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2.0 Executive Summary

2.1 General Description

Stantec Consulting Ltd. (Stantec) was commissioned by The Wynford Group on behalf of Strata Plan BCS 1961 (the "Client")
to prepare a Property Condition Assessment (PCA) and a Capital Replacement Reserve Fund Study (CRRFS) of the
property referred to as "Tides at Klahanie" located at 300, 400 & 500 Klahanie Drive, Port Moody, British Columbia
(hereinafter also referred to as the "Site" or the "Property"). We understand that the Client requires the findings of the PCA
and CRRFS report to assist in developing a long term reserve fund plan and fulfill the requirements for a "Depreciation
Report" as per the Strata Property Act. The primary purpose of the PCA and CRRFS was to visually review the present
condition of the site elements, buildings, and related structures to provide an opinion of their present overall condition, and to
provide opinions of probable cost to remedy physical deficiencies and to offset expenditures for major repair or replacement
of building components and site elements over an evaluation period of 30 years. It should be noted that this report is
intended to replace the previous PCA & CRRFS for this property, which was prepared by Stantec in July 2011. This report
has been revised in order to comply with the requirements of the Strata Property Act and Regulations. 
 
On April 30, 2014, Stantec conducted a visual review of the Property. The majority of the Property was accessible during the
time of the site visit. It should be noted that Stantec accessed three residential units during this assessment.
  
The Site is improved with three, 4-storey wood framed buildings that were constructed circa 2005 and provide a total of 164
suites. The three buildings, herein referred to as Building 300, 400 and 500, can be broken down as follows:
 
Building 300 - 54 units
Building 400 - 58 units
Building 500 - 52 units
 
Interior common areas of the buildings include lobbies, hallways, mechanical rooms, electrical rooms. Building 500 is also
provided with a guest room and a recreational room.
 
Parking is provided by a continuous underground parking structure located beneath the buildings, and reportedly includes a
total of 279 parking stalls, mechanical & electrical rooms, elevator rooms, locker rooms, garbage rooms.
 
The area around the buildings is landscaped with decorative planting, trees, and groundcovers, gravel and concrete
paver walkways, low timber fences, boulders and timber log retaining walls. 
 
Additionally, the residential units are equipped with concrete patios for the ground level units and wood framed balconies for
the above grade units.

2.2 General Physical Condition

Descriptions of existing building systems, assessment findings and corresponding recommendations, complete
with operations and maintenance-related deficiencies, are provided in this report under section 5.0 ("System Description").
A general summary of findings and observations, based on our visual assessment of the Property on April 30, 2014,
is outlined below:
 
Site Elements

• Eroding soil observed around walkway paving stones between Buildings 300 and 400.
  
Structural Frame & Building Envelope

• Water/moisture infiltration through foundation walls into the parking garage.
• Cracked shingles observed at roof peaks.

 
Mechanical and Electrical Systems

• Light switches not operational (cannot turn off) in the storage room and garbage room in the Building 500 parkade.

2.3 Opinions of Probable Cost

CAPITAL REPLACEMENT RESERVE FUND STUDY TABLES
 
Opinions of probable cost (in 2014 dollars) have been provided in the CRRFS tables that are attached to this report under
Appendix B ("Supporting Documentation"). The costs are provided over an evaluation period of 30 years for physical
deficiencies observed during the assessment which are considered beyond normal routine operational maintenance
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2.0 Executive Summary (continued)

2.3 Opinions of Probable Cost (continued)

expenditures, and for lifecycle replacement reserves. A cost threshold of $3,000 has generally been used in reporting
opinions of probable costs (OPC) associated with the Site.
It should be noted that the previous PCA & CRRFS report was prepared with a 20-year evaluation period, while this report
has extended the evaluation to 30 years, as per the requirements of the Act & Regulations. 
 
The two main tables that form part of the CRRFS are titled as follows:
 

• Table A - Component Listing and Repair / Replacement Cost  
• Table B - Component Event Cost Summary

 
Table A provides a general listing of building elements and Site components, organized by discipline, and indicates their
approximate age, expected useful life (EUL), and remaining useful life based on conditions observed and information
gathered during the assessment. Capital replacement reserve costs are indicated based on the anticipated action required
for each component over the next 30 years. The required actions are based on the condition of the components observed
during the assessment, and/or their approximate age relative to their EUL.

Table B provides an overview of timing associated with the required action of each component over the next 30 years, while
taking into account the effects of project overhead costs, interest and inflation. 
 
As indicated in the CRRFS tables, the total Opinion of Probable Cost over the evaluation period is $7,263,200 (uninflated).
The average annual cost per residential unit is approximately $1,476 over 30 years.
 
The opinions of probable cost presented in this report are based on unit rates published by Means Publishing and/or Marshall
& Swift Valuation Service, combined with local experience gained by Stantec. 
 
The quantities associated with each item have been estimated during a site assessment and do not represent exact
measurements or quantities. At the time of replacement, specific "scope of work" statements and quotations should be
determined and the budgetary items revised to reflect actual expenditures. Not included are items that would be addressed
as routine maintenance. However, the capital costs may include items which are currently managed under the Strata's
Operations and Maintenance budget. 
 
Some building components are assumed to have an "indefinite" life expectancy as compared to the relative life of other
components (e.g., building structure, domestic plumbing and electrical systems). From time to time, localized repairs may be
required due to deterioration or vandalism, therefore, contingency amounts have been recommended for these components
in the determination of the reserve fund.
 
Stantec recommends that all maintenance contracts, lease agreements, operating costs and cost recovery information be
reviewed in conjunction with the opinions of probable cost presented in this report.
 
RESERVE FUND STATUS 
 
The balance of Strata Plan BCS 1961 - Tides at Klahanie Contingency Reserve Fund (CRF), as of November 30, 2013, was
reportedly $273,315. A contribution of $60,355 is anticipated to be added to the CRF during the 2013-2014 fiscal year. It is
also understood that the sum of $23,975 in expenditures was approved for the 2013-2014 fiscal year. Based on the findings
of the PCA & CRRFS, additional annual contributions to the CRF are required to offset the anticipated costs of future repair
and replacement of building components. 
 
In addition to Tables A and B, as described above, four Cash Flow Tables are presented in this report for consideration by
the Client, and are titled as follows:
 

• Cash Flow Scenario No. 1 - Contributions Continue at the Current Rate (No Adjustments)
• Cash Flow Scenario No. 2 - Contributions are Raised Annually at a Set Rate
• Cash Flow Scenario No. 3 - Contributions are Raised Annually at an Adjusted Inflation Rate with a Higher Initial

Contribution
• Cash Flow Scenario No. 4 - Contributions are Elevated to a Fixed Rate for Five Years then Raised at a Set Rate

 
The following assumptions have been incorporated into the Cash Flow Tables:
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2.0 Executive Summary (continued)

2.3 Opinions of Probable Cost (continued)

• Interest is earned at a rate of 1.1% (based on the monthly bank interest rates over the past five years as recorded by
The Bank of Canada, as of May 2014).  

• Interest is tax free and is re-invested into the CRF.  
• Annual inflation is 1.92% (based on the average yearly inflation rates over the past five years as recorded by The

Bank of Canada, as of May 2014).
  
As illustrated in Cash Flow Table 1, the current contribution levels to the Capital Replacement Reserve Fund are not
adequate to offset current and future anticipated repair or replacement expenditures over the forthcoming 30 years.
Conversely, the level of contributions outlined in Cash Flow tables 2 through 4 are considered adequate to cover the costs of
repair and replacement of building elements over the 30-year evaluation period. We recommend that the contribution levels
be reviewed annually so that adjustments can be made to reflect actual costs of work, changes to timing and cost of work
expected for the coming year, and the effects of actual interest and inflation rates.

2.4 Recommendations

Based on the findings of the PCA, further study of the water infiltration within the underground parking garage is
recommended; however, it is our understanding that an investigation was completed after the site review but before the
preparation of this final report. It should be noted that this investigation report was not reviewed as part of this assessment. 
 
It is recommended that appropriate corrective actions be undertaken as per the findings of the study.  
 
No other research testing or exploratory probing is recommended for the site at this time.
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3.0 Introduction

3.1 Purpose

Stantec Consulting Ltd. (Stantec) was commissioned by The Wynford Group on behalf of Strata Plan BCS 1961 (the Client)
to conduct a Property Condition Assessment (PCA) and a Capital Replacement Reserve Fund Study (CRRFS) of the
property referred to as the "Tides at Klahanie" located at 300, 400 & 500 Klahanie Drive in Port Moody, BC (hereinafter also
referred to as the "Site" or the "Property"). We understand that the Client requires the findings of the PCA and CRRFS report
to assist in developing a long term reserve fund plan and fulfill the requirements for a "Depreciation Report" as per the Strata
Property Act. The primary purpose of the PCA and CRRFS was to visually review the present condition of the Property
elements, buildings, and related structures to provide an opinion of their present overall condition, and to provide opinions of
probable cost to remedy physical deficiencies and to offset expenditures for major repair or replacement of building
components and Property elements over an evaluation period of 30 years. It should be noted that this report is intended to
replace the previous PCA & CRRFS for this property, which was prepared by Stantec in July 2011. 
 
On April 30, 2014, Stantec conducted a visual review of the Property. The majority of the Property was accessible during the
time of the site visit and it should be noted that Stantec accessed three residential units during this assessment

3.2 Scope of Work

PROPERTY CONDITION ASSESSMENT
 
The PCA performed by Stantec was generally based on the American Society for Testing and Materials (ASTM) Standard
E2018-08, "Standard Guide for Property Condition Assessments: Baseline Property Condition Assessment Process". The
information obtained from the PCA was used as the basis for developing our opinions of recapitalization reserve
requirements for the CRRFS over a 30 year evaluation period. The PCA and CRRFS were conducted and this report was
prepared in accordance with the scope of services outlined in Stantec's Proposal and Project Agreement dated November
22, 2013 and executed by the Client on February 12, 2014.
  
The scope of our work included visual reviews of major components and systems to observe and document existing
conditions, and interviews with Site representatives. The major components and systems observed include site
improvements, building structure, building envelope, common interior elements, mechanical and electrical systems, and life
safety / fire protection systems. 
 
The scope of our work performed is summarized as follows:

• Reviewed existing documentation, where available and where provided by the Client  
• Conducted a visual walk-through review of the Site and building systems to assess their general condition.  
• Conducted interviews with building managers and maintenance staff, where available.  
• Identified and financially quantified (in present dollar values) our opinions of probable costs to remediate observed

safety issues, to repair major defects in materials or systems that may significantly affect the value of the Site or
continued operation of the buildings, and to replace systems that have reached (or may reach) their EUL over a thirty
(30) year evaluation period. Opinions of probable costs were also provided for further investigations, if required, along
with order-of-magnitude costs for work that may be required as a result of these investigations.  

• Prepared a PCA and CRRFS report for the Site that outlines findings, opinions, and recommendations, complete
with photographs of salient observations and other pertinent information obtained during the assessment.

 
Deviations and exceptions from the aforementioned scope of work are provided in this report under section 3.3 ("Deviations
from the Guide"). Limitations to our work are provided under section 3.4 ("Reliance") and within the above-referenced
documents.
 
ASTM defines a physical deficiency as a conspicuous defect or significant deferred maintenance of a site's material systems,
components, or equipment as observed during the site assessor's walk-through site visit. Included within this definition are
material systems, components, or equipment that are approaching, have reached, or have exceeded their typical EUL or
whose remaining useful life (RUL) should not be relied upon in view of actual or effective age, abuse, excessive wear and
tear, exposure to the elements, lack of proper or routine maintenance, etc. This definition specifically excludes deficiencies
that may be remedied with routine maintenance, miscellaneous minor repairs, normal operating maintenance, etc., and
excludes conditions that generally do not constitute a material physical deficiency of the site.
 
The review of the Site was based on a visual walk-through review of the visible and accessible components of the Property,
buildings and related structures. The roof surfaces, interior and exterior wall finishes, and floor and ceiling finishes of the
on-site buildings and related structures were visually assessed to check their condition and to identify physical deficiencies
where observed. The assessment did not include an intrusive investigation of wall assemblies, ceiling cavities, or any other
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3.0 Introduction (continued)

3.2 Scope of Work (continued)

enclosures/assemblies. No physical tests were conducted and no samples of building materials were collected to
substantiate observations made, or for any other reason. The review of mechanical, electrical, and fire & life safety systems
at the Property included discussions with the site representative. A visual walk-through assessment of the mechanical,
electrical, and fire & life safety systems was conducted to determine the type of systems present, age, and aesthetic
condition. No physical tests were conducted on these systems.
 
CAPITAL REPLACEMENT RESERVE FUND STUDY
 
The information obtained from the PCA was used as the basis for developing our opinions of recapitalization reserve
requirements for the CRRFS over a 30 year evaluation period. The CRRFS tables are attached to this report under Appendix
B, and provide costs for physical deficiencies observed during the assessment which are considered beyond normal routine
operational maintenance expenditures, and for lifecycle replacement reserves.
 
A description of the CRRFS tables is provided in this report under Section 7.0, along with a description of the Strata
Corporation's Contingency Reserve Fund (CRF) status, and recommendations for cash flow strategies to offset capital costs
that have been brought forward in this report.
 
Opinions of probable cost are based on unit rates published by Means Publishing and/or Marshall & Swift Valuation Service,
combined with local experience gained by Stantec. The quantities associated with each item have been estimated
during the walk-through site assessment and do not represent exact measurements or quantities. At the time of replacement,
specific "scope of work" statements and quotations should be determined and the budgetary items revised to reflect actual
expenditures. Not included are items that would be addressed as routine maintenance. However, the report may include
costs for items which are currently managed under the Operations and Maintenance budget for the Site. A cost threshold of
$3,000 has generally been used in reporting deficiencies or replacement reserves associated with the Site. Opinions of
probable cost that are individually less than this amount are generally excluded; however, these deficiencies may be
mentioned in the PCA report. Also, opinions of probable costs relating to life safety or observed code infractions may be
included regardless of this cost threshold. 
 
Some building components are assumed to have an "indefinite" life expectancy as compared to the relative life of other
components (e.g., building structure, domestic plumbing and electrical systems). From time to time, localized repairs may be
required due to deterioration or vandalism, therefore, contingency amounts have been recommended for these components
in the determination of the reserve fund. 
 
Stantec recommends that all maintenance contracts, lease agreements, operating costs and cost recovery information be
reviewed in conjunction with the opinions of probable costs presented in this report.
 
VARIATIONS BETWEEN REPORTS
 
As previously stated, Stantec had prepared the previous PCA & CRRFS report for this property in 2011. Typical variations in
between reports are generally related to one or more of the following:
 

• Costing can vary as the current report is presenting allowances reflective of the current market condition.
• Additional items in the component inventory can be introduced if action is now anticipated within the evaluation period.

Alternatively, the Client may also have requested that items be included as part of their budgeting exercises.
• Remaining useful life or Time to Next Event can be modified based on the findings and observations at the time of the

site assessment. 
 
Due to changes in the Strata Property Act and Regulations, significant changes between the previous report and this report
include:

• The extension of the evaluation period from 20 years to 30 years; and, 
• Addition of components to the physical component inventory (largely due to the extended evaluation period). 

  
REQUIRED STATEMENTS
 
As per the Strata Property Act and the Strata Property Regulation, each Depreciation Report must include the name of the
person from whom the depreciation report was obtained and a description of the following information:
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3.0 Introduction (continued)

3.2 Scope of Work (continued)

• That person's qualifications; This report was prepared and reviewed by the individuals listed in Section 1.0 - General
Information, on behalf of Stantec Consulting Ltd. The personnel resume from each member of the project team has
been included in Appendix C. These resumes summarize the experience and qualifications of each member.

 
• The error and omission insurance, if any, carried by that person;

As a public company, Stantec Consulting Ltd. (Stantec) has substantial assets and maintains a high professional
liability insurance limit. Stantec's claims history has resulted in relatively low insurance premiums when compared with
firms of similar size and character. At the time this report was prepared, Stantec maintains a Professional Liability (i.e.
Errors & Omissions) insurance policy with Lloyd's of London. The claims and aggregate limits of this policy is
$3,000,000. However, the Limitation of Liability for this project is subject to Stantec's Professional Services Terms and
Conditions, which limits Stantec's liability to be no greater than the lesser of $50,000 or the value of fees paid to
Stantec.

 
• The relationship between that person and the strata corporation; Stantec Consulting confirms that it is not aware of

any relationship between its project team and the Client that may result in a conflict of interest relating to this
assignment.

3.3 Deviations From the Guide

The PCA and CRRFS were conducted and this report was prepared in accordance with the scope of services outlined in
Stantec's Proposal and Project Agreement dated November 22, 2013 and executed by the Client on February 12, 2014. 
 
The major deviations from ASTM Standard E2018-08 for this project were as follows:
 

• No reviews of municipal / public records for zoning, building, and/or fire & life safety code / regulatory compliance
were conducted.  

• Verification of the Property's compliance with barrier-free accessibility requirements was not conducted.  
• Investigation of whether or not the Property resides in a flood plain was not performed.  
• Verification of number of parking spaces was not conducted  
• Verification of gross and net usable areas of the site buildings was not performed.

 
It should be noted that compliance with ASTM E2018-08 does not warranty or guarantee code compliance with any
governmental entity, trade standard, or the insurance industry, and this effort should not be considered an in-depth code
compliance review.

3.4 Reliance

LIMITING CONDITIONS
 
Exclusive Use
 
This report, including its information and opinions, has been prepared for the exclusive and sole use of Strata
Plan BCS 1961 - The Tides at Klahanie (the "Client").
 
Reliance Purposes
 
This report shall not be relied upon for any purpose other than intended for the Client within the scope of services negotiated
between Stantec Consulting Ltd. (Stantec) and the Client without the express prior written consent of Stantec.
 
Third Party Reliance
 
This report may not be relied upon by any other person or entity without the express written consent of Stantec and the
Client. Any reliance on this report by a third party, any decisions that a third party makes based on this report, or any use at
all of this report by a third party without the prior written consent of Stantec is the sole responsibility of such third parties.
Stantec accepts no responsibility for damages, if any, suffered by a third party as a result of decisions made or actions based
on this report.
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3.0 Introduction (continued)

3.4 Reliance (continued)

Distribution
 
No party shall distribute this report, in its final form or in draft form, or any portion or copy thereof without the express written
permission of Stantec, except that the Client may make copies of this report as are reasonable for its own use and consistent
with the intended purposes of this report.
 
Cost Opinions
 
Any opinions of probable costs expressed in this report are partially based on consultation with
industry-recognized publications on probable costs for materials and labour. While Stantec uses information available to us
combined with our judgment and past experience, the specific rationale and conditions forming the basis of contractors' bids,
material or equipment pricing are beyond our knowledge and control. Stantec can therefore not be held responsible if the
final costs vary from these opinions of probable cost.
 
As well, any opinions of probable costs are intended for global budgeting purposes only. The scope of work and the
actual costs of the work recommended can only be determined after a detailed examination of the site element in
question, understanding of the site restrictions, understanding of the effects on the ongoing operations of the site/buildings,
definition of the construction schedule, and preparation of tender documents. Stantec expressly waives any responsibilities
for the effects of any action taken as a result of these endeavors unless Stantec is specifically advised of prior to, and
participate in the action, at which time, Stantec's responsibility will be negotiated.
 
Physical Limitations to Scope
 
Stantec's work did not include intrusive testing / investigation, destructive testing, testing of life safety systems or quantitative
testing. As such, any recommendations and opinions of probable costs associated with these recommendations, as
presented in this report, are based on walk-through non-invasive observations of the parts of the buildings which were
readilyaccessible during a visual review. Conditions may exist that are not as per the general condition of the system
being observed and reported in this report.
 
Opinions of probable costs presented in this report are also based on information received during interviews with
site representatives, operations and/or maintenance staff. Stantec cannot be held responsible for incorrect information
received during the interview process. Should additional information become available with respect to the condition of the
buildings and/or site elements, Stantec requests that this information be brought to our attention so that Stantec may
reassess the conclusions presented herein.
 
Assessments
 
No legal surveys, soil tests, environmental assessments, geotechnical assessments, detailed barrier-free compliance
assessments, seismic assessments, detailed engineering calculations, or quantity surveying compilations have been made.
No responsibility, therefore, is assumed concerning these matters. Stantec did not design or construct the buildings or related
structures and therefore will not be held responsible for the impact of any design or construction defects, whether or not
described in this report. No guarantee or warranty, expressed or implied, with respect to the Property, building components,
building systems, property systems, or any other physical aspect of the Property is made.
 
Standard of Care
 
The assessment outlined in this report generally captured conditions that existed at the time of the site visit.
Stantec's opinions and recommendations presented in this report are rendered in accordance with generally accepted
professional standards for like services under like circumstances for similar locales. The opinions and recommendations are
not to be construed as a warranty or guarantee regarding existing or future physical conditions or regarding compliance of
systems / components and procedures / operations with the various regulating codes, standards, regulations, ordinances,
etc.
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4.0 Property Description

4.1 Site Summary

The Site is irregular in shape and is bound by Murray Street to the north, a creek ravine to the east, Klahanie Drive to the
south, and by an un-named municipal roadway to the west. Vehicular access to the Site is provided from Klahanie Drive and
the municipal roadway.

Parking is provided by a continuous underground parking structure located beneath the buildings, and reportedly includes a
total of 279 parking stalls, mechanical & electrical rooms, elevator rooms, locker rooms, garbage rooms.

The area around the buildings is landscaped with decorative planting, trees, and groundcovers, gravel and concrete paver
walkways, low timber fences, boulders and timber log retaining walls.

SITE INFORMATION

Primary Use: Muilti-Family Residential Building
Ownership Entity: Strata Plan BCS 1961 - Tides at Klahanie
Property Management Firm: The Wynford Group
Gross Site Area: 2.98 Acres

VISIT INFORMATION

Site Assessor: Alex Bouchard and Zack Kranjec
Date of Site Visit: April 30, 2014
Weather: Sunny
Temperature: 20 Degrees Celcius
Accompanied By: Mr. John Greenhough

4.2 Building Summary

The Site is improved with three, 4-storey wood framed buildings that were constructed circa 2005 and provide a total of 164
suites. The three buildings, herein referred to as Building 300, 400 and 500, can be broken down as follows:
 
Building 300 - 54 units
Building 400 - 58 units
Building 500 - 52 units
 
The property is provided with an underground parking garage structure which is located beneath the buildings. The
underground parking garage extends beyond the footprint of the buildings.
 
Interior common areas of the buildings include lobbies, hallways, mechanical rooms, electrical rooms. Building 500 is also
provided with a guest room and a recreational room.
 
Additionally, the residential units are equipped with concrete patios for the ground level units and wood framed balconies for
the above grade units.

4.3 Other Structures

No additional structures were assessed at the subject property. 
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5.0 System Description

5.1 Site Elements

5.1.1 Topography

Description: The property slopes gradually downwards from its central portion towards the north, west, and south
perimeters and becomes a steep slope towards the creek to the east. 

Assessment: A review of the site topography revealed no significant deficiencies during the site visit.

Recommendation: Based on observations made and information gathered during the assessment, no major capital
expenditures associated with the site topography are anticipated during the evaluation period.

5.1.2 Storm Water Drainage

Description: The site storm water is redirected from the building roofs into gutters and downspouts which are
connected to drainage lines located within the parking garage. 
 
The storm water management in the soft landscaping includes natural infiltration within the soil and
the collection of excess water in planter drains located beneath the soil at depth. The planter drains
then redirect the water into the drainage lines located within the parking garage. 
 
A weeping tile system collects storm water along the perimeter of the parking garage and discharges
it into the drainage line system located within the parking garage. 
 
The drainage lines subsequently discharge the water either into the creek habitat located to the east
of the Site and through a sump (provided with sump pumps) to the municipal storm sewer system
located to the west.
 
The water management within the underground parkade includes redirecting the surface runoff to
catch basins and floor drains which subsequently redirect the water to oil interceptors located beneath
the parkade. The water is then discharged into the municipal sanitary drainage system. 

Assessment: The soft landscaping, gutters, downspouts and weeping tile storm water drainage systems appeared
to be in acceptable condition with no major deficiencies observed or reported. 
 
An assessment of the gutters and downspouts was completed in 2012 due to reports of significant
overflow. We understand that a remedial program was undertaken since the completion of the study
and that the storm water collection has resulted in improved performance and reduced complaints. 

Recommendation: It is anticipated that the gutters and downspouts will attain the end of their typical expected useful life
during the evaluation period; as such, an allowance for the lifecycle replacement of the gutters and
downspouts has been included in the cost tables.
 
Based on the information gathered and observations made during the assessment, no major capital
expenditures associated with the landscaping and weeping tile storm water drainage systems are
expected during the evaluation period. 

5.1.3 Ingress and Egress

Description: Vehicle access to the Site is provided by an un-named, asphalt paved, municipal roadway that runs
from Klahanie Drive along the west side of the Site.  Vehicle access to the underground parking
garage is provided by a concrete ramp running from the southwest corner of Building 400 to the
municipal roadway.

Assessment: The provided means of ingress and egress appeared to be sufficient for the present usage of the Site.
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5.0 System Description (continued)

5.1 Site Elements (continued)

5.1.3 Ingress and Egress (continued)

Recommendation: Based on information gathered and observations made during the assessment, no major capital
expenditures associated with the means of ingress/egress at the Site are anticipated during the
evaluation period.

5.1.4 Paving, Curbing, Parking

Description: The Site does not contain any surface level parking.  Parking is provided within an underground
parking garage which is discussed in Section 5.2.1 of the report.
 
The Site does not include any asphalt or concrete paved roadways or sidewalks.
 
Cast-in-place concrete curbs are provided throughout the Site as part of landscaped features.

Assessment: No significant deficiencies were observed or reported during the assessment.

Recommendation: It is anticipated that the concrete curbing along the landscaped features will require periodic repairs
throughout the evaluation period; as such, allowances have been included in the cost tables to
account for such repairs.

5.1.5 Flat-Work

Description: Precast concrete pavers are used for sidewalks and pathways in various areas of the site and for the
pedestrian ramp in front of Building 400.  Each of the ground floor units in the apartment building has
access to an exterior patio consisting of precast concrete pavers.
 
A cast-in-place concrete ramp is provided for vehicle access into the underground parking garage. 

Assessment: The site flat-work is original to the development of the property in 2005. The pathways, patios  and
sidewalks were observed to be in acceptable condition overall.

Recommendation: Periodic local reconstruction/repairs will be required to maintain the site flatwork. An allowance of
$5,000 starting in 2019 and every 5 years thereafter has been included in the opinions of probable
cost tables.

5.1.6 Landscaping and Appurtenances

Description: The landscaping for the property consists of various species of trees, shrubs, and groundcovers. The
hard landscaping system includes: gravel paths, stepping stones, small retaining walls of timber and
boulders, low timber fences, etc.
 
Fencing installed at the site includes site perimeter painted wood and metal fencing, wood privacy
screens and picket fences. The fencing is understood to have been installed in 2006.
 
Cast-in-place concrete stairs facilitate pedestrian access to different locations across the property and
to the underground parking. Typically the stairs are provided with painted metal railing anchored in
concrete curbs, piers or side walls. 
 
Cast-in-place concrete retaining walls are installed on either side of the underground parking access
ramp. 
 
Additional site appurtenances include the signage in front of the buildings, two metal trash
receptacles and a bike rack.
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5.0 System Description (continued)

5.1 Site Elements (continued)

5.1.6 Landscaping and Appurtenances (continued)

Assessment: The soft landscaping appeared to be in acceptable condition overall with the exception of eroding soil
around walkway paving stones between Buildings 300 and 400.

Recommendation: The wood fencing is anticipated to attain the end of its EUL during the evaluation period; as such, an
allowance for the lifecycle replacement of the fencing has been included in the cost tables.
 
It is recommended that the eroded soil along the unit paver walkway be reinstated. It is anticipated
that this work will be undertaken as part of routine maintenance; as such, no allowance has been
included in the cost tables.
 
It is anticipated that the metal fencing will attain the end of its typical EUL during the evaluation
period; as such, an allowance for the lifecycle replacement of the metal fencing has been included in
the cost tables. 
 
It is anticipated that the concrete retaining walls and cast-in-place concrete stairwells will remain
serviceable throughout the evaluation period. Should localized repairs be required, it is anticipated
that they will either be funded under general maintenance or within the contingency allowance for
concrete discussed in Section 5.1.5.

5.1.7 Recreational Facilities

Description: There are no Recreational Facilities on the subject property.

Assessment: Not applicable

Recommendation: Not applicable

5.1.8 Utilities

Description: The City of Port Moody provides the subject property with domestic water supply and sanitary sewer
hook-ups. The storm sewer system is described in the "Storm Water Drainage" section of the report.
 
The domestic water supply is provided by the municipality and enters the Site through 8" buried piping
to the water room, located in the underground parking garage under Building 400.
 
Electricity for the property is provided by BC Hydro via a pad mounted transformer located in front of
Building 300 and 400. Electricity is provided by underground conduits to the main electrical room,
located in the underground parking garage. 
 
Natural gas is supplied by Terasen Gas via 2" buried piping which is connected to the gas meter
located at the northwest corner of Building 500. 
 
Single fire hose connections are provided along walkways leading to the entrance of each
building. Municipal fire hydrants are also located in close proximity to the Site.  

Assessment: The capacities of the site utilities were reported to be adequate for their intended use. No concerns
were observed or reported.

Recommendation: Based on information gathered and observations made during the assessment, no significant
repairs/replacements of site utilities are anticipated over the evaluation period. However, periodic
contingency allowances for unforseen localized repairs have been included in the cost tables.
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5.0 System Description (continued)

5.2 Structural Frame and Building Envelope

5.2.1 Foundation

Description: Based on construction drawings reviewed, the foundation system for the Site buildings consists of
steel & concrete piles, concrete grade beams, concrete foundation walls for the perimeter walls of the
underground parking garage, and a concrete slab-on-grade floor in the underground parking garage.
 
The base of the concrete elevator shafts are located approximately eight feet below the level of the
parking garage floor.

Assessment: Foundations were mainly hidden by backfill and exterior/interior finishes but, where visible (ie- the
interior side of the foundation walls of the underground parking garage), the foundation elements
were observed to be in acceptable condition overall with no significant deficiencies. Where the
foundations were not directly visible, the building finishes were observed for the presence of cracks or
distress that might indicate deficiencies in the underlying foundation. No evidence of significant
deflection, warp, twist, vertical/horizontal misalignment, significant movement, etc. was identified
during the site visit.
 
Although the concrete foundation walls in the underground parking garage were noted to be in
generally acceptable condition, localized cracking with active leaks were observed in some areas.
Such areas include cracks approximately 10 mm wide were noted in the concrete foundation wall
across from the main entrance and cracks with active moisture infiltration were noted in the eastern
foundation wall. We understand that a repair program was undertaken subsequent to the completion
of the site assessment and prior to the release of this final report. 
 
The concrete slab-on-grade was noted to be in generally acceptable condition, however, the slab was
noted to contain several minor shrinkage cracks.
 
We understand that a repair program was undertaken in the Building 300 elevator pit to remedy
localized water infiltration. It is understood that the repair program has been successful and that no
other water infiltration has been observed since the completion of the repair. It should be noted that
Stantec could not access the Building 300 elevator pit to confirm the performance of the repair. 

Recommendation: Based on the understanding that a repair program was undertaken and appears to have rectified the
identified concerns, no remedial action is recommended at this time. It is recommended that the
cracks be monitored for growth in size and for moisture intrusion, either of which might lead to further
repair work being required.

5.2.2 Building Frame

Description: A single level, continuous, underground parking garage is provided below the three Site buildings and
also extends beyond the footprints of the buildings.  The parking structure consists of concrete
foundation walls (discussed in section 5.2.1), a concrete slab-on-grade (also discussed in section
5.2.1), interior concrete walls, a suspended concrete roof slab, and interior concrete columns.
The three Site buildings are of wood frame construction.

Assessment: The suspended concrete roof slab over the parking garage was observed to have several shrinkage
cracks which are considered to be normal, however, there was evidence of water infiltration through
some of the cracks in the areas of the roof that extend beyond the building footprints (ie- under the
landscaped areas). Other portions of the parking garage structural framing were noted to be in
acceptable condition.
 
The assessment of the structural elements of the Site buildings was limited due to obstruction by
exterior and interior finishes. Where the structural components were not directly visible, the building
finishes were observed for the presence of cracks or distress that might indicate deficiencies in the
underlying structure. No significant amount of damage or movement associated with building finishes
was observed which might suggest the presence of structural deficiencies.
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5.0 System Description (continued)

5.2 Structural Frame and Building Envelope (continued)

5.2.2 Building Frame (continued)

Recommendation: If left indefinitely, the water leakage through the cracks in the concrete roof slab of the underground
parking garage may eventually result in substantial repairs being required due to corrosion of the
reinforcing steel and deterioration of the concrete. The actual extent and amount of leakage is
unknown, however, it was reported that some of the leaks are active. 
 
There are likely several solutions to remediate this matter which are of varying degrees of complexity
and cost. It is therefore recommended that a study be conducted to determine the cause and extent
of the leakage as well as a suitable repair; however, it is our understanding that a study was
completed since the time of the site assessment but prior to the release of this final report.
Furthermore, the Client has requested that a $10,000 allowance be included in the cost tables to
undertake parking garage repairs. 
 
The other structural components of both the parking garage and wood-frame structures are
anticipated to remain serviceable during the evaluation period; however, periodic contingency
allowances have been included to allow for potential unforeseen repairs.

5.2.3 Exterior Walls

Description: The exterior facades of the main, second and third floors of the buildings are primarily clad with vinyl
siding. Brick veneer is also applied on some areas of the main and second floors. The fourth floors of
the buildings are clad with board & batten wood siding. 
 
Exterior windows in the residential units are comprised of insulating glazing units (IGU's) set in what is
understood to be operable polyvinyl chloride sashes and frames. The exterior windows in the lobbies
are comprised of storefront IGU's set in anodized aluminum frames.
 
The common entry doors to each building provide access to entrance lobbies, and egress from
emergency stairwells and underground parking. The doors leading to entrance lobbies consist of
fully-glazed, double hinge-mounted units with IGU's set in prefinished aluminum frames. Side lites
constructed in a similar manner are installed on either side of common entry double doors. The doors
providing egress from emergency stairwells and underground parking consist of painted metal units
set in painted metal frames.
 
Each residential unit is equipped with sliding or swinging balcony or patio (ground floor suites only)
doors which are understood to be comprised of IGU's set in vinyl-clad metal frames.
 
A sectional steel overhead door with an electric door operator provides access to the underground
parking garage.
 
Sealants are applied around exterior window and door openings to maintain water tightness of the
exterior wall assembly.

Assessment: Where visible, the exterior finishes appeared to be in good condition overall and exhibited no signs of
significant deterioration or cracking. No evidence of moisture ingress was reported.
 
The exterior cladding, doors, and windows appeared to be in acceptable condition overall with no
significant deficiencies observed or reported. 
 
The garage door was observed to be in good condition overall. Reportedly, the door was replaced in
2008 as the original door had regularly occurring problems which disrupted regular building activities
and were costly to repair. 

Where visible, window, door and construction joint sealants were observed to be pliable, well
adhered, and in good condition overall.
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5.0 System Description (continued)

5.2 Structural Frame and Building Envelope (continued)

5.2.3 Exterior Walls (continued)

Recommendation: Based on the findings of the assessment, it is anticipated that the wood siding, vinyl siding, windows,
balcony and patio doors, entrance doors will attain the end of their typical EUL during the evaluation
period; as such, allowances for the lifecycle replacement of the components have been included in
the cost tables. Furthermore, a periodic allowance has been included to account for unforeseen
repairs required to the building envelope. 
 
The brick masonry is not anticipated to require significant remedial work during the evaluation;
however, allowances for localized repointing of the brick mortar have been included in the cost
tables. 
 
The expected useful life of a garage door is typically 15 years but can vary depending on frequency of
use and quality of the installed product. An allowance of $10,000 for the replacement of the main
entrance garage door in 2023 is recommended.
 
It is anticipated that the exterior sealants will require replacement during the evaluation period; as
such, allowances for the lifecycle replacement of the sealants have been included in the cost tables.

5.2.4 Roofing

Description: All site buildings have sloped roofs which are protected with asphalt shingles. The roofs are drained
by gutters and downspouts.

Assessment: Based on the observed condition, the asphalt shingle roof assemblies appeared to be in fair condition
overall with evidence of cracked shingles along the peaks and few loose shingles.
 
The site representative advised that there were no current roof leaks.

Recommendation: Periodic inspections and repairs to ensure the integrity of the roofing is expected throughout the
duration of the evaluation period, as part of the maintenance program.
 
The life expectancy of a well-maintained asphalt shingles roofing system is approximately 20 years
and is dependent on materials, site conditions and quality of workmanship. Based on the age and
observed condition of the roofing assemblies, the asphalt shingle roof assemblies are anticipated to
attain the end of their EUL during the evaluation period; as such, allowances for the lifecycle
replacement of the roofs have been included in the cost tables. 

5.2.5 Exterior and Interior Stairs

Description: Two sets of interior wood framed stairs provide access between the main floor and the upper floors in
each building.  Each building is provided with a set of cast-in-place concrete stairs leading to the
underground parking garage. The stairs are equipped with metal rails fastened to the walls by metal
mounts.
 
Exterior stairs on the property including those leading to the underground parking garage were
discussed in section "5.1.4 Landscaping and Appurtenances"

Assessment: The interior stairs appeared to be in good condition with no significant damage or deterioration noted
during the site visit. 

Recommendation: Based on observations made during the assessment, no major capital expenditure associated with
the stairs are anticipated during the evaluation period. However periodic repair and maintenance of
the stairs is anticipated. Costs for this work are included within the contingency allowance for
structural repairs.
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5.0 System Description (continued)

5.2 Structural Frame and Building Envelope (continued)

5.2.6 Patio, Terrace, and Balcony

Description: Ground floor units in the buildings have access to outdoor patio areas formed with precast concrete
pavers. 
 
The above grade units in the buildings have access to wood framed balconies. The floors of the
balconies consist of lightweight concrete toppings covered with a liquid applied waterproof
membrane. Balcony soffits are covered with perforated, prefinished metal panels. Railings installed
along the outer edges of each balcony are comprised of base-mounted, prefinished metal sections.

Assessment: The patios formed with precast concrete pavers were observed to be in acceptable condition. No
dislocated or broken concrete pavers were observed. 
 
The balcony membranes appeared to be in acceptable condition overall with no significant
deficiencies observed or reported.
 
Examination of the balcony structures was limited due to concealment by exterior finishes. However,
it was observed that some sections of the railings allowed substantial movement. 

Recommendation: A cost allowance for periodic local reconstruction/repair of site elements including the patios were
included in section "5.1.5 Flat Works".
 
It is anticipated that the balcony membranes and railing systems will attain the end of their EUL during
the evaluation period; as such, allowances for the lifecycle replacement of these components have
been included in the cost tables. Furthermore, a budgetary repair allowance to fix the loose railings
has also been included in the cost tables. It should be noted that the repair schedule has been
postponed to 2020 as per the request of the Client. 

5.3 Interior Elements

5.3.1 Unit Types and Unit Mix/Building Area

Description: The finishes within the units are the individual owner's responsibility and beyond the scope of this
assessment. However, it is our understanding that the strata corporation is responsible to maintain
the resident caretaker suite as well as the guest suite. These two suites are generally provided with
painted gypsum walls/ceiling and wood trim, ceramic wall tiles in washroom. Flooring consists
of carpet, wood laminate and resilient sheet flooring. Appliances include a refrigerator, stove,
microwave, dishwasher and washer/dryer. Plumbing fixtures consist of a porcelain toilet, a porcelain
bathtub and enameled sinks.

Assessment: The finishes and appliances within the resident caretaker suite and the guest suite appeared to be in
acceptable condition overall with no significant deficiencies observed or reported. 

Recommendation: It is anticipated that the various finishes and appliances will attain the end of their EUL during the
evaluation period; as such, allowances for the lifecycle replacement of these components have been
included in the cost tables. 

5.3.2 Common Areas

Description: Common areas in each building consist of main entrance lobbies, hallways, stairs, electrical closets in
the corridors, and mechanical rooms in the attics, housing the make-up air units. Building 500 is also
provided with an amenity area which includes a recreational area with kitchenette and washrooms.
The underground parking garage is common for all three buildings and includes: elevator lobbies,
stairs leading to upper floors,  mechanical rooms, electrical rooms, elevator machine rooms, water
meter room, sprinkler room, a general storage room,  locker storage rooms, and garbage rooms. 
 
Interior painting is applied to common area walls and ceilings, stairwells and staircase railings, and
interior entrance doors providing access to residential suites. A paint finish is applied on the upper
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5.0 System Description (continued)

5.3 Interior Elements (continued)

5.3.2 Common Areas (continued)

part of the underground parking garage walls and columns. The walls in the building entrance lobbies
are also provided with decorative glass panels and millwork. 
 
Common area hallways and stairwells on all above-grade floors are carpeted. The entrance
lobbies/vestibules and the amenity area floors are finished with ceramic tile, and carpet flooring.
 
Common area ceilings are primarily comprised of gypsum board sheathing that includes a paint finish. 
 
Residential suite entrance doors consist of rated hollow core wood units with cylindrical lock-sets, and
are hinge-mounted into fire-rated wood frames. Common area doors at stairwells, corridors and the
rooms in the underground parking garage are comprised of insulated metal with self-closing
hardware, or tempered glass double doors set in rated metal frames. 
 
The interior of the underground parking garage is equipped with two sectional steel overhead doors
with electric door operators which restricts access to the buildings' parking areas to authorized
personnel and residents. 

Elevator cab finishes generally consist of ceramic tile flooring and laminate wood wall panels.
 
Vanities are installed in amenity area kitchen and washrooms. Counter top surfaces are finished with
plastic laminate. 
 
Standard commercial quality accessories in the amenity area washrooms consist of toilet paper
dispensers and mirrors.

Assessment: Paint finishes are understood to be original to construction of the buildings circa 2005, and were
observed to be in acceptable condition at the time of the site visit.
 
All flooring finishes are understood to be original to the construction of their respective buildings, and
were observed to be in acceptable condition overall.
 
Interior doors were observed to be in acceptable condition overall, and exhibited no significant
amount of damage or deficiencies.
 
The elevator finishes were observed to be in acceptable condition overall.
 
The entrance lobby finishes and furnishings appeared to be in acceptable condition overall.

Recommendation: Periodic repainting of common area walls and ceilings is recommended to maintain interior
aesthetics. As such, allowances for the lifecycle replacement of the interior paint finishes have been
included in the cost tables.
 
The expected useful life of flooring finishes can vary depending on the quality of the product installed
and the volume of pedestrian traffic imposed on each flooring surface. As such, it is anticipated that
the floor finishes will require replacement during the evaluation period. Allowances for the lifecycle
replacement of the floor finishes have been included in the cost tables. 
 
It is anticipated that the interior doors will attain the end of their EUL during the evaluation period; as
such, allowances for the lifecycle replacement of the interior doors have been included in the cost
tables. 
 
It is anticipated that the interior finishes within the elevator cabs will require refurbishment during the
evaluation period; as such, an allowance has been included in the cost tables. 
 
It should be noted that the replacement of interior finishes is aesthetic in nature and may be
completed at an earlier or later date, at the discretion of the Board.
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5.0 System Description (continued)

5.4 Mechanical and Electrical Systems

5.4.1 Plumbing

Description: The City of Port Moody provides the Site with a domestic water supply and sanitary sewer hook ups. 
 
The sanitary system collects and discharges the waste water into the municipal sanitary sewer
system located to the west of the Site. 
 
The storm water collection system located in the parking garage is provided with sump pumps which
will discharge the water into the municipal collection system. 
 
The domestic water supply is provided by an 8" buried pipe which is connected to the main
distribution system in the water entry room. The water supply for each building runs from the water
entry room through 6" underground pipes and enters the mechanical room of each building, located in
the underground parking garage. The domestic water is distributed to each building through risers
and local branches to each suite. 
 
The domestic hot water for each building is also provided from their respective mechanical
rooms. The domestic hot water for Building 300 and 500 is provided by natural gas-fired heaters (A.O.
Smith - 520,000 BTU/H), installed in 2005. A new boiler installed in 2013 (Laars-399,000 BTU/H),
provides the domestic hot water for Building 400. The domestic hot water is stored in 120 Gal
capacity storage tanks (two for each system), and is pumped into the risers for distribution into the
building suites.

Assessment: A review of the water and sewer piping in the buildings was limited due to obstruction by interior
finishes. Where visible, the domestic water distribution piping was found to be in acceptable condition.
The site representative advised that no problems have been experienced with the plumbing system to
date.
 
The sump pumps were not accessible at the time of the site assessment; however, there were no
reports or indications suggesting that the equipment was deficient. As such, the sump pumps are
considered to be in acceptable condition. 
 
No significant deficiencies regarding the domestic water heating systems were observed or reported
at the time of the site assessment. However, it is our understanding that the Building 400 water
heating boiler has had a history of deficiencies which has resulted in multiple unit replacements.

Recommendation: It is anticipated that the domestic water plumbing will attain the end of its typical EUL during the
evaluation period; as such, allowances for the lifecycle replacement of the domestic water plumbing
have been included in the cost tables. 
 
It is anticipated that the domestic water heaters and storage tanks will attain the end of their service
life during the evaluation period during the evaluation period; as such, allowance for the lifecycle
replacement of these components have been included in the cost tables.
 
It is anticipated that the sump pumps will attain the end of their EUL during the evaluation period; as
such, an allowance for the lifecycle replacement of the sump pumps has been included in the cost
tables. 

5.4.2 Heating

Description: Heating of the Building 500 recreation area, guest room and the various storage rooms located in the
parkade level is provided by electric baseboard heaters installed along the base of the walls.  The
entrance lobbies of each building are provided with an electric fireplace. The recreation room in
Building 500 is also equipped with an electric fireplace. The residential suites are also heated by
electric baseboard heaters however these are considered a resident responsibility.
 
A natural gas-fired make-up air unit is installed in the attic of each building and provides heated air to
the corridors and the elevator lobbies in the underground parking garage. The heated air is distributed
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5.0 System Description (continued)

5.4 Mechanical and Electrical Systems (continued)

5.4.2 Heating (continued)

in the corridors through vertical ductwork with diffusers placed into the walls and is directed into the
elevator lobbies through insulated ductwork suspended from the ceiling of the underground parking
garage. The make-up air units were manufactured by Ares, model number: SC-1 DE1E, and
controlled by thermostats. Based on information gathered, the make-up air units are hard wired to the
fire alarm system. 

Assessment: No significant problems were reported with the heating systems in the buildings, and they appeared to
be in acceptable condition where observed.

Recommendation: It is not anticipated that there will be any major replacements of the electric heating systems over the
evaluation period. Local repairs were considered part of the maintenance program; as such, no
allowance has been included in the cost tables.
 
It is anticipated that the gas-fired make-up air units will attain the end of their service life during the
evaluation period; as such, allowances for the lifecycle replacement of the make-up air units have
been included in the cost tables.

5.4.3 Air Conditioning and Ventilation

Description: Building corridors and the elevator lobbies in the underground parking garage are ventilated by the
natural gas-fired make-up air units, located in the attic of each building and distributed at each level
through a sheet metal ductwork system. 
 
Exhaust fans in the underground parking garage are equipped with motorized dampers which are
actuated by carbon monoxide sensors, which are in turn monitored by a gas detection monitor.
Exhausted air is replaced via natural infiltration through openings in the parking garage (e.g.
overhead entrance door). 
 
Wall or ceiling mounted exhaust fans are installed in mechanical rooms, electrical rooms, locker
storage rooms, elevator rooms, and in the washrooms in the Building 500 recreation area.  
 
The exhaust fans in the electrical rooms and elevator rooms are controlled by reverse action
thermostats. The exhaust fans in the other rooms located in the underground parking garage are
provided with timeclock control systems. The exhaust fans installed in the washrooms of the amenity
area are manually controlled. 
 
Residential suites are individually provided with exhaust fans in the washrooms and kitchens however
these are considered to be a resident responsibility. 
 
The ventilation systems are generally provided either sheet metal or flexible ducting systems to direct
the air flow. 

Assessment: The ventilation equipment is generally original to the site development (2005) and is reportedly
operating as intended. No significant deficiencies related to the ventilation equipment were observed
or reported during the assessment. 

Recommendation: The exhaust fans and controls typically require replacement after 20 to 25 years of service; as such, it
is anticipated that lifecycle replacements of the exhaust fans and control systems will be required
during the evaluation period. Allowances for the lifecycle replacement of these components has been
included in the cost tables. 
 
No significant action is anticipated with regards to the ducting systems during the evaluation period.
Should localized repairs be required, it is anticipated that they will be paid for through the Operations
budget or from the Mechanical Contingency allowance discussed below.  
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5.0 System Description (continued)

5.4 Mechanical and Electrical Systems (continued)

5.4.3 Air Conditioning and Ventilation (continued)

From time to time, repairs to the mechanical systems may be required that exceed the scope and
anticipated budget for routine maintenance work. We therefore recommend that a "General
Mechanical System Repairs" contingency allowance of $15,000 be included on a 15-year cycle to
account for this type of work.

5.4.4 Electrical

Description: Electricity is provided by BC Hydro via underground conduit from a pad mounted primary step-down
transformer to the main electrical switchgear (rated at 1200 A and 600 V), in the main electrical room
located in the underground parking garage, beneath Building 400. Two more sub-electrical rooms are
provided in the underground parking garage for distribution of the power further into Building 300 and
500. 
 
The 600 V service is distributed to specific systems and equipment located throughout the buildings
and parking garage. Step-down transformers reduce the service to 120/208 V for general distribution
throughout the buildings including the residential suites.
 
Residential meter banks, cable TV and telephone terminals are located in electrical closets, located
on each corridor of the buildings. Communication services such as telephone, data and cable
television are distributed to each residential suite.
 
Common area lighting is mainly provided by ceiling-mounted fluorescent fixtures.
 
Exterior lighting consists of post-mounted light fixtures spread throughout the complex, and wall
mounted light fixtures at the entrance doors of the buildings.
 
Security for the buildings is provided by video surveillance cameras and voice identification boxes
which are controlled by a central system located in the electrical rooms. 
 
Access to various areas of the buildings and parking garage is controlled by a key fob access system.

Assessment: Electrical equipment, electrical panels, and exterior/interior lighting appeared to be functional and in
acceptable condition overall, with no evidence of significant deterioration.
 
No significant deficiencies were observed or reported with the security alarm system.
 
The Site representative advised that he was not aware of any electrical, security, telephone, cable, or
lighting problems on the Site.

Recommendation: Electrical power and distribution components typically carry a theoretical service life of approximately
35 to 40 years. Based on age and observed condition, the electrical supply and distribution
components are anticipated to remain serviceable through the duration of the 30 year evaluation
period. Allowances for replacement have therefore been excluded from this report.
 
From time to time, repairs to the electrical systems may be required that exceed the scope and
anticipated budget for routine maintenance work. We therefore recommend that a "General
Electrical System Repairs" contingency allowance of $15,000 be included on a 15-year cycle to
account for this type of work.
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5.0 System Description (continued)

5.5 Vertical Transportation

Vertical Transportation

Description: Each building is equipped with one hydraulic passenger elevator (2500 pounds capacity),
manufactured and installed by Richmond Elevator (RAM Manufacturing). The elevators are
periodically reviewed and maintained by Richmond Elevator Maintenance Ltd. (REM). The "protective
maintenance contract" covers the repair or replacement of most major components in addition to
labour and materials for ongoing repair, adjustments and preventative maintenance work.  

Assessment: The vertical transportation equipment appeared to be in acceptable condition overall with no
significant deficiencies observed or reported. 
 
It should be noted that Stantec completed a generalist assessment of the vertical transportation
equipment for the purpose of this assessment. However, KJA Consultants Inc. had completed a
detailed condition assessment of the vertical transportation equipment during the previous PCA &
CRRFS study in 2011. The report, entitled Elevator Reserve Fund Study Updated Report dated
March 7, 2011, has been included in Appendix C for reference purposes. Many of the
recommendations provided in the KJA report have been incorporated as part of this assessment. 

Recommendation: The following recommendations were taken from the specialist review of the vertical transportation
systems by KJA Consultants in 2011:  
 
- door operator replacement: $10,000/elevator in 2021, 2022, 2023
- code changes: $3,000/elevator in 2016, 2021, 2026 
 
Refer to the 2011 KJA "Elevator Reserve Fund Study" report in Appendix C for additional information. 

5.6 Life Safety/Fire Protection

Life Safety/Fire Protection

Description: The buildings are fully protected by sprinkler systems and  include wet piped sprinkler systems in the
common areas and residential suites, and by dry piped sprinkler system in the underground parking
garage.
 
Fire hose connections and fire extinguishers are located on each floor. Additional fire protection is
provided through a fire hose connection installed near the walkway leading towards the entrance of
each building as well as by municipal fire hydrants located in the vicinity of the Site.   

The primary fire alarm panel is a Mircom FX-2000  which is located in the Building 400 main electrical
room. A fire alarm annunciator panel is installed in the lobby of each building. The system monitors
end-use devices such as manual pull stations and smoke alarms which are located throughout the
building. Once activated, the system warns residents via audible devices such as smoke alarms and
fire alarm bells. 
 
Emergency lighting includes battery operated fixtures which are located throughout the common
areas. Exit signage is strategically located in an effort to identify emergency exits.  

Assessment: It was reported that the fire alarm systems are inspected and tested annually. The fire alarm system
and fire extinguishers inspection tags were current at the time of the assessment.
 
The observed portions of the fire & life safety equipment appeared to be in acceptable condition with
no reported problems. 

Recommendation: It is anticipated that the main fire alarm panel and the annunciator panels will attain the end of their
EUL and require replacement during the evaluation period; as such, an allowance for the lifecycle
replacement of these components has been included in the cost tables.
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5.0 System Description (continued)

5.6 Life Safety/Fire Protection (continued)

Life Safety/Fire Protection (continued)

It is anticipated that the emergency lighting fixtures and exit signage will attain the end of their EUL
during the evaluation period; as such, allowances for the lifecycle replacement of these components
have been included in the cost tables. 
 
From time to time, repairs to the fire & life safety equipment may be required that exceed the scope
and anticipated budget of routine maintenance. We therefore recommend that a contingency
allowance of $5,000 be included on a 15-year cycle to account for this type of work.

5.7 Additional Considerations

No additional PCA considerations are included in this report.
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6.0 Document Review and Interviews

6.1 Building and Fire Code Compliance

Although applicable codes may be used as a source of reference, an evaluation (detailed or otherwise) of the Property's
compliance with national and/or provincial Building Codes and Fire Codes (as well as local/municipal by-laws, etc.) is not part
of the scope of this assessment. The existing buildings, Property development and related structures are assumed to have
been reviewed and approved by local authorities at the time of construction and/or subsequent renovations and inspections. 
 
Site personnel advised that they were not aware of any outstanding work orders, fire code infractions, building code
violations, or violations of regulatory ordinances and municipal property, health and fire safety by-laws, etc. that would affect
the future operation and maintenance of the subject property.

6.2 Document Review

The following documents were reviewed and information derived from these documents was included in the preparation of
this report:
 

• Elevator Reserve Fund Study - January 28th, 2011, prepared by KJA Consultants Inc.  
• General Meeting Minutes for previous 3 years  
• Financial summaries for previous 3 years  
• Pertinent Maintenance records for previous 3 years  
• Strata bylaws

6.3 Interviews

 Mr. John Greenhough was interviewed in the process of conducting the PCA & CRRFS.
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7.0 Opinions of Probable Cost

CAPITAL REPLACEMENT RESERVE FUND STUDY TABLES
 
Opinions of probable cost (in 2014 dollars) have been provided in the CRRFS tables that are attached to this report under
Appendix B ("Supporting Documentation"). The costs are provided over an evaluation period of 30 years for physical
deficiencies observed during the assessment which are considered beyond normal routine operational maintenance
expenditures, and for lifecycle replacement reserves. A cost threshold of $3,000 has generally been used in reporting
opinions of probable costs (OPC) associated with the Site.
It should be noted that the previous PCA & CRRFS report was prepared with a 20-year evaluation period, while this report
has extended the evaluation to 30 years, as per the requirements of the Act & Regulations. 
 
The two main tables that form part of the CRRFS are titled as follows:
 

• Table A - Component Listing and Repair / Replacement Cost
• Table B - Component Event Cost Summary

 
Table A provides a general listing of building elements and Site components, organized by discipline, and indicates their
approximate age, expected useful life (EUL), and remaining useful life based on conditions observed and information
gathered during the assessment. Capital replacement reserve costs are indicated based on the anticipated action required
for each component over the next 30 years. The required actions are based on the condition of the components observed
during the assessment, and/or their approximate age relative to their EUL.

Table B provides an overview of timing associated with the required action of each component over the next 30 years, while
taking into account the effects of project overhead costs, interest and inflation.
 
As indicated in the CRRFS tables, the total Opinion of Probable Cost over the evaluation period is $7,263,200 (uninflated).
The average annual cost per residential unit is approximately $1,476 over 30 years.
 
The opinions of probable cost presented in this report are based on unit rates published by Means Publishing and/or Marshall
& Swift Valuation Service, combined with local experience gained by Stantec.
 
The quantities associated with each item have been estimated during a site assessment and do not represent exact
measurements or quantities. At the time of replacement, specific "scope of work" statements and quotations should be
determined and the budgetary items revised to reflect actual expenditures. Not included are items that would be addressed
as routine maintenance. However, the capital costs may include items which are currently managed under the Strata's
Operations and Maintenance budget.
 
Some building components are assumed to have an "indefinite" life expectancy as compared to the relative life of other
components (e.g., building structure, domestic plumbing and electrical systems). From time to time, localized repairs may be
required due to deterioration or vandalism, therefore, contingency amounts have been recommended for these components
in the determination of the reserve fund.
 
Stantec recommends that all maintenance contracts, lease agreements, operating costs and cost recovery information be
reviewed in conjunction with the opinions of probable cost presented in this report.
 
RESERVE FUND STATUS
 
The balance of Strata Plan BCS 1961 - Tides at Klahanie Contingency Reserve Fund (CRF), as of November 30, 2013, was
reportedly $273,315. A contribution of $60,355 is anticipated to be added to the CRF during the 2013-2014 fiscal year. It is
also understood that the sum of $23,975 in expenditures was approved for the 2013-2014 fiscal year. Based on the findings
of the PCA & CRRFS, additional annual contributions to the CRF are required to offset the anticipated costs of future repair
and replacement of building components.
 
In addition to Tables A and B, as described above, four Cash Flow Tables are presented in this report for consideration by
the Client, and are titled as follows:
 

• Cash Flow Scenario No. 1 - Contributions Continue at the Current Rate (No Adjustments)
• Cash Flow Scenario No. 2 - Contributions are Raised Annually at a Set Rate
• Cash Flow Scenario No. 3 - Contributions are Raised Annually at an Adjusted Inflation Rate with a Higher Initial

Contribution
• Cash Flow Scenario No. 4 - Contributions are Elevated to a Fixed Rate for Five Years then Raised at a Set Rate
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7.0 Opinions of Probable Cost (continued)

 
The following assumptions have been incorporated into the Cash Flow Tables:
 

• Interest is earned at a rate of 1.1% (based on the monthly bank interest rates over the past five years as recorded by
The Bank of Canada, as of May 2014).

• Interest is tax free and is re-invested into the CRF.
• Annual inflation is 1.92% (based on the average yearly inflation rates over the past five years as recorded by The

Bank of Canada, as of May 2014).
 
  
As illustrated in Cash Flow Table 1, the current contribution levels to the Capital Replacement Reserve Fund are not
adequate to offset current and future anticipated repair or replacement expenditures over the forthcoming 30 years.
Conversely, the level of contributions outlined in Cash Flow tables 2 through 4 are considered adequate to cover the costs of
repair and replacement of building elements over the 30-year evaluation period. We recommend that the contribution levels
be reviewed annually so that adjustments can be made to reflect actual costs of work, changes to timing and cost of work
expected for the coming year, and the effects of actual interest and inflation rates.
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Appendix A:

Photographs



Cracked shingles observed at roof peaks.

Cracks observed on foundation walls in parkade.

1



Eroded soil around paving stones between Buildings 300 and 400.

View of typical exterior cladding - Comprised of wood & batten siding, vinyl siding and brick veneer.

2



Exterior porch area - typical of ground floor suites.

Some deterioration of paint coating observed on wood fencing.

3



Typical suite dining/living area.

Caretaker suite kitchen and appliances.

4



Exhaust fan observed in washrooms.

Sprikler heads observed in suites.

5



Smoke detectors observed in suites.

Guest suite furnishings.

6



Guest suite washroom.

Fire extinguishers observed in hallways.

7



Typical hallway in each building.

Natural gas-fired make-up air unit observed in the attic of each building.

8



Common area furnishings.

Common area finishes.

9



Amenity room pool table and kitchenette.

10
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TABLE A - COMPONENT LISTING AND EVENT COSTS
The Tides at Klahanie

(2014 Dollars) (2014 Dollars) (30 Years)

1 5.1.2
Storm Water Drainage - Gutters and 

Downspouts
All Buildings 2005 30 9 21 Replacement of gutters and downspouts 2035 30

Lifecycle 

Replacement
1

Lump 

Sum
20,000$        20,000$         $               20,000 

2 5.1.4 Concrete Curbing - General Repairs - 2005 5 9 5
Concrete curbing along landscaped 

features - periodic repair
2019 5 Contingency 1

Lump 

Sum
3,000$          3,000$           $               18,000 

3 5.1.5 Flat Work - General Repairs All Buildings 2005 5 9 5 Flat work - periodic repair 2019 5 Contingency 1
Lump 

Sum
3,000$          3,000$           $               18,000 

4 5.1.6
Landscaping and Appurtenances - Wood 

Fencing Replacement
- 2005 15 9 6 Replacement of the wood fencing 2020 15

Lifecycle 

Replacement
1

Lump 

Sum
58,000$        58,000$         $             116,000 

5 5.1.6
Landscaping and Appurtenances - Metal 

Fencing
- 2005 30 9 21 Replacement of metal fencing 2035 30

Lifecycle 

Replacement
1

Lump 

Sum
150,000$      150,000$       $             150,000 

6 5.1.8 Underground Utilities - 2005 15 9 6 Underground utilities - general repairs 2020 15 Contingency 1
Lump 

Sum
10,000$        10,000$         $               20,000 

7 5.2.2
Building Frame - Suspended Concrete Slab 

Waterproofing
- 2005 25 9 16

Replacement of suspended concrete slab 

waterproofing
2030 25

Lifecycle 

Replacement
1

Lump 

Sum
950,000$      950,000$       $             950,000 

8 5.2.2
Building Frame - Suspended Concrete Slab 

- Repair Allowance
- 2005 0 9 1

Repair allowance for parking garage water 

infiltration through the suspended slab
2015 0

Immediate 

Repair
1

Lump 

Sum
10,000$        10,000$         $               10,000 

9 5.2.2 Building Frame - Structural Contingency - 2005 15 9 6 Wood framing - general structural repairs 2020 15 Contingency 1
Lump 

Sum
20,000$        20,000$         $               40,000 

10 5.2.3 Exterior Walls - General Repairs All Buildings 2005 10 9 5 Exterior wall finishes - general repairs 2019 10 Contingency 1
Lump 

Sum
10,000$        10,000$         $               30,000 

11 5.2.3 Exterior Walls - Windows Building 300 2005 30 9 21 Replacement of windows in building 300 2035 30
Lifecycle 

Replacement
1

Lump 

Sum
216,000$      216,000$       $             216,000 

12 5.2.3 Exterior Walls - Entrance Doors Building 300 2005 30 9 21
Replacement of entrance doors in building 

300
2035 30

Lifecycle 

Replacement
1

Lump 

Sum
10,000$        10,000$         $               10,000 

13 5.2.3 Exterior Walls - Balcony and patio doors Building 300 2005 30 9 21
Replacement of balcony/patio doors in 

building 300
2035 30

Lifecycle 

Replacement
1

Lump 

Sum
123,000$      123,000$       $             123,000 

14 5.2.3 Exterior Walls - Windows Building 400 2005 30 9 21 Replacement of windows in building 400 2035 30
Lifecycle 

Replacement
1

Lump 

Sum
232,000$      232,000$       $             232,000 

15 5.2.3 Exterior Walls - Entrance Doors Building 400 2005 30 9 21
Replacement of entrance doors in building 

400
2035 30

Lifecycle 

Replacement
1

Lump 

Sum
10,000$        10,000$         $               10,000 

16 5.2.3 Exterior Walls - Balcony and patio doors Building 400 2005 30 9 21
Replacement of balcony/patio doors in 

building 400
2035 30

Lifecycle 

Replacement
1

Lump 

Sum
132,000$      132,000$       $             132,000 

17 5.2.3 Exterior Walls - Windows Building 500 2005 30 9 21 Replacement of windows in building 500 2035 30
Lifecycle 

Replacement
1

Lump 

Sum
208,000$      208,000$       $             208,000 

5.2 BUILDING STRUCTURE & BUILDING ENVELOPE
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TABLE A - COMPONENT LISTING AND EVENT COSTS
The Tides at Klahanie
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18 5.2.3 Exterior Walls - Entrance Doors Building 500 2005 30 9 21
Replacement of entrance doors in building 

500
2035 30

Lifecycle 

Replacement
1

Lump 

Sum
10,000$        10,000$         $               10,000 

19 5.2.3 Exterior Walls - Balcony and patio doors Building 500 2005 30 9 21
Replacement of balcony/patio doors in 

building 500
2035 30

Lifecycle 

Replacement
1

Lump 

Sum
123,000$      123,000$       $             123,000 

20 5.2.3 Exterior Walls - Vinyl Siding Building 300 2005 35 9 26 Replace vinyl siding on building 300 2040 35
Lifecycle 

Replacement
1

Lump 

Sum
60,800$        60,800$         $               60,800 

21 5.2.3 Exterior Walls - Vinyl Siding Building 400 2005 35 9 26 Replace  vinyl siding on building 400 2040 35
Lifecycle 

Replacement
1

Lump 

Sum
66,100$        66,100$         $               66,100 

22 5.2.3 Exterior Walls - Vinyl Siding Building 500 2005 35 9 26 Replace vinyl siding on building 500 2040 35
Lifecycle 

Replacement
1

Lump 

Sum
63,300$        63,300$         $               63,300 

23 5.2.3
Exterior Walls - Wood Siding (Board and 

Batten) 
Building 300 2005 30 9 21

Replace wood siding (board and batten) 

on building 300 
2035 30

Lifecycle 

Replacement
1

Lump 

Sum
50,000$        50,000$         $               50,000 

24 5.2.3
Exterior Walls - Wood Siding (Board and 

Batten) 
Building 400 2005 30 9 21

Replace wood siding (board and batten) 

on building 400 
2035 30

Lifecycle 

Replacement
1

Lump 

Sum
54,000$        54,000$         $               54,000 

25 5.2.3
Exterior Walls - Wood Siding (Board and 

Batten)
Building 500 2005 30 9 21

Replace  wood siding (board and batten) 

on building 500
2035 30

Lifecycle 

Replacement
1

Lump 

Sum
48,000$        48,000$         $               48,000 

26 5.2.3 Exterior Walls - Brick - Localized Re-pointing All Buildings 2005 10 9 5 Localized re-pointing of brick 2019 10 Contingency 1
Lump 

Sum
15,000$        15,000$         $               45,000 

27 5.2.3 Exterior Walls - Sealant Replacement All Buildings 2005 15 9 6
Allowance for replacement of exterior 

sealants
2020 15

Lifecycle 

Replacement
1

Lump 

Sum
50,000$        50,000$         $             100,000 

28 5.2.3
Main Entrance Garage Door - 

Replacement
- 2008 15 6 9 Replacement of the entrance garage door 2023 15

Lifecycle 

Replacement
1

Lump 

Sum
10,000$        10,000$         $               20,000 

29 5.2.4 Roofing replacement Building 300 2005 20 9 11
Replace asphalt shingle roofing assembly 

on building 300
2025 20

Lifecycle 

Replacement
1

Lump 

Sum
71,000$        71,000$         $               71,000 

30 5.2.4 Roofing replacement Building 400 2005 20 9 11
Replace asphalt shingle roofing assembly 

on building 400
2025 20

Lifecycle 

Replacement
1

Lump 

Sum
76,000$        76,000$         $               76,000 

31 5.2.4 Roofing replacement Building 500 2005 20 9 11
Replace asphalt shingle roofing assembly 

on building 500
2025 20

Lifecycle 

Replacement
1

Lump 

Sum
71,000$        71,000$         $               71,000 

32 5.2.6 Balconies - Membrane Replacement Building 300 2005 25 9 16
Balcony membrane replacement in 

building 300
2030 25

Lifecycle 

Replacement
1

Lump 

Sum
86,000$        86,000$         $               86,000 

33 5.2.6 Balconies - Membrane Replacement Building 400 2005 25 9 16
Balcony membrane replacement in 

building 400
2030 25

Lifecycle 

Replacement
1

Lump 

Sum
92,000$        92,000$         $               92,000 

34 5.2.6 Balconies - Membrane Replacement Building 500 2005 25 9 16
Balcony membrane replacement in 

building 500
2030 25

Lifecycle 

Replacement
1

Lump 

Sum
90,000$        90,000$         $               90,000 

35 5.2.6 Balconies - Railing System - Repairs All Buildings 2005 0 9 6 Budgetary allowance to repair loose railings 2020 0
Deferred 

Maintenance
1

Lump 

Sum
55,000$        55,000$         $               55,000 

36 5.2.6 Balconies - Railings - Replacement Building 300 2005 30 9 21 Balcony railing replacement in building 300 2035 30
Lifecycle 

Replacement
1

Lump 

Sum
65,000$        65,000$         $               65,000 

37 5.2.6 Balconies - Railings - Replacement Building 400 2005 30 9 21 Balcony railing replacement in building 400 2035 30
Lifecycle 

Replacement
1

Lump 

Sum
69,000$        69,000$         $               69,000 

38 5.2.6 Balconies - Railings - Replacement Building 500 2005 30 9 21 Balcony railing replacement in building 500 2035 30
Lifecycle 

Replacement
1

Lump 

Sum
68,000$        68,000$         $               68,000 

.
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TABLE A - COMPONENT LISTING AND EVENT COSTS
The Tides at Klahanie
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39 5.3.1 Floor Carpeting - Guest Suite Guest Suite 2005 15 9 6 Replace guest suite carpeting 2020 15
Lifecycle 

Replacement
1

Lump 

Sum
3,000$          3,000$           $                 6,000 

40 5.3.1 Furnishings - Guest Suite Guest Suite 2005 10 9 1 Replace guest suite furnishings 2015 10
Lifecycle 

Replacement
1

Lump 

Sum
5,000$          5,000$           $               15,000 

41 5.3.1 Paint - Guest Suite Guest Suite 2005 15 9 6 Progressive repainting of guest suite 2020 15
Lifecycle 

Replacement
1

Lump 

Sum
3,000$          3,000$           $                 6,000 

42 5.3.1 Millwork - Guest Suite Guest Suite 2005 35 9 26 Replacement of millwork in guest suite 2040 35
Lifecycle 

Replacement
1

Lump 

Sum
3,000$          3,000$           $                 3,000 

42 5.3.1 Plumbing Fixtures - Guest Suite Guest Suite 2005 35 9 26 Replace plumbing fixtures in guest suite 2040 35
Lifecycle 

Replacement
1

Lump 

Sum
3,000$          3,000$           $                 3,000 

43 5.3.1 Floor Carpeting - Caretaker's Suite Caretakers Suite 2005 15 9 6 Replace caretaker's suite carpeting 2020 15
Lifecycle 

Replacement
1

Lump 

Sum
3,500$          3,500$           $                 7,000 

44 5.3.1 Paint - Caretaker's Suite Caretakers Suite 2005 15 9 6 Progressive repainting of caretaker's suite 2020 15
Lifecycle 

Replacement
1

Lump 

Sum
2,000$          2,000$           $                 4,000 

45 5.3.1 Millwork - Caretaker's Suite Caretakers Suite 2005 35 9 26 Replacement of millwork in caretaker's suite 2040 35
Lifecycle 

Replacement
1

Lump 

Sum
8,000$          8,000$           $                 8,000 

46 5.3.1 Appliances - Caretaker's Suite Caretakers Suite 2005 15 9 6 Replace appliances in caretaker's  suite 2020 15
Lifecycle 

Replacement
1

Lump 

Sum
3,500$          3,500$           $                 7,000 

47 5.3.1 Plumbing Fixtures - Caretaker's Suite Caretakers Suite 2005 35 9 26
Replace plumbing fixtures in caretaker's 

suite
2040 35

Lifecycle 

Replacement
1

Lump 

Sum
5,000$          5,000$           $                 5,000 

48 5.3.1 Electric Fireplace - Caretaker's Suite Caretakers Suite 2005 20 9 11 Replace fireplace  in caretaker's suite 2025 20
Lifecycle 

Replacement
1

Lump 

Sum
3,000$          3,000$           $                 3,000 

49 5.3.2 Interior Garage Doors - Replacement - 2005 15 9 6 Replacement of the indoor garage doors 2020 15
Lifecycle 

Replacement
1

Lump 

Sum
13,000$        13,000$         $               26,000 

50 5.3.2 Paint - Amenity Room Amenity Room 2005 15 9 6 Progressive repainting of amenity room 2020 15
Lifecycle 

Replacement
1

Lump 

Sum
3,000$          3,000$           $                 6,000 

51 5.3.2 Plumbing Fixtures - Amenity Room Amenity Room 2005 35 9 26 Replace plumbing fixtures in amenity room 2040 35
Lifecycle 

Replacement
1

Lump 

Sum
3,000$          3,000$           $                 3,000 

52 5.3.2 Electric Fireplace - Amenity Room Amenity Room 2005 20 9 11 Replace fireplace  in amenity room 2025 20
Lifecycle 

Replacement
1

Lump 

Sum
3,000$          3,000$           $                 3,000 

53 5.3.2 Furnishings and Pool Table - Amenity Room Amenity Room 2005 20 9 11
Replace furnishings and pool table in 

amenity room
2025 20

Lifecycle 

Replacement
1

Lump 

Sum
10,000$        10,000$         $               10,000 

54 5.3.2 Common Area Painting Building 300 2005 15 9 6 Repainting of common area in building 300 2020 15
Lifecycle 

Replacement
1

Lump 

Sum
 $       20,000 20,000$         $               40,000 

55 5.3.2 Common Area Painting Building 400 2005 15 9 6 Repainting of common area in building 400 2020 15
Lifecycle 

Replacement
1

Lump 

Sum
 $       20,000 20,000$         $               40,000 

56 5.3.2 Common Area Painting Building 500 2005 15 9 6 Repainting of common area in building 500 2020 15
Lifecycle 

Replacement
1

Lump 

Sum
 $       20,000 20,000$         $               40,000 

57 5.3.2 Floor Carpeting Building 300 2005 20 9 11
Replace common area carpeting in 

building 300
2025 20

Lifecycle 

Replacement
1

Lump 

Sum
 $       40,000 40,000$         $               40,000 

58 5.3.2 Floor Carpeting Building 400 2005 20 9 11
Replace common area carpeting in 

building 400
2025 20

Lifecycle 

Replacement
1

Lump 

Sum
 $       40,000 40,000$         $               40,000 

5.3 INTERIOR ELEMENTS
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The Tides at Klahanie
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59 5.3.2 Floor Carpeting Building 500 2005 20 9 11
Replace common area carpeting in 

building 500
2025 20

Lifecycle 

Replacement
1

Lump 

Sum
40,000$        40,000$         $               40,000 

60 5.3.2 Residential unit entrance doors Building 300 2005 35 9 26
Replace residential unit entrance doors in 

building 300
2040 35

Lifecycle 

Replacement
1

Lump 

Sum
38,000$        38,000$         $               38,000 

61 5.3.2 Residential unit entrance doors Building 400 2005 35 9 26
Replace residential unit entrance doors in 

building 400
2040 35

Lifecycle 

Replacement
1

Lump 

Sum
41,000$        41,000$         $               41,000 

62 5.3.2 Residential unit entrance doors Building 500 2005 35 9 26
Replace residential unit entrance doors in 

building 500
2040 35

Lifecycle 

Replacement
1

Lump 

Sum
36,000$        36,000$         $               36,000 

63 5.3.2 Elevator Cab Finishes All Buildings 2005 20 9 11 Replace Elevator Cab Finishes 2025 20
Lifecycle 

Replacement
1

Lump 

Sum
30,000$        30,000$         $               30,000 

64 5.3.2 Common Area Doors Building 300 2005 35 9 26 Replace common area doors 2040 35
Lifecycle 

Replacement
1

Lump 

Sum
25,000$        25,000$         $               25,000 

65 5.3.2 Common Area Doors Building 400 2005 35 9 26 Replace common area doors 2040 35
Lifecycle 

Replacement
1

Lump 

Sum
25,000$        25,000$         $               25,000 

66 5.3.2 Common Area Doors Building 500 2005 35 9 26 Replace common area doors 2040 35
Lifecycle 

Replacement
1

Lump 

Sum
25,000$        25,000$         $               25,000 

67 5.3.2 Lobby Finishes Building 300 2005 20 9 11 Replace lobby finishes 2025 20
Lifecycle 

Replacement
1

Lump 

Sum
40,000$        40,000$         $               40,000 

68 5.3.2 Lobby Finishes Building 400 2005 20 9 11 Replace lobby finishes 2025 20
Lifecycle 

Replacement
1

Lump 

Sum
40,000$        40,000$         $               40,000 

69 5.3.2 Lobby Finishes Building 500 2005 20 9 11 Replace lobby finishes 2025 20
Lifecycle 

Replacement
1

Lump 

Sum
40,000$        40,000$         $               40,000 

70 5.3.2 Parking Garage - Painting Parking Garage 2005 15 9 6 Repainting of the parking garage interior 2020 15
Lifecycle 

Replacement
1

Lump 

Sum
10,000$        10,000$         $               20,000 

71 5.3.2 Common Area Furnishings Building 300 2005 15 9 6 Replace common area furnishings 2020 15
Lifecycle 

Replacement
1

Lump 

Sum
10,000$        10,000$         $               20,000 

72 5.3.2 Common Area Furnishings Building 400 2005 15 9 6 Replace common area furnishings 2020 15
Lifecycle 

Replacement
1

Lump 

Sum
10,000$        10,000$         $               20,000 

73 5.3.2 Common Area Furnishings Building 500 2005 15 9 6 Replace common area furnishings 2020 15
Lifecycle 

Replacement
1

Lump 

Sum
10,000$        10,000$         $               20,000 

.
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The Tides at Klahanie
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74 5.4.1 Domestic Hot Water Heaters - Building 300 Building 300 2005 15 9 6
Replace domestic hot water heater in 

building 300
2020 15

Lifecycle 

Replacement
1 Each 13,000$        13,000$         $               26,000 

75 5.4.1 Domestic Hot Water Heater - Building 400 Building 400 2013 25 1 24
Replace domestic hot water heater in 

building 400
2038 25

Lifecycle 

Replacement
1 Each 13,000$        13,000$         $               13,000 

76 5.4.1 Domestic Hot Water Heaters - Building 500 Building 500 2005 15 9 6
Replace domestic hot water heater in 

building 500
2020 15

Lifecycle 

Replacement
1 Each 13,000$        13,000$         $               26,000 

77 5.4.1 Domestic water distribution system Building 300 2005 35 9 26
Replace domestic water distribution system 

in building 300
2040 35

Lifecycle 

Replacement
1

Lump 

Sum
750,000$      750,000$       $             750,000 

78 5.4.1 Domestic water distribution system Building 400 2005 35 9 26
Replace domestic water distribution system 

in building 400
2040 35

Lifecycle 

Replacement
1

Lump 

Sum
750,000$      750,000$       $             750,000 

79 5.4.1 Domestic water distribution system Building 500 2005 35 9 26
Replace domestic water distribution system 

in building 500
2040 35

Lifecycle 

Replacement
1

Lump 

Sum
750,000$      750,000$       $             750,000 

80 5.4.1
Replace Storage Tanks and Circulation 

Pumps
Building 300 2005 15 9 6

Replace storage tanks and circulating 

pumps in building 300
2020 15

Lifecycle 

Replacement
1

Lump 

Sum
11,000$        11,000$         $               22,000 

81 5.4.1
Replace Storage Tanks and Circulation 

Pumps
Building 400 2005 15 9 6

Replace storage tanks and circulating 

pumps in building 400
2020 15

Lifecycle 

Replacement
1

Lump 

Sum
11,000$        11,000$         $               22,000 

82 5.4.1
Replace Storage Tanks and Circulation 

Pumps
Building 500 2005 15 9 6

Replace storage tanks and circulating 

pumps in building 500
2020 15

Lifecycle 

Replacement
1

Lump 

Sum
11,000$        11,000$         $               22,000 

83 5.4.1 Replace Sump Pumps All Buildings 2005 15 9 6 Replace sump pumps 2020 15
Lifecycle 

Replacement
1

Lump 

Sum
3,000$          3,000$           $                 6,000 

84 5.4.2 Make-Up Air Unit Building 300 2005 30 9 21 Replace make-up air unit in building 300 2035 30
Lifecycle 

Replacement
1

Lump 

Sum
25,000$        25,000$         $               25,000 

85 5.4.2 Make-Up Air Unit Building 400 2005 30 9 21 Replace make-up air unit in building 400 2035 30
Lifecycle 

Replacement
1

Lump 

Sum
25,000$        25,000$         $               25,000 

86 5.4.2 Make-Up Air Unit Building 500 2005 30 9 21 Replace make-up air unit in building 500 2035 30
Lifecycle 

Replacement
1

Lump 

Sum
25,000$        25,000$         $               25,000 

87 5.4.3 Replace Exhaust Fans and Controls All Buildings 2005 20 9 11 Replace exhaust fans and controls 2025 20
Lifecycle 

Replacement
1

Lump 

Sum
26,000$        26,000$         $               26,000 

88 5.4.3 General Mechanical Repairs All Buildings 2005 15 9 6 General mechanical repairs 2020 15 Contingency 1
Lump 

Sum
15,000$        15,000$         $               30,000 

89 5.4.4 General Electrical Repairs All Buildings 2005 15 9 6 General electrical repairs 2020 15 Contingency 1
Lump 

Sum
15,000$        15,000$         $               30,000 

5.4 MECHANICAL AND ELECTRICAL SYSTEMS
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90 5.5 Code Changes  - Upgrading - 2005 20 9 11 Code upgrading 2025 20
Lifecycle 

Replacement
3

Lump 

Sum
3,000$          9,000$           $                 9,000 

91 5.5 Door Operator Replacement- Building 300 Building 300 2005 0 9 7 Replace door operator 2021 0
Lifecycle 

Replacement
1

Lump 

Sum
10,000$        10,000$         $               10,000 

92 5.5 Door Operator Replacement - Building 400 Building 400 2005 0 9 8 Replace door operator 2022 0
Lifecycle 

Replacement
1

Lump 

Sum
10,000$        10,000$         $               10,000 

93 5.5 Door Operator Replacement - Building 500 Building 500 2005 0 9 9 Replace door operator 2023 0
Lifecycle 

Replacement
1

Lump 

Sum
10,000$        10,000$         $               10,000 

94 5.6
Fire Alarm & Annunciator Panels - 

Replacement
All Buildings 2005 25 9 16 Replace fire alarm panel & annunciator 2030 25

Lifecycle 

Replacement
1

Lump 

Sum
45,000$        45,000$         $               45,000 

95 5.6 Fire Alarm End-Use Devices - Replacement All Buildings 2005 25 9 16 Replace fire alarm panel & annunciator 2030 25
Lifecycle 

Replacement
1

Lump 

Sum
110,000$      110,000$       $             110,000 

96 5.6
Battery Operated Emergency Lighting 

Fixtures - Replacement
All Buildings 2005 20 9 11

Replace battery operated emergency 

lighting fixtures
2025 20

Lifecycle 

Replacement
1

Lump 

Sum
30,000$        30,000$         $               30,000 

97 5.6 Exit Signage - Replacement All Buildings 2005 25 9 16 Replace exit signage 2030 25
Lifecycle 

Replacement
1

Lump 

Sum
20,000$        20,000$         $               20,000 

98 5.6
Life Safety  & Fire Protection - General 

Repairs
All Buildings 2005 15 9 6

Life Safety  & Fire Protection - General 

repairs
2020 15 Contingency 1

Lump 

Sum
5,000$          5,000$           $               10,000 

5.5 VERTICAL TRANSPORTATION

5.6 LIFE SAFETY/FIRE PROTECTION
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TABLE B - COMPONENT EVENT COSTS SUMMARY (30 YEARS)
The Tides at Klahanie

Immediate Year 1 Year 2 Year 3 Year 4 Year 5 Years 6 to 10 Years 11 to 15 Years 16 to 20 Years 21 to 25 Years 26 to 30

2014 2015 2016 2017 2018 2019 2020 - 2024 2025 - 2029 2030 - 2034 2035 - 2039 2040 - 2044

1 5.1.2
Storm Water Drainage - Gutters and 

Downspouts
All Buildings  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $         20,000  $                   -  $            20,000 

2 5.1.4 Concrete Curbing - General Repairs -  $                  -  $                  -  $                  -  $                  -  $                  -  $          3,000  $           3,000  $           3,000  $           3,000  $           3,000  $           3,000  $            18,000 

3 5.1.5 Flat Work - General Repairs All Buildings  $                  -  $                  -  $                  -  $                  -  $                  -  $          3,000  $           3,000  $           3,000  $           3,000  $           3,000  $           3,000  $            18,000 

4 5.1.6
Landscaping and Appurtenances - Wood 

Fencing Replacement
-  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         58,000  $                   -  $                   -  $         58,000  $                   -  $          116,000 

5 5.1.6
Landscaping and Appurtenances - Metal 

Fencing
-  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $       150,000  $                   -  $          150,000 

6 5.1.8 Underground Utilities -  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         10,000  $                   -  $                   -  $         10,000  $                   -  $            20,000 

 $                  -  $                  -  $                  -  $                  -  $                  -  $          6,000  $         74,000  $           6,000  $           6,000  $       244,000  $           6,000  $          342,000 

7 5.2.2
Building Frame - Suspended Concrete 

Slab Waterproofing
-  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $       950,000  $                   -  $                   -  $          950,000 

8 5.2.2
Building Frame - Suspended Concrete 

Slab - Repair Allowance
-  $                  -  $        10,000  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $                   -  $            10,000 

9 5.2.2 Building Frame - Structural Contingency -  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         20,000  $                   -  $                   -  $         20,000  $                   -  $            40,000 

10 5.2.3 Exterior Walls - General Repairs All Buildings  $                  -  $                  -  $                  -  $                  -  $                  -  $        10,000  $                   -  $         10,000  $                   -  $         10,000  $                   -  $            30,000 

11 5.2.3 Exterior Walls - Windows Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $       216,000  $                   -  $          216,000 

12 5.2.3 Exterior Walls - Entrance Doors Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $         10,000  $                   -  $            10,000 

13 5.2.3 Exterior Walls - Balcony and patio doors Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $       123,000  $                   -  $          123,000 

14 5.2.3 Exterior Walls - Windows Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $       232,000  $                   -  $          232,000 

15 5.2.3 Exterior Walls - Entrance Doors Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $         10,000  $                   -  $            10,000 

16 5.2.3 Exterior Walls - Balcony and patio doors Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $       132,000  $                   -  $          132,000 

17 5.2.3 Exterior Walls - Windows Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $       208,000  $                   -  $          208,000 
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TABLE B - COMPONENT EVENT COSTS SUMMARY (30 YEARS)
The Tides at Klahanie

Immediate Year 1 Year 2 Year 3 Year 4 Year 5 Years 6 to 10 Years 11 to 15 Years 16 to 20 Years 21 to 25 Years 26 to 30

2014 2015 2016 2017 2018 2019 2020 - 2024 2025 - 2029 2030 - 2034 2035 - 2039 2040 - 2044
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18 5.2.3 Exterior Walls - Entrance Doors Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $         10,000  $                   -  $            10,000 

19 5.2.3 Exterior Walls - Balcony and patio doors Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $       123,000  $                   -  $          123,000 

20 5.2.3 Exterior Walls - Vinyl Siding Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $         60,800  $            60,800 

21 5.2.3 Exterior Walls - Vinyl Siding Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $         66,100  $            66,100 

22 5.2.3 Exterior Walls - Vinyl Siding Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $         63,300  $            63,300 

23 5.2.3
Exterior Walls - Wood Siding (Board and 

Batten) 
Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $         50,000  $                   -  $            50,000 

24 5.2.3
Exterior Walls - Wood Siding (Board and 

Batten) 
Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $         54,000  $                   -  $            54,000 

25 5.2.3
Exterior Walls - Wood Siding (Board and 

Batten)
Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $         48,000  $                   -  $            48,000 

26 5.2.3
Exterior Walls - Brick - Localized Re-

pointing
All Buildings  $                  -  $                  -  $                  -  $                  -  $                  -  $        15,000  $                   -  $         15,000  $                   -  $         15,000  $                   -  $            45,000 

27 5.2.3 Exterior Walls - Sealant Replacement All Buildings  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         50,000  $                   -  $                   -  $         50,000  $                   -  $          100,000 

28 5.2.3
Main Entrance Garage Door - 

Replacement
-  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         10,000  $                   -  $                   -  $         10,000  $                   -  $            20,000 

29 5.2.4 Roofing replacement Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $         71,000  $                   -  $                   -  $                   -  $            71,000 

30 5.2.4 Roofing replacement Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $         76,000  $                   -  $                   -  $                   -  $            76,000 

31 5.2.4 Roofing replacement Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $         71,000  $                   -  $                   -  $                   -  $            71,000 

32 5.2.6 Balconies - Membrane Replacement Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $         86,000  $                   -  $                   -  $            86,000 

33 5.2.6 Balconies - Membrane Replacement Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $         92,000  $                   -  $                   -  $            92,000 

34 5.2.6 Balconies - Membrane Replacement Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $         90,000  $                   -  $                   -  $            90,000 

35 5.2.6 Balconies - Railing System - Repairs All Buildings  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         55,000  $                   -  $                   -  $                   -  $                   -  $            55,000 

36 5.2.6 Balconies - Railings - Replacement Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $         65,000  $                   -  $            65,000 

37 5.2.6 Balconies - Railings - Replacement Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $         69,000  $                   -  $            69,000 

38 5.2.6 Balconies - Railings - Replacement Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $         68,000  $                   -  $            68,000 

 $                  -  $        10,000  $                  -  $                  -  $                  -  $        25,000  $       135,000  $       243,000  $     1,218,000  $     1,321,000  $       190,200  $       3,344,200 Sub-Totals
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TABLE B - COMPONENT EVENT COSTS SUMMARY (30 YEARS)
The Tides at Klahanie

Immediate Year 1 Year 2 Year 3 Year 4 Year 5 Years 6 to 10 Years 11 to 15 Years 16 to 20 Years 21 to 25 Years 26 to 30

2014 2015 2016 2017 2018 2019 2020 - 2024 2025 - 2029 2030 - 2034 2035 - 2039 2040 - 2044
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39 5.3.1 Floor Carpeting - Guest Suite Guest Suite  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $           3,000  $                   -  $                   -  $           3,000  $                   -  $              6,000 

40 5.3.1 Furnishings - Guest Suite Guest Suite  $                  -  $          5,000  $                  -  $                  -  $                  -  $                  -  $                   -  $           5,000  $                   -  $           5,000  $                   -  $            15,000 

41 5.3.1 Paint - Guest Suite Guest Suite  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $           3,000  $                   -  $                   -  $           3,000  $                   -  $              6,000 

42 5.3.1 Millwork - Guest Suite Guest Suite  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $           3,000  $              3,000 

42 5.3.1 Plumbing Fixtures - Guest Suite Guest Suite  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $           3,000  $              3,000 

43 5.3.1 Floor Carpeting - Caretaker's Suite Caretakers Suite  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $           3,500  $                   -  $                   -  $           3,500  $                   -  $              7,000 

44 5.3.1 Paint - Caretaker's Suite Caretakers Suite  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $           2,000  $                   -  $                   -  $           2,000  $                   -  $              4,000 

45 5.3.1 Millwork - Caretaker's Suite Caretakers Suite  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $           8,000  $              8,000 

46 5.3.1 Appliances - Caretaker's Suite Caretakers Suite  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $           3,500  $                   -  $                   -  $           3,500  $                   -  $              7,000 

47 5.3.1 Plumbing Fixtures - Caretaker's Suite Caretakers Suite  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $           5,000  $              5,000 

48 5.3.1 Electric Fireplace - Caretaker's Suite Caretakers Suite  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $           3,000  $                   -  $                   -  $                   -  $              3,000 

49 5.3.2 Interior Garage Doors - Replacement -  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         13,000  $                   -  $                   -  $         13,000  $                   -  $            26,000 

50 5.3.2 Paint - Amenity Room Amenity Room  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $           3,000  $                   -  $                   -  $           3,000  $                   -  $              6,000 

51 5.3.2 Plumbing Fixtures - Amenity Room Amenity Room  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $           3,000  $              3,000 

52 5.3.2 Electric Fireplace - Amenity Room Amenity Room  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $           3,000  $                   -  $                   -  $                   -  $              3,000 

53 5.3.2
Furnishings and Pool Table - Amenity 

Room
Amenity Room  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $         10,000  $                   -  $                   -  $                   -  $            10,000 

54 5.3.2 Common Area Painting Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         20,000  $                   -  $                   -  $         20,000  $                   -  $            40,000 

55 5.3.2 Common Area Painting Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         20,000  $                   -  $                   -  $         20,000  $                   -  $            40,000 

56 5.3.2 Common Area Painting Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         20,000  $                   -  $                   -  $         20,000  $                   -  $            40,000 

57 5.3.2 Floor Carpeting Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $         40,000  $                   -  $                   -  $                   -  $            40,000 

58 5.3.2 Floor Carpeting Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $         40,000  $                   -  $                   -  $                   -  $            40,000 

5.3 INTERIOR ELEMENTS
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TABLE B - COMPONENT EVENT COSTS SUMMARY (30 YEARS)
The Tides at Klahanie

Immediate Year 1 Year 2 Year 3 Year 4 Year 5 Years 6 to 10 Years 11 to 15 Years 16 to 20 Years 21 to 25 Years 26 to 30

2014 2015 2016 2017 2018 2019 2020 - 2024 2025 - 2029 2030 - 2034 2035 - 2039 2040 - 2044

It
e

m
 # Total Opinion of 

Probable Cost

(30 Years)R
e

p
o

rt
 

R
e

fe
re

n
c

e EVENT COSTS (2014 DOLLARS)

LONG TERM (2020 - 2044)Component Name
Component Location or 

Identifier
SHORT TERM (2014 - 2019)

59 5.3.2 Floor Carpeting Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $         40,000  $                   -  $                   -  $                   -  $            40,000 

60 5.3.2 Residential unit entrance doors Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $         38,000  $            38,000 

61 5.3.2 Residential unit entrance doors Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $         41,000  $            41,000 

62 5.3.2 Residential unit entrance doors Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $         36,000  $            36,000 

63 5.3.2 Elevator Cab Finishes All Buildings  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $         30,000  $                   -  $                   -  $                   -  $            30,000 

64 5.3.2 Common Area Doors Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $         25,000  $            25,000 

65 5.3.2 Common Area Doors Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $         25,000  $            25,000 

66 5.3.2 Common Area Doors Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $         25,000  $            25,000 

67 5.3.2 Lobby Finishes Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $         40,000  $                   -  $                   -  $                   -  $            40,000 

68 5.3.2 Lobby Finishes Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $         40,000  $                   -  $                   -  $                   -  $            40,000 

69 5.3.2 Lobby Finishes Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $         40,000  $                   -  $                   -  $                   -  $            40,000 

70 5.3.2 Parking Garage - Painting Parking Garage  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         10,000  $                   -  $                   -  $         10,000  $                   -  $            20,000 

71 5.3.2 Common Area Furnishings Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         10,000  $                   -  $                   -  $         10,000  $                   -  $            20,000 

72 5.3.2 Common Area Furnishings Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         10,000  $                   -  $                   -  $         10,000  $                   -  $            20,000 

73 5.3.2 Common Area Furnishings Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         10,000  $                   -  $                   -  $         10,000  $                   -  $            20,000 

 $                  -  $          5,000  $                  -  $                  -  $                  -  $                  -  $       131,000  $       291,000  $                   -  $       136,000  $       212,000  $          775,000 Sub-Totals
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TABLE B - COMPONENT EVENT COSTS SUMMARY (30 YEARS)
The Tides at Klahanie

Immediate Year 1 Year 2 Year 3 Year 4 Year 5 Years 6 to 10 Years 11 to 15 Years 16 to 20 Years 21 to 25 Years 26 to 30

2014 2015 2016 2017 2018 2019 2020 - 2024 2025 - 2029 2030 - 2034 2035 - 2039 2040 - 2044

It
e

m
 # Total Opinion of 

Probable Cost

(30 Years)R
e

p
o

rt
 

R
e

fe
re

n
c

e EVENT COSTS (2014 DOLLARS)

LONG TERM (2020 - 2044)Component Name
Component Location or 

Identifier
SHORT TERM (2014 - 2019)

74 5.4.1 Domestic Hot Water Heaters - Building 300 Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         13,000  $                   -  $                   -  $         13,000  $                   -  $            26,000 

75 5.4.1 Domestic Hot Water Heater - Building 400 Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $         13,000  $                   -  $            13,000 

76 5.4.1 Domestic Hot Water Heaters - Building 500 Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         13,000  $                   -  $                   -  $         13,000  $                   -  $            26,000 

77 5.4.1 Domestic water distribution system Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $       750,000  $          750,000 

78 5.4.1 Domestic water distribution system Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $       750,000  $          750,000 

79 5.4.1 Domestic water distribution system Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $                   -  $       750,000  $          750,000 

80 5.4.1
Replace Storage Tanks and Circulation 

Pumps
Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         11,000  $                   -  $                   -  $         11,000  $                   -  $            22,000 

81 5.4.1
Replace Storage Tanks and Circulation 

Pumps
Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         11,000  $                   -  $                   -  $         11,000  $                   -  $            22,000 

82 5.4.1
Replace Storage Tanks and Circulation 

Pumps
Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         11,000  $                   -  $                   -  $         11,000  $                   -  $            22,000 

83 5.4.1 Replace Sump Pumps All Buildings  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $           3,000  $                   -  $                   -  $           3,000  $                   -  $              6,000 

84 5.4.2 Make-Up Air Unit Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $         25,000  $                   -  $            25,000 

85 5.4.2 Make-Up Air Unit Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $         25,000  $                   -  $            25,000 

86 5.4.2 Make-Up Air Unit Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $                   -  $         25,000  $                   -  $            25,000 

87 5.4.3 Replace Exhaust Fans and Controls All Buildings  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $         26,000  $                   -  $                   -  $                   -  $            26,000 

88 5.4.3 General Mechanical Repairs All Buildings  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         15,000  $                   -  $                   -  $         15,000  $                   -  $            30,000 

89 5.4.4 General Electrical Repairs All Buildings  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         15,000  $                   -  $                   -  $         15,000  $                   -  $            30,000 

 $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         92,000  $         26,000  $                   -  $       180,000  $     2,250,000  $       2,548,000 

5.4 MECHANICAL AND ELECTRICAL SYSTEMS

Sub-Totals
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TABLE B - COMPONENT EVENT COSTS SUMMARY (30 YEARS)
The Tides at Klahanie

Immediate Year 1 Year 2 Year 3 Year 4 Year 5 Years 6 to 10 Years 11 to 15 Years 16 to 20 Years 21 to 25 Years 26 to 30

2014 2015 2016 2017 2018 2019 2020 - 2024 2025 - 2029 2030 - 2034 2035 - 2039 2040 - 2044

It
e

m
 # Total Opinion of 

Probable Cost

(30 Years)R
e

p
o

rt
 

R
e

fe
re

n
c

e EVENT COSTS (2014 DOLLARS)

LONG TERM (2020 - 2044)Component Name
Component Location or 

Identifier
SHORT TERM (2014 - 2019)

90 5.5 Code Changes  - Upgrading -  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $           9,000  $                   -  $                   -  $                   -  $              9,000 

91 5.5 Door Operator Replacement- Building 300 Building 300  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         10,000  $                   -  $                   -  $                   -  $                   -  $            10,000 

92 5.5
Door Operator Replacement - Building 

400
Building 400  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         10,000  $                   -  $                   -  $                   -  $                   -  $            10,000 

93 5.5
Door Operator Replacement - Building 

500
Building 500  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         10,000  $                   -  $                   -  $                   -  $                   -  $            10,000 

 $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         60,000  $         35,000  $                   -  $       105,000  $                   -  $            39,000 

94 5.6
Fire Alarm & Annunciator Panels - 

Replacement
All Buildings  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $         45,000  $                   -  $                   -  $            45,000 

95 5.6
Fire Alarm End-Use Devices - 

Replacement
All Buildings  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $       110,000  $                   -  $                   -  $          110,000 

96 5.6
Battery Operated Emergency Lighting 

Fixtures - Replacement
All Buildings  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $         30,000  $                   -  $                   -  $                   -  $            30,000 

97 5.6 Exit Signage - Replacement All Buildings  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $                   -  $                   -  $         20,000  $                   -  $                   -  $            20,000 

98 5.6
Life Safety  & Fire Protection - General 

Repairs
All Buildings  $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $           5,000  $                   -  $                   -  $           5,000  $                   -  $            10,000 

 $                  -  $                  -  $                  -  $                  -  $                  -  $                  -  $         35,000  $         39,000  $       175,000  $           5,000  $                   -  $          215,000 

-$                  15,000$        -$                  -$                  -$                  31,000$        467,000$       605,000$       1,399,000$    2,088,000$    2,658,200$    7,263,200$       

0.00% 1.92% 3.88% 5.87% 7.90% 9.98% 16.47% 28.09% 40.87% 54.93% 70.38%

-$                  15,288$        -$                  -$                  -$                  34,092$        525,945$       748,797$       1,897,211$    3,118,660$    4,359,231$    10,699,225$     

Sub-Totals

5.6 LIFE SAFETY/FIRE PROTECTION

5.5 VERTICAL TRANSPORTATION

COMPOUNDED INFLATION RATE

FUTURE VALUE EXPENDITURE

Sub-Totals

TOTAL EXPENDITURE (2014 DOLLARS)

 $-

 $500,000

 $1,000,000

 $1,500,000

 $2,000,000

 $2,500,000

 $3,000,000

2015 - 2019 2020 - 2024 2025 - 2029 2030 - 2034 2035 - 2039 2040 - 2044
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2014 273,315$           -$                    -$                       60,355$          60,355$            3,338$        337,008$            368$           

2015 337,008$           15,288$          15,288$            60,355$          120,710$          3,955$        386,030$            368$           

2016 386,030$           -$                    15,288$            60,355$          181,065$          4,578$        450,964$            368$           

2017 450,964$           -$                    15,288$            60,355$          241,420$          5,293$        516,611$            368$           

2018 516,611$           -$                    15,288$            60,355$          301,775$          6,015$        582,981$            368$           

2019 582,981$           34,092$          49,380$            60,355$          362,130$          6,557$        615,801$            368$           

2020 615,801$           471,888$        521,268$          60,355$          422,485$          4,510$        208,778$            368$           

2021 208,778$           11,424$          532,692$          60,355$          482,840$          2,566$        260,275$            368$           

2022 260,275$           11,643$          544,335$          60,355$          543,195$          3,131$        312,118$            368$           

2023 312,118$           23,734$          568,069$          60,355$          603,550$          3,635$        352,374$            368$           

2024 352,374$           7,257$            575,326$          60,355$          663,905$          4,168$        409,640$            368$           

2025 409,640$           707,564$        1,282,889$       60,355$          724,260$          946$           (236,622)$          368$           

2026 (236,622)$         -$                    1,282,889$       60,355$          784,615$          -$                (176,267)$          368$           

2027 (176,267)$         -$                    1,282,889$       60,355$          844,970$          -$                (115,912)$          368$           

2028 (115,912)$         -$                    1,282,889$       60,355$          905,325$          -$                (55,557)$            368$           

2029 (55,557)$           41,234$          1,324,123$       60,355$          965,680$          -$                (36,436)$            368$           

2030 (36,436)$           1,888,434$     3,212,557$       60,355$          1,026,035$       -$                (1,864,514)$       368$           

2031 (1,864,514)$      -$                    3,212,557$       60,355$          1,086,390$       -$                (1,804,159)$       368$           

2032 (1,804,159)$      -$                    3,212,557$       60,355$          1,146,745$       -$                (1,743,804)$       368$           

2033 (1,743,804)$      -$                    3,212,557$       60,355$          1,207,100$       -$                (1,683,449)$       368$           

2034 (1,683,449)$      8,777$            3,221,334$       60,355$          1,267,455$       -$                (1,631,871)$       368$           

2035 (1,631,871)$      3,032,485$     6,253,819$       60,355$          1,327,810$       -$                (4,604,001)$       368$           

2036 (4,604,001)$      -$                    6,253,819$       60,355$          1,388,165$       -$                (4,543,646)$       368$           

2037 (4,543,646)$      -$                    6,253,819$       60,355$          1,448,520$       -$                (4,483,291)$       368$           

2038 (4,483,291)$      36,304$          6,290,123$       60,355$          1,508,875$       -$                (4,459,240)$       368$           

2039 (4,459,240)$      49,871$          6,339,994$       60,355$          1,569,230$       -$                (4,448,756)$       368$           

2040 (4,448,756)$      4,348,616$     10,688,610$     60,355$          1,629,585$       -$                (8,737,017)$       368$           

2041 (8,737,017)$      -$                    10,688,610$     60,355$          1,689,940$       -$                (8,676,662)$       368$           

2042 (8,676,662)$      -$                    10,688,610$     60,355$          1,750,295$       -$                (8,616,307)$       368$           

2043 (8,616,307)$      -$                    10,688,610$     60,355$          1,810,650$       -$                (8,555,952)$       368$           

2044 (8,555,952)$      10,615$          10,699,225$     60,355$          1,871,005$       -$                (8,506,213)$       368$           

CASH FLOW PARAMETERS: Condominium Corporation:

1. Annual contributions of $60355 are raised according to the current inflation rate of 1.92%. Evaluation Period: 30 Years 1.92%

2. Expense costs exclude applicable Provincial and/or Federal taxes. Start Year: 2014 1.10%

3. Interest earned is re-invested into the Reserve Fund. Number of Suites: 164 Dec-14

4. No inflation in expenses, or interest on the Reserve Fund account, have been assumed until year 2015. Current Reserve Fund Balance:

5. Interest calculations are based on average account balances for each year. Initial Contribution to Reserve Fund:

6. Contributions assume that a positive closing Reserve Fund balance must always be maintained.

TOTAL EXPENSES $10,699,225

CASH FLOW SCENARIO NO. 1
Contributions Continue at the Current Rate (No Adjustments)

Fiscal 

Year

Opening 

Reserve 

Balance

Expenses 

(Inflated)

Cumulative 

Expenses

Annual 

Contribution

Project No. 115614081

273,315$                                          

60,355$                                            

Interest Rate:

Date:

Strata Plan BCS 1961

Cumulative 

Annual 

Contribution

Interest 

Earned

Inflation Rate:

1
CASH FLOW 

SCENARIO 

TABLE NO.

TOTAL CONTRIBUTIONS $1,871,005

Closing Reserve 

Balance

Annual 

Cost Per 

Suite

 $-

 $2,000,000

 $4,000,000

 $6,000,000

 $8,000,000

 $10,000,000

 $12,000,000

Cumulative Expenses Cumulative Annual Contributions

Cumulative Expenses Versus Cumulative Contributions



2014 273,315$          -$                   -$                      60,355$                 60,355$              3,338$       337,008$          368$             

2015 337,008$          15,288$          15,288$            67,821$                 128,176$            3,996$       393,537$          414$             

2016 393,537$          -$                   15,288$            76,210$                 204,386$            4,748$       474,496$          465$             

2017 474,496$          -$                   15,288$            85,638$                 290,024$            5,690$       565,824$          522$             

2018 565,824$          -$                   15,288$            96,231$                 386,255$            6,753$       668,808$          587$             

2019 668,808$          34,092$          49,380$            108,135$               494,390$            7,764$       750,614$          659$             

2020 750,614$          471,888$        521,268$          121,511$               615,901$            6,330$       406,568$          741$             

2021 406,568$          11,424$          532,692$          136,542$               752,442$            5,160$       536,846$          833$             

2022 536,846$          11,643$          544,335$          153,432$               905,875$            6,685$       685,320$          936$             

2023 685,320$          23,734$          568,069$          172,412$               1,078,286$         8,356$       842,354$          1,051$          

2024 842,354$          7,257$            575,326$          193,739$               1,272,025$         10,292$     1,039,128$       1,181$          

2025 1,039,128$       707,564$        1,282,889$       217,705$               1,489,730$         8,736$       558,005$          1,327$          

2026 558,005$          -$                   1,282,889$       244,635$               1,734,364$         7,484$       810,123$          1,492$          

2027 810,123$          -$                   1,282,889$       274,896$               2,009,260$         10,423$     1,095,442$       1,676$          

2028 1,095,442$       -$                   1,282,889$       308,900$               2,318,161$         13,749$     1,418,092$       1,884$          

2029 1,418,092$       41,234$          1,324,123$       347,111$               2,665,272$         17,281$     1,741,251$       2,117$          

2030 1,741,251$       1,888,434$     3,212,557$       390,049$               3,055,321$         10,913$     253,779$          2,378$          

2031 253,779$          -$                   3,212,557$       438,298$               3,493,620$         5,202$       697,279$          2,673$          

2032 697,279$          -$                   3,212,557$       492,516$               3,986,135$         10,379$     1,200,174$       3,003$          

2033 1,200,174$       -$                   3,212,557$       553,440$               4,539,575$         16,246$     1,769,859$       3,375$          

2034 1,769,859$       8,777$            3,221,334$       621,900$               5,161,476$         22,841$     2,405,824$       3,792$          

2035 2,405,824$       3,032,485$     6,253,819$       698,830$               5,860,305$         13,629$     85,797$            4,261$          

2036 85,797$            -$                   6,253,819$       785,275$               6,645,580$         5,263$       876,335$          4,788$          

2037 876,335$          -$                   6,253,819$       882,413$               7,527,993$         14,493$     1,773,241$       5,381$          

2038 1,773,241$       36,304$          6,290,123$       991,568$               8,519,561$         24,760$     2,753,264$       6,046$          

2039 2,753,264$       49,871$          6,339,994$       1,114,225$            9,633,786$         36,140$     3,853,758$       6,794$          

2040 3,853,758$       4,348,616$     10,688,610$     1,252,054$            10,885,840$       25,360$     782,556$          7,634$          

2041 782,556$          -$                   10,688,610$     1,406,933$            12,292,773$       16,346$     2,205,836$       8,579$          

2042 2,205,836$       -$                   10,688,610$     1,580,971$            13,873,744$       32,960$     3,819,767$       9,640$          

2043 3,819,767$       -$                   10,688,610$     1,776,537$            15,650,281$       51,788$     5,648,092$       10,833$        

2044 5,648,092$       10,615$          10,699,225$     1,996,295$            17,646,576$       73,050$     7,706,822$       12,173$        

CASH FLOW PARAMETERS: Condominium Corporation:

1. Annual contributions of $60355 are raised at an elevated inflation rate of 12.37%. Evaluation Period: 30 Years 1.92%

2. Expense costs exclude applicable Provincial and/or Federal taxes. Start Year: 2014 1.10%

3. Interest earned is re-invested into the Reserve Fund. Number of Suites: 164 Dec-14

4. No inflation in expenses, or interest on the Reserve Fund account, have been assumed until year 2015. Current Reserve Fund Balance:

5. Interest calculations are based on average account balances for each year. Initial Contribution to Reserve Fund:

6. Contributions assume that a positive closing Reserve Fund balance must always be maintained. Annual % Increase in Contributions:

CASH FLOW SCENARIO NO. 2
Contributions are Raised Annually at a Set Rate

Fiscal 

Year

Opening 

Reserve 

Balance

Expenses 

(Inflated)

Cumulative 

Expenses

Annual 

Contribution

Cumulative 

Annual 

Contribution

Interest 

Earned

Closing 

Reserve 

Balance

Annual Cost 

Per Suite

TOTAL EXPENSES $10,699,225 TOTAL CONTRIBUTIONS $17,646,576

Project No. 115614081

Strata Plan BCS 1961

Inflation Rate:

Interest Rate:

Date:

CASH FLOW 

SCENARIO 

TABLE NO.
2273,315$                                         

60,355$                                           

12.37%

 $-

 $2,000,000

 $4,000,000

 $6,000,000

 $8,000,000

 $10,000,000

 $12,000,000

 $14,000,000

 $16,000,000

 $18,000,000

Cumulative Expenses Cumulative Annual Contributions

Cumulative Expenses Versus Cumulative Contributions



2014 273,315$          -$                    -$                       60,355$                60,355$               3,338$        337,008$          368$           

2015 337,008$          15,288$          15,288$            80,000$                140,355$             4,063$        405,783$          488$           

2016 405,783$          -$                    15,288$            88,792$                229,147$             4,952$        499,527$          541$           

2017 499,527$          -$                    15,288$            98,550$                327,697$             6,037$        604,114$          601$           

2018 604,114$          -$                    15,288$            109,381$              437,078$             7,247$        720,742$          667$           

2019 720,742$          34,092$          49,380$            121,402$              558,480$             8,408$        816,460$          740$           

2020 816,460$          471,888$        521,268$          134,744$              693,224$             7,127$        486,443$          822$           

2021 486,443$          11,424$          532,692$          149,552$              842,776$             6,111$        630,682$          912$           

2022 630,682$          11,643$          544,335$          165,988$              1,008,764$          7,786$        792,813$          1,012$        

2023 792,813$          23,734$          568,069$          184,230$              1,192,995$          9,604$        962,913$          1,123$        

2024 962,913$          7,257$            575,326$          204,477$              1,397,472$          11,677$     1,171,810$       1,247$        

2025 1,171,810$       707,564$        1,282,889$       226,949$              1,624,421$          10,247$     701,443$          1,384$        

2026 701,443$          -$                    1,282,889$       251,891$              1,876,312$          9,101$        962,435$          1,536$        

2027 962,435$          -$                    1,282,889$       279,574$              2,155,885$          12,124$     1,254,133$       1,705$        

2028 1,254,133$       -$                    1,282,889$       310,299$              2,466,184$          15,502$     1,579,934$       1,892$        

2029 1,579,934$       41,234$          1,324,123$       344,401$              2,810,585$          19,047$     1,902,147$       2,100$        

2030 1,902,147$       1,888,434$     3,212,557$       382,250$              3,192,835$          12,640$     408,603$          2,331$        

2031 408,603$          -$                    3,212,557$       424,260$              3,617,094$          6,828$        839,691$          2,587$        

2032 839,691$          -$                    3,212,557$       470,886$              4,087,980$          11,826$     1,322,403$       2,871$        

2033 1,322,403$       -$                    3,212,557$       522,636$              4,610,616$          17,421$     1,862,460$       3,187$        

2034 1,862,460$       8,777$            3,221,334$       580,074$              5,190,690$          23,629$     2,457,386$       3,537$        

2035 2,457,386$       3,032,485$     6,253,819$       643,824$              5,834,513$          13,894$     82,618$            3,926$        

2036 82,618$            -$                    6,253,819$       714,580$              6,549,093$          4,839$        802,037$          4,357$        

2037 802,037$          -$                    6,253,819$       793,112$              7,342,206$          13,185$     1,608,334$       4,836$        

2038 1,608,334$       36,304$          6,290,123$       880,275$              8,222,481$          22,334$     2,474,639$       5,368$        

2039 2,474,639$       49,871$          6,339,994$       977,018$              9,199,499$          32,320$     3,434,106$       5,957$        

2040 3,434,106$       4,348,616$     10,688,610$     1,084,392$           10,283,891$        19,822$     189,704$          6,612$        

2041 189,704$          -$                    10,688,610$     1,203,567$           11,487,457$        8,706$        1,401,977$       7,339$        

2042 1,401,977$       -$                    10,688,610$     1,335,839$           12,823,296$        22,769$     2,760,584$       8,145$        

2043 2,760,584$       -$                    10,688,610$     1,482,647$           14,305,943$        38,521$     4,281,753$       9,041$        

2044 4,281,753$       10,615$          10,699,225$     1,645,590$           15,951,533$        56,092$     5,972,819$       10,034$     

CASH FLOW PARAMETERS: Condominium Corporation:

1. Annual contributions are increased to $80000 in 2015 and raised at an inflation rate of 10.99%. Evaluation Period: 30 Years 1.92%

2. Expense costs exclude applicable Provincial and/or Federal taxes. Start Year: 2014 1.10%

3. Interest earned is re-invested into the Reserve Fund. Number of Suites: 164 Dec-14

4. No inflation in expenses, or interest on the Reserve Fund account, have been assumed until year 2015. Current Reserve Fund Balance:

5. Interest calculations are based on average account balances for each year. Initial Contribution to Reserve Fund:

6. Contributions assume that a positive closing Reserve Fund balance must always be maintained. Annual % Increase in Contributions:

CASH FLOW SCENARIO NO. 3
Contributions are Raised Annually at an Adjusted Inflation Rate with a Higher Initial Contribution
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Cumulative 
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Cumulative 
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Balance

Annual 

Cost Per 

Suite

TOTAL EXPENSES $10,699,225 TOTAL CONTRIBUTIONS $15,951,533

Project No. 115614081

Strata Plan BCS 1961

Inflation Rate:

Interest Rate:

Date:

CASH FLOW 

SCENARIO 

TABLE NO.
3273,315$                                          

60,355$                                            
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Cumulative Expenses Cumulative Annual Contributions

Cumulative Expenses Versus Cumulative Contributions



2014 273,315$          -$                   -$                      60,355$                 60,355$                 3,338$       337,008$          368$          

2015 337,008$          15,288$          15,288$            125,000$               185,355$               4,311$       451,031$          762$          

2016 451,031$          -$                   15,288$            125,000$               310,355$               5,649$       581,680$          762$          

2017 581,680$          -$                   15,288$            125,000$               435,355$               7,086$       713,766$          762$          

2018 713,766$          -$                   15,288$            125,000$               560,355$               8,539$       847,305$          762$          

2019 847,305$          34,092$          49,380$            125,000$               685,355$               9,820$       948,033$          762$          

2020 948,033$          471,888$        521,268$          138,200$               823,555$               8,593$       622,938$          843$          

2021 622,938$          11,424$          532,692$          152,794$               976,349$               7,630$       771,938$          932$          

2022 771,938$          11,643$          544,335$          168,929$               1,145,278$            9,356$       938,580$          1,030$       

2023 938,580$          23,734$          568,069$          186,768$               1,332,046$            11,221$     1,112,835$       1,139$       

2024 1,112,835$       7,257$            575,326$          206,491$               1,538,536$            13,337$     1,325,406$       1,259$       

2025 1,325,406$       707,564$        1,282,889$       228,296$               1,766,832$            11,943$     858,082$          1,392$       

2026 858,082$          -$                   1,282,889$       252,404$               2,019,236$            10,827$     1,121,313$       1,539$       

2027 1,121,313$       -$                   1,282,889$       279,058$               2,298,294$            13,869$     1,414,240$       1,702$       

2028 1,414,240$       -$                   1,282,889$       308,526$               2,606,820$            17,254$     1,740,020$       1,881$       

2029 1,740,020$       41,234$          1,324,123$       341,107$               2,947,927$            20,790$     2,060,682$       2,080$       

2030 2,060,682$       1,888,434$     3,212,557$       377,128$               3,325,055$            14,355$     563,732$          2,300$       

2031 563,732$          -$                   3,212,557$       416,952$               3,742,007$            8,494$       989,178$          2,542$       

2032 989,178$          -$                   3,212,557$       460,982$               4,202,990$            13,416$     1,463,577$       2,811$       

2033 1,463,577$       -$                   3,212,557$       509,662$               4,712,652$            18,902$     1,992,142$       3,108$       

2034 1,992,142$       8,777$            3,221,334$       563,483$               5,276,134$            24,964$     2,571,812$       3,436$       

2035 2,571,812$       3,032,485$     6,253,819$       622,986$               5,899,121$            15,038$     177,351$          3,799$       

2036 177,351$          -$                   6,253,819$       688,774$               6,587,894$            5,739$       871,863$          4,200$       

2037 871,863$          -$                   6,253,819$       761,508$               7,349,402$            13,779$     1,647,150$       4,643$       

2038 1,647,150$       36,304$          6,290,123$       841,923$               8,191,326$            22,550$     2,475,319$       5,134$       

2039 2,475,319$       49,871$          6,339,994$       930,831$               9,122,156$            32,074$     3,388,353$       5,676$       

2040 3,388,353$       4,348,616$     10,688,610$     1,029,126$            10,151,283$          19,015$     87,878$            6,275$       

2041 87,878$            -$                   10,688,610$     1,137,802$            11,289,085$          7,225$       1,232,904$       6,938$       

2042 1,232,904$       -$                   10,688,610$     1,257,954$            12,547,038$          20,481$     2,511,339$       7,670$       

2043 2,511,339$       -$                   10,688,610$     1,390,794$            13,937,832$          35,274$     3,937,407$       8,480$       

2044 3,937,407$       10,615$          10,699,225$     1,537,662$            15,475,494$          51,710$     5,516,163$       9,376$       

CASH FLOW PARAMETERS: Condominium Corporation:

1. Annual contributions of $125000 are fixed for five years, then raised at an inflation rate of 10.56%. Evaluation Period: 30 Years 1.92%

2. Expense costs exclude applicable Provincial and/or Federal taxes. Start Year: 2014 1.10%

3. Interest earned is re-invested into the Reserve Fund. Number of Suites: 164 Dec-14

4. No inflation in expenses, or interest on the Reserve Fund account, have been assumed until year 2015. Current Reserve Fund Balance:

5. Interest calculations are based on average account balances for each year. Initial Contribution to Reserve Fund:

6. Contributions assume that a positive closing Reserve Fund balance must always be maintained. Annual % Increase in Contributions:

CASH FLOW SCENARIO NO. 4
Contributions are Elevated to a Fixed Rate for Five Years then Raised at a Set Rate

Fiscal 

Year

Opening 

Reserve 

Balance

Expenses 

(Inflated)

Cumulative 

Expenses

Annual 

Contribution

Cumulative 

Annual 

Contribution

Interest 

Earned

Closing 

Reserve 

Balance

Annual 

Cost Per 

Suite

TOTAL EXPENSES $10,699,225 TOTAL CONTRIBUTIONS $15,475,494

Project No. 115614081

Strata Plan BCS 1961

Inflation Rate:

Interest Rate:

Date:
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Stantec Consulting Ltd. 
4370 Dominion Street, 5th Floor 
Burnaby, BC 
V5G 4L7 
 
Attention:  Alexandre Bouchard 
 
Reference: The Tides (300, 400 and 500 Klahanie Drive) 

Elevator Reserve Fund Study Updated Report 
  Our file: 214607 
 
Dear Alexandre, 

On  January 28, 2011 we performed a Reserve Fund Study inspection of the elevator 
equipment located one at each address in The Tides at 300, 400 and 500 Klahanie Drive in Port 
Moody, BC. 

The inspection did not include a review of the safety aspects of the installation, which fall under 
the jurisdiction of the provincial regulatory authority (BCSA).  

Please find enclosed our report detailing our findings. This report is updated from our report 
number V107357 of February 9, 2011 to reflect the specific maintenance agreement for this site 
which was provided to us on March 2, 2011. 

If you have any questions, please phone me. 

Yours truly, 
KJA CONSULTANTS INC. 

 
Barry Finch, CEI 
Barry.Finch@kja.com 
 
Cc: John Lee – KJA Vancouver 
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I – Summary of Inspection 

On  January 28, 2011 we performed a Reserve Fund Study inspection of the three single 
hydraulic passenger elevators located one at each address in The Tides at 300, 400 and 500 
Klahanie Drive in Port Moody, BC. The purpose of the inspection was to review the type and 
condition of the major components, and to list recommendations for future upgrades and 
probable costs not covered by the Richmond Elevator Maintenance Ltd. (REM) maintenance 
contract provided to us for review over the next twenty years (time period as requested). 

We did not inspect or test the safety aspects or features of the installation and did not check the 
equipment for compliance with requirements of the regulating authorities as these aspects fall 
within the scope of the Authority Having Jurisdiction (the BCSA in BC). 

The direct-acting hydraulic passenger elevators, with below-ground cylinders, were 
manufactured and installed by Richmond Elevator (RAM Manufacturing) in 2006. The major 
components of the elevators in the machine room consist of a Richmond Elevator PLC-based 
solid-state controller and a submerged (within the hydraulic fluid reservoir) power unit. Various 
companies listed in the Equipment Description table below as manufacturers of some portions 
of the elevator equipment such as GAL, EECO and ECI are very prevalent in the industry and 
their products seen on numerous installations. 

These installations have proprietary controllers that use a GE Fanuc PLC controller 
programmed by Richmond Elevator or RAM manufacturing, which is likely to limit competitive 
maintenance in comparison to maintenance of third-party generic controls. There is a schematic 
only of the safety circuit and primary drive circuit in the machine room (attached to the controller 
door) as required by B44 elevator code. No troubleshooting information for the proprietary 
controller is present in the machine room. 

Richmond Elevator Maintenance Ltd. (REM) is currently maintaining the elevator. The REM 
"protective maintenance contract" dated August 13, 2007 provided to us for review covers the 
repair or replacement of most major components in addition to labour and materials for ongoing 
repair, adjustments and preventative maintenance work (except as listed herein). Therefore, the 
anticipated repair costs associated with many of the components such as the hydraulic pumping 
machine, controller, door operator and other operating equipment are included under the terms 
of the maintenance contract. Exceptions of note include the addition of new components other 
than the original equipment, door panels and finishes, entrance frames, sills, cab finishes, 
hoistway structures, damage caused by vandalism, negligence and such like, power fluctuation, 
storms  or “Acts of God”, safety tests, events beyond the control of the contractor, equipment 
not available from the original manufacturer due to obsolescence, the below-ground 
cylinder and its sleeve, the plunger and hydraulic piping. While the obsolescence clause is 
fairly standard in agreements prepared by contractors, it can result in unpredictable costs to the 
Owner.  

The cylinder sleeve (hydraulic jack casing) is specifically excluded and the below-ground 
cylinder, plunger and hydraulic piping are excluded since they are not in the list of equipment 
covered. The cylinder and its sleeve represent a significant potential future cost should 
either one fail. 

Certain 12-monthly and 60-monthly tests are required by Code and legislation. The REM 
maintenance contract excludes "safety tests". However, this is subject to semantic interpretation 
since "safety test" is a standard phrase in B44 elevator code for specific tests of a different 
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equipment type than that installed at this site. Thus, in our opinion it excludes nothing for these 
installations. If it were an exclusion it should represent a relatively minor annual and 5-yearly 
cost. 

We note that the maintenance contract dated August 13, 2007 is for a 2-year term to be 
renewed for a similar term unless cancelled with a minimum of 90 days written notice. 

The elevator machine room hydraulic and electrical equipment appears to be in acceptable 
condition with no unusual noises, vibrations or high temperatures noted. 

The pits of elevators 2 (at 400 Klahanie) and 3 (at 500 Klahanie) are dry. However, as seen in 
the attached photos there is a slight amount of water on the pit floor of elevator 1 at 300 
Klahanie covering a couple of square feet around the jack assembly, the pit being otherwise dry. 
The pit equipment, which is slightly raised from the pit floor, is essentially rust-free. It appears 
that this is ground-water that has risen from the space between the plastic sleeve of the jack 
cylinder and the steel jack-hole casing, where much efflorescence is seen. It is possible that the 
BCSA regulating authority will require that the pit be waterproofed to stop this ground-water 
intrusion but some dampness might be accepted since the B44 Safety Code requirement is to 
"prevent accumulation of ground water in the pit". 

The maintenance logs in the machine rooms indicate that monthly maintenance has been 
performed since installation circa October 2006 and the annual tests required by the B44 
elevator safety code are ticked as completed annually. There is a "monthly oil level record 
sheet" commencing February 2010 indicating the reservoir oil level each month (to ensure there 
is no loss). The "monthly oil level record sheet" for car 2 (in 400 Klahanie) shows a drop in 
reservoir oil level of 1½" (14 litres) on January 28, 2011 after remaining consistent for the 
prior year. The reason for this change (such as, possibly, the scavenger bucket was not 
empty in this instance) must be shown on the oil level record (OLMR) sheet and the 
contractor should be requested to confirm in writing whether the oil loss has been 
accounted for. 

BCSA directive "D-L2 060309 2" of March 7, 2006 requires (in item 5) that there must be a 
method to test the operation of the corrosion protection system for the in-ground 
cylinder and this test must be performed annually. There is no log for confirming these 
annual tests in the machine rooms. There should be a written record of these annual 
tests in the machine rooms. 

The elevators meet the Barrier-Free Access recommendations (as listed in non-mandatory 
Appendix E of the B44 elevator safety code) except that there are no floor-passing tones or 
voice annunciation and there are no arrival gongs associated with the directional car lanterns. 
The BC Building Code, item 3.5.2.1(3), required at the time of installation compliance with non-
mandatory Appendix E of the B44-00 elevator code for an accessible passenger elevator. 
Determining whether these elevators are required to be accessible (presumably, whether on an 
accessible route) is outside the scope of our discipline. 

The B44 elevator code requires a minimum of 141 square inches of natural ventilation openings 
(3.5% of cab floor area) divided equally between the bottom and top of the car enclosure. There 
is approximately 96 square inches provided for the top half but we did not locate any lower area 
ventilation except the car door clearance, which is approximately 32 square inches for the lower 
half. It is possible that the BCSA regulating authority might require additional lower ventilation 
openings a some future point. 
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The drive method of these elevators is simple. A hydraulic jack unit extending some 40 feet 
below the ground raises and lowers the steel sling that the cab sits within. Oil is pumped into the 
jack unit from a tank in the elevator machine room by a motor and pump that are submerged in 
the oil, being piped first through a control valve assembly above the oil in the tank. The 
adjustable control valve assembly controls the acceleration, deceleration, stopping at floor and 
lowering speed by choking or bypassing the oil flow back to the tank. 

The elevator’s hydraulic cylinder is currently provided with a plastic liner. With this protection the 
life expectancy of the buried cylinder is theoretically unlimited. Unfortunately, the plastic liners 
have sometimes been installed incorrectly with improper seals between the plastic joints. This 
effectively renders the protection non-existent. There is no way of determining, once the cylinder 
and plastic liner are in the ground, whether there have been installation faults. In the event that 
there are such installation faults and as a result cylinder failure we recommend that the elevator 
be converted to an above-ground design so as to eliminate this potential future problem. 

This conversion would entail the replacement of the elevator with a hole-less (above ground) 
roped hydraulic elevator or a machine-room-less (MRL) design.  

There is no reason, given the speculative nature of the problem, to budget for conversion of the 
elevator. However, as a matter of information the estimated cost for replacement with a hole-
less roped hydraulic elevator is in the area of $175,000 per device and for replacement with a 
MRL traction elevator between $175,000 and $225,000 per elevator. In both cases the budget 
cost presented does not include related building work. This related work is particularly 
significant when replacing a hydraulic elevator with the MRL elevator from some suppliers since 
the building structure at the top of the hoistway is unlikely to be adequate for the overhead 
forces involved. Should the Owner consider replacing the unit with a different design a detailed 
audit should be performed to confirm the feasibility of alternative equipment types. 

Although we did not perform a maintenance inspection, we noted that the door of car 3 (in 500 
Klahanie) closes in 3.8 seconds (including 2.7 seconds in the 38" code zone) on nudging 
operation. In our opinion this is too fast and the door nudging speed should be reduced since it 
is a safety concern. 

In the Capital Plan section of this report we have listed some upgrades that may be considered 
or become required over the next twenty years. Apart from these items, we do not anticipate 
that any capital expenditures would be required over this time period provided that a full service 
contract remains in effect. 
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II – Equipment Description 

Passenger Elevators 
Number of elevators: 3 (Bldg 300 car 1,  Bldg 400 car 2, Bldg 500 car 3) 
Government installation numbers: 22688-22690 
Date installed: 2006 
Manufacturer and controller type: RAM Manufacturing model D5SS 25hp (Selective-collective) 
 Based upon GE Fanuc Series 90-30 PLC (with Siemens type SEMESE02 soft starter) 
Type of elevator: Passenger 
Capacity: 2500 pounds 

Floors served: P, M*, 2 to 4 
Rated speed: 125 feet per minute (per drawings and data plate) 
Drive method: Direct-acting oil hydraulic with in-ground cylinder (plunger O.D. 4.375” per dwgs)  
Pumping unit: RAM Manufacturing (submerged motor and pump) 
Pumping motor type: ELMO (Italy) 3350rpm 575V 27.7A 18.5Kw 25h.p. 3Φ A.C. 
Control valve type:  EECO type UV-5A (working pressure 314psi) 
Pump type: Cars 1,2: IMO type E3STC-200    Car 3: Allweiler type SUB210R40 
Power source:  600V 3 phase (ECSR 50A fused disconnect) 
Overspeed valve type:  Blain ARV-015 
Position & levelling dictation: 4 of metal detectors on car & hoistway vanes per floor 
Jack cylinder corrosion protection: Plastic sleeve  (one valve and one port) 
Car guides: Slippers 
Door operator: ECI type 895A 
Car door restrictor:  ECI restrictive clutch and beak 
Hall door interlock: GAL type MO 
Hall door closing device: Spirator 
Hoistway door safety retainers: Provided (upper and lower) 
Entrance type: Single-speed side-opening 
Entrance size (width x height):  42” x 84”  
Cab size (width x depth x clear height / cab height): 79” x 51” x 106/107½” 
Arrival signal: Not provided 
Direction indicator: Lanterns in car strike jamb 
Car operating panels: Main only (Dupar US89 call buttons with raised button and collar) 
Car position indicator:  LED matrix above car station 
Hall position indicator: LED matrix above floor M entrance 
Cab emergency communication: Hands-free telephone 
Battery powered cab emergency lighting: Provided (illuminates two ceiling pot lights) 
Fire service: Not provided 
Emergency power: Provided1 
Security:  Surface-mounted contact FOB reader in cab 
Cab fan:  Not provided (9" diameter opening) 
Cab finishes:  Light colour wood grain veneer applied wall panels. Charcoal paint reveals 
 S/S front return, COP, entrance, door, header and handrails  
  Quarry tile floor. Drop ceiling panels wiith 4 pot lights 
 
Maintenance contractor: Richmond Elevator Maintenance Ltd. (REM) 
 

                                                 
1 Site personnel have indicated that the elevators operate on the diesel generator during power outage. 
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III – Capital Plan 

The contractor's "protective maintenance contract" dated August 13, 2007 provided to us for 
review covers the repair or replacement of most major components in addition to labour and 
materials necessary for ongoing repairs, adjustment and preventative maintenance work 
(except as listed herein). Door panels and finishes, entrance frames, sills, cab finishes and 
below-ground hydraulic cylinders and casings are among the items excluded. As long as full 
maintenance is purchased, apart from the following items listed the only additional costs to the 
Owner, during the first twenty to thirty years of use, should be for malicious damage and repairs 
to the elevator cabs and entrances. We are assuming, of course, that repairs required due to 
accidents or “Acts of God” (flood, fire, etc.) are covered by insurance. 

The costs noted are budget figures only for the elevator contractor's portion of the work, are 
based on the current market and are in present dollars. The actual costs may vary depending 
on the time of tendering, the actual detailed scope of work and market conditions. The figures 
listed below do not include work required by other trades in conjunction with the elevator work. 
Based on the age and condition of the equipment, we envisage the following upgrades which 
we recommend be budgeted to be performed at various times over the next twenty years: 

 
1. Hydraulic Cylinder Replacement - The elevator’s hydraulic cylinder is currently provided 

with a plastic liner. With this protection the life expectancy of the buried cylinder is 
theoretically unlimited. Unfortunately, the plastic liners have sometimes been installed 
incorrectly with improper seals between the plastic joints. This effectively renders the 
protection non-existent. There is no way of determining, once the cylinder and plastic liner 
are in the ground, whether there have been installation faults. In the event that there are 
such installation faults and as a result cylinder failure we recommend that the elevator be 
converted to an above-ground design so as to eliminate this potential future problem. 
 
This conversion would entail the replacement of the elevator with a hole-less (above ground) 
roped hydraulic elevator or a machine-room-less (MRL) design.  
 
There is no reason, given the speculative nature of the problem, to budget for conversion of 
the elevator. However, as a matter of information the estimated cost for replacement with a 
hole-less roped hydraulic elevator is in the area of $175,000 per device and for replacement 
with a MRL traction elevator between $175,000 and $225,000 per elevator. In both cases 
the budget cost presented does not include related building work. This related work is 
particularly significant when replacing a hydraulic elevator with the MRL elevator from some 
suppliers since the building structure at the top of the hoistway is unlikely to be adequate for 
the overhead forces involved. Should the Owner consider replacing the unit with a different 
design a detailed audit should be performed to confirm the feasibility of alternative 
equipment types. 
 

2. Car Top Railings - There has been a drive to provide top of car safety following an accident 
on a Toronto site. This will likely result in regulations requiring the installation of car top 
railings. There is no way of predicting when these regulations will be developed and applied 
but it is prudent to budget for the installation of these railings. Currently, car 2 (in 400 
Klahanie) has a car top railing on the right side only and cars 1 and 3 (300 and 500 
Klahanie) have no car top railings. A budget figure of $4,000 per elevator is appropriate. It 
should be noted that if the ultimate design requirements include provision for ancillary 
devices such as collapsable railings and electrical interlocks this cost figure could be 
exceeded. 
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3. Water in Elevator Pit - There is water present in the elevator pit of car 1 (in 300 Klahanie). 

The source of the water intrusion should be isolated and eliminated to prevent equipment 
corrosion (it appears that this is ground-water that has risen from the space between the 
plastic sleeve of the jack cylinder and the steel jack-hole casing, where much efflorescence 
is seen). This work would typically not be performed by the elevator maintenance contractor. 
The cost will vary considerably depending on the scope of repairs and should be evaluated 
by other trades. 

 
4. Door Operator Replacement - The existing door operator is not a closed-loop door 

operator, which we consider to be the current technology standard. Replacement with a 
closed-loop door operator should be a future consideration. A closed-loop door operator 
would provide feedback on the position and speed of the elevator doors. This allows the 
door operator to automatically adapt to the environment in which the elevator is operating, 
improving overall reliability. We recommend budgeting $10,000 per elevator car entrance for 
this work, which we recommend be performed within the next ten to fifteen years. 

 
5. Code Changes - Some money should be set aside for Code changes. Code adoptions have 

steadily increased over the last few years such that the interval between changes has been 
reduced to a few years. We recommend budgeting funds at five year intervals to address 
future Code changes. Without being able to pinpoint these changes, it is reasonable to 
assume that they would require in the area of $3,000 per elevator every five years. 

 
6. Vandalism - Money should be budgeted to repair vandalism to elevator cabs. No precise 

figure can be assigned since much depends on the location and environment but we 
suggest allowing a figure of $2,000 per elevator every five years. 

 
7. Barrier-Free Access Upgrades - The elevating equipment almost entirely, but not quite, 

meets barrier-free access requirements as listed in the Safety Code for Elevators (B44 
Appendix E). It should be noted that it is not currently mandatory to modify existing 
buildings to comply with barrier-free access requirements, although in some provincial 
jurisdictions the building codes have incorporated this requirement for new buildings. It is 
also probable that this requirement will be enforced for new buildings in other jurisdictions 
throughout Canada. To conform, the following would need to be provided: 

 
• Dual-stroke gongs operating in conjunction with the existing in-car lanterns to 

announce elevator arrival and direction; 
• An audible floor-passing tone or provision of a voice synthesizer for floor 

annunciation; 
 

The estimated cost of these upgrades would be in the area of $2,500 per elevator with a 
voice synthesizer or in the area of $1,000 per elevator with a floor-passing tone, and should 
be performed within the next one to three years. 
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IV – Photos 
Photo 1 – Main floor lobby at 500 Klahanie (300 & 400 same) 

 
 

Photo 2 – Elevator cab (same for cars 1, 2 and 3)  
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Photo 3 – Elevator cab front return (same for cars 1, 2 and 3)  

 
 

Photo 4 – Elevator cab entrance jamb and header  
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Photo 5 – Car Operating Panel 

 
 

Photo 6 – Machine room 
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Photo 7 – Elevator controller 

 
 

Photo 8 – Valve assembly 

 



 

Elevator Reserve Fund Study Updated Report Page 11 of 13 
The Tides, 300, 400 and 500 Klahanie Drive, Port Moody, BC 
 

Photo 9 – Elevator 2 Car Top at 400 Klahanie (300 & 500 same except no car top railing) 

 
 

Photo 10 – Top of hoistway and entrances of floors 2, 3 and 4 
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Photo 11 – Elevator 1 (in 300 Klahanie) pit. Water on floor originating at centre (jack area) 

 
 

Photo 12 – Bottom of elevator car and jack plunger 
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Photo 13 – Car 1 (at 300 Klahanie) hydraulic jack flange supported on the pit steel 
channels. Top of black plastic sleeve jacketing buried cylinder. Water surrounding it 
appears to be ground water forced up between the plastic jack sleeve and the jack-hole 
steel casing 

 
Photo 14 – Air valve and plug on jack flange for pressurizing plastic sleeve jacketing 

buried cylinder 
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Alexandre Bouchard  P. Eng.

Project Manager  Facility Assessment

* denotes projects completed with other firms Design with community in mind

Alex has been providing Facility Assessment and Capital Planning services with Stantec Consulting Ltd. since 
2006. He has experience in conducting facility assessment as either a generalist, architectural & structural 
systems specialist, or a mechanical & electrical systems specialist  based on the project needs. Alex has 
assessed approximately 200 properties throughout British Columbia, Alberta, Nunavut, Ontario, Quebec, New 
Brunswick, Nova Scotia, Prince Edward Island, and Newfoundland. The services provided include project 
initiating, coordinating, conducting and leading field assessments, and compiling technical reports. Alex has 
also been involved in facility energy and water audit projects as well as construction supervision (i.e. roofing & 
fire proofing). Early in his career, Alex was heavily involved in the coordination, assessment and reporting of 
environmental remediation projects of sites located throughout New Brunswick between 2006 to 2010.

Alex has been increasingly involved in the development and communication of Stantec's Building Condition 
Assessment and Capital Planning philosophy to prospective clients in British Columbia. As a result, Alex has also 
developed experience in external communication, preparation of proposal documentation and public 
consultations.

EDUCATION
Asset Validation (AVS) Certification, Total Capital 
Planning Solutions, Vancouver, British Columbia, 
2010

Stantec Facility Assessment Training, Stantec 
Consulting Ltd., Vancouver, British Columbia, 2010

Stantec Project Management Training, Stantec 
Consulting Ltd., Vancouver, British Columbia, 2010

B.Eng. (Mechanical Engineering – Coop Option), 
Université de Moncton, Moncton, New Brunswick, 
2008

Building Condition Assessment 4day Course, EPIC 
Educational Program Innovations Center, Ontario, 
2012

MEMBERSHIPS
Member, British Columbia Building Envelope 
Council

Member, Association of Professional Engineers and 
Geoscientists of British Columbia

AWARDS
2008 Étudiant de la promotion, Engineering Faculty, 
Université de Moncton, 2008

PROJECT EXPERIENCE
Environmental Site Remediation
Environmental Site Decommissioning, Various sites, 
New Brunswick (Project Engineer)
Alex participated in the coordination and reporting of the final 
closure submissions for active sites within New Brunswick.

Environmental Site Assessment, Remediation and 
Risk Assessment Projects, Various sites, New 
Brunswick (Project Engineer)
Alex participated in the coordination, planning and reporting 
of various projects involving environmental site assessment, 
remediation and risk assessment activities for sites located 
throughout New Brunswick. The typical contaminants of 
concern encountered include petroleum hydrocarbons, volatile 
organic compounds (VOCs), polycyclic aromatic 
hydrocarbons (PAHS) and trace metals.

Building Condition Assessments
Building Condition Assessments & Capital Planning 
Services*, Lower Mainland, BC (Site Assessor)
This project included the assessment and capital planning of 
multiple residential assets and infrastructure in various 
locations throughout the Lower Mainland.

Building Condition Assessments & Capital Planning 
Services* (Site Assessor)
Assessment and capital planning of territoryowned assets in 
multiple communities throughout Nunavut.



Alexandre Bouchard  P. Eng.

Project Manager  Facility Assessment

* denotes projects completed with other firms

Building Condition Assessment & Capital Planning 
Services*, Barbados (Site Assessor)
This project included the assessment and capital planning of 2 
resort properties and associated infrastructure located in 
Christ Church, Barbados.

Property Assessment / Audits / Due Diligence / Third 
Party Review
Fireproofing Quality Assurance Review, New 
Brunswick (Assessor & Coordinator)
Alex conducted quality assurance site reviews of spray
applied fireproofing material on new constructions within the 
Moncton, New Brunswick area. The project included regular 
field thickness measurements, reporting as well as 
coordinating with the project engineer, building foreman and 
contractors.

Roof Installation Review, New Brunswick (Assessor & 
Coordinator)
Alex conducted part time roof installation review on new 
constructions within the Moncton, New Brunswick area. The 
project also included regular field reporting as well as 
coordinating with the project engineer, building foreman and 
contractors

Facility Energy & Water Audits, Atlantic Provinces 
(Site Assessor)
Alex participated in the site visits, calculations and reporting 
requirements for commercial building energy audits as well as 
water audits throughout the Atlantic Provinces.

Capital Planning Project, Newfoundland (Site 
Assessor)
The project involved the assessment and reporting of a Capital 
Planning project of 32 facilities for the Newfoundland 
Department of Labour and Transportation. Alex completed 
the site assessment of 32 facilities along the western coast of 
Newfoundland as a mechanical & electrical systems specialist. 
Capital renewal planning was reported in the TCPS AVS tool.

Capital Planning Project, New Brunswick & Prince 
Edward Island (Assessor & Coordinator)
The project involved in the assessment and reporting of a 
Capital Planning project of 400+ facilities located throughout 
Canada. Alex was responsible for the coordination, generalist 
assessment & reporting of the 17 facilities located within the 
provinces of New Brunswick and Prince Edward Island. 
Capital renewal planning was reported in the TCPS AVS tool.

Finance Level Property Condition Assessments, NB, 
NS & AB (Assessor & Project Coordinator)
Alex coordinated and conducted the site assessment and 
reporting requirements for finance level PCAs for a 
commercial real estate investment portfolio throughout New 
Brunswick, Nova Scotia and Alberta.

Capital Replacements Reserve Fund Study, British 
Columbia (Assessor & Project Coordinator)
Alex has coordinated and completed a number of Property 
Condition Assessment (PCA) and Capital Replacement Reserve 
Fund Study (CRRFS),a.k.a. Depreciation Reports, for a 
number of Strata Corporations and Housing Cooperative 
Complexes throughout the province of British Columbia.

Capital Planning Project, British Columbia (Site 
Assessor)
Alex completed the site assessment of 2 hardware store 
facilities with warehouse storage within British Columbia. The 
assessments were completed as a generalist evaluating 
building components over a 10 year evaluation period. Capital 
renewal planning was reported in the Total Capital Planning 
Solutions (TCPS) Asset Validation Survey (AVS) tool.

Capital Planning Project, British Columbia (Site 
Assessor)
Alex completed the site assessment of 20+ university 
infrastructure facilities within the Vancouver, British 
Columbia area. The assessments were completed as a 
mechanical & electrical systems specialist. Capital renewal 
planning was reported in the Total Capital Planning Solutions 
(TCPS) Asset Validation Survey (AVS) tool.
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Project Manager  Facility Assessment

* denotes projects completed with other firms

Building Surveys, British Columbia & Alberta (Site 
Assessor)
This project included the collection detailed building 
construction information in an effort to evaluate the condition 
of the existing facility and provide the client with the 
information required to plan substantial facility renovations 
of retail department stores. Alex completed the site assessment 
of 6 facilities within British Columbia and Alberta. The 
assessments were completed as a mechanical & electrical 
systems specialist. Data reporting was conducted via specific 
client developed software.

Acquisition Due Diligence PCA, Alberta (Site 
Assessor)
This project included prepurchase due diligence property 
condition assessments of a multilevel commercial office 
building. Alex completed the site assessment as a mechanical & 
electrical systems specialist of the building over a 10 year 
evaluation period.

Acquisition Due Diligence PCA, Quebec (Site 
Assessor)
This project included prepurchase due diligence property 
condition assessments of a retirement complex portfolio. Alex 
completed the site assessment of 3 complexes totaling 
approximately 1 million square feet of building area. He 
conducted these assessments as a mechanical & electrical 
systems specialist of base building components.



Zack Kranjec  Dipl.T. 

Environmental Technologist 
 

 

* denotes projects completed with other firms Design with community in mind

Mr. Zack Kranjec, since joining Stantec, has accumulated over 8 years of experience across Canada in projects 

pertaining to assessment and remediation of hazardous materials. Mr. Kranjec has conducted numerous 

Designated Substances and Hazardous Materials Assessments within commercial, residential and industrial 

buildings, including privately, municipally, provincially and federally owned buildings. Mr. Kranjec has 

performed monitoring and report writing for projects concerning radon gas, indoor dust, mould, lead, asbestos, 

and other hazardous substances. He has experience with indoor air quality, industrial hygiene, and 

occupational health and safety related projects. 
 

EDUCATION 

Environmental Technician Diploma, Sir Sanford 

Fleming College, Lindsay, Ontario, 2004 

 

Environmental Technologist Diploma, Sir Sanford 

Fleming College, Lindsay, Ontario, 2005 

 

REGISTRATIONS 
Certified Asbestos Consultant, Government of 

Alberta 

 

Certified Microscopist #2070315, Institut de 

recherche Robert-Sauvé en santé et en sécurité du 

travail 

 

PROJECT EXPERIENCE 
Health and Safety Management 

Health and Safety Audits, Western Canada (Site 

Assessor) 
Stantec was retained by a confidential client to provide 

construction safety consulting services for eight project sites at 

Hotel locations across Canada.  Stantec's scope included: 

review of contract documents to identify health and safety 

(H&S) points and milestones for the work; preparation of a 

construction project-specific H&S policy for use at all 8 sites; 

preparation of a construction project-specific H&S checklist 

for each project site; periodic visits during the construction 

project to review the site and complete the checklist; and 

review of H&S-related documentation provided by the 

contractor.  Stantec Health and Safety audits were conducted 

for the benefit of the Client. While exclusive of site inspections 

conducted by local agencies, Stantec audits were conducted 

with respect to the regulations of the authorities having 

jurisdiction at each location. 

 

Air Quality Management 

Radon Gas Testing Program, Gatineau Park, 

Quebec (Field Technician & Report Author) 
Radon Gas Testing for Official Residences. 

 

Indoor Air Quality Assessment, Ottawa, Ontario 

(Field Technician & Report Author) 
Conducted at Lasalle Institutional Building. 

 

Indoor Air Quality and Mold Assessment, Ottawa, 

Ontario (Field Technician & Report Author) 
Assessments for two high-rise buildings in downtown. 
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Environmental Technologist 

 

 

* denotes projects completed with other firms  

Facility Assessments including Asbestos and Mold 

Evaluations, Indoor Air Quality 

IAQ and Mould Assessments and Abatement 

Monitoring - Multiple Sites, Alberta and British 

Columbia (Site Assessor) 
The projects involve assessments within occupied and 

operational Scotiabank branches in British Columbia and 

Alberta for mould, general “comfort-based” indoor air quality 

parameters (temperature, relative humidity, carbon dioxide 

and carbon monoxide), and sometimes bacteria. The 

assessments are generally requested by Scotiabank to 

determine the presence (or absence) and estimated extent of 

mould-impacted building materials within a particular facility 

in response to moisture intrusion events, and/or to determine 

whether the moisture intrusion has impacted the air quality. 

The scope of work typically includes visual assessments for the 

presence of mould and/or moisture impacted building 

materials, collection of mould (and/or bacterial swab) 

samples (surface and air), spot-check measurements of the 

indoor air quality parameters, and the development of an 

assessment report with an approximation of the extent of 

mould (or bacteria)-impacted building materials in the 

facility, with comments pertaining to how the air quality 

measurements compare to ASHRAE standards for such 

parameters, as well as recommendations for remediation of 

mould and/or for building-related alterations to address 

indoor air quality concerns. Upon completion of the initial 

assessment report, we are generally retained to develop a 

scope of work for contractor bids, and provide subsequent 

remediation monitoring and management of mould 

abatement work undertaken, including visual assessments, 

on-site consulting, management and direction of contractors, 

and development of closure reports. 

 

Hazardous Materials Management 

Pre-Demolition Hazardous Materials and NORM 

Assessment, Wonwon, British Columbia (Site 

Assessor) 
In conjunction with our Environmental Remediation (ER) 

Team, Stantec's Indoor Environments (IE) Team was engaged 

to conducts assessments of 15 buildings and associated 

structures at the Aitken Creek Gas Processing Plant in 

Wonwon, BC for the presence of hazardous building materials 

(e.g. asbestos, lead, PCBs, mercury, mould, etc.) and Naturally 

Occurring Radioactive Materials (NORMs) that may require 

specific handling and disposal procedures to meet applicable 

regulatory requirements during building demolition.  Our 

report was prepared in sufficient detail such it was used as 

"terms of reference" for required hazardous materials 

abatement, during the procurement of demolition cost 

estimates, and during the demolition processes. 

 

Asbestos Assessment Updates - 4 Commercial 

Buildings, British Columbia (Site Assessor) 
The project involved providing various hazardous building 

materials consulting services for 4 buildings located in the 

lower mainland of Vancouver. The purpose was to provide the 

client with assistance in managing hazardous materials 

within their buildings (primarily asbestos) in order to comply 

with BC H&S regulations. Hazmat assessments were 

conducted within 2 buildings, and Asbestos Management 

Plans were developed and/or updated for all 4 buildings. 

Asbestos training sessions were provided for building 

management/maintenance staff within each of the buildings. 
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Tenant Improvement - Hazardous Materials 

Consulting Services, Alberta and British Columbia 

(Site Assessor) 
Based on our experience directly within the facilities that was 

gained through conducting pre-purchase hazardous building 

materials assessments within chain of retail stores across 

Canada, in many instances, Stantec was retained directly by 

the General Contractor to provide hazardous materials 

consulting services associated the large-scale renovation 

projects undertaken in converting the store from its previous 

owner/tenant to the new owner.  Typically, Stantec would be 

called upon periodically throughout the duration of the 

renovation projects at various locations to conduct tasks 

including: air monitoring/visual inspections associated with 

asbestos or lead abatement work; sampling of additional 

suspect materials or of previously un-sampled areas to 

provide delineation of materials requiring abatement; and 

closure reporting, providing updated summaries of hazardous 

building materials removed as well as those remaining within 

the buildings subsequent to renovation. 

 

Hazardous Building Materials Assessments - Former 

Zellers Facilities (Site Assessor) 
The project involved due-diligence assessment of occupied and 

operational Zellers facilities (retail space, warehouses, 

distribution centres, offices, pharmacies, post offices, 

restaurants ) across Canada, some of which were in remote 

locations, for the presence of various hazardous building 

materials (asbestos, lead, mercury, polychlorinated biphenyls, 

ozone-depleting substances).  The assessments were 

commissioned as a measure of diligence on the part of the 

client in identifying hazardous building materials present 

within the workplace, and in identifying hazardous building 

materials that would require disturbance during renovation 

activities associated with facility conversion.  The client 

engaged Stantec's Indoor Environments team in subsequent 

phases of the work including: preparation of specifications for 

abatement associated with renovation projects; and 

monitoring of asbestos and mould abatement work 

undertaken during renovation projects (collection samples of 

additional suspect materials identified during the project, 

contractor monitoring and communication, enclosure 

inspections, air sampling and analysis) and closure reporting. 

 

Pre-Lease Hazardous Building Materials Assessment, 

Queen Charlotte City, British Columbia (Site 

Assessor) 
The project involved pre-renovation assessment of selected 

areas within an 8000 square foot office space that was 

proposed for lease by Northern Health.  The assessment was 

initiated as a measure of diligence on the part of the client in 

identifying hazardous building materials prior to the 

initiation of renovation (upgrade) projects for the proposed 

lease space. The project included assessment for the presence 

of various hazardous building materials (asbestos, lead, 

mercury, polychlorinated biphenyls, ozone-depleting 

substances, radioactive materials), and the reports submitted 

provided sufficient detail that abatement plans for identified 

hazardous building materials could be provided to abatement 

contractors for bidding purposes.  Subsequent to project 

completion, and based on our performance on the initial 

project, Stantec was also requested by the client to conduct 

additional, pre-demolition hazardous building materials 

assessments within the area. 

 

Designated Substance and Hazardous Material 

Assessments, Ottawa, Ontario (Field Technician & 

Report Author) 
Assessments for three buildings located at the Central 

Experimental Farm. 

 

Asbestos and Designated Substances 

Investigations, CFB Kingston, Ontario (Field 

Technician & Report Author) 
Investigations at 44 Personnel Marriage Quarters. 

 

Asbestos and Mold Abatement, CFB Cold Lake, 

Alberta (Site Inspector and Analytical Testing 

(Phase Contrast Microscopy)) 
Asbestos and mold abatement for 100 Personnel Marriage 

Quarters. 

 

Asbestos and Designated Substances 

Investigations, CFB Petawawa, Ontario (Field 

Technician & Report Author) 
Conducted at 80 buildings on base. 
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Mold Assessment and Abatement 

Area-Specific Mould Assessment - Elementary 

School, Yukon Territory, Alberta (2010-2011) 
The project was initiated in response to an Order issued by the 

Yukon Workers Compensation Health and Safety Board 

(YWCHSB) pertaining to mould identified in two janitor's 

rooms and a reading room at an elementary school in Dawson 

City, Yukon Territory.  The purposes of the project were to 

assess the approximate extent to assess extent of mould and/or 

moisture-impacted building materials within the impacted 

areas and  to provide recommendations for the remediation of 

impacted materials.  The project involved visual assessment 

and sampling in support of documentation that was submitted 

to YWCHSB by the client as a means of addressing the Order 

and proceeding with remediation in a manner deemed 

acceptable by YWCHSB. During the project, and as a measure 

of diligence, Stantec also assessed additional areas within the 

building for mould and/or moisture issues, in response to 

historic reports of leaks. The documentation provided by 

Stantec pertaining to the known areas of impact was of 

sufficient quality to satisfy the initial remediation planning 

requirements of YWCHSB, and the documentation provided 

pertaining to the additional areas of impact has been used by 

the client for operations and maintenance planning purposes. 

 

Mould Consulting Services - Yaletown House 

Complex Care Facility for Seniors, British Columbia 

(Site Supervisor) 
Since approximately 2006, Stantec has provided consulting 

services through various mould abatement projects conducted 

within the Yaletown House, which is a 4-storey, 130 room 

complex care facility for seniors.  To date, the services have 

included: assessment and abatement monitoring pertaining to 

mould identified within bathing units on all  floors; 

assessment and consultation pertaining to mould identified on 

components within the building envelope; assessment and 

abatement monitoring pertaining to mould identified on 

interior walls in resident rooms; and, conducting periodic air 

sampling for mould for diligence purposes.  Stantec has 

provided consultation services through various meetings with 

health agencies and the board of directors for the Yaletown 

House, in support of funding (for envelope repair and further 

mould remediation) and/or operational change requests 

(moving residents such that vacant rooms can be available for 

abatement initiatives).  Due to our depth of experience at the 

facility, Stantec has also been successful in having a modified 

post-abatement mould air sampling protocol accepted by 

Vancouver Coastal Health, which has resulted in significant 

cost savings to the Yaletown House, without compromising 

their intentions to protect residents from exposure to mould 

during room-by-room abatement projects. 
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Mould and Noxious Substance Assessments and 

Abatement - Residential Grow Operation Sites, 

British Columbia (Site Assessor) 
As part of a current standing offer, we have been retained by 

PWGSC to conduct assessments for the presence of mould and 

moisture-impacted building materials and other noxious 

substances in various residential homes throughout BC where 

the cultivation of marijuana has been discovered. The 

assessments were commissioned as a means of identifying and 

addressing potential contamination issues associated with 

grow-operations prior to the sale of the homes. The reporting 

for these assessments includes approximation of the extent of 

mould-impacted building materials within the residence as 

well as commenting on whether surfaces have evidence of 

contamination with other noxious substances (e.g. pesticides 

and fertilizers).  Upon completion of the initial assessment 

report, we are generally further retained to: develop 

specifications for mould and/or other noxious substance 

abatement; procure cost estimates from experienced 

abatement contractors to complete the work as specified; 

retain the successful contractor as directed by PWGSC; 

coordinate and schedule the abatement work; monitor and 

direct the abatement contractor during the work, including 

provision of site consultation for additional items identified 

and/or changes to the scope of work; complete post-

abatement inspections and testing (as necessary); and, 

provide a project closure report. 

 

Mould Consulting Services - Wastewater Treatment 

Plant, British Columbia (Site Assessor) 
The project involved assessment for the presence of mould and 

moisture-impacted building materials in 37 residential homes 

located on the Semiahmoo Indian Reserve in South Surrey, 

BC. The assessments were commissioned as a means of 

identifying potential mould, structural and safety issues 

associated with residential structures on land owned by the 

Tsawout First Nation. The assessment scope also involved 

retaining of sub-contractors to conduct structural assessments 

of the foundations of the homes as well as building inspections 

pertaining to safety issues (electrical, plumbing, etc.). The 

reporting for this project included population of a project-

specific database with information pertaining to the 

approximation of the extent of mould-impacted materials in 

each of the homes, along with the development of 

specifications for mould abatement and specifications for 

reinstatement of new building materials.  The reporting phase 

also included compilation of our report with the structural and 

home inspection reports to provide one comprehensive 

package to the client, on a tight year-end deadline. 

 

Mould and Hazardous Materials Assessments - 

Residential Sites, Alberta and British Columbia (Site 

Assessor) 
Projects generally involve assessments for the presence of 

mould and moisture-impacted building materials (and other 

hazardous materials, such as asbestos, where these materials 

are expected to be present) in various residential homes 

throughout Alberta and British Columbia that have been re-

possessed and/or where the cultivation of marijuana has been 

discovered. The assessments are commissioned as a means of 

identifying and addressing potential contamination issues 

prior to the sale of the homes. The reporting for these 

assessments includes approximation of the extent of mould-

impacted building materials within the residence as well as 

commenting on whether impacted materials may be asbestos-

containing.  These assessments are also often coordinated in 

conjunction with our Facility Assessment Group, which 

provides consultation pertaining to the structural integrity of 

the residence, where this may be in question. Upon completion 

of the initial assessment report, we are often further retained 

to complete post-abatement inspections and testing (as 

necessary) to assist the client with re-applying for an 

occupancy permit such that the residence can be sold. 

 



Zack Kranjec  Dipl.T. 

Environmental Technologist 

 

 

* denotes projects completed with other firms  

Mold Audits 

Flood Response - Residential Mould Assessments, 

High River, Alberta (Site Assessor) 
In response to the flood events of June, 2013 in High River, AB, 

Stantec was initially retained by the Province of Alberta to 

conduct structural assessments of impacted homes in 

conjunction with Alberta Health Services (AHS), who was 

concurrently conducting health-based mould assessments.  

Stantec's IE team was engaged to assist AHS in conducting 

assessments for mould in hundreds of residential homes, such 

that AHS could ultimately determine whether the homes were 

fit for habitation.  As assessments were often conducted with 

the homeowner present, Stantec site personnel were also 

necessarily engaged in sensitive communication with 

homeowners and providing them with information regarding 

the process for obtaining government assitance through the 

Disaster Relief Program. Based on the quality of service 

provided through the initial work, Stantec was requested to 

provide additional consulting services related to QA/QC of the 

remediation processes. This included the review of 

preliminary inspections reports/scopes of work for 

remediation generated by the abatement contractor's 

consultant; review of change orders/justifications for 

additional work conducted; and visual assessment of several 

homes to document the remediation work completed in 

comparison to what was recommended.  Results of the QA/QC 

process were reported directly to the Recovery Coordination 

Official. 

 

Mould Consulting Services - Canada Place Sails 

Replacement, British Columbia (Site Supervisor) 
Stantec was retained by Ledcor, who was the General 

Contractor for a project that involved the replacement of the 

roof (sails) at Canada Place, a landmark building in 

Vancouver, BC.  The project was initiated based on concerns 

raised by workers pertaining to suspect mould on the interior 

side of the existing sails (canvas), and potential for workers to 

be exposed to such mould during sails removal.  Through the 

course of the 10-month project, Stantec provided mould 

consulting services including: Initial assessment and 

confirmation of the presence and approximate extent of mould 

contamination; Development of mould-related safe work 

practices for the various sub-trades that would or may come 

in contact with the mould-impacted materials; Collection of 

air samples during various phases of work to assess whether 

recommended practices were effective in addressing potential 

airborne mould hazards; Provision of consultation pertaining 

to additional materials (walls, bulkheads, construction project 

floor coverings) that became impacted by moisture during the 

project; Development of alternate strategies to deal with 

mould in areas that may have been pre-existing and/or could 

not necessarily be removed/abated in accordance with generic 

procedural guidelines (i.e. mould on the interior side of 

exterior sheathing); Completion of post-mould-abatement 

visual assessments;  and, Documentation of findings, work 

practices, exposure monitoring results and post-abatement 

assessment observations periodically (to meet WorkSafe BC 

recommendations) and at project close-out. 

 



Dave Burnes  P.Eng.

Consultant
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Dave Burnes, has a varied background in building construction and engineering with over 35 years of 
experience in the industry. He has a sound understanding of building codes, standards and construction 
practices as well as expertise in project management and the principles of risk management.

As a member of Stantec’s Integrated Asset Management Solutions team, Dave provides technical reviews of 
assessment reports, project management, and site assessments for facility condition assessment projects.

As Site Assessor, Dave conducts property condition assessments, site construction reviews, preparation of 
property condition assessment reports, and preparation of opinions of probable costs for facility condition 
assessments. As Project Manager, Dave manages facility condition assessments for property 
acquisition/disposition, mortgage financing/refinancing, reserve fund studies, and capital planning projects. 
Responsibilities include estimating, scheduling, client liaison, forming appropriate teams of Stantec professional 
personnel (and outside consultants, where applicable), supervising teams, quality control, and ensuring 
projects are completed onschedule, within budget, and to the client's satisfaction.

As Technical Reviewer, Dave conducts technical reviews of property condition assessment reports written by 
other Stantec site Assessors for compliance with the quality assurance standards of Stantec and the mandate 
provided by the client.

EDUCATION
B.Sc., Civil Engineering, University of New Brunswick, 
Fredericton, NB, 1978

iPlan software training, 4tell Solutions, Portland, 
Maine, 2012

REGISTRATIONS
Professional Engineer #M7166, Association of 
Professional Engineers and Geoscientists of New 
Brunswick

MEMBERSHIPS
Member, Professional Engineers Ontario

PROJECT EXPERIENCE
Building Condition Assessments
Loblaw Properties (Project Manager and Site 
Assessor)
Provided architectural site assessment of the Chatham 
Shopping Centre located in Miramichi, New Brunswick for the 
potential acquisition of the property by Loblaw Properties. 
Provided project management for the facility condition 
assessment, environmental assessment (Phase I), structural 
assessment, and hazardous materials assessment of the 
facility as part of Loblaw Properties’ overall acquisition due 
diligence efforts.

Ontario Ministry of Education (Technical Reviewer)
Provided technical reviews of facility condition assessment 
reports for school facilities located throughout the Province of 
Ontario for compliance with the quality assurance standards 
of Stantec and the mandate provided by the Ontario Ministry 
of Education (approximately 200 reviews completed).

Bentall Real Estate Services (Project Manager and 
Site Assessor)
Provided architectural and structural component assessments 
as part of overall property condition assessments (PCA's) and 
capital planning exercises for BP Centre (30 Storey tower) and 
Energy Plaza (two 19 storey towers) in the City of Calgary.
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Consultant

* denotes projects completed with other firms

Greater Toronto Airport Authority (Site Assessor)
As part of a varied Stantec team, provided assessment of the 
roofing systems for Terminal 3 of Pearson International 
Airport for capital planning purposes.

Property Condition Assessments (Site Assessor)
Provided property condition assessments (PCA's) for several 
Sobeys retail outlets in the greater Moncton, NB area.

Facility Assessments  General, Calgary, Alberta 
(Project Manager and Site Assessor)
Acted as Project Manager and Site Assessor for property 
condition assessments (PCA's) of varied commercial facilities, 
from single storey wood framed structures to highrise towers, 
for mortgage financing purposes and for acquisition due 
diligence purposes.

City of Calgary (Site Assessor)
Provided architectural and structural component assessments 
as part of overall property condition assessments (PCA's) of 
community centres/arenas located throughout the City of 
Calgary.

Alberta Infrastructure (Project Manager, Site 
Assessor, and Technical Reviewer)
Provided assessment of structural and architectural 
components, including site improvements, of various 
governmentowned and operated properties across Alberta 
for capital planning purposes.

City of Spruce Grove, Alberta (Project Manager)
Provided project management for property condition 
assessments (PCA's) of 18 municipal buildings located 
throughout the City of Spruce Grove.

City of Edmonton (Site Assessor)
Provided architectural and structural component assessments 
as part of overall property condition assessments (PCA's) of 10 
municipal buildings located throughout the City of Edmonton.

Housing CoOperatives (Project Manager, Site 
Assessor, and Technical Reviewer)
Provided property condition assessments (PCA's) and Reserve 
Fund Studies for a variety of CoOperative housing complexes 
in Alberta, New Brunswick, Nova Scotia, and BC.

Philips Bros.* (Project Manager)
Project management of property condition assessments 
(PCAs) and Phase I environmental site assessments (ESAs) of 
19 properties. The Project was completed in a very short 
timeframe (4 weeks) and within budget

University of British Columbia, Site Assessor (Site 
Assessor)
Provided property condition assessments (PCA's) of over 70 
buildings on the UBC campus over a 3 year period.

Elveden Centre Complex* (Site Assessor)
Provided property condition assessment (PCA) of the 
architectural and structural components of this 3tower, 
450,000 sf highrise complex in downtown Calgary

Facility Condition Assessments (Site Assessor and 
Technical Reviewer)
Provided facility condition assessments and technical reviews 
for several CIBC banking outlets located throughout NB, NS, 
and PEI.

Facility Condition Assessments (Technical Reviewer)
Provided technical reviews of facility condition assessment 
reports for NB Power facilities located throughout New 
Brunswick for compliance with the quality standards of 
Stantec and the mandate provided by NB Power.
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SUMMARY OF QUALIFICATIONS 

Dave Burnes, has a varied background in building construction and engineering with over 35 years of 

experience in the industry. He has a sound understanding of building codes, standards and construction 

practices as well as expertise in project management and the principles of risk management. 

 

As a member of Stantec’s Integrated Asset Management Solutions team, Dave provides technical reviews of 

assessment reports, project management, and site assessments for facility condition assessment projects. 

 

As Site Assessor, Dave conducts property condition assessments, site construction reviews, preparation of 

property condition assessment reports, and preparation of opinions of probable costs for facility condition 

assessments. As Project Manager, Dave manages facility condition assessments for property 

acquisition/disposition, mortgage financing/refinancing, reserve fund studies, and capital planning projects. 

Responsibilities include estimating, scheduling, client liaison, forming appropriate teams of Stantec professional 

personnel (and outside consultants, where applicable), supervising teams, quality control, and ensuring 

projects are completed on-schedule, within budget, and to the client's satisfaction. 

 

As Technical Reviewer, Dave conducts technical reviews of property condition assessment reports written by 

other Stantec Site Assessors for compliance with the quality assurance standards of Stantec and the mandate 

provided by the client. 

 

Joined Stantec:  2006 

Office:   Saint John, NB 



THE TIDES 
 

STRATA PLAN – BCS 1961 
 

 

BYLAWS 
 

(Last updated at the January 27, 2016 AGM) 

 

 
 

Please find attached a copy of the Bylaws and / or amendments for 

 

Strata Corporation BCS 1961 

 

These Bylaws are provided on a “without prejudice” basis.  If you 

require Bylaws for legal purposes, we recommend you obtain an 

exact copy of the Strata Corporation’s registered Bylaws from the 

Land Titles Office and consult professional legal counsel regarding 

their content.  

 

THE WYNFORD GROUP 

Managing Agents for 

Strata Plan BCS 1961 

 



Division 1 – Duties of Owners, Tenants, Occupants and Visitors 

 

 

Payment of strata fees 

 

1. An owner must pay strata fees on or before the first day of the month to which the strata 

fees relate. 

 

Repair and maintenance of property by owner 

 

2. (1) An owner must repair and maintain the owner’s strata lot, except for repair and 

maintenance that is the responsibility of the strata corporation under these bylaws. 

 

(2) An owner who has the use of limited common property must repair and maintain it, 

except for repair and maintenance that is the responsibility of the strata corporation 

under these bylaws. 

 

Use of property 

 

3. (1) An owner, tenant, occupant or visitor must not use a strata lot, the common property 

or common assets in a way that 

 

(a) causes a nuisance or hazard to another person, 

 

(b) causes unreasonable noise, 

 

(c) unreasonably interferes with the rights of other persons to use and enjoy the 

common property, common assets or another strata lot, 

 

(d) is illegal, or  

 

(e) is contrary to a purpose for which the strata lot or common property is intended 

as shown expressly or by necessary implication on or by the strata plan. 

 

(f) that is in contravention of any rule, order or bylaw of The City of Port Moody 

applicable to the Strata Lot or that will result in any unusual or objectionable 

odour to emanate from the Strata Lot, or that is inconsistent with the intent of 

these Bylaws. 

 

(2) An owner, tenant, occupant or visitor must not cause damage, other than reasonable 

wear and tear, to the common property, common assets or those parts of a strata lot 

which the strata corporation must repair and maintain under these bylaws or insure 

under section 149 of the Act. 

 

An owner shall not: 

 

(a) use his strata lot for any purpose which may be injurious to the reputation of 

the building; 
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(b) make or cause to be made any structural alteration to his strata lot, or paint, 

decorate, or add to or remove any structure from the exterior of the building or 

the exterior of the strata lot or add to or alter the wiring, plumbing, piping, or 

other services on his strata lot, or within any bearing or party wall or the 

common property without first obtaining the written consent of the strata 

council; and 

 

(c) install any lock on any door leading to or in the strata lot without the prior 

written consent of the strata council. 

 

(3) An owner, tenant, occupant or visitor must ensure that all animals are leashed or 

otherwise secured when on the common property or on land that is a common asset. 

 

(4) An owner, tenant or occupant must not keep any pets on a strata lot other than one or 

more of the following: 

 

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

 

(b) a reasonable number of small caged mammals; 

 

(c) up to 2 caged birds; 

 

(d) two dogs or two cats; or one dog and one cat 

 

(e) The owners of pets shall be fully responsible for their behavior within the 

common property.  If a pet is deemed to be a nuisance by the Strata Council, it 

shall be removed from the Strata Corporation within thirty (30) days.  Visitors 

shall be informed of the rules concerning pets and residents will be responsible 

for clean-up or damage repair should their guests bring pets into the common 

property. 

 

(f) No vicious dogs are permitted in any Strata Lot or on any portion of the 

common property.  For purposes of this bylaw a vicious dog means the 

following: 

 

(i) any dog that has killed or injured 

  

(a) any person; or 

   

(b) another animal while running at large; or 

 

(ii) any dog that aggressively harasses or pursues another person or animal 

while running at large; or 

 

(iii) any dog primarily owned or in part for the purpose of dog fighting or is 

trained for dog fighting; or; 

 

(iv) a Pit Bull Terrier, American Pit Bull Terrier, Pit Bull, Staffordshire 

Bull Terrier, American Staffordshire Terrier, or any dog of mixed 

breeding which includes any of these breeds; or any dog which has the 
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appearance and physical characteristics predominately conforming to 

these standards for any of the above breeds, as established by the 

Canadian Kennel Club or the American Kennel Club or the United 

Kennel Club, as determined by a veterinarian licensed to practice in the 

Province of British Columbia. 

 

(5) An owner, tenant or occupant shall not feed nuisance birds such as pigeons, seagulls, 

crows, starlings and other birds from any Strata Lot or the common property. 

Inform strata corporation 

 

4. (1) Within 2 weeks of becoming an owner, an owner must inform the strata corporation of 

the owner’s name, strata lot number and mailing address outside the strata plan, if any. 

 

(2) On request by the strata corporation, a tenant must inform the strata corporation of his 

or her name. 

 

(3) Any owner of a Strata Lot who leases his lot without submitting a Form K in 

accordance with the Strata Property Act shall be liable to a fine of $50.00 for every 

month or part thereof that a tenant is in occupancy of the Strata Lot and the Form K is 

not submitted. 

 

Obtain approval before altering a strata lot 

 

5. (1) An owner must obtain the written approval of the strata corporation before making an 

alteration to a strata lot that involves any of the following: 

 

(a) the structure of a building; 

 

(b) the exterior of a building; 

 

(c) chimneys, stairs, balconies or other things attached to the exterior of a 

building; 

 

(d) doors, windows or skylights on the exterior of a building, or that front on the 

common property; 

 

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

 

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

 

(g) those parts of the strata lot which the strata corporation must insure under 

section 149 of the Act; 

 

(h) The painting of the exterior, or the attachment of sunscreens or greenhouses, or 

a satellite dish. 
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(2) The strata corporation must not unreasonably withhold its approval under subsection 

(1), but may require as a condition of its approval that the owner agree, in writing, to 

take responsibility for any expenses relating to the alteration. 

 

(3) This section does not apply to a strata lot in a bare land strata plan. 

 

Obtain approval before altering common property 

 

6. (1) An owner must obtain the written approval of the strata corporation before making an 

alteration to common property, including limited common property, or common 

assets. 

 

(2) The strata corporation may require as a condition of its approval that the owner agree, 

in writing, to take responsibility for any expenses relating to the alteration. 

 

Permit entry to strata lot 

 

7. (1) An owner, tenant, occupant or visitor must allow a person authorized by the strata 

corporation to enter the strata lot 

 

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

damage, and 

 

(b) at a reasonable time, on 48 hours’ written notice, to inspect, repair or maintain 

common property, common assets and any portions of a strata lot that are the 

responsibility of the strata corporation to repair and maintain under these 

bylaws or insure under section 149 of the Act, 

 

(2) The notice referred to in subsection (1) (b) must include the data and approximate time 

of entry, and the reason for entry. 

 

(3) Where the Strata Corporation is required to enter a Strata Lot for the purpose of 

maintaining, repairing, or renewing pipes, wires, cables and ducts for the time being 

existing in the Strata Lot, which are capable of being used in connection with the 

enjoyment of any other Strata Lot or the common property, the Strata Corporation and 

its agents shall in carrying out any work or repairs do so in a proper and workmanlike 

manner.  The Strata Corporation shall make good any damage to the Strata Lot 

occasioned by such works and restore the Strata Lot to its former condition, leaving 

the Strata Lot clean and free from debris. 

 

 

Division 2 – Powers and Duties of Strata Corporation 

 

 

Repair and maintenance of property by strata corporation 

 

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

 

(a) common assets of the strata corporation; 
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(b) common property that has not been designated as limited common property; 

 

(c) limited common property, but the duty to repair and maintain it is restricted to 

 

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

 

the following, no matter how often the repair or maintenance ordinarily occurs: 

 

(A) the structure of a building; 

 

(B) the exterior of a building; 

 

(C) chimneys, stairs, balconies and other things attached to the 

exterior of a building; 

 

(D) doors, windows and skylights on the exterior of a building or 

that front on the common property; 

 

(E) fences, railings and similar structures that enclose patios, 

balconies and yards; 

 

(d) a strata lot in a strata plan that is not a bare land strata plan, but the duty to 

repair and maintain it is restricted to 

 

the structure of a building, 

 

the exterior of a building, 

 

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

 

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

 

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

 

 

Division 3 – Council 

 

Council size 

 

9. (1) Subject to subsection (2), the council must have at least 3 and not more than 7 

members. 

 

(2) If the strata plan has fewer than 4 strata lots or the strata corporation has fewer than 4 

owners, all the owners are on the council. 

 

Council members’ terms 

 

10. (1) The term of office of a council member ends at the end of the annual general meeting 

at which the new council is elected. 

 



– 6 – 

 

(2) A person whose term as council member is ending is eligible for reelection. 

 

(3) The members of the council shall be elected from: 
 

(a)  the owners; and  
 

(b)  as permitted by Section 28(2) of the Act, a person other than an owner, a person 

representing a corporate owner and a tenant who, under Section 147 or 148, has 

been assigned a landlord’s right to stand for council, provided such person falls 

within one of the following classes of persons: 
  

i) a spouse, including a common law spouse, of an owner. 

 

Removing council member 

 

11. (1) Unless all the owners are on the council, the strata corporation may, by a resolution 

passed by a majority vote at an annual or special general meeting, remove one or more 

council members. 

 

(2) After removing a council member, the strata corporation must hold an election at the 

same annual or special general meeting to replace the council member for the 

remainder of the term. 

 

Replacing council member 

 

12. (1) If a council member resigns or is unwilling or unable to act for a period of 2 or more 

months, the remaining members of the council may appoint a replacement council 

member for the remainder of the term. 

 

 (2) A replacement council member may be appointed from any person eligible to sit on 

the council. 

 

 (3) The council may appoint a council member under this section even if the absence of 

the member being replaced leaves the council without a quorum. 

 

 (4) If all the members of the council resign or are unwilling or unable to act for a period 

of 2 or more months, persons holding at least 25% of the strata corporation’s votes 

may hold a special general meeting to elect a new council by complying with the 

provisions of the Act, the regulations and the bylaws respecting the calling and 

holding of meetings. 

Officers 

 

13. (1) At the first meeting of the council held after each annual general meeting of the strata 

corporation, the council must elect, from among its members, a president, a vice 

president, a secretary and a treasurer. 

 

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

and vice president. 

 

 (3) The vice president has the powers and duties of the president 
 

(a) while the president is absent or is unwilling or unable to act, or 
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(b) for the remainder of the president’s term if the president ceases to hold office. 

 

(4) If an officer other than the president is unwilling or unable to act for a period of 2 or 

more months, the council members may appoint a replacement officer from among 

themselves for the remainder of the term. 

 

Calling council meetings 

 

14. (1) Any council member may call a council meeting by giving the other council members 

at least one week’s notice of the meeting, specifying the reason for calling the 

meeting. 

 

(2) The notice does not have to be in writing. 

 

(3) A council meeting may be held on less than one week’s notice if 
 

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

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

members either 
 

consent in advance of the meeting, or 

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

 

(4) The council must inform owners about a council meeting as soon as feasible after the 

meeting has been called. 

 

Requisition of council hearing 
 

15. (1) By application in writing, stating the reasons for the request, an owner or tenant may 

request a hearing at a council meeting. 
 

(2) If a hearing is requested under subsection (1), the council must hold a meeting to hear 

the applicant within one month of the request. 
 

(3) If the purpose of the hearing is to seek a decision of the council, the council must give 

the applicant a written decision within one week of the hearing. 

 

Quorum of council 
 

16. (1) A quorum of the council is 
 

(a) 1, if the council consists of one member, 

(b) 2, if the council consists of 2, 3 or 4 members, 

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

(d) 4, if the council consists of 7 members. 

 

(2) Council members must be present in person at the council meeting to be counted in 

establishing quorum. 
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Council meetings 

 

17. (1) At the option of the council, council meetings may be held by electronic means, so 

long as all council members and other participants can communicate with each other. 

 

(2) If a council meeting is held by electronic means, council members are deemed to be 

present in person. 

 

(3) Owners may attend council meetings as observers. 

 

 (4) Despite subsection (3), no observers may attend those portions of council meetings 

that deal with any of the following: 

 

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

 

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

 

(c) any other matters if the presence of observers would, in the council’s opinion, 

unreasonably interfere with an individual’s privacy. 

 

Voting at council meetings 

 

18. (1) At council meetings, decisions must be made by a majority of council members 

present in person at the meeting. 

 

(2) Unless there are only 2 strata lots in the strata plan, if there is a tie vote at a council 

meeting, the president may break the tie by casting a second, deciding vote. 

 

 (3) The results of all votes at a council meeting must be recorded in the council meeting 

minutes. 

 

Council to inform owners of minutes 

 

19. The council must inform owners of the minutes of all council meetings within 2 weeks of 

the meeting, whether or not the minutes have been approved. 

 

Delegation of council’s powers and duties 

 

20. (1) Subject to subsections (2) to (4), the council may delegate some or all of its powers 

and duties to one or more council members or persons who are not members of the 

council, and may revoke the delegation. 

 

(2) The council may delegate its spending powers or duties, but only by a resolution that 

 

(a) delegates the authority to make an expenditure of a specific amount for a 

specific purpose, or 

 

(b) delegates the general authority to make expenditures in accordance with 

subsection (3). 
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(3) A delegation of a general authority to make expenditures must 

 

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

 

(b) indicate the purposes for which, or the conditions under which, the money may 

be spent. 

 

(4) The council may not delegate its powers to determine, based on the facts of a 

particular case, 

 

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

 

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

 

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

 

Spending restrictions 

 

21. (1) A person may not spend the strata corporation’s money unless the person has been 

delegated the power to do so in accordance with these bylaws. 

 

(2) Despite subsection (1), a council member may spend the strata corporation’s money to 

repair or replace common property or common assets if the repair or replacement is 

immediately required to ensure safety or prevent significant loss or damage. 

 

Limitation on liability of council member 

 

22. (1) A council member who acts honestly and in good faith is not personally liable because 

of anything done or omitted in the exercise or intended exercise of any power or the 

performance or intended performance of any duty of the council. 

 

(2) Subsection (1) does not affect a council member’s liability, as an owner, for a 

judgment against the strata corporation. 

 

 

Division 4 – Enforcement of Bylaws and Rules 

 

 

Maximum fine 

 

23. The strata corporation may fine an owner or tenant a maximum of 

 

(a) $200 for each contravention of a bylaw, and 

 

(b) $50 for each contravention of a rule. 
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Continuing contravention 

 

24. If an activity or lack of activity that constitutes a contravention of a bylaw or rule 

continues, without interruption, for longer than 7 days, a fine may be imposed every 7 

days. 

 

 

Division 5 – Annual and Special General Meetings 

 

 

Person to chair meeting 

 

25. (1) Annual and special general meetings must be chaired by the president of the council. 

 

(2) If the president of the council is unwilling or unable to act, the meeting must be 

chaired by the vice president of the council. 

 

(3) If neither the president nor the vice president of the council chairs the meeting, a chair 

must be elected by the eligible voters present in person or by proxy from among those 

persons who are present at the meeting. 

 

Participation by other than eligible voters 

 

26. (1) Tenants and occupants may attend annual and special general meetings, whether or not 

they are eligible to vote. 

 

(2) Persons who are not eligible to vote, including tenants and occupants, may participate 

in the discussion at the meeting, but only if permitted to do so by the chair of the 

meeting. 

 

 (3) Persons who are not eligible to vote, including tenants and occupants, must leave the 

meeting if requested to do so by a resolution passed by a majority vote at the meeting. 

 

Voting 

 

27. (1) At an annual or special general meeting, voting cards must be issued to eligible voters. 

 

(2) At an annual or special general meeting a vote is decided on a show of voting cards, 

unless an eligible voter requests a precise count. 

 

(3) If a precise count is requested, the chair must decide whether it will be by show of 

voting cards or by roll call, secret ballot or some other method. 

 

(4) The outcome of each vote, including the number of votes for and against the resolution 

if a precise count is requested, must be announced by the chair and recorded in the 

minutes of the meeting. 

 

 (5) If there is a tie vote at an annual or special general meeting, the president, or, if the 

president is absent or unable or unwilling to vote, the vice president, may break the tie 

by casting a second, deciding vote. 
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(6) If there are only 2 strata lots in the strata plan, subsection (5) does not apply. 

 

(7) Despite anything in this section, an election of council or any other vote must be held 

by secret ballot, if the secret ballot is requested by an eligible voter. 

 

(8) If within a quarter (1/4) hour from the time appointed for an annual or special general 

meeting, a quorum is not present, the eligible voters, present in person or by Proxy, 

will constitute a quorum.   

[Approved as 27.1 at January 30, 2013 Annual General Meeting.]  
 

This bylaw 31(1) is an alternative to section 48(3) of the Act.  This bylaw does not 

apply to a meeting demanded pursuant to section 43 of the Act and failure to obtain a 

quorum for a meeting demanded pursuant to section 43 terminates, and does not 

adjourn, the meeting. 
 

 

Order of business 

 

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

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

(b) determine that there is a quorum; 

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

(d) present to the meeting proof of notice of meeting or waiver of notice; 

(e) approve the agenda; 

(f) approve minutes from the last annual or special general meeting; 

(g) deal with unfinished business; 

(h) receive reports of council activities and decisions since the previous annual 

general meeting, including reports of committees, if the meeting is an annual 

general meeting; 

(i) ratify any new rules made by the strata corporation under section 125 of the 

Act; 

(j) report on insurance coverage in accordance with section 154 of the Act, if the 

meeting is an annual general meeting; 

(k) approve the budget for the coming year in accordance with section 103 of the 

Act, if the meeting is an annual general meeting; 

(l) deal with new business, including any matters about which notice has been 

given under section 45 of the Act; 

(m) elect a council, if the meeting is an annual general meeting; 

(n) terminate the meeting. 

 



– 12 – 

 

Division 6 – Voluntary Dispute Resolution 

 

 

Voluntary dispute resolution 

 

29. (1) A dispute among owners, tenants, the strata corporation or any combination of them 

may be referred to a dispute resolution committee by a party to the dispute if 

 

(a) all the parties to the dispute consent, and 

 

(b) the dispute involves the Act, the regulations, the bylaws or the rules. 

 

(2) A dispute resolution committee consists of 

 

(a) one owner or tenant of the strata corporation nominated by each of the 

disputing parties and one owner or tenant chosen to chair the committee by the 

persons nominated by the disputing parties, or 

 

(b) any number of persons consented to, or chosen by a method that is consented 

to, by all the disputing parties. 

 

(3) The dispute resolution committee must attempt to help the disputing parties to 

voluntarily end the dispute. 

 

 

30. [Deleted in its entirety at the Annual General Meeting held January 30, 2013.] 

 

 

Strata Fees (s.107) Strata Property Act 

 

31. (1) Strata fees are due and payable on or before the first day of each month.  Strata fees 

not received by the 10th day of the month in which they are due are subject to a 10% 

per annum interest penalty compounded annually until paid. 

 

(2) When arrears of strata fees exceed two monthly payments a lien will be placed by the 

Strata Corporation on the Strata Lot involved at the owner’s expense for the total 

monies due, including all legal and other expenses. 

 

Disturbance of Others 
 

32. (1) Mops or dusters of any kind shall not be shaken, and nothing shall be thrown out of 

any window, door, passage, or other parts of the Strata Lot or the common property. 

 

(2) No barbecues other than those fueled by propane or natural gas or electricity may be 

used.  No owner shall operate his barbecue in a manner which, in the opinion of the 

Strata Council, interferes with another owner’s enjoyment of his Strata Lot.  All 

barbecues must be kept at a minimum distance of 24 inches away from the building 

exterior walls.  Strata Lot owners or residents are responsible for heat damage to the 

building envelope. 
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(3) Cycling on common property other than the driveway is prohibited. 

 

(4) Carpentry or similar alterations shall be limited to the hours as allotted by the City of 

Port Moody. 

 

Hazards 
 

33. (1) Fire hazards must be minimized.  No item shall be brought onto or stored in a Strata 

Lot or the common property which will in any way increase or tend to increase the 

risk of fire or the rate of fire insurance or any other insurance policy held by the Strata 

Corporation, or which will invalidate any insurance policy. 

 

(2) No material substances, especially burning material such as cigarettes or matches, 

shall be permitted to be discharged from any window, door, patio or other part of a 

Strata Lot or the common property. 

 

Cleanliness 

 

34. (1) All household refuse and recycling material shall be secured in suitable plastic bags or 

recycling containers.  The owners will comply with the City’s recycling program as it 

is implemented. 

 

(2) Any waste material other than ordinary household refuse and normally collected 

recycling materials shall be removed by the individual owner or resident of the Strata 

Lot. 

 

Exterior Appearance 
 

35. (1) No signs, fences, gates, billboards, placards, advertising or notices of any kind shall be 

erected or displayed on the common property or the Strata Lot without prior written 

approval by the Strata Council. 

 

(2) No awning, shade screen, smoke stack, satellite dish, radio or television antenna shall 

be hung from or attached to the exterior of the Strata Lot, without prior written 

consent of the Strata Council. 

 

(3) No laundry, clothing, bedding, or other articles shall be hung or displayed from 

windows, patios, or other parts of the Strata Lot so that they are visible from the 

outside. 

 

(4) Draperies or window coverings that are visible from the exterior of any Strata Lot 

shall be cream or white in colour. 

 

(5) Balcony, patio and roof deck furnishings are restricted to patio furniture, barbeques 

and plants.  For example, no laundry or other like articles shall be hung or displayed 

so that they are visible from the outside of the building.  Balconies, patios or roof 

decks shall not be used for the storage of bicycles, refrigerators, freezers, storage 

boxes or cleaning materials. 
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Common Areas 
 

36. (1) The Strata Council shall administer all common areas and any rules and regulations 

formulated by the Strata Council from time to time shall be binding upon all owners, 

residents and visitors. 

 

(2) The common facilities are for the use of residents and their invited guests only.  A 

resident must accompany guests when using these facilities. 

 

Parking 

 

37. (1) A resident shall use only the parking stall(s) obtained by way of partial assignment of 

Polygon Parking Limited’s rights under a Parking & Storage Locker Lease registered 

in the Land Title Office against title to the common property of the Strata Corporation.  

Parking stalls cannot be utilized by any person who is not a resident within the Strata 

Corporation. 

 

(2) No major repairs or adjustments shall be made to motor vehicles on the common 

property. 

 

(3) Guest parking shall be permitted only in the spaces provided.  Residents and/or their 

guests shall not use guest parking overnight without written consent of the Strata 

Council. 

 

(4) A maximum speed of 15 km/h shall apply within the common property. 

 

(5) Owners will be responsible for the clean up of oil spills on common property. 

 

(6) No parking is permitted except in a designated parking space, nor shall a vehicle park 

in a manner, which will reduce the width of an access roadway. 

 

(7) No vehicles exceeding 4,000 kg. G.V.W. shall be parked or brought onto the common 

property without the consent of the Strata Council, except when used in delivery to or 

removal from the premises. 

 

(8) All vehicles parked or stored in the parkade must be licensed, insured and operable. 

 

(9) Any vehicle, which does not comply with this Bylaw, may be removed at the owner’s 

expense. 

 

Damage to Property 
 

38. An owner or resident shall not cause damage to trees, plants, bushes, flowers or lawns and 

shall not place chairs, tables or other objects on lawns or grounds so as to damage them or 

prevent growth. 
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Security 
 

39. (1) Strata Lot owners or residents are responsible for anyone they admit onto or about the 

common property, inclusive of agents, servants, licensees, or invitees. 

 

(2) The Strata Council shall form a Security Committee to provide guidelines for the 

security of individual Strata Lots, and to establish resident-based voluntary crime 

prevention programs such as Block Watch. 

 

(3) The strata corporation adheres to the BC Personal Information Protection Act (PIPA).  

PIPA sets out how BC organizations, including corporations (including strata 

corporations), sole-proprietorships, partnerships, and non-profit organizations, may 

collect, use and disclose personal information about individuals.  
 

Under PIPA: 
 

(1) The strata corporation may collect, from time to time, certain personal information of 

owners, tenants, and occupants including but not limited to:  
 

(i) the name, home address, and home telephone and/or cell  phone numbers of 

owners, tenants and occupants; 

(ii) email addresses; 

(iii) banking information, in the case of owners, for payment of strata fees; and 

(iv) video images and voice recordings obtained during the use and operation of the 

video surveillance system (VSS) installed or to be installed in the building by the 

strata corporation in the following locations, with signage noting the operation 

and monitoring and operational 24 hours a day, 7 days a week:  
 

a) exterior entrance/exit locations for pedestrian and vehicle traffic; 

b) interior entrance/exit locations in common areas; 

c) common activity areas such as gym, spa and games room; and 

d) as needed in other interior/exterior common property or limited common 

property areas to address security, physical safety, illegal actions, or bylaw 

infractions.  
 

(v) information and data recorded and collected during the use and operation of the 

access control system (e.g., key fobs) installed in the building that monitors 

access to and from the common areas of the building 24 hours a day, 7 days a 

week.  

(2) Personal information recorded and collected will not be disclosed to any person, other 

than: the building manager; the strata corporation’s strata agent; elected members of 

the strata council during the course of exercising the powers and performing the duties 

of the strata corporation; the strata corporation’s legal counsel; or law enforcement 

personnel, except:  
 

(i) when required or authorized by law to do so; 

(ii) when disclosure is consented to in writing by an owner, tenant, or occupant; 

(iii) to up-date banking or financial records; 

(iv) when required to collect outstanding strata fees; and 

(v) during the course of a criminal investigation involving vandalism to or theft of 

common property or common assets of the strata corporation, vandalism to or 
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theft of personal belongings of owners, tenants, occupants, visitors and invitees, 

or the physical assault of an owner, tenant, occupant, visitor, or invitee.  
 

(3) The strata corporation will take all reasonable precautions to ensure that personal 

information is kept safe from loss, unauthorized access, modification or disclosure.  

 

(4) This bylaw authorizes the collection of personal information using the video 

surveillance system and access control system for the following purposes only:  
 

(i) to monitor access to and from the common property areas of the building; 

(ii) to protect personal property of owners, tenants, occupants, visitors and invitees; 

(iii) to protect common property and common assets of the strata corporation; and 

(iv) to protect the security and physical safety of owners, tenants, occupants, visitors 

and invitees to the building.  
 

(5) Personal information collected from the use and operation of the video surveillance 

system and access control system will be retained by way of electronic data storage for 

up to 30 days on the strata corporation’s computer data storage system at which time 

the personal information recorded and collected will be recorded over.  

 

(6) Requests for access to view a specific individual’s personal information, including 

access to view those portions of the video surveillance or access control system that 

contain personal information for the individual requesting access, must be made in 

writing and delivered to the strata corporation’s strata agent.  Access to the specific 

individual’s personal information, other than personal information recorded and 

collected using the video surveillance system and the access control system, will be 

made available in the presence of an elected member of the strata council or the strata 

corporation’s strata agent, within 14 days from the date of the request and copies of 

personal information will be provided and a reasonable fee will be charged for the 

copies of the personal information.  Personal information recorded and collected using 

the video surveillance system and the access control system will, provided that the 

personal information has not previously been recorded over, be made available for 

inspection within 24 hours from the date of the request and a reasonable fee will be 

charged for the inspection of that personal information.  

 

 

Moving and Resale 

 

40. (1) No Owner or agent of an Owner may place or display a real estate sign on any part of 

the Premises. 

 

(2) No Owner or agent of an Owner may place or use or permit to be placed or used a 

Lock Box on the Premises, including without limitation a Strata Lot. 

 

(3) (i) A move-in fee of $150.00 will be charged to a strata lot for the Common property 

when an Owner or tenant moves into a strata lot.  The move-in fee will cover the 

move-out of an Owner or a tenant. 

 

(ii) All moves must be scheduled at least 72 hours in advance with the caretaker in 

order that the elevator may be blocked off and the protective pads put in place.  
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Moves that take place unannounced will be subject to an additional fine of up to 

$200, charged to the strata lot. 

 

(iii) Move-in / move-out must take place between the hours of 8:00 a.m. and 9:00 p.m. 

 

Changes to Strata Lots 
 

41. (1) No Owner shall install Hard Flooring in a Strata Lot except with written consent from 

the Strata Corporation. 

 

(2) An Owner who proposes to install Hard Flooring in a Strata Lot shall make a written 

application to the Strata Corporation, and shall provide the following information to 

the Strata Corporation: 
 

(a) A detailed description of: 

(i) the proposed method of installation; 

(ii) the type of Hard Flooring to be used; and 

(iii) the type of underlay to be used 

Including the Sound Transmission Class and the Impact Insulation Class ratings. 

 

(b) Any other information required by the Strata Corporation. 

 

(3) The Strata Council shall not grant consent pursuant to Bylaw 41 (1), unless: 
 

(a) the Strata Council is satisfied that the proposed method of installation and 

materials to be used are of a nature and quality that would ensure that the Hard 

Flooring would not create unreasonable noise or constitute a nuisance to any other 

Owner, Occupant, or Tenant; 

(b) without limiting the generality of Bylaw 41 (3) (a): 
 

 with respect to a Main Floor Strata Lot, the proposed Hard Flooring is: 

 engineered hardwood composed of no less than two layers; 

 tile; 

 slate; 

 bamboo; or 

 laminate; 
 

 with respect to an Upper Floor Strata Lot, the proposed Hard Flooring is: 
 

 engineered hardwood composed of no less than two layers; 

 tile; 

 slate; or 

 bamboo; 
 

 if the proposed Hard Flooring is tile or slate, laminate the proposed Hard Flooring 

will only be installed in a kitchen, bathroom or foyer in the Strata Lot; 
 

 the proposed Hard Flooring is no less than ½ inch thick; and 
 

 the proposed underlay is “Floor Muffler” underlay and the Impact Insulation Class 

rating of such underlay is at least 72. 
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(4) An Owner who installs Hard Flooring in accordance with this Bylaw 41 shall cause 

the Hard Flooring and underlay to be installed: 
 

(a) in the manner set out pursuant to Bylaw 41 (2) (a); 

(b) by a licensed and qualified professional; 

(c) in strict accordance with the manufacturer’s recommendations or specifications; 

and 

(d) only between the hours of 9:00 a.m. and 5:00 p.m. 

(5) An Owner, Tenant, or Occupant shall do all things as are required to limit the 

transmission of noise in a Strata Lot in which Hard Flooring has been installed, 

including without limiting the generality of the foregoing: 
 

(a) not wearing shoes in a Strata Lot or dragging heavy objects across the floor; 

(b) causing no less than 60% of the Hard Flooring located in any room other than a 

kitchen, bathroom, laundry room or entry area to be covered by area rugs; 

(c) not participating or permitting loud activities in a Strata Lot, including jumping, 

running, dancing, and bouncing balls; 

(d) putting felt pads on any part of furniture that contacts the Hard Flooring; and 

(e) placing cushioning under noise creating equipment, including without limitation 

televisions and stereos. 

 

(6) Without limiting the rights of the Strata Corporation pursuant to the Bylaws, the Act, 

the Regulations, or at law, if an Owner, Tenant or Occupant is in breach of this Bylaw 

41, the Strata Corporation may without further notice to the Owner, Tenant or 

Occupant apply to a court of competent jurisdiction for any relief by way of order, 

injunction, decree or otherwise that may be appropriate to protect the interests of the 

Strata Corporation or enforce this Bylaw 41.  Any legal costs incurred by the Strata 

Corporation in enforcing this Bylaw 41 shall be the responsibility of the contravening 

Owner, Tenant or Occupant and shall be recoverable from the Owner, Tenant or 

Occupant on a solicitor and own client basis by the Strata Corporation. 

 

Leasing Requirements 

 

42. (1) No more than 25 Strata Lots may be rented at any one time. 

 

(2) Except with the Rental Consent, no Owner shall enter into a tenancy agreement, rent, 

or lease, a Strata Lot. 

 

(3) At the time the Owner makes a written application to the Strata Corporation for Rental 

Consent: 
 

(a) if the number of Strata Lots rented is at the limit stated in Bylaw 42 (1), the Strata 

Corporation shall: 
 

(i) refuse to provide the Rental Consent, and notify the Owner in writing of the 

reason for such refusal; and 

(ii) place the Owner on the bottom of the Rental Waiting List; or 

(b) if:  

(i) the number of Strata Lots rented is less than the limit referred to in Bylaw 

42(1); 
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(ii) the proposed tenancy is for a duration of no less than 12 months; and 

(iii)there are no Owners on the Rental Waiting List; 

the Strata Corporation shall grant the Rental Consent and list the Owner in the 

Rental Registry. 

 

(4) In calculating the number of Strata Lots rented pursuant to Bylaws 42 (3) (a) and 42 

(3) (b) (i), the Strata Corporation shall not include: 
 

(a) exempt Strata Lots pursuant to sections 1472 and 144 of the Act; or 

(b) Strata Lots rented by a First Owner pursuant to Bylaw 42 (13). 

 

(5) If no Tenant has occupied the Strata Lot within 60 days of the date that an Owner 

received the Rental Consent, the Rental Consent shall be deemed revoked, and the 

Owner shall have no further right to rent the Strata Lot.  During the 60 days 

immediately following the date that an Owner received the Rental Consent, the Strata 

Lot shall be deemed rented for the purposes of the limit stated in Bylaw 42 (1). 

 

(6) Permission to rent a strata lot granted pursuant to this bylaw 42 ceases on the earlier 

of: 

(a) the date on which the owner who received permission to rent ceases to be a 

registered owner of the strata lot; 

(b) the date on which the owner who received permission to rent commences 

residing in the strata lot. 
 

(7) Prior to possession of a Strata Lot by a Tenant, an Owner must deliver to the Tenant 

the current Bylaws and Rules, and a Notice of Tenant’s Responsibilities in the form 

required by the Act. 
 

(8) Within two weeks of renting a Strata Lot, an Owner must give the Strata Corporation a 

copy of the Notice of Tenant’s Responsibilities (Form K) duly signed by the Tenant. 
 

(9) No Owner shall permit a Tenant to sub-lease a Strata Lot. 
 

(10)Where an Owner rents a Strata Lot in contravention of this Bylaw 42, the Owner shall 

be subject to a fine of $500.00, which the Strata Corporation may levy every seven 

days in which the contravention continues, and the Strata Corporation may take all 

necessary steps to terminate the Owner’s agreement with the Tenant, including, but 

not limited to, seeking a declaration or Court injunction to enforce this Bylaw 42.  Any 

legal costs incurred by the Strata Corporation in enforcing this Bylaw 42 shall be the 

responsibility of the contravening Owner and shall be recoverable from the Owner on 

a solicitor and own client basis by the Strata Corporation. 
 

(11)Notwithstanding this Bylaw 42, an Owner may apply in writing to the Strata Council 

pursuant to Section 144 of the Act for an exemption on grounds that this Bylaw 42 

causes hardship to the Owner.  If the Strata Corporation grants an exemption pursuant 

to Section 144 of the Act, the Strata Corporation may limit the period of time during 

which such exemption is applicable. 
 

(12)Without limiting the generality of any other provision of this Bylaw 42, no Owner 

shall rent a Strata Lot to a Tenant for a term which is less than 12 months. 
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Insurance 

 

43. (1) No Owner shall do or permit to be done anything that increases the Insurance Costs or 

whereby the Insurance Coverage may be invalidated. 

(2) Where an Owner or his, her or its Guests are responsible for an increase in the 

Insurance Costs, the Owner shall pay to the Strata Corporation, in addition to any fine 

otherwise levied or payable pursuant to the Bylaws the amount of the increase in the 

Insurance Costs. 

(3) Where an Owner (the “Responsible Owner”) or a Responsible Owner’s Guests are 

responsible for loss or damage to Insured Property (the “Damage”) the Strata 

Corporation may: 
 

(a) make a claim with its insurer for the cost to repair the Damage (the “Repair 

Costs”); 

(b) repair the Damage;  and 

(c) deliver written notice to the Responsible Owner of the amount of the Repair 

Costs. 

  

(4) Within 30 days of receipt of the notice referred to in Bylaw 43, the Responsible 

Owner shall pay to the Strata Corporation the lesser of: 

(a) the Deductible;  and 

(b) the Repair Costs. 
 

(5) Each Owner of a Strata Lot is solely responsible for all forms of property and liability 

insurance on his, her or its Strata Lot and all or any fixtures, contents, or 

improvements therein and thereto against perils not insured by the Strata Corporation, 

for amounts in excess of amounts insured by the Strata Corporation, and for whatever 

is not covered by the insurance policies of the Strata Corporation. 

(6) An Owner may apply to the Strata Council in writing for a copy of any insurance 

policies effected by the Strata Corporation, and the receipts for the most recent 

premiums, and the Strata Council shall produce a copy thereof to the applicant within 

two weeks of receiving the application. 

 

Other Accommodation 

 

44. (1) A strata lot must not be used for short-term accommodation purposes, such as a bed-

and-breakfast, lodging house, hotel, home exchange program, time share or vacation 

rental. Without limiting the generality of the forgoing, a resident or an owner must not 

enter into a license for the use of all or part of a strata lot. 
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Updates to Bylaws: 
 

June 29, 2006 

 Bylaw 3(1)(f) – added  

 Bylaw 3(2)(a)(b)(c) – added  

 Bylaw 3(4)(d) – replaced  

 Bylaw 3(4)(e)(f) – added  

 Bylaw 3(5) – added  

 Bylaw 4(3) – added  

 Bylaw 5(1)(h) – added  

 Bylaw 7(3) – added  

 Bylaws 30(1)(2)(3) – replaced  

 Bylaws 31, 32, 33, 34, 35, 36, 37, 38, 39, 40, 41 – added 

 

November 29, 2007 AGM 

 Bylaw 23 – amended 

 Bylaw 40(3) – added 

 Bylaw 42 – amended 
 

November 19, 2008 AGM 

 Bylaw 27(8) & Bylaw 41(3) – added 

 

 

 

 
 

January 18, 2012 AGM 

 Bylaw 10(3) added 

 Bylaw 27(8) repealed and replaced 

 Bylaw 39(3) added 

 Bylaw 42(1) repealed and replaced 

 

January 30, 2013 AGM 

 Bylaw 30 deleted in its entirety 

 Bylaw 40(1)(2) repealed and replaced 

 Bylaw 41 repealed and replaced in its entirety 

 Bylaw 42 repealed and replaced in its entirety 

 Bylaw 43 added 

 

January 27, 2016 AGM 

 Bylaw 42(13) deleted 

 Bylaw 42(6)(a)(b) repealed and replaced 

 Bylaw 44(1) added 

 














































































































































































































