or more, persons holding at least 25% of the votes of the
strata corporation may hold a special general meeting to elect a new strata council by
complying with the provisions of the Act, Regulation and the bylaws respecting the
cailing and holding of general meetings.

At the first meeting of the strata council held after each annual general meeting, the

strata council must elect from among its members a president; a vice president; a
secretary and a treasurer.

A person may hold more than one office at a time, other than the offices of president
and vice president.
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C.

The vice president has the powers and duties of the president:

{1) while the president is absent or unwilling to act: or

(2) for the remainder of the president’s term, if the president ceases to hold
office.

d. If an officer other than the president is unable or unwiliing to act for a period of two or

more months, the council members may appoint a replacement officer from among
themselves for the remainder of his or her term.

In the absence of both the president and vice president, the members present shall
from among themselves appoint a president for that meeting who shall have ail the
powers and duties of the president whilst s acting.

Calling a Council Meeting

22.

a.

b.

C.

Any council member may call a strata council meeting by giving the other strata council
members at least one week’s notice of the meeting, specifying the reason(s) for calling
the meeting. This notice does not have to be in writing.

A strata council meeting may be held on less than one week’s notice if:

(1) all strata council members consent in advance of the meeting; or

(2) the meeting is required to deal with an emergency situation, and all strata
council members either:

(a) consent in advance of the meeting; or

(b) are unavailable to provide consent after reasonable attempts have been
made to contact them.

The strata council must inform owners about a strata council meeting as soon as
feasible after the meeting has been called.

Quorum of Council

23.

b.

A quorum of the strata council is three, if the council consists of five or six members,
and four, if the council consists of seven members.

Council members must be present in person at the strata council meeting to be counted
in establishing a quorum.

Voting at Council Meetings

24,

At strata council meetings, decisions must be made by a majority vote of the strata
council members present in person at the meeting.

If there is a tie vote at a strata council meeting, the president may break the tie by
casting a second, deciding, vote.

The results of all votes taken at a strata council meeting must be recorded in the
minutes of that meeting.

Meeting by Electronic Means
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25.

a.

At the option of the strata council, strata council meetings may be held by electronic
means, so iong as all strata council members and other participants can communicate
with each other.

If the strata councit meeting is held by electronic means, strata council members are
deemed to be present in person.

Attendance at Council Meetings

26.

a. Any owner may attend council meetings, as an observer, up to the limit of space

b.

available.

Despite sub-section a. above, no observers may attend those portions of strata council
meetings that deal with any of the following:

{1) bylaw contravention hearings under section 135 of the Act:

(2} rental restriction bylaw exemption hearings under section 144 of the Act;

(3) any other matters, if the presence of observers would in the opinion of the
strata council, unreasonably interfere with an individual’s privacy.

To allow owners to address the strata councii on matters which do not require a formal
hearing, as in paragraph 27 below, the strata council may, from time to time, hold open
sessions during which owners concerns may be given, subject to the restrictions below:

(1) questions, observations or comments may be given only during the time
allocated for this purpose on the agenda;

(2) each speaker will be limited to a maximum of ten minutes speaking time;

(3) at least one week’s notice of matters to be raised must be given to the secretary
of the strata council;

(4} the strata council will not, at this meeting, give a binding reply to any written or
verbal question. However, a written response will be delivered to the person
concerned within ten days of the date of the strata council meeting, and may be
repeated in the newsletter, if the subject is of general concern;

(5) attendees must be prepared to vacate the room where the strata council
meeting is being held, if requested to do so under the provisions of sub-section
b. above;

(6} in cases of unruly behaviour or abusive language, the strata council is
empowered 1o levy fines as is provided for in these bylaws.

The date, time and place of the open session are to be promulgated through the
newsletter and/or the bulletin boards at least two weeks before the event.

Requisition of a Council Hearing

27.

An owner or tenant may request a hearing at a strata council meeting by making an
application in writing, stating the reason for the request.

If @ hearing is requested under sub-section a. above, the strata council must hold a
meeting to hear the applicant within one calendar month of receiving the request,

If the purpose of the request is to seek a decision of the strata council, the strata council
must give the applicant a written decisicn within one week of the hearing.
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Council to inform Owners of Minutes

28, The strata council must inform owners of the results of all strata council meatings within
two weeks of the meeting, whether or not the minutes have been approved.

Responsibilities of Council

29, The strata council shall keep or cause to be kept in one location or in the possession of one
person, the following documents, which shall be made available on request to an ownerora
person bearing written authority to act on his or her behalf:

a copy of the Strata Property Act and Regulation;

a copy of changes to the bylaws, and any rules or regulations presently in force;

a copy of special and unanimous resolutions;

a copy of all the legal agreements to which the strata corporation is'a party, including

management contracts; insurance policies; insurance trustee agreements; deeds;

agreements for sale, leases; easements and rights of way;

e. a register of members of the strata council, 1o include their addresses and telephone
numbers, together with fax numbers and e-mail addresses if applicable;

f. a register of the strata lot owners, setting out the strata lot number; the name of the
owner; the unit entitlement; the name and address of any mortgagee who has notified
the strata corporation; the name of any tenant or lessee and a notation of any
assignment by an owner to a lessee;

g- acopy of the annual budget for each year; and

h. a copy of the minutes of all annual and special general meetings, together with the

minutes of all strata council meetings.

a0 oo

30. In addition, the strata council shall:

a. record minutes of its proceedings;
record or cause to be recorded minutes of annual and special general meetings;

€. maintain or cause to be maintained proper books of account in respect of all monies
received and expended by it: including the matters in respect of which receipt and
expenditure of such monies tock place;

d. prepare or cause to he prepared proper accounts relating to all the financial
transactions of the strata corporation during the fiscal year for distribution to all owners
at the annual general meeting;

e. on application by an owner or mortgagee, or any person so authorized in writing by him
or her, make the books of account available for inspection at all reasonable times, or
cause such books to be made available at a reasonabie time agreeable to the holder.

Spending Restrictions
31. a. In accordance with the provisions of the Act, the monetary limitation upon the strata

council for expenditure not autherized in the budget, other than in cases of emergency,
is set at not more than $2000.00 in any one fiscal year.
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b. A person may not spend the strata corporation’s money unless the person has been

C.

delegated the power to do so under sub-sections 32.b. and c. below.

Notwithstanding sub-sections a. and b. above, a strata council member may spend the
corporation’s money ta repair or replace common praperty or common assets, if the
repair or replacement is immediately required to ensure safety or to prevent significant
loss or damage, whether physical, financial or otherwise.

Delegation of Council’s Powers and Duties

32,

33.

34,

a.

C.

Subject to sub-sections b. and c. below, the strata council may delegate some or all of its
powers and duties to one or more strata council members, or persons who are not
members of the council, and may, at any time, revoke the delegation.

The strata council may delegate its spending powers or duties, but only by a resolution
that:

(1) delegates the authority to make an expenditure of a specific amount for a
specific purpose; or

{2) delegates the general authority to make expenditures in accordance with sub-
section c.

A delegation of a general authority to make expenditures must:

(1) set a maximum amount that may be spent; and
(2) indicate the purpose for which, or the conditions under which, money may be
spent.

The strata council may not delegate its powers to determine, based on the facts of each
particular case:

a.
b.

whether a person has contravened a bylaw, rule or regulation; or
whether a person should be fined, and, if so, the amount of the fine.

The strata council may employ, for and on behalf of the strata corporation, agents;
contractors and employees as it thinks proper for the control, management and
administration of the common property and other assets of the strata corporation.

Limitations on Liability of a Council Member

35.

a.

A strata council member who acts honestly and in good faith is not personally liable
because of anything done or omitted in the exercise or intended exercise of any power
or the performance or intended performance of any duty of the strata council.
Sub-section 35.a. above does not affect a strata council member’s liability, as an owner,
for any judgment against the strata corporation.

All acts done in good faith by the strata council are, notwithstanding that it was
afterwards discovered that there was some defect in the appointment or continuance in
office of a member of the strata council, as valid as if the strata council member had
been duly appointed or had duly continued in office.
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ENFORCEMENT OF BYLAWS AND RULES

Responsihilities

36.

Fines

37.

38.

d.

An owner, tenant, occupant or visitor shall comply strictly with these bylaws, and with
such rules and regulations as may be promulgated from time to time in accordance with
sub-section 13.a. above.

An infraction or violation of these bylaws or any rules or regulations duly established by
the corporation on the part of an owner, his employees; agents; tenants or visitors may
be corrected, remedied or cured as set out in paragraphs 37 to 41 below.

The strata council can fine an owner, tenant or occupant a maximum of;

o]

b.
c.

$50.00 {fifty) for each contravention of a rule or regulation
$200.00 (two hundred} for each cantravention of a bylaw; and
$500.00 (five hundred) for each contravention of a rental bylaw.

If an activity, or lack of activity, that constitutes a contravention of a bylaw, a rule or a
regulation continues for longer than seven days, a fine can be imposed every seven days so
long as the contravention continues.

Penalties for Late Payment

38.

a.

If an owner is late in paying his or her strata fees, the owner must pay to the strata
corporation interest on the late payment in the amount of 10% per annum,
compounded annually, and calculated on a monthly basis commencing from the date
that the payment was due and continuing until the last day of tha month in which it is
paid.

Each owner and tenant is responsible for paying, without invoice, of any money {other
than strata fees but including special levies) owing to the strata corporation as provided
for in the Act or these bylaws, and if the owner or tenant fails to pay money so owing
within fifteen days after such money becomes due, the owner or tenant will, after
having been given written notice of the default and been provided with a reasonable
opportunity to answer the complaint (including a hearing if requested), be assessed and
pay a fine of $10.00, and if such default continues for a further fifteen days, an
additional fine of $25.00 will be levied against and paid by the owner or tenant, as the
case may be, and for each additional month such defauit continues, an additional fine of
$25.00 will be levied against and paid by the owner or tenant.

Payment of Fines and Penalties

40,

Additional assessments, fines authorized by these bylaws, banking charges, filing costs, legal
expenses, interest charges and any other expenses incurred by the strata corporation either
to enforce these bylaws, as they may be amended from time to time, or any rule or
regulation which may be established by the strata corporation pursuant to the Act or these
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bylaws, shall become part of the assessment of the awner responsible and shall become due
and payable on the first day of the month next following, except that any amount owing in
respect of a fine or the cost of remedying the contravention of a bylaw will be calculated as
a separate component of such assessment and of a bylaw will be calculated as a separate
compenent of such assessment and the strata corporation may not register a lien against
separate component,

Discretion Granted to Council

41,

The strata council must respond to a written complaint reporting an infraction or
violation of a bylaw, rule or regulation, and shall in every case inform, in writing, the
owner, tenant or occupant concerned of the breach of a bylaw, rule or regulation and of
the liability of a fine should the act or omission which caused the breach continue,

if, after a reasonable time for compliance, the owner, tenant or occupant concerned is
still in contravention or breach of a bylaw, rule or regulation the strata council shall in
writing, inform such owner tenant or occupant of its decision to impose a fine and the
amount of that fine. However, the strata council has sole discretion to take into account
the circumstances of each case, and may impose any amount below the permitted
maximum that it considers justified.

ANNUAL AND SPECIAL GENERAL MEETINGS

Calling of Meetings

42,

Procedures

43,

a. Annual general meetings shall be held once each year, and in any event not more than

b.

thirteen months shall elapse between one annual general meeting and the next.

General meetings other than annual general meetings shall be termed special general
meetings.

The strata council may, whenever it considers proper and shall on requisition in writing
by owners aor mortgagees holding at least 25% of the strata corporation’s votes, within
twenty one days of the requisition; convene a special general meeting, stating the
reason(s} for the meeting and limiting business to the items specified in the agenda.
Notice of a general meeting shall be dispatched to all owners, tenants and first
mortgages who have notified their interests to the strata corporation twenty days
before the date on which the meting is due to take place. The notice is to give the date,
place, and hour of that meeting and detailing the business that is to be conducted,
including all the resolutions that it is intended to lay before the meeting.

Accidental omission to give notice to an owner, tenant or first mortgagee or failure to
receive a notice duly dispatched to an owner, tenant or first mortgagee shall not
invalidate the proceedings of the meeting.

At each annual general meeting all business, other than the election of council members
and the approval of the budget for the coming year, shall be deemed to be ‘special’ and
shall require-approval by way of special resolution and a ‘three-quarter’ vote as defined
by the Act.

At a special general meeting, all resolutions will be ‘special’
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Business shall not be transacted at a general meeting uniess a quorum is present at the
time the meeting is called to order.

One third of all persons being entitied to vote being present in person or as represented
by proxy shall constitute a quorum.

If, within one half hour of the time appointed for a general meeting to begin, a quorum
is not present, the meeting shall stand adjourned. A date, time and place for the
meeting to reconvene must be promulgated to all owners within one week from the
date on which the meeting was adjourned.

If, when the meeting is reconvened, a quorum is not present within one half hour of the
time appointed for the meeting, those persons who are entitled to vote who are present
either in person or as represented by proxy shall be deemed to constitute a quorum,

Person to Preside at Meetings

44,

Voting

45.

The president of the strata council must preside over annual and speacial generai
meetings.

If the president of the strata council is unwilling or unable to act, the vice president of
the strata council must preside over the meeting.

If neither the president nor the vice president of the strata council presides over the
meeting, a president must be elected by the eligible voters present in person or as

represented by proxy from among thase persons entitled to vote who are present at the
meeting.

At an annual or special general meeting, voting cards shall be issued to eligible voters or
their proxies.

At an annual or special general meeting, a vote is decided on a show of voting cards,
unless an eligible voter requests a precise count.

If a precise count is requested, the president must decide whether it will be by show of
voting cards or by roll call or by secret baliot or by some other method.

The outcome of each vote, including the number of votes cast for and against the
resolution if a precise count has been requested or is necessary, must be announced by
the president at the time of taking and recorded in the minutes of the meeting.

If there is a tie vote at a general meeting, the president; or, if the president is unwilling
or unable to vote; the vice president may break the tie by casting a second, deciding,
vote.

An owner who is otherwise an eligible voter may not exercise his or her vote for a strata
lot, except on matters requiring a unanimous vote, if the strata corporation is entitled to
register a lien against that strata lot.

When owners are entitled to successive interests in a strata lot, the owner entitled to
the first interest is alone entitled to vote.

A person who is a trustee is entitled to exercise the vote for a strata lot: the person
beneficially interested may not vote.

A strata lot held in joint ownership is entitled to a single vote only.

In the case where the joint owners cannot agree on how to cast the vote of that strata
lot, such vote will be declared invalid.
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Proxies

46.

Notwithstanding anything in this paragraph above, an election of counci! members, or

any other vote, must be held by secret ballot if such a ballot is requested by any eligible
voter.

The instrument appointing a proxy shall be drawn up in the format required by the Act,
and to be considered valid must be signed by the owner or by his or her attorney.

The completion of the proxy form may be general, or it may be limited to a particular
meeting or a particular resolution: it may also include instructions not to vote.

The proxy form may be held by any person nominated by the owner.

Notwithstanding the provisions above, where an owner's interest is subject to a
registered mortgage, and where the mortgage provides that the power of vote
conferred on an owner by the Act may be exercised by the mortgagee, and where that
mortgagee has given written notice of his or her mortgage to the strata corporation, no
instrument or proxy shall be necessary to give the mortgagee the power to vote. The
mortgagee shall indicate his or her presence at the calling of the roll, and he or she,
rather than the owner shall be issued a voting card.

Participation by Other than Eligible Voters

47,

48.

a.

Tenants and occupants may attend annual and special general meetings, whether or not
they are entitled to vote. It should be noted that, under the provisions of the Act,
certain tenants are eligible to vote at general meetings: such tenants should make
themselves known to the strata corporation.

Persons, who are not eligible to vote, including tenants and occupants, may participate
in the discussion at general meetings, but only if they are invited to do so by the
president.

Persons, who are not eligible to vote, including tenants and occupants, must leave a

general meeting if they are requested to do so by a resolution passed by a majority vote
of the meeting.

Order of Business

The order of business at annual and special general meetings shall be as follows:

STm o ap oo

certify proxies and corporate representation and issue voting cards;

determine that there is a quorum;

elect a person to preside over the meeting, if necessary;

present to the meeting proof of notice of meeting or of waiver of notice;

approve the agenda;

approve the minutes from the last annual or special general meeting;

deal with unfinished business;

receive reports of strata council activities and decisions since the previous annual
general meeting, including reports from the committees, if the meeting is an annual
general meeting;

ratify any new rules or regulations made by the strata corporation under the provisions
of the act;
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k.
l.
m
n.
Prohibitions
49, a.
h.
Notice
50. a.
b.
C.

j

report on insurance coverage in accordance with section 154 of the Act, if the meeting is
an annual general meeting;

approve the budget for the coming year in accordance with section 103 of the Act, if the
meeting is an annual general meeting;

deal with new business, including any matters about which notice has been given under
section 45 of the Act;

. elect new members of the strata council, if the meeting is an annual general meeting;

terminate the meeting.

If a special resolution is passed by persons holding less than 50% of the votes of the
strata corporation, the strata council may not implement this resolution until a calendar
week has elapsed, and if during this time owners holding 25% of the strata corporation’s
votes request in writing, that the resolution be re-examined, then a special general
meeting must be convened for this purpose.

If at any meeting a member of the strata council should find him or herself in a position
of a conflict of interest, he or she must not only declare this fact, but must also leave the

room or other place of meeting whiist the item that has given rise to the conflict is
under discussion.

Unless otherwise specifically stated in these bylaws, delivery of any notice required to

be given under the Act or under these bylaws shall be considered to be well and
sufficiently given if:

(1} it is mailed to the owner at the address of his or her strata lot; or

(2) it is mailed to the address designated by the owner in accordance with sub-
section 5.a. above;

{3) it is left with the owner or some other adult person at his or her strata lot.

A notice given by post shall be deemed to have been delivered forty-eight hours after it
has been posted.

An owner may, at any time in writing, advise the strata corporation of a change of
address to which notice shall be given, and thereafter the address specified shall be
deemed to be the address of the owner for the purpose of giving of notice.

COMMON EXPENSES

51.

a.

b.

Common expenses shall be allocated to all strata lots, and shall be borne by all owners
in prepartion to the Unit Entitlement of their respective strata lots.

When parts of the common property have been designated as limited common
property, expenses attributable to the limited common property which would not have
been expended if the area had not been so designated shall be borne by the owner(s) of
the strata lot(s} entitled to use the limited common property in proportion to the Unit
Entitlement of the strata lot{s).
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INSURANCE

52.

C.

At each annual general meeting, the strata corporation shall prepare a budget for the
following twelve-month period and, after the adoption of this budget, all owners shall
pay a monthly assessment in advance calculated to meet the budgeted expenditure in
accordance with sub-sections 51.a. and b. above.

The strata corporation shall at all times maintain insurance on the common property in
accordance with section 149 of the Act.
The strata corporation may, at the discretion of the strata council, obtain and maintain
in force Director’s Liability Insurance for members of the strata council indemnifying the
said members of the strata council against any claim of damages arising as a result of
any act taken by the strata council or any member thereof in honesty and good faith in
accordance with sub-section 35.a. above. The cost of such insurance shall be deemed to
be part of the common expenses of the strata corporation and shall form part of the
annual budget.
An owner, tenant or occupant must carry his or her own insurance sufficient to cover all
household effects and personal property as well as any and ali improvements made to
the interior of a strata lot, which will not be covered by the policy held under sub-
section 52.a. above.
An owner shall pay the deductible on the strata corporation’s insurance policy
whenever a claim is made upon that insurance policy by the owner of a strata lot.
However, the strata council may, at their sole discretion, after consideration of the facts
and circumstances of each claim, waive the requirement to pay the deductible, and in
such cases the insurance deductible shall be paid by the strata corporation.
The strata corporation shall, upon the written request of an owner or mortgagee of a
strata lot, at a reasonable time produce to him or her, or to a person authorized in
writing by him or her, the insurance policies affected by the strata corporation together
with the receipts for the payment of the last premium.
An owner shall indemnify and save harmless the Strata Corporation from the expense of
any maintenance, repair or replacement rendered necessary to the commen property,
limited common property, common assets or to any strata lot by the owner’s negligence
or by that of an owner’s visitors, occupants, guests, employees, agents, tenants or a
member of the owner’s family, but only to the extent that such expense is not
reimbursed from the proceeds received by operation of any insurance policy. In such
circumstances, any insurance deductible paid or payabie by the Strata Corporation shali
be considered an expense not covered by the proceeds received by the Strata
Corporatton as insurance coverage and will be charged to the owner.

VOLUNTARY DiSPUTE RESOLUTION

53. a.

A dispute among owners, tenants, occupants, the strata council or any combination of
them, may be referred to a dispute resolution committee by a party to the dispute, if;

{1) all parties to the dispute consent; and

(2) the dispute involves the Act, the Regulation or the bylaws or rules and
regulations.
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b. Adispute resolution committee shall consist of either:

(1) one owner of a strata lot nominated by each of the disputing parties and one
owner chosen to chair the committee by the persons nominated by the
disputing parties; or

(2) any number of persons consented to, or chosen by a method that is consented
to, by all disputing parties.

¢. The object of the dispute resolution committee is to help the disputing parties to reach
a voluntary agreement by making dispassionate and unbiased recommendations to each
party concerned.
GENERAL RESTRICTIONS

Buildings

Use of Strata Lots

54.

Windows

55.

An owner, tenant or occupant shall not:

a. use his or her strata lot for any purpose which may be injurious to the reputation of the

b.

strata corporation;

undertake or do anything in any strata lot, on the common property or limited common
property that is contrary to any statute, ordinance, bylaw or regulation of any
government authority;

breach any relevant rule, ordinance, bylaw or regulation of any municipal, provincial or
federal regulatory agency with raspect to safety;

overload any electrical circuit or undertake any action, or to permit such action to be
taken, as would increase the risk of fire or would affect the terms of the strata
corporation’s fire insurance policy

conduct any business activity of any kind from any strata lot, the common praperty or
limited common property, other than that which can be conducted primarily over
telephone or cable lines;

make, cause or produce undue noise, smell, vibration or glare in or about any strata lot
or the common property or limited common property or do anything which would
interfere unreasenably with any other owner, tenaat or occupant;

use any musical instrument, amplifier, TV set, sound reproduction equipment or any
other device within or about any strata lot, the common property or limited common
property such that it causes a disturbance or interferes with the comfort of any other
owner, tenant or occupant: and in any case, particular care is to be taken to reduce
noise levels to an absolute minimum between the hours of 11.00 p.m. and 7.00 a.m.

give any keys, combination or other means of access to the common property other

than to an employee, contractor, occupant or guest of the strata lot permitted by these
bylaws.

An owner, tenant or occupant shall not:
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hang any sun drapes or other window coverings which are visible from the exterior of
the building except those which are of a neutral, off-white colour;
cover any window with aluminum fail, paper, plastic or other similar items except for:

(1) solar film of a clear, non-reflective material showing no colour when viewed

from the outside: i.e., silver, gray, gold, blue and branze would not be
acceptable; and

{2) the decorative fans professionally made for semi-circular windows

Balconies, Patios and Courtyards

5é. An owner, tenant ¢r occupant shall not:

d.

keep or store on his ar her balcony, patio or courtyard material of any kind with the
exception of patio furniture, flower pots or planters and barbecues: being always
careful not to overload the balcony structure;

hang any laundry, clothing, bedding or other items over any balcony railings or from any
line or apparatus erected on or suspended from any balcony, deck, patio or courtyard so
that such laundry, clothing or bedding is visible from the exterior of the building;

feed pigeons, gulls or other birds, humming bird feeders being excepted; rabbits,
squirrels, rodents or other animals from a strata lot or anywhere on orin close proximity
to the common property or any limited common property;

sub-section 56.c. above shall not apply to a pet permitted to be kept in a strata lot
pursuant to these bylaws and the rules made hereunder, which pet shall be fed only in a
strata lot;

paint any exterior doors or balcony or patio walls and railings any colour not approved
by the strata council;

make modifications to exterior doors, or make any permanent installation on any
balcony, patio, deck or courtyard that is not approved by the strata council;

erect or install patio enclosures of any kind;

install an awnirig on a balcony without having first obtained the approval of the strata
council by submitting a written request, together with a sample of the material to be
used and a brachure or picture depicting the completed installation: in any case, such
an awning must not overhang the front edge of the balcony.

Signs and Aerials

57. An owner, tenant or occupant shall not:

erect or instalf on any part of a strata lot any television antenna, radio antenna or any
other electronic receiving or transmitting device;

erect or install anywhere on the common property or limited common property any
satellite dish aerial, television antenna, radio antenna or any other electronic receiving
or transmitting device;

erect any sign, advertisement or notice on any strata lot, the common property or
limited common property, except for those permitted under ‘open house’ below.
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Garages and Cars

58.

59.

An owner, tenant or cccupant shall not:

a. keep his or her garage door open except for the purpose of entering or exiting by his or
her motor vehicle(s). However, in conditions of excessive heat, ventilation of the garage
space may be abtained by raising the garage door not more than two feet.

b. cause excessive noise by the use of a motor vehicle at any time and in particular
between the hours of 11.00 p.m. and 7.00 a.m.

C. <carry out any oil changes, major repairs or adjustments to motor vehicles or other

mechanical equipment on common property or any limited common property, except in
the case of an emergency;

An owner, tenant or occupant must promptly and at his or her own expense clean up any oil
or other substance which spills or leaks onto the common property and if such cleaning is
not properly done, the strata council can order the necessary work to be done, and charge
to the owner, tenant or occupant concerned the cost of the work done.

Garbage and Refuse

60. An owner, tenant or occupant shall deposit ordinary househald refuse and garbage from his
or strata lot in the enclosure provided by the strata corporation for this purpose, where
such structures exist, and the owner, tenant or occupant shall remove any materials other
than ordinary household refuse and garbage from the strata property plan at his or her own
expense.

61. An owner, tenant or occupant shali not:

a. accumulate any garbage or refuse, or otherwise allow his or her strata lot or the areas
adjacent to it become untidy or a hazard to health;
b. make use of the storm drains to dispose of oil, paint, pesticides or any other hazardous
substance.
Floor Coverings

62. An owner shall not replace any existing floor coverings with a material different from that
which already exists without the prior approval of the strata council.

63. An owner who has or installs hard floor surfaces such as hardwood floors or tile in his or her
strata lot must take all reasonable steps to satisfy noise complains from neighbors, including
without limitation, ensuring that no less than 60% of such hard floor surfaces, excepting

only kitchens, bathrooms, and entry area are covered with area rugs or carpet and avoiding
walking on such flooring with hard shoes.
Parking

64.

a. Owners, tenants or occupants and visitors shall park their cars and/or motor-cycles and
bicycles only in those spaces specifically designated for their use: for owners, tenants or
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occupants this space is the garage. Notwithstanding the prohibition in this section 64(a),
any owners, occupants or tenants residing in units with a single car garage may park a
second vehicle in the driveway leading to their single vehicle garage {providing a vehicle
is parked in the garage).

No owner, tenant or occupant shall park or permit to be parked on the common
property, limited common property or in the driveways to their own units, any
recreational vehicle, motorhome, commercial vehicle, boat or trailer.

Notwithstanding the prohibitions in sub-section 64.b. above, an owher, tenant or
occupant may park a recreational vehicle, motorhome or trailar on the common
property for the purposes of loading and unloading, provided always that:

(1) the vehicle or trailer concerned does not impede access to any other strata lot;
and

{2) the vehicle or trailer does not remain parked for a period longer than twenty-
faur hours.

Visitor parking is marked and is for the use of visitor's and/or tradesmen’s vehicles only.
No owner, tenant or occupant shall permit any visitor or guest to park any vehicle in any
area designated for visitor parking for more than thirty days in any twelve-month period
without the prior approval of the strata council given in writing.

Qwners’, tenants’ and occupants’ guests and visitors are permitted to park in front of

the strata lot being visited for a period of not more than four hours, provided always
that;

(1) not more than one vehicle per strata lot is parked in this manner; and
(2) access to neighbouring strata lots is not impeded.

There shall be no derelict vehicles parked anywhere on the comman property or limited
common property. A derelict vehicle shall be defined as:

(1} one which is not licensed; or
{2) one that is not presently roadworthy; or
{3) one that is, in the opinion of the strata council, unsightly.

Garden Planting and Maintenance

65.

a. Within the specific and reasonable limits listed below; which limitations have the

purpose of promoting, developing and maintaining a decorous and harmonious
landscaped environment for all to enjoy; owners, tenants or accupants are encouraged
to take an interest in the common property immediately adjacent to their homes. This
part of the comman property is defined as follows:

(1) those garden areas on either side of the entrance gate and immediately
adjacent to the courtyard wall;

(2} those areas between garages, by mutual consent between the two neighbours
concerned

{(3) a three-foot strip outside the patio railings
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{4) the areas adjacent to the front entrances of the lower units, upon agreement
between the owner, tenant or occupant and the strata council,

In the case of sub-section 65.1.(4) above, an owner, tenant or occupant of a strata lot
which does not have an enclosed courtyard shall not place planters or other such items
or equipment within any part of the commaon property or any limited common property
unless, in the opinion of the strata council, such planters, items or eguipment are in
keeping with the balance of the development in terms of design, quality, proportion and
colour.

Plantings by individual owners, tenants or occupants on the areas detailed in sub-
section 65.a. above, shall be limited to the following:

(1) flowering plants or evergreen shrubs
(2) annuals and perennials

Vegetables shall not be planted on the common property.
The maximum height of any planting shall be:

(1) the level of the top of the wall surrounding the courtyard at the front entrance;

and

(2) the height of either the lower balcony or patio railings on the northern faces of
the buildings

(1) the owner, tenant or accupant who plants in accordance with sub-sections

65.1, b. or c. above, and subsequent occupiers of the building, will be fully
responsible for the care and maintenance of these plantings, including weeding,
pruning, trimming and watering

(2} If these areas are not properly maintained and if, as a result, a camplain is
lodged in writing, the strata council will serve notice to the owner, tenant or
occupant concerned that the plantings are to be tidied up; and if, after having
been given two weeks written notice, the plantings have still not been brought
up to an acceptable standard, the strata council will instruct the gardening
contractor to remove the plants, and will ¢charge the cost of the work to the
person concerned,

Qwners, tenants or occupants may piant to their own requirements within the

courtyard, but shall not:

(1) plant any tree or shrub which may grow to such a height as would impeded the
view of the water from another strata lot;

(2) permit any tree ar shrub to interfere in any way with the walls, eaves or
drainage system, or other pipes or cables of their own or their neighbours’
strata lot(s) or permit any such tree or shrub to allow or facilitate access to any
roofs, walls or eaves.

In the event of a written complaint from an owner or an employee of the strata
corporation who believes that an owner, tenant or occupant is in contravention of sub-
section 65.g. above, the strata council shall instruct, in writing, such owner, tenant or
occupant to remedy the problem.
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Barbequing

66.

Open House

67.

If, after a period of fifteen days, the problem has not been rectified, the strata council
may instruct a contractor to carry out the work and all costs of such work will be
charged to the owner, tenant or occupant concerned.

Save as permitted under sub-section 65.f. above, no owner, tenant or occupant may lop,
trim, prune, fell or top any tree or shrub growing on the common property.

Upen written request, the strata council may order a tree or shrub to be topped or
felled if:

(1) such action is necessary for reasons of safety, or
(2) such tree or shrub is:

(a) obstructing the water view from-the ‘Venetian’ style window on the
upper floor; and
(b) lies within an arc of 50°, measured from the centerline of that window.

In both cases listed in sub-section 65.k. above, the strata council will require an ‘on site’
inspection before deciding what action to take.

. the strata council can not guarantee a water view from the low windows or for the

lower units, but any written request frem an owner of a lower unit will be considered,
taking into account the individual circumstances of each case.

There shall be no barbequing anywhere on the common property or any limited
common property without the-approval of the strata council.

A barbeque, hibachi or ather like cooking device shall not be used on a balcony, deck or
patio unless such barbegue, hibachi or cooking device is powered by propane or
electricity and such propane or electrically powered barbeques, hibachis and other light
cooking devices shall not be used except in accordance with rules made by the strata
corporation from time to time.

Propane gas tanks or containers are not to be stored in garages or any other internal
area.

Care is to be taken in the maintenance of barbeques and other coaking devices so as to
minimize odour and smoke.

If a series of complaints is received by the strata council in relation to the use of a
particular barbeque, the strata council shall investigate these complaints and may, at its
sole discretion, deny any further barbeque privileges to the owner, tenant or occupant
concerned; and should the offence persist thereafter, such owner, tenant or occupant
will become liable to a fine as is provided for in these bylaws.

In the event that an owner or his or her agent wishes to hold an ‘open house’, the following

shall apply:

d.

there shall be no ‘For Sale’ signs posted other than that which may be placed on the
signboard at the main entrance to Port Royale. This sign is to be of the size, shape and
style approved by the strata council;
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Waterbeds

68,

an owner shall not erect, place, allow, keep or display signs, billboards, advertising
matter or displays on the common property or any limited common property or in or
about any strata lot in any manner which may make such signs or other natices visible
from the exterior of the strata lot;

an owner or his or her agent shall be permitted to place ‘open house’ signs at the main

“ehtrance and on the common property for a maximum aof four hours at a time, not more
than twice in each week.

Waterbeds must be of quality construction, and owners of waterbeds will be held
responsible for any damage arising to common property or another strata lot as a result
of either spillage or leakage from the waterbed or the overstraining of any structure.

Owners, tenants or occupants installing a waterbed shall carry: the appropriate
waterbed insurance coverage and shall, on request, provide a copy of such an insurance

policy to the strata council or to the management company employed by the strata
carparation.

Christmas Lights

69.

RESIDENCY

70.

71.

a.

Christmas lights, lighted ornaments or other Christmas decorations may be hung or
positicned at any time on or after the 1% of December of each year, and must be
removed or taken down on or by the 15™ of January of the following year.

All Christmas lights and lighted ornaments must be in good condition and are not to
present a potential fire hazard through frayed wiring, short circuits or other electrical
faults.

No Christmas lights, lighted ornaments or other Christmas decorations are to be placed
on any part of the roof of any building, nor on any part of the common property, with
the exception of those parts of the common property being maintained by owners and
tenants under the provision of Bylaw 65.a.

No owner, tenant or occupant of a strata fot shall permit any person under the age of
nineteen years to ordinarily reside in such strata lot, provided that:

d.

this restriction shall not prevent a person under the age of nineteen years from residing
in a strata lot on a periodic basis, provided that such a period or combination of periods
is not longer than sixty days in any calendar year; and

this bylaw is not applicable to those strata lots that are rented in accordance with the
provision of the Residential Tenancy Act.

In no case shall a one-bedroom strata lot be occupied by more than two persons; nor a two-
hedroom lot be occupied by more than three persons; nor a three-bedroom or more strata
lot be occupied by more than four persons. Nevertheless, the strata council may, at its sole
discretion, waive the requirements of this bylaw in cases of hardship or need.
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71A.

Absence from Strata Lot

An owner or tenant who plans to be away and leave the strata lot vacant for a period of 7 days
or longer shall:

a. advise the property management company of the planned absence and confirm the

identity of any emergency keyhaolder(s) and provide their emergency contact information,
if available; and

b. turn off the main water shut off for the strata lot prior to going away.

€. Notwithstanding Section 71A(b), in the event the extended absence is between May 1 and
September 30 and there is an exterior watering system that prevents the water from
being shut off during the extended absence, the owner must:

(i) arrange for the strata lot to be inspected no less fraquently than every 4 days, and

(ii) inform the property management company of the identity of the person{s} that
will be inspecting the unit, together with his or her contact information.

RENTAL RESTRICTIONS
Number of Rental Units
72, Subject to the provisions of this bylaw strata lots shall be owner-occupied only, with the
following considerations and exceptions, as laid out below.
73. At any given time up to four strata lots may be leased for terms of not less than one year.
Procedures
74, Before Renting

a. Any owner wishing to lease or rent his or her strata lot shall apply to the strata council
in writing. Upon receipt of any application, the strata council shall advise the applicant
whether any rental vacancies are available.

b. In approving any rental, the strata council shall consider all applications and shall act in
what members consider to be the best interests of the strata corporation as a whole.

c. The strata council reserves the right to advise all owners of any application in order that
other owners may also apply if they so desire.

d. No owner shall be entitled to priority based on having received permission to rent or

lease in the past or on the basis of the date or time of application.

e. Upon acceptance of an application to rent, an owner must enter into a lease of a strata

lot within six months from acceptance by the strata council of such owner’s application
or the acceptance will be automatically revoked.

. Any owner iiving outside ihe iocai diaiing area wishing to rent or iease his or her strata

Iot must utilize the services of a professional property management company approved
by the strata council.
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75.

Exceptions

76.

77,

After Entering into a Rental Agreement

a. The owner shall ensure that the tenant Is properly apprised of the bylaws currently in
force, and any rules and regulations promulgated by the strata corporation, and will
deliver to the management company employed by the strata corporation a properly

--'executed Form ‘K’ prior to the tenant taking up residence in the strata corporation.

'b.  The owner shall also ensure that the tenant is aware that in no case may he or she sub-
let or otherwise assign his or her tenancy; and is to ensure that the renta! agreement
contains a clause to this effect.

c. The owner shall advise the management company employed by the strata corporation
of;

(1) the name of the tenant

(2) the address and telephone number where the owner may be contacted during
his or her absence,

d. An owner may continue to lease his or her strata lot until the earlier of the date such

owner moves into the strata lot to take occupancy and the date the strata lot is sold by
the owner to a third party.

Notwithstanding Paragraph 72 abave, where cases of undue physical or financial hardship of
a personal nature arise, the owner may make a written request to the strata council for
permission to rent a strata lot for a limited period of time, and where the strata council has
been provided with evidence that undue hardship will result if limited rental approval is not
given the strata council shall not unreasonably withhold permission for a limited rental.

These bylaws do not apply to prevent the rental of a strata lot to a member of the “family”
of the owner, meaning:

a. the spouse of an owner
b. a parentar child of the owner; or
¢. a parent or child of the spouse of the awner,

Legal Provisions

78.

a. For the purpase of the interpretation of these bylaws, the following shall be deemed to

be a lease or rental:

(1) any agreement, including a registered agreement for sale, lease with option to
purchase or conveyance with agreement to recovery, the substance and effect
whereof is intended to provide for the occupancy of a strata lot and which is
intended to circumvent any restrictions on rentals as in herein contained; and

{2) any assignment of any existing lease or tenancy agreement or sub-letting of an
axisting lease.
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b.

The strata corporation hereby nominates the strata council as its Attorney of Fact for
the purpose of giving notice to any tenant occupying any strata lot who is in
contravention of these bylaws.

The strata corporation is entitled to impose a fine of up to $500.00 {five hundred
dollars} as detailed by paragraph 37 above, for a contravention of the rental bylaws, and
may impase such fine for a continuing contravention every seven days.

The owner concerned shall be solely responsible for all costs associated with any action
taken by the strata council to enforce the provisions of these bylaws, including, without
restricting the generality of the foregoing, all legal costs on a solicitor own client basis.

Furnished Rentals

79. a.
b.
LEGAL ACTION
80. a.
b.
C.

Nothing in these bylaws shall restrict an individual owner from leasing or renting his or
her strata lot for the purpose of a bona fide vacation or a sabbatical, once each calendar
year for a period not in excess of six months, provided that the aforesaid strata lot is
rented fully furnished and that such rental is for the purpose of a bona fide vacation or
sabbatical.

Any owner renting or otherwise allowing occupancy of his or her strata lot fully
furnished for a period of more than thirty days shall provide the management company
employed by the strata corporation with a Form ‘K, confirming that their tenant or
occupant has received a copy of, and will abide by, these bylaws.

The strata corporation may recover from an owner, tenant or occupant by an action for
debt in a court of competent jurisdiction money, which the strata corporation is
required to expend as a result of an act or omission by such owner, tenant or occupant
or his o her employees, agents or visitors.

The strata council may apply for an injunction or a declaratory order to prevent
continued breaches of these bylaws and the costs of so doing, including solicitors costs
on a solicitor own client basis, shall be the responsibility of the owner contravening
these bylaws or of the owner of the strata lot where the contravention took place.

The Strata Corporation may proceed under the Small Claims Act, without further
autherization by the owners, to recover from an owner or other person, by an action in
debt in Small Claims Court, the money owing to the Strata Corporation, including money
owing as administration fees, bank charges, fines, penalties, interest or the costs,
including legal costs of remedying a contravention of the bylaws or rules and to recover
money which the Strata Corparation is reguired to expend as a resuit of the owner’s
negligence or by that of an owner's visitors, occupants, guests, employees, agents,
tenants or a member of the owners family,
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CORPORATE COMMON SEAL

81.

The strata corporation shall have a Common Seal, which shall nat be used except by the
authority of the strata council previously given; and in the presence of the strata council, or

at the least two members of it, who shall sign every instrument to which the Common Seal
is affixed.

TERMS AND DEFINITIONS

82,

The following terms and definitions shall be held to apply throughout these bylaws,
wherever they appear:

a. The Act.
The words ‘the Act’ shall be taken as referring to the Strata Property Act of the Province
of British Columbia brought into effect on the First day of July, Anno Domini 2000.

b. Majority Vote.
An ordinary resolution shall be passed by a ‘majority vote’, which shall mean 50% plus
one vote of the votes cast at a properly convened general meeting of the strata
corporation by all persons entitled to vote under the provisions of the Act or these
bylaws, present at the meeting either in person or as represented by proxy.

t. Three-quarter Vote,
A special resolution must be passed by a ‘three-quarter vate’, which shall mean 75% of
the effective votes cast at a properly convened general meeting of the strata
corporation by all persons entitled to vote under the provisions of the Act or these
bylaws, present at the meeting either in person or as represented by proxy.

d. Notice.
The word ‘notice’ shall be taken as including any notice, request, statement or other

document required or permitted to be given by the strata corporation to the owner of a
strata lot.

SEVERABILITY

83,

84.

For the purpose of interpretation of these bylaws, each paragraph and sub-paragraph or
sub-section shall be deemed to be a separate bylaw and should any of the aforesaid
paragraphs, sub-paragraphs or sub-sections be held by any competent court of jurisdiction
or by any arbitrator be deemed to be unenforceable, then such paragraph, sub-paragraph or
sub-section shall be deemed to be severable and the remaining paragraphs, sub-paragraphs
or sub-sections of any bylaw so affected shall be given the broadest interpretation possible
and shall not be deemed to be void or unenforceable as a result of such findings.

BINDING EFFECT

For the purpose of implementation of the bylaws, it is acknowledged and agreed by all
owners that the bylaws contained within this document constitute a contract inter se
between the owners, and shall be binding upon each of the individual owners and their
heirs, administrators, successors and assigns as the case may be as if executed and delivered
to such parties.
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FORM_STRATA V9 VICTORIA LAND TITLE OFFICE
Dec-11-2014 13:22:09.001 CA4132569

STRATA PROPERTY ACT FILING
PROVINCE OF BRITISH COLUMBIA PAGE 1 OF 35 PAGES

e Your electronic signature is a representation by you that:
e you are a subscriber; and
* you have incorporated your electronic signature into
= this electronic application, and
= the imaged copy of each supporting document attached to this electronic application,
and have done so in accordance with Sections 168.3 and 168.41(4) of the Land Title Act,
RSBC 1996, C.250.
e Your electronic signature is a declaration by you under Section 168.41 of the Land Title Act in respect of each supporting document
required in conjunction with this electronic application that:
 the supporting document is identified in the imaged copy of it attached to this electronic application;
o the original of the supporting document is in your possession; and
o the material facts of the supporting document are set out in the imaged copy of it attached to this electronic application.
Each term used in the representation and declaration set out above is to be given the meaning ascribed to it in Part 10.1 of the Land Title Act.

1. CONTACT: (Name, address, phone number) | Import Profile |
PROLINE MANAGEMENT LTD.

Telephone: 250-475-6440
20 BURNSIDE ROAD WEST - SUITE 201

VICTORIA BC VO9A 1B3
Document Fees: $25.37 Deduct LTSA Fees? Yes [O]

2. IDENTIFICATION OF ATTACHED STRATA PROPERTY ACT FORM OR OTHER SUPPORTING DOCUMENT:
Form-1 Amendment to Bylaws LTO Document Reference:

3. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND:

Its use is subject to agreed upon terns and discl ai ners.

[PID] [LEGAL DESCRIPTION]
NO PID NMBR THE OWNERS, STRATA PLAN VIS1723
| PID NMBR |
RelatedPlanNumber VIS1723 | Use 30 Parcel Schedule | | Use 3 Parcel Schedule |
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Strata Property Act
FORM |
AMENDMENTS TO BYLAWS
(Section 128)
The Owners, Strata Plan VIS1723 {Port Royale Estates) certify that the following or attached
amendments to the bylaws of the strata corporation were approved by 2 resolution passed in
accordance with Section 128 of the Strata Property Act at an Annual General Meeting heid on
October 23, 2014.

Resolution:

BE IT RESOLVED that the Owners of Strata Plan VIS1723, by % vote, hereby add Section 2{h) to
the bylaws, as follows, “An owner shall..{h) provide the strata corporation with current
emergency contact information and the names and addresses of any halders of keys to the
owner(s) strata lot that may facilitate access to the owner{s) strata lot in an emergency.
Furthermore, owners shall undertake to advise the strata corporation as soon as possible
regarding any changes to such information.”

A revised set of bylaws, incorporating these amendments, is attached.

M‘?@%ﬁé

Siép‘fature of Couﬁcil Mamber

Signature cgff/sefc'ond Council Member

Date: :D(i’f:. “f a?ﬂf‘;{
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SCHEDULE OF BYLAWS
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OF THE
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SCHEDULE OF BYLAWS

INTRODUCTION

The purpose of this document is threefold: in the first place it is designed to protect owners’ rights by
balancing the rights of the individual with the rights of the community, so that ail may lead an

undisturbed life together.

tn the second place, it is designed to protect the rights of the strata corporation, which is responsible for
the maintenance of everything within the perimeter fence (and, indeed, the fence itself) and requires

the co-operation of all residents to assist it in this task.

In the third place, it is designed to ensure that the administration of Port Royale is carried out efficiently,

economically and fairly for the benefit of all.

The bylaws are therefore the blueprint for a ‘design for living’, and although they curtail certain
activities and actions, they are intended for the common good and bear evenly on all. They must

therefore be chserved by all.

On buying into the strata corporation all owners have signed a contract to this effect, so it behooves
them to ensure that they are familiar with the contents of this document and that they and their tenants

are prepared to abide by its provisions.

The Port Royale Estates

Brentwood Bay.
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SCHEDULE OF BYLAWS

DUTIES OF OWNERS, TENANTS, OCCUPANTS AND VISITORS

Payment of Strata Fees

1. An owner must;

a,

b.

pay strata fees on or hefore the first day of the month to which the strata fees relate;
and

pay all rates, taxes, charges and assessments that may be payable in respect of his or
her strata lot.

Repair and Maintenance of Property by Owner

2. An owner shall:

d.

repair and maintain his or her strata lot and areas allocated to his or her exciusive use,
except for the repair and maintenance that is the responsibility of the strata corporatian
under these bylaws, and keep them in a state of good repair: reasonable wear and tear
and damage by fire, storm, tempest or act of God excepted;

when made necessary by accident or neglect, replace doors {including garage doors),
skylights and windows so as to match the standard, quality and design of those
presently existing;

repair and properly maintain all electrical and plumbing appliances, fittings and fixtures
in his or her strata lot, and shall report immediately to the management company
employed by the strata corporation any malfunction or short-circuits involving the
electrical system, water pipes or drains;

bear the sole responsibility in any case where the owner does not repair or report, in
accordance with sub-section c. above, and damage is caused as a result. In this event,
the owner shall be solely responsible for the cost of repairing such damage and for any
and all legal costs incurred by the strata corporation in collecting such monies oh a
solicitor own client basis;

promptly carry out all work that may be ordered by any competent public or local
authority in respect of his or her strata lot;

maintain the surface membrane of the balcony, replacing this when necessary under the
direction of the strata council and using the materials and standards that may be set by
the strata council from time to time;

repair and maintain such limited common property as has been allocated for his or her
use, except for repair and maintenance that is the responsibility of the strata
corporation under these bylaws.

provide the strata corporation with current emergency contact information and the
names and addresses of any holders of keys to the owner{s} strata lot that may facilitate
access to the owner(s) strata lot in an emergency. Furthermore, owners shail undertake
to advise the strata corporation as soon as possible regarding any changes to such
information.
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Use of Property

Pets

An owner, tenant, occupant or visitor must not use a strata lot, the common property

or limited common property in a way that;

(1) causes a nuisance or hazard tc another person;

{2) causes unreasonable noise;

{3) unreasonably interferes with the rights of other persons to use and enjoy the
common property or another strata lot;

(4) is illegal; or

{5} is contrary to a purpose for which the strata lot or common property is intended
as shown expressly or by necessary implication on or by the strata plan.

In respect of sub-section a.(5) above, owners, tenants or occupants may make
reasonable use of the garage space for storage or the accommodation of a workbench
or freezer chest, provided always that such use does not preclude the ability for any car,
motorcycle or bicycle owned by such owners, tenants or occupants to be kept parked
off the common property.

An owner, tenant, cccupant or visitor must not cause any damage, other than
reasonable wear and tear, to the common property, common assets or those parts of
the strata lot which the strata corporation must repair and maintain under these
bylaws, ar insure under section 149 of the Act.

a. Anowner, tenant or occupant must not keep any pets on a strata lot other than
one or more of the following:

(1) one smal! dog, having a ground to shoulder height not greater than 14 inches or
35 centimeters, and a weight of not more than 20 pounds or 9 kilograms, or one
cat;

{2) up to two caged birds, but excluding pigeons;

(3) a reasonable number of fish, always provided that the weight of the aquarium
does not place an undue strain upon any structure.

An owner, tenant or occupant possessing a pet animal or bird shall inform the
management company employed by the strata corporation of the particulars of their
pet (s}).

An owner, tenant, occupant or visitor must ensure that his or her pets are leashed or
otherwise secured when on commaon property.

An owner, tenant, occupant or visitor shall be responsible for removing his or her pet’s
excrement from any strata lot or from the common property.

No owner, tenant or occupant shall permit his or her pet to interfere with any other pet,
person or object, or permit his or her pet to disturb any other owner, tenant or
occupant with uncontrolled barking, howling or other noise.

If the strata council, on reasonable grounds, considers a permitted pet to be a nuisance;
the strata council shall deliver written notice to the owner, tenant or occupant
concerned requiring that he or she remove the aforesaid pet within fifteen days. Should
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such owner, tenant or occupant fail to remove the pet in question permanently from
the strata corporation, including the individual’s own strata lot, then the strata council
may:

(1) levy a fine for contravention of this bylaw; or
(2) take legal action to require the removal of the pet in question.

Any costs, including all legal costs on a solicitor own client basis, resuiting from action
taken under sub-section 4.f. above, shall be the sole responsibility of the owner, tenant
or occupant concerned.

The strata council may from time to time on behalf of the strata corporation, enact such
rules with respect to the keeping of pets as the strata council, acting reasonably, deems
necessary or desirabie, provided aiways that in the event of any conflict between these
bylaws and any such rule, the provisions of these bylaws shall prevall.

Informing the Strata Corporation

5. a. Within two weeks of becoming an owner, an owner must inform the

Its use is subject to agreed upon terms and disclainers
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management company employed by the strata corporation of his or her name, strata lot
number, teiephone number and mailing address outside the strata plan, should this
apply.

An owner must notify the management company employed by the strata

corporation promptly of any changes of ownership, or of any mortgage or other dealing
which affects the title of his or her strata lot.

On request by the strata council, a tenant must inform the management

company employed by the strata corporation of his or her name and telephone number.

Obtaining Approval before Altering a Strata Lot

An owner must obtain the written approval of the strata council befare
making an alteration to a strata lot that involves any of the following:

(1) the exterior of a building;

(2) the structure of a building;

(3) chimneys, stairs, balconies ar other things attached to the exterior of a building;

(4) doors, windows or skylights on the exterior of a building;

{5) walls or railings or similar structures that enclose a deck, balcony, patio or
caurtyard,;

(6) common property located within the boundaries of a strata lot;

(7) those parts of a strata lot which the strata corporation must insure under

section 149 of the Act.

The strata council must not unreasonably withhold its approval under sub-section 6.a.
above, but it may require as a condition of its approval that the owner agrees, in writing,
1o take responsibility for any expenses relating to the alteration.
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In addition to the guarantee required by sub-section 6.b. above, the strata council may
also require the owner, at his or her expense, to abtain a professional evaluation of the
impact of the proposed changes on the structural integrity of the adjoining strata lots,
and where such an evaluation reveals any risk to such lots the strata council shall act in
the interest of the common good by taking whatever action is necessary to prevent such
alteration from taking place.

Any costs, including all legal costs on a solicitor own client basis, resulting from such
action as is required under sub-section 6.c. above shall be the sole responsibility of the
strata lot owner concerned.

Obtaining Approval before Altering Common Property

7.

An owner must obtain the written approval of the strata council before making any
alteration to the common property or any limited common property.

The strata council may not unreasanably withhold its approval under sub-section 7.a.
above, but may require as a condition of its approval that the owner agrees, in writing,
to take responsibility for any expense relating to the alteration.

Should the nature of the request so warrant, the strata council may take additional
action as is specified in sub-sections 6.c. and 6.d. above.

Permit Entry to a Strata Lot

8.

a.

An owner, tenant or occupant or visitor must allow a person authorized by the strata
council to enter his or her strata lot:

{1) in an emergency, without notice, to ensure safety or prevent significant loss or
damage; or
(2) at a reasonable time, on 48 hours’ written notice, to inspect, repair or maintain

commen property or any other portions of the strata lot that are the
responsibility of the strata corporation ta repair and maintain under these
bylaws or to insure under section 14% of the Act; and

{3) at a reasonable time, on 48 hour’s written notice, for the purpose of ensuring
that bylaws are being observed.

The notice referred to in sub-sections 8.a.{2} and (3) above, must include the date and
approximate time of entry, and the purpose for which entry is required.

An owner, tenant or occupant should ensure that he or she deposits a key to his or her
strata lot with a neighbour or friend in the event that emergency access is required to
the strata lot in the absence of such owner, tenants or occupant. In addition, an owner,
tenant or occupant should inform, in writing, the management company employed by
the corporation of the location of this key.

Should an emergency occur, and no key be readily available, the strata council or its
authorized agent(s] will enter the strata lot using force if this is so required. In this
event, the repair of any damage necessarily incurred will be at the expense of the
owner, tenant or occupant concerned.
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POWERS AND DUTIES OF THE STRATA CORPORATION

Repair and Maintenance of Property by the Strata Corporation

9,

10.

The strata corporation must repair and maintain all of the following:

d.
b.
c.

the commaon assets of the corporation;
common property that has not been designated as limited common property;
limited common property, but the duty to repair and maintain is limited to:

(1) repair and maintenance that in the ordinary course of events occurs less than
once a year; and

(2) the following; no matter how often the repair and maintenance ordinarily
occurs:

(a) the structure of a building;

{b) the exterior of a building;

(c) chimneys (but excluding routine cleaning and any repair or replacement
of the chimney flue), stairs, balconies and other things attached tc the
exterior of & huilding

(d} doors (but excluding the routine servicing of garage doors), windows
and skylights {including the casings, the frames and sills of such
windows and skylights but excluding the thermoseals where the
windows are a double glazed construction) an the exterior of a building
or that front on comman property.

{e) Walls or raflings or similar structures that enclose decks, balconies,
patios and courtyards.

a strata lot in the strata plan, but the duty to repair and maintain is restricted to:

(1) the structure ¢f a building;
(2} the exterior of a building;

(3) chimneys {but excluding routine cleaning and any repair or replacement of the
chimney flue}, stairs, balcanies and other things attached to the exterior of a
butlding

{4) Walls or railings or similar structures that enclose decks, balconies, patios and
courtyards

{5} doors (but excluding the routine servicing of garage doors), windows and

skylights (including the casings, the frames and sills of such windows and
skylights but excluding the thermoseals where the windows are a double glazed
construction) on the exterior of a building or that front on common property.

(6) pipes, wires, cables and ducts that pass through the strata lot and are capable of
being used in connection with the enjoyment of more than ane other strata lot
or lots.

For the purposes of these bylaws, the fallowing definitions are established:

d.

a deck is an exterior level covering a room or other interior space;

8
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Financial

11.

12,

b.

@ balcony is an exterior level on the upper floor (s} which does not cover an interior

space;

a patio is an external level, at grade, which is included within a strata lot an the north-

facing frontages;

a courtyard is an exterior level, at grade, which is included within a strata lot on the

south-facing frontage.

The strata corporation shall;

collect and receive all contributions towards the common expenses paid by the owners,
and shall deposit the same with a Chartered Bank, Trust Company or Credit Union;

pay all sums of money properly required tc be paid on account of all services, supplies
and assessments pertaining to, or for the benefit of, the strata corporation.

The strata corpcration may:

invest, as it may determine, in separate accounts, monies for administrative purposes
and for the contingency reserve fund: provided always that such monies shall be placed
only in such accounts and instruments as may conform to the requirements of the Act,
and the repayment of which is guaranteed by the Canadian Deposit Insurance
Corperation;

subject to the provisions of the Act, determine the levy for the contingency reserve
fund, until the reserve reaches an amount, which the strata corporation deems to be
sufficient to meet planned and fareseen expenditure. Thereafter, further amounts of
replacement funds may be raised from time to time over such a period of time as the
strata corporation considers fit;

borrow money required by it in the performance of its duties or the exercise of its
powers;

secure the repayment eof monies borrowed by it, and the payment of interest therecn,
by negotiable instrument or mortgage of unpaid contributions {whether levied or not)
or mortgage of any property vested in it, or by a combination of these means;

purchase, hire or otherwise acquire property for use by owners in connection with their
enjoyment of common property;

impose and collect fines far the contravention of any of these bylaws or of any rules or
regulations duly established, provided always that these fines remain within the limits
established by the Act.

Use of Property

13.

The strata corporation may:

by majority vote, make rules and regulations that it considers necessary from time to
time in relation to the use, enjoyment, safety and cleanliness of the common property
and other assets of the strata corporation;

make an agreement with the owner of a strata lot for the provision of amenities or
services by it to the strata lot or to the owner;

9
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c. by special resolution, designate an area as limited common property, and specify the
strata lot(s) that have the use of the limited common property;

d. by special resolution, grant an owner the right to the exclusive use and enjoyment of
rommaon property, or special privileges thereon. Such a grant to be terminabkle upon
reasonable notice, unless the strata corporation, by unanimous resolution, otherwise
resolves.

14. The strata corporation shall:

a. control and administer the common property and other assets of the strata corporation
for the benefit of all owners;

b. maintain all common areas, including lawns, gardens, roads, parking areas, fences and
gates;

¢. do all things necessary for the enforcement of the bylaws and any rules and regulations
made for the common good by the strata corporation under sub-section 13.a. above.

POWERS AND DUTIES OF THE STRATA COUNCIL

General
15, The powers and duties of the strata corporation shall, subject to any restriction imposed or
direction given, at a general meeting, be exercised and performed by the strata council of
the strata corporation.
Council Size
16. The strata council shall consist of a minimum of five council members and a maximum of

seven council members, to serve for a two-year term, with either two, three of four
members being elected in alternate vears,

Council Composition

17. a. The strata council shall be elected by and from the owners and such
tenants as are so qualified under the provisions of the Act.
a. In addition, and as provided for by section 28(2) of the Act, a person other than an
owner, an individua! representing a corporate owner and a qualified tenant may be a
member of the strata council provided that such person is:

(1) a spouse {including a common-law spouse) of an owner; or
{2) a professional advisor of an owner,

b. Where a strata lot is owned by more than one person, only one joint owner shall be a
member of the strata council at any one time.

Council Members’ Terms

18. a. The term of office of a strata council member ends at the conclusion of
the annual general meeting at which the replacement strata council
members are elected.
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b. A person whose term of office has expired is not eligible for re-election for a period of

one calendar year; unless no other candidate comes forward at the annual general
meeting.

Removing & Council Member

19, a.

The strata corporation may, by a majority vote passed at an annual or

special general meeting, remove one or more strata council members.

After removing a strata council member, the strata corporation must hold an election at
the same annual or special general meeting to replace the said council member for the
remainder of his or her term.

No person shall stand for the strata council or continue to be a member of the strata
council with respect to a strata lot if the strata corporation is entitled to register a lien
against that strata lot under the provisions of the Act.

Replacing a Council Member

20. a.

Officers

21. a.

If @ strata council member resigns or is unwilling or unable to act for a period of two
months or more, the remaining members may appoint a replacement strata council
member for the remainder of the aforesaid member’s term.

A replacement strata council member will be appointed from amang ail persons eligible
to sit on the strata council.

the strata council member may appoint a replacement strata council member under the
provisions of this paragraph even if the absence of the member being replaced leaves
the strata council without a quorum.

In the event that all members of the strata council resign or are unwilling or unable to
act for a period of two months or more, persons holding at least 25% of the votes of the
strata corporation may hoid a special general meeting to elect a new strata council by
complying with the provisions of the Act, Regulation and the bylaws respecting the
calling and holding of general meetings.

At the first meeting of the strata council held after each annual general meeting, the
strata council must elect from among its members a president; a vice president; a
secretary and a treasurer.

A person may hold more than one office at a time, other than the offices of president
and vice president.

The vice president has the powers and duties of the president:

(1) while the president is absent or unwilling to act; or
(2} for the remainder of the president’s term, if the president ceases to hold
office,

if an officer other than the president is unable or unwilling to act for a period of two or
more months, the council members may appoint a replacement officer from among
themselves for the remainder of his or her term.
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e.

in the absence of both the president and vice president, the members present shall
from among themselves appoint a president for that meeting who shall have all the
powers and duties of the president whilst so acting.

Calling a Council Meeting

22. a. Any council member may call a strata council meeting by giving the other strata council
members at least one week’s notice of the meeting, specifying the reason(s) for calling
the meeting. This notice does not have to be in writing.

b. A strata council meeting may be held on less than one week’s notice if;
(1) all strata council members consent in advance of the meeting; or
{Z] the meeting is required fo deai with an emergency situation, and ail strata
council members either:
{(a) consent in advance of the meeting; or
(b) are unavailable to provide consent after reasonable attempts have been
made te contact them,
¢. The strata council must inform owners about a strata council meeting as soon as
feasible after the meeting has been called.
Quorum of Council

23, a. A quorum of the strata council is three, if the council consists of five or six members,
and four, if the council consists of seven members.

b. Council members must be present in persan at the strata council meeting to be counted

in establishing a quorum.

Veting at Council Meetings

24, a.

At strata council meetings, decisions must be made by a majority vote of the strata
council members present in person at the meeting.

If there is a tie vote at a strata council meeting, the president may break the tie by
casting a second, deciding, vote.

The results of all votes taken at a strata council meeting must be recorded in the
minutes of that meeting,

Meeting by Electronic Means

25. a.

At the option of the strata council, strata council meetings may be held by electronic
means, so long as all strata council members and other participants can communicate
with each other.

If the strata council meeting is held by electronic means, strata council members are
deemed to be present in person.
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Attendance at Council Meetings

26.

a.

Any owner may attend council meetings, as an observer, up to the limit of space
available.

Despite sub-section a. above, no observers may attend those portions of strata council
meetings that deal with any of the following:

(1) byiaw contravention hearings under section 135 of the Act;

(2) rental restriction bylaw exemption hearings under section 144 of the Act;

(3) any other matters, if the presence of observers would in the opinion of the
strata council, unreasonably interfere with an individual’s privacy.

To allow owners to address the strata council on matters which do not require a formal
hearing, as in paragraph 27 below, the strata council may, from time to time, hold open
sessions during which owners concerns may be given, subject to the restrictions below:

{1) questions, observations or comments may be given only during the time
allocated for this purpose on the agenda;
{2) each speaker will be limited to a maximum of ten minutes speaking time;

{3) at least one week’s notice of matters to be raised must be given to the secretary
of the strata council;

{(4) the strata council will not, at this meeting, give a binding reply to any written or
verbal question. However, a written response will be delivered to the person
concerned within ten days of the date of the strata council meeting, and may be
repeated in the newsletter, if the subject is of general concern;

(5) attendees must be prepared to vacate the room where the strata council
meeting is being held, if requested to do so under the provisions of sub-section
b. above;

(6) in cases of unruly behaviour or abusive language, the strata council is
empowered to lavy fines as is provided for in these bylaws,

d. The date, time and place of the open session are to be promulgated through the

newsletter and/or the builetin boards at least two weeks before the event.

Requisition of a Council Hearing

27. a. An owner or tenant may request a hearing at a strata council meeting by making an
application in writing, stating the reason for the request.
b. If a hearing is requested under sub-section a. above, the strata council must hold a
meeting to hear the applicant within one calendar month of receiving the request,
c. If the purpose of the request is to seek a decision of the strata council, the strata council

must give the applicant a written decision within one week of the hearing.

Council to inform Owners of Minutes
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Responsibilities of Council

29,

30.

The strata council shall keep or cause to be kept in one location or in the possession of aone
person, the following documents, which shall be made available on request to an owner or a
person bearing written authority to act on his or her behalf:

a copy of the Strata Property Act and Regulation;

a copy of changes to the bylaws, and any rules or regulations presently in force;

a copy of special and unanimous resolutions;

a copy of all the legal agreements to which the strata corpaoration is a party, including
management contracts; insurance policies; insurance trustee agreements; deeds;
agreements for sale, leases; easements and rights of way,;

a register of members of the strata council, to include their addresses and teiephone
numbers, together with fax numbers and e-mail addresses if applicable;

a register of the strata lot owners, setting out the strata lot number; the name of the
owner; the unit antitlemeant; the name and address of any mortgagee who has notified
the strata corporation; the name of any tenant or lessee and a notation of any
assignment by an owner to a lessee;

a copy of the annuai budget for each year; and

a copy of the minutes of all annual and special general meetings, together with the
minutes of all strata council meetings.

in addition, the strata council shall:

record minutes of its proceedings;

record or cause to be recorded minutes of annual and special general meetings;
maintain or cause to be maintained proper beoks of account in respect of all monies
received and expended by it: including the matters in respect of which receipt and
expenditure of such monies took place;

prepare or cause to be prepared proper accounts relating to all the financial
transactions of the strata corporation during the fiscal year for distribution to all owners
at the annual general meeting;

on application by an owner or mortgagee, or any person so authorized in writing by him
or her, make the books of account available for inspection at all reasonable times, or
cause such books to be made available at a reasonable time agreeahle to the holder.

Spending Restrictions

31.

In accordance with the provisions of the Act, the monetary limitation upon the strata
council for expenditure not authorized in the hudget, other than in cases of emergency,
is set at not more than $2000.00 in any one fiscal year.

A person may not spend the strata corporation’s money unless the person has been
delegated the power to do so under sub-sections 32.b. and c. below.

Notwithstanding sub-sections a. and b. above, a strata council member may spend the
corporation’s money to repair or replace common property or common assets, if the
repair ar replacement is immediately required to ensure safety or to prevent significant
toss or damage, whether physical, financiaf or otherwise.
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Delegation of Council’'s Powers and Duties

32

33.

34.

a.

Subject to sub-sections b. and c. below, the strata council may delegate some or all of its
powers and duties to one or mere strata council members, or persons who are not
members of the council, and may, at any time, revoke the defegation.

The strata council may delegate its spending powers or duties, but only by a resolution
that:

(1} delegates the authority to make an expenditure of a specific amount for a
specific purpose; or

{2} delegates the general authority to make expenditures in accordance with sub-
section c.

A delegation of 2 general authority to make expenditures must:

{1) set a maximum amount that may be spent; and
{2} indicate the purpose for which, or the conditions under which, money may be
spent.

The strata council may nat delegate its powers to determine, based on the facts of each
particular case:

a.
b.

whether a person has centravened a bylaw, rule or regulation; or
whether a person should be fined, and, if so, the amount of the fine.

The strata council may employ, for and on behalf of the strata corporation, agents;
contractors and employees as it thinks proper for the control, management and
administration of the common property and other assets of the strata corporation.

Limitations on Liability of a Council Member

35.

d.

A strata council member who acts honestly and in good faith is not personally lizble
because of anything done or omitted in the exercise or intended exercise of any power
or the performance or intended performance of any duty of the strata council.
Sub-section 35.a. above does not affect a strata council member's liability, as an owner,
for any judgment against the strata corporation.

All acts done in goed faith by the strata council are, notwithstanding that it was
afterwards discovered that there was some defect in the appointment or continuance in
office of a member of the strata council, as vaiid as if the strata council member had
been duly appointed or had duly continued in office.
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ENFORCEMENT OF BYLAWS AND RULES

Responsibilities

36,

38.

An owner, tenant, occupant or visitor shali comply strictly with these bylaws, and with
such rules and regulations as may be promulgated from time to time in accordance with
sub-section 13.a. above.

An infraction or violation of these bylaws or any rules or regulations duly established by
the corporation on the part of an owner, his employees; agents; tenants or visitors may
be corrected, remedied or cured as set out in paragraphs 37 to 41 below.

The strata council can fine an owner, tenant or occupant a maximum of:

a.
b.
c.

$50.00 (fifty) for each contravention of a rule or regulation
$200.00 (two hundred) for each contravention of a bylaw; and
$500.00 {five hundred) for each contravention of a rental bylaw.

If an activity, or lack of activity, that constitutes a contravention of a bylaw, a rule or a
regulation continues for longer than seven days, a fine can be imposed every seven days so
long as the contravention continues.

Penalties for Late Payment

38.

a.

If an owner is late in paying his or her strata fees, the owner must pay to the strata
corporation interest on the late payment in the amount of 10% per annum,
compounded annually, and calculated on a monthly basis commencing from the date
that the payment was due and continuing until the last day of the month in which it is
paid.

Each owner and tenant is responsible for paying, without invoice, of any money (other
than strata fees but including special levies) owing to the strata corporation as provided
for in the Act or these bylaws, and if the owner or tenant fails to pay money so owing
within fifteen days after such money becomes due, the owner or tenant will, after
having been given written notice of the default and been provided with a reasonable
opportunity to answer the complaint {including a hearing if requested), be assessed and
pay a fine of 510.00, and if such default continues far a further fifteen days, an
additional fine of $25.00 will be levied against and paid by the owner or tenant, as the
case may be, and for each additional month such default continues, an additional fine of
$25.00 will be levied against and paid by the owner or tenant.

Payment of Fines and Penalties

40,

Additional assessments, fines authorized by these bylaws, banking charges, filing costs, legal
expenses, interest charges and any other expenses incurred by the strata corporation efther
to enforce these bylaws, as they may be amended from time to time, or any rule or
regulation which may be established by the strata corporation pursuant to the Act or these
bytaws, shall become part of the assessment of the owner responsible and shall become due
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and payable on the first day of the month next following, except that any amount owing in
respect of a fine or the cost of remedying the contravention of a bylaw will be calculated as
a separate component of such assessment and of a bylaw will be caiculated as a separate
component of such assessment and the strata corporation may not register a lien against
separale component,

Discretion Granted to Council

41.

a. The strata council must respond to a written complaint reporting an infraction or

violatian of a bylaw, rule or regulation, and shall in every case inform, in writing, the
owner, tenant or occupant concerned of the breach of a bylaw, rule or regulation and of
the liability of a fine should the act or omission which caused the breach continue.

b. If, after a reasonable time for compliance, the owner, tenant or occupant concerned is
still in contravention or breach of a bylaw, rule or regulation the strata council shall in
writing, inform such owner tenant or occupant of its decision to impose a fine and the
amount of that fine. However, the strata council has sole discretion to take into account
the circumstances of each case, and may impose any amount below the permitied
maximum that it considers justified.

ANNUAL AND SPECIAL GENERAL MEETINGS

Calling of Meetings

42,

Procedures

43.

a. Annual general meetings shall be held once each year, and in any event not more than

thirteen months shall elapse between one annual general meeting and the next.

b. General meetings other than annual general meetings shall be termed special general

meetings.

¢. The strata council may, whenever it considers proper and shall on requisition in writing

by owners or mortgagees halding at least 25% of the strata corporation’s votes, within
twenty one days of the requisition; convene a special general meeting, stating the
reason(s) for the meeting and limiting business to the items specified in the agenda.

d. Notice of a general meeting shall be dispatched to all owners, tenants and first

mortgages who have notified their interests to the strata corporation twenty days
before the date on which the meting is due to take place. The notice is to give the date,
place, and hour of that meeting and detailing the business that is to be conducted,
including all the resolutions that it is intended to lay before the meeting.

e. Accidental omission to give notice to an owner, tenant or first mortgagee or failure to

receive a notice duly dispatched to an owner, tenant or first mortgagee shall not
invalidate the proceedings of the meeting.

a. At each annua! general meeting all business, other than the election of council members

and the appraval of the budget for the coming year, shall be deemed to be ‘special’ and
shall require approval by way of special resolution and a ‘three-guarter’ vote as defined
by the Act.

b. At aspecial general meeting, all resolutions will be ‘special’.
p
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C.

Business shall not be transacted at a general meeting unless a quorum is present at the
time the meeting is called to order.

One third of all persons being entitied to vote being present in person or as represented
by proxy shall constitute a quorum,

if, within one half hour of the time appointed for a general meeting to begin, a quorum
is not present, the meeting shall stand adjourned. A date, time and place for the
meeting to reconvene must be promulgated to all owners within one week from the
date on which the meeting was adjourned.

if, when the meeting is reconvened, a guorum is not present within one half hour of the
time appointed for the meeting, those persons who are entitled to vote who are present
either in person or as represented by proxy shail be deemed to constitute a quorum.

Person to Preside at Meetings

44,

Voting

45,

The president of the strata council must preside over annual and special general
meetings.

If the president of the strata council is unwilling ar unable to act, the vice president of
the strata council must preside over the meeting.

If neither the president nor the vice president of the strata council presides over the
meeting, a president must be elected by the aligible voters present in person or as
represented by proxy from among those persons entitled to vote who are present at the
meeting.

At an annugl or special general meeting, voting cards shall be issued to eligible voters or
their proxies.

At an annual or special general meeting, a vote is decided on 2 show of voting cards,
unless an eligible voter requests a precise count.

If a precise count is requested, the president must decide whether it will be by show of
voting cards or by rall ¢all or by secret ballot or by somie other method.

The outcome of each vote, including the number of votes cast for and against the
resolution if a precise count has been requested or is necessary, must be announced by
the president at the time of taking and recorded in the minutes of the meeting.

If there is a tie vote at a general meeting, the president; or, if the president is unwilling
or unable to vote; the vice president may break the tie by casting a second, deciding,
vate.,

An owner who is otherwise an eligible voter may not exercise his or her vote for a strata
lot, except on matters requiring a unanimous vote, if the strata corporation is entitled to
register a lien against that strata lot,

When owners are entitled to successive interests in a strata lot, the owner entitled to
the first interest is alone entitled to vote.

A person who is a trustee is entitled to exercise the vote for a strata lot: the person
beneficially interested may not vote.

A strata lot held in joint ownership is entitled to a single vote only.

In the case where the joint owners cannot agree on how to cast the vote of that strata
lot, such vote will be declared invalid.
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k. Notwithstanding anything in this paragraph above, an election of council members, or
any other vote, must be held by secret ballot if such a baliot is requested by any eligibte
voter.

Proxies

46. a. The instrument appointing a proxy shall be drawn up in the format required by the Act,
and to be considered valid must be signed by the owner or by his ar her attorney.

b. The completion of the proxy form may be general, or it may be limited to a particular
meeting or a particular resolution: it may also include instructions not to vote.

¢. The proxy form may be held by any person nominated by the owner,

d. Notwithstanding the provisions above, where an owner’s interest is subject to a
registered mortgage, and where the mortgage provides that the power of vote
conferred on an owner by the Act may be exercised by the martgagee, and where that
mortgagee has given written notice of his or her mortgage to the strata corporation, no
instrument or proxy shall be necessary to give the mortgagee the power to vote. The
mortgagee shall indicate his or her presence at the calling of the roll, and he or she,
rather than the owner shall be issued a voting card.

Participation by Other than Eligible Voters

47, a. Tenants and cccupants may attend annual and special general meetings, whether or not
they are entitled to vote. It should be poted that, under the provisions of the Act,
certain tenants are eligible to vote at general meetings: such fenants should make
themselves known to the strata corporation,

b. Persons, who are not eligible to vote, including tenants and occupants, may participate
in the discussion at general meetings, but only if they are invited to do so by the
president.

c. Persons, whoe are not eligible to vote, including tenants and occupants, must leave a
general meeting if they are requested tc do so by a resolution passed by a majority vote
of the meeting.

Order of Business

48, The order of business at annual and speacial general meetings shall be as follows:
a. certify proxies and corporate representation and issue voting cards;
k. determine that there is a quorum;
c. electa person to preside over the meeting, if necessary;
d. present to the meeting proof of notice of meeting or of waiver of notice;
e. approve the agenda;
f. approve the minutes from the last annual or special general meeting;
g. deal with unfinished business;
h. receive reports of strata council activities and decisions since the previous annual

general meeting, including reports from the commiiteas, if the meeting is an annual
general meeting;

i. ratify any new rules or regulations made by the strata corporation under the provisions
of the act;
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Prohihitions

49,

Notice

50.

report on insurance coverage in accordance with section 154 of the Act, if the meeting is
an annual general meeting;

approve the budget for the coming year in accordance with section 103 of the Act, If the
meeting is 2n annual general meeting;

deal with new business, inciuding any matters about which notice has been given under
section 45 of the Act;

. elect new members of the strata council, if the meeting is an annual general meeting;

terminate the meeting.

If a special resolution is passed by persons holding less than 50% of the votes of the
strata corporation, the strata council may not implement this resoluticn until a calendar
week has elapsed, and if during this time owners holding 25% of the strata corporation’s
votes request in writing, that the resolution be re-examined, then a special general
meeting must be convened far this purpose.

If at any meeting a member of the strata council shouid find him or herself in a position
of a conflict of interest, he or she must net anly declare this fact, but must also leave the
room or other place of meeting whilst the item that has given rise to the conflict is
under discussion.

Unless otherwise specifically stated in these bylaws, delivery of any notice required to
be given under the Act or under these bylaws shall be considered to be well and
sufficiently given if:

(1) it is mailed to the owner at the address of his or her strata lot; or

(2) it is mailed to the address designated by the owner in accordance with sub-
section 5.a. above;

(3) it is left with the owner or some other adult persan at his or her strata lot.

A natice given by post shall be deemed to have been delivered forty-eight hours after it
has been posted.

An owner may, at any time in writing, advise the strata corporation of a change of
address to which notice shall be given, and thereafter the address specified shall be
deemed to be the address of the owner for the purpase of giving of notice.

COMMON EXPENSES

51,

d.

Comman expenses shall be allocated to all strata lots, and shall be borne by all owners
in preportion to the Unit Entitlement of their respective strata lots.

When parts of the common property have been designated as limited common
property, expenses attributable to the limited common property which would not have
been expended if the area had not been so designated shall be borne by the owner(s} of
the strata lot{s) entitled to use the limited comman property in propartion te the Unit
Entitlement of the strata lot{s).
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INSURANCE

52.

c

At each annual general meeting, the strata corporation shall prepare a budget for the
following twelve-month period and, after the adoption of this budget, all owners shall
pay a monthly assessment in advance calculated to meet the budgeted expenditure in
accordance with sub-sections 51.a. and b. above.

The strata corporation shall at all times maintain insurance on the common property in
accordance with section 149 of the Act.

The strata corporation may, at the discretion of the strata counci!, obtain and maintain
in force Directar’s Liability Insurance for members of the strata council indemnifying the
said members of the strata council against any claim of damages arising as a result of
any act taken by the strata council or any member thereof in honesty and good faith in
accordance with sub-section 35.a. above. The cost of such insurance shall be deemed to
be part of the common expenses of the strata corporation and shall form part of the
annual budget.

An owner, tenant or occupant must carry his or her own insurance sufficient to cover all
househoid effects and personal property as well as any and afl improvements made to
the interior of a strata lot, which will not be covered by the policy held under sub-
section 52.a. above.

An owner shall pay the deductible on the strata corporation’s insurance policy
whenever a claim is made upon that insurance policy by the owner of a strata lot.
However, the strata council may, at their sole discretion, after consideration of the facts
and circumstances of each claim, waive the requirement to pay the deductible, and in
such cases the insurance deductible shall be paid by the strata corporation.

The strata corporation shall, upon the written request of an owner or mortgagee of a
strata lot, at a reasonable time produce to him or her, or to a person authorized in
writing by him or her, the insurance policies affected by the strata corporation together
with the receipts for the payment of the last premium.

An owner shall indemnify and save harmless the Strata Corporation from the expense of
any maintenance, repair or replacement rendered necessary to the comrmion property,
limited common property, common assets or to any strata ot by the owner’s negligence
or by that of an owner's visitors, occupants, guests, employees, agents, tenants or a
member of the owner's family, but only to the exient that such expense is not
reimbursed from the proceeds received by operation of any insurance policy. In such
circumstances, any insurance deductible paid or payable by the Strata Corporation shall
be considered an expense not covered by the proceeds received by the Strata
Corporation as insurance coverage and will be charged to the cwner.

VOLUNTARY DISPUTE RESOLUTION

53.

A dispute among owners, tenants, occupants, the strata council or any combination of
them, may be referred to a dispute resolution committee by a party to the dispute, if;

(1) all parties to the dispute consent; and

(2) the dispute involves the Act, the Regulation or the bylaws or rules and
regulations.
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b.

A dispute resolution committee shall consist of either:

{1) one owner of a strata lot nominated by each of the disputing parties and ane
owner chosen to chair the committee by the perscns nominated by the
disputing parties; or

{2) any number of persons consented to, or chosen by a method that is consented
1o, by all disputing parties.

¢, The object of the dispute resolution committee is to help the disputing parties to reach
a voluntary agreement by making dispassionate and unbiased recommendations to each
party concerned.
GENERAL RESTRICTIONS

Buildings

Use of Strata Lots

54.

Windows

55.

An owner, tenant or occupant shall not:

.

b.

use his or her strata lot for any purpose which may be injurious to the reputation of the
strata corporation;

undertake or do anything in any strata lot, on the common property or limited commeon
property that is contrary to any statute, ordinance, bylaw or regulation of any
government autharity;

breach any relevant rule, ordinance, bylaw or regulation of any municipal, provincial or
federal regulatory agency with respect to safety;

overload any electrical circuit or undertake any action, or to permit such action to be
taken, as would increase the risk of fire or would affect the terms of the strata
corporation’s fire insurance policy

conduct any business activity of any kind from any strata lot, the common property or
limited common property, other than that which can be conducted primarily over
telephone or cable lines;

make, cause or produce undue noise, smell, vibration or giare in or about any strata lot
or the common property or limited common property or do anything which would
interfere unreasonably with any other owner, tenant or occupant;

use any musical instrument, amplifier, TV set, sound reproduction equipment or any
other device within or about any strata lot, the common property or limited common
property such that it causes a disturbance or interferes with the comfort of any other
ownhet, tenant or occupant: and in any case, particular care is to be taken to reduce
noise levels to an absolute minimum between the hours of 11.00 p.m. and 7.00 a.m.
give any keys, combination or other means of access to the common property other
than to an employee, contractar, occupant or guest of the strata lot permitted by these
bylaws.

An owner, tenant or occupant shall not:
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a. hang any sun drapes or other window coverings which are visible from the exterior of
the building except those which are of a neutral, off-white colour;
b. cover any window with aluminum foil, paper, plastic or other similar items except for:

(1) solar film of a clear, non-reflective material showing no colour when viewed
from the ocutside: i.e., silver, gray, gold, blue and bronze would not be
acceptable; and

(2) the decorative fans professionally made for semi-circular windows

Balconies, Patios and Courtyards

56.

An owner, tenant or occupant shall not:

a. keep or store on his or her balcony, patio ar courtyard material of any kind with the
exception of patio furniture, flower pots or planters and barbecues: being always
careful not to overload the balcony structure;

b. hang any laundry, clothing, bedding or other items over any balcony railings or from any
line or apparatus erected on or suspended from any balcony, deck, patio aor courtyard so
that such laundry, clothing or bedding is visible from the exterior of the building;

c. feed pigeons, gulls or other birds, humming bird feeders being excepted; rabbits,
squirrels, rodents or other animals from a strata lot or anywhere on or in close proximity
to the common property or any imited common property;

d. sub-section 56.c. above shall not apply to a pet permitted to be kept in a strata lot
pursuant to these bylaws and the rules made hereunder, which pet shall be fed only in a
strata lot;

e. paint any exterior doors or balcony or patio walls and railings any colour not approved
by the strata council,

f. make modifications to exterior doors, or make any permanent installation on any
balcony, patic, deck or courtyard that is not approved by the strata council;

g. erect orinstall patio enclosures of any kind;

h. install an awning on a balcony without having first obtained the approval of the strata
council by submitting a written request, together with a sample of the material to be
used and a brochure or picture depicting the compieted installation: in any case, such
an awning must not overhang the front edge of the balcony.

Signs and Aeriais

37

An owner, tenant or occupant shall not:

a. erect orinstall on any part of a strata lot any television antenna, radic antenna or any
other electronic receiving or transmitting device;

b. erect or install anywhere on the common property or limited common property any
satellite dish aerial, television antenna, radio antenna or any other electronic receiving
or transmitting device;

c. erect any sign, advertisement or notice on any strata lot, the common property or

limited common property, except for those permitted under ‘open house’ below,
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Garages and Cars

58.

59.

An owner, tenant or occupant shall not:

a. keep his or her garage door open except for the purpose of entering ar exiting by his or
her motor vehicle{s}. However, in conditions of excessive heat, ventilation of the garage
space may be obtained by raising the garage docr not more than two feet.

b. cause excessive noise by the use of a motor vehicle at any time and in particular
between the hours of 11.00 p.m. and 7.00 a.m.

€. carry out any oil thanges, major repairs or adjustments to motor vehicles or other
mechanical equipment on common property or any limited common property, except in
the case of an emergency;

An owner, tenant or occupant must promptly and at his or her own expense clean up any oil
or other substance which spills or leaks onto the common property and if such cleaning is
not properly done, the strata council can order the necessary work to be done, and charge
to the owner, tenant or occupant concerned the cost of the work done.

Garbage and Refuse

60.

61.

An owner, tenant or occupant shall deposit ordinary household refuse and garbage from his
ot strata lot in the enclosure provided by the strata corporation for this purpose, where
such structures exist, and the owner, tenant or occupant shall remove any materiais other
than ordinary household refuse and garbage from the strata property plan at his or her own
expense.

An owner, tenant or occupant shall not:

a. accumulate any garbage or refuse, or otherwise allow his or her strata lot or the areas
adjacent to it become untidy or a hazard to health;

b. make use of the storm drains to dispose of oil, paint, pesticides or any other hazardous
substance.

Floor Coverings

62.

63.

Parking

64,

An owner shall not replace any existing floor coverings with a material different from that
which already exists without the pricr approval of the strata council.

An owner who has or installs hard floor surfaces such as hardwood floors or tile in his or her
strata lot must take all reasonable steps to satisfy noise complains from neighbors, including
withaut limitation, ensuring that no less than 60% of such hard floor surfaces, excepting
only kitchens, bathrooms, and entry area are covered with area rugs or carpet and avoiding
walking on such flooring with hard shoes.

a. Qwners, tenants or occupants and visitors shall park their cars and/or motor-cycles and
bicycles only in those spaces specifically designated for their use: for owners, tenants or
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occupants this space is the garage. Notwithstanding the prohibition in this section 64(a),
any owners, occupants or tenants residing in units with a single car garage may park a
second vehicle in the driveway leading to their single vehicle garage (providing a vehicle
is parked in the garage).

No owner, tenant or occupant shall park or permit to be parked cn the commaon
property, limited common property or in the driveways to their own wunits, any
recreational vehicle, motorhome, commercial vehicle, boat or trailer.

Notwithstanding the prohibitions in sub-section &4.b. above, an owner, tenant or
occupant may park a recreational vehicle, motorhome or trailer on the common
property for the purposes of loading and unloading, provided always that:

(1) the vehicle or trailer concerned does not impede access to any other strata lot;
and

(2) the vehicle or trailer does not remain parked for a pericd longer than twenty-
four hours.

Visitor parking is marked and is for the use of visitar's and/or tradesmen’s vehicles only.

No owner, tenant or occupant shall permit any visitor or guest to park any vehicle in any
area designated for visitor parking far more than thirty days in any twelve-month period
without the prior approval of the strata council given in writing.

Owners', tenants’ and occupants’ guests and visitors are permitted to park in front of
the strata lot being visited for a period of net more than four hours, provided always
that:

(1) not more than one vehicle per strata lot is parked in this manner; and
(2) access to neighbouring strata lots is not impeded.

There shall be no derelict vehicles parked anywhere on the common property or limited
common property. A derelict vehicle shall be defined as:

(13 one which is not licensed; or
(2) one that is not presently roadworthy; or
(3) ane that is, in the opinion of the strata council, unsightly.

Garden Planting and Maintenance

65,

a.

Within the specific and reasonable limits listed below; which limitations have the
purpose of promoting, developing and maintaining a decorous and harmonious
landscaped environment for all to enjoy; owners, tenants or occupants are encouraged
to take an interest in the common property immediately adjacent to their homes. This
part of the common property ts defined as follows:

(1) those garden areas on either side of the entrance gate and immediately
adjacent {o the courtyard wall;

(2) those areas between garages, by mutual consent between the two neighbours
concernad

(3) a three-foot strip outside the patio railings
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(4) the areas adjacent to the front entrances of the lower units, upon agreement
between the owner, tenant or occupant and the strata council.

In the case of sub-section 65.1.{4} above, an owner, tenant or accupant of a strata lot
which does not have an enclosed courtyard shall not place planters or other such items
or equipment within any part of the common property or any limited common property
unless, in the opinion of the strata council, such planters, items or equipment are in
keeping with the balance of the development in terms of design, quality, proportion and
colour.

Plantings by individual owners, tenants or occupants on the areas detailed in sub-
section 65.a. above, shall be limited to the following:

(1) flowering plants or evergreen shrubs
(2) annuals and perennials

Vegetables shall not be planted on the common property.
The maximum height of any planting shall be:

(1) the level of the top of the wall surrcunding the courtyard at the front entrance;

and

2) the height of either the lower balcony or patio railings on the northern faces of
the buildings

(1) the owner, tenant or occupant who plants in accordance with sub-sections

65.1,, b, or ¢. above, and subsequent occupiers of the buiiding, will be fully
responsible for the care and maintenance of these plantings, including weeding,
pruning, trimming and watering

(2) If these areas are not properly maintained and if, as a result, 2 complain is
lodged in writing, the strata cauncil will serve notice to the ocwner, tenant or
occupant concerned that the plantings are to be tidied up; and if, after having
been given two weeks written notice, the plantings have still noi been brought
up to an acceptable standard, the strata council will instruct the gardening
contractor to remove the plants, and will charge the cost of the work to the
person concerned.

Owners, tenants or occupants may plant to their own requirements within the
courtyard, but shzll not;

{1) plant any tree or shrub which may grow to such a height as would impeded the
view of the water from another strata lot;
{2) permit any tree or shrub to interfere in any way with the walls, eaves or

drainage system, or other pipes or cables of their own or their neighbours’
strata lot(s) or permit any such tree or shrub to allow or facilitate access to any
roofs, walls or eaves.

In the event of a written complaint from an owner or an employee of the strata
corporation who believes that an awner, tenant or occupant is in contravention of sub-
saction 65.g. above, the strata council shall instruct, in writing, such owner, tenant or
occupant to remedy the problem.
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Barbeguing

66.

67.

!-J

Open House

If, after a period of fifteen days, the problem has not been rectified, the strata council
may instruct a contractor ta carry out the work and all costs of such work will be
charged to the owner, tenant or occupant concerned.,

Save as permitted under sub-section 65.f. above, no awner, tenant or occupant may lop,
trim, prune, fell or top any tree or shrub growing on the common property.

Upon written request, the strata council may order a tree or shrub to be topped or
felled if:

{1} such action is necessary for reasons of safety, or
(2) such tree or shrub is:

(a) obstructing the water view from the ‘Venetian’ style window on the
upper floor; and
(b) lies within an arc of 50°, measured from the centerline of that window.

In both cases listed in sub-section 65.k. above, the strata council will require an ‘on site’
inspection before deciding what action to take.

the strata council can not guarantee a water view from the low windows or for the
tower units, but any written request from an owner of a lower unit will be considered,
taking into account the individual circumstances of each case.

There shail be no barbequing anywhere on the common property or any limited
common property without the approval of the strata council.

A barbeque, hibachi or other like cooking device shall not be vsed on a balcony, deck or
patio unless such barbeque, hibachi or cooking device is powered by propane or
electricity and such propane or electrically powered barbeques, hibachis and other light
cooking devices shall not be used except in accordance with rules made by the strata
corporation from time to time,

Propane gas tanks or containers are not to be stored in garages or any other internal
area.

Care is to be taken in the maintenance of barbeques and other cooking devices so as to
minimize odour and smoke.

If a series of complaints is received by the strata council in relation to the use of a
particular barbeque, the strata council shall investigate these complaints and may, at its
sole discretion, deny any further barbeque privileges to the owner, tenant or occupant
concerned; and should the offence persist thereafter, such owner, tenant or occupant
will become liable to a fine as is provided for in these bylaws.

in the event that an owner or his or her agent wishes to hold an ‘open house’, the following
shall apply:

a.

there shall be no ‘For Sale’ signs posted other than that which may be placed on the
signboard at the main entrance to Port Royale. This sign is to be of the size, shape and
style approved by the strata council;
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Waterbeds

BE.

b. an owner shall not erect, place, allow, keep or display signs, billboards, advertising
matter or displays on the common property or any limited common property or in or
about any strata lot in any manner which may make such signs or other notices visible
from the exterior of the strata lot;

¢. an owner or his or her agent shall be permitted to place ‘open house' signs at the main
entrance and on the commaon property for a maximum of four hours at a time, not more
than twice in each week.

a. Waterbeds must be of guality construction, and owners of waterbeds will be held
responsible for any damage arising to common property or another strata lot as a result
of either spillage or leakage from the waterbed or the overstraining of any structure.

b. Owners, tenants or occupants installing a waterbed shall carry the appropriate
waterbed insurance coverage and shall, on request, provide a copy of such an insurance
policy to the strata council or to the management company employed by the strata
corporation.

Christmas Lights

63,

RESIDENCY

70.

71.

a. Christmas lights, lighted ornaments or other Christmas decorations may be hung or
positioned at any time on or after the 1% of December of each year, and must be
removed or taken down on or by the 15 of January of the fallowing year.

b. All Christmas lights and lighted ornaments must be in good condition and are not to
present a potential fire hazard through frayed wiring, short circuits or other efectrical
faults.

¢. No Christmas lights, lighted ornaments or other Christmas decorations are to be placed
on any part of the roof of any building, ner on any part of the common property, with
the exception of those parts of the common property being maintained by owners and
tenants under the provision of Bylaw 65.a.

No owner, tenant or occupant of a strata lot shall permit any person under the age of
nineteen years to ordinarily reside in such strata lot, provided that:

a. this restriction shall not prevent a person under the age of nineteen years from residing
in a strata lot on a periodic basis, provided that such a period or combination of periods
is not longer than sixty days in any calendar year; and

b. this bylaw is not applicable to those strata lots that are rented in accordance with the
provision of the Residential Tenancy Act.

In no case shall a one-bedroom strata lot be eccupied by more than two persans; nor a two-
bedroom lot be occupied by more than three persons; nor a three-bedroom or more strata
lot be occcupied by more than four persons. Nevertheless, the strata council may, at its sole
discretion, waive the requirements of this bylaw in cases of hardship or need.
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71A.  Absence from Strata Lot

An owner or tenant who plans to be away and leave the strata lot vacant for a period of 7 days
or longer shalt:

a. advise the property management company of the planned absence and confirm the
identity of any emergency keyholder{s} and provide their emergency contact information,
if available; and

b. turn off the main water shut off for the strata lot prior to going away.

c. Notwithstanding Section 71A(b), in the event the extended absence is between May 1 and
September 30 and there is an exterior watering system that prevents the water from
being shut off during the extended absence, the owner must:

(i} arrange for the strata iot to be inspected no iess frequently than every 4 days, and

{ii) inform the property management company of the identity of the person{s) that
will be inspecting the unit, together with his or her contact infarmation.

RENTAL RESTRICTICNS

Number of Rental Units

72. Subject 1o the provisions of this bylaw strata lots shall be owner-cccupied only, with the
following considerations and exceptions, as laid out below.

73. At any given time up to four strata lots may be leased for terms of not less than one year,

Procedures

74, Before Renting

a. Any owner wishing to lease or rent his or her strata lot shall apply to the strata council
in writing. Upon receipt of any application, the strata council shall advise the applicant
whether any rental vacancies are available.

b. In approving any rental, the strata council shall consider all applications and shall act in
what members consider to be the best interests of the strata corporation as a whole.

¢. The strata council reserves the right to advise all owners of any application in order that
other owners may also apply if they so desire.

d. No owner shall be entitled to pricrity based on having received permission to rent or
lease in the past or on the basis of the date or time of application.

e. Upon acceptance of an application to rent, an owner must enter into a lease of a strata
lot within six months from acceptance by the strata council of such owner’s application
or the acceptance will be automatically revoked.

f. Any owner living cutside the local dialing area wishing to rent or lease his or her strata
lot must utilize the services of a professicnal property management company approved
by the strata council.
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75,

Exceptions

76.

77.

After Entering intc a Rental Agreement

a.
b.
c.

The owner shall ensure that the tenant is properly apprised of the bylaws currently in
force, and any rules and regulations promulgated by the strata corporation, and will
deliver to the management company employed by the strata corporation a properly
axecuted Form ‘K’ prior to the tenant taking up residence in the strata corporation.

The owner shall also ensure that the tenant is aware that in no case may he or she sub-
let or otherwise assign his or her tenancy; and is to ensure that the rental agreement
centains a clause to this effect.

The owner shall advise the manzgement company employed by the strata corporation
of;

(1) the name of the tenant
{2) the address and telephone number where the owner may be contacted during
his or her absence.

An owner may continue to lease his or her strata lot until the earlier of the date such
owner moves into the strata lot 10 take occupancy and the date the strata lot is sold by
the owner to a third party.

Notwithstanding Paragraph 72 above, where cases of undue physical or financial hardship of
a personal nature arise, the owner may make a written request to the strata council for
permission to rent a strata lot for a limited period of time, and where the strata council has
been provided with evidence that undue hardship will result if limited rental approval is not
given the strata council shall not unreasonably withhold permission for a limited rental.

These bylaws do not apply to prevent the rental of a strata lot to a member of the “family”
of the owner, meaning:

the spouse of an owner
a parent or child of the owner; or
a parent or child of the spouse of the owner.

Legal Provisions

78.

For the purpose of the interpretation of these bylaws, the following shall be deemed to
be a lease or rental:

{1) any agreement, including a registered agreement for szle, lease with option to
purchase or conveyance with agreement to recovery, the substance and effect
whereof is intended to provide for the occupancy of a strata lot and which is
intended to circumvent any restrictions on rentals as in herein contained; and

(2) any assignment of any existing iease or tenancy agreement or sub-letting of an
existing lease.
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b.

79, a.
b,
LEGAL ACTION
80. a.
b.
c.

The strata corporation hereby nominates the strata council as its Attorney of Fact for
the purpose of giving notice to any tenant occupying any strata lot who is in
contravention of these bylaws.

The strata corporation is entitled to impose a fine of up to $500.00 (five hundred
dollars) as detailed by paragraph 37 above, for a contravention of the rental bylaws, and
may impose such fine for a continuing contravention every seven days.

The owner concerned shall be solely responsible for all costs associated with any action
taken by the strata council to enforce the provisions of these bylaws, including, without
restricting the generality of the foregoing, ali legal costs on a solicitor own client basis.

Furnished Rentals

Nothing in these bylaws shall restrict an individual owner from leasing or renting his or
her strata lot for the purpose of a bona fide vacation or a sabbatical, once each calendar
year for a period not in excess of six months, provided that the aforesaid strata lot is
rented fulty furnished and that such rental is for the purpose of a bona fide vacation or
sabbatical.

Any owner renting or otherwise allowing occupancy of his or her strata lot fuily
furnished for a period of more than thirty days shall provide the management company
employed by the strata corporation with a Form ‘K, confirming that their tenant or
occupant has received a copy of, and will abide by, these bylaws.

The strata corporation may recover from an owner, tenant or occupant by an action for
debt in a court of competent jurisdiction money, which the strata corpeoration is
required to expend as a result of an act or omission by such cwner, tenant or occcupant
or his or her employees, agents or visitors.

The strata council may apply for an injunction or a declaratory order to prevent
continued breaches of these bylaws and the costs of so deing, including solicitors costs
ch 2 solicitor own client basis, shall be the responsibility cf the owner contravening
these bylaws or of the owner of the strata lot where the contravention took place.

The Strata Corporation may proceed under the Small Claims Act, without further
autharization by the owners, 1o recover from an owner or other person, by an action in
debt in Small Claims Court, the money owing to the Strata Corporation, including money
owing as administration fees, bank chargaes, fines, penalties, interest or the costs,
including legal costs of remedying a contravention of the bylaws or rules and to recover
money which the Strata Corporation is required to expend as & result of the owner’s
negligence or by that of an owner’s visitors, occupants, guests, employees, agents,
tenants or a member of the owners family.
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CORPORATE COMMON SEAL

81. The strata corporation shall have a Common Seal, which shall not be used except by the
authority of the strata council previously given; and in the presence of the strata council, or
at the least two members of it, who shzll sign every instrument to which the Common Sezl
is affixed.

TERMS AND DEFINITIONS

82. The following terms and definitions shall be held to apply throughout these bylaws,

wherever they appear:

a. The Act.
The words ‘the Act” shall be taken as referring to the Strata Property Act of the Province
of British Columbia brought into effect on the First day of July, Anno Domini 2000.

b. Majarity Vote.
An ordinary resolution shall be passed by a ‘majority vote’, which shall mean 50% plus
one vote of the votes cast at a properly convened general meeting of the strata
corporation by all persons entitled to vote under the provisions of the Act or these
bylaws, present at the meeting either in person or as represented by proxy.

c. Three-guarter Vote.
A special resolution must he passed by a ‘three-quarter vote’, which shall mean 75% of
the effective votes cast at a properly convened general meeting of the strata
corporation by all persons entitled to vote under the provisions of the Act or these
bylaws, present at the meeting either in person or as represented by proxy.

d. Notice.
The word ‘notice’ shall be taken as including any notice, request, statement or other
document required or permitted to be given by the strata corporation to the owner of a
strata lot.

SEVERABILITY
83. For the purpose of interpretation of these bylaws, each paragraph and sub-paragraph or

sub-section shall be deemed to be a separate bylaw and should any of the aforesaid
paragraphs, sub-paragraphs or sub-sections be held by any competent court of jurisdiction
or by any arbitrator be deemed to be unenforceable, then such paragraph, sub-paragragh or
sub-section shall be deemed to be severable and the remaining paragraphs, sub-paragraphs
or sub-sections of any bylaw so affected shall be given the broadest interpretation possible
and shall not be deamed to be void or unenforceable as a result of such findings.

BINDING EFFECT

24,

Far the purpose of implementation of the bylaws, it is acknowledged and agreed by all
owners that the bylaws contained within this document constitute a contract inter se
hetween the owners, and shall be kinding upon each of the individual owners and their
heirs, administrators, successors and assigns as the case may be as if executed and delivered
to such parties.
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Al liance o

S Property Act

B FORM !

]

AMEND@ENTS TO BYLAWS
S (Section 128)

The Owners, Sirata Plan VIS1723 certify thaf the following or attached amendments to the bylaws of
the strata corporation were approved by a resolution passed in accordance with Section 128 of the
Strata Property Act at an Annual General Meging heid on QOctober 24, 2012:
5

3/4 VOTE RESOLUTION #2 — Chimney Flues

BE IT RESOLVED that the Owners of Strata Plan 1723, by 3/4 vote, agree that

Sections 9(c)(2)(c) and 9{d)(3) of the bylaws be amended by replacing “chimneys

{(but excluding routine cleaning)” with “chimneys (but excluding routine cleaning

and any repair or replacement of the chimney flue)”.

3/4 VOTE RESOLUTION #3 — Courtvard Tree Maintenance

BE IT RESOLVED that the Owners of Strata Plan 1723, by 3/4 vote, agree that
Section 65(g)(2) of the bylaws be amended to read “permit any tree or shrub to
interfere in any way with the walls, eaves or drainage system, or other pipes or
cables of their own or their neighbours’ sirata lot(s) ot permit any such tree or
shrub to allow or facilitate access to any roofs, walls or eaves.”

3/4 VOTE RESOLUTION #4 — Balcony Membrane Replacement

BE IT RESOLVED that the Owners of Strata Plan 1723, by 3/4 vote, agree that
Section 2(f) of the bylaws be amended to read “maintain the surface membrane of
the balcony, replacing this when necessary under the direction of the strata council
and using the materials and standards that may be set by the strata council from
time to fime with atorial of an-equivalent-grade pheuring-that-this-materialis

” :

A revised set of bylaws, incorporating these amendments, is attached.

Date: OC‘ 3’12\0 ‘1
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SCHEDULE OF BYLAWS

INTRODUCTION

Ron Neal of RE/MAX Alliance o

The purpose of this document is thrgefold: in the first place it is designed to protect
owners' rights by balancing the rights-zof the individual with the rights of the community,
so that all may lead an undisturbed Iif§ fogether.

In the second place, it is designed to protect the rights of the strata corporation, which is
responsible for the maintenance of everything within the perimeter fence (and, indeed,
the fence itself) and requires the co-operation of all residents to assist it in this task.

In the third place, it is designed to ensure that the administration of Port Royale is
carried out efficiently, economically and fairly for the benefit of all.

The bylaws are therefore the blueprint for a ‘design for living’, and although they curtail
certain activities and actions, they are intended for the common good and bear evenly
on all. They must therefore be observed by ali.

On buying into the strata corporation all owners have signed a contract to this effect, so
it behooves them to ensure that they are familiar with the contents of this document and
that they and their tenants are prepared to abide by its provisions.

The Port Royale Estates
Brentwood Bay.
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DUTIES OF OWNERS. TENANTS, OCCHPANTS AND VISITORS

Payment of Strata Fees £
1. An owner must: f
a. pay strata fees on or befare the first day of the month to which the strata fees

relate; and 5
b. pay all rates, taxes, charges and assessments that may be payable in respect of
his or her strata lof.

Repair and Maintenance of Property by Owner

2. An owner shall:

a. repair and maintain his or her strata lot and areas allocated to his or her
exclusive use, except for the repair and maintenance that is the responsibility of
the strata corporation under these bylaws, and keep them in a state of goad
repair: reasonhable wear and tear and damage by fire, storm, tempest or act of
God excepted,

b. when made necessary by accident or neglect, replace doors (including garage
daors), skylights and windows so as to match the standard, quality and design of
those presently existing,;

c¢. repair and properly maintain alt electrical and plumbing appliances, fittings and
fixtures in his or her strata lot, and shall report immediately to the management
company employed by the strata corporation any malfunction or shori-circuits
involving the electrical system, water pipes or drains;

d. bear the sole responsibility in any case where the owner does not repair or
report, in accordance with sub-section ¢. above, and damage is caused as a
result. In this event, the owner shall be solely responsible for the cost of
repairing such damage and for any and all legal costs incurred by the strata
corporation in collecting such menies on a solicitor own client basis;

e. promptly carry out all work that may be ordered by any competent public or local
authority in respect of hig or her strata lot;

f maintain the surface membrane of the balcony, replacing this when necessary
under the direction of the strata council and using the materials and standards
that may be set by the strata councit from time to time;

g. repair and maintain such limited common property as has been allocated for his
or her use, except for repair and maintenance that is the responsibility of the
strata corporation under these bylaws.

Use of Property

3. a. An owner, tenant, occupant or visitor must not use a strata lot, the common
properiy or limited common property in a way that;

(1) causes a nuisance or hazard to another person;

(2) causes unreasonable noise;
(3) unreasonably interferes with the rights of other persons to use and enjoy
the common property or another strata lot;

4
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4) is illegal; or

{5) is contrary to a pupose for which the strata lot or common property is
intended as shown, expressly or by necessary implication on or by the
strata plan. 2

In respect of sub-section &.(5) above, owners, tenants or occupants may make
reasonabie use of the garage space for storage or the accommodation of a
workbench or freezer chesi, provided always that such use does not preclude the
ability for any car, motor@ycle or bicycle owned by such owners, tenants or
occupants to be kept parkgd off the common property.

An owner, tenant, occupant or visitor must not cause any damage, other than
reasonable wear and tear, to the common property, common assets or those
parts of the strata ot which the strata corporation must repair and maintain under
these bylaws, or insure under section 149 of the Act.

. An owner, tenant or occupant must not keep any pets on a strata lot ofher than

one or more of the following:

(1) one small dog, having a ground to shoulder height not greater than 14
inches or 35 centimeters, and a weight of not more than 20 pounds or ¢
kilograms, or one cat;

(2) up fo two caged birds, but excluding pigeons;

(3) a reasonable number of fish, always provided that the weight of the
aguarium does not place an undue strain upon any structure.

. An owner, tenant or cccupant possessing a pet animal or bird shall inform the

management company employed by the strata corporation of the particulars of
their pet (s).

An owner, tenant, occupant or visitor must ensure that his or her pets are
leashed or otherwise secured when on common property.

. An owner, tenant, occupant or visitor shalf be responsible for removing his or her

pet's excrement from any strata lot or from the common praperty.

No owner, tenant or occupant shall permit his or her pet to interfere with any
other pet, person or object, or pemmit his or her pet to disturb any other owner,
tenant or occupant with uncontrolled barking, howling or other noise.

If the strata council, on reasonable grounds, considers a permitted pet to be a
nuisance; the strata council shail deliver written notice to the owner, tenant or
occupant concemned requiring that he or she remove the aforesaid pet within
fifteen days. Should such owner, tenant or occupant fail to remove the pet in
question permanently from the strata corporatian, including the individual's own
strata lot, then the strata council may:

(1 levy a fine for contravention of this bylaw, or
(2) take legal action to require the removal of the pet in question.

. Any costs, including all legal costs on a soliciior own client basis, resulting from

action taken under sub-section 4.f. above, shall be the sole responsibility of the
owner, tenant or occupant concemed.

The strata council may from fime to time on behalf of the strata corporation,
enact such rules with respect to the keeping of pets as the strata council, acting

5
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reasonably, deems neceﬂary or desirable, provided always that in the event of
any conflict between thesg bylaws and any such rule, the provisions of these
bylaws shall prevail.

Ron Neal

a. Within two weeks of becordng an owner, an owner must inform the

management company ergployed by the strata corporation of his or her name,
strata lot number, telephotie number and mailing address outside the strata plan,
should this apply. o]

An owner must notify the management company employad by the sfrata
corporation promptly of any changes of ownership, or of any mortgage or other
dealing which affects the title of his or her strata lot.

On request by the strata council, a tenant must inform the management

company employed by the sfrata corperation of his or her name and ielephone
number.

Obtaining Approval before Altering a Strata Lot

6.

a. An owner must obtain the written approval of the strata council before

d.

making an alteration to a strata lot that involves any of the following:

(1} the exterior of a building;

(2) the structure of a building;

3) chimneys, stairs, balconies or other things attached to the exterior of a
building;

(4) doors, windows or skylights on the exterior of a building;

(5) walls or railings or similar structures that enclose a deck, balcony, patio or
courtyard,

(8) common property located within the boundaries of a strata lot;

{7) those parts of a strata lot which the strata corporation must insure under
section 149 of the Act.

The strata council must not unreasonably withhold its appreval under sub-section
6.a. above, but it may require as a condition of its approval that the owner
agrees, in writing, to take responsibility for any expenses relating to the
aiteration.

in addition to the guarantee required by sub-section 6.b. above, the strata council
may also require the owner, at his or her expense, {o obtain a professional
evaluation of the impact of the proposed changes on the structural integrity of the
adjoining strata lots, and where such an evaluation reveals any risk to such lots
the strata council shall act in the interest of the common good by taking whatever
action is necessary to prevent such alteration from taking place.

Any costs, including all legal costs on a solicitor own client basis, resulting from
such action as is required under sub-section 6.c. above shall be the sole
responsibility of the strata lot owner concerned.

Obtaining Approval before Altering Common Property

7. a. An owner must obtain the written approval of the strata council before making

any alteration to the common property or any limited common property.

6
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b. The strata counci! may nd® unreasonably withhold its approval under sub-section

7.a. above, but may requige as a condition of its approval that the owner agrees,
in writing, to take responsibility for any expense relating to the alteration.

Should the nature of th#2 request so warrant, the strata council may take
additional action as is spegffied in sub-sections 6.c. and 6.d. above.

Permit Entry to a Strata Lot &

8. a. An owner, tenant or occupant or visitor must allow a person authorized by the

strata council to enter his g her strata lot:

(1) in an emergency, without notice, to ensure safety or prevent significant
foss or damage; or

(2) at a reasonable time, on 48 hours' written notice, to inspect, repair or
maintain common property or any other portions of the strata lot that are
the responsibility of the strata corporation to repair and maintain under
these bylaws or to insure under section 149 of the Act; and

(3) at a reasonable time, on 48 hour's written notice, for the purpose of
ensuring that bylaws are being observed.

The notice referred to in sub-sections 8.a.(2) and (3} above, must include the
date and approximate time of entry, and the purpose for which entry is required.
An owner, tenant or occupant should ensure that he or she deposits a key to his
or her strata lot with a neighbour or friend in the event that emergency access is
reguired fo the strata lot in the absence of such owner, tenants or occupant. In
addition, an owner, tenant or occupant should inform, in writing, the management
company employed by the corporation of the location of this key.

Should an emergency occur, and no key be readily available, the strata council
or its authorized agent(s) will enter the strata lot using force if this is so required.
In this event, the repair of any damage necessarily incurred will be at the
expense of the owner, tenant or occupant concerned.

POWERS AND DUTIES OF THE STRATA CORPORATION

Repair and Maintenance of Property by the Strata Corporation

9. The strata corporation must repair and maintain all of the following:

a. the common assets of the corporation;
b.
c.

common property that has not been designated as limited common property;
limited common property, but the duty to repair and maintain is limited to:

{1) repair and maintenance that in the ordinary course of events occurs less
than once a year; and

(2} the following; no matter how often the repair and maintenance ordinarily
ocCurs:

{a) the structure of a building;
{b) the exterior of a building;
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(c) chimneys But excluding routine cleaning and any repair or
replacement of the chimney flue), stairs, baiconies and other
things attached to the exterior of a buiiding

{d) doors (butZexcluding the routine servicing of garage doors),
windows argl skylights (including the casings, the frames and sills
of such windows and skylights but excluding the thermoseals
where the avindows are a double glazed construction} on the
exterior of agbuilding or that front on common property.

{e) Walls or filings or similar structures that enclose decks,
balconies, pgtios and courtyards.

d. a strata lot in the strata plan, but the duty to repair and maintain is restricted to:

(1)
(2)
3)

(4)
(5)

(6)

the structure of a building;

the exterior of a building;

chimneys (but excluding routine cleaning and any repair or replacement
of the chimney flue), stairs, baiconies and other things attached to the
exterior of a building

Walls or railings or similar structures that enclose decks, balconies, patios
and courtyards

doors (but excluding the routine servicing of garage doors), windows and
skylights (including the casings, the frames and sills of such windows and
skylights but excluding the thermoseals where the windows are a double
glazed construction) on the exterior of a building or that front on common
property.

pipes, wires, cables and ducts that pass through the strata lot and are
capable of being used in connection with the enjoyment of more than one
other strata lot or lots.

10. For the purposes of these bylaws, the foliowing definitions are established:

a. adeckis an exterior level covering a room or other interior space;

b. a balcony is an exterior level on the upper floor (s) which does not cover an
interior space;

c. a patio is an external level, at grade, which is included within a strata lot on the
north-facing frontages;

d. a courtyard is an exterior level, at grade, which is included within a strata lot on
the south-facing frontage.

Financial

1. The strata corporation shall:

a. collect and receive all contributions towards the common expenses paid by the
owners, and shall deposit the same with a Chartered Bank, Trust Company or
Credit Union:

b. pay all sums of money properly required to be paid on account of all services,
supplies and assessments pertaining to, or for the benefit of, the strata
corporation.
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‘of

invest, as it may determme in separate accounts, monies for administrative
purposes and for the cogtingency reserve fund: provided always that such
monies shall be placed only in such accounts and instruments as may conform to
the requirements of the A, and the repayment of which is guaranteed by the
Canadian Deposit Insurange Corporation;

subject to the provisions—of the Act, determine the levy for the contingency
reserve fund, untit the reserve reaches an amount, which the strata corporation
deems to be sufficient fo Feet planned and foreseen expenditure. Thereafter,
further amounts of replacement funds may be raised from time to time over such
a period of time as the strata corporation considers fit;

borrow money required by it in the performance of its duties or the exercise of its
powers;

secure the repayment of monies berrowed by it, and the payment of interest
thereon, by negotiable instrument or mortgage of unpaid contributions (whether
levied or not) or mortgage of any property vested in it, or by a combination of
these means;

purchase, hire or ctherwise acquire property for use by owners in connection with
their enjoyment of common property,

impose and collect fines for the contravention of any of these bylaws or of any
rules or regulations duly established, provided always that these fines remain
within the limits established by the Act.

Use of Property

13.  The strata corporation may:

a.

by majority vote, make rules and regulations that it considers necessary from
time to time in relation to the use, enjoyment, safety and cleanliness of the
common property and other assets of the strata corporation;

make an agreement with the owner of a strata iot for the provision of amenities or
services by it to the strata lot or to the owner;

by special resolution, designate an area as limited common property, and specify
the strata lot(s) that have the use of the limited comman property,

by special resolution, grant an owner the right to the exclusive use and
enjoyment of common property, or special privileges thereon. Such a grant to be
terminable upon reasonable notice, unless the strata corporation, by unanimous
resolution, otherwise resolves.

14, The strata corporation shall:

a.

b.

c.

control and administer the common property and other assets of the strata
corporation for the benefit of all owners;

maintain all common areas, including lawns, gardens, roads, parking areas,
fences and gates;

do all things necessary for the enforcement of the bylaws and any rules and
requlations made for the common good by the strata corporation under sub-
section 13.a. above.
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POWERS AND DUTIES OF THE STRATA COUNCIL

General =
2
15. The powers and duties of tige strata corporation shall, subject to any restriction
imposed or direction given, at a general meeting, be exercised and performed by the
strata council of the strata corporation.

Council Size

O dered

16. The strata council shall consist of a minimum of five council members and a
maximum of seven councit members, to serve for a two-year term, with either two,
three of four members being elected in alternate years,

Council Composition

17. a. The strata council shall be elected by and from the owners and such
tenants as are so qualified under the provisions of the Act.
b. In addition, and as provided for by section 28(2) of the Act, a person other than
an owner, an individual representing a corporate owner and a qualified tenant
may be a member of the strata council provided that such person is;

(1) a spouse (including a common-law spouse) of an owner; or
{2) a professional advisor of an owner.

c. Where a strata lot is owned by more than one person, only one joint owner shall
be a member of the strata councit at any one time.

Council Members’ Terms

18. a. The term of office of a strata council member ends at the conclusion of
the annual general meeting at which the replacement strata council
members are elected.
b. A person whose term of office has expired is not eligible for re-election for a
period of one calendar year; unless no other candidate comes forward at the
annual general meeting.

Removing a Council Member

19. a. The strata corporation may, by a majority vote passed at an annual or
special general meeting, remove one or more strata council members.

b. After removing a strata council member, the strata corporation must hold an
election at the same annual or special general meeting to replace the said
council member for the remainder of his or her term.

c. No person shall stand for the strata council or continue to be a member of the
strata council with respect to a strata lot if the strata corporation is entitled to
register a lien against that strata lot under the provisions of the Act.
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Replacing a Council Member

20.

Officers

21.

a.

of RE/MAX Alliance o

If a strata council membeisresigns or is unwilling or unable to act for a period of
two months or more, the Emaining members may appoint a replacement strata
council member for the re@ainder of the aforesaid member’s term.

A replacement strata council member will be appointed from among all persons
eligible to sit on the strata gouncil.

the strata council membez may appoint a replacement strata council member
under the provisions of thi§ paragraph even if the absence of the member being
replaced leaves the strata souncil without a quorum.

In the event that all members of the strata council resign or are unwilling or
unable o act for a period of two months or more, persons helding at least 25% of
the votes of the strata carporation may hold a special general meeting to elect a
new strata council by complying with the provisions of the Act, Regulation and
the bylaws respecting the calling and holding of general meetings.

At the first meeting of the strata council held after each annual general meeting,
the strata council must elect from among its members a president; a vice
president; a secretary and a treasurer.

A person may hold more than one office at a time, other than the offices of
president and vice president.

The vice president has the powers and duties of the president:

{1) while the president is absent or unwilling to act; or
{2) for the remainder of the president’'s term, if the president ceases to
hold office.

If an officer other than the president is unable or unwilling to act for a period of
two or more months, the council members may appoint a replacement officer
from among themselves for the remainder of his or her term.

In the absence of both the president and vice president, the members present
shall from among themselves appoint a president for that mesting who shall have
all the powers and duties of the president whilst so acting.

Calling a Council Meeting

22.

a.

b.

Any council member may call a strata council mesting by giving the other strata
council members at least one week’s notice of the meeting, specifying the
reason(s) for calling the meeting. This notice does not have to be in writing.

A strata council meeting may be held on less than one week’s notice if:

{1) all strata council members consent in advance of the meeting; or
{2)  the meeting is required to deal with an emergency situation, and all strata
council members either:
(a) consent in advance of the meeting, or
(b) are unavailable to provide consent after reasonable attempts have
been made to contact them.

11
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The strata council must inform owners about a strata council meeting as soon as
feasible after the meeting bas been called.

©
Quorum of Council 2

23. a.

A guorum of the strata couc%cil is three, if the council consists of five or six

members, and four, if the council consists of seven members.

b.

Council members must b&present in person at the strata council meeting fo be

counted in establishing a ggorum.
5

Voting at Council Meetings

24, a.

b.

c.

At sirata council meetings, decisions must be made by a majority vote of the
strata council members present in person at the meeting.

If there is a tie vote at a sirata council meeting, the president may break the tie
by casting a second, deciding, vote.

The results of all votes taken at a strata council meeting must be recorded in the
minutes of that meeting.

Meeting by Eiectronic Means

25. a.

At the option of the strata council, strata council meetings may be held by
electronic means, so long as all strata council members and other participants
can communicate with each other.

If the strata council meeting is held by electronic means, strata council members
are deemed to be present in person.

Attendance at Council Meetings

26. a.
b.

Any owner may attend council meetings, as an observer, up to the limit of space
availabie.

Despite sub-section a. above, no observers may attend those portions of strata
council meetings that deal with any of the following:

(1) bylaw contravention hearings under section 135 of the Act;

(2) rental restriction bylaw exemption hearings under section 144 of the Act;

(3) any other matters, if the presence of observers would in the opinion of the
strata council, unreasonably interfere with an individual’s privacy.

To allow owners to addrass the strata council on matters which do not reguire a
formal hearing, as in paragraph 27 below, the strata council may, from time to
time, hold open sessions during which owners concerns may be given, subject to
the restrictions below:

(1) questions, observations or comments may be given only during the time
allocated for this purpose on the agenda;

(2) each speaker will be limited to a maximum of ten minutes speaking time,

(3) at least one week's notice of matters to be raised must be given to the
secretary of the strata coungil,

12
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4) the strata council Bvill not, at this meeting, give a binding reply o any
written or verbal question. However, a written response will be delivered
to the person congegmed within ten days of the date of the strata council
meeting, and may be repeated in the newsletter, if the subject is of
general concern; S

{5) attendees must be prepared to vacate the room where the strata council
meeting is being held, if requested to do so under the provisions of sub-
section b. above; 3

{6) in cases of unrulysbehaviour or abusive language, the strata council is
empowered to levyfines as is provided for in these bylaws.

The date, time and place of the open session are to be promulgated through the
newsletter and/ar the bulletin boards at least two weeks before the event.

Requisition of a Council Hearing

27.

a.

b.

An owner or tenant may request a hearing at a strata council meeting by making
an application in writing, stating the reason for the request.

If a hearing is requested under sub-section a. above, the strata council must hoid
a meeting to hear the applicant within one calendar month of receiving the
request.

If the purpose of the request is to seek a decision of the strata council, the strata
council must give the applicant a written decision within one week of the hearing.

Councll to inform Ownars of Minutes

28.

The strata council must inform owners of the results of all strata council meetings
within two weeks of the meeting, whether or not the minutes have been approved.

Responsibilities of Council

28.

The strata council shall keep or cause to be kept in one location or in the pessession
of one person, the following documents, which shall be made available on request to
an owner or a person bearing written authority to act on his or her behalf:

opoow

a copy of the Strata Property Act and Regulation;

a copy of changes to the bylaws, and any rules or regulations presently in force;
a copy of special and unanimous resolutions;

a copy of all the legal agreements to which the strata corporation is a party,
including management contracts; insurance policies; insurance trustee
agreements; deeds; agreements for sale, leases; easements and rights of way;,

a register of members of the strata council, to include their addresses and
telephone numbers, together with fax numbers and e-mail addresses if
applicable;

a register of the strata lot owners, setting out the strata lot number; the name of
the owner; the unit entitiement; the name and address of any mortgagee who has
notified the strata corporation; the name of any tenant or lessee and a notation of
any assignment by an owner to a lessee;

a copy of the annual budget for each year; and

a copy of the minutes of all annual and special general meetings, together with
the minutes of all strata council meetings.
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In addition, the strata council shall:

record minutes of its procegdings;

record or cause to be recorded minutes of annual and special general meetings;
maintain or cause to be faintained proper books of account in respect of all
monies received and expgnded by it: including the matters in respect of which
receipt and expenditure oﬁguch monies took place;

prepare or cause to be prepared proper accounts relating to all the financial
transactions of the strata Zorporation during the fiscal year for distribution to all
owners at the annual general meeting;

on application by an owner or morigagee, or any person sc authorized in writing
by him or her, make the books of account available for inspection at all
reasonable times, or cause such books to be made available at a reasonable
time agreeable to the holder

Spending Restrictions

31.

a.

b.

C.

In accordance with the provisions of the Act, the monetary limitation upon the
strata council for expenditure nof authorized in the budget, other than in cases of
emergency, is set at not more than $2000.00 in any one fiscal year.

A person may not spend the strata corporation’'s money unless the person has
been delegated the power to do so under sub-sections 32.b. and ¢. below.
Notwithstanding sub-sections a. and b. above, a strata council member may
spend the corporation’s money to repair or replace common property or common
assets, if the repair or replacement is immediately required to ensure safety or to
prevent significant loss or damage, whether physical, financial or otherwise.

Delegation of Council’s Powers and Duties

32.

33.

a.

cC.

Subject to sub-sections b. and c. below, the strata council may delegate some or
all of its powers and duties to one or more strata council members, or persons
who are not members of the council, and may, at any time, revoke the
delegation.

The strata council may delegate its spending powers or duiies, but only by a
resolution that:

(N delegates the authority to make an expenditure of a specific amount for a
specific purpose; or

(2) delegates the general authority to make expenditures in accordance with
sub-section ¢,

A delegation of a general authority to make expenditures must:

(1) set a maximum amount that may be spent; and
(2) indicate the purpose for which, or the conditions under which, money may
be spent.

The strata council may not delegate its powers to determing, based on the facts of
each particular case.

a. whether a person has contravened a bylaw, rule or reguiation; or

14
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b. whether a person shouid He fined, and, if so, the amount of the fine,

Y

]

The strata council may emplay, for and on behalf of the strata corporation, agents;
contractors and employees #& it thinks proper for the control, management and
administration of the common ?roperty and other assets of the strata corporation.

&

Limitations on Liability of a Council M&nber

35.

a. A strata council member who acts honestly and in good faith is not personally
liable because of anything done or omitted in the exercise or intended exercise of
any power or the performance or iniended performance of any duty of the strata
council.

b. Sub-section 35.a. above does not affect a strata council member's liability, as an
owner, for any judgment against the strata corporation.

c. All acts done in good faith by the strata council are, notwithstanding that it was
afterwards discovered that there was some defect in the appointment or
continuance in office of a member of the strata council, as valid as if the strata
council member had been duly appeinted or had duly continued in office.

ENFORCEMENT OF BYLAWS AND RULES

Responsibilities

36.

38.

a. An owner, tenant, occupant or visitor shall comply strictly with these bylaws, and
with such rules and regulations as may be promulgated from time to time in
accordance with sub-section 13.a. above.

b. An infraction or violation of these bylaws or any rules or regulations duly
established by the corparation on the part of an owner, his employees; agents,
tenants or visitors may be corrected, remedied or cured as set out in paragraphs
37 to 41 below.

The strata council can fine an owner, tenant or occupant 2 maximum of:

a. $50.00 {fifty) for each contravention of a rule or regulation
b. $200.00 {two hundred) for each contravention of a bylaw; and
c. $500,00 {five hundred) for each contravention of a rental bylaw.

If an activity, or lack of activity, that constitutes a contravention of a bylaw, a rule ora
regulation continues for longer than seven days, a fine can be imposed every seven
days so0 long as the contravention continues.

Penalties for Late Payment

39.

a. If an owner is late in paying his or her strata fees, the owner must pay 1o the
strata corporation interest on the late payment in the amount of 10% per annum,
compounded annually, and calculated on a monthly basis commencing from the
date that the payment was due and continuing until the last day of the month in
which it is paid.

15
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b. Each owner and tenant isEL'Tesponsibie for paying, without invoice, of any money
(other than sfrata fees butincluding special levies) owing to the strata corporation
as provided for in the Act gr these bylaws, and if the owner or tenant fails to pay
money so owing within fiftéen days after such money becomes due, the owner or
tenant will, after having deen given written notice of the defaull and been
provided with a reasonable opportunity to answer the complaint (including a
hearing if requested), be @sessed and pay a fine of $10.00, and if such default
continues for a further fiffeen days, an additional fine of $25.00 will be levied
against and paid by the gwner or tenant, as the case may be, and for each
additional month such default continues, an additional fine of $25.00 will be
levied against and paid by the owner or tenant.

Payment of Fines and Penalties

40.

41.

42.

Additional assessments, fines authorized by these bylaws, banking charges, filing
costs, legal expenses, interest charges and any other expenses incurred by the
strata corporation either to enforce these bylaws, as they may be amended from time
to time, or any rule or regulation which may be established by the strata corporation
pursuant to the Act or these bylaws, shall become part of the assessment of the
owner responsible and shall become due and payable on the first day of the month
next following, except that any amount owing in respect of a fine or the cost of
remedying the contravention of a bylaw will be caiculated as a separate component
of such assessment and of a bylaw will be calculated as a separate component of
such assessment and the strata corporation may not register a lien against separate
component. '

Discretion Granted to Council

a. The strata council must respond to a written complaint reporting an infraction or
violation of a bylaw, rule or reguiation, and shall in every case inform, in writing,
the owner, tenant or occupant concemed of the breach of a bylaw, rule or
regulation and of the liability of a fine should the act or omission which caused
the breach continue.

b. If, after a reasonable time for compliance, the owner, tenant or occupant
concerned is still in contravention or breach of a bylaw, rule or regulation the
strata council shall in writing, inform such owner tenani or occupant of its
decision to impose a fine and the amount of that fine. However, the strata
council has sole discretion to take into account the circumstances of each case,
and may impose any amount below the permitted maximum that it considers
justified.

ANNUAL AND SPECIAL GENERAL MEETINGS

Calling of Meetings

a. Annual general meetings shall be held once each year, and in any event not
more than thirteen months shall elapse between one annual general meeting and
the nexi.

b. General meetings other than annual general meetings shall be termed special
general meetings.
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Procedures

43.

da.

=
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The strata council may, whenever it considers proper and shall on requisitien in
writing by owners or mortgagees holding at least 25% of the strata corporation’s
votes, within twenty onesdays of the requisition;, convene a special general
meeting, stating the reasch(s) for the meeting and limiting business fo the items
specified in the agenda. §

Notice of a general meeting shall be dispatched to all owners, tenants and first
morigages who have notified their interests to the strata corporation twenty days
before the date on which the meting is due to take place. The notice is to give
the date, place, and hour gf that meeting and detailing the business that is to be
conducted, inciuding all the resolutions that it is inlended to lay before the
meeting.

Accidental omission to give notice fo an owner, tenant or first mortgagee or
failure to receive a notice duly dispatched to an owner, tenant or first mortgagee
shall not invalidate the proceedings of the meeting.

At each annual general meeting all business, other than the election of council
members and the approval of the budget for the coming year, shall be deemed to
be 'special’ and shall require approval by way of special resolution and a ‘three-
quarter’ vote as defined by the Act.

At a special general meeting, all resolutions will be “special’.

Business shall not be transacted at a general meeting unless a quorum is
present at the time the meeting is called to order.

One third of all persons being entitied to vote being present in person or as
represented by proxy shall constitute a quorum.

If, within one half hour of the time appointed for a general meeting to begin, a
guorum is not present, the meeting shall stand adjourned. A date, time and
place for the meating to reconvene must be promulgated to ali owners within one
week from the date on which the meeting was adjourned.

If, when the meeting is reconvened, a quorum is not present within one half hour
of the time appointed for the meeting, those persons who are entitled to vote who
are present either in person or as represented by proxy shall be deemed to
constitute a quorum,

Person to Preside at Meetings

44,

Yoting
45.

a.

b.

c.

The president of the strata council must preside over annual and special general
meetings.

If the president of the strata council is unwilling or unable to act, the vice
president of the strata council must preside over the meeting.

If neither the president nor the vice president of the strata council presides over
the meeting, a president must be elected by the eligible voters present in person
or as represented by proxy from among those persons entitled to vote who are
present at the meeting.

a. At an annual or special general meeting, voting cards shall be issued to eligible

voters or their proxies.
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Proxies

45.
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. At an annual or special general meeting, a vote is decided on a show of voting

cards, uniess an eligible vater requests a precise count.
If a precise count is requested, the president must decide whether it will be by
show of voiing cards or byZoll call or by secret ballot or by some other method.

. The outcome of each votesincluding the number of votes cast for and against the

resoiution if a precise count has been requested or is necessary, must be
announced by the pres:deﬁt at the time of taking and recorded in the minutes of
the meetlng

If there is a tie vote al ageneral meeting, the president; or, if the president is
unwilling or unable to vote; the vice president may break the tie by casting a
second, deciding, vote.

An owner who is otherwise an eligible voter may not exercise his or her vote for a
strata lot, except on matters requiring a unanimous vote, if the strata corporation
is entitled to register a lien against that strata fot.

. When owners are entitled to successive interests in a sirata lot, the owner

entitled to the first interest is alone entitled to vote.

. A person who is a trustee is entitled to exercise the vote for a strata lot: the

person beneficially interested may not vote.

A strata lot held in joint ownership is entitled to & single vote only.

In the case where the joint owners cannot agree on how to cast the vote of that
strata lot, such vote will be declared invalid.

Notwithstanding anything in this paragraph above, an election of council
members, or any other vote, must be held by secret ballot if such a ballot is
requested by any eligible voter,

. The instrument appointing a proxy shall be drawn up in the format required by

the Act, and to be considered valid must be signed by the owner or by his or her
attorney.

. The completion of the proxy form may be generai, or it may be limited to a

particular meeting or a particuiar resolution: it may also include instructions not
to vote.

The proxy form may be held by any person nominated by the owner.
Notwithstanding the provisions above, where an owner's interest is subject to a
registered morigage, and where the mortgage provides that the power of vote
conferred on an owner by the Act may be exercised by the mortgagee, and
where that mortgagee has given written notice of his or her mortgage to the
strata corporation, no instrument or proxy shall be necessary to give the
mortgagee the power to vote. The mortgagee shall indicate his or her presence
at the calling of the roll, and he or she, rather than the owner shall be issued a
voting card.

Participation by Other than Eligible Voters

47.

a. Tenants and occupants may attend annual and special general meestings,

whether or not they are entitled to vote. It should be noted that, under the
provisions of the Act, certain tenants are eligible to vote at general meetings:
such tenants should make themselves known to the strata corporation.
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b. Persons, who are not eI%ible to vote, including tenants and occupants, may
participate in the discussion at general meetings, but only if they are invited to do
so by the president. =

c. Persons, who are not ellﬁlble to vote, including tenants and occupants, must
leave a general meeting if3hey are requested to do so by a resolution passed by
a majority vote of the meeting.

&
Order of Business g
48. The order of business at annugl and special general meetings shall be as follows:

43

Notice

50.

cerlify proxies and corporate representation and issue voting cards;

determine that there is & quorum;

elect a person to preside over the meeting, if necessary;

present to the meeting proof of notice of meeting or of waiver of notice;

approve the agenda;

approve the minutes from the last annual or special general meeting;

deal with unfinished business;

receive reports of strata council activities and decisions since the previous

annual general meeting, including reports from the committees, if the meeting is

an annual general meeting;

i. ratify any new rules or regulations made by the strata corporation under the
provisions of the act;

j. ~report on insurance coverage in accordance with section 154 of the Act, if the
meeting is an annual general meeting;

k. approve the budget for the coming year in accordance with section 103 of the
Act, if the meeting is an annual general meeting;

I. deal with new business, including any matters about which notice has been given
under section 45 of the Act;

m. elsct new members of the strata council, if the meeting is an annual general
meeting;

n. terminate the meeting.

Te@ 0 a0 op

Prohibitions

a. If a special resolution is passed by persons holding less than 50% of the votes of
the strata corporation, the strata council may not implement this resolution until a
calendar week has elapsed, and if during this time owners holding 25% of the
strata corporation's votes request in writing, that the resolution be re-examined,
then a special general meeting must be convened for this purpose.

b. If at any meeting a member of the strata council should find him or herself in a
position of a conflict of interest, he or she must not only declare this fact, but
must also leave the room or other place of meeting whilst the item that has given
rise to the conflict is under discussion.

a. Unless otherwise specifically stated in these bylaws, delivery of any notice
required to be given under the Act or under these bylaws shall be considered to
be well and sufficiently given if:
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(1) it is mailed to the ofiner at the address of his or her strata lot, or

(2) it is mailed to the ‘address designated by the owner in accordance with
sub-section 5.a. abgve,

(3) it is left with the owgler or some other adult person at his or her strata lot.

b. A notice given by post sh#ll be deemed to have been delivered forty-eight hours

C.

after it has been posted. 2

An owner may, at any timesin writing, advise the strata corporation of a change of
address to which notice sl‘@ll be given, and thereafter the address specified shall
be deemed to be the addrgss of the owner for the purpose of giving of notice.

COMMON EXPENSES

51.

52.

a.

b.

INSURANCE
a.

b.

Common expenses shall be aliocated to all strata lots, and shall be borne by all
owners in proportion to the Unit Entitlement of their respective strata lots.

When parts of the common property have been designated as imited common
property, expenses attributable to the limited common propetty which would not
have been expended if the area had not been so designated shall be bome by
the owner(s) of the sirata lot(s) entitled to use the limited common property in
proportion to the Unit Entitlement of the strata lot(s).

At each annual general meeting, the strata corporation shall prepare a budget for
the following twelve-month period and, after the adoption of this budget, all
owners shall pay a monthly assessment in advance calculated to meet the
budgsied expenditure in accordance with sub-sections 51.a. and b. above.

The strata corporation shall at all times maintain insurance on the common
property in accordance with section 149 of the Act.

The strata corporation may, at the discretion of the strata council, obtain and
maintain in force Director’s Liability Insurance for members of the strata council
indemnifying the said members of the sirata council against any claim of
damages arising as a result of any act taken by the strata council or any member
thereof in honesty and gooed faith in accordance with sub-section 35.a. above.
The cost of such insurance shall be deemed {o be part of the common expenses
of the strata corporation and shall form part of the annual budget.

An owner, tenant or occupant must carry his or her own insurance sufficient to
cover all househoid effects and personal property as well as any and all
improvements made to the interior of a strata lot, which will not be covered by the
policy held under sub-section 52.a. above.

An owner shall pay the deductible on the strata corporation’s insurance policy
whenever a claim is made upon that insurance policy by the owner of a strata lot.
However, the strata council may, at their sole discretion, after consideration of
the facts and circumstances of each claim, waive the requirement to pay the
deductible, and in such cases the insurance deductible shall be paid by the strata
carporation.

The strata corporation shall, upon the written request of an owner or mortgagee
of a strata lot, at a reasonable time produce to him or her, or to a person
authorized in writing by him or her, the insurance policies affected by the strata
corporation together with the receipts for the payment of the last premium.
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f.

MAX Al liance o

An owner shall indemnify@and save harmiess the Strata Corporation from the
expense of any maintenasce, repair or replacement rendered necessary to the
common praperty, limited gommon property, common assets or to any strata ot
by the owner's negligence or by that of an owner’s visitors, occupants, guests,
employees, agents, tenanfs or a member of the owner's family, but only to the
extent that such expense is not reimbursed from the proceeds received by
operation of any insuramte policy. In such circumstances, any insurance
deductible paid or payablg by the Strata Corporation shall be considered an
expense not covered by $he proceeds received by the Strata Comporation as
insurance coverage and will be charged te the owner.

VOLUNTARY DISPUTE RESOLUTION

53. a. A dispute among owners, tenants, occupants, the strata council or any

combination of them, may be referred to a dispute resoclution commitiee by a
party to the dispuie, if;

{1 all parties to the dispute consent; and
(2) the dispute involves the Act, the Regulation or the bylaws or rules and
regulations.

b. A dispute resolution committee shall consist of either:

C.

(1) one owner of a strata lot nominated by each of the disputing parties and
one owner chosen to chair the committee by the persons nominated by
the disputing parties; or

(2) any number of persons consented to, or chosen by a method that is
consented to, by all disputing parties.

The object of the dispute resolution committee is to help the disputing parties to
reach a voluntary agreement by making dispassionate and unbiased
recommendations to each party concerned.

GENERAL RESTRICTIONS

Buildings

Use of Strata Lots

54.  An owner, tenant or accupant shall not:

a.

b.

use his or her strata lot for any purpose which may be injurious to the reputation
of the strata corporation;

undertake or do anything in any strata lot, on the common property or limited
common property that is contrary to any statute, ordinance, bylaw or regulation of
any government authority;

breach any relevant rule, ordinance, bylaw or regulation of any municipal,
provincial or federal regulatory agency with respect to safety;

overload any electrical circuit or undertake any action, or to permit such action to
be taken, as would increase the risk of fire or would affect the terms of the strata
corporation’s fire insurance policy
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Windows

55.

MAX Al liance o

conduct any business a&?vity of any kind from any strata lot, the common
property or limited commen property, other than that which can be conducted
primarily over telephone okcable fines;

make, cause or produce éndue noise, smell, vibration or glare in or about any
strata lot or the common property or limited common property or do anything
which would interfere unreasonably with any other owner, tenant or occupant;
use any musical instrument, amplifier, TV set, sound reproduction equipment or
any other device within oigabout any strata lot, the common property or limited
common properly such thai it causes a disturbance or interferes with the comfort
of any other owner, tenantor occupant. and in any case, particular care is to be
taken to reduce noise levels to an absclute minimum between the hours of 11.00
p.m. and 7.00 a.m.

give any keys, combination or other means of access to the common property
other than to an employee, contracior, occupant or guest of the strata lot
permitted by these bylaws.

An owner, tepant or occupant shali not:

a.

b.

hang any sun drapes or other window coverings which are visible from the
exterior of the huilding except those which are of a neutral, off-white colour;

cover any window with aluminum foil, paper, plastic or other similar items except
for:

(1) solar fiim of a clear, non-reflective material showing no colour when
viewed from the outside: i.e., silver, gray, goid, blue and bronze would
not be acceptable; and

{(2) the decorative fans professionally made for semi-circular windows

Balconies, Patios and Courtvards

56.

An owner, tenant or occupant shall not:

keep or store on his or her balcony, patio or courtyard matenal of any kind with
the exception of patio furniture, flower pots or planters and barbecues: being
always careful not to overload the balcony structure;

hang any laundry, clothing, bedding or other items over any balcony railings or
from any line or apparatus erected on or suspended from any balcony, deck,
patio or courtyard so that such laundry, clothing or bedding is visible from the
exterior of the building;

feed pigeons, gulls or other birds, humming bird feeders being excepted; rabbits,
squirrels, rodents or other animals from a strata lot or anywhere on or in close
proximity to the common property or any limited cammon property;

sub-section 56.¢. above shall not apply to a pet permitted to be kept in a strata lot
pursuant to these bylaws and the rules made hereunder, which pet shali be fed
only in a strata lof;

paint any exterior doors or baicony or patio walls and railings any colour not
approved by the strata council;

make modifications to exterior doors, or make any permanent installation on any
balcony, patio, deck or courtyard that is not approved by the strata council;

erect or install patic enclosures of any kind;
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Signs and Aerials
57.

MAX Al liance o

h. install an awning on a banny without having first obtained the approval of the
strata council by submittipg a written request, together with a sample of the
material to be used ang a brochure or picture depiciing the completed
instaliation: in any case, s&ch an awning must not overhang the front edge of the
balcony. s

d By: Ro

An owner, tenant or occupant ghall not:

a. eract or install on any partcof a strata lot any television antenna, radio antenna or
any other electronic receiving or transmitting device;

b. erect or install anywhere on the camman property or limited common property
any satellite dish aerial, television antenna, radio antenna or any other electronic
receiving or transmitting device;

c. erect any sign, advertisement or notice on any strata lot, the common property or
limited common property, except for those pemmitted under ‘open house’ below.

Garages and Cars

58.

59.

An owner, tenant or occupant shall not:

a. keep his or her garage door open except for the purpose of entering or exiting by
his or her motor vehicle(s). However, in conditions of excessive heat, ventilation
of the garage space may be obtained by raising the garage door not more than
two feet.

b. cause excessive noise by the use of a motor vehicle at any time and in particular
between the hours of 11.00 p.m. and 7.00 a.m.

c. carry out any oil changes, major repairs or adjustments to motor vehicles or other
mechanical equipment on common property or any limited common property,
except in the case of an emergency;

An owner, tenant or occupant must promptly and at his or her own expense clean up
any oil or other substance which spills or leaks onto the common property and if such
cleaning is not properly done, the strata council can order the necessary work to be
done, and charge to the owner, tenant or occupant concerned the cost of the work
done.,

Garbage and Refuse

60.

61

An owner, tenant or occupant shall deposit ordinary household refuse and garbage
from his or strata lot in the enclosure provided by the strata corporation for this
purpose, where such structures exist, and the owner, tenant or occupant shall
remove any materiais other than ordinary household refuse and garbage from the
strata property pian at his or her own expense.

An owner, tenant or cccupant shall not:

a. accumulate any garbage or refuse, or otherwise allow his or her strata iot or the
areas adjacent 1o it become untidy or a hazard to health;

b. make use of the storm drains 1o dispose of oil, paint, pesticides or any other
hazardous substance.
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Floor Coverings

62.

63.

Parking
64,

of RE/MAX Alliance o

©
An owner shall not replace arfy existing floor coverings with a material different from
that which already exists wﬂh@.lt the prior approval of the strata council.

An owner who has or instalisthard floor surfaces such as hardwood floors or tile in
his or her strata lot must tak& all reasonable steps to satisfy noise complains from
neighbors, including without lignitation, ensuring that no less than 60% of such hard
floor surfaces, excepting onlyxkitchens, bathrooms, and entry area are covered with
area rugs or carpet and avoiding walking on such flooring with hard shoes.

a. Owners, tenants or occcupants and visitors shall park their cars and/or motor-
cycles and bicycles only in those spaces specifically designated for their use: for
owners, tenants or occupants this space is the garage. Notwithstanding the
prohibition in this section 64(a), any owners, occupants or tenants residing in
units with a single car garage may park a second vehicle in the driveway leading
to their single vehicle garage (providing a vehicle is parked in the garage).

b. No owner, tenant or occupant shall park or permit to be parked on the common
property, limited common property or in the driveways to their own units, any
recreational vehicle, motorhome, commercial vehicle, boat or trailer.

c. Notwithstanding the prohibitions in sub-section 64.b. above, an owner, tenant or
occupant may park a recreational vehicle, motorhome or trailer on the common
property for the purposes of loading and unloading, provided always that:

{1) the vehicle or trailer concerned does not impede access to any other
strata lot; and

(2) the vehicle or trailer does not remain parked for a period longer than
twenty-four hours.

d. Visitor parking is marked and is for the use of visitor's and/or tradesmen’s
vehicles only.

e. No owner, tenant or occupant shall permit any visitor or guest to park any vehicle
in any area designated for visitor parking for more than thirty days in any twelve-
month period without the prior approval of the strata council given in writing.

f. Owners’, tenants’ and occupants’ guests and visitors are permitted to park in
front of the strata lot being visited for a period of not more than four hours,
provided always that:

(1) not more than one vehicle per strata lot is parked in this manner; and
(2) access fo neighbouring strata lots is not impeded.

g. There shall be no derelict vehicles parked anywhere on the common property or
limited common property. A derelict vehicle shall be defined as:

(1) one which is not licensed; or
{(2) gne that is not presently roadworthy; or
(3) one that is, in the opinion of the strata council, unsightly.
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Garden Planting and Maintenance
65.

of RE/MAX Alliance o

Within the specific and reascnable limits listed below; which limitations have the
purpose of promoting, developing and maintaining a decorous and harmonious
landscaped environment Jor all to enjoy; owners, tenants or occupants are
encouraged to take an intérest in the common property immediately adjacent to
their homes. This part of the common property is defined as follows:

(N those garden areag on either side of the entrance gate and immediately
adjacent to the coygtyard wall;

(2) those areas between garages, by mutual consent between the two
neighbours concemed

(3) a three-foot strip outside the patio railings

(4) the areas adjacent to the front entrances of the lower units, upon
agreement between the owner, tenant or occupant and the strata council.

In the case of sub-section 65.1.(4) above, an owner, tenant or occupant of a
strata lot which does not have an enciosed courtyard shall not place planters or
other such items or equipment within any part of the common property or any
limited common property uniess, in the opinion of the strata council, such
planters, items or equipment are in keeping with the balance of the development
in terms of design, quality, proportion and colour.

Plantings by individual owners, tenants or occupants on the areas detailed in
sub-section 65.a. above, shall be limited to the following:

N flowering plants or evergreen shrubs
{2) annuals and perennials

Vegetables shall not be planted on the common property.
The maximum height of any pianting shall be:

(1) the level of the top of the wall surrounding the courtyard at the front
entrance; and

(2) the height of either the lower balcony or patio railings on the northem
faces of the buildings

(1) the owner, tenant or occupant who plants in accordance with sub-
sections 65.1., b. or ¢. above, and subsequent occupiers of the building,
will be fully responsibie for the care and maintenance of these plantings,
including weeding, pruning, trimming and watering

(2) If these areas are not properly maintained and if, as a result, a complain
is lodged in writing, the strata council will serve notice to the owner,
tenant or occupant concemed that the plantings are to be tidied up; and if,
after having been given two weeks written notice, the plantings have still
not been brought up to an acceptable standard, the strata council will
instruct the gardening contractor to remove the plants, and will charge the
cost of the work to the person concerned.

Owners, tenants or occupants may plant to their own requirements within the

courtyard, but shail not:
) plant any tree or shrub which may grow to such a height as would
impeded the view of the water from another strata lot;
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h.
i
j-

k.
l.

m.
Barbequing
66. a.

b.

MAX Al liance o

(2) permit any tree orBshrub to interfere in any way with the walls, eaves or
drainage system, o other pipes or cables of their own or their neighbours’
strata lot(s) or pemyit any such tree or shrub to aliow or facilitate access
to any roofs, walls #r eaves.

In the event of a written mplaint from an owner or an employee of the strata
corporation who believes that an owner, ienant or occupant is in contravention of
sub-section 65.g. above, the strata council shall instruct, in writing, such owner,
tenant or occupant io remedy the problem.

If, after a period of ﬁfteelg days, the problem has not been rectified, the strata
council may instruct & contractor fo carry out the work and all costs of such work
will be charged to the owner, tenant or occupant concerned.

Save as permitied under sub-section 65.f. above, no owner, tenant or occupant
may lop, trim, prune, fell or top any tree or shrub growing on the common
property.

Upon written request, the strata council may order a tree or shrub to be topped
or felled if:

(1)  such action is necessary for reasons of safety, or
(2) such tree or shrub is:

(a) obstructing the water view from the ‘Venatian’ style window on the
upper floor; and

{b) lies within an arc of 50°, measured from the centerline of that
window.

In both cases listed in sub-section 83.k. above, the strata council will require an
‘on site’ inspection before deciding what action to take.

the strata council can not guarantee a water view from the low windows or for the
lower units, but any written request from an owner of a lower unit will be
considered, taking into account the individual circumstances of each case.

There shall be no barbequing anywhere on the common property or any limited
common property without the approval of the strata council.

A barbeque, hibachi or other like cooking device shall not be used on a balcony,
deck or patio uniess such barbeque, hibachi or cooking device is powered by
propane or electricity and such propane or electrically powered barbeques,
hibachis and other light cooking devices shall not be used except in accordance
with rules made by the strata corporation from time to time.

Propane gas tanks or containers are not to be stored in garages or any other
internal area.

Care is to be taken in the maintenance of barbeques and other cooking devices
50 as to minimize odour and smoke.

If a series of complaints is received by the strata council in relation to the use of a
particular barbeque, the strata council shail investigate these complaints and
may, at its sole discretion, deny any further barbegue privileges tc the owner,
tenant or occupant concerned; and should the offence persist thereafter, such
owner, tenant or occupant will become liable to a fine as is provided for in these
bylaws.
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Open House
67.

b.

c.
Waterbeds

68. a.

b.

of RE/MAX Alliance o

in the event that an owner or:his or her agent wishes to hold an ‘open house’, the
following shall apply: 2

a. there shall be no ‘For Salé€ signs posted other than that which may be placed on

the signboard at the main gntrance to Port Royale. This sign is to be of the size,
shape and style approved by the strata council;

an owner shall not ere%, place, allow, keep or display signs, billboards,
advertising matter or dispfys on the common property or any limited common
property or in or about any strata lot in any manner which may make such signs
or other notices visible from the exterior of the strata lot;

an owner or his or her agent shall be permitted to place ‘open house’ signs at the
main entrance and on the common property for a maximum of four hours at a
time, not more than twice in each week.

Waterbeds must be of quality construction, and owners of waterbeds will be held
responsible for any damage arising to common property or another strata lot as a
result of either spillage or leakage from the waterbed or the overstraining of any
structure.

Owners, tenants or occcupants installing a waterbed shall carry the appropriate
waterbed insurance coverage and shall, on request, provide a copy of such an
insurance policy to the strata council or to the management company employed
by the strata corporation.

Christmas Lights

89. a.

b.

c.

RESIDENCY
70.

Christmas lights, lighted omaments or other Christmas decorations may be hung
or positioned at any time on or after the 1*' of December of each year, and must
be removed or taken down on or by the 15™ of January of the following year.

All Christmas lights and lighted ornaments must be in goed condition and are not
to present a potential fire hazard through frayed wiring, short circuits or other
electrical faults.

No Christmas lights, lighted omaments or other Chrisimas decorations are to be
placed on any part of the roof of any building, nor on any part of the common
property, with the exception of those parts of the common property being
maintained by owners and tenants under the provision of Bylaw 65.a.

No owner, tenant or occupant of a strata lot shall permit any person under the age of
nineteen years to ordinarily reside in such strata lot, provided that:

a.

this restriction shall not prevent a person under the age of nineteen years from
residing in a strata lot on a periodic basis, provided that such a period or
combination of periods is not ionger than sixty days in any calendar year; and
this bylaw is not applicable to those strata lots that are rented in accordance with
the provision of the Residential Act.
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71. In no case shall a one-bedrooth strata lot be occupied by more than two persons; nor
a two-bedroom lot be occupied by more than three persons; nor a three-bedroom or
more strata lot be occupied By more than four persons. Nevertheless, the strata
council may, at its sole discrefion, waive the requirements of this bylaw in cases of
hardship or need. 5

71A. Absence from Strata Lot &
An owner or tenant who plans 1 be away and leave the strata lot vacant for a period of

—

7 days or longer shall: ©

©

a. advise the property manaﬁement company of the pianned absence and confirm
the identity of any emergency keyholder(s) and provide their emergency contact
information, if available; and

b. turn off the main water shut off for the strata lot prior to going away.

c. Notwithstanding Section 71A(b), in the event the extended absence is between
May 1 and September 30 and there is an exterior watering system that prevents
the water from being shut off during the extended absence, the owner must:

® arrange for the strata lot to be inspected no less frequently than every 4
days, and

(ii) inform the property management company of the identity of the person(s)
that will be inspecting the unit, together with his ar her contact information.

RENTAL RESTRICTIONS
Number of Rental Unlts

72. Subject to the provisions of this bylaw strata lots shall be owner-occupied only, with
the following considerations and exceptions, as laid out below.

73. At any given time up to four strata lots may be leased for terms of not less than one
year.

Procedures

74, Before Renting

a. Any owner wishing to lease or rent his or her strata lot shall apply to the strata
council in writing. Upon receipt of any application, the strata council shall advise
the applicant whether any rental vacancies are available.

b. in approving any rental, the strata council shall consider all applications and shall
act in what members consider to be the best inferests of the strata corporation as
a whole,

c. The strata council reserves the right to advise all owners of any application in
order that other owners may also apply if they so desire.

d. No owner shall be entitled to priority based on having received permission to rent
or lease in the past or on the basis of the date or time of application.

e. Upon acceptance of an application to rent, an owner must enter into a lease of a
strata lot within six months from acceptance by the strata council of such ownet's
application ar the acceptance wilt be automatically revoked.
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75.

MAX Al liance o

f. Any owner living outside e local dialing area wishing to rent or lease his or her
strata lot must utilize the services of a professional property management
company approved by the-strata council.

2

After Entering into a Rental Agreement

a. The owner shall ensureahat the tenant is properly apprised of the bylaws
currently in force, and apy rules and regulations promulgated by the strata
carporation, and will delivef to the management company employed by the strata
corporation a properly exesuted Form ‘K’ prior to the tenant taking up residence
in the strata corporation.

b. The owner shall also ensure that the tenant is aware that in no case may he or
she sub-let or otherwise assign his or her tenancy; and is to ensure that the
rental agreement contains a clause to this effect.

¢. The owner shall advise the management company employed by the strata
corporation of;

(1) the name of the tenant
(2) the address and telephone number where the owner may be contacted
during his or her absence.

d. An owner may continue to lease his or her strata lot until the earlier of the date
such owner moves into the strata lot to take occupancy and the date the strata lot
is gold by the ownar to a third party.

Exceptions

76.

77

78.

Notwithstanding Paragraph 72 above, where cases of undue physical or financial
hardship of a personal nature arise, the owner may make a written request to the
strata council for permission to rent a strata iot for a limited period of time, and where
the strata council has been provided with evidence that undue hardship will result if
limited rental approval is not given the strata council shall not unreasonably withhold
permission for a limited rental.

These bylaws do not apply to prevent the rental of a strata lot to a member of the
“family” of the owner, meaning:

a. the spouse of an owner
b. a parent or child of the owner, or
c. aparent or child of the spouse of the owner.

Legal Provisions

a. For the purpose of the interpretation of these bylaws, the following shall be
deemed to be z lease or rental:

(1) any agreement, including a registered agreement for sale, lease with
option to purchase or conveyance with agreement to recovery, the
substance and effect whereof is intended to provide for the occupancy of
a strata lot and which is intended to circumvent any restrictions on rentals
as in herein contained; and
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2) any assignment o&ny existing lease or tenancy agreement or sub-letting
of an existing lease

. The strata corporation he@hy nominates the strata council as its Attorney of Fact

for the purpose of giving potice to any tenant occupying any strata lot who is in
contravention of these byl@ws.

The strata corporation is gntitled to impose a fine of up to $500.00 (five hundred
dollars) as detailed by paragraph 37 above, for a confravention of the rental
bylaws, and may impose such fine for a continuing contravention every seven
days. 2

. The owner cohcerned shaﬁ be solely responsibie for all costs associated with any

action taken by the strata council to enforce the provisions of these bylaws,
including, without restricting the generality of the foregoing, all legal costs on a
solicitor own client basis.

Furnished Rentals

79.

80.

a. Nothing in these bylaws shall restrict an individual owner from leasing or renting

his or her strata lot for the purpose of a bona fide vacation or a sabbatical, once
each calendar year for a period not in excess of six months, provided that the
aforesaid strata lot is rented fully furnished and that such rental is for the purpose
of a bona fide vacation or sabbatical.

. .Any owner renting or otherwise allowing occupancy of his or her strata lot fully

furnished for a period of more than thirty days shall provide the management
company employed by the strata corporation with & Form 'K, confirming that their
tenant or occupant has received a copy of, and will abide by, these bylaws.

LEGAL ACTION

a. The strata corporation may recover from an owner, tehant or occupant by an

action for debt in a court of competent jurisdiction money, which the strata
corporation is required to expend as a result of an act or omission by such
owner, tenant or occupant or his or her employees, agents or visitors,

. The strata council may apply for an injunction or a declaratory order to prevent

continued breaches of these bylaws and the costs of g0 doing, including salicitors
costs on a solicitor own client basis, shall be the responsibility of the owner
contravening these bylaws or of the owner of the strata lot where the
contravention took place.

The Strata Corporation. may proceed under the Small Claims Act, without further
authorization by the owners, o recover from an owner or other person, by an
action in debt in Small Claims Court, the money owing to the Strata Corporation,
including money owing as administration fees, bank charges, fines, penalfies,
interest or the costs, including legal costs of remedying a contravention of the
bylaws or rules and to recover money which the Strata Corporation is required to
expend as a result of the owner’'s negligence or by that of an owners visitors,
occupants, guests, employees, agents, tenants or a member of the owners
family.
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CORPORATE COMMON SEAL

81

f RE/MAX Alliance o

The strata corporation shail have a Common Seal, which shall not be used except by
the authority of the strata cougicil previously given; and in the presence of the strata
counci, or at the least two mgmbers of it, who shall sign every instrument to which
the Common Seal is affixed.

)
TERMS AND DEFINITIONS b
82. The following terms and deﬁrﬁtions shall be held to apply throughout these bylaws,

wherever they appear:

a. The Act.
The words ‘the Act’ shall be taken as referring to the Strata Property Act of the
Province of British Columbia brought into effect on the First day of July, Anno
Domini 2000.

b. Majority Vote.
An ordinary resolution shall be passed by a ‘majority vote’, which shalli mean
50% plus one vote of the votes cast at 2 properly convened general meeting of
the strata corporation by all persons entitted to vote under the provisions of the
Act or these bylaws, present at the meeting either in person or as represented by
proxy.

c. Three-quarter Vote.
A special resolution must be passed by a ‘three-quarter vote’, which shall mean
75% of the effective votes cast at a properly ¢convened general meeting of the
strata corporation by all persons entitled to vote under the provisions of the Act or
these bylaws, present at the meeting either in person or as representsd by proxy.

d. Notice.
The word ‘notice’ shall be taken as including any notice, request, statement or
other document required or permitted to be given by the strata corporation tc the
owner of a strata jot.

SEVERABILITY

83.

84.

For the purpose of interpretation of these bylaws, each paragraph and sub-
paragraph or sub-section shall be deemed {o be a separate bylaw and should any of
the aforesaid paragraphs, sub-paragraphs or sub-sections be held by any competent
court of jurisdiction or by any arbitrator be deemed to be unenforceable, then such
paragraph, sub-paragraph or sub-section shall be deemed to be severable and the
remaining paragraphs, sub-paragraphs or sub-sections of any bylaw so affected
shall be given the broadest interpretation possible and shall not be deemed to be
void or unenforceable as a result of such findings.

BINDING EFFECT

For the purpose of implementation of the bylaws, it is acknowledged and agreed by
all owners that the bylaws contained within this document constitute a contract inter
se between the owners, and shall be binding upon each of the individual owners and
their heirs, administrators, successors and assigns as the case may be as if
executed and delivered to such paries.
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SCHEDULE OF BYLAWS

INTRODUCTION

The purpose of this document is threefold: in the first place it is designed to protect
owners’ rights by balancing the rights of the individual with the rights of the community,

so that all may lead an undisturbed life together.

In the second place, it is designed to protect the rights of the strata corporation, which is
responsible for the maintenance of everything within the perimeter fence (and, indeed,

the fence itself) and requires the co-operation of all residents to assist it in this task.

In the third place, it is designed to ensure that the administration of Port Royale is

carried out efficiently, economically and fairly for the benefit of all.

The bylaws are therefore the blueprint for a ‘design for living’, and although they curtall
certain activities and actions, they are intended for the common good and bear evenly

on all. They must therefore be observed by all.

On buying into the strata corporation all owners have signed a contract to this effect, so
it behooves them to ensure that they are familiar with the contents of this document and

that they and their tenants are prepared to abide by its provisions.

The Port Royale Estates

Brentwood Bay.
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SCHEDULE OF BYLAWS

DUTIES OF OWNERS, TENANTS, OCCUPANTS AND VISITORS

Payment of Strata Fees

1.

An owner must:

a.

b.

pay strata fees on or before the first day of the month to which the strata fees
relate; and

pay all rates, taxes, charges and assessments that may be payable in respect of
his or her strata lot.

Repair and Maintenance of Property by Owner

2.

An owner shall:

a.

repair and maintain his or her strata lot and areas allocated to his or her
exclusive use, except for the repair and maintenance that is the responsibility of
the strata corporation under these bylaws, and keep them in a state of good
repair: reasonable wear and tear and damage by fire, storm, tempest or act of
God excepted;

when made necessary by accident or neglect, replace doors (including garage
doors), skylights and windows so as to match the standard, quality and design of
those presently existing;

repair and properly maintain all electrical and plumbing appliances, fittings and
fixtures in his or her strata lot, and shall report immediately to the management
company employed by the strata corporation any malfunction or short-circuits
involving the electrical system, water pipes or drains;

bear the sole responsibility in any case where the owner does not repair or
report, in accordance with sub-section c¢. above, and damage is caused as a
result. In this event, the owner shall be solely responsible for the cost of
repairing such damage and for any and all legal costs incurred by the strata
corporation in collecting such monies on a solicitor own client basis;

promptly carry out all work that may be ordered by any competent public or local
authority in respect of his or her strata lot;

maintain the surface membrane of the balcony, replacing this when necessary
with material of an equivalent grade, and ensuring that this material is correctly
installed;

repair and maintain such limited common property as has been allocated for his
or her use, except for repair and maintenance that is the responsibility of the
strata corporation under these bylaws.

Use of Property

3.

a.

An owner, tenant, occupant or visitor must not use a strata lot, the common

property or limited common property in a way that;

Q) causes a nuisance or hazard to another person;

(2 causes unreasonable noise;

3) unreasonably interferes with the rights of other persons to use and enjoy
the common property or another strata lot;
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(4) is illegal; or

(5) is contrary to a purpose for which the strata lot or common property is
intended as shown expressly or by necessary implication on or by the
strata plan.

In respect of sub-section a.(5) above, owners, tenants or occupants may make
reasonable use of the garage space for storage or the accommodation of a
workbench or freezer chest, provided always that such use does not preclude the
ability for any car, motorcycle or bicycle owned by such owners, tenants or
occupants to be kept parked off the common property.

An owner, tenant, occupant or visitor must not cause any damage, other than
reasonable wear and tear, to the common property, common assets or those
parts of the strata lot which the strata corporation must repair and maintain under
these bylaws, or insure under section 149 of the Act.

An owner, tenant or occupant must not keep any pets on a strata lot other than
one or more of the following:

Q) one small dog, having a ground to shoulder height not greater than 14
inches or 35 centimeters, and a weight of not more than 20 pounds or 9
kilograms, or one cat;

(2) up to two caged birds, but excluding pigeons;

(3) a reasonable number of fish, always provided that the weight of the
aquarium does not place an undue strain upon any structure.

An owner, tenant or occupant possessing a pet animal or bird shall inform the
management company employed by the strata corporation of the particulars of
their pet (s).

An owner, tenant, occupant or visitor must ensure that his or her pets are
leashed or otherwise secured when on common property.

An owner, tenant, occupant or visitor shall be responsible for removing his or her
pet's excrement from any strata lot or from the common property.

No owner, tenant or occupant shall permit his or her pet to interfere with any
other pet, person or object, or permit his or her pet to disturb any other owner,
tenant or occupant with uncontrolled barking, howling or other noise.

If the strata council, on reasonable grounds, considers a permitted pet to be a
nuisance; the strata council shall deliver written notice to the owner, tenant or
occupant concerned requiring that he or she remove the aforesaid pet within
fifteen days. Should such owner, tenant or occupant fail to remove the pet in
guestion permanently from the strata corporation, including the individual's own
strata lot, then the strata council may:

(1) levy a fine for contravention of this bylaw; or
(2) take legal action to require the removal of the pet in question.

Any costs, including all legal costs on a solicitor own client basis, resulting from
action taken under sub-section 4.f. above, shall be the sole responsibility of the
owner, tenant or occupant concerned.

The strata council may from time to time on behalf of the strata corporation,
enact such rules with respect to the keeping of pets as the strata council, acting
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reasonably, deems necessary or desirable, provided always that in the event of
any conflict between these bylaws and any such rule, the provisions of these
bylaws shall prevail.

Informing the Strata Corporation

5.

a. Within two weeks of becoming an owner, an owner must inform the

b.

management company employed by the strata corporation of his or her name,
strata lot number, telephone number and mailing address outside the strata plan,
should this apply.

An owner must notify the management company employed by the strata
corporation promptly of any changes of ownership, or of any mortgage or other
dealing which affects the title of his or her strata lot.

On request by the strata council, a tenant must inform the management
company employed by the strata corporation of his or her name and telephone
number.

Obtaining Approval before Altering a Strata Lot

6.

a.

d.

An owner must obtain the written approval of the strata council before
making an alteration to a strata lot that involves any of the following:

Q) the exterior of a building;

(2) the structure of a building;

3) chimneys, stairs, balconies or other things attached to the exterior of a
building;

(4) doors, windows or skylights on the exterior of a building;

(5) walls or railings or similar structures that enclose a deck, balcony, patio or
courtyard;

(6) common property located within the boundaries of a strata lot;

(7 those parts of a strata lot which the strata corporation must insure under
section 149 of the Act.

The strata council must not unreasonably withhold its approval under sub-section
6.a. above, but it may require as a condition of its approval that the owner
agrees, in writing, to take responsibility for any expenses relating to the
alteration.

In addition to the guarantee required by sub-section 6.b. above, the strata council
may also require the owner, at his or her expense, to obtain a professional
evaluation of the impact of the proposed changes on the structural integrity of the
adjoining strata lots, and where such an evaluation reveals any risk to such lots
the strata council shall act in the interest of the common good by taking whatever
action is necessary to prevent such alteration from taking place.

Any costs, including all legal costs on a solicitor own client basis, resulting from
such action as is required under sub-section 6.c. above shall be the sole
responsibility of the strata lot owner concerned.

Obtaining Approval before Altering Common Property

7.

a.

An owner must obtain the written approval of the strata council before making
any alteration to the common property or any limited common property.
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b.

The strata council may not unreasonably withhold its approval under sub-section
7.a. above, but may require as a condition of its approval that the owner agrees,
in writing, to take responsibility for any expense relating to the alteration.

Should the nature of the request so warrant, the strata council may take
additional action as is specified in sub-sections 6.c. and 6.d. above.

Permit Entry to a Strata Lot

8.

a.

b.

C.

An owner, tenant or occupant or visitor must allow a person authorized by the
strata council to enter his or her strata lot:

Q) in an emergency, without notice, to ensure safety or prevent significant
loss or damage; or

2 at a reasonable time, on 48 hours’ written notice, to inspect, repair or
maintain common property or any other portions of the strata lot that are
the responsibility of the strata corporation to repair and maintain under
these bylaws or to insure under section 149 of the Act; and

3) at a reasonable time, on 48 hour’s written notice, for the purpose of
ensuring that bylaws are being observed.

The notice referred to in sub-sections 8.a.(2) and (3) above, must include the
date and approximate time of entry, and the purpose for which entry is required.
An owner, tenant or occupant should ensure that he or she deposits a key to his
or her strata lot with a neighbour or friend in the event that emergency access is
required to the strata lot in the absence of such owner, tenants or occupant. In
addition, an owner, tenant or occupant should inform, in writing, the management
company employed by the corporation of the location of this key.

Should an emergency occur, and no key be readily available, the strata council
or its authorized agent(s) will enter the strata lot using force if this is so required.
In this event, the repair of any damage necessarily incurred will be at the
expense of the owner, tenant or occupant concerned.

POWERS AND DUTIES OF THE STRATA CORPORATION

Repair and Maintenance of Property by the Strata Corporation

9.

The strata corporation must repair and maintain all of the following:

a.
b.
C.

the common assets of the corporation;
common property that has not been designated as limited common property;
limited common property, but the duty to repair and maintain is limited to:

Q) repair and maintenance that in the ordinary course of events occurs less
than once a year; and

(2) the following; no matter how often the repair and maintenance ordinarily
occurs:

€) the structure of a building;
(b) the exterior of a building;
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10.

Financial

11.

12.

d.

(© chimneys (but excluding routine cleaning), stairs, balconies and
other things attached to the exterior of a building

(d) doors (but excluding the routine servicing of garage doors),
windows and skylights (including the casings, the frames and sills
of such windows and skylights but excluding the thermoseals
where the windows are a double glazed construction) on the
exterior of a building or that front on common property.

(e) Walls or railings or similar structures that enclose decks,
balconies, patios and courtyards.

a strata lot in the strata plan, but the duty to repair and maintain is restricted to:

Q) the structure of a building;

(2) the exterior of a building;

3) chimneys (but excluding routine cleaning), stairs, balconies and other
things attached to the exterior of a building

(4) Wallls or railings or similar structures that enclose decks, balconies, patios
and courtyards

(5) doors (but excluding the routine servicing of garage doors), windows and
skylights (including the casings, the frames and sills of such windows and
skylights but excluding the thermoseals where the windows are a double
glazed construction) on the exterior of a building or that front on common
property.

(6) pipes, wires, cables and ducts that pass through the strata lot and are
capable of being used in connection with the enjoyment of more than one
other strata lot or lots.

For the purposes of these bylaws, the following definitions are established:

a deck is an exterior level covering a room or other interior space;

a balcony is an exterior level on the upper floor (s) which does not cover an
interior space;

a patio is an external level, at grade, which is included within a strata lot on the
north-facing frontages;

a courtyard is an exterior level, at grade, which is included within a strata lot on
the south-facing frontage.

The strata corporation shall:

a.

collect and receive all contributions towards the common expenses paid by the
owners, and shall deposit the same with a Chartered Bank, Trust Company or
Credit Union;

pay all sums of money properly required to be paid on account of all services,
supplies and assessments pertaining to, or for the benefit of, the strata
corporation.

The strata corporation may:
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invest, as it may determine, in separate accounts, monies for administrative
purposes and for the contingency reserve fund: provided always that such
monies shall be placed only in such accounts and instruments as may conform to
the requirements of the Act, and the repayment of which is guaranteed by the
Canadian Deposit Insurance Corporation;

subject to the provisions of the Act, determine the levy for the contingency
reserve fund, until the reserve reaches an amount, which the strata corporation
deems to be sufficient to meet planned and foreseen expenditure. Thereafter,
further amounts of replacement funds may be raised from time to time over such
a period of time as the strata corporation considers fit;

borrow money required by it in the performance of its duties or the exercise of its
powers;

secure the repayment of monies borrowed by it, and the payment of interest
thereon, by negotiable instrument or mortgage of unpaid contributions (whether
levied or not) or mortgage of any property vested in it, or by a combination of
these means;

purchase, hire or otherwise acquire property for use by owners in connection with
their enjoyment of common property;

impose and collect fines for the contravention of any of these bylaws or of any
rules or regulations duly established, provided always that these fines remain
within the limits established by the Act.

Use of Property

13. The strata corporation may:

a.

by majority vote, make rules and regulations that it considers necessary from
time to time in relation to the use, enjoyment, safety and cleanliness of the
common property and other assets of the strata corporation;

make an agreement with the owner of a strata lot for the provision of amenities or
services by it to the strata lot or to the owner;

by special resolution, designate an area as limited common property, and specify
the strata lot(s) that have the use of the limited common property;

by special resolution, grant an owner the right to the exclusive use and
enjoyment of common property, or special privileges thereon. Such a grant to be
terminable upon reasonable notice, unless the strata corporation, by unanimous
resolution, otherwise resolves.

14. The strata corporation shall:

a.

b.

control and administer the common property and other assets of the strata
corporation for the benefit of all owners;

maintain all common areas, including lawns, gardens, roads, parking areas,
fences and gates;

do all things necessary for the enforcement of the bylaws and any rules and
regulations made for the common good by the strata corporation under sub-
section 13.a. above.
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POWERS AND DUTIES OF THE STRATA COUNCIL

General

15.

16.

The powers and duties of the strata corporation shall, subject to any restriction
imposed or direction given, at a general meeting, be exercised and performed by the
strata council of the strata corporation.

Council Size

The strata council shall consist of a minimum of five council members and a
maximum of seven council members, to serve for a two-year term, with either two,
three of four members being elected in alternate years,

Council Composition

17.

a. The strata council shall be elected by and from the owners and such

b.

C.

tenants as are so qualified under the provisions of the Act.

In addition, and as provided for by section 28(2) of the Act, a person other than
an owner, an individual representing a corporate owner and a qualified tenant
may be a member of the strata council provided that such person is;

Q) a spouse (including a common-law spouse) of an owner; or

(2) a professional advisor of an owner.

Where a strata lot is owned by more than one person, only one joint owner shall
be a member of the strata council at any one time.

Council Members’ Terms

18.

a.

b.

The term of office of a strata council member ends at the conclusion of

the annual general meeting at which the replacement strata council

members are elected.

A person whose term of office has expired is not eligible for re-election for a
period of one calendar year; unless no other candidate comes forward at the
annual general meeting.

Removing a Council Member

19.

a.

b.

The strata corporation may, by a majority vote passed at an annual or

special general meeting, remove one or more strata council members.

After removing a strata council member, the strata corporation must hold an
election at the same annual or special general meeting to replace the said
council member for the remainder of his or her term.

No person shall stand for the strata council or continue to be a member of the
strata council with respect to a strata lot if the strata corporation is entitled to
register a lien against that strata lot under the provisions of the Act.
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Replacing a Council Member

20.

Officers

21.

a.

If a strata council member resigns or is unwilling or unable to act for a period of
two months or more, the remaining members may appoint a replacement strata
council member for the remainder of the aforesaid member’s term.

A replacement strata council member will be appointed from among all persons
eligible to sit on the strata council.

the strata council member may appoint a replacement strata council member
under the provisions of this paragraph even if the absence of the member being
replaced leaves the strata council without a quorum.

In the event that all members of the strata council resign or are unwilling or
unable to act for a period of two months or more, persons holding at least 25% of
the votes of the strata corporation may hold a special general meeting to elect a
new strata council by complying with the provisions of the Act, Regulation and
the bylaws respecting the calling and holding of general meetings.

At the first meeting of the strata council held after each annual general meeting,
the strata council must elect from among its members a president; a vice
president; a secretary and a treasurer.

A person may hold more than one office at a time, other than the offices of
president and vice president.

The vice president has the powers and duties of the president:

Q) while the president is absent or unwilling to act; or
(2) for the remainder of the president’'s term, if the president ceases to
hold office.

If an officer other than the president is unable or unwilling to act for a period of
two or more months, the council members may appoint a replacement officer
from among themselves for the remainder of his or her term.

In the absence of both the president and vice president, the members present
shall from among themselves appoint a president for that meeting who shall have
all the powers and duties of the president whilst so acting.

Calling a Council Meeting

22.

a.

b.

Any council member may call a strata council meeting by giving the other strata
council members at least one week’'s notice of the meeting, specifying the
reason(s) for calling the meeting. This notice does not have to be in writing.

A strata council meeting may be held on less than one week’s notice if:

Q) all strata council members consent in advance of the meeting; or
(2) the meeting is required to deal with an emergency situation, and all strata
council members either:
(a) consent in advance of the meeting; or
(b) are unavailable to provide consent after reasonable attempts have
been made to contact them.
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c. The strata council must inform owners about a strata council meeting as soon as
feasible after the meeting has been called.

Quorum of Council

23. a. A quorum of the strata council is three, if the council consists of five or six
members, and four, if the council consists of seven members.
b. Council members must be present in person at the strata council meeting to be
counted in establishing a quorum.

Voting at Council Meetings

24. a. At strata council meetings, decisions must be made by a majority vote of the
strata council members present in person at the meeting.
b. If there is a tie vote at a strata council meeting, the president may break the tie
by casting a second, deciding, vote.
c. The results of all votes taken at a strata council meeting must be recorded in the
minutes of that meeting.

Meeting by Electronic Means

25. a. At the option of the strata council, strata council meetings may be held by
electronic means, so long as all strata council members and other participants
can communicate with each other.

b. If the strata council meeting is held by electronic means, strata council members
are deemed to be present in person.

Attendance at Council Meetings

26. a. Any owner may attend council meetings, as an observer, up to the limit of space
available.
b. Despite sub-section a. above, no observers may attend those portions of strata
council meetings that deal with any of the following:

Q) bylaw contravention hearings under section 135 of the Act;

(2) rental restriction bylaw exemption hearings under section 144 of the Act;

3) any other matters, if the presence of observers would in the opinion of the
strata council, unreasonably interfere with an individual’s privacy.

c. To allow owners to address the strata council on matters which do not require a
formal hearing, as in paragraph 27 below, the strata council may, from time to
time, hold open sessions during which owners concerns may be given, subject to
the restrictions below:

Q) guestions, observations or comments may be given only during the time
allocated for this purpose on the agenda;

(2) each speaker will be limited to a maximum of ten minutes speaking time;

3) at least one week’s notice of matters to be raised must be given to the
secretary of the strata council,
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d.

(4) the strata council will not, at this meeting, give a binding reply to any
written or verbal question. However, a written response will be delivered
to the person concerned within ten days of the date of the strata council
meeting, and may be repeated in the newsletter, if the subject is of
general concern;

5) attendees must be prepared to vacate the room where the strata council
meeting is being held, if requested to do so under the provisions of sub-
section b. above;

(6) in cases of unruly behaviour or abusive language, the strata council is
empowered to levy fines as is provided for in these bylaws.

The date, time and place of the open session are to be promulgated through the
newsletter and/or the bulletin boards at least two weeks before the event.

Requisition of a Council Hearing

27.

An owner or tenant may request a hearing at a strata council meeting by making
an application in writing, stating the reason for the request.

If a hearing is requested under sub-section a. above, the strata council must hold
a meeting to hear the applicant within one calendar month of receiving the
request.

If the purpose of the request is to seek a decision of the strata council, the strata
council must give the applicant a written decision within one week of the hearing.

Council to inform Owners of Minutes

28.

The strata council must inform owners of the results of all strata council meetings
within two weeks of the meeting, whether or not the minutes have been approved.

Responsibilities of Council

29.

The strata council shall keep or cause to be kept in one location or in the possession
of one person, the following documents, which shall be made available on request to
an owner or a person bearing written authority to act on his or her behalf:

aoow

a copy of the Strata Property Act and Regulation;

a copy of changes to the bylaws, and any rules or regulations presently in force;
a copy of special and unanimous resolutions;

a copy of all the legal agreements to which the strata corporation is a party,
including management contracts; insurance policies; insurance trustee
agreements; deeds; agreements for sale, leases; easements and rights of way;

a register of members of the strata council, to include their addresses and
telephone numbers, together with fax numbers and e-mail addresses if
applicable;

a register of the strata lot owners, setting out the strata lot number; the name of
the owner; the unit entittement; the name and address of any mortgagee who has
notified the strata corporation; the name of any tenant or lessee and a notation of
any assignment by an owner to a lessee;

a copy of the annual budget for each year; and

a copy of the minutes of all annual and special general meetings, together with
the minutes of all strata council meetings.
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30.

In addition, the strata council shall:

oo

record minutes of its proceedings;

record or cause to be recorded minutes of annual and special general meetings;
maintain or cause to be maintained proper books of account in respect of all
monies received and expended by it: including the matters in respect of which
receipt and expenditure of such monies took place;

prepare or cause to be prepared proper accounts relating to all the financial
transactions of the strata corporation during the fiscal year for distribution to all
owners at the annual general meeting;

on application by an owner or mortgagee, or any person so authorized in writing
by him or her, make the books of account available for inspection at all
reasonable times, or cause such books to be made available at a reasonable
time agreeable to the holder.

Spending Restrictions

31.

a.

b.

In accordance with the provisions of the Act, the monetary limitation upon the
strata council for expenditure not authorized in the budget, other than in cases of
emergency, is set at not more than $2000.00 in any one fiscal year.

A person may not spend the strata corporation’s money unless the person has
been delegated the power to do so under sub-sections 32.b. and c. below.
Notwithstanding sub-sections a. and b. above, a strata council member may
spend the corporation’s money to repair or replace common property or common
assets, if the repair or replacement is immediately required to ensure safety or to
prevent significant loss or damage, whether physical, financial or otherwise.

Delegation of Council’s Powers and Duties

32.

33.

a.

Subject to sub-sections b. and c. below, the strata council may delegate some or
all of its powers and duties to one or more strata council members, or persons
who are not members of the council, and may, at any time, revoke the
delegation.

The strata council may delegate its spending powers or duties, but only by a
resolution that:

Q) delegates the authority to make an expenditure of a specific amount for a
specific purpose; or

2 delegates the general authority to make expenditures in accordance with
sub-section c.

A delegation of a general authority to make expenditures must:

Q) set a maximum amount that may be spent; and
(2) indicate the purpose for which, or the conditions under which, money may
be spent.

The strata council may not delegate its powers to determine, based on the facts of
each particular case:

a.

whether a person has contravened a bylaw, rule or regulation; or
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34.

b.

whether a person should be fined, and, if so, the amount of the fine.

The strata council may employ, for and on behalf of the strata corporation, agents;
contractors and employees as it thinks proper for the control, management and
administration of the common property and other assets of the strata corporation.

Limitations on Liability of a Council Member

35.

a.

b.

C.

A strata council member who acts honestly and in good faith is not personally
liable because of anything done or omitted in the exercise or intended exercise of
any power or the performance or intended performance of any duty of the strata
council.

Sub-section 35.a. above does not affect a strata council member’s liability, as an
owner, for any judgment against the strata corporation.

All acts done in good faith by the strata council are, notwithstanding that it was
afterwards discovered that there was some defect in the appointment or
continuance in office of a member of the strata council, as valid as if the strata
council member had been duly appointed or had duly continued in office.

ENFORCEMENT OF BYLAWS AND RULES

Responsibilities

36.

38.

a.

An owner, tenant, occupant or visitor shall comply strictly with these bylaws, and
with such rules and regulations as may be promulgated from time to time in
accordance with sub-section 13.a. above.

An infraction or violation of these bylaws or any rules or regulations duly
established by the corporation on the part of an owner, his employees; agents;
tenants or visitors may be corrected, remedied or cured as set out in paragraphs
37 to 41 below.

The strata council can fine an owner, tenant or occupant a maximum of:

a.
b.
C.

$50.00 (fifty) for each contravention of a rule or regulation
$200.00 (two hundred) for each contravention of a bylaw; and
$500.00 (five hundred) for each contravention of a rental bylaw.

If an activity, or lack of activity, that constitutes a contravention of a bylaw, a rule or a
regulation continues for longer than seven days, a fine can be imposed every seven
days so long as the contravention continues.

Penalties for Late Payment

39.

a.

If an owner is late in paying his or her strata fees, the owner must pay to the
strata corporation interest on the late payment in the amount of 10% per annum,
compounded annually, and calculated on a monthly basis commencing from the
date that the payment was due and continuing until the last day of the month in
which it is paid.
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b. Each owner and tenant is responsible for paying, without invoice, of any money
(other than strata fees but including special levies) owing to the strata corporation
as provided for in the Act or these bylaws, and if the owner or tenant fails to pay
money so owing within fifteen days after such money becomes due, the owner or
tenant will, after having been given written notice of the default and been
provided with a reasonable opportunity to answer the complaint (including a
hearing if requested), be assessed and pay a fine of $10.00, and if such default
continues for a further fifteen days, an additional fine of $25.00 will be levied
against and paid by the owner or tenant, as the case may be, and for each
additional month such default continues, an additional fine of $25.00 will be
levied against and paid by the owner or tenant.

Payment of Fines and Penalties

40.

Additional assessments, fines authorized by these bylaws, banking charges, filing
costs, legal expenses, interest charges and any other expenses incurred by the
strata corporation either to enforce these bylaws, as they may be amended from time
to time, or any rule or regulation which may be established by the strata corporation
pursuant to the Act or these bylaws, shall become part of the assessment of the
owner responsible and shall become due and payable on the first day of the month
next following, except that any amount owing in respect of a fine or the cost of
remedying the contravention of a bylaw will be calculated as a separate component
of such assessment and of a bylaw will be calculated as a separate component of
such assessment and the strata corporation may not register a lien against separate
component.

Discretion Granted to Council

41.

a. The strata council must respond to a written complaint reporting an infraction or
violation of a bylaw, rule or regulation, and shall in every case inform, in writing,
the owner, tenant or occupant concerned of the breach of a bylaw, rule or
regulation and of the liability of a fine should the act or omission which caused
the breach continue.

b. If, after a reasonable time for compliance, the owner, tenant or occupant
concerned is still in contravention or breach of a bylaw, rule or regulation the
strata council shall in writing, inform such owner tenant or occupant of its
decision to impose a fine and the amount of that fine. However, the strata
council has sole discretion to take into account the circumstances of each case,
and may impose any amount below the permitted maximum that it considers
justified.

ANNUAL AND SPECIAL GENERAL MEETINGS

Calling of Meetings

42.

a. Annual general meetings shall be held once each year, and in any event not
more than thirteen months shall elapse between one annual general meeting and
the next.

b. General meetings other than annual general meetings shall be termed special
general meetings.
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Procedures

43.

a.

The strata council may, whenever it considers proper and shall on requisition in
writing by owners or mortgagees holding at least 25% of the strata corporation’s
votes, within twenty one days of the requisition; convene a special general
meeting, stating the reason(s) for the meeting and limiting business to the items
specified in the agenda.

Notice of a general meeting shall be dispatched to all owners, tenants and first
mortgages who have notified their interests to the strata corporation twenty days
before the date on which the meting is due to take place. The notice is to give
the date, place, and hour of that meeting and detailing the business that is to be
conducted, including all the resolutions that it is intended to lay before the
meeting.

Accidental omission to give notice to an owner, tenant or first mortgagee or
failure to receive a notice duly dispatched to an owner, tenant or first mortgagee
shall not invalidate the proceedings of the meeting.

At each annual general meeting all business, other than the election of council
members and the approval of the budget for the coming year, shall be deemed to
be ‘special’ and shall require approval by way of special resolution and a ‘three-
guarter’ vote as defined by the Act.

At a special general meeting, all resolutions will be ‘special’.

Business shall not be transacted at a general meeting unless a quorum is
present at the time the meeting is called to order.

One third of all persons being entitled to vote being present in person or as
represented by proxy shall constitute a quorum.

If, within one half hour of the time appointed for a general meeting to begin, a
guorum is not present, the meeting shall stand adjourned. A date, time and
place for the meeting to reconvene must be promulgated to all owners within one
week from the date on which the meeting was adjourned.

If, when the meeting is reconvened, a quorum is not present within one half hour
of the time appointed for the meeting, those persons who are entitled to vote who
are present either in person or as represented by proxy shall be deemed to
constitute a quorum.

Person to Preside at Meetings

44,

Voting

45,

a.

b.

The president of the strata council must preside over annual and special general
meetings.

If the president of the strata council is unwilling or unable to act, the vice
president of the strata council must preside over the meeting.

If neither the president nor the vice president of the strata council presides over
the meeting, a president must be elected by the eligible voters present in person
or as represented by proxy from among those persons entitled to vote who are
present at the meeting.

At an annual or special general meeting, voting cards shall be issued to eligible
voters or their proxies.
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Proxies

46.

At an annual or special general meeting, a vote is decided on a show of voting
cards, unless an eligible voter requests a precise count.

If a precise count is requested, the president must decide whether it will be by
show of voting cards or by roll call or by secret ballot or by some other method.
The outcome of each vote, including the number of votes cast for and against the
resolution if a precise count has been requested or is necessary, must be
announced by the president at the time of taking and recorded in the minutes of
the meeting.

If there is a tie vote at a general meeting, the president; or, if the president is
unwilling or unable to vote; the vice president may break the tie by casting a
second, deciding, vote.

An owner who is otherwise an eligible voter may not exercise his or her vote for a
strata lot, except on matters requiring a unanimous vote, if the strata corporation
is entitled to register a lien against that strata lot.

When owners are entitled to successive interests in a strata lot, the owner
entitled to the first interest is alone entitled to vote.

A person who is a trustee is entitled to exercise the vote for a strata lot: the
person beneficially interested may not vote.

A strata lot held in joint ownership is entitled to a single vote only.

In the case where the joint owners cannot agree on how to cast the vote of that
strata lot, such vote will be declared invalid.

Notwithstanding anything in this paragraph above, an election of council
members, or any other vote, must be held by secret ballot if such a ballot is
requested by any eligible voter.

The instrument appointing a proxy shall be drawn up in the format required by
the Act, and to be considered valid must be signed by the owner or by his or her
attorney.

The completion of the proxy form may be general, or it may be limited to a
particular meeting or a particular resolution: it may also include instructions not
to vote.

The proxy form may be held by any person nominated by the owner.
Notwithstanding the provisions above, where an owner’s interest is subject to a
registered mortgage, and where the mortgage provides that the power of vote
conferred on an owner by the Act may be exercised by the mortgagee, and
where that mortgagee has given written notice of his or her mortgage to the
strata corporation, no instrument or proxy shall be necessary to give the
mortgagee the power to vote. The mortgagee shall indicate his or her presence
at the calling of the roll, and he or she, rather than the owner shall be issued a
voting card.

Participation by Other than Eligible Voters

47.

Tenants and occupants may attend annual and special general meetings,
whether or not they are entitled to vote. It should be noted that, under the
provisions of the Act, certain tenants are eligible to vote at general meetings:
such tenants should make themselves known to the strata corporation.
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b. Persons, who are not eligible to vote, including tenants and occupants, may
participate in the discussion at general meetings, but only if they are invited to do
so by the president.

c. Persons, who are not eligible to vote, including tenants and occupants, must
leave a general meeting if they are requested to do so by a resolution passed by
a majority vote of the meeting.

Order of Business

48. The order of business at annual and special general meetings shall be as follows:

a. certify proxies and corporate representation and issue voting cards;

b. determine that there is a quorum;

c. elect a person to preside over the meeting, if necessary;

d. present to the meeting proof of notice of meeting or of waiver of notice;

e. approve the agenda;

f. approve the minutes from the last annual or special general meeting;

g. deal with unfinished business;

h. receive reports of strata council activities and decisions since the previous
annual general meeting, including reports from the committees, if the meeting is
an annual general meeting;

i. ratify any new rules or regulations made by the strata corporation under the
provisions of the act;

j. report on insurance coverage in accordance with section 154 of the Act, if the
meeting is an annual general meeting;

k. approve the budget for the coming year in accordance with section 103 of the
Act, if the meeting is an annual general meeting;

I. deal with new business, including any matters about which notice has been given
under section 45 of the Act;

m. elect new members of the strata council, if the meeting is an annual general
meeting;

n. terminate the meeting.

Prohibitions
49, a. If a special resolution is passed by persons holding less than 50% of the votes of
the strata corporation, the strata council may not implement this resolution until a
calendar week has elapsed, and if during this time owners holding 25% of the
strata corporation’s votes request in writing, that the resolution be re-examined,
then a special general meeting must be convened for this purpose.

b. If at any meeting a member of the strata council should find him or herself in a
position of a conflict of interest, he or she must not only declare this fact, but
must also leave the room or other place of meeting whilst the item that has given
rise to the conflict is under discussion.

Notice
50. a. Unless otherwise specifically stated in these bylaws, delivery of any notice

required to be given under the Act or under these bylaws shall be considered to
be well and sufficiently given if:
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b.

C.

Q) it is mailed to the owner at the address of his or her strata lot; or

2 it is mailed to the address designated by the owner in accordance with
sub-section 5.a. above;
3) it is left with the owner or some other adult person at his or her strata lot.

A notice given by post shall be deemed to have been delivered forty-eight hours
after it has been posted.

An owner may, at any time in writing, advise the strata corporation of a change of
address to which notice shall be given, and thereafter the address specified shall
be deemed to be the address of the owner for the purpose of giving of notice.

COMMON EXPENSES

51.

52.

a.

b.

INSURANCE
a.

b.

Common expenses shall be allocated to all strata lots, and shall be borne by all
owners in proportion to the Unit Entitlement of their respective strata lots.

When parts of the common property have been designated as limited common
property, expenses attributable to the limited common property which would not
have been expended if the area had not been so designated shall be borne by
the owner(s) of the strata lot(s) entitled to use the limited common property in
proportion to the Unit Entitlement of the strata lot(s).

At each annual general meeting, the strata corporation shall prepare a budget for
the following twelve-month period and, after the adoption of this budget, all
owners shall pay a monthly assessment in advance calculated to meet the
budgeted expenditure in accordance with sub-sections 51.a. and b. above.

The strata corporation shall at all times maintain insurance on the common
property in accordance with section 149 of the Act.

The strata corporation may, at the discretion of the strata council, obtain and
maintain in force Director’s Liability Insurance for members of the strata council
indemnifying the said members of the strata council against any claim of
damages arising as a result of any act taken by the strata council or any member
thereof in honesty and good faith in accordance with sub-section 35.a. above.
The cost of such insurance shall be deemed to be part of the common expenses
of the strata corporation and shall form part of the annual budget.

An owner, tenant or occupant must carry his or her own insurance sufficient to
cover all household effects and personal property as well as any and all
improvements made to the interior of a strata lot, which will not be covered by the
policy held under sub-section 52.a. above.

An owner shall pay the deductible on the strata corporation’s insurance policy
whenever a claim is made upon that insurance policy by the owner of a strata lot.
However, the strata council may, at their sole discretion, after consideration of
the facts and circumstances of each claim, waive the requirement to pay the
deductible, and in such cases the insurance deductible shall be paid by the strata
corporation.

The strata corporation shall, upon the written request of an owner or mortgagee
of a strata lot, at a reasonable time produce to him or her, or to a person
authorized in writing by him or her, the insurance policies affected by the strata
corporation together with the receipts for the payment of the last premium.
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An owner shall indemnify and save harmless the Strata Corporation from the
expense of any maintenance, repair or replacement rendered necessary to the
common property, limited common property, common assets or to any strata lot
by the owner’s negligence or by that of an owner’s visitors, occupants, guests,
employees, agents, tenants or a member of the owner’s family, but only to the
extent that such expense is not reimbursed from the proceeds received by
operation of any insurance policy. In such circumstances, any insurance
deductible paid or payable by the Strata Corporation shall be considered an
expense not covered by the proceeds received by the Strata Corporation as
insurance coverage and will be charged to the owner.

VOLUNTARY DISPUTE RESOLUTION

53.

a. A dispute among owners, tenants, occupants, the strata council or any

b.

C.

combination of them, may be referred to a dispute resolution committee by a
party to the dispute, if;

Q) all parties to the dispute consent; and
(2) the dispute involves the Act, the Regulation or the bylaws or rules and
regulations.

A dispute resolution committee shall consist of either:

Q) one owner of a strata lot nominated by each of the disputing parties and
one owner chosen to chair the committee by the persons nominated by
the disputing parties; or

(2) any number of persons consented to, or chosen by a method that is
consented to, by all disputing parties.

The object of the dispute resolution committee is to help the disputing parties to
reach a voluntary agreement by making dispassionate and unbiased
recommendations to each party concerned.

GENERAL RESTRICTIONS

Buildings

Use of Strata Lots

54.

An owner, tenant or occupant shall not:

a.

b.

use his or her strata lot for any purpose which may be injurious to the reputation
of the strata corporation;

undertake or do anything in any strata lot, on the common property or limited
common property that is contrary to any statute, ordinance, bylaw or regulation of
any government authority;

breach any relevant rule, ordinance, bylaw or regulation of any municipal,
provincial or federal regulatory agency with respect to safety;

overload any electrical circuit or undertake any action, or to permit such action to
be taken, as would increase the risk of fire or would affect the terms of the strata
corporation’s fire insurance policy
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Windows

55.

e.

conduct any business activity of any kind from any strata lot, the common
property or limited common property, other than that which can be conducted
primarily over telephone or cable lines;

make, cause or produce undue noise, smell, vibration or glare in or about any
strata lot or the common property or limited common property or do anything
which would interfere unreasonably with any other owner, tenant or occupant;
use any musical instrument, amplifier, TV set, sound reproduction equipment or
any other device within or about any strata lot, the common property or limited
common property such that it causes a disturbance or interferes with the comfort
of any other owner, tenant or occupant: and in any case, particular care is to be
taken to reduce noise levels to an absolute minimum between the hours of 11.00
p.m. and 7.00 a.m.

give any keys, combination or other means of access to the common property
other than to an employee, contractor, occupant or guest of the strata lot
permitted by these bylaws.

An owner, tenant or occupant shall not:

a.

b.

hang any sun drapes or other window coverings which are visible from the
exterior of the building except those which are of a neutral, off-white colour;

cover any window with aluminum foil, paper, plastic or other similar items except
for:

1) solar film of a clear, non-reflective material showing no colour when
viewed from the outside: i.e., silver, gray, gold, blue and bronze would
not be acceptable; and

(2) the decorative fans professionally made for semi-circular windows

Balconies, Patios and Courtyards

56.

An owner, tenant or occupant shall not:

a.

keep or store on his or her balcony, patio or courtyard material of any kind with
the exception of patio furniture, flower pots or planters and barbecues: being
always careful not to overload the balcony structure;

hang any laundry, clothing, bedding or other items over any balcony railings or
from any line or apparatus erected on or suspended from any balcony, deck,
patio or courtyard so that such laundry, clothing or bedding is visible from the
exterior of the building;

feed pigeons, gulls or other birds, humming bird feeders being excepted; rabbits,
squirrels, rodents or other animals from a strata lot or anywhere on or in close
proximity to the.common property or any limited common property;

sub-section 56.c. above shall not apply to a pet permitted to be kept in a strata lot
pursuant to these bylaws and the rules made hereunder, which pet shall be fed
only in a strata lot;

paint any exterior doors or balcony or patio walls and railings any colour not
approved by the strata council;

make modifications to exterior doors, or make any permanent installation on any
balcony, patio, deck or courtyard that is not approved by the strata council;

erect or install patio enclosures of any kind;
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h. install an awning on a balcony without having first obtained the approval of the
strata council by submitting a written request, together with a sample of the
material to be used and a brochure or picture depicting the completed
installation: in any case, such an awning must not overhang the front edge of the
balcony.

Signs and Aerials

57.

An owner, tenant or occupant shall not:

a. erect or install on any part of a strata lot any television antenna, radio antenna or
any other electronic receiving or transmitting device;

b. erect or install anywhere on the common property or limited common property
any satellite dish aerial, television antenna, radio antenna or any other electronic
receiving or transmitting device;

c. erect any sign, advertisement or notice on any strata lot, the common property or
limited common property, except for those permitted under ‘open house’ below.

Garages and Cars

58.

59.

An owner, tenant or occupant shall not:

a. keep his or her garage door open except for the purpose of entering or exiting by
his or her motor vehicle(s). However, in conditions of excessive heat, ventilation
of the garage space may be obtained by raising the garage door not more than
two feet.

b. cause excessive noise by the use of a motor vehicle at any time and in particular
between the hours of 11.00 p.m. and 7.00 a.m.

c. carry out any oil changes, major repairs or adjustments to motor vehicles or other
mechanical equipment on common property or any limited common property,
except in the case of an emergency;

An owner, tenant or occupant must promptly and at his or her own expense clean up
any oil or other substance which spills or leaks onto the common property and if such
cleaning is not properly done, the strata council can order the necessary work to be
done, and charge to the owner, tenant or occupant concerned the cost of the work
done.

Garbage and Refuse

60.

61.

An owner, tenant or occupant shall deposit ordinary household refuse and garbage
from his or strata lot in the enclosure provided by the strata corporation for this
purpose, where such structures exist, and the owner, tenant or occupant shall
remove any materials other than ordinary household refuse and garbage from the
strata property plan at his or her own expense.

An owner, tenant or occupant shall not:

a. accumulate any garbage or refuse, or otherwise allow his or her strata lot or the
areas adjacent to it become untidy or a hazard to health;

b. make use of the storm drains to dispose of oil, paint, pesticides or any other
hazardous substance.
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Floor Coverings

62.

63.

Parking

64.

An owner shall not replace any existing floor coverings with a material different from
that which already exists without the prior approval of the strata council.

An owner who has or installs hard floor surfaces such as hardwood floors or tile in
his or her strata lot must take all reasonable steps to satisfy noise complains from
neighbors, including without limitation, ensuring that no less than 60% of such hard
floor surfaces, excepting only kitchens, bathrooms, and entry area are covered with
area rugs or carpet and avoiding walking on such flooring with hard shoes.

a. Owners, tenants or occupants and visitors shall park their cars and/or motor-
cycles and bicycles only in those spaces specifically designated for their use: for
owners, tenants or occupants this space is the garage. Notwithstanding the
prohibition in this section 64(a), any owners, occupants or tenants residing in
units with a single car garage may park a second vehicle in the driveway leading
to their single vehicle garage (providing a vehicle is parked in the garage).

b. No owner, tenant or occupant shall park or permit to be parked on the common
property, limited common property or in the driveways to their own units, any
recreational vehicle, motorhome, commercial vehicle, boat or trailer.

c. Notwithstanding the prohibitions in sub-section 64.b. above, an owner, tenant or
occupant may park a recreational vehicle, motorhome or trailer on the common
property for the purposes of loading and unloading, provided always that:

1) the vehicle or trailer concerned does not impede access to any other
strata lot; and

(2) the vehicle or trailer does not remain parked for a period longer than
twenty-four hours.

d. Visitor parking is marked and is for the use of visitor's and/or tradesmen’s
vehicles only.

e. No owner, tenant or occupant shall permit any visitor or guest to park any vehicle
in any area designated for visitor parking for more than thirty days in any twelve-
month period without the prior approval of the strata council given in writing.

f. Owners’, tenants’ and occupants’ guests and visitors are permitted to park in
front of the strata lot being visited for a period of not more than four hours,
provided always that:

1) not more than one vehicle per strata lot is parked in this manner; and
2 access to neighbouring strata lots is not impeded.

g. There shall be no derelict vehicles parked anywhere on the common property or
limited common property. A derelict vehicle shall be defined as:

Q) one which is not licensed; or
(2) one that is not presently roadworthy; or
3) one that is, in the opinion of the strata council, unsightly.
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Garden Planting and Maintenance

65.

a.

Within the specific and reasonable limits listed below; which limitations have the
purpose of promoting, developing and maintaining a decorous and harmonious
landscaped environment for all to enjoy; owners, tenants or occupants are
encouraged to take an interest in the common property immediately adjacent to
their homes. This part of the common property is defined as follows:

Q) those garden areas on either side of the entrance gate and immediately
adjacent to the courtyard wall;

(2) those areas between garages, by mutual consent between the two
neighbours concerned

3) a three-foot strip outside the patio railings

4) the areas adjacent to the front entrances of the lower units, upon
agreement between the owner, tenant or occupant and the strata council.

In the case of sub-section 65.1.(4) above, an owner, tenant or occupant of a
strata lot which does not have an enclosed courtyard shall not place planters or
other such items or equipment within any part of the common property or any
limited common property unless, in the opinion of the strata council, such
planters, items or equipment are in keeping with the balance of the development
in terms of design, quality, proportion and colour.

Plantings by individual owners, tenants or occupants on the areas detailed in
sub-section 65.a. above, shall be limited to the following:

Q) flowering plants or evergreen shrubs
(2) annuals and perennials

Vegetables shall not be planted on the common property.
The maximum height of any planting shall be:

Q) the level of the top of the wall surrounding the courtyard at the front
entrance; and

(2) the height of either the lower balcony or patio railings on the northern
faces of the buildings

Q) the owner, tenant or occupant who plants in accordance with sub-
sections 65.1., b. or c. above, and subsequent occupiers of the building,
will be fully responsible for the care and maintenance of these plantings,
including weeding, pruning, trimming and watering

(2) If these areas are not properly maintained and if, as a result, a complain
is lodged in writing, the strata council will serve notice to the owner,
tenant or occupant concerned that the plantings are to be tidied up; and if,
after having been given two weeks written notice, the plantings have still
not been brought up to an acceptable standard, the strata council will
instruct the gardening contractor to remove the plants, and will charge the
cost of the work to the person concerned.

Owners, tenants or occupants may plant to their own requirements within the

courtyard, but shall not:

Q) plant any tree or shrub which may grow to such a height as would
impeded the view of the water from another strata lot;
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Barbequing
66.

a.

b.

(2) permit any tree or shrub to interfere in any way with the walls, eaves or
drainage system, or other pipes or cables of their own or their neighbours’
strata lot(s).

In the event of a written complaint from an owner or an employee of the strata
corporation who believes that an owner, tenant or occupant is in contravention of
sub-section 65.g9. above, the strata council shall instruct, in writing, such owner,
tenant or occupant to remedy the problem.

If, after a period of fifteen days, the problem has not been rectified, the strata
council may instruct a contractor to carry out the work and all costs of such work
will be charged to the owner, tenant or occupant concerned.

Save as permitted under sub-section 65.f. above, no owner, tenant or occupant
may lop, trim, prune, fell or top any tree or shrub growing on the common
property.

Upon written request, the strata council may order a tree or shrub to be topped
or felled if:

Q) such action is necessary for reasons of safety, or
(2) such tree or shrub is:

@) obstructing the water view from the ‘Venetian’ style window on the
upper floor; and

(b) lies within an arc of 50°, measured from the centerline of that
window.

In both cases listed in sub-section 65.k. above, the strata council will require an
‘on site’ inspection before deciding what action to take.

. the strata council can not guarantee a water view from the low windows or for the

lower units, but any written request from an owner of a lower unit will be
considered, taking into account the individual circumstances of each case.

There shall be no barbequing anywhere on the common property or any limited
common property without the approval of the strata council.

A barbeque, hibachi or other like cooking device shall not be used on a balcony,
deck or patio unless such barbeque, hibachi or cooking device is powered by
propane or electricity and such propane or electrically powered barbeques,
hibachis and other light cooking devices shall not be used except in accordance
with rules made by the strata corporation from time to time.

Propane gas tanks or containers are not to be stored in garages or any other
internal area.

Care is to be taken in the maintenance of barbeques and other cooking devices
so as to minimize odour and smoke.

If a series of complaints is received by the strata council in relation to the use of a
particular barbeque, the strata council shall investigate these complaints and
may, at its sole discretion, deny any further barbeque privileges to the owner,
tenant or occupant concerned; and should the offence persist thereafter, such
owner, tenant or occupant will become liable to a fine as is provided for in these
bylaws.
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Open House

67. In the event that an owner or his or her agent wishes to hold an ‘open house’, the
following shall apply:

a.

Waterbeds

68. a.

there shall be no ‘For Sale’ signs posted other than that which may be placed on
the signboard at the main entrance to Port Royale. This sign is to be of the size,
shape and style approved by the strata council;

an owner shall not erect, place, allow, keep or display signs, billboards,
advertising matter or displays on the common property or any limited common
property or in or about any strata lot in any manner which may make such signs
or other notices visible from the exterior of the strata lot;

an owner or his or her agent shall be permitted to place ‘open house’ signs at the
main entrance and on the common property for a maximum of four hours at a
time, not more than twice in each week.

Waterbeds must be of quality construction, and owners of waterbeds will be held
responsible for any damage arising to common property or another strata lot as a
result of either spillage or leakage from the waterbed or the overstraining of any
structure.

Owners, tenants or occupants installing a waterbed shall carry the appropriate
waterbed insurance coverage and shall, on request, provide a copy of such an
insurance policy to the strata council or to the management company employed
by the strata corporation.

Christmas Lights

69. a. Christmas lights, lighted ornaments or other Christmas decorations may be hung
or positioned at any time on or after the 1% of December of each year, and must
be removed or taken down on or by the 15" of January of the following year.

b. All Christmas lights and lighted ornaments must be in good condition and are not
to present a potential fire hazard through frayed wiring, short circuits or other
electrical faults.

c. No Christmas lights, lighted ornaments or other Christmas decorations are to be
placed on any part of the roof of any building, nor on any part of the common
property, with the exception of those parts of the common property being
maintained by owners and tenants under the provision of Bylaw 65.a.

RESIDENCY
70. No owner, tenant or occupant of a strata lot shall permit any person under the age of

nineteen years to ordinarily reside in such strata lot, provided that:

a.

this restriction shall not prevent a person under the age of nineteen years from
residing in a strata lot on a periodic basis, provided that such a period or
combination of periods is not longer than sixty days in any calendar year; and
this bylaw is not applicable to those strata lots that are rented in accordance with
the provision of the Residential Act.

27

i ance on Feb 20, 2019

y Ali
Upl oaded: Dec 19, 2011 Verified: Dec 19, 2011

Ron Neal of RE/ MAX

Ordered By:


StrataDocs
StrataDocs
This document was obtained from the StrataDocs System.  Its use is subject to agreed upon terms and disclaimers.

StrataDocs
StrataDocs
Uploaded: Dec 19, 2011 Verified: Dec 19, 2011


Its use is subject to agreed upon terms and disclainers

Thi s docunent was obtained fromthe StrataDocs System

71.

71A.

In no case shall a one-bedroom strata lot be occupied by more than two persons; nor
a two-bedroom lot be occupied by more than three persons; nor a three-bedroom or
more strata lot be occupied by more than four persons. Nevertheless, the strata
council may, at its sole discretion, waive the requirements of this bylaw in cases of
hardship or need.

Absence from Strata Lot
An owner or tenant who plans to be away and leave the strata lot vacant for a period of
7 days or longer shall:

a. advise the property management company of the planned absence and confirm
the identity of any emergency keyholder(s) and provide their emergency contact
information, if available; and

b. turn off the main water shut off for the strata lot prior to going away.

c. Notwithstanding Section 71A(b), in the event the extended absence is between
May 1 and September 30 and there is an exterior watering system that prevents
the water from being shut off during the extended absence, the owner must:

(@) arrange for the strata lot to be inspected no less frequently than every 4
days, and
(i) inform the property management company of the identity of the person(s)

that will be inspecting the unit, together with his or her contact information.

RENTAL RESTRICTIONS

Number of Rental Units

72. Subject to the provisions of this bylaw strata lots shall be owner-occupied only, with
the following considerations and exceptions, as laid out below.
73. At any given time up to four strata lots may be leased for terms of not less than one
year.
Procedures
74. Before Renting

a. Any owner wishing to lease or rent his or her strata lot shall apply to the strata
council in writing. Upon receipt of any application, the strata council shall advise
the applicant whether any rental vacancies are available.

b. In approving any rental, the strata council shall consider all applications and shall
act in'what members consider to be the best interests of the strata corporation as
a whole.

c. The strata council reserves the right to advise all owners of any application in
order that other owners may also apply if they so desire.

d. No owner shall be entitled to priority based on having received permission to rent
or lease in the past or on the basis of the date or time of application.

e. Upon acceptance of an application to rent, an owner must enter into a lease of a
strata lot within six months from acceptance by the strata council of such owner’s
application or the acceptance will be automatically revoked.
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75.
a.
b.
C.
d.

Exceptions
76.
77.

f.

Any owner living outside the local dialing area wishing to rent or lease his or her
strata lot must utilize the services of a professional property management
company approved by the strata council.

After Entering into a Rental Agreement

The owner shall ensure that the tenant is properly apprised of the bylaws
currently in force, and any rules and regulations promulgated by the strata
corporation, and will deliver to the management company employed by the strata
corporation a properly executed Form ‘K’ prior to the tenant taking up residence
in the strata corporation.

The owner shall also ensure that the tenant is aware that in no case may he or
she sub-let or otherwise assign his or her tenancy; and is to ensure that the
rental agreement contains a clause to this effect.

The owner shall advise the management company employed by the strata
corporation of;

Q) the name of the tenant
(2) the address and telephone number where the owner may be contacted
during his or her absence.

An owner may continue to lease his or her strata lot until the earlier of the date
such owner moves into the strata lot to take occupancy and the date the strata lot
is sold by the owner to a third party.

Notwithstanding Paragraph 72 above, where cases of undue physical or financial
hardship of a personal nature arise, the owner may make a written request to the
strata council for permission to rent a strata lot for a limited period of time, and where
the strata council has been provided with evidence that undue hardship will result if
limited rental approval is not given the strata council shall not unreasonably withhold
permission for a limited rental.

These bylaws do not apply to prevent the rental of a strata lot to a member of the
“family” of the owner, meaning:

a.
b.
C.

the spouse of an owner
a parent or child of the owner; or
a parent or child of the spouse of the owner.

Legal Provisions

78.

a.

For the purpose of the interpretation of these bylaws, the following shall be
deemed to be a lease or rental:

Q) any agreement, including a registered agreement for sale, lease with
option to purchase or conveyance with agreement to recovery, the
substance and effect whereof is intended to provide for the occupancy of
a strata lot and which is intended to circumvent any restrictions on rentals
as in herein contained; and
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(2) any assignment of any existing lease or tenancy agreement or sub-letting
of an existing lease.

The strata corporation hereby nominates the strata council as its Attorney of Fact
for the purpose of giving notice to any tenant occupying any strata lot who is in
contravention of these bylaws.

The strata corporation is entitled to impose a fine of up to $500.00 (five hundred
dollars) as detailed by paragraph 37 above, for a contravention of the rental
bylaws, and may impose such fine for a continuing contravention every seven
days.

The owner concerned shall be solely responsible for all costs associated with any
action taken by the strata council to enforce the provisions of these bylaws,
including, without restricting the generality of the foregoing, all legal costs on a
solicitor own client basis.

Furnished Rentals

79.

a.

b.

Nothing in these bylaws shall restrict an individual owner from leasing or renting
his or her strata lot for the purpose of a bona fide vacation or a sabbatical, once
each calendar year for a period not in excess of six months, provided that the
aforesaid strata lot is rented fully furnished and that such rental is for the purpose
of a bona fide vacation or sabbatical.

Any owner renting or otherwise allowing occupancy of his or her strata lot fully
furnished for a period of more than thirty days shall provide the management
company employed by the strata corporation with a Form ‘K’, confirming that their
tenant or occupant has received a copy of, and will abide by, these bylaws.

LEGAL ACTION

80.

a.

The strata corporation may recover from an owner, tenant or occupant by an
action for debt in a court of competent jurisdiction money, which the strata
corporation is required to expend as a result of an act or omission by such
owner, tenant or occupant or his or her employees, agents or visitors.

The strata council may apply for an injunction or a declaratory order to prevent
continued breaches of these bylaws and the costs of so doing, including solicitors
costs on a solicitor own client basis, shall be the responsibility of the owner
contravening these bylaws or of the owner of the strata lot where the
contravention took place.

The Strata Corporation may proceed under the Small Claims Act, without further
authorization by the owners, to recover from an owner or other person, by an
action in debt in Small Claims Court, the money owing to the Strata Corporation,
including money owing as administration fees, bank charges, fines, penalties,
interest or the costs, including legal costs of remedying a contravention of the
bylaws or rules and to recover money which the Strata Corporation is required to
expend as a result of the owner’s negligence or by that of an owner’s visitors,
occupants, guests, employees, agents, tenants or a member of the owners
family.
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CORPORATE COMMON SEAL

81.

The strata corporation shall have a Common Seal, which shall not be used except by
the authority of the strata council previously given; and in the presence of the strata
council, or at the least two members of it, who shall sign every instrument to which
the Common Seal is affixed.

TERMS AND DEFINITIONS

82.

The following terms and definitions shall be held to apply throughout these bylaws,
wherever they appear:

a. The Act.
The words ‘the Act’ shall be taken as referring to the Strata Property Act of the
Province of British Columbia brought into effect on the First day of July, Anno
Domini 2000.

b. Majority Vote.
An ordinary resolution shall be passed by a ‘majority vote’, which shall mean
50% plus one vote of the votes cast at a properly convened general meeting of
the strata corporation by all persons entitled to vote under the provisions of the
Act or these bylaws, present at the meeting either in person or as represented by
proxy.

c. Three-quarter Vote.
A special resolution must be passed by a ‘three-quarter vote’, which shall mean
75% of the effective votes cast at a properly convened general meeting of the
strata corporation by all persons entitled to vote under the provisions of the Act or
these bylaws, present at the meeting either in person or as represented by proxy.

d. Notice.
The word ‘notice’ shall be taken as including any notice, request, statement or
other document required or permitted to be given by the strata corporation to the
owner of a strata lot.

SEVERABILITY

83.

For the purpose of interpretation of these bylaws, each paragraph and sub-
paragraph or sub-section shall be deemed to be a separate bylaw and should any of
the aforesaid paragraphs, sub-paragraphs or sub-sections be held by any competent
court of jurisdiction or by any arbitrator be deemed to be unenforceable, then such
paragraph, sub-paragraph or sub-section shall be deemed to be severable and the
remaining paragraphs, sub-paragraphs or sub-sections of any bylaw so affected
shall be given the broadest interpretation possible and shall not be deemed to be
void or unenforceable as a result of such findings.

BINDING EFFECT

84.

For the purpose of implementation of the bylaws, it is acknowledged and agreed by
all owners that the bylaws contained within this document constitute a contract inter
se between the owners, and shall be binding upon each of the individual owners and
their heirs, administrators, successors and assigns as the case may be as if
executed and delivered to such parties.
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VICTORIA, BC

fec 3 25

Registrar
Land Title Office
Victoria, BC

Please receive herewith the following document(s) for filing:

FORM | — NOTIFICATION OF CHANGE OF BYLAWS

Signatu r% b_\

NAME OF APPLICANT: STRATA PLAN VI§1723 }

ADDRESS: c/o PROLINE MANAGEMENT LTD.
201-20 BURNSIDE ROAD WEST, VICTORIA, BC VSA 1B3

TELEPHONE: 250-475-6440

FORT ROYALE/BYLAWFILING-
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Strata Property Act
FORM |

AMENDMENTS TO BYLAWS

{Section 128)

The Owners, Strata Plan VIS1723 certify that the following or attached amendments to the bylaws of
the strata corporation were approved by a resolution passed in accordance with Section 128 of the
Strata Property Act at an Annual General Meeting held on Oct 28, 2009:
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% Vote Resolution #2 — Parking Bylaw Change

Motion:

BE IT RESOLVED AS A % VOTE RESOLUTION OF THE OWNERS OF
STRATA PLAN 1723 THAT the Bylaws be amended by the addition
of the following language at the end of Section 64(a):

“Notwithstanding the prohibition in this Section 64(a), any owners,
occupants or tenants residing in units with a single ‘car garage may
park a second vehicle in the driveway leading te their single vehicle
garage {provided a vehicle is parked in the garage).”

#s Vote Resolution #3 ~ Council Bylaw Change

Motion:

BE IT RESOLVED AS A % VOTE RESOLUTION OF THE OWNERS OF
STRATA PLAN 1723 THAT Section 18 of the Bylaws be repealed and
replaced with the following:

“The strata council shall consist of a minimum of five council
members and a maximum of seven council members, to serve for a

two-year term, with either two, three of four members being elected
in aiternate years.”

% Vote Resolution #4 — Council Quorum Bylaw Change

Motion:

BE IT RESOLVED AS A % VOTE RESOLUTION OF THE OWNERS OF
STRATA PLAN 1723 THAT Section 23(a) of the Bylaws be repealed
and replaced with the following:

“A quorum of the council is 3, if the council consists of 5 or 6
members, and 4, if the council consists of 7 members.”

A revised set of bylaws, incorporating these amendments, is attached.

ighature of Council Member

o
S

Signature ¢f Sefond

u' #-Member

Date: ch hl ?—005]
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SCHEDULE OF BYLAWS

INTRODUCTION

The purpose of this document is threefoid: in the first place it is
designed to protect owners’ rights by balancing the rights of the
individual with the rights of the community, so that all may lead an
undisturbed life fogether.

In the second place, it is designed to protect the rights of the strata

“corporation, which is responsible for the maintenance of everything

within the perimeter fence (and, indeed, the fence itself) and requires
the co-operation of all residents to assist it in this task.

In the third place, it is designed to ensure that the administration of
Port Royale is carried out efficiently, economically and fairly for the
benefit of ali.

The bylaws are therefore the blueprint for a ‘design for living’, and
although they curtail certain activities and actions, they are intended for
the common good and bear evenly on all. They must therefore be
observed by all. '

On buying into the strata corporation all owners have signed a contract
tb this effect, so it behooves them to ensure that they are familiar with
the contents of this document and that they and their tenants are
prepared {o abide by its provisions.

The Port Royale Estates
Brentwood Bay.

“Ti=
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DUTIES OF OWNERS, TENANTS, OCCUPANTS AND VISITORS

Payment of Strata Fees

1.

An owner must:

a.

b.

pay strata fees on or before the first day of the month to which the strata
fees relate; and

pay all rates, taxes, charges and assessments that may be payable in
respect of his or her strata lot.

Repair and Maintenance of Property by Owner

2.

An owner shall:

a.

0o

repair and maintain his or her strata lot and areas allocated to his or her
exclusive use, except for the repair and maintenance that is the
responsibility of the strata corporation under these bylaws, and keep them
in a state of good repair; reasonable wear and tear and damage by fire,
storm, tempest or act of God excepted;

when made necessary by accident or neglect, replace doors (including
garage doors), skylights and windows so as to match the standard,
quality and design of those presently existing;

repair and properly maintain all electrical and plumbing appliances,
fittings and fixtures in his or her sirata lot, and shall report immediately to
the management company employed by the strata corporation any
malfunction or shori-circuits mvolwng the electrical system, water pipes or
drains;

haar e enla racmamneilnilibe s ar-n.r nase whars tha suomar dase nat Famaie
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or report, in accordance with sub-section c. above, and damage is caused
as a result. In this event, the owner shall be solely responsible for the
cost of repairing such damage and for any and al! legal costs incurred by
the strata corporation in collecting such monies on a solicitor own client
basis;

promptly carry out all work that may be ordered by any competent public
or local authority in respect of his or her strata lot;

maintain the surface membrane of the balcony, replacing this when
necessary with material of an equivalent grade, and ensuring that this
material is correctly installed;

repair and maintain such limited common property as has been allocated

for his or her use, except for repair and maintenance that is the
responsibility of the strata corporation under these bylaws.

Use of Property

3.

a.

An owner, tenant, occupant or visitor must not use a strata lot, the
common property or limited common property in a way that;

{1) causes a nuisance or hazard to another person;

(2) causes unreasonable noise;

(3) unreasonably interferes with the rights of other persons to use and
enioy the common property or another strata loi;

-1-

Upl oaded: Jul 19, 2011 Verified: Aug 12, 2011


StrataDocs
StrataDocs
This document was obtained from the StrataDocs System.  Its use is subject to agreed upon terms and disclaimers.

StrataDocs
StrataDocs
Uploaded: Jul 19, 2011 Verified: Aug 12, 2011


Its use is subject to agreed upon terns and discl ai ners.

Thi s docunent was obtained fromthe StrataDocs System

2

4 is illegal; or

(5) is contrary to a purpose for which the sfrata lot or common
property is intended as shown expressly or by necessary
implication on or by the strata plan.

In respect of sub-section a.(5) above, owners, tenants or ococupants may
make reasonable use of the garage space for storage or the
accommodation of a workbench or freezer chest, provided always that
such use does not preclude the ability for any car, motorcycle or bicycle
owned by such owners, tenants or occupants to be kept parked off the
common property.

An owner, tenant, occupant or visitor must not cause any damage, other
than reasonable wear and tear, {o the common property, common assets
or those parts of the strata iot which the strata corporation must repair
and maintain under these bylaws, or insure under section 149 of the Act.

An owner, tenant or occupant must not keep any pets on a strata 1ot other
than one or more of the following:

(N one small dog, having a ground to shoulder height not greater
than 14 inches ar 35 centimeters, and a weight of not more than
20 pounds or 9 kilegrams, or one cat;

(2) up to two caged birds, but excluding pigeons;

(3) a reasonable number of fish, always provided that the weight of .

the aquarium does not place an undue strain upon any structure.

A mwwmear tamamt A Ae e e e nﬁeeaesihﬂ a pet ani’“al Ar Inied elall imfeern
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Illa
the management company employed by the strata corporation of the

particulars of their pet (s).

An owner, tenant, occupant or visitar must ensure that his or her pets are
leashed or otherwise secured when on common property.

An owner, tenant, occupant or visitor shall be responsible for removing
his or her pet's excrement from any strata lot or from the common
property.

No owner, tenant or occupant shall permit his or her pet to interfere with
any other pet, person or object, or pemit his or her pet to disturb any
other owner, tenant or occupant with uncontrolled barking, howling or
other noise.

If the strata council, on reasonable grounds, considers a permitted pet to
be a nuisance; the strata councit shall deliver written notice to the owner,
tenant or occupant concerned requiring that he or she remove the
aforesaid pet within fifteen days. Should such owner, tenant or occupant
fail to remove the pet in question permanently from the strata corporation,
including the individual's own strata iof, then the strata council may:

1) levy a fine for contravention of this bylaw; or
{2} take legal action to require the removat of the pet in guestion.
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g.

Any costs, including all legal costs on a solicitor own client basis, resulting
from action taken under sub-section 4.f above, shall be the sole
responsibility of the owner, tenant or occupant concerned.

The strata council may from time fo time on behalf of the strata
corporation, enact such rules with respect to the keeping of pets as the
strata council, acting reasonably, deems necessary or desirable, provided
always that in the event of any conflict between these bylaws and any
such rule, the provisions of these bylaws shall prevail.

Informing the Strata Corgoraﬁon

5.

a. Within two weeks of becoming an owner, an awner must inform the

b.

management company employed by the strata corporation of his or her
name, strafa lot number, telephone number and mailing address outside
the strata plan, shouid this apply.

An owner must notify the management company employed by the strata
corparation promptly of any changes of ownership, or of any mortgage or
other dealing which affects the title of his or her strata lot.

On request by the strata council, a tenant must inform the management
company employed by the strata corporation of his or her name and
felephone number.

Obtaining Approval before Altering a Strata Lot

6.

a.

An owner must obtain the writien approval of the strata council before
making an alteration to a strata lot that involves any of the following:

(1) the exterior of a building;

(2) the structure of a building;

(3) chimneys, stairs, balconies or other things attached fo the exterior
of a building;

(4) = doors, windows or skylights on the exterior of a building;

(5) walls or railings or similar structures that enclose a deck, balcony,
patio or courtyard;

(6} commeon property located within the boundaries of a strata lot;

(") those parts of a strata lot which the strata corporation must insure
under section 149 of the Act.

The strata council must not unreasonably withhold its approval under sub-
secfion 6.a. above, but it may require as a condition of its approval that
the owner agrees, in writing, fo take responsibility for any expenses
relating to the alteration.

In addition to the guarantee required by sub-section 6.b. above, the strata
council may also require the owner, at his or her expense, to obtain a
professional evaluation of the impact of the proposed changes on the
structural integrity of the adjoining sfrata lots, and where such an
evaluation reveals any risk to such lots the strata council shall act in the
interest of the common good by taking whatever action is necessary to
prevent such alteration from taking place.

3.
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d. Any costs, including all legal costs on a solicitor own client basis, resulting

from such action as is required under sub-section 6.¢. above shall be the
sole responsibility of the strata lot owner concerned.

Obtaining Approval before Aitering Common Property

7.

a. An owner must obtain the written approval of the strata council before

making any alteration te the common property or any limited common
property.

The strata council may not unreasonably withhold its approval under sub-
section 7.a. above, but may require as a condition of its approval that the
owner agrees, in writing, to take responsibility for any expense relating to
the alteration.

Should the nature of the request so warrant, the strata council may take
additional action as is specified in sub-sections 6.¢. and 6.d. above.

Permit Entry to a Strata Lot

8.

a. Anowner, tenant or occupant or visitor must allow a person authorized by

the strata council to enter his or her strata lot:

(1) in an emergency, without notice, to ensure safety or prevent
significant loss or damage; or

(2) at a reascnable time, on 48 hours’ written nofice, to inspect, repair
or maintain common property or any other portions of the strata lot
that are the responsibility of the strata corporation to repair and
maintain under these bylaws or to insure under section 148 of the
Act; and

(3) at a reasonable time, on 48 hour's written notice, for the purpose
of ensuring that bylaws are being observed.

. The notice referred to in sub-sections 8.a.{2) and (3) above, must include

the date and approximate time of entry, and the purpose for which entry is
required.

An owner, tenant or occupant should ensure that he or she deposits a key
to his or her strata lot with a neighbour or friend in the event that
emergency access is required to the strata lot in the absence of such
owner, tenants or occupant. In addition, an owner, tenant or occupant
should inform, in writing, the management company employed by the
corporation of the location of this key.

Should an emergency occur, and no key be readily available, the strata
councit or its authorized agent(s) will enter the strata lot using force if this
is so required. In this event, the repair of any damage necessarily

incurred will be at the expense of the owner, tenant or occupant
concermned.
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POWERS AND DUTIES OF THE STRATA CORPORATION

Repair and Maintenance of Property by the Strata Corporation

9.

The strata corporation must repair and maintain all of the following:

a. the common assets of the corporation,
h. common property that has not been designated as limited common

property;

c. limited common property, but the duty to repair and maintain is limited to:
(1) repair and maintenance that in the ordinary course of events
occurs less than once a year; and
(2) the following; no matier how often the repair and maintenance
ordinarily oceurs,
(a)  the structure of a building;
(h)  the exterior of a building;
(¢) chimneys (but excluding routine cleaning), stairs, balconies
and other things attached to the exterior of a building
(d} doors {but excluding the routine servicing of garage doors),
windows and skylights (including the casings, the frames
and sills of such windows and skylights but excluding the
thermoseals where the windows are a double glazed
construction) on the exterior of a building or that front on
common property.
(&) Walls or railings or similar structures that enclose decks,
balconies, patiog and courtyards,
d. a strata lot in the strata plan, but the duty to repair and maintain is
restricted to:
{1) the structure of a building;

(2)
(3)

the exterior of a building;
chimneys (but excluding roufine cleaning), stairs, balconies and
other things attached to the exterior of a building

(4)  Walls or railings or similar structures that enciose decks,
balconies, patios and courtyards
(5) doors (but excluding the routine servicing of garage doors),

(6)

windows and skylights (including the casings, the frames and sills
of such windows and skylights but excluding the thermoseals
where the windows are a double glazed construction) on the
exterior of a building or that front on common property.

pipes, wires, cables and ducts that pass through the strata lot and
are capable of being used in connection with the enjoyment of
mora than one other strata lot or lots.
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10.

Financial

11.

12.

For the purposes of these bylaws, the following definitions are established:

a.
b.
c.

d.

a deck is an exterior level covering a room or other interior space;

a balcony is an exterior level on the upper floor ($) which does not cover
an interior space;

a patio is an external level, at grade, which is included within a strata lot
on the north-facing frontages;

a courtyard is an exterior level, at grade, which is included within a strata
lot on the south-facing frontage.

The strata corporation shali:

a.

collect and receive ali contributions towards the common expenses paid
by the owners, and shall deposit the same with a Chartered Bank, Trust
Company or Credit Union;

pay all sums of money properly required to be paid on account of all
services, supplies and assessments pertaining to, or for the benefit of, the
sirata corporation.

The strata corporation may:

a.

invest, as i# may determine, in separate accounts, monies for
administrative purposes and for the contingency reserve fund: provided
always that such monies shall be placed only in such accounts and
instruments as may conform to the requirements of the Act, and the
repayment of which is guaranteed by the Canadian Deposit Insurance
Corporation;

subject to the provisions of the Act, determine the levy for the contingency
reserve fund, until the reserve reaches an amount, which the strata
corporation deems to be sufficient to meet pianned and foreseen
expenditure. Thereafter, further amounts of replacement funds may be
raised from time to time over such a period of time as the strata
corporation considers fit;

borrow money required by it in the performance of its duties or the
exercise of its powers;

secure the repayment of monies borrowed by it, and the payment of
interest thereon, by negotiable instrument or mortgage of unpaid
contributions (whether levied or not) or mortgage of any property vested
in it, or by a combination of these means;

purchase, hire or otherwise acquire property for use by owners in
connection with their enjoyment of common property;

impose and collect fines for the contravention of any of these bylaws or of
any rules or regulations duly established, provided always that these fines
remain within the limits established by the Act.
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Use of Property

13.  The strata corporation may:

a. by majority vote, make rules and regulations that it considers necessary
from time to time in relation 1o the use, enjoyment, safety and cleanliness
of the common property and other assets of the strata corporation;

b. make an agreement with the owner of a strata lot for the provision of
amenities or services by it to the strata lot or to the owner;

¢. by special resolution, designate an area as limited common property, and
specify the strata lot(s) that have the use of the limited common property;

d. by special resolution, grant an owner the right to the exclusive use and
enjoyment of common property, or special privileges thereon. Such a
grant to be terminable upon reasonable notice, unless the strata
corporation, by unanimous resolufion, otherwise resolves.

14.  The strata corporation shall:

a. confrol and administer the common property and other assets of the
strata corporation for the henefit of all owners;

b. maintain all common areas, including lawns, gardens, roads, parking
areas, fences and gates;

¢. do all things necessary for the enforcement of the bylaws and any rules
and regulations made for the common good by the strata corporation
under sub-section 13.a. above.

POWERS AND DUTIES OF THE STRATA COUNCIL

General

15. The powers and duties of the strata corporation shall, subject to any
restriction imposed or direction given, at a general meeting, be exercised and
performed by the strata council of the strata corporation.

Councii Size

186. The strata council shall consist of 2 minimum of five council members and a
maximum of seven counci! members, to serve for a two-year term, with either
two, three of four members being elected in alternate years,

Council Composition

17.  a. The strata council shall be elected by and from the owners and such
tenants as are so qualified under the provisions of the Act.
b. In addition, and as provided for by section 28(2) of the Act, a person other
than an owner, an individual representing a corporate owner and a
qualified tenant may be a member of the strata council provided that such
person is;

{) a spouse {including a common-law spouse) of an owner; or
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18.

c.

a.

{2) a professional advisor of an owner.
Where a strata Iot is owned by more than one person, only one joint
owner shall be a member of the strata council at any one time.

Council Members’ Terms

The term of office of a sirata council member ends at the conciusion of
the annual general meeting at which the replacement strata council
members are elected.

A person whose term of office has expired is not eligible for re-election for
a period of one calendar year; unless no other candidate comes forward
at the annual general meeting.

Removing a Council Member

19.

a.

b.

The strata corporation may, by a majority vote passed at an annual or
special general meeting, remove one or more strata council members,
After removing a strata council member, the strata corporation must hold
an election at the same annual or special general meeting to replace the
said council member for the remainder of his or her term.

No person shall stand for the strata council or continue to be a2 member of
the strata council with respect to a strata lot if the strata corporation is
entitled to register a lien against that strata lot under the provisions of the
Act.

Replacing a Council Member

20

Officers

21,

a,

If 2 strata council membar rasigns or is unwilling or unable to act for a
period of two months or more, the remaining members may appoint a
replacement strata council member for the remainder of the aforesaid
member’s term.

A replacement strata council member will be appomted from among all
persons eligible to sit on the strata council.

the strata council member may appoint a rep{acement strata coungil
member under the provisions of this paragraph even if the absence of the
member being replaced leaves the strata council without a quorum,

In the event that all members of the strata council resign or are unwilling
or unable to act for a period of two months or more, persons holding at
jeast 25% of the votes of the strata corporation may hold a special
general meeting to elect a new strata council by complying with the
provisions of the Act, Regulation and the bylaws respecting the calling
and holding of general meetings.

At the first mesting of the strata council heid after each annual general
meeting, the strata council must elect from among its members a
president; a vice president; a secretary and a treasurer.

A person may hold more than one office at a time, other than the offices
of president and vice president.

The vice president has the powers and duties of the president:

8-
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(1) while the president is absent or unwilling to act; or
(2) for the remainder of the president’s term, if the president
ceases to hold office.

d. If an officer other than the president is unable or unwilling to act for a
period of two or more months, the council members may appoint a
replacement officer from among themselves for the remainder of his or
her term.

e. In the absence of both the president and vice president, the members
present shall from among themselves appoint a president for that meeting
who shall have all the powers and ditties of the president whilst so acting.

Calling a Council Meeting

22.  a. Any council member may call a strata council meeting by giving the other
strata council members at least one week’s notice of the meeting,
specifying the reason(s) for calling the meeting. This notice does not
have to be in writing. -

b. A strata council meeting may be held on less than one week's notice if:

)] all strata council members consent in advance of the meeting; or
(2) the meeting is required to deal with an emergency situation, and
all strata council members either:
(a) consent in advance of the meeting; or
(b) are unavailable to provide consent after reasonable attempts
have been made to contact them.

€. The strata councii musi inform owners about a strata councii meeting as
soon as feasible after the meeting has been called.

Quorum of Council

23. a. A quorum of the strata council is three, if the council consists of five or six
members, and four, if the council consists of seven members.
b. Council members must be present in person at the strata council meeting
to be counted in establishing a quorum.

Voting at Council Meetings

24. a. At strata council meetings, decisions must be made by a majority vote of
the strata council members present in person at the meeting.
b. If there is a tie vote at a strata council meeting, the president may break
the tie by casting a second, deciding, vote.
c. The results of all votes taken at a strata council meeting must be
recorded in the minutes of that meeting.

Meeting by Electronic Means
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25.

a. At the option of the strata council, strata council meetings may be held by

electronic means, so long as all strata council members and other
participants can communicate with each other.
If the strata council meeting is held by electronic means, strata council
members are deemed to be present in person,

Attendance at Council Meetings

26.

a. Any owner may attend council meetings, as an observer, up to the limit of

b.

space available.
Despite sub-section a. above, no observers may attend those portions of
strata council meetings that deal with any of the following:

(1) bylaw contravention hearings under section 135 of the Act;

(2) rental restriction bylaw exemption hearings under section 144 of
the Act;

(3) any other mafters, i the presence of observers would in the
opinion of the strata council, unreasonably interfere with an
individual’s privacy.

To allow owners fo address the strata council on matters which do not
require a formal hearing, as in paragraph 27 below, the strata council
may, from time to time, hold open sessions during which owners
concerns may be given, subject to the restrictions below:

(N gquestions, observations or comments may be given only during
{he time allocated for this purpese on the agenda;
(2) cach speaker will be limited to a maximum of ten minutes

e g P e e Y
ST And g utirs,

(3) at least one week's notice of matters to be raised must be given to
the secretary of the strata council;

(4) the strata council will not, at this meeting, give a binding reply to
any written or verbal quesfion. However, a written response will
be delivered to the person concerned within ten days of the date
of the strata council meeting, and may be repeated in the
newsletter, if the subject is of general concern;

{5} attendees must be prepared to vacate the room where the strata
council meeting is being held, if requested fo do so under the
provisions of sub-section b. above;

6) in cases of unruly behaviour or abusive language, the strata
council is empowered to levy fines as is provided for in these
bylaws.

The date, time and place of the open session are to be promulgated
through the newsletter and/or the bulletin boards at least two weeks
before the event.

Reguisition of a Council Hearing

27.

a. An owner or tenant may request a hearing at a strata council meeting by

making an apglication in writing, stating the reason for the request.

-10-
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b.

If a hearing is requested under sub-section a. above, the strata council
must hold a meeting fo hear the applicant within one calendar month of
receiving the reguest.

If the purpose of the request is to seek a decision of the strata council, the
strata council must give the applicant a written decision within one week
of the hearing.

Council to inform Owners of Minutes

28.

The strata councit must inform owners of the results of all strata council
meetings within two weeks of the meeting, whether or not the minutes have
been approved.

Responsibilities of Council

29,

30.

The strata council shall keep or cause to be kept in one location or in the
possession of one person, the foliowing documents, which shall be made
available on request fo an owner or a person bearing written authority to act
on his or her behalf:

a.
b.

c.

a copy of the Strata Property Act and Regulation;

a copy of changes to the bylaws, and any rules or regulations presently in
force;

a copy of special and unanimous resolutions;

a copy of all the legal agreements 10 which the sirata corporation is a
party, including management contracts; insurance policies; insurance
trustee agreements; deeds; agreements for sale, leases; easements and
rights of way;

a register of members of the strata council, to include their addresses and
telephone numbers, together with fax numbers and e-mail addresses if
applicable,

a register of the sfrata lot owners, setting out the strata lot number; the
name of the owner; the unit entitiement; the name and address of any
mortgagee who has notified the strata corporation; the name of any
tenant or lessee and a notation of any assignment by an owner to a
iesses; ‘

a copy of the annual budget for each year; and

a copy of the minutes of all annual and special general meetings, together
with the minutes of all strata council meetings.

In addition, the strata council shali:

record minutes of its proceedings;

record or cause to be recorded minutes of annual and special general
meetings;

maintain or cause to be maintained proper books of account in respect of
all monies received and expended by it: including the matters in respect
of which receipt and expenditure of such monies took place;

prepare or cause {0 be prepared proper accounts relafing to all the
financial transactions of the strata corporation during the fiscal year for
distribution to all owners at the annual general meeting;

-11-
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e. on application by an owner or mortgagee, or any person so authorized in

writing by him or her, make the books of account available for inspection
at all reasonable times, or cause such books to be made available at a
reasonable time agreeable to the holder.

Spending Resirictions

31.

in accordance with the provisions of the Act, the monetary limitation upon
the strata council for expenditure not authorized in the budget, other than
in cases of emergency, is set at not more than $2000.00 in any one fiscal
year.

A person may not spend the strata corporation’s money unless the
person has been delegated the power to do so under sub-sections 32.b.
and c. below.

Notwithstanding sub-sections a. and b. above, a strata council member
may spend the corporation’s money to repair or replace common property
or common assets, if the repair or replacement is immediately required to
ensure safety or to prevent significant loss or damage, whether physical,
financial or otherwise.

Delegation of Council’s Powers and Duties

32.

33.

a.

b.

C.

Subject to sub-sections b. and c. below, the strata council may delegate
some or all of its powers and duties to one or more strata council
members, or persons who are not members of the council, and may, at
any time, revoke the delegation.

The strata council may delegate its spending powers or duties, but only
by a resolution that;

(1) delegates the authority to make an expenditure of a specific
amount for a specific purpose; or

(2)  delegates the general authority to make expenditures in
accordance with sub-section c.

A delegation of a general authority to make expenditures must:

(1) set a maximum amount that may be spent; and
(924 indicate the purpose for which, or the conditions under which,
mongy may be spent.

The strata councill may not delegate its powers to determine, based on the
facts of each particular case:

a.
b.

whether a parson has contravened a bylaw, rule or regulation; or
wheather a person should be fined, and, if 50, the amount of the fine.

The strata councl may employ, for and on behalf of the strata corporation,

agents, contractors and employees as it thinks proper for the control, ..

management and administration of the common property and other assets of
the strata corporation.

-12-
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Limitations on Liability of a Council Member

35.

a. A strata council member who acts honestly and in good faith is not

personally liable because of anything done or omitted in the exercise or
intended exercise of any power or the performance or intended
performance of any duty of the strata council.

Sub-section 35.a. above does not affect a strata council members
liability, as an owner, for any judgment against the strata corporation,

All acts done in good faith by the strata councit are, notwithstanding that it
was afterwards discovered that there was some defect in the appointment
or continuance in office of a member of the strata council, as valid as if
the strata council member had been duly appointed or had duly continued
in office.

ENFORCEMENT OF BYLAWS AND RULES

Responsibilities

36.

Fines

37.

38.

39.

a. An owner, tenant, occupant or visitor shall comply strictly with these

bylaws, and with such rules and reguiations as may be promuigated from
time fo fime in accordance with sub-section 13.a. above.

b. An infraction or violation of these bylaws or any rules or regulations duly

established by the corporation on the part of an owner, his employses;
agents; tenants or visitors may be corrected, remedied or curad as set out
in paragraphs 37 to 41 below.

The strata council can fine an owner, fenant or occupant a maximum of:

oow

$50.00 (fifty) for each contravention of a rule or regulation
$200.0C (two hundred) for each contravention of a bylaw; and
$500.00 (five hundred) for each contravention of a rental bylaw.

If an activity, or lack of activity, that constitutes a contravention of a bylaw, a
rule or a regulation continues for longer than seven days, a fine can be
impesed avery seven days so long as the contravention continues.

Penalties for Late Payment

a.

If an owner is late in paying his or her strata fees, the owner must pay to
the strata corporation interest on the late payment in the amount of 10%
per annum, compounded annually, and calculated on a monthly basis
commengcing from the date that the payment was due and continuing until
the last day of the month in which it is paid.

Each owner and tenant is responsible for paying, without invoice, of any
money (other than strata fees but including special levies) owing to the
strata corporation as provided for in the Act or these bylaws, and if the
owner or tenant fails to pay money so owing within fifteen days after such
money becomes due, the owner or tenant will, after having been given
written nofice of the default and been provided with a reascnable

-13-
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opportunity to answer the complaint (including a hearing if requested), be
assessed and pay a fine of $10.00, and if such default continues for a
further fifteen days, an additional fine of $25.00 will be levied against and
paid by the owner or tenant, as the case may be, and for each additional
month such default continues, an additional fine of $25.00 will be levied
against and paid by the owner or tenant.

Payment of Fines and Penalties

40.

Additional assessments, fines authorized by these bylaws, banking charges,
filing costs, legal expenses, interest charges and any other expenses
incurred by the strata corporation either to enforce these bylaws, as they may
be amended from time to fime, or any rule or regulation which may be
established by the strata corporation pursuant to the Act or these bylaws,
shall become part of the assessment of the owner responsible and shall
become due and payable on the first day of the month next following, except
that any amount owing in respect of a fine or the cost of remedying the
contravention of a bylaw will be calculated as a separate component of such
assessment and of a bylaw will be calculated as a separate component of
such assessment and the strata corporation may not register a lien against
separate component.

Discretion Granted to Council

4.

a. The strata council must respond to a written complaint reporting an
infraction or violation of a bylaw, rule or regulation, and shall in every
case inform, in writing, the owner, tenant or occupant concerned of the
braach of 2 bylaw, nile or regulation and of the liability of a fine ghould the
act or omission which caused the breach continue.

b. I, after a reasonable time for compliance, the owner, tenant or occupant
concemed is still in contravention or breach of a bylaw, rule ¢r regulation
the strata council shall in writing, inform such owner tenant or occupant of
its decision to impose a fine and the amount of that fine. However, the
strata council has sole discretion to take into account the circumstances
of each case, and may impose any amount below the permitted maximum
that it considers justified.

ANNUAL AND SPECIAL GENERAL MEETINGS

Calling of Meetings

42,

a. Annuzl general meetings shall be held once each year, and in any avent
not more than thirteen months shall elapse between one annual general
meeting and the next.

b. General meetings other than annual general meetings shall be termed
special general meetings.

c. The strata council may, whenever it considers proper and shall on
requisition in writing by owners or mortgagees holding at least 25% of the
strata corporation’s votes, within twenty one days of the requisition;
convene a special general meeting, stating the reason(s) for the meeting
and limiting business to the items specified in the agenda.

-14-
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Procedures

43, a.

Notice of a general meeting shall be dispatched to all owners, tenants
and first mortgages who have nofified their interests to the strata
corporation twenty days before the date on which the meting is due to
take place. The notice is to give the date, place, and hour of that meefing
and detailing the business that is to be conducted, including all the
resolutions that it is intended to lay before the meeting.

Accidental omission to give notice to an owner, tenant or first mortgagee
or failure to receive a notice duly dispatched to an owner, tenant or first
mortgagee shall not invalidate the proceedings of the meeting.

At each annual general meeting all business, other than the election of
council members and the approval of the budget for the coming year,
shall be deemed to be ‘special’ and shall require approval by way of
special resolution and a ‘three-quarter’ vote as defined by the Act.

At a special general meeting, all resolutions will be ‘special’.

Business shall not be transacted at a general meeting unless a quorum is
present at the time the meeting is called to order.

One third of all persons being entitlied to vote being present in person or
as represented by proxy shall constitute a quorum,

If, within one half hour of the time appointed for a general meeting to
begin, a quorum is not present, the meeting shall stand adjourned. A
date, time and place for the meeting to reconvene must be promulgated
to al! owners within one week from the date on which the meeting was
adjourned.

If, when the meeting is reconvened, a quorum is not present within one
half hour of the time appointed for the meeting, those persons who are
entitled to vote who are present either in person or as represented by
proxy shall be deemed fo constitute a guorum.

Person to Preside at Meetings

4. a.
b.
c.
Voting
45 3.
b.
c.

The president of the strata council must preside aver annual and special
general meetings.

if the president of the strata council is unwilling or unable to act, the vice
president of the strata council must preside over the meeting.

If neither the president nor the vice president of the strata council
presides over the meeting, a president must be elected by the eligible
voters present in person or as represented by proxy from among those
persons entitled to vote who are present at the meeting.

At an annual or special general meeting, voting cards shall be issued to
eligible voters or their proxies.

At an annual or special general meeting, a vote is decided on a show of
voting cards, unless an eligible voter requests a precise count.

It a precise count is requested, the president must decide whether it will
be by show of voting cards or by roll call or by secret ballot or by some
other method.
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Proxies

48,

47.

. The outcome of each vote, including the number of votes cast for and

against the resolution if a precise count has been requested or is
necessary, must be announced by the president at the time of taking and
recorced in the minutes of the meeting.

If there is a tie vote at a general meeting, the president; or, if the
president ts unwilling or unabie to vote; the vice president may break the
tie by casting a second, deciding, vote.

An owner who is otherwise an eligible voter may not exercise his or her
vote for a strata lot, except on matters requiring a unanimous vote, if the
strata corporation is entitled to register a lien against that strata lot.

. When owners are entitled to successive interests in a strata lot, the owner

eniitled to the first interest is alone entitied fo voie.

. A person who is a trustee is entitled to exercise the vote for a strata lot:

the person beneficially interested may not vote.

A strata lot held in joint ownership is entitled to a single vote only.

In the case where the joint owners cannot agree on how to cast the vote
of that strata lot, such vote will be declared invalid.

Notwithstanding anything in this paragraph above, an election of council
members, or any other vote, must be held by secret ballot if such a batlot
is requested by any eligible voter.

. The instrument appointing a proxy shall be drawn up in the format

required by the Act, and to be considered valid must be signed by the
owner or by his or her attorney.

. The completion of the proxy form may be general, or it may be limited to a

particular meeting or a particular resolution: it may also include
instructions not to vote.

The proxy form may be held by any person nominated by the owner.
Notwithstanding the provisions above, where an owner's interest is
subject to a registered mortgage, and where the mortgage provides that
the power of vote conferred on an owner by the Act may be exercised by
the mortgagee, and where that mortgagee has given written notice of his
or her mortgage to the strata corporation, no instrument or proxy shall be
necessary to give the mortgagee the power to vote. The mortgagee shall
indicate his or her presence at the calling of the roli, and he or she, rather
than the owner shall be issued a voting card.

Participation by Other than Eligible Voters

Tenants and occupants may attend annual and special general meetings,
whether or not they are entitled to vote. It should be noted that, under the
provisions of the Act, certain tenants are eligible to vote at general
meetings: such tenants should make themselves known to the strata
corporation.

Persons, who are not eligible to vote, including fenants and occupants,
may participate in the discussion at general meetings, but only if they are
invited to do so by the president.
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C.

Persons, who are not eligible to vote, including tenants and occupants,
must leave a general meeting if they are requested to do so by a
resolution passed by a majority vote of the meeting,

Order of Business

48.

Prohibitions

49.

Notice

20.

The order of business at annual and special general meetings shall be as

follows:

a. certify proxies and corporate representation and issue voting cards;

b. determine that there is a quorum;

¢c. electa person to preside over the meeting, if necessary;

d. present to the meeting proof of notice of meeting or of waiver of notice:

e. approve the agends;

f. approve the minutes from the last annual or special general meeting;

g. deal with unfinished business;

h. receive reports of strata councit acfivities and decisions since the

m.

n.

4.

- previous annual general meeting, including reports from the committees,

if the meeting is an annual general mesting;

ratify any new rules or regulations made by the strata corporation under
the provisions of the act;

report on insurance coverage in accordance with section 154 of the Act, if
the meeting is an annual general meeting;

approve the budget for the coming vear in accordance with section 103 of
the Act, if the meeting is an annual general meeting;

deal with new business, including any matters about which notice has
been given under section 45 of the Act;

elect new members of the strata council, if the meeting is an annual
generai meeting;

terminate the meeting.

i a special resolution is passed by persons holding less than 50% of the
votes of the strata corporation, the strata council may not implement this
resolution untit a calendar week has elapsed, and if during this time
owners holding 25% of the strata corporation’s votes request in writing,
that the resolution be re-examined, then a special general meeting must
be convened for this purpose.

If at any meeting a member of the strata council should find him or herself
in a position of a conflict of interest, he or she must not only declare this
fact, but must also leave the room or other place of meeting whilst the
item that has given rise to the conflict is under discussion.

Uniess otherwise speclﬁcally stated in these bylaws, delivery of any
notice required to be given under the Act or under these bylaws shall be
considered to be well and sufficiently given if:

(1) it is mailed to the owner at the address of his or her strata lot; or
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(2) it is mailed to the address designated by the owner in accordance
with sub-section 5.a. above;

{3) it is left with the owner or some other adult person at his or her
strata lot.

b. A notice given by post shall be deemed to have been delivered forty-eight

hours after it has been posted.

c. An owner may, at any time in writing, advise the strata corporation of a

change of address to which nofice shall be given, and thereafter the
address specified shall be deemed fo be the address of the owner for the
purpose of giving of notica.

COMMON EXPENSES

51.

92,

a. Common expenses shall be allocated to all strata lots, and shall be borne

INSURANCE
a.

b.

by all owners in proportion to the Unit Entitlement of their respective
strata iots.

When parts of the common property have been designated as limited
common property, expenses attributable to the limited common property
which would not have been expended if the area had not been so
designated shall be borne by the owner(s) of the strata lot(s) entitled to
use the limited common property in proportion to the Unit Entitiement of
the strata lot(s).

At each annual general mesting, the strata corporation shall prepare a
budget for the following twelve-month period and, after the adoption of
this budget, all owners shali pay a2 monthly assessment in advance
calculated t0 meet the budgeted expenditure in accordance with sub-
sections 51.a. and b. above.

The strata corporation shall at all fimes maintain insurance on the
common property in accordance with section 149 of the Act.

The strata corporation may, at the discretion of the strata council, obtain
and maintain in force Director's Liability Insurance for members of the
strata council indemnifying the said members of the strata council against
any claim of damages arising as a result of any act taken by the strata
council or any member thereof in honesty and good faith in accordance
with sub-section 35.a. above. The cost of such insurance shall be
deemed to be part of the common expenses of the strata corporation and
shall form part of the annual budget.

An owner, tenant or occupant must carry his or her own insurance
sufficient to cover all household effects and personal property as well as
any and ail improvements made to the interior of a strata lof, which will
nof be covered by the palicy held under sub-section 52.a. above.

An owner shall pay the deductible on the strata corporation’s insurance
policy whenever a claim is made upon that insurance policy by the owner
of a strata lot. However, the strata council may, at their sole discretion,
after consideration of the facts and circumstances of each claim, waive
the requirement to pay the deductible, and in such cases the insurance
deductible shall be paid by the strata corporation,
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e. The strata corporation shall, upon the written request of an owner or

mortgagee of a strata lot, at a reasonable time produce to him or her, or
to a person authorized in writing by him or her, the insurance policies
affected by the strata corporation together with the receipts for the
payment of the last premium:.

An owner shall indemnify and save harmless the Strata Corporation from
the expense of any maintenance, repair or replacement rendered
necessary to the common property, limited common property, common
assets or to any strata lot by the owner's negligence or by that of an
owner's visitors, occupants, guests, employees, agents, tenants or a
member of the owner’s family, but only to the extent that such expense is
not reimbursed from the proceeds received by operation of any insurance
policy. In such circumstances, any insurance deductible paid or payable
by the Strata Corporation shall be considered an expense not covered by
the proceeds received by the Strata Corporation as insurance coverage
and will be charged to the owner.

VOLUNTARY DISPUTE RESCOLUTION

53. a. A dispute among owners, tenants, occupants, the strata council or any
combination of them, may be referred to a dispute resolution committee
by a party to the dispute, if;

(1) all parties to the dispute consent; and

(2) the dispute involves the Act, the Regulation or the bylaws or rules
and regulations.

b. A dispute resolution committee shall consist of sither:

(1) one owner of a strata lot nominated by each of the disputing
partics and one owner chosen to chair the committee by the
persons nominated by the disputing parties; or

(2) any number of persons consented to, or chosen by a method that
is consented to, by all disputing parties.

¢. The object of the dispute resolution committee is to help the disputing
parties to reach a voluntary agreement by making dispassionate and
unhiased recommendations to each party concerned.
GENERAL RESTRICTIONS
Buildings

Use of Strata Lots

54.

An owner, tenant or occupant shall not:

a.

b.

use his or her strata Iot for any purpose which may be injurious to the
reputation of the strata corporation;

undertake or do anything in any sitrata lot, on the common property or
limited common property that is contrary to any statute, ordinance, bylaw
or regulation of any government authority;

-19-

Upl oaded: Jul 19, 2011 Verified: Aug 12, 2011


StrataDocs
StrataDocs
This document was obtained from the StrataDocs System.  Its use is subject to agreed upon terms and disclaimers.

StrataDocs
StrataDocs
Uploaded: Jul 19, 2011 Verified: Aug 12, 2011


Its use is subject to agreed upon terns and discl ai ners.

Thi s docunent was obtained fromthe StrataDocs System

Windows

55.

breach any relevant rule, ordinance, bylaw or regulation of any municipal,
provincial or federal regulatory agency with respect to safety;

overioad any electrical circuit or undertake any action, or to permit such
action to be taken, as would increase the risk of fire or would affect the
terms of the sirata corporation’s fire insurance policy '
conduct any business activity of any kind from any strata lof, the common
property or limited common property, other than that which can be
conducted primarily over telephone or cable lines;

make, cause or produce undue noise, smell, vibration or glare in or about
any strata lot or the common property or limited commeon property or do
anything which would interfere unreasonably with any other owner, tenant
or occupant;

use any musical instrument, amplifier, TV set, sound reproduction
equipment or any other device within or about any strata lot, the common
property or limited common property such that it causes a disturbance or
interferes with the comfort of any other owner, tenant or occupant. and in
any case, particular care is to be taken to reduce noise levels to an
absolute minimum between the hours of 11.00 p.m. and 7.00 a.m.

give any keys, combination or other means of access to the common
property other than 0 an employee, coniractor, occupant or guest of the
strata lot pemitted by these bylaws.

An owner, tenant or occupant shall not:

a.

hang any sun drapes or other window coverings which are visible from
the exterior of the building except those which are of a neutral, off-white
colour;

cover any window with aluminum foil, paper, plastic or other similar items
except for,

) solar film of a clear, non-reflective material showing no colour

when viewed from the cutside: i.e., silver, gray, gold, blue and

bronze would not be acceptable; and
(2) the decorative fans professicnally made for semi-circular windows

Balconies, Patios and Courtyards

56.

An owner, tenant or occupant shall not:

a.

keep or store on his or her balcony, patio or courtyard material of any kind
with the exception of patio furniture, flower pots or planters and
barbecues: being always careful not to overload the balcony structure;
hang any laundry, clothing, bedding or cother items over any balcony
railings or from any line or apparatus erected on or suspended from any
balcony, deck, patio or courtyard so that such laundry, clothing or bedding
i$ visible from the exterior of the building;

feed pigeons, gulls or other birds, humming bird feeders being exceptad:
rabbits, squirrels, rodents or other animals from a strata iot or anywhere
on or in close proximity to the common property or any limited common
property;
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sub-gection 56.c. above shall not apply to a pet permitied to be kept in a
strata lot pursuant to these bylaws and the rules made hereunder, which
pet shall be fed only in a strata lot;

paint any exterior doors or balcony or patio walls and railings any colour
not approved by the strata council;

make moedifications to exterior doors, or make any permanent installation
on any baicony, patio, deck or courtyard that is not approved by the strata
council;

erect or install patio enclosures of any kind,

install an awning on a balcony without having first ¢btained the approval
of the sitrata council by submitting a written request, together with a
sample of the material to be used and a brochure or picture depicting the
completed installation: in any case, such an awning must not overhang
the front edge of the balcony.

Signs and Aerials

57

An owner, tenant or occupant shall not;

b.

erect or install on any part of a strata lot any ielevision antenna, radio
antenna or any other electronic receiving or transmitting device;

arect or install anywhere on the common property or limited common
property any satellite dish aerial, television antenna, radio antenna or any
other electronic receiving or transmitting device;

erect any sign, advertisement or notice on any strata lot, the common
property or limited common property, except for those permitted under
‘open house’' below.

Garages and Cars

58.

59.

An owner, tenant or occupant shall not:

a,

keep his or her garage door open except for the purpose of entering or
exiting by his or her motor vehicle(s). However, in conditions of
excessive heat, ventilation of the garage space may bhe obtained by
raising the garage door not more than two feet.

cause excessive noise by the use of a motor vehicle at any time and in
particular between the hours of 11.00 p.m. and 7.00 a.m.

carry out any oil changes, major repairs or adjustments fo motor vehicles
or cother mechanical equipment on common property or any limited
common property, except in the case of an emergency;

An owner, tenant or occupant must promptly and at his or her own expense
tlean up any oil or other substance which spills or leaks onte the common
property and if such cleaning is not properly done, the strata council can
order the necessary work o be done, and charge to the owner, tenant or
occupant concerned the cost of the work done.
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Garbage and Refuse

60.

61.

An owner, tenant or occupant shall deposit ordinary household refuse and
garbage from his or strata lot in the enclosure provided by the strata
corporation for this purpose, where such structures exist, and the owner,
tenant or occupant shall remove any materials other than ordinary househoid
refuse and garbage from the strata property plan at his or her own expense.

An owner, tenant or occupant shall not:

a. accumulate any garbage or refuse, or otherwise allow his or her strata lot
or the areas adjacent to it become untidy or a hazard to health;

b. make use of the storm drains to dispose of oil, paint, pesticides or any
other hazardous substance.

Floor Coverings

82.

63.

Parking
64,

An owner shall not replace any existing floor coverings with a material
different from that which already exists without the prior approval of the strata
council.

An owner who has or installs hard floor surfaces such as hardwood floors or
tile in his or her strata iot must take all reasonable steps to satisfy noise
complains from neighbors, including without limitation, ensuring that no less
than 60% of such hard floor surfaces, excepting only kitchens, bathrooms,
and entry area are covered with area rugs or carpet and avoiding walking on
such flooring with hard shoes.

a. Owners, tenants or occupants and visitors shall park their cars and/or
motor-cycles and bicycies only in thase spaces specifically designated for
their use: for owners, tenants or occupants this space is the garage.
Notwithstanding the prohibition in this section 64(a), any owners,
occupants or fenants residing in units with a single car garage may park a
second vehicle in the driveway leading to their single vehicle garage
{providing a vehicle is parked in the garage). '

b. No owner, tenant or occupant shall park or permit to be parked on the
common property, limited common property or in the driveways to their
own units, any recreational vehicle, motorhome, commercial vehicle, boat
or trailer.

¢. Notwithstanding the prohibitions in sub-section 64.b. above, an owner,
tenant or occupant may park a recreational vehicle, motorhome or trailer
on the common property for the purposes of loading and unloading,
provided always that:

(1) the vehicle or trailer concerned does not impede access to any
other strata lot; and

(2) the vehicle or frailer does not remain parked for a period longer
than twenty-four hours.
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. Visitor parking is marked and is for the use of visitor's and/or tradesmen's

vehicles only.

No owner, tenant or occupant shall permit any visitor or guest to park any
vehicle in any area designated for visitor parking for more than thirty days
in any fwelve-month period without the prior approval of the strata council
given in writing.

Owners’, tenants' and occupants’ guests and visitors are permitted {o
park in front of the strata lot being visited for a period of not more than
four hours, provided always that:

(1) not more than one vehicle per strata lot is parked in this manner;
and
(2) access to neighbouring strata lots is not impeded.

. There shall be no derelict vehicles parked anywhere on the common

property or limited common property. A derelict vehicle shall be defined
as:

(1) one which is not licensed; or
(2) one that is not presently roadworthy; or
(3 one that is, in the opinion of the strata council, unsighily.

Garden Planting and Maintenance

65.

a. Within the specific and reasonable limits listed below; which limitations

have the purpose of promoting, developing and maintaining a decorous
and harmonious landscaped environment for ail to enjoy; owners, tenants
or occupants are encouraged to take an interest in the common property
immediately adiacent to thair homas, This nart of the commen pronerty is

defined as follows:

(1) those garden areas on either side of the entrance gate and
immediately adjacent to the courtyard wall;

(2)  those areas between garages, by mutual consent between the two
heighbours concerned

(3) a three-foot strip outside the patio railings

{4) the areas adjacent to the front entrances of the lower units, upon
agreement between the owner, tenant or occupant and the strata
council.

In the case of sub-section 65.1.(4) above, an owner, tenant or occupant
of a strata lof which does not have an enclosed courtyard shall not place
planters or other such items or equipment within any part of the common
property or any limited common property unless, in the opinion of the
strata council, such planters, items or equipment are in Keeping with the
balance of the development in terms of design, quality, proportion and
colour.

Plantings by individual owners, fenants or occupants on the areas
detailed in sub-section 65.a. above, shall be limited to the following:

(1) flowering plants or evergreen shrubs
(2) annuals and perennials
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d. Vegetabiles shall not be planted on the common property.
e. The maximum height of any planting shall be:

(1)  the level of the top of the wall surrounding the courtyard at the
front entrance; and

(2) the height of either the lower balcony or patio railings on the
northern faces of the buildings

(1) the owner, tenant or occupant who planis in accordance with sub-
sections 65.1., b. or c. above, and subsequent occupiers of the
building, will be fully responsible for the care and maintenance of
these plantings, including weeding, pruning, trimming and
watering

{2) If these areas are not propetly maintained and if, as a result, a
complain is lodged in writing, the strata council will serve notice to
the owner, tenant or occupant concerned that the plantings are to
be tidied up; and if, after having been given two weeks writien
notice, the plantings have stil not been brought up to an
acceptabie standard, the strata council will instruct the gardening
contractor to remove the plants, and will charge the cost of the
work to the person concerned.

. Owners, tenants or occupants may plant to their own requirements within

the courtyard, but shall not:

(1) plant any tree or shrub which may grow to such a height as wouid
impeded the view of the water from another strata lof;

(2) permit any tree or shrub to interfere in any way with the walls,
eaves or drainage system, or other pipes or cables of their own or

e -
their naighbours’ strata lot(s).

In the event of a written complaint from an owner or an employee of the
strata corporation who believes that an owner, tenant or occupant is in
confravention of sub-section 65.g. above, the strata council shall instruct,
in writing, such owner, tenant or occupant to remedy the problem.

If, after a period of fifteen days, the problem has not been rectified, the
strata council may instruct a coniractor to carry out the work and all costs
of such work will be charged to the owner, tenant or occupant concerned.

Save as permitied under sub-section 65f. above, no owner, tenant or
occupant may lop, trim, prune, fell or top any tree or shrub growing on the
common property.

Upon written request, the strata council may order a free or shrub to be
fopped or felled if:

(1) suich action is necessary for reasons of safety, or
(2) such tree or shrub is: -

(a) obstructing the water view from the ‘Venetian' style window
on the upper floor; and

(b) lies within an arc of 50°, measured from the centerline of
that window.

In both cases listed in sub-section 65.k. above, the strata council wilf
require an ‘on site’ inspection before deciding what action to take.
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m

Barbeguing

66, a.

b.

c.

d.

e.

Open House
67.

b.

c.

Waterbeds

68, a.

b.

. the strata council can not guarantee a water view from the low windows

or for the lower units, but any written request from an owner of a iower
unit will be considered, taking into account the individual circumstances of
each case.

There shall be no barbequing anywhere on the common property or any
limited common property without the approval of the strata council.

A barbeque, hibachi or other like cooking device shall not be used on a
balcony, deck or patio unless such barbeque, hibachi or cooking device is
powered by propane or electricity and such propane or electrically
powered barbeques, hibachis and other light cooking devices shall not be
used except in accordance with rules made by the strata corporation from
time to time.

Propane gas tanks or containers are not to be stored in garages or any
other internal area.

Care is to be taken in the maintenance of barbeques and other cooking
devices so as to minimize odour and smoke.

if a series of complaints is received by the strata council in relation to the
use of a particular barbeque, the strata council shall investigate these
complaints and may, at its sole discretion, deny any further barbeque
priviieges to the owner, tenant or occupant concerned; and should the
offence persist thereafter, such owner, tenant or occupant will become
liable to a fine as is provided for in these bylaws.

In the event that an owner or his or her agent wishes to hold an ‘open house’,
the following shall appiy:

a. there shali be no ‘For Sale’ signs posted other than that which may be

placed on the signboard at the main entrance to Port Royale. This sign is
fo be of the size, shape and style approved by the strata council;

an owner shall not erect, place, allow, keep or display signs, billboards,
advertising mafter or displays on the common property or any limited
common property or in or gbout any strata lot in any manner which may
make such signs or other notices visible from the exterior of the strata lof;
an owner or his or her agent shall be permitted to place ‘open house’
signs at the main entrance and on the common property for a maximum
of four hours at a time, not more than twice in each week.

Waterbeds must be of quality construction, and owners of waterbeds will
be held responsible for any damage arising to common property or
another strata lot as a result of either spillage or leakage from the
waterbed or the overstraining of any structure.

Owners, tenants or occupants installing a waterbed shall carry the
appropriate waterbed insurance coverage and shall, on request, provide a
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copy of such an insurance policy to the strata council or to the
management company employed by the strata corporation.

Christmas Lights

69, a. Christmas lights, lighted crnaments or other Christmas decorations may
be hung or positioned at any time on or after the 1% of December of each
year, and must be removed or taken down on or by the 15" of January of
the following year.

b. All Christmas lights and lighted ornaments must be in good condition and
are not to present a potential fire hazard through frayed wiring, short
circuits or other electrical faults.

c. No Christmas lights, lighted ormaments or other Christmas decorations
are to be placed on any part of the roof of any building, nor on any part of
the common property, with the exception of those parts of the common
property being maintained by owners and tenants under the provision of
Bylaw 65.a.

RESIDENCY

70. No owner, tenant or occupant of a strata lot shall permit any person under the
age of nineteen years to ordinarily reside in such strata lot, provided that:

a. this restriction shall not prevent a person under the age of nineteen years
from residing in a strata lot on a periodic basis, provided that such a
period or combination of periods is not longer than sixty days in any
calendar year; and

b. this bylaw is not applicable to those strata lots that are rented in
accordance with the provision of the Residential Act.

71. In no case shall a one-bedroom strata lot be occupied by more than two
persons; nor a two-bedroom lot be occupied by more than three persons; nor
a three-bedroom or more strata lot be occupied by more than four persons.
Nevertheless, the strata council may, at its sole discretion, waive the
requirements of this bylaw in cases of hardship or need.

RENTAL RESTRICTIONS

Number of Rental Units

72.  Subject to the provisions of this bylaw strata iots shall be owner-occupied
only, with the following considerations and exceptions, as laid out below,

73. At any given time up to four strata iots may be ieased for terms of not less
than one year.

Procedures

74. Before Renting

a. Any owner wishing to lease or rent his or her strata lot shall apply o the
strata council in writing. Upon receipt of any application, the strata
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council shall advise the applicant whether any rental vacancies are
available.

In approving any rental, the strata council shall consider all applications
and shall act in what members consider to be the best interests of the
strata corporation as a whole.

The strata council reserves the right to advise all owners of any
application in order that other owners may alss apply if they so desire.

No owner shall be entitled to priority based on having received permission
to rent or lease in the past or on the basis of the date or time of
application.

Upon acceptance of an apptication to rent, an owner must enter into a
iease of a strata lot within six months from acceptance by the strata
council of such owner's application or the acceptance will be
automatically revoked.

Any owner living outside the local dialing area wishing to rent or [ease his
or her strata lot must utilize the services of a professional property
management company approved by the strata council.

75.  After Entering into a Rental Agreement

Exceptions

The owner shall ensure that the tenant is properly apprised of the bylaws
currently in force, and any rules and regulations promulgated by the strata
corporation, and will deliver to the management company employed by
the strata corporation a properly executed Form ‘K’ prior to the tenant
taking up residence in the strata corporation.

The owner shali also ensure that the tenant is aware that in no case may
he or she sub-let or otherwise assign his or her tenancy; and is to ensure
that the rental agreement confains a clause to this effect.

The owner shall advise the management company employed by the
strata corporaticn of;

)] the name of the tenant _
{2) the address and telephone number where the owner may be
contacted during his or her absence.

An owner may continue to lease his or her strata lot until the earier of the
date such owner moves into the strata lot to take occupancy and the date
the strata lot is sold by the owner to a third party.

76. Notwithstanding Paragraph 72 above, where cases of undue physical or
financial hardship of a personal nature arise, the owner may make a written
reguest to the strata council for permission to rent a strata lot for a limited
period of time, and where the strata council has been provided with evidence
that undue hardship will result if limited rental approval is not given the strata
council shall not unreasonably withhold permission for a limited rental,

77. These bylaws do not apply to prevent the rental of a strata lot to a member of
the “family” of the owner, meaning:

a. the spouse of an owner

27-

Upl oaded: Jul 19, 2011 Verified: Aug 12, 2011


StrataDocs
StrataDocs
This document was obtained from the StrataDocs System.  Its use is subject to agreed upon terms and disclaimers.

StrataDocs
StrataDocs
Uploaded: Jul 19, 2011 Verified: Aug 12, 2011


Its use is subject to agréed upon terms and di scl ai mers.

Thi s docunent was obtained fromthe StrataDocs System

b.
[+

a parent or child of the owner; or
a parent or child of the spouse of the owner.

Legal Provisions

78.

a.

For the purpose of the interpretation of these bylaws, the following shall
be deesmed to be alease or rental:

(M any agreement, including a registered agreement for sale, lease
with option to purchase or conveyance with agreement to
recovery, the substance and effect whereof is intended to provide
for the occupancy of a strata lot and which is intended to
circumvent any restrictions on rentals as in herein contained; and

2) any assignment of any existing lease or tenancy agreement or
sub-letting of an existing lease,

The strata corporation hereby nominates the strata council as its Attorney
of Fact for the purpose of giving nofice to any tenant occupying any strata
lot who is in contravention of these bylaws.

The strata corporation is entitied to impose a fine of up to $500.00 (five
hundred dollars) as detailed by paragraph 37 above, for a contravention
of the rental bylaws, and may impose such fine for a continuing
cohtravention every seven days.

The owner concerned shall be solely responsible for all costs associated
with any action taken by the strata councit to enforce the provisions of

these bylaws, including, without restricting the generality of the foregoing, .

all tegal costs on a solicitor own client basis.

Furnished Rentals

b.

Nothing in these bylaws shall restrict an individual owner from leasing or
renting his or her strata ot for the purpose of a bana fide vacation or a
sabbatical, once each calendar year for a period not in excess of six
months, provided that the aforesaid sirata lot is rented fully furnished and
that such rental is for the purpose of a bona fide vacation or sabbatical.

Any owner renting or otherwise allowing occupancy of his or her strata lot
fully furnished for a period of more than thirty days shall provide the
management company employed by the strata corporation with a Form

‘K, confirming that their tenant or occupant has received a copy of, and -

will abide by, these bylaws.

LEGAL ACTION

80.

a.

The strata corporation may recover from an owner, tenant or cccupant by
an action for debt in a court of competent jurisdiction money, which the
strata corporation is required to expend as a result of an act or omissicn
by such owner, tenant or occupant or his or her employees, agents or
visitors.

The strata council may apply for an injunction or a declaratory order {0
prevent continued breaches of these bylaws and the costs of so doing,
including solicitors costs on 2 solicitor own ¢lient basis, shall he the
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responsibility of the owner contravening these bylaws or of the owner of
the strata ot where the contravention took place.

The Strata Corporation may proceed under the Small Claims Act, without
further authorization by the owners, to recover from an owner or other
person, by an action in debt in Small Claims Court, the money owing fo
the Strata Corporation, inciuding money owing as administration fees,
bank charges, fines, penalties, interest or the costs, including legal costs
of remedying a contravention of the bylaws or rules and to recover money
which the Strata Corporation is required to expend as a result of the
owner's negligence or by that of an owner's visitors, occupants, guests,
employees, agents, tenants or a member of the owners family.

CORPQORATE COMMON SEAL

81.

The strata corporation shall have a Common Seal, which shall not be used
except by the authority of the strata council previously given; and in the
presence of the strata council, or at the least two members of it, who shall
sign every instrument to which the Common Seal is affixed.

TERMS AND DEFINITIONS

82.

The following terms and definitions shall be held to apply throughout these
bylaws, wherever they appear:

a. The Act.
~ The words ‘the Act' shall be taken as referring to the Strata Property Act

of the Province of British Columbia brought into effect on the First day of
July, Anno Domini 2000,

. Majority Vote.

An ordinary resolution shall be passed by a ‘majority vote’, which shall
mean 50% plus one vote of the votes cast at a properly convened general

meeting of the strata corporation by all persons entitled to vote under the
provisions of the Act or these bylaws, present at the meeting either in .

perscn or as represented by proxy.

Three-quarter Vote.

A special resolution must be passed by a ‘three-quarter vote’, which shail
mean 75% of the effective votes cast at a properly convened general
meeting of the strata corporation by all persons entitled to vote under the
provisions of the Act or these bylaws, present at the meeting either in
person or as represented by proxy. :

. Notice.

The word ‘notice’ shall be taken as including any notice, request,
statement or other document required or permitted to be given by the
strata corporation to the owner of a strata lot.

SEVERABILITY

83.

For the purpose of interpretation of these bylaws, each paragraph and sub-
paragraph or sub-section shall be deemed to be a separate bylaw and should
any of the aforesaid paragraphs, sub-paragraphs or sub-sections be heid by
any competent court of jurisdiction or by any arbitrator be deemed to be
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unenforceable, then such paragraph, sub-paragraph or sub-section shall be
deemed to be severable and the remaining paragraphs, sub-paragraphs or
sub-sections of any bylaw so affected shall be given the broadest
interpretation possible and shall not be deemed to be void or unenforceable
as a result of such findings.

BINDING EFFECT

84.  For the purpose of implementation of the bylaws, it is acknowledged and
agreed by all owners that the bylaws contained within this document
constitute a contract inter se between the owners, and shall be binding upon
each of the individual owners and their heirs, administrators, successors and
assigns as the case may be as if executed and delivered to such parties.

The Strata Corporation
The Port Royale Estates
6880 Wallace Drive
Brentwood Bay

British Columbia

This document consists of five introductory pages numbered thus -i-, and thirty pages of
text numbered thus -1-. There are no annexes.
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