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Q1.  Who do I call in an emergency?

A1.   In case of Fire  or  suspicious/criminal activity, or medical 
emergency, call 911.  Do a follow-up call to our Property Manager and report  any

 (non-medical) incidents to them .

In case of flood, or other Strata related emergencies, call the Property Manager and 

state the emergency.  Also advise the Caretaker.

Q2. What do I do when I find non-emergency problems on the common property outside my Strata unit 

- e.g. bees' nests, clogged gutters, deceased trees,  cracks in the patio.

A2.  Pick up a Service Request form in the Mail Room and fill it out. Deposit  it in the Service box provided there and the Caretaker will  contact you and fix it - or failing that,  he will take it to Council for  action.

Q3. I want to change something around the common property - e.g. install window screens, change doors, make a flower bed, trim a tree, build a decorative edge, install a fence, tile the patio, etc.

A3. Adding or removing anything on common property must have Council 
approval.  This includes trimming our trees which should only be done by our Landscaper who is a trained arborist.   

Write a letter to Council with specifics of your plan and materials used.  For example, if wanting to add a structure, or a flower bed,  include a drawing showing  measurements. Deposit the letter in the Strata Manager’s mail slot. Council will review your request at the next Council Meeting.  A walk-around will often be conducted and a decision will be made based upon the by-laws and common sense.  You will receive a letter stating whether your request has been approved,  -  as a whole,  in part, with conditions, - or denied.   

Q4.  There's some moisture spreading on the floor of the furnace room. Should I worry about that?


A4.  Yes, you should. It means that there is a leak in your pipes somewhere. Don't wait to call the plumber. It can only get worse and perhaps result in a flood in your garage and water damage into your home.  Owners should check their furnace room at least once a week for anything unusual.  There should never be moisture on the floor.
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Q5.  Is there a Plumbing 101 for Grandmas? 

A5. This is it!  Luckily the installers were thoughtful enough to tag the important shut-off valves which is all we care about in an emergency before we call the plumber. Familiarize yourself with the shut-offs,  and if they aren’t tagged and you feel they should be - go ahead.  In case of leaks around the various pipes inside our homes, there are several shut-off valves - under the toilet tanks, under all the sinks, two over the washing machine. 

OUTSIDE HOSE CONNECTIONS; – turn them off when frost is predicted.

Patio  – the shut-off valve is a round tap located under the kitchen sink on a pipe going off at a right angle. 

Front Exterior –  The shut-off  is hidden away behind the Hot Water tank in the furnace room and you have to be a contortionist to get at it. And it’s not even tagged! 

When you have to replace your hot water tank,  get your plumber to extend that pipe out to where  it’s easily accessible.  The developer’s plumber was obviously mentally challenged!  
FURNACE ROOM:  There are several tags – familiarize yourself. 

1. The Main shut-off valve ( round, blue and tagged ‘Main’) is located below the Pressure Release Valve. This shuts off the water to the house except for the Sprinkler System. Shutting the Main off  does not affect the Sprinkler System so that in case a fire occurred during the time the water is shut off your house is still protected.  The Main shut off valve is the one to shut off when the plumber may be working in the house.  

2. The Sprinkler shut-off   - Red Handle-  is located just above the coupling on the hose coming up from the floor ( the Municipal water supply). If there is a break in the Sprinkler Pipes,  turn this handle off. Now you will have no water coming in from the street at all to your house and your Sprinkler System is inoperable. 

3. Hot Water Tank.  The water shut off is located behind and above the tank . If your Hot water tank is leaking, this is the one to shut off.  The Gas shut off is on the front of the tank at the bottom.  You would also shut this one off  at the same time.

Note: Since there are six house plans in this complex, your unit may differ somewhat from the above descriptions but it should give you an indication as to what to look for. The above instructions are based on the Arbutus and Beechwood Ranchers.    

The Furnace ( Boiler - because it’s gas) . If your boiler fails to come on, - you’ll know when your house turns cold! - call a plumber  (Gas certified) . There are safety precautions built in so that you don’t have to worry about turning off the gas.    
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Q6. The Pressure Release Valve on the Main Water pipe sprang a leak and flooded my house.  What must I do?  

A6. First,   turn  off  the  round  blue Main shut-off  just  below the PRV. 

Second: Call our Property Manager to report it.

Third. Then, to restore your water supply, call a plumber to replace the valve and check for possible damage to your Hot Water tank.
Fourth.  Call a Restoration company to come in and clean up the mess.
Fifth.  Call your Condo Insurance Agent  to start a claim for the damage. 
Strata Insurance does not cover this event as the pipe and valve are not on 
common property which stops at the blue coupling on the pipe coming up from the floor.

Q7. Why is the light flashing on the Transfer Pump Station by the bridge?

A7. This is a warning light to let us know that the pump is not working and sewage  is therefore  backing up.  Call our Property Manager (24/7) and inform our Caretaker and/or the Council member in charge of Maintenance.

Q8.  My toilet is backing up, what do I do?

A8.  First, call the Caretaker and/or the Council member in charge of Maintenance to find out if the Transfer Pump Station is clogged. 
If it isn't, then it is a problem with your toilet/plumbing and you should call a plumber.  Find one on the C.W. Trades List.

Q9 .  The Sprinkler alarm goes off.  (An ear-splitting noise.  It is located in the attic so that you cannot turn it off).  What does it mean and what shall I do?

A9.   If there is a fire, the Smoke alarm goes off first (Beep, Beep, Beep....) since it is activated by smoke. (See Note 1 below) The Sprinkler system is activated by heat and it also quickly detects a fire, goes off and sounds a very loud siren-type alarm.  If  FIRE  is your problem, call 911.

However, if  the Smoke Alarm is NOT beeping and if there is NO FIRE - be absolutely sure! - there is probably a break in one of the sprinkler heads which set the sprinkler alarm off.  To stop the sprinklers from flooding your house, go to the furnace room and turn off the red handle above the blue coupling on the pipe coming up from the floor. In order to stop the alarm, the owner has to call ALLIED FIRE & SAFETY, Telephone no. 604-533-2876 to come and re-set the sprinkler head to stop the alarm and/or repair the broken pipe.
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Answer #9 continued


Strata Insurance pays for sprinkler failures because the attic area is common property. If the owner was negligent, however, the Strata Corp. will demand you pay for the $5000 deductible - that is why you need to have that kind of coverage included in your Condo Insurance policy .
Note 1. If you decide you can't stand the noise of the Sprinkler alarm and cut the wires it will cost you about $600 to have it reconnected. Strata Insurance does not pay for such willful acts. While you may be relieved of the noise, there is no protection in case of fire for up to four inter-connected homes. Strata Insurance would not pay for this should a fire occur with the alarm system turned off. Please do NOT do that.  Put in some earplugs. :o)

Note 2.  SMOKE ALARM:  The Smoke Alarm is wired into our electrical system. It also has back-up batteries.  In case of a power failure the batteries kick in so that we're supposedly always covered for fire safety.  As long as the green light is on, the Smoke alarm is enabled.  Look up at it regularly and if it isn’t on, advise the Caretaker who will have it checked out.  Sometimes you will have to change the batteries. 

Q10.   If the water pipe is leaking at the coupling below the Red shut-off handle and we therefore need to turn off the Municipal water pipe at the street, what should I do and whom do I call for help?

A10.  The Municipal water turn-off is located below ground in your garage apron. Look for a small imbedded octagonal nut in the aggregate. A one-fits-all key is stored in six sheds around the complex (but not in the garden tool shed west of the bridge). The Caretaker and all council members have a key to the sheds. Call the Caretaker first, and if not available, call the Council member in charge of Maintenance and go down the member list if necessary.  The wrought iron key is over five feet long and T shaped and hangs on the wall.  It unscrews the octagonal nut (use the end of the T) and the bottom of the key has a slot which fits into the water main shut-off valve. You give it a quarter turn and it shuts the Municipal water main off.

 
Q11.  We're going to be away, what precautions should we take?

A11.  Turn off the water to your washing machine (two round taps on the wall behind it) to remove any pressure. Those rubber hoses are not that great and could burst. ( But maybe leave a note on top of the machine to remind yourself when you come back that this is what you have done :o) .  If you are away during the winter, also turn down the thermostat to around 15 degrees but DO NOT turn the heat off completely in case we get a frost. You don't want your sprinkler pipes to freeze and break, causing a flood. Since 
there are no heating elements in the attic, only the warmth emanating from the ceilings provide the heat.  And do turn off the exterior hose connections in the winter. (Under the kitchen sink for the patio,  and - for the front hose connection - behind the Hot Water Tank in the furnace room).
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Q12. Should  I  turn off the pilot lights on the fireplaces in the summer?

A12.    Teresen Gas recommends it for two reasons. They throw a lot of heat which makes it harder to keep the house cool in summer and it costs about $9.00 per month per fireplace. Since we all have two of them, figure $18.00 per month for four months - $72.00. If you don't need your living room fireplace on in the winter at all, you'll be saving another 8 months x $ 9 = $72 for a total of  $144 per year.  We're paying this because we don't know how to turn them off?!  

It's easy to turn off the Pilot light.  Here's how:

Just remove the bottom panel on the front of the fireplace. There are two little balls on springs on each side which click in and out of the sides of the F/P. Press either side of the panel sideways and it pops out.   At the base of the fireplace runs the gas-line. There is a coloured shut-off valve midway. The horizontal position is ON. Do a quarter turn so it is now turned vertical to the gas-line - OFF. That turns off the gas completely and you don't have to fiddle with the pilot light knobs on the left at all.  Those are for igniting it.

Come Fall and you want to turn the pilot light on again, it's a bit more involved, so you want to ask someone who knows how to ignite it.  It's all quite easy when first you've been shown how.  Paying a plumber to do it negates the savings.  You must have a relative, friend or neighbour who can show you.  

Q13.  Why can't  I  phone our Caretaker when I have a problem?  

A13.   It is common practice with most Strata Corporations that Council does not give out the Caretaker's cell/pager numbers.  These are used in case  the Council Maintenance Monitor or President  needs to get in touch.  By giving out our previous Caretaker's number caused too many interruptions in his daily Strata duties.

Example:  Caretaker is on a roof,  or in the middle of painting or power washing. His phone/pager goes off and he has to stop what he is doing to, perhaps descend a ladder to address a perceived immediate concern of an owner. He's on the phone, or gone, for some time.  A dozen or more such calls could be received in a day. 

Our Caretaker is not our personal servant.  A Strata Complex is not a resort, nor is it Extended Care. :o) He is hired for the purpose of maintaining our common  Strata  areas  of which there is lots to do.  Therefore he should be left in peace to do his job.  Some people have misunderstood this rationale and are under the impression that "we can't talk to the Caretaker".   Of course you may.  Be friendly by all means  - he's a great guy.  But however you got your internal house problems resolved in your previous non-strata environment, and maintaining your own garden areas if you are now unable to, it is just the same here. You call in the trades.  If it's external to your home, just fill out a Service Request form.  If it's an emergency, call our Property Manager – Teamwork.

(Q & A’s 1-13 were  provided by the 2006 Council –  Author: L. Connolly)  
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Q14. Why are there Parking Restrictions at Coventry Woods?

A14. The bylaws that have been adopted by the owners list several parking restrictions: 

-   The Visitor Parking areas are only to be used by visitors except overnight  between 9:00PM and 9:00AM when, with permission from council, owners may bring their vehicles that would otherwise have to park on the street, into the visitor parking areas.  -  - Parking on the aprons in front of the garages is limited to contractors,  and to visitors who stay for a period of 30 minutes or less.

The rationale for these parking restrictions is:

-  Many owners in Coventry Woods purchased the units because they like the uncluttered look with no cars parked on the aprons. We can therefore conclude that the value of our homes or even the ability to sell, is related to the  parking restrictions.  Many visitors have commented about the neatness of our community with cars only in the visitor lots. It is recognized that there are special days such as Christmas and Mother's Day when the parking lots are full so other parking is permitted

-  Owners are not allowed to park in the visitors' parking areas during the daytime so that guests can use them.

-  The 30 minute apron parking gives some flexibility to visitors  who are in a hurry and stay for a short period of time. 

-  When contractors visit homes to make installations or deliveries, they need to be near the unit entrance to assist with their work. 

-  The Township of Langley requires that a 6 1/2 meter roadway in strata communities be open so that emergency vehicles can freely access the units. 

-  Overnight parking by owners at designated times is permitted to minimize the possibility of vehicle vandalism or theft on the street. This is also the time when visitor spots are usually not required. Council needs to know who parks inside the community at night to avoid strangers from parking their vehicles in our community.  Please write to council for permission, giving your unit number, make of car and licence plate number. 

The Strata Council is obligated to enforce the bylaws that have been adopted by the owners. It has the authority to levy fines of $200 per bylaw infraction and/or tow the vehicle at the cost of the car owner. Clover Towing of Langley will be used when towing is necessary. They can be reached at #101-10185-199B Street.  Phone # 604-513-1900.

Cooperation from all owners is expected and appreciated. It is the responsibility of all owners to advise your guests and visitors to park in visitor slots. 

Visitors staying overnight must display the laminated Visitor's Pass showing your unit number, in the (side) window of their vehicle. These passes were given to original owners and should be passed on to new owners.
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Q15. Our ravine is a Restricted Covenant area. What does that mean?
A15. First a bit of history. (Source:  Coventry Woods Nov. 2006 Newsletter) 
Our 2005-06 Council President, Carol Millar,  arranged a  meeting October 4, 2006 with management staff  from two departments of the Township of Langley, in order for council to get clarification as to who is responsible for our tributary creek conservation area; the protocol required to remove dangerous trees; to do clean-up as required; who should be allowed access; liabilities of Strata in the event of violations to the environment, and so that we may know who to contact regarding these areas of concern.  Council met with two gentlemen from the Water Resources & Environmental Dept. and  two from the Parks & Development Dept-Community Division.We don’t want to burden you with too much information, however, we believe this is something everyone should know about, especially future council members.  
On a Satellite photo, they pointed out that our un-named tributary creek and ravine running through Coventry Woods is the fenced  Restrictive Covenant
(R.C.) area  from 216 St  to the East Munday Trail Bridge at 91 Ave.  They gave us a copy of the executed Land Title Act Agreement dated October 27, 1994 which established this covenant between Pennyfarthing Development  (Walnut Grove) Corp.  and the Ministry of the Environment, Lands and Parks. 
For complete details of the agreements made regarding the conservation of this area, one needs to read  the said document which is stored in Council’s files and with our Property Manager. In summary,  it is Coventry Woods’ responsibility to maintain the area in its natural state, leaving it undisturbed, i.e.:
- no structures, landfill, land clearing or other disturbance.
- do not cut down, trim any trees, shrubs or alter any form of plant life.  
- ensure that silt, leachate or any other deleterious substances do not fall into the area via ditches, storm sewers, or from overland flow.    
- the Covenantor ( Pennyfarthing) had to construct a chain link fence 1.2 m in height and posted with visible metal signs indicating the area is “protected by Section 215 covenant, for preservation of sensitive fish and wildlife habitat”.  Pedestrian gate access is permitted provided the gateway is no more than 60cm ( 24 inches) in width. ( We have about 4 such gates – see Note 3 below)
Note 1:  The agreement does not mention anything about adding plants in the area, however, since that would be altering the area, approval would have to be obtained from the Department of Fisheries and Oceans (DFO) and  the Ministry of Environment be so advised.  
Note 2: The fence is to be maintained by Coventry Woods.  Any costs associated with the Covenant area are Coventry Woods’ to pay.  Although the Township has paid for removal of trees in the past, they now advise this was in error, due to their staff being 
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A15.   Restricted Covenant Area continued…

unfamiliar with our Covenant situation. They had paid for the Land Title search to be able to advise Council and Township staff of the facts. 
Note 3: The gates are for the use of arborists, tree trimmers and inspectors, and are not there to be an extension of the limited common property of owners, or for recreation.  Strata is liable at all times for any violation of DFO.  The gates will be keyed and the keys kept in the possession of our Caretaker.
              
The Township staff expanded on the do’s and don'ts such as: 
Blackberries- Since this is a non-native shrub to the area we may remove them from the Covenant area after Council first getting approval.
Unsafe trees – Council is to call an arborist for advice (we pay),  and if trimming or removal is required, we have to get approval before hiring someone to cut them down.
Adding native plants  - No plants should be introduced to the area unless an approval in writing is obtained from Council, who would have requested permission from the appropriate dept. at DFO.
Throwing back leaves and branches which came from the area – is  allowed, but not from the gutters due to chemicals coming off the roof. The same goes for the East Munday Creek Trail area. 
We need approval to do anything inside the Covenant area. There are two steps to do this. 
1) Because the cutting down of a tree may remove shade important to the stream,  Council will need to first get approval from the Dept. of  Fisheries and Oceans (DFO). 
2) Then Council has to notify the Ministry of the Environment of our approved work plans. (They do not approve our requests as originally believed, but do want to be notified before we go ahead.).
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Q16.  How do I re-key my overhead garage door remote? 

A16.  If your battery in the keypad remote has been dead for some time, you will need to re-program that remote using the following instructions. 
(If the battery still had some life in it and it is changed out quickly you should not require re-programming). 
1) Press & release the green "Program Button" on the back of the Garage Door opener (ceiling of garage). The program light should go on steady.
You have 20 seconds to go to the remote garage door keypad and do the following:
2)  Key in the four (4) digit security code, then 
3)  Press and hold the "Enter" key  and count 1 -  2 - 3
4) Release - wait briefly, then press the "Enter" key again and it should activate  the opener.  
If you have any questions on this subject, or need service on the overhead door opener, you can contact the following company. Make sure you know the make of the garage door operating system before calling them:
DOOR PRO
#106 - 13423 78th Avenue,  Surrey, BC
Telephone: 604-597-4040,        Website: www.doorpro.ca 
Q. 17  The Patio electrical outlet isn't working.

A. 17   Something  has probably tripped it and you just need to push the red re-set button.  Unlike your bathroom plug which has a re-set button, the Rancher units' patio plugs do not. ( I don't know about the two-story units).  Locate the front  external plug  (usually at the side of  the  garage) and  push on the red re-set button on that plug. Your patio plug re-set wire is attached to it. If re-setting it does not fix your problem, then check your breakers in the panel board in the garage.  Do those two things first before calling an electrician.    
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Q. 18   The  Bathroom fan won't quit running.  

A. 18  You had turned the bathroom fan on earlier and think that the fan has been running long enough. You flip the switch to off, but the fan keeps running anyway. You are not able to turn it off. Now, it could be that you need to replace the switch, however before calling an electrician, go to the humidity thermostat (usually on the wall by the bathroom door.) Make sure the fan switch is in the off position. Start turning the thermostat up, e.g. if it was set at 60% turn it up to 70-80-90%  and see if the Fan goes off . It probably will. Ta da!  I learned this when I’d had the carpet cleaners which caused the humidity to rise in the house. The 65% thermostat setting kicked the fan on and would have continued until the carpets were dry and the humidity had come down to the usual level.  The thermostat worked!  I think we all tend to forget that we have a humidity thermostat in the house.                  
      

  
      

                                              The end

