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ANNUAL GENERAL MEETING MINUTES 


STRATA PLAN BCS 1128 – ONE PARK LANE 


 


DATE HELD:  THURSDAY, MAY 30, 2013 


LOCATION:  THE LOUNGE – ONE PARK LANE 


   170 WEST 1
ST


 STREET 


NORTH VANCOUVER, BRITISH COLUMBIA 


CALL TO ORDER: 7:10 PM 


              


 


Owners in Attendance: Forty-Five (45) Owners votes were registered as being in attendance, 


Twenty (20) of which by Proxy.  


 


Also in Attendance:  Muryn Jordan, STRATAWEST MANAGEMENT LTD. 


     


(1) CALL TO ORDER 


The Meeting was called to order by Bill Sievewright, Council President at 7:10 p.m.  


 


Mr. Sievewright welcomed Owners and guests to the meeting.  Mr. Sievewright then requested a 


motion that the meeting be conducted in accordance with “Roberts Rules”.  


 


It was then,  


 


MOVED AND SECONDED  


That the Annual General Meeting be conducted in accordance with Roberts Rules. 


 


         CARRIED UNANIMOUSLY 


 


 


(2) CERTIFICATION OF PROXIES/DETERMINATION OF QUORUM 


Prior to the commencement of the Meeting, Owners present were registered and it was 


determined that Twenty-Five (25) Owners votes were present in person and Twenty (20) Owners 


votes by Proxy for a total representation of Forty-Five (45) Owners votes.  As this exceeded the 


required quorum of Thirty- Nine (39) Owners votes the meeting was declared competent to 


proceed with business. 


 


(3) PROOF OF NOTICE 


Owners were advised that Notice of the Annual General Meeting was mailed in accordance with 


the requirements the Strata Property Act.  


 


There being no further objections raised, it was, 


 


MOVED AND SECONDED  


That Notice of the Meeting be accepted. 


 


CARRIED UNANIMOUSLY 


 


(4) APPROVAL OF AGENDA 


It was,  


 


MOVED AND SECONDED 


That the Agenda be approved as presented. 


 


CARRIED UNANIMOUSLY 
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(5) PREVIOUS MINUTES 


There being no errors or omissions, it was 


 


MOVED AND SECONDED  


That the Minutes of the Annual General Meeting held May 24, 2012 be adopted as circulated and posted 


on the Strata Corporation website.   


 


CARRIED UNANIMOUSLY 


 


(6) UNFINISHED BUSINESS 


There was no Unfinished Business arising from the Annual General Meeting held May 24, 2012. 


 


(7) STRATA COUNCIL REPORT 


(a) Council President Report – Bill Sievewright 


Bill Sievewright, Council President welcomed Owners to the Annual General Meeting.  


 


Mr. Sievewright then provided the President’s Report as follows:  


 


   The building is getting older and as such there has been an increase in required 


repairs. In addition to the usual items such as the garage doors, parkade etc. this 


year the following items were replaced: 


 


 Storm Pump (approximately $12,000.00) 


 New check valve (approximately $3,000.00) 


 Replaced a fire line regulator (approximately $5,000.00) 


 Repaired some balconies (approximately $4,000.00) 


 Conductive an extensive Building Envelope Assessment 


(approximately $4,000.00) 


 Installed pigeon deterrents (approximately $9,000.00) 


 Repaired the security system (approximately $4,000.00) 


 Trimmed some over grown trees (approximately $2,000.00) 


 


   The current Mesh security system has been problematic for many years. Like 


many technologies it has become obsolete. Council Member Peter Hume will 


provide more information on this subject. 


   Depreciation Reports were mentioned last year and are an issue that the new 


Council will need to deal with. The Strata Property Act was amended two years 


ago to make it a requirement that all Strata Corporations have a Depreciation 


Report prepared before the end of 2013. These reports contain a comprehensive 


analysis of the entire building and all the assets – plumbing, mechanical, 


heating, elevators, roof, envelope etc. – and the cost of maintenance and/or 


replacing these items are put into a financial model and the result is shown 


amortized over 30 years and presented in three different funding scenarios. This 


means that virtually every Strata Corporation will be faced with significantly 


higher strata fees moving forward as the current allocations to the Contingency 


Reserve Fund are inadequate to maintain a building into the future. One Park 


Lane has historically contributed 10% of the Operating budget to the 


Contingency Reserve Fund. Council recommends that the Strata Corporation 


wait another year before completing a report in order to see how the market 


reacts. 
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  Strata fees are not going up this year even though there will be significant 


amounts spent to maintain the building. This will be explained during the 


budget discussion. 


  There is still a regular meeting of Council Presidents of Lower Lonsdale 


buildings in order for everyone to keep current and discuss costs, fees, trends 


etc. 


   Mr. Sievewright thanked all fellow Council Members for their time and 


dedication as well as James and the staff at K.U.A. for keeping the building 


running. 


 


 (b) Security System Report – Peter Hume 


Peter Hume provided the following report:  


 


 From the beginning we have had a variety of technical issues with the security 


entrance system. This is an integrated system that controls access for our FOB 


entry points, touch-screen entries, parkade gates and elevators. We have managed 


these issues to some degree over the past few years but are all frustrated with this 


system’s unreliability. It reached a crisis point in February and Council decided 


to review alternative replacement security systems in detail. 


 


The Council is recommending that we replace the current Viscount MESH 


security entry system components with a new system as their system has been 


unreliable and has developed a poor reputation. We have also been dissatisfied 


with their staff, sub-consultants and service.  


 


We met with Viscount (the creator of the current system) as well as two 


independent providers of security systems (Tri-West Technologies and Vidtech 


Services) to learn about possible options for upgrading or replacement. The 


independent providers were familiar with all current systems and advised us 


regarding the strengths and weaknesses of each. Council has obtained firm quotes 


and will continue to review each prior to selecting a system.  


 


During discussion, an informal vote was taken by show-of-hands and Owners 


present agreed that a touch-screen or other such high quality aesthetic enterphone 


would be best at the front of the building but that the screens at the back of the 


building do not need to have touch-screens. 


 


(c) Building Improvements Report – Misty Jackson 


Misty Jackson provided the following report:  


 


 New carpets will be installed in the lounge and new exercise flooring will be 


installed in the gym. The gym flooring will be proper rubber flooring and will not 


be carpet.  


 A new security screen has been purchased for the concierge desk and should be 


installed within the coming weeks. The screen will match the décor of the lobby 


and will offer a higher level of security over the current fabric screen. 


 A new BluRay machine was put into the theatre room. 


 


(d) Building Envelope Report – Deb Kleinfeld 


 Deb Kleinfeld provided the following report: 
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 An Envelope Review was completed last spring and the east elevation caulking 


was showing some signs of deterioration. Council reviewed quotes for 


replacement of the caulking and with Owners approval funds will be available to 


undertake the work. 


 


(e) Landscaping Report – Bill Sievewright (on behalf of Susan Hazell) 


Bill Sievewright provided the following report:  


 


 A new landscaping company has been hired at a much lower monthly cost than 


the previous landscaping company. 


 The trees along the front and side of the building were trimmed due to over 


growth after which the Council was made aware that the trees are on City of 


North Vancouver property and the Strata had no jurisdiction to trim them. The 


City has sent representatives to meet with the Property Manager and Council 


Members to review the trees. 


 The boxwoods at the front entry to One Park Lane are situated in an area that is 


very difficult to provide proper drainage that the boxwood hedge requires. 


Council continues to review options. 


 


(8) INSURANCE REPORT 


As required by the Strata Property Act, a copy of the Strata Corporation’s Insurance Policy 


Summary was attached to the Notice of the Annual General Meeting.  Owners were advised that 


the current insurance policy was renewed on January 31, 2013. It was reported that the Strata 


Corporation’s Insurance provides coverage for replacement costs to a value of $29,725,000.00. 


Owners were advised that an independent appraisal is conducted annually to ensure that the 


replacement value of the property is up to date; any increases or decreases in value are 


communicated to the insurance broker to ensure adequate coverage.  


 


Owners were advised that the deductible for water damage is $10,000.00. It is recommended that 


Owners ensure that their personal policy provides them with coverage for up to the $10,000.00 


deductible in the event that they are deemed responsible for damage from for example a flood, an 


Owner is responsible for up to the deductible amount. Owners were further advised to ensure that 


they have displacement insurance coverage on their personal policy in the event that a flood or 


fire deems their unit uninhabitable.  


 


All Owners and Residents are reminded that the Strata Corporation’s Insurance Policy does not 


provide for individual contents, betterments or improvements (i.e. clothing, furniture, decorating, 


upgrading of flooring, etc.). Owners and Residents must carry their own personal insurance for 


this coverage. You should contact your personal insurer to determine if they have adequate 


insurance coverage.  


 


The Importance of Unit Owners personal insurance 


 


Most Strata unit Owners dutifully attend the Strata Corporation’s Annual General Meeting, doing 


their best to contribute to the community a Strata Corporation constitutes. When Owners are 


provided with the Strata’s Insurance Report, some mistakenly believe the corporation’s insurance 


policy will protect their personal assets in the event of loss; such is not the case. 


 


Unit Owners, whether living in the unit or as an investor, should always make sure their personal 


assets and liabilities are adequately protected by their own personal insurance policy. 
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A typical unit Owner’s policy provides a variety of coverage: 


  


   Personal Property:  in general terms, this coverage includes all the content items a unit 


Owner brings into the unit or keeps in a storage locker on premises, such as furniture, 


electronics, clothing, etc.  Most policies will also cover the personal property while it is 


temporarily off premises, on vacation for example.  


   Additional Living Expenses:  this coverage helps unit Owners and their families deal 


with the extra expenses which can often result if the home is made unfit for occupancy 


due to an insured loss or damage. Whether is a fire or significant water damage due to 


no fault of their own, unit Owners may have to move out while their unit is being 


repaired.  In the case of an investment unit, this coverage helps pay the Owner’s rental 


income loss due to the tenant moving out.  


   Betterments & Improvements: many unit Owners spend considerable money making the 


unit their own; old carpet is replaced with hardwood flooring, cabinets and counter tops 


are updated and fixtures modernized to the 21
st
 century.  The unit Owner’s personal 


insurance policy provides coverage for these items, which are specifically excluded 


from coverage under all strata corporation’s insurance policies.  


   Strata Deductible Assessment: more and more Strata Corporations have Bylaws in place 


to facilitate charging back the strata deductible to the unit Owner responsible for a loss 


or damage.  Unit Owners or their tenants need not be liable for this significant 


assessment to be made, in many cases the mere fact the damage originates in the unit is 


sufficient to make the assessment valid.  Strata deductibles can be as low as $1,000.00 


and as high as $500,000.00.  Unit Owners’ personal policies cover this risk to a specific 


limit; Owners need to make sure they are fully insured.  


   Personal Liability:  at home or pretty much anywhere in the world, unit Owners’ 


policies also provide comprehensive protection for claims against them for property 


damage and bodily injury.  


 


NOTE:  each unit Owner has specific insurance requirements which should be discussed 


with an insurance broker to ensure the right protection is in place for the right price.  


 


(9) FINANCIAL REPORT 


a) Approval of 2013/2014 Budgets 


Bill Sievewright reviewed with Owners present the proposed 2013/2014 Budgets. Mr. 


Sievewright noted that there is no proposed increase in strata fees. This is accomplished 


through the use of a surplus from the recently completed fiscal year. The Contingency 


Reserve Fund contribution has increased.  


 


After due consideration, it was 


 


MOVED AND SECONDED  


That the 2013/2014 Operating Fund Budget with expenditures in the amount of $535,250.00 and a 


contribution to the Contingency Reserve Fund from strata fees in the amount of $53,525.00 be approved.  


 


CARRIED UNANIMOUSLY 


 


(10) CONSIDERATION OF  ¾ VOTE RESOLUTION #1 


Bill Sievewright introduced ¾ Vote Resolution #1 as presented in the Notice of Annual General 


Meeting and requested a motion to put the Resolution on the floor for consideration.  


 


It was then, 
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MOVED AND SECONDED  


WHEREAS The Owners, Strata Plan BCS 1128, have an accumulated operating fund surplus of 


approximately $122,300.00; 


 


BE IT RESOLVED by a ¾ Vote of The Owners, Strata Plan BCS 1128, that Sixty Thousand Dollars 


($60,000.00) of the accumulated Operating Fund surplus be transferred to the Contingency Reserve Fund. 


 


CARRIED UNANIMOUSLY  


 


(11) CONSIDERATION OF ¾ VOTE RESOLUTION #2 


Bill Sievewright introduced ¾ Vote Resolution #2 as presented in the Notice of Annual General 


Meeting and requested a motion to put the Resolution on the floor for consideration.  


 


It was then,  


 


MOVED AND SECONDED 


WHEREAS The Owners, Strata Plan BCS 1128, wish to engage contractors to review the exterior 


envelope of the building including caulking, brickwork and any other component that comprises the 


envelope and to complete all necessary repairs on any of the envelope components; 


 


BE IT RESOLVED by a ¾ Vote of The Owners, Strata Plan BCS 1128, hereby approve proceeding with 


review of the exterior envelope of the building and completing all necessary repairs to any of the 


envelope components at a total cost not to exceed Twenty Thousand Dollars ($20,000.00), such 


expenditure to be paid from the Contingency Reserve Fund. 


 


CARRIED  


44 IN FAVOUR 


1 ABSTENTION 


 


(12) CONSIDERATION OF ¾ VOTE RESOLUTION #3 


Bill Sievewright introduced ¾ Vote Resolution #3 as presented in the Notice of Annual General 


Meeting and requested a motion to put the Resolution on the floor for consideration.  


 


It was then, 


 


MOVED AND SECONDED  
WHEREAS The Owners, Strata Plan BCS 1128, wish replace the existing security access system with a 


new system and provide each Owner with two (2) new access fobs; 


 


BE IT RESOLVED by a ¾ Vote of The Owners, Strata Plan BCS 1128, hereby approve proceeding with 


review of the replacement of the security access system for a total cost not to exceed Forty Thousand 


Dollars ($40,000.00), such expenditure to be paid from the Contingency Reserve Fund. 


 


CARRIED  


44 IN FAVOUR 


1 OPPOSED 


 


(13) CONSIDERATION OF ¾ VOTE RESOLUTION #4A 


Bill Sievewright introduced ¾ Vote Resolution #4A as presented in the Notice of Annual General 


Meeting and requested a motion to put the Resolution on the floor for consideration.  
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It was then, 


 


MOVED AND SECONDED  
WHEREAS The Strata Corporation intends to eventually obtain a Depreciation Report as required under 


Section 94 of the Strata Property Act and believes it is in the Strata Corporation’s best interests to defer 


commencement of the Depreciation Report for the time being; 


 


BE IT RESOLVED by a ¾ Vote of The Owners, Strata Plan  BCS 1128, that the requirement to obtain a 


Depreciation Report is hereby waived for one year in accordance with Section 94(3) (a) of the Strata 


Property Act. 


 


CARRIED 


44 IN FAVOUR 


1 OPPOSED  


 


(14) CONSIDERATION OF ¾ VOTE RESOLUTION #4B 


Bill Sievewright reminded Owners that Resolution 4B would only be voted on if Resolution 4A 


was defeated. As Resolution 4A was carried Resolution 4B was not considered.    


 


(15) CONSIDERATION OF ¾ VOTE RESOLUTION #5 


Bill Sievewright introduced ¾ Vote Resolution #5 as presented in the Notice of Annual General 


Meeting and requested a motion to put the Resolution on the floor for consideration.  


 


It was then, 


 


MOVED AND SECONDED  
WHEREAS The Owners, Strata Plan BCS 1128, wish to amend their moving bylaws; 


 


BE IT RESOLVED by a ¾ Vote of The Owners, Strata Plan BCS 1128, that the Bylaws of the Strata 


Corporation be revised by amending Bylaw 39.12 which currently reads: 


 


39.12 A non-refundable move in charge of $300.00 will be assessed against every strata lot whenever a 


move-in takes place. 


 


The non-refundable move in charge will be reduced to $100.00 for a move in that does not 


require the use of the main lobby, elevators or underground parking garage. 


  


The non-refundable move in charge will be reduced to $50.00 for a move in without furniture. 


 


Move in charges must be paid prior to the move into the strata lot. The move in charge will also 


cover the move out. 


 


to read as follows: 


 


39.12 A non-refundable move in charge of $300.00 will be assessed against every strata lot 


whenever a move-in takes place. 


 
The non-refundable move in charge will be reduced to $100.00 for a move in that does not 


require the use of the main lobby, elevators or underground parking garage. 


 


Move in charges must be paid prior to the move into the strata lot. The move in charge will also 


cover the move out. 
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CARRIED 


43 IN FAVOUR 


1 OPPOSED 


1 ABSTENTION 


 


(16) CONSIDERATION OF ¾ VOTE RESOLUTION #6 


Bill Sievewright introduced ¾ Vote Resolution #6 as presented in the Notice of Annual General 


Meeting and requested a motion to put the Resolution on the floor for consideration.  


 


It was then, 


 


MOVED AND SECONDED  


 


WHEREAS The Owners, Strata Plan BCS 1128, wish to amend their bylaw pertaining to transportation 


of bicycles through the building; 


 


BE IT RESOLVED by a ¾ Vote of The Owners, Strata Plan BCS 1128, that the Bylaws of the Strata 


Corporation be revised by amending Bylaw 50.19 which currently reads 


 


50.19 A Resident or visitor must not transport a bicycle through the interior common property 


(including entrance lobby, elevators, and hallways).  The underground parking garage, locker 


rooms and storage rooms are excluded. Those residents occupying lockers #1-17 on the third 


floor are exempted from this rule for the purpose of storing bicycles in their lockers. Bicycle 


access to the 3
rd


 floor lockers must be made through the parking area. All bicycles must be stored 


in lockers, private storage rooms, or a bicycle rack in the underground parking garage.  They 


shall not be stored in strata units nor on balconies or deck areas. 


 


to read as follows: 


 


50.19 A Resident or visitor must not transport a bicycle through the interior common property 


(including entrance lobby, elevators, and hallways).  The underground parking garage, locker 


rooms and storage rooms are excluded. Those residents occupying lockers #1-17 on the third 


floor are exempted from this rule for the purpose of storing bicycles in their lockers. Bicycle 


access to the 3
rd


 floor lockers must be made through the parking area. All bicycles must be 


stored in lockers, private storage rooms, or on a bicycle rack in a parking stall in the 


underground parking garage. They shall not be stored in strata units nor on balconies or deck 


areas. Bicycles stored in the parking stall must be stored above the floor level (whenever 


possible) on a Council approved and installed bike rack. No bicycles or any other equipment 


such as buggies, tools, sports equipment, etc. may be stored on the floor or attached to pipes, 


columns, etc. 


 


CARRIED 


44 IN FAVOUR 


1 OPPOSED 


 


(17) CONSIDERATION OF ¾ VOTE RESOLUTION #7 


Bill Sievewright introduced ¾ Vote Resolution #7 as presented in the Notice of Annual General 


Meeting and requested a motion to put the Resolution on the floor for consideration.  


 


It was then, 
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MOVED AND SECONDED  
WHEREAS The Owners, Strata Plan BCS 1128, wish to amend their bylaws through the addition of a 


new rental bylaw; 


 


BE IT RESOLVED by a ¾ Vote of The Owners, Strata Plan BCS 1128, that the Bylaws of the Strata 


Corporation be revised by adding a new Bylaw 51.4 which to read as follows: 


 


51.4 (1)    By operation of Section 141(2) (b) (ii) of the Strata Property Act, the lease or tenancy of 


any strata lot shall be for a term not less than twelve (12) months.  No strata lot shall be 


occupied under a lease, sublease, contract or license agreement for transient or hotel 


type purposes except that residents may permit occupation by: 


 


(a) An owner’s spouse, parents, siblings or children at any time for any length of 


time, or 


(b) Other persons for the duration of the resident’s temporary absences for a total of 


not more than six months in a calendar year. 


(2) if the occupation of any strata lot pursuant to paragraph (1) is terminated before the end 


of its intended 12 month term, the owner shall not permit its occupation without the prior 


approval of Council except as permitted pursuant to paragraph 1, such permission shall 


not unreasonably be withheld. 


 


DEFEATED 


31 IN FAVOUR 


14 OPPOSED 


 


* An Owner requested that the Property Manager confirm how the Developer’s 


Disclosure Statement would affect the implementation of a rental bylaw. The Property 


Manager responded but Owners requested that the matter be further researched and 


the response printed in the Minutes.  


 


All Owners are advised that Developers can file a Disclosure Statement that allows for 


original Owners to rent without restriction; however, the Strata Corporation is 


permitted to implement (provided the Owners pass such a Bylaw) a restriction on the 


length of rentals. Original Owners are not subject to a Bylaw limiting the number of 


overall rentals but they would need to abide by a Bylaw which imposes restrictions on 


the duration of a rental. 


 


(18) NEW BUSINESS 


a) Lobby  


It was suggested that Strata Council consider removing outdated magazines from the 


lobby. 


 


b) Window Washing & Balcony Washing  


Owners requested information on the dates for window washing this spring and requested 


instructions on how to wash their balconies. Council advised that the window washing 


will follow the duct cleaning; however dates have not yet been selected. Council is 


considering a quote for washing of the balcony surface and a second quote for washing of 


the balcony eyebrow (the concrete edge of the balcony that is visible from the street). 


Details will be provided to Owners in a notice in advance of the washing. 
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c) Tree Trimming 


An Owner requested that Council review trimming the trees on the 3
rd


 floor patio as some 


of the branches are touching windows. 


 


 d) Budget Variance Column 


An Owner requested that Council consider adding a second variance column in the draft 


budget presented to Owners which shows the variance between the previous year’s 


budget and the actual expenditures. 


 


 e) Garage Post 


Council was requested to consider padding the yellow post near the entry/exit of the 


parkade as it has been hit by vehicles causing significant damage. 


 


(19) ELECTION OF 2013/2014 STRATA COUNCIL 


The 2012/2013 Strata Council is deemed to have resigned at the Annual General Meeting.  The 


floor was then open for nominations to Strata Council.  The following Owners were nominated 


for the position of Strata Council: 


 


Mr. Bill Sievewright #506 


Mr. Peter Hume   #112 


Ms. Susan Hazell  #315 


  Ms. Debra Kleinfeld  #604 


  Ms. Misty Jackson  #906 


  Ms. Noushi Rouhi  #908 


Mr. Gary Charbonneau  TH #6 


Ms. Shirley Kepper  #212 


   


As eight (8) owners were nominated for the seven (7) positions on Strata Council, an election was 


required. 


 


After the ballots were collected the following Owners were elected to the 2013/2014 Strata 


Council: 


 


Mr. Bill Sievewright #506 


Mr. Peter Hume   #112 


Ms. Susan Hazell  #315 


  Ms. Debra Kleinfeld  #604 


  Ms. Misty Jackson  #906 


  Ms. Noushi Rouhi  #908 


Ms. Shirley Kepper  #212 


 


(20) TERMINATION 


There being no further business the meeting concluded at 9:40 p.m. 
 


 


 
 


 


 
 


STRATAWEST MANAGEMENT LTD. 


#202 – 224 WEST ESPLANADE, NORTH VANCOUVER, B.C., V7M 1A4 
TEL. 604-904-9595/FAX. 604-904-2323 


Administration: Taryn Porritt, email: tporritt@stratawest.com 
Accounting: Catherine Tocher, email: ctocher@stratawest.com 
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STRATA COUNCIL MEETING MINUTES 


STRATA PLAN BCS 1128 – ONE PARK LANE 


 


DATE HELD: Wednesday, July 10, 2013 


LOCATION:   Lounge – One Park Lane 


 170 West 1
st
 Street, North Vancouver, B.C. 


CALL TO ORDER: 7:00 p.m. 


             


 


Council in Attendance: Mr. Bill Sievewright #506   


Mr. Peter Hume  #112  


   Ms. Debra Kleinfeld #604  


   Ms. Misty Jackson #906  


   Ms. Noushi Rouhi #908  


Ms. Shirley Kepper #212  


 


Regrets:    Ms. Susan Hazell #315 


 


Also in Attendance:     Ms. Rene Rose, Senior Vice President Development, Polygon Development 


   Ms. Muryn Jordan, Property Manager, Stratawest Management Ltd.   


    


(1) CALL TO ORDER 


The Meeting was called to order at 7:05 p.m. 


 


(2) GUEST BUSINESS 


Ms. Rene Rose, Senior Vice President Development, Polygon Development, attended the Meeting 


at Council’s invitation to discuss redevelopment proposals which will soon be submitted to the City 


of North Vancouver. The development sites include the 100 block of Esplanade Avenue and a 


second site in the 200 block of Esplanade which have been purchased by Polygon and development 


options and designs are under review. The proposals will include some commercial use but will 


primarily be residential in nature with some public park space included. Public discussions will be 


held once the City of North Vancouver gives Polygon approval to proceed. The architectural 


proposals will not be approved by the City until after the public consultations are complete. 


 


Council thanked Ms. Rose and she departed the meeting. 


 


(3) UPCOMING EVENTS 


 Monthly Generator Test – Last Thursday of each month 


 Annual Fire Safety Inspection – January 2014 


 Dryer Duct Cleaning – May 2014 


 Parkade Scrubbing – May 2014 


 Window Cleaning – June 2014 


 


(4) ELECTION OF OFFICERS 


Members of Strata Council elected the following officers for 2013/2014: 


 


President   Misty Jackson 


Vice President  Peter Hume  


Treasurer/Secretary  Bill Sievewright 


 


Members of Strata Council appointed the following Committee Members for 2013/2014: 


 


Building/Security   Peter Hume / Debra Kleinfeld / Noushi Rouhi 


Landscape   Susan Hazell 


Social/Amenity Room Shirley Kepper 



http://www.oneparklane.net/
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Concierge Liaison  Shirley Kepper 


Bylaws   Noushi Rouhi 


 


(5) PREVIOUS MINUTES 


There being no errors or omissions, it was,  


 


MOVED AND SECONDED (Sievewright/Rouhi) 


That the Minutes of the Strata Council Meeting held April 18, 2013 be adopted as posted on the Strata 


Corporation website.  


 


   CARRIED UNANIMOUSLY 


 


NOTE:  OWNERS ARE REQUESTED TO ENSURE THAT THEIR TENANTS RECEIVE 


A COPY OF ALL MINUTES OF THE STRATA CORPORATION.  IT IS THE 


RESPONSIBILITY OF OWNERS LEASING THEIR SUITES TO KEEP THEIR TENANTS 


FULLY INFORMED ON IMPORTANT MATTERS PERTAINING TO THE OPERATION 


OF ONE PARK LANE, I.E. BYLAWS, RULES, ETC.  


 


(6) UNFINISHED BUSINESS 


a) Window Washing and Partial Building Wash 
Between meetings Council approved the following quotes from CleanTech Exterior 


Division: 


 


 Cleaning of balcony eyebrows    $1,500.00 


 Cleaning of lower concrete window ledges  $   400.00 


 Cleaning of concrete eyebrows    $   200.00 


 Cleaning of all exterior inaccessible windows   


and ground level windows    $2,350.00 


 Cleaning of exterior inaccessible balcony  


railing glass      $   475.00 


 


b) Duct Cleaning 
Michael A Smith Duct Cleaning was onsite in early July to complete dryer duct cleaning 


from the interior and exterior of each unit. A report has not yet been received. 


 


(7) FINANCIAL REPORT  


a) Financial Statements  


The Strata Council discussed the March, April and May 2013 Financial Statements.  


 


After due deliberation, it was,  


 


MOVED AND SECONDED (Sievewright/Rouhi) 


That the Financial Statements for the months of March, April and May 2013 be accepted as prepared by 


Stratawest Management Ltd.  


     


      CARRIED UNANIMOUSLY 
 


b) Accounts Receivable 


The Property Manager provided Council with a copy of the arrears report showing all 


Owners who owe money to the Strata Corporation whether for late payment of strata fees, 


move fees or Bylaw violation fines.  
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Following discussion, Council agreed that as per Bylaw 2.2, a $200.00 fine will be levied 


against any Owner who is in arrears of strata fees for longer than 7 business days.  


 


(8) CORRESPONDENCE 


Owners are invited to write the Strata Council via the Property Management Company 


regarding the affairs of the Strata Corporation.  Please direct your letters to the Strata 


Council care of Stratawest Management Ltd., attention: Taryn Porritt, 


tporritt@stratawest.com.   


 


a) Council reviewed two complaints raised by Owners concerning neighbours smoking on 


their balconies/patios. In both cases a Bylaw violation letter has been sent to the unit in 


question. Following review of the complaints and the responses from the Residents, 


Council agreed to levy a fine against a Resident for violation of the Bylaws.  


 


b) A letter was received from an Owner requesting that Council consider installing central air 


conditioning in the building. Council agreed that such an undertaking would be expensive. 


In addition, the building wasn’t designed to include central air conditioning. Council 


agreed to review a request for the Owner to install an individual air conditioning unit 


provided they can submit additional details about the method of installation and the method 


of drainage from the machine. At this time Council does not intend to review options for 


central air conditioning. 


 


c) A Resident submitted a complaint about an ongoing noise within the walls of their unit. 


The Property Manager consulted with Milani Plumbing to determine if any piping in the 


walls could be making the described noise. Milani confirmed that there are water pipes 


running through the walls. Council requested that the Property Manager determine if the 


valve in the heater in that unit was replaced as some other units experienced a similar noise 


which was remedied when the valve was replaced. 


 


d) An Owner wrote to Council requesting that the handle on their window be repaired. 


Council requested that the Property Manager advise the Owner that the handle is the 


Owner’s responsibility to repair and maintain.  


 


e) A complaint was received from an Owner concerning the new landscaping company. 


Council agreed that the Landscaping Committee will review the complaint. 


 


f) An Owner requested that Council consider installing padding of some type around the 


yellow pole that is located on the right hand side of the entrance gate as you exit the 


parkade. This pole has caused damage to vehicles. Council agreed to have the pole padded. 


 


g) Council received a letter from an Owner requesting that a chargeback on their account for a 


locksmith invoice be reversed. The locksmith was called to repair the deadbolt on the 


Owners unit. The Owner claims the lock wasn’t working properly due to the settling of the 


building. Council agreed that if the building were settling to such a degree as to prevent the 


operation of a deadbolt then more Owners would be experiencing a problem. The 


chargeback will remain on the Owners account. 


 
(9) COMMITTEE REPORTS 


a) Building/Security 


i) Window Damage 


Between meetings Council approved a quote from Action Glass in the amount of 


5,829.07 plus taxes for replacement of windows in a unit. The windows have 
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significant etching and damage. Council has had engineers and building 


professionals review the building to determine the cause of the etching/staining. A 


definitive answer has not been found. The Owner will coordinate with Action 


Glass to determine a suitable time to replace the glass. 


 


b) Landscape  


i) Drainage 


There was nothing to report concerning the drainage along West 1
st
 Street. 


 


ii) New Landscaping Company 
The Committee will review the performance of the new landscaping company. 


 


c) Social/Amenity Rooms  


 i) Hard Surface Flooring – Lounge/Exercise Room 


Samples of flooring continue to be reviewed by Council. 


 


d) Concierge Liaison  


i) Concierge Office Screen  
The new screen has been ordered and will shortly be installed. 


 


e) Bylaws  


 There was nothing to report. 


 


(10) NEW BUSINESS 


a) Parkade Repairs 


Proactive Building Maintenance met onsite with Council Members and the Property 


Manager to review some areas in the parkade which appear to show signs of minor leakage. 


A quote for repairs was received. Council requested a second quote. 


 


b) Third Floor Patio Lighting 


A Council Member met with an electrician to review options for improving the lighting on 


the third floor patio. An additional quote will be solicited. 


 


c) Exterior Power Washing 


Council approved a quote from Cleantech Exterior Division for exterior power washing 


around the building at a total cost of $1,900.00 plus taxes. This work will be completed in 


conjunction with the window washing and partial building wash. 


 


d) Security Access System 


Council agreed to review the security access system quotes in detail at the next meeting. 


 


e) Exterior Building Review and Quotes 


The Property Manager will provide Council with a copy of the Spring 2012 Envelope 


Review and will request revised/updated quotes for the re-caulking of the East elevation. 


Both items will be reviewed and discussed at the next meeting. 


 


f) Annual Maintenance Schedule 


The Property Manager provided Council with a copy of the annual maintenance schedule 


for the building. 
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g)  Third Floor Tree Trimming 


Council requested that the Landscaping Committee review the trees on the third floor patio 


to determine which may require trimming/pruning. 


 


(11) TERMINATION 


There being no further business the meeting concluded at 9:25 p.m. The next meeting will be held 


Thursday, September 19, 2013 


 


 


 


NOTE:   


IN CASE OF EMERGENCY, CONTACT:  


STRATAWEST MANAGEMENT LTD.  


604-904-9595, 24 HOURS. 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


              
STRATAWEST MANAGEMENT LTD. 


#202 – 224 West Esplanade, North Vancouver, B.C., V7M 1A4 (Tel: 604-904-9595/Fax: 604-904-2323) 


Administration: Taryn Porritt, tporritt@stratawest.com 


Accounting: Catherine Tocher, ctocher@stratawest.com 
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STRATA COUNCIL MEETING MINUTES 


STRATA PLAN BCS 1128 – ONE PARK LANE 


 


DATE HELD: Thursday, October 23, 2014 


LOCATION:   Lounge – One Park Lane 


 170 West 1
st
 Street, North Vancouver, B.C. 


CALL TO ORDER: 6:00 p.m. 


             


 


Council in Attendance: Mr. Bill Sievewright  #506  President 


 Ms. Debra Kleinfeld  #604  Vice President/Building/Security 


Ms. Norma Clark  #210  Treasurer 


Ms. Pascaline Denblyden #505  Secretary/Bylaws 


Ms. Shirley Kepper  #212  Landscape 


Ms. Monir Ghahreman  #301  Social/Amenity Rooms 


Ms. Linda Hamer  #706  Concierge Liaison 


 


Also in Attendance:  Adam Lord, Property Manager, Stratawest Management Ltd.   


    


(1) CALL TO ORDER 


The Meeting was called to order at 6:20 p.m. 


 


(2) UPCOMING EVENTS 


 Monthly Generator Test – Last Thursday of each month 


 Carpet Cleaning – December 2014. 


 Exterior Building Cleaning/Window Cleaning – July 2015. 


 Annual Fire Safety Inspection – March 2015 


 Dryer Duct Cleaning – May 2015 


 Parkade Scrubbing – May 2015 


 


(3) PREVIOUS MINUTES 


There being no errors or omissions, it was, 


 


MOVED AND SECONDED (Kepper/Clark) 


That the Minutes of the Strata Council Meeting held Thursday, June 19, 2014 be adopted as circulated. 


 


CARRIED UNANIMOUSLY  
 


(4) UNFINISHED BUSINESS 


a) Website 
The Strata Council reviewed a proposal from Stratawest Management Ltd. for instituting a 


website for the Strata Corporation to be administered by Stratawest Management Ltd. for 


One Park Lane.  Following discussion, it was, 


 


MOVED AND SECONDED (Kleinfeld/Hamer) 


That subject to review of a mock-up website and confirmation that tenants and Owners can provide emails 


to the Strata Corporation and receive notices via email for maintenance initiatives, i.e. window cleaning, 


parkade cleaning etc. 


 


CARRIED UNANIMOUSLY  


                ACTION:  STRATAWEST. 


 


b) Locker Reassignment 
Further to the previous minutes of June 19, 2014 under item (6) c), the Strata Council 


reviewed a legal opinion from Clark Wilson LLP dated September 14, 2014 in regards to 



http://www.oneparklane.net/





* Minutes can be viewed on the internet at www.oneparklane.net (username: oneparklane /  password:  bcs1128) 


 


BCS 1128 – MINUTES 


October 23, 2014 


Page 2, 


 


the parking and storage locker lease dated January 18, 2005 between Millennium North 


Shore Homes Ltd. as Owner and West 1
st
 Parking Ltd. as the tenant and filed in Land Title 


Office.  The legal opinion confirmed that the lease in place is legal and that based on the 


current state of case law that it would be unlikely that a court would set aside the lease.  No 


further action will be taken.  A copy of the legal opinion will be provided to the Owner of 


TH 160. 


 


c) Kitchen Sink Drain Line Cleaning on Second and First Floors 


The Strata Council reviewed quotations from Milani Plumbing and National Plumbing for 


the cleaning of kitchen sink drain lines at second and first floor suites.  The Strata Council 


will defer making a decision until they hear back from the President of Stratawest 


Management Ltd. regarding negotiations with Milani in relation to a sewer backup at a 


strata lot that caused residual damage on June 18, 2014.  ACTION:  STRATAWEST. 


 


(5) FINANCIAL REPORT  


a) Financial Statements  


The Strata Council Treasurer, Norma Clark, reviewed the Financial Statements for the 


months of May to August 2014 and recommended their approval.  It was then, 


 


MOVED AND SECONDED (Clark/Kleinfeld) 


That the Financial Statements for the months of May to August 2014 be accepted as prepared by Stratawest 


Management Ltd.  


 


CARRIED UNANIMOUSLY  
 


b) Accounts Receivable 


The Strata Corporation is pursuing unpaid move in fees and/or fines levied against two 


strata lots.  


 


(6) CORRESPONDENCE 


Owners are invited to write the Strata Council via the Property Management Company 


regarding the affairs of the Strata Corporation.  


 


a) The Strata Council received correspondence from Owners of two respective strata lots 


filing complaints about the exercise room flooring.  The Strata Council has responded 


accordingly.  


 


b) The Strata Council reviewed a Bylaw violation letter dated September 22, 2014 sent by the 


Strata Corporation to an Owner of a strata lot for the violation of Bylaws 9.11 and 9.15 of 


the Strata Corporation Bylaws.  As a written appeal or request for a hearing was not 


received within fourteen days of the date of the letter, the Strata Council considered the 


facts before them in rendering a decision and directed Stratawest Management Ltd. to 


proceed to levy two fines in the amount of $200.00 respectively for the violation of Bylaws 


9.11 and 9.15.  


 


c) The Strata Council reviewed correspondence from an Owner dated September 25, 2014 


requesting consideration of the Strata Council to defer the cleaning of the parkade until 


June, which would allow themselves and any other Resident with a motorcycle the 


opportunity to insure their motorcycle in June and remove it from the parkade.  Following 


discussion, the Strata Council directed the Property Manager to advise the Owner that they 


will take their request into consideration.  
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d) The Strata Council reviewed correspondence from an Owner appealing a fine levied 


against their strata lot for the violation of Bylaw 4.1(a) (b) and (e) of the Strata Corporation 


Bylaws in regards to disposing of a quantity of water from their limited common property 


balcony.  The Owner provided the Strata Council with a copy of an airplane ticket to 


confirm they were out of town.  The date of the incident was on July 31, 2014 and the 


ticket does not show that they were out of town at that time.  The Strata Council directed 


the Property Manager to advise the Owner accordingly.  ACTION:  STRATAWEST. 


 


e) The Strata Council reviewed correspondence from an Owner dated October 18, 2014 


requesting that the Strata consider performing a spider spray under the eaves next spring as 


they have been getting a lot of spiders in recent years, of which many have found their way 


inside.  The Property Manager was directed to advise the Owner that it has not been an 


issue around the building and they can proceed to purchase an appropriate spray and 


perform themselves.  


 


(7) COMMITTEE REPORTS 


a) Building/Security 


i) Security System Upgrade - Maintenance Options/Extended Warranty 


The Strata Council reviewed quotations from Tri-West Technologies Inc. for 


maintenance options for the new security system.  Following discussion, it was, 


 


MOVED AND SECONDED (Kleinfeld/Clark) 


That the Strata Corporation enters into a one year contract for package ‘A’ at a cost of $3,200.00 plus taxes 


commencing January 1, 2015. 


 


CARRIED UNANIMOUSLY  


                ACTION:  STRATAWEST. 


 


ii) Exterior Building Envelope Review/Maintenance/Photo Survey/Deficiency 


Quote – New City/Townhouse Anchor Quotes  


Further to the previous minutes of June 19, 2014 under item (6) a), the complete 


building washing, including the cleaning of all balcony decks and terraces and 


window cleaning has been completed which the exception of some deficiencies.  


New City Contracting provided a photo survey with a quotation for additional 


building envelope deficiencies outside of the deficiencies noted in 2012 Building 


Envelope Report prepared by West Coast Building Coatings.  The Strata Council 


has requested the Property Manager to obtain two further proposals and to defer 


building envelope deficiency work until the spring.  


 


The Strata Council proceeded to review two quotations for the installation of 


anchors at townhouse units at the cost of $19,060.00 and $16,350.00 in order to 


enable the townhouses to be completely power washed.  Following discussion, it 


was decided that a contractor who is willing to transport their power washer 


through each townhouse in order to perform the work be retained.  It was then, 


 


MOVED AND SECONDED (Kleinfeld/Kepper) 


That a contractor who will transport their power washer through each townhouse be retained to power wash 


the townhouses as soon as the work can be scheduled.  


 


CARRIED UNANIMOUSLY 


ACTION:  STRATAWEST. 
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iii) Ten Year Structural Warranty Review 


The Strata Council reviewed four quotations for a 10-Year Structural Warranty 


Review at One Park Lane.   


Following discussion, it was, 


 


MOVED AND SECONDED (Kleinfeld/Ghahreman) 


That the proposal from Sense Engineering at a cost of $2,000.00 plus taxes be approved. 


 


CARRIED UNANIMOUSLY  


ACTION:  STRATAWEST. 
 


b) Landscape  


Shirley Kepper provided an in depth landscaping report.  Shirley then reviewed a quotation 


from Noble Landscaping Ltd. to replant and refurbish the east corridor of the property at a 


total cost of $732.00 plus taxes inclusive of materials and labour.  It was then, 


 


MOVED AND SECONDED (Kepper/Clark) 


That from Nobel Landscaping to replant and refurbish the east corridor of the property at a cost of $732.00 


inclusive of taxes be approved.  


 


CARRIED UNANIMOUSLY  


ACTION:  SHIRLEY KEPPER. 
 


c) Social/Amenity Rooms  


The Strata Council discussed the feasibility of converting the theatre room into a guest 


room or another viable option along with the use of the lounge.  Following due discussion, 


it was, 
 


MOVED AND SECONDED (Hamer/Kepper) 


That Rule #6 of the Strata Corporation be amended by changing the hours that the Lounge is available for 


casual use to 9:00 a.m. to 4:30 p.m., Monday to Friday commencing Monday, October 27, 2014.  


 


CARRIED UNANIMOUSLY  


ACTION:  LINDA HAMER TO PURSUE OPTIONS OF CONVERTING THE THEATRE ROOM. 


 


d) Concierge Liaison 


The Strata Council reviewed a report submitted by the Concierge that included a summary 


of the Theatre and Lounge usage. 


 


e) Bylaws 


i) Bylaw 6.2 Amendment Consideration 


The consideration of a proposed amendment to Bylaw 6.2 of the Strata Corporation  


Bylaws were deferred to the next regularly scheduled Strata Council Meeting.  


  ACTION:  PASCALINE. 
 


(8) NEW BUSINESS 


a) Accurate Glass Quote for Window Replacement 


The Strata Council reviewed a quotation from Accurate Glass for supply and installation of 


a sealed window unit to replace the window above a patio door at Suite #314 and 


additionally the use of a bosons chair to remove a piece of homemade flashing above one 


operable window, and install a new commercial grade flashing properly at a cost of 


$972.00 plus GST.   It was then, 
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MOVED AND SECONDED (Kleinfeld/Clark) 


That the quotation from Accurate Glass be approved. 


 


CARRIED UNANIMOUSLY  


ACTION:  STRATAWEST. 
 


b) Front Door Damage at Townhouse Unit 


There was damage to the exterior front door of a townhouse unit as a result of a sprinkler 


head on city property spraying the door in the early morning hours.  It was noted that the 


wrong sprinkler head was installed at that particular location.  A claim has been filed with 


the City of North Vancouver.  A response has not yet to be received.  The Strata Council 


has obtained quotations for the replacement of the door and the painting of all townhouse 


doors and frames.  ACTION:  STRTAWEST & COUNCIL PRESIDENT TO 


RESOLVE. 
 


c) Water Management System Quote 


The Strata Council deferred discussion on a proposal for a Water Management System for 


One Park Lane; however, Council will consider inviting the contractor to the next regularly 


scheduled Strata Council Meeting to present their proposal.  


 


(9) TERMINATION 


There being no further business the meeting concluded at 10:00 p.m.  The next regularly scheduled 


Strata Council Meeting will be held Thursday, November 27, 2014.  
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STRATA COUNCIL MEETING MINUTES 


STRATA PLAN BCS 1128 – ONE PARK LANE 


 


DATE HELD: Thursday, February 6, 2014 


LOCATION:   Lounge – One Park Lane 


 170 West 1
st
 Street, North Vancouver, B.C. 


CALL TO ORDER: 7:00 p.m. 


             


 


Council in Attendance: Mr. Bill Sievewright #506  Vice President/Treasurer/Secretary 


 Ms. Debra Kleinfeld #604  Building/Security  


Ms. Noushi Rouhi #908  Building/Security/Bylaws 


Ms. Shirley Kepper #212  Social/Amenity Room/Concierge Liaison 


Ms. Susan Hazell #315  Landscape 


 


Regrets: Mr. Peter Hume  #112  President/Building/Security 


 


Guest in Attendance:  Nick Atchison, Tri-West Technologies Inc. (Arrived at 7:00 p.m. and left at 7:35 p.m.) 


   Gary Charbonneau #160 (Arrived at 7:35 p.m. and left at 7:56 p.m.) 


   Aaron Peterson  #907 (Arrived at 8:00 p.m. and left at 8:30 p.m.) 


 


Also in Attendance:  Adam Lord, Property Manager, Stratawest Management Ltd.   


    


(1) CALL TO ORDER 


The Meeting was called to order by the Strata Council Vice President, Bill Sievewright, at 7:00 


p.m. 


 


(2) GUEST BUSINESS 


a) Nick Atchison of Tri-West Technologies Inc.  
Nick Atchison of Tri-West Technologies Inc. attended the meeting to discuss the recently 


installed security system and remaining items left to complete and the maintenance 


options/extended warranty packages offered by Tri-West Technologies Inc. Nick Atchison 


will be providing the Strata Council with formal proposals for their review and 


consideration. 


 


b) Gary Charbonneau - #160 


Gary Charbonneau attended the Strata Council Meeting and was given the opportunity to 


address the Strata Council with respect to Lonsdale Energy Corporation (LEC) and obtain 


relevant information regarding rates and where One Park Lane stands at this time. Gary 


suggested that the Strata Council consider attending a public delegation and request that 


LEC extend the amortization period in order to lower the rates. The Strata Council 


approved Gary Charbonneau to obtain further information in this regard and to report back 


to the Strata Council. 


 


c) Aaron Peterson - #907 


Aaron Peterson attended the Strata Council meeting to address the Strata Council in 


regards to his desire to install laminate flooring within his strata lot as opposed to 


engineered hard wood flooring. Aaron is an acoustical consultant and advised the Strata 


Council that there is no difference with sound transfer between laminate and hardwood 


flooring.  The Strata Council did not dispute Aaron’s comments, however, the Bylaw in 


place states hardwood flooring and has been successful to date. The Strata Council will 


further review documentation regarding sound transfer provided by Aaron Peterson and 


respond accordingly.  
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(3) RESIGNATION OF COUNCIL MEMBER/APPOINTMENT OF COUNCIL PRESIDENT, 


VICE PRESIDENT AND TREASURER 


Peter Hume has resigned as a member of Strata Council effective immediately in order to focus his 


time on his occupation. The Strata Council thanks Peter for his many years of service. Bill 


Sievewright agreed to assume the role as President, Debra Kleinfeld was appointed Vice President, 


and Shirley Kepper was appointed Treasurer.  


 


(4) UPCOMING EVENTS 


 Monthly Generator Test – Last Thursday of each month 


 Carpet Cleaning – April 2014 


 Annual Fire Safety Inspection – February 2014 


 Dryer Duct Cleaning – May 2014 


 Parkade Scrubbing – May 2014 


 Window Cleaning – June 2014 


 


(5) PREVIOUS MINUTES 


There being no errors or omissions, it was, 


 


MOVED AND SECONDED (Rouhi/Kleinfeld) 


That the Minutes of the Strata Council Meetings held Thursday, November 14, 2013 be adopted as 


circulated. 


 


CARRIED UNANIMOUSLY  
 


(6) UNFINISHED BUSINESS 


a) Parkade Repairs 
The Strata Council reviewed a revised quotation from Applied Coatings and Restoration 


Inc. to perform polyurethane crack injection of leaking cracks in the parkade at a cost of 


$6,930.00 plus GST ($66.00 per linear foot based on 105 linear feet).  Following 


discussion, it was, 


 


MOVED AND SECONDED (Hazell/Kleinfeld) 


That Applied Coatings and Restoration Inc. be retained to perform the polyurethane crack injection of 


leaking cracks in the parkade at a cost of $6,930.00 plus GST in due course.  


 


CARRIED UNANIMOUSLY  
 


b) Exterior Building Review 
The Strata Council reviewed a quotation from New City Contracting Ltd. to repair the 


deficiencies noted in the 2012 Exterior Building Envelope Review Report prepared by 


West Coast Building Coatings at a cost of $42,000.00 inclusive of taxes. The Strata 


Council awaits a quotation from West Coast Building Coatings prior to making a decision. 


New City Contracting Ltd. also provided a quotation for a Building Envelope Maintenance 


Program they offer of which they perform all the Strata Corporation’s maintenance 


initiatives on an annual basis as opposed to the Strata having to engage several different 


contractors to perform the required work.  The Property Manager will perform an analysis 


of New City Contracting’s quotation and the current costs incurred by the Strata 


Corporation on an annual basis for the same maintenance items. 


 


c) Visitor Parking Passes 


The updating of the visitor parking passes has been tabled at this time. 
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(7) FINANCIAL REPORT  


a) Financial Statements  


Consideration of the October, November and December 2013 Financial Statements was 


deferred until the next regularly scheduled Strata Council Meeting. 


 


(8) CORRESPONDENCE 


Owners are invited to write the Strata Council via the Property Management Company 


regarding the affairs of the Strata Corporation.  


 


a) The Strata Council received correspondence from Lonsdale Energy Corp. dated December 


18, 2013 in response to the Strata Corporation’s letter of November 19, 2013 requesting 


that Lonsdale Energy Corporation forward its mail and notices to various addresses 


depending on the content of the correspondence. LEC advised that unfortunately their 


office processes do not allow the flexibility of tracking two addresses for various types of 


correspondence. 


 


b) The Strata Council reviewed correspondence from the Property Manager representing the 


neighbouring Ventena property requesting that One Park Lane consider sharing the cost of 


laneway lighting improvements. A couple of Council Members met with the Strata Council 


of the Ventena prior to tonight’s meeting to review the areas where they would like to 


install lights. Following discussion, it was, 


 


MOVED AND SECONDED (Hazell/Kepper) 


That the Strata Council agrees to share in installation of a light at the sidewalk crossing, however, Strata 


Council is not in favour of sharing in the cost of the installation of lights for the walkway as Council is of 


the opinion that the lights would not improve the safety of the area to the extent residents and passerby’s 


would feel comfortable using the walkway.   
CARRIED UNANIMOUSLY  


 


(9) COMMITTEE REPORTS 


a) Building/Security 


i) Security System Upgrade 


It was agreed that Stratawest Management Ltd. will manage the updating of the 


building security system on the transfer of residents and retain the stock of access 


remotes and fobs for sale. It was noted that the maximum number of fobs will be 


increased to five per strata lot and that the Bylaw for the Strata Corporation will be 


amended accordingly at the Annual General Meeting.  


 


ii) Parkade Gate Quote 


The Strata Council reviewed a quotation from Overhead door to interlock both 


gates in order to have the second door open when the first door is closed at a cost 


of $2,119.75.  The Strata Council did not consider this proposal but directed the 


Property Manager to have Overhead Door adjust the sensors on Gate 2 and adjust 


the timing on Gate 1 as it is currently too long.  


 


b) Landscape  


The Landscape Committee will solicit bids for landscape maintenance services.  


 


c) Social/Amenity Rooms  


 i) Flooring – Lounge/Exercise Room 


The Strata Council has selected the flooring for the lounge/exercise room.  The 


Strata Council proceeded to review an updated quotation from Lonsdale Flooring.  
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It was then, 


 


MOVED AND SECONDED (Hazell/Kepper) 


That Lonsdale Flooring be retained to supply and install new vinyl plank flooring in the exercise room and 


lounge at a cost not to exceed $6,500.00. 


 


CARRIED UNANIMOUSLY  
 


d) Concierge Liaison  


i) Concierge Report  
The Strata Council is looking into amending the rules for the theatre room to match 


the rules for the lounge (first paragraph). The Strata Council will review the rules 


and consider amendments as appropriate. 


 


e) Bylaws 


There were no Bylaw contraventions to discuss at this time. 


 


(10) NEW BUSINESS 


a) Bathtub Overflow - #507 – December 11, 2013 – Insurance Claim 


The Strata Corporation has filed an insurance claim with the Strata Corporations insurance 


broker, BFL Canada, subject to an insurance deductible of $10,000.00 as a result of a 


bathtub overflow at a Strata lot that caused resultant damage.  The Owner of the Suite #507 


will be responsible to incur the cost of $10,000.00 representing the Strata Corporations 


insurance deductible for the loss.  


 


b) Design Roofing Report/Quote 


The Strata Council reviewed a roofing report/quote dated December 6, 2013 from Design 


Roofing.  The Strata Council directed the Property Manager to obtain an alternate opinion 


of costs for the noted maintenance initiatives. 


 


c) Insurance Renewal/Summary of Coverages 


Between Strata Council Meetings, the Strata Council reviewed and accepted a quotation 


from BFL Canada for the renewal of the Strata Corporation’s insurance policy for the 


period January 31, 2014 to January 31, 2015.  It was then, 


 


MOVED AND SECONDED (Kepper/Kleinfeld) 


That the BFL quotation be formally approved. 


 


CARRIED UNANIMOUSLY  
 


Please find attached to these minutes the summary of coverages for the Strata 


Corporation’s insurance policy for the period January 31, 2014 to January 31, 2015.  Please 


note that the Strata Corporation’s current deductible for water damage and sewer backup is 


$10,000.00. 


 


(11) TERMINATION 


There being no further business the meeting concluded at 9:50 p.m. The next Strata Council 


Meeting will be held Thursday, March 20, 2014 in the One Park Lane Lounge commencing at 7:00 


p.m. 
                                                    


STRATAWEST MANAGEMENT LTD. 


#202 – 224 West Esplanade, North Vancouver, B.C., V7M 1A4 (Tel: 604-904-9595/Fax: 604-904-2323) 
Administration: Taryn Porritt, tporritt@stratawest.com 


Accounting: Catherine Tocher, ctocher@stratawest.com 



http://www.oneparklane.net/

mailto:tporritt@stratawest.com

mailto:ctocher@stratawest.com
































































































































































































 


Documents and Files in this Container for Order 66335(Folio:1205_170_W1st)


Form B - Information Certificate


eSH66335-01-Form B - Information Certificate_BCS 1128 SL109 - Form B - May 13, 2015.pdf


eSH66335-02-Form B - Information Certificate_BCS 1128 - Form B Attachments - 2014-2015 - 17 pages.pdf


eSH66335-07-Form B - Information Certificate_BCS 1128 - AGM Notice - May 21, 2015.pdf


Warranty


eSH66335-03-Warranty_BCS 1128 - Warranty Certificate.pdf


eSH66335-04-Warranty_One Park Lane - Sense Engineering's 10 Year Common Property Warranty Review Letter.pdf


Bylaws


eSH66335-05-Bylaws_BCS 1128 - Current Bylaws - 2014.pdf


Financial Statements (most recent)


eSH66335-06-Financial Statements (most recent)_BCS 1128 - Financial Statements.pdf


Engineering Report


eSH66335-08-Engineering Report_2012 Exterior Building Review.pdf


eSH66335-09-Engineering Report_Morrison Hershfield 5 Year Env. Warranty Review.pdf


Annual General Meeting Minutes


eSH66335-10-Annual General Meeting Minutes_BCS1128 AGM - MINUTES- May 30, 2013.pdf


eSH66335-11-Annual General Meeting Minutes_BCS1128 AGM - MINUTES- May 22, 2014.pdf


RE/MAX Crest Realty


Property Name


Requested By


1205_170_W1st


Civic Address


Stratawest Management Ltd.


May 13, 2015 10:50PM


Austin Gangur


One Park Lane


Strata Plan #


Date Delivered


Strata Lot #


eStrataHub Cover Sheet


109


Folio Reference


Requestor Company


Strata Manager


BCS1128


eStrataHub Order Number 66335


1205-170W.1st North Vancouver V7M-3P2







Documents and Files in this Container for Order 66335(Folio:1205_170_W1st) Page 2


Strata Council Meeting Minutes


eSH66335-12-Strata Council Meeting Minutes_BCS 1128 - Minutes - November 14, 2013.pdf


eSH66335-13-Strata Council Meeting Minutes_BCS 1128 - Minutes - September 19, 2013.pdf


eSH66335-14-Strata Council Meeting Minutes_BCS 1128 - Minutes - July 10, 2013.pdf


eSH66335-15-Strata Council Meeting Minutes_BCS 1128 - Minutes - April 18, 2013.pdf


eSH66335-16-Strata Council Meeting Minutes_BCS 1128 - Minutes - Feb 6, 2013.pdf


eSH66335-17-Strata Council Meeting Minutes_BCS 1128 - Minutes - November 27, 2014.pdf


eSH66335-18-Strata Council Meeting Minutes_BCS 1128 - Minutes - October 23, 2014.pdf


eSH66335-19-Strata Council Meeting Minutes_BCS 1128 - Minutes - June 19, 2014.pdf


eSH66335-20-Strata Council Meeting Minutes_BCS 1128 - Minutes - April 24, 2014.pdf


eSH66335-21-Strata Council Meeting Minutes_BCS 1128 - Minutes - March 20, 2014.pdf


eSH66335-22-Strata Council Meeting Minutes_BCS 1128 - Minutes - February 6, 2014.pdf


eSH66335-23-Strata Council Meeting Minutes_BCS 1128 - Minutes - April 30 2015.pdf


eSH66335-24-Strata Council Meeting Minutes_BCS 1128 - Minutes - March 26 2015.pdf


eSH66335-25-Strata Council Meeting Minutes_BCS 1128 - Minutes -February 12, 2015.pdf


Strata Plan


eSH66335-26-Strata Plan_Strata Plan BCS 1128 - 16 Pages.pdf


Rules


Not Available - See Above - Form B Attachment


Form F - Certificate of Payment


Not Available - Cancelled with Reception verbally via phone call


Depreciation Report


Not Available - The document you requested is not available for this property.


Remediation/Building Envelope Reports or Summary


Not Available - See Engineering Report


Special General Meeting Minutes


Not Available - The document you requested is not available for this property.












 
 


Document:   
Property:  
Strata Plan #:  
Strata Lot #: 
Comment:
  
 
  
 
     


Document is not available


BCS1128Strata Plan #:


Remediation/Building Envelope Reports or Summary
One Park Lane


109Strata Lot #:
See Engineering Report

































* Minutes can be viewed on the internet at www.oneparklane.net (username: oneparklane /  password:  bcs1128) 


 


ANNUAL GENERAL MEETING MINUTES 


STRATA PLAN BCS 1128 – ONE PARK LANE 


 


DATE HELD:  THURSDAY, MAY 22, 2014 


LOCATION:  THE LOUNGE – ONE PARK LANE 


   170 WEST 1
ST


 STREET 


NORTH VANCOUVER, BRITISH COLUMBIA 


CALL TO ORDER: 7:30 PM 


              


 


Owners in Attendance: Thirty-Three (33) Owners votes were registered as being in attendance, 


Twelve (12) of which by Proxy.  


 


Also in Attendance:  Adam Lord, STRATAWEST MANAGEMENT LTD. 


     


(1) CALL TO ORDER 


The Meeting was called to order by Bill Sievewright, Council President at 7:30 p.m.  


 


(2) CERTIFICATION OF PROXIES/DETERMINATION OF QUORUM 


Prior to the commencement of the Meeting, Owners present were registered and it was 


determined that Twenty-One (21) Owners votes were present in person and Twelve (12) Owners 


votes by Proxy for a total representation of Thirty-Three (33) Owners votes.  As this did not 


exceed the required quorum of Thirty- Nine (39) Owners votes, call to order was deferred until 


7:30 p.m. 


 


(3) PROOF OF NOTICE  


Owners were advised that Notice of the Annual General Meeting was mailed in accordance with 


the requirements the Strata Property Act.  


 


There being no further objections raised, it was, 


 


MOVED AND SECONDED (Hume, #112/Ghahreman, #301) 


That Notice of the Meeting be accepted. 


 


CARRIED UNANIMOUSLY 


 


At this time, Bill Sievewright requested two volunteers to act as scrutineers under agenda item “15” 


Election of 2014/2015 Strata Council if an election is required.  After two owners agreed to act as 


scutineers, it was 


 


MOVED AND SECONDED (Kepper, #212/Assoignon, #808) 


That should an election of the 2014/2015 Strata Council be required that the ballots be destroyed 


following the count, but that the record of the count be kept on file. 


 


CARRIED UNANIMOUSLY 


 


(4) APPROVAL OF AGENDA 


Following addition of “Types” Bylaw under New Business, it was,  


 


MOVED AND SECONDED  


That the Agenda be approved as amended. 


 


CARRIED UNANIMOUSLY 


 


(5) PREVIOUS MINUTES 


There being no errors or omissions, it was 
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MOVED AND SECONDED (Ghahreman, #301/Clark, #210) 


That the Minutes of the Annual General Meeting held May 30, 2013 be adopted as circulated and posted 


on the Strata Corporation website.   


 


CARRIED UNANIMOUSLY 


 


(6) UNFINISHED BUSINESS 


There was no Unfinished Business arising from the Annual General Meeting held May 30, 2013. 


 


(7) STRATA COUNCIL REPORT 


(a) Council President Report – Bill Sievewright 


Bill Sievewright, Council President welcomed Owners to the Annual General Meeting.  


 


Mr. Sievewright then provided the President’s Report as follows:  


 


   The building is getting older and as such there has been an increase in required 


repairs. In addition to the usual items such as the garage doors, parkade etc. this 


year the following items were addressed. 


 


   The security system was replaced by Tri-West Technologies. Council Member 


Noushi Rouhi will provide more information on this subject. 


 


  New City Contracting has been retained to repair the Building Envelope 


Deficiencies noted in the 2012 Building Envelope Review Report prepared by 


West Coast Building Coatings at a cost of $42,000.00 inclusive of taxes. 


 


  New City Contracting has also been retained for a one year contract for a 


Building Envelope Maintenance Program for One Park Lane that incorporates 


all maintenance initiatives such as gutter cleaning, building envelope cleaning, 


balcony cleaning, window cleaning, dryer vent cleaning, parkade cleaning, 


storm  drain cleaning with a written report at a fixed contract fee of $28,154.39 


inclusive of taxes. 


 


   The Gardening Contractor was given notice of termination in replace of Noble 


Landscaping Ltd. as the service being provided was not satisfactory.   


 


   Strata fees are not going up this year even though there will be significant 


amounts spent to maintain the building. This will be explained during the 


budget discussion. 


 


  Lighting improvement was performed at the rear of the property. 


 


  Flooring replacement has been performed in the Gym and will be undertaken in 


the Lounge in due course. 


 


  Elevator Door Frames have been painted on all floors as well as the garbage 


room doors. 


 


  Bill acknowledged Peter Hume for his participation on the Strata Council over 


the years and wished him the best with his future endeavors as he will be 
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moving from the building.  Susan Hazel who also served on Council and 


recently moved from One Park Lane was also acknowledged.  


 


 (b) Landscaping / Gym & Lounge Flooring Report – Shirley Kepper 


Shirley Kepper provided the following report:  


 


 The Strata Council retained Noble Landscaping Ltd who commenced work in 


April of this year as the grounds required attention from an experienced 


contractor.  Noble has impressed thus far and there has been a noticeable 


difference in the appearance of the grounds.  Residual landscaping problems are 


being dealt accordingly. 


 Lonsdale Flooring has replaced the flooring in the gym and will be replacing the 


flooring in the lounge shortly.  The drapes in the lounge have also been cleaned. 


 


(8) INSURANCE REPORT 


As required by the Strata Property Act, a copy of the Strata Corporation’s Insurance Policy 


Summary was attached to the Notice of the Annual General Meeting.  Owners were advised that 


the current insurance policy was renewed on January 31, 2014. It was reported that the Strata 


Corporation’s Insurance provides coverage for replacement costs to a value of $30,600,000.00. 


Owners were advised that an independent appraisal is conducted annually to ensure that the 


replacement value of the property is up to date; any increases or decreases in value are 


communicated to the insurance broker to ensure adequate coverage.  


 


Owners were advised that the deductible for water damage is $10,000.00. It is recommended that 


Owners ensure that their personal policy provides them with coverage for up to the $10,000.00 


deductible in the event that they are deemed responsible for damage from for example a flood, an 


Owner is responsible for up to the deductible amount. Owners were further advised to ensure that 


they have displacement insurance coverage on their personal policy in the event that a flood or 


fire deems their unit uninhabitable.  


 


All Owners and Residents are reminded that the Strata Corporation’s Insurance Policy does not 


provide for individual contents, betterments or improvements (i.e. clothing, furniture, decorating, 


upgrading of flooring, etc.). Owners and Residents must carry their own personal insurance for 


this coverage. You should contact your personal insurer to determine if they have adequate 


insurance coverage.  


 


The Importance of Unit Owners personal insurance 


 


Most Strata unit Owners dutifully attend the Strata Corporation’s Annual General Meeting, doing 


their best to contribute to the community a Strata Corporation constitutes. When Owners are 


provided with the Strata’s Insurance Report, some mistakenly believe the corporation’s insurance 


policy will protect their personal assets in the event of loss; such is not the case. 


 


Unit Owners, whether living in the unit or as an investor, should always make sure their personal 


assets and liabilities are adequately protected by their own personal insurance policy. 


 


A typical unit Owner’s policy provides a variety of coverage: 


  


   Personal Property:  in general terms, this coverage includes all the content items a unit 


Owner brings into the unit or keeps in a storage locker on premises, such as furniture, 
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electronics, clothing, etc.  Most policies will also cover the personal property while it is 


temporarily off premises, on vacation for example.  


   Additional Living Expenses:  this coverage helps unit Owners and their families deal 


with the extra expenses which can often result if the home is made unfit for occupancy 


due to an insured loss or damage. Whether is a fire or significant water damage due to 


no fault of their own, unit Owners may have to move out while their unit is being 


repaired.  In the case of an investment unit, this coverage helps pay the Owner’s rental 


income loss due to the tenant moving out.  


   Betterments & Improvements: many unit Owners spend considerable money making the 


unit their own; old carpet is replaced with hardwood flooring, cabinets and counter tops 


are updated and fixtures modernized to the 21
st
 century.  The unit Owner’s personal 


insurance policy provides coverage for these items, which are specifically excluded 


from coverage under all strata corporation’s insurance policies.  


   Strata Deductible Assessment: more and more Strata Corporations have Bylaws in place 


to facilitate charging back the strata deductible to the unit Owner responsible for a loss 


or damage.  Unit Owners or their tenants need not be liable for this significant 


assessment to be made, in many cases the mere fact the damage originates in the unit is 


sufficient to make the assessment valid.  Strata deductibles can be as low as $1,000.00 


and as high as $500,000.00.  Unit Owners’ personal policies cover this risk to a specific 


limit; Owners need to make sure they are fully insured.  


   Personal Liability:  at home or pretty much anywhere in the world, unit Owners’ 


policies also provide comprehensive protection for claims against them for property 


damage and bodily injury.  


 


NOTE:  each unit Owner has specific insurance requirements which should be discussed 


with an insurance broker to ensure the right protection is in place for the right price.  


 


(9) FINANCIAL REPORT 


a) Approval of 2014/2015 Budgets 


Bill Sievewright reviewed with Owners present the proposed 2014/2015 Budgets.  Mr. 


Sievewright noted that there is no proposed increase in strata fees. This is accomplished 


through the use of a surplus from the recently completed fiscal year. The Contingency 


Reserve Fund contribution remained the same.  


 


After due consideration, it was 


 


MOVED AND SECONDED  


That the 2014/2015 Operating Fund Budget with expenditures in the amount of $551,070.00 and a 


contribution to the Contingency Reserve Fund from strata fees in the amount of $53,525.00 be approved.  


 


CARRIED UNANIMOUSLY 


 


(10) CONSIDERATION OF ¾ VOTE RESOLUTION #1A 


Bill Sievewright introduced ¾ Vote Resolution #1A as presented in the Notice of Annual General 


Meeting and requested a motion to put the Resolution on the floor for consideration. It was then, 


 


MOVED AND SECONDED (Hanna, #1202/Charbonneau, #160) 


WHEREAS The Strata Corporation intends to eventually obtain a Depreciation Report as required under 


Section 94 of the Strata Property Act and believes it is in the Strata Corporation’s best interests to defer 


commencement of the Depreciation Report for the time being; 
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BE IT RESOLVED by a ¾ Vote of The Owners, Strata Plan  BCS 1128, that the requirement to obtain a 


Depreciation Report is hereby waived for one year in accordance with Section 94(3) (a) of the Strata 


Property Act. 


 
Following discussion, a vote was called and ¾ Vote Resolution #1A was declared, 


 


CARRIED UNANIMOUSLY 


 


(11) CONSIDERATION OF ¾ VOTE RESOLUTION #1B 


Bill Sievewright reminded Owners that Resolution 1B would only be voted on if Resolution 1A 


was defeated.  As Resolution 1A was carried Resolution 1B was not considered.    


 


(12) CONSIDERATION OF ¾ VOTE RESOLUTION #2 


Bill Sievewright introduced ¾ Vote Resolution #2 as presented in the Notice of Annual General 


Meeting and requested a motion to put the Resolution on the floor for consideration.  


 


It was then, 


 


MOVED AND SECONDED (Ghahreman, #301/Low, #704) 


WHEREAS The Owners, Strata Plan BCS 1128, wish to amend their security bylaw; 


 


BE IT RESOLVED by a ¾ Vote of The Owners, Strata Plan BCS 1128, that the Bylaws of the Strata 


Corporation be revised by amending Bylaw 44.7 which currently reads: 


 


44.7 The number of key fobs and remote transmitters issued to each strata lot shall be limited to a 


maximum of four (4) each. 


 


In the interest of maintaining security for all residents of One Park Lane, the strata council may 


delete any excess fobs/transmitters that exceed four (4) each per strata lot. An owner who alleges 


hardship as a result of the passage of Bylaw 44.7 must submit a letter to the Strata Council 


providing reasons for the requirement of additional fobs/transmitters. 


 


to read as follows: 


 


44.7 The number of key fobs and remote transmitters issued to each strata lot shall be limited to a 


maximum of five (5) each. 


 


In the interest of maintaining security for all residents of One Park Lane, the strata council may 


delete any excess fobs/transmitters that exceed five (5) each per strata lot. An owner who alleges 


hardship as a result of the passage of Bylaw 44.7 must submit a letter to the Strata Council 


providing reasons for the requirement of additional fobs/transmitters.  Strata Council members 


will hold a master device for the building which must be turned in if a Council member is 


removed from Council, resigns or is not re-elected at a general meeting. 


 


Following discussion, a vote was called and ¾ Vote Resolution #2 was declared, 


 


CARRIED UNANIMOUSLY 


 


(13) CONSIDERATION OF ¾ VOTE RESOLUTION #3 


Bill Sievewright introduced ¾ Vote Resolution #3 as presented in the Notice of Annual General 


Meeting and requested a motion to put the Resolution on the floor for consideration.  
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It was then, 


 


MOVED AND SECONDED (Charbonneau, #160/Low, #704) 


WHEREAS The Owners, Strata Plan BCS 1128, wish to amend their bylaws through the addition of a 


new rental bylaw; 


 


BE IT RESOLVED by a ¾ Vote of The Owners, Strata Plan BCS 1128, that the Bylaws of the Strata 


Corporation be revised by adding a new Bylaw 51.4 which to read as follows: 


 


51.4 (1)    By operation of Section 141(2) (b) (ii) of the Strata Property Act, the lease or tenancy of 


any strata lot shall be for a term not less than twelve (12) months.  No strata lot shall be 


occupied under a lease, sublease, contract or license agreement for transient or hotel 


type purposes except that residents may permit occupation by: 


 


(a) An owner’s spouse, parents, siblings or children at any time for any length of 


time, or 


(b) Other persons for the duration of the resident’s temporary absences for a total of 


not more than six months in a calendar year. 


 


(2) if the occupation of any strata lot pursuant to paragraph (1) is terminated before the end 


of its intended 12 month term, the owner shall not permit its occupation without the prior 


approval of Council except as permitted pursuant to paragraph 1, such permission shall 


not unreasonably be withheld. 


 


 An owner present at the meeting advised that they had received a legal opinion stating that if the 


 bylaw was approved that it would not apply to original purchasers from the developer.  The Strata 


 Council could not confirm this but suggested that a legal opinion from legal counsel representing 


 the strata corporation be sought. 
 


Following due discussion, it was, 


 


MOVED AND SECONDED (Tomlin, #312/Assoignon, #808) 


That the proposed bylaw be amended by added subsection (3) to state as follows: 


 


“This bylaw excludes original purchasers from the developer” 


 


DEFEATED 


11 IN FAVOUR 


22 OPPOSED 


 


Following further discussion, a vote was called and ¾ Vote Resolution #3 was declared, 


 


DEFEATED 


24 IN FAVOUR 


9 OPPOSED 


 


(14) NEW BUSINESS 


a) Types Bylaw 


An Owner requested that the Strata Council call a Special General Meeting to propose a 


 Types Bylaw to the Owners.  Bill Sievewright provided a brief synopsis concerning the 
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 Owner’s proposal.   The Owner was advised that any vote at tonight’s meeting would 


 simply be for the consideration of incoming Strata Council as all formal votes need to be 


 included in the AGM Notice.  Following due discussion, Bill invited the Owner to attend 


 the first meeting of the incoming Strata Council, to which the Owner agreed.  


 


(15) ELECTION OF 2014/2015 STRATA COUNCIL 


The 2013/2014 Strata Council is deemed to have resigned at the Annual General Meeting.  The 


floor was then open for nominations to Strata Council.  The following Owners were nominated 


for the position of Strata Council: 


 


Mr. Bill Sievewright #506 


  Ms. Debra Kleinfeld  #604 


Ms. Shirley Kepper  #212 


Ms. Monir Ghahreman  #301 


Ms. Norma Clark  #210 


Ms. Pascaline Denblyden #505 


Ms. Linda Hamer  #706 


   


Following three calls for further nominations, nominations were declared closed. It was then, 


 


MOVED AND SECONDED  
That the above noted Owners be declared elected to the 2014/2015 Strata Council. 


 


CARRIED UNANIMOUSLY 


 


(16) TERMINATION 


There being no further business the meeting concluded at 8:51 p.m. 
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STRATA COUNCIL MEETING MINUTES 


STRATA PLAN BCS 1128 – ONE PARK LANE 


 


DATE HELD: Thursday, April 18, 2013 


LOCATION:   Lounge – One Park Lane 


 170 West 1
st
 Street, North Vancouver, B.C. 


CALL TO ORDER: 7:00 p.m. 


             


 


Council in Attendance: Mr. Bill Sievewright #506 President /Treasurer   


Mr. Peter Hume  #112 Vice-President 


   Ms. Debra Kleinfeld #604 Building/Security 


   Ms. Misty Jackson #906 Social/Amenity Room/Concierge Liaison 


   Ms. Noushi Rouhi #908 Building/Security & Bylaws 


Ms. Susan Hazell #315  Landscape 


 


Also in Attendance:     Ms. Muryn Jordan, Property Manager, Stratawest Management Ltd.   


    


(1) CALL TO ORDER 


The Meeting was called to order at 7:05 p.m. 


 


(2) UPCOMING EVENTS 


 Monthly Generator Test – Last Thursday of each month 


 Annual Fire Safety Inspection – January 2013 


 Dryer Duct Cleaning – May 2013 


 Parkade Scrubbing – May 2013 


 Window Cleaning – June 2013 


 


(3) PREVIOUS MINUTES 


There being no errors or omissions, it was  


 


MOVED AND SECONDED (Jackson/Kleinfeld) 


That the Minutes of the Strata Council Meeting held December 13, 2012 be adopted as posted on the Strata 


Corporation website.  


   CARRIED UNANIMOUSLY 


 


NOTE:  OWNERS ARE REQUESTED TO ENSURE THAT THEIR TENANTS RECEIVE 


A COPY OF ALL MINUTES OF THE STRATA CORPORATION.  IT IS THE 


RESPONSIBILITY OF OWNERS LEASING THEIR SUITES TO KEEP THEIR TENANTS 


FULLY INFORMED ON IMPORTANT MATTERS PERTAINING TO THE OPERATION 


OF ONE PARK LANE, I.E. BYLAWS, RULES, ETC.  


 


 


(4) UNFINISHED BUSINESS 


a) Lonsdale Energy Corporation/Hydronic Heating System 


Bill Sievewright advised Council that there is no new information to present regarding the 


contract between the Strata Corporation and Lonsdale Energy Corporation. 


 


b) Annual Fire Test Report 


The Annual Fire Test was completed by Voltech in late January. A report was received and 


reviewed outlining all deficiencies and a list of missed suites. The total cost to repair all 


deficiencies; including replacing non-functioning smoke alarms and doing a second round 


of testing is $3,840.05. The work will be approved and scheduled. Those units which were 


not tested during the initial round will be notified in advance of the second round of testing. 
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c) Garage Gates 


At the previous meeting, Council reviewed a quote from Overhead Door for upgrades to 


the operator on each door and for renewal of the annual maintenance contract. Council had 


requested additional quotes for both items and the Property Manager provided alternate 


quotes.  


 


The upgrade to the operator on each gate is optional and the operators are not causing any 


problems at this time. Council agreed that the upgrades are not necessary. 


 


Council reviewed the annual maintenance quotes and following discussion agreed to award 


the contract to Valmart Doors at an annual cost of $550.00 plus taxes. The Property 


Manager will advise Overhead Doors that the contract has been cancelled and that a new 


contractor has been authorized to complete maintenance on the gates. 


 


 (5) FINANCIAL REPORT  


a) Financial Statements  


The Strata Council discussed the January and February 2013 Financial Statements and  


 


After due deliberation, it was  


 


MOVED AND SECONDED (Kleinfeld/ Hazell) 


That the Financial Statements for the months of January and February 2013 be accepted as prepared by 


Stratawest Management Ltd.  


          CARRIED UNANIMOUSLY 
 


b) Accounts Receivable 


The Property Manager provided Council with a copy of the arrears report showing all 


Owners who owe money to the Strata Corporation whether for late payment of strata fees, 


move fees or bylaw violation fines. The Property Manager confirmed that letters are sent to 


the Owners each month reminding them of the balance owing. 


 


c) Draft Budget 


The Property Manager presented Council with a revised draft budget noting the projected 


year-end financial position of the Strata Corporation along with budget figures for the 


2013/2014 fiscal year. Council reviewed and discussed the budget in detail and requested 


that changes be made. A revised draft budget will be reviewed by Council prior to the 


finalization of the Annual General Meeting notice. 


 


d) Year-End Financial Review 


Council agreed not to complete a fiscal year-end financial review by an independent 


auditor. It is not Council’s intention to complete a year-end review each year. 


 


 (6) CORRESPONDENCE 


Owners are invited to write the Strata Council via the Property Management Company 


regarding the affairs of the Strata Corporation.  Please direct your letters to the Strata 


Council care of Stratawest Management Ltd., attention: Taryn Porritt, 


tporritt@stratawest.com.   


 


a) An Owner submitted a response to a Bylaw violation letter concerning renovations in their 


unit. Council reviewed the details of the complaint and the response provided by the Owner 


and agreed that a fine should be levied against the Owner for failure to abide by the 
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renovation Bylaws. The Property Manager will notify the Owner in writing that a fine has 


been applied against their account. 


 


b) A letter was received from an Owner requesting that Council reconsider the late strata fee 


fine applied against an Owners account. Council reviewed the request and instructed the 


Property Manager to advise the Owner of council’s decision. 


 


c) An Owner advised Council that the sealant of their window appears to be deteriorating. 


Council requested that this be added to the list of items to be inspected on the annual 


envelope review this spring. 


 
(7) COMMITTEE REPORTS 


a) Building/Security – Debra Kleinfeld/Noushi Rouhi 


i) Window Damage 


Council has been reviewing possible causes for the etching and damage of 


windows in two units. Council has reviewed quotes for window replacement and 


has had engineers and building professionals review the building to determine the 


cause of the etching/staining. A definitive answer has not been found. The Property 


Manager reviewed the files from the 2 year and 5 year Building Warranty Reviews 


and determined that the windows were reported at those times. Following 


discussion, Council approved a quote from Action Glass to replace the windows in 


the two units. The Property Manager will obtain a revised quote from Action Glass 


to ensure that there has been no material change in the price since the original 


quote was submitted in December 2012. 


 


ii) Elevator Doors & Security Cameras 


Council approved a quote from Shineguard Industries in the amount of $1,095.00 


per panel for repairs needed to the interior elevator panels which were damaged by 


vandals last spring.  


 


b) Landscape – Susan Hazell 


i)  Drainage 


The Property Manager will follow up with Modern Drainage to obtain their 


schedule for completing the investigative work around the front boxwoods to 


determine the reason for an ongoing issue with pooling water. 


 


ii) Tree Pruning 


The trees between the sidewalk and the building on both Chesterfield Avenue and 


West 1
st
 Street were recently pruned. 


 


iii) Landscape Maintenance 


Between meetings, Council approved a proposal from A. A. Best Pro Landscaping 


Services in the amount of $435.00 per month plus taxes. This is a considerable 


savings over the previous contractor. The contract can be cancelled with 30 days 


written notice. The Property Manager will review the quote from A. A. Best Pro 


prior to Council signing the contract. 


 


c) Social/Amenity Rooms – Misty Jackson 


 i) Hard Surface Flooring – Lounge/Exercise Room 


Samples of flooring will be reviewed by Council in the coming weeks and a 


decision will be made prior to the next Council Meeting.   
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d) Concierge Liaison – Misty Jackson 


i) Concierge Office Screen  
Ms. Jackson advised that the new screen has been ordered. 


 


e) Bylaws – Noushi Rouhi 


 i) Reconsideration of Proposed Bylaw 51.4 
Council reviewed wording options for proposed changes to Bylaws. All proposed 


changes will be presented to Owners in the notice package for the Annual General 


Meeting. 


 


f) Security Access Systems - Peter Hume/Debra Kleinfeld/Noushi Rouhi 


Quotes were reviewed for replacement of the existing voice access and security system. 


Following discussion, Council requested clarification regarding one of the quotes. The 


Security Committee will report prior to the Annual General Meeting. 


 


(8) NEW BUSINESS 


a) Depreciation Reports  


Council discussed the status/uptake of Depreciation Reports within the new regulations and 


agreed that completion of a Depreciation Report should be delayed for a year; however, the 


Owners must vote to defer the completion of the report. A resolution will be presented to 


the Owners at the May 2013 Annual General Meeting. 


 


b) Window Washing 


Council approved a quote from CleanTech Janitorial in the amount of $2,825.00 plus taxes 


to wash all inaccessible windows and the exterior of the balcony railing glass. Council 


requested that the Property Manager obtain a quote from CleanTech for the washing of all 


balcony surfaces and eyebrows. The window washing will be scheduled after the 


completion of the duct cleaning. 


 


c) Duct Cleaning  


Council approved a quote from Michael A Smith Duct Cleaning in the amount of $33.00 


per duct for interior and exterior cleaning. The work will be scheduled in May and Owners 


will be notified in advance. In-suite access is required.  


 


d) Bike Racks 


Cheques and order forms have been collected from Owners who wish to have a bike rack 


installed in the back of their parking stall. The order will shortly be submitted to the 


manufacturer.  


 


e) Parkade Inspection & Letters 


Many Owners still had items in their parking stalls despite recent inspections by the 


Concierge and repeated notes to remove items. This is a violation of the fire code and may 


result in fines from the fire inspector. On Council instruction, formal Bylaw violation 


letters were sent to Owners by the Management Company requesting that the stalls be 


cleared of all non-complying items. 


 


f) Parkade Cleaning 


Council approved a quote in the amount of $1,190.00 plus taxes from P3 Parkade and 


Warehouse Service (formerly SpectraTec Services) to power sweep the parkade. The work 


will be scheduled and all Residents will be advised in advance to remove their vehicles 


during the cleaning.  
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g) 3
rd


 Floor Patio Lights 


Council instructed the Property Manager to have the lights on the 3
rd


 floor patio repaired. 


 


h) Stratawest Management Contract Addendum 


Council received a contract addendum from Stratawest Management for a small increase in 


monthly management fees.  


 


(9) TERMINATION 


There being no further business the meeting concluded at 10:00 p.m. The next meeting will be the 


Annual General Meeting which will be held Thursday, May 30, 2013 


 


 


 


NOTE:   


IN CASE OF EMERGENCY, CONTACT:  


STRATAWEST MANAGEMENT LTD.  


604-904-9595, 24 HOURS. 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


              
STRATAWEST MANAGEMENT LTD. 


#202 – 224 West Esplanade, North Vancouver, B.C., V7M 1A4 (Tel: 604-904-9595/Fax: 604-904-2323) 


Administration: Taryn Porritt, tporritt@stratawest.com 


Accounting: Catherine Tocher, ctocher@stratawest.com 
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STRATA COUNCIL MEETING MINUTES 


STRATA PLAN BCS 1128 – ONE PARK LANE 


 


DATE HELD: Thursday, June 19, 2014 


LOCATION:   Lounge – One Park Lane 


 170 West 1
st
 Street, North Vancouver, B.C. 


CALL TO ORDER: 7:00 p.m. 


             


 


Council in Attendance: Mr. Bill Sievewright  #506  


 Ms. Debra Kleinfeld  #604  


Ms. Shirley Kepper  #212  


Ms. Monir Ghahreman  #301 


Ms. Norma Clark  #210 


Ms. Pascaline Denblyden #505 


 


Regrets: Ms. Linda Hamer  #706 


 


Guest in Attendance: Mr. Gary Charbonneau  #168 (left meeting at 6:35 p.m.) 


 


Also in Attendance:  Adam Lord, Property Manager, Stratawest Management Ltd.   


    


(1) CALL TO ORDER 


The Meeting was called to order at 6:05 p.m. 


 


(2) GUEST BUSINESS 


a) Gary Charbonneau - #168 


Gary Charbonneau was invited to attend the Strata Council Meeting further to discussion at 


the Annual General Meeting with respect to proposing resolutions for a “Types” bylaw and 


a bylaw cost allocation for the consideration of the Owners. The Strata Council advised 


Gary that their position has not changed and that they will not propose resolutions for a 


types bylaw and a bylaw for cost allocation at a General Meeting unless a written demand 


of persons holding at least 20% of the Strata Corporation’s votes is received.  


 


Brief discussion was heard in regards to the possibility of storage lockers being reassigned 


as they are common property. Gary was advised that townhouse Owners who wish to 


pursue a reassignment of storage lockers between strata lots for a more accessible location 


should post a notice requesting any Owner interested in switching lockers to contact them 


directly.  Please see Agenda Item (6)c) for further information. 


 


(3) ELECTION OF OFFICERS/APPOINTMENT OF COMMITTEE MEMBERS 


Strata Council elected the following Officers for 2014/2015 as follows: 


 


President   Bill Sievewright 


Vice President   Debra Kleinfeld 


Treasurer   Norma Clark 


Secretary   Pascaline Denblyden 


 


The Strata Council appointed the following Committee Members for 2014/2015: 


 


Building/Security  Debra Kleinfeld 


Social/Amenity Rooms  Monir Ghahreman 


Landscape   Shirley Kepper  


Bylaws    Pascaline Denblyden 


Concierge Liaison  Linda Hamer 
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(4) UPCOMING EVENTS 


 Monthly Generator Test – Last Thursday of each month 


 Carpet Cleaning – July 2014 


 Exterior Building Cleaning/Window Cleaning – July 2014. 


 Annual Fire Safety Inspection – March 2015 


 Dryer Duct Cleaning – May 2015 


 Parkade Scrubbing – May 2015 


 


(5) PREVIOUS MINUTES 


There being no errors or omissions, it was, 


 


MOVED AND SECONDED (Kepper/Kleinfeld) 


That the Minutes of the Strata Council Meeting held Thursday, April 24, 2014 be adopted as circulated. 


 


CARRIED UNANIMOUSLY  
 


(6) UNFINISHED BUSINESS 


a) Exterior Building Review/Maintenance 
Further to the previous minutes of April 24, 2014 under item (4) a), New City Contracting 


has been retained on a one year contract for a Building Envelope Maintenance Program at 


One Park Lane at a cost of $26,813.70 plus taxes, and a contract for building envelope 


repair work at a cost of $40,000.00 plus taxes has also been approved to perform repairs to 


building deficiencies noted in the 2012 Building Envelope Report prepared by West Coast 


Building Coatings.  It was reported that complete building washing including the cleaning 


of all balcony decks and terraces followed by window cleaning will be performed during 


the month of July.  A notice will be circulated to all residents in due course. 


 


b) Website 
Stratawest Management Ltd. provided the Strata Council with a proposal for instituting a 


website administered by Stratawest Management for One Park Lane.  Discussion on this 


proposal was deferred.  


 


c) Locker Reassignment 


Further to discussion with respect to locker reassignment under item (2), the Strata Council 


discussed the lease agreements in place between a subsidiary of Developer (West First 


Parking) and the Strata Corporation. The Property Manager has attempted to obtain 


information from the Developer in regards to the current storage lockers and/or parking 


stalls that remain in their possession without success.  The Strata Council directed the 


Property Manager to retain legal counsel to write to the Developer on behalf of the Strata 


Corporation demanding specifics with respect to the legality of the storage locker and 


parking stall lease agreements with respect to the control of the Strata Corporation 


concerning storage lockers and parking stalls noted as common property on filed Strata 


Plan. 


 


(7) FINANCIAL REPORT  


a) Financial Statements  


Members of the Strata Council reviewed the Financial Statements for the months of March 


and April 2014.  


 


Following discussion, it was, 
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MOVED AND SECONDED (Clark/Kepper) 


That the Financial Statements for the month of March 2014 be accepted as prepared by Stratawest 


Management Ltd.  


 


CARRIED UNANIMOUSLY  
It was then, 


 


MOVED AND SECONDED (Clark/Kleinfeld) 


That the Financial Statements for the month of April 2014 be accepted as prepared by Stratawest 


Management Ltd.  


CARRIED UNANIMOUSLY  
 


b) Accounts Receivable 


The Strata Corporation is pursuing unpaid move in fees and/or fines levied against two 


strata lots. 


 


(8) CORRESPONDENCE 


Owners are invited to write the Strata Council via the Property Management Company 


regarding the affairs of the Strata Corporation.  


 


a) The Strata Council reviewed correspondence from a tenant dated May 14, 2014 in response 


to a Bylaw violation notice they received from the Strata Corporation for the contravention 


of Bylaw 50.19 of the Strata Corporation Bylaws in regards to transporting their bicycle 


through common property.  Following much discussion, the Strata Council agreed that a 


fine in the amount of $200.00 levied against the strata lot for the violation of Bylaw 50.19 


as they tenant had received a warning prior to a second Bylaw violation notice being 


issued.  


 


b) The Strata Council reviewed correspondence from an Owner dated June 10, 2014 in 


regards to pigeons perching on top of the chimney just off their north facing deck and on 


the chimney of the unit below.  The Strata Council agreed to have New City Contracting 


install spikes on both of the noted chimneys during their building maintenance/repair work 


on the exterior of the building. 


 


c) The Strata Council reviewed correspondence from an Owner dated June 8, 2014 in regards 


to a moldy odour/smell inside and outside their unit at the north east corner close to a water 


faucet.  The Strata Council will direct the Owner to document their concerns/deficiency on 


a pre-existing deficiency form that will be circulated to all Owners by New City 


Contracting prior to their review of the Building Envelope.  


 


d) The Strata Council reviewed correspondence from an Owner dated Tuesday, May 13, 2014 


in regards to installing laminate flooring within their strata lot as opposed to hard wood 


flooring and their suggestion that further options be explored, such as pulling up the carpet 


within the Owner’s strata lot, testing some hardwood side by side with laminate in regards 


to sound transmission.  The Strata Council directed the Property Manager to advise the 


Owner that the Council will not explore any other options and that only hard wood flooring 


can be installed within a strata lot.  


 


e) The Strata Council reviewed correspondence from an Owner dated June 17, 2014 


requesting permission to proceed with renovations to their strata lot.  The Strata Council 


reviewed the detailed proposal and will approve the Owners request subject to clarification 


on a couple of items and several conditions.   
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f) The Strata Council reviewed a Bylaw violation letter issued to a strata lot for the violation 


of Bylaw 4.1(a)(c) and (e) for pouring bleach down from their limited common property 


balcony which landed on a third floor patio below on April 30, 2014.  As the Owner did not 


appeal or a request a hearing within the prescribed time frame, the Strata Council 


proceeded to consider the facts before them in rendering a decision and directed Stratawest 


Management Ltd. to proceed to levy the maximum fine of $200.00 against the strata lot for 


the violation of Bylaw 4.1. 


 


(9) COMMITTEE REPORTS 


a) Building/Security 


i) Security System Upgrade, Maintenance Options – Extended Warranty 


The Strata Council has received quotations from Tri-West Technologies Inc. for 


maintenance options for the new security system.  The Strata Council will review 


in more detail before making a decision. 


 


ii) Modulator Replacement  


The Strata Council has approved a proposal from Shaw Cable for the installation of 


a digital modulator at a cost of $1,300.00 plus taxes.  


 


iii) Ten Year Structural Warranty Review 


The Strata Corporation has received four quotations for a Ten Year Structural 


Warranty Review at One Park Lane.  Discussion on the quotations was deferred 


until the next regularly scheduled Strata Council Meeting. 


 


b) Landscape  


The Strata Council is very satisfied with the services being provided by Noble 


Landscaping. 


 


c) Social/Amenity Rooms  


No report was available at this time. 
 


d) Concierge Liaison  


i) Garage Gate #1 – Safety Cable Break 


It was reported that garage gate #1 had a safety cable break at 3:00 p.m. on June 4, 


2014.  Overhead Door was contacted on an emergency basis to perform the 


required repair.  


 


ii) Leaking Domestic Hot Water Pipe 


On June 17, 2014, Milani Plumbing repaired a leaking copper domestic hot water 


pipe in the underground parkade that was approximately 15 feet long and had 


several pin holes. 


 


e) Bylaws 


There was no report available at this time.  Council member Pascaline Denblyden will 


review the Strata Corporation bylaws in regards to flooring alteration. 


 


(10) NEW BUSINESS 


a) Sewer Backup at Strata Lot 


Emergency restoration services were retained to mitigate damage to a strata lot as a result 


of a sewer backup within a second floor strata lot on June 18, 2014.  The result of the 


backup was determined to be a blockage of the common property pipes downstream.  The 


total cost of the loss is expected to be approximately $13,050.00.  It was noted that the 
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Strata Corporation’s insurance deductible is $10,000.00.  Following much discussion in 


regards to the insurance claim process and responsibility, it was, 


 


MOVED AND SECONDED (Kleinfeld/Kepper) 


That an insurance claim not be filed through the Strata Corporation’s insurance policy subject to a 


$10,000.00 deductible and that the Strata Corporation pays the full amount of loss at an estimated cost of 


$13,240.00.  


CARRIED UNANIMOUSLY 


 


The Strata Council proceeded to discuss a quotation from Milani Plumbing Drainage and 


Heating for accessing ten suites on the second floor and one on the ground level to 


auger/inspect kitchen sink lines to ensure transitional lines are free of grease and debris. 


The Strata Council will contact Milani to discuss the recommendation and understand if it 


is a requirement to enter every suite.   


 


b) Copper Pipe Repair in Parkade 


Milani Plumbing Drainage and Heating replaced a 15 foot section of copper piping within 


the parkade that had pinhole leaks.  This matter is under investigation. 


 


(11) TERMINATION 


There being no further business the meeting concluded at 9:20 p.m. The next regularly scheduled 


Strata Council Meeting will be held Thursday, September 25, 2014.  
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DATE HELD: Thursday, April 30, 2015 


LOCATION:   Lounge – One Park Lane 


 170 West 1
st
 Street, North Vancouver, B.C. 


CALL TO ORDER: 6:30 p.m. 


             


 


Council in Attendance: Mr. Bill Sievewright  #506  President 


 Ms. Debra Kleinfeld  #604  Vice President/Building/Security 


Ms. Norma Clark  #210  Treasurer 


Ms. Monir Ghahreman  #301  Social/Amenity Rooms 


Ms. Linda Hamer  #706  Concierge Liaison 


Ms. Pascaline Denblyden #505  Secretary/Bylaws 


Ms. Shirley Kepper  #212  Landscape 


 


Also in Attendance:  Kevin O’Donnell, Curaflow of British Columbia Ltd.  (6:30 p.m. to 7:15 p.m.) 


    


Also in Attendance:   Adam Lord, Property Manager, Stratawest Management Ltd.   


    


(1) CALL TO ORDER 


The Meeting was called to order by the Strata Council President, Bill Sievewright at 6:35 p.m. 


 


(2) GUEST BUSINESS 


a) Kevin O’Donnell – Curaflow of British Columbia Ltd.  


Kevin O’Donnell of Curaflow attended the Strata Council Meeting to present a quotation 


for the restoring and upgrading of water delivery systems at One Park Lane. Following the 


presentation and questions of the Strata Council, Kevin was excused from the meeting.  


 


(3) UPCOMING EVENTS 


 Monthly Generator Test – Last Thursday of each month 


 Carpet Cleaning – June 2015. 


 Window Cleaning – Late May 2015. 


 Parkade Scrubbing – Late May 2015 


 Annual Fire Safety Inspection – March 2016 


 Dryer Duct Cleaning – March 2016 


 


(4) PREVIOUS MINUTES 


There being no errors or omissions, it was, 


 


MOVED AND SECONDED (Kleinfeld/Clark) 


That the Minutes of the Strata Council Meeting held Thursday, March 26, 2015 be adopted as circulated. 


 


CARRIED UNANIMOUSLY  
 


(5) UNFINISHED BUSINESS 


a) Townhouse 160 – Front Door Damage – Door Replacement Quote/Painting of 


Townhouse Doors/Frames 
Further to the previous minutes of March 26, 2015 under item (5) b), the City of North 


Vancouver stated in a letter to the Stata that they stand by their position that the City of 


North Vancouver is not liable for the damages sustained to the door at Townhouse 160; 


however, as a gesture of goodwill, the City offered to make an exgratia offer of $500.00 


towards the replacement of a new door. The Strata Council accepted the offer from the City 


of North Vancouver. The Strata Council will be having an alternate contractor review the 
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townhouse door and provide a quotation for repair and/or replacement. The contractor will 


also will review other townhouse doors that require maintenance.   


 


                 ACTION:  BILL SIEVEWRIGHT 


  


b) Water Management System – Hytec Water Management Ltd. 
Further to the previous minutes of March 26, 2015 under item (5) c), the Strata Council 


reviewed further quotes and information provided by Hytec. It was then,  


 


MOVED AND SECONDED (Kepper/Hamer) 


That the Strata Corporation contract Hytec Water Management to install a water corrosion control treatment 


system in One Park Lane with the cost of the management system to be funded by the Operating Budget, 


and that installation of the required backflow valve, injection manifold and related plumbing including the 


installation of Three (3) Hytec Smart Motors ($3,000.00 plus taxes per motor with an estimated BC hydro 


rebate of $2,000.00 per motor) to replace the existing standard circulation motors, a total cost not to exceed 


Twenty-Three Thousand, Eight Hundred & Fifty-Six Dollars ($23,856.00), to be funded from the 


Contingency Reserve Fund of the Strata Corporation be proposed by ¾ Vote Resolution to The Owners at 


the Annual General Meeting. 


 


CARRIED UNANIMOUSLY  
 


c) Gym Flooring 


The Strata Council discussed quotes received for the replacement of the gym flooring with 


a more suitable product.  Further discussion was tabled at this time.  


 


d) Pigeon Control Estimates  


Propec Professional Pest and Wildlife Management will proceed to perform pigeon control 


measures on the rooftop of One Park Lane.  


    


e) Water Damage Claims Below the Strata Corporation Insurance Deductible 


The Strata Council reviewed and discussed advice received from legal counsel for the 


Strata Corporation on the matter of the responsibility of a Strata Corporation to repair and 


maintain strata lots.  The Strata Council will not change the manner in which claims under 


the Strata Corporation deductible are handled at this time. 


 


 All Owners and Residents are reminded that the Strata Corporation’s insurance policy 


 does not provide for individual contents, betterments or improvements (i.e., clothing, 


 furniture, decorating, upgrading of flooring, etc.).  Owners and Residents must carry their 


 own “Tenant’s Package” insurance coverage.  Owners and Residents are encouraged to 


 contact your personal insurance company to ensure you have adequate coverage.  The 


 Strata Corporations current insurance deductible for water damage and sewer  backup 


 damage is $10,000.00. 


 


f) Organics Service 


The Strata Council will defer implementing an organics service program for One Park Lane 


at this time.  


     


(6) FINANCIAL REPORT  


a) Financial Statements  


The Strata Council Treasurer, Norma Clark, reviewed the Financial Statements for the 


months of February and March 2015.  It was then, 


 



http://www.oneparklane.net/





* Minutes can be viewed on the internet at www.oneparklane.net (username: oneparklane /  password:  bcs1128) 


 


BCS 1128 – MINUTES 


April 30, 2015 


Page 3, 


 


MOVED AND SECONDED (Clark/Kepper) 


That the Financial Statements for the months of February and March 2015 be accepted as prepared by 


Stratawest Management Ltd.  


 


CARRIED UNANIMOUSLY  
 


b) Accounts Receivable 


The Strata Corporation is pursuing unpaid move in fees and/or fines levied against strata 


lots.  


 


 


c) Consideration of Draft 2015/2016 Budgets 


Members of the Strata Council reviewed the projected year-end figures for the fiscal year 


April 1, 2014 to March 31, 2015 and the proposed Operating Budget and Contingency 


Reserve Fund Budget for the fiscal period April 1, 2015 to March 31, 2016.  


 


Members of the Strata Council then considered the proposed 2015/2016 Budgets. After 


discussion, it was, 


 


MOVED AND SECONDED (Clark/Kleinfeld) 


That the Budgets for the period April 1, 2015 to March 31, 2016 reflecting income and expenditures in the 


amount of $583,145.00 and a contribution to the Contingency Reserve Fund of $53,525.00 be approved for 


presentation to the Owners at the Annual General Meeting.   


 


CARRIED UNANIMOUSLY  
 


(7) CORRESPONDENCE 


Owners are invited to write the Strata Council via the Property Management Company 


regarding the affairs of the Strata Corporation.  


 


a) The Strata Council reviewed correspondence from an Owner dated April 2, 2015 


questioning the purpose of the $25.00 lounge rental fee.  Following much discussion, it 


was, 


 


MOVED AND SECONDED (Hamer/Ghahreman) 


That Rule #6 of the Strata Corporation be amended by removing the $25.00 fee for the use of the lounge.  


 


CARRIED 


6 IN FAVOUR 


1 OPPOSED 


 


b) The Strata Council reviewed correspondence from an Owner dated April 23, 2015 in 


response to a letter they received from the Strata Corporation concerning film installed on 


their limited common property balcony glass and a request that it be removed. The Owner 


is seeking permission of the Strata Council to keep the film as it is privacy film. Following 


discussion, the Strata Council directed the Property Manager to advise the Owner that they 


are not permitted to continue to have the film installed on their balcony glass and request 


that the owner suggest an alternate solution in adherence to the Bylaws of the Strata 


Corporation for the consideration of the Strata Council. The Owner will be advised that if 


the film is not removed within thirty days that the Strata Council will consider 


implementing fines for the violation of the Strata Corporation Bylaws.  
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(8) COMMITTEE REPORTS 


a) Building/Security 


i) Exterior Building Review/Maintenance/Deficiency Quotes 


The Strata Council reviewed three quotations for building envelope maintenance 


work at One Park Lane. Following discussion, it was, 


 


MOVED AND SECONDED (Kleinfeld/Denblyden) 


That XTR Building Services Ltd. be contracted to perform building enclosure maintenance to be phased 


over two years. 


 


CARRIED UNANIMOUSLY 


 


ii) Elevator Camera Installation Quote  


The Strata Council reviewed a quotation from Tri-West Technologies Inc. for the 


installation of elevator cameras at a cost of $4,580.00 plus taxes.  The Property 


Manager was requested to get a proposal from Richmond Elevator for their 


time/cost to assist with the installation. 


 


              ACTION:  STRATAWEST  


iii) Garage Door Operator Quote 


The Strata Council reviewed a quotation from Overhead Door Company of Canada 


for the installation of a GDI Operator on the first garage gate at a cost of $4,500.00 


plus taxes. Further discussion was tabled at this time. 


 


iv) Voltech Fire Deficiency Quote 


The Strata Council reviewed a quotation from Voltech Fire Protection for the 


correction of deficiencies noted at the recent annual fire and safety inspection. The 


Strata Council has approved required actions subject to clarification on two items.  


 


              ACTION:  STRATAWEST 


b) Landscape  


Shirley Kepper reported that the west side has been completed; two patches of grass have 


been re-seeded; and chips installed on playground. It was noted that the Strata needs to 


protect flowers at the back of the property when machinery is being used by contractors. It 


was noted that the second level behind townhouses will be weeded by Noble Landscaping. 


The main entrance potted plants will be planted prior to mother’s day.  


 


c) Social/Amenity Rooms  


i) Alternate Use of Theatre Room 


   The Strata Council reviewed quotes received for the upgrade of electronics in the 


   theatre room. The Strata Council then proceeded to discuss a quote received from 


   Sarah Marie Interior Designs for the lobby, lounge, gym and theatre.   


 


Following discussion, it was,  


 


MOVED AND SECONDED (Kepper/Ghahreman) 


That Sarah Marie Interior Designs be retained at a cost of $2,250.00 to provide a plan for the lobby, lounge, 


gym and theatre.   


 


CARRIED UNANIMOUSLY 
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d) Concierge Liaison 


The Strata Council reviewed and accepted a Concierge Liaison report.  


 


e) Bylaws 


i) Bylaw Amendment Consideration 


The Strata Council reviewed proposed Bylaw amendments to be included in the 


Notice of the Annual General Meeting.  


 


(9) NEW BUSINESS 


a) Annual General Meeting – Thursday, May 21, 2015 


The Annual General Meeting of the Owners, Strata Plan BCS 1128 will be held Thursday, 


May 21, 2015 commencing at 7:00 p.m. in the lounge at One Park Lane. Registration will 


commence at 6:15 p.m. 


 


(10) TERMINATION 


There being no further business the meeting concluded at 10:45 p.m.  The next meeting will be the 


Annual General Meeting on May 21, 2015. 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 
                                                     


STRATAWEST MANAGEMENT LTD. 


#202 – 224 West Esplanade, North Vancouver, B.C., V7M 1A4 (Tel: 604-904-9595/Fax: 604-904-2323) 


Administration: Taryn Porritt, tporritt@stratawest.com 


Accounting: Catherine Tocher, ctocher@stratawest.com 
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November 15, 2014


The Owners, Strata Plan BCS 1128
c/o Stratawest Management Ltd.
224 W Esplanade
North Vancouver, BC  V7M 3G7


Attention: Mr. Adam Lord Email: ALord@stratawest.com


Dear Mr. Lord,


Re: One Park Lane, 170 West 1st St., North Vancouver
10 Year Warranty Review Sense Project No. 14A018A


Sense Engineering was retained by the One Park Lane Strata Corporation to complete a 10 Year
Common Property Warranty review, as per our proposal dated June 2, 2014.


As per the BC Homeowners Protection Act, the 10 year warranty is to cover structural defects, including:


○ any defect in materials and labour that results in the failure of a load bearing part of the new home, and
○ any defect which causes structural damage that materially and adversely affects the use of the new


home for residential occupancy.


Based on discussions with Mr. Adam Lord (Property Manager) and James Kumar (Building Concierge),
who indicated no known structural concerns at the property, and our review of the property on November
14, 2014, which included access to roof areas, suites 605, 1006, 1105, 1209 and PH3, balconies and
terraces at accessed suites, stairwells, common and service areas, and the underground
parking/basement areas, this letter serves to confirm that we found no apparent building deficiencies that
would justify a claim against the 10 Year Common Property Warranty. Unless new or additional
information becomes available, we will not be preparing, or suggest submitting, a claim against the
warranty.


The attached limitations apply to our review and this letter.


We trust this letter meets the immediate needs of the Strata Corporation. Should you have any
questions, please feel free to contact us.


Yours Truly,


Ted Denniston, AScT, LEED AP Brennan Vollering, M.A.Sc., P.Eng, LEED AP
Principal (778) 869-3035 Principal (604) 365-3664
Sense Engineering Ltd. Sense Engineering Ltd.


File Name: 14r018a letter report - wr 10yr no issues
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ONE PARK LANE, 170 WEST 1ST ST., NORTH VANCOUVER
10 YEAR WARRANTY REVIEW LETTER


2


LIMITATIONS


No party other than the Client (The Owners, Strata Plan BCS 1128) shall rely on the Consultant’s work
without the express written consent of the Consultant (Sense Engineering Ltd.). The scope of work and
related responsibilities are defined in the Consultant's proposal and Conditions of Assignment. Any use
which a third party makes of this work, or any reliance on or decisions to be made based on it, are the
responsibility of such third parties. Decisions made or actions taken as a result of our work shall be the
responsibility of the parties directly involved in the decisions or actions. Any third party user of this report
specifically denies any right to any claims, whether in contract, tort and/or any other cause of action in
law, against the Consultant (including Sub-Consultants, their officers, agents and employees).


The work reflects the Consultant’s best judgement in light of the information reviewed by them at the
time of preparation. Unless otherwise agreed in writing by the Consultant, it shall not be used to express
or imply warranty as to the fitness of the property for a particular purpose. This is not a certification of
compliance with past or present regulations. No portion of this report may be used as a separate entity; it
is written to be read in its entirety.


This work does not wholly eliminate uncertainty regarding the potential for existing or future costs,
hazards or losses in connection with a property. No physical or destructive testing and no design
calculations have been performed unless specifically recorded. Conditions existing, but not recorded,
were not apparent given the level of study undertaken. Only conditions actually seen during examination
of representative samples can be said to have been appraised and comments on the balance of the
conditions are assumptions based upon extrapolation. We can perform further investigation(s) on items
of concern, if so required.


Only the specific information identified has been reviewed. The Consultant is not obligated to identify
mistakes or insufficiencies in the information obtained from the various sources or to verify the accuracy
of the information.


The Consultant was not to investigate or provide advice, and is not investigating or providing advice,
about pollutants, contaminants or hazardous materials.


The Client and other users of this report expressly deny any right to any claim, including personal injury
claims, which may arise out of pollutants, contaminants or hazardous materials, including but not limited
to asbestos, mould, mildew or other fungus.


As per our conditions of assignment pertaining to this project: The liability of Sense Engineering is limited
to the Client in Contract and Tort to the amount available through Sense Engineering's professional
liability insurance coverage. The Client expressly agrees that the individuals engaged by the Consultant
shall have no personal liability to the Client in respect of a claim, whether in contract, tort and/or any
other cause of action in law. The Client expressly agrees that it will bring no proceedings and take no
action in any court of law against any of the individuals in their personal capacity.
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STRATA COUNCIL MEETING MINUTES 


STRATA PLAN BCS 1128 – ONE PARK LANE 


 


DATE HELD: Thursday, November 14, 2013 


LOCATION:   Lounge – One Park Lane 


 170 West 1
st
 Street, North Vancouver, B.C. 


CALL TO ORDER: 7:00 p.m. 


             


 


Council in Attendance: Ms. Misty Jackson #906  President (Left Meeting at 7:40 p.m.) 


 Mr. Peter Hume  #112  Vice President/Building/Security 


Mr. Bill Sievewright #506  Treasurer/Secretary 


 Ms. Debra Kleinfeld #604  Building/Security  


Ms. Noushi Rouhi #908  Building/Security/Bylaws 


Ms. Shirley Kepper #212  Social/Amenity Room/Concierge Liaison 


Ms. Susan Hazell #315  Landscape 


 


Guest in Attendance:  Nick Atchison, Tri-West Technologies Inc. (Left Meeting at 7:50 p.m.) 


 


Also in Attendance:  Adam Lord, Property Manager, Stratawest Management Ltd.   


    


(1) CALL TO ORDER 


The Meeting was called to order by the Strata Council President, Misty Jackson, at 7:05 p.m. 


 


(2) GUEST BUSINESS 


Nick Atchison of Tri-West Technologies Inc. attended the meeting to update the Strata Council on 


the timing of the installation of the new security system. It was reported that work is tentatively 


scheduled for December 9, 2013 and is expected to be completed 5 – 7 days thereafter.  It may be 


necessary to retain security services for two nights when the transfer from the existing system to 


the new system undertaken as some access points to the building may be left unsecured.  


 


(3) RESIGNATION OF COUNCIL MEMBER/APPOINTMENT OF COUNCIL PRESIDENT 


The Strata Council President, Misty Jackson has tendered her resignation as a member of the Strata 


Council as she has recently sold her strata lot and will be moving from the property.  The Council 


appointed Peter Hume as the new Strata Council President and Bill Sievewright as Vice President.  


 


(4) UPCOMING EVENTS 


 Monthly Generator Test – Last Thursday of each month 


 Carpet Cleaning – January 2014 


 Annual Fire Safety Inspection – January 2014 


 Dryer Duct Cleaning – May 2014 


 Parkade Scrubbing – May 2014 


 Window Cleaning – June 2014 


 


(5) PREVIOUS MINUTES 


There being no errors or omissions, it was, 


 


MOVED AND SECONDED (Sievewright/Kepper) 


That the Minutes of the Strata Council Meetings held July 10, 2013 and September 19, 2013 be adopted as 


circulated. 


 


CARRIED UNANIMOUSLY  
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(6) UNFINISHED BUSINESS 


a) Parkade Repairs 
Further to the previous minutes of Thursday, September 19, 2013 under item (6) a), the 


Strata Council reviewed a third quotation for parkade leak repairs by polyurethane 


injection.  The quotes received did not quantify the lineal feet and provide fixed costs, but 


rather stated the costs per lineal foot depending on quantity. The Strata Council directed the 


Property Manager to contact Applied Coatings and Restoration Inc. with a request to 


quantify locations/quantity that require repairs on a priority basis starting at the D1 Parkade 


Level on the north side in order to obtain fixed pricing.  Upon receipt of a fixed price 


quotation the Strata Council will approve work based on a budget of $5,000.00.  


 


b) Exterior Building Review 
The Strata Council reviewed three quotations for maintenance initiatives to the east 


elevation. The Strata Council then discussed in detail the 2012 Exterior Building Envelope 


Review Report prepared by West Coast Building Coatings and how to best deal with 


building maintenance initiatives on an ongoing basis.  The Property Manager will review 


the previous years Building Envelope Reports and have a contractor review the noted 


deficiencies that have not been attended too and provide a fixed price quotation for repairs 


and a recommendation for a building maintenance plan on a yearly basis.  


 


c) Pigeon Spikes – North End East Elevation 


The Strata Council reviewed a quotation from JDP Construction Ltd. for the supply and 


installation of pigeon spikes on one stack of fireplace vents located at the north end of the 


east elevation at a price of $1,800.00 plus GST.  Following discussion, it was, 


 


MOVED AND SECONDED (Hazell/Sievewright) 


That JDP Construction Ltd. be retained to install pigeon spikes on one stack of the fireplace vents located at 


the north end of the east elevation at a cost of $1,800.00 plus GST. 


 


CARRIED UNANIMOUSLY 


 


d) East Side Irrigation Quote 


Further to the previous minutes of September 19, 2013 under item (10) a), Strata Council 


member Noushi Rouhi met with a representative of Parklawn Sprinklers Ltd. to further 


review their recommendation to move the main irrigation line and zone line that waters the 


east side of the property close to the wall behind the hedge in front of the townhouses, as 


well as to move the zone line that waters the hedge in front of the townhouses close to the 


wall and to secure the shrub-spray stand pipes to the wall to keep them upright (not falling 


over) at a cost of $1,860.00 plus GST.  The Strata Council is satisfied that the work is 


required and therefore, it was, 


 


MOVED AND SECONDED (Rouhi/Hazell) 


That the quotation from Parklawn Sprinklers Ltd. to move irrigation lines as noted above at a cost of 


$1,860.00 plus GST be approved. 


 


CARRIED UNANIMOUSLY 


 


(7) FINANCIAL REPORT  


a) Financial Statements  


The Strata Council Treasurer, Bill Sievewright reviewed the August and September 2013 


Financial Statements.  
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After consideration, it was,  


 


MOVED AND SECONDED (Sievewright/Hazell) 


That the Financial Statements for the month of August 2013 be accepted as prepared by Stratawest 


Management Ltd.  


     


      CARRIED UNANIMOUSLY 


 


It was then, 


 


MOVED AND SECONDED (Sievewright/Rouhi) 


That the Financial Statements for the month of September 2013 be accepted as prepared by Stratawest 


Management Ltd. 


 


CARRIED UNANIMOUSLY 


 


b) Accounts Receivable 


The Property Manager provided Council with a copy of the arrears report showing all 


Owners who owe money to the Strata Corporation whether for late payment of strata fees, 


move fees or Bylaw violation fines. The Property Manager was directed to send demand 


letters to strata lots that remain in arrears over 90 days. 


 


(8) CORRESPONDENCE 


Owners are invited to write the Strata Council via the Property Management Company 


regarding the affairs of the Strata Corporation.  


 


a) The Strata Council reviewed correspondence from an Owner of a strata lot dated October 


17, 2013 requesting permission to paint their strata lots limited common property balcony 


floor at their cost.  Prior to making a decision, a Strata Council Member will contact the 


Owner to view their balcony to confirm whether there is currently a traffic coating applied.  


 


b) The Strata Council reviewed correspondence from an Owner dated October 22, 2013 


requesting that a tree on a third floor balcony/patio near to the North West corner be 


trimmed back.  The Strata Council will investigate to determine which balcony the tree is 


located on and speak to the resident.  The Owner also asked about their strata lots windows 


being badly etched and why they haven’t been replaced to date.  The Strata Council 


directed the Property Manager to coordinate with Accurate Glass to replace the windows, 


for which a quote was previously obtained for the replacement of the windows under 


special circumstances as the deficiency was reported during the warranty period.  Finally, 


the Owner requested that the Strata Corporation consider purchasing 45 lbs. dumbbells for 


the dumbbell rack in the gym.  The Owner will be advised that the Council will not 


consider purchasing dumbbells at this time but that they are welcome to add to the 


collection.  


 


c) The Strata Council reviewed correspondence from Lonsdale Energy Corp. dated October 


16, 2013 in response to the Strata Corporations letter of October 7, 2013 regarding 


Lonsdale Energy Corp.’s application to increase its capacity charge by 5% effective 


October 1, 2013 and 5% effective July 1, 2014. Lonsdale Energy Corp. advised that the 


Council made final adoption of City of North Vancouver bylaw no. 8321 on October 7, 


2013 of which a copy of the Bylaw was attached for reference. No further action will be 


taken at this time.  
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(9) COMMITTEE REPORTS 


a) Building/Security 


i) Security System Upgrade 


The Strata Council reviewed quotations from Telus and Shaw for the installation of 


a phone line and an Internet connection for the new security system to be installed. 


The Property Manager was directed to contact Shaw in regards to a cost savings for 


bundle package for phone and internet services as the building is already wired for 


Shaw cable/internet and to also request that the one-time installation fee be waived.  


 


ii) Compressor for Dry Sprinkler System 


The Property Manager was requested to contact Voltech Fire Protection Systems 


Ltd. to obtain a report concerning the buildings compressor that pressurizes the dry 


sprinkler system and its connectors in order to confirm that the current compressor 


and its connectors are adequate for the system. 


 


b) Landscape  


i) Front Pots 


The buildings front pots will be replanted.  


 


c) Social/Amenity Rooms  


 i) Flooring – Lounge/Exercise Room 


The Strata Council has received new flooring samples and is in the process of 


reviewing the samples of options for flooring replacement in the lounge and 


exercise room.  


 


d) Concierge Liaison  


i) Concierge Report  
It was reported that the trim around the Concierge office screen has yet to be 


installed and painted.  An alternate contractor will be retained to perform this 


work.  Reported concerns regarding the cleanliness of the common bathroom have 


been addressed.  


 


e) Bylaws 


The Strata Council will be looking into amending the rules for the Theatre Room to match 


the rules for the Lounge (first paragraph).  The Strata Council will review the rules and 


consider amendments as appropriate. 


 


(10) NEW BUSINESS 


a) Visitor Parking Passes 


The Strata Council will be updating the visitor parking passes, printing, laminating and 


issuing one pass per strata lot.  


 


b) Carpet on Second Floor Between Elevator and Garbage Room 


The Strata Council discussed the condition of the carpet on the second floor between the 


elevator and garbage room.   The majority of the Strata Council was against replacing the 


carpet in the area with tile or another product and felt that the hallway itself should be 


consistent.  The initiative will be revisited at a later date.  


 


c) Christmas Party 


The Strata Corporation’s annual Christmas party will be held December 17, 2013 in the 


Lounge.  The Strata Council will post a reminder notice in the building. 
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d) Theatre 


The Strata Council will look into obtaining costs for the purchase of a projector/screen to 


replace the existing TV in the Theatre Room.  


 


e) Distribution of Fobs 


The Strata Council discussed the number of transmitters/fobs to be issued to each strata lot 


when the new security system is in place.  Following much discussion, it was, 


 


MOVED AND SECONDED (Sievewright/Rouhi) 


That the Strata Corporation replace the number of electronic devices on record for each strata lot and that 


any further device must be purchased by the Owner. 


 


4 IN FAVOUR 


2 OPPOSED 


 


(11) TERMINATION 


There being no further business the meeting concluded at 10:11 p.m. The next Strata Council 


Meeting will be held Thursday, January 16, 2014 in the One Park Lane Lounge commencing at 


7:00 p.m. 


 


 


 


NOTE:   


IN CASE OF EMERGENCY, CONTACT:  


STRATAWEST MANAGEMENT LTD.  


604-904-9595, 24 HOURS. 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


              
STRATAWEST MANAGEMENT LTD. 


#202 – 224 West Esplanade, North Vancouver, B.C., V7M 1A4 (Tel: 604-904-9595/Fax: 604-904-2323) 


Administration: Taryn Porritt, tporritt@stratawest.com 


Accounting: Catherine Tocher, ctocher@stratawest.com 
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STRATA COUNCIL MEETING MINUTES 


STRATA PLAN BCS 1128 – ONE PARK LANE 


 


DATE HELD: Wednesday, February 6, 2013 


LOCATION:   Lounge – One Park Lane 


 170 West 1
st
 Street, North Vancouver, B.C. 


CALL TO ORDER: 7:00 p.m. 


             


 


Council in Attendance: Mr. Bill Sievewright #506 President /Treasurer   


Mr. Peter Hume  #112 Vice-President 


   Ms. Debra Kleinfeld #604 Building/Security 


   Ms. Misty Jackson #906 Social/Amenity Room/Concierge Liaison 


   Ms. Noushi Rouhi #908 Building/Security & Bylaws 


 


Regrets:   Ms. Susan Hazell #315  Landscape  


 


Also in Attendance:     Ms. Muryn Jordan, Property Manager, Stratawest Management Ltd.   


    


 


(1) CALL TO ORDER 


The Meeting was called to order at 7:00 p.m. 


 


(2) COUNCIL BUSINESS 


Council reviewed a letter from an Owner expressing their interest of being on Council. Following 


discussion, Council requested that the Property Manager forward a letter to the Owner thanking 


them for their interest but advising them that at this time of year they don’t see the benefit of 


adding a Council Member and bringing them up to date on all current building issues etc. The 


Strata Corporation’s fiscal year ends in April and the Annual General Meeting is typically 


scheduled for mid-May. Council was looking for a replacement Council Member in the summer 


and fall but as there is only one more regular Council Meeting before the Annual General Meeting, 


Council doesn’t feel that a new member is required.  


 


(3) UPCOMING EVENTS 


 Monthly Generator Test – Last Thursday of each month 


 Annual Fire Safety Inspection – January 2013 


 Dryer Duct Cleaning – May 2013 


 Parkade Scrubbing – May 2013 


 Window Cleaning – June 2013 


 


(4) PREVIOUS MINUTES 


There being no errors or omissions, it was  


 


MOVED AND SECONDED (Jackson/Kleinfeld) 


That the Minutes of the Strata Council Meeting held December 13, 2012 be adopted as posted on the Strata 


Corporation website.  


   CARRIED UNANIMOUSLY 


 


NOTE:  OWNERS ARE REQUESTED TO ENSURE THAT THEIR TENANTS RECEIVE 


A COPY OF ALL MINUTES OF THE STRATA CORPORATION.  IT IS THE 


RESPONSIBILITY OF OWNERS LEASING THEIR SUITES TO KEEP THEIR TENANTS 


FULLY INFORMED ON IMPORTANT MATTERS PERTAINING TO THE OPERATION 


OF ONE PARK LANE, I.E. BYLAWS, RULES, ETC.  
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(5) UNFINISHED BUSINESS 


a) Lonsdale Energy Corporation/Hydronic Heating System 


Bill Sievewright advised Council that there is no new information to present regarding the 


contract between the Strata Corporation and Lonsdale Energy Corporation. 


 


Council reviewed recent complaints from two penthouse Residents regarding a lack of heat 


in their units. Milani has reviewed both units and has replaced zone valves as needed. The 


issue stems from the contract with L.E.C. and the temperature of the water as it enters the 


building. In all units in the building there are no hot water baseboard heaters in the main 


living areas, just in the bedrooms. The gas fireplace is part of the heating system for all 


units and should be used to heat the main living areas. The penthouse units have a higher 


than normal level of heat loss due to higher ceilings and taller windows. The heating 


system is functioning as it was designed and as far as Council is aware there is nothing that 


needs to be repaired. 


 


b) Generator Service 


Council requested that the Property Manager follow up with Simson Maxwell to determine 


why, despite a written request, the Property Manager wasn’t notified in advance of the date 


of the testing. 


 


c) Replacement of Washing Machine Hoses 


A notice was circulated to Owners in November 2012 advising that over time the hoses on 


the in-suite washing machines get brittle and crack. Replacement of the hose is an Owner’s 


responsibility. Any resulting damage from a water leak is also an Owner’s responsibility. 


Owners are urged to hire a plumber to complete the replacement of the hoses. 


 


Milani Plumbing has agreed to offer a bulk rate for any Owner who would like to replace 


their washing machine hose. The cost per hose will depend on the number of Owners who 


sign up for the service. Any Owners interested in partaking of the bulk replacement rate 


(approximately $150.00) please contact Taryn Porritt at Stratawest Management Ltd. Taryn 


can be reached at tporritt@stratawest.com  


 


d) Duct Repair on Roof 


Council reviewed a quote from Design Roofing for various small repairs on the roof 


including the repair required to a rusted duct. Following discussion, it was  


 


MOVED AND SECONDED (Jackson/Kleinfeld) 


That the quote from Design Roofing in the amount of $1,385.00 plus HST be approved. 


 


   CARRIED UNANIMOUSLY 


 


e) Annual Fire Test 


The Annual Fire Test was completed by Voltech in late January. A report has not yet been 


received. 


 


 (6) FINANCIAL REPORT  


a) Financial Statements  


The Strata Council discussed the November and December 2012 Financial Statements and  


 


After due deliberation, it was  
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MOVED AND SECONDED (Rouhi/Hume) 


That the Financial Statements for the months of November and December 2012 be accepted as prepared by 


Stratawest Management Ltd.  


          CARRIED UNANIMOUSLY 
 


b) Accounts Receivable 


The Property Manager provided Council with a copy of the arrears report showing all 


owners who owe money to the Strata Corporation whether for late payment of strata fees, 


move fees or bylaw violation fines. The Property Manager confirmed that letters are sent to 


the Owners each month reminding them of the balance owing. 


 


c) Draft Budget 


The Property Manager presented Council with a preliminary draft budget noting the 


projected year-end financial position of the Strata Corporation along with budget figures 


for the 2013/2014 fiscal year. Council reviewed and discussed the budget. A revised draft 


budget will be reviewed at the next Council Meeting in preparation for presentation to the 


Owners at the Annual General Meeting. 


 


 (8) CORRESPONDENCE 


Owners are invited to write the Strata Council via the Property Management Company 


regarding the affairs of the Strata Corporation.  Please direct your letters to the Strata 


Council care of Stratawest Management Ltd., attention: Taryn Porritt, 


tporritt@stratawest.com.   


 
(9) COMMITTEE REPORTS 


a) Building/Security – Debra Kleinfeld/Noushi Rouhi 


i) Window Damage 


Council has been reviewing possible causes for the etching and damage of 


windows in two units. Council has reviewed quotes for window replacement and 


has had engineers and building professionals review the building to determine the 


cause of the etching/staining. A definitive answer has not been found. Council 


requested that the Property Manager review the files from the 2 year and 5 year 


building warranty reviews to determine if the windows were reported at those 


times. Council agreed to review available information between meetings and make 


a decision regarding the replacement of the windows. 


 


ii) Elevator Doors & Security Cameras 


Council agreed not to install any cameras in the elevators as doing so would 


involve the BC Safety Authority and Richmond Elevator which would lead to 


significantly increased costs. Council instructed the Property Manager to obtain 


quotes for the repairs to the interior metal panels. 


 


iii) Parkade Traffic Coating 


Council agreed that the traffic deck coating is functioning properly and at this time 


there is no need to contemplate repair or re-coating. 


 


b) Landscape – Susan Hazell 


i)  Drainage 


The Property Manager will follow up with Modern Drainage to obtain their 


schedule for completing the investigative work around the front boxwoods to 


determine the reason for the pooling water. 


 



mailto:tporritt@stratawest.com





* Minutes can be viewed on the internet at www.oneparklane.net (username: oneparklane /  password:  bcs1128) 


 


BCS 1128 – MINUTES 


February 6, 2013 


Page 4, 


 


 


ii) Tree Pruning/Removal 


Council deferred discussion of this item until the next meeting. 


 


c) Social/Amenity Rooms – Misty Jackson 


 i) Hard Surface Flooring – Lounge/Exercise Room 


A decision was made to install carpet in the lounge and a gym quality floor in the 


exercise room. Samples of each will be brought to the next meeting.  


 


d) Concierge Liaison – Misty Jackson 


i) Concierge Office Screen  
Ms. Jackson presented options for replacement of the screen at the concierge desk. 


Council will make a decision between meetings. 


 


e) Bylaws – Noushi Rouhi 


 i) Reconsideration of Proposed Bylaw 51.4 
Council reviewed wording options for proposed changes to Bylaw 51.4. Additional 


review will occur at the next meeting.  


 


f) Security Access Systems - Peter Hume/Debra Kleinfeld/Noushi Rouhi 


Additional quotations continue to be sought for the possible upgrading of the security 


access systems.  


 


(10) NEW BUSINESS 


a) Insurance Renewal 


The insurance policy for the Strata Corporation was renewed with BFL Insurance on 


January 31, 2013.  


 


b) Garate Gates 


Council reviewed and approved a quote from Overhead Door in the amount of $825.00 


plus HST for replacement of broken springs on the garage gates. 


 


An additional quote was submitted by Overhead Door for upgrades to the operator. Council 


requested additional quotes. 


 


(11) TERMINATION 


There being no further business the meeting concluded at 9:00 p.m. The next meeting will be held 


on Thursday, April 18, 2013 at 7:00 p.m. in the One Park Lane Lounge. 


 


 


 


NOTE:   


IN CASE OF EMERGENCY, CONTACT:  


STRATAWEST MANAGEMENT LTD.  


604-904-9595, 24 HOURS. 


 


 


              
STRATAWEST MANAGEMENT LTD. 


#202 – 224 West Esplanade, North Vancouver, B.C., V7M 1A4 (Tel: 604-904-9595/Fax: 604-904-2323) 


Administration: Taryn Porritt, tporritt@stratawest.com 


Accounting: Catherine Tocher, ctocher@stratawest.com 
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STRATA PLAN BCS 1128 – ONE PARK LANE 


 


DATE HELD: Thursday, April 24, 2014 


LOCATION:   Lounge – One Park Lane 


 170 West 1
st
 Street, North Vancouver, B.C. 


CALL TO ORDER: 7:00 p.m. 


             


 


Council in Attendance: Mr. Bill Sievewright #506 President/Secretary (left meeting at 8:22 p.m.) 


 Ms. Debra Kleinfeld #604 Vice President/Building/Security 


Ms. Shirley Kepper #212 Treasurer/Social/Amenity Room/Concierge Liaison 


Ms. Noushi Rouhi #908 Building/Security/Bylaws 


Ms. Susan Hazell #315 Landscape 


 


Also in Attendance:  Adam Lord, Property Manager, Stratawest Management Ltd.   


    


(1) CALL TO ORDER 


The Meeting was called to order by the Strata Council President, Bill Sievewright, at 7:00 p.m. 


 


(2) UPCOMING EVENTS 


 Monthly Generator Test – Last Thursday of each month 


 Carpet Cleaning – April 2014 


 Annual Fire Safety Inspection – March 2015 


 Dryer Duct Cleaning – May 2014 


 Parkade Scrubbing – May 2014 


 Window Cleaning – June 2014 


 


(3) PREVIOUS MINUTES 


There being no errors or omissions, it was, 


 


MOVED AND SECONDED (Kleinfeld/Hazell) 


That the Minutes of the Strata Council Meeting held Thursday, March 20, 2014 be adopted as circulated. 


 


CARRIED UNANIMOUSLY  
 


(4) UNFINISHED BUSINESS 


a) Exterior Building Deficiency Repair/Maintenance 
Further to the previous minutes of March 20, 2014 under item (5) b), members of the Strata 


Council met with New City Contracting on April 8, 2014 to review their proposal to repair 


the deficiencies noted in the 2012 Building Envelope Report prepared by West Coast 


Building Coatings and their proposal for a Building Envelope Maintenance Program for 


One Park Lane that incorporates all maintenance initiatives such as gutter cleaning, 


building envelope cleaning, balcony cleaning, window cleaning, dryer vent cleaning, 


parkade cleaning and storm drain cleaning; with a written report on an annual basis. The 


Strata Council received and reviewed updated proposals from New City Contracting. The 


quote for repair to the deficiencies noted in the 2012 Building Envelope Review Report is 


$42,000.00 inclusive of taxes. The quote for a Building Envelope Maintenance Program for 


One Park Lane was proposed at a discount rate if the Strata Corporation entered into a three 


year contract.  


 


It was then, 
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MOVED AND SECONDED (Kleinfeld/Kepper) 


The Strata Council directed the Property Manager to request that New City Contracting agree to a one year 


contract for a Building Envelope Maintenance Program at One Park Lane at a cost of $26,813.70 plus 


taxes, and if so,  the Strata Council will approve the Building Envelope Repair quote for $40,000.00 plus 


taxes, otherwise the Strata Council will not approve either proposal and will retain an alternate contractor 


that provided a quote at a similar price for repairs to the noted Building Envelope Deficiencies.  


 


CARRIED UNANIMOUSLY  
 


b) Website 
Stratawest Management Ltd. provided the Strata Council with a proposal for instituting a 


website administered by Stratawest Management for One Park Lane. Discussion on this 


proposal was deferred.  


 


c) Rental Bylaw 


Following discussion, it was, 


 


MOVED AND SECONDED (Kepper/Rouhi) 


That a rental restriction bylaw be proposed to the Owners at the Annual General Meeting of the Strata 


Corporation similar to the resolution proposed at the 2013 Annual General Meeting. 


 


CARRIED UNANIMOUSLY  
 


d) K.U.A. Contract Renewal 


The Strata Council received a proposed contract agreement for janitorial and concierge 


services from K.U.A. Cleaning Services Ltd. for the period April 1, 2014 to March 31, 


2016 at a cost of $6,180.00 per month which represents a 3% increase. Following 


discussion, it was, 


 


MOVED AND SECONDED (Kepper/Rouhi) 


That the contract proposal from K.U.A. Cleaning Services Ltd. for the period April 1, 2014 to March 31, 


2016 at a cost of $6,180.00 per month be approved. 


 


CARRIED UNANIMOUSLY  
 


(5) FINANCIAL REPORT  


a) Financial Statements  


The Strata Council Treasurer, Shirley Kepper, reviewed with Members of the Strata 


Council the Financial Statements for the month of February 2014.  


 


Following discussion, it was, 


 


MOVED AND SECONDED (Kleinfeld/Hazell) 


That the Financial Statements for the month of February 2014 be accepted as prepared by Stratawest 


Management Ltd.  


 


CARRIED UNANIMOUSLY  
 


b) Accounts Receivable 


The Strata Corporation is pursuing unpaid move in fees and or fines levied against two 


strata lots. 
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c) Consideration of Draft 2014/2015 Budgets 


Members of the Strata Council reviewed the projected year-end figures for the fiscal year 


April 1, 2013 to March 31, 2014 and the proposed Operating Budget and Contingency 


Reserve Fund Budget for the fiscal period April 1, 2014 to March 31, 2015.  


 


Members of the Strata Council then considered the proposed 2014/2015 Budgets. After 


discussion, it was, 


 


MOVED AND SECONDED (Rouhi/Kepper) 


That the Budgets for the period April 1, 2014 to March 31, 2015 reflecting income and expenditures in the 


amount of $551,070.00 and a contribution to the Contingency Reserve Fund of $53,525.00 be approved for 


presentation to the Owners at the Annual General Meeting.   


 


CARRIED UNANIMOUSLY  
 


(6) CORRESPONDENCE 


Owners are invited to write the Strata Council via the Property Management Company 


regarding the affairs of the Strata Corporation.  


 


The Strata Council reviewed correspondences received from an Owner of a strata lot in response to 


a letter they received from the Strata Council advising that the Strata Council will not propose 


resolutions for a “Types” Bylaw and a Bylaw cost allocation at an Annual or Special General 


Meeting unless the written demand of persons holding at least 20% of the Strata Corporation’s 


votes is received. As part of the correspondence, the Owner has asked that the Strata Council 


reassign storage lockers as they are common property. Following discussion, it was, 


 


MOVED AND SECONDED (Kepper/Hazell) 


That legal counsel for the Strata Corporation provides a final letter to the Owner advising that the Strata 


Council will not respond to any further correspondences in relation to a “Types” Bylaw and bylaw cost 


allocation.  


 


CARRIED UNANIMOUSLY  
 


The Strata Council is in the process of gathering further information in regards to Millennium/West 


1
st
 Parking in order to confirm parking stall and locker assignment and or lease obligations. 


 


The Strata Council President, Bill Sievewright was excused from the meeting at this time.  Strata 


Council Vice President, Debra Kleinfeld assumed chair of the meeting. 


 


The Strata Council reviewed correspondence from an Owner dated April 23, 2014 regarding a 


homeless woman that grabbed on to their husbands leg with a tire iron behind One Park Lane. The 


Strata Council will contact Community Policing in regards to security presence in lower Lonsdale.  


 


(7) COMMITTEE REPORTS 


a) Building/Security 


i) Security System Upgrade, Maintenance Options – Extended Warranty/DVR 


The Strata Council has received quotations from Tri-West Technologies Inc. for 


maintenance options of the new security system. The Strata Council will review in 


more detail before making a decision. 
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ii) Elevator Issues 


The Strata Council reviewed a report and maintenance/repair recommendations 


from Richmond Elevator further to their recent inspection of the elevators at One 


Park Lane in response to reports of ongoing elevator issues.  


 


Following much discussion, it was, 


 


MOVED AND SECONDED (Kleinfeld/Hazell) 


That Richmond Elevator be asked to proceed with the recommended work listed below and that the work 


be scheduled as soon as possible:  


1. Replace the brakes currently wired as EM brakes on the A car. Return the wiring of the EM & 


Normal brakes to original, and remove corrected markings 


2. Check rope for uneven tension and correct if needed. 


3. Check CWT for proper balance. We did not measure. 


4. Adjust drive and check brake timing for smoother starts and stops, and to reduce/remove remaining 


bumps. 


CARRIED UNANIMOUSLY  
 


 


iii) Milani Preventative Maintenance Deficiency Report 


The Strata Council reviewed a proposal from Milani for the repair to deficiencies 


noted in their recent preventative maintenance inspection report. Milani has 


proposed to repair the filtration to elevator room and increasing filtration; capacity 


to rooftop make-up air unit; and the replacement of drive, pulley and belts on 


make-up air unit at a cost of $1,500.00 plus taxes. It was then, 


 


MOVED AND SECONDED (Kleinfeld/Hazell) 


That the proposal from Milani for the repair of the reported deficiencies at a cost of $1,500.00 plus taxes be 


approved.  


 


CARRIED UNANIMOUSLY  
 


iv) Modulator Replacement 


The Strata Council received a proposal from Shaw Cable for the installation of a 


digital modulator at a cost of $1,300.00 plus taxes. Prior to making a decision, the 


Strata Council is looking into an alternative to the installation of the new digital 


modulator so that Owners can view the cameras from their suites. 


 


b) Landscape  


i) Landscape Maintenance Contract 


The Strata Council has entered into an annual contract with Noble Landscaping for 


landscape maintenance at One Park Lane at a cost of $23,040.00 plus GST.  


 


c) Social/Amenity Rooms  


 i) Flooring – Lounge/Exercise Room 


The new carpeting in the lounge is expected to be replaced by mid-May and the 


flooring in the gym is in the process of being made. The Strata Council will look 


into retaining a contractor to clean the drapes in the amenity rooms. 


 
 



http://www.oneparklane.net/





* Minutes can be viewed on the internet at www.oneparklane.net (username: oneparklane /  password:  bcs1128) 


 


BCS 1128 – MINUTES 


April 24, 2014 


Page 5, 


 


d) Concierge Liaison  


The Strata Council reviewed and accepted a report from the Concierge. 


 


e) Bylaws 


i) Noise Complaints Against Strata Lot 


The Strata Council reviewed formal noise complaints that have been filed against a 


strata lot. The Management Agent for the strata lot who filed the complaints has 


been contacted with a request that their tenants contact a Strata Council Member, 


which a phone number was provided in the event that the nuisance happens again 


so that a third party review can be undertaken.  


 


(8) NEW BUSINESS 


a) Annual General Meeting 


The Annual General Meeting of the Owners, Strata Plan BCS 1128 will be held Thursday, 


May 22, 2014 commencing at 7:00 p.m. in the lounge at One Park Lane. Registration will 


commence at 6:15 p.m. 


 


(9) TERMINATION 


There being no further business the meeting concluded at 9:05 p.m.   


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 
                                                    


STRATAWEST MANAGEMENT LTD. 


#202 – 224 West Esplanade, North Vancouver, B.C., V7M 1A4 (Tel: 604-904-9595/Fax: 604-904-2323) 


Administration: Taryn Porritt, tporritt@stratawest.com 


Accounting: Catherine Tocher, ctocher@stratawest.com 
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STRATA PLAN BCS 1128 – ONE PARK LANE 


 


DATE HELD: Thursday, March 26, 2015 


LOCATION:   Lounge – One Park Lane 


 170 West 1
st
 Street, North Vancouver, B.C. 


CALL TO ORDER: 7:00 p.m. 


             


 


Council in Attendance: Mr. Bill Sievewright  #506  President 


 Ms. Debra Kleinfeld  #604  Vice President/Building/Security 


Ms. Norma Clark  #210  Treasurer 


Ms. Monir Ghahreman  #301  Social/Amenity Rooms 


Ms. Linda Hamer  #706  Concierge Liaison 


 


Regrets:   Ms. Pascaline Denblyden #505  Secretary/Bylaws 


Ms. Shirley Kepper  #212  Landscape 


 


Also in Attendance:  Darren Pezer, Proactive Building Maintenance Ltd.  (7:00 p.m. to 7:30 p.m.) 


   Richard Lobb, Hytec Water Management Ltd.  (7:30 p.m. to 8:25 p.m.) 


    


Also in Attendance:   Adam Lord, Property Manager, Stratawest Management Ltd.   


    


(1) CALL TO ORDER 


The Meeting was called to order by the Strata Council President, Bill Sievewright at 7:00 p.m. 


 


(2) GUEST BUSINESS 


a) Darren Pezer - Proactive Building Maintenance Ltd.  


Darren Pezer of Proactive Building Maintenance Ltd. attended the Strata Council Meeting 


to briefly discuss the building envelope maintenance deficiency reports by other 


contractors and the approach of Proactive Building Maintenance Ltd. to start addressing 


deficiencies on a priority basis.  Following discussion and questions of the Strata Council, 


Darren was excused from the meeting.  The Strata Council discussed the proposal of 


Proactive Building Maintenance to perform trial maintenance repair work on a time and 


materials basis ($75.00 per hour per worker, plus materials).  It was then, 


 


MOVED AND SECONDED (Kleinfeld/Hamer) 


That the Strata obtain proposals from and meet with alternate contractors in due course prior to making a 


decision to retain a preferred contractor to proceed with addressing the building envelope maintenance 


deficiencies. 


CARRIED UNANIMOUSLY  
 


b) Richard Lobb – Hytec Water Management Ltd. 


Richard Lobb of Hytec Water Management Ltd. attended the meeting to present the Hytec 


Water Management System and quotation for the Strata Council.  Following the 


presentation and questions of the Council, Richard was excused from the meeting.  For 


further information, please see Agenda item (5) c).     


 


(3) UPCOMING EVENTS 


 Monthly Generator Test – Last Thursday of each month 


 Carpet Cleaning – June 2015. 


 Window Cleaning – Late May 2015. 


 Parkade Scrubbing – Late May 2015 


 Annual Fire Safety Inspection – March 2016 


 Dryer Duct Cleaning – March 2016 
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(4) PREVIOUS MINUTES 


There being no errors or omissions, it was, 


 


MOVED AND SECONDED (Kleinfeld/Clark) 


That the Minutes of the Strata Council Meeting held Thursday, February 12, 2015 be adopted as circulated. 


 


CARRIED UNANIMOUSLY  
 


(5) UNFINISHED BUSINESS 


a) Website 
The Strata Council has decided not to pursue a website with Stratawest Management Ltd. 


as the functions available are not what the Strata Council desires.  


 


b) Townhouse 160 – Front Door Damage – Door Replacement Quote/Painting of 


Townhouse Doors/Frames 
Further to the previous minutes of February 12, 2015 under item (5)b), the Strata Council 


sent a letter to the Mayor of North Vancouver dated March 10, 2015 requesting that the file 


be reviewed and the City take responsibility where responsibility is due and agrees to incur 


the cost of door replacement at townhouse 160.  As of the date of this meeting the Strata 


Council has not received a response from the City of North Vancouver.  


 


c) Water Management System Quote 


The Strata Council reviewed two quotations for a water management system at One Park 


Lane.  The Strata Council also reviewed a report received from the Integral Group, 


Mechanical Engineers dated March 20, 2015 providing an opinion with respect to the 


plumbing systems at One Park Lane.  It was then, 


 


MOVED AND SECONDED (Kleinfeld/Clark) 


That the Strata Corporation proceeds with implementing a water treatment system with the supplier and 


payment program to be confirmed by April 15, 2015 including the installation of smart pumps on the 


domestic hot water re-circulation system upon review of quotes and further information requested. 


 


CARRIED UNANIMOUSLY  
 


               ACTION:  STRATAWEST 


 


d) Gym Flooring  


The Strata Council is in the process of obtaining quotations for the replacement of the gym 


flooring with a more suitable product. Quotes are expected to be received by April 15, 


2015.      


                            ACTION:  DEBRA KLEINFELD


    


e) Pigeon Control Estimates 


Further to the previous minutes of February 12, 2015 under item (5) f), the Strata Council 


has decided to retain Propec Professional Pest and Wildlife Management to perform pigeon 


control measures on the rooftop of One Park Lane.  


 


                                                          ACTION:  BILL SIEVEWRIGHT/STRATAWEST 
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f) Water Damage Claims Below the Strata Corporation Insurance Deductible 


The Strata Council reviewed a legal opinion from Lesperance Mendes Lawyers concerning 


the Strata Corporation’s responsibility to repair and maintain a strata lot after a loss that 


falls under the Strata Corporation’s insurance deductible.  The Strata Council discussed the 


legal opinion but will defer any decision on the recommendations of legal counsel until 


they have a chance to further review and digest. 


 


g) Organic Service 


The Strata Council reviewed a quotation from BFI Canada Inc. for weekly organic service 


at a cost of $111.00 per month plus GST.  This item will be included in the budget for the 


Annual General Meeting along with information on the service for the consideration of the 


Owners.  


     


(6) FINANCIAL REPORT  


a) Financial Statements  


The Strata Council Treasurer, Norma Clark, reviewed the Financial Statements for the 


month of January 2015.  It was then, 


 


MOVED AND SECONDED (Clark/Hamer) 


That the Financial Statements for the month of January 2015 be accepted as prepared by Stratawest 


Management Ltd.  


 


CARRIED UNANIMOUSLY  
 


b) Accounts Receivable 


The Strata Corporation is pursuing unpaid move in fees and/or fines levied against strata 


lots.  


 


(7) CORRESPONDENCE 


Owners are invited to write the Strata Council via the Property Management Company 


regarding the affairs of the Strata Corporation.  


 


a) Strata Council reviewed correspondences from two respective Owners with 


recommendations for the use of the theatre room.   The Strata Council appreciates feedback 


from Owners.   


 


(8) COMMITTEE REPORTS 


a) Building/Security 


i) Exterior Building Review/Maintenance/Photo Survey/Deficiency Quotes 


   Please see item (2) a). 


 


ii) Townhouse Power Washing  


The Property Manager was directed to contact Exterior Home Cleaning Services to 


schedule power washing of the back side of the  townhouse units that were not 


cleaned in 2014 by New City Contracting.  


 


b) Landscape  


i) Landscape Maintenance Contract 


The Strata Council reviewed a proposal from Noble Landscaping for the renewal 


of the landscape maintenance contract for One Park Lane.  Following discussion, it 


was, 
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BCS 1128 – MINUTES 


March 26, 2015 


Page 4, 


 


MOVED AND SECONDED (Clark/Hamer) 


That the landscape maintenance contract with Noble Landscaping be renewed at an annual cost of 


$23,520.00.   


 


CARRIED 


3 IN FAVOUR 


2 OPPOSED  


ii) Improvements 


The Strata Council discussed several proposed improvements to the property 


including the west side of the property, the playground and re-leveling of some 


patio stones.  It was then, 


 


MOVED AND SECONDED (Clark/Hamer) 


That Noble Landscaping be retained to proceed with the proposed improvements.  


 


CARRIED UNANIMOUSLY  
 


                     ACTION:  SHIRLEY KEPPER 
 


c) Social/Amenity Rooms  


i) Alternate Use of Theatre Room 


The Strata Council requests further feedback from Owners in regards to an 


alternate use of the theatre room.  


 


d) Concierge Liaison 


The Strata Council reviewed and accepted a Concierge Liaison report.  


 


e) Bylaws 


i) Bylaw 6.2 Amendment Consideration 


The Strata Council reviewed a proposed amendment to Bylaw 6.2.  The Strata 


Council agreed on revisions to the proposed Bylaw amendment prior to further 


discussion at the next regularly scheduled Strata Council Meeting. 


 


                                                                 ACTION:  PASCALINE DENBLYDEN 
  


ii) Parking/Strata Fee Collection/Window Covering/Balcony Deck Bylaw  


 Amendment Consideration 


The Strata Council will be reviewing several Bylaws for consideration on 


amendments. 


                                                                 ACTION:  PASCALINE DENBLYDEN 
 


(9) NEW BUSINESS 


There was no new business for the consideration of the Strata Council at this time.  


 


(10) TERMINATION 


There being no further business the meeting concluded at 10:00 p.m.  The next regularly scheduled 


Strata Council Meeting will be held Wednesday, April 29, 2015.  


 
                                                    


STRATAWEST MANAGEMENT LTD. 


#202 – 224 West Esplanade, North Vancouver, B.C., V7M 1A4 (Tel: 604-904-9595/Fax: 604-904-2323) 


Administration: Taryn Porritt, tporritt@stratawest.com 


Accounting: Catherine Tocher, ctocher@stratawest.com 
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BYLAWS 


Preamble 


These bylaws bind the strata corporation and the owners, tenants and occupants to the same 


extent as if the bylaws had been signed by the strata corporation and each owner, tenant and 


occupant and contained covenants on the part of the strata corporation with each owner, tenant 


and occupant and on the part of each owner, tenant and occupant with every other owner, tenant 


and occupant and with the strata corporation to observe and perform their provisions. 


Unless otherwise stated, all terms have the meanings prescribed in the Strata Property Act, 


(hereafter referred to as the Act) S.B.C. 1998, c. 43.  For the purposes of these bylaws, 


“residents” means collectively, owners, tenants and occupants and “a resident” means 


collectively, an owner, a tenant and an occupant. 


 


DUTIES OF OWNERS, TENANTS, OCCUPANTS AND VISITORS 


1. Compliance with bylaws and rules 


1.1 All residents and visitors must comply strictly with the bylaws and rules of the strata 


corporation adopted from time to time. 


2. Payment of strata fees and special levies 


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


fees relate.  


2.2 Where an owner fails to pay strata fees in accordance with bylaw 2.1, outstanding strata 


fees will be subject to an interest charge of 10% per annum, compounded annually. In 


addition to interest, failure to pay strata fees on the due date will result in a fine of 


$200.00 for each contravention of bylaw 2.1. 


2.3 An owner must provide the strata corporation or its agent with twelve (12) consecutive 


monthly post-dated cheques for strata fees for the fiscal year of the strata corporation (on 


of before March 31 of each year) and dated as of the first day of each month, or if 


applicable, written authorization for monthly automatic debit from the owner’s bank 


account.   


2.4 Failure by an owner to submit twelve (12) monthly, post-dated strata fee cheques or 


written authorization for automatic debit in accordance with bylaw 2.3 is a contravention 


of bylaw 2.3 and the strata corporation shall levy a fine of $200 for each contravention.   


2.5 Each dishonoured cheque or dishonoured automatic debit will be subject to a fine of 


$200.00 and an administration fee of $30.00 
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2.6 A special levy is due and payable on the date or dates noted in the resolution authorizing 


the special levy. 


2.7 Failure to pay a special levy on the due date will result in a fine of $200.00 for each 


contravention of bylaw 2.6. 


2.8 Where an owner fails to pay a special levy in accordance with bylaw 2.6, outstanding 


special levies will be subject to an interest charge of 10% per annum, compounded 


annually.   
 


2.9 Application of Payments 


(1) In this bylaw 2.9, the following terms shall have the following meanings: 


(i) “Act” means the Strata Property Act [S.B.C.] c.43 as amended or 


replaced from time to time; 


(ii) “Fines” means all fines owing to the Strata Corporation by an owner in 


accordance with Section 131 of the Act; 


(iii) “Interest” means interest at a rate of 10% per annum, compounded 


annually, not in advance, from the date when due until the date when paid; 


(iv) “Special Levy” means a special levy approved in accordance with the 


Act; 


(v) “Strata Fees” means the strata fees payable by an owner pursuant to 


Bylaw 2; 


(2) When the strata corporation receives payment from an owner, the strata corporation 


shall be entitled to apply such payment as follows: 


(i) Firstly, to Interest; 


(ii) Secondly, to Fines; 


(iii) Thirdly, to the cost to remedy the contravention of a bylaw or rule charged 


against the owner; 


(iv) Fourthly, to any outstanding Special Levy; and 


(v) Lastly, to Strata Fees. 
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3. Repair and maintenance of property by owner 


3.1 An owner must repair and maintain the owner’s strata lot, except for repair and 


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


3.2 An owner who has the use of limited common property must repair and maintain it; 


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


these bylaws.  


4. Use of property 


4.1 A resident or visitor must not use a strata lot, the common property or common assets in a 


way that 


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


(b) causes unreasonable noise, 


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


common property, common assets or another strata lot, 


(d) is illegal,  


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


shown expressly or by necessary implication on or by the strata plan,  


(f) is in contravention of any rule, order or bylaw of the City of North Vancouver 


applicable to the strata lot or that will result in any unusual or objectionable odour 


to emanate from the strata lot, or  


(g) is inconsistent with the intent of these bylaws 


4.2 A resident or visitor must not cause damage, other than reasonable wear and tear, to the 


common property, common assets or those parts of a strata lot which the strata 


corporation must repair and maintain under these bylaws or insure under section 149 of 


the Act.  


4.3 An owner is responsible for any damage caused by occupants, tenants or visitors to the 


owner's strata lot. 


4.4  


(a) An owner shall indemnify and save harmless the strata corporation from the  


expense of any maintenance, repair or replacement rendered necessary to the 


common property, limited common property, common assets or to any strata lot 


by the owner's act, omission, negligence or carelessness or by that of an owner’s 


visitors, occupants, guests, employees, agents, tenants or a member of the owner’s 


family, but only to the extent that such expense is not reimbursed from the 
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proceeds received by operation of any insurance policy.  In such circumstances, 


and for the purposes of bylaws 4.1, 4.2 and 4.3, any insurance deductible paid or 


payable by the strata corporation shall be considered an expense not covered by 


the proceeds received by the strata corporation as insurance coverage and will be 


charged to the owner. 
 


(b) Where damage arises from a strata lot or limited common property that an owner is, by 


bylaw, required to repair and/or maintain, the Strata Corporation may consider any 


written documentation of prior inspection, maintenance and repair by a qualified 


tradesperson, submitted to it by the owner, in assessing whether the owner is liable to 


indemnify the strata corporation pursuant to Bylaw 4.4(a). 


4.5  (a) In addition to the obligations and liabilities imposed by Bylaw 4.4: 


(a) An owner is strictly liable to the strata corporation to the extent provided 


by Bylaw 4.5(b) for any damage to common property, limited common 


property, common assets or to any strata lot (including personal property 


contained therein) as a result of: 


   (i) any of the following items in the owner’s strata lot: 


(A) dishwasher; 


(B) refrigerators; 


(C) garburator; 


(D) washing machine and dryer; 


(E) hot water tanks; 


(F) radiant hot water heating systems, including boiler; 


(G) toilets, sinks, bathtubs and where located wholly within the strata 


lot and accessible to the owner, plumbing pipes and fixtures; 


(H) fireplaces; 


(I) range and microwave; 


(J) anything introduced into the strata lot by the owner; 


  (ii) any alterations or additions to the strata lot, the limited common property 


or the common property made by the owner or by prior owner(s) of the 


strata lot; 


  (iii) the freezing and bursting of any pipes in the owner’s strata lot or located 


in the common property adjacent to the strata lot that arises from a 


failure to adjust the heating in the strata lot appropriately for the weather; 
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  (iv) a blocked drain on the deck, balcony or patio designated as limited 


common property for the owner’s strata lot; 


  (v) any pets residing in or visiting at the owner’s strata lot; and 


(b) An owner shall indemnify and save harmless the strata corporation from 


the expense of any maintenance, repair or replacement rendered necessary 


to the common property, limited common property, common assets or to 


any strata lot (including personal property therein) as a result of damage 


for which an owner is strictly liable under Bylaw 4.5(a) but only to the 


extent that such expense is not reimbursed from the proceeds received by 


operation of any insurance policy held by the strata corporation.  In such 


circumstances, any insurance deductible paid or payable by the strata 


corporation shall be considered an expense not covered by the proceeds 


received by the strata corporation as insurance.”  Bylaw 4.5 (b) does not in 


any way limit the ability of the strata corporation to sue an owner pursuant 


to section 158 (2) of the Strata Property Act where the owner is responsible 


for the loss or damage.” 


4.6 A resident must not use, or permit to be used, the strata lot except as a private dwelling 


home and, unless granted prior written approval by the council, a resident must not allow 


more than two persons to occupy a strata lot originally designated by the owner developer 


as a one bedroom unit and not allow more than four persons to occupy a strata lot 


originally designated by the owner developer as a two bedroom unit and not allow more 


than six persons to occupy a strata lot originally designated by the owner developer as a 


three bedroom unit.  For the purposes of this bylaw, a "person" is defined to include 


children over the age of two (2) years, but exclude visitors staying for less than 30 days 


with a resident of a strata lot. 


4.7 A resident who alleges hardship as a result of the passage of bylaw 4.6 may appeal to the 


council for permission to be exempt from bylaw 4.6 on the basis of hardship and the 


council must not unreasonably refuse the appeal. 


4.8 An owner, tenant or occupant shall not use or permit the use of his strata lot for 


professional, commercial or business purposes that: 


(a) may or will increase the amount of foot traffic or motor vehicle traffic in the  


 common property or strata lot; 


(b)  in any way increases or may increase the liability risk of the strata corporation; 


(c) involves customers, clients, employees, contractors, other workers or any   


 individuals attending the strata lot other than those individuals ordinarily resident  


 in the strata lot; or 


(d)  involves individuals using a strata lot as a place of temporary lodging. 
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5. Inform Strata Corporation 


5.1 Within two weeks of becoming an owner; he/she must inform the strata corporation of 


the owner’s name and any mailing address outside the strata plan, if any  


5.2 Any owner who leases his/her lot is required to inform the strata council of such lease 


and submit a Form K in accordance with the Strata Property Act.  


6. Obtain approval before altering a strata lot 


6.1 An owner must obtain the written approval of the strata corporation before making or 


authorizing an alteration to a strata lot that involves any of the following: 


(a) the structure of a building; 


(b) the exterior of a building; 


(c) chimneys, stairs, balconies or other things attached to the exterior of a building; 


(d) doors, windows or skylights on the exterior of a building or that front on the 


common property including window air conditioners. 


(e) the existing floor material; 


(f) patios; 


(g) fences, railings or similar structures that enclose a patio, balcony or yard; 


(h) common property located within the boundaries of a strata lot; 


(i) those parts of the strata lot which the strata corporation must insure under section 


149 of the Act; (see Appendix 1) 


(j) wiring, plumbing, piping, heating, air conditioning and other services. 


6.2 An The Any owner wishing to replace carpeting with hardwood or tile flooring must 


obtain the written approval of the Strata Corporation and follow specifications adopted by 


the Strata Corporation from time to time. (Plastic laminate flooring is not allowed as it 


creates sound problems in multi-family buildings). The Strata Council shall give due 


consideration the type and quality of the flooring and underlay in relation to the sound 


transmission between strata lots. The Strata Corporation must not unreasonably withhold 


its approval under Bylaw 6.2 but will require as a condition of its approval that the owner 


agree, in writing, to take responsibility for any expenses relating to the alteration and to 


indemnify and hold harmless the Strata Corporation for any future costs in connection 


with the alteration  


 


The Strata Corporation reserves the right to order any hardwood or tile flooring installed 


under this Bylaw that does not conform to the approved specifications removed should 
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the Strata Council deem the installation to have impacted adversely on originally 


designed sound proofing systems. 


6.3 An owner, tenant or occupant of a strata lot with hard floor surfaces including wood 


floors or tile floors must take all reasonable steps to satisfy noise complaints from 


residents within audible range, including without limitation: 


 


a) Installing carpets on such hard floor surfaces (excepting only kitchens, bathrooms, 


laundry areas, and entry areas) with area rugs or carpet unless otherwise dictated by a 


medical condition; and/or  


b) Avoiding walking with hard shoes or dragging furniture or other heavy objects across 


such floor surface; and/or 


c) Fitting chair legs with felt pads; and/or 


d) Avoiding activities that will cause unnecessary noise such as, bouncing balls, dancing 


and stomping of feet; and/or 


e) Separating any noise inducing equipment from the floor with adequate cushioning, 


including musical instruments. 


6.4 The strata corporation must not unreasonably withhold its approval under bylaw 6.1 and 


6.2, but may require as a condition of its approval that the owner agree, in writing, to take 


responsibility for any expenses relating to the alteration and to indemnify and hold 


harmless the strata corporation for any future costs in connection with the alteration.  


6.5 An owner intending to apply to the strata corporation for permission to alter a strata lot 


must submit, in writing, detailed plans and written description of the intended alteration. 


7. Obtain approval before altering common property 


7.1 An owner must obtain the written approval of the strata corporation before making or 


authorizing an alteration to common property, including limited common property or 


common assets.  


7.2 An owner, as part of its application to the strata corporation for permission to alter 


common property, limited common property or common assets, must: 


(a) submit, in writing, detailed plans and description of the intended alteration; 


(b) obtain all applicable permits, licences and approvals from the appropriate 


governmental authorities and provide copies to the strata council; and 


(c) obtain the consent of the owners by written approval of the strata council under 


bylaw 7.1. 


7.3 The strata corporation may require, as a condition of its approval, that the owner agree, in 


writing, to certain terms and conditions, including, not exhaustively, the following: 


(a) that alterations be done in accordance with the design or plans approved by the 


strata council or its duly authorized representatives; 







One Park Lane, Strata Plan BCS 1128, Bylaws, Page 11 


(b) that the standard of work and materials be not less than that of the existing 


structures; 


(c) that all work and materials necessary for the alteration be at the sole expense of 


the owner; 


(d) that the owner, and any subsequent owner from time to time, of the strata lot 


receiving the benefit of an alteration to common property, limited common 


property or common assets must, for so long as he or she remains an owner, be 


responsible for all present and future maintenance, repairs and replacements, 


increases in insurance, and any damage suffered or cost incurred by the strata 


corporation as a result, directly or indirectly, of the alterations to common 


property, limited common property or common assets; 


(e) that the owner and any subsequent owner on title who receives the benefit of such 


alteration, must, with respect only to claims or demands arising during the time 


that they shall have been owner, indemnify and hold harmless the strata 


corporation, its council members, employees and agents from any and all claims 


and demands whatsoever arising out of or in any manner attributable to the 


alteration.  Any costs or expenses incurred by the strata corporation as the result 


of such claim or demand will be the responsibility of the owner from time to time 


of the strata lot who has benefited from the alteration and the said costs or 


expenses incurred must be charged to that owner and shall be added to and 


become part of the strata fees of that owner for the month next following the date 


upon which the cost or expenses are incurred, but not necessarily paid by the 


strata corporation, and shall become due and payable on the due date of payment 


of monthly strata fees. 


7.4 An owner who has altered common property, limited common property or common 


assets prior to the passage of these bylaws shall be subject to their content and intent to 


the extent that any damages suffered or costs incurred by the strata corporation as a 


result, directly or indirectly, of the alteration, must be borne by the owner who has 


benefited from the alteration. 


7.5 An owner who, subsequent to the passage of bylaws 7.1 to 7.3 inclusive, alters common 


property or limited common property without adhering strictly to these bylaws, must 


restore, at the owner’s sole expense, the common property, limited common property or 


common assets, as the case may be, to its condition prior to the alteration.  If the owner 


refuses or neglects to restore the alteration to its original condition, the strata corporation 


may conduct the restoration, at the expense of the owner who altered the common 


property or limited common property.  The cost of such alteration shall be added to and 


become part of the strata fees of that owner for the month next following the date on 


which the cost was incurred and will become due and payable on the due date of payment 


of monthly strata fees. 
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8. Alterations to landscaping 


 


8.1   Any alteration to limited common property or common property regarding landscaping 


features, including but not restricting the generality of the foregoing, pavers, planters or 


an irrigation system, shall require the prior written permission of the strata council before 


alteration or installation; 


 


8.2 The strata council shall have complete discretion with respect to the materials and 


documentation required in order to give written permission, but at the very least, 


complete plans must be provided as part of the permission process; 


8.3 In view of the Strata Property Act requirement that the strata council shall control, 


manage and administer the common property, the strata council shall have the authority 


to require the removal of any landscaping alterations to the common and limited common 


property should water escape from the irrigation system causing damage, annoyance or 


unreasonable interference with the use and enjoyment by owners of their strata lots, the 


common or limited common property. 


9. Renovations/alterations to Strata Lots 


 


9.1 Alterations or renovations to a strata lot require the approval of the strata council.  


Owners must submit to council a description of the work and the council must decide 


within 21 working days.  The council’s approval shall not be unreasonably withheld. 


 


9.2 A construction schedule must be provided as part of any application and that the work 


must be completed within the schedule, failing which all work on the project must 


immediately cease and a further application to continue the renovation must be 


submitted. 


 


9.3 The application for permission to renovate must include the following information: 


a) advice as to how the owner proposes to address any debris or waste from the 


renovation project; 


b) advice as to how the owner proposes to deal with dust control, protect fire alarm 


systems, exhaust fans, etc. 


c) any other information reasonably required by the council to assess the renovation 


and its impact on the Strata Corporation and its owners, tenants and occupants. 


 


9.4 All renovations or repair works in the building must be conducted by licensed and 


properly insured tradespersons who must be covered by WorkSafeBC (BC Worker’s 


Compensation Board) as well as liability insurance in the minimum amount of 


$2,000,000.00. 


 


9.5 All major works including wiring and plumbing must have a valid permit from the 


appropriate licensing jurisdiction and be subject to the jurisdictions inspection and 


approval. 
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9.6 An owner or his/her agent must be in attendance for all SIGNIFICANT 


renovations/alterations, the determination of SIGNIFICANT shall be at the sole 


discretion of the strata council. 


 


9.7 The strata council may order the removal of any addition or correction or any alteration 


to the exterior of the building or to the common areas, made by an owner without the 


required approvals.  The cost incurred by the strata corporation as a result of the removal 


or alterations shall be reimbursed by such owner to the strata corporation. 


 


9.8 Owners or other persons wishing to make major alterations or renovations to a strata lot 


or area of exclusive use must place and maintain liability insurance in respect of such 


construction so as to indemnify the strata corporation and the other owners from any loss, 


damage or injury that may arise due to such construction. 


 


9.9 Strata council may request a damage deposit not to exceed $5,000.00, on major 


renovations.  


 


9.10 Before starting work, an owner must introduce the contractor and workers to the building 


manager/concierge in order that he/she may inform them about the building’s rules and 


bylaws. 


 


9.11 All repair and renovation works must be conducted from Monday to Fridays, except 


Statutory holidays and Boxing Day, between the hours of 9:00 a.m. and 5:00 p.m.  To 


perform renovations/alterations in any other hours requires the approval of the strata 


council.  To obtain such permission, an owner must apply in writing to the council at 


least five business days before the date on which the work is to take place. 


 


9.12 An owner must ensure that construction materials are delivered through the parking 


garage and that the elevator is protected with proper wall pads and floor coverings 


whenever construction materials are delivered.  An owner must not permit any 


renovations/alternations materials to be delivered through the main lobby. 


 


9.13 Combustibles, flammables, offensive materials that may be a hazard or increase the risk 


of fire or insurance premiums or invalidate any insurance policy, shall not be stored in a 


strata lot, limited common property areas and common property areas. 


 


9.14 All spills, debris, litter, dust or dirtiness caused by workers in common property areas 


(corridors, elevators, etc.) must be cleaned immediately, without waiting until the end of 


the day.  Failure to clean up as requested by the strata corporation and/or its appointed 


agent may result in a daily clean up charge of $200.00 being assessed. 


 


9.15 Construction debris shall not be placed in the strata corporation’s disposal containers.  All 


debris must be removed from the property immediately. 


 


9.16 Owners shall be responsible for all damages caused by their contractors, workers or 


trades people. 
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10. Permit entry to strata lot 


10.1 A resident or visitor must allow a person authorized by the strata corporation to enter the 


strata lot or limited common property 


(a) in an emergency, without notice, to ensure safety or prevent significant loss or 


damage; 


(b) at a reasonable time, on 48 hours’ written notice, 


(i) to inspect, repair, renew, replace or maintain common property, common 


assets and any portions of a strata lot that are the responsibility of the 


strata corporation to repair, replace, renew and maintain under these 


bylaws or the Act or to insure under section 149 of the Act; or 


(ii) to ensure a resident’s compliance with the Act, bylaws and rules.  


10.2 The notice referred to in bylaw 10.1(b)(i) must include the date and approximate time of 


entry, and the reason for entry.  


10.3 If forced entry to a strata lot is required due to an emergency and the inability to contact 


the owner of the strata lot or a designated emergency contact, the owner shall be 


responsible for all costs of forced entry incurred by the strata corporation. 


10.4 Whenever the strata corporation or its agents shall carry out any work or repairs they 


shall do so in a proper and workmanlike manner.  The strata corporation shall make good 


any damage to the strata lot occasioned by such works and restore the strata lot to its 


former condition, leaving the strata lot clean and free from debris. 


10.5 A resident must permit a representative of the strata corporation, at a reasonable time and 


on 48 hours written notice, to enter the strata lot in May to turn off the gas to the fireplace 


and in September to turn the gas back on again. 


10.6 A resident must permit a representative of the strata corporation, at a reasonable time and 


on 48 hours written notice to enter the strata lot to make checks of heat detectors and 


smoke alarms and to service fireplace and dryer ducts as may be required. 


POWERS AND DUTIES OF THE STRATA CORPORATION 


11. Insurance 


11.1 The strata corporation must insure against major perils, as set out in regulation 9.1(2), 


including, without limitation, earthquakes.  (See Appendix 1) 


12. Repair and maintenance of property by the strata corporation 


12.1 The strata corporation must repair and maintain all of the following: 
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(a) common assets of the strata corporation; 


(b) common property that has not been designated as limited common property; 


(c) limited common property, but the duty to repair and maintain it is restricted to 


(i) repair and maintenance that occur in the ordinary course of events less 


often than once a year, and 


(ii) the following, no matter how often the repair or maintenance ordinarily 


occurs: 


A. the structure of a building; 


B. the exterior of a building; 


C. patios, chimneys, stairs, balconies and other things attached to the 


exterior of a building; 


D. doors, windows and skylights on the exterior of a building or that 


front on common property; 


E. fences, railings and similar structures that enclose patios, balconies 


and yards; 


(d) a strata lot, but the duty to repair and maintain it is restricted to 


(i) the structure of a building, 


(ii) the exterior of a building, 


(iii) patios, chimneys, stairs, balconies and other things attached to the exterior 


of a building, 


(iv) doors, windows and skylights on the exterior of a building or that front on 


common property, and  


(v) fences, railings and similar structures that enclose patios, balconies and 


yards.  


13. Council size 


13.1 The council must have at least 3 and not more than 7 members.  


14. Council eligibility 


14.1 An owner or the spouse of an owner may stand for council. 
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14.2 No person may stand for council or continue to be on council with respect to a strata lot if 


the strata corporation is entitled to register a lien against that strata lot under section 


116(1) of the Act. 


14.3 No person may stand for council or continue to be on council with respect to a strata lot if 


there are amounts owing to the strata corporation charged against the strata lot in respect 


of administration fees, bank charges, fines, penalties, interest or the costs, including the 


legal costs, of remedying a contravention of the bylaws or rules. 


14.4 No person may stand for council or continue to be on council with respect to a strata lot if 


there are amounts owing to the strata corporation charged against the strata lot in respect 


of administration fees, bank charges, fines, penalties, interest or the costs, including the 


legal costs, of remedying a contravention of the bylaws or rules for which the owner is 


responsible under section 131 of the Act. 


15. Council members’ terms 


15.1 The term of office of a council member ends at the end of the annual general meeting at 


which the new council is elected.  


15.2 A person whose term as council member is ending is eligible for re-election.  


16. Removing council member 


16.1 Unless all the owners are on the council, the strata corporation may, by a resolution 


passed by a two-thirds (2/3) vote at a special general meeting, remove one or more 


council members.  The strata corporation must pass a separate resolution for each council 


member to be removed.   


16.2 After removing a council member, the strata corporation may hold an election at the same 


special general meeting to replace the council member for the remainder of the term or 


the remaining council members may appoint a replacement council member for the 


remained of the term  


16.3 A replacement council member appointed pursuant to bylaw 16.2 may be 


elected/appointed from any person eligible to sit on the council. 


16.4 If the strata corporation removes all of the council members, the strata corporation must 


hold an election at the same special general meeting to replace the council members for 


the remained of the term up to, at least, the minimum number of council members 


required by bylaw 13.1 


17. Replacing council member 


17.1 If a council member resigns or is unwilling or unable to act, the remaining members of 


the council may appoint a replacement council member for the remainder of the term.  
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17.2 A replacement council member may be appointed from any person eligible to sit on the 


council.  


17.3 The council may appoint a council member under bylaw 17.1 even if the absence of the 


member being replaced leaves the council without a quorum.  


17.4 If all the members of the council resign or are unwilling or unable to act, persons holding 


at least 25% of the strata corporation’s votes may hold a special general meeting to elect 


a new council by complying with the provisions of the Act, and these bylaws respecting 


the calling and holding of meetings.   


18. Officers 


18.1 At the first meeting of the council held after each annual general meeting of the strata 


corporation, the council must elect, from among its members, a president, a vice 


president, a secretary and a treasurer.  


18.2 A person may hold more than one office at a time, other than the offices of president and 


vice president.  


18.3 The vice president has the powers and duties of the president 


(a) while the president is absent or is unwilling or unable to act, 


(b) if the president is removed, or  


(c) for the remainder of the president’s term if the president ceases to hold office.  


18.4 A majority of the strata council may vote to remove an officer. 


18.5 If an officer other than the president is removed, resigns, is unwilling or unable to act, the 


council members may elect a replacement officer from among themselves for the 


remainder of the term.  


19. Calling council meetings 


19.1 Any council member may call a council meeting by giving the other council members at 


least one week’s notice of the meeting, specifying the reason for calling the meeting.  


19.2 The notice in bylaw 19.1 does not have to be in writing.  


19.3 A council meeting may be held on less than one week’s notice if 


(a) all council members consent in advance of the meeting, or 


(b) the meeting is required to deal with an emergency situation, and all council 


members either 


(i) consent in advance of the meeting, or 
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(ii) are unavailable to provide consent after reasonable attempts to contact 


them.  


19.4 The council must inform owners about a council meeting as soon as feasible after the 


meeting has been called 


20. Requisition of council hearing 


20.1 By application in writing, a resident may request a hearing at a council meeting stating 


the reasons for the request.  


20.2 Except for a hearing pursuant to section 144 of the Act, if a hearing is requested under 


bylaw 20.1, the council must hold a meeting to hear the applicant within one (1) month of 


the date of receipt by the council of the application.  


20.3 If the purpose of the hearing is to seek a decision of the council, the council must give the 


applicant a written decision within one week of the date of the hearing.  


21. Quorum of council 


21.1 A quorum of the council is 


(a) 2, if the council consists of 2, 3 or 4 members, 


(b) 3, if the council consists of 5 or 6 members, and 


(c) 4, if the council consists of 7 members.  


21.2 Council members must be present in person at the council meeting to be counted in 


establishing a quorum.  


22. Council meetings 


22.1 The council may meet together for the conduct of business, adjourn and otherwise 


regulate it meetings as it thinks fit. 


22.2 At the option of the council, council meetings may be held by electronic means, so long 


as all council members and other participants can communicate with each other.  


22.3 If a council meeting is held by electronic means, council members are deemed to be 


present in person.  


22.4 Owners and spouses of owners may attend council meetings as observers. 


22.5 Despite bylaw 22.4, no observers may attend those portions of council meetings that deal 


with any of the following: 


(a) Bylaw contravention hearings under section 135 of the Act 







One Park Lane, Strata Plan BCS 1128, Bylaws, Page 19 


(b) Rental restriction bylaw exemption hearings under section 144 of the Act 


(c) Any other matters if the presence of observers would, in the council’s opinion, 


unreasonably interfere with an individual’s privacy 


23. Voting at council meetings 


23.1 At council meetings, decisions must be made by a majority of council members present 


in person at the meeting.  


23.2 If there is a tie vote at a council meeting, the president may break the tie by casting a 


second, deciding vote.  


23.3 The results of all votes at a council meeting must be recorded in the council meeting 


minutes.  


24. Council to inform owners of minutes 


24.1 The council must circulate to or post for owners the minutes of all council meetings 


within two (2) weeks of the meeting, whether or not the minutes have been approved.  


25. Delegation of council’s powers and duties 


25.1 Subject to bylaws 25.2, 25.3 and 25.4, the council may delegate some or all of its powers 


and duties to one or more council members or persons who are not members of the 


council, and may revoke the delegation at its discretion.  


25.2 The council may delegate its spending powers or duties, but only by a resolution that 


(a) delegates the authority to make an expenditure of a specific amount for a specific 


purpose, or 


(b) delegates the general authority to make expenditures in accordance with bylaw 


25.3.  


25.3 A delegation of a general authority to make expenditures must 


(a) set a maximum amount that may be spent, and 


(b) indicate the purposes for which, or the conditions under which, the money may be 


spent.  


25.4 The council may not delegate its powers to determine, based on the facts of a particular 


case, 


(a) whether a person has contravened a bylaw or rule, 


(b) whether a person should be fined, and the amount of the fine, 
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(c) whether a person should be denied access to a recreational facility, or 


(d) whether an owner should be granted an exemption from a rental restriction bylaw 


under section 144 of the Act.  


26. Spending restrictions 


26.1 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.  


26.2 Despite subsection 26.1, a council member may spend the strata corporation’s money to 


repair or replace common property or common assets if the repair or replacement is 


immediately required to ensure safety or prevent significant loss or damage. 


27. Maximum expenditure by strata council 


27.1 A strata council shall not, except in emergencies, authorize, without authorization by a 


three-quarter (¾) vote resolution of the strata corporation, an expenditure exceeding 


$2,500.00 which was not set out in the annual budget of the corporation and approved by 


the owners at a general meeting. 


28. Establishment of rules 


28.1 The strata council may, in its discretion, establish from time to time rules that ensure the 


security and efficient operation of the strata.  These rules shall be submitted to the owners 


at the next annual general meeting following their establishment for review and approval. 


28.2 Should the rule not be approved by the owners, the rule will become null and void as of 


that date but any actions taken by the council while the rule was in effect shall be deemed 


as appropriate. 


29. Limitation on liability of council member 


29.1 A council member who acts honestly and in good faith is not personally liable because of 


anything done or omitted in the exercise or intended exercise of any power or the 


performance or intended performance of any duty of the council.  


29.2 Bylaw 29.1 does not affect a council member’s liability, as an owner, for a judgment 


against the strata corporation. 


29.3 All acts done in good faith by the council are, even if it is afterwards discovered that 


there was some defect in the appointment or continuance in office of a member of 


council, as valid as if the council member had been duly appointed or had duly continued 


in office. 
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30. Voluntary dispute resolution 


30.1 A dispute among owners, tenants, the strata corporation or any combination of these may 


be referred to a dispute resolution committee if 


(a) all the parties to the dispute consent, and 


(b) the dispute involves the Act, the bylaws or the rules.  


30.2 A dispute resolution committee shall consist of one owner or tenant of the strata 


corporation nominated by each of the disputing parties and one owner or tenant chosen to 


chair the committee by the persons nominated by the disputing parties, 


30.3 The dispute resolution committee shall attempt to help the disputing parties to voluntarily 


end the dispute.  


ENFORCEMENT OF BYLAWS AND RULES 


31. Fines 


31.1 Except where specifically stated to be otherwise in these bylaws, the strata corporation 


may fine an owner or tenant: 


(a) $200.00 for each contravention of a bylaw, and 


(b) $50.00 for each contravention of a rule 


31.2 The council, must, if it determines in its discretion that a resident is in repeated 


contravention of any bylaws or rules of the strata corporation, levy fines and the fines so 


levied shall be immediately added to the strata fees for the strata lot and shall be due and 


payable together with the strata fees for the strata lot in the next month following such 


contravention. 


31.3 Except where specifically stated to be otherwise in these bylaws, if an activity or lack of 


activity that constitutes a contravention of a bylaw or rule continues, without interruption, 


for longer than 7 days, a fine may be imposed every 7 days. 


32. Small claims court proceedings - authorization to proceed 


32.1 The strata corporation may proceed under the Small Claims Act, without further 


authorization by the owners, to recover from an owner, by an action in debt in small 


claims court, money owing to the strata corporation, including money owing as 


administration fees, bank charges, fines, penalties, interest or the costs, including legal 


costs, of remedying a contravention of the bylaws or rules and to recover money which 


the strata corporation is required to expend as a result of the owner's act, omission, 


negligence or carelessness or by that of an owner’s visitors, occupants, guests, 


employees, agents, tenants or a member of the owner's family. 
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ANNUAL AND SPECIAL GENERAL MEETINGS 


33. Person to chair meeting 


33.1 Annual and special general meetings must be chaired by the president of the council.  


33.2 If the president of the council is unwilling or unable to act, the meeting must be chaired 


by the vice president of the council.  


33.3 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, eligible to vote, who are present at the meeting.  


34. Quorum 


34.1 Eligible voters holding 1/3 of the strata corporations votes shall constitute a quorum for 


an annual or special general meeting 


34.2 Notwithstanding section 48 (3) of the Act, if within one half (1/2) hour from the time for 


an annual general meeting or a special general meeting called by the strata council, a 


quorum is not present, the eligible voters present in person or by proxy shall therefore 


constitute a quorum  


35. Participation by other than eligible voters 


35.1 All residents may attend annual and special general meetings, whether or not they are 


eligible to vote.  


35.2 Persons, who are not eligible to vote, may not participate in the discussion at a meeting. 


35.3 Persons, who are not eligible to vote, must leave the meeting if requested to do so by a 


resolution passed by a majority vote at the meeting.  


36. Voting 


36.1 Except on matters requiring a unanimous vote, the vote for a strata lot may not be 


exercised if the strata corporation is entitled to register a lien against that strata lot under 


section 116(1) of the Act. 


36.2 Except on matters requiring a unanimous vote, the vote for a strata lot may not be 


exercised if there are amounts owing to the strata corporation charged against the strata 


lot in respect of administration fees, bank charges, fines, penalties, interest or the costs, 


including the legal costs, of remedying a contravention of the bylaws or rules, including 


legal costs. 
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36.3 Except on matters requiring a unanimous vote, the vote for a strata lot may not be 


exercised if there are amounts owing to the strata corporation charged against the strata 


lot in respect of administration fees, bank charges, fines, penalties, interest or the costs, 


including the legal costs, of remedying a contravention of the bylaws or rules, including 


legal costs, for which the owner is responsible under section 131 of the Act. 


36.4 At an annual or special general meeting, voting cards must be issued to eligible voters.  


36.5 At an annual or special general meeting a vote is decided on a show of voting cards, 


unless an eligible voter requests a precise count.  


36.6 If a precise count is requested, the chair must decide whether it will be by show of voting 


cards or by roll call, secret ballot or some other method.  


36.7 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.  


36.8 If there is a tie vote at an annual or special general meeting, the president, or, if the 


president is absent or unable or unwilling to vote, the vice-president may break the tie by 


casting a second, deciding vote.  


36.9 Despite anything in bylaws 36.1 to 36.8 (inclusive), an election of council or removal of a 


council member or any other vote must be held by secret ballot, if the secret ballot is 


requested by an eligible voter.  


37. Order of business 


37.1 The order of business at annual and special general meetings is as follows: 


(a) certify proxies and corporate representatives and issue voting cards; 


(b) determine that there is a quorum; 


(c) elect a person to chair the meeting, if necessary; 


(d) present to the meeting proof of notice of meeting or waiver of notice; 


(e) approve the agenda; 


(f) approve minutes from the last annual or special general meeting; 


(g) deal with unfinished business; 


(h) receive reports of council activities and decisions since the previous annual 


general meeting, including reports of committees, if the meeting is an annual 


general meeting; 


(i) ratify any new rules made by the strata corporation under section 125 of the Act; 
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(j) report on insurance coverage in accordance with section 154 of the Act, if the 


meeting is an annual general meeting; 


(k) approve the budget for the coming year in accordance with section 103 of the Act, 


if the meeting is an annual general meeting; 


(l) deal with new business, including any matters about which notice has been given 


under section 45 of the Act; 


(m) elect a council, if the meeting is an annual general meeting; 


(n) terminate the meeting.  


OPERATIONS 


38. Resale 


38.1 An owner will not permit ‘For Sale” or “Open House” signs to be placed on or about the 


common property or a strata lot. 


 


38.2 An Open houses for the purpose of marketing or selling a strata lot must be arranged 


through the concierge at least seven days in advance. No more than one open house will 


be allowed on the same day. All prospective purchasers must be accompanied by the 


realtor of the strata lot, the owners or owner’s designate to and from the strata lot while 


they are in the interior common property. Open Houses must not be booked more than 14 


days in advance.  


38.3 There shall be no real estate lock boxes placed on any part of the strata property.  


39. Moving and delivery of furniture, appliances and building materials 


39.1 It will be the express responsibility of the owner to ensure that all moves in or out by a 


resident conform to this bylaw and any rules established by the strata council from time 


to time.  


39.2 All deliveries of furniture, appliances and building materials are to be coordinated with 


the concierge.  A minimum of two days notice is required. 


39.3 All deliveries of furniture, appliances and building materials must take place between 


8:00 am and 4:00 pm Monday through Friday and 9:00 am and 4:00 pm on Saturdays. 


Failure to complete the delivery by the prescribed time will result in a charge being 


assessed to the Owner of the suite of $50.00 per hour or portion thereof to provide 


staffing for security purposes. 


39.4 No deliveries of furniture or appliances shall take place on Sundays, Boxing Day or 


Statutory Holidays without the written permission of the Strata Corporation. 
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39.5 A resident must provide notice to the strata manager and/or concierge of all moving 


arrangements at least one (1) week before the moving date. 


39.6 All moves must take place between 8:00 am and 4:00 pm Monday through Friday and 


9:00 am and 4:00 pm on Saturdays. Failure to complete the move by the prescribed time 


will result in a charge being assessed to the Owner of the suite of $50.00 per hour or 


portion thereof to provide staffing for security purposes 


39.7 No moves will be allowed on Sundays, Boxing Day or Statutory Holidays without the 


written permission of the Strata Corporation 


39.8 The elevators must be padded before they can be used to move goods in or out of the 


building.  Padding can be arranged through the Concierge 


39.9 A resident using the elevator during a move or delivery of furniture, appliances and 


building materials must ensure that the Elevator Service Key is used to control the 


elevator and the doors are not jammed open in any manner. 


39.10 A resident must ensure that the lobby doors are not left open, ajar or unattended and that 


furniture is not left piled in the lobby area. 


39.11 Each resident is responsible for advising the moving/delivery company of the delivery 


rules. 


39.12 A non-refundable move in charge of $300.00 will be assessed against every strata lot 


whenever a move-in takes place. 


The non-refundable move in charge will be reduced to $100.00 for a move in that does 


not require the use of the main lobby, elevators or underground parking garage.  


Move in charges must be paid prior to the move into the strata lot. The move in charge 


will also cover the move out. 


39.13 A resident must ensure that all common areas are left damage free, clean and all hallways 


and lobby areas vacuumed immediately upon completion of the move.  The owner will be 


liable for any damage caused to or clean-up of the common property by the move-in or 


move-out. 


39.14 Residents moving into a furnished suite shall be excluded from paying the move-in fee. 


39.15 A resident contravening bylaws 39.1 to 39.13 (inclusive) shall be subject to a fine of 


$200.00 for each contravention 


40. Parking 


40.1 Residents may park only in those spaces specifically designated to them.   
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40.2 Visitors may park in those spaces in the first section of the garage marked "Visitor 


Parking".   


40.3 For parking purposes, a ‘visitor’ shall be defined as any person actually visiting a resident 


in the building at the time he/she is parking on the property.   


40.4 Visitors are allowed to occupy a designated visitor parking stall up to fourteen (14) times 


in a 12 month period.  


40.5 Parking spaces designated as "Visitor Parking" are for, and shall be used by, visitors of 


residents and/or trades vehicles only.  Residents shall not utilize the visitor parking 


spaces.  All vehicles in visitor stalls must display a visitor parking permit supplied by the 


strata corporation.  Parking permits may be obtained from the concierge.  


40.6 All vehicles parked in visitor’s parking must display current license plates and must be 


insured.  The parking permit shall be displayed on the front dash board of the vehicle. 


40.7 Vehicles parked in visitor’s parking without a parking permit for more then 48 hours will 


be towed without notice or warning. 


40.8 Visitors of residents may use a resident’s unused assigned parking space with the 


owner's/occupier's permission. 


40.9 There shall be no unlicensed vehicles in any parking space within the common property 


except where an owner or resident has a vehicle which is in good repair but he/she wishes 


to have the vehicle unlicensed and off the road the owner or resident may make 


application to the strata council for permission to park the vehicle in an approved parking 


spot.  With written proof of storage insurance the strata council shall not withhold this 


permission unduly. 


40.10 There shall be no derelict vehicles parked anywhere on the common property.  A derelict 


vehicle is one which shall be defined as being not presently roadworthy. 


40.11 There shall be no repairs, oil changes or other maintenance operations carried out on 


common or limited common property. 


40.12 No resident shall store any material in the parking stalls without the written permission of 


the strata council. 


40.13 A resident shall not rent or lease his assigned parking space(s) to other than a resident of 


strata plan BCS 1128. 


40.14 No vehicle shall exceed the speed limit of 5 kph in the parking garage or the garage ramp. 


40.15 Vehicles dripping oil or gasoline are prohibited from parking or driving in the garage 


until repaired.  Residents shall clean up any oil spillage from their vehicles and in the 


event the spillage is not properly cleaned, the strata council may order the work done and 
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shall hold the resident liable for the expense of such clean up.  In addition, council may 


fine the owner of the vehicle $200. for each offense.  


40.16 No vehicles exceeding 4,000 kg. G.V.W. shall be parked or brought onto the common 


property without the consent of council, except when used in delivery to or removal from 


One Park Lane.  


40.17 No parking is permitted except in a designated parking space.  Nor shall a vehicle park in 


a manner which will reduce the width of the garage roadways, neighbours parking spaces 


or walkways. 


40.18 The strata corporation shall be responsible for the repair and maintenance, including 


power washing of the parking area and parking stalls. 


40.19 Residents shall remove their vehicles, at the strata council’s request, from the parking 


garage in order to facilitate the repair and maintenance, including power washing, of the 


parking garage.  The strata corporation shall provide at least seven (7) days prior notice 


of the work.  


40.20 In addition to the fines prescribed in this rule and where a resident, or their guests(s), 


disregard and continue to breach this parking bylaw, the strata council may order the 


offending vehicle to be towed, at the owner’s expense. 


40.21 Outgoing vehicles have the right-of-way at the garage door. 


40.22 Use of car horns upon entering, leaving or within the parking garage is prohibited. 


40.23 Vehicle lights must be used at all times in the parking garage when the vehicle is in 


motion. 


40.24 No storage of goods and materials or storage structures of any kind will be permitted in 


parking spaces 


40.25 A resident or visitor must not use any parking area or common area as a work area for 


carpentry, renovations, or repairs (including sawing, drilling, painting and the use of any 


adhesive or hardening compounds). 
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41. Cleanliness 


41.1 All household refuse and recycling material shall be securely bagged, sealed and placed 


in the garbage containers located in the garbage container room.   


41.2 Recyclable material, with the exception of paper products, must be washed and placed in 


the appropriate recycling containers. 


41.3 Cardboard is to be flattened, cut to size, as required and placed in the appropriate 


recycling containers. 


41.4 Any waste material, other than ordinary household refuse and normally collected 


recycling materials, shall be removed by the individual owner or resident of the Strata 


Lot. 


(a) Cardboard from moving must be disposed of by the moving company or 


resident(s) off-site and not left in the garbage container room 


(b) No construction material, furniture or other bulk items are to be placed in the 


garbage containers or garbage container room.  These types of materials must be 


disposed of by the resident(s) off-site 


42. Disturbance of Others 


42.1 Residents are responsible for the conduct of their visitors including ensuring that noise is 


kept at a level, in the sole determination of a majority of the council that will not disturb 


the rights of quiet enjoyment of others. 


42.2 Residents are responsible for the conduct of children residing in their strata lot, including 


ensuring that noise is kept at a level, in the sole determination of a majority of the council 


that will not disturb the quiet enjoyment of others.   


42.3 Residents are responsible to assume liability for and properly supervise activities of their 


children. 


42.4 Mops or dusters of any kind shall not be shaken and nothing shall be thrown out of any 


window, door, passage, or other parts of the strata lot or the common property.  In 


particular, no material substances, especially burning material such as cigarettes or 


matches shall be permitted to be discharged from a window, door, patio or other part of a 


strata lot or the common property. 


42.5 No barbecues other than those fuelled by propane or natural gas or electricity may be 


used.  No owner shall operate his barbecue in a manner which, in the opinion of the strata 


council, interferes with another owner’s enjoyment of his/her strata lot.  All barbecues 


must be kept a minimum distance of 24 inches away from the building exterior walls.  


Residents are responsible for heat damage to the building envelope. 
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42.6 Residents shall not operate any devices or equipment (such as stereo equipment and 


musical instruments) or engage in any activities after 11:00 p.m. and prior to 7:00 a.m. 


that may cause a disturbance to other residents. 


 


43. Common Areas 


43.1 The strata council shall administer all common areas and any rules formulated by the 


strata council from time to time shall be binding upon all owners, residents and visitors 


43.2 The common facilities are for the use of residents and their invited guests only.  A 


resident must accompany guests when using these facilities. 


44. Security 


 


44.1 Residents are responsible for anyone they admit onto or about the common property, 


inclusive of agents, servants, licensees, or invitees. 


 


44.2. No individual shall: 


  


 (a) Leave open or unlocked any entrance door, gate or fire exit unless they are in 


constant supervision of that entrance or exit; or 


 


 (b) Allow entrance to any person into the building, lands, courtyard or garage by 


enterphone or directly, unless that person is known to them as a current resident, 


or an invited guest of the individual allowing such entrance or emergency 


response personnel. 


 


44.3 Lost or stolen access door transmitters, fobs and common keys shall be immediately 


reported to the concierge so that the appropriate code can be deactivated or locks 


changed. 


 


44.4 It is the responsibility of each resident to ensure that the individual security codes for 


access door transmitters are properly recorded in the security system.  When a resident 


permanently leaves the premises, it is the responsibility of the concierge to delete 


individual security codes from the system. 


44.5 The strata council shall form a security committee; to establish operating rules and 


guidelines for various components of the security system; to provide guidelines for the 


security of individual strata lots: and to establish resident-based voluntary crime 


prevention programs such as block watch. 


44.6 There shall be no soliciting within the boundaries of the strata corporation. 


 


44.7 The number of key fobs and remote transmitters issued to each strata lot shall be limited 


to a maximum of five (5) each. 
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In the interest of maintaining security for all residents of One Park Lane, the strata 


council may delete any excess fobs/transmitters that exceed five (5) each per strata lot. 


An Owner who alleges hardship as a result of the passage of Bylaw 44.7 must submit a 


letter to the Strata Council providing reasons for the requirement of additional 


fobs/transmitters. Strata Council members will hold a master device for the building 


which must be turned in if a Council member is removed from Council, resigns or is not 


re-elected at a general meeting. 


45. Complaints 


 


45.1 Any complaints about an infraction of the strata corporation’s bylaws must be made in 


writing to strata council, in care of the property manager, to deal with same. 


 


45.2 Any complaints concerning the performance of an employee, agent and/or contractor of 


the strata corporation must be made in writing to the strata council, in care of the property 


manager, to deal with same. 


 


45.3 Residents must not make complaints directly to an individual member of strata council, 


or any employee, agent and/or contractor of the strata corporation. 


46. Theatre and Lounge 


46.1 Specific rules and regulations for the theatre and lounge will be established by the strata 


corporation, from time to time, and the strata corporation reserves the right to change 


theatre and/or lounge rules at any time. 


47. Exercise Room 


47.1 All users should familiarize themselves with the safe operation and safety instructions for 


all exercise equipment 


47.2 Children under the age of 14 must be supervised at all times when in the Exercise Room 


47.3 Alcohol, smoking or food are not permitted within the Exercise Room 


47.4 Adequate and suitable clothing shall be worn while using the equipment 


47.5 All equipment should be wiped clean after use 


48. Installation of satellite dishes 


48.1 The installation of a satellite dish requires the prior approval of the strata council. 


48.2 Dishes shall not exceed 24 inches in diameter. 


48.3 The application must indicate: 


(a) How the dish is to be attached to the common property of the strata corporation 
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(b) That the satellite dish is not visible from the street, common property, limited 


common property or from any other residence.   


(c) How the cable is to pass through the exterior wall (common property) and the 


route and means of attachment of the cable between the entry point and the 


satellite dish.  


48.4 A security deposit of $200 shall be provided with the application.   


(a) The deposit will be returned if the application is not approved 


(b) If approved, the deposit shall be returned upon the completion of the installation 


once it has been determined that the installation is in accordance with the 


application and any further requirements provided by the strata council 


49. Pets and animals 


 


49.1 A pet shall be defined as any animal, livestock, fowl, or reptile under the care of a 


resident or visitor to the strata. 


49.2 A resident shall not keep pets in any strata lot or on common property other than: 


(a) a reasonable number of fish or other small aquarium animals, 


(b) a reasonable number of small caged mammals;  


(c) Cats and/or dogs to a maximum of two (2).  The total weight of all fully mature 


animals shall not exceed 25 Kilograms.  Dogs must be on a leash when on 


common property and all pets must be under the full control of the owner at all 


times. 


(d) Two caged budgies, canaries, or other small domestic type caged birds of similar 


size as a canary or budgie, per strata lot. 


49.3 The determination of ‘reasonable’ in 49.2 shall be at the sole discretion of the strata 


council 


49.4 Aquariums for the display of tropical fish must be of sturdy nature and the owners of 


such aquariums will be held responsible for any damages arising to common property or 


any strata lot as a result of leakage or spillage from the aquarium.  The strata lot owner 


shall not be able to make a claim on the strata corporation's insurance policy in the event 


of damage to their strata lot. 


 


49.5 A resident must not harbour exotic pets, including, not exhaustively, snakes, reptiles, 


spiders, or large members of the cat family. 


 


49.6 A resident must not harbour a ‘vicious dog’ on a strata lot or common property, including 


limited common property.  For the purposes of this bylaw, ‘vicious dog’ shall mean: 


 


(a) Any dog that has killed or injured: 
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(i) A person; or 


(ii) Another animal while running at large; or 


 


(b) Any dog that aggressively harasses or pursues another person or animal while 


running at large; or 


 


(c) Any dog primarily owned in part for the purpose of dog fighting or is trained for 


dog fighting; or 


 


(d) A Pit Bull Terrier, American Pit Bull Terrier, Pit Bull, Staffordshire Bull Terrier, 


American Staffordshire Terrier or any dog of mixed breeding that includes any of 


these breeds; or any dog that has the appearance and physical characteristics 


predominately conforming to these standards for any of the above breeds, as 


established by the Canadian Kennel Club, the American Kennel Club or the  


United Kennel Club as determined by a veterinarian licensed to practice in the 


Province of British Columbia. 


 


49.7 If the Strata Council receives a written complaint about a pet, then the strata council shall 


give written notice of the complaint to the pet owner.  The pet owner shall have five (5) 


days from the date such notice is received by him/her within which to make written 


representation to the strata council in response to the complaint.  If, upon due 


consideration of the complaint and any response thereto, the strata council, in their sole 


discretion, resolves that the pet is unsafe vicious, or a nuisance, then strata council may 


order that the pet be removed from the strata.  The council shall give notice of its 


resolution, with 5 working days, stating the grounds for its decision to the pet owner and 


owner of the strata lot, if they are different.  Any such pet shall be permanently removed 


from One Park Lane within thirty (30) days after the day on which such notice is 


delivered to the pet owner.  Should such pet owner fail to remove their pet permanently 


from One Park Lane, then the strata council may 


 


i) levy a fine, and  


 


 ii) take legal action to require the removal of such pet; 


 


Any costs (including all legal costs on a solicitor client basis) resulting from such actions 


shall be the sole responsibility of the strata lot owner.  For the purposes of this bylaw, a 


nuisance shall be defined as excessive noise, or damage being done to the common 


property, or aggressive behaviour towards residents.  One Park Lane shall include all 


Common Property and individual Strata Lots compromising Strata Plan BCS 1128. 


 


49.8 Visitor's pets brought onto the common property or limited common property shall be 


subject to the same rules of behaviour and restraint as apply to owner's animals.  Each 


strata owner shall be fully responsible for animals accompanying their visitors. 


49.9 No pet shall be permitted to urinate or defecate on the common property, or on any 


balcony or any patio. 
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If any pet defecates on the common property, a balcony or a patio, the pet owner shall 


immediately and completely remove all of his pet’s waste from the common property, 


balcony or patio, and dispose of it in a waste container or by some other sanitary means. 


49.10 No pets are allowed in the exercise room, theatre or lounge at any time. 


49.11 A resident must not feed birds, rodents or other wild animals from any strata lot, limited 


common property, common property or land that is a common asset.  No bird feeders of 


any kind are permitted to be kept on balconies, roof decks, strata lots, common property 


or land that is a common asset. 


49.12 A pet owner must ensure that the pet is kept quiet, controlled and clean at all times.  Any 


excrement on common property or on land that is a common asset must be immediately 


disposed of by the pet owner. 


49.13 A strata lot owner must assume all liability for all actions by a pet, regardless of whether 


the owner had knowledge, notice or forewarning of the likelihood of such action 


49.14 Any resident not adhering to these bylaws shall be fined by the Strata Council $200.00 


for each contravention. 


50. Miscellaneous 


50.1 There shall be no smoking or drinking of alcohol by any resident or guest anywhere on 


the common property of the strata corporation. (This includes halls, stairs, elevators, 


underground parking garage, locker rooms, theatre, lounge, exercise room, lobby, 3
rd


 


floor north side common area, patio areas, children’s playground, etc.) 


50.2 Furthermore, in concert with the provisions of Bylaw 4.1(a) & (c) relating to the use of 


property, no smoking is permitted on the limited common property patios and balcony 


decks. 


50.3 A resident must not store any hazardous materials or flammables in storage lockers. 


50.4 A resident or visitor must not hinder or restrict sidewalks, entrances, exits, halls, 


passageways, stairways and other parts of the common property.  Hindrance and 


restriction includes the keeping of personal items and garbage. 


50.5 A resident or visitor must not wear or use inline skates and skateboards ANYWHERE in 


the building, including a strata lot. 


50.6 A resident must not erect or display or permit to be erected or displayed any signs, 


fences, billboards, placards, advertising, notices or other fixtures of any kind on the 


common property or in a strata lot, unless authorized by the council.  This shall include 


exterior painting and the addition of wood, ironwork, concrete or other materials. 
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50.7 A resident may post notices on the designated bulletin board, subject to being removed 


by the council if deemed inappropriate or posted for in excess of one week. 


50.8 A resident must ensure that all entrance doors to strata lots are kept closed and kitchen 


extract fans are used when cooking. 


50.9 A resident must ensure that drapes or blinds visible from the outside of the building are 


cream or white in colour. 


50.10 A resident must not display or erect fixtures, poles, clotheslines, racks, storage sheds and 


similar structures permanently or temporarily on limited common property, common 


property or land that is a common asset.  Despite the foregoing, the placing of items on 


the limited common property balconies or patio areas shall be limited to free standing, 


self contained planter boxes or containers, summer furniture and accessories. 


50.11 A resident must not conduct a conversation or call from any balcony or in any way carry 


on any such activity which would disturb any other owner. 


50.12 All waterbeds used in the strata must be of quality construction.  Those owners of 


waterbeds will be held responsible for any damages arising to common property or any 


strata lot as a result of leakage or spillage from the waterbed.  Owners/residents shall 


carry appropriate waterbed insurance.  The owner will on request provide a copy of the 


insurance to the strata council or property manager. 


50.13 A resident must not overload any electrical services or undertake any action or permit 


anything to be done which would increase the risk of fire or the rate of fire insurance 


premiums on the building or breach any appropriate rule, ordinance or bylaw of any 


municipal, provincial or federal regulatory agency with respect to safety. 


50.14 A resident must not transport Christmas trees through the common property unless the 


Christmas trees are completely enclosed in a bag. 


50.15 A resident must not dispose of residual water from cleaning of balcony decks or watering 


plants off the edge of the balcony or through the balcony drainage scupper. 


50.16 A resident must not permit an open flame to be displayed in any part of the interior 


common property. 


50.17 A resident must ensure that decorative lights and ornaments are installed only between 


December 1
st
 of the year approaching Christmas and removed before January 15


th
 of the 


year following Christmas. 


50.18 A resident must not ignite firecrackers or fireworks in any strata lot or on the common 


property. 


 


50.19 A Resident or visitor must not transport a bicycle through the interior common property 


(including entrance lobby, elevators and hallways,). The underground parking garage, 


locker rooms and storage rooms are excluded. Those residents occupying lockers #1-17 
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on the third floor are exempted from this rule for the purpose of storing bicycles in their 


lockers. Bicycle access to the 3
rd


 floor lockers must be made through the parking area. 


All bicycles must be stored in lockers, private storage rooms, or on a bicycle rack in a 


parking stall in the underground parking garage. They shall not be stored in strata units 


nor on balconies or deck areas. Bicycles stored in the parking stall must be stored above 


the floor level (whenever possible) on a Council approved and installed bike rack. No 


bicycles or any other equipment such as buggies, tools, sports equipment, etc. may be 


stored on the floor or attached to pipes, columns, etc. 


 


50.20 An owner, tenant or occupant must remove their vehicles at the Strata Council’s request 


from the parking garage in order to facilitate the repair and maintenance, including power 


washing of the parking garage.  Any resident’s vehicle parked in violation of this bylaw 


will be subject to towing within the parking garage by a towing company  authorized by 


Council, and all costs associated with such  removal shall be charged to the owner of the 


strata lot.  


 


50.21 An owner, tenant or occupant must permit a contractor retained by the strata 


 corporation, at a reasonable time on seven (7) days written notice to enter a strata lot 


 to make checks of heat detectors, smoke alarms and dryer ducts annually.  Should a 


 contractor have to return to service the heat detectors, smoke alarms or dryer ducts 


 due to inability to access the suite on the scheduled day, a call back fee of $50.00  will be 


 assessed against the owner of the suite.  


 


51. Renting of Strata Lots 


51.1 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, 


(Form K).  


51.2  Within two weeks of a tenant taking possession of a strata lot, the owner must provide the 


strata corporation Management Company with a copy of Form K signed by the tenant, in 


accordance with section 146 of the Act.  
 


51.3 An owner’s right for use of the recreational facilities, lounge and theatre are suspended 


when renting his/her strata lot to a tenant:  His/her privileges are transferred to the tenant.  
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Appendix 1 


 


Section 149 (1) of the Strata Property Act states “The strata corporation must obtain and 


maintain property insurance on: 


(a) common property, 


(b) common assets, 


(c) buildings shown on the strata plan, and 


(d) fixtures built or installed on a strata lot, if the fixtures are built or installed by the 


owner developer as part of the original construction on the strata lot [See Reg. 9.1] 


 


 Regulation 9.1 – Definitions for section 149 of the Act 


For the purposes of section 149 (1) (d) of the Act, “fixtures” means items attached to a 


building, including floor and wall covering and electrical and plumbing fixtures, but does 


not include, if they can be removed without damage to the building, refrigerators, stoves, 


dishwashers, microwaves, washers, dryers or other items; and wiring, plumbing, piping, 


heating air conditioning and other services. 
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STRATA COUNCIL MEETING MINUTES 


STRATA PLAN BCS 1128 – ONE PARK LANE 


 


DATE HELD: Thursday, September 19, 2013 


LOCATION:   Lounge – One Park Lane 


 170 West 1
st
 Street, North Vancouver, B.C. 


CALL TO ORDER: 7:00 p.m. 


             


 


Council in Attendance: Ms. Misty Jackson #906  President 


Mr. Peter Hume  #112  Vice President/Building/Security 


Mr. Bill Sievewright #506  Treasurer/Secretary 


   Ms. Debra Kleinfeld #604  Building/Security  


   Ms. Noushi Rouhi #908  Building/Security/Bylaws 


Ms. Shirley Kepper #212  Social/Amenity Room/Concierge Liaison 


Ms. Susan Hazell #315  Landscape 


 


Guests in Attendance:    Doug Towill  #202 (Left Meeting at 7:30 p.m.) 


    


Also in Attendance:  Adam Lord, Property Manager, Stratawest Management Ltd.   


    


(1) CALL TO ORDER 


The Meeting was called to order by the Strata Council President, Misty Jackson, at 7:00 p.m. 


 


(2) POLYGON DEVELOPMENT PRESENTATION 


On September 19, 2013 from 6:00 p.m. to 7:00 p.m., representatives of Polygon Development 


provided a presentation for interested residents of One Park Lane, to review development sites on 


the south side of the 100 block West Esplanade and another on the north side of the 260 block of 


West Esplanade.   


 


(3) INTRODUCTION OF NEW PROPERTY MANAGER 


Adam Lord of Stratawest Management Ltd. has assumed Property Management duties from Muryn 


Merta effective Tuesday, October 1, 2013. Adam can be reached by telephone at 604-904-9595 or 


by email at alord@stratawest.com.  


 


(4) UPCOMING EVENTS 


 Monthly Generator Test – Last Thursday of each month 


 Annual Fire Safety Inspection – January 2014 


 Dryer Duct Cleaning – May 2014 


 Parkade Scrubbing – May 2014 


 Window Cleaning – June 2014 


 Carpet Cleaning – September 2014 


 


(5) PREVIOUS MINUTES 


The approval of the previous minutes was deferred until next scheduled Strata Council Meeting. 


 


(6) UNFINISHED BUSINESS 


a) Parkade Repairs 
The Strata Council requested that the Property Manager obtain a third quotation for 


parkade leak repairs. 


 


b) Third Floor Patio Lighting 
It was reported that following review of the third floor patio lighting, it has been confirmed 


that the lighting is functioning and that no improvements/repairs are required at this time.  


 



http://www.oneparklane.net/
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c) Exterior Building Review 


The Strata Council discussed the Exterior Building Envelope Review performed by West 


Coast Building Coatings. Quotations were received for maintenance initiatives to the east 


elevation. The Property Manager was directed to review the proposals and provide a 


summary of the recommendations.  


 


d) Dryer Duct Cleaning Report 


The Property Manager was requested to review the dryer duct cleaning report from 


Michael A. Smith Duct Cleaning Ltd., which identifies Suites where access was not 


provided and compare with the report from last year.   Letters will be sent to strata lots 


where access has not been provided to perform this maintenance initiative in two 


consecutive years, with a request that dryer vents at the strata lots be cleaned in due course 


and that confirmation of the work is provided to Stratawest Management Ltd.  


 


(7) FINANCIAL REPORT  


a) Financial Statements  


The Strata Council reviewed the June and July 2013 Financial Statements.  


 


After consideration, it was,  


 


MOVED AND SECONDED (Kleinfeld/Hume) 


That the Financial Statements for the month of June 2013 be accepted as prepared by Stratawest 


Management Ltd.  


     


      CARRIED UNANIMOUSLY 


 


It was then, 


 


MOVED AND SECONDED (Kepper/Kleinfeld) 


That the Financial Statements for the month of July 2013 be accepted as prepared by Stratawest 


Management Ltd. 


 


CARRIED UNANIMOUSLY 


 


b) Accounts Receivable 


The Property Manager provided Council with a copy of the arrears report showing all 


Owners who owe money to the Strata Corporation whether for late payment of strata fees, 


move fees or Bylaw violation fines. The Property Manager was directed to send demand 


letters to strata lots that remain in arrears over 90 days. 


 


(8) CORRESPONDENCE 


Owners are invited to write the Strata Council via the Property Management Company 


regarding the affairs of the Strata Corporation.  


 


a) The Owner of Suite #202 attended the meeting and was given the opportunity to present to 


the Strata Council ongoing issues with pigeons roosting above their strata lots limited 


common property patio and defecating on the patio on a consistent basis to the point where 


it cannot be used.  Following discussion, it was, 
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MOVED AND SECONDED (Sievewright/Rouhi) 


That a quotation be obtained for installing spikes on dryer duct vents and other areas where the pigeons are 


roosting above the Owners strata lot.  Further areas of the property where pigeons continue to be a problem 


will also be reviewed when the contractor is on site.  


 


CARRIED UNANIMOUSLY 


 


b) The Strata Council reviewed correspondence from an Agent representing the landlord of a 


strata lot appealing a Bylaw violation letter they received for the violation of Bylaw 50.15 


of the Strata Corporation Bylaws in regards to the cleaning of their strata lots balcony and 


water landing on the limited common property balcony of a strata lot below. The Strata 


Council agreed not to proceed with a fine at this time and will request that the Owner who 


filed the complaint attempt to have the incident corroborated in the future. 


 


c) The Strata Council reviewed correspondence from an Owner of a townhouse unit 


concerning a dead cedar at the rear of their strata lot. The Owner has requested that the 


Strata Council consider the removal of the cedars in the area and the planting of yew trees. 


Following discussion, Strata Council Member Susan Hazell agreed to review and discuss 


this matter with the Owner.  


 


d) The Strata Council reviewed correspondence from an Owner dated July 21, 2013 regarding 


patio wear and tear with respect to peeling of paint that requires attention. The Owner will 


be advised that this maintenance initiative will be included in the overall Building 


Envelope Maintenance Plan.  


 


e) The Strata Council reviewed correspondence dated August 1, 2013 from an Owner 


appealing a fine levied against their strata lot as a result of their tenant’s contravention of 


Bylaw 50.2 of the Strata Corporation Bylaws relating to the Use of Property. The Strata 


Council believes that the issue has now been resolved and therefore will not proceed with a 


fine at this time.  


 


f) The Strata Council reviewed correspondence dated July 30, 2013 from an Agent 


representing the Owner of a strata lot in regards to a Bylaw violation letter they received 


with respect to a move-in to the property by their tenant in contravention of Bylaw 39 of 


the Strata Corporation Bylaws. The Strata Council reviewed the facts before them in 


rendering a decision and directed Stratawest Management Ltd. to proceed to levy a fine in 


the amount of $200.00 against the strata lot for the violation of Bylaw 30.9 of the Strata 


Corporation Bylaws. 


 


g) The Strata Council reviewed correspondence from an Owner dated June 6, 2013 proposing 


that the Strata Council look into a systematic installation of air conditioning in the building. 


On instruction, the Property Manager will advise the Owner that this initiative is not 


possible as the building is not designed to accept air conditioning. 


 
(9) COMMITTEE REPORTS 


a) Building/Security 


i) Security System Upgrade 


The Strata Council will meet with selected contractors who have provided 


proposals to perform an upgrade of the building’s security system.  
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b) Landscape  


i) New Landscaping Company 


The Strata Corporation’s new landscape contractor has been working hard to get 


the property in a more manageable condition. 


 


iii) Third Floor Tree Trimming Review 


The Strata Council believes that the trimming of the trees on the 3
rd


 floor has been 


an effective maintenance initiative. 


 


c) Social/Amenity Rooms  


 i) Flooring – Lounge/Exercise Room 


The Strata Council has received and is in the process of reviewing samples of 


options for flooring replacement in the Lounge and Exercise Room. 


 


d) Concierge Liaison  


i) Concierge Report  
It was reported that the recently installed Concierge office screen looks great and 


that a trim will be installed around it and painted in due course. A locksmith will 


be retained to repair the theatre lock. It was suggested that the trim in the mail 


room and exercise room be painted. The Property Manager will arrange for this 


maintenance initiative to be undertaken. It was requested that the Rules for the 


Theatre Room be amended to match the Rules for the Lounge (first paragraph).  


The Strata Council will review the Rules and consider amendments as appropriate. 


 


(10) NEW BUSINESS 


a) East Side Irrigation Quote 


The Strata Council reviewed a quotation from Parklawn Sprinklers Ltd. to move the main 


irrigation line and zone line that waters the east side of the property close to the wall 


behind the hedge in front of the townhouses, as well as to move the zone line that waters 


the hedge in front of the townhouses close to the wall and to secure the shrub-spray 


standpipes to the wall to keep them upright (not falling over) at a cost of $1,860.00 plus 


GST. The Strata Council will further review this initiative with Parklawn Sprinklers Ltd. 


 


b) Parking Stall Assignment List Review 


Stratawest Management Ltd. will be providing residents will a parking stall assignment list 


for One Park Lane.  Residents are requested to inform Stratawest Management Ltd. if the 


noted parking stall(s) assigned to their strata lot is not accurate. 


 


c) Carpet Cleaning Quotes 


The Strata Council reviewed quotations for the cleaning of the common area carpets.  


 


It was then, 


 


MOVED AND SECONDED (Sievewright/Hazell) 


That ServiceMaster Clean be retained to clean the carpets four times per fiscal year at a cost of $1,800.00 


plus GST.  The first cleaning will scheduled as soon as possible. 


 


CARRIED UNANIMOUSLY 
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d) LEC – Rate Increase  


The Property Manager was requested to write a letter to Lonsdale Energy Corporation 


concerning a letter received by the Strata Corporation dated July 25, 2013 with respect to 


their application to the City of North Vancouver for permission to increase its rates in the 


fall of 2013 and the summer of 2014.   


 


e) Emergency After-Hours Calls 


The Strata Council requested that Stratawest Management Ltd. contact a Council Member 


in emergency situations for direction if an after-hours emergency call to a contractor is 


warranted or if action can wait until the next business day to avoid overtime rates.  


 


(11) TERMINATION 


There being no further business the meeting concluded at 9:40 p.m. The next Strata Council 


Meeting will be held Thursday, November 14, 2013 in the One Park Lane Lounge commencing at 


7:00 p.m. 


 


 


 


NOTE:   


IN CASE OF EMERGENCY, CONTACT:  


STRATAWEST MANAGEMENT LTD.  


604-904-9595, 24 HOURS. 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


              
STRATAWEST MANAGEMENT LTD. 


#202 – 224 West Esplanade, North Vancouver, B.C., V7M 1A4 (Tel: 604-904-9595/Fax: 604-904-2323) 


Administration: Taryn Porritt, tporritt@stratawest.com 


Accounting: Catherine Tocher, ctocher@stratawest.com 
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STRATA COUNCIL MEETING MINUTES 


STRATA PLAN BCS 1128 – ONE PARK LANE 


 


DATE HELD: Thursday, November 27, 2014 


LOCATION:   Lounge – One Park Lane 


 170 West 1
st
 Street, North Vancouver, B.C. 


CALL TO ORDER: 7:00 p.m. 


             


 


Council in Attendance: Mr. Bill Sievewright  #506  President 


 Ms. Debra Kleinfeld  #604  Vice President/Building/Security 


Ms. Norma Clark  #210  Treasurer 


Ms. Pascaline Denblyden #505  Secretary/Bylaws 


Ms. Shirley Kepper  #212  Landscape 


Ms. Monir Ghahreman  #301  Social/Amenity Rooms 


Ms. Linda Hamer  #706  Concierge Liaison 


 


Also in Attendance:  Edward Buset, New City Contracting (7:00 p.m. to 8:00 p.m.) 


    


Also in Attendance:   Adam Lord, Property Manager, Stratawest Management Ltd.   


    


(1) CALL TO ORDER 


The Meeting was called to order at 7:00 p.m. 


 


(2) GUEST BUSINESS 


The Strata Council invited Edward Buset, President of New City Contracting to the meeting to 


discuss the Strata Council’s concerns regarding recent building maintenance work performed by 


New City Contracting at One Park Lane and concerns with the management of the maintenance 


work moving forward along with the contracted building envelope deficiency work.  Edward 


accepted the feedback from Council and will review the concerns with his staff and look to make 


changes in order to provide better service to the Strata Corporation if the relationship is to continue. 


 


(3) UPCOMING EVENTS 


 The Strata Council reviewed the maintenance list below agreed on changes to the months that the 


 services will be performed: 


 Monthly Generator Test – Last Thursday of each month 


 Carpet Cleaning – December 2014. 


 Window Cleaning – Late May 2015. 


 Annual Fire Safety Inspection – March 2015 


 Dryer Duct Cleaning – March 2015 


 Parkade Scrubbing – Late May 2015 


 


(4) PREVIOUS MINUTES 


There being no errors or omissions, it was, 


 


MOVED AND SECONDED (Kepper/Kleinfeld) 


That the Minutes of the Strata Council Meeting held Thursday, October 23, 2014 be adopted as circulated. 


 


CARRIED UNANIMOUSLY  
 


(5) UNFINISHED BUSINESS 


a) Website 
Further to the previous minutes of Thursday, October 23, 2014 under item (4) a), it was, 
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MOVED AND SECONDED (Kepper/Hamer) 


That the Strata Corporation enter into an agreement with Stratawest Management Ltd. to provide and 


administer a website for One Park Lane for which email addresses for Owners and tenants will be collected, 


subject to confirmation that notices to Owners/Residents can be distributed by email without the 


Owners/Residents having  to logon to the website to view the notice and that the contract can be terminated 


by the Strata Corporation at any time upon Thirty (30) days’ notice.  


 


CARRIED UNANIMOUSLY  


ACTION:  STRATAWEST. 
 


b) Kitchen Sink Drain Line Cleaning on Second and First Floors 
Milani will schedule the cleaning of kitchen sink drain lines on the second and first floors 


at no charge to the Strata Corporation. ACTION: STRATAWEST. 


 


c) Townhouse 160 – Front Door Damage – Door Replacement Quote/Painting of 


Townhouse Doors/Frames 


Further to the previous minutes of October 23, 2014 under item (8) b), The City of North 


Vancouver has denied a claim for compensation from the Strata Corporation for the 


damages suffered to common property as they stated that the damages was not a result of 


negligence on the part of the City of North Vancouver.  The Strata Council directed the 


Property Manager to obtain some further information from the townhouse Owner with 


respect to when they first noticed the damage and to send a further letter to the City of 


North Vancouver disputing the Strata Corporations request for compensation being denied.  


              ACTION:  STRATAWEST. 


 


d) Water Management System Quote 


The Strata Council deferred discussion on a proposal for a water management system for 


One Park Lane.  The Property Manager will contact a neighbouring Strata Corporation to 


confirming the contractor they used to implement a similar system in their building.  


              ACTION:  STRATAWEST. 


 


e) Gym Flooring 


The Strata Council has met with the supplier of the gym flooring with concerns with 


respect to off gassing and the product not holding up.  The Strata Council will be 


contacting Lonsdale Flooring to request a meeting.         ACTION:  SHIRLEY KEPPER.  


The Gym Exhaust fan will be reviewed by a contractor to ensure that it is working 


properly.              ACTION:  STRATAWEST.


       


(6) FINANCIAL REPORT  


a) Financial Statements  


The Strata Council Treasurer, Norma Clark, reviewed the Financial Statements for the 


month of September 2014 and recommended their approval.  It was then, 


 


MOVED AND SECONDED (Clark/Kepper) 


That the Financial Statements for the month of September 2014 be accepted as prepared by Stratawest 


Management Ltd.  


 


CARRIED UNANIMOUSLY  
 


b) Accounts Receivable 


The Strata Corporation is pursuing unpaid move in fees and/or fines levied against strata 


lots.  
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(7) CORRESPONDENCE 


Owners are invited to write the Strata Council via the Property Management Company 


regarding the affairs of the Strata Corporation.  


 


a) Further to the previous minutes of October 23, 2014 under item (6) d), the Strata Council 


reviewed further documentation from the Owner of a strata lot confirming they were out of 


the country on the date that it was reported that a Bylaw contravention in regards to 


discarding water over their strata lots limited common property balcony was reported.  The 


Strata Council directed the Property Manager to advise the Owner that the fine will be 


reversed as there is not enough evidence to prove the claim.  


 


b) The Strata Council reviewed correspondence from an Owner in regards to a request to 


purchase twelve pound weights for the gym.  The Strata Council will take the request under 


advisement.  


 


c) The Strata Council reviewed correspondence from an Owner with respect to a legal opinion 


received by the Strata Corporation in regards to parking stalls and storage lockers.   The 


Strata Council will be following up on a couple of items concerning this matter.   


 


d) The Strata Council reviewed correspondence from an Owner dated November 26, 2014 


filing a complaint about the exterior of the building being in a poor state, specifically the 


grounds.  It was noted that the grass will stay in similar condition until spring.   Dogs are 


the main culprit with the condition of the grass.  


 


(8) COMMITTEE REPORTS 


a) Building/Security 


i) Exterior Building Review/Maintenance/Photo Survey/Deficiency Quotes 


Further to Agenda item (2) above, Edward Buset of New City Contracting will be 


reviewing the building envelope deficiency photo survey and quotation and 


providing a revised report/bid in due course.  


 


ii) Townhouse Power Washing  


The power washing of the townhouses has been deferred at this time until better 


weather conditions.  


 


iii) Ten Year Structural Warranty Review 


The Strata Council reviewed a ten year warranty review performed by Sense 


Engineering dated November 15, 2014.  The letter confirmed that Sense 


Engineering found no apparent building deficiencies that would justify a claim 


against the ten year common property warranty.  The Strata Council directed 


Stratawest Management Ltd. to contact Sense Engineering with respect to 


comments made in a covering email in regards to observations of maintenance 


deficiencies and attempt to confirm the locations.      ACTION:  STRATAWEST. 


 


b) Landscape  


Shirley Kepper provided a landscaping report.  Shirley advised that as a result of leaves 


falling and the frost, that it prevented some planting in early November.  The east path 


roses have been removed and relocated.  The grass will be left for the winter as it is frozen 


and very wet.  Planters have been cleaned up and will be replanted once the existing plants 


die off.  
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c) Social/Amenity Rooms  


i) Rule #6 Amendment 


Following brief discussion, it was, 


 


MOVED AND SECONDED (Hamer/Kleinfeld) 


That Rule #6 be amended by changing the hours that the lounge is available for casual use to 9:00 a.m. to 


4:00 p.m., Monday through Friday commencing Friday, November 28, 2014.  


 


CARRIED UNANIMOUSLY  
 


ii) Options for Converting Theatre Room/Gym 


The Strata Council discussed options to convert the gym into a guest suite and the 


theatre room into a gym.  It was noted that the theatre room cannot be converted 


into a guest suite as there is no exterior access.  The Gym could be potentially 


converted into a guest suite and the theatre room converted to a gym.  The Property 


Manager will have a contractor provide a ballpark estimate for the suggested 


conversions.              ACTION:  STRATAWEST. 


 


d) Concierge Liaison 


It was reported that residents continue to discard garbage in the garbage bins such as 


clothes and furniture that are not allowable.  The Strata Council will look into the 


installation of cameras in the garbage room.                 ACTION:  DEBRA KLEINFELD. 


 


e) Bylaws 


i) Bylaw 6.2 Amendment Consideration 


The Strata Council reviewed a proposed amendment Bylaw 6.2.  The Strata 


Council agreed on revisions to the proposed Bylaw amendment prior to further 


discussion at the next regularly scheduled Strata Council Meeting. 


 


(9) NEW BUSINESS 


a) Notice Displays 


The Strata Council will look into the purchase of notice display cases for placement on 


common property.      ACTION:  NORMA CLARK AND PASCALINE DENBLYDEN. 


 


b) Pigeon Control Estimates 


The Strata Council obtained pigeon control estimates from North Shore Pest Detective for 


bird net installation on the south open roof area, bird spike installation at north east corner, 


bird excrement cleanup on the south flat rock covered roof, bird net installation on the 


north open roof area and bird wire installation at penthouse 3. The Strata Council will be 


obtaining a further bid.   ACTION:  STRATAWEST. 


 


c) Window Coverings 


Discussion was heard with respect to the different window coverings at One Park Lane. 


The Strata Council will look into tightening up the bylaw.  


 


(10) TERMINATION 


There being no further business the meeting concluded at 10:00 p.m.  The next regularly scheduled 


Strata Council Meeting will be held Thursday, January 29, 2015.  
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STRATA COUNCIL MEETING MINUTES 


STRATA PLAN BCS 1128 – ONE PARK LANE 


 


DATE HELD: Thursday, March 20, 2014 


LOCATION:   Lounge – One Park Lane 


 170 West 1
st
 Street, North Vancouver, B.C. 


CALL TO ORDER: 7:00 p.m. 


             


 


Council in Attendance: Mr. Bill Sievewright #506 President/Secretary 


 Ms. Debra Kleinfeld #604 Vice President/Building/Security 


Ms. Shirley Kepper #212 Treasurer/Social/Amenity Room/Concierge Liaison 


Ms. Noushi Rouhi #908 Building/Security/Bylaws 


Ms. Susan Hazell #315 Landscape 


 


Guest in Attendance:  Nick Atchison, Tri-West Technologies Inc. (Arrived at 6:45 p.m. and left at 7:00 p.m.) 


   Gary Charbonneau #160 (Arrived at 7:00 p.m. and left at 7:45 p.m.) 


   Greg Cusbert  #162 (Arrived at 7:00 p.m. and left at 7:45 p.m.) 


   Aaron Peterson  #907 (Arrived at 7:45 p.m. and left at 8:15 p.m.) 


 


Also in Attendance:  Adam Lord, Property Manager, Stratawest Management Ltd.   


    


(1) CALL TO ORDER 


The Meeting was called to order by the Strata Council President, Bill Sievewright, at 6:45 p.m. 


 


(2) UPCOMING EVENTS 


 Monthly Generator Test – Last Thursday of each month 


 Carpet Cleaning – April 2014 


 Annual Fire Safety Inspection – March 2014 


 Dryer Duct Cleaning – May 2014 


 Parkade Scrubbing – May 2014 


 Window Cleaning – June 2014 


 


(3) GUEST BUSINESS 


a) Nick Atchison of Tri-West Technologies Inc.  
Nick Atchison of Tri-West Technologies Inc. attended the meeting to discuss the recently 


installed security system and the maintenance options/extended warranty packages offered 


by Tri-West Technologies Inc. Nick Atchison will be providing the Strata Council with 


formal proposals for their review and consideration. 


 


b) Gary Charbonneau - #160 and Greg Cusbert - #162 


Further to the Strata Council’s receipt of correspondence from Gary Charbonneau of TH 


#160 dated February 25, 2014 with updated information and proposals with respect to a 


Types Bylaw and Bylaw cost allocation, the Strata Council invited the Owners of all 


townhouses to attend tonight’s meeting.  Gary Charbonneau and Greg Cusbert who 


attended the Meeting and were given the opportunity to address the Strata Council 


regarding the updated information and proposals provided.  


 


Gary Charbonneau then provided the Strata Council with an update with respect to 


Lonsdale Energy Corporation (LEC). Gary stated that One Park Lane has been approved to 


attend a public delegation where a request can be made that LEC extend the amortization 


period in order to lower the rates.  


 


Gary Charbonneau and Greg Cusbert were excused from the meeting at this time. 
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Following further discussion by the Strata Council, it was 


 


MOVED AND SECONDED (Kleinfeld/Kepper) 


That the Strata Council not propose resolutions for a Types Bylaw and Bylaw cost allocation at an Annual 


or Special General Meeting unless a written demand of persons holding at least 20% of the strata 


corporation’s votes is received.  


 


CARRIED UNANIMOUSLY  
 


c) Aaron Peterson - #907 


Aaron Peterson attended the Strata Council meeting to address the Strata Council in 


response to the Council denying his request for permission to install laminate flooring 


within his strata lot based on it being a contravention of the Strata Corporation Bylaws.  


Aaron provided acoustical data regarding impact insulation class (IIC) which will be 


reviewed by the Strata Council along with any further information Aaron can provide prior 


to the Strata Council responding to his request for further consideration.  


 


(4) PREVIOUS MINUTES 


There being no errors or omissions, it was, 


 


MOVED AND SECONDED (Kleinfeld/Kepper) 


That the Minutes of the Strata Council Meeting held Thursday, February 6, 2014 be adopted as circulated. 


 


CARRIED UNANIMOUSLY  
 


(5) UNFINISHED BUSINESS 


a) Parkade Repairs – Applied Coatings 
Further to the previous minutes of February 6, 2014 under item (6) a), Applied Coatings 


will perform polyurethane crack injection of leaking cracks in the parkade during the 


month of April.  


 


b) Exterior Building Review/Maintenance 
Further to the previous minutes of February 6, 2014 under item (6) b), the Strata Council 


obtained one further bid to repair the deficiencies noted in the 2012 Building Envelope 


Review Report prepared by West Coast Building Coatings. The further bid from JDP 


Construction Ltd. was for a contract price of $43,447.16 inclusive of taxes.  The previous 


bid from New City Contracting was $42,000.00 inclusive of taxes. West Coast Building 


Coatings has not provided a quotation as requested. The Strata Council directed the 


Property Manager to contact New City Contracting and request a meeting with them to 


discuss the proposal for Building Envelope deficiencies along with their proposal for an 


Building Envelope Maintenance Program for One Park Lane that incorporates all 


maintenance initiatives such as gutter cleaning, building envelope cleaning, balcony 


cleaning, window cleaning, dryer vent cleaning, parkade cleaning, storm drain cleaning 


with a written report on an annual basis at a fixed contract fee of $32,718.00 plus GST.  


 


c) Roof Maintenance 


Further to the previous minutes of February 6, 2014 under item (10) b), the Strata Council 


reviewed a quotations from Design Roofing ($4,124.25 plus GST) and JDP Construction 


($4,000 plus GST) for repairs to maintenance deficiencies noted in the report prepared by 


Design Roofing.  The Strata Council then reviewed previous roofing/maintenance reports 


prepared by Mark Wilcox from 2006 to 2009. The average cost of the roofing reviews and 


deficiency repairs by Mark Wilcox was $500.00.  It was then, 
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MOVED AND SECONDED (Hazell/Kepper) 


That Mark Wilcox be retained to perform a roof inspection and undertake roofing maintenance deficiencies 


at a cost not to exceed $1,000.00.   
 


CARRIED UNANIMOUSLY  
 


(6) FINANCIAL REPORT  


a) Financial Statements  


Strata Council Treasurer, Shirley Kepper, reviewed with Members of the Strata Council the 


Financial Statements for the months of October through December 2013 and January 2014.  


 


Following discussion, it was, 


 


MOVED AND SECONDED (Rouhi/Kepper) 


That the Financial Statements for the months of October through December 2013 and January 2014 be 


accepted as prepared by Stratawest Management Ltd.  


 


CARRIED UNANIMOUSLY  
 


(7) CORRESPONDENCE 


Owners are invited to write the Strata Council via the Property Management Company 


regarding the affairs of the Strata Corporation.  


 


There was no correspondence for the review of the Strata Council at this time. 


 


(8) COMMITTEE REPORTS 


a) Building/Security 


i) Security System Upgrade, Maintenance Options – Extended Warranty/DVR 


The Strata Council reviewed two quotations from Tri-West Technologies Inc. for 


the replacement of the buildings DVR which has burnt out.  Following discussion, 


it was, 


 


MOVED AND SECONDED (Kepper/Kleinfeld) 


That the quotation from Tri-West Technologies for a new hybrid network video recorder server installation 


at a cost of $2,380.00 be approved and expensed from Repairs and Maintenance of the Operating Budget.  


 


CARRIED UNANIMOUSLY  
 


ii) Parkade Gate Quote – Overhead Door 


The Strata Council reviewed a quotation from Overhead Door Company of 


Vancouver for the replacement of a brake kit, carriage, limit shaft and bearings on 


the overhead door operator for gate two at a cost of $1,000.00 and a second option 


for the replacement of the door operator with a GDI Operator (direct drive DC 


motor) at a cost of $3,850.00 plus taxes.  It was then, 


 


MOVED AND SECONDED (Kleinfeld/Rouhi) 


That the option for the replacement of the door operator for gate two with a GDI Operator (direct drive DC 


motor) at a cost of $3,850.00 plus GST to be expensed from Repairs and Maintenance of the Operating 


Budget be approved.  


   
CARRIED UNANIMOUSLY  
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b) Landscape  


Council member Susan Hazell solicited four quotations for landscape maintenance at One 


Park Lane. Three quotations have been received to date from Killoran Landscaping, Para 


Space Landscaping Inc. and Katsura Landscaping Ltd. The Strata Council will await the 


fourth quotation before making a formal decision; however, the Property Manager was 


directed to proceed to give notice to terminate the existing landscape maintenance contract 


with A.A. Best Pro Landscaping Services Ltd. 


 


c) Social/Amenity Rooms  


 i) Flooring – Lounge/Exercise Room 


Further to the previous minutes of February 6, 2014 under item (9) c) i), the Strata 


Council has looked at further options for flooring replacement in the exercise room 


other than vinyl plank.  It was then, 


 


MOVED AND SECONDED (Kepper/Kleinfeld) 


That a Johnstone rubber flooring product be installed as opposed to vinyl plank flooring in the exercise 


room and that the total cost for the new flooring in the exercise room and lounge not exceed $9,500.00 


inclusive of taxes.  


 


CARRIED UNANIMOUSLY  
 


 


d) Concierge Liaison  


It was reported that a tenant of a strata lot accidentally drove their vehicle into a fire 


extinguisher box which requires replacement. The box will be replaced by Voltech Fire 


Protection at a cost of approximately $170.00 that will be charged back against the strata 


lot responsible. 


 


It was reported that the elevator door frames require painting on all levels and that the 


wood panels inside the elevators require re-finishing. Both entrance and exit doors adjacent 


the garbage room require painting as well. A contractor will be retained to perform the 


painting to the exit doors adjacent the garbage room in due course. A quotation will be 


obtained for painting of the elevator door frames and interior elevator panel refinishing.  


The Strata Council would like to inquire as to the options available to bring the wood 


panels inside the elevators back to their original state.  


 


The floor fan in the exercise room was reported to be squeaking and making loud noise. 


This fan will be replaced.  


 


e) Bylaws 


There were no Bylaw contraventions to discuss at this time. 


 


(9) NEW BUSINESS 


a) Website 


Stratawest Management Ltd. provided the Strata Council with a proposal for instituting a 


website administered by Stratawest Management for One Park Lane.  Discussion on this 


proposal was deferred until the next regularly scheduled Strata Council Meeting.  


 


b) Rental Bylaw 


Discussion on an amendment to the rental bylaw for the Strata Corporation was deferred 


until the next regularly scheduled Strata Council Meeting.  
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c) Depreciation Report 


The Strata Council discussed the requirement under legislation to have a Depreciation 


Report prepared for One Park Lane or propose a ¾ Vote Resolution at the Annual General 


Meeting to defer for a further year.  It was then, 


 


MOVED AND SECONDED (Hazell/Kleinfeld) 


That the Strata Council recommends to Owners at the Annual General Meeting by a ¾ Vote Resolution to 


defer the implementation of a Depreciation Report for One Park Lane for another year.  


 


CARRIED UNANIMOUSLY  
 


d) Installation of Light Fixture at Top of Driveway at Neighbouring Ventana 


The Strata Council received a revised quotation from the neighboring Ventana building for 


an electrician to install one light at the entrance to the shared lane at Chesterfield at a cost 


of $787.50 inclusive of taxes.  The Strata Council for the Ventana has decided to proceed 


with this work.  The Strata Council for One Park Lane will consider sharing in the cost 


after the work is done and if they feel it benefits One Park Lane.  


 


e) Janitorial and Concierge Contract Renewals 


The Strata Council received a proposed contract agreement for Janitorial and Concierge 


services from K.U.A Cleaning Services Ltd. for the period April 1, 2014 to March 31, 2016 


at a cost of $6,180.00 per month with represents a 3% increase.  The Strata Council will 


defer signing this contract at this time and will be addressing some janitorial deficiencies 


with K.U.A. Cleaning Services Ltd. 


 


(10) TERMINATION 


There being no further business the meeting concluded at 10:12 p.m.  The next Strata Council 


Meeting will be held Thursday, April 24, 2014 in the One Park Lane Lounge commencing at 7:00 


p.m. 
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STRATA COUNCIL MEETING MINUTES 


STRATA PLAN BCS 1128 – ONE PARK LANE 


 


DATE HELD: Thursday, February 12, 2015 


LOCATION:   Lounge – One Park Lane 


 170 West 1
st
 Street, North Vancouver, B.C. 


CALL TO ORDER: 7:00 p.m. 


             


 


Council in Attendance: Mr. Bill Sievewright  #506  President 


 Ms. Debra Kleinfeld  #604  Vice President/Building/Security 


Ms. Norma Clark  #210  Treasurer 


Ms. Pascaline Denblyden #505  Secretary/Bylaws 


Ms. Shirley Kepper  #212  Landscape 


Ms. Monir Ghahreman  #301  Social/Amenity Rooms 


Ms. Linda Hamer  #706  Concierge Liaison 


 


Also in Attendance:  Steve Storrey, BFL Canada Insurance Services Inc. (7:00 p.m. to 7:35 p.m.) 


   Edward Buset, New City Contracting (7:40 p.m. to 7:55 p.m.) 


    


Also in Attendance:   Adam Lord, Property Manager, Stratawest Management Ltd.   


    


(1) CALL TO ORDER 


The Meeting was called to order by the Strata Council President, Bill Sievewright at 7:00 p.m. 


 


(2) GUEST BUSINESS 


a) Steve Storrey, BFL Canada Insurance Services Inc. 


Steve Storrey from BFL Canada Insurance Services Inc. attended the Strata Council 


Meeting to review with the Strata Council the process of insurance renewal on an annual 


basis.  Following discussion and questions of the Strata Council, Steve was excused from 


the meeting. 


 


b) Edward Buset, New City Contracting 


Edward Buset of New City Contracting attended the Strata Council Meeting to deliver a 


revised Building Envelope Deficiency Report to the Strata Council.  Following discussion, 


Edward was excused from the meeting.  It was then, 


 


MOVED AND SECONDED (Kepper/Kleinfeld) 


That Michael A. Smith Duct Cleaning Ltd. be retained to clean the dryer vents at One Park Lane from the 


inside and outside during the month of March 2015.  


 


CARRIED UNANIMOUSLY  


 


(3) UPCOMING EVENTS 


 Monthly Generator Test – Last Thursday of each month 


 Carpet Cleaning – December 2014. 


 Window Cleaning – Late May 2015. 


 Annual Fire Safety Inspection – March 2015 


 Dryer Duct Cleaning – March 2015 


 Parkade Scrubbing – Late May 2015 
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(4) PREVIOUS MINUTES 


There being no errors or omissions, it was, 


 


MOVED AND SECONDED (Kleinfeld/Hamer) 


That the Minutes of the Strata Council Meeting held Thursday, November 27, 2014 be adopted as 


circulated. 


 


CARRIED UNANIMOUSLY  
 


(5) UNFINISHED BUSINESS 


a) Website 
Stratawest Management Ltd. is working on the development of a website for the Strata 


Corporation that can be accessed by Owners and Residents. 


 


b) Townhouse 160 – Front Door Damage – Door Replacement Quote/Painting of 


Townhouse Doors/Frames 
Further to the previous minutes of November 27, 2014 under item (5) c), the Strata Council 


reviewed a letter dated December 22, 2014 from the City of North Vancouver 


acknowledging receipt of the Strata Corporation’s letter of December 15, 2014 disputing 


the City of North Vancouver denying the Strata Corporation’s request for compensation. 


The Strata Council directed the Property Manager to send a letter to the Mayor of North 


Vancouver.   


 


c) Water Management System Quote 


The Strata Council directed the Property Manager to obtain an alternate quote for a water 


management system for One Park Lane and to obtain a contact number for a chemist for 


the Strata Council to talk to about the proposed water management system.  


       


d) Gym Flooring 


Strata Council member, Shirley Kepper, met with Lonsdale Flooring to discuss concerns 


with the smell/off gassing of the rubber flooring in the gym.  The Flooring representative 


reported that any rubber product will emit some odour which dissipates over time but never 


totally disappears.  They had not received any other complaints from installations in light 


use gyms.  The Strata Council will be obtaining a quotation for the replacement of the gym 


flooring with a more suitable product.        


                                                                                       ACTION:  SHIRLEY KEPPER 


 


e) Parking Stalls/Storage Lockers 


The Strata Council has confirmed the ownership of three out of the four storage locker 


rooms and will proceed to confirm the ownership of a fourth room.  Following 


confirmation of ownership of the fourth room, the Strata Council will take no further action 


on this initiative. 


                                                                                            ACTION:  STRATAWEST 


 


f) Pigeon Control Estimates 


The Strata Council reviewed three pigeon control estimates for bird net installation on the 


south open roof area, bird spike installation at northeast corner, bird excrement cleanup on 


the south flat rock covered roof, bird net installation on the north open roof area and bird 


wire installation at penthouse 3.  The Strata Council President will contact Propec Pest 


Control to further discuss their quotation.  


                                                                                       ACTION:  BILL SIEVEWRIGHT
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(6) FINANCIAL REPORT  


a) Financial Statements  


The Strata Council Treasurer, Norma Clark, reviewed the Financial Statements for the 


months of October, November and December 2014.  It was then, 


 


MOVED AND SECONDED (Kleinfeld/Hamer) 


That the Financial Statements for the months of October, November and December 2014 be accepted as 


prepared by Stratawest Management Ltd.  


 


CARRIED UNANIMOUSLY  
 


b) Accounts Receivable 


The Strata Corporation is pursuing unpaid move in fees and/or fines levied against strata 


lots.  


 


(7) CORRESPONDENCE 


Owners are invited to write the Strata Council via the Property Management Company 


regarding the affairs of the Strata Corporation.  


 


a) The Strata Council reviewed correspondence from an Owner dated December 12, 2014 


regarding promotional materials from a property management firm being slipped under 


their suites main entrance door.  The Strata Council directed the Property Manager on a 


response to the Owner.   


 


b) The Strata Council reviewed correspondence from an Owner dated Monday, December 29, 


2014 appealing a Bylaw contravention letter they received from the Strata Council dated 


December 18, 2014 for the violation of Bylaw 6.1 of the Strata Corporation Bylaws.  The 


Strata Council proceeded to consider the facts before them in rendering a decision and 


directed Stratawest Management Ltd. to proceed to levy a fine of $200.00 against the strata 


lot for the violation of Bylaw 6.1.  


 


c) The Strata Council reviewed correspondence from the Owner of a townhouse concerning 


the power washing of the townhouses and leaves not being picked up on their front and 


back patios.  The Owner will be advised that the power washing of the townhouses will be 


performed in the spring and that the leaves on the common property have been picked up 


but that Owners are responsible for cleaning their limited common property patios and 


ensuring the drains are clear of debris.    


 


d) The Strata Council reviewed correspondence received from Residents of a neighbouring 


building concerning a distressed dog on a balcony at One Park Lane.  This matter has been 


addressed with the Owner who has made alternate arrangements for their pet.  


 


(8) COMMITTEE REPORTS 


a) Building/Security 


i) Exterior Building Review/Maintenance/Photo Survey/Deficiency Quotes 


The Strata Council will review a revised Building Envelope Deficiency Report 


provided by New City Contracting at tonight’s meeting.  


 


ii) Townhouse Power Washing  


New City Contracting will be requested to complete the power washing of 


townhouses in the spring. 
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b) Landscape  


Shirley Kepper provided a landscaping report.  Shirley advised that the landscape 


contractor has cleaned up the leaves on the property.  Ivy has been removed except for the 


trellis that will be pruned.  Spotlights have been cleaned and repositioned so that they will 


shine on trees.  Pruning on north end has commenced and will be completed in due course. 


Dead shrubs have been removed behind townhouses.  Dirt has been turned over in bench 


beds and play area pruned.  Plant replacement has been undertaken where required.  Shirley 


will obtain a cost for re-leveling of pavers on the property as required.  


 


c) Social/Amenity Rooms  


i) Options for Converting Theatre Room 


The Strata Council reviewed a ball park estimate for converting the theatre room 


into a gym and the gym into a guest suite.  Based on the estimated costs, 


converting the rooms is not a feasible option, and therefore the Strata Council will 


not consider.  A notice will be posted in the building requesting feedback from 


Owners in regards to an alternate use of the Theatre Room.  


 


ii) Bench for Gym 


The Strata Council reviewed quotations for the purchase of an adjustable bench for 


the gym.  It was, 


 


MOVED AND SECONDED (Clark/Kepper) 


That an adjustable bench at a cost of $499.00 plus tax and a $75.00 delivery fee be purchased from Fitness 


Town.   


 


CARRIED UNANIMOUSLY  
 


iii) Security Camera in Garbage Room 


The Strata Council reviewed quotations from Triwest Technologies Inc. for options 


for the installation of security camera in the garbage room.  Following discussion, 


it was, 


 


MOVED AND SECONDED (Kleinfeld/Ghahreman) 


That Triwest Technologies Inc. be retained to supply and install a megapixel camera in the garbage room 


per the scope of work in their estimate at a cost of $2,477.85 plus GST. 


 


CARRIED UNANIMOUSLY  


 


                                                                                                                   ACTION:  DEBRA KLEINFELD 
 


d) Concierge Liaison 


The Strata Council reviewed and accepted a Concierge Liaison report.  


 


e) Bylaws 


i) Bylaw 6.2 Amendment Consideration 


The Strata Council reviewed a proposed amendment to Bylaw 6.2.  The Strata 


Council agreed on revisions to the proposed Bylaw amendment prior to further 


discussion at the next regularly scheduled Strata Council Meeting. 


 


                                                                 ACTION:  PASCALINE DENBLYDEN 
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ii) Parking/Strata Fee Collection/Window Covering/Balcony Deck Bylaw  


 Amendment Consideration 


The Strata Council will be reviewing several Bylaws for consideration on 


amendments. 


 


                                                                 ACTION:  PASCALINE DENBLYDEN 
 


(9) NEW BUSINESS 


a) Water Damage Claims Below the Strata Corporation Insurance Deductible 


The Strata Council reviewed a legal opinion from Lesperance Mendes Lawyers concerning 


the Strata Corporation’s responsibility to repair and maintain a strata lot after a loss that 


falls under the Strata Corporation’s insurance deductible.  The Strata Council discussed the 


legal opinion but will defer any decision on following the recommendations of legal 


counsel until they have a chance to further review and digest. 


 


b) Organics Service 


The Strata Council reviewed a quotation from BFI Canada Inc. for a weekly organics 


service at a cost of $111.00 per month plus GST.  The Property Manager was directed to 


contact BFI and request a price for individual caddy totes for suites and to contact the City 


of North Vancouver regarding scheduling a representative from the City to put on a 


seminar with Owners at One Park Lane. 


 


                                                                                                                        ACTION:  STRATAWEST 


 


(10) TERMINATION 


There being no further business the meeting concluded at 10:13 p.m.  The next regularly scheduled 


Strata Council Meeting will be held Thursday, March 26, 2015.  
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