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The Basics: Funding 
common expenses  
 A strata corporation is responsible 

for the common expenses of the 
strata lots within a strata plan.  

 “Common expenses" means 
expenses 
 relating to the common property and 

common assets, or 
 required to meet any other purpose or 

obligation of the strata corporation. 



Two ways to fund 
common expenses 
 through contributions to the 

operating fund and the contingency 
reserve fund (the “CRF”) as set out 
in the annual budget approved by a 
majority vote at an annual general 
meeting; or 

 through a contribution to a special 
levy approved by a ¾ vote at an 
annual or special general meeting.  



Operating Fund 
Regular expenses that occur 

once a year or more often than 
once a year:  
utilities, insurance, landscaping, 

cleaning, maintenance, and 
strata management.  

Once approved in a budget, the 
strata corporation can make the 
expenditure without the need 
for further approval from the 
owners.  



Contingency Reserve 
Fund (CRF) 
 Common property expenses that occur 

less often than once a year: 
 Major renovations and repairs 

 Ideally known in advance, through the 
depreciation report  

 ¾ vote resolution required normally 



Other ways to spend 
money 
 From the CRF without a ¾ vote  

 insurance deductibles or,  
 in an emergency (if there are reasonable 

grounds to believe that an immediate 
expenditure is necessary to ensure safety 
or prevent significant loss or damage, 
whether physical or otherwise).  

 Special levies can be used for any purpose 
so long as the expenditure is approved in 
advance by a ¾ vote resolution  



Allocating common 
expenses 
 General rule: strata lot owners pay 

for common expenses on the basis 
of unit entitlement.  

 Not always fair or reasonable.  
 Act and the Regulations  permit two 

exceptions to this general rule:  
where a different formula is 

approved by a unanimous vote; and 
where the expense relates only to 

certain strata lots in the strata plan.  



Exception #1 – unanimous 
resolutions 
 S. 100 Owners may agree to use one or 

more different formulas, for the 
calculation of a strata lot's share of its 
contribution to the operating fund, the 
CRF or a special levy.  

 In practical terms, this is rarely done 
because a unanimous vote requires the 
approval of every strata lot, including 
those that may not be entitled to vote 
due to an arrears of strata fees. 



Exception #2 –related to 
specific strata lots 
 If the common expense relates to or 

benefits:  
 limited common property (“LCP”) 

that not all strata lots are entitled to 
use; or  

 only some (but not all) strata lots in 
the strata plan,  

 the expense can be allocated solely 
to those strata lots but only if 
certain conditions are met 



Exception #2 Cont’d   

 Sections:  
 If the strata lots in the strata plan are 

organized into separate sections and  

 the expense relates exclusively to the 
strata lots in a section,  

the contribution to the expense 
(operating fund, CRF or special levy) can 
be assessed solely to the strata lot(s) in 
that section.    



Exception #2 Cont’d 
 If the expense is a contribution to the 

operating fund (not the CRF) that relates 
exclusively to: 

 strata lot(s) with the use of LCP;  

 a type of strata lot identified as such in a bylaw 
(commonly known as a “Types Bylaw”);or 

 strata lot repair and maintenance for which the 
strata corporation has, by bylaw, taken 
responsibility; 

 the contribution to the expense can be 
assessed solely to the strata lot(s) to which 
the expense relates.  
 



Exceptions not 
mutually exclusive 
A strata plan with separate 

sections can also allocate 
expenses between strata lots 
within a section pursuant to 
one or more of the second 
category of exceptions noted 
above.  

 i.e. types, LCP, repair bylaws 



Sections add complexity 
 In a strata plan with separate sections, 

each section must have its own budget for 
contributions to its own operating fund 
and CRF.  

 Contributions for the section budget are 
usually based on the unit entitlement of 
each strata lot in the section as approved 
in the section’s annual budget and 
collected through the section’s strata 
fees.  

 The strata lots in a section can also 
approve a special levy to meet any other 
purpose or obligation of the section.  



Strata lots in a section 
must also contribute to 
the expenses 
 Strata lots in a section also contribute to 

the strata corporation’s budget and the 
strata corporation CRF for expenses that 
are common to all strata lots in the strata 
plan, or  

 Expenses which are shared by the strata 
lots in more than one section  

 Accordingly, a strata corporation with 
sections will have at least three budgets 
as well as three operating funds, and 
three contingency reserve funds  



Why separate sections and 
strata lot types 

 Intended to create a more equitable allocation 
of expenses between strata lots 

 Unfortunately, separate sections and strata lot 
types are not a perfect solution to the problem  

 Often misunderstood and misapplied concepts.  
 separate sections are sometimes created 

where a strata lot types bylaw or one of the 
other exceptions noted above would achieve 
the owners’ goals 

 Other times, strata corporations have created 
sections but function only as if types were 
created, without the complex structure that a 
strata corporation with sections requires.  



Overview of sections and 
types 
As noted above, separate 

sections and strata lot types are 
created by bylaw.  

 Sections are created by the 
owner developer at the time the 
strata plan is deposited or by 
the strata corporation after the 
deposit of the strata plan. 



After the deposit of the 
strata plan  
 To create or cancel sections, the strata 

corporation must hold an annual or 
special general meeting and the notice of 
meeting must include: 
 a resolution to amend the bylaws to 

provide for either the creation and 
administration of each section or the 
cancellation of the sections, and 

 any resolutions to designate LCP for the 
exclusive use of all the strata lots in a 
section or to remove an LCP designation. 



Voting thresholds to 
create or cancel sections 
 A resolution to create or cancel 

sections must be passed: 
 by a 3/4 vote by the eligible voters in 

the proposed or existing section, and 
 by a 3/4 vote by all the eligible 

voters in the strata corporation. 
 Once a section is created, its legal 

name will be "Section [number of 
section] of The Owners Strata Plan 
[plan number]".  



What types of strata lots 
my form a separate 
section? 
 A strata corporation may have separate 

sections only for the purpose of 
representing the different interests of: 
 owners of residential strata lots and 

owners of nonresidential strata lots,  
 owners of non-residential strata lots, if 

they use their strata lots for significantly 
different purposes, or  

 owners of different types of residential 
strata lots. 



What types of residential 
strata lots may form a 
separate section?   
 If the separate section is based on a type of 

residential strata lot, only the following types 
of residential strata lots may form a section: 
 apartment-style strata lots; 
 townhouse-style strata lots; 
 detached houses. 

 No similar restriction is placed on the creation 
of types outside the context of separate 
sections. The Act does not define strata lot 
types, and so does not specifically limit the 
kinds of strata lot types that may be created.  



What other types of 
residential strata lots 
may form a separate 
section?  
 “Types” refers to “character or form of structure” 

Smith v. Read, [1993] B.C.J. No. 1348 (QL) (S.C.).  
 An obvious example is townhouse versus 

apartments, heritage versus modern styles, or 
commercial versus residential.  

 Cant be based on towers (Oakley v. Strata Plan VIS 
1098, 2003 BCSC 1700).  

 Cant be based on ages or phases of buildings (Lim 
v. Strata Plan VR 2654, 2001 BCSC 1386). 

 



What expenses can be 
allocated to strata lot 
types? 

 Once types are created, the strata 
corporation can allocate expenses that 
benefit only one strata lot type to that 
strata lot type. 

 Only operating fund expenses can be 
allocated by type.  

 CRF contributions and special levies are 
shared by all strata lots on the basis of 
unit entitlement even if the expense 
being funded benefits only one type of 
strata lot. 



Powers and Duties of a 
Section 
 A section is a separate legal entity 

with the same powers and duties as 
a strata corporation but only 
regarding matters that relate solely 
to the strata lots in the section.  

 After the creation of separate 
sections, the strata corporation 
retains powers and duties regarding 
matters of common interest to all 
owners.  



Sections are separate 
legal entities 

Require separate bank 
accounts 

Separate budgets 
Separate general meetings 
Separate management 

contracts 
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