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TO The Owners, Strata Plan BCS2401   6322.002 

Manhattan Skye 

Window Review 

C/O Ms. Tara Hooge   

EMAIL thooge@baysideproperty.com   

 Bayside Property Services Ltd.  

Suite 100-6400 Roberts Street  

Burnaby BC V5G 4C9 

 

  

 DATE January 26, 2016  

    

REGARDING Window Review  

Dear Ms. Hooge, 

As requested by The Owners, Strata Plan BCS2401 (Owners), RDH Building Science Inc. 

(RDH) is pleased to provide this report of a window review for the townhouse complex 

known as Manhattan Skye, located at 19551 66th Avenue, Surrey, BC. 

1 Introduction 

1.1 Background 

Manhattan Skye is a 119-unit townhouse complex constructed in approximately 2008.  

We understand that the Owners have been experiencing localized issues related to the bay 

windows. For this reason and to assist with future planning, the Owners wish to obtain 

more information regarding the current condition of this specific building enclosure asset. 

Reviewing the windows in more detail will assist with planning and the prioritization of 

possible maintenance, repairs, and renewals.  

1.2 Scope of Services 

The following section describes the localized building enclosure review services outlined 

in our accepted proposal (accepted October 05, 2015): 

1) Review any available documentation pertaining to the original design and 

construction of the building enclosure. This documentation should ideally include full 

sets of architectural and structural drawings. If available, obtaining any window shop 

drawings would also be of assistance. 

2) Review any documentation relevant to any window concerns including documentation 

from the property manager, previous reports, photographs, and information related 

to any previous repair work undertaken.  This review of the documentation and 

history of the complex will lead to a more effective and focused field investigation. 

3) Field investigation services, consisting of the following: 

a) A visual review of the interior conditions of sample units in order to assess the 

influence of in-service conditions of units on the performance of the existing 

windows.  To undertake the interior review, we will require access to a number of 

suites, preferably any that are currently experiencing problems. Based on our 



 

Page 2 RDH Building Science Inc. 6322.002 

correspondence, it is our understanding that units 4, 25, 31, and 83 are currently 

experiencing window issues.  

b) A visual review of the exterior of the complex. During the visual review, we will 

focus on areas that have reported window concerns. This visual review will be 

conducted from the ground and ladders, as well as from some of the balconies. 

c) In order to determine the condition of hidden building components; confirm the 

building construction; and/or trace the origin of possible water ingress, we will 

need to make exploratory openings adjacent to the windows. The openings will 

likely be made from the interior through the gypsum board. However, we may 

also need to complete localized exterior openings as well (see photos below). The 

openings will consist of cutting, removing, or coring the exterior cladding and/or 

interior gypsum wallboard and conducting a visual review of the underlying 

components. We anticipate that approximately 6 exploratory openings will be 

required. 

4) Develop conceptual renewals and repair work recommendations based on the results 

of our investigation. These will include a discussion of alternative approaches 

including phasing of potential work, where appropriate. 

5) Prepare and submit a report to the Strata Council. We will meet with the Council to 

present the report to better explain the report’s findings and associated implications, 

as well as to address questions. 

2 Observations 

2.1 Document Review 

As part of the accepted scope of services, RDH carried out a document review.  The 

following documents were provided to RDH for review: 

TABLE 2.1 DOCUMENTS REVIEWED 

Original Architectural 

Drawings 

“Reissued for Building Permit” set, dated December 4, 

2006.  Prepared by Points West Architecture.  Drawing 

sets for the following buildings throughout the complex 

were provided:  A-1, A-2, B, C-1, C-2, C-3, C-4, D, E, and 

Amenity Building.  Drawing sets for each type of building 

generally consisted of the following: 

 A-1: General Notes & Drawing Index 

 A-2: Site Plan 

 A-3: Lower Floor Plan 

 A-4: Main Floor Plan 

 A-5: Upper Floor Plan 

 A-6: Roof Plan 

 A-7: Front Elevation 

 A-8: Rear Elevation 

 A-9: Side Elevations 

 A-10: Cross Sections A-A, B-B, C-C & Section D 
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TABLE 2.1 DOCUMENTS REVIEWED 

 A-11: Construction Types Schedule 

 A-12: Door and Window Schedules 

 A-13: Details 

Documents Relating 

Specifically to Windows  

None provided 

The architectural drawings that were provided describe the general arrangement of the 

buildings throughout the complex. The details included in the architectural drawing 

packages typically illustrate wall, ceiling and stair details. The architectural details did not 

describe the window detailing or window construction in significant detail. 

No window shop drawings were available to review.  RDH noted a sticker on one window 

assembly in the complex that read “Tyee MFG.”  We assume this sticker is indicating the 

window manufacturer is “Tyee Windows” of Abbotsford, British Columbia.  The Tyee 

Windows 2600 series casement window and 6300 series nail-on slider window are similar 

to those installed at Manhattan Skye.  Tyee Windows advertises a 20-year warranty for 

their window assemblies.   

2.2 Description of Assemblies 

The window review was focused on bay windows throughout the complex. Based on our 

review of the architectural drawings, sheet A-12: Door & Window Schedules the following 

was noted: 

For the purpose of describing the difference in two similar assemblies, the distinction 

between “bays” and “bay windows” is described below: 

Bay: Rectangular shape, typically one window installed at the widest face of the projection 

(Figure 2.1). 

 

Figure 2.1 

Photo of a typical bay at 

Manhattan Skye. 
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Bay Window: Faceted shape, typically 1 larger window installed at the outermost 

projection with 2 smaller windows installed at each side adjacent to the larger window 

(one at each side, Figure 2.2).  The larger fixed windows appear to be connected with a 

coupler at the transition from the large casement vent. 

 

Figure 2.2 

Photo of a typical bay window 

at Manhattan Skye. 

 

 

Figure 2.3 

Drawing of 

Window Type H - 

Casement type 

window with 

components 

labeled.  Drawing 

reproduced from 

architectural 

drawings, sheet A-

12: Door and 

Window Schedules. 

This casement 

type window is the 

typical casement 

window installed 

at bay window 

assemblies 

throughout the 

complex.   

 

Frame (outer vinyl 

framed portion) 

Sash (inner vinyl 

framed portion) 

IGU or sealed unit 

Casement 

operable vent 
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Figure 2.4 

Drawing of 

Window Type J – 

Fixed glass 

window with 

components 

labeled.  Drawing 

reproduced from 

architectural 

drawings, sheet A-

12: Door and 

Window Schedules. 

This fixed glass 

type window is the 

typically installed 

adjacent to 

casement type 

windows at bay 

window assemblies 

throughout the 

complex.   

 

 

Figure 2.5 

Drawing of 

Window Type A – 

slider type window 

with components 

labeled.  Drawing 

reproduced from 

architectural 

drawings, sheet A-

12: Door and 

Window Schedules. 

Window Type A – 

Slider type window 

is the typical 

window installed 

at bays 

throughout the 

complex. 

The insulating glazing units (IGUs) installed within the bays and bay window assemblies 

are typically exterior glazed assemblies (glazing stops installed at the exterior), with the 

exception of casement type vents at bay windows.  Casement type vents are interior 

glazed (glazing stops installed at the interior).  The IGU spacer appears to be a proprietary 

“Swiggle Strip” type spacer. 

At bay window assemblies, RDH noted what we assume are weep holes at the exterior of 

the window frame below fixed glass type glazing (Figure 2.6).  At bay assemblies, there 

are what we would expect to be weep holes for the window frame noted below the fixed 

glass type glazing (Figure 2.7). 

There are typically sill tracks installed at the interior below fixed glass type windows 

(Figure 2.8).  Sill tracks are not typically installed below casement vents or at slider type 

Slider operable 

vent 

Sash (inner vinyl 

framed portion) 

 

Frame (inner 

vinyl framed 

portion) 

 

IGU or sealed 

unit 

Frame (outer 

vinyl framed 

portion) 

 

IGU or sealed unit 
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window assemblies (Figure 2.9).  There is a secondary track installed at Window Type A 

above the fixed glass and slider vent (Figure 2.10).  There do not appear to be drain holes 

installed in the sill track or secondary track.  

Without window shop drawings it is difficult to discern the hardware and locking 

mechanisms for the windows assemblies installed at Manhattan Skye.  Casement type 

vents are operated by a crank, and locked with a 2-point locking mechanism.  The 2 

points of the locking mechanism are located near the bottom and top edges of the 

casement vent.  At casement type operable vents RDH noted a dual-arm type operator as 

manufactured by “Truth”, Observations regarding the casement type window operator 

hardware is discussed in section 2.3.1 of this report.    

At slider type vents, RDH noted sliders are installed on rollers and contained within a 

grooved slider track.  RDH could not confirm the details of the slider locking mechanism.  

 

Figure 2.6 

Photo taken at bay 

window assembly at 

suite 84. 

 

 

Weep holes 

 

 

Figure 2.7 

Photo taken at bay 

near suite 59. 

 

 

Weep holes 
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Figure 2.8 

Photo of bay assembly 

taken at interior of 

suite 83, south 

elevation. 

IGU 

Swiggle spacer (black) 

Sill track 

 

 

Figure 2.9 

Photo of bay window 

assembly taken at 

interior of suite 83, 

south elevation. 

Casement vent 

 

 

 

Figure 2.10 

Photo of bay assembly 

taken at interior of 

suite 70.  

 

IGU 

Secondary track 

IGU 
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2.3 Observations: Interior Review 

RDH carried out interior reviews of windows at representative units on November 20, 

2015. The weather at the start of the review was clear with a temperature of 

approximately -1
o

C. RDH gained access to the following suites: 

 10, 25, 30, 31, 44, 70, 83 

The following typical items of concern were noted at each of the units during the interior 

review: 

A: Condensation at interior side of glazing (Figure 2.11) 

B: Mould on or around window frames (Figure 2.12 & Figure 2.13) 

C: Difficulty opening or closing operable vent of window 

D: Exploratory opening 

TABLE 2.2 INTERIOR REVIEWS SUMMARY 

Suite 

# 

Window Type 

& Vent 

Floor 

Level 

Elevation Room A B C D 

10 Bay - slider 2 South Living room   X  

25 Bay window* 2 East Kitchen  X X  

25 Bay window – 

casement vent 

2 West Living room     

30 Bay window – 

casement vent 

2 South Living room     

31 Bay window – 

casement vent 

2 South Living room    X 

31 Bay window – 

casement vent 

3 South Master 

bedroom 

X X   

31 Bay window – 

casement vent 

3 North Bedroom X X   

44 Bay window – 

casement vent 

2 East Living room   X  

44 Bay window – 

casement vent 

2 West Kitchen   X  

70 Bay - slider 2 East Kitchen  X   

70 Bay - slider 3 East Bedroom  X   

70 Bay - slider 3 West Master 

bedroom 

X   X 

83 Bay window – 

casement vent 

2 South Kitchen X   X 

83 Bay window – 

casement vent 

3 South Bedroom X X X  

COUNT: 5 6 5 3 

TOTAL: 15 15 15 15 

PERCENT OF TOTAL: 33.3% 40% 33.3% 20% 

 

*= Bay window with sliding sash window instead of casement vents.  The type of windows 

installed at the suite 25 kitchen bay window do not match the windows indicated on the 

architectural drawings.  Vertical slider vents are installed in place of fixed glass side units.  

There is no casement vent installed at the suite 25 kitchen bay window.   
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Based on our interior reviews of windows, we can note the following: 

 About 1/3 of the windows reviewed from the interior had condensation at the interior 

pane of glass at the time of the review.  Additionally, about 40% of the windows 

reviewed from the interior had some sort of mould on or around the window frame, 

consistent with the effects of condensation of interior humidity. 

 About 1/3 of the windows reviewed from the interior had some sort of problem 

related to opening or closing the operable vent of the window.  In some cases, suite 

Owners reported they were hesitant to operate the windows because of the difficulty 

related to opening or closing the windows.  

 Exploratory openings at suite interiors were made below bay windows at 3 suites.  No 

evidence of water ingress or deterioration of wall components were noted at the wall 

areas reviewed.  Additionally, it is our understanding that there are no reports of 

active leaks relating to windows throughout the complex.  

 It is our understanding that the performance of the slider type windows at bays have 

varied at the complex.  Owners at suites 69 & 70 reported that modifications were 

made to the slider windows at bays in their suites in order to allow the sliders to close 

properly.  Slider type windows reviewed during the interior reviews were typically not 

problematic.  It is our understanding there are no active leaks associated with slider 

type windows at bays. 
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Figure 2.11 

Condensation on 

the interior 

surface of glass. 

Photo taken at the 

bay at the master 

bedroom of suite 

70. 

 

 

Figure 2.12 

Staining & mould 

on the window 

frame within slider 

vent track at a 

bay.  Photo taken 

at kitchen window 

at suite 70. 

 

 

Figure 2.13 

Staining & mould 

on the window 

frame of casement 

vent of bay 

window.  Photo 

taken at master 

bedroom window 

of suite 31.    

 



 

6322.002 RDH Building Science Inc. Page 11 

2.3.1 Window Hardware: Casement Window Operator  

During our interior review of the windows, RDH noted a manufacturer stamp on the 

window hardware of a typical casement vent at a bay window: “EntryGard Truth” (Figure 

2.14).  This is assumed to be the EntryGard dual arm operator series by Truth Hardware.  

It is important to note from the Truth Hardware technical documentation for the 

manufacturer’s recommendation regarding the sash weight for the operable vent of the 

window:  

“Sash weight should be limited to 60lbs. to insure ease of operation for the 

lifetime of the window. When used on a sash weighing over 60 lb., operating 

torque will noticeably increase and operator life will be reduced.” 

Without window shop drawings RDH cannot confirm thickness of glass used and other 

components used in construction of the window assembly. The thickness of glass used, 

other components used in construction of the window assembly, and the cumulative 

weight should be evaluated at a date when the window shop drawings are available.   

 

 

Figure 2.14 

Photos of 

“EntryGard” 

dual arm 

operator by 

Truth at 

casement vent 

of a bay 

window.  

2.3.2 Exploratory Openings 

RDH made 3 exploratory openings during the interior reviews of windows (Figure 2.15 to 

Figure 2.18). Additional exploratory openings were not made as there were no visually 

concerning items with respect to water ingress noted during our interior review at a 
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sampling of suites. The exploratory openings made at suites 70, 83 and 31 did not reveal 

damage to the underlying wall sheathing or framing at their respective locations.   

Colour codes are used to represent the moisture content reading and physical 

observations noted at exploratory openings. 

 

Figure 2.15 

Exploratory 

opening 

methodology 

 

EXPLORATORY OPENING #1  

  

Figure 2.16 

Suite #70, Third 

Floor, Master 

Bedroom 

West Elevation  

Below Window 

Jamb to Sill 

Interface 

Moisture Content: 8%  

Physical Observations: Sound  
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EXPLORATORY OPENING #2  

  

Figure 2.17 

Suite #83, 

Second Floor, 

Kitchen 

South Elevation  

Below Window 

Jamb to Sill 

Interface 

Moisture Content: 10%  

Physical Observations: Sound  

 

EXPLORATORY OPENING #3  

  

Figure 2.18 

Suite #31, 

Second Floor, 

Living Room 

South Elevation  

Below Window 

Jamb to Sill 

Interface 

Moisture Content: 10%  

Physical Observations: Sound  

2.4 Observations: Exterior Review 

RDH conducted an exterior review of bays and bay windows throughout the complex on 

November 20, 2015.  Only windows with an observable item of concern are noted on the 

table below.  Windows without an item of concern noted are omitted from the table.  

No visually concerning items were noted regarding slider windows at bays.  The exterior 

review predominately focused on bay windows throughout the complex.   

The following typical items of concern were noted: 

A:  Casement vent sash out of plumb: visible horizontal gap between the top non-

hinged side of the sash of the casement vent and the vinyl window frame 

B: Condensation at interior side of glazing 

C: Perimeter sealant joint between window frame and trim/adjacent wall area 

failing cohesively 

TABLE 2.3 EXTERIOR REVIEW SUMMARY 

Suite 

# 

Window Type Floor Level Elevation A B C 

18 Bay window – casement vent 2 West X   

18 Bay window – casement vent 3 West X   

48 Bay window – casement vent 2 East X   

48 Bay window – casement vent 3 East X   
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TABLE 2.3 EXTERIOR REVIEW SUMMARY 

66 Bay window – casement vent 3 East X   

71 Bay window – casement vent 2 East   X 

71 Bay window – casement vent 3 East X   

74 Bay window – casement vent 2 East X   

74 Bay window – casement vent 3 East X   

78 Bay window – casement vent 2 South X X  

78 Bay window – casement vent 3 South X   

79 Bay window – casement vent 3 South X   

83 Bay window – casement vent 2 South X X X 

83 Bay window – casement vent 3 South X   

86 Bay window – casement vent 2 West X   

86 Bay window – casement vent 3 West X   

90 Bay window – casement vent 2 West X   

90 Bay window – casement vent 3 West X   

104 Bay window – casement vent 2 North X   

104 Bay window – casement vent 3 North X   

110 Bay window – casement vent 3 East X   

113 Bay window – casement vent 2 East   X 

113  Bay window – casement vent 3 East   X 

114 Bay window – casement vent 2 East   X 

115 Bay window – casement vent 2 East X   

115 Bay window – casement vent 3 East X   

116 Bay window – casement vent 2 East X   

116 Bay window – casement vent 3 East X   

COUNT: 24 2 5 

TOTAL: 56 56 56 

PERCENT OF TOTAL: 43% 3.5% 9% 

Total is based on number of bay windows observable from drive-aisles throughout the 

complex.  

 Almost half of the casement vents of the bay windows reviewed from the drive aisles 

of the complex appeared to be visually out of plumb from the vinyl window frame to 

some extent.  A horizontal gap between the top non-hinged side of the sash of the 

casement vent and the vinyl window frame were typically observed.  As a result, the 

top of the operable vent and the window frame are not co-planar.  The horizontal 

distance visible between the sash and the window frame typically varied from 

approximately 1/4" to 1-1/2” (Figure 2.19). 

 2 windows were noted with condensation at what appeared to be the interior pane of 

glass during the exterior review (Figure 2.20).  It is important to note that the exterior 

review portion of the work was carried out in the afternoon.  As a result of the time of 

the review, we would expect condensation related issues to be less prevalent than 

they would when compared with the early morning interior review. 
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 Cohesive sealant failure (cracking sealant) was noted at 5 of the windows observable 

from the drive aisles.  It is important to note the width of perimeter sealant joints 

varied over the length of the joint.  Varying sealant joints were noted at the perimeter 

sealant joint between the vinyl window frames and adjacent wall assembly.  

 

Figure 2.19 

The sash is out of 

plumb. There is a 

visible horizontal 

gap between the 

sash of the operable 

vent and vinyl 

window frame.  

Photo of bay window 

at third floor level 

of unit 18 (west 

elevation). 

 

 

Figure 2.20 

Condensation at the 

interior pane of 

glass. 

Photo of bay window 

at second floor level 

of unit 78 (south 

elevation).  

 

 

Figure 2.21 

Photo of failing 

sealant. The sealant 

joint at this window 

frame to perimeter 

trim interface 

varied in width from 

approximately 1/8” 

to 1/2” 

Photo of bay window 

at unit 4 (north 

elevation) 
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3 Analysis 

During our interior review of windows at select suites, RDH noted 33% of windows of the 

windows reviewed during our interior review had condensation at the interior pane of 

glass. Additionally, 40% of the windows reviewed during the interior reviews had evidence 

of what we would expect to be condensation on the window frame in the form of staining 

or mould.  We would recommend that individual suite Owners be made aware of 

appropriate humidity control strategies to reduce the likelihood of condensation at the 

interior surface of glass. A technical bulletin prepared by the Homeowner Protection 

Office (HPO) has been appended to this report for distribution to Owners regarding 

condensation of interior humidity.  

RDH made 3 exploratory openings at suite interiors below windows. No significant 

damage, symptoms of water ingress, or evidence of excess condensation at the interior 

side of glazing draining into the wall assembly were noted at the exploratory openings.  

No window installation details were included in the original architectural drawings, 

consequently RDH could not verify the intended perimeter detailing methodology. The 

lack of staining on the framing or wall sheathing leads us to believe the perimeter 

detailing of the windows appears to be performing adequately. Additionally, RDH was not 

made aware of any active leaks relating to windows at the complex.   

RDH reviewed sealants at window perimeters during the exterior review. The sealant joint 

profiles at window frame to adjacent wall interfaces vary throughout the complex. Sealant 

joints are typically recommended to be a minimum of 3/8” to 1/2" wide, depending on the 

joint profile. The thinly applied sealant joints are more subject to excessive strain from 

expansion and contraction and are more likely to fail prematurely. Consequently, the 

sealants should be monitored for further signs of cohesive failure (cracking) or adhesive 

failure (sealant debonding from the substrate material). Sealant issues appeared to be 

localized to select windows at the time of the review. The threat of water ingress to the 

interior at the cracked sealants is fairly minimal. Condition of the sealants should be 

monitored as part of regular building maintenance for the complex.  

RDH did not have access to window shop drawings in order to confirm the manufacturer 

of the vinyl framed windows, or to confirm details relating to the internal construction of 

the vinyl windows.  However, as discussed in section 2.1 of the report the window 

assemblies appear to be manufactured by “Tyee Windows” of Abbotsford, British 

Columbia.  

During our exterior review of bay windows, almost half of the casement vents of the bay 

windows appeared to be out of plumb from the window frame, and appeared not to be 

closed properly. In a situation where a casement vent does not close properly, it is 

unlikely that both the top and bottom points of a 2-point lock mechanism will engage.  

The horizontal gap noted between the top edge at the non-hinged side of the sash of the 

casement vents and the vinyl window frames is consistent with what we expect from only 

the bottom lock point engaging. As a result of only the bottom lock point engaging: the 

top lock is likely applying a force on the sash of the casement vents when the window is 

closed.  The force applied at the top of the sash of the casement vents are likely 

exacerbating the problem of the visible horizontal gaps between sashes and the vinyl 

window frames. 
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The weight of the casement vents may also be contributing to issue of out-of-plumb 

casement vents.  The size of the casement vent is close to what we would expect to be the 

upper size limit of a vinyl-framed casement type vent. Over time the IGU within the 

casement vent may have sagged, or the dual-arm operator may have deformed from the 

torque applied by the weight of the IGU.  As a result of one (or both) of the factors 

described above, it is possible that the sash of the casement vent to has shifted out of 

plumb and does not close properly. 

The window operator hardware installed at the casement vents at bay windows essentially 

acts as a lever between the casement operable vent and the hinge of the window.  When 

the casement vent is opened, the torque applied from the self-weight of the casement 

vent will attempt to rotate the operator hardware. The window operator hardware will 

resist the torque to a certain point before deforming or bending.   

When the casement operable vent is fully open the torque applied will likely be the 

greatest, and it will be more likely that the window operator hardware may temporarily 

deform or bend.  This is consistent with the verbal accounts of some suite Owners who 

claim that the casement operable vents are more difficult to close after the windows are 

opened for a prolonged period over the course of a day. 

The window manufacturer should review the issues relating to the operation of bay 

windows & bays and propose a solution.  The windows may still be covered by a 

manufacturer warranty by Tyee Windows.  The manufacturer may have a solution that 

involves minor adjustments to the window hardware.  If minor adjustments to the window 

operator hardware are not suitable to fix the problem, more significant work involving 

replacement of some of the window components may be required. 
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What is condensation and how
does it form in my home? 

Condensation occurs in your home
when moist air comes into contact
with a surface which is at a lower
temperature. Moist air contains water
vapour — commonly referred to as
humidity. Indoors, we can increase
humidity through our activities and
lifestyle. If a surface in your home is
cold enough, the air in the immedi-
ate vicinity of the surface will be
cooled sometimes causing the mois-
ture in the air to condense or change
into a liquid on the surface.

Condensation forms first on the
coldest surfaces of a room, usually
on glass surfaces of windows and
doors. These surfaces are typically
cooled by lower exterior tempera-
tures during the winter months
much more easily than the walls
which are kept warm by insulation.
For example, if it is cold enough
outside and/or warm and humid
enough inside, condensation may
occur on or around your windows
resulting in fogging, water or ice on

the windows themselves or even a
puddle of water on the window frame
or sill. Other examples of condensa-
tion in your home can include damp
spots or mildew on outside wall 
corners, closet walls or baseboards.
Areas of your home with poor air
circulation, such as behind furniture
or in a cupboard or closet, can also
be susceptible to condensation.  

A small amount of condensation
appearing on a surface may not nec-
essarily be a problem, depending on
the amount of moisture that forms,

Avoiding 
Condensation Problems

Maintaining your building 
envelope
This publication is one in a series 
of bulletins designed to provide
practical information on the main-
tenance of the building envelope 
of multi-unit residential buildings
including townhouses, low-rise
and high-rise residential buildings.   

What is a building envelope?
The building envelope includes all
parts of the building (assemblies,
components and materials) that
are intended to separate the interior
space of the building from the
exterior climatic conditions. It in-
cludes, for example, the foundation,
exterior walls, windows, exterior
doors, balconies, decks and the roof.

Who should read this bulletin?
Anyone who lives in or looks after
a multi-unit residential building
should read this bulletin including
residents/unit owners, strata 
councils, housing co-ops, mainte-
nance managers, property man-
agers or building owners. Proper
maintainance of the building enve-
lope can help prevent damage and
avoid costly repairs in the future.

This bulletin is funded by the
Homeowner Protection Office in
partnership with Canada Mortgage
and Housing Corporation and
Polygon Homes Ltd. 
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Have you ever noticed water
droplets on your window or black
staining on the drywall of your
walls? Have you ever wondered
why the moisture returns around
your windows after you have
wiped it away? This type of 
moisture is from the interior air 
and is commonly referred to as 
condensation.  

✧

M
ai

nt
en

an
ce

M
at

te
rs

#

If a surface in your home 
is cold enough, the air in 
the immediate vicinity of 
the surface will be cooled 

sometimes causing the 
moisture in the air to 

condense or change into a
liquid on the surface.

Condensation forms first on the coldest
surfaces of a room, usually on glass
surfaces of windows and doors.  



how long it stays, and whether it
accumulates on surfaces that can be
damaged by water. Condensation can
be short-term during a severe cold
spell, or occur in a localized area such
as kitchen, bathroom or laundry room.

In many instances, condensation mois-
ture simply evaporates back into the
air once the surfaces warm up or the
moisture source is reduced. An exam-
ple of this is moisture that condenses
on a bathroom window during a
shower and quickly disappears shortly
after the shower is turned off. How-
ever, as a general rule, steps should be
taken to avoid condensation problems
wherever possible as moisture can
lead to damage.

Why must I avoid condensation
problems?

Condensation can cause serious 
damage to the interior and structural 
elements of your home or building. If
condensation occurs frequently enough
and for prolonged periods of time,
materials in contact with the moisture
may be damaged. Drywall and wood
finishes around windows are two
examples of materials in your home
that can readily absorb moisture and
become damaged if they remain wet
for a sustained period of time. If left
unchecked, condensation problems
can cause: 
• crumbling or soft spots in drywall
• decay in wood framing or corrosion

of steel framing
• peeling paint
• damage to the insulation inside the 

walls, and
• mould and mildew problems in your

home.

Most importantly, taking preventative
steps to avoid condensation from
occurring in your home will help pre-
vent avoidable and expensive problems
in the future. 

Sources of moisture in the home

We add to humidity levels in our
home through our activities and
lifestyle. Water vapour is added to the
air in large quantities by our breath-
ing and perspiration, cooking, bathing,
cleaning and other daily activities.

How we produce humidity in our
homes

• A family of four can add moisture
to the air equivalent to 30 to 40
litres of water per week 

• Showering, cooking, bathing and
washing can add 15 to 20 litres 
per week

• Drying clothes indoors can add 10
to 15 litres per week

Source: Natural Resources Canada

Newly constructed homes may tem-
porarily exhibit a higher potential for
condensation as moisture in plaster,
cement and other building materials
escapes into the air during the first
heating season. This elevated level of
moisture in the air should taper off 
after a month or two. If it doesn’t,
you should inform your building or
maintenance manager of the situation.

What should the indoor tempera-
ture and humidity levels be?

Interior temperature and relative
humidity is often a matter of personal
preference, but exceeding recommend-
ed humidity levels for extended peri-
ods of time can lead to a higher risk
of condensation problems in your
home. The recommended relative
humidity level varies between winter
and summer, and by location.  

As a rough “rule of thumb”, interior
air temperatures should generally be
maintained between 18°C and 24°C
with relative humidity falling between
35% and 60% for the coastal temper-
ate climate regions of British Columbia
during the winter months. In colder
and drier regions of the province, inte-
rior humidity levels should be limited
to between 25% and 40% during the
winter months. If you are unsure of
the relative humidity in your home,
small devices called “hygrometers” can
be purchased that will allow you to
measure the humidity levels in your
home. See the “For more information”
section at the end of this bulletin for
references to other publications that
provide information on how to meas-
ure humidity in your home.

Condensation has led to mould 
problems on the drywall.

2

As a general rule, steps
should be taken to avoid
condensation problems 

wherever possible as 
moisture can lead to damage.

hygrometers
measure

humidity levels

Evidence of problems resulting from
condensation can be seen on the 

interior window sill.

Taking preventative steps to
avoid condensation will help 
prevent problems in the future. 
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Humidity cannot be eliminated from
the air altogether. It is needed to
maintain a comfortable and healthy
interior environment. Without humid-
ity we would suffer from chapped lips
and dry skin, sore throats, breathing
problems, static electricity, and dam-
age to equipment and furniture. How-
ever, if humidity gets too high, prob-
lems will arise in your home such as
condensation, musty smells, mould
growth, allergic reactions and damage
to walls and interior finishes. 

How do I avoid condensation prob-
lems?

There are number of steps that you
can take to prevent condensation prob-
lems from occurring in your home.

1) Reduce the amount of moisture or 
humidity generated in your home
• Do not regularly hang large 

amounts of clothes to dry indoors. 
Wherever possible, dry your clothes
in a dryer with an outside vent.

• Shut off the humidifier if you are 
using one.

• While cooking, put a lid on boil
ing water — it will also boil faster!

• Try to have shorter showers. You 
will save the energy required to heat
the water and conserve on water.

• Ensure the lint trap in your 
clothes dryer is clean. The lint trap 
should be inspected and cleaned 
before each use.

• As much as possible, try to wash 
full loads of dishes in the dishwasher.

• Do not store wood for your fire
place indoors.

2)Promote good air circulation in 
your home 
• Open blinds and drapes so that air

can circulate freely over the windows.
• Direct heat towards exterior walls

and windows.
• Where condensation at window 

sills is a persistent problem, 
remove any objects on the win-
dow sill such as books, photo-
graphs, and knickknacks as they 
prevent air from circulating and 
removing the moisture.  

• Move furniture such as sofas and 

bookcases so they are not touch-
ing outside walls. This will improve
air circulation around the cooler 
outside wall and reduce condensa-
tion potential.

3)Promote good ventilation in your 
home
• Use the kitchen exhaust fan or 

range hood to remove humidity 
generated by cooking. Note: the 
exhaust fan or range hood should
be vented to the outside. 

• Use bathroom fans and humidis-
tats (if you have them) while bath-
ing or showering. Some bathroom
exhaust fans are connected to a 
humidistat that can be preset to 
ventilate the room when the 
humidity reaches a certain level, 
and keep the fan running until the
humidity is below that set point. 
It is important that humidistats be
set to the appropriate level and 
not turned to “off”. If the bath-
room does not have a humidistat, 
the exhaust fan should be left 
running for a period of time after 
bathing or showering to remove 
the excess moisture from the 
bathroom. The exhaust fan 
should be vented to the outdoors.  

• Some newer homes have a pre-set 
principal exhaust fan. Ensure that
this fan is set to run for two 4-
hour periods per day.

• Open windows periodically and 

ensure that fresh air intake vents 
are not blocked.

• Make sure exterior vent hoods for
your dryer, bathroom and kitchen
vents are unobstructed and oper-
ating freely. Clothes dryers that 
take longer to dry than usual, and
kitchen or bathroom fans that 
seem to not move the air could be
signs of some obstruction in the 
duct or the outlet. Keeping vent 
hoods and lint traps clear will 
also reduce the amount of energy 
required to dry the clothes, thus 
reducing utility bills. Qualified 
professionals should be used to 
carry out this maintenance item. 

• Consider upgrading your kitchen 
or bathroom fans. If you feel that 
your kitchen or bathroom fans 
make noise, but don’t seem to do 
anything, you may be right. Some 
older or cheaper units may not 
work effectively and tend to be 
noisy. A simple upgrade is rela-
tively inexpensive and will often 
dramatically improve perform-
ance. Look for units with high air
movement measured in cubic feet 
per minute (cf/m) or litre per sec-
ond (L/s), and a low noise rating
measured in decibels (dB) or sones. 

In most cases you can address high
humidity and condensation through
reducing the amount of humidity gen-
erated in your home. Ventilation may
only reduce humidity levels if the air
introduced into the room is drier than
the interior air. When ventilation is not
effective at lowering the humidity suf-
ficiently, you may need to incorporate
the use of a dehumidifier (or air con-

Use bathroom fans, and humidistats if you
have them, while bathing or showering.

Use your kitchen exhaust fan or range 
hood to remove humidity generated by 

cooking. The exhaust fan should be
vented to the outside.
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For more information
1. “About Your House” fact sheets on The Importance 

of Bathroom and Kitchen Fans (CE 17), Measuring 
Humidity in Your Home (CE 1), Choosing a 
Dehumidifier (CE 27) published by Canada Mortgage 
and Housing Corporation (CMHC). Available online 
at www.cmhc.ca.

2. “Moisture Problems: Why Should I Worry About 
Moisture Problems?”, published by Natural 
Resources Canada, EnerGuide for Houses. Available 
online at www.oee.nrcan.gc.ca.

3. “Condensation on Inside Window Surfaces” 
(Canadian Building Digest 4), “Moisture Problems in 
Houses” (Canadian Building Digest 231), and “Current
Approaches for Mechanical Ventilation of Houses” 
(Construction Technology Update No. 15) published 
by National Research Council of Canada’s Institute 
for Research in Construction. Available online at 
www.irc.nrc-cnrc.gc.ca.

4. “Best Practice Guide to Wood-Frame Envelopes in 
the Coastal Climate of British Columbia”, published 
by CMHC and available online at www.cmhc.ca.

5. See your building’s maintenance manual.

Note: This bulletin and others are available on the HPO
website.

ditioner) to further reduce humidity
levels. However, this should be con-
sidered as a last resort after you have
taken necessary steps to reduce the
amount of humidity generated in your
home. Also, dehumidifiers require
electricity to operate and, therefore,
may be an expensive option for you
to pursue. 

Dealing with persistent condensa-
tion problems

Condensation is usually a localized
problem that you can address by tak-
ing the steps described above to reduce
the humidity or to promote good air
circulation and ventilation in your
home. However, if you have taken
these steps and continue to experience
condensation problems, other problems
may exist that are more appropriately
addressed by your maintenance 
manager or a qualified professional.
Symptoms related to persistent 
condensation problems include:
• windows that continue to have

water droplets or that fog up, frost
or get ice build-up, even after you
have taken necessary steps to lower
humidity levels and prevent conden-
sation in your home

• black staining on the inside of
walls, mainly in corners and near
the floor or ceiling

• mould or mildew growth
• ice or frost under roof sheathing-

boards
• delamination of plywood materials
• damp or moist basement walls or

floors

Report persistent condensation prob-
lems to your maintenance manager.
Persistent condensation problems may
relate to air leakage in your home,
typically at the base of the wall,
(sometimes causing black staining at
carpet edges) or at electrical lighting
and receptacle outlets, and around
windows1 and doors. This air leakage
can allow cold air into the wall assem-
bly and thus cool the wall and increase
the potential for condensation. In other
cases, it may be necessary to bring
warm air to cold surfaces, either by
changing the building’s heating patterns
or by providing dedicated heat sources
to problem areas. 

Blowing warm air at problem areas
has the additional effect of encourag-
ing evaporation at the problem loca-
tion. In some cases the solution may
be to insulate surfaces against cold
temperatures, usually by increasing
insulation levels in the walls behind
the problem areas. The solutions to
each of these potential problems, how-
ever, must be carried out by qualified
professionals and co-ordinated by your
maintenance manager. 

ACTION PLAN TIPS

• Take steps to avoid condensation
problems in your home:

˚ Reduce the amount of moisture 

or humidity generated in your
home. For example, do not hang
laundry to dry indoors and take
shorter showers. 

˚ Promote good air circulation in
your home. For example, open 
blinds and drapes and move 
furniture so that it is not touch-
ing an outside wall.

˚ Promote good ventilation in
your home. For example, use
kitchen exhaust fans, bathroom
fans and humidistats as well as
consider upgrading your exhaust
fans if they are poor performers. 

• If a persistent condensation problem
becomes evident (after taking the
above steps), notify your mainte-
nance manager. A qualified profes-
sional may be needed to address the
underlying cause of this problem.
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Disclaimer
This bulletin is intended to provide readers with general 
information only. Issues and problems related to buildings and
construction are complicated and can have a variety of causes.
Readers are urged not to rely simply on this bulletin and to
consult with appropriate and reputable professionals and 
construction specialists before taking any specific action. The
authors, contributors, funders and publishers assume no liability
for the accuracy of the statements made or for any damage,
loss, injury or expense that may be incurred or suffered as a
result of the use of or reliance on the contents of this bulletin.
The views expressed do not necessarily represent those of
individual contributors or the Homeowner Protection Office.

The regulations under the Homeowner Protection Act contain
specific provisions requiring owners to mitigate and restrict
damage to their homes and permitting warranty providers to
exclude coverage for damage caused or made worse by 
negligent or improper maintenance. These apply to both new
and building envelope renovated homes covered by home 
warranty insurance. Failure to carryout proper maintenance 
or carrying out improper maintenance either yourself or
through qualified or unqualified personnel may negatively
affect your warranty coverage. Refer to your home warranty
insurance documentation or contact your warranty insurance
provider for more information.

Contact

1 In some climates, such as central and northern British
Columbia, a historical remedy for condensation around win-
dows was to open the window slightly to allow the very dry
outdoor air to mix with the relatively humid indoor air and
reduce the potential for condensation. This approach is NOT
recommended as it can result in condensation and serious
damage in parts of the wall that are not visible to the occu-
pants. It also results in a large consumption of energy. 
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July 18, 2014 
 
The Owners, Strata BCS 2401 
Manhattan Skye 
19551 - 66 Avenue 
Surrey, BC, V2Y 1J4 
 
c/o Tara Hooge, Property Manager 
Bayside Property Services Ltd. 
100-6400 Roberts Street 
Burnaby, BC, V5G 4C9 
 

Thank you for the opportunity to produce your Strata’s Depreciation Report (the “Report” or 
“DR”).  The Report was prepared at the request of Ms. Hooge, on behalf of the Owners, Strata 
BCS 2401—Manhattan Skye (“Strata”). 

The purpose of the Report is to help the Strata make informed decisions about managing the 
renewal of common property assets. The Report describes the reserve fund concepts and 
major reserve fund items. It provides current and future replacement costs and provides 
alternative funding plans. The financial model is a complex document and should be reviewed 
in detail and within the context of this report.  A list of definitions is included in the appendices.  

A draft financial model report was presented to members of the Strata Council and updates 
were made based on the feedback provided. 

We recommend that a review of the Reserve Fund capital spending, income and funding 
assumptions be carried out annually by the Strata Corporation to monitor the Reserve Fund 
balance at or near the time of the Annual Budget meetings.   

As the physical and financial state of the commonly owned assets change, the Report will 
require updating.  We recommend that a new Report be carried out every 3 years as per the 
Strata Property Act.  Normac Appraisals Ltd. would be pleased to continue as your provider in 
the future.   

We appreciate the opportunity to prepare this report for you.   

 

 

Respectfully submitted, 

 
 

NORMAC APPRAISALS LTD. 
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confidential in nature.  All rights reserved. No part of this report shall be 
reproduced or used in any form by and means, graphic, electronic or 
mechanical, including photocopying, recording, typing or information storage 
and retrieval, without the written permission of the author. 

 

Notwithstanding the foregoing, the applicant herein has permission to 
reproduce the report in whole or in part for the legitimate purposes of 
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1.0 INTRODUCTION 

Normac Appraisals Ltd was retained by the owners of the Strata BCS 2401 or their 
representative to prepare a Deprecation Report (the “Report”).  The Strata, constructed circa 
2007, consists of 119 suites in 22 buildings, amenity building, and various site improvements. 

The purpose of the Report is to help the Strata make informed decisions about managing the 
renewal of common property assets.  We inspected the complex, discussed the complex with a 
representative of the owners and reviewed the documents made available to us.  From these 
interviews, documents and visual review we prepared this report.  A list of definitions is 
included in the appendices. 

The report is prepared to meet the requirements of the BC legislation and follows established 
Reserve Fund Planning Standards of the Real Estate Institute of Canada that exceed the 
regulatory requirements. These standards, presented throughout this Report, consist of 
investigations, analyses and calculations that provide realistic and supportable reserve fund 
estimates. 

This report outlines our review of the common assets and our estimates of the assets’ life-cycle 
as well as the cost to replace these assets.  As the common assets change and age, the Report 
will require updating.  

1.1 STRATA OVERVIEW 

All building components are subject to physical deterioration as a result of exposure to 
elements, general usage, impact damage, or due to technological advancements.  This 
deterioration results in the requirement for maintenance and/or renewal strategies over time.  

This report identifies the common asset components and assesses their quality, normal life 
span, and present condition.  To further help with planning a time schedule for repairs and/or 
replacement is presented. 

The property assets are considered to be in good condition overall.  In preparing this report we 
noted that the Strata takes great pride in the property and is quite active in its management 
and maintenance.  The table below provides a summary of the key property information 

 

Property Overview

Strata type Residential

Usage Residential Townhomes

Date of construction 2007

Number of buildings 22                

Number of strata lots 119              

Number of stories above grade 4                  

Total site area (square feet) 192,230        

Combined building area with garages/parkade (square feet) 218,710        



NORMAC APPRAISALS LTD. – Depreciation Report, Strata BCS 2401, Manhattan Skye 

 

File # D12978, July 18, 2014 

Page 8 of 61 

1.2 MAJOR RENEWAL AND REPAIR PLANNING 

It is estimated that over the next 30 years, there will need to be an investment in renewing 
assets.  Estimated costs have been calculated using cost guides, contractor quotations, 
historical repair costs, and our own programs and databases.  The breakdown of expenditures 
by major component is listed below.  

 

The graph below shows the breakdown of expenditures by major component type over 30 
years.  

 

 

Major Expenditures

Replacement 
Costs in 

Current $ 

Substructure and Structural 228,800        

Exterior Enclosure 5,349,100     

Interiors 67,200          

Plumbing 17,800          

Electrical 50,000          

Safety and Security 34,500          

Site Components 679,800        

Contingency 11,900          

6,439,100     
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The chart below shows the value of expenditures by year 

 

1.3 FINANCIAL REVIEW 

A key part of preparing a Depreciation Report is the financial planning and review.  We 
reviewed the documents available to determine the starting position of the Strata’s operating 
and renewal planning and historical expenditures.   

 

Below are key financial figures that form the starting point for the financial model. 
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Financial Overview (Note)

Last complete fiscal year end 41,547$        

Budgeted total strata fees 319,872$      

Budgeted fees for operating expenses/maintenance 290,910$      

Average maintenance fees per unit per month 204$             

Budgeted fees for contingency reserve fund contributions 28,962$        

Average CRF fees per unit per month 20$              

Reserve balance at end of last fiscal year 87,142$        

Material threshold 14,546$        

Note: As of September 30, 2013 the Strata had a painting fund, clubhouse fund, landscaping fund , and building
 washing fund in addition to the CRF fund. The total of these other funds was approximately $105,000. They are
not included in the CRF fund because we assume they relate to 2012 expenditures and are just a matter of
invoice payment timing.
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1.4 BENCHMARK 

After physically reviewing the components, reviewing the documents, assessing the lifespan of 
the components a Benchmark Analysis was prepared. The Benchmark Analysis shows the 
reserve components, including the life cycle analysis and the cost estimates on a single 
spreadsheet.  The Benchmark Analysis can be found in Section 7.0 of the report.  

The estimates represent the optimum reserve fund contributions without regard to the current 
financial position of the Strata Corporation or the current reserve fund contributions by unit 
owners.  Actual costs may vary depending on the time of tendering, the scope of work and the 
economic climate. However costs used assume quality construction and current standards.  

A summary of the Benchmark Analysis figures is shown below:  

 

1.5 FUNDING OPTIONS 

After reviewing the components, estimating costs and renewal dates for major building 
components, three funding scenarios are developed and presented.  These variations of 
funding can help the Strata make informed decisions about funding levels, timing of funding, 
and different types of funding.   

We noted that the Strata is currently meeting the statutory minimum contributions required 
under the legislation.  However the current legislation does not optimally determine the 
amount of funding required to maintain and renew assets in an optimal condition or present 
methods to avoid, minimize or plan for special levies.   

The three funding scenarios presented are described in more detail starting in Sections 8 & 10 
but can be summarized as follows.  

 Adequacy—this is a minimally funded model. The bottom line for this funding 
model is that sufficient funds are available for expenditures just as needed but no 
more.  

 Full Funding—as the name describes this is a maximum funding model. Monthly 
CRF are increased early and there are minimal special levies. 

Summary Benchmark Analysis Data

Current replacement costs 6,439,100$    
Future replacement costs 12,426,663$  
Current reserve fund requirements 1,250,392$    
Future reserve fund accumulation 1,888,019$    
Future reserve fund requirements 10,550,544$  
Annual optimal reserve fund contributions 415,916$      
Average annual optimal reserve contribution per month per unit 291$             
Interest rate 2%
Inflation rate 3%
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 Alternate Funding—this funding model is a hybrid between the minimum and fully 
funded models.  Monthly contributions are increased over time with a varying 
amount of special levies.   

 

There are many different variations of funding that can be prepared.  The table below shows a 
summary of the three funding options presented.  

 

The graph below shows a summary of the results of the three funding options, over 30 years. 

 
  

3 Funding Models, Comparison of Contributions over 30 Years

Adequacy  Full Alternate

Average annual CRF contributions 28,962$    484,888$   273,720$      
Average CRF contributions per month per unit 20$          340$         192$             
Average annual special levies 441,893$  900$         203,907$      
Average annual special levies per month per unit 309$        1$             143$             
Average CRF and special levies per month per unit 330$        340$         334$             
Percent of full funding value 3% 100% 50%

 Funding Type 

-$5,000,000 $5,000,000 $15,000,000

Closing CRF Balance

Closing CRF Surplus/(Deficit)

Total Regular CRF Contributions

Total Interest

Total Special Levies

Alternate Full Adequacy
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2.0 RECOMMENDATIONS 

Due to its past performance, the reserve fund for the Strata, with proper funding, will be in a 
good position. 

Normac’s recommendations, set out below and detailed in this report, will assist the Strata to 
achieve and maintain an appropriate Reserve Fund.  The sufficiency of a reserve fund not only 
requires the test of an estimated fully funded reserve fund, but also requires a test as to 
sufficient cash resources to fund all potential repairs and replacements, including unforeseen 
events and contingencies. Therefore, a reserve fund deficiency or shortfall does not 
automatically mean that the reserve fund is not sufficient. 

In our opinion, the current reserve fund balance, recommended annual contributions and 
earned investment income will sufficiently fund immediate and future reserve fund 
expenditures. 

1. The Strata should continue to review and execute a long-term contingency reserve fund 
strategy. 

2. Major repairs and replacements should continue to be recorded in, and funded from, a 
separate reserve fund account. 

3. The reserve fund should be fully invested in guaranteed securities, yielding at least 
2.0% per annum. 

4. The Strata Corporation should make such expenditures as necessary to maintain the 
property in optimum condition. 

5. The Strata may wish to consider forming a sub-committee to the Strata Council for 
contingency reserve fund planning. 

6. The Reserve Fund should be reviewed every year to ensure that the underlying 
assumptions are still valid and that the estimates remain current. 

7. The Strata should update the Depreciation Report Plan every three (3) years. 

8. Estimates from contractors should be obtained for repairs within 1-2 years of the 
component’s expected major repair or replacement. 

9. Approval for Reserve Fund spending is required.  The accumulated funds in the Reserve 
Fund are available for any major repairs or replacements of a common asset, so long 
as prior Strata Corporation approval has been granted. 

The Strata Property Act provides that the Strata Corporation prepares their own plan for future 
funding of the contingency reserve fund and that the Strata is not bound by the 
recommendations of the reserve fund planner.  Subject to the requirements set out in the 
strata Property Regulation, the Strata must determine the amount of the annual contribution to 
the contingency reserve fund. 

 



NORMAC APPRAISALS LTD. – Depreciation Report, Strata BCS 2401, Manhattan Skye 

 

File # D12978, July 18, 2014 

Page 13 of 61 

3.0 CERTIFICATION 

We hereby certify that we are prescribed persons empowered to conduct Depreciation Reports, 
as stipulated in Section 94 of the Strata Property Act, Revision 2009 and that Amanda 
McIntyre and Cathy Lau personally reviewed the property on October 1st, 2013, and that they 
personally examined the building plans and/or documents as identified herein. Also assisting in 
the Report was Cameron Carter and Gina Arsens. A Draft Depreciation Report was provided to 
the Strata Council on November 27, 2013. Feedback from the Strata Council has been included 
in this Final Report. To the best of our knowledge and belief, the information and data used 
herein are true and correct. 

We have no interest, present or prospective, in the property or its management. Neither the 
employment to prepare this Depreciation Report Plan nor the compensation is contingent on 
the amount of the Reserve Fund estimates reported.  Moreover, we are solely responsible for 
the Reserve Fund estimates reported herein. Those signing the report are covered by the 
Errors & Omissions Insurance of Normac.  

The Depreciation Report Plan was prepared in conformity with the Reserve Fund Study 
Standards, published by the Real Estate Institute of Canada, and it complies with the Strata 
Property Act 1998, Regulation 238/2011 (please refer to Appendix—C).   

 

 
______________________________________  
Cameron Carter, B.Comm., RIBC, CRP  | President 
  
 

______________________________________ 

Gina Arsens, CA, CBV, CRP | Vice President 

 

 
_______________________________________ 
Amanda McIntyre, Dipl. Arch. Tech. | Depreciation Report Planner 
 

 
_______________________________________ 
Cathy Lau, B. Comm. | Depreciation Report Coordinator 
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4.0 DEPRECIATION REPORT PROCESS 

PURPOSE AND METHODOLOGY 
A Depreciation Report is a financial planning tool used to establish long term planning for 
common property and common assets—and to establish a Contingency Reserve Fund (“CRF”) 
schedule for these assets.   

The Report is comprised of the following elements: 

1. it identifies the common reserve components and assesses their quality, normal life 
span, and present condition; 

2. it estimates the remaining serviceable years for each of the common reserve 
components and proposes a time schedule for repairs and/or replacement; 

3. it provides current replacement cost estimates including the cost of removing worn-
out items and special safety provisions; 

4. it projects the future value of current replacement costs at an appropriate and 
compounded inflation rate; 

5. it projects the future value of current reserve funds compounded at a long term 
interest rate; 

6. it calculates current reserve fund contributions required, along with investment 
interest projected, in order to fund future reserve fund expenditures. 

The Depreciation Report is a practical guide to assist the Strata Council in planning budgets, 
maintenance programs, and major repairs and replacements of assets.  

REPORT ASSUMPTIONS 
The Report is not intended to accurately predict the failure of building systems.  The scheduling 
provided for capital projects is based on a number of factors—both technical and non-technical 
in nature—which may be interdependent with other work.  The actual year during which the 
various items of work are carried out will depend on a number of factors that may not exist or 
be apparent at the time the Report was prepared. 

Reviews in the Report are based on random sampling and a visual review of the surface 
conditions.  Estimating reserves for major structural repairs, major mechanical components 
such as sewage, or common components not visible, are difficult to predict or quantify.  As a 
result, the report provides estimates for these components. 

This Report covers common expenses that usually occur less often than once a year or that do 
not usually occur.  Expenses that usually recur are assumed to be covered by the Operating 
Fund and are not included in this report.  There is also a material threshold test for common 
reserve expenses which is the greater of $5,000 or 5% of the current operating budget.  Items 
less than the material threshold are not included in the financial model for practical purposes. 
In some cases, an aggregate for an asset will be included in the report even though the 
individual components that form the assets have a replacement cost of less than the material 
threshold. 

Reserve fund estimates have been prepared without regard to the current financial position of 
the Strata Corporation or the current reserve fund contributions by unit owners, and as such, 
they represent the optimum reserve fund operation, which assumes that the Strata 
Corporation has continuously assessed adequate reserve funding from the beginning. 
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NORMAC PLANNING STANDARDS 
Regulation 238/2011 under the Strata Property Act, 1998, requires that a Depreciation Report 
Plan consist of a physical analysis of the building components and a financial analysis of the 
Strata’s Contingency Reserve Fund (please refer to Appendix—C).  

Normac Appraisals Ltd. follows established Reserve Fund Planning Standards of the Real Estate 
Institute of Canada that exceed the regulatory requirements and are now recognized and 
emulated across Canada. These standards, presented throughout this Report, consist of 
investigations, analyses and calculations that provide realistic and supportable reserve fund 
estimates. 

REVIEW OF RECORDS 
Our review and analysis on the Strata’s common assets is based on the complex statistics 
detailed above as well as on a review of the documents the Property Manager and Strata 
provided to Normac.  These records may include: 
 
1. Strata Plans and Architectural Drawings   
2. Financial Records  
3. Maintenance records 

4. Past remediation work performed 
5. Insurance appraisals 
6. Bylaws 

5.0 PROPERTY DESCRIPTION AND BUILDING COMPONENTS 

The Strata, constructed circa 2007, consists of 119 suites in 22 buildings, an amenity building, 
and various site improvements. The buildings are typically 3 storey on-grade structures with 
attached garages. There is one main drive aisle that provides access to all of the buildings and 
various visitor parking spaces throughout the property. 

Site plan 
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5.1 SUBSTRUCTURE & STRUCTURAL COMPONENTS 

  

  

Year Installed 2007 Description: The buildings sit on cast-in-place concrete 
foundations. According to the Structural Drawings the basement 
or ground floor of each building consist of concrete slabs-on-
grade. 

Where observed, the foundation walls appeared to be protected 
with a spray-applied waterproofing or damp proofing membrane 
with plastic drainage board (right photo). 

The above grade structures consist of conventional wood framing. 
The sloped roofs are constructed of engineered wood trusses and 
rafters. The floors consist of wood joists that are supported on 
wood-framed exterior and interior load bearing walls. 

Expected Life Span 60+ 

Observed Condition 5 

Repair or Replace 13 

  

Financial Review:  We understand that all structural components are original to the construction and 
that no major repairs have been completed since. 

Visual Review:  Generally most of the structural components of the buildings are concealed by exterior 
cladding. The structural components of the buildings, where viewed, appeared to be in good condition. 

Recommendations: The foundations and structures can deteriorate due to several factors such as 
hydrostatic pressure, building settlement, seismic activity, and moisture infiltration through any cracks in 
the foundation walls, and exterior wall cladding. Foundation walls located below grade are susceptible to 
leakage if cracks form along the walls allowing moisture to penetrate into the interior of the buildings. 
Structural components are typically expected to last the life of the buildings, so full replacements have 
not been considered in this Report. However, there is potential for failure for some of the waterproofing 
on the foundation walls.  

The repair project allows for localized excavation around the foundation walls, concrete repairs and 
replacement of localized areas of the waterproofing/damp proofing materials. Since it is not expected 
that all foundation walls will require repairs each time, we have allowed for approximately 5% of the 
total area to be addressed with each cycle, recurring every 20 years.  

S 1 — Foundation & Structures  
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S 2 — Balconies & Terraces 

Year Installed 2007 Description:  There are wood-framed balconies (left photo) and 
terraces (right photo). Terraces are similar to balconies, but are 
located over interior spaces. Both assemblies are constructed of 
wood-framed flooring that extends past the 2nd floor exterior 
walls. The wood flooring is protected with a single-ply vinyl sheet 
membrane.  

There are terraces at the rear side of the buildings located at the 
east side of the property. These terraces are concrete-framed, and 
are finished with a painted concrete finishing mortar. 

Expected Life Span 10-20 

Observed Condition 8 

Repair or Replace 7 

  

Financial Review:  We understand that all balcony and terrace components are original to the 
construction of the buildings. We understand that there have been no major repairs since. 

Visual Review:   We accessed and reviewed the balconies at the amenity building.  We assume that 
all balconies and terraces are similar to the ones accessed during our review. Where seen, we noted a 
few drip edges, along the outer edges of some of the membranes, with missing retention clips.  

Furthermore, the supplied Architectural Drawings describe the floor type over the garages (F15) to be 
finished with a 2-ply torch applied traffic grade approved waterproofing membrane. We noted that 
areas over interior spaces, referred to as terraces, are finished with a single-ply vinyl membrane, which 
is inconsistent with the reviewed drawings. 

Recommendations:  The use of vinyl membranes as a roofing membrane (over terraces) is typically 
not a common practice in current construction standards. Repairing this type of material often involves 
heat welding seams and precise accuracy that is difficult to accomplish, even by professionals, and can 
be quite costly. Typically full membrane replacement is recommended instead of repairs. 

The plan allows for periodic repair projects of the 2nd floor balconies and terraces.  The budgets include 
allowances for removal and replacement of the vinyl membranes at terrace locations with a single-ply 
asphalt based modified bitumen roofing membrane, and removal and replacement of the vinyl 
membrane at balcony locations. The first occurrence is planned for in 7 years. 

We assume that minor localized repairs, should they be required, are likely to be less than the Report 
threshold and covered by operating funds.  

We recommend that the Strata perform annual inspections of the balcony and terrace assemblies to 
take note and monitor their condition. 



NORMAC APPRAISALS LTD. – Depreciation Report, Strata BCS 2401, Manhattan Skye 

 

File # D12978, July 18, 2014 

Page 18 of 61 

  

S 3 — Balcony & Terrace Guards 

Year Installed 2007 Description: The balcony and terrace guards consist of 
prefinished aluminum picket-style assemblies, that are supported 
by aluminum posts secured to the front fascia. Adjacent terraces 
and balconies are separated with wood divider screens.  

Expected Life Span 30-40 

Observed Condition 8 

Repair or Replace 22 

  

Financial Review:  We understand that all balcony and terrace guards are original to the construction 
of the buildings and that no major repairs have been completed. 

Visual Review:  We assume that all balcony and terrace guard assemblies are similar to the guards 
reviewed, at the amenity building, at the time of our visit.  

We did not perform any physical test to ensure torque or bolt embedment of the fasteners. Where 
checked, the guards appeared to be securely fastened.  

Recommendations:  Aluminum guard assemblies have a typical life expectancy of 30-40 years.  

Allowances have been included in the plan for the removal and replacement of the guard assemblies, 
starting in the year 2035. Guard replacement projects are scheduled to occur with every other balcony 
repair project.  

We recommend that along with the annual inspection of the balcony and terrace assemblies, the Strata 
review the condition of the guards as well. 
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5.2 EXTERIOR ENCLOSURE COMPONENTS 

  

  

Year Installed 2007 Description:  The sloped roofs are protected with asphalt shingles. At 
overhangs the soffits consist of perforated vinyl panels. The roof 
valleys are protected with prefinished metal flashing.  At the perimeter 
of the sloped roofs there are prefinished aluminum gutters that 
connect downspouts, directing rain water to drainage piping that 
extends below grade. 

There are small sections of flat, or low-sloped, roof areas located over 
the electrical rooms. These areas are protected with a 2-ply asphalt 
based SBS modified bitumen membrane with a granule embedded cap 
sheet. 

Expected Life Span 20-25 

Observed Condition 5 

Repair or Replace 15 

  

Financial Review:  We understand that the majority of the roofing materials are original to the construction 
of the property.  According to the Strata documents, localized repairs have been completed at isolated areas 
throughout the history of the complex. We understand that due to roof leaks, localized repair of the roof 
areas over units 9 and 83 were completed in 2012. 

Visual Review:  The roof areas were viewed from grade and the balconies of the amenity building.   

Where checked, the roofs and gutters appeared to be generally clear of debris and the soffits were intact. 
Localized moss growth was observed on the surface of some shingles. We noted several locations where 
downspout extensions were missing at lower sloped roof areas, discontinuing the connection of the 
downspouts from the upper roof gutters and the lower gutters. This can likely be rectified during the next 
scheduled maintenance of the roofs. 

Recommendations:  Asphalt shingles and exposed modified bitumen membranes typically last 20-25 years 
with regular maintenance. Common factors that may result in premature failure of these roofing materials 
are weather exposure, manufacturing defects, poor installation, poor flashing details, inadequate slope 
(drainage issues), and general design issues.  

Based on our visual review and understanding of the component, the plan allows for replacement of the roof 
areas to be completed in approximately 15 years. As it is expected to be a large project, we have phased it 
over a 3 year term. Budgets have also been included for the replacement of the aluminum gutter, soffits and 
downspouts to occur with every other roof replacement. 

As a good maintenance practice, we recommend annual reviews and or associated condition assessment 
reports of the roof and attic spaces by a roofing professional.  

EE 1 — Roofing, Soffits, Gutters & Downspouts 
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EE 2 — Exterior Cladding 

Year Installed 2007 Description:  The buildings are primarily clad in vinyl siding. Portions of 
the second and third floors are also clad in painted fiber cement board 
siding with painted wood battens. There are also areas of the exterior 
walls that are clad with masonry veneer. There is painted wood trim work 
around window and door perimeters, and painted wood fascia boards at 
all sloped gable roof ends.  

The Architectural Drawings indicate that the exterior walls are designed 
as a rain-screened assembly, incorporating a drainage cavity. 

Expected Life Span 30-35 

Observed Condition 5 

Repair or Replace 25 

  

Financial Review:  We understand that the cladding materials are part of the original construction. We are 
unaware of any significant repairs or replacements of this component.   

Visual Review:  We reviewed the exterior cladding from grade and the balconies of the amenity building.  
Where checked, the vinyl siding, fiber cement panels, wood battens, fascia and wood trim were generally 
free of visual damage.  

The masonry was generally free of cracking or mortar deterioration, where checked.  We noted some areas 
where efflorescence was present on the surface. Efflorescence is staining that forms on the exterior surface 
of some construction materials. It is typically a result of crystalized salt deposits that are left on the surface 
after moisture has evaporated. This is mostly an aesthetic issue and cleaning can be performed to remove 
it.   

Recommendations:  Typically, with regular maintenance (washing, sealing and painting), the exterior 
cladding systems have expectant life spans between 30-35 years. The materials are susceptible to cracking 
formed by building settlement, typical wear, and impact damage. We assume that the masonry veneer walls 
will last the life of the buildings, but may require localized repair over time.  

Replacement of the vinyl siding and fiber cement cladding systems is budgeted to occur in about 25 years, 
on a 30 year cycle. Replacement of the wood trim components and fascia boards are also included in the 
cladding replacement budgets. We have also included for localized repair to the masonry veneer with each 
occurrence.   

For maintenance, we also recommend periodic, perhaps seasonal, cleaning of the cladding to reduce the 
amount of moss growth and dirt on the surfaces. The use of powerful pressure washers is not recommended 
as it can possible damage the materials. It is assumed that such maintenance will be included as a part of 
regular building maintenance that is funded from the annual operating budget. 
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Year Installed 2007 Description:  The windows consist of double-glazed insulated 
glazing units (IGUs) in vinyl frames. There is an assortment of 
fixed, sliding and awning style window assemblies. Access to the 
balconies and terraces is provided by vinyl-framed sliding door 
assemblies with double-glazed sealed IGUs. 

Metal flashing is provided at the head and sills of the windows. 
Weep holes are provided at the base of the windows to allow for 
drainage. 

Expected Life Span 25-35 

Observed Condition 5 

Repair or Replace 15/25 

  

Financial Review:  We understand that the windows and sliding doors are original to the construction 
of the property. According to the Strata documents, the Strata has repaired isolated damaged window 
assemblies, on an as needed basis, at costs less than the threshold of this Report. 

Visual Review:  Our visual review, from grade, revealed no noted fogging or condensation between 
the glazing units, which would indicate broken seals within the IGUs.   

Where checked, the sliding door assemblies, which were reviewed from grade, did not appear to have 
major issues or visual defects. 

Recommendations:  Vinyl-framed assemblies typically have a life expectancy of 25-35 years. As the 
systems age, and with exposure to the wet BC climate, seals may fail prematurely causing 
condensation or fogging between the glazing panes. Operable windows are susceptible to premature 
frame twisting as well as damaged or broken hardware and hinges.  

Allowances for periodic glazing replacement of the glazing units (IGUs) have been budgeted to occur, 
on a yearly basis, starting in 15 years, until the time of full replacement. This project has been 
projected to recur on 20 year cycles. 

We have planned for the replacement of window and sliding door assemblies in 25 years, on a 30 year 
cycle. This is to coincide with the cladding replacement projects.   

EE 3 — Windows & Sliding Doors 
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EE 4 — Exterior Doors  

Year Installed 2007 Description: The main entrance door assemblies consist of 
painted metal skinned wood doors in metal frames. The doors 
have window sections with sealed IGU panels. The balconies and 
patio areas at the amenity building are accessed by single swing 
patio doors with full height sealed IGUs. 

Exterior doors at the electrical rooms and to the basement of the 
amenity building are painted hollow metal doors in metal frames. 
Where checked, the exterior doors have dry-gasket weather-
stripping and aluminum thresholds.  

The garages, located at the front of each unit, have single and 
double painted metal overhead sectional doors. 

Expected Life Span Various 

Observed Condition 5 

Repair or Replace 20/28 

  

Financial Review:  We understand that the exterior doors are original to the construction of the 
property. We are not aware of any major replacements or repairs to this component. 

Visual Review: The exterior doors, including the garage overhead doors, are generally sheltered by 
the second and third floor framing of the buildings.   

Where checked, we did not observe any major defects or functional issues regarding the exterior doors. 

Recommendations:  The exterior main entrance doors typically have a life expectancy of 30-35 years, 
and overhead garage doors 20-25. Since the exterior doors at this property are generally sheltered we 
have assumed that replacement will be required in the later part of the expectancy.   

The plan allows for the replacement of the balcony and terrace swing doors to occur in 25 years.  Costs 
for their replacement are included in the Window Replacement Project, Benchmark component EE3a.   

Replacement of the main entrance doors are planned for in 28 years, on a 35 year cycle. We have 
allowed for the replacement to occur in phases; 50% of the doors will be replaced per year over the 
course of 2 years.  

Replacement of the overhead garage doors have been planned for starting in 20 years, on a 25 year 
cycle. We have also allowed for the replacement to occur in phases; 25% of the doors will be replaced 
per year over a 4 year term.  

Service room doors, such as electrical closets, and storage room doors are assumed to be replaced on 
an as needed basis at a cost less than the Report threshold and have been excluded from the Report.   
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EE 5 — Painting & Caulking  

Year Installed 2012 Description:  Paint is applied at the exterior fiber cement 
cladding and wood battens, as well as the various exposed wood 
framing and trim work.   

Exterior sealants are in place around window and door perimeters, 
where checked.   

Expected Life Span 10-12 

Observed Condition 1 

Repair or Replace 9 

  

Financial Review:  According to the reviewed Strata documents, the caulking and painting of all wood 
trim, fascia and sealing of the masonry veneer was completed in 2012 by Remdal Painting & 
Restoration costing approximately $150,000. We understand that a 5-year warranty from the 
contractor was also included in the above cost. 

Visual Review:  In many locations, it appeared that a silicone based sealant may have been used to 
seal the majority of the exterior joints (left photo). Silicone based sealant is typically used for interior 
applications and is generally not recommended for use as an exterior sealant. Silicone based sealant 
tends to harden and become quite stiff, typically not allowing for movement between a sealed joint.  

We also identified several locations, around the wood knee brace perimeters, where the backer rod was 
visible and the sealant was completely missing (right photo, yellow arrows). 

Recommendations:  Regular wall maintenance including cleaning and painting will generally assist in 
mitigating premature deterioration and failure of the exterior cladding materials. The noted deficiencies 
in our visual review are assumed to be covered under the 5-year warranty from Remdal Painting & 
Restoration; therefore costs for their rectifications have not been included in the plan. 

The plan allows for painting of the fiber cement cladding and exterior wood components, along with 
removal and replacement of caulking, to occur every 10 years, with the first instance starting in 2022. 
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5.3 INTERIOR COMPONENTS 

  

  

Year Installed 
2007/ 
2012 

Description:  The amenity building is located near the complex entrance 
on 66 Avenue. The building is a 2-storey structure with a finished 
basement. 

The upper floor of the amenity building consists of a children’s play area 
and an exercise room that is partitioned by an aluminum framed glass wall.  
The interior finishes on the upper floor include painted drywall walls and 
ceilings and laminate wood flooring. The main floor consists of a mail room, 
a recreation room, a kitchen and two washrooms with painted metal 
partitions.  The flooring in the recreation room is finished with laminate 
wood flooring and there is tile flooring in the washrooms. The kitchen is 
equipped with a refrigerator, a stove with hood vent, a stainless steel sink 
and laminated wood upper and lower cabinetry with granite countertops. 
Located in the basement is a multi-purpose room, one standard size 
washroom with painted metal partitions, and one accessibility washroom. 
There is a pool table, an air hockey table, a couch and a small television 
located in the multi-purpose room. 

Lighting throughout the amenity building is accomplished with ceiling-
mounted fixtures and recessed pot lights. There are electrical baseboard 
heaters and small exhaust fans at the kitchen and exercise room. 

Expected Life Span Various 

Observed Condition Various 

Repair or Replace 14 

  

Financial Review:  According to the reviewed Strata documents, the interior finishes were upgraded in 2012. 
The refurbishments included the flooring (laminate wood) and painting, as well as some furniture and exercise 
equipment upgrades. The cost of the project was approximately $22,000.   

Visual Review:  The interior finishes within the amenity building were generally free of visual damage, where 
checked.   We are unaware of any current functional issues regarding the equipment within the building. 

Recommendations:  A component such as the amenity building includes several different sub-components.  
Each sub-component will require replacement at different times, depending on their type, quality and original 
installation process. Furthermore, components may be replaced for aesthetic reasons, before they become 
functionally obsolete. We have included interior finishes, lighting and heating and electrical service equipment in 
the amenity building component. Exterior components are included in the cladding and site sections of this report.   

We have included a budget for a major refurbishment of the interior finishes starting in 2027, recurring every 15 
years thereafter. The budget allows for renovations and upgrades to the finishes and upgrades to some of the 
service equipment within the building.  

I 1 — Interior Finishes – Amenity Building 
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5.4 PLUMBING COMPONENTS 

  

  

Year Installed 2007 Description:  Domestic water enters the amenity building into the 
mechanical room that is located in the basement. Where viewed, the 
piping consisted of PEX. 

There is a 184 litre electric hot water heater tank, manufactured by 
John Wood, also located in the mechanical room.   

Expected Life Span Various 

Observed Condition 5 

Repair or Replace 19 

  

Financial Review:  We understand that all domestic water supply distribution piping and equipment within 
the amenity building is original to the construction of the property. We are unaware of any major repairs or 
replacements have taken place since.   

Visual Review:  Generally, we noted no significant physical damage or defects to the domestic hot water 
heater tank. Where checked, we did not observe any staining or damage to the interior finishes within the 
amenity building to indicate any current issues or leaks regarding the plumbing system. 

Recommendations:  The use of plastic-based piping, such as PEX, is generally a newer practice in 
construction standards. Although some manufacturers give the material a life span that can exceed 50 years, 
it is still unknown how long it will realistically last in our environment. Known issues with such systems 
include leaks that occur at connection points, such as clamps between two sections. It is likely, at some point 
within the lifespan of the building, that some of the piping will require localized or partial repairs/replacement 
within the 30 year term of this Report.   

We recommend the replacement of the amenity building hot water heater tank occur on 10 year cycles. Since 
costs for its replacement will likely be less than the Report threshold, we assume it will be covered by 
operating funds.   

A project has been budgeted for the replacement of the domestic water distribution piping within the amenity 
in 19 years, coinciding with the major renovation of the building interiors. The project has been planned to 
occur on a 30 year cycle. Without Plumbing Drawings we have estimated the length of piping and number of 
risers from the typical floor plan of the amenity building. We recommend the Strata engage a plumbing 
consultant prior to the replacement to assist with planning. 

P 1 — Domestic Water Systems – Amenity Building 
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Year Installed 2007 Description:  Domestic water is provided to the townhouse 
buildings via buried piping lines that are fed from the main 
municipal lines below the adjacent municipal street. Plumbing 
Drawings were not available for our review during the writing of 
this Report. Through our experience and on site observations, it is 
likely that a main domestic cold water line runs below the private 
roadway and branches off to each Strata Unit. Before entering the 
buildings, shut off valve chambers are provided at grade, and are 
located at each unit’s driveway or at front entrance walkways. 
(photos below). 

Within each unit is a domestic hot water heater tank and domestic 
water distribution piping, which are assumed to be the sole 
responsibility of each owner. 

Expected Life Span 50+ 

Observed Condition n/a 

Repair or Replace n/a 

  

Financial Review:  We understand that all domestic water supply distribution piping is original to the 
construction of the property and that no major repairs or replacements have taken place since. 

Visual Review:  Where checked, we observed no noticeable settlement or elevated shut-off valves, 
which may indicate an issue or possible break (detachment) of the buried service piping. 

We were unable to review majority of the buried services due to their concealment. We are unaware of 
any current issues regarding the domestic water supply systems or buried site services. 

Recommendations: While the buried piping may have a life expectancy that extends beyond the 30 
year Report threshold, however it is quite possible that localized replacement and or repairs may be 
required. Allowances have been made for localized repairs to the buried piping, and are included with 
each asphalt repaving project. Refer to component S1 – Paving for further discussion.   

Distribution piping within individual units is assumed to be the responsibility of each Owner and has been 
excluded from this Report.  

P 2 — Domestic Water System - General 
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5.5 ELECTRICAL COMPONENTS 

  

  

Year Installed 2007 Description:  Electricity is supplied to the site via buried conduits 
that are fed from two pad-mounted transformers, located on the 
property. The transformers are marked and are assumed to be the 
property of B.C. Hydro. The transformers step the incoming 
service down to 120/240V. There are ten electrical closets 
throughout the site; one within the basement of the amenity 
building and nine that are attached to the ends of Buildings 3, 4, 
7, 10, 11, 15, 20, 22 and 25.  The electrical rooms distribute the 
service to attached units and the adjacent buildings.  

The electrical equipment in the amenity building has a meter 
center, service fourteen units, rated at 800A, 120/240V. There is 
a house panel rated at 600A, 120/240V and main switches rated 
at 600A, 120/240V in each electrical room. 

Expected Life Span 45+ 

Observed Condition 5 

Repair or Replace 22 

  

Financial Review:  We understand that all electrical equipment and service lines are original to the 
construction of the property. We are unaware of any significant repairs or replacements that have taken 
place since. 

Visual Review:  The electrical equipment, where checked, appeared to be functioning well with no 
visual defects. 

Recommendations:  Electrical closets will typically last beyond 45 years. However, there is the 
possibility of failure due to material defects or poor installation. Animal infestation can also lead to 
damage to wiring. 

While we do not anticipate a full scale replacement of this component over the next 30 years, the plan 
allows for periodic upgrades occurring every 25 years. The plan allows for partial replacement of panels, 
switches and upgrades to electrical closets. The first instance is planned to occur in 2035. 

EL 1 — Electrical Systems (Building Distribution, Panels and Switches) 
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5.6 SAFETY AND SECURITY COMPONENTS 

  

  

Year Installed 2007 Description:  The amenity building is equipped with a fire alarm 
system that was manufactured by Edward Signaling Technology 
(EST). The panel is located in the basement. The amenity building 
and individual units are equipped with heat detectors and battery 
operated smoke detectors.  

There is a second system attached to Building 4. The control panel 
for the second system is located in the electrical room in the south 
elevation of Building 4. The annunciator is located on the exterior 
wall of the sprinkler room at the north elevation. 

There are hard-wired dual-head emergency light fixtures powered 
by battery packs with LED lamps installed within the amenity 
building and illuminated exit signs above emergency exits. 

Expected Life Span 15-20 

Observed Condition 5 

Repair or Replace 10 

  

Financial Review:  The fire alarm system is serviced by Fraser Valley Fire Protection Ltd.  We are not 
aware of any significant issues regarding the alarm system. 

Visual Review:  We are not aware of any major issues with the system. The fire alarm systems and 
emergency power lights appeared to be in functioning well at the time of our visit. 

Recommendations:  Over time new technologies emerge and older systems become obsolete due to 
difficulty in finding replacement parts. Code requirements and municipal bylaws change with time and 
additional upgrades may be required at the time of replacement. The suite heat and smoke detectors are 
not considered common equipment so they have not been considered.   

Based on the age of the system, we have planned for its replacement in 10 years. We recommend the 
Strata engage their fire safety systems contractor, to assist them in the project, prior to the 
replacement. We assume individual lamp replacement and exit signage to be less than the threshold of 
the Report; and will be included in the annual fire safety service agreement with Fraser Valley Fire 
Protection Ltd.    

SS 1 — Amenity Fire Alarm System & Emergency Lights 
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SS 2 — Suppression 

Year Installed 2007 Description:  The site has a 4-inch buried main fire suppression 
line that runs below the main drive aisle that is fed from the 
municipal line below 196 Street. The line is assumed to enter the 
site at the south entrance of the property. The main line branches 
off to each individual unit. 

The amenity building is equipped with wall-mounted fire 
extinguishers. 

Building 4 is equipped with a sprinkler system. The sprinkler room 
is located at the north elevation of the building, where the wet 
sprinkler valve is located. 

There are three fire hydrants located on the property that are the 
responsibility of the Strata. The hydrants are serviced annually by 
Fraser Valley Fire Protection Ltd. 

Expected Life Span 30+ 

Observed Condition 5 

Repair or Replace 19 

  

Financial Review:  The suppression system is serviced by Fraser Valley Fire Protection Ltd. We are 
not aware of any significant issues regarding the system or equipment. 

Visual Review:  Our visual review revealed no noticeable damage to the suppression equipment, 
where checked. 

Recommendations:  Eventually the fire hydrants and sprinkler system within Building 4 will require 
replacement, but are expected to surpass the 30 year term of this Report. 

Although full replacements are not expected to occur within the next 30 years, the plan allows periodic 
repairs including partial replacement of some suppression piping, should it be required, and 
replacement or major repair of the hydrants. The allowances are budgeted to occur every 20 years, 
with the first instance starting in 2032.  
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SS 3 — Amenity - Access Control & Security System 

Year Installed 2013 Description:  Access into the amenity building, and its various 
rooms, is granted with a fob access control system. There are 
about 5 fob scanners located throughout the building.  

The amenity building also has a security system with interior and 
exterior security cameras.  The cameras are monitored onsite and 
the digital equipment is located in the electrical room in the 
basement.   

Expected Life Span 15-20 

Observed Condition 1 

Repair or Replace 14 

  

Financial Review:  In 2013 the strata upgraded the security system at the amenity building including 
the installation of the fob access control system. 

Visual Review:  We are unaware of any major issues with the system. Because they were installed 
this year, and our visual review revealed no defects, we assumed that they were in good condition. 

Recommendations:  Over time new technologies are expected to emerge making older systems 
eventually obsolete, due to difficulty in finding replacement parts. As the systems installed at the 
amenity building are quite new, the plan allows for future upgrades to occur at the later part of their 
typical life expectancies. 

The plan allows for the replacement of the amenity building security and access control systems at the 
end of their expected life term in 15 years.   



NORMAC APPRAISALS LTD. – Depreciation Report, Strata BCS 2401, Manhattan Skye 

 

File # D12978, July 18, 2014 

Page 31 of 61 

5.7 SITE SERVICES COMPONENTS 

  

  

Year Installed 2007 Description:  Site services including domestic water, incoming 
gas and sanitary and storm drainage systems are all located below 
grade. 

Concrete catch basins with steel grate covers are located 
throughout the site for drainage.  

The site has PVC sanitary and sewage piping lines that are 
connected to the buried municipal sewage line. 

Expected Life Span 50+ 

Observed Condition 5 

Repair or Replace 28 

  

Financial Review:  We understand that all buried site service lines are original to the construction of 
the property.  We are unaware of any major repairs or replacements that have taken place since.     

Visual Review:  We were unable to review the buried lines at the time of our visit. The site was 
generally free of ponding water and appeared to have adequate drainage.   

Recommendations:  We assume that the underground services and drainage have a remaining life that 
extends beyond the scope of this Report; therefore full replacements have not been considered. 
However, over time it is expected that repairs and localized replacement of sections of the buried piping 
will be required due to unplanned damage from occurrences such as natural settlement above and below 
the buried piping, soil erosion and seismic activity.  

We have included in the plan allowances for periodic repairs to buried site services to occur as part of 
the paving and landscaping repairs or replacements. Refer to component box Site 1 – Paving and 
Curbing for further discussion. 

SRV 1 — Buried Site Services 
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5.8 SITE COMPONENTS 

  

 

Year Installed 2007 Description:  The site is accessed by a main curb cut that is 
located at the south side of the property, off of 66 Avenue. There 
is a main drive aisle that is primarily paved with asphalt. There is 
a fire lane entrance located at the northeast corner of the site, off 
of 196 Street, that is partially paved with precast concrete pavers 
(right photo). Visitor parking spaces consist of asphalt and some 
concrete paved areas. Cast-in-placed rolled-style concrete curbing 
outlines the perimeter of the main drive aisle. 

There are small concrete driveways at garage entrances. The 
driveways also extend to the unit entrances in many locations. 

Expected Life Span 30-35 

Observed Condition 5 

Repair or Replace 28 

  

Financial Review:  We understand that paving throughout the site is original to the construction of the 
property. We are unaware of any significant repairs or replacements that have taken place since.   

Visual Review: We noted no major cracking or settlement at the time of our visit.  Localized settlement 
was noted at some edges of the precast paver area along the curbing. 

Recommendations: The paved areas are susceptible to damage including cracking due to settlement 
and overloading, soil erosion and wear due to frequent traffic.  

An allowance for repaving all areas of the asphalt drive aisle has been included in the plan to occur in 28 
years, on a 30 year cycle. This budget also allows for replacement of 10% of the cast-in-place concrete 
curbing each cycle. 

Localized re-setting and levelling of the pavers at the visitor parking areas is assumed to be minimal and 
to be funded by general maintenance and or landscaping funds.  

Site 1 — Paving & Curbing 
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Site 2 — Concrete Staircases, Patios & Walkways 

Year Installed 2007 Description:  There are some cast-in-place concrete staircases 
located at entrances of units along 66th Avenue and 196th Street.  
There are also walkways, patios and outdoor areas that are 
constructed of cast-in-place concrete and concrete pavers. 

Expected Life Span 25+ 

Observed Condition 5 

Repair or Replace 20 

  

Financial Review:  We understand that the staircases, patios and walkways are original to the 
construction of the property and that no major repairs or replacements have taken place since. 

Visual Review:  There was generally no significant settlement of the walkways, where checked. 
Overall the staircases, patios and walkways appeared to be well maintained and in good condition. 

Recommendations:  Similar to the asphalt paved areas, concrete paved areas are susceptible to 
damage including cracking due to settlement and overloading, soil erosion and wear due to frequent 
traffic.  

The plan allows for localized replacement of approximately 25% of the component to occur every 25 
years, the first project has been planned in 2033. As the property is relatively newer, and if conditions 
change as it ages, future updates can be adjusted. 

We assume that minor maintenance including localized repairs and/or replacements to settled and 
cracked areas will be addressed under the general landscaping budget.  
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Year Installed 2007 Description:  There are wood-framed decks at the front and rear 
entrances some of the units. The decks consist of pressure-treated 
wood decking that is supported on framing including joists and 
beams. The floor framing is supported on pressure-treated wood 
posts, which sit in steel saddle bracket plates at the base, that are 
set on top of circular concrete pier footings.  

Expected Life Span 15-20 

Observed Condition 5 

Repair or Replace 11 

  

Financial Review:  We understand that the wood-framed decks are part of the original construction of 
the property.  

Visual Review:  The decks are typically exposed to the elements. We did not note any significant 
settlement or cracking of the exposed wood framing components or of the concrete pier footings, where 
checked.   

We noted a few areas where landscaping was in close proximity to wood components. This may promote 
premature deterioration of the wood components over time and monitoring and maintenance of the 
vegetation should be devoted to ensure that proper clearance of the vegetation from the wood is kept.  

Recommendations:  Exposed wood-framed decks of this type can be expected to typically last 15-20 
years, assuming proper sealing and maintenance is completed.  

Based on our observations, the plan allows for replacement of the decks to occur in 11 years, recurring 
every 20 years thereafter. 

Site 3 — Wood-Framed Entrance & Backyard Decks 
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Site 4 — Site & Staircase Guards 

Year Installed 2007 Description:  Guards and railings are installed along the top of 
the concrete retaining walls and at staircases throughout the site. 
The assemblies consist of prefinished aluminum picket-style 
guards that are supported by aluminum posts, which are anchored 
to the concrete retaining walls.   

Expected Life Span 20-40 

Observed Condition 5 

Repair or Replace 12 

  

Financial Review:  We understand that the site and staircase guard assemblies are original to the 
construction of the property. We are unaware of any significant repairs or upgrades that have been 
completed since.   

Visual Review:  We did not perform any physical testing regarding strength and code compliance of 
the guards. We assume that the necessary safety procedures including physical testing was performed 
after the construction and installation of the guards. We did not note any gaps greater than 4 inches, 
where checked.   

Recommendations: Aluminum guards, when properly installed and maintained, have a typical lifespan 
of between 20-40 years.   

While we do not expect a full replacement during the term of this report, we do anticipate periodic 
repair projects to sections.  We have included in the budget a replacement of 20% of the aluminum site 
guards and railings in 12 years on a 20 year cycle.   

We recommend that along with the annual inspection of the balcony and terrace assemblies the Strata 
also take note and monitor the condition of the guards. 
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Site 5 — Fencing & Yard Dividers 

Year Installed 2007 Description:  The property has various types of fencing. The west 
side of the property has pressure-treated wood, painted wood and 
galvanized chain-link fencing.   

Interior yard fencing consists of pressure-treated wood privacy 
fencing.  

 

Expected Life Span 15-25 

Observed Condition 5 

Repair or Replace 15 

  

Financial Review:  We understand that all fencing components are original to the construction of the 
site and that no major upgrades or replacements have occurred since. 

Visual Review:  We noted no major deterioration along the wood fencing, where checked. The 
galvanized steel chain-link fencing was standing freely with no signs of tilting or leaning at the areas 
reviewed. The base of the fencing support posts were typically in direct contact with the ground. 

Recommendations:  As the materials age and are exposed to the elements they will begin to 
deteriorate. Areas of concern are the base of the wood support posts, where the wood is in direct 
contact with the soil, and where metal hinges at gates and locks begin to rust due to prolonged 
exposure to the elements.  

The plan allows for a replacement project of fencing occurring in 15 years, on a 20 year cycle.  

For maintenance, we recommend periodic monitoring and maintenance including painting and treating 
the wood components and replacement of corroded metal hinges will assist in premature replacement. 

We assume that isolated repair and replacement of sections of fencing will be covered under regular 
maintenance and operation funds.  
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Site 6 — Landscaping & Miscellaneous 

Year Installed 2007 Description:  Site landscaping consists of various hard and soft 
landscaping components. Trees, shrubbery, flowerbeds and 
sodded areas are incorporated throughout the site. Planter and 
flower bed areas are enclosed with Pisa stone concrete block 
retaining walls. Miscellaneous improvements include wood-framed 
trellises and exterior lighting. The landscaping lights including 
bollard-style fixtures at walkways and stairs as well as wall-
mounted sconces on the exterior walls of the buildings.  

Expected Life Span 15-30 

Observed Condition 5 

Repair or Replace 13 

  

Financial Review:  The landscaping is maintained by an independent landscaping contractor. We 
understand that the landscaping components are original to the construction of the property. We are 
unware of any significant upgrades or replacements since. 

Visual Review:  Generally, we noted no significant deterioration of the exposed wood structure of the 
trellises, where checked. 

Where checked, the bollard lights appeared to be anchored properly with adequate support. Our site 
visit was during the day, and we did not notice any of the lights being on which leads us to believe that 
they are on a timer. Where viewed, the fixtures appeared to be securely fastened to the walls, and did 
not show signs of corrosion, discolouration, or mildew. The bollard lights appeared to be standing true 
and where tested were not loose. 

The site vegetation, where viewed, appeared to be well-kept and properly pruned. Where checked, we 
did not note any major cracking or rotation along the site retaining walls. 

Recommendations:  Although landscaping is typically maintained by the landscape contractor, as 
some components age, they will require removal and replacement.   

The plan includes periodic landscaping repair/replacement allowances to occur every 20 years. The first 
project is planned in 13 years. The allowances intended to address more major upgrades that extend 
beyond the regular maintenance of and accounts for projects like the periodic repair and or 
replacement of some vegetation, buried site services, retaining walls and or exterior lighting. 
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6.0 FINANCIAL ANALYSIS 

6.1 BENCHMARK ANALYSIS, OVERVIEW AND EXPLANATION 

We have prepared a Benchmark Analysis, found in Section 6.0, which forms the foundation for 
the financial part of the Report.  The Benchmark shows the reserve components, including the 
life cycle and cost estimates.  The estimates follow reserve fund practices, which provide for 
inflationary cost increases over time and interest income from reserve fund investments.  

COMPONENT CLASSIFICATION 
Reserve fund components are classified in terms of building groups, common element facilities 
and site improvements.   

LIFESPAN ANALYSIS 
Each reserve component has been analyzed in terms of life cycle condition and expected 
remaining useful life. The lifespan analysis considers the following factors: 

1. Type of Component 
2. Utilization 
3. Material 
4. Workmanship 
5. Quality 
6. Exposure to Weather Conditions 

7. Functional Obsolescence 
8. Environmental Factors 
9. Regular Maintenance 
10. Preventive Maintenance 
11. Observed Condition 

The critical aspect of a Life Span Analysis is the observed condition of each reserve component, 
which includes: 

1. Actual age of the component 
2. Maintenance of the component 
3. Observed deficiencies of the 

component 

4. Repair and replacement experience 
5. Probability of hidden conditions 

The Lifespan analysis culminates in component life span estimates, as follows: 

1. Expected Life Span—each reserve component is analyzed in terms of component type, 
quality of construction, statistical records and normal life experience. 

 
2.  Observed Condition Analysis—this is the critical analysis of a reserve component 

and consists of determining the effective age of the reserve component within its 
normal life cycle based on the observed condition of the reserve component. The 
validity of this analysis depends on the experience of the Depreciation Report planner or 
analyst, as this is a subjective estimate rather than an objective assessment. 
 

3. Repair or Replacement Analysis—this refers to an estimate of the number of years 
before the first instance of major repair or full replacement.  When the first instance is a 
full replacement the number years is simply the expected lifespan minus the observed 
condition.  In the event of a repair, the number presented indicates the estimated 
remaining life before a major repair should be done.   Reserve expenditures should and 
must be made during the remaining life span to maintain building components and 
facilities in good condition. 

A lifespan analysis is a subjective, or empirical, assessment of the life cycle status of a reserve 
component.  The lifespan of a reserve component is subject to change due to numerous factors.  
The actual date of repair or replacement can only be viewed as an approximation; we believe 
that the larger goal is to understand that funds should be reserved for these components so 
that they can be maintained in optimum condition, thereby maximizing their lifespan. 
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COST ESTIMATES 

Reserve fund component assessments and current cost estimates are based on our 
investigation, observation, analyses and our experience.   

Estimated costs have been calculated using construction cost services including RS Means, 
National Construction Estimator, Get-A-Quote, Marshall & Swift Valuation System, modified as 
to time, location and quality of construction.  We also verified estimates by quotations from 
contractors, fabricators and suppliers.  Moreover, we have used our own programs and cost 
compilations and databases.  

All costs are estimates and are subject to confirmation at the time competitive bids are 
obtained from contractors specializing in the repair or replacement work required. Actual costs 
may vary depending on the time of tendering, the scope of work and the economic climate.  
Major repair and replacement of components requires detailed design, preparation of tender 
documents as well as tendering and quality assurance during construction. 

Reducing standards of renewal/repairs for Contingency Reserve Fund items or deferring items 
would result in lower required annual contributions, but may also result in collateral 
deterioration and/or damage— which may end up inflating remedial costs considerably.  

The following factors have been considered in calculating the Major Repair and Replacement 
Costs Estimates: 

1. Quality of construction—replacement cost estimates are based on the assumption of 
using quality materials, as specified or built, or in the case of older developments, as 
required under current building code regulations, at contractors' prices, using union 
labour and current construction techniques, and including contractors' overhead and 
profit.  The costs of repairs and/or replacements of many reserve components are 
invariably higher than original building costs when contractors have considerable 
latitude in planning their work and can utilize economies of scale to keep costs within 
construction budgets.  In contrast, repair work must frequently be performed in an 
expedient manner with proper safety precautions and within certain constraints.  Cost 
estimates take into account such additional costs as special construction, safety 
installations, limited access, noise abatements, and the convenience of the occupants. 

 
2. Demolition and Disposal Costs—the estimates herein include provisions for 

demolition and disposal costs including dumping fees. These costs have been rising in 
recent years. Particularly, dumping of certain materials has become problematic and 
very costly. It appears that certain codes and environmental regulations will become 
more stringent in future years, all of which will further increase disposal costs. 

 
3. Taxes—the Goods and Services Tax ("GST") and where applicable the Provincial Sales 

Tax (“PST”) applies to all repairs and replacements including disposal costs. Therefore, 
these costs are included in the reserve fund estimates hereinafter. 
 

 

RENEWAL STRATEGIES 

In implementing a renewal of an asset, the Strata can consider different implementation 
strategies namely: 
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Localized Renewal—these are projects that are localized to a particular part of the 
building or property. Different areas of the building or property may be subject to 
accelerated wear and tear due to different weather exposure or different usage.   

Phased Repairs—these are projects where a repair or a renewal of a component is 
undertaken in a phased approach. They are carried out over multiple periods. The 
financial toll, in a particular year, on Owners is reduced when the work occurs, but 
overall, due to remobilization costs and the fluctuations of inflation and market 
conditions the total completion costs may be higher.     

Complete Replacements—these are projects that are implemented as one complete 
repair.  Owners can leverage economies of scale and thereby reduce the overall cost but 
the financial burden for a particular year is often high.  

Co-ordinating—this is when more than one project is completed all at once to take 
advantage of economies of scale or favorable market conditions. The Owners shorten 
the duration of the burden as well as lowering their overall costs.   

6.2 FINANCIAL ASSUMPTIONS 

LONG TERM INFLATION RATE 

Inflation measurement in reserve fund projections must be based on construction indices 
rather than the widely quoted Consumer Price Index (CPI), which measures the cost of a 
basket of consumer goods, not construction costs. 

The most widely recognized construction cost service providing periodic cost indices is 
Statistics Canada.  

Overall Average Annual Cost Changes , last 23 years (1989 – 2012) 2.93% 

Average Annual Cost Changes, last 10 years (2003 – 2012) 4.04% 

Average Annual Cost Changes, last 5 years (2006-2011) -0.5% 

Annual Change Data, 4th quarter 2011 to 4th quarter 2012 3.1% 

Source: Statistics Canada 

We have selected an inflation rate of 3.0% for calculating the future major repairs and 
replacement of assets’ cost for the Strata Corporation’s Reserve Fund. 

LONG TERM INTEREST RATE 

Investment income can be a significant source of reserve fund revenue and it is important that 
reserve funds are continuously and prudently invested. 

Reserve fund investments must be directly or indirectly guaranteed by governments. Bank 
deposits and various investment instruments are insured by the Canada Deposit Insurance 
Corporation up to a maximum of $100,000, covering principal and interest.  Of note, British 
Columbia Credit Unions have no limits on amounts insured in their regular accounts. 

The ability of Strata Corporations to earn the highest rate of interest available in the 
marketplace, given the restricted conditions of investments, depends on the expertise of 
financial management and the amount of available funds for investment. The benchmark 
calculations and the Reserve fund projections are based on the assumption that reserve fund 
contributions are constantly and continuously invested. 
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Prudent reserve fund investment practices require that investments are reasonably matched 
with anticipated expenditures, ensuring liquidity. Therefore funds should be invested in a 
laddered portfolio, which ensures that reserve funds are available when needed.  

Investment opportunities are widely advertised, ranging from bank deposits, term deposits and 
guaranteed investment certificates (GICs) to money market instruments and government 
bonds. The following are investment returns achievable for Strata Corporations, given various 
reserve fund balances: 

 
GIC’s, up to $99,999 balance 
Term (years): 

Gov. Canada Bonds Yield 
Term (years): 

1 – 1.5  
  

1.13% 1 – 3  
   

1.25% 

1.5 – 2  
  

1.28% 3 – 5  
   

1.77% 

5   2.08% 5 – 10 
    

2.38% 

10    2.30% 10+  
   

3.03% 

Source:  RBC, BoM, TD Canada Trust, Bank of Canada 

Considering the investment opportunities available, a policy of investing in secured guaranteed 
investments, and having examined the historical rate of return, we have selected a 2.0% 
interest rate in the Report.  Actual rates of return will vary according to minimum balances, 
term, and financial instruments chosen.   

ROUNDING 

Due to rounding of calculations, there may be minor discrepancies in the data, which are not 
deemed significant. 

 

6.3 CASH FLOW FUNDING MODELS AND PROJECTIONS 

CASH FLOW MODELS 

Three cash flow models along with their respective graphs, cash-flow tables, and projections 
are presented for review as detailed bellow.  The Cash Flow Models are similar to the 
projections except that they only present cash inflows and outflows by year. The three different 
funding scenarios run for the Strata are described as follows:  

Adequacy—this is a minimum financial model. It is a summary of the cash flow and 
projections if minimum efforts are made.  Any shortfalls in the Contingency Reserve 
Fund against needed expenditures are funded with one yearly contribution increase and 
the rest via special levies.  The bottom line for this funding model is that sufficient funds 
are available for expenditures as needed but no more.  

Full Funding—this financial model works towards getting the Strata to a full funding 
position by the end of 30 years whereby the amount of asset that’s depreciated is 
reflected the Contingency Reserve Fund balance.  Monthly contributions to the 
Contingency Reserve Fund are increased at the beginning of the cycle and then level off 
over time with minimal special levies. 
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Alternative Funding—this financial model works towards getting the Strata to 52% of 
the Full Funding model position by the end of 30 years, whereby the amount of asset 
that’s depreciated is reflected the Contingency Reserve Fund balance. Monthly 
contributions to the Contingency Reserve Fund are increased over time and level off 
over time with a varying amount of special levies.   

PROJECTIONS 

The projections are similar to the cash flow models except they show additional detail. In 
particular the projections show the reserve fund requirement relative to the reserve fund 
balance and determines a surplus or a deficit.  Like the cash flow models, the projections show 
cash positions, cash inflows, cash available, cash expenditures and a calculated reserve 
deficiency or surplus.  You will find the following terms in the projections:  

Reserve Fund – Opening Balance—this is the reserve fund position at the beginning 
of each and year which consist of 1) bank deposits, 2) qualified investments, and 3) 
accrued interest earned. 

Annual CRF Contributions—these are total regular reserve fund contributions. 

Annual Special Levies—these are total special levies raised in that particular year.  

Annual Reserve Fund Interest Income—this is calculate interest on the opening 
cash balance.  

Total Cash Resource—these represent the total cash resources available in any fiscal 
year and include the current year's cash flow. 

Expenditures—these are annual expenditures listed in the categories established by 
the Depreciation Report.  

Reserve Fund Closing Balance—this is the reserve fund position at the end of each 
and every fiscal year, which is carried forward to the next year. 

Reserve Fund Requirement— this is the amount required to be in the reserve fund 
assuming full funding as adjusted and calculated each year.  

Reserve Surplus (Deficiency)—this figure shows the difference between the actual 
Reserve Fund Closing Balance and the Reserve Fund Requirements, as calculate from 
year to year.  

THE RESERVE SURPLUS (DEFICIENCY) EXPLAINED 

A sufficient Contingency Reserve Fund may be defined as the reserve fund balance together 
with regular contributions and investment income, which constitutes sufficient cash resources 
available for reserve fund expenditures, required repairing or replacing common elements or 
assets of the corporation when needed. 

The most direct and stringent measure of the sufficiency of the reserve fund is the Reserve 
fund deficiency analysis, whereby the actual Reserve Fund Closing Balance is compared with 
the Reserve Fund Requirement.  The most lenient measure of the sufficiency is that sufficient 
funds are available for an expenditure just before its needed but no more without regard to the 
deficiency analysis.  

Any significant difference between the actual reserve fund balance and the required balance 
will show as a surplus or deficiency (shortfall).  

A reserve fund surplus, particularly when such surplus is increased by excessive Reserve fund 
contributions, means that unit owners have contributed too much to the reserve fund too 
quickly. A reserve fund deficit indicates that owners have not contributed enough to a fully 
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funded reserve fund, causing the difference between a fully funded reserve fund and the actual 
reserve fund balance.  

Therefore the sufficiency of a reserve fund not only requires the test of an estimated fully 
funded reserve fund, but also requires a test as to sufficient cash resources to fund potential 
repairs and replacements, including unforeseen events and contingencies.  Therefore, a 
reserve fund deficiency or shortfall does not automatically mean that the reserve fund is not 
sufficient. 

6.4 STATUTORY MINIMUM FUNDING 

We have reviewed the statutory minimum funding reserve requirements of the Strata 
Regulation en. B.C. Reg. 238/2011, Sch. 1, s. 2., which states that:  

6.1 For the purposes of section 93 of the Act, the amount of the annual contribution to the 
contingency reserve fund for a fiscal year, other than the fiscal year following the first 
annual general meeting, must be determined as follows: 

(a) if the amount of money in the contingency reserve fund at the end of any fiscal 
year after the first annual general meeting is less than 25% of the total amount 
budgeted for the contribution to the operating fund for the fiscal year that has just 
ended, the annual contribution to the contingency reserve fund for the current fiscal 
year must be at least the lesser of 

(i)  10% of the total amount budgeted for the contribution to the operating fund 
for the current fiscal year, and 

(ii)  the amount required to bring the contingency reserve fund to at least 25% 
of the total amount budgeted for the contribution to the operating fund for the 
current fiscal year; 

(b) if the amount of money in the contingency reserve fund at the end of any fiscal 
year after the first annual general meeting is equal to or greater than 25% of the total 
amount budgeted for the contribution to the operating fund for the fiscal year that has 
just ended, additional contributions to the contingency reserve fund may be made as 
part of the annual budget approval process after consideration of the depreciation 
report, if any, obtained under section 94 of the Act. 

We have assumed 25% of the current operating budget to be the minimum statutory funding.   
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7.0 THE BENCHMARK ANALYSIS 

 

Benchmark Analysis

Strata BCS 2401 119
Inflation Rate 3.00%
Interest Rate           2.00%

Reserve Components Origin

Years To 

Repair/ 

Replace Current Future

Current 

Requirement

Future 

Accumulation

Future 

Requirement

Annual 

Requirement

S1  Foundations - Repair Allowance 2007 13          42,300         62,119          14,805          19,152           42,967          2,927           

S2  Balconies & Terraces, Repairs 2007 7           110,300       135,655         58,827          67,573           68,082          9,158           

S3  Balconies & Terraces, Guards 2007 22          76,200         146,007         20,320          31,414           114,593         4,198           

EE1  Roofing, Soffits, Gutters & Downspouts 2007 15          795,900       1,239,986      198,975        267,794          972,192         56,217          

EE2  Exterior Cladding & Fascia, Replace - Phased 2007 25          3,309,300    6,928,939      551,550        904,876          6,024,063      188,074        

EE3a  Windows - IGU replacements 2007 15          78,000         121,521         19,500          26,244           95,277          5,509           

EE3b  Windows & Sliding Doors, Replace - Phased 2007 25          596,700       1,249,357      99,450          163,158          1,086,199      33,912          

EE4a  Exterior Doors - Re/re Garage OH Doors 2007 20          196,400       354,720         39,280          58,368           296,352         12,197          

EE4b  Exterior Doors - Re/re Swing Doors 2007 28          114,400       261,739         17,333          30,178           231,561         6,250           

EE5  Painting & Caulking 2012 9           258,400       337,153         25,840          30,881           306,272         31,398          

I1  Interior Finishes - Amenity Building 2007 14          67,200         101,646         4,480           5,911             95,735          5,993           

P1  Domestic Water System - Amenity Building 2007 19          17,800         31,212          4,272           6,223             24,989          1,094           

EL1  Electrical Systems, Allowance 2007 22          50,000         95,805          9,259           14,315           81,491          2,985           

SS1 

 Amenity  - Fire Alarm System & Emergency Lights, 

Upgrade 2007 10          10,000         13,439          3,333           4,063             9,376            856              

SS2  Suppression - Allowance 2007 19          18,500         32,440          4,440           6,468             25,972          1,137           

SS3  Amenity  - Access Control & Security , Upgrade 2012 14          6,000          9,076            400              528                8,548            535              

Site 1  Pav ing & Curbing, Replace 2007 28          341,300       780,870         51,712          90,032           690,838         18,645          

Site 2

 Concrete Stairs, Patios, Driveways & Walkways, 

Replace Allowance 2007 20          59,200         106,922         11,840          17,594           89,328          3,676           

Site 3  Wood Framed Entrance & Backyard Decks, Replace 2007 11          88,500         122,505         39,825          49,517           72,987          5,998           

Site 4  Site Guards, Replace 2007 12          61,200         87,257          24,480          31,047           56,210          4,191           

Site 5  Fencing & Yard Div iders, Replace 2007 15          67,900         105,786         16,975          22,846           82,940          4,796           

Site 6  Landscaping & Miscellaneous 2007 13          61,700         90,609          21,595          27,935           62,673          4,269           

 Contingency 0           11,900         11,900          11,900          11,900           11,900          11,900          

Totals 6,439,100$   12,426,663$   1,250,392$    1,888,019$     10,550,544$   415,916$      

Replacement Cost Reserve Fund
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8.0 CASH FLOW SUMMARIES 

8.1 ADEQUACY CASH FLOW 

  

Strata BCS 2401

Year 

Reserve 

Fund 

Opening 

Balance

Regular 

Annual

% 

Change

Special 

Levy
Total Regular

Special 

Levy
Total**

Interest 

Earned 

Total Cash 

Inflow

Estimated 

Expenses

Reserve 

Fund 

Closing 

Balance

2014 87,142$        28,962$  n/a 27,000$     55,962$     20$      19$      39$           1,743$  57,705$     12,257$     132,590$    

2015 132,590        28,962    0% -            28,962       20        -      20            2,652    31,614       12,625       151,579     

2016 151,579        28,962    0% -            28,962       20        -      20            3,032    31,994       13,003       170,569     

2017 170,569        28,962    0% -            28,962       20        -      20            3,411    32,373       13,394       189,549     

2018 189,549        28,962    0% -            28,962       20        -      20            3,791    32,753       13,795       208,507     

2019 208,507        28,962    0% -            28,962       20        -      20            4,170    33,132       14,209       227,430     

2020 227,430        28,962    0% -            28,962       20        -      20            4,549    33,511       150,291     110,650     

2021 110,650        28,962    0% -            28,962       20        -      20            2,213    31,175       15,075       126,750     

2022 126,750        28,962    0% 256,000     284,962     20        179      200           2,535    287,497     352,680     61,567       

2023 61,567          28,962    0% -            28,962       20        -      20            1,231    30,193       29,432       62,328       

2024 62,328          28,962    0% 108,000     136,962     20        76       96            1,247    138,209     138,977     61,560       

2025 61,560          28,962    0% 74,000       102,962     20        52       72            1,231    104,193     104,223     61,530       

2026 61,530          28,962    0% 140,000     168,962     20        98       118           1,231    170,193     170,203     61,519       

2027 61,519          28,962    0% 99,000       127,962     20        69       90            1,230    129,192     128,721     61,991       

2028 61,991          28,962    0% 519,000     547,962     20        363      384           1,240    549,202     549,807     61,386       

2029 61,386          28,962    0% 427,000     455,962     20        299      319           1,228    457,190     457,341     61,234       

2030 61,234          28,962    0% 441,000     469,962     20        309      329           1,225    471,187     471,062     61,359       

2031 61,359          28,962    0% 120,000     148,962     20        84       104           1,227    150,189     33,538       178,010     

2032 178,010        28,962    0% 405,000     433,962     20        284      304           3,560    437,522     551,302     64,230       

2033 64,230          28,962    0% 201,000     229,962     20        141      161           1,285    231,247     231,182     64,295       

2034 64,295          28,962    0% 98,000       126,962     20        69       89            1,286    128,248     127,988     64,554       

2035 64,554          28,962    0% 555,000     583,962     20        389      409           1,291    585,253     584,986     64,821       

2036 64,821          28,962    0% 106,000     134,962     20        74       95            1,296    136,258     135,783     65,297       

2037 65,297          28,962    0% 9,000        37,962       20        6         27            1,306    39,268       40,046       64,519       

2038 64,519          28,962    0% 2,742,000  2,770,962  20        1,920   1,940        1,290    2,772,252  2,771,953  64,818       

2039 64,818          28,962    0% 2,804,000  2,832,962  20        1,964   1,984        1,296    2,834,258  2,833,545  65,531       

2040 65,531          28,962    0% 2,888,000  2,916,962  20        2,022   2,043        1,311    2,918,273  2,918,552  65,252       

2041 65,252          28,962    0% 921,000     949,962     20        645      665           1,305    951,267     950,863     65,657       

2042 65,657          28,962    0% 316,800     345,762     20        222      242           1,313    347,075     347,593     65,138       

2043 65,138          28,962    0% -            28,962       20        -      20            1,303    30,265       28,884       66,519       

Adequacy-Cash flow Summary

Total Reserve  Fund Contributions Collected

**Note: Avg per Unit per Month is calculated as the total divided by the number of units. Entitlement unit calculations will differ.

* Note: figures presented are rounded.

Total for the Strata Avg per Unit per Month
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8.2 FULL FUNDING CASH FLOW 

 
  

Strata BCS 2401

Year 

Reserve 

Fund 

Opening 

Balance

Regular 

Annual

% 

Change

Special 

Levy
Total Regular

Special 

Levy
Total**

Interest 

Earned 

Total Cash 

Inflow

Estimated 

Expenses

Reserve 

Fund 

Closing 

Balance

2014 87,142$        28,962$    n/a 27,000$  55,962$  20$      19$      39$     1,743$    57,705$     12,257$     132,590$    

2015 132,590        57,924      100% -         57,924    41        -      41       2,652      60,576       12,625       180,541      

2016 180,541        75,301      30% -         75,301    53        -      53       3,611      78,912       13,003       246,450      

2017 246,450        94,127      25% -         94,127    66        -      66       4,929      99,055       13,394       332,112      

2018 332,112        117,658    25% -         117,658  82        -      82       6,642      124,300     13,795       442,617      

2019 442,617        147,073    25% -         147,073  103      -      103     8,852      155,925     14,209       584,332      

2020 584,332        183,841    25% -         183,841  129      -      129     11,687    195,527     150,291     629,569      

2021 629,569        229,801    25% -         229,801  161      -      161     12,591    242,392     15,075       856,887      

2022 856,887        287,251    25% -         287,251  201      -      201     17,138    304,389     352,680     808,596      

2023 808,596        359,064    25% -         359,064  251      -      251     16,172    375,236     29,432       1,154,400   

2024 1,154,400     448,830    25% -         448,830  314      -      314     23,088    471,918     138,977     1,487,341   

2025 1,487,341     561,038    25% -         561,038  393      -      393     29,747    590,784     104,223     1,973,903   

2026 1,973,903     617,141    10% -         617,141  432      -      432     39,478    656,619     170,203     2,460,319   

2027 2,460,319     667,006    8% -         667,006  467      -      467     49,206    716,213     128,721     3,047,810   

2028 3,047,810     667,006    0% -         667,006  467      -      467     60,956    727,963     549,807     3,225,966   

2029 3,225,966     667,006    0% -         667,006  467      -      467     64,519    731,526     457,341     3,500,151   

2030 3,500,151     667,006    0% -         667,006  467      -      467     70,003    737,009     471,062     3,766,099   

2031 3,766,099     667,006    0% -         667,006  467      -      467     75,322    742,328     33,538       4,474,889   

2032 4,474,889     667,006    0% -         667,006  467      -      467     89,498    756,504     551,302     4,680,091   

2033 4,680,091     667,006    0% -         667,006  467      -      467     93,602    760,608     231,182     5,209,517   

2034 5,209,517     667,006    0% -         667,006  467      -      467     104,190  771,197     127,988     5,852,726   

2035 5,852,726     667,006    0% -         667,006  467      -      467     117,055  784,061     584,986     6,051,800   

2036 6,051,800     667,006    0% -         667,006  467      -      467     121,036  788,042     135,783     6,704,060   

2037 6,704,060     667,006    0% -         667,006  467      -      467     134,081  801,088     40,046       7,465,102   

2038 7,465,102     667,006    0% -         667,006  467      -      467     149,302  816,308     2,771,953  5,509,458   

2039 5,509,458     667,006    0% -         667,006  467      -      467     110,189  777,196     2,833,545  3,453,108   

2040 3,453,108     667,006    0% -         667,006  467      -      467     69,062    736,069     2,918,552  1,270,625   

2041 1,270,625     667,006    0% -         667,006  467      -      467     25,412    692,419     950,863     1,012,181   

2042 1,012,181     667,006    0% -         667,006  467      -      467     20,244    687,250     347,593     1,351,838   

2043 1,351,838     666,531    0% -         666,531  467      -      467     27,037    693,568     28,884       2,016,521   

Full Funding-Cash flow Summary

Total Reserve  Fund Contributions Collected

**Note: Avg per Unit per Month is the result of dividing the total by the number of units. Entitlement unit calculations will differ.

* Note: figures presented are rounded.

Total for the Strata Avg per Unit per Month



NORMAC APPRAISALS LTD. – Depreciation Report, Strata BCS 2401, Manhattan Skye 

 

File # D12978, July 18, 2014 

Page 47 of 61 

8.3 ALTERNATIVE CASH FLOW 

 

 

Strata BCS 2401

Year 

Reserve 

Fund 

Opening 

Balance

Regular 

Annual

% 

Change

Special 

Levy
Total Regular

Special 

Levy
Total**

Interest 

Earned 

Total Cash 

Inflow

Estimated 

Expenses

Reserve 

Fund 

Closing 

Balance

2014 87,142$       28,962$    n/a -$          28,962$     20$       -$     20$     1,743$  30,705$     12,257$     105,590$      

2015 105,590       43,443      50% -            43,443       30        -      30       2,112    45,555       12,625       138,520        

2016 138,520       65,165      50% -            65,165       46        -      46       2,770    67,935       13,003       193,452        

2017 193,452       78,197      20% -            78,197       55        -      55       3,869    82,066       13,394       262,124        

2018 262,124       89,927      15% -            89,927       63        -      63       5,242    95,169       13,795       343,499        

2019 343,499       98,920      10% -            98,920       69        -      69       6,870    105,790     14,209       435,079        

2020 435,079       108,812    10% 119,000     227,812     76        83       160     8,702    236,513     150,291     521,302        

2021 521,302       116,428    7% -            116,428     82        -      82       10,426  126,855     15,075       633,082        

2022 633,082       124,578    7% 238,000     362,578     87        167      254     12,662  375,240     352,680     655,642        

2023 655,642       137,036    10% -            137,036     96        -      96       13,113  150,149     29,432       776,359        

2024 776,359       150,740    10% -            150,740     106       -      106     15,527  166,267     138,977     803,649        

2025 803,649       165,814    10% -            165,814     116       -      116     16,073  181,887     104,223     881,313        

2026 881,313       182,395    10% -            182,395     128       -      128     17,626  200,022     170,203     911,131        

2027 911,131       200,635    10% 238,000     438,635     141       167      307     18,223  456,858     128,721     1,239,268     

2028 1,239,268    220,698    10% 535,500     756,198     155       375      530     24,785  780,984     549,807     1,470,445     

2029 1,470,445    242,768    10% 297,500     540,268     170       208      378     29,409  569,677     457,341     1,582,781     

2030 1,582,781    267,045    10% 416,500     683,545     187       292      479     31,656  715,201     471,062     1,826,920     

2031 1,826,920    293,750    10% -            293,750     206       -      206     36,538  330,288     33,538       2,123,670     

2032 2,123,670    323,125    10% 357,000     680,125     226       250      476     42,473  722,598     551,302     2,294,965     

2033 2,294,965    355,437    10% 178,500     533,937     249       125      374     45,899  579,836     231,182     2,643,619     

2034 2,643,619    390,981    10% -            390,981     274       -      274     52,872  443,853     127,988     2,959,484     

2035 2,959,484    410,530    5% 452,200     862,730     287       317      604     59,190  921,919     584,986     3,296,417     

2036 3,296,417    431,056    5% 119,000     550,056     302       83       385     65,928  615,985     135,783     3,776,619     

2037 3,776,619    452,609    5% 119,000     571,609     317       83       400     75,532  647,141     40,046       4,383,714     

2038 4,383,714    475,239    5% 1,190,000  1,665,239  333       833      1,166  87,674  1,752,914  2,771,953  3,364,675     

2039 3,364,675    499,001    5% 600,000     1,099,001  349       420      770     67,294  1,166,295  2,833,545  1,697,425     

2040 1,697,425    523,952    5% 840,000     1,363,952  367       588      955     33,949  1,397,900  2,918,552  176,774        

2041 176,774       550,149    5% 417,000     967,149     385       292      677     3,535    970,685     950,863     196,595        

2042 196,595       577,657    5% -            577,657     405       -      405     3,932    581,588     347,593     430,590        

2043 430,590       606,539    5% -            606,539     425       -      425     8,612    615,151     28,884       1,016,857     

Alternate -Cash flow Summary

Total Reserve  Fund Contributions Collected

**Note: Avg per Unit per Month is the result of dividing the total by the number of units. Entitlement unit calculations will differ.

* Note: figures presented are rounded.

Total for the Strata Avg per Unit per Month
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9.0 EXPENDITURE TABLE  

 

 

 

 

 
  

Strata BCS 2401 119 Units
Current Year 2013 Inflation Rate 3%
Fiscal Period End Date 41547 Interest Rate        2%

2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043

Expenditures
First 

Yr
Repeat 
X Yrs

S1 Foundations - Repair Allowance 2026 20 -         -         -         -         -         -         -           -         -           -         -           -           62,119     -           -           -           -           -         -           -           -           -           -           -         -              -              -              -           -           -         
S2 Balconies & Terraces, Repairs 2020 15 -         -         -         -         -         -         135,655   -         -           -         -           -           -           -           -           -           -           -         -           -           -           211,346   -           -         -              -              -              -           -           -         
S3 Balconies & Terraces, Guards 2035 30 -         -         -         -         -         -         -           -         -           -         -           -           -           -           -           -           -           -         -           -           -           146,007   -           -         -              -              -              -           -           -         

EE1 Roofing, Soffits, Gutters & Downspouts 2028 20 -         -         -         -         -         -         -           -         -           -         -           -           -           -           413,329   425,729   438,500   -         -           -           -           -           -           -         -              -              -              -           -           -         
EE2 Exterior Cladding & Fascia, Replace - Phased 2038 30 -         -         -         -         -         -         -           -         -           -         -           -           -           -           -           -           -           -         -           -           -           -           -           -         2,309,646   2,378,936   2,450,304   -           -           -         
EE3a Windows - IGU replacements 2028 20 -         -         -         -         -         -         -           -         -           -         -           -           -           -           12,152     12,517     12,892     13,279   13,677     14,088     14,510     14,946     15,394     15,856   -              -              -              -           -           -         
EE3b Windows & Sliding Doors, Replace - Phased 2038 30 -         -         -         -         -         -         -           -         -           -         -           -           -           -           -           -           -           -         -           -           -           -           -           -         416,452      428,946      441,814      -           -           -         
EE4a Exterior Doors - Re/re Garage OH Doors 2033 25 -         -         -         -         -         -         -           -         -           -         -           -           -           -           -           -           -           -         -           88,680     91,340     94,081     96,903     -         -              -              -              -           -           -         
EE4b Exterior Doors - Re/re Swing Doors 2041 35 -         -         -         -         -         -         -           -         -           -         -           -           -           -           -           -           -           -         -           -           -           -           -           -         -              -              -              142,767   147,050   -         
EE5 Painting & Caulking 2022 10 -         -         -         -         -         -         -           -         337,153   -         -           -           -           -           -           -           -           -         453,106   -           -           -           -           -         -              -              -              -           -           -         
I1 Interior Finishes - Amenity Building 2027 15 -         -         -         -         -         -         -           -         -           -         -           -           -           101,646   -           -           -           -         -           -           -           -           -           -         -              -              -              -           158,361   -         
P1 Domestic Water System - Amenity Building 2032 30 -         -         -         -         -         -         -           -         -           -         -           -           -           -           -           -           -           -         31,212     -           -           -           -           -         -              -              -              -           -           -         

EL1 Electrical Systems, Allowance 2035 25 -         -         -         -         -         -         -           -         -           -         -           -           -           -           -           -           -           -         -           -           -           95,805     -           -         -              -              -              -           -           -         
SS1 Amenity - Fire Alarm System & Emergency Lights, Upgrade 2023 15 -         -         -         -         -         -         -           -         -           13,439   -           -           -           -           -           -           -           -         -           -           -           -           -           -         20,938        -              -              -           -           -         
SS2 Suppression - Allowance 2032 20 -         -         -         -         -         -         -           -         -           -         -           -           -           -           -           -           -           -         32,440     -           -           -           -           -         -              -              -              -           -           -         
SS3 Amenity - Access Control & Security, Upgrade 2027 15 -         -         -         -         -         -         -           -         -           -         -           -           -           9,076       -           -           -           -         -           -           -           -           -           -         -              -              -              -           14,139     -         
Site 1 Paving & Curbing, Replace 2041 30 -         -         -         -         -         -         -           -         -           -         -           -           -           -           -           -           -           -         -           -           -           -           -           -         -              -              -              780,870   -           -         
Site 2 Concrete Stairs, Patios, Driveways & Walkways, Replace Allowance 2033 25 -         -         -         -         -         -         -           -         -           -         -           -           -           -           -           -           -           -         -           106,922   -           -           -           -         -              -              -              -           -           -         
Site 3 Wood Framed Entrance & Backyard Decks, Replace 2024 20 -         -         -         -         -         -         -           -         -           -         122,505   -           -           -           -           -           -           -         -           -           -           -           -           -         -              -              -              -           -           -         
Site 4 Site Guards, Replace 2025 20 -         -         -         -         -         -         -           -         -           -         -           87,257     -           -           -           -           -           -         -           -           -           -           -           -         -              -              -              -           -           -         
Site 5 Fencing & Yard Dividers, Replace 2028 20 -         -         -         -         -         -         -           -         -           -         -           -           -           -           105,786   -           -           -         -           -           -           -           -           -         -              -              -              -           -           -         
Site 6 Landscaping & Miscellaneous 2026 20 -         -         -         -         -         -         -           -         -           -         -           -           90,609     -           -           -           -           -         -           -           -           -           -           -         -              -              -              -           -           -         

Contingency n/a n/a 12,257   12,625   13,003   13,394   13,795   14,209   14,635     15,075   15,527     15,993   16,472     16,967     17,476     18,000     18,540     19,096     19,669     20,259   20,867     21,493     22,138     22,802     23,486     24,190   24,916        25,663        26,433        27,226     28,043     28,884   

Total Expenditures 12,257$ 12,625$ 13,003$ 13,394$ 13,795$ 14,209$ 150,291$ 15,075$ 352,680$ 29,432$ 138,977$ 104,223$ 170,203$ 128,721$ 549,807$ 457,341$ 471,062$ 33,538$ 551,302$ 231,182$ 127,988$ 584,986$ 135,783$ 40,046$ 2,771,953$ 2,833,545$ 2,918,552$ 950,863$ 347,593$ 28,884$ 
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10.0 PROJECTION SUMMARIES 

 

 
  

Strata BCS 2401 119 Inflation Rate 3%

Current Year 2013 Interest Rate           2%

Fiscal Period End Date 41547

2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043

Adequacy

Reserve Fund - Opening Balance $87,142 $132,590 $151,579 $170,569 $189,549 $208,507 $227,430 $110,650 $126,750 $61,567 $62,328 $61,560 $61,530 $61,519 $61,991 $61,386 $61,234 $61,359 $178,010 $64,230 $64,295 $64,554 $64,821 $65,297 $64,519 $64,818 $65,531 $65,252 $65,657 $65,138

Change in Monthly  Contributions n/a 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Annual CRF Contributions 28,962         28,962          28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         28,962         

Annual Special Lev ies 27,000         -               -              -              -              -              256,000       108,000       74,000         140,000       99,000         519,000       427,000       441,000       120,000       405,000       201,000       98,000         555,000       106,000       9,000          2,742,000    2,804,000    2,888,000    921,000       316,800       -              

Annual Reserve Fund Interest Income 1,743          2,652            3,032          3,411          3,791          4,170          4,549          2,213          2,535          1,231          1,247          1,231          1,231          1,230          1,240          1,228          1,225          1,227          3,560          1,285          1,286          1,291          1,296          1,306          1,290          1,296          1,311          1,305          1,313          1,303          

Total Cash Resources 144,847       164,204         183,573       202,943       222,302       241,639       260,940       141,825       414,247       91,760         200,537       165,753       231,723       190,712       611,192       518,575       532,421       211,548       615,533       295,477       192,543       649,807       201,079       104,565       2,836,771    2,899,077    2,983,804    1,016,519    412,732       95,403         

Total Expenditures 12,257         12,625          13,003         13,394         13,795         14,209         150,291       15,075         352,680       29,432         138,977       104,223       170,203       128,721       549,807       457,341       471,062       33,538         551,302       231,182       127,988       584,986       135,783       40,046         2,771,953    2,833,545    2,918,552    950,863       347,593       28,884         

Reserve Fund Closing Balance 132,590 151,579 170,569 189,549 208,507 227,430 110,650 126,750 61,567 62,328 61,560 61,530 61,519 61,991 61,386 61,234 61,359 178,010 64,230 64,295 64,554 64,821 65,297 64,519 64,818 65,531 65,252 65,657 65,138 66,519

Reserve Fund Requirements 1,238,135    1,666,189      2,102,425    2,546,996    3,000,056    3,461,764    3,796,625    4,273,399    4,422,102    4,897,029    5,271,908    5,689,039    6,048,533    6,456,698    6,451,941    6,539,555    6,615,200    7,129,882    7,137,093    7,464,569    7,901,788    7,890,753    8,328,702    8,871,145    6,692,532    4,408,753    1,994,292    1,499,231    1,597,539    2,016,521    

Reserve Surplus (Deficiency) ($1,105,545) ($1,514,610) ($1,931,856) ($2,357,447) ($2,791,550) ($3,234,335) ($3,685,975) ($4,146,649) ($4,360,536) ($4,834,700) ($5,210,348) ($5,627,509) ($5,987,013) ($6,394,707) ($6,390,556) ($6,478,321) ($6,553,841) ($6,951,872) ($7,072,863) ($7,400,274) ($7,837,234) ($7,825,932) ($8,263,405) ($8,806,627) ($6,627,713) ($4,343,222) ($1,929,040) ($1,433,575) ($1,532,400) ($1,950,002)

Full

Reserve Fund - Opening Balance $87,142 $132,590 $180,541 $246,450 $332,112 $442,617 $584,332 $629,569 $856,887 $808,596 $1,154,400 $1,487,341 $1,973,903 $2,460,319 $3,047,810 $3,225,966 $3,500,151 $3,766,099 $4,474,889 $4,680,091 $5,209,517 $5,852,726 $6,051,800 $6,704,060 $7,465,102 $5,509,458 $3,453,108 $1,270,625 $1,012,181 $1,351,838

Change in Monthly  Contributions n/a 100% 30% 25% 25% 25% 25% 25% 25% 25% 25% 25% 10.0% 8.08% 0% 0.0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Annual CRF Contributions 28,962         57,924          75,301         94,127         117,658       147,073       183,841       229,801       287,251       359,064       448,830       561,038       617,141       667,006       667,006       667,006       667,006       667,006       667,006       667,006       667,006       667,006       667,006       667,006       667,006       667,006       667,006       667,006       667,006       666,531       

Annual Special Lev ies 27,000         -               -              -              -              -              -              -              -              -              -              -              -              -              -              -              -              -              -              -              -              -              -              -              -              -              -              -              -              

Annual Reserve Fund Interest Income 1,743          2,652            3,611          4,929          6,642          8,852          11,687         12,591         17,138         16,172         23,088         29,747         39,478         49,206         60,956         64,519         70,003         75,322         89,498         93,602         104,190       117,055       121,036       134,081       149,302       110,189       69,062         25,412         20,244         27,037         

Total Cash Resources 144,847       193,166         259,453       345,505       456,412       598,542       779,860       871,962       1,161,276    1,183,832    1,626,318    2,078,126    2,630,522    3,176,532    3,775,773    3,957,492    4,237,160    4,508,427    5,231,393    5,440,699    5,980,714    6,636,787    6,839,843    7,505,148    8,281,410    6,286,653    4,189,177    1,963,044    1,699,431    2,045,405    

Total Expenditures 12,257         12,625          13,003         13,394         13,795         14,209         150,291       15,075         352,680       29,432         138,977       104,223       170,203       128,721       549,807       457,341       471,062       33,538         551,302       231,182       127,988       584,986       135,783       40,046         2,771,953    2,833,545    2,918,552    950,863       347,593       28,884         

Reserve Fund Closing Balance 132,590 180,541 246,450 332,112 442,617 584,332 629,569 856,887 808,596 1,154,400 1,487,341 1,973,903 2,460,319 3,047,810 3,225,966 3,500,151 3,766,099 4,474,889 4,680,091 5,209,517 5,852,726 6,051,800 6,704,060 7,465,102 5,509,458 3,453,108 1,270,625 1,012,181 1,351,838 2,016,521

Reserve Fund Requirements 1,238,135    1,666,189      2,102,425    2,546,996    3,000,056    3,461,764    3,796,625    4,273,399    4,422,102    4,897,029    5,271,908    5,689,039    6,048,533    6,456,698    6,451,941    6,539,555    6,615,200    7,129,882    7,137,093    7,464,569    7,901,788    7,890,753    8,328,702    8,871,145    6,692,532    4,408,753    1,994,292    1,499,231    1,597,539    2,016,521    

Reserve Surplus (Deficiency) ($1,105,545) ($1,485,648) ($1,855,975) ($2,214,884) ($2,557,440) ($2,877,432) ($3,167,056) ($3,416,512) ($3,613,506) ($3,742,628) ($3,784,567) ($3,715,136) ($3,588,214) ($3,408,887) ($3,225,975) ($3,039,404) ($2,849,101) ($2,654,993) ($2,457,002) ($2,255,052) ($2,049,062) ($1,838,953) ($1,624,641) ($1,406,044) ($1,183,074) ($955,645) ($723,668) ($487,050) ($245,701) $0

Alternate

Reserve Fund - Opening Balance $87,142 $105,590 $138,520 $193,452 $262,124 $343,499 $435,079 $521,302 $633,082 $655,642 $776,359 $803,649 $881,313 $911,131 $1,239,268 $1,470,445 $1,582,781 $1,826,920 $2,123,670 $2,294,965 $2,643,619 $2,959,484 $3,296,417 $3,776,619 $4,383,714 $3,364,675 $1,697,425 $176,774 $196,595 $430,590

Change in Monthly  Contributions n/a 50% 50% 20% 15% 10% 10% 7% 7% 10% 10% 10% 10% 10% 10% 10% 10% 10% 10% 10% 10% 5% 5% 5% 5% 5% 5% 5% 5% 5%

Annual CRF Contributions 28,962         43,443          65,165         78,197         89,927         98,920         108,812       116,428       124,578       137,036       150,740       165,814       182,395       200,635       220,698       242,768       267,045       293,750       323,125       355,437       390,981       410,530       431,056       452,609       475,239       499,001       523,952       550,149       577,657       606,539       

Annual Special Lev ies -              -               -              -              -              -              119,000       -              238,000       -              -              -              -              238,000       535,500       297,500       416,500       -              357,000       178,500       -              452,200       119,000       119,000       1,190,000    600,000       840,000       417,000       -              -              

Annual Reserve Fund Interest Income 1,743          2,112            2,770          3,869          5,242          6,870          8,702          10,426         12,662         13,113         15,527         16,073         17,626         18,223         24,785         29,409         31,656         36,538         42,473         45,899         52,872         59,190         65,928         75,532         87,674         67,294         33,949         3,535          3,932          8,612          

Total Cash Resources 117,847       151,145         206,455       275,518       357,294       449,288       671,592       648,156       1,008,322    805,791       942,626       985,536       1,081,335    1,367,989    2,020,251    2,040,122    2,297,981    2,157,208    2,846,268    2,874,802    3,087,472    3,881,404    3,912,402    4,423,760    6,136,628    4,530,970    3,095,325    1,147,458    778,184       1,045,742    

Total Expenditures 12,257         12,625          13,003         13,394         13,795         14,209         150,291       15,075         352,680       29,432         138,977       104,223       170,203       128,721       549,807       457,341       471,062       33,538         551,302       231,182       127,988       584,986       135,783       40,046         2,771,953    2,833,545    2,918,552    950,863       347,593       28,884         

Reserve Fund Closing Balance 105,590 138,520 193,452 262,124 343,499 435,079 521,302 633,082 655,642 776,359 803,649 881,313 911,131 1,239,268 1,470,445 1,582,781 1,826,920 2,123,670 2,294,965 2,643,619 2,959,484 3,296,417 3,776,619 4,383,714 3,364,675 1,697,425 176,774 196,595 430,590 1,016,857

Reserve Fund Requirements 1,238,135    1,666,189      2,102,425    2,546,996    3,000,056    3,461,764    3,796,625    4,273,399    4,422,102    4,897,029    5,271,908    5,689,039    6,048,533    6,456,698    6,451,941    6,539,555    6,615,200    7,129,882    7,137,093    7,464,569    7,901,788    7,890,753    8,328,702    8,871,145    6,692,532    4,408,753    1,994,292    1,499,231    1,597,539    2,016,521    

Reserve Surplus (Deficiency) ($1,132,545) ($1,527,669) ($1,908,973) ($2,284,871) ($2,656,558) ($3,026,685) ($3,275,323) ($3,640,317) ($3,766,461) ($4,120,670) ($4,468,259) ($4,807,726) ($5,137,401) ($5,217,430) ($4,981,496) ($4,956,774) ($4,788,280) ($5,006,212) ($4,842,128) ($4,820,950) ($4,942,304) ($4,594,336) ($4,552,083) ($4,487,431) ($3,327,856) ($2,711,328) ($1,817,519) ($1,302,636) ($1,166,948) ($999,664)
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11.0 GRAPHS AND ILLUSTRATIONS 

 

ADEQUACY – RESERVE REQUIREMENTS, SURPLUS (DEFICIT) AND FUND BALANCE  FULL FUNDING – RESERVE REQUIREMENTS, SURPLUS (DEFICIT) AND FUND BALANCE  ALTERNATIVE – RESERVE REQUIREMENTS, SURPLUS (DEFICIT) AND FUND BALANCE 

 

 

 

 

 

ADEQUACY – CONTRIBUTIONS COMPARED TO EXPENDITURES  FULL FUNDING – CONTRIBUTIONS COMPARED TO EXPENDITURES  ALTERNATIVE – CONTRIBUTIONS COMPARED TO EXPENDITURES 
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12.0 APPENDIX A — TERMS OF REFERENCE 

The Client to whom this Depreciation Report is addressed may use it in deliberations affecting 
the subject property only, and in doing so, the report must not be extracted—it must be read 
and used in its entirety for the specific property. 

We assumed that the subject property is structurally sound, complies with all environmental 
standards, and is void of any condition that may affect this report. We provided sufficient 
information to aid the Strata in selecting suitable renewal and maintenance strategies while 
endeavouring to limit the cost of obtaining this information.  

Conclusions are based on a visual review of a sample of each component. No permanent finish 
or fixture will be removed for the purpose of inspecting components.  No building envelope 
condition assessment, exploratory openings, testing, structural audit, destructive testing, 
moisture-test, legal survey, soil tests, environment assessment, detailed quantity survey 
compilations, engineering or exhaustive physical examinations were conducted as these are 
not within the Scope of the Report.  

The condition of visible components was observed and the status of maintenance in general 
was reported, but there was no comment on functional operation. Our employees were not 
required to operate any shut down heating or air conditioning system or operate any such 
system during periods of weather which could possibly damage that system. They were not 
required to clear snow or ice, foliage, furniture or any other obstacle which prevents visual 
inspection of any component, finish or fixture. Our employees may report on, but were not 
obligated to report hazardous substances or other contaminants.   

Our employees were not required to light or extinguish any gas pilot light or solid fuel fire. Our 
employees were not required to enter any area of the building: 1. where head room is less 
than three (3) feet, 2. where the access opening is less than thirty (30) inches square, 3. 
where access could possibly cause damage to the structure or finish and 4. where there is a 
possible threat of personal injury. 

We prepared the Depreciation Report using our best efforts with the information and practices 
that are available to us at the time of preparing the report.  We further used our best efforts to 
make assumptions as to future costs and interest rates to predict future funding however these 
assumptions are based on future events that may not be foreseeable at the time of the report.  

This report is considered a Restricted Report.  The use of this document is restricted to the 
Strata named in this proposal for the assessment and planning their capital funding.  It cannot 
be used for any other purpose.  Possession of this report, or a copy thereof, does not carry 
with it the right of publication.  Notwithstanding the foregoing, the applicant herein has 
permission to reproduce the report in whole or in part for the legitimate purposes of providing 
information to the Strata Council or unit owners such as attaching the report to a Form B. The 
Client agrees that Normac Appraisals Ltd. (“Normac”) does not assume any responsibility or 
liability for any losses suffered by the Strata or any other parties as a result of any use of this 
report contrary to the provisions of this paragraph.  This report is not intended to be used for 
mortgage nor for insurance purposes or for use as a pre-purchase inspection for potential 
buyers.  

We reserve the right, but will be under no obligation, to review our calculations referred to in 
the report and, if we consider it necessary, to revise our conclusions in the light of any 
information existing at the date of the report which becomes known to us after the date of the 
report. 
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The Client agrees that any and all claims, whether such claims sound in contract or tort, which 
the Client has or hereafter may have against Normac (including all staff), in any way arising 
out of or related to Normac’s duties and responsibilities pursuant to this Contract, shall be 
limited to three times the fee charged under this Contract.  In addition to the limitation of 
liability listed above, Normac will not assume any liability for any consequential loss, injury or 
damages suffered by the client, including, but not limited to, loss of use, earnings and business 
interruption. 

The Client expressly agrees that Normac’s officers, directors, employees, agents and sub-
consultants shall have no personal liability to the client in respect of a claim, whether in 
contract, or tort.  The Strata expressly agrees that it will bring no proceedings and take no 
action in any court of law against any of Normac’s officers, directors, employees, agents, and 
sub-consultants in their personal capacity.  

Information used in the creation of the report furnished by others such as explanations, 
surveys, building plans, and strata plans are assumed to be correct.  However, Normac 
assumes no liability for the accuracy of such information.  Reference to a sketch, blueprint, or 
strata plan appearing in the report is only for the purpose of assisting the reader to visualize 
the property. 

The Report does not intend to record all existing deficiencies. It is likely that these 
deficiencies—or conditions not uncovered during the Report—may affect the costs, timing or 
effectiveness of the provided recommendations.  

The recommendations in this Report are based on our experience and on generally accepted 
practise. The long-term effectiveness of these recommendations cannot be assessed beyond 
present knowledge and experience. A detailed assessment of previous financial records, studies 
and reports has not been made to substantiate the Strata Corporation’s current financial 
position. The recommendations in this Report are based on the information available at the 
time of carrying out the DR. Should associated repair/restoration/renewal work reveal 
additional information; the recommendations may have to be revisited. 

Cost estimates presented in this Report are based on approximate quantities and our 
judgement and experience with similar projects. The cost estimates are to be interpreted as an 
order of magnitude budget estimate, subject to confirmation by competitive tendering. The 
cost estimates are also subject to change and are dependent upon some factors over which we 
have no control, namely market condition, contractor availability, methods and bidding 
practices, and the cost of labour, materials, and equipment etc. 

In issuing this Report, Normac Appraisals Ltd. does not assume any of the duties or liabilities 
of the designers, builders or past or present owners of the subject property. Owners, 
prospective purchasers, tenants or others who use or reply on the contents of the report do so 
with the understanding as to the limitations of the cursory field review undertaken and the 
understanding that the Consultant cannot be held liable for damages they may suffer in 
respect to the purchases, ownership, or use of the subject property. 
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13.0 APPENDIX B—STRATA FEEDBACK 

 

Strata Comments Normac Response 
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14.0 APPENDIX C—B.C.’S STRATA PROPERTY ACT—DEPRECIATION REPORT 

With respect to the Strata Property Act, [SBC 1998] CHAPTER 43, Part 1 — Definitions and 
Interpretation 
"bare land strata plan" means 
 (a) a strata plan on which the boundaries of the strata lots are defined on a horizontal plane 
by reference to survey markers and not by reference to the floors, walls or ceilings of a 
building, or 
 (b) any other strata plan defined by regulation to be a bare land strata plan; 
 
"common property" means 
(a) that part of the land and buildings shown on a strata plan that is not part of a strata lot, 
and 
(b) pipes, wires, cables, chutes, ducts and other facilities for the passage or provision of water, 
sewage, drainage, gas, oil, electricity, telephone, radio, television, garbage, heating and 
cooling systems, or other similar services, if they are located 
 

(i)  within a floor, wall or ceiling that forms a boundary 
(A)  between a strata lot and another strata lot, 
(B)  between a strata lot and the common property, or 
(C)  between a strata lot or common property and another parcel of land, or 

 
(ii)  wholly or partially within a strata lot, if they are capable of being and intended to 
be used in connection with the enjoyment of another strata lot or the common property; 

For the purposes of section 94 of the Act, a depreciation report must include all of the following: 

1.0 A physical component inventory and evaluation that complies with section 2 and 
includes: 
1.1 A summary of repairs and maintenance work for common expenses respecting the 

items listed in section 2.2 that usually occur less often than once a year or that do 
not usually occur 

1.2 A financial forecasting section that complies with section 3 
1.3 The name of the person from whom the depreciation report was obtained and 

include: 
1.3.1 That person’s qualifications 
1.3.2 The error and omission insurance, if any, carried by that person 
1.3.3 The relationship between that person and the strata corporation 

1.4 The date of the report 
1.5 Any other information or analysis that the strata corporation or the person 

providing the depreciation report considers appropriate 
2.0 For the purposes of sections 1.1 and 1.2, the physical component inventory and 

evaluation must: 
2.1 Be based on an on-site visual inspection of the site and, where practicable, of the 

items listed in section 2.2 
2.2 Include a description and estimated service life over 30 years of those items that 

comprise the common property, the common assets and those parts of a strata lot 
or limited common property, or both, that the strata corporation is responsible to 
maintain or repair under the Act, the strata corporation’s bylaws or an agreement 
with an owner, including, but not limited to, the following items: 

2.2.1 The building's structure 
2.2.2 The building's exterior, including roofs, roof decks, doors, windows and 

skylights 
2.2.3 The building's systems, including the electrical, heating, plumbing, fire 

protection and security systems 
2.2.4 Common amenities and facilities 
2.2.5 Parking facilities and roadways 
2.2.6 Utilities, including water and sewage 
2.2.7 Landscaping, including paths, sidewalks, fencing and irrigation 
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2.2.8 Interior finishes, including floor covering and furnishings 
2.2.9 Green building components 
2.2.10 Balconies and patios 

2.3 Identify common property and limited common property that the strata lot owner, 
and not the strata corporation, is responsible to maintain and repair 

3.0 For the purposes of subsection 1.2 the financial forecasting section must include: 
3.1 The anticipated maintenance, repair and replacement costs for common expenses 

that usually occur less often than once a year or that do not usually occur, 
projected over 30 years, beginning with the current or previous fiscal year of the 
strata corporation, of the items listed in subsection 

3.2 A description of the factors and assumptions, including interest rates and rates of 
inflation, used to calculate the costs referred to in 3.1 

3.3 A description of how the contingency reserve fund is currently being funded 
3.4 The current balance of the contingency reserve fund minus any expenditures that 

have been approved but not yet taken from the fund 
3.5 At least 3 cash-flow funding models for the contingency reserve fund relating to 

the maintenance, repair and replacement over 30 years, beginning with the current 
or previous fiscal year of the strata corporation, of the items listed in subsection 
2.2 

4.0 For the purposes of section 3.5, the cash-flow funding models may include any one or 
more of the following: 
4.1 Balances of, contributions to and withdrawals from the contingency reserve fund 
4.2 Special levies 
4.3 Borrowings 

5.0 If a strata corporation contributes to the contingency reserve fund based on a 
depreciation report, the contributions in respect of an item become part of the 
contingency reserve fund and may be spent for any purpose permitted under section 
96 of the Act 

6.0 A qualified person is: 
6.1 Any person who has the knowledge and expertise to understand the individual 

components, scope and complexity of the strata corporation’s common property, 
common assets and those parts of a strata lot or limited common property, or both, 
that the strata corporation is responsible to maintain or repair under the Act, the 
strata corporation's bylaws or an agreement with an owner and to prepare a 
depreciation report that complies with sections 1.0 to 4.0. 

7.0 The following periods are prescribed to obtain a Depreciation Report: 
7.1 3 years after the strata corporation has obtained a Depreciation Report 
7.2 18 months after the strata corporation has waived the requirement with a ¾ 

resolution passed at an AGM or special general meeting 
7.3 12 months within the prescribed period after the strata corporation, by a ¾ 

resolution passed at an AGM or special general meeting has waived the 
requirement 

 
Strata Property Regulation: 
http://www.bclaws.ca/EPLibraries/bclaws_new/document/ID/freeside/12_43_2000#section6.2 

Strata Property Act:  
http://www.bclaws.ca/EPLibraries/bclaws_new/document/LOC/freeside/--%20S%20--
/Strata%20Property%20Act%20SBC%201998%20c.%2043/00_Act/98043_06.xml 
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15.0 APPENDIX D—DEFINITIONS 

Adequacy—refers to a term used to describe one of the financial models presented. It is a 
summary of the cash flow and projections if current funding levels continue and minimum 
efforts are made.  Any shortfalls in the Contingency Reserve Fund against needed expenditures 
are funded with one yearly contribution increase and the rest via special levies.  The bottom 
line for this funding model is that sufficient funds are available for expenditures as needed but 
no more.  

Alternative Funding— refers to one of the financial models presented. This financial model 
works towards getting the Strata to an alternative funding position by the end of 30 years. 
Annual Contingency Reserve Fund Contributions to the Contingency Reserve Fund are 
increased early in the cycle and level off over time with minimal special levies.   

Annual Contingency Reserve Fund Contributions— refers to the annual payments made 
by owners towards the contingency reserve fund.  

Annual Reserve Fund Requirement—refers to the hypothetical ideal amount of annual 
Contingency Reserve Fund Contributions made by the owners to fund major repair or 
replacement of the Building Component at the end of their life.  

Building Component—refers to the various parts of the Strata’s assets under discussion. For 
example the Strata’s roof, exterior cladding or domestic hot water system is a building 
component.   

Change in Monthly Contributions—refers to the percentage rate at which the Annual 
Contingency Reserve Fund Contribution is increased or decreased when compared to the prior 
year.  

Complete Replacements—refers to projects that are implemented as one complete repair.  
Owners can leverage economies of scale and thereby reduce the overall cost but the financial 
burden for a particular year is often high.  

Co-ordinating—refers to projects when more than one repair is completed all at once to take 
advantage of economies of scale or favorable market conditions. The Owners thus shorten the 
duration of the burden as well as lowering their overall costs. 

Current Replacement Costs—refers to the total amount for all major repairs and 
replacements for all building components at current prices. 

Current Reserve Fund Requirements—refers to a hypothetical ideal balance of the 
Contingency Reserve Fund at the current date, if full funding of the Contingency Reserve Fund 
had taken place since the first day of the Strata’s inception.  It is a notion of a “pay a portion 
for usage” contribution to the Contingency Reserve Fund, based on the effective age of building 
components and their repair or replace date. This is used in the Benchmark as part of the 
calculation to determine a hypothetical ideal annual Contingency Reserve funding amount. 

Expected Lifespan—refers to the anticipated life span of a Building Component, starting from 
the date of original construction/installation until the date of replacement of the component. 
The life-cycle is usually discussed in terms of frequency.  

Full Funding—refers to one of the financial models presented. This financial model works 
towards getting the Strata to a full funding position by the end of 30 years whereby the 
Contingency Reserve Balance equals the Reserve Fund Requirements.  Regular contributions to 
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the Contingency Reserve Fund are increased at the beginning of the cycle and then level off 
over time with minimal special levies. 

Future Replacement Cost—refers to the amount for major repair and replacement of a 
Building Component in the future at the end of its expected life span. 

Future Reserve Fund Accumulation—refers to the hypothetical amount that would be in the 
future Contingency Reserve Fund at the end of the components’ life, by adding the Current 
Reserve Fund Requirement plus compound interest on the Current Reserve Fund Requirement.  
This is used in the Benchmark as part of the calculation to determine a hypothetical ideal 
annual Contingency Reserve funding amount. 

Future Reserve Fund Requirements—refers to the amount of future funding of the 
Contingency Reserve Fund required to pay for major repair or replacements of Building 
Components at the end of their life, assuming the current Contingency Reserve Fund balance 
equalled the Current Reserve Fund Requirement or the hypothetical ideal contributions was 
made. It is the mathematical difference between the Future Replacement Cost and the Future 
Reserve Fund Accumulation.  This is used in the Benchmark as part of the calculation to 
determine an ideal annual Contingency Reserve contribution.  

Inflation Rate—refers to the annual inflation rate, used to reflect assumed increases to 
current cost estimates, and used to arrive at future expenditure predictions.  For this Report 
we use Statistics Canada’s Construction Price Index as it reflects more closely construction 
materials and services fluctuations. 

Interest Rate—refers to the assumed annual interest earned on the Contingency Reserve 
Fund Balance. Any interest gained is added to the Contingency Reserve Fund. 

Localized Renewal—refers to repair or replacement projects that are localized to a particular 
part of the building or property. Different areas of the building or property may be subject to 
accelerated wear and tear due to different weather exposure or different usage.   

Minimum Contingency Reserve Balance—refers to statutory minimum required 
Contingency Reserve Fund balance.  

Operating Fund—refers to a Strata’s regular annual budget where regular annual repair and 
maintenance costs are funded and where we assume costs of repairs of less than $5,000 are 
funded.  

Phased Repairs—refers to projects that present a repair or a renewal of a component in a 
phased approach. They are carried out over multiple periods. The financial toll in a particular 
year to Owners is reduced when the work occurs, but overall, due to remobilization costs and 
fluctuations in inflation and market conditions, the total completion costs may be higher.     

Reserve Fund Opening Balance—refers to the balance in the Reserve Fund at the start of 
the Strata’s fiscal year. 

Years Remaining Until Repair or Replacement—refers to the anticipated life span of a 
component, starting from the date of original construction/installation until major repair or full 
replacement of the component is required.  This estimate is based on apparent conditions and 
not limited to the time remaining for the component’s “standard” expected life.  The actual 
service life achieved of a building component is dependent on a number of factors and assumes 
that regular maintenance is carried out. 
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16.0 APPENDIX E—TEAM BIOGRAPHIES (PROVIDED AS REQUIRED BY THE STRATA ACT) 

Cameron Carter, B. Comm., RI (BC), CRP 
President, Normac Appraisals Ltd.  
Cameron Carter is a seasoned professional in the real estate industry. He is the founder and 
president of Normac and has been successfully serving Strata Corporation clients for 15 years, 
having completed thousands of replacement cost appraisals.  His knowledge and experience 
with strata construction costs, building code upgrades, and municipal bylaws is significant. A 
member of the Real Estate Institute of Canada (REIC), Cameron is a designated Certified 
Reserve Planner (CRP). 

Gina Arsens, CA, CBV, CRP 
Vice President, Normac Appraisals Ltd.  
Gina Arsens has 20 years of business and financial experience.  She has prepared and 
reviewed hundreds of financial plans and models during her career.  She’s held various 
financial and leadership roles in her career starting with a successful articling period with 
PricewaterhouseCoopers where she became a Chartered Accountant (CA) and a Chartered 
Business Valuator (CBV). She has significant experience as a CFO and a CEO.  In 2009, Gina 
had the distinction of being named one of BC’s Top 40 under 40 by Business in Vancouver.  A 
member of the REIC, she is a designated CRP. 

Amanda McIntyre, Dipl. Arch. Tech. 
Depreciation Report Planner 
Amanda McIntyre has a deep level of knowledge of building systems, condition assessments, 
costing, planning and construction. She has conducted hundreds of building condition 
assessments and depreciation reports.  Hailing from Ontario, Amanda started her career at a 
well-respected building engineering company.  After opening a new office for her engineering 
firm in BC in 2009 she established a strong reputation in her field by successfully managing 
high-rise development projects, building inspections, condition surveys, depreciation reports, 
envelope investigations, and site analyses.   In 2013 Amanda joined Normac.  She holds a 
Diploma of Architectural Technology from St. Clair College in Ontario.  She is currently a CRP, 
and a member of the REIC. 

Aaron Wittstock, BBA, PGCV, CRP 
Insurance Appraiser and Depreciation Report Planner 
After completing his Post-Graduate Certificate in Real Property Valuation (PGCV) at the Sauder 
School of Business at UBC, Aaron started his appraisal career at the BC Assessment Authority 
in their Vancouver-North Shore office where he was an integral team member of a pilot GIS-
based appraisal initiative. He joined Normac at the beginning of 2011 carrying out numerous 
property inspections, municipal bylaw research, and replacement cost estimates for both 
residential and commercial properties.  Aaron is a Candidate Member of the Appraisal Institute 
of Canada working toward the AACI – P.App. Designation.  He is also a member of the REIC 
and is a CRP.  

Alfred HY Lam, BASc in Civil Engineering, IIT 
Depreciation Report Planner 
Alfred joined Normac in 2013 with experience designing and inspecting residential and 
commercial buildings.  He started his career in the UBC Department of Civil Engineering in 
2003 performing concrete strength tests, compared steel reinforcements. After working in 
operations and in an engineering firm he joined Normac. He obtained his degree in Civil 
Engineering from the University of BC in 2005 and completed the Home Inspection Program 
from BCIT in 2011.  Alfred is currently a CRP, and a member of the REIC.   
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Janet Au, AACI, P.App, RI (BC), MUrb, BA, Dip(ULE), CRP 
Senior Appraiser 
Janet is a professional appraiser having 8 years of experience appraising properties in BC and 
Alberta. She joined Normac in 2009 as an Insurance Appraiser and prior to joining Normac, 
performed fair market appraisals for residential properties.  In totality Janet has inspected and 
prepared appraisals on thousands of properties.  For Normac, she is responsible for carrying 
out appraisal inspections, research and replacement cost estimates and reviewing other 
employee’s work. Janet is a member of the REIC and the Appraisal Institute of Canada (AIC) 
and is an Accredited Appraiser Canadian Institute Professional Appraiser (AACI, P.App) with the 
AIC.  In 2003 she obtained a Bachelor of Arts degree from the University of Hong Kong, in 
2007 a Master of Urban Studies from Simon Fraser University and in 2012 a Diploma in Urban 
Land Economics from the University of British Columbia. She is a member of the REIC and is a 
CRP. 
 
Lynda Davies, CRP 
Client Services Manager 
Lynda joined Normac 10 years ago and has been an integral part of the company’s growth ever 
since. Formerly a successful real estate agent, Lynda joined Normac from GE Capital in 2003. 
Lynda is responsible for all client service interaction and satisfaction. Lynda is highly skilled and 
knowledgeable having performed thousands of administrative reviews on cost appraisals. She 
ensures all processes are followed, reports meet the criteria set by the company, proposals are 
issued and co-ordinates all office activity. Lynda is a member of the REIC and is a CRP.  
 
Cathy Lau, B. Comm. 
Depreciation Report Coordinator 
Cathy recently joined Normac as a Depreciation Report Coordinator.  Cathy started her career 
with the BC Assessment Authority in the Okanagan and has performed hundreds of property 
appraisals.  In 2009 she obtained a Bachelor of Commerce Degree with a focus in Real Estate 
Finance from the University of British Columbia. 
 
Liam Bailey, BSc. 

Depreciation Report Coordinator 

Liam has recently joined the team at Normac as a Depreciation Report Coordinator. Liam is 
beginning his career here at Normac after recently moving to Vancouver from Ireland. In 2008 
he obtained his Diploma in Construction from Southern Regional College and in 2012 a 
Bachelor of Science Degree in Construction Engineering and Management from the University 
of Ulster. 
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17.0 APPENDIX F—MAINTENANCE ACTIVITIES 

 

Below are some maintenance activities that the Strata can undertake to promote longevity of 
some of the Strata’s common assets: 

For the outside envelope or enclosure 

 Inspect for cracks, leaks, broken items, staining, efflorescence 
 Report water ingress 
 Regularly undertake sealing & painting, including touch ups 
 Remove vegetation or any matter away from the building(s) 
 Review downspouts & flashing for water being directed away from the building and there 

are no clogs or build up 
 Watch out that cleaning doesn’t affect the quality of the product or sealants or seals 
 Review for corrosion of metal fasteners, joints, downspouts & flashing 

For the roof  

 Inspect for missing granules, shingle quality (curled, broken, cracked or missing), 
excessive moss growth 

 Remove foreign objects from the roof 
 Check for missing or damaged flashing, eaves troughs, downpipes, caulking or sealing  
 Check for standing or pooling water 
 Check for overflowing eaves troughs or downspouts 
 Check for staining 

For decks, balconies, or terraces 

 Remove dirt, leaves, twigs and moss regularly 
 Report water ponding 
 Keep vents clear of dirt and debris 
 Report  and inspect for peeling of deck or balcony membrane from the wall 
 Report and inspect for seams of the membranes coming apart 
 Check strength of guard rails 
 Check and report and concrete spalling, cracking and rust marks 
 Keep barbeques away from the building’s enclosure 

Windows and Exterior Doors 

 Clean any accumulation of dirt at the window or door sills 
 Clean glass regularly with soap and water. Use a professional to wash your windows, be 

careful of pressure washing as water may be driven into the building envelope 
 Report any worn out weather stripping 
 Report loose or missing seals 
 Report black staining inside walls, in corners 
 Report any condensation between the layers of glass 
 Keep humidity inside the house to a minimum 
 Promote good air circulation and ventilation in each home (use exhaust fans, open 

windows, humidifiers) 

 

More information can be found on BC Housing, Homeowner Protection Office For more in-depth 
information of maintenance activities look go to http://www.hpo.bc.ca/homeowners.  
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MINUTES OF COUNCIL MEETING 
STRATA CORPORATION BCS 2401 

 
HELD: Monday, September 11th, 2017 at 6:30 pm in the Amenity Building at  
 “Manhattan Skye” 19551 66th Avenue, Surrey, BC 
 
PRESENT: Matthew Sousa   Council President / Treasurer 
  Brian Thornburn   Council Vice President / Amenity Building  
  Darlene Dyson   Annual Fire Inspections / Privacy Officer 
  Vanessa Zacharias   Landscaping 
  Ryan Nelson    Maintenance 
  Brandie Howe    Council Member  
       
AGENT:  Tara Lynn Hooge    Bayside Property Services Ltd.  
 
GUESTS: Kevin Nguyen    Ledcor 
  Nizad Nizam    Ledcor 
     
 
For Clubhouse bookings, obtaining fobs, please contact Brian Thornburn via email at 
abm.manhattanskye@gmail.com.  Brian will be in contact with you upon receipt of your 
email.   
 
GUEST BUSINESS 
 
Ledcor representatives attended the meeting to provide a brief overview of Telus Fiber Optics.  The 
representatives provided Council with an agreement to allow access to the electrical room to assess 
the potential of Residents at Manhattan Skye to receive Fiber Optics.  There was also a request 
from the representatives to have a date set aside where Telus could speak with each of the Unit 
Owners and inspect the cable connection located in their garages. Council unanimously approved to 
have Telus inspect the electrical room and in the near future will post a Notice at the mail kiosk 
advising Owners that Telus will be out to knock on doors to request access to the garage if they are 
interested in a fiber optic upgrade once the conduit is in place.    Owners and Residents are NOT 
obligated to provide access or be home for the inspection, only if they wish to discuss Fiber Optics, 
upgrades and obtaining such services when implemented at the complex.  Fiber Optics has been 
explained to Council as the way of the future.  Such installation of Fiber Optics from Ledcor would be 
a free installation based on the initial inspection, an audit of the Strata’s wiring system and 
determining interest from Owners.       
 
CALL TO ORDER 
 
The meeting was called to order at 7:15 pm by Council President, Matthew Sousa, who chaired the 
meeting.    
 
Roots at Units 81/83 
 
Bartlett Tree has confirmed with Council that due to staff shortages, there has been a delay in 
addressing the clearing of roots at Units 81 and 83.  The matter has not been forgotten, just delayed, 
and the Owner of Unit 83 has been advised of same.   
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PREVIOUS MEETING 
 
It was moved, seconded (Dyson/Sousa) and carried unanimously to approve the Minutes of the July 
10th, 2017 Council Meeting as previously circulated.    
 
BUSINESS ARISING FROM MINUTES 
 
1. Pest Control:  Reminder to Residents that Council will normally assist with pest control issues 

but they must be reported to thooge@baysideproperty.com.  Should your concern be vermin, 
AAA Wildlife will be called, and for bees/ants, Carol from Pest Free will be requested to 
attend.  If forwarding your request for pest control service please be sure to include your Unit 
number, Strata Plan number, telephone number and email address, as well as the details of 
your concern.   
 

2. Annual Fire Inspections:  Based on the Annual Fire Inspection Deficiencies List, Council 
authorized Mountain Fire to address a portion of the deficiencies, however the Units that 
require smoke alarm replacement when it is not tied into the sprinkler system will be 
addressed by Council at a significantly reduced cost (approved unanimously by all Council 
members).  Council can purchase the correct smoke alarms/detectors for a reduced cost as 
well as eliminating the charge for the fire attendants’ installation fee.  After review and 
discussion, it was moved, seconded (Sousa/Dyson) and carried unanimously (with one 
abstention by Council member Ryan Nelson) to have Ryan purchase and install the smoke 
alarms, charging the Strata $25.00 per Unit.  Brian Thornburn will circulate a Notice to those 
Units that are on the deficiency list for smoke alarm replacements.    

 
3. P3 Parkade:  P3 Parkade has completed the roadway power sweep, cleaning of the road 

basins, painting prep and line painting.  Council is satisfied with the work performed and will 
consider having P3 Parkade quote on the cleaning/clearing of the landscape drains and drain 
tiles at the complex.  Council will review the roadway cleaning work and line painting on an 
annual basis and perform as they feel is needed. 

 
4. Remdal:  Remdal attended to address deficiencies they had noted as part of their 5 year 

warranty, however Council feels that many areas were missed and as a result, requested that 
Bayside obtain a quote to have a consultant review the deficiencies and report back to 
Remdal to perform under the terms of the 5 year warranty.  Council asks Owners to please 
report any painting deficiencies you feel need to be addressed at your Unit so they can be 
reviewed by the consultant and Remdal.  

  
5. Annual Dryer Vent Cleaning – Exterior Only:  Service Master Clean completed the annual 

dryer vent cleaning at the complex.  A call back to Unit 29 has been requested by the Owner 
advising that the dryer vent appears to be clogged and was possibly missed during the annual 
cleaning.  Service Master has made arrangements with the Owner to attend.   

 
6. Gutter Cleaning:  Service Master Clean will be performing the gutter cleaning in the near 

future as approved by Council.   
 

7. Fencing:  Council realizes that fencing in the coming years will need to be replaced and 
options are being considered.  Council is at the beginning stages of discussion fencing 
options, costs associated and costs involved for future maintenance that is required based on 
the types of fences that are installed.  Council is working with a fencing contractor to get an  

mailto:thooge@baysideproperty.com
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understanding of how much lineal feet there is and what fencing designs will be used, 
including gates etc. Council would like to advise Owners that fencing replacement costs are 
significant and as such more money will need to be put towards the Contingency Reserve 
Fund or plan for a Special Levy in the coming years to finance it.   Council would like to 
remind Owners to familiarize themselves with the Depreciation Report so they can understand  
the future costs for repairs and maintenance to the common assets such as roofing, fencing 
and exterior painting, to name a few.  If you do not have a copy of the Depreciation Report, 
please request a copy from thooge@baysideproperty.com.       

 
FINANCIAL REPORTS 
 
1. Monthly Reports: After review and consideration, it was moved, seconded (Sousa/Dyson) and 

carried unanimously to approve the June and July 2017 Financial Reports, as prepared by 
Bayside Property Services.   

 
2. Accounts Receivable: As of today’s date, there are 7 Owners in arrears totaling $4,102.72.  

Reminder to Owners: fines will be assessed to Strata Lots that are in arrears for Strata Fees 
or Special Levies, and who fail to make payment arrangements with Council. Council thanks 
you for your continued co-operation.    

 
BYLAW INFRACTIONS 
 
Several Bylaw complaint letters were issued regarding the following complaints:  Residents 
parking in visitor parking, children playing on the roadways, dogs off leash, improper disposal of 
cigarette butts and household garbage.  Council did not levy fines for the letters issued but 
would like to advise Owners that if repeat incidents are recorded, fines will be assessed. 
 
NEW BUSINESS 
 
1. 2017 Council Meeting Dates:  The final Strata Meeting date for 2017 will be the Annual 

General Meeting tentatively scheduled for Monday, November 27th, 2017.  Council would like 
to remind Owners that if you are not able to attend the meeting, please leave your proxy with 
a neighbour, friend or Council Member who will attend and vote on your behalf.    
 

2. Landscaping:  Council expressed to Vista Landscaping their disappointment in landscaping 
services this year and should they wish to keep the contract, an improvement in services is 
required.  Council will be obtaining cost comparison quotes to convert back yards from their 
current state to artificial turf.  Council will be inquiring as to what the cost savings will be for 
back yard maintenance (lawn cutting and trimming) if backyards are converted to artificial turf, 
and put that savings towards the cost to do the conversion. 

 
3. Gravel Edge Repair:  Recently Council Members Ryan Nelson and Brian Thornburn corrected 

the gravel edge repair. Council will continue to make these minor repairs as they arise.  
 
4. Lights:  Winter daylight hours are approaching and as such Council has approved for MDE 

Electrical to attend at the building and adjust the light timers to winter hours.  
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5. Bylaw Proposals:  Council will be proposing two changes to the Strata’s Bylaws 1) no smoking 

on common property, and 2) no short term rentals.  Owners will have the opportunity to 
present their questions and concerns to Council prior to casting their vote at the upcoming 
Annual General Meeting.  

 
6. 2017/2018 Operating Budget:  Council has been informing Owners for approximately the last 

3 years that the monthly maintenance fees must be increased to help fund future capital 
projects via the contingency reserve fund.  Please review your Depreciation Report to help 
understand the audit of common property assets and the estimated costs to repair, maintain 
and replace.   Council reviewed the draft operating budget prepared by Bayside (25% 
proposed increase).  Council realizes that this increase is significant, but it is needed 
considering future capital projects over the course of the next 10 years (fencing, painting and 
roofing).  Operating costs will probably see a slight increase keeping in line with the rate of 
inflation, so it is the INCREASE IN MONTHLY MAINTENANCE FEES THAT IS ASSOCIATED 
WITH THE SIGNIFICANT INCREASE TO THE CRF going from, in previous years, a 
$36,000.00 annual contribution, to the proposed increase of $119,000.00 per year.  Council 
realizes that $119,000.00 dollars is a lot of money, almost $86.00 per month.  However, 
Council is concerned that if Owners cannot see the benefit of a forced savings account for 
future capital projects to significantly reduce special levies that may be needed, it will be 
difficult to pass future capital projects due to Owners being unable to pay for them.   The 
newly elected Council Members voiced their opinions that becoming an active Member on 
Council has increased their understanding of Strata finances, the need for ongoing 
maintenance and the need for saving for the future.   
 

There being no further business to discuss, the Council Meeting was terminated at 9:20 pm on a 
motion by Darlene Dyson.      
 
The next Meeting will be the Annual General Meeting tentatively scheduled for Monday, 
November 27th, 2017 at 6:30 pm in the Amenity Room of “Manhattan Skye”.         
 

EMERGENCIES 
For after hours, holiday, or weekend emergencies, DO NOT call the Property Manager’s direct 
line or send an e-mail.  You need to call 604.432.7774 if you are calling regarding anything that 
cannot wait until the next business day. 

 
 
Tara Lynn Hooge, Senior Property Manager 
BAYSIDE PROPERTY SERVICES LTD. 
#100- 6400 Roberts Street, Burnaby, BC  V5G 4C9 
Direct: 604.629-8770  
Tel: 604.432.7774 (24 hrs, after office hours emergencies only please) 
Fax: 604.430-2698 
Email:  thooge@baysideproperty.com 
 
N.B.: OWNERS: Please retain all Minutes as required by Real Estate Regulations 
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