
STRATA PROPERTY ACT FILING 
PROVINCE OF BRITISH COLUMBIA PAGE          OF          PAGES 
 

 Your electronic signature is a representation by you that: 
 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. 

 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; 
 the original of the supporting document is in your possession; and 
 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) 
 
 
 
 
 
 
 
 Deduct LTSA Fees?  Yes 
                                                                                                                                                                                                       
 
2. IDENTIFICATION OF ATTACHED STRATA PROPERTY ACT FORM OR OTHER SUPPORTING DOCUMENT: 

  LTO Document Reference: 

 
3. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND: 

[PID] [LEGAL DESCRIPTION] 
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STRATA PROPERTY ACT FILING 
PROVINCE OF BRITISH COLUMBIA PAGE          OF          PAGES 
 

 Your electronic signature is a representation by you that: 
 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. 

 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; 
 the original of the supporting document is in your possession; and 
 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) 
 
 
 
 
 
 
 
 Deduct LTSA Fees?  Yes 
                                                                                                                                                                                                       
 
2. IDENTIFICATION OF ATTACHED STRATA PROPERTY ACT FORM OR OTHER SUPPORTING DOCUMENT: 

  LTO Document Reference: 

 
3. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND: 

[PID] [LEGAL DESCRIPTION] 
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STRATA PROPERTY ACT FILING 
PROVINCE OF BRITISH COLUMBIA PAGE          OF          PAGES 
 

 Your electronic signature is a representation by you that: 
 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. 

 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; 
 the original of the supporting document is in your possession; and 
 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) 
 
 
 
 
 
 
 
 Deduct LTSA Fees?  Yes 
                                                                                                                                                                                                       
 
2. IDENTIFICATION OF ATTACHED STRATA PROPERTY ACT FORM OR OTHER SUPPORTING DOCUMENT: 

  LTO Document Reference: 

 
3. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND: 

[PID] [LEGAL DESCRIPTION] 
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STRATA PROPERTY ACT FILING 
PROVINCE OF BRITISH COLUMBIA PAGE          OF          PAGES 
 

 Your electronic signature is a representation by you that: 
 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. 

 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; 
 the original of the supporting document is in your possession; and 
 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) 
 
 
 
 
 
 
 
 Deduct LTSA Fees?  Yes 
                                                                                                                                                                                                       
 
2. IDENTIFICATION OF ATTACHED STRATA PROPERTY ACT FORM OR OTHER SUPPORTING DOCUMENT: 

  LTO Document Reference: 

 
3. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND: 

[PID] [LEGAL DESCRIPTION] 
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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 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. 
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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, 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; 

b. 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; 

c. 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; 

d. 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; 

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

f. 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; 

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 

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 another strata lot; 

O
r
d
e
r
e
d
 
B
y
:
 
R
o
n
 
N
e
a
l
 
o
f
 
R
E
/
M
A
X
 
A
l
l
i
a
n
c
e
 
o
n
 
F
e
b
 
2
0
,
 
2
0
1
9

Su
pp

lie
d 

to
 S

tra
ta

D
oc

s 
on

 2
01

1/
12

/1
9

O
rd

er
ed

 b
y 

R
on

 N
ea

l o
n 

20
19

/0
2/

20

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



5 
 

(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 bylaws, or insure under section 149 of the Act. 

 
Pets 

   
4.  a. An owner, 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 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. 
 

b. 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). 

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

d. 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. 

e. 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. 

f. 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 
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. 
 

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. 

h. 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  

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. 

b. 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. 

c. 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. 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. 
 

b. 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. 

c. 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. 

d. 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. 

c. 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 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. 

 

b. 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. 

c. 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. 

d. 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. 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 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), 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. 

 
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) the exterior of a building; 
(3) chimneys (but excluding routine cleaning), stairs, balconies and other 

things attached to the exterior of a building 
(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 one 
other strata lot or lots. 

 

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

a. a deck 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. 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 
 

11. 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. 

 

12. The strata corporation may: 
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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 corporation considers fit;  

c. 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 mortgage 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; 

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 provision of amenities or 
services by it to the strata lot or to the owner; 

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 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. 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; 

c. 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. 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. 

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 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.  
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. 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.   

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

c. 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. 

d. 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.   

 
Officers 
 
 21. a. 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.   

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

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 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 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 
(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: 
 

(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.   
 

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: 

 

(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; 
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(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.  

 

d. 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. 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 
 
 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: 

 

a. a copy of the Strata Property Act and Regulation; 
b. a copy of changes to the bylaws, and any rules or regulations presently in force; 
c. a copy of special and 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; agreements for sale, leases; easements and rights of way; 

e. 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; 

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. a copy 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. 
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 30. In addition, the strata council shall: 
 

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

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 Restrictions 
 
 31. a. 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. 

b. 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. 

c. 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. 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. 

b. 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. 

 

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. 
 
 33. 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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b. whether a person should be fined, and, if so, the amount of the fine. 
 

34. 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.   

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 appointed or had duly continued in office.    

 
ENFORCEMENT OF BYLAWS AND RULES 
 
Responsibilities 
 
 36. 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 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. 

 
Fines 
 

37. The strata council can fine an owner, tenant or occupant a 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. 

 
38. 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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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. 

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.   

 
Procedures 

 
43. a. 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. 

b. At a special general meeting, all resolutions will be ‘special’. 
c. Business shall not be transacted at a general meeting unless a quorum is 

present at the time the meeting is called to order. 
d. One third of all persons being entitled to vote being present in person or as 

represented by proxy shall constitute a quorum. 
e. 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.   

f. 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. a. The president of the strata council must preside over annual and special general 

meetings. 
b. 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. 
c. 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. 

 
Voting 

 
45. a. At an annual or special general meeting, voting cards shall be issued to eligible 

voters or their proxies.   
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b. 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. 

c. 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. 

d. 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. 

e. 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. 

f. 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. 

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

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

i. A strata lot held in joint ownership is entitled to a single vote only. 
j. 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. 
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 ballot is 
requested by any eligible 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 or 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.   

c. 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 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 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; 

l. 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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(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. 
 

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 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. 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. 
b. 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). 

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. 

 
INSURANCE 
 
 52. a. The strata corporation shall at all times maintain insurance on the common 

property in accordance with section 149 of the Act. 
b. 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. 

c. 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. 

d. 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. 

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. 
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f. 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 

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 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. 

 

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

b. 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; 

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

d. 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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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; 

f. 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; 

g. 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. 

h. 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. 

 
Windows 

 
55. 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; 

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 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; 

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 or 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 limited 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, patio, deck or courtyard that is not approved by the strata council; 

g. 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. 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; 

 
 59. 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 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. 

 
 61. 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. 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 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: 

 

(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. 
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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: 

 

(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 
(4) the areas adjacent to the front entrances of the lower units, upon 

agreement between the owner, tenant or occupant and the strata council. 
 

b. 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.   

c. 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 
 

d. Vegetables 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 

 

f. (1)  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.   

 

g. 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 would 

impeded the view of the water from another strata lot; 
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(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). 

 

h. 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. 

i. 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. 

j. 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. 

k. 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. 

 

l. 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. 

m. 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. 

 
Barbequing 
 
 66. a. There shall be no barbequing anywhere on the common property or any limited 

common property without the approval of the strata council. 
b. 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. 

c. Propane gas tanks or containers are not to be stored in garages or any other 
internal area. 

d. Care is to be taken in the maintenance of barbeques and other cooking devices 
so as to minimize odour and smoke. 

e. 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. 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; 

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; 

c. 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 
 
 68. a. 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. 

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 
 
 69. a. Christmas lights, lighted ornaments or other Christmas decorations may be hung 

or positioned at any time on or after the 1st of December of each year, and must 
be removed or taken down on or by the 15th 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 

b. 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-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. 

   
 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 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 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 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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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. 

 
 75. 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 
rental 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. 

 
Exceptions 
 
 76. 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. 

 
 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 
b. a parent or child of the owner; or 
c. 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: 
 

(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 of any existing lease or tenancy agreement or sub-letting 
of an existing lease. 

 

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. 

c. 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. 

d. 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. 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. 

b. 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. 

b. 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. 

c. 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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