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	PREAMBLE

These bylaws bind the strata corporation and the owners, tenants, and occupants to the same extent as if the bylaws had been signed by the strata corporation and each owner, tenant and occupant; and contain covenants on the part of the strata corporation with each owner, tenant and occupant; and on the part of each owner, tenant and occupant with every other owner, tenant and occupant; and with the strata corporation, to observe and perform their provisions.

	

	DEFINITIONS

	IN THESE BYLAWS: the following terms shall have the definitions provided by Section #1 of the Strata Properties Act of British Columbia except that each of the terms has the expanded or additional meaning as set out below.

	owner
	shall mean “a person shown in the register of a land titles office as the owner of a free hold estate in a strata lot.”

	guest 
	shall mean “a person who is a temporary caller or visitor to a strata lot during a period of time when the resident-owner or resident-tenant of the strata lot is at home and in residence at the same strata lot.“

	visitor
	shall mean “a person who is a temporary caller or guest to a strata lot during a period of time when the resident-owner or resident-tenant of the strata lot is at home and in residence at the same strata lot.”

	occupant
	shall mean “a person, other than an resident-owner or resident-tenant, as described in these bylaws, who occupies and possesses a strata lot, for a period of time that exceeds 24 hours, when the legal owner or legal tenant of the strata lot is not also a resident of the same strata lot.”

	tenant
	shall mean “any person who rents, occupies, or possesses all or part of a strata lot by way of a valid tenancy agreement that has been properly executed by the owner of the strata lot and conforms to the provisions of these Bylaws and the Strata Property Act of British Columbia.”

	resident
	as described in these Bylaws, resident shall mean “any person who abides or dwells in a place for some time. The definition may include: owners, tenants, occupants, guests, visitors, wives, husbands and children of owners, or employees of a an owner, tenant, or occupant.”


	


	DIVISION # 1: COMPLIANCE AND ENFORCEMENT OF BYLAWS AND RULES

	1.0
	Bylaw provisions are deemed independent and severable

	1.1
	The provisions hereof shall be deemed independent and severable and the invalidity in whole or in part of any bylaw does not affect the validity of the remaining bylaws, which shall continue in full force and effect as if such invalid portion had never been included therein.

	2.0
	Compliance with Bylaws and Rules

	2.1
	All owners, tenants, residents occupants and visitors must comply with the bylaws and rules of the strata corporation, as adopted from time to time.

	2.2
	It is the responsibility of residents to inform their guests of any bylaws and rules that may apply to them while they are visiting the resident.

	3.0
	Fine for contravention of a bylaw or rule

	3.1
	An owner or a tenant of a strata lot shall be subject to a fine if the owner or the owner’s tenant, or a resident, occupant or visitor to the strata lot is found to be in contravention of a bylaw or rule.

	3.2
	Where it is established that there has been a contravention of a bylaw or rule, the fine specified by the bylaw or rule will be applied in accordance with provisions of section 135 of the Strata Property Act and sections 3.1 and 5.1 of these bylaws.

	3.3
	The fine shall be charged to the account of the owner or tenant of the strata lot when, in the opinion of strata council, provisions of section 135 of the Strata Property Act, and sections 3.1 and 5.1 of these bylaws, have been fully complied with, and

	
	a)
	at that time, the owner or tenant shall be notified in writing and advised that payment is due and payable on the first day of the month next following.

	3.4
	The strata corporation may, at its discretion, elect to collect all or part of the fine from the tenant if the contravention results from actions by a tenant or an occupant or visitor to the tenant’s strata lot.

	4.0
	Owner liable for legal costs

	4.1
	Should the strata corporation be required to undertake any legal action or arbitration, or seek legal advice with respect to a breach of the Strata Property Act, the Strata Property Regulations, the bylaws or rules or any amendments thereto, by an owner, tenant or occupant of any strata lot, the owner or tenant of the strata lot shall be responsible for, and shall pay all of the strata corporation’s legal costs incurred on a solicitor and own client basis.


	
	

	5.0
	Administrating fines and remedying a contravention.

	5.1
	On receipt of a complaint or report of a violation of a  bylaw or rule, strata council will record the details, and the details of all subsequent actions or events related to the report,  and:

	
	a)
	if feasible, a member of strata council or person with authority delegated by strata council, shall personally contact the owner or tenant of the strata lot concerned to communicate details of the complaint or report, obtain a response, and

	
	b)
	if personal contact is not possible, or if the matter is not resolved by the personal contact, immediately follow-up with a written notice allowing fourteen (14) days for a response or a request for a hearing with strata council, and

	
	c)
	if requested, council shall schedule a meeting at a mutually agreeable time and place, within fourteen (14) days of receiving the request, and 

	
	d)
	as soon as feasible, but not longer than seven (7) days after the hearing or fourteen (14) days after receiving a response to the written notice referred to in section 5.1(b), notify the owner or tenant of strata council’s decision in the matter, and

	
	e)
	if strata council’s decision [section 5.1(d)] confirms that a contravention has taken place, set a specific time and date for compliance, and

	
	f)
	if the contravention continues after the date set for compliance or is repeated within 30 days of that date, immediately impose a fine, or fines, as set out in these bylaws, and 

	
	g)
	add the amount the fine plus all costs to repair or remedy the contravention, and any subsequent fines for a continuing contravention of the same problem as provided for in section 6.1, to the owner or tenant’s account, and so advise the owner or tenant in writing, and

	
	h)
	take action to secure and collect unpaid amounts, as provided for by these bylaws and the Strata Property Act.

	6.0
	Continuing contravention

	6.1
	If an activity or lack of activity, that constitutes a contravention of a bylaw or rule, continues after applying the provisions set out in section 5.0, subsection 5.1, paragraphs (a) through (h) of these bylaws and Section 135 of the Strata Property Act, additional fines of the same amount shall be imposed every seven (7) days without the need for further hearings, meetings or correspondence with the owner or tenant.


	
	

	DIVISION # 2: DUTIES OF OWNERS, TENANTS, OCCUPANTS AND VISITORS

	7.0
	Shall inform strata corporation

	7.1


	Within two weeks of becoming an owner, an owner must inform strata corporation of the owner’s name, strata lot number, telephone number, mailing address (if any) outside the strata plan, and the names of all full-time and/or part-time occupants of the strata lot. 

	7.2
	An owner of a strata lot, within seven (7) days of the commencement of a tenancy agreement with respect to the strata lot, must provide to the strata corporation a fully completed “Form K”, as specified by the Strata Property Act.

	7.3
	On request by the strata corporation, the tenant of a strata lot must inform the strata corporation of his or her name and telephone number and the names of all full-time and/or part-time occupants of the strata lot. 

	8.0
	Payments of amounts due to strata corporation

	8.1
	Strata fees must be paid by an owner on or before the first day of the month to which the strata fees relate.

	8.2
	Resolutions approving special levy payments and/or installments shall specify that payment is due on the first day of the month in which the spending of the funds will begin, and payment must be made on or before the due date set by such resolution and approved at an annual or special general meeting.

	8.3
	Requests for reimbursement of costs paid by the strata corporation in relation to a work order issued against the owner’s strata lot by a local authority, and properly applied as required by the Strata Property Act, must be paid on or before the first day of the month following the month in which the written request is made by the strata corporation.

	8.4
	Requests for payment of an owner’s share of a Legal Judgment against the strata corporation, must be paid on or before the first day of the month following the month in which the written request is made by the strata corporation.

	8.5
	Additional charges including, interest charges, fines authorized by these bylaws, the cost of remedying the contravention of a bylaw, banking charges, filing costs, legal expenses and other expenses incurred by either the strata corporation to enforce these bylaws, as they may be amended from time to time, or any rule which may be established from time to time by the council pursuant to the Strata Property Act or these bylaws, shall be charged to the owner or tenant of the subject strata lot and shall be due and payable on the first day of the month next following


	9.0
	Interest charged on amounts unpaid after due date. 

	9.1
	An interest charge of 0.8333 of 1% (10% annual rate) will be applied on the last business day of each month to all amounts described in sections 8.1, 8.2, 8.3, 8.4, 8.5, that are due on or before the first day of the month and unpaid on the last business day of the same month.

	9.2
	Interest charges on past due amounts as specified in section 9.1, will be kept segregated and identified separately in the accounting, billing and collection process.


	9.3
	Notwithstanding section 9.1 strata council may, on receipt of a specific, written request, and in the interest of fairness, authorize waiver of the interest charged for a specific month or a specific outstanding amount of interest.

	10.0
	Lien filed to secure past due amounts

	10.1
	A lien will be automatically filed against the owner’s strata lot when;

	
	a)
	strata fees (section 8.1) are owing for two months or longer, or when

	
	b)
	amounts owing for special assessments (8.2), or for requests for reimbursement of work order costs (8.3) or for an owner’s share of a Legal Judgement (8.4)  are owing for two months or longer.

	11.0
	Collection of Past Due Amounts

	11.1
	Legal action, to effect collection of past due amounts, including those secured by a lien (section 10.1), shall be initiated at the discretion of strata council when;

	
	a)
	in the opinion of strata council, the amounts owing or the circumstances warrant such action, or 

	
	b)
	at the time that the strata lot is conveyed and the strata corporation is required to file a “Form F” as prescribed by the Strata Property Act .

	11.2
	Notwithstanding subsection 11.1 (a) before legal action is taken, a final demand requesting payment in 10 days will be sent to the owner or tenant and, if payment is not received in 10 days, the matter will be referred to the strata corporation’s lawyer and the lawyer’s standard non-reversible collection fee will be immediately charged to the owner’s account.

	12.0
	Proceed Under Small Claims Act

	12.1
	Pursuant to section 171 (4) of the Strata Property Act, the strata corporation may proceed under the Small Claims Act (British Columbia) against an owner or other person to collect money owing to the strata corporation, including amounts owning for fines or interest charges and reasonable costs and disbursements for enforcing a lien and effecting collection, without requiring authorization by resolution passed by a three quarter vote. 


	
	

	DIVISION # 3: USE OF A STRATA LOT 

	13.0
	Use of a strata lot 

	13.1
	A strata lot must be used exclusively as a private dwelling for one family which may include one live-in housekeeper or nurse.

	13.2
	An owner, tenant, occupant or visitor must not use a strata lot, the common property or common assets in a way that is illegal, or 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.

	13.3
	A strata lot must not be occupied by a person or persons who are under the age of 19, unless the owner of the strata lot or legal tenant of the strata lot is also a full-time occupant of the same strata lot.

	13.4
	Owners found to be in contravention of sections 13.1, 13.2 or 13.3 shall be subject to a fine of $200.00 applied in accordance with provisions of section 135 of the Strata Property Act and sections 3.1 and 5.1 of these bylaws.

	14.0
	Leasing or renting a strata lot

	14.1
	Owners are prohibited from renting or leasing their strata lots, except that

	14.2
	The first owner (following the owner/developer) shall be permitted to rent or lease a strata lot, subject to the following conditions:

	
	a)
	the owner shall use the management company engaged by the strata corporation to lease and manage the strata lot unless the owner is a full-time resident in another strata lot of the strata corporation, and

	
	b)
	rental agreements must be for a period of one year or more; short-term rentals are prohibited, and

	
	c)
	an owner is responsible to ensure that his/her tenants have read and are willing to abide by the strata corporation’s  bylaws and common-area rules, and 

	
	d)
	new tenants must sign a Form K, as stipulated in the Strata Property Act, indicating their agreement with section 14.2 (c) of these bylaws.

	14.3
	A strata lot, operated by the strata corporation as a guest suite for the use of all residents, shall be exempt from the rental prohibition stipulated in section 14.1 in that the short-term occupants of the Guest Suite shall be considered guests of the individual owners who have contracted for the temporary use of the suite. 

	14.4
	An owner found to be in contravention of section 14.1 is subject to an immediate fine of $500.00, applied in accordance with provisions of section 135 of the Strata Property Act and sections 3.1 and  5.1 of these bylaws.


	
	

	14.5
	An owner found to be in contravention of section 14.2 sub-sections (a) or (b) is subject to an immediate find of $200.00, applied in accordance with section 135 of the Strata property Act and sections 3.1 and  5.1 of these bylaws.

	15.0
	Must not cause disturbance, nuisance, hazard for others

	15.1
	Residents shall do everything possible to reduce fire hazards and nothing shall be brought onto or stored on a strata lot or common property which will in any way increase or tend to increase the risk of fire, or the rate of fire insurance or any other insurance policy held by the strata corporation, or which will invalidate any insurance policy.

	15.2
	No owner shall use his/her strata lot or permit the strata lot to be used in a manner or for a purpose that will unduly disturb another resident or cause a nuisance, or a safety or security hazard for any occupier of a strata lot, whether an owner or not, or that is in contravention of any rule, order, or bylaw of the City of Victoria applicable to the strata lot, or that will result in any unusual or objectionable noise or odour to emanate from the strata lot, and that unreasonably interferes with the rights of other persons to use and enjoy the common  property, common assets or other strata lot.

	15.3
	Without limiting the intent or generality of sections 15.1 and 15.2, the following actions are prohibited or strictly controlled:

	
	a)
	No unreasonable noise shall be made by residents and/or their guests in or about a strata lot or on common property that, in the opinion of strata council, interferes with the enjoyment of residents in other strata lots or in the use of common property.

	
	b)
	Appliances such as washers, dryers, dishwashers, and jetted bathtubs must not be used between the hours of 10:00PM and 8:00AM. 

	
	c)
	Mops or dusters of any kind shall not be shaken from, and nothing shall be thrown out of any window, door, passage, deck, patio, or other parts of a strata lot or common property

	
	d)
	Smoking is not permitted in the lobbies, hallways, stairwells, elevators, and underground parking areas, or in any other indoor area of the common property.

	
	e)
	A resident shall not store personal property in hallways or on common property; or obstruct, encumber or use for any purpose other than ingress or egress from the strata lot, the sidewalks, entrances, elevator, loading space, stairways, lobbies or halls.

	
	f)
	No barbecues may be used on balconies or patios except those fuelled by propane or electricity.


	
	
	

	
	g)
	No material substances especially burning materials such as cigarettes or matches shall be permitted to fall out of any window, door, balcony or other part of a strata lot or common property.

	
	h)
	Depositing litter or personal property, of any kind, in hallways, lobbies, or any other common areas of the building or on common areas of the yard, is prohibited.

	
	i)
	Door mats are not allowed in hallways.

	
	j)
	Owners or tenants shall not install a water bed in a strata lot without the prior written consent of the strata council and,

	
	
	i)
	prior to moving the water bed into the strata lot, after receiving council’s consent to do so, the owner or tenant must file, with strata council, a copy of an insurance policy showing a minimum  $2,000,000.00  in liability insurance, and 

	
	
	ii)
	if the owner allows the required insurance coverage to lapse, it shall be considered a contravention of section 15.3 (j) of these bylaws.

	
	k)
	Storage lockers may only be used to store clean, dry, non-flammable materials and must not contain any amounts flammable materials such as: gasoline, propane, open paints, oils or waxes or: degradable food or vegetable material including vegetables and fruit or: any other type of organic material that is not in and air-tight container.

	
	l)
	The use of bicycles, skateboards, and roller-blades is prohibited in or on all common areas of the building and yard.

	
	m)
	Bicycles are prohibited in the lobby, common rooms, elevator, hallways, common area patios and gardens and/or on apartment balconies and may only be stored on assigned parking spaces, in the garage area set aside for bicycles, or as long-term storage in a storage locker.

	
	n)
	The feeding of water fowl or other birds or animals and the throwing of food or other materials into the ponds, fountains or lagoon is strictly prohibited.

	
	o)
	No awning, shade, screen, air-conditioning unit, smoke stack, radio or television antenna shall be hung from, placed on, or attached to common property or limited common property. 

	
	p)
	Only artificial Christmas trees may be brought on to common property or limited common property.

	15.4
	If an owner, tenant or occupant is found to be in contravention of section 15.3 sub-sections (a) through (p), the owner will be subject to a fine of $100.00, applied in accordance with section 135 of the Strata Property Act and sections 3.1 and 5.1 of these bylaws. 


	
	

	16.0
	Building safety and security

	16.1
	Owners shall provide the building manager with a copy of the entry-key to each strata lot for use in the event of an emergency originating from a strata lot, or from common property that requires access to the suite for the purpose of protecting the health and safety of other residents, limiting or preventing damage within the unoccupied suite, or protecting common property from damage.

	16.2
	No additional keyed locks shall be permitted or installed on suite entry doors. 

	16.3
	When a suite is to be left vacant, or unoccupied, for periods longer than fourteen (14) days, the building manager is authorized to enter and inspect the strata lot from time to time during the unoccupied period, to ensure that nothing in the strata lot shall present a hazard to the strata lot, to other strata lots, or to common property.

	16.4
	Owners and tenants will be held responsible for the actions of anyone that they or a resident of their strata lot, admits into the building. 

	16.5
	Residents must not admit anyone into the building, via the intercom, or in person, unless the person is coming to the resident’s suite, or the person is personally known to them to be a resident of the building.

	16.6
	No owner shall allow or permit a building door key for strata plan #1897 to be stored with realtors in an off property location, nor allow a realtor’s lock box to be attached to the building. However, with permission by strata council, a front door key may be kept at the realtor’s office for the exclusive use of the listing realtor or a realtor designated by the listing realtor, during the time that the strata lot is listed for sale. 

	16.7
	Access to the strata corporation’s limited common property, including limited common property allocated to an owner’s exclusive use, by another owner, tenant, visitor or worker hired by an owner, is not permitted without written approval of the strata council.

	16.8
	Emergency exits on level one that open on to the limited common property patios of first floor suites shall not be used except in an emergency; 

	16.9
	Owners, tenants and occupants shall not hold the strata corporation liable for any injury or loss that they may suffer when performing work, of a personal nature, in or on any common area, including the workshop, parking garage, or storage locker, 

	16.10
	If an owner, tenant or occupant is found to be in contravention of sections 16.1 through 16.8, the owner or tenant will be subject to a fine of $100.00, applied in accordance with section 135 of the Strata Property Act and sections 3.1 and 5.1 of these bylaws. 


	
	

	DIVISION # 4 – REPAIRS, MAINTENANCE

	17.0
	Owner responsible for repair and maintenance

	17.1
	An owner must clean, repair and maintain the owner’s strata lot and the limited common property allocated to the owner’s exclusive use, except for the cleaning, repair and maintenance that is the responsibility of the strata corporation under these bylaws. 

	17.2
	Without limiting the generality of the 17.1 the owner is responsible for repair and maintenance of interior doors, balconies, deck coverings, plumbing, valves, controls, fixtures, and machinery and equipment for the time being existing within the strata lot and all pipes, wires, ducts and cables, that do not connect with those of other lots; and must keep them in a state of good repair (damage by fire, storm, tempest or act of God excepted.

	17.3
	Notwithstanding the provision in section 19.1 (c) (ii) D and E, or limiting the scope of the owner’s responsibility under section 17.1, owners and tenants are responsible for cleaning the interior of strata lot entrance doors and patio doors, the floor and interior side of the safety barriers on decks, balconies and patios, and the interior of storage lockers assigned to the owner.

	17.4
	An owner who contravenes section 17.1 to the extent that, in the opinion of strata council, a safety hazard or unsightly condition results, will be given 3-weeks written notice to make the repairs, and

	17.5
	Should the contravention continue, after the 3-week notice provided by section 17.4, the owner will be subject to a fine of $200.00, applied in accordance with section 135 of the Strata Property Act and sections 3.1 and 5.1, of these bylaws, and

	17.6
	At the discretion of strata council and, without further notice, the strata corporation may proceed to perform the maintenance deemed to be necessary under section 17.4 and 17.5 and assess the owner of the strata lot the full costs of such maintenance and repairs.

	18.0
	Must not damage common property

	18.1
	An owner, resident or visitor must not cause damage, other than reasonable wear and tear, to the common property, common assets or those parts of a strata lot which the strata corporation must repair and maintain under these bylaws or insure under the Strata Property Act. 

	18.2
	Residents shall not cause damage to trees, plants, bushes, flowers or lawns and shall not place chairs, tables or other objects on lawns or grounds so as to damage them or prevent the growth of grass or other plants.


	
	

	18.3
	Owners must not cause contamination or pollution to the quality of the fresh-water lagoon by cleaning decks, balconies and accessible windows with products that have not been specifically approved for that purpose. Only products, such as vinegar or Nature Clean, may be used. 

	18.4
	If an owner, tenant or occupant is found to be in contravention of sections 18.1, 18.2, 18.3, the owner will be subject to a fine of $200.00, applied in accordance with provisions of section 135 of the Strata Property Act and sections 3.1 and 5.1 of these bylaws, and shall be held fully responsible for the costs of cleaning, repairing or returning the property to acceptable condition.

	19.0
	Strata Corporation responsible for repair and maintenance

	19.1
	The strata corporation must repair and maintain all of the following:

	
	a)
	Common assets of the strata corporation,

	
	b)
	Common property not designated as limited common property,

	
	c)
	Limited common property, but the duty to repair & maintain is restricted to:

	
	
	i)
	repair and maintenance that, in the ordinary course of events occurs less often than once a year, and

	
	
	ii)
	the following, no matter how often the repair of maintenance ordinarily occurs:

	
	
	
	A
	the structure of the building,

	
	
	
	B
	the exterior of the building,

	
	
	
	C
	chimneys, stairs, balconies and other things attached to the exterior of the building

	
	
	
	D
	doors, windows and skylights on the exterior of the building or that front on the common property, and

	
	
	
	E
	fences, railings and similar structures that enclose patios, balconies and yards.

	19.2
	Notwithstanding the maintenance responsibility that may be implied by Section 19.1, the strata corporation shall not be responsible for cleaning, maintaining, repairing or replacing owner-installed floor covering materials (tile, carpet, vinyl, paint, interlocking plastic tile, etc.) on limited common property decks and balconies.

	20.0
	No claim for compensation

	20.1
	No owner shall be entitled to claim any compensation from the strata corporation for any loss or damage to the property or the person of the owner arising from any defect or want of repair of common property or any part thereof, unless such loss or damage resulted from the negligent act or omission on the part of the strata corporation, its employees or agent, and

	20.2
	With respect to the strata corporation’s responsibility to maintain and repair limited common property balconies and decks, under section 19.0. subsection 19.1:


	
	
	

	
	a)
	The strata corporation will not replace owner-installed floor coverings, including plastic interlocking tile, ceramic or clay tile, carpet, vinyl, or paint, removed by the strata corporation in order to repair or maintain balcony and deck floors, and

	
	b)
	No owner shall be compensated for the original costs, or the replacement costs, of owner-installed floor covering; including interlocking plastic tile, ceramic or clay tile, carpet, vinyl, paint or other covering, that is removed by the strata corporation, in order to repair or maintain balcony and deck floors, or to prevent or delay the deterioration of the steel re-enforced concrete structure.

	21.0
	Permit entry to a strata lot or limited common property

	21.1
	An owner, tenant, occupant or visitor must allow a person authorized by the strata corporation to enter a strata lot;

	
	a)
	in an emergency, without notice, to ensure safety or prevent loss or damage, and

	
	b)
	at a reasonable time, on 48 hours’ written notice, to inspect, repair or maintain common property, common assets and portions of a strata lot that are the responsibility of the strata corporation to repair and maintain under these bylaws or to  insure under the Strata Property Act.

	21.2
	The notice referred to in section 21.1(b) must include the date and approximate time of entry, and reason for entry.

	21.3
	Where the strata corporation is required to enter a strata lot for the purpose of maintaining, repairing or renewing pipes, wires, cables and ducts existing in the strata lot and capable of being used in connection with the enjoyment of any other strata lot or the common property, the strata corporation and its agent shall, in carrying out any work or repairs, do so in a proper and workmanlike manner and shall make good any damage to the strata lot occasioned by such works and restore the strata lot to its former condition, leaving the strata lot clean and free of debris.

	DIVISION # 5: ALTERATIONS OR RENOVATIONS TO PROPERTY

	22.0
	Approval is required to alter or renovate a strata lot

	22.1
	An owner shall obtain prior written permission from the strata council to make or have made, any modification to his/her strata lot excepting changes of paint, wallpaper and carpet. 

	22.2
	An application form (provided by the building manager) must be completed and, along with detailed plans, given to the strata council for approval when the proposed renovation or alteration includes changes to any of the following:


	
	
	

	
	a)
	the structure of the building, including interior walls of a strata lot;

	
	b)
	electrical wiring, plumbing pipes, drains, air or ventilation ducts;

	
	c)
	the exterior of the building;

	
	d)
	chimneys, stairs, balconies or other things attached to the exterior of the building;

	
	e)
	doors, windows or skylights on the exterior of the building, or that front on the common property;

	
	f)
	fences, railings or similar structures that enclose a patio, balcony or yard;

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

	
	h)
	those parts of the strata lot which the strata corporation must insure under section 149 of the Strata Property Act.

	22.3
	Owners may convert electric stovetops to natural gas but must have prior approval by strata council and agree, in writing, to pay an annual surcharge of an amount to be established by strata council from time to time.  

	22.4
	Wall-to-wall carpet is the recommended and preferred floor covering for all bedroom, dining room, living room, and hallway floors in residential strata lots at Harbourside. Linoleum is preferred in kitchens, bathrooms and laundry rooms, however;

	22.5
	Owners may apply for, and may be granted permission to install other types of floor-coverings in specific areas of the strata lot, as follows:

	a)
	INTERIOR FLOORS

	
	i)
	Floating floors: engineered hardwood, laminate hardwood, engineered bamboo, and engineered cork plank floors may be permitted in the front entrance area, dining room, living room, bedrooms, dens, kitchens and hallway areas - on the strict condition that sound-deadening underlay of the type specified by strata council at the time of approval, be installed.

	
	ii)
	Floating cork tile floors may be permitted in kitchens, utility rooms or other (living) areas of a strata lot without the need for sound deadening underlay.

	
	iii)
	Linoleum floors may be permitted in kitchens, entrance areas, utility rooms, and bathrooms.

	
	iv)
	Ceramic and clay tile floors may be permitted at entrance areas without underlay; and in bathrooms and utility rooms on condition that sound-deadening underlay of the type specified by strata council at the time of approval, be installed on all floor areas located directly over the living area of another strata lot.

	
	v)
	Nail-down and glue-down hardwood floors are prohibited from use at Harbourside.

	b)
	BALCONIES & DECKS

	
	i)
	Ceramic or clay tile may be permitted on balconies and decks on condition that the underlying concrete slab is first inspected, repaired (if needed) and waterproofed, before the tile is installed. And, on condition that the grouting lines and clay tile be re-sealed as required or directed by the strata corporation, and that damaged tile be promptly and properly replaced. 

	
	ii)
	The future installation of carpet, vinyl, and plastic interlocking tile flooring materials is strictly prohibited on limited common property balconies and decks. 

	23.0
	Reasonable conditions apply for approval to renovate/alter strata lot

	23.1
	The strata corporation must not unreasonably withhold its approval under sections 22.1, 22.2, 22.3 or 22.4 but may set reasonable conditions for approval, including but not limited to the following.

	
	a)
	The owner must agree, in writing, to take responsibility for any or all of the costs relating to the alteration or renovation.

	
	b)
	The owner may be required to post a cleaning and maintenance deposit (maximum $1,000.00) which shall be utilized to offset the additional time needed to clean common property soiled by contractors. Any amount not required will be returned at the completion of the work.

	
	c)
	A performance bond (amount determined by strata council) may be required for work in excess of $15,000.00, setting out the commencement and completion dates of the work and providing a guarantee that only the work requested, and subsequently authorized, will be done. 

	
	d)
	Work is only permitted between the hours of 8:30 a.m. to 4:30 p.m. Monday through Friday, with no work allowed on weekends or statutory holidays. 

	
	e)
	The owner shall allow frequent and timely inspections by the building manager, or by others delegated by strata council, during the permitted working hours.  

	
	f)
	Strata council shall have the right to require the owner to remove, correct or change any renovations or modifications that do not meet the required specifications, or were not requested or approved in the owner’s application and approval, or are contrary to any bylaw, or municipal regulation.

	
	g)
	The strata lot owner shall release the strata corporation and the strata council from any and all actions, claims, demands and damages as a result of issues arising from modifications to the strata lot.

	23.2
	If an owner or resident is in contravention of sections 22.1, 22.2, 22.3, 22.4, or 22.5, or any conditions or agreements listed or established under section 23.1 subsections (a) through (f), the owner will be subject to a fine of $200.00 applied in accordance with section 135 of the Strata Property Act and sections 3.1 and  5.1 of these bylaws, and may be assessed the full costs for removing, repairing or returning the alterations to the original specifications.

	24.0
	Shall not alter common property or exterior of the buildings. 

	24.1
	An owner, tenant or resident shall not alter common property, limited common property, common assets, decks, patios or balconies, or any part of the building’s exterior or the exterior appearance of the buildings except as specifically permitted in these bylaws.

	24.2
	Without limiting the generality of 24.1, the following actions, with respect to limited common property are specifically prohibited or controlled.

	
	a)
	Painting wood, stucco, brick, railings, concrete, or any exterior part of the building is prohibited.

	
	b)
	No signs, fences, gates, billboards, placards, advertising or notices of any kind shall be erected or displayed on limited common property or on a strata lot. 

	
	c)
	No awning, shade, screen, sunscreen, greenhouse, air-conditioning unit, smoke stack, radio or television antenna shall be hung from, placed on, or attached to  common property or limited  common property or to the exterior of the building.

	
	d)
	No laundry, clothing, bedding, or other articles shall be hung or displayed from windows, balconies, or other parts of the buildings so that they are visible from outside the buildings.

	
	e)
	Balconies shall not be used for storage purposes

	
	f)
	Drapes or blinds visible from the outside of the building shall be cream or white in colour.

	
	g)
	No window film of any kind shall be applied to any exterior window of a residential strata lot.  

	
	h)
	Enclosures of limited common property or other structural alterations either to the interior or the exterior of the buildings are prohibited.

	
	i)
	No wiring, plumbing, piping, or other services shall be altered or supplemented on a strata lot or within any walls or on common property without written approval from Strata Council as provided for in sections  22.1 and 22.2, without first having obtained a Building, Electrical, or Plumbing Permit issued by the Local Municipal Authority.

	24.3
	Notwithstanding section 24,1 or 24.2, strata council may, at its discretion, permit an owner to:


	
	

	
	a)
	Apply tile to the floor of the limited common property patio, deck, or balcony provided that, 

	
	
	i)
	the waterproof coating on the floor of the deck is first inspected by a qualified tradesman designated by strata council and

	
	
	ii)
	if required, the floor is re-coated to specifications directed by strata council before the new tile is applied, and 

	
	
	iii)
	the new floor tile is grey or neutral in colour and the colour is first approved by strata council.

	
	b)
	Apply window film to an external window of a residential suite, 

	
	
	i)
	if the application has prior written approval by strata council, and

	
	
	ii)
	the film is guaranteed not to change the external appearance of the building, and 

	
	c)
	Make other minor changes to limited common property, that is designated for the owner’s exclusive use, on condition that the owner agrees, in writing, to:

	
	
	i)
	take responsibility for any and all costs and expenses relating to the alteration, and

	
	
	ii)
	if requested by strata council, post a bond, or guarantee, in writing, to ensure the satisfactory completion of the alteration, and 

	
	d)
	Should the alteration generate problems for, or complaints by, other owners, strata council may, at its discretion, order the altered asset to be returned to its previous state at the owner’s expense.

	24.4
	If an owner or resident is in contravention of section 24.1, 24.2, or 24.3, or any conditions or agreements established those sections, the owner will be subject to a fine of $200.00 applied in accordance with section 135 of the Strata property Act and sections 3.1 and 5.1 of these bylaws and, at the discretion of strata council, may be assessed the full costs of removing, repairing or returning the alterations to the original specifications.

	DIVISION # 6: INSURANCE

	25.0
	Negligent owners and residents responsible for all costs 

	25.1
	An owner, tenant or occupant who leaves anything, anywhere on common property or limited common property does so at his own risk subject to any claim that may properly be made under any insurance policy maintained by the strata corporation  by anyone that is insured under that policy.

	25.2
	The cost to repair or replace damaged or destroyed common property or common assets, made necessary by the careless or negligent actions of an owner or tenant, or a member of the household or visitor to an owner’s strata lot, shall be the responsibility of the owner or  tenant of the strata lot.


	
	

	25.3
	Should the cost, or part of the cost, specified in section 25.2 not be covered by an owner’s or tenant’s liability insurance policy, or the strata corporation’s insurance policy, the remaining costs for repairs or replacement of the common property or asset may, at strata council’s discretion, be charged against the owner’s strata lot and collected as provided for in the Strata Property Act and these bylaws.

	26.0
	Owner shall indemnify and save harmless the strata corporation

	26.1
	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 act, omission, negligence or carelessness 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, and for the purposes of sections 18.1, 18.2, 18.3, 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.

	27.0
	Owners/tenants must register decisions not to insure for liability.

	27.1
	Owners and tenants, who decide not to carry liability insurance with respect to costs specified in sections 25.1, 25.2, 25.3, must report that decision to strata council, in writing, within seven (7) days of the date of their occupancy of the strata lot, or within  seven (7) days following the date they allow their liability insurance to lapse.

	28.0
	Careless or negligent owner to reimburse deductible amounts 

	28.1
	Owners and tenants must reimburse the strata corporation the full amount of all insurance deductible amounts assessed to or payable by the strata corporation, under the strata corporation’s insurance policy, for repairs to or replacements of common property or common assets made necessary by the negligent or careless actions of the owner or tenant, a member of the owner’s or tenant’s household, or a visitor to the owner’s strata lot, and   

	
	a)
	When, in the opinion of strata council, the careless or negligent action of an owner or tenant results in payment of an insurance deductible amount by the strata corporation, strata council shall make a written demand for reimbursement to the responsible owner or tenant,  allowing 60 days for full payment, and


	
	
	

	
	b)
	Should the owner or tenant fail to fully reimburse strata corporation for amounts requested under section 28.1 (a), within the 30 days allowed, strata council may register a lien against the owner’s strata lot and, at council’s discretion, proceed with legal action to recover the costs as provided for in section 171 of the Strata Property Act.

	DIVISION # 7: ANIMALS

	29.0
	Animals on a strata lot and on common property

	29.1
	An owner, resident or tenant must not keep any pets or other animals on a strata lot or bring pets or other animals on to common property or on to land that is a common asset except in accordance with these bylaws, and shall ensure that all visitors to the strata lot are made fully aware of these bylaw and abide by them, and

	
	a)
	must ensure that all birds and animals living in a strata lot are registered with the Strata Council.

	29.2
	An owner, resident or tenant must not keep any pets on a strata lot other than one or more of the following: 

	
	a)
	a reasonable number of fish or other small aquarium animals;

	
	b)
	TWO small caged animals;

	
	c)
	TWO small caged birds;

	
	d)
	ONE dog of a maximum 15 pounds (7 Kg) in weight, or

	
	e)
	TWO cats

	29.3
	All pet dogs or cats permitted under section 29.2 must be spayed or neutered.

	29.4
	Notwithstanding section 29.2(d) a dog, of any size, that is trained and registered to assist a physically or mentally challenged person will be permitted, provided it is working full time with a resident at Harbourside.

	29.5
	Owners and tenants shall be held fully responsible for the actions of their pets, and for the actions of pets brought onto strata property by family members or visitors, and will be assessed the full costs of cleaning, repairing or replacing common property that has been soiled or damaged by their pets. 

	29.6
	Notwithstanding provision in section 3.1 and 5.1 sub-sections (a) to (h), strata council has the power to deem a pet permitted under 29.2 and 29.3 to be a nuisance if there is a repeated breach of any bylaw related to the pet’s behavior, or if the owner of the pet has been previously fined for the pet’s bad behavior, and at strata council’s discretion, rather than fining the owner under sections 29.11, the following procedure will be carried out:


	
	
	

	
	a)
	The council shall, immediately, forward a warning letter to the owner describing the nature of the nuisance and requesting that the owner take steps to ensure such nuisance ceases.

	
	b)
	If the animal continues to be a nuisance, a further letter will be issued, as soon as the problem is reported or identified, ordering that the offending pet be permanently removed from the building, and that the removal take place within 30 days from the date of the letter.

	29.7
	Dogs, that are permitted by section 29.2 (d), must at all times be carried when in common area lobbies, hallways, stairways and elevators, and on a leash when in the underground parking or the courtyard parking areas. 

	29.8
	Cats are not permitted to run loose on common areas of the building or yard and must be carried or caged when in transit to or from the strata lot.

	29.9
	Exotic animals such as large exotic birds, reptiles, rodents, and domestic farm animals are specifically prohibited from the building and from common property. 

	29.10
	Wild birds shall not be fed on balconies or patios or  anywhere on common property.

	29.11
	Owners and tenants who are found to be in violation of these bylaws are subject to fines as follows:

	
	a)
	If an owner or tenant fails to comply with an order to remove a pet by the date specified, as provided by section 29.6 sub-sections (a) and (b) the owner or tenant will be immediately subject to a fine of $200.00 with additional $200 fines for every seven days that the animal remains on the strata lot or strata property.

	
	b)
	An owner or tenant found to be in violation of sections 29.1(a) 29.2(a) through (e) 29.3, 29.7, 29.8, 29.9, 29.10, shall be subject to a fine of $100.00 applied in accordance with section 135 of the Strata property Act and sections 3.1 and 5.1 of these bylaws.

	DIVISION # 8: VOLUNTARY DISPUTE RESOLUTION

	30.0
	Voluntary dispute resolution

	30.1
	A dispute among owners, tenants, the strata corporation or any combination of them may be referred to a dispute resolution committee by a party to the dispute if;

	
	a)
	all parties to the dispute consent, and

	
	b)
	the dispute involves the strata property act, the regulations, the bylaws, or the rules.


	
	

	30.2
	A dispute resolution committee shall consist of:

	
	a)
	one owner or tenant of the strata corporation nominated by each of the disputing parties and one owner or tenant chosen to chair the committee by the persons nominated by the disputing parties, or

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

	30.3
	The dispute resolution committee must attempt to help the disputing parties to voluntarily end the dispute.

	DIVISION # 9: STRATA COUNCIL MEMBERSHIP AND RESPONSIBILITIES

	31.0
	Council Size

	31.1
	The strata council shall have seven (7) members.

	31.2
	Notwithstanding section 31.1, council may continue to exercise its duties and powers with fewer than seven (7) members when, due to removals or resignations as provided for in sections 34.1 and 34.2, membership is less than seven (7).

	32.0
	Eligible for council membership

	32.1
	All owners are entitled to be on strata council except that only one of the owners of a strata lot may be a member at any given time.

	32.2
	A resident of a strata lot other than an owner may be a member of strata council if,

	
	a)
	the resident is a spouse, parent or child of a resident owner of a strata lot, and

	
	b)
	the resident owner of the strata lot is not a member of strata council, and

	
	c)
	the resident owner agrees in writing that the non-owner spouse, parent or child may replace him/her as a member on strata council.

	33.0
	Council members  terms

	33.1
	Member of strata council shall be elected to hold office for a period of two years.

	33.2
	Elections to fill all vacancies on strata council shall be held at each and every annual general meeting, alternating by year; with 3 new members elected one year and 4 new members elected the following year. 

	33.3
	Notwithstanding sections 33.1 and 33.2 if, at the time of the election, there are more than four (4) vacancies on strata council, the number to be elected above (4) shall be elected for a one-year term . 


	
	

	33.4
	A nominating committee shall be established by strata council, and shall recommend, to owners at the annual general meeting, a list of residents who are qualified and willing to stand for election to strata council. 

	33.5
	Notwithstanding section 33.4, additional nominations for election to strata council will be accepted from the floor at an annual general meeting

	33.6
	The term of office of an elected council member ends:  

	
	a)
	at the end of the annual general meeting at which the member has completed his/her  two year elected term,  or

	
	b)
	at the time the member is removed from office, as provided for by these bylaws, or 

	
	c)
	at the time the member submits his/her resignation to the president of strata council.

	33.7
	When a position on council has been vacated by the resignation or removal of a member, strata council shall, within 60 days, appoint an owner to fill the vacant position and the appointed member shall serve (only) until the end of the next annual general meeting.

	33.8
	Persons who have completed their elected term and persons who have served for an appointed term that ends at an annual general meeting, are immediately eligible to stand for re-election at same annual general meeting.

	34.0
	Removing a council member

	34.1
	A member of strata council that is absent from more than three (3) consecutive strata council meetings may be voted off council by a vote of no fewer than four (4) members of strata council, and

	
	a)
	the remaining members of council must (within 60 days) appoint a replacement member as provided for in section 35.1 of these bylaws.

	34.2
	The strata corporation may, by a resolution passed by a majority vote at an annual or special general meeting, remove one or more council members, and

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

	34.3
	No person may stand for or be on council with respect to a strata lot if the strata corporation is entitled to register a lien against the strata lot as provided for by section 10.1 subsections (a) or (b) of these bylaws.


	
	

	35.0
	Replacing a council member

	35.1
	If a council member resigns or is unwilling  or unable to act, the remaining members of the council shall (within 60 days) appoint a replacement council member (from among the eligible owners) such member to serve until the conclusion of the next annual general meeting.

	
	a)
	The council may appoint a council member under section 35.1 even if the absence of the person being replaced leaves the council without a quorum.

	35.2
	If all the members of the council resign or are unwilling or unable to act for a period of 2 or more months, persons holding a least 25% of the strata corporations votes may hold a special general meeting to elect a new council by complying with the provisions of the Strata Property Act, the regulations, and the bylaws respecting the calling and holding of meetings.

	36.0
	Officers of strata council

	36.1
	At the first meeting of the council held after each annual meeting of the strata corporation, the council must elect, from among its members, a president, a vice president, a secretary and a treasurer.

	36.2
	A person may hold more than one office at a time, other than the offices of president and vice president

	36.3
	The vice president has the powers and duties of the president,

	
	a)
	while the president is absent or is unwilling or unable to act, or

	
	b)
	for the remainder of the president’s term if the president ceases to hold office.

	36.4
	A vacancy of an officer on the strata council must be filled by one of the remaining members of strata council within sixty (60) days of the member’s vacancy.

	36.5
	If an officer, other than the president, is unable or unwilling to act for a period of two (2) or more months, the council members shall appoint a replacement officer from among themselves for the remainder of the term.

	36.6
	The strata corporation may establish a schedule of remuneration for  members of strata council who undertake significant maintenance or administration responsibilities; such remuneration to be:

	
	a)
	approved by a 3/4 vote at an annual or special general meeting, and

	
	b)
	limited for the period from date of approval to the next annual general meeting.


	

	37.0
	Spending restrictions on council member 

	37.1
	A person may not spend the strata corporation’s money unless that person has been delegated the power to do so in accordance with these bylaws.

	37.2
	Notwithstanding section 37.1, a council member or person with designated spending authority may spend the strata corporation’s money to repair or replace common property or common assets if the repair or replacement is immediately required to ensure safety or prevent significant loss, damage, or discomfort for residents.

	38.0
	Limitation on liability of council member

	38.1
	A 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 council.

	38.2
	Members of strata council, both past and present, their heirs and personal representatives shall be indemnified against all costs, charges and expenses, including any amount paid to settle an action or satisfy a judgment, actually and reasonably incurred by any of them in respect to their bringing or defending legal proceedings in the name of Strata Plan # 1897 or in respect of any action or proceeding of any kind whatsoever to which either of such persons is made a party by reason of being or having been a member of strata council, if such person acts honestly and in good faith with a view to protecting the best interests of strata corporation and had reasonable cause for believing that his/her conduct was lawful.

	38.3
	Sections 38.1 and 38.2 do not affect a council member’s liability, as an owner, for a judgment against the strata corporation

	39.0
	Standing committees

	39.1
	There shall be five (5) standing committees: 

	
	a)
	a building committee

	
	b)
	a finance and investment committee

	
	c)
	a garden committee

	
	d)
	a nominating committee

	
	e)
	a social committee

	39.2
	At the first regular meeting of strata council, after an annual general meeting, council shall appoint a member of strata council, or another resident-owner to chair each of the standing committees, to serve for the period of time until the end of the next annual general meeting, and

	39.3
	Council will delegate, to the appointed chair of each committee, the committee chair’s powers and responsibilities, including but not limited to:


	

	
	a) 
	authority to recruit additional resident-owners to act on the committee, and 

	
	b)
	spending powers, duties and responsibilities as defined by the strata council and recorded in the minutes, and sections 42.1, 42.2, 42.3 of these bylaws. 

	39.4
	Committee chairs who are not elected members of strata council may attend council meetings but do not have a vote on council decisions.

	40.0
	Ad Hoc Committees

	40.1
	Strata council may, as a matter of business at a council meeting, establish additional ad hoc committees, appoint a committee chair from among the council members or from among other resident-owners, and delegate duties and responsibilities as set out in sections 42.1, 42.2, and 42.3 of these bylaws.

	41.0
	Establish rules, set fees

	41.1
	To maintain safe and efficient use of common property and common assets,  strata council may establish, and/or change rules from time to time, and may set fees for the use of common property and common assets, and for providing extra or special services to owners and tenants.

	41.2
	Fees for extra or special services in section 41.1 shall include but not be limited to: the rental of extra parking spaces; the approval to renovate a strata lot; a fee for moving into or out of Harbourside; a fee for use of natural gas in a kitchen range. 

	41.3
	Rules and fees, established or revised by strata council under sections 41.1 and 41.2 must be approved at the next following annual general meeting or they can no longer be enforced.

	42.0
	Delegation of council’s powers and authority

	42.1
	Subject to sections 39.1, 39.2, 39.3, the council may delegate some or all of its powers and duties to one or more council members, to the chair of a committee, or to other persons who are not part of council, and may revoke the delegation.

	42.2
	The council may delegate its spending powers or duties, but only by  a resolution that:

	
	a)
	delegates the authority to make an expenditure of a specific amount for a specific purpose, or

	
	b)
	delegates the general authority to make an expenditure in accordance with section 42.3 of these bylaws.


	
	

	42.3
	A delegation of a general authority to make expenditures must,

	
	a)
	set a maximum amount that may be spent, and

	
	b)
	indicate the purpose for which, or the conditions under which, the money may be spent.

	42.4
	The council may not delegate its powers to determine, based on the facts of  a particular case;

	
	a)
	whether a person has contravened a bylaw or rule, or

	
	b)
	whether a person should be fined, and the amount of the fine, or

	
	c)
	whether a person should be denied access to a recreational facility.

	DIVISION # 10: STRATA COUNCIL MEETINGS

	43.0
	Calling strata council meetings

	43.1
	Any council member may call a council meeting by giving the other council members at least one week’s notice of the meeting, specifying the reason for calling the meeting.

	43.2
	The notice does not have to be in writing.

	43.3
	A council meeting may be held on less than one week’s notice if,

	
	a)
	all council members consent in advance of the meeting, or

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

	
	
	i)
	consent in advance of the meeting, or

	
	
	ii)
	are unavailable to provide consent after reasonable attempts to contact them.

	43.4
	The council must inform owners of the date, time and place of a council meeting as soon as feasible after the meeting has been called.

	44.0
	Requisition of council hearing

	44.1
	By application in writing stating the reason for the request, an owner or tenant may request a hearing at a council meeting.

	44.2
	If a hearing is requested under section 44.1, the council must hold a meeting to hear the applicant within one month of the request.

	44.3
	If the purpose of the hearing is to seek a decision of the council, the council must give the applicant a written decision within one week after the hearing.


	
	

	45.0
	Quorum of council

	45.1
	A quorum of the council is

	
	a)
	3, if the council consists of 5 or 6 members, and

	
	b)
	4, if the council consists of 7 members.

	45.2
	Council members must be present in person at the council meeting to be counted in establishing a quorum.

	45.3
	Notwithstanding section 45.2 council members shall be considered present if the meeting is conducted by way of a conference call that allows all members to fully participate in the discussions.

	46.0
	Council meetings

	46.1
	At the option of the council, council meetings may be held by electronic means, so long as all council members and other participants can communicated with each other.

	46.2
	If a council meeting is held by electronic means, council members are deemed to be present in person.

	46.3
	Owners may attend council meetings;

	
	a)
	as observers provided that they advise council of their intention at least seven (7) days prior to the meeting, and

	
	b)
	to speak to council, provided they advise council at least seven (7) days prior to the meeting, in writing, and specific issue they wish to raise.

	46.4
	Notwithstanding section 46.3, no observers may attend those portions of council  meetings that deal with any of the following;

	
	a)
	bylaw contravention hearings under section 135 of the Strata Property Act;

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

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

	47.0
	Voting at council meetings

	47.1
	At council meetings, decisions must be made by a majority of council members present in person at the meeting.

	47.2
	If there is a tie vote at a council meeting, the president may break the tie by casting a second, deciding vote.

	47.3
	The results of all votes at a council meeting must be recorded in the council meeting minutes


	
	

	48.0
	Council to inform owners of minutes

	48.1
	The council must inform owners of the minutes of all council meetings within two (2) weeks after the meeting, whether or not the minutes have been approved

	DIVISION # 11: THE STRATA CORPORATION – POWERS & RESPONSIBILITIES

	49.0
	Calendar Year

	49.1
	The calendar year for strata corporation # 1897 will start October 1 and end September 30.

	50.0
	Strata Council may join organizations

	50.1
	Strata council may, on behalf of all owners, join organizations that, in its opinion, may benefit the strata corporation provided that,

	
	a)
	the amount of the dues and the name of the organization is included in the annual budget

	51.0
	Charge for documents, forms and copies

	51.1
	The charge for providing documents and copies requested by owners, prospective owners or their agents is:

	
	a)
	25-cents for each page (copy) photocopied

	
	b)
	$35 for a Form “B” Information Certificate

	
	c)
	$15 for a Form “F” Certificate of Payment

	52.0
	Set maximum amounts for contingency fund contributions

	52.1
	The level of contributions to the contingency reserve fund shall be within the requirements and limits provided by the Strata Property Act and the Regulations and will be established, reviewed and approved, as part of the annual budget approval process, at the time of the annual general meeting.

	53.0
	Set amount of expenditure that can be made if not in budget

	53.1
	The strata council shall not authorize an expenditure that was not set out in the annual budget of the strata corporation or approved by a special resolution 

of the owners of any amount exceeding $5,000.00 unless the expenditure is deemed by strata council or a person with delegated authority, to be an emergency which, if not immediately addressed will be a safety hazard or cause significant loss, damage or discomfort for residents.


	
	

	53.2
	Notwithstanding section 53.1 the amount that may spend on repairs and maintenance items that are not specifically included in the annual budget or approved by special resolution of the owners, is limited to a maximum of $8,000.00. for the fiscal year. 

	54.0
	May purchase or dispose of property

	54.2
	The strata corporation may purchase, lease or otherwise acquire personal property for the use and benefit of owners and may sell or otherwise dispose of such personal property for any amount approved in the annual budget for the strata corporation, but otherwise only if approved in a resolution passed by a 3/4 vote at an annual or special general meeting if the personal property has a value of more than $ 1,500.00. 

	DIVISION  # 12: ANNUAL AND SPECIAL GENERAL MEETINGS

	55.0
	Person to chair general meetings

	55.1
	Annual and special general meetings must be chaired by the president of the strata council.

	55.2
	If the president of the strata council is unwilling or unable to act, the meeting must be chaired by the vice president of the council.

	55.3
	If neither the president or nor the vice president of the strata council chairs the meeting, a chair must be elected by the eligible voters present or by proxy from among those persons who are present at the meeting.

	56.0
	Participation in general meeting by others than eligible voters

	56.1
	Tenants and occupants may attend annual and special general meetings, whether or not they are eligible to vote.

	56.2
	Persons who are not eligible to vote, including tenants and occupants, may participate in the discussion at the meeting, but only if permitted to do so by the chair of the meeting.

	56.3
	Persons who are not eligible to vote, including tenants and occupants, must leave the meeting if requested to do so by a resolution passed by a majority vote at the meeting.


	57.0
	Ineligible voters at a general meeting

	57.1
	Owners, tenants or proxies are ineligible to vote at an annual or special general meeting if, with respect to their strata lot, there are amounts owning for maintenance fees, special assessments, requests for reimbursement of work order costs, or requests for the owner’s share of a legal judgement for two months or longer, and the strata corporation is entitled to place a lien on the strata lot as provided for in section 10.1  

	57.2
	Notwithstanding section 57.1, owners, tenants or proxies ineligible to vote, may be permitted to vote with approval by majority vote at the annual or special general meeting of the strata corporation.

	58.0
	Quorum for annual or special general meeting

	58.1
	Business must not be conducted at an annual or special general meeting unless a quorum of eligible voters holding 1/3 of the strata corporation’s votes is present in person or by proxy.

	58.2
	Notwithstanding section 58.1, if a quorum is not achieved within 15 minutes of the start time for the meeting, the meeting is adjourned for 15 minutes. If a quorum is not achieved when the meeting is reconvened, the meeting may proceed with those present representing a quorum.

	59.0
	Voting at general meetings

	59.1
	At an annual or special general meeting, voting cards must be issued to eligible voters.

	59.2
	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.

	59.3
	If a precise count is requested, the chair must decide whether it will be by show of voting cards or by roll call, secret ballot or some other method.

	59.4
	The outcome of each vote, including the number of votes for and against the resolution if a precise count is requested, must be announced by the chair and recorded in the minutes of the meeting.

	59.5
	If there is a tie vote at an annual or special general meeting, 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, deciding vote.

	59.6
	Notwithstanding sections 59.1, 59.2, 59.3, 59.4, an election of council or any other vote must be held by secret ballot, if the secret ballot is requested by an eligible voter.


	
	

	60.0
	Order of business at general meetings

	60.1
	The order of business at annual and special general meetings is as follows:

	
	a)
	certify proxies and corporate representatives, and issue voting cards;

	
	b)
	determine that there is a quorum;

	
	c)
	elect a person to chair the meeting, if necessary;

	
	d)
	present, to the meeting, proof of notice of meeting or 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 council activities and decisions taken since the previous annual general meeting, including reports of committees if the meeting is an annual general meeting;

	
	i)
	ratify any new rules made by the strata corporation under section 125 of the Strata Property Act;

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

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

	
	l)
	deal with new business, including any new bylaw resolutions or other resolutions that require a ¾ vote, or other matters about which notice has been given under section 45 of the Strata Property Act;

	
	m)
	 hold an election to fill vacancies on strata council, if the meeting is an annual general meeting;

	
	n)
	terminate the meeting.

	DIVISION  # 13: MOVING AND MARKETING ACTIVITIES BY OWNER OR TENANT

	61.0
	Moving

	61.1
	It is the express responsibility of the owner or tenant to ensure that all move-in or move-out activities conform to the bylaws and the rules as established by the strata corporation from time to time.

	61.2
	Any damage done to common property, during the act of moving an owner’s or tenant’s household effects, shall be the responsibility of, and paid for by the owner or tenant of the strata lot into which the material is being moved, or removed. 


	
	

	61.3
	Elevators may be used for the purpose of moving furniture or other household items between the hours of 8:00 AM and 8:00 PM Monday through Saturday.

	61.4
	Using the elevators for moving furniture or other household items is prohibited on Sunday.

	61.5
	Without limiting the generality of section 61.1, during a move-in or a move-out, it is the responsibility of the owner, or tenant to ensure that;

	
	a)
	the building manager is notified of the move two weeks prior to the move, and arrangements made to:

	
	
	i)
	register new residents and occupants;

	
	
	ii)
	confirm the assignment of storage locker and parking space;

	
	
	iii)
	obtain common area keys, if required;

	
	
	iv)
	install elevator pads and floor protection on the day of the move;

	
	
	v)
	get the elevator stop/run key for the day of the move, and

	
	
	vi)
	post a notice of the moving time and date.

	
	b)
	when a building-access door is propped open, during a move, someone is available to monitor the door to ensure the security of the buildings.

	
	c)
	the elevator stop/run (service) key is always used whenever using an elevator to transport any item that cannot be comfortably carried onto the elevator by one person. 

	
	d)
	any damage to common property, made by the movers or others assisting with the move, is immediately reported to the building manager.

	61.6
	To help defray the extra costs for security, floor and elevator protection, wear and tear, and cleaning, a moving fee – the amount to be established from time to time by strata council - shall be charged to the owner or tenant’s  account  and become due and payable, 

	
	a) 
	for move-ins, on the first day of the month following the date of the move-in, or

	
	b)
	for move-outs, prior to the day of the move-out or at the time that the strata corporation files the require “Form F”, as prescribed by the Strata Property Act.

	61.7
	The moving fees in section 61.6 (a) and (b) are not prepayment for expected moving damage. 

	61.8
	The owner of the strata lot shall be held fully responsible for all damage caused to common property or common assets during a move-in or a move-out and, at the discretion of strata council, the full cost of repairs for damage caused during a move will be charged to the owner of the strata lot and become due payable with the following month’s maintenance fees.


	
	

	61.9
	If an owner or resident is in contravention of sections 61.3, 61.4 or 61.5 sub-sections (a), (b), (c), the owner of the strata lot will be subject to a fine of $100.00  applied in accordance with section 135 of the strata Property Act and sections 3.1 and 5.1 of these bylaws.

	62.0
	Sales and marketing actions 

	62.1
	Owners are responsible for the actions of their realtors or agents - while the realtors or agents are in the buildings or on common property – and are  responsible for acquainting the realtors with the provision of these bylaws.

	62.2
	No real estate “For Sale” signs are permitted to be placed on the strata corporation’s common property, or displayed on the balcony, deck or in the windows a the strata lot.

	62.3
	With permission from, and at the discretion of, strata council, “open house” days will be permitted on any day of the week, between the hours of 8:30 AM and 8:00 PM, when offering a strata lot for sale. The following conditions to apply:

	
	a)
	Open House signs are permitted only during the hours that the suite is manned by an agent, and must have prior approval by the building manager.

	
	b)
	The security of the building must be maintained at all times, and entrances to the building and other doors to common areas, shall remain closed and locked.

	
	c)
	Two persons must be on duty at all times during the open house event, one to admit prospective purchasers to the buildings and accompany them to and from the strata lot, and one to accompany prospective buyers during their inspection of the strata lot and common property.

	62.4
	No owner shall allow or permit a building-access key, for Harbourside Condominium Strata Plan 1897, to be stored with realtors in an off property location, nor allow a realtor’s lock box to be attached to the building. 

	62.5
	Notwithstanding section 62.4, with permission by strata council, a building-access key may be kept at the realtor’s office for the exclusive use of the listing realtor or a realtor designated by the listing realtor, during the time that the strata lot is offered for sale..

	62.6
	If an owner or resident is in contravention of sections 62.2 or 62.3 sub-sections (a), (b), (c), or 62.4,  the owner of the strata lot will be subject to a fine of $200.00 applied in accordance with section 135 of the Strata property Act and sections 3.1 and 5.1 of these bylaws.


	
	

	DIVISION  # 14: GENERAL

	63.0
	Building Access and Key Control

	63.1
	Access to Harbourside, by way of any of seven separate building-access-points, is by use of an electronic key FOB. All Harbourside FOBs carry a uniform computer-readable electronic code as well as a special code to identify and control the use of each individual device. 

	63.2
	Electronic key-FOBs, programmed for Harbourside, shall be sold to Harbourside owners at a price established by strata council and adjusted as required. The price paid is not refundable. 

	63.3
	The responsibility for issuing and registering electronic key-FOBs is delegated to the Building Manager.  

	63.4
	To obtain a FOB(s) for the resident(s) of a strata lot, the owner of the strata lot must submit a written application to the Building Manager, in the form prescribed by strata council,  specifying:

	
	a)
	the names, addresses, strata lot, and unit number of the owner(s) applying

	
	a)
	the number of FOBs required, and

	
	b)
	the name, and relationship to the owner, of each of the proposed FOB-holders, and

	
	c)
	an undertaking, by the owner(s) of the strata lot, to carefully control the use and security of the devices, and 

	
	d)
	a commitment to instruct FOB-holders with respect to safety and security issues and Harbourside Bylaws.

	63.5
	The use of each key-FOB will be regulated by the Building Manager – by accessing the computer program to:

	
	a)
	register the key-FOB electronic number against the name of a specific FOB-holder provided by the owner of the strata lot, and

	
	b)
	activate single FOBs when they are issued to owners, and

	
	c)
	deactivate or suspend FOBs reported lost, stolen, or misplaced, and 

	
	d)
	deactivate all FOBs issued to an owner at the time of the sale of a strata lot, and 

	
	e)
	when appropriate, deactivate all FOBs issue to the owners of a strata lot when a strata lot is to be vacant and/or unattended for a period of time, and

	
	f)
	activate all FOBs issued to the owners of a strata lot, when notified or requested to do so by the owner in preparation for the arrival of the owner(s) or scheduled arrival of a temporary occupant, and 

	
	g)
	at the time a security breach, to review the computer-recorded activity and investigate or report suspicious activity to the appropriate authority.


	
	
	

	63.6
	If an owner or other key-holder is in contravention of section 63.4(c) (d) the owner of the strata lot will be subject to a fine of $100.00, applied as provided for by section 135 of the Strata Property Act and sections 3.1 and 5.1 of these bylaws. 

	63.7
	An automatic charge of $150.00 will be levied against the owner of a strata lot, should the Building Manager be requested or required to attend the Harbourside premises after normal working hours or on weekends or holidays for the purpose of either;

	
	a)
	providing access to the buildings or access to a specific strata lot because of lost or misplaced keys or electronic FOBs, or 

	
	b)
	re-activating the electronic FOBs or providing access to a vacant strata lot – required because the owner(s) have neglected to advise the Manager of their arrival/return date or failed to provide notice of the scheduled arrival time of a party of temporary occupants as required by section 63.5(e). 

	
	c)
	providing service, or assistance, requested or required, by the owners or occupants of the owners’ strata lot.

	64.0
	Parking space allocation

	64.1
	Underground (secured) parking spaces are the common property of the strata corporation. 

	64.2
	The building manager, as authorized by the Strata Council, shall control the assignment, re-assignment, and rental-assignment of parking spaces, and shall maintain an accurate record of all parking space assignments.

	64.3
	As a right of strata lot ownership, spaces shall be assigned one space to each residential strata lot except that the twelve (12) penthouse units shall be assigned two spaces each.

	64.4
	Assignments as provided in section 64.3 shall be effective from the date that an owner takes possession of a strata lot until the day that the title of the strata lot is transferred to the next owner.

	64.5
	Parking space assignments to new owners as well as rental assignments shall be made from among those spaces not assigned at the time, with consideration given to the following priorities:

	
	1: to residents with medical problems, and a doctor’s certificate

	
	2: to residents residing at Harbourside for at least 8 months each year.

	
	3: to other residents who require only one space

	
	4: to residents who are requesting a second parking space.


	

	64.6
	The renting of an assigned parking space, by an owner or tenant to a non-resident of Harbourside, is strictly prohibited.

	64.7
	On receipt of a written request by strata council, and in order to accommodate the priority needs of a new owner or a request from an owner for a second parking space, an owner who has three or more assigned or rented parking spaces shall:  

	
	a)
	relinquish one space without compensation, or

	
	b)
	exchange one assigned or rented space for a different space.  

	65.0
	Vehicle driving and parking

	65.1
	Underground parking spaces are for motor vehicles owned, leased or on loan to residents of Harbourside or their short-term guests or visitors. All other vehicles, are prohibited.

	65.2
	Parking spaces must not be used to store surplus furniture, building materials, gardening  materials, or anything  except motor vehicles or bicycles.

	65.3
	No owner or tenant shall store or keep a derelict or uninsured vehicle on common property or in their assigned parking stalls.

	65.4
	Vehicles dripping oil or fuel may be prohibited from parking until repairs are made and owners who allow oil-dripping vehicles to park in their assigned parking space(s) will, on notification by Strata Council, clean up all drippings or, on failure to do so within 30 days, may be subject to a fine and be assessed the full cost of clean up.

	65.5
	Owners and tenants are fully responsible for any damage to common property caused by the operation of their vehicles, or damage caused by a guest, or by an automobile owned and/or operated by a guest.

	65.6
	If an owner, tenant or occupant is found to be in contravention of sections 65.1,  65.2, 65.3, 65.4 the owner will be subject to a fine of $100.00, applied in accordance with section 135 of the Strata Property Act and sections 3.1 and 5.1 of these bylaws. 

	66.0
	Solicitation activity

	66.1
	Regardless of the merits of the cause or the organization, or for personal benefit, there shall be no solicitation either directly, on the notice boards, or by flyers left under doors. 

	66.2
	If an owner, tenant or occupant is found to be in contravention of section 66.1 the owner or tenant shall be subject to a fine of $100.00, applied in accordance with section 135 of the Strata Property Act and sections 3.1 and 5.1 of these bylaws.


	
	

	66.3
	Notwithstanding section 66.1, the annual campaign in support of the James Bay Community School shall be permitted to carry-out a fund raising activities during the month of December.
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