CRAIG BAY
COMMUNITY LANDS COMMITTEE GUIDELINES 

Alterations to common property, limited common property, and the exterior of a strata lot

1)
All requests for changes to common property, limited common property or to the exteriors of strata lots shall be made in writing and shall provide as much information as possible so that the Strata Council may make an informed decision.  Information provided must include plans, elevations, and all dimensions showing distances from exterior walls and property lines.  “Information packages” given to Council must contain details of the building location on the strata lot.  Failure to provide adequate information will result in delays in the approval process.

2)
Letters approving alterations to common property and limited common property shall contain the following:




a)
Approved alterations must be completed by a date specified in the letter.  If the alteration has not been carried out by the expiry date contained in the letter, the approval is retracted and cancelled.  




b)
As a condition of approval, and before approval is given, all owners shall sign a statement that:





i)
They accept financial responsibility for the acquisition, installation, maintenance, repair, and replacement of the intended alterations.




 ii)
If they sell the strata lot, they will make the purchaser aware that the 





Strata Corporation bears no responsibility for maintenance, repair, or 





replacement of the alterations and that these responsibilities pass to the 





new owner.




iii)
The statement that the owner or tenant will sign is in the form of the duplicate letter of approval containing an area describing the above 

agreements.  This document will be witnessed before being returned to the Strata Corporation.

c)
The Strata Corporation or its agents shall hold the original of the signed statement on file and a copy of the statement shall be included with any Information Certificate that is issued for the strata lot.


d)
Approved alterations will not be registered on the site plan for the complex and are not covered by the Strata Corporation’s insurance.

e)
The owner or tenant shall be responsible for any and all damage that occurs during installation or as a result of the installation.

f)
The owner or tenant shall notify the Strata Council, in writing, when the approved alteration has been completed.  If a contractor did the installation, the owner shall provide the name and address of the contractor.

1.
Modification of a garden bed

a)
Requests for the installation, removal or replacement of garden beds and shrubs on common property or limited common property must be referred, for consideration, to Council or to the Landscape Advisory Committee, provided that such a committee has been appointed.


b)
Any approved changes must not require eliminating the existing irrigation system.


c)
Any new plantings must be on the current CLC “approved plant list” and must not interfere with established irrigation watering patterns.  The owner shall ensure that the sprinkler system heads are not blocked or their spray patterns distorted by the addition of new trees or shrubs.


d)
All costs associated with the approved changes and future maintenance, are the responsibility of the owner or tenant requesting the change.

d) The owner or tenant shall be responsible for any damage caused to the limited common property irrigation system that occurs during the installation, removal or replacement of the garden bed(s).

e) The approved community plant list that may be amended or modified from time to time by the community lands committee.

2.
Alterations to ground cover and edging

a)
Requests for the installation, removal or replacement of ground cover materials and garden bed edging on common property or limited common property must be referred, for consideration, to Council or to the Landscape Advisory Committee, provided that such a committee has been appointed.

b) All edging shall be made of pressure treated 2X4 similar in colour and design to borders and edging originally installed by the developer. 

c) All ground cover used in a garden bed shall be similar in colour, texture, and substance to the existing ground cover products in place around their strata lot.


d)
All costs associated with the approved changes are the responsibility of the owner or tenant requesting the change.

f) The owner or tenant shall be responsible for any damage caused to the limited common property irrigation system that occurs during the installation, removal or replacement of the ground covers and edging.

3.
The removal and/or replacement of small trees and shrubs

a)
Requests for the removal or replacement of small trees and shrubs on common property or limited common property must be referred, for consideration, to Council or to the Landscape Advisory Committee, provided that such a committee has been appointed.


b)
Any approved changes must not require eliminating the existing irrigation system.


c)
Any approved plantings must not interfere with established irrigation watering patterns.  The owner shall ensure that the sprinkler system heads are not blocked or their spray patterns distorted by the addition of the small trees or shrubs.


d)
All costs associated with the approved changes are the responsibility of the owner or tenant requesting the change.

d) The owner or tenant shall be responsible for any damage caused to the limited common property irrigation system that occurs during the removal or replacement of small trees and shrubs.

e) All plants and shrubs must be on the approved community plant list that may be amended or modified from time to time by the community lands committee.

4. 
Extension and enlargement of the patio at the back entrance of a strata lot


a)
The work must be done by a competent contractor and conform to the style, color and materials that were used in the construction of the original patio.


b)
Soil compaction and base preparation shall be undertaken in accordance with the highest industry standards to ensure no settling takes place.


c)
The new patio must not extend beyond either side of the home or more than 20 feet from the back of the homes outermost wall. 

d)
The cost of any necessary modifications to the existing irrigation system shall be borne by the owner or tenant requesting the extension or enlargement of the patio.

5.
The installation of a privacy panel or extension to a privacy panel for privacy purposes


a)
Privacy panels shall be professionally constructed of wood and installed in a competent manner.  

b)
Privacy panels shall be of the same design and approximate dimensions as the privacy panels already installed in the community.


c)
Privacy panels shall not be used to enclose grass or flowerbeds – if landscape maintenance will be adversely affected.

d) New privacy panels shall be maintained in the same fashion as all other panels in the community with regards to painting, staining, or leaving them to weather naturally as determined by each community.

6.
The installation of a retractable patio canopy over the back patio

a) All retractable patio covers shall be professionally constructed and installed by a competent contractor.


b)
The design shall be the same as those already installed within the complex. All proposed awning colours and designs shall be included with the owner’s request.


c)
All patio cover framework shall be of aluminum construction, white in color and consistent in size and shape to others in the community.


d)
The patio cover shall be attached to the wooden soffit support structure of the building or attached as high as possible on the vertical wall and sealed with long-life caulking using stainless steel fastenings.


e)
The patio cover roof shall provide both adequate headroom and drainage.


f)
Drop-down curtains are not permitted.


g)
The design and installation must be sufficient to contend with wind loads.

7.
The installation of handrails to the front or rear of a strata lot


a)
All handrails shall be professionally constructed and installed by a competent contractor.


b)
Handrails shall be constructed of white or black powder-coated aluminum and shall be secured with stainless steel fittings. The proposed colour of the handrail shall also be submitted with the owners request and subject to council approval.

c) Unless special circumstances dictate, handrails shall not be secured to the wall(s) of a building and should be secured to the concrete steps and/or landings only. 

d) The owner or tenant shall be responsible for any damage caused to the concrete steps or landing that might occur during the installation.

8.
The installation of a screen or phantom screen door


a)
Metal components shall be finished in white enamel.


b)
Installation of either type of door shall not change any existing structure; that is, the door must fit into the existing opening.


c)
Screen doors shall be secured with stainless steel or rust resistant fastenings.


d)
Where screen doors are attached to the building, a premium quality caulk or rubber gaskets should be used to provide a waterproof seal.

9.
The installation of plastic film sun screen on the skylights and windows


a)
The plastic film must be #50 solar film or a commercial product intended for this purpose that does not cause a noticeable colour change to the window.


b)
A competent contractor must install the plastic film.

c) The owner shall be responsible for any discoloration or damage to the skylight or windows as a result of the application of the plastic film.

10.
The installation of a single satellite signal receiving dish


a)
Only one satellite-receiving dish is permitted, not to exceed 30 inches in diameter.

b)
The dish shall be located only at the rear of the strata lot and must be installed as inconspicuously as possible so it is not visible from the street at the front of the unit.    

c)
The satellite-receiving dish must not be fastened through the roof shingles into the roof structure nor may it be mounted on a free standing post.  The only approved location to mount a dish is from the timber to which the gutters and soffits are attached.  Companies supplying satellite dishes can provide “under hung” brackets suitable for this purpose.

11.
The installation of an exhaust fan in the garage 


a)
A low sone (low noise) motor shall be used and may be actuated by either a manual switch or a humidity controlled switch.


b)
The exhaust from the fan shall be expelled through the soffits only.  The termination point of the exhaust shall be a properly designed grill fitted in the soffits.

c)
The exhaust piping shall be insulated along its entire length.

12.
The installation of a wooden pergola


a)
The pergola shall be firmly fixed into the ground to prevent falling over in high winds or if bumped into.


b)
The design shall be consistent with installations already in place, i.e. it shall be wooden construction, squared top and of open lattice design as installed by the original developer for Craig Bay.


c)
The pergola shall not be affixed or in contact with any building.

13
Hanging baskets
Hanging baskets are not considered a significant change pursuant to Section 71 of the Strata Property Act, but permission is required from the Strata Council, in accordance with Standard Bylaw 6, before they may be installed.  When requesting permission, owners or tenants must identify the location(s) where they wish to hang the basket(s).  Once written permission (which includes approval of the location) has been granted, hanging basket(s) may be installed, subject to the following:

a)
The bracket(s) from which the basket(s) will be suspended shall be made of rust resistant metal or wood and painted the same color as the structure to which they are to be attached.  If more than one bracket is to be used, then they shall match in design.


b)
If hooks or eyebolts rather than brackets are to be used, they shall be made of stainless steel.


c)
Any damage caused to the exterior of buildings, common property, or limited common property by any of these attachments will be the responsibility of the owner or tenant.


d)
Hanging baskets shall not be permitted to become unsightly.


e)
Hanging baskets must not interfere with repair or maintenance activities that are the responsibility of the Strata Corporation.  The Strata Corporation or its agents have the authority to remove hanging baskets without the permission of the owner or tenant.  The owner or tenant may be required to remove any hardware so that maintenance activities may be completed.

14.
The installation of outside security lighting

a) All security light fixtures shall be equipped with a sensitivity adjustment and timers.

b) All installations shall be mounted below the soffits to protect from weathering or onto an existing exterior light junction box.

c) No exterior conduit or wiring must be visible from the outside of the home.

d) All work will be completed in accordance with the product manufacturer’s installation directions and the B.C. electrical and building codes.

e) Light fixtures shall be directed away from neighbouring homes to ensure they are not creating a nuisance when activated.

15.
The installation of outside security cameras

a) All installations shall be mounted below the soffits to protect from weathering and shall be as inconspicuous as possible.

b) No exterior conduit or wiring must be visible from the outside of the home.

c) All work will be completed in accordance with the product manufacturer’s installation directions and the B.C. electrical and building codes.

d) Cameras shall be directed away from neighbouring homes and the street to ensure they are not creating a nuisance or interfering with the privacy of other residents in the community.

16.
The installation of a heat pump

a) All heat pumps shall be professionally installed by a competent contractor.

b) The design shall be the same as those already installed within the complex.

c) All neighbours who have a sight line from their strata lot to the proposed site of installation must consent to the installation.

d) The condensing unit shall be screened from view with pyramid cedar shrubs that must be maintained by the homeowner.

e) The wall penetrations for all wiring and ducting must be professionally caulked and detailed to ensure integrity against water penetration.

f) The working noise level of the heat pump must not exceed 76 dB.

17.
The installation of Hot tubs

a) Freestanding hot tubs must be placed on the back patio or the back deck of the strata lot. No sunken or built in models shall be permitted to be installed.

b) All electrical work required for a hot tub installation shall be undertaken by a professional and competent contractor.

c) The hot tub shall be screened from view by immediate neighbours and screening must be maintained by the homeowner.

d) The wall penetrations for all wiring and plumbing must be professionally caulked and detailed to ensure integrity against water penetration.

e) The noise level of the water pump when not in use must not exceed 76 dB.

18.
The installation of flag brackets

a) Only one flag bracket is permitted.

b)
The bracket shall be located only at the front of the strata lot and must be installed as inconspicuously as possible.  

19.
The installation of a gas BBQ line.

a) All gas lines shall be professionally installed by a competent contractor.

b) The design shall be the same as those already installed within the complex.

c) The wall penetrations must be professionally caulked and detailed to ensure integrity against water penetration.

20.
Application of concrete sealants and coatings

a) All products must be applied in accordance with the manufacturer’s direction and guidelines

b) All sealants shall be clear (no colour) and low luster in appearance

c) Care must be taken to ensure that all adjacent community sidewalks and street asphalt are not coated with sealants.

21.
Installation of traction strips on outside wooden stairs

a) Strips shall be black in colour and applied evenly to each stair tread.

b) A maximum of two 1” strips shall be applied to each step and extend the entire width of the step up to a 2-3 inch set back at the outer edge of each step.

c) Any peeling or loose strips shall be removed and replaced immediately

22.
The addition of planters with attached trellises and climbing plants to create privacy


Owners or tenants seeking approval for a planter with attached trellises will be asked to submit plans to Council for approval, on a case-by-case basis.  

23.
The installation of patio fences


a)
All fences shall be professionally constructed and installed by a competent contractor.


b)
All fences must be identical to the existing design at other strata lots as installed by the original developer.


c)
Height shall be three feet and must not exceed five feet above the finished grade of the lowest level along a patio or wall.


d)
Any fence that encloses grass or flowerbeds shall have a gate on each side of the enclosed area with a width sufficient to allow the passage of equipment to facilitate landscape maintenance such as a ride on mower.  The closing hardware shall be easily accessible from the outside of the gates.


e)
Fences and gates shall be painted to match the existing privacy panels.  


f)
The owner shall be responsible for any additional charges made by the landscape maintenance contractor because of the presence of the fence.

24.
The installation of weatherproofing strips around garage doors


a)
The weatherproofing material must be a commercial product intended for the purpose.


b)
The weatherproofing material shall be white in color.


c)
The weatherproofing strips shall be caulked and fastened with stainless steel screws.



d)
Replacement of the flexible vinyl/rubber weather strips is an owner responsibility.

25.
Deck Railings

a) All replacement railings must be professionally constructed by a competent contractor.

b) All replacement railings must be identical to the existing railings as designed and installed by the developer or replaced with the alternative railing system of the following acceptable materials and design

i. Glazed/grooved aluminum post frame for glass with no exposed fasteners and waterproof anchoring system.

ii. Frame height must be 42 inches high in powder coat; with a top rail of approximately 1x3.5 inches and grooved intermediate post of approximately 1.5x3.25 inches or alternatively no top rail.

iii. Glass must be clear tempered and fit into openings no larger than 5 feet wide.

iv. No colored or patterned glass is permitted.

c) Railing design and installation must conform to all current applicable building codes for the City or Parksville.

26. 
Extension and enlargement of the back patio with concrete patio blocks


a)
The patio blocks must be constructed of concrete and be installed in a professional manner so they are level, neat, tidy, and do not pose as a tripping hazard or other liability concern for the strata corporation.


b)
Soil compaction and base preparation shall be undertaken in accordance with the highest industry standards to ensure no settling takes place.


c)
The new patio must fall within the confines of the LCP or not extended beyond either side of the home or more than 15 feet from the back of the home’s outermost wall. 

d)
The cost of any necessary modifications to the existing irrigation system shall be borne by the owner or tenant requesting the extension or enlargement of the patio.  Further, irrigation system modifications must comply with the requirements of the irrigation maintenance committee.

e)
The patio blocks may be arranged as a tight configuration with each block touching the next one or spaced symmetrically with level ground cover materials between each block.

f)
The extension or enlargement shall in no way restrict or confine grassed areas so as to negatively impact normal grass mowing or require additional hand-mowing on the part of the grounds maintenance contractor.

27.
The installation of a patio blocks or stepping stones at the side of a home


a)
The patio blocks must be constructed of concrete and be installed in a professional manner so they are level, neat, tidy, and do not pose as a tripping hazard or other liability concern for the strata corporation.


b)
Soil compaction and base preparation shall be undertaken in accordance with the highest industry standards to ensure no settling takes place.


c)
The patio blocks or stepping stones must fall within the confines of the LCP or not extended beyond the outermost wall of either side of the home by more than 36 inches.  

d)
The cost of any necessary modifications to the existing irrigation system shall be borne by the owner or tenant requesting the extension or enlargement of the patio. Further, irrigation system modifications must comply with the requirements of the irrigation maintenance committee.

e)
The patio blocks may NOT be arranged as a tight configuration with each block touching the next one and must be spaced symmetrically with level ground cover materials between each block. The spacing shall allow for a normal stride to land on the centre of each block when walking.

f)
The extension or enlargement shall in no way restrict or confine grassed areas so as to negatively impact normal grass mowing or require additional hand-mowing on the part of the grounds maintenance contractor.
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