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1 INTRODUCTION 

1.1 Background 

Koers & Associates Engineering Ltd. (KAEL) was retained by Long Lake Heights Strata Corporation 830, 

through Concise Strata Management, to update the “2003 Infrastructure Reserve Fund Study” 

completed by KAEL in 2003.  This study update was developed as an appendix to, and should be read in 

conjunction with the 2003 report.   

The conclusions of this report are based on:  

 information included in the 2003 report,  

 information provided by Concise Strata Management,  

 information provided by Strata councillors, 

 observations made during a site visit on September 30th, 2015, and  

 information included in the reports provided by the strata’s structural and electrical consultants. 

An in depth field review and review of record drawings were not conducted for this report.   

The term “Contingency Reserve Fund Study” is used widely across Canada, however, provincial 

regulations generally use the term “Depreciation Report”; these terms may be used interchangeably at 

times.  

1.2 Scope of Work 

The scope of work for this project included the following tasks: 

 Review information provided for the infrastructure upgrades that have been completed since 
the September 2003 study was published.  

 Arrange for an on-site meeting with Strata staff and conduct a visual review of the recent 
infrastructure upgrades.   

 Review recommendations from the 2003 report and determine which improvements have been 
completed. 

 Revise the road and utility recommendations based on the information provided. 

 Prepare updated service life and replacement cost estimates. 

 Review new bylaws or environmental regulations that could affect the Strata and summarize 
results.  

 Make recommendations for new infrastructure maintenance and upgrades. 

 Revise the financial model with current cost estimate information.  

 Develop a draft report for review by Concise Strata Management.  Report format to be a 
summary of the review and update findings, with references to the 2003 report. 
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 Incorporate comments from the Concise review of the draft report and prepare a revised draft 
for strata council review. 

 Incorporate the recommended replacement costs developed by the strata’s structural and 
electrical consultants into the overall financial model. 

 Incorporate additional financial information provided by Concise and revise financial projections 
to accommodate feedback from Strata councillors. 

 Finalize the report, including seal by a professional engineer, and provide electronic copy and 
three bound hard copies.  

1.3 Qualifications 

This report was prepared by Mr. Kevin Dougan, PEng and Mr. Rob Hoffman, PEng of Koers & Associates 

Engineering Ltd (KAEL).  KAEL has provided consulting engineering services on Vancouver Island since 

1987.  Kevin is a project engineer with experience from various civil/municipal infrastructure projects, 

and has been working with KAEL since 2009.  Rob is a Principal and Project Manager with KAEL and has 

over 20 years of experience in civil engineering, all on Vancouver Island. 

 

Refer to the reports provided in Appendices C and D for the consultants who prepared the information 

on the structural and electrical components, Read Jones Christoffersen Ltd. and RB Engineering Ltd. 

1.4 Disclaimer 

This report was prepared by Koers & Associates Engineering for the account of Long Lake Heights Strata 

Corporation 830.  The material in it reflects the best judgment of Koers & Associates in light of the 

information available to it at the time of preparation.  Any use which a Third Party makes of this 

estimate, or any reliance on decisions to be made upon it, are the responsibility of such parties.  Koers & 

Associates accepts no responsibility for damages, if suffered by any Third Party as a result of the 

decision made or actions based on this report. 

1.5 Acknowledgements 

Koers & Associates Engineering Ltd. acknowledges with thanks the assistance provided by the following 

people during the course of this study: 

 

 Mr. Ron Ebbs-Canavan  – Maintenance Supervisor 

 Ms. Melissa Ruyter – Concise Strata Management 

 Ms. Lisa Maniquet – Concise Strata Management 

 Mr. Carl Miller, PEng – Strata Councillor 

 Mr. Domenico Iannidinardo – Strata Councillor  

 Mr. Steve McMullen – Strata Councillor 
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2 INFRASTRUCTURE CONDITION REVIEW UPDATE 

2.1 Introduction 

To estimate the value of the infrastructure renewal works to be completed on common property over 

the next 30 years, the work completed since the last study needed to be determined.  Our 

understanding of the work completed since 2003 is based on:  

 Site meeting and observations with maintenance supervisor, Mr. Ron Ebbs-Canavan and strata 

management representative, Ms. Melissa Ruyter on September 30th, 2015. 

 VIS 830 Repairs & Maintenance spreadsheet and supporting invoices supplied by Concise Strata 

Management in November 2015.  A copy of the summary spreadsheet can be found in  

Appendix A. 

 Follow up questions with responses from Mr. Ron Ebbs-Canavan in January 2016.  A summary of 

this correspondence can be found in Appendix B.   

Record drawings were not reviewed in the preparation of this report.  Some drawings were reviewed 

during the preparation of the 2003 Infrastructure Reserve Fund Study; a copy of which is presented in 

Appendix F.  

2.2 Water System 

A sketch of the water system is shown in Drawing D0237-Water included in Appendix F.  The 

components of the water system that were visible from the surface are the booster station at the corner 

of Heron Pl and Summit Dr and the fire hydrants.   

Fire Hydrants 

The hydrants’ type and spacing appear to meet current standards, however annual maintenance is 

recommended.   

Booster Pump Station 

We were informed that one of the booster station pumps was replaced in 2015, but no further 

information on the new pump was available at this time.  We recommend that any specifications, design 

drawings or shop drawings available be obtained from the installer (Art’s Plumbing) for information and 

record keeping purposes.  Records indicate that there have been several pump repairs (7 in the last 13 

years).  This could be indicative of issues with pump sizing, set-up, wiring or other system issues.  We 

recommend that this be investigated in order to ensure proper set-up and reduce maintenance costs.    

Watermains 

The majority of the water system is underground and therefore unavailable for visual inspection.  It is 

our understanding that only spot repairs of visible leaks or breaks in the watermain have been 

completed and that no major replacements of watermain pipe have been conducted.  We believe that 
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the majority of the watermains were installed between 1978 and 1981 (as noted on the available record 

drawings). The condition and lifespan of these pipes can vary depending on a variety of factors, 

including quality of installation, but based on the age and estimated typical lifespan for PVC pipes, these 

may have another 20 to 45 years of useful life. 

Table 1 summarizes the recommendations from the 2003 report and identifies which have been 

completed, based on the information supplied by maintenance supervisor Mr. Ron Ebbs-Canavan.    

Table 1: 2003 Water System Recommendations Status 

Recommended Improvements from 2003 Report Completed 

1. Verify the existence and confirm the location of the line valves and other 
watermain appurtenances that are shown on the record drawings but were not 
located.  

2. Conduct a systematic leak detection program to identify potential areas of water 
system losses and reduce yearly water demands. 

Not 
Completed Yet

3. Remove rocks, dirt and any other debris within the valve boxes and around the 
operating nuts, and ensure that all valves are accessible and operational. 

4. Expose hydrant flanges and re-plumb hydrants as required. Not 
Completed Yet

5. Conduct flow testing within the system to confirm available fire flows throughout 
the development, and including the area on Heron place serviced by the water 
booster station.  Confirm degree of liability if adequate fire flows are not 
maintained during fire event. 

Not 
Completed Yet

6. Install flushouts on the dead-end sections of watermains to enable flushing and 
cleaning of the watermain system. 

Not 
Completed Yet

7. Conduct systematic flushing program in the spring and autumn to improve water 
quality and remove stagnant water from the system. 

8. Consider the option of an additional feed between the CON system and the 
existing watermain on Woodhaven Drive, to provide system looping and increase 
fire flows if necessary. 

Not 
Completed Yet 

 

Notes 

1. Mr. Ebbs-Canavan indicated that he had confirmed the location of all line valves and flushouts.  

This information should be incorporated into the water system drawing D0237-Water. 

7. It is understood that Long Lake Heights does conduct an annual flushing and hydrant 

maintenance program.  The flushing program should be carried out such that all dead ends are 

thoroughly flushed and any stagnant water removed from the system.  Water samples should be 

taken and tested to monitor water quality.  
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2.3 Sanitary Sewer System 

A sketch of the sanitary sewer system is shown in Drawing D0237-San included in Appendix F.  The 

components of the sanitary sewer system that were visible from the surface were Pump Station #1 and 

#2, both located on Woodhaven Dr.   

Pump Station #1 

We were informed that one of the pumps in Pump Station #1 was replaced in 2003 and the other in 

2015.  The pumps in Pump Station #1 are submersibles. 

Pump Station #2 

We were informed that both pumps and the building for Pump Station #2 were replaced in 2008.  The 

new pumps in Pump Station #2 are above ground Monarch Industries 4” Self-Priming Frame Mount 

Model TT-40 with 25HP Marathon Electric motors.  Pump Station #2 is run using rotophase to convert 

the single phase power to the three phase required by the pumps.  As mentioned in the 2003 report this 

can cause additional wear on the pumps and motors.  As a longer term solution, discussions with BC 

Hydro should be held to review the feasibility of providing three phase power to the station.   

It is recommended that any specifications, design drawings or shop drawings available for the sewage 

pumps be obtained from the installer Burwood’s Electric Motor Service for information and record 

keeping purposes.  Additional upgrades to both existing sewage pump stations are recommended to 

bring them up to current standards.  These include: 

 Installation of back-up generators in case of a power failure 

 Installation of modernized automatic control and alarm systems 

 Review of the structural integrity of the wet wells. 

Sanitary Sewer Mains 

The majority of the sanitary sewer system is underground and therefore unavailable for visual 

inspection.  It is our understanding that no major replacements of the sewer pipe have been conducted.  

We believe that the majority of pipe was installed between 1978 and 1981 (as noted on the available 

record drawings). The condition and lifespan of these pipes can vary depending on a variety of factors, 

including quality of installation, but based on the age and estimated typical lifespan for PVC/HDPE sewer 

pipes these may have another 10 to 40 years of useful life.   

It is noted that the video inspection reports in Appendix C of the 2003 report indicate several areas of 

ponding, up to 60-70% of the pipe capacity in some areas, as well as dimpling and ovalling of the pipe.  

Areas of concern should be reviewed and evaluated for repair in order to prevent clogging or collapse. 

The remainder of the sewer pipes should be videoed to confirm their condition and determine if there 

are areas of concern.  Depending on the results of the investigation, the anticipated replacement 

timeline may need to be accelerated. Table 2 summarizes the recommendations from the 2003 report 

and identifies which have been completed, based on the information supplied by maintenance 

supervisor Mr. Ron Ebbs-Canavan.    
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Table 2: 2003 Sanitary Sewer System Recommendations Status 

Recommended Improvements from 2003 Report Completed 

1. Verify the existence and confirm the location of the sanitary manholes and 

cleanouts that are shown on the record drawings.  Items that were not located 

should be exposed and have their existence verified. 
 

2. Conduct a complete video camera inspection of all known sanitary sewer mains 

that are owned and operated by the Strata.  Identify and catalogue all known 

problems and establish a priority system for undertaking repairs and for 

replacement. 

Not 

Completed Yet 

3. Conduct a systematic cleaning and flushing program once problem areas are 

identified and located. 

Not 

Completed Yet 

4. Conduct smoke testing to assess the degree of unauthorized connection of roof 

and foundation drains to the sanitary sewers system. 

Not 

Completed Yet 

5. Locate and establish cleanouts at the property line for all individual services.  Not 

Completed Yet 
6. Budget for the eventual replacement of the major components of the sewage 

lifts stations.  Prioritize the replacement of the pumps in the larger Pump Station.   

7. Investigate compatibility with CON equipment, in the event of an emergency. Not 

Completed Yet 

8. Review holding capacity of both lift stations at ultimate build-out conditions. Not 

Completed Yet 

9. Improve worker safety at the lift stations.  Review compliance with current 

WorkSafeBC regulations. 

10. Investigate the sewage forcemain from the larger Pump Station on Woodhaven 

Drive.  Confirm the routing and location of the forcemain between Woodhaven 

and Summit.  Verify whether the forcemain is attached (as noted on the record 

drawings) or located underneath the existing dwelling. 

Not 

Completed Yet 

11. Review alternative alignments to mitigate potential impacts on system and/or 

the private dwelling in the event of a failure.  Investigate the possibility of a 

future gravity route over the undeveloped parcel to the east, to connect to the 

CON system on Shammys Place. 

Not 

Completed Yet 

12. Develop a pipe evaluation and replacement program. Not 
Completed Yet
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Notes 

6. Although the sewage lift station pumps have been replaced since the 2003 report, they have a 

typical lifespan of 20 years and should still be budgeted for replacement.  The building for Pump 

Station #2 has been replaced, however both pump stations should be reviewed regularly for 

compliance with WorkSafeBC regulations.  

2.4 Storm Sewer System 

A sketch of the storm sewer system is shown in Drawing D0237-D included in Appendix F.  The majority 

of the storm sewer system is underground and therefore unavailable for visual inspection.  It is our 

understanding that no major replacements of the storm sewer pipe have been conducted.  We believe 

that the majority of pipe was installed between 1978 and 1981 (as noted on the available record 

drawings). The condition and lifespan of these pipes can vary depending on a variety of factors, 

including quality of installation, but based on the age and estimated typical lifespan for PVC/HDPE sewer 

pipes these may have another 10 to 30 years of useful life.   

These pipes should be videoed to confirm their condition and determine if there are areas of concern.  

Depending on the results of the investigation, the anticipated replacement timeline may need to be 

accelerated. 

Table 3 summarizes the recommendations from the 2003 report and identifies which have been 

completed, based on the information supplied by maintenance supervisor Mr. Ron Ebbs-Canavan.    
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Table 3: 2003 Storm Sewer System Recommendations Status 

Recommended Improvements from 2003 Report Completed 

1. Verify the existence and confirm the location of the drain manholes and 

cleanouts that are shown on the record drawings.  
2. Conduct a complete video camera inspection of all known storm sewer mains 

that are owned and operated by the Strata.  Identify and catalogue all known 

problems and establish a priority system for undertaking repairs and/or 

replacement. 

Not 

Completed Yet 

3. Conduct a systematic cleaning and flushing program once problem areas are 

identified and located. 

Not 

Completed Yet 

4. Expand storm drainage system to allow hook ups of roof leaders in areas where 

unauthorized connections to the sanitary sewer system are located, or in other 

critical areas. 

Not 

Completed Yet 

5. Establish ditching and other drainage control measures at locations where 

surface water collects. 

Not 

Completed Yet 

6. Develop a pipe evaluation and replacement program Not 

Completed Yet 

 
2.5 Road Network 

In general, most of the main roads within the strata appeared to be in good condition, as a large portion 

of the asphalt surfaces have been overlaid during the last ten years.  For the purposes of this report we 

have broken down the roads into four different groups for resurfacing or reconstruction based on their 

age and visual condition.  Group 1 is recommended for replacement in the next 1-10 years, Group 2 in 

11-20 years, Group 3 in 21-30 years and Group 4 in 31-40 years.  A summary of these is shown in Table 4 

below.  

Table 4: Road Replacement Categories 

Group 1    
(1-10 yr) 

Group 2  
(11-20 yr) 

Group 3  
(21-30 yr) 

Group 4  
(31-40 yr) 

Fledgling Pl Woodpecker Ln Ferntree Pl Woodhaven Dr 

Owl Pl Deer Ln Fawn Pl Summit Dr 

Starling Pl Heron Pl Marsh Wren Pl Quail Pl 

 Otter Pl  Charfinch Pl 

 Rainbow Cr  Swan Pl 

 Squirrel Ln  Grouse Pl 

1,220 m2 3,900 m2 2,630 m2 17,300 m2 
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Prior to completing any further paving, it is recommended that the utility replacement schedule be 

reviewed in conjunction with the proposed paving in order to prevent excavation and patching in newly 

paved roads for utility repair or replacements.  It is also recommended that the road base gravels be 

reviewed by a geotechnical engineer prior to paving in order to determine whether an overlay is suitable 

or whether replacement of the base and subbase gravels is required in order to maximize the lifespan of 

the pavement. 

Table 5 summarizes the recommendations from the 2003 report and identifies which have been 

completed, based on the information supplied by maintenance supervisor Mr. Ron Ebbs-Canavan.    

Table 5: 2003 Road Network Recommendations Status 

Recommended Improvements from 2003 Report Completed 

1. Initiate crack sealing program and a shoulder repair program. 
 

2. Excavate the area around the sinkhole on Summit Drive and investigate.  Confirm 

whether material migration through underground trenching is causing surface 

subsidence, and incorporate restorative measures, such as trench dam installation 

and localized road reconstruction as required. 



 

2.6 Structural and Electrical Components 

RB Engineering was retained by Long Lake Heights to review the common property electrical 
infrastructure.  Their scope included review of the streetlighting, electrical sheds, and pumps 
stations’ electrical.  A copy of their report is included in Appendix C. 

Read Jones Christoffersen (RJC) was retained by Long Lake Heights to review the common 
property structural infrastructure.  Their scope included review of the retaining walls, pipe 
hangers, electrical sheds and pump station buildings.  A copy of their report is included in 
Appendix D. 
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3 BYLAWS & REGULATIONS REVIEW 

3.1 Summary 

As requested, some recent changes to City of Nanaimo bylaws and provincial regulations that may affect 

the Long Lake Heights Strata were reviewed as part of this report. 

3.2   Bylaws 

Fire Hydrants 

A City of Nanaimo bylaw that Long Lake Heights may want to review is “Fire Protection and Life Safety 

Regulation Bylaw 2011 No. 7108”, Part 7 – Fire Hydrants and Fire Connections, Section 32 Maintenance 

& Inspection.  Fire hydrants within Long Lake Heights Strata are considered “private hydrants” by the 

City.  Under this bylaw the City requires:   

(1) The owner of every Private Hydrant shall have all components of the hydrant inspected,  

serviced and tested by a qualified Fire Protection Technician not less than once a year and 

the Fire Hydrant Service Report form attached to and forming part of this Bylaw as Schedule 

"F" must be submitted to the Fire Rescue Department within thirty (30) days of the Private 

Hydrant servicing.  

(2) Records of Private Hydrant inspections and servicing must be kept by the owner or  

contractor for three (3) years.  

Stormwater Runoff 

If there is the potential for strata upgrades that would require City of Nanaimo or Ministry of 

Environment approvals, regulations regarding stormwater discharge into the lake and the requirements 

for riparian area setbacks should be reviewed.  The strata may not meet current regulations regarding 

setbacks from the lake or treatment of road runoff, and upgrades to the strata could trigger upgrades 

required to come into compliance with current regulations. 

3.3 Legislation & Regulations 

Some changes in legislation that relate to strata management of the Contingency Reserve Fund (CRF) 

are summarized below.  In December 2011, provincial regulations were brought into effect that require 

most strata corporations to obtain depreciation reports and to update the reports every three years, 

unless the update is waived by a three quarters vote.  Effective March 2012 the most recent 

depreciation report was added to the list of information that must be disclosed to prospective 

purchasers.  In April 2014, Bill 12 amended the Strata Property Act to allow a strata corporation to pay 

for repairs from the Contingency Reserve Fund by majority vote (instead of a three quarters vote) if the 

repairs are specifically recommended by their depreciation report.  Bill 12 also allows the strata 

corporation to pay for a depreciation report from the CRF by majority vote.  Current provincial 

legislation dictates that strata corporations must have a Contingency Reserve Fund (CRF) to pay for 

maintenance, repair and replacement of common property which occurs less than once per year.  
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Minimum contributions to the CRF are specified by the Strata Property Regulation section 6.1, based on 

the total operating budget of the strata corporation, as noted below.  

“For the purposes of section 93 of the Act, the amount of the annual contribution to the contingency 

reserve fund for a fiscal year, other than the fiscal year following the first annual general meeting, must 

be determined as follows: 

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

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

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

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

4.1 Background 

Cost estimates developed for this report can be considered Class ‘C’ (±25% to 40%) as defined by the 

Association of Professional Engineers of BC as “an estimate prepared with limited site information and 

based on probable conditions affecting the project”.  It represents the summation of all identifiable 

project elemental costs and is used for program planning, to establish a more specific definition of client 

needs and to obtain preliminary project approval. 

The estimates are based on Koers in-house record of municipal infrastructure projects on Vancouver 

Island during the past 10 years.  The cost estimates in this report are in 2016 dollars.  These estimates do 

not include regular operational maintenace needs, engineering, permitting, environmental mitigation, 

third party utility fees, or GST. 

The estimated replacement time frames have been updated based on visual inspection, experience, and 

the typical useful life of infrastructure provided in the Ministry of Community Services’ “Guide to the 

Amortization of Tangible Capital Assets” (2008).  Typical “useful life” estimates for roads, PVC pipe and, 

pumps are 40, 80 and 20 years respectively, however, the actual lifespan of utilities varies and can be 

dependent on a variety of factors, including quality of original installation, adherence to regular 

maintenance schedule, and frequency of repairs. 

The cost estimates and resulting funding models in this report do not include costs associated with 

hydro, telephone or cable servicing infrastructure or any infrastructure not explicitly identified in this 

report.   

The costs for the structural and electrical common property components have been taken from reports 

prepared by other consultants for the Long Lake Heights Strata specifically for this use.  These reports 

are listed below and are provided in Appendices C and D.   

1. Structural Components: “Depreciation Report – Structural Items” prepared by Read Jones 

Christoffersen Ltd. (RJC), March 22, 2017. 

2. Electrical Components: “Electrical Infrastructure Depreciation Report” prepared by RB 

Engineering Ltd., April 4, 2017.     

A summary of the costs provided in these reports and used in the reserve fund model are shown here in 

Tables 10 and 11 for convenience.  Koers & Associates does not take responsibility for information 

provided by other consultants. 

Summaries of the cost estimates for the water, sanitary, storm and road infrastructure projects are 

presented below.  A detailed breakdown of the cost and timing of each anticipated project over the next 

30 years (to 2047) is included in Appendix E. 
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The costs per unit shown in this document are based on a total of 233 units (provided by Concise Strata 

Management). 

4.2 Water System 

Table 6: Water System Cost Estimate 

ITEM 
NO. 

DESCRIPTION 
EXPECTED 

TIME FRAME 
UNITS 

ESTIMATED 
QUANTITIES 

UNIT 
PRICE 

TOTAL 
REPLACEMENT 

COST 

              
1 Repair Off Plumb Hydrants 

& Valves           

 .1 Hydrants 1 - 2 years ea 3 $500 $1,500 

 .2 Valves 1 - 2 years ea 3 $500 $1,500 
              
2 Install Flushouts 2 -  5 years ea 7 $2,500 $17,500 
              
3 Leak Testing Every 15 Years LS 2 $10,000 $20,000 

4 Flow Testing Every 15 Years LS 2 $5,000 $10,000 
              

 5 Watermain Replacement           

.1   100 mm dia 20 - 45 years lm 400 $350 $140,000 

.2   150 mm dia  20 - 45 years lm 1,200 $400 $480,000 

.3   200 mm dia 20 - 45 years lm 1,600 $450 $720,000 
              
6 Booster Station      

.1 Pump (1x5hp) 15 - 20 years LS 1 $6,000 $6,000 
              
         Total Cost $1,396,500 

        Cost Per Unit  $5,994 
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4.3 Sanitary Sewer System 

Table 7: Sanitary Sewer System Cost Estimate 

ITEM 
NO. 

DESCRIPTION 
EXPECTED 

TIME FRAME 
UNITS 

ESTIMATED 
QUANTITIES 

UNIT 
PRICE 

TOTAL 
REPLACEMENT 

COST 

              
1 Clean/Flush           

 .1   Manholes Every 5 Years LS 6 $4,000 $24,000 

 .2   Cleanouts Every 5 Years LS 6 $2,500 $15,000 
              
2 Manhole Upgrades           

 .1  Carriage Bolts 1 - 5 years ea 125 $5 $625 

 .2  Ladder Rungs 1 - 5 years ea 25 $75 $1,875 

 .3  Lid and Frame 1 - 5 years ea 1 $750 $750 
              
3   Smoke Testing 1 - 5 years lm 4,200 $2.50 $10,500 

4   Video Camera Inspection 1 - 5 years lm 4,200 $5 $21,000 
              
5 Review Forcemain Alignment 1 - 2 years LS 1 $5,000 $5,000 

              
 6 Gravity Pipe Replacement           

.1  Within Private Lots 10 - 40 years lm 1,800 $400 $720,000 

.2  Within Roadways 10 - 40 years lm 2,100 $450 $945,000 

.3  Within Pipe Hangers 10 - 40 years lm 600 $550 $330,000 
              

 7 Force Main Replacement           

.1 Woodhaven to Summit 1 - 5 years lm 100 $550 $55,000 

.2 Woodhaven to Salal 15 - 30 years lm 450 $450 $202,500 
              
8 Pump Station #1           

 .1   Pumps (2x15hp) 10 - 20 years ea 2 $20,000 $40,000 
              
9 Pump Station #2           

 .1   Pumps (2x25hp) 8 - 10 years ea 2 $30,000 $60,000 
              
        Total Cost $2,431,250 

        Cost Per Unit $10,435 
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4.4 Storm Sewer System 

Table 8: Storm Sewer System Cost Estimate 

ITEM 
NO. 

DESCRIPTION 
EXPECTED 

TIME FRAME 
UNITS 

ESTIMATED 
QUANTITIES 

UNIT 
PRICE 

TOTAL 
REPLACEMENT 

COST 

              
1 Clean/Flush           

 .1   Manholes Every 5 Years LS 6 $2,000 $12,000 

 .2   Cleanouts Every 5 Years LS 6 $200 $1,200 
       

2  Clean/Flush Catchbasins Every 2 years LS 15 $1,800 $27,000 
              
3 Upgrade Manholes           

 .1  Ladder Rungs 1 - 5 years ea 25 $75 $1,875 

 .2  Lid and Frame 1 - 5 years ea 1 $750 $750 
 .3 Grout Inlet & Outlet 

Piping 
1 - 5 years ea 1 $250 $250 

              
4 Video Camera Inspection 1 - 5 years lm 2000 $5 $10,000 
              

 5 Pipe Replacement           

.1  Within Private Lots 10 - 30 years lm 1000 $300 $300,000 

.2  Within Roadways 10 - 30 years lm 1000 $400 $400,000 
              
        Total Cost $753,075 

         Cost Per Unit $3,232 
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4.5 Road Network 

Table 9: Road Network Cost Estimate 

ITEM 
NO. 

DESCRIPTION 
EXPECTED TIME 

FRAME 
UNITS 

ESTIMATED 
QUANTITIES 

UNIT 
PRICE 

TOTAL 
REPLACEMENT 

COST 

              
1 Crack Sealing Every 10 Years LS 3 $10,000 $30,000 
              
2 Line Painting Every 2 Years LS 15 $2,500 $37,500 
              
3 Shoulder Gravel 1 - 10 years m2 2,800 $7 $19,600 
              

 4 Pavement Overlay           

.1 Group 1 1 - 10 years m2 1,220 $50 $61,000 

.2 Group 2 11 - 20 years m2 3,900 $50 $195,000 

.3 Group 3 21 - 30 years m2 2,630 $50 $131,500 

.4 Group 4 31 - 40 years m2 17,300 $50 $865,000 
              
         Total Cost $1,339,600 

         Cost Per Unit $5,749 
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4.6 Electrical Components 

Table 10: Electrical Cost Estimate 

ITEM 
NO. 

DESCRIPTION 
EXPECTED 

TIME FRAME 
UNITS 

ESTIMATED 
QUANTITIES 

UNIT 
PRICE 

TOTAL 
REPLACEMENT 

COST 

              
1 Streetlight Repairs 1 - 2 years ea 4 $500 $2,000 
              
2 Streetlight Replacements 1 - 5 years ea 102 $2,000 $204,000 
              
3 Partial Streetlight 

Conduit Replacement 
1 - 5 years lm 300 $75 $22,500 

        
4 Electrical Shed No. 3 

Service Mast 
1 - 2 years LS 1 $3,000 $3,000 

        
5 Electrical Shed No. 3 

Equipment 
1 - 5 years LS 1 $15,000 $15,000 

        
6 Electrical Shed 

Equipment No. 1,2,4,5,6 
1 - 5 years ea 5 $5,000 $25,000 

        
7 Repair Phase-to-Ground 

Lights, Sewage PS #2 
1 - 2 years LS 1 $500 $500 

        
8 Sewage Pump Station #2 

Electrical 
21 - 30 years LS 1 $20,000 $20,000 

        
9 Sewage Pump Station #1 

Electrical 
1 - 5 years LS 1 $10,000 $10,000 

        
10 Water Booster Station 

Electrical 
1 - 5 years LS 1 $10,000 $10,000 

              
         Total Cost $312,000 

         Cost Per Unit $1,339 
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4.7 Structural Components 

Table 11: Structure Cost Estimate 

ITEM 
NO. 

DESCRIPTION 
EXPECTED 

TIME FRAME 
UNITS 

ESTIMATED 
QUANTITIES 

UNIT 
PRICE 

TOTAL 
REPLACEMENT 

COST 

              
1 Retaining Walls, 

Cast-in-Place Concrete 
60 - 75 years LS 1 N/A N/A 

       
2 Retaining Walls, 

Wood-tie 
1 - 15 years LS 1 $120,000 $120,000 

       
3 Retaining Walls, 

Stone/Rock/Block 
Maintenance 

Every Year LS 30 $1,000 $30,000 

       
4 Shed Maintenance 1 -2 years 

Every Year 
LS 
LS 

1 
30 

$5,000 
$500 

$5,000 
$15,000 

       
5 Shed Replacement      

.1 Electrical Sheds 21 - 30 years ea 6 $6,000 $36,000 

.2 Water Booster Station 21 - 30 years ea 1 $5,000 $5,000 

.3 Sewage Pump Stations 21 - 30 years ea 2 $10,000 $20,000 

        
6 Sewer Pipe Supports 5 - 10 years ea 100 $250 $25,000 

              
         Total Cost $256,000 

         Cost Per Unit $1,099 

 

Notes 

1. A replacement cost has not been provided for the cast-in-place concrete retaining walls, as the 

expected life span exceeds the 30 year projection covered in this report. 

5. Shed replacement costs are based on a rough estimate of the floor area and the value of 

$100/sq ft provided by Read Jones Christoffersen (Appendix D). 
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5 RESERVE FUNDING MODELS 

5.1 Cost Summary 

The purpose of a contingency reserve fund study is to determine the anticipated common property 

infrastructure upgrades required and provide options for how to fund these anticipated expenses.  

Table 12 below shows a summary of the estimated costs of the infrastructure upgrades identified, and 

the revenue from strata fees over the next 30 years based on current rates (in present value). 

Table 12: Total Cost Summary 

Revenues Expenses Net 

Current Reserve Fund Balance $302,123 Water System $1,396,500  

Strata Fees at Current Rate 
(233 units @ $300/unit/year)1 
 

$2,097,000 Sanitary Sewer 
System 

$2,431,250 
 

  Storm Sewer System $753,075  

  Road Network $1,339,600  

  Electrical $312,000  

  Structures $256,000  

     Total $2,399,123  $6,488,425 ($4,089,302) 

 
Note 1 – Represents a sum of CRF + Operating fees.  Refer to section 5.5. 

 

5.2 Funding Sources 

There are two funding sources for the CRF, yearly contributions and special levies.  A portion of each 

strata lot’s strata fees will be a contribution to the CRF.  Strata may also raise money for the CRF by 

means of a special levy.  Special levies in this case would be to account for large infrastructure 

replacement projects such as sewer system replacement.  Including special levies in the CRF funding 

model reduces the yearly contribution; however special levies must be approved by the strata council in 

a special resolution. 

5.3 Minimum Balance 

As discussed in Section 3 Bylaws and Regulations Review, the CRF is required to maintain a balance of at 

least 25% of the operating budget.  The operating budget for Long Lake Heights for the year         

October 1, 2015 to September 30, 2016 was $363,179.72.  Twenty-five percent of this budget would be 

approximately $90,800.  Therefore, a minimum balance in the CRF of $95,000 (adjusted for inflation) has 

been shown in the models included in this report. 
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5.4 Inflation & Model Updates 

The amounts listed in the cost estimate section are in 2016 dollars. 

It is recommended that the depreciation report and associated CRF models be updated every three 

years in order to keep the documentation current.  By updating the depreciation report on a regular 

basis it would ensure that inflation and current construction costs are accounted for in the CRF models. 

Table 13 summarizes changes to the Statistics Canada construction price index in the past five years. 

  Table 13: Percent Change in Construction Price Index 

Location 2011 2012 2013 2014 2015 Average 

Canada 

(Metropolitan Areas) 
3.4 2.5 1.2 1.4 1.2 1.94 

Vancouver, BC 3.6 3.7 2.8 1.6 1.5 2.64 

 

Based on this information we have used an inflation rate of 2.5 % per year for construction costs for the 

purposes of the CRF models included in this report.   

According to the Bank of Canada, the average interest rate of 3-year benchmark bond yields between 

2005 and 2015 was 2.16%.  A 2.0 % per year interest rate was applied to funds in the CRF for the 

purposes of the CRF models included in this report. 

5.5 Funding Models 

Three funding models were developed based on the anticipated major maintenance, repair and 

replacement costs over the next 30 years, as summarized in Tables 6 - 11.  Figure 1 through Figure 5 

account for inflation and interest rates as outlined in section 5.4 and are in Future Value amounts. 

The three funding models are: 

 Model #1 – Status Quo (maintain current fees + special levies) 

 Model #2 – Fully Funded (rising fees + no special levies) 

 Model #3 – Blended (rising fees + special levies) 

The current collection of strata fees and funding of capital works projects in Long Lake Heights are split 

between the CRF and the operating budget.  The CRF contribution for 2017 shown in these models 

includes the funds directly allocated to the CRF as well as the funds budgeted for significant capital 

works projects within the operating budget for a total of $300/unit/year ($64 CRF + $236 from operating 

budget).  These models assume that funding and expenditures of significant capital works projects will 

all be through the CRF in the future, and that regular operating maintenance items will be funded by a 

separate account. 
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5.6 Funding Model #1 – Status Quo 

Funding model #1 is a “status quo” model where the CRF contribution from strata fees is held constant 
at its current level of $300/unit/year with special levies being used to pay for significant expenses, which 

in this case will include the phased replacement of water and sewer pipes.   

 

This model uses a special levy every 5 years in the amount of $1,000/unit in 2018 & 2023, $4,000/unit in 

2028, $6,000/unit in 2033, and $8,000/unit in 2038 & 2043.  Model #1 is shown in Figure 1 below. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Fees:  $300/unit/year   (CRF only) 

Special Levies: 2018 - $1,000/unit  

2023 - $1,000/unit 

  2028 - $4,000/unit 

  2033 - $6,000/unit 

2038 - $8,000/unit 

2043 - $8,000/unit 

Figure 1: CRF Model #1 – Status Quo 
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5.7 Funding Model #2 – Fully Funded 

Funding model #2 is a “fully funded” model where the CRF contributions from strata fees are raised in 

order to cover all expenses without the use of any special levies.  This particular model uses regular rate 

increases at 5.5% annually until the year 2039 and then 2% annual increases thereafter, ramping up to 

$1,850/unit/year by the year 2047.  Model #2 is shown in Figure 2 below. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Strata Fees: 2018 - $530/unit/year (CRF only) 

2020 - $590/unit/year 

2025 - $771/unit/year 

2030 - $1,008/unit/year 

2040 - $1,609/unit/year 

2045 - $1,776/unit/year 

 

Figure 2: CRF Model #2 – Fully Funded 
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5.8 Funding Model #3 – Blended 

Funding model #3 is a “blended” model where a combination of increases in the CRF contribution from 
strata fees and special levies are used to cover expenses.  This particular model uses gradual rate 

increases every 5 years up to $1,000/unit/year by the year 2033 and special levies every 5 years from 

$1,000/unit in the year 2020 up to $3,500/unit by the year 2041.  Model #3 is shown in Figure 3 below. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Strata Fees: $64.32/unit/year 

 

Strata Fees: 2018 - $300/unit/year   (CRF only) 

2023 - $500/unit/year 

2028 - $800/unit/year 

2033 - $1,000/unit/year 

Special Levies:  2020 - $1,000/unit 

2025 - $1,000/unit 

2030 - $2,000/unit 

2035 - $3,000/unit 

2040 - $3,500/unit 

2045 - $3,500/unit 

 

 

Figure 3: CRF Model #3 - Balanced 
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5.9 Funding Model Comparison 

Funding models #1 and #2 demonstrate opposite sides of the spectrum in terms of funding through 

annual contributions and special levies.  Model #3 attempts to provide a balance somewhere in between 

these by using a combination of the two funding sources.  Model #1 has the largest fluctuation in 

contributions and CRF balance, while model #2 includes steady increases in annual contributions and 

maintains a more steady CRF balance.   

 

Figure 4 presents a comparison of the annual costs per year per strata unit for each funding model to 

the year 2047. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 4: CRF Contributions/Unit/Year 
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Figure 5 presents a comparison of the balance of the capital reserve fund for each funding model to the 

year 2047. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 Figure 5: CRF Balance Comparison 
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6 CONCLUSIONS 

The following conclusions are drawn from the work presented in this report: 
 
1. The Long Lake Heights Strata Corporation 830 is one of the largest bare land stratas on Vancouver 

Island, covering an area of 22.9 hectares, largely built in the late 1970’s and early 1980’s. 
 

2. The strata consists of 229 lots, some with suites that pay additional fees.  We understand that 220 
have been developed and contain dwellings.  
 

3. The strata includes approx. 3,200 m of watermain, 4,500 m of sanitary sewer gravity main, 550 m of 
sanitary sewer forcemain, 2,000 m of storm sewer, and 25,000 m2 of paved road. 
 

4. All infrastructure will eventually require replacement; the sooner reserve funds are secured, the less 
the burden will be on future residents. 

 

5. Estimated lifespan of any given asset is not precise and is subject to many variables beyond the 
ability of this report to predict. 
 

6. The current total infrastructure replacement cost estimate is approx. $6.5 million, up from the $3.9 
million in the 2003 report, but consistent with inflation and with the addition of the electrical and 
structural components. 
 

7. Current legislation dictates that a Contingency Reserve Fund must be maintained to cover 
replacement and maintenance of common property infrastructure that occurs less than once a year. 
 

8. The Strata Property Regulation requires depreciation reports to include a minimum of 3 cash-flow 
funding models.  These can be made up of strata fee contributions, special levies or borrowing. 
 

9. The 2003 report recommended a per lot contribution of $300/unit/year to the CRF. 
 

10. The 2017 contribution to the CRF projects from strata fees is $300/unit/year ($64 CRF + $236 
operating budget) and the CRF balance at the time of this report preparation was $302,123.40. 
 

11. An estimated contribution of $530 to $1,776 per year per over the next 30 years is required to fund 
these replacements.  
 

12. The strata has implemented some of the improvements recommended in the 2003 report, 
specifically paving improvements and pump replacements.  
 

13. Some of the other improvements recommended in the 2003 report have not yet been undertaken.  
Some key components of the infrastructure require further investigation, and the results could have 
an impact on the timing of the infrastructure replacements and the corresponding funding models. 
 

14. As a result of this update, some new improvements have been identified.   
 

15. The sanitary and storm sewers investigated in the 2003 report that were found to be in poor 
condition have not yet been replaced and additional investigation has not been completed.  
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7 RECOMMENDATIONS 

The following recommendations are based on the work completed in the 2003 Infrastructure Reserve 

Fund Study and the updated information included in this study:  

 
7.1 General 

1. Require an inspection of storm and sanitary connections from all new dwellings prior to authorizing 
a resident to hook up to the Strata sewerage system. 
 

2. Review pumped sanitary service connection locations with property owners.  Require watertight 
chambers for those connected to pumped sanitary service connections. 

 
3. Work with lot owners to keep rear yard sanitary and storm sewer easements clear from dwellings 

and other permanent structures. 

 
4. Work with lot owners to locate and expose buried sanitary and storm service connections, and 

install adequate cleanout assemblies. 
 

5. Update record drawings to reflect actual conditions as observed on site. 

 

7.2 Operations 

1. Maintain annual hydrant service inspection.  Provide required documentation to the City as per 
Bylaw 7108. 

 
2. Maintain Pump Station cleaning and servicing program.  

 
3. Contact BC Hydro and Telus to request record drawings of the underground plant in the area. 

 
4. Fund regular operational maintenance items from a separate account. 

 
5. Contact the City of Nanaimo for additional drawings to complete the record drawing set. 

 

7.3 Water Distribution System 

1. Document the location of the line valves and other watermain appurtenances that are shown on the 
record drawings, but were not located in the 2003 study. 

 
2. Conduct a systematic leak detection program to identify potential areas of water system losses and 

reduce yearly water demands. 

 
3. Regularly clean valve boxes and ensure that all valves are accessible and operational. 
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4. Expose hydrant flanges and re-plumb hydrants as required. 

 
5. Conduct flow testing within the system to confirm available fire flows throughout the development, 

and including the area on Heron Place serviced by the water booster station.  Review with the Fire 
Underwriters Survey.  Confirm degree of liability if adequate fire flows are not maintained during 
fire event.   

 
6. Install flushouts on the dead-end sections of watermains to enable flushing and cleaning of the 

watermain system. 

 
7. Conduct a systematic flushing program in the spring and autumn to improve water quality and 

remove stagnant water from the system.  Submit water quality samples to a laboratory to track 
results after each flushing program. 

 
8. Consider the option of an additional feed between the City of Nanaimo System and the existing 

watermain on Woodhaven Drive, to provide system looping and increase fire flows if necessary. 
 

9. Evaluate the booster station and improve operating conditions to reduce maintenance costs. 

 

7.4 Sanitary Sewer System 

1. Document the location of the sanitary manholes and cleanouts that are shown on the record 
drawings, but were not located in the 2003 study.  
 

2. Repair pipes noted to be in poor condition in the 2003 report. 

 
3. Conduct a complete video camera inspection of all known sanitary sewer mains that are owned and 

operated by the Strata.  Identify and catalogue all known problems and establish a priority system 
for undertaking repairs and for replacement.   

 
4. Conduct a systematic cleaning and flushing program once problem areas are identified and located. 

 
5. Conduct smoke testing to assess the degree of unauthorised connection of roof and foundation 

drains to the sanitary sewers system. 

 
6. Locate and establish cleanouts at the property line for all individual services.  

 
7. Budget for the eventual replacement of the major components of the sewage lifts stations.  

 

8.  Consider adding automatic alarms and notification system to pump stations. 

 
9. Investigate compatibility with City of Nanaimo equipment, in the event of an emergency.  Consider 

installing back-up generators at each sewage lift station. 
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10. Review holding capacity of both lift stations at ultimate build-out conditions. 

 
11. Maintain worker safety at the lift stations.  Review compliance with current WorkSafeBC regulations 

and keep abreast of any further changes in legislation. 
 

12. Review the structural integrity of the wet wells at each station. 

 
13. Investigate the sewage forcemain from the larger Pump Station on Woodhaven Drive.  Confirm the 

routing and location of the forcemain between Woodhaven and Summit.  Verify whether the 
forcemain is attached (as noted on the record drawings) or located underneath the existing 
dwelling. 

 
14. Review alternative alignments to mitigate potential impacts on system and/or the private dwelling 

in the event of a failure.  Investigate the possibility of a future gravity route over the undeveloped 
parcel to the east, to connect to the City of Nanaimo system on Shammys Place. 

 
15. Develop a pipe evaluation and replacement program 

 

7.5 Storm Sewer System 

1. Document the location of the storm manholes and cleanouts that are shown on the record 
drawings, but were not located in the 2003 study.  
 

2. Repair pipes noted to be in poor condition in the 2003 report. 

 
3. Conduct a complete video camera inspection of all known storm sewer mains that are owned and 

operated by the Strata.  Identify and catalogue all known problems and establish a priority system 
for undertaking repairs and/or replacement. 

 
4. Conduct a systematic cleaning and flushing program, once problem areas are identified and located.  

 
5. Expand storm drainage system to allow hook ups of roof leaders in areas where unauthorized 

connections to the sanitary sewer system are located, or in other critical areas. 
 

6. Establish ditching and other drainage control measures at locations where surface water collects. 
 

7. Review structural integrity of aerial storm sewer suspended from rock face along Summit Dr near 
Deer Lane. 
 

8. Develop a pipe evaluation and replacement program. 
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7.6 Road Network System 

1. Continue crack sealing and shoulder repair program. 

 
2. Review base gravel structure for areas of future paving to determine whether road reconstruction is 

required rather than overlay. 
 

3. Schedule future road paving with regard to utility infrastructure upgrade scheduling. 
 

7.7 Structural and Electrical Infrastructure 

1. Follow the recommendations outlined in the electrical report provided by RB Engineering. 
 

2. Follow the recommendations outlined in the structural report provided by RJC. 
 

7.8 Funding Model Updates 

1. Keep an up to date list of projects completed. 
 

2. Update project costs every 3-5 years to account for actual inflation and construction costs.  
 
3. Include allowances for contingency and engineering (where required) when budgeting for specific 

infrastructure replacements projects. 
 

4. Update model as projects are designed and constructed and actual replacement costs are 
determined. 
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Date Location Description Value Attach# Utility

Fall annual (1/2) 

hydrants

Throughout Hydrant flushing & maintenance $700.00 per 

annum

N/A water

April 13‐00 New 10x10x7' high water/hyrdo storage shed $2,889.00 7 water

Sept‐8‐03 Summit Drive Booster pump repair & maintenance $603.75 52 water

Jul‐3‐05 Summit Drive Towing Pump lift $48.30 59 water

Sep‐30‐07 Marsh Wren Place Layout & Paint new stop bar $265.00 81 road

Oct‐25‐07 Woodhaven Pump station Remove fences & excavate for forming footings walls base for pumps as to 

plans; concrete rebar & lumber

$7,464.52 86 sanitary

Nov‐10‐07 Woodhaven Drive Check problem w/ high level alarm at pumping station $283.78 56 sanitary

Dec‐17‐07 Woodhaven Drive Deliver pumps to job site/ install pump & piping for pump #1/ install scaffolding 

in pump chamber

$10,585.30 87 sanitary

Oct‐1‐07‐Sept‐30‐08 Sewer pump station Remove fence & excavate for forming footing walls $7,464.52 5 sanitary

Oct‐1‐07‐Sept‐30‐08 Deliver & install pumps & install scaffolding $4,114.21 sanitary

Oct‐1‐07‐Sept‐30‐08 Disconnect existing electical, remove kiosk & equipment, connect new VFD, 

change out pump start float, supply and install alarm light, supply & install 

resonator pads.

$5,906.79 sanitary

Oct‐1‐07‐Sept‐30‐08 Supply & install foundation framing wall, roof trusses, shingles, hardiplank, & 

soffit

$6,605.55 sanitary

Oct‐1‐07‐Sept‐30‐08 Supply power & control equipment for new electrical area, relocate inverter 

drive, fix problem with floats and levels (new floats required)

$6,791.20 sanitary

Oct‐1‐07‐Sept‐30‐08 Relocate inverter drive, attend motor trip & overflow level on (2) occasions, 

supply & install power & control equipment

$12,549.83 sanitary

Oct‐1‐07‐Sept‐30‐08 Supply & install deadlock & lockset $183.20 sanitary

Oct‐1‐07‐Sept‐30‐08 Assist Burnwood & Art's Plumbing with pump 

commissioning problems, enable second pump variable speed drive unit, 

pretrial new pump

$2,082.75 sanitary

Oct‐1‐07‐Sept‐30‐08 Install plywood & insulate pump house & install fence $7,090.65 sanitary

Oct‐1‐07‐Sept‐30‐08 Install cooling fan & thermostat, program & start up 

2nd VF drive unit, attend to pumping & level problems, remove 2nd submersible 

pump, install plumbing for 2nd above ground pump

$5,296.47 sanitary

Oct‐1‐07‐Sept‐30‐08 Remove exisiting pump, commision 2nd new pump,  install new float switches & 

conduits

$3,653.19 sanitary

Oct‐1‐07‐Sept‐30‐08 Fill holes Re: new pumps $420.00 sanitary

Feb‐26‐08 Pump house Install foundation framing wall & install roof trusses shingles / install hardiplan 

& soffit

$6,605.55 88 sanitary

Apr‐3‐08 Summit Drive Check pump, connected suction pipe/primed pump $168.00 55 ?

Jun‐25‐08 Car wash/catch basin service $250.00 6 storm

July‐3‐08 Summit Drive Remove old pump for repair $561.75 53 water

Jul‐3‐08 Remove water booster pump for repair $131.23 57 water

Aug‐11‐08 Edge of concrete chamber cracked  ‐ repair $99.75 58 sanitary

Aug‐20‐08 Heron & Otter Place 5hp booster pump $2,814.34 60 water

Aug‐21‐08 Summit Drive Replace nw booster pump ‐ repiped pump $1,055.25 54 water

Aug‐21‐08 Summit Drive & Heron Place Reconnect pump motor  $131.23 61 water

Aug‐28‐08 Throughout Line painting $2,756.14 82 road

Sep‐10‐08 Woodhaven Drive Patch paving by mailboxes $6,352.50 84 road

Sep‐21‐08 Throughout Paint road marking $483.00 83 road

Sept‐22‐08 Summit Drive Disconnect heat trace $65.61 9 road

Sep‐22‐08 Woodhaven lift station Insulate & seal pipes to tank $420.00 89 sanitary

Sept‐26‐08   Check problem with booster water pump $354.07 8 water

Oct‐8‐08 Street light repair $1,181.43 91 road

Oct‐15‐08 Fawn Place Paving $1,710.45 78 road

Nov‐19‐08   Car wash disposal ‐ pumpout pump station $996.98 10 sanitary

Nov‐21‐08 Sewage left pump ‐ to prime 2nd left pump $141.75 11 sanitary

Dec‐11‐08 Woodhaven Drive Install pressure gauges; install new float switch brackets / install high 

temperature alarms on both pumps/ pour new floor to create drain/ assist with 

clean out of tank/ attend pump commissioning/  install room heat & 

thermostat/ build, install, & commission pump control panel/ prepare control 

drawings

$12,267.41 85 sanitary

Feb 19‐09   Water pressure ‐ install tee on service line to check pressure drop $246.75 12 water

Mar‐30‐09 Fencing 20 x 8ft & post caps $434.80 76 road

May‐11‐09 Owl Place & Woodhaven  Paving repairs $12,300.75 79 road

May‐11‐09 Fencing 12 x 8ft & post caps $292.18 77 road

May‐15‐09 Heron Place Cement repairs $114.17 80 road

May‐15‐09 Road maintenance & signs/landscaping $932.99 13 road

May‐22‐09 Summit Drive Booster pump ‐ check pump replace 2 capilators on pump $204.75 16 water

Jun‐17‐09   Check over pump station control & power $98.43 14 sanitary

Jul‐17‐09 Summit Drive Video inspection of approx. 160 meters sanitary sewer $252.00 19 sanitary

Jul‐24‐09 Summit Drive Booster pump ‐ replace 1 capilator on pump ‐ prime left pump $251.25 17 water

VIS 830 Long Lake Heights

Common Area Work Performed
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Date Location Description Value Attach# Utility

VIS 830 Long Lake Heights

Common Area Work Performed

Jun‐30‐09   Install digital pressure gauges on Pumps 1 & 2

Check problem with Pump 2 losing prime

$1,313.25 15 sanitary

Aug‐14‐09 Summit Drive Repair to booster pump ‐ new motor/cycle stop valve $2,707.95 18 water

Sept‐16‐09 Check direction of waterline at valve $99.75 50 water

Oct‐5‐09 1 ‐ speed hump & 350ft of curbing $3,045.00 74 road

Jan‐12‐10 Marsh Wren Place Excavate & replace 10' heavy wall drainage pipe from manhole to creek backfill 

& level

$2,037.00 51 storm

Feb‐19‐10 Booster pump remove for repair & replace $824.25 46 water

May‐7‐10 Roustabout repair $805.74 47 sanitary

May‐7‐10 Repairs on pump #1 $1,588.88 48 sanitary?

May‐10‐10 3 minute smoke emitters case 12 $138.25 49 storm / 

sanitary

Jun‐22‐10 Jet flush & clear outlet line from C/B  Remove asphalt & pump out C/B $567.00 45 storm

Jul‐28‐10 Woodhaven Drive Video inspection of sanitary/storm sewers $478.80 73 storm / 

sanitary

Sep‐14‐10 Woodhaven Drive Line painting $1,400.00 75 road

Sept‐20‐10 Summit & Quail Repair broken 2" PVC pipe broken at main $948.64 43 water

Sept‐20‐10 Hydro excavate for water main repair on site/empty tank $784.00 44 water

Sept‐22‐10 Repair gravel/pea/crush $3,752.99 42 road

Jan‐31‐11 Throughout Pump flush & clean 39 catch basins haul away & dispose of waste $1,747.20 41 storm

Apr‐8‐11 Summit Drive Remove booster pump for repair & replace $1,640.80 40 water

Apr‐19‐11 Sewage pump station Install 2 knife valves on discharge pipe to isolate sewage pumps for repair $4,463.20 39 sanitary

Apr‐29‐11 Lift station pump Repairs on lift station pump $1,713.23 37 sanitary

Jun‐27‐11 Woodhaven Drive Replace old CB w/new also regrade road way for drainage $4,995.20 38 storm

Sep‐20‐11 Throughout Road marking asphalt surfaces $4,655.84 72 road

Sept‐21‐11 Summit Drive Painting of aluminum pipe $2,744.00 36 ?

Oct‐11‐11 Woodhaven Drive Check problem with sewage pump $186.18 35 sanitary

Oct‐31‐11 Throughout Bruce Campbell plumbing contract $5,214.72 90 storm

Nov‐18‐11 Throughout Clean up after windstorm ‐ storm drains & debris off roads $160.00 69 storm

Nov‐22‐11 Jet flush & clear main sewer line/cameral line & remove grease build up.  Pump 

& dispose of contents in pump chamber

$186.18 34 sanitary

April‐14‐12 Lift pumps Primed both pumps.  Discharge line on one pump leaking ‐ to repair later $218.40 32 sanitary

May‐3‐12 Throughout Road sweeping $1,512.00 71 road

 May‐25‐12 Lift station Repaired leaking coupling in pit lift station $812.00 33 sanitary

Sep‐13‐12 Throughout Line / sign painting $2,054.08 70 road

Nov‐30‐12 Pump stations Change out float switches on small pumping station 3 of 4.  $2,127.15 31 sanitary

Jan‐7‐13 Lift pumps Check 2 sewer lift pumps.  Order new check valves for pumps $106.40 29 sanitary

Feb‐15‐13 Lift pumps Remove suction lines & replace flapper check valve $621.60 28 sanitary

Feb‐20‐13 Lamps incandescent/halogen $2.17 30 sanitary

Feb‐20‐13 Repairs on Pump #1 $1,696.02 27 sanitary

Mar‐22‐13 Service on Marathon 20HP motor $521.00 26 sanitary

Mar‐31‐13 Woodhaven Drive Materials used to change out disconnect switch at small pump house  $941.93 25 sanitary

Apr‐4‐13 Throughout Road sweeping $637.88 68 road

Jun‐13‐13 120 Woodhaven Drive Change out main disconnect switch in small pump house.  Change out ground 

lights

$1,041.23 24 sanitary

Sep‐1‐13 Beside lot 62 Tree removal ‐ chip & remove all brush $315.00 67 road

Sep‐24‐13 Otter Place Remove broken asphalt & tree roots/rebase w/gravel & repave & reinstall 

curbing

$4,116.00 66 road

Oct‐12‐13 Throughout Line / sign painting $1,975.68 62 road

Nov‐20‐13 Lot 204 ‐ Ferntree Place Jack hammer asphalt & concrete to expose root bound pipe.  Excavate & 

replace pipe w/ good t.  

$819.00 20 storm

Feb‐28‐14 Feldging & Summit Drive Pump, clean, & dispose of sand from 4 catch basins

Remove sand etc. camera & flush drain behind 341

$1,071.00 21 storm

May‐9‐14 Booster pump pressure too low.  Raised pressure on regulator $141.75 22 water

May‐14‐14 Throughout Road sweeping $779.63 63 road

Jul‐17‐14 Pump stations Power washing both pump station pads $40.00 64 sanitary

Sep‐11‐14 Throughout Line / sign painting $2,020.48 65 road

Sep‐15‐14 Throughout Pump, clean, & flush all thirty‐nine catch basins $2,457.00 23 storm

Oct‐20‐14 720 Marsh Wren Place Use vac truck to remove roots from outlet line to main.  $672.00 2 storm

Oct‐14‐14 720 Fawn Place Auger, clean & remove roots from catch basin $231.00 3 storm

Oct‐14‐14 341 Fledging Place Lift man hole & remove sand.  Jet flush downhill to clear $189.00 4 sanitary

Nov‐14‐14 Remove wheel barrow full of sand.  Bring in pipe eye & jet flush to get running.  

Jack hammer concrete around pipe & remove 10' of concrete from inside of 

pipe

$2,913.75 1 storm

2015 Summit Dr (Swan to Rainbow) Paving $96,000.00 NA road

2015 Swan Place Paving $14,000.00 NA road

2015 Woodhaven Drive Complete replacement of woodhaven pump $10,000.00 NA sanitary
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Long Lake Heights 

Depreciation Report 

Sheds, Electrical, Retaining walls 

To: Concise strata management 

       Long Lake Heights Strata Council 

From: Rob Turgeon / Chris Edmunds 

Date: 2017/01/04 

 

A thorough review of the ground was completed over a two week period. It must be noted that this 

was only a visual inspection of the many walls, electrical and sheds throughout the property. At this 

point we did not uncover any issues that would merit any further investigation, however there were a 

series of glaring issues that will be covered in the following.  

1) Sheds, most if not all sheds are in need of an over haul to maintain a presentation level 

expected of our neighbourhood this includes roofing, doors and locks, paint, new or repaired 

trim, replacement of some rotten siding and a total cleaning and grading of the land surrounding 

these buildings. It is our opinion that that all of these buildings are in a condition that is 

currently repairable with exception in a few localized areas. If these repairs are not completed 

within the next coming years the minor problems occurring will most certainly be exaggerated. 

An estimate cost per shed is an average, with some being more substantial than others. Cost to 

repair and improve $ 1,850.00 – 3,500.00 each respectively. It must be noted that there are a 

few things that will need to be addressed without delay. For further details on this Chris or I are 

readily available. 

2) Electrical, all electrical viewed is currently in working order, with that said there are a number of 

areas that are becoming outdated and a plan moving forward should be implemented. Clear and 

concise labeling of the systems that are in use and LIVE within the sheds. There are a number of 

old and obsolete mechanisms that have been left intact within the sheds as inevitable repairs 

and upgrades have been done over the years. It is recommended that this is cleaned up or 

labled in a clear fashion so that in the event of any situation a person may discern between 

relevant equipment. Most if not all current electrical equipment within the sheds is in good 

working order for the foreseeable future. Lampposts are from the original development and are 

beginning to degrade. The wiring within the lamp posts is dated not weatherproof and many of 

the lamp globe fasteners are stripped making replacement tricky at best. Also a number of 

lampposts are located in conspicuous or awkward locations as development of the area has 

progressed over the years and others are leaning or have undergone conforming repairs. It is 

our recommendation that the council may entertain the project of replacement and updating of 

the lamp posts, a quote can be provided upon request. There is one specific point that needs to 

be addressed immediately within the scope of electrical. The power pole in the summit hairpin 



turn shed is completely rotten. Remediation or replacement is required. We are more than 

happy to meet with council to determine the best resolution to alleviate the risk of a down 

powerline or liability. 

3) Retaining Walls, There are many retaining wall within the strata 830 territory most if not all of 

these walls were from the original development. These walls were built with a number of 

different methods wood, reinforced concrete and concrete block. I will begin with the wood 

constructed retaining walls, wood is not a suitable material for retaining wall infrastructure even 

with modern geotechnical technologies and methods would should not be used and therefor 

these walls should be replaced with the appropriate methods to today’s standards. Some of 

these wood constructed retaining walls have failed and are in the process of failing. The largest 

of these walls is located on Marsh Wren located just up from Ross Rd. on the north east end of 

the strata. This wall is currently in danger of collapsing and a number of visual signs are 

apparent such as bulging and cracks above from slope creep. Although there is no real danger as 

a result of this wall collapsing it is in complete disrepair and needs to be replaced. There is also a 

number of small (less than 2’ tall) wood walls that are in disrepair, these walls do not endanger 

the community in any way but are more of an eye sore than anything else. These walls are 

located at the visitor parking on rainbow as well as the visitor parking at the west end of summit 

and Salal. In addition to these wood walls there is one more that I am unsure if it is in fact 

common property or not but worth mentioning due to its state of imminent collapse. This wall is 

bordering on the high side of Ferntree and if it fails at some point it will be encroaching on an 

already narrow laneway. I would recommend that any and all of the wood retaining walls 

throughout the strata be replaced within 2 or three years starting with Marsh Wren. As for the 

number of reinforced concrete retaining walls they all seem to be in good condition with no 

visible signs of hydraulic build up behind the walls, no cracking or movement is evident which is 

great news because there are a number of these walls that are quite substantial the only note 

that I may make of all of these walls is that they appear quite weathered which may affect the 

overall look of the strata. This could be remedied by a simple stone veneer but by no means 

necessary for the overall health of the walls. The concrete block walls are also in good condition 

and don’t appear to have any visual signs of degradation. It is our recommendation that 

consideration only be given to the wood walls within the strata, the concrete appears to be 

strong for many years to come.  

Please note that the content of this report is a thorough inspection for report purposes only. If there 

is any issues that arise or were overlooked that are deemed to be important a specific assessment can 

be provided at that time. If more detailed information is required please feel free to contact us. We are 

available to discuss any of the items covered or new ones at hand. I will also attach a few photo’s for 

your convenience. 

 

Regards, 

Rob Turgeon 

Chris Edmunds 
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Kevin Dougan

From: Kevin Dougan
Sent: Wednesday, January 27, 2016 8:49 AM
To: Melissa@concisemgmt.com
Cc: Rob Hoffman; cmiller@levelton.com
Subject: RE: Long Lake Heights Infrastructure Study

Hi Melissa, 
 
I had a phone conversation with Ron yesterday afternoon and we discussed my maintenance questions.  I have tried to 
summarize the results of our conversation below.  I have noted Ron’s answers in red.  I don’t believe that further 
information on the pumps installed is critical to completion of the report, but if you wanted to track it down from Art’s 
and Burwood that would help us refine our estimated lifespan and replacement cost. 
 

1. Have some or all of the valves, flushouts and manholes that we had recommended be located been exposed?  If 
only some, then which ones remain?  (4.1.1, 4.2.1, 4.3.1) 
All have been located and exposed 
 

2. Has any leakage testing been conducted on the watermain system?  If so, are results available?  (4.1.2) 
No leakage testing has been conducted 
 

3. Have any flushouts been added to the watermain system?  If so, where?(4.1.3) 
No 
 

4. Are we correct in understanding that very little or no replacement of sewer or water pipes have has been 
completed since 2003?  If replacements have occurred, please note location and estimated length. 
No major replacements have occurred, only spot repairs where leaks have been detected. 
 

5. Do you have any more information, drawings or specifications on the new pump that was installed in the water 
booster station? (2008?)  (4.1.4) 
One new pump was installed in 2015.  No further info on the type of pump.  Information available from installer, 
Art’s Plumbing. 
 

6. Has the current location of the sanitary forcemain (PS#2 to discharge) been confirmed?  (4.2.6) 
Ron knows location of discharge on Ross Rd. 
 

7. Do you have any more information, drawings or specifications on the new pumps that were installed in the 
sanitary pump station #2? (2008?)  (4.2.5) 
No further info on type of pump.  Information available from installer, Burwood’s Electric Motor Service. 
 

8. Are we correct in understanding that the pumps in sanitary pump station #1 have not been replaced since 
2003?  Or is the $10,000 for Woodhaven pump shed mentioned in your email cover this cost?  Do you have any 
more info on what work was done at PS #1?  (4.2.5) 
One pump installed in 2003 and one in 2015.  The $10,000 for Woodhaven pump shed includes the new 
pump.  No further info on type of pump.  Information available from installer, Burwood’s Electric Motor Service.
 

9. Have any manhole lids or ladder rungs been installed or replaced since 2003?  If so, how many? 
None 
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10. Would you be able to provide us with a list of the roads that have been repaved over the last 10‐15 years, noting 
the year and length of each area?  (4.4) 
Paving areas completed in the past 8 years include: all of Summit Dr, Woodhaven Dr, Quail Pl, Marsh Wren Pl 
and half of Heron Pl and Charfinch Pl.  Have been spending ~$75‐90k /year on paving.  Approximately 3 more 
years left in paving plan. 

 
 
Thanks, 
Kevin  

 
Kevin Dougan   
  

 

PO Box 790, 194 Memorial Avenue, Parksville, BC, V9P 2G8 
T:250-248-3151  F:250-248-5362 kdougan@koers-eng.com 

   

From: Melissa Ruyter [mailto:melissa@concisemgmt.com]  
Sent: Tuesday, January 12, 2016 10:59 AM 
To: Kevin Dougan 
Subject: RE: Long Lake Heights Infrastructure Study 
 
Hi Kevin, 
 
Sorry for the delay, there is a nasty virus going around and IT had our system down for a days. 
 
Please see below my answers in red. 
 
Sincerely, 

 
Melissa Ruyter 
Managing Partner  
CONCISE STRATA MANAGEMENT 
202 – 572 Stewart Avenue 
Nanaimo, BC    
V9S 5T5 
(Ph) 250‐754‐4001 
 

From: Kevin Dougan [mailto:kdougan@koers-eng.com]  
Sent: Tuesday, January 05, 2016 5:15 PM 
To: Melissa Ruyter 
Subject: RE: Long Lake Heights Infrastructure Study 
 
Hi Melissa, 
 
In addition to the information below required for evaluating future expenditures, would you be able to provide me with 
the following information to assist with the Contingency Reserve Fund (CRF) funding models? 

 Current number of developed lots ‐ 220 

 Current CRF balance – As at January 12 ‐ $291,593.15 (less any of your fees for the report still to be billed) 

 Current CRF annual contributions per lot ‐ $5.36 per unit, per month (total $15,000 per annum) 
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 Do you have any feeling on what type of a funding model may be preferred? ie preference towards an increase 
in annual contributions vs special levies? – We need 3 models (a requirement under the legislation) and those 
models have typically been #1 – status quo, #3 – An increase, enough to cover expenses without special levies 
and the #2 – a combination of both, an increase, not a lot but enough to keep future assessments on the lower 
end. 

 
Will you also be able to work into your model staged projects? Ie: Replacing common property light standards or sewer 
line upgrades phased over a few years as we have done the paving in the past? With such a big development, a single 
larger scale project would not happen in one year but would be phased. 
 
Thanks, 
Kevin 
 

  
Kevin Dougan   
  

 

PO Box 790, 194 Memorial Avenue, Parksville, BC, V9P 2G8 
T:250-248-3151  F:250-248-5362 kdougan@koers-eng.com 

   

From: Melissa Ruyter [mailto:melissa@concisemgmt.com]  
Sent: Thursday, December 17, 2015 4:41 PM 
To: Kevin Dougan 
Subject: RE: Long Lake Heights Infrastructure Study 
 
Hi Kevin, 
 
I’ve sent this off to Ron for comment, I’ll get back in touch with you as soon as we have the information you need. 
 
Sincerely, 

 
Melissa Ruyter 
Managing Partner  
CONCISE STRATA MANAGEMENT 
202 – 572 Stewart Avenue 
Nanaimo, BC    
V9S 5T5 
(Ph) 250‐754‐4001 
 

From: Kevin Dougan [mailto:kdougan@koers-eng.com]  
Sent: Friday, December 11, 2015 12:23 PM 
To: Melissa Ruyter 
Subject: Long Lake Heights Infrastructure Study 
 
Hi Melissa, 
 
Koers & Associates has reviewed the material that you forwarded and compared it against the recommendations that 
were made in the previous report titled “2003 Infrastructure Reserve Fund Study”.  There are a few things listed below 
that we would like confirmed or clarified in order to move forward with the new report.  We have tried to add section 
numbers for recommendations from the previous report for your reference. 
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1. Have some or all of the valves, flushouts and manholes that we had recommended be located been exposed?  If 
only some, then which ones remain?  (4.1.1, 4.2.1, 4.3.1) 

2. Has any leakage testing been conducted on the watermain system?  If so, are results available?  (4.1.2) 
3. Have any flushouts been added to the watermain system?  If so, where?(4.1.3) 
4. Are we correct in understanding that very little or no replacement of sewer or water pipes have has been 

completed since 2003?  If replacements have occurred, please note location and estimated length. 
5. Do you have any more information, drawings or specifications on the new pump that was installed in the water 

booster station? (2008?)  (4.1.4) 
6. Has the current location of the sanitary forcemain (PS#2 to discharge) been confirmed?  (4.2.6) 
7. Do you have any more information, drawings or specifications on the new pumps that were installed in the 

sanitary pump station #2? (2008?)  (4.2.5) 
8. Are we correct in understanding that the pumps in sanitary pump station #1 have not been replaced since 

2003?  Or is the $10,000 for Woodhaven pump shed mentioned in your email cover this cost?  Do you have any 
more info on what work was done at PS #1?  (4.2.5) 

9. Have any manhole lids or ladder rungs been installed or replaced since 2003?  If so, how many? 
10. Would you be able to provide us with a list of the roads that have been repaved over the last 10‐15 years, noting 

the year and length of each area?  (4.4) 
 
 
Thanks, 
Kevin  
 

Kevin Dougan   
EIT 

 

 

PO Box 790, 194 Memorial Avenue 
Parksville, BC, V9P 2G8 
T:250-248-3151 F:250-248-5362 
kdougan@koers-eng.com 
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Kevin Dougan

From: smac28@telus.net <stevemcmullen@telus.net>
Sent: Thursday, August 03, 2017 6:14 PM
To: Kevin Dougan
Subject: Re: LLH Depreciation Report

Follow Up Flag: Follow up
Flag Status: Completed

Hi Kevin, 
For 2017, the Long Lake Heights budget has one item called CRF, and has about $15,000 allotted to 
it.  That would be where the $5.36/unit/month came from.  However, there were other line items that 
were long term, once in a blue moon capital expenditures also in the operating budget.  These were a 
retaining wall replacement and a major sewage lift pump replacement, which together totalled 
$55,000.  In the future those kind of items will show up in the CRF.  So it is just a change in how 
those kind of funds are identified in the budget.   
 
As for interest on the CRF balance, good on you if you can get 2%, but feel free to use whatever 
interest rate you used in your model for the other choices.  I did not apply earned interest for the 
balance in my assumptions, just inflation at 2% for the expenses.  I think the bank is offering about 
.5% on savings accounts right now, and even that is better than my investments (but that is another 
story...). 
The important thing is to have all three funding models using the same basic assumptions, so they 
can be evaluated on their relative merits. 
 
 
Regards, 
 
 

Steve 
 
 
----- Original Message ----- 
From: Kevin Dougan <kdougan@koers-eng.com> 
To: 'smac28@telus.net' (stevemcmullen@telus.net) <stevemcmullen@telus.net> 
Sent: Thu, 03 Aug 2017 16:39:44 -0600 (MDT) 
Subject: LLH Depreciation Report 
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1.0 OVERVIEW 

RB Engineering Ltd. has been retained to provide an electrical infrastructure 
depreciation report as outlined in the Strata Property Act for the Long Lake Heights 
Strata Corporation 830. 

The site was originally developed in 1981 and included the following electrical 
infrastructure: 

1. Decorative street lighting 

2. Six electrical sheds that feed street lighting and in-ground heating (for roadway 
snow melt). 

3. Two sewage lift stations 

4. One water booster station 

The purpose of this report is to provide a condition evaluation of the existing private 
electrical infrastructure, life cycle, and maintenance requirements (No review has been 
undertaken for BC Hydro, Telus, or Shaw utility infrastructure).  The condition evaluation 
consists of a visual inspection only on March 8, 2017 and March 22, 2017, no testing or 
detailed investigation was performed.  Life cycle estimates are based on the following 
Building Owners and Managers Association (BOMA) estimates: 

1. Light fixtures – 20 years 

2. Wire under 600V – 40 years 

3. Power panels – 30-40 years 

4. Circuit breakers – 30 years 

Recommended upgrades only consider works that will need to be done by a certified 
electrician or technician.  Estimated costs are summarised in Appendix A, are 
approximate, and are expressed in today’s value (no cost escalation or inflation is 
considered). 

2.0 Decorative Street Lighting 

The decorative street lights date back to the original development and consist of 
approximately 102 globe style luminaires on approximately 10’ high painted steel poles.  
The poles are mounted to a variety of different styles of concrete bases and have been 
relocated and partially buried due to development and landscaping changes over the 
years.  The poles’ condition and state of corrosion indicate that they have nearly reached 
their end of life.  Maintenance personnel have expressed that the mounting hardware for 
the poles and fixtures have rusted to the point where maintenance is becoming 
impractical.  There is no evidence that the conduit system is compromised but it is 
prudent to assume that some conduit runs will need to be replaced whenever new wire is 
pulled.  Further, some poles are in need of immediate repair due to damage or 
deterioration.  Based on BOMA standards and our observations, RB recommends the 
following: 

1.   Repair/make good the following poles immediately: 

a. Pole near 191 Woodhaven Drive 
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b. Pole on Swan Place 

c. Pole near 160 Rainbow Crescent 

d. Pole near 56 Squirrel Lane 

2. Replace all poles, bases, and wiring within the next 5 years. 

3. Replace approximately 10% of the street lighting conduit runs when the poles 
and wiring are replaced in within the next 5 years. 

3.0 Electrical Sheds 

The electrical sheds date back to the original development and consist of un-insulated, 
un-heated, sheds that are open to outdoor air flow and pest ingress.  Five of the sheds 
are equipped with a single incandescent light fixture, a 100A or 200A 120/240V single 
phase service, and distribution to serve street lighting and in-ground heating.  Shed 3 
includes a 600A 120/240V single phase service and distribution to serve street lighting, 
in-ground heating, and the east sewage lift station described below.  All of the electrical 
equipment in these sheds has weathered poorly and is in need of replacement.  
Maintenance personnel noted that much of the in-ground heating is non-functional.  The 
timber supporting the service mast at Shed 3 near 604 Summit Drive is badly rotted and 
may be in danger of failing.  Based on BOMA standards and our observations, RB 
recommends the following: 

1. Replace the Shed 3 service mast immediately. 

2. Replace all infrastructure in each shed within the next 5 years. 

The in-ground heating may optionally be repaired but is not included in our cost 
estimate. 

4.0 Sewage Lift Stations 

The east sewage lift station consists of a 400A 120/240V single phase distribution to 
feed building loads, in-ground heating, pump controls, and two 20hp pumps.  The pumps 
are three phase and are fed using phase converting variable frequency drives.  This 
shed was electrically upgraded in 2014 and is operating nominally.  With proper 
maintenance this shed should be serviceable for another 30 years based on BOMA 
standards.  The in-ground heating may optionally be repaired but is not included in our 
cost estimate. 

The west sewage lift station consists of a 200A 120/208V three phase service and 
distribution to feed house loads, street lighting, pump controls, and two pumps.  The 
station dates back to the original development and consist of an un-insulated, un-heated, 
shed that is open to outdoor air flow and pest ingress.  All of the electrical equipment in 
this station has weathered poorly and is in need of replacement.  The system includes 
non-functional phase-to-ground monitoring lights that suggest an ungrounded delta 
system.  Based on BOMA standards and our observations, RB recommends the 
following: 

1. Repair the phase-to-ground monitoring lights immediately (Or remove if system is 
now grounded). 

2. Replace all of the electrical equipment in this station within the next 5 years. 
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5.0 Water Booster Station 

The water booster consists of a 100A 120/240V single phase service and distribution to 
feed house loads, heat tracing, in-ground heating, street lighting, pump controls, and 
pumps.  The station dates back to the original development and consist of an un-
insulated, un-heated, shed that is open to outdoor air flow and pest ingress.  All of the 
electrical equipment in this station has weathered poorly and is in need of replacement.  
Based on BOMA standards and our observations, RB recommends replacing all of the 
electrical equipment in this station within the next 5 years.  The in-ground heating may 
optionally be repaired but is not included in our cost estimate. 
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6.0 APPENDIX A: Electrical Capital Cost Summary 

 



Immediate 1-5 Years 6-20 Years 21 Years +
Light pole repairs 500.00$        4 2,000.00$            2,000.00$      
Light Pole replacements 2,000.00$     102 204,000.00$       204,000.00$  
Replace approximately 300m of street lighting conduit 75.00$          300 22,500.00$          22,500.00$    
Replace the Shed 3 service mast 3,000.00$     1 3,000.00$            3,000.00$      
Replace electrical shed equipment (Shed 3) 15,000.00$   1 15,000.00$          15,000.00$    
Replace electrical shed equipment (remaining Sheds) 5,000.00$     5 25,000.00$          25,000.00$    
Replacement of east sewage lift station electrical 20,000.00$   1 20,000.00$          20,000.00$   
Repair phase-to-ground lights 500.00$        1 500.00$               500.00$          
Replacement of west sewage lift station electrical 10,000.00$   1 10,000.00$          10,000.00$    
Replacement of water booster station electrical 10,000.00$   1 10,000.00$          10,000.00$    
Total: 312,000.00$       5,500.00$      286,500.00$  -$              20,000.00$   
Notes:
1. Maintenance costs are not included in this table.
2. Taxes are not included.

Appendix A: Electrical Capital Cost Summary
Estimated Timeline of Investment

Item Unit Cost Quantity Cost Sub-Total



 

 

 

 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX  D 
 

Depreciation Report – Structural Items 
(Read Jones Christoffersen) 
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Financial Model Data
Aug 03, 2017

Model #1 - Status Quo

Year Expenses

Strata Fee 

Contribution   

/Lot/Year Strata Fees

Special Levy 

per lot Special Levy Fund Balance

Combined 

Expense/

Unit/Year

2017 -$               300$                  69,900.00$    -$               -$               302,123$       300$       

2018 (130,585)$      300$                  69,900.00$    1,000$           220,000$       467,481$       1,300$    

2019 (125,156)$      300$                  69,900.00$    -$               -$               421,575$       300$       

2020 (131,973)$      300$                  69,900.00$    -$               -$               367,933$       300$       

2021 (129,091)$      300$                  69,900.00$    -$               -$               316,101$       300$       

2022 (125,926)$      300$                  69,900.00$    -$               -$               266,397$       300$       

2023 (13,916)$        300$                  69,900.00$    1,000$           220,000$       547,709$       1,300$    

2024 (43,149)$        300$                  69,900.00$    -$               -$               585,414$       300$       

2025 (87,725)$        300$                  69,900.00$    -$               -$               579,297$       300$       

2026 (149,864)$      300$                  69,900.00$    -$               -$               510,920$       300$       

2027 (194,573)$      300$                  69,900.00$    -$               -$               396,465$       300$       

2028 (273,964)$      300$                  69,900.00$    4,000$           880,000$       1,080,331$    4,300$    

2029 (281,754)$      300$                  69,900.00$    -$               -$               890,083$       300$       

2030 (291,279)$      300$                  69,900.00$    -$               -$               686,505$       300$       

2031 (311,843)$      300$                  69,900.00$    -$               -$               458,292$       300$       

2032 (320,508)$      300$                  69,900.00$    -$               -$               216,850$       300$       

2033 (311,746)$      300$                  69,900.00$    6,000$           1,320,000$    1,299,340$    6,300$    

2034 (465,311)$      300$                  69,900.00$    -$               -$               929,916$       300$       

2035 (341,565)$      300$                  69,900.00$    -$               -$               676,849$       300$       

2036 (338,914)$      300$                  69,900.00$    -$               -$               421,373$       300$       

2037 (334,278)$      300$                  69,900.00$    -$               -$               165,422$       300$       

2038 (451,891)$      300$                  69,900.00$    8,000$           1,760,000$    1,546,739$    8,300$    

2039 (464,394)$      300$                  69,900.00$    -$               -$               1,183,180$    300$       

2040 (394,038)$      300$                  69,900.00$    -$               -$               882,706$       300$       

2041 (384,716)$      300$                  69,900.00$    -$               -$               585,544$       300$       

2042 (395,446)$      300$                  69,900.00$    -$               -$               271,709$       300$       

2043 (387,660)$      300$                  69,900.00$    8,000$           1,760,000$    1,719,383$    8,300$    

2044 (395,988)$      300$                  69,900.00$    -$               -$               1,427,683$    300$       

2045 (407,285)$      300$                  69,900.00$    -$               -$               1,118,852$    300$       

2046 (444,070)$      300$                  69,900.00$    -$               -$               767,059$       300$       

2047 (419,514)$      300$                  69,900.00$    -$               -$               432,786$       300$       

Model #2 - Fully Funded

Year Expenses

Strata Fee 

Contribution   

/Lot/Year Strata Fees

Special Levy 

per lot Special Levy Fund Balance

Combined 

Expense/

Unit/Year

2017 -$               300 69,900.00$    -$               -$               302,123$       300$       

2018 (130,585)$      530 123,490.00$  -$               -$               301,071$       530$       

2019 (125,156)$      559 130,281.95$  -$               -$               312,219$       559$       

2020 (131,973)$      590 137,447.46$  -$               -$               323,937$       590$       

2021 (129,091)$      622 145,007.07$  -$               -$               346,332$       622$       

2022 (125,926)$      657 152,982.46$  -$               -$               380,316$       657$       

2023 (13,916)$        693 161,396.49$  -$               -$               535,402$       693$       

2024 (43,149)$        731 170,273.30$  -$               -$               673,234$       731$       

2025 (87,725)$        771 179,638.33$  -$               -$               778,612$       771$       

2026 (149,864)$      813 189,518.44$  -$               -$               833,839$       813$       

2027 (194,573)$      858 199,941.95$  -$               -$               855,885$       858$       

2028 (273,964)$      905 210,938.76$  -$               -$               809,978$       905$       

2029 (281,754)$      955 222,540.39$  -$               -$               766,964$       955$       

2030 (291,279)$      1,008 234,780.11$  -$               -$               725,804$       1,008$    

2031 (311,843)$      1,063 247,693.02$  -$               -$               676,170$       1,063$    

2032 (320,508)$      1,122 261,316.13$  -$               -$               630,501$       1,122$    

2033 (311,746)$      1,183 275,688.52$  -$               -$               607,053$       1,183$    

2034 (465,311)$      1,248 290,851.39$  -$               -$               444,735$       1,248$    

2035 (341,565)$      1,317 306,848.22$  -$               -$               418,912$       1,317$    
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2036 (338,914)$      1,389 323,724.87$  -$               -$               412,102$       1,389$    

2037 (334,278)$      1,466 341,529.74$  -$               -$               427,596$       1,466$    

2038 (451,891)$      1,546 360,313.87$  -$               -$               344,570$       1,546$    

2039 (464,394)$      1,577 367,520.15$  -$               -$               254,587$       1,577$    

2040 (394,038)$      1,609 374,870.55$  -$               -$               240,512$       1,609$    

2041 (384,716)$      1,641 382,367.96$  -$               -$               242,974$       1,641$    

2042 (395,446)$      1,674 390,015.32$  -$               -$               242,403$       1,674$    

2043 (387,660)$      1,707 397,815.63$  -$               -$               257,407$       1,707$    

2044 (395,988)$      1,742 405,771.94$  -$               -$               272,339$       1,742$    

2045 (407,285)$      1,776 413,887.38$  -$               -$               284,388$       1,776$    

2046 (444,070)$      1,812 422,165.13$  -$               -$               268,171$       1,812$    

2047 (419,514)$      1,848 430,608.43$  -$               -$               284,629$       1,848$    

Model #3 - Balanced

Year Expenses

Strata Fee 

Contribution   

/Lot/Year Strata Fees

Special Levy 

per lot Special Levy Fund Balance

Combined 

Expense/

Unit/Year

2017 -$               300$                  69,900.00$    -$               -$               302,123$       300$       

2018 (130,585)$      300$                  69,900.00$    -$               -$               247,481$       300$       

2019 (125,156)$      300$                  69,900.00$    -$               -$               197,175$       300$       

2020 (131,973)$      300$                  69,900.00$    1,000$           220,000$       359,045$       1,300$    

2021 (129,091)$      300$                  69,900.00$    -$               -$               307,035$       300$       

2022 (125,926)$      300$                  69,900.00$    -$               -$               257,150$       300$       

2023 (13,916)$        500$                  116,500.00$  -$               -$               364,877$       500$       

2024 (43,149)$        500$                  116,500.00$  -$               -$               445,525$       500$       

2025 (87,725)$        500$                  116,500.00$  1,000$           220,000$       703,211$       1,500$    

2026 (149,864)$      500$                  116,500.00$  -$               -$               683,911$       500$       

2027 (194,573)$      500$                  116,500.00$  -$               -$               619,517$       500$       

2028 (273,964)$      800$                  186,400.00$  -$               -$               544,343$       800$       

2029 (281,754)$      800$                  186,400.00$  -$               -$               459,876$       800$       

2030 (291,279)$      800$                  186,400.00$  2,000$           440,000$       804,194$       2,800$    

2031 (311,843)$      800$                  186,400.00$  -$               -$               694,835$       800$       

2032 (320,508)$      800$                  186,400.00$  -$               -$               574,623$       800$       

2033 (311,746)$      1,000$               233,000.00$  -$               -$               507,369$       1,000$    

2034 (465,311)$      1,000$               233,000.00$  -$               -$               285,206$       1,000$    

2035 (341,565)$      1,000$               233,000.00$  3,000$           660,000$       842,345$       4,000$    

2036 (338,914)$      1,000$               233,000.00$  -$               -$               753,278$       1,000$    

2037 (334,278)$      1,000$               233,000.00$  -$               -$               667,066$       1,000$    

2038 (451,891)$      1,000$               233,000.00$  -$               -$               461,515$       1,000$    

2039 (464,394)$      1,000$               233,000.00$  -$               -$               239,352$       1,000$    

2040 (394,038)$      1,000$               233,000.00$  3,500$           770,000$       853,101$       4,500$    

2041 (384,716)$      1,000$               233,000.00$  -$               -$               718,447$       1,000$    

2042 (395,446)$      1,000$               233,000.00$  -$               -$               570,370$       1,000$    

2043 (387,660)$      1,000$               233,000.00$  -$               -$               427,118$       1,000$    

2044 (395,988)$      1,000$               233,000.00$  -$               -$               272,672$       1,000$    

2045 (407,285)$      1,000$               233,000.00$  3,500$           770,000$       873,841$       4,500$    

2046 (444,070)$      1,000$               233,000.00$  -$               -$               680,247$       1,000$    

2047 (419,514)$      1,000$               233,000.00$  -$               -$               507,339$       1,000$    
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Long Lake Heights Strata
Projected Expenses (Future Value) April 10, 2017

Asset Description Comments Quantity Unit
Unit Cost 
Estimate

Total Cost 
(PV)

Cost 
Remaining 
(After 2046)

2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047

Pavement 

Crack Sealing Every 10 years 2,000 lm $5 $10,000 $0 $0 $0 $0 $11,314 $0 $0 $0 $0 $0 $0 $0 $0 $0 $14,483 $0 $0 $0 $0 $0 $0 $0 $0 $0 $18,539 $0 $0 $0 $0 $0

Line Painting Every 2 years 1 LS $2,500 $2,500 $0 $2,627 $0 $2,760 $0 $2,899 $0 $3,046 $0 $3,200 $0 $3,362 $0 $3,532 $0 $3,711 $0 $3,899 $0 $4,097 $0 $4,304 $0 $4,522 $0 $4,751 $0 $4,991 $0 $5,244

Shoulder Gravel 2,800 m
2 $7 $19,600 $20,090 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Asphalt Resurfacing $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

 Group 1 1-10 years 1,220 m
2 $50 $61,000 $62,525 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

 Group 2 11-20 years 3,900 m
2 $50 $195,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $127,928 $131,127 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

 Group 3 21-30 years 2,630 m
2 $50 $131,500 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $110,433 $113,193 $0 $0 $0 $0 $0 $0 $0 $0

 Group 4 31-40 years 17,300 m
2 $50 $865,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Pavement $0 $82,615 $2,627 $0 $2,760 $11,314 $2,899 $0 $3,046 $0 $3,200 $127,928 $134,489 $0 $3,532 $14,483 $3,711 $0 $3,899 $0 $4,097 $110,433 $117,497 $0 $4,522 $18,539 $4,751 $0 $4,991 $0 $5,244

Water 
Repair Off Plumb Hydrants & 

Valves
1-2 years 6 ea $500 $3,000 $0 $3,152 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 

Install Flushouts 2-5 years 7 ea $2,500 $17,500 $0 $18,386 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 

Leakage Testing Every 15 years 1 LS $10,000 $10,000 $0 $0 $10,769 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $15,597 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 

Flow Testing Every 15 years 1 LS $5,000 $5,000 $0 $0 $5,384 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $7,798 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 

Mainline Pipe Replacement $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

 100 mm PVC 20-45 years 400 lm $350 $140,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $163,713 $125,854 

 150 mm PVC 20-45 years 1,200 lm $400 $480,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $144,698 $185,394 $190,029 $194,780 $199,650 $0 $0 

 200 mm PVC 20-45 years 1,600 lm $450 $720,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $152,162 $155,966 $159,865 $163,862 $167,958 $172,157 $176,461 $36,175 $0 $0 $0 $0 $0 $0 

Water Booster Station Pumps 15-20 years 1 LS $6,000 $6,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $8,907 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 

Total Water System $0 $0 $21,538 $16,153 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $8,907 $152,162 $179,361 $159,865 $163,862 $167,958 $172,157 $176,461 $180,873 $185,394 $190,029 $194,780 $199,650 $163,713 $125,854

Sanitary Sewer
Mainline Pipe (Services & Manholes Included)

Clean/Flush Manholes and 

Cleanouts
Every 5 years 100 ea $65 $6,500 $0 $0 $0 $7,175 $0 $0 $0 $0 $8,118 $0 $0 $0 $0 $9,184 $0 $0 $0 $0 $10,391 $0 $0 $0 $0 $11,757 $0 $0 $0 $0 $13,302 $0 

Upgrade Manholes w carriage 

bolts, ladder rungs, lid, frame 
1-5 years 1 LS $3,250 $3,250 $0 $3,415 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Smoke Testing 1-5 years 4,200 lm $2.50 $10,500 $0 $0 $5,654 $5,795 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Video Camera Inspection 1-5 years 4,200 lm $5 $21,000 $0 $0 $11,307 $11,590 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Review Forcemain Alignment 1-2 years 1 LS $5,000 $5,000 $0 $5,253 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Gravity Pipe (100 - 200 mm dia) $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

 Within private lot 15-40 years 1,800 lm $400 $720,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $46,349 $190,029 $194,780 $199,650 $204,641 $209,757

 Within roadway 15-40 years 2,100 lm $450 $945,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $103,915 $152,162 $155,966 $159,865 $163,862 $167,958 $172,157 $176,461 $180,873 $139,046 $0 $0 $0 $0 $0

 Within pipe hangers 15-40 years 600 lm $550 $330,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $137,851 $141,297 $144,830 $44,535 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Forcemain Replacement $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

 Woodhaven to Summit 1-5 years 100 lm $550 $55,000 $0 $0 $0 $0 $62,227 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

 Woodhaven to Salal 15-30 years 450 lm $450 $202,500 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $148,451 $155,966 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Pump Station #1 Replacement
10 - 20 years           

(Incl. 2x15hp pumps)
2 ea $20,000 $40,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $51,203 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Pump Station #2 Replacement
8 - 10 years            

(Incl. 2x25hp pumps)
2 ea $30,000 $60,000 $0 $0 $0 $0 $0 $0 $0 $73,104 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Sanitary Sewer System $0 $0 $8,668 $16,961 $24,560 $62,227 $0 $0 $73,104 $8,118 $51,203 $0 $0 $137,851 $150,482 $144,830 $296,901 $308,128 $155,966 $170,256 $163,862 $167,958 $172,157 $176,461 $192,629 $185,394 $190,029 $194,780 $199,650 $217,942 $209,757

Storm Sewer
Mainline Pipe (Services, Manholes & Catch Basins Included) $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Clean/Flush Catch Basins Every 2 years 25 ea $72 $1,800 $1,845 $0 $1,938 $0 $2,037 $0 $2,140 $0 $2,248 $0 $2,362 $0 $2,481 $0 $2,607 $0 $2,739 $0 $2,878 $0 $3,023 $0 $3,176 $0 $3,337 $0 $3,506 $0 $3,684 $0

Clean/Flush Manholes and 

Cleanouts
Every 5 years 35 ea $63 $2,200 $0 $0 $0 $2,428 $0 $0 $0 $0 $2,747 $0 $0 $0 $0 $3,109 $0 $0 $0 $0 $3,517 $0 $0 $0 $0 $3,979 $0 $0 $0 $0 $4,502 $0

Upgrade Manholes w ladder 

rungs, lid & frame, grouting 
1-5 years 1 LS $2,875 $2,875 $0 $3,021 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Video Camera Inspection 1-5 years 2,000 lm $5 $10,000 $0 $0 $5,384 $5,519 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Mainline Pipe $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

 Within private lots 10-30 years 1,000 lm $300 $300,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $137,851 $141,297 $144,830 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

 Within roadways 10-30 years 1,000 lm $400 $400,000 $0 $0 $0 $0 $0 $0 $0 $0 $124,886 $128,008 $131,209 $134,489 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Storm Drain System $0 $1,845 $3,021 $7,323 $7,947 $2,037 $0 $2,140 $0 $129,882 $128,008 $133,570 $134,489 $140,332 $144,406 $147,437 $0 $2,739 $0 $6,395 $0 $3,023 $0 $3,176 $3,979 $3,337 $0 $3,506 $0 $8,186 $0

Major Maintenance Costs

Replacements Costs
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Long Lake Heights Strata
Projected Expenses (Future Value) April 10, 2017

Asset Description Comments Quantity Unit
Unit Cost 
Estimate

Total Cost 
(PV)

Cost 
Remaining 
(After 2046)

2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047

Major Maintenance Costs

Replacements Costs

Electrical
Streetlight Repairs 1-2 years 4 ea 500 $2,000 $2,050 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Streetlight Replacements 1-5 years 102 ea $2,000 $204,000 $0 $71,443 $73,229 $75,059 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Partial Streetlight Conduit 

Replacement
1-5 years 300 lm $75 $22,500 $0 $7,880 $8,077 $8,279 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Electrical Shed No. 3 Service 

Mast
1-2 years 1 LS $3,000 $3,000 $3,075 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Electrical Shed No. 3 

Equipment
1-5 years 1 LS $15,000 $15,000 $15,375 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Electrical Shed Equipment    

No. 1,2,4,5,6
1-5 years 5 ea 5000 $25,000 $0 $0 $0 $0 $28,285 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Repair Phase-to-Ground Lights 

Sewage PS # 2
1-2 years 1 LS $500 $500 $513 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Sewage Pump Station #2 

Electrical
21-30 years 1 LS $20,000 $20,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $35,292 $0 $0 $0 $0 $0 $0 $0

Sewage Pump Station #1 

Electrical
1-5 years 1 LS $10,000 $10,000 $10,250 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Water Booster Station 

Electrical
1-5 years 1 LS $10,000 $10,000 $0 $0 $0 $0 $11,314 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Electrical $0 $31,263 $79,322 $81,305 $83,338 $39,599 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $35,292 $0 $0 $0 $0 $0 $0 $0

Structures

Retaining Walls, Cast-in-Place 

Concrete
60-75 years 1 LS $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Retaining Walls, Wood-tie 1-15 years 1 LS $120,000 $120,000 $8,200 $8,405 $8,615 $8,831 $9,051 $9,278 $9,509 $9,747 $9,991 $10,241 $10,497 $10,759 $11,028 $11,304 $11,586 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Retaining Walls, 

Stone/Rock/Block Maintenance
Every Year 30 LS $1,000 $30,000 $1,025 $1,051 $1,077 $1,104 $1,131 $1,160 $1,189 $1,218 $1,249 $1,280 $1,312 $1,345 $1,379 $1,413 $1,448 $1,485 $1,522 $1,560 $1,599 $1,639 $1,680 $1,722 $1,765 $1,809 $1,854 $1,900 $1,948 $1,996 $2,046 $2,098

Shed Maintenance Every Year 30 LS $500 $20,000 $5,638 $525 $538 $552 $566 $580 $594 $609 $624 $640 $656 $672 $689 $706 $724 $742 $761 $780 $799 $819 $840 $861 $882 $904 $927 $950 $974 $998 $1,023 $1,049

Shed Replacement $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

 Electrical Sheds 21-30 years 6 ea $6,000 $36,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $75,512

 Water Booster Station 21-30 years 1 ea $5,000 $5,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $10,232 $0

 Sewage Pump Stations 21-30 years 2 ea $10,000 $20,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $40,928 $0

Sewer Pipe Supports 5-10 years 100 ea $250 $25,000 $0 $0 $0 $0 $0 $0 $29,717 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Structural $0 $14,863 $9,981 $10,230 $10,486 $10,748 $11,017 $41,010 $11,575 $11,864 $12,161 $12,465 $12,776 $13,096 $13,423 $13,759 $2,227 $2,282 $2,339 $2,398 $2,458 $2,519 $2,582 $2,647 $2,713 $2,781 $2,850 $2,922 $2,995 $54,230 $78,659

Total Expenses $0 $130,585 $125,156 $131,973 $129,091 $125,926 $13,916 $43,149 $87,725 $149,864 $194,573 $273,964 $281,754 $291,279 $311,843 $320,508 $311,746 $465,311 $341,565 $338,914 $334,278 $451,891 $464,394 $394,038 $384,716 $395,446 $387,660 $395,988 $407,285 $444,070 $419,514
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Long Lake Heights Strata
Projected Expenses (Present Value) April 10, 2017

Asset Description Comments Quantity Unit
Unit Cost 
Estimate

Total Cost
Cost 

Remaining 
(After 2046)

2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047

Pavement 

Crack Sealing Every 10 years 2,000 lm $5 $10,000 $10,000 $10,000 $10,000

Line Painting Every 2 years 1 LS $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500

Shoulder Gravel 2,800 m
2 $7 $19,600 $0 $19,600

Asphalt Resurfacing

 Group 1 1-10 years 1,220 m
2 $50 $61,000 $0 $61,000

 Group 2 11-20 years 3,900 m
2 $50 $195,000 $0 $97,500 $97,500

 Group 3 21-30 years 2,630 m
2 $50 $131,500 $0 $65,750 $65,750

 Group 4 31-40 years 17,300 m
2 $50 $865,000 $865,000

Total Pavement $0 $80,600 $2,500 $0 $2,500 $10,000 $2,500 $0 $2,500 $0 $2,500 $97,500 $100,000 $0 $2,500 $10,000 $2,500 $0 $2,500 $0 $2,500 $65,750 $68,250 $0 $2,500 $10,000 $2,500 $0 $2,500 $0 $2,500

Water 
Repair Off Plumb Hydrants & 

Valves
1-2 years 6 ea $500 $3,000 $0 $3,000 

Install Flushouts 2-5 years 7 ea $2,500 $17,500 $0 $17,500 

Leakage Testing Every 15 years 1 LS $10,000 $10,000 $10,000 $10,000 

Flow Testing Every 15 years 1 LS $5,000 $5,000 $5,000 $5,000 

Mainline Pipe Replacement

 100 mm PVC 20-45 years 400 lm $350 $140,000 $0 $80,000 $60,000 

 150 mm PVC 20-45 years 1,200 lm $400 $480,000 $0 $80,000 $100,000 $100,000 $100,000 $100,000 

 200 mm PVC 20-45 years 1,600 lm $450 $720,000 $0 $100,000 $100,000 $100,000 $100,000 $100,000 $100,000 $100,000 $20,000 

Water Booster Station Pumps 15-20 years 1 LS $6,000 $6,000 $0 $6,000 

Total Water System $0 $0 $20,500 $15,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $6,000 $100,000 $115,000 $100,000 $100,000 $100,000 $100,000 $100,000 $100,000 $100,000 $100,000 $100,000 $100,000 $80,000 $60,000

Sanitary Sewer
Mainline Pipe (Services & Manholes Included)

Clean/Flush Manholes and 

Cleanouts
Every 5 years 100 ea $65 $6,500 $6,500 $6,500 $6,500 $6,500 $6,500 $6,500 

Upgrade Manholes w carriage 

bolts, ladder rungs, lid, frame 
1-5 years 1 LS $3,250 $3,250 $0 $3,250

Smoke Testing 1-5 years 4,200 lm $2.50 $10,500 $0 $5,250 $5,250

Video Camera Inspection 1-5 years 4,200 lm $5 $21,000 $0 $10,500 $10,500

Review Forcemain Alignment 1-2 years 1 LS $5,000 $5,000 $0 $5,000

Gravity Pipe (100 - 200 mm dia)

 Within private lot 15-40 years 1,800 lm $400 $720,000 $195,000 $25,000 $100,000 $100,000 $100,000 $100,000 $100,000

 Within roadway 15-40 years 2,100 lm $450 $945,000 $0 $70,000 $100,000 $100,000 $100,000 $100,000 $100,000 $100,000 $100,000 $100,000 $75,000

 Within pipe hangers 15-40 years 600 lm $550 $330,000 $0 $100,000 $100,000 $100,000 $30,000

Forcemain Replacement

 Woodhaven to Summit 1-5 years 100 lm $550 $55,000 $0 $55,000

 Woodhaven to Salal 15-30 years 450 lm $450 $202,500 $0 $100,000 $102,500

Pump Station #1 Replacement
10 - 20 years           

(Incl. 2x15hp pumps)
2 ea $20,000 $40,000 $0 $40,000

Pump Station #2 Replacement
8 - 10 years            

(Incl. 2x25hp pumps)
2 ea $30,000 $60,000 $0 $60,000

Total Sanitary Sewer System $0 $0 $8,250 $15,750 $22,250 $55,000 $0 $0 $60,000 $6,500 $40,000 $0 $0 $100,000 $106,500 $100,000 $200,000 $202,500 $100,000 $106,500 $100,000 $100,000 $100,000 $100,000 $106,500 $100,000 $100,000 $100,000 $100,000 $106,500 $100,000

Storm Sewer
Mainline Pipe (Services, Manholes & Catch Basins Included)

Clean/Flush Catch Basins Every 2 years 25 ea $72 $1,800 $1,800 $1,800 $1,800 $1,800 $1,800 $1,800 $1,800 $1,800 $1,800 $1,800 $1,800 $1,800 $1,800 $1,800 $1,800

Clean/Flush Manholes and 

Cleanouts
Every 5 years 35 ea $63 $2,200 $2,200 $2,200 $2,200 $2,200 $2,200 $2,200

Upgrade Manholes w ladder 

rungs, lid & frame, grouting 
1-5 years 1 LS $2,875 $2,875 $0 $2,875

Video Camera Inspection 1-5 years 2,000 lm $5 $10,000 $0 $5,000 $5,000

Mainline Pipe

 Within private lots 10-30 years 1,000 lm $300 $300,000 $0 $100,000 $100,000 $100,000

 Within roadways 10-30 years 1,000 lm $400 $400,000 $0 $100,000 $100,000 $100,000 $100,000

Total Storm Drain System $0 $1,800 $2,875 $6,800 $7,200 $1,800 $0 $1,800 $0 $104,000 $100,000 $101,800 $100,000 $101,800 $102,200 $101,800 $0 $1,800 $0 $4,000 $0 $1,800 $0 $1,800 $2,200 $1,800 $0 $1,800 $0 $4,000 $0

Major Maintenance Costs

Replacements Costs
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Long Lake Heights Strata
Projected Expenses (Present Value) April 10, 2017

Asset Description Comments Quantity Unit
Unit Cost 
Estimate

Total Cost
Cost 

Remaining 
(After 2046)

2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047

Major Maintenance Costs

Replacements Costs

Electrical
Streetlight Repairs 1-2 years 4 ea 500 $2,000 $0 $2,000

Streetlight Replacements 1-5 years 102 ea $2,000 $204,000 $0 $68,000 $68,000 $68,000

Partial Streetlight Conduit 

Replacement
1-5 years 300 lm $75 $22,500 $0 $7,500 $7,500 $7,500

Electrical Shed No. 3 Service 

Mast
1-2 years 1 LS $3,000 $3,000 $0 $3,000

Electrical Shed No. 3 Equipment 1-5 years 1 LS $15,000 $15,000 $0 $15,000

Electrical Shed Equipment    No. 

1,2,4,5,6
1-5 years 5 ea 5000 $25,000 $0 $25,000

Repair Phase-to-Ground Lights 

Sewage PS # 2
1-2 years 1 LS $500 $500 $0 $500

Sewage Pump Station #2 

Electrical
21-30 years 1 LS $20,000 $20,000 $0 $20,000

Sewage Pump Station #1 

Electrical
1-5 years 1 LS $10,000 $10,000 $0 $10,000

Water Booster Station Electrical 1-5 years 1 LS $10,000 $10,000 $0 $10,000

Total Electrical $0 $30,500 $75,500 $75,500 $75,500 $35,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $20,000 $0 $0 $0 $0 $0 $0 $0

Structures

Retaining Walls, Cast-in-Place 

Concrete
60-75 years 1 LS

Retaining Walls, Wood-tie 1-15 years 1 LS $120,000 $120,000 $0 $8,000 $8,000 $8,000 $8,000 $8,000 $8,000 $8,000 $8,000 $8,000 $8,000 $8,000 $8,000 $8,000 $8,000 $8,000

Retaining Walls, 

Stone/Rock/Block Maintenance
Every Year 30 LS $1,000 $30,000 $0 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000

Shed Maintenance Every Year 30 LS $500 $20,000 $0 $5,500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $500

Shed Replacement

 Electrical Sheds 21-30 years 6 ea $6,000 $36,000 $0 $36,000

 Water Booster Station 21-30 years 1 ea $5,000 $5,000 $0 $5,000

 Sewage Pump Stations 21-30 years 2 ea $10,000 $20,000 $0 $20,000

Sewer Pipe Supports 5-10 years 100 ea $250 $25,000 $0 $25,000

Total Structural $0 $14,500 $9,500 $9,500 $9,500 $9,500 $9,500 $34,500 $9,500 $9,500 $9,500 $9,500 $9,500 $9,500 $9,500 $9,500 $1,500 $1,500 $1,500 $1,500 $1,500 $1,500 $1,500 $1,500 $1,500 $1,500 $1,500 $1,500 $1,500 $26,500 $37,500

Total Expenses $0 $127,400 $119,125 $122,550 $116,950 $111,300 $12,000 $36,300 $72,000 $120,000 $152,000 $208,800 $209,500 $211,300 $220,700 $221,300 $210,000 $305,800 $219,000 $212,000 $204,000 $269,050 $269,750 $223,300 $212,700 $213,300 $204,000 $203,300 $204,000 $217,000 $200,000
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Part 1 - Definitions 
 
Unless otherwise indicated, terms in these bylaws have the same meaning as those contained in 
the Strata Property Act, SBC 1998, Chapter 43 (the “Act”) and the Strata Property Regulation, BC 
Reg 43/2000 (the “Regulations”), as each may be amended from time to time. 
 
Annual General Meeting (AGM) means the annual meeting of all owners of the strata corporation, 
generally held shortly after the strata corporation’s fiscal year end of September 30th. 
  
Bylaw means the bylaws of the strata corporation, as amended from time to time.  
  
Dispute Resolution Committee means the committee formed as part of the voluntary dispute 
resolution process referred to in Part 8 of these bylaws.  
  
Eligible Voter means those persons defined in the Act as persons eligible to vote at an annual 
general meeting or special general meeting.  
 
Council Member means a registered owner of a strata lot elected to serve on council by registered 
owners of the strata corporation.  The spouse of an owner, who is not a registered owner, is 
eligible to be a council member. 
  
Fence includes fencing structures composed of any material including, but not limited to, wood, 
metal, plants, or hedges.  
 
Hearing means an opportunity to be heard in person. 
 
Home Based Business includes any business enterprise conducted by an owner, tenant, occupant, 
or paying occupant from or within a strata lot which, in the opinion of the strata council creates an 
increased demand on strata corporation facilities and services than normally anticipated for a 
strata lot (e.g. additional usage of sewer, water, and garbage).  
 
Occupant means a person who resides on a strata lot at a given time. 
 
Owner means a person, including an owner developer, who is a person shown in the register of a 
land title office as the owner of a freehold estate in a strata lot, whether entitled to it in the 
person's own right or in a representative capacity. 
 
Paying Occupant means an occupant residing on a strata lot, paying a rent to the tenant or the 
owner as remuneration for a room or suite within the residence. 
  
Property Manager (aka Strata Manager) means the company or entity retained, from time to 
time, to assist with management of the affairs of the strata corporation.  
  
Rules mean rules enacted by the strata corporation under the Act to govern use, safety, and 
condition of common property and common assets.  
 
Single Family Dwelling means a building that consists of one dwelling unit used, or intended to be 
used, as a residence for only one family.  
  
Special General Meeting (SGM) means a meeting of the owners of the strata corporation, other 
than an annual general meeting.  
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Standard Motor Vehicle gross vehicle weight rating under 5,500 kg, under 6.1m (20ft) length &     
under 2.1m (7ft) high that can park within a 200 square foot parking space.  
  
Strata Corporation means The Owners, Strata Plan VIS 830.  
 
Strata Council means the group of persons elected to exercise the powers and perform the duties 
of the strata corporation in accordance with Part 4 of these bylaws.  
  
Strata Fees means the fees to be paid by all owners to cover expenses of the strata corporation to 
be paid in accordance with Part 3 of these bylaws.  
 
Tenant means a renter of an entire strata lot as registered with the strata corporation. 
 
Tree means a tree as defined by the City of Nanaimo bylaws.  
 
User fees means the fees assessed under Part 3 regarding home based businesses.  
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Part 2 – Duties of the Strata Corporation 

1.  The duty of the strata corporation is to manage and regulate Long Lake Heights Estates 
STRATA PLAN VIS 830 for the benefit of all owners.   

 
Part 3 – Payment of Strata Fees and User fees 

 

Division 1 – 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. 

 
2. Payments of strata fees must be made by post-dated cheque, money order, or electronic 

pre-authorized payment (if available) and must be received by the property manager by 
12:00 noon on the due date.  
 

3. If an owner is late in paying any strata fees on or before the due date, interest may be 
applied to all overdue amounts at the rate of 10% per annum.   
 

4. In the event that an owner’s cheque for payment of strata fees is returned “Not Sufficient 
Funds”, the owner will be charged all user fees and costs incurred by the strata corporation 
relating to the returned cheque, including administrative fees.  
 

5. A fine of $25.00 per month, or any portion of the month, may be imposed for late payment 
of strata fees.  

 
Division 2 – Payment of User fees  
 
1.  An owner, tenant, occupant, or paying occupant of a strata lot that carries on a home based 

business creating increased demand on the facilities/services are required to register same 
with the strata council and will be required to pay a monthly user fee equivalent to the 
monthly strata fee in force at the time for that strata lot.   

 

Part 4 – Use of Property 

 

Division 1 – Home Based Businesses  
 

1. An owner, tenant, occupant, or paying occupant of a strata lot who proposes to carry on a 
home based business in that strata lot is required to make a prior written request to the 
strata council for approval of such business. 

 
2. The strata council has the authority to prohibit the operation of a home based business if it 

would be detrimental, inconvenient, or a nuisance to any other owner, tenant, occupant, or 
paying occupant. 
 

Division 2 – Repair and Maintenance of Property by owner  
 

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 the Act, Regulations, 
or the bylaws.  
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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 the 
Act, Regulations or the bylaws.  

 
3. If an owner of a strata lot fails to do work required by a work order or notice received 

under the Act, the strata corporation may do the required work.  Except in an emergency, 
the strata corporation must give the owner one weeks’ written notice before starting the 
work.  The owner is required to reimburse the strata corporation for the costs of the work 
done to comply with the work order.  

 
Division 3 – Repair and Maintenance of Property by Strata Corporation  

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

 
a. common assets of the strata corporation; and  
b. common property that has not been designated as limited common property. 
 

2. An owner, tenant, occupant, or visitor must allow a person authorized by the strata 
corporation to enter the strata lot (except the residence on the Strata lot):   

 
a. in an emergency, without notice, to ensure safety or prevent significant loss or 

damage to common property or common assets; and   
b. at a reasonable time on 48 hours’ written notice, to inspect, repair, or maintain 

common property, or common asset.   
 
Division 4 — General Use of Property  

 

1. An owner, tenant, occupant, or visitor must not use a strata lot or the common property or 
common assets of the strata corporation 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; 
e. is contrary to a purpose for which the strata lot, common property, or common asset 

is intended as shown expressly or by necessary implication on or by the strata plan, 
or by these bylaws.  

f. wastes or results in the excessive consumption of water. 
 

2. An owner, tenant, occupant, or visitor must not cause damage to the common property, or 
common assets.  

  
3. All owners, tenants, occupants, and visitors must comply with all terms and conditions of 

registered charges on the titles to the strata lots and on the common property register, 
including, but not limited to, building schemes, covenants, statutory rights of way, and 
easements.  (See Schedule B to these bylaws for the building scheme relating to the strata 
lots comprising Strata Plan VIS 830). 

  
4. Subject to the Act, the strata council may give an owner, tenant, occupant, or paying 

occupant permission to exclusively use the common assets or the common property that is 
not designated as limited common property. 
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5. Without restricting the generality of Part 4, Division 8 and Part 4, Division 2, construction 
or operation of machinery in or on a strata lot shall only take place during the following 
hours:  
a. on Sundays and statutory holidays, from 9:00 a.m. to 5:00 p.m.; and  
b. on all other days, from 7:00 a.m. to 8:00 p.m. 

 
Division 5 – Dogs 

 

1. An owner of a strata lot within which a dog is being kept shall not allow the dog to run at 
large. 
 

2. A dog owner must clean up after their dog if such dog defecates on any property within the 
strata plan. 

  
Division 6 – Paid Additional Occupancy of Strata Lot  
 
1. Any use of a strata lot where the owner or tenant receives remuneration for an occupant(s) 

residing in the strata lot shall result in an additional user fee for such paying occupant(s).  
Examples of such rental use include but are not limited to, boarders and secondary suite 
occupants. 

 
2. Strata lot owners or their tenants that intend to receive remuneration from an occupant 

are required to register the same with the strata corp. and are required to provide proof 
satisfactory to the strata corp. that there is sufficient designated parking on the strata lot to 
accommodate any additional vehicles of the additional occupants.  
 

3. Owners must provide the strata corporation (thirty) 30 days notice of change in occupancy 
to obtain relief from additional user fees. 

 
Division 7 – Rental of Entire Strata Lot  
 
1. The number of single family dwellings on the lands of the strata corporation that may be 

rented shall not exceed forty-six (46).   
 

2. The rental restriction limit does not apply to prevent the rental of a strata lot to family or a 
family member of the owner; however, the family or family member may not further 
sub-lease the strata lot to a non-family member.  The owner of the strata lot must provide 
written notice to the property manager or strata council if the strata lot is to be rented to a 
family or family member of the owner.    

  
3. An owner who wishes to rent a strata lot must make written application, in advance, to the 

strata council and must not rent the strata lot until written permission has been received 
from the strata council.   

 
4. Approvals to rent strata lots will be granted by the strata council on a first come, first 

served basis in the order of the date that written applications are received by the strata 
council.   

  
5. In the event that the rental limit is reached, the strata council will maintain a waiting list.  

Owners will be placed on the waiting list in the order that their written requests for 
approval are received by the strata council.  When a rental space becomes available, the 
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strata council may grant approval to rent to the owners on the waiting list in the order that 
they appear on the list.  
 

6. An owner receiving permission to rent a strata lot must exercise the permission to rent 
within ninety (90) days from the date that the council granted same, otherwise the 
permission expires. During the ninety (90) days immediately following the grant of 
permission, the strata lot will be deemed rented for the purposes of the limit stated in Part 
4, Division 7, Bylaw 1. 
 

7. Permission to rent a strata lot granted pursuant to this Part 4, Division 7 ceases on the 
earlier of: 
a. the end of the tenancy entered into immediately following the grant of permission to 

rent; 
b. the date on which the owner who received permission to rent ceases to be a 

registered owner of the strata lot; 
c. the date on which the owner who received permission to rent commences residing 

in the strata lot; and 
d. in accordance with Part 4, Division 7, Bylaw 5, 90 days from the date permission to 

rent is granted if the strata lot is not rented within that period. 
 

8. Prior to possession of a strata lot by a tenant, an owner must deliver to the tenant the 
current bylaws and rules of the strata corporation and a Notice of Tenant’s Responsibilities 
in Form K. 
 

9. Within two weeks of renting a strata lot, the landlord must give the strata corporation a 
copy of the Form K - Notice of Tenant’s Responsibilities signed by the tenant, in accordance 
with section 146 of the Act. 

  
10. Where an owner rents a strata lot in contravention of bylaws 1, 2, 3, 5, and 6 of this Part 4, 

Division 7, the owner will be subject to a fine of $500.00, and the strata corporation will 
take all necessary steps to terminate the lease or tenancy, including, but not limited to, 
seeking a declaration or court injunction to enforce the bylaw.  Any legal costs incurred by 
the strata corporation in enforcing the rental restriction bylaws will be the responsibility of 
the contravening owner and will be recoverable from the owner or a solicitor and own 
client basis by the strata corporation. 

 
Division 8 – Obtain Approval before Altering Strata Lot or Common Property  

 

1.   Obtain Approval before Altering a Strata lot: 
 

a. An owner must obtain the written approval of the strata corporation before making an 
alteration to a strata lot that involves changes from the originally approved building plan. 

 
2.  Obtain Approval before Altering Common Property: 
 

a. 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. 

b. The strata corporation may require as a condition of its approval that the owner agree, 
in writing, to take responsibility for any expense relating to the alteration. 
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3. Long Lake Heights Estates Trees 
 

The mature native trees clinging to massive rock outcrops are defining features of Long 
Lake Heights Estates, and as such all native trees are to be protected wherever practicable. 
No approval for removing an entire tree will be granted if the issue could be resolved by 
pruning. Council will require the owner to obtain the opinion of a certified arborist or 
registered professional forester if the proposed alteration to a tree is deemed by council to 
be significant. Purely aesthetic determinations on the amount of pruning will remain the 
prerogative of council. 

 
a. Conditions for removal of trees must be one of the following: 

i Dangerous tree – a threat to human safety, like a windfall or leaner. 
ii Dead, damaged, or dying tree, that is not a dangerous tree, unless it is also a 

wildlife tree supporting bird nests. 
iii Tree in the way of a permitted project, like a new house, or addition. 
iv Trees that are growing close to a house and damaging structures including, 

but not limited to, walls, drains, roofs, or eaves. 
v Trees that have matured since the current owner purchased the lot that are 

increasingly blocking a view that was present when the lot was originally 
purchased, and are located on the owner’s strata lot. Council must approve 
any decision on what a previous view was if pruning is intended to restore 
that view.   

 
b. Conditions that do not justify removing a mature tree include, but are not limited to: 

i Needles and cones landing on a roof or filling gutters. 
ii Creating a view that was not there when the current owner purchased the 

lot. 
iii Eliminating a shady spot by letting the sun in. 

 
Division 9 – Sale/Purchase of Strata lot  
 
1. Any owner selling his/her strata lot must provide the strata council or the strata 

corporation's management company with the name and mailing address of the new 
purchaser and the completion date. This information must accompany the request for the 
Form F document (Certificate of Payment), no later than three (3) days before the 
completion date. 

  
2. Within two weeks of becoming an owner, an owner must inform the strata council of the 

owner’s name, strata lot number, and any mailing address outside of the strata corporation.    
  
Division 10 – Parking and Use of Vehicles  
 

1. A speed limit of thirty (30) kilometers per hour shall apply to all roads within the strata 
corporation.  

  
2. An owner, tenant, occupant, or paying occupant must not park in any manner that would 

inconvenience neighbours or hinder the movement of emergency and essential service 
vehicles. The parking of commercial or large vehicles, with the exception of machinery or vehicles 
used to carry out maintenance or construction work on strata lots or common property, shall be 
subject to the following conditions and restrictions; 
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a. Vehicles in excess of 1 ton carrying capacity shall not be parked on any portion of 
the lands of the strata corporation except as provided for in Part 4, Division 10, 
Bylaw 2(b); 

b. Vehicles or machinery such as bulldozers, dump trucks, logging trucks, tractors, 
tractor trucks, forklifts, commercial/construction trailers, or back hoes shall not be 
parked anywhere within Strata Plan VIS 830 without the prior written permission of 
the strata council; 

c. Recreational vehicle or trailers in excess of thirty (30) feet must not be parked 
regularly within Strata Plan VIS 830, with “regularly” to be determined by the strata 
council, acting reasonably. 

 
3. Vehicles parked within strata plan VIS 830 must be in good repair and bear a current motor 

vehicle licence plate.  
 
4. Parking on the roadways within strata plan VIS 830 is strictly prohibited except for the limited 

purpose of loading and unloading. 
 
5. Common property designated for use as visitor parking is as follows: 
 

Summit Drive Beside Lot #93 
Charfinch Place Beside Lot #84 
Summit Drive Beside Lot #70 
Summit Drive Below Lot #61 
Rainbow Crescent Below Lots #25 & #26 
Marsh Wren Place Below Lots #223 & #224 
Squirrel Lane Beside Lot #218 
Woodhaven Drive Below Lot #162 
Ferntree Place Beside Lot #207 

 
a. Parking on common property designated and posted for visitor parking (per schedule 

D at the end of this document) is restricted for the use solely by visitors to strata plan 
VIS 830.  Despite the foregoing, an owner may vacate an individual parking spot 
within the owner's strata lot in favour of a visitor to his/her lot and such owner may 
park his/her vehicle in a designated visitor parking spot during the visit of his/her 
visitor when the visitor arrives. Any vehicle parked in an area designated for visitor 
parking must have a notice prominently displayed on the vehicle's dashboard 
indicating the following: 

i. The street address of the house being visited. 
ii. The date and time frame the vehicle will be parked there. 

 
6. No vehicle, including a visitor’s vehicle, shall be parked in a designated visitor parking area 

in excess of a total of seven days per calendar month.  
  
7. Vehicles and machinery in violation of any of bylaws 1 through 6 of this Part 4, Division 10 

may be towed at the direction of the Strata Council and at the expense of the applicable 
owner, tenant, occupant, or the vehicle owner, as the case may be.  

 
Division 11 – Approval of New Construction and Statutory Building Schemes 
 

1. A new construction and completion deposit of $1,000.00 must be paid to the strata 
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corporation by the owner or builder, as the case may be, prior to commencement of new 
home construction or excavation on any strata lot.  The deposit will be held by the strata 
corporation in a non-interest bearing account.    

 
2. The deposit will be refunded upon completion (including landscaping) of the new home 

construction, provided that any damages to the common property or common assets have 
been remedied by the owner or builder.  Should any damage to common property or 
common assets occur in excess of $1,000.00, the owner or builder will be required to repair 
the damage or pay to the strata corporation the costs and expenses it incurs to fix the 
damage.  
 
a.  All buildings constructed on lands of the strata corporation must be approved as to 

their design, exterior siding, and exterior colour, roofing material, floor area, roof 
colour, and set-backs by the strata council.  A strata plan VIS 830 building plan 
(schedule C of this document) approval form must be completed and the 
appropriate damage/completion deposit, sewer/water hook-up fee and inspection 
fee paid.  This approval must be obtained by the owner from the strata council 
before clearing or excavation of the strata lot.  All new homes to be constructed 
must provide off street parking of a minimum size of 400 sq. feet (37.16 sq. meters), 
and the area must be able to accommodate two vehicles. This parking requirement 
is in addition to any type of garage or carport. 

b. Violations of Part 4, Division 1 and Bylaw 2(a), or the statutory building scheme 
approval, shall be subject to a fine of $200.00 in addition to any remedial costs.  

 

Division 12 - Landscaping 
 
A strata lot may remain "BC Natural"; despite the foregoing, if a strata lot, or part thereof, has 
been totally or partially cleared of original BC natural vegetation; the cleared area must be 
properly landscaped, maintained, and kept weed-free. Failure to comply will result in any 
overgrown or neglected areas being cleared by order of the strata council and the cost charged to 
the owner. In addition, fines may apply for breaches of this bylaw. 
 

Part 5 – Strata Council 
 

Division 1 – Strata Council Size  
 

1.  The strata council must have at least three members and not more than seven members.  
  
Division 2 – Qualifications and Terms of Strata Council Members  
 

1. Subject to paragraph 65, the persons who may serve as strata council members include:  
  

a. Owners, provided that if a strata lot is owned by more than one person, only one  
   owner of that strata lot may be a strata council member at the same time;  

b. Individuals representing corporate owners, provided that only one representative 
for the corporate owner may be a strata council member with respect to that  

 strata lot at the same time; and  
c.  Tenants who have been assigned a landlord’s right to stand for strata council. 
 

2. An owner or a spouse of an owner, but not both, may stand for council. 
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3. No person may stand for, or continue to be a member of, the strata council if the strata 
corporation is entitled to register a lien against that person’s strata lot. 

 
4. The term of office of a strata council member ends at the end of the annual general meeting 

at which the new strata council is elected.  A strata council member whose term is expiring 
is eligible for re-election to strata council.  

  
5. The strata corporation may, by a resolution passed by a majority vote at an annual general 

meeting or a special general meeting, remove one or more members of the strata council.  
  
6. After removing a strata council member, the strata corporation must hold an election at the 

same annual general meeting or special general meeting to replace the strata council 
member for the remainder of the term.  

  
7. If a strata council member resigns or is unwilling or unable to act for a period of two or 

more months, the remaining members of the strata council may appoint a replacement 
strata council member for the remainder of the term.  

  
8. A replacement strata council member may be appointed from among those eligible to sit on 

the strata council.  
  
9. The strata council may appoint a replacement member even if the absence of the member 

being replaced leaves the strata council without a quorum.  
 
10. If all the members of the strata council resign or are unwilling or unable to act for a period 

of two or more months, persons holding at least 20% of the strata corporation’s votes may 
hold a special general meeting to elect a new strata council by complying with the 
provisions of the Act, the Regulations, and the bylaws regarding calling and holding 
meetings.  

  
Division 3 – Strata Council Officers  

 

1. At the first meeting of the strata council held after each annual general meeting the strata 
council must elect, from among its members, a president, vice-president, secretary, and 
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  
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 two or 

more months, the strata council members may appoint a replacement officer from among 
themselves for the remainder of the term.  
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Division 4 – Calling Strata Council Meetings  
 

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

  
2. A strata council meeting may be held on less than one weeks’ notice if:  
 

a. all strata council members consent in advance of the meeting; or  
b. the meeting is required to deal with an emergency situation and all strata council 

members either:  
i. consent in advance of the meeting; or  
ii. are unavailable to provide consent after reasonable attempts to contact 

them.  
  
3. The strata council will inform owners of all scheduled strata council meetings as soon as 

possible following the annual general meeting.  
  
Division 5 – Strata Council Meetings  
 

1. A quorum of the strata council is:  
 

a. two, if the council consists of three or four members;  
b. three, if the council consists of five or six members; and  
c. four, if the council consists of seven members.  

  
2. Strata council members may attend strata council meetings by electronic means, so long as 

all strata council members and other participants can communicate with each other.  If a 
strata council meeting is held by electronic means, strata council members are deemed to 
be present in person for purposes of constituting a quorum and for conducting business.  

 
3. Owners may attend council meetings as observers. 
 
4. No observers may attend those portions of strata council meetings that deal with any of the 

following:  
 

a. bylaw contravention hearings held under the Act;  
b. rental restriction exemption hearings held under the Act; and  
c. for any other matters if the presence of observers would, in the strata council’s 

opinion, unreasonably interfere with an individual’s privacy.  
 
5. At strata council meetings, decisions must be made by a majority of strata council members 

present at the meeting.  If there is a tie vote, the president may break the tie by casting a 
second, deciding vote.  The results of all votes at a strata council meeting must be recorded 
in the strata council’s minutes of meeting.  

 
6. The strata council will make available to all owners the minutes of all strata council 

meetings within two weeks of the meeting, whether or not the minutes have been formally 
approved.  
 

7. Owners may obtain an electronic copy of the latest, or past, strata council minutes at no 
charge from the strata management office.  Paper copies of past strata council meeting 
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minutes will be provided to an owner within two weeks of request at the cost to the owner 
of $0.25 cents per page.  

  
Division 6 – Strata Council Hearings  

 

1. An owner or tenant may request a hearing at a strata council meeting: 
 
a. An owner or tenant must apply for a hearing and state the reason for the request in 

writing;  
b. the strata council must hold the hearing within 4 weeks of the request;  
c. if a decision was requested, the strata council must give the applicant a written 

decision within one week of the hearing. 
 
Division 7 – Delegation of Strata Council’s Powers and Duties  
 

1. Subject to the Act, the Regulations and the bylaws, the strata council may delegate some or 
all of its powers and duties to one or more strata council members or other persons and 
may revoke the delegation at any time.  

 
2. The strata 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 these 
bylaws. 

 
3. A delegation by the strata council 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 strata council may not delegate its powers to determine, based upon the facts of a 
particular case:  

 
a. whether a person has contravened a bylaw or rule; or 
b. whether a person should be fined or the amount of the fine. 

 
Division 8 – Spending Restrictions  
 

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. A strata 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.  

  
3. The strata council shall not, except in emergencies, authorize an expenditure exceeding 

$5,000.00 which was not included in the current budget of the strata corporation, without 
authorization by a special resolution of the strata corporation made by the owners at an 
annual general meeting or special general meeting. 
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Division 9 – Limitation of Liability of Strata Council Member  
 

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

 

Part 6 – Annual General Meetings & Special General Meetings 

 

Division 1 – Chair of Annual General Meetings and Special General Meetings  
  
1. Annual and special general meetings must be chaired by the president of the strata council. 
 
2. If the president is unwilling or unable to act, the meeting must be chaired by the vice 

president of the strata 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. 

 
Division 2 – Attendance at Meetings  
 

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.  
 
Division 3 – Voting at Meetings  
 

1. An owner may not exercise the right to vote, except on matters requiring a unanimous vote, 
if the strata corporation is entitled to register a lien against that strata lot under section 
116 (1) of the Strata Property Act. 
  

2. The quorum for transacting business at an annual general meeting or special general 
 meeting is as set out in the Act (as of the date of these bylaws, eligible voters holding one-
 third of the votes of the strata corporation, present in person or by proxy).  
 
3. An eligible voter may vote by proxy.  Those persons eligible to serve as proxies are set out 
 in the Act and include another Owner and, under certain circumstances, an employee of the 
 strata corporation or property manager.  
  
4. At an annual general meeting or special general meeting, voting cards must be issued to 

eligible voters. 
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5. A vote is decided upon a show of voting cards, unless an eligible voter requests a precise 
count.  

  
6. If a precise count is requested, the chair must decide whether it will be by show of voting 

cards, roll call, secret ballot, or some other method.  
  
7. 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.  

  
8. If there is a tie vote at an annual general meeting 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.  

  
9. Despite the foregoing, an election of strata council or any other vote must be held by secret 

ballot, if a secret ballot is requested by an eligible voter. 
 
Division 4 – Order of Business at Meetings  
 

1.  The order of business at annual general meetings and special general meetings is 
determined by the strata council from time to time subject to any requirements of the Act, 
the Regulations or these bylaws. 

 
Division 5 – New Bylaws  
 

1. An owner who wishes to propose a new bylaw or amend an existing bylaw must submit a 
proposed resolution in writing to the strata council by no later than September 1 for the 
next annual general meeting, which is usually held in October of each year. 

 
Division 6 – Quorum 
 
1. If within fifteen (15) minutes from the time appointed for an annual or special general 

meeting a quorum is not present, the meeting stands adjourned to thirty (30) minutes from 
the appointed time at the same place but, if at the appointed time to which the meeting is 
adjourned a quorum is still not present, the eligible voters present in person or by proxy 
shall be deemed to constitute a quorum. 

  

Part 7 – Fees / Enforcement of Bylaws and Rules 

 

Division 1 - Fees 
 
1. Schedule A to these bylaws sets out a summary of fees, costs, and charges that may be 
 assessed under the Act, the Regulations, the bylaws or rules.  
  
2. The maximum fee for providing copies of any records or documents pursuant to the Act is 
 set out in the Regulations.  An owner, tenant, or person authorized in writing by an owner 
 or tenant may examine, without charge, the records referred to in the Act.  
  
3. The maximum fee for providing an Information Certificate under s. 59 of the Act is set out 
 in the Regulations.  A rush fee may be charged by the property manager to the owner if the 
 Information Certificate is required before the period prescribed in the Act.  
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4. The maximum fee for providing a Certificate of Payment under s. 115 of the Act is set out in 
 the Regulations.  A rush fee may be charged by the property manager to the owner if the 
 Information Certificate is required before the period prescribed in the Act.  
 
Division 2 – Maximum Fines 

 

1. Except as expressly provided elsewhere in these bylaws, the strata corporation may fine an 
owner or tenant up to a maximum of:  
 
a. $200.00 for each violation of a bylaw; 
b. $50.00 for each violation of a rule. 

 
Division 3 – Continuing Contravention  

 

1.  If an activity or lack of activity that constitutes a contravention of a bylaw or rule continues, 
the strata council may provide that the fine be imposed every seven days.  

 

Part 8 – Voluntary Dispute Resolution 

 
1. A dispute among owners, tenants, occupants, or paying occupants 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 will consist of:  
 

a. one owner or tenant nominated by each of the disputing parties, and one owner or   
tenant chosen by the persons nominated by the disputing parties who will act as    
chair of the Dispute Resolution Committee; 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 voluntarily 

end the dispute.  
 
4. The use of voluntary dispute resolution does not affect a person’s right or ability to pursue 

arbitration or litigation.  
 
 
 

***End***   
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SCHEDULE A 
 
Long Lake Heights Estates STRATA PLAN VIS 830 – Schedule A Fees and Costs  
  
Bylaw, Act, Regulation Description Amount 
Part 3, Div 1, s. 6 Fine for late payment of strata fee $25 per month, or part thereof 
Part 3, Div 1, s.4 Regs 
 s.6.8, Act s. 107 

Interest rate charge on  
late/unpaid Strata Fees 

10% per annum, compounded annually 

Part 3, Div 2, s.5 NSF cheque fees and charges $25 - Costs & admin fees incurred by  
Strata Council 

Part 3, Div 2, s.7 User fee for Home Based Business Equal to Strata Fee 
Part 4, Div 1, s.7 Fine for violation of Home Based Business $200 
Part 4, Div 2, s.12 Failure to comply with work order Costs incurred 
Part 4 Fine for breach of General Use  

(where no other fine specifically stated) 
$200 

Part 4, Div 6 Fine for rental or lease provision violations $500 per occurrence 
Part 4, Div 9, s.51 Fine for parking and use of vehicle violation $200 
Part 4, Div 10, s.53 New Construction & Completion Deposit $1000 refundable, non-interest bearing 
Part 4, Div 10, s. 54 Failure to clean up after new construction Cost of clean up 
Part 4, Div 12, s. 59 Expenses or damages re: Strata  

Corporation property 
Costs incurred 

Part 5, Div 6, s.86  
Regs 4.2 (Act s. 36) 

Charge for copies of past minutes of  
meetings 

$0.25 per page 

Part 7, Div 1, s. 114  
Part 4, Div, Div 4, s.17 

Fee for providing copies of records or 
documents under the Act 

$0.25 per page 

Part 7, Div 1, s. 114  
Regs 4.2 (Act s.36) 

Inspection of Strata records as set out in 
 Act 

No charge 

Part 7, Div 1, s.115  
Regs s. 4.4, Act s.59 

Information Certificate $35 plus copy costs (plus rush fee if 
required before statutory period) 

Part 7, Div 1, s. 116 Regs 
 s 6.10, Act s. 115 

Certificate of Payment $15 (plus rush fee if required before 
 statutory period) 

Part 7, Div 2, s. 118  
Act s. 132, Reg 7.1 
 
 
Part 7, Div 5, s. 123 

For any violation not specified, a  
maximum of $200 per occurrence for  
Bylaw other than rental restriction  
Bylaw, $500 per occurrence if rental  
restriction Bylaw. Fine can be assessed  
every 7 days if continuing violation 

$200 

Part 7, Div 4, s.122  
Act s. 132, Regs 7.1 
 
Part 7, Div 5, s.123  

Fine for breach of a rule $50 per  
occurrence. Fine can be assessed for  
continuing violation every seven days 

$50 
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SCHEDULE B 
 
BUILDING SCHEME 
 
SCHEDULE OF RESTRICTIONS 
(From original Building Scheme Exhibit “E”) 
 
 
1. No changes in the exterior of any buildings to be constructed on the strata lots including 
 changes as to colour schemes shall be made without the prior written approval of Long 
 Lake Heights Estates Inc. 
 
2. No wall, fence, clothesline pole, tent, awning, or any other similar structure or any 
 outbuilding of any nature whatsoever shall be maintained upon the strata lots, save and 
 except with prior written approval of Long Lake Heights Estates Inc. 
 
3. No lot or lots shall be used either principally or subsidiary for commercial purposes. 
 
4. No livestock may be kept on any such lot, excepting the usual household pets.   
 
5. No person shall habitually park or cause to be habitually parked in or about the building 
 site or the lands comprising the lot or lots, any vehicle or machinery in the nature of 
 logging trucks, bulldozers, or the like conveyances, nor any vehicle or machinery of a like 
 kind or character, or any house-trailer of a like kind or character. 
 
 PROVIDED THAT this clause shall not be deemed to affect or prohibit the parking for the 
specified purpose of doing construction or maintenance work upon the strata lots for the 
improvement and benefit thereof, or of commercial vehicles parking temporarily for the purpose 
of conducting their regular business in or about the strata lots. 
 
6. No trees shall be planted without the prior consent of Long Lake Heights Estates Inc. and 

where consent is given only trees native to the area shall be permitted. 
 
7. No buildings shall be constructed on the strata lots until statutory building schemes for the 

proposed construction are submitted and approved by Long Lake Heights Estates Inc. prior 
to commencement of construction of any residences on the said Strata lots. Building 
designs shall be in keeping with the development of strata lots 1 to 18 of strata plan 762 
with a minimum floor area of 1200 square feet (111 square meters) or in the case of a two 
storey  building, a minimum ground floor area of 1000 square feet (92.9 square meters).  
No approval shall be unreasonably withheld by Long Lake Heights Estates Inc. 

 
8. Construction of any dwelling on the individual strata lots shall be completed within twelve 
 (12) months from the date of commencement of such construction. 
 
9. The purchaser may cut and remove trees only after having his statutory building schemes 

approved by Long Lake Heights Estates Inc. as aforesaid and having obtained a building 
permit from the City of Nanaimo.  Cutting and removal of trees shall be restricted to the 
areas actually occupied by the residence plus one (1) meter around the perimeter of the 
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residence.  A  driveway not exceeding six (6) meters in width may be cleared.  Long Lake 
Heights Estates may grant in writing permission to remove additional trees or branches.  

 
  Other than aforesaid, it is intended that the landscaping surrounding the first phase of the 
 project and all other proposed phases included within the project shall remain in its 
 natural state. 
 
Additional Building Scheme  
 
1. No building or buildings shall be constructed for residential or other purposes on any lot 
 included within phase 3 of Strata Plan 830 without a provision being made for a minimum 
 of two on-site/off-road parking areas to accommodate two standard motor vehicles. 



 

 

SCHEDULE C 
 

(Note to owners – this Statutory Building Scheme approval document is subject to  
amendments as determined by the strata council, in its discretion.) 

 

LONG LAKE HEIGHTS ESTATES 
The Owners, VIS 830 

C/o Concise Strata Management #202 572 Stewart Avenue Nanaimo, BC  V9S 5T5 
Phone: (250) 754-4001 Fax: (250) 754-4002 

BUILDING PLAN APPROVAL 
 
Lot #      
 
Name: _____________________________________________________________ (THE OWNER) 
 
The owner agrees to the terms and conditions set out in this agreement regarding the construction 
of a house on the Lot. 
 
1. FEES & DEPOSITS:   The Owner upon approval will pay a common property and building 

completion/damage deposit in the amount of $1,000.00, a sewer/water hook-up fee of 
$500.00, and a Building Inspection/Administration fee of $100.00 for a total of $1,600.00 
payable upon submission of plans. 

 
2. FLOOR AREA:  ____________________ 
 
3. SET BACKS:  Shall be provided on approval plot plan. 
 
4. GARAGE OR CARPORT TYPE:  __________________________ 
 
5. ROCK PIT REQUIRED:  Council to review and provide comment on owner’s proposed 

location, size and specifications as shown on the approved plot plan 
 
6. ROOFING:  Material:  ______________________________ Colour:  _____   ___________  
 
7. SIDING:  Material:  ______________________________ Colour:  ________   ____________   
 
8. OFF STREET PARKING:  Minimum area of 400 sq. feet (37.16 sq. meters) required which 

will accommodate two (2) vehicles.  This is in addition to a mandatory garage or carport. 
There could be exceptions which must be approved by the strata council. 

 
9. DRIVEWAY MATERIAL:  __________________________________________________ 
 
10. REQUIRED PLANS:         
             

(A) Plot Plans:  Plot plan must be based on accurate survey of property and provide for a 
schematic drawing showing the parking area in square feet or meters and specifying the        
distance from the lot line of the proposed parking area, driveway and building location, as 
applicable. 
 

Owner’s Initial  



 

 

   
(B) Statutory Building Scheme:  Plans shall be architecturally prepared plans or 
equivalent. 

   
Date plot plan/red set of plans received for review:   

 
______________   _____________ 

            
11. TREE REMOVAL:  Consent is required from the council of The Owners, Strata Plan VIS 830 

(the “Council”) prior to ANY tree removal.  All trees which are to be removed shall be 
marked by the owner and inspected by the site monitor prior to excavating the property.  
Only trees located within 1 meter of a building’s foundation may be removed.  Removal of 
any other trees outside of the 1 meter area requires special permission from council. Any 
unnecessary tree removal will require the owner to replant trees pursuant to council’s 
instructions.   

 
12. FURTHER CONDITIONS: 

(A)  Underground services must be located and marked by the owner and inspected by 
the site monitor before excavation is started. 

 
  (B)  Building plans must be approved by the City of Nanaimo and by council. 
 

(C)  Building must be completed and an occupancy permit issued by the City of Nanaimo 
within one (1) year from the date of approval of the plans by council. 

 
(D)  Failure to complete the building and/or the foundation within the time limits 

specified in this agreement without just cause shall result in the forfeiture of the 
owners deposit of $1,000.00 to the strata corporation as an administrative fee. 

 
(E)  Subject to any damage to the common property and providing the building and the 

foundation are completed within the time limits specified, the deposit monies shall 
be returned to the owner upon final inspection by council. 

 
(F)  No one, including building and property owners, is permitted, without prior 

authorization from council, to repair, modify, or perform work on utilities located 
within Strata Plan VIS 830 (i.e. water boxes, sewer lines, electrical boxes).  This is an 
owner expense.  Sewer and water hookup shall be arranged in advance. 

 
(G)  If the lot is sold prior to the completion of the conditions in this agreement and the 

final inspection by council, the owner agrees to obtain the written agreement of the 
new owner stating that he/she will comply with the conditions of this agreement. 

                   
(H)  Any damage to common property in excess of the $1,000.00 damage deposit will be 

assessed by council.  
           

  (I) If the foundation of the building has not been constructed before ______________________  
and in the event construction is not completed by the date indicated this agreement 
shall expire and deposits paid will be forfeited.  

      Owner’s Initial  



 

 

  (J)  Any rocks needed to be removed must be completed in the least intrusive manner. 
   

(K)  If rock must be blasted, it must be done in conformance with the City of Nanaimo’s 
manual of engineering standards and specifications and must not cause damage to 
common property or infrastructure. The proponent will provide to council a 
complete copy of a pre-condition survey prior to commencement of any blasting. The 
proponent will be responsible for the full repair costs associated with any damage. 

 
(L)  No alterations to the approved statutory building schemes are allowed without prior 

approval of the strata council.  If prior approval has not been obtained the owner 
must correct/remove the alteration so that the building construction complies with 
the approved statutory building schemes. 

 
(M)  Statutory building schemes will only be approved and/or discussed at a scheduled 

meeting with the building committee, and if no such committee has been established, 
the strata council.  The owner or owner’s agent will bring to this meeting 
architecturally designed plans and a plot plan showing the location of the house.  
These plans must have all measurements including those from lot line to setbacks 

 
  (N)   The height of the building is defined as follows: 
 

i. the distance measured vertically from the average natural grade or finished level 
whichever is lower, or 

 
ii. the distance measured vertically from average finished grade when a grading plan 

has been approved by the strata council. 
 

iii. the distance measured vertically from the average grade, recorded at the 
outermost corners of the building, to the highest part of the building.  

 
The Owner/undersigned has read and understands all of the bylaws and rules of the Strata Plan VIS 
830 and agrees to abide by the terms and conditions of this agreement. 
 
The Owner acknowledges and agrees that he/she aware that this lot is intended for SINGLE 
FAMILY DWELLING ONLY (Re: by-law #4)  

LOT OWNER  
WITNESS (Building Committee or Strata Management) 
 
 
Name: ________________ _____________   Name: ___________ ____  ______________ 
 
 
Signature: ___________________  _______   Signature: ____  ______________________ 
 
 
Date approval granted:  _______    ________________ 
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VIS 830 – LONG LAKE HEIGHTS 
RE: STRATA FEE INCREASE 
 

 
Dear Owner(s), 
 
Enclosed with this letter are the minutes for the Annual General Meeting held on November 7, 2019. 
 
At the Annual General Meeting, the owners of “Strata Plan VIS 830” adopted the annual operating budget 
for 2019/2020 which included a $5 per month fee increase retroactive to October 1, 2019.  Your strata 
fee payment for the 2019/2020 fiscal year is $140.00 per month.   
 
For those of you utilizing our automatic payment withdrawal program (PAD), please note that the 
amount of your withdrawal will change to the new fee effective December 1, 2019, which will also 
include the retroactive increases for October 1, 2019 and November 1, 2019.  
 
Those owners who do not utilize the PAD system, a series of post-dated cheques are required. Please 
ensure you have the date and amount correctly filled out for each cheque and add your strata lot number 
in the right-hand corner of each cheque. Your cheques must be made payable to “Strata Plan VIS 830”. 
 
Should you have any questions regarding your account please contact our office at your earliest 
convenience. 
 
Yours truly, 

 
Lisa Maniquet 
Colyvan Pacific Strata Management 
Managing Agent for Strata Plan VIS 830  
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VIS 830 – LONG LAKE HEIGHTS 

ANNUAL GENERAL MEETING MINUTES 
 

Thursday, November 7, 2019 @ 6:00pm 
Held at Oliver Woods Community Centre 

6000 Oliver Road, Nanaimo, BC 
 

1. CALL TO ORDER, CALLING OF THE ROLL, CERTIFICATION OF PROXIES 

 
The meeting was called to order by President, Steve McMullen at 6.15 p.m.  Steve introduced the Council 
members present and gave a brief description of their roles on council, present were: Carl Miller, 
Domenico Iannidinardo, Terrill MacDonald, Stephen McPhee, Kim McCabe and Lisa Guizzo.  Steve also 
introduced Lisa Maniquet from Colyvan Pacific Strata Management and Dugan Hollett, Long Lake 
Height’s Caretaker.   
 
Steve McMullen, President, certified there were thirty-two (32) Owners represented in person and six 
(6) by proxy for a total of thirty-eight (38) at the time the meeting was called to order.  It was noted that 
quorum was not present.  Pursuant to Part 6, Division 6, section 1 of the Bylaws of Long Lake Heights, if 
within fifteen (15) minutes from the time appointed for annual general meeting a quorum is not present, 
the meeting stands adjourned to thirty (30) minutes from the appointed time at the same place but, if 
at the appointed time to which the meeting is adjourned a quorum is still not present, the eligible voters 
present in person or by proxy shall be deemed to constitute a quorum.   
 
Council President, Steve McMullen asked for a motion to waive the thirty (30) minute delay and to 
proceed with the meeting at the time appointed.  It was then MOVED, SECONDED and CARRIED to 
approve to waive the thirty (30) minute delay.  
 

2. FILING OF PROOF/WAIVER OF NOTICE OF THE MEETING 

 
It was reported that the “Notice of Meeting” was delivered on October 17, 2019 pursuant to the 
document service provisions of the Strata Property Act. 
 

3. APPROVAL OF THE AGENDA  

 
The Owners were advised that the Agenda had been sent with the Notice of Meeting and following the 
addition of a Council landscaping report and a Council security report, it was MOVED, SECONDED and 
CARRIED to approve the agenda as amended with the deletion of item 5. Nanaimo Fire Department and 
the addition of items, 8. Year in Review and 12. Re-occurring Business. 

 

5. APPROVAL OF THE ANNUAL GENERAL MEETING MINUTES – NOVEMBER 8, 2018 

 
As there were no errors or omissions noted, Steve McMullen asked for a motion to be put forward to 
approve the minutes of the November 8, 2018 Annual General Meeting.  It was MOVED, SECONDED 
and CARRIED to approve the November 8, 2018 minutes as presented. 
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6. RATIFICATION OF ANY NEW RULES  

 
None to report. 
 

7. REPORT ON INSURANCE COVERAGE 

 
Steve McMullen advised the current insurance policy is with CapriCMW Insurance and is paid to 
October 23, 2020.  The insurance covers liability on Common Property only and Directors’ and Officers’ 
liability.  Common areas are all roadways and infrastructure.  Owners are responsible for insuring their 
own homes for earthquake, fire and contents.  The 2019/2020 Policy is included to form a part of these 
Minutes.   
 

8. YEAR IN REVIEW 

 
Steve McMullen reviewed a presentation of photo’s showing the work carried out on the pumps and 
pump houses as well as photo’s of the December 2018 wind storms.   

 

9. APPROVAL OF SPECIAL RESOLUTIONS 

 
A motion to put Special Resolution #1 on the floor for discussion was MOVED & SECONDED which read: 
 
BE IT RESOLVED BY THE OWNERS, STRATA PLAN VIS 830 (the “Strata Corporation”) that: 

 
(1) The Strata Corporation, pursuant to s. 94(1) (c) of the Act waive the requirement to obtain an updated 
depreciation report. 

 
WHEREAS pursuant to s. 94 of the Strata Property Act, S.B.C. 1998, c. 43 (the “Act”) a strata corporation may 
waive the requirement for an updated depreciation report if authorized by a ¾ vote at an annual or general 
meeting; 

 
BE IT RESOLVED pursuant to s. 94 of the Act by a ¾ vote of THE OWNERS, STRATA PLAN VIS 830 (the “Strata 
Corporation”) that the Strata Corporation be authorized to waive the requirement for an updated depreciation 
report. 

 
Voting Results: 0 – Yes  38 – No        0 – Abstentions           the resolution was DEFEATED 
 

 
A motion to put Special Resolution #2 on the floor for discussion was MOVED & SECONDED which read: 

 
BE IT RESOLVED BY SPECIAL RESOLUTION THAT: 

 
"The Owners of Strata Plan VIS 830 agree by majority vote* to designate up to $5,000.00 from the Contingency 
Reserve Fund for the purpose of obtaining an updated depreciation report.” 

 
Voting Results: 38 – Yes 0 – No         0 – Abstentions    the resolution was CARRIED 
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A motion to put Special Resolution #3 on the floor for discussion was MOVED & SECONDED which read: 
 
BE IT RESOLVED BY SPECIAL RESOLUTION THAT: 

 
"The Owners of Strata Plan VIS 830 agree by a ¾ vote to designate up to $5,000.00 from the Contingency Reserve 
Fund for the purpose of obtaining external consultation when required.” 

 
Voting Results: 38 – Yes 0 – No         0 – Abstentions    the resolution was CARRIED 
 
*The homeowner of Lot 181 arrived at 6:40pm bringing the total number of homeowners present to 39 
 

 
A motion to put Special Resolution #4 on the floor for discussion was MOVED & SECONDED which read: 
 
BE IT RESOLVED BY SPECIAL RESOLUTION THAT: 

 
"The Owners of Strata Plan VIS 830 agree by a majority vote* to designate up to $40,000.00 from the Contingency 
Reserve Fund for the purpose of completing the pump replacement/repairs.”  (ratify)  

 
Voting Results: 39 – Yes 0 – No         0 – Abstentions    the resolution was CARRIED 
 

 
A motion to put Special Resolution #5 on the floor for discussion was MOVED & SECONDED which read: 

 
WHEREAS it is the responsibility of the Strata Corporation to repair and maintain the common property;   

 
AND WHEREAS the water system requires flush-outs at certain line ends; 

 
AND WHEREAS the water booster station at the bottom of Heron requires upgrading; 

 
THEREFORE, BE IT RESOLVED by THE OWNERS, STRATA PLAN VIS 830 (the “Strata Corporation”) 
that: 

 
“The Owners of Strata Plan VIS 830 hereby approves, by a majority vote*, an expenditure of a maximum 
$40,000.00 from the contingency reserve fund for flush-outs at certain line ends and the water booster 
station upgrade.” 
 
Voting Results: 39 – Yes 0 – No         0 – Abstentions    the resolution was CARRIED 
 
*The homeowner of Lot 11 left at 6:54pm bringing the total number of homeowners present to 38 
 

 
A motion to put Special Resolution #6 on the floor for discussion was MOVED & SECONDED which read: 

 
WHEREAS it is the responsibility of the Strata Corporation to repair and maintain the common property;   
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AND WHEREAS certain electrical maintenance is required; 
 

AND WHEREAS all sheds with the exception of shed no. 3 requires electrical upgrades; 
 

AND WHEREAS the street lights require upgrading; 
 

AND WHEREAS new street lights be installed along Summit Drive; 
 

THEREFORE, BE IT RESOLVED by THE OWNERS, STRATA PLAN VIS 830 (the “Strata Corporation”) 
that: 

 
“The Owners of Strata Plan VIS 830 hereby approves, by a majority vote*, an expenditure of a maximum 
$28,000.00 from the contingency reserve fund for electrical upgrades. “ 

 
Voting Results: 34 – Yes 3 – No         1 – Abstentions    the resolution was CARRIED 
 

 
A motion to put Special Resolution #7 on the floor for discussion was MOVED & SECONDED which read: 

 
WHEREAS it is the responsibility of the Strata Corporation to repair and maintain the common property;   

 
AND WHEREAS certain areas of the roadways require maintenance/repairs; 

 
THEREFORE, BE IT RESOLVED by THE OWNERS, STRATA PLAN VIS 830 (the “Strata Corporation”) 
that: 

 
“The Owners of Strata Plan VIS 830 hereby approves, by a majority vote*, an expenditure of a maximum 
$5,500 from the contingency reserve fund for line painting and curb reconstruction/gravel shoulder 
replacement. “ 

 
Voting Results: 38 – Yes 0 – No         0 – Abstentions    the resolution was CARRIED 

 

10. REVIEW OF THE YEAR END FINANCIAL STATEMENTS 

 
The financial report up to and including September 30, 2019 plus projected balances to fiscal year end 
were reviewed.  The floor was opened for discussion and questions. 
 

11.  APPROVE THE BUDGET FOR THE 2019/2020 FISCAL YEAR  

 
The proposed operating budget was reviewed line by line and compared to the previous year’s budget 
and it was noted that the proposed budget does include an increase of $5 to strata fees for a monthly 
strata fee payment of $140.00.  Following review and a discussion it was MOVED, SECONDED and 
CARRIED to approve the proposed operating budget as presented.  
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12.  RE-OCCURRING BUSINESS 

 
Woodpecker Lane 
 
The first cul-de-sac on the right as you drive up Summit from the north end.  The issue relates to a steep 
non-conforming road grade which has resulted in the Corporation refusing to formally accept the road.  
Modifications to get the road grade into compliance with City standards would require a significant 
financial undertaking for which we cannot recover costs because the developer is no longer in business.  
As a result, this item has been viewed as a “stalemate” and it appears consistently on the Agenda to serve 
as notice that the issue remains unresolved. 
 

13. NEW BUSINESS 

 
i. Website – Terrill MacDonald introduced Tom Stromar, a long-time resident of Long Lake 

Heights.  Tom and Janice volunteered to create and design the new Long Lake Heights website, 
which they did a fantastic job and for which we thank them.  The website will contain notices, 
bylaws, garbage and insurance info, etc.  A notice with the link to the website will be sent out to 
all homeowners in the very near future.   

 
ii. Telus Fiber Optic – A homeowner noted a concern in regards to their Telus connection and 

mentioned Telus Fiber Optics.  The Strata Manager advised she will contact Telus to discuss.  
Updates on this topic will be included in upcoming minutes.  

 
iii. Woodhaven Mailboxes – A homeowner noted that there are new mailboxes on Woodhaven 

and that the mailbox numbers have been changed.  Please visit your local Canada Post office for 
your new mailbox number.   

 

14. ELECTION OF STRATA COUNCIL  

 
The outgoing Council was thanked for all their work over the last year. The strata manager advised 
owners that the bylaws allowed for a minimum of three members and a maximum of seven members 
for the strata council. 
 
Seven existing Council members allowed their name to stand for an additional year and after a call for 
nominations it was then MOVED, SECONDED and CARRIED to re-elect the following seven individuals to 
the 2019/2020 strata council: 
 
Steve McMullen     
Domenico Iannidinardo   
Carl Miller    
Terrill MacDonald 
Stephen McPhee 
Kim McCabe 
Lisa Guizzo 
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15.  TERMINATE THE MEETING 

 
The meeting was terminated at 7:42pm.  

 
Minutes Prepared by: 

 

Lisa Maniquet 
Colyvan Pacific Management Services Ltd. 
As Managing Agent for VIS 830 
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LONG LAKE HEIGHTS - VIS 830 
Council Meeting Minutes 
Held Monday, October 5, 2020 @ 6:00pm 
Via Go To Meeting 

 

 
Council in Attendance  
 
Steve McMullen   President 
Domenico Iannidinardo  Vice-President  
Stephen McPhee   Secretary / Treasurer 
Carl Miller     Capital Asset Replacement Planning Committee 
Terrill MacDonald  Grounds & Communication  
Lisa Guizzo     Member at Large 
Lisa Maniquet   Colyvan Pacific Real Estate Management Services Ltd. 
 

1. CALL TO ORDER 

 
The meeting was called to order by the Strata Manager, Lisa Maniquet at 6:01pm.    
 

2. APPROVAL OF THE AGENDA 

 
With no additions to the agenda, it was MOVED & SECONDED to approve the agenda as presented.  
With all in favour the motion was                               CARRIED  
 

3.  APPROVAL OF COUNCIL MEETING MINUTES (August 24, 2020) 

 
As there were no errors or omissions noted it was MOVED & SECONDED to approve the minutes of August 24, 2020. 
With all in favour the motion was                                           CARRIED 

 

4. FINANCIAL REPORT (September 30, 2020) 

 
Financial Report (September 30, 2020) – The Strata Manager reviewed the financial statements. Following this 
review, it was MOVED & SECONDED to receive the financial statements to July 31, 2020.  
With all in favour the motion was                               CARRIED 

 
Report on Unapproved Expenditures  

i) Groess Environmental Services Ltd. - $2,976.75 (work on broken force main) 
ii) Osbourne Electric - $1,150.67 (service clogged pumps) 
iii) Mike’s Septic - $813.75 (service while pumps were off) 
iv) Osbourne Electric - $1,671.19 (service clogged pumps) 

After review it was MOVED & SECONDED to approve the invoice. 
With all in favour the motion was                                            CARRIED 
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5. PRESIDENTS MESSAGE 

 
Three Council members, Carl Miller, Kim McCabe, and Lisa Guizzo, have decided to not run for Council next year.  I 
would like to take this opportunity to thank them for the time and energy that they have volunteered during their 
time on Council.   
 
With the Covid pandemic happening around us, it has created a challenge for us to hold our normal annual general 
meeting (AGM).  Our safest option is to hold the meeting online.  Instructions on how you can take part in the meeting 
will be sent to you soon.  I encourage everyone to take part in the meeting and the voting to approve new council 
members and initiatives for the ensuing year.  I hope to see you all online next month at the virtual AGM.   

 

6. SAFETY 

 
a) Marsh Wren Retaining Wall – Council would like to obtain a legal opinion on how to proceed.     
b) Large boulder/Widgeon Place – We are waiting on a quote from Roc Tec on the scope of work.  We have also 

reached out to, and waiting for a response from the neigbouring strata (VIS 762) for their cooperation in the 
remediation.    

 

7. REPORT ON LITIGATION 

 
None to report.  
 

8. BYLAW CONTRAVENTION 

 
a) SL 178 – Unapproved Short-term Rental – The homeowner is no longer renting out their home and have agreed 

to pay their fines. 
b) SL 191 – Noise bylaw contraventions, August 27/20 – a fine has been applied against the strata lot for the 

contravention.  
 

9. COMMITTEE REPORTS 

 
a) Capital Asset Replacement Planning Committee – Koers has advised that the depreciation report renewal is not a 

large enough scope of work for their company.  The Strata Manager will be providing Council with other options 
and quotes.  
The water booster upgrade, which was a depreciation report recommendation, now requires an engineer in order 
to ensure we have the correct size pump.  The original system was put in when the property was first developed.  
The engineers will have to access City files for what the water pressure was and advise on the current water 
pressure and what will be required for the upgrade.  It was determined that the funds for this will be a special 
resolution at the 2020 AGM.   

b) Planning Committee: 
- Current Builds:  

o Lot 11 - in process 
o Lot 205 – in process 

- Current Renovations: 
o Lot 197 – Siding complete.  Homeowner is now residing on the property is slowly 

completing renovations. 
o Lot 195 – Deck Extension – Homeowners met with the City and have applied for the 

necessary permits.  They are still waiting on a response from the City. 
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c) Parking – Continues to be monitored.  We also remind all homeowners that if you have guests staying in visitor 
parking for up to the permitted seven (7) days, we ask that you either place a note on the dash of the vehicle or let 
your Strata Manager know to avoid any vehicles being tagged unnecessarily.    

d) Roads Committee – Paving is complete in certain to repair potholes and damaged pavement. 
e) Grounds & Communication 

- The Committee met and provided an update and plans for the ensuing year. 
- Invasive Species Clean-up – a notice will go out to all homeowners that on Sunday, October 18/20 from 10am 

– 2pm there will be a large trailer provided at the mailboxes at Summit and Heron.  This trailer is for clean up 
of invasive species only.  It was put forward that the homeowner with the most collected would receive a prize 
equivalent to one month’s strata fee payment.   
After review it was MOVED & SECONDED to approve the prize of one month’s strata fee payment 

With all in favour the motion was                             CARRIED 
- Fall Red Bin Program – will take place October 22 – 26, 2020.  Locations will be Marsh Wren, Summit (near 

Heron), and Ferntree visitor parking. 
- Fall clean-up of the roads and common property will take place after the leaves have fallen. 

• Street Light Committee – The lights approved at the 2019 AGM have now been installed.  There will be 
another special resolution at the 2020 AGM to approve funding for more lights to continue the project.  
During the 2020-2021 fiscal year lights will be installed along Woodhaven, Marsh Wren plus adjoining 
roads and cul-de-sacs. 

 

10. CORRESPONDENCE (INCOMING) 

 
a) Lot 24 – Shed Request – Council conducted a site visit to review a request to build a shed on their 

property.  After review it was MOVED & SECONDED to approve the shed. 

With all in favour the motion was                                            CARRIED 
b) Lot 21 – Tree Removal/Pruning - Council conducted a site visit to review a request to remove 3 

hazardous trees and prune back one.  After review it was MOVED & SECONDED to approve the removal 

and pruning. 

With all in favour the motion was                                            CARRIED 
c) Lot 203 – Tree Removal – Council conducted a site visit and it was determined that the trees of concern are in the 

riparian zone, which Council and the strata have no jurisdiction over.   
d) Lot 93 – Line Painting Incident – a guest of lot 93 advised that the line painting company got paint on his truck.  

The guest was seeking remuneration for the amount he paid out to have the paint removed.  After review, Council 
determined that the strata is not responsible for this incident and that it is between the guest and the line painting 
company.   

e) Lot 153 – Tree Concern – Council reviewed concerns from a homeowner regarding hazardous trees on the 
neighboring lot.  The Strata Manager has reached out the homeowner of the empty lot to advise them to have the 
trees assessed and removed if necessary.   The contact information we have is not of the homeowner but of 
someone that looks after the lot for them.  We advised that if they do not address the trees then the strata will 
have them assessed and if they need to be removed they will be removed at the homeowners expense and the cost 
will be charged back to the homeowner.   

f) Lot 176 – Noise Complaint – Council reviewed correspondence regarding a noise complaint.  The Strata Manager 
will send a warning letter.   

g) Lot 52 – Lamp Standard / Tree Removal Request – Council reviewed correspondence regarding the request to 
relocate a lamp standard and have trees removed for an upcoming build.  The Strata Manager will arrange a site 
visit. 

h) Lot 110 – Noise Complaint – Council reviewed correspondence regarding a noise complaint.  The Strata Manager 
will send a warning letter. 

i) Lot 128 – Suite Request / Tree Removal Request – Council reviewed correspondence from a homeowner to build 
a legal suite within their home as well as a tree removal request.  A site visit will be conducted.   
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11. CORRESPONDENCE (OUTGOING) 

 
a) Lot 36 (161 Summit) – Tree Pruning  
b) Lot 92 (531 Summit) – Tree Removal  
c) Lot 35 (151 Summit) – Tree Pruning  
d) Lot 39 (191 Summit) – Tree Pruning  
e) Lot 173 (501 Woodhaven) – Tree Removal 
f) Lot 139 (181 Woodhaven) – Woodhaven Traffic / Lakeview Park  

 

12. FINISHED BUSINESS 

 
a) Colyvan Contract 
b) Line Painting  
c) Mid Island Paving 

      

13. PENDING / OLD BUSINESS 

 
a) Hydrant Flushing – Flushing has started up again.  

b) Ferntree Drain Cover – The Caretaker is looking into a replacement.  

 

14. NEW BUSINESS 

 
a) Dock Application – The Strata Manager has applied to the ministry for a dock at the new Ferntree lake access. 
j) Insurance Renewal – Council reviewed two proposals.  One from CapriCMW and one from Waypoint 

Insurance.   After review it was MOVED & SECONDED to approve the proposal from Waypoint Insurance. 

With all in favour the motion was                                            CARRIED 
 

15. ADJOURNMENT/NEXT MEETING 

 
The meeting was adjourned at 8:01pm.  The next meeting will be the AGM. 
 

November 16, 2020 – Annual General Meeting   
 
Held by Restricted Proxy (due to Covid-19 and public health recommendations this year’s AGM will be held by 
Restricted Proxy.  This means that the Owners will participate using a 2-proxy form which will set out all items 
to be voted on.  Homeowners will fill out the proxies and the seven (7) proxy holders (Council) together with 
the Strata Manager, will attend the meeting to count the votes.  An exact count of the votes will be published 
in the AGM minutes and the proxies will be retained on file for two (2) years.   

 
 
Minutes prepared by: 
 
Lisa Maniquet 
Colyvan Pacific Real Estate Management Services Ltd. 
Managing Agent for Strata Plan VIS 830 
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LONG LAKE HEIGHTS - VIS 830 
Council Meeting Minutes 
Held Monday, April 20, 2020 @ 6:00pm 
via Zoom 

 

 

Council in Attendance  
 

Steve McMullen  President 
Domenico Iannidinardo Vice-President  
Stephen McPhee  Secretary / Treasurer 
Carl Miller     Capital Asset Replacement Planning Committee 
Terrill MacDonald  Grounds & Communication  
Kim McCabe   Grounds & Communication 
Lisa Guizzo    Member at Large 
Lisa Maniquet   Colyvan Pacific Real Estate Management Services Ltd. 

 

1. CALL TO ORDER 

 
The meeting was called to order by the Strata Manager, Lisa Maniquet at 6:13pm.    
 

2. APPROVAL OF THE AGENDA 

 
With no additions to the agenda, it was MOVED & SECONDED to approve the agenda as presented.  
With all in favour the motion was                               CARRIED  
 

3.  APPROVAL OF COUNCIL MEETING MINUTES (March 9, 2020) 

 
As there were no errors or omissions noted it was MOVED & SECONDED to approve the minutes of March 9, 
2020. 
With all in favour the motion was                                          CARRIED 

 

4. FINANCIAL REPORT (March 31, 2020) 

 
Financial Report (March 31, 2020) – The Strata Manager reviewed the financial statements. Following 
this review, it was MOVED & SECONDED to receive the financial statements to March 31, 2020.  
With all in favour the motion was                               CARRIED 

 
a) Report on Unapproved Expenditures – None to Report     

                        

5. PRESIDENTS MESSAGE 

 
None to Report. 
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Lisa Guizzo arrived 6:24pm 
 

6. SAFETY 

 
a) FireSmart 2020 – This has been officially postponed until the fall, however, the Nanaimo Fire 

Department will provide Long Lake with three (3) bins for our spring bin program.  Bins are scheduled 
to arrive the evening of Thursday, April 30 and will be removed on Monday, May 4. 

b) Prime Contractor – A draft contract/agreement is in the works and should be available for review at the 
June meeting.   

c) Marsh Wren Retaining Wall – Council will conduct a site visit to assess the deteriorating wall and to 
devise a plan.  

d) Large Boulder/Widgeon Place – Long Lake engaged Core Geotechnical Inc, who provided a very detailed 
report setting out recommendations for the boulder, one being mechanical support.  Council will conduct 
a site visit to assess and determine a course of action.     

 

7. REPORT ON LITIGATION 

 
None to Report. 
 

8. BYLAW CONTRAVENTION 

 
None to Report. 

 

9. COMMITTEE REPORTS 

 
a) Capital Asset Replacement Planning Committee – The Committee is still in discussions with Koers.  
b) Planning Committee: 

- Lot 197 – The homeowner has agreed to complete the exterior of the home no later than 
April 30, 2020. 

c) Parking – Continues to be monitored.  We also remind all homeowners that if you have guests staying in 
visitor parking for up to the permitted seven (7) days, we ask that you either place a note on the dash of 
the vehicle or let your Strata Manager know to avoid any vehicles being tagged unnecessarily.    

d) Roads Committee –  
e) Grounds & Communication 

- Spring Red Bins – The Nanaimo Fire Department will be providing Long Lake with three (3) bins for 
our spring program.  They will be dropped of the evening of Thursday, April 30 and picked up on 
Monday, May 4.   

- Spring Clean-up – We are arranging for a full street sweep the week following the red bins.  The week 
after the street sweeping, Glen’s Lawn & Garden’s will be onsite for spring clean-up of common 
property.  
• Street Light Committee – The lights are gradually being installed.   
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10. CORRESPONDENCE (INCOMING) 

 
a) Lot 88 – Rental / Tree Removal / Alteration Request – Council reviewed a rental request from a 

homeowner as well as the removal of a dead arbutus and an alteration request for a shed.  After review 
it was MOVED & SECONDED to approve the rental request.   
With all in favour the motion was                 CARRIED 
The Strata Manager advised the homeowner that any dead arbutus may be removed without approval.  
Council will conduct a site visit regarding the shed alteration.   

b) Lot 12 – Tree Removal/Pruning Request – Council conducted a site visit and after review it was MOVED 
& SECONDED to approve the request.  
With all in favour the motion was                 CARRIED 

c) Lot 120 – Tree Removal Request – Council conducted a site visit and after review it was MOVED & 
SECONDED to approve that the trees be pruned back rather than removed, subject to an arbourist report.  
Topping would also be acceptable.    
With all in favour the motion was                 CARRIED 

d) Lot 93 – Tree Removal Request – Council will be conducting a site visit.   
e) Lot 208 – Tree Removal Request – Council conducted a site visit and after review it was MOVED & 

SECONDED to approve the removal of two willow trees.    
With all in favour the motion was                 CARRIED 

f) Lot 119 – Exterior Paint – Council reviewed a request from a homeowner to change the exterior colour 
of their home.  After review it was MOVED & SECONDED to approve the paint colour.  
With all in favour the motion was                 CARRIED
                          

11. CORRESPONDENCE (OUTGOING) 

 
a) Lot 214 – Tenant Request  - Approved 
b) Lot 120 – Tree Pruning Request – Approved 
g) Lot 121 – Tree Pruning Request - Council conducted a site visit and after review it was MOVED & 

SECONDED to approve the request.  
With all in favour the motion was                 CARRIED 

c) Lot 12 – Tree Pruning Request – Approved 
 

12. FINISHED BUSINESS 

 
a) Fawn Pump House Parking – The Strata Manager spoke with the homeowner of SL 180 who has advised 

that they are not in favour of allocating a visitor parking stall over the easement.   
      

13. PENDING / OLD BUSINESS 

 
a) Ferntree Lake Access – With FireSmart being postponed until the fall we have scheduled the regular 

spring bin program on May 1 – May 4.  In this regard, we would like to reschedule the Ferntree lake 
access clean-up to the same weekend.   

b) VIS 762/VIS1703 Agreements – Revisions were reviewed and a finalized version will be circulated to 
Council with the Minutes.    
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c) Agency Agreement – The Strata Manager provided Council with an updated Agency Agreement for 
review.  The agreement would affective the beginning of the next fiscal year, 2020/2021.   

d) Fire Hydrant – The Strata Manager is working together with the adjustor to finalize the claim. 
 

14. NEW BUSINESS 

 
a) Airbnb / Covid 19 Concerns – we remind all homeowners that if they are interested in operating a B&B 

out of their home, pursuant to the Long Lake Bylaws and City of Nanaimo Bylaws, you are required to 
contact your Strata Manager to seek approval for a home-based business.  There are certain stipulations 
that need to be adhered to.  If we find you are operating a B&B without approval you may be fined.   
 
We understand this is a trying and stressful time for everyone and we encourage all homeowners to do 
their part with social distancing.  We are advising that the Strata Council and/or Strata Manager does 
not have any authority over concerns with Covid 19 and cannot force any visitors off the property.  You 
can find local Covid-19 information at the following link; https://www.nanaimo.ca/city-services/emergency-
services/emergency-management/city's-response-to-covid-19 

 

15. IN CAMERA SESSION 

 
None to Report. 

 

16. ADJOURNMENT/NEXT MEETING 

 
The meeting was adjourned at 8:00pm.  The next meeting has been scheduled for June 1, 2020.  
 
 
Minutes prepared by: 
 

Lisa Maniquet 
Colyvan Pacific Real Estate Management Services Ltd. 
Managing Agent for Strata Plan VIS 830 

 
 
 
 
 
 
 

 

https://www.nanaimo.ca/city-services/emergency-services/emergency-management/city's-response-to-covid-19
https://www.nanaimo.ca/city-services/emergency-services/emergency-management/city's-response-to-covid-19
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LONG LAKE HEIGHTS - VIS 830 
Council Meeting Minutes 
Held Monday, December 7, 2020 @ 6:00pm 
Via Go To Meeting 

 

 
Council in Attendance  
 
Steve McMullen   President 
Domenico Iannidinardo  Vice-President  
Stephen McPhee   Secretary / Treasurer 
Terrill MacDonald  Grounds & Communication  
David McCallum   Member at Large 
Jason Lauscher   Member at Large 
Allie Vaughan   Member at Large 
 
Lisa Maniquet   Colyvan Pacific Real Estate Management Services Ltd. 
 

1. CALL TO ORDER 

 
The meeting was called to order by the Strata Manager, Lisa Maniquet at 6:08pm.    
 

2. APPROVAL OF THE AGENDA 

 
With no additions to the agenda, it was MOVED & SECONDED to approve the agenda as presented.  
With all in favour the motion was                               CARRIED  
 

3.  APPROVAL OF COUNCIL MEETING MINUTES (October 5, 2020) 

 
As there were no errors or omissions noted it was MOVED & SECONDED to approve the minutes of October 5, 2020. 
With all in favour the motion was                                           CARRIED 

 

4. FINANCIAL REPORT (October 31, 2020) 

 
a) Financial Report (October 31, 2020) – The Strata Manager reviewed the financial statements. Following this 

review, it was MOVED & SECONDED to receive the financial statements to October 31, 2020.  
With all in favour the motion was                               CARRIED 

 
b) The Strata Manager advised that there is an outdated line item on the Balance Sheet called Legal Fund Account 

with a balance of $12,061.30.  The Strata Manager recommended that this line item be deleted and that the funds 
be moved into Retained Earnings, bringing the deficit down to $13,894.72 from $25,956.02.  Following a 
discussion, it was MOVED & SECONDED to delete the Legal Fund Account line item and move the funds to Retained 
Earnings.  
With all in favour the motion was                               CARRIED 
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c) Report on Unapproved Expenditures  
i) Mike’s Septic - $651.00 (service while pumps were off) 
ii) Retro Enterprises - $1,018.50 (repair of broken sewer line) 

After review it was MOVED & SECONDED to approve the invoices. 
With all in favour the motion was                                            CARRIED 

 

5. PRESIDENTS MESSAGE 

 
None to report. 

 

6. SAFETY 

 
a) Marsh Wren Retaining Wall – Council reviewed a legal opinion regarding this issue.  It was determined that it 

would be prudent to put forward a resolution at the 2021 AGM to change the retaining wall area to limited 
common property for the exclusive use of the homeowner.     

b) Large boulder/Widgeon Place –  The strata manager for VIS 762 and VIS 830 will be conducting a conference call 
with the President of both strata’s to discuss this issue.   

 

7. REPORT ON LITIGATION 

 
None to report.  
 

8. BYLAW CONTRAVENTION 

 
a) SL 191 – Noise bylaw contraventions, October 28, 2020 – a fine has been applied against the strata lot for the 

contravention.  
b) SL 191 – Council reviewed correspondence from a homeowner requesting to have their fees waived being that 

they are moving.  It was MOVED to approve the fines be waived. 
With no Council members in favour the motion was                    DENIED 

 

9. COMMITTEE REPORTS 

 
a) Capital Asset Replacement Planning Committee: 

I. Depreciation Report Renewal – Council reviewed a quote from Pacific Rim Appraisals.  It was determined 
that the Strata Manager would obtain one or two more quotes. 

II. The water booster upgrade – The Caretaker is currently in discussions with a couple engineering firms.   
b) Planning Committee: 

o Lot 12 – Additional Deck Request – a site visit was conducted and after review it was was 
MOVED & SECONDED to approve the additional deck. 
With all in favour the motion was                  CARRIED 

- Current Builds:  
o Lot 52 Lamp Standard – the homeowners submitted a request for approval to have one 

of the street lights moved and turned off for 6 – 8 weeks to help with access to the 
property during the build.   They provided proof of support from their neighbours.  After 
review it was MOVED & SECONDED to approve the lamp be moved and turned off. 
With all in favour the motion was                  CARRIED 

o Lot 11 – build still in progress 
o Lot 205 – build still in progress 
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c) Parking – Continues to be monitored.  We also remind all homeowners that if you have guests staying in visitor 
parking for up to the permitted seven (7) days, we ask that you either place a note on the dash of the vehicle or let 
your Strata Manager know to avoid any vehicles being tagged unnecessarily.    

d) Grounds & Communication 
 - Fall clean-up of the roads and common property is currently underway.   

• Street Light Committee – It was approved at the 2020 AGM to continue with the light project.  During the 
2020-2021 fiscal year lights will be installed along Woodhaven, Rainbow Crescent, Marsh Wren plus 
adjoining roads and cul-de-sacs. 

 

10. CORRESPONDENCE (INCOMING) 

 
a) Lot 115 – Tree Removal Request – Council conducted a site visit and it was determined that the trees in question 

are healthy. Council did advise on how to window the tree so help alleviate some of the roof debris.  After review 
it was MOVED to approve the removal. 
With no Council members in favour the motion was                    DENIED 

b) Lot 224 – House Rental / Tree Removal - Council conducted a site visit to review a request to rent a home and to 
remove a hazardous tree.  After review it was MOVED & SECONDED to approve the rental and the tree removal. 
With all in favour the motion was                                            CARRIED 

c) Lot 152 – Tree Removal Request – Council reviewed correspondence from a homeowner of an empty lot with a 
number of dead and leaning trees.  A site visit was conducted and after review it was MOVED & SECONDED to 
approve the tree removals and pruning on the condition that the City Arbourist complete the work. 
With all in favour the motion was                                            CARRIED 

d) Lot 51 – Suite Rental – Council conducted a site visit to discuss the suite rental with the homeowner.  It was 
determined that there is adequate parking and therefore, after review it was MOVED & SECONDED to approve the 
rental. 
With all in favour the motion was                                            CARRIED 

e) Lot 222 – Volunteer Services – Council reviewed correspondence from a homeowner volunteering to assist any 
elderly homeowners or anyone that is high risk for Covid-19.  They are volunteering their time if anyone needs 
anything picked up or dropped off in poor weather or not wanting to go out in order to remain safe.  Council 
determined the best approach would be put a posting on the Long Lake website.  The Strata Manager will ask the 
homeowner for a write up and will have it posted to the website upon receipt.   
 

11. CORRESPONDENCE (OUTGOING) 

 
a) Lot 24 (188 Summit) – Shed Request - approved 
b) Lot 21 (240 Summit) – Tree Removal/Pruning Request - approved 
c) Lot 203 (241 Ferntree) – Tree Removal (riparian zone)  
d) Lot 93 (4070 Salal) – Line Painting Incident – strata not responsible 
e) Lot 153 (271 Woodhaven) – Tree Concerns – owners arranging arbourist 
f) Lot 176 (500 Woodhaven) – Noise Complaint – letter sent 
g) Lot 52 (471 Heron) – Street Light / Tree Removal – site visit conducted  
h) Lot 128 (930 Woodpecker) – Suite Request / Tree Removal Request – site visit conducted 

 

12. FINISHED BUSINESS 

 
a) Fall Red Bin Program 
b) Insurance Renewal 
c) Fire Hydrant Flushing 
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13. PENDING / OLD BUSINESS 

 
a) Ferntree Drain Cover – The Caretaker is looking into a replacement.  
b) Dock Application 
 

14. NEW BUSINESS 

 
a) Snow Removal – Joe Campbell Snow Removal has been engaged for the 2020/2021 season. 
b) Annual Fire Hydrant Inspection – currently underway.   
c) Fire Hydrant – A valve for a fire hydrant located on Woodhaven is broken.  Remediation will begin right away.  

                

15. ADJOURNMENT/NEXT MEETING 

 
The meeting was adjourned at 7:24pm.  The next meeting will be January 18, 2021. 

 
Minutes prepared by: 
 
Lisa Maniquet 
Colyvan Pacific Real Estate Management Services Ltd. 
Managing Agent for Strata Plan VIS 830 
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LONG LAKE HEIGHTS - VIS 830 
Council Meeting Minutes 
Held Monday, January 20 @ 6:00pm 
at 3 – 4488 Wellington Road, Nanaimo, BC 

 

 

Council in Attendance  
 

Steve McMullen  President 
Domenico Iannidinardo Vice-President  
Carl Miller     Capital Asset Replacement Planning Committee 
Terrill MacDonald  Grounds & Communication  
Lisa Guizzo    Member at Large 
Dugan Hollett   Caretaker 
Lisa Maniquet   Colyvan Pacific Real Estate Management Services Ltd. 
 
Absent with Regrets 
Stephen McPhee  Secretary / Treasurer 
Kim McCabe   Grounds & Communication 

 
 

1. CALL TO ORDER 

 
The meeting was called to order by the Strata Manager, Lisa Maniquet at 6:00pm.    
 

2. APPROVAL OF THE AGENDA 

 
With no additions to the agenda, it was MOVED & SECONDED to approve the agenda as presented.  
With all in favour the motion was                               CARRIED  
 

3.  APPROVAL OF COUNCIL MEETING MINUTES (December 9, 2019) 

 
As there were no errors or omissions noted it was MOVED & SECONDED to approve the minutes of December 
9, 2019. 
With all in favour the motion was                                          CARRIED 

 

4. FINANCIAL REPORT (December 31, 2019) 

 
Financial Report (December 31, 2019) – The Strata Manager reviewed the financial statements. Following 
this review, it was MOVED & SECONDED to receive the financial statements to December 31, 2019.  
With all in favour the motion was                               CARRIED 
 

a) Report on Unapproved Expenditures – None to report 
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5. PRESIDENTS MESSAGE 

 
None to Report. 
 

6. SAFETY 

 
Just a reminder to all homeowner to use caution when driving in winter conditions.  Please use winter tires 
and/or refrain from driving in severe winter conditions.   
 

7. REPORT ON LITIGATION 

 
None to Report. 
 

8. BYLAW CONTRAVENTION 

 
a) SL 191- Noise Complaint – Council reviewed five complaints on five different occasions.  A 

discussion ensued.  It was MOVED & SECONDED to approve to apply a fine of $200 for each 

complaint. 
With all in favour the motion was               CARRIED 

 

9. COMMITTEE REPORTS 

 
a) Capital Asset Replacement Planning Committee – the Committee will be meeting in February.  An update 

will be provided at that time. 
b) Planning Committee: 

- Lot 197 – Council has requested plans and a timeline for completion of the renovation no 
later than February 29, 2020. 

- Lot 205 – Council reviewed a variance request that was submitted to the City of Nanaimo.  
After review, Council has no objection to the variance.   

c) Parking – Continues to be monitored. 
d) Roads Committee – Nothing to report.  
e) Grounds & Communication 

- Glen’s Lawn & Gardens will be onsite soon to clean up debris throughout the Strata as a result of the 
snow and strong winds.   

- Website – The Strata Manager advised that she is working on uploading documents and getting the 
website ready to launch.   
• Street Light Committee – The lights have been ordered at last year’s price and we are expecting 

delivery shortly.   
 

10. CORRESPONDENCE (INCOMING) 

 
a) Lot 143 – Fences – Council reviewed correspondence from a homeowner regarding existing and new 

fences within Long Lake.  The Strata Manager will respond to the owner and include the Bylaws that set 
out that all fences require written approval and are handled on a case by case basis.    
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11. CORRESPONDENCE (OUTGOING) 

 
a) Lot 43 – Tree Pruning Request 
b) Lot 39 – Privacy Panels / Exterior Paint 
c) Lot 76 – Tree Pruning Request  
d) Lot 82 – Tree Removal Request  
e) Lot 147 – Rental Request 

 

12. FINISHED BUSINESS 

 
a) SL 8 – Short Term Exclusive Use Contract 
b) 2019/2020 Caretaker Contract       

 

13. PENDING / OLD BUSINESS 

 
a) Telus Fiber Optics – The Strata Manager has reached out to Telus and they have advised that they will 

not be able to take action in Long Lake until late 2020 or 2021.  
b) Agency Agreement – The Strata Manager advised Council that a new Agency Agreement will be drafted 

up under the name Colyvan Pacific and circulated to Council for review.   
 

14. NEW BUSINESS 

 
None to Report. 

 

15. IN CAMERA SESSION 

 
No in camera session held. 

 

16. ADJOURNMENT/NEXT MEETING 

 
The meeting was adjourned at 7:54pm.  The next meeting has been scheduled for March 9, 2020.  
 
 
Minutes prepared by: 
 

Lisa Maniquet 
Colyvan Pacific Real Estate Management Services Ltd. 
Managing Agent for Strata Plan VIS 830 

 
 
 
 
 
 
 

 























 
 

 
                LONG LAKE HEIGHTS - VIS 830 

Council Meeting Minutes 
Held Monday, April 12, 2021 @ 6:00pm 

Via Go To Meeting 
 

 
 
Council in Attendance  
 
Domenico Iannidinardo Vice-President (currently acting President) 
Stephen McPhee  Secretary / Treasurer 
Terrill MacDonald  Grounds & Communication  
David McCallum  Member at Large 
 
Lisa Maniquet   Colyvan Pacific Real Estate Management Services Ltd. 
Lianna Armstrong  Grounds & Communication Committee Member 
 
Absent with Regrets: 
Steve McMullen   President 

 
SPECIAL AGENDA  
 
Facebook Proposal – Lianna provided Council with a draft survey to send to all 
homeowners to find out how much interest there would be in the community for a 
Long Lake Heights Facebook page.  If there is enough interest to move forward, each 
homeowner would have to request to join the group and would have to answer a 
series of questions before being accepted.  They would also have to agree that this 
space is for positive purposes only and will not be a platform for complaints.  The page 
will be monitored daily and anyone contravening the page rules will be removed.  
After discussion it was MOVED & SECONDED to approve moving forward with a 
community Facebook page.  
With all in favour the motion was                                                                         CARRIED  
 
Lianna Armstrong left the meeting at 6:17pm 
 

1. CALL TO ORDER 

 
The meeting was called to order by the acting President, Domenico Iannidinardo at 
6:17pm.  
 

2. APPROVAL OF THE AGENDA 

 
With no additions to the agenda, it was MOVED & SECONDED to approve the agenda 
as presented.  
With all in favour the motion was                                                                         CARRIED  
 
 
 



 
 

3.  APPROVAL OF COUNCIL MEETING MINUTES (March 1, 2021) 

 
As there were no errors or omissions noted it was MOVED & SECONDED to approve 
the minutes of March 1, 2021. 
With all in favour the motion was                  CARRIED 
                                          

4. FINANCIAL REPORT (March 31, 2021) 

 
a) Financial Report (March 31, 2021) – The Strata Manager reviewed the financial 

statements. Following this review, it was MOVED & SECONDED to receive the 

financial statements to March 31, 2021.  

With all in favour the motion was                         CARRIED
                    
b) Report on Unapproved Expenditures  

i) Osbourne Electro Mechanics - $3,178.00 (replacement parts 

for ginder pumps / inspection) 

After review it was MOVED & SECONDED to approve the invoices. 
With all in favour the motion was                                      CARRIED 
                  

5. PRESIDENTS MESSAGE 

 
Domenico Iannidinardo salutes the Grounds & Communication members as well as all 
homeowners that participated in the April 11, 2021 invasive species clean-up for all 
their time, coordination and hard work.   

 

6. SAFETY 

 
a) Marsh Wren Retaining Wall – The homeowners obtained a quote from R&M 

Coastal Contracting.  Council will conduct a site visit together with the homeowner 

as well as R&M Coastal to go over the details of the quote.    

b) Large boulder/Widgeon Place – The strata manager for VIS 762 and VIS 830 will 

be conducting a conference call with the President of both strata’s to discuss this 

issue.   

 

7. REPORT ON LITIGATION 

 
None to report.  
 

8. BYLAW CONTRAVENTION 

 
a) Short-term Rental – A site visit was conducted.  Council has no objection to the 

request on the condition that the homeowners follow the City of Nanaimo bylaws 

and reside in the home full-time.  

 

 

 

 



 

9. COMMITTEE REPORTS 

 
a) Capital Asset Replacement Planning Committee: 

i. The Committee welcomes new members: Stephen James, Romulus 

Munteanu, and Chuck Thomas.   

ii. Depreciation Report Renewal – RJC Engineers has conducted a site visit 

and continues their work on the renewal process.  

iii. Pump Project – Council is currently reviewing options for possible pump 

replacement at the Fawn pump house and will be reviewing options to 

seek compensation from Osbourne Electro Mechanics.    

b) Planning Committee: 

- Current Builds:  

o Lot 52 - build in progress  

o Lot 11 – build still in progress 

o Lot 205 – build still in progress 

c) Parking – Continues to be monitored.  We also remind all homeowners that if you 

have guests staying in visitor parking for up to the permitted seven (7) days, we 

ask that you either place a note on the dash of the vehicle or let your Strata 

Manager know to avoid any vehicles being tagged unnecessarily.    

d) Grounds & Communication 

 - The Committee recently met and provided an update as follows: 
- Spring invasive species clean up held on April 11, 2021 was a success.  

Thank you to everyone that participated.  
-  FireSmart Program – scheduled for May 1 & 2, 2021.  A notice will be 

sent out on April 20, 2021 with bin locations and more details. 
- Long Lake Heights Stone Signage – landscaping upgrade and replace 

rock surrounds.  
-  Facebook Page – survey sent to homeowners. 

• Street Light Committee – Phase 2 installation has begun.  Lights will be installed 

along Woodhaven, Rainbow Crescent, Marsh Wren plus adjoining roads and cul-

de-sacs. 

 

10. CORRESPONDENCE (INCOMING) 

 
a) Lot 215 - Tree Removal Request – a homeowner requested removal of overgrown, 

unsafe alders.  A site visit was conducted and Council agreed that they trees are a 

hazard.   After review it was MOVED & SECONDED to approve the removal of the 

trees and to have them replaced with cedars. 

With all in favour the motion was                                      CARRIED 
b) Lot 20 – Tree Pruning / Fence – Council conducted a site visit with a homeowner 

regarding the removal of dead arbutus trees, pruning back very overgrown plum 

trees and the replacement of an existing perimeter fence that is rotted.   After 

review it was MOVED & SECONDED to approve the removal of the dead arbutus, 

pruning back the plum trees and replacement of the existing perimeter fence. 

With all in favour the motion was                                      CARRIED 
c) Lot 221 – Tree Pruning Request - Council conducted a site visit and advised the 

homeowner to provide the Strata Manager with an arbourist report prior to 

proceeding.  



 
d) Lot 169 – Tree Removal Request – Council conducted a site visit and all trees were 

below size limit, therefore, no approval is required for this request.   

e) Lot 121 – Roofing Material – A homeowner expressed interest in using metal 

roofing.  Council has no objection.   

f) Lot 99 – Tree Removal Request - Council conducted a site visit and advised the 

homeowner to provide the Strata Manager with an arbourist report prior to 

proceeding.  

 

11. CORRESPONDENCE (OUTGOING) 

 
a) Lot 64 – Street Parking 

b) Lot 108 – Tree Removal Request 

c) Lot 200 – Blasting Complaint   

 

12. FINISHED BUSINESS 

 
a) Annual Fire Hydrant Inspection 

b) Lakeview Park Update 

c) Invasive Species Clean-up 

      

13. PENDING / OLD BUSINESS 

  
a) Dock Application – The Ministry advised that a pier block dock is not 

permitted.  We are now looking into a floating dock option. 

b) Lakeview Terrace Update 

 

14. NEW BUSINESS 

 
None to report 

                 

16. ADJOURNMENT/NEXT MEETING 

 
The meeting was adjourned at 7:31pm.  The next meeting will be held on May 31, 
2021. 
 
The Strata Manager left the meeting at 7:31pm 

 

17. IN-CAMERA SESSION  

 
An in-camera session was held with Council members.  

 
Minutes prepared by: 
 
Lisa Maniquet 
Colyvan Pacific Real Estate Management Services Ltd. 
Managing Agent for Strata Plan VIS 830 
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LONG LAKE HEIGHTS - VIS 830 
Council Meeting Minutes 
Held Monday, January 18, 2021 @ 6:00pm 
Via Go To Meeting 

 

 
Council in Attendance  
 
Domenico Iannidinardo  Vice-President  
Stephen McPhee   Secretary / Treasurer 
Terrill MacDonald  Grounds & Communication  
David McCallum   Member at Large 
Lisa Maniquet   Colyvan Pacific Real Estate Management Services Ltd. 
 
Absent with Regrets: 
Steve McMullen   President 
Jason Lauscher   Member at Large 
Allie Vaughan   Member at Large 
 
SPECIAL AGENDA  
 

Caretaker Update – The Caretaker provided an update on various items he has tended to since the last meeting.  
Some include; fixed and filled sand bins, re-installed fallen lamp standard on Grouse, re-installed stop-sign and barrier 
at Ferntree, tended to a broken pipe in the Fawn pump house, coordinated meeting with engineer regarding the water 
booster upgrade, tended to broken water line on Widgeon and obtained quotes for catch basin cleaning.   
 

1. CALL TO ORDER 

 
The meeting was called to order by the Strata Manager, Lisa Maniquet at 6:36pm.    
 

2. APPROVAL OF THE AGENDA 

 
With no additions to the agenda, it was MOVED & SECONDED to approve the agenda as presented.  
With all in favour the motion was                               CARRIED  
 

3.  APPROVAL OF COUNCIL MEETING MINUTES (December 7, 2020) 

 
As there were no errors or omissions noted it was MOVED & SECONDED to approve the minutes of December 7, 2020. 
With all in favour the motion was                                           CARRIED 

 

4. FINANCIAL REPORT (December 31, 2020) 

 
a) Financial Report (December 31, 2020) – The Strata Manager reviewed the financial statements. Following this 

review, it was MOVED & SECONDED to receive the financial statements to December 31, 2020.  
With all in favour the motion was                               CARRIED 
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b) Report on Unapproved Expenditures  
i) Mike’s Septic - $1,546.12 (service for broken pipe in Fawn pump house) 
ii) Retro Enterprises - $12,400.50 (replacement of fire hydrant on Woodhaven) 

After review it was MOVED & SECONDED to approve the invoices. 
With all in favour the motion was                                            CARRIED 

 

5. PRESIDENTS MESSAGE 

 
None to report. 

 

6. SAFETY 

 
a) Marsh Wren Retaining Wall – The Strata Manager advised that she has reached out to the new homeowners who 

are keen to meet with Council to discuss the retaining wall.       
b) Large boulder/Widgeon Place – The strata manager for VIS 762 and VIS 830 will be conducting a conference call 

with the President of both strata’s to discuss this issue.   
 

7. REPORT ON LITIGATION 

 
None to report.  
 

8. BYLAW CONTRAVENTION 

 
a) SL 175 – Tree removal – Council discussed the removal of four trees without obtaining approval.  After review it 

was determined that the homeowner would not be fined at this time.  Council is asking that the homeowner plant 
20 trees by April if they will not be proceeding with a build on the empty lot.   

b) SL 128 – Open Fire – The Strata Manager issued a letter to the homeowner to advise that open burning is not 
permitted in the City of Nanaimo and also included the regulations set out by the City, which are available on the 
Long Lake website. www.longlakeheights.ca    
 

9. COMMITTEE REPORTS 

 
a) Capital Asset Replacement Planning Committee: 

I. Depreciation Report Renewal – The Strata Manager received a second quote from RJC and is still waiting 
on a quote from Morrison Hershfield.   

II. The water booster upgrade – The Caretaker will be obtaining engineer quotes and providing to Council for 
review.   

b) Planning Committee: 
o Lot 197 - Renovation Update – renovations are on hold possibly until the spring or until 

things get better with Covid. 
o Lot 195 – Deck Addition – their City permit application is complete.  Once they have their 

permit they will look to proceed with the addition. 
- Current Builds:  

o Lot 52 Building Plan Approval - Council reviewed the building plans and after review it 
was MOVED & SECONDED to approve the plans. 
With all in favour the motion was                  CARRIED 

o Lot 11 – build still in progress 
o Lot 205 – build still in progress 

 

http://www.longlakeheights.ca/
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c) Parking – Continues to be monitored.  We also remind all homeowners that if you have guests staying in visitor 
parking for up to the permitted seven (7) days, we ask that you either place a note on the dash of the vehicle or let 
your Strata Manager know to avoid any vehicles being tagged unnecessarily.    

d) Grounds & Communication 
 - The Committee will be meeting some time during the week of January 18th.   

• Street Light Committee – Phase 2 installation will begin in the spring.  Lights will be installed along 
Woodhaven, Rainbow Crescent, Marsh Wren plus adjoining roads and cul-de-sacs. 

 

10. CORRESPONDENCE (INCOMING) 

 
a) Lot 64 – Tree Removal Request – Council reviewed correspondence from a homeowner regarding a tree removal.  

An arbourist assessed the tree and it was determined that it was not a hazard and that the best course of action 
would be to thin the tree.  After discussions it was MOVED & SECONDED to approve the pruning. 
With all in favour the motion was                                            CARRIED 
 

11. CORRESPONDENCE (OUTGOING) 

 
a) Lot 115 (861 Grouse Pl) – Tree removal request denied due to tree being healthy 
b) Lot 224 (621 marsh Wren) – Suite Rental / Tree Removal – suite rental and tree removal approved 
c) Lot 152 (261 Woodhaven) – Tree removal request approved 
d) Lot 51 (461 Heron) – Suite rental approved 
e) Lot 222 (21 Summit) – Volunteer Services – Asked homeowner to provide something to be posted the website 

(no response). 
 

12. FINISHED BUSINESS 

 
a) Fire Hydrant Replacement (Woodhaven) 

      

13. PENDING / OLD BUSINESS 

  
a) Dock Application 
b) Heron Pl – Utility cover replacement – Council reviewed a quote for the replacement cover.  After review it was 

MOVED & SECONDED to approve the replacement cover. 
With all in favour the motion was                                            CARRIED 

c) Annual Fire Hydrant Inspection – All hydrants have been inspected with the exception of the new hydrant on 
Woodhaven.  The inspection company will be returning for testing/inspection of the new hydrant.   

 

14. NEW BUSINESS 

 
a) Water Collection/Drainage Issue (bottom of Salal) - it was noted that during the heavy rains the new development 

was causing extensive seepage through the rock below in the park.  The Strata Manager has reached out to the 
Ministry of Environment and subsequently the bylaw department at the City of Nanaimo.  We are still waiting on 
a response from the City, and in the meantime the Strata Manager will reach out to the Developer directly.   

b) Catch Basins - Council reviewed three quotes for cleaning of the catch basins.   After review it was MOVED & 
SECONDED to approve the quote from Groess Environmental Services. 
With all in favour the motion was                                            CARRIED 
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15. IN CAMERA SESSION  

 
The Strata Manager left the meeting at 7:32pm.  Council then held an in-camera session.  

                 

16. ADJOURNMENT/NEXT MEETING 

 
The meeting was adjourned at 7:35pm.  The next meeting will be March 1, 2021. 

 
Minutes prepared by: 
 
Lisa Maniquet 
Colyvan Pacific Real Estate Management Services Ltd. 
Managing Agent for Strata Plan VIS 830 
 

 
























