
“RICHARDS LIVING” 
STRATA CORPORATION BCS4213 

1088 RICHARDS STREET 
VANCOUVER, BC 

 
MINUTES OF THE ANNUAL GENERAL MEETING OF THE OWNERS OF 
RICHARDS LIVING, STRATA PLAN BCS4213, HELD AT BEST WESTERN PLUS IN 
GRANVILLE ROOM AT 1100 GRANVILLE STREET, VANCOUVER, BC, V6Z 2B6 
ON THURSDAY, JANUARY 10TH, 2013 AT 7:00 P.M. 
 
IN ATTENDANCE 
Total of 80 Owners represented either in person or by proxy. 
 
REPRESENTING RANCHO MANAGEMENT SERVICES (B.C.) LTD. 
Chris Sargent, Senior Strata Agent 
Baldev Sondhi, Strata Agent 
 
1. CALL TO ORDER 
 

The Strata President, Liana Fung, officially called the meeting to order at 7:10 p.m.  It 
was agreed that Chris Sargent, Senior Strata Agent, would assist her in chairing the 
meeting.  
 

2. CALLING OF THE ROLL AND CERTIFICATION OF PROXIES 
 
 Mr. Chris Sargent informed the Owners that a quorum existed.  A total of 80 Owners 

were present either in person or by proxy.  
 
3. FILING PROOF OF NOTICE OF MEETING 
 

As per the notice provisions of the Strata Property Act, whenever an Annual General 
Meeting is called, the Owners have to be notified at least 2 weeks in advance of the 
meeting.  The notice of tonight’s meeting was mailed out on December 21st, 2012, 
which is in compliance with the Act.  Therefore, it was MOVED, SECONDED, and 
CARRIED to declare the notice of the Annual General Meeting to have been received 
in compliance with the notice provisions of the Strata Property Act.   

 
4. MINUTES OF THE PREVIOUS MEETING 
  

The General Membership was advised that a copy of the November 8th, 2011 Annual 
General Meeting minutes were enclosed for the Owners’ review.  There being no errors 
or omissions, it was MOVED, SECONDED, and CARRIED to approve the minutes of 
the Annual General Meeting of November 8th, 2011 as presented. 
 

5. FINANCIAL REPORT 
  
 Mr. Chris Sargent reviewed the year-end financial statements for Strata plan BCS4312 

for the period ending November, 2012. Owners were informed that the Strata Corporation 
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5. FINANCIAL REPORT CONT’D 
 

 had ended the fiscal period with an operating surplus in the amount of $35,524. The 
amount of the contingency fund was $116,200. 

 After a question and answer period, it was MOVED, SECONDED and CARRIED to 
approve the financial statements for the period ending November 30th, 2012 as presented 
and subject to the audit. 

 
6. PROPOSED 2012/2013 OPERATING BUDGET 

 
Mr. Chris Sargent reviewed the proposed operating budget for the 2012/2013 fiscal 
period and the assumptions used for calculations and anticipated revenues and expenses. 
If passed there would be a 2.9% increase in the overall strata fees retroactive to 
December 1st, 2012. The Owners present asked questions in regards to the budget.  
 
After discussion it was agreed to vote, it was then MOVED, SECONDED, and 
CARRIED to approve the proposed 2012/2013 operating budget. 
 

7. ¾ VOTE RESOLUTIONS 
 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 
 

BCS4213 
RICHARDS LIVING 

BYLAWS 
 

NOTICE 
 
The attached bylaws for BCS4213 are in addition to those bylaws 
contained in the Strata Property Act of B.C. In addition to 
bylaws, there could also be “ Rules and Regulations”  which are 
not registered at the Land Title Office, but are attached herein. 
For legal purposes, you should obtain a true copy of the 
bylaws from the Land Title Office. 
 

*Note: Additions are in bold font. 
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7. ¾ VOTE RESOLUTIONS CONT’D 
 

a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 
 
Division 1 – Duties of Owners, Tenants, Occupants and Visitors 
 
Payment of strata fees 
 

1. (1)  An owner must pay strata fees on or before the first (1st) day of the month to 
which the strata fees relate. 

 
(2)  If an owner is late in paying his or her strata fees, the owner must pay to the 

strata corporation interest on the late payment in the amount of 10% per annum, 
compounded annually, and calculated on a monthly basis commencing from the 
date the payment was due and continuing until the last day of the month in which 
it is paid." 

 
(3) Any owner owing monies for Strata Fees not received by the first (1st) of the 

month in question will be deemed to be in arrears. A $50.00 penalty will be 
imposed for each month that an owner’s strata fees are in arrears. 
 

(4) When arrears exceed 90 days, a lien may be registered in accordance with 
Section 112 of the Act on the Strata Lot involved at the Owner’s sole 
expense, for the total monies due including all strata fees outstanding, 
penalties assessed, all legal and other expenses. 
 

(5) 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. 

 
(6) Owners who are in arrears are not eligible to vote at the Annual General 

Meeting/Special General Meeting unless approved by an unanimous 
resolution. 

 
Repair and maintenance of property by owner 
 

2. (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. 

 
 



AGM Minutes of the Strata Corporation BCS4213 (Richards Living) Page 4 
Held on January 10th, 2013 
 

2013.BCS4213.AGM.JAN 

 
7. ¾ VOTE RESOLUTIONS CONT’D 
 

a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 
 

(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. 

 
Use of Property 

 
3. (1)  An owner, tenant, occupant 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, or 
(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. 

 
(2)  An Owner shall not: 
 

(a)  use his strata lot for any purpose which may be injurious to the reputation of 
the building; 

(b)  make undue noise in or about any strata lot or common property; 
(c)  keep any animals on his strata lot or the common property after notice not to 

do so from the strata council; and 
(d)  make or cause to be made any structural alteration to his strata lot, or paint, 

decorate, or add to or remove any structure from the exterior of the building 
or the strata lot or add to or alter the wiring, plumbing, piping, or other 
services on his strata lot, or within any bearing or party wall or the common 
property without first obtaining the written consent of the strata council. 

 
(3)  An owner, tenant, occupant 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.1 

 
(4) Owners, tenants, and occupants shall use their respective strata lot, the 

common property, the common facilities or other assets of the strata 
corporation in a manner which will not unreasonably directly or indirectly 
interfere with the use or enjoyment by any other resident of his strata lot, 
the common property or common facilities. 
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7. ¾ VOTE RESOLUTIONS 
 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
 (5) All owners, tenants and occupants have a right to quiet and peace in their 

residence at all times. Undue and excessive noise by any owner, tenant, 
occupant, visitor, employee, pet or other invitee of a strata lot including but 
not limited to that from appliances, machinery, sound/music systems, 
televisions, instruments, wind chimes, computer, games and voices, is not 
permitted. 

 
(6) The owner of a strata lot shall be specifically responsible for the activities of 

co-owners, tenants, occupants, visitors, employees, pets or other invitees of 
his strata lot.  A quiet period shall be in force in the entire complex from 
11:00 p.m. until 8:00 a.m. every day, at which time owners and everyone 
else on the premises are expected to take special care and attention to not 
make noise. 

 

(7) No signs, billboards, notices, placards or other advertising matter shall be 
placed on any part of a residential strata lot or on the common property.  
This bylaw shall be interpreted in a manner consistent with elections 
legislation. 

 
(8) Owners, tenants and occupants must maintain a consistent high standard of 

cleanliness, appearance and repair in and surrounding his strata lot. 

(9) No personal items such as doormats, toys, bicycles, walkers, etc. shall be 
left or stored on the common property. 

 
(10) Owners, tenants and occupants shall not allow their strata lots to become a 

health/safety hazard.  I f the council deems a strata lot to be a health/safety 
hazard, the council will, at its discretion, have the strata lot brought up to 
standard, at the owner’s sole expense. 

 
(11) No owner, tenant, occupant or visitor shall do anything or cause anything to 

be done on the common property likely to damage plants, bushes, flowers 
and lights.   

 
(12) Owners, tenants and occupants are responsible for any damage to the 

common property and the owner of the applicable strata lot will be liable 
for all costs connected with cleaning and repairs. 

 
(13) No children are allowed to play in the hallways, elevators, lobby or any 

other common area. Any children playing in the common property or 
common facilities do so at their own risk and the strata corporation and the 
council will not be held responsible for injuries. 
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7. ¾ VOTE RESOLUTIONS 
 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 
 
(14) All notices must be posted on the bulletin board with consent from your 

Strata Agent. 
 
Inform strata corporation 

 
4. (1)  Within two (2) weeks of becoming an owner, an owner must inform the strata 

corporation of the owner’s name, strata lot number and mailing address outside 
the strata plan, if any. 

 (2)   On request by the strata corporation, a tenant must inform the strata corporation 
of his or her name. 

 
Obtain approval before altering a strata lot 

 
5. (1)   An owner must obtain the written approval of the strata corporation before 

making 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; 
(e) fences, railings or similar structures that enclose a patio, balcony or yard; 
(f) common property located within the boundaries of a strata lot; 
(g) those parts of the strata lot which the strata corporation must insure under 

section 149 of the Act. 
 

(2) The strata corporation must not unreasonably withhold its approval under 
subsection (1), 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. 

 
(3) This section does not apply to a strata lot in a bare land strata plan. 
 
(4) Where Council grants approval to an owner for modifications to the interior of the 

strata lot, work must commence within forty-five (45) days of the approval and be 
completed within ninety (90) days of commencement of construction.  Council will 
consider an extension beyond ninety (90) day period if extenuating circumstances, 
requested in writing, are acceptable.  

 
 
 
 



AGM Minutes of the Strata Corporation BCS4213 (Richards Living) Page 7 
Held on January 10th, 2013 
 

2013.BCS4213.AGM.JAN 

 
7. ¾ VOTE RESOLUTIONS 

 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 
 
(5) Approved alterations must comply with all applicable building codes and fire codes 

and must not adversely affect another strata lot or the common property.  All 
applicable municipal permits, including electrical permit and plumbing must be 
obtained and copies provided to Strata Corporation. 

 
(6) An owner, tenant or occupant must not make any structural alteration, either to the 

interior or exterior of the building without prior written approval of the council. 
 
(7) An owner, tenant or occupant who makes any alteration to a strata lot without 

first obtaining approval from council must restore the strata lot to its original 
condition and any costs, including legal costs, incurred by the Strata Corporation 
as a result of the failure to restore or remove an alteration will be the 
responsibility of the owner. 

 
(8) Owners who undertake alterations in accordance with these bylaws, and 

subsequent owners, are responsible for all costs relating to: 
 

(a) the maintenance and repair of the alterations, and 
(b) the effects on all adjacent strata lots or common property, and 
(c) the effects of rain and weathering, staining, discoloration. 

 
(9) On the sale of a strata lot, owners must include all obligations and costs that may 

be applied relating to alterations in any agreement of sale. If the subsequent 
owner refuses to sign an Assumption of Liability Agreement with the strata 
corporation the alteration may be removed by council and the cost of the 
removal will be charged to the new owner. 

 
(10) To remove an approved alteration or attachment, an owner must negotiate the 

terms of removal with the council. 
 
(11)  An owner who is permitted to make an alteration shall be responsible for the 

removal of any construction debris and the common property shall be completely 
cleaned up prior to the site being left each day. 

 
(12) Any work involving jack hammering, chipping or grinding is limited to the 

hours of 11:00 a.m. to 3:00 p.m. (maximum four hours per day) Monday to 
Friday only.  There is to be no jack hammering, chipping or grinding on 
weekends and statutory holidays. 

 
(13) Hot tubs/Jacuzzis are not permitted on Common Property, Limited Common 

Property or within the boundaries of a Strata lot. 
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7. ¾ VOTE RESOLUTIONS 

 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
Obtain approval before altering common property 
 

6. (1)   An owner must obtain the written approval of the strata corporation before 
making an alteration to common property, including limited common property, 
or common assets. 

 
(2) The strata corporation may require as a condition of its approval that the owner 

agree, in writing, to take responsibly for any expenses relating to the alteration. 
 
Permit entry to strata lot 
 

7. (1)   An owner, tenant, occupant or visitor must allow a person authorized by the 
strata corporation to enter the strata lot 

 
(a) in an emergency, without notice, to prevent property damage to the common 

property or another strata lot of those portions of a strata lot that are the 
responsibility of the strata corporation under these bylaws; 

 
(b) at a reasonable time, on a minimum of twenty-four (24) hours written 

notice: 
(i)  to inspect, maintain or repair common property or common assets; or 
(ii)  to ensure the Strata Property Act (British Columbia), as amended or 

replaced, and these bylaws are being complied with. 
 

(2)  The notice referred to in Bylaw 7(1)(b) must include the date, the approximate 
time of entry and the reason for entry. 

 
(3)  If the authorization cannot be obtained then the person authorized by the strata 

corporation to enter the strata lot may do so by using reasonable force on the 
locking devices, and the replacement of the locking device and any resulting 
damage to the door and door frame will be at the expense of the strata lot 
owner. 
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7. ¾ VOTE RESOLUTIONS 

 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
Division 2 – Powers and Duties of Strata Corporation 

 
Repair and maintenance of property by strata corporation 

 
8. The strata corporation must repair and maintain all of the following: 
 

(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 in the ordinary course of events occurs 

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) chimneys, stairs, balconies and 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; 
(E) fences, railings and similar structures that enclose patios, 

balconies and yards; 
(d) a strata lot in a strata plan that is not a bare land strata plan, but the duty to 

repair and maintain it is restricted to 
(i) the structure of a building, 
(ii) the exterior of a building, 
(iii) chimneys, stairs, balconies and other things attached to the exterior of 

a building, 
(iv) doors and windows on the exterior of a building or that front on the 

common property, and 
 

(v)     fences, railings and similar structures that enclose patios, balconies 
and yards. 
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7. ¾ VOTE RESOLUTIONS 

 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
Division 3 – Council 

 
Council size 

   
9. (1)    Subject to subsection (2), the council must have at least three (3) and not more 

than seven (7) members. 
  

(2) If the strata plan has fewer than four (4) strata lots or the strata corporation has 
fewer than four (4) owners, all the owners are on the council. 

 
Council members’ terms 

 
10. (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. 
  
 (2)    A person whose term as council member is ending is eligible for reelection. 
 

(3)  No person may be elected to council or continue to be on council if the strata 
corporation is entitled to register a lien under the Act against a strata lot in 
which that person has an interest. 

 
Removing council member  

 
11. (1)    Unless all the owners are on the council, the strata corporation may, by a 

resolution passed by a majority vote at an annual or special general meeting, 
remove one (1) or more council members. 

 
(2)    After removing a council member, the strata corporation must hold an election 

at the same annual or special general meeting to replace the council member for 
the remainder of the term. 

 
Replacing council member 
 

12. (1)    If a council member resigns or is unwilling or unable to act for a period of two 
(2) or more months, the remaining members of the council may appoint a 
replacement council member for the remainder of the term. 

 
(2) A replacement council member may be appointed from any person eligible to sit 

on the council. 
 

(3) The council may appoint a council member under this section even if the 
absence of the member being replaced leaves the council without a quorum. 
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7. ¾ VOTE RESOLUTIONS 

 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
(4) If all the members of the council resign or are unwilling or unable to act for a 

period of two (2) or more months, persons holding at least 25% of the strata 
corporation’s votes may hold a special general meting to elect a new council by 
complying with the provisions of the Act, the regulations and the bylaws 
respecting the calling and holding of meetings. 

 
Officers 

 
13. (1)    At the first (1st) 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. 

 
(2) A person may hold more than one (1) office at a time, other than the offices of 
 president and vice president. 

 
(3) The vice president has the powers and duties of the president. 
  

(a)  while the president is absent or is unwilling or unable to act, or 
(b)  for the remainder of the president’s term if the president ceases to hold 
office. 

 
(4) If an officer other than the president is unwilling or unable to act for a period of 

two (2) or more months, the council members may appoint a replacement officer 
from among themselves for the remainder of the term. 

 
Calling council meetings 
 

14. (1)   Any council member may call a council meeting by giving the other council 
members at least one (1) week’s notice of the meeting, specifying the reason for 
calling the meeting. 

 
(2) The notice does not have to be in writing. 

 
(3) A council meeting may be held on less than one (1) 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 
(ii) are unavailable to provide consent after reasonable attempts to contact 

them. 
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7. ¾ VOTE RESOLUTIONS 

 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
(4) The council must inform owners about a council meeting as soon as feasible 

after the meeting has been called. 
 

Requisition of council hearing 
 

15. (1)    By application in writing, stating the reason for the request, an owner or tenant 
may request a hearing at a council meeting. 

 
(2) If a hearing is requested under subsection (1), the council must hold a meeting to 

hear the applicant within one (1) month of the request. 
 
(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 (1) week of the hearing. 
 
Quorum of council 

 
16. (1)    A quorum of the council is 
 

(a) 1, if the council consists of one member, 
(b) 2, if the council consists of 2, 3 or 4 members, 
(c) 3, if the council consists of 5 or 6 members, and 
(d) 4, if the council consists of 7 members. 

 
(2) Council members must be present in person at the council meeting to be counted 

in establishing quorum. 
 
Council meetings 

 
17. (1)    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. 

 
(2)     If a council meeting is held by electronic means, council members are deemed to 

be present in person. 
 (3)     Owners may attend council meetings as observers. 
 

(4) Despite subsection (3), 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; 
(b) rental restriction bylaw exemption hearings under section 144 of the Act; 
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7. ¾ VOTE RESOLUTIONS 
 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
(c) any other matters if the presence of observes would, in the council’s 

opinion unreasonably interfere with an individual’s privacy. 
 
Voting at council meetings 

 
18. (1)  At council meetings, decisions must be made by a majority of council members   

present in person at the meeting. 
  

(2) Unless there are only two (2) strata lots in the strata plan, if there is a tie vote at 
a council meeting, the president may break the tie by casting a second, deciding 
vote. 

 
(3) The results of all votes at a council meeting must be recorded in the council 

meeting minutes. 
 
Council to inform owners of minutes 

 
19. The council must inform owners of the minutes of all council meetings within 

two (2) weeks of the meeting, whether or not the minutes have been approved. 
 

Delegation of council’s powers and duties 
 
20. (1)   Subject to subsections (2) to (4), the council may delegate some or all of its 

powers and duties to one (1) or more council members or persons who are not 
members of the council, and may revoke the delegation. 

 
(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 authority to make expenditures in accordance with subsection 

(3). 
 

(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. 
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7. ¾ VOTE RESOLUTIONS 
 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 
 

(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, or 
(c) whether a person should be denied access to a recreational facility. 

 
Spending restrictions 

 
21. (1)   A person may not spend the strata corporation’s money unless the person has 

been delegated the power to do so in accordance with these bylaws. 
 

(2) Despite subsection (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. 

 
Limitation on liability of council member 

 
22. (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. 

 
(2) Subsection (1) does not affect a council member’s liability, as an owner, for a 

judgment against the strata corporation. 
 

Division 4 – Enforcement of Bylaws and Rules 
 
Maximum fine 

 
23. (1)    The strata corporation may fine an owner or tenant a maximum of 
 

(a) $200 for each contravention of a bylaw, and 
(b) $50 for each contravention of a rule. 

 
(2) The strata corporation may impose a fine on an owner or tenant for 

continuing contravention of a bylaw or rule every 7 days. 
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7. ¾ VOTE RESOLUTIONS 
 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
(3)  Additional assessments, fines authorized by these bylaws, banking charges, 

filing costs, expenses, interest charges and any other expenses incurred by either 
the strata corporation to enforce these bylaws, as they may be amended from 
time to time, or any rule which may be established from time to time by the 
council pursuant to the Act of these bylaws, shall become part of the assessment 
of the owner responsible and shall become due and payable the first day of the 
month next following, except that any amount owing in respect to a fine or the 
cost of remedying the contravention of a bylaw will be calculated as a separate 
component of such assessment and the strata corporation may not register a lien 
against such a separate component. 

 
Continuing contravention 

 
24. If an activity or lack of activity that constitutes a contravention of a bylaw or 

rule continues, without interruption, for longer than seven (7) days, a fine may 
be imposed every seven (7) days. 

 
Division 5 – Annual or Special General Meetings 

 
Person to chair meeting 

 
25. (1)    Annual and special general meetings must be chaired by the president of the 

council. 
 

(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. 

 
(3) If neither the president nor the vice president of the council chairs the meeting, a 

chair must be elected by the eligible voters present in person or by proxy from 
among those persons who are present at the meeting. 

 
Participation by other than eligible voters 

 
26. (1)  Tenants and occupants may attend annual and special general meetings, whether 

or not they are eligible to vote. 
 

(2) Persons who are not eligible to vote, including tenants and occupants, may 
participate in the discussion at the meeting, but only if permitted to do so by the 
chair of the meeting. 

 
(3) Persons who are not eligible to vote, including tenants and occupants, must 

leave the meeting if requested to do so by a resolution passed by a majority vote 
at the meeting. 
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a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
Voting 

 
27. (1)  At an annual or special general meeting, voting cards must be issued to eligible 

voters. 
 

(2) At an annual or special general meeting a vote is decided on a show of voting 
cards, unless an eligible voter requests a precise court. 

 
(3) 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. 
 
(4) 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. 

 
(5) 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. 

 
(6) If there are only two (2) strata lots in the strata plan, subsection (5) does not 

apply. 
 
(7) Despite anything in this section, an election of council or any other vote must be 

held by secret ballot, if the secret ballot is requested by an eligible voter. 
 
(8)   An owner may not exercise the owner’s vote in respect of the owner’s strata lot 

if the strata corporation is entitled to register a lien under the Act against that 
owner’s strata lot, except on matters requiring a unanimous vote. 

 
Order of business 

 
28. 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; 
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7. ¾ VOTE RESOLUTIONS 
 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
(i) ratify any new rules made by the strata corporation under section 125 of the 

Act; 
(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. 
(o)  

 
Division 6 – Voluntary Dispute Resolution 
 
Voluntary dispute resolution 

 
29. (1)   A dispute among owners, tenants, the strata corporation or any combination of 

them may be referred to a dispute resolution committee by a party to the dispute 
if 

 
(a) all the parties to the dispute consent, and 
(b) the dispute involves the Act, the regulations, the bylaws or the rules. 

 
(2)   A dispute resolution committee consists of 
 

(a) one (1) owner or tenant of the strata corporation nominated by each of the 
disputing parties and one (1) owner or tenant chosen to chair the committee 
by the persons nominated by the disputing parties, or 

(b) any number of persons consented to, or chosen by a method that is 
consented to, by all the disputing parties. 
 

(3) The dispute resolution committee must attempt to help the disputing parties to 
voluntarily end the dispute. 

 
Division 7 – Marketing Activities by Owner Developer 
 
Promotion  

 
30. (1)   During the time that the owner developer of the strata corporation is a first 

owner of units, it shall have the right to maintain any unit or units, whether 
owned or leased by it, as a display unit, and to carry on sales or leasing 
functions it considers necessary in order to enable it to sell or lease the units. 
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7. ¾ VOTE RESOLUTIONS 
 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
(2) At the reasonable discretion of the owner developer, it may use the common 

property to conduct the sales or lease of strata lots in the strata plan up to 36 
months after the date of first occupancy of any such strata lot. 

 
(3) Signs advertising the sale, lease of open house of a strata lot must be displayed 

on the common post supplied by the strata corporation and may not be displayed 
in the windows or on the balcony of a strata lot.  Notwithstanding the foregoing, 
marketing signs of the owner developer may be displayed on the common 
property and/or the limited common property or window of any strata lot owned 
or leased by the owner developer at the reasonable discretion of the owner 
developer. 

 
Small Claims Action 
 

31.  Notwithstanding any provision of the Act, the strata corporation may proceed 
under the Small Claims Act (British Columbia) against an owner or other person 
to collect money owing to the strata corporation, including money owing as a 
fine, without requiring authorization by a resolution passed by a 3/4 vote of the 
strata corporation. 

 
PARKING /STORAGE LOCKER LEASE 
 

32.  Each owner of a strata lot may be entitled to the exclusive use of zero, one or 
more of the parking stalls and may be entitled to the use of a storage lockers 
located in the parking facility pursuant to a partial assignment of the 
Parking/Storage Locker Lease (the"Parking/Storage Locker Lease") between •  
and--------------as tenant, a copy of which is attached hereto. Pursuant to the 
Parking/Storage Locker Lease, upon the registration of the strata plan for the 
strata development, the strata corporation will automatically assume all of the 
covenants and obligations of •  under the Parking/Storage Locker Lease with  
respect to the Stalls and the Storage Lockers (as defined in the Parking/Storage 
Locker Lease) which are located on the common property. 

 
PLANTERS/LANDSCAPED AREAS 
 

33.  Owners of the strata lots which do not have enclosed balconies will not place 
planters, landscaping or other such items or equipment within any part of the 
limited common property designated on the strata plan exclusively for the use of 
such owner unless, in the opinion of the strata council, such planters, items or 
equipment are in keeping with the balance of the development in terms of 
design, quality, proportion and colour. Any such planters, landscaping items or  
equipment (including, without limitation, landscaped areas and/ or planters 
designated as limited common property and installed as part of the original  
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7. ¾ VOTE RESOLUTIONS 
 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
development) will be maintained in good and tidy condition on an ongoing basis 
and the responsibility for such maintenance will be solely for the account of the 
owner of the strata lot entitled to the use of the limited common property on 
which they are placed. No strata lot owner within a landscaped area and/ or 
planter designated as limited common property will change, alter or amend the 
plantings within such landscaped areas and/ or planters without the written 
consent of the strata council. 

 
STORAGE ROOM 
 

34.  For a period of ten (10) years after the registration of the strata plan for the 
strata development, the owner-developer will be entitled to designate for its use 
one (1) storage room of its choice within the common property and will be 
entitled to free access to and from such storage room through the development 
and the use of such storage room for the storage of building materials and 
equipment at all times during the ten-year period. The owner-developer will be 
entitled to install its own lock on the door and the strata corporation will not be 
entitled to a key during that ten-year period provided that after the end of the 
ten-year period, the owner-developer will, upon request by the strata 
corporation, deliver up vacant possession of the storage room and all keys 
thereto. 

 
BICYCLE STORAGE 
 

35.  The owner of each strata lot will be entitled to the use of one bicycle storage 
space within the secured area in the parking facility designed for that purpose, 
free of charge (but this will not prohibit the imposition of reasonable refundable 
security deposits for the issuances of keys and security passes). The strata 
council will, subject to the provisions of the Strata Property Act (British 
Columbia), as amended or replaced, be responsible for the orderly 
administration of the use of bicycle storage space to each owner. Such 
administration may also include, without limitation, the issuance of keys or 
security passes and the licensing of the use of any unallocated bicycle storage  
spaces, including charging fees to users if approved by resolution of the strata 
corporation. 

 
LARGER PARKING STALLS 
 

36.  An owner of a strata lot who has been assigned the use of a parking stall which 
is larger in size than a standard parking stall may park two vehicles or park one 
vehicle and store items such as motorbikes, canoes or kayaks within such stall, 
provided that such arrangements do not obstruct access to and use of the drive  
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7. ¾ VOTE RESOLUTIONS 
 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
aisles and/ or other parking stalls by other users and are in compliance with all 
applicable laws and bylaws. 

 
LEASING REQUIREMENTS 
 

37.  An owner must: 
 

(a)  provide the strata corporation with a true and complete copy of every 
written tenancy agreement (as defined in the Residential Tenancy Act 
(British Columbia) as amended or replaced); and 

(b)  cause the tenant to execute a Form K- Notice of Tenant' s Responsibilities 
as provided in the Strata Property Act (British Columbia), as amended or 
replaced, prior to his or her occupation of the strata lot and provide the 
strata corporation with a copy thereof."  

 
Division 8 

 
HAZARDS AND INSURANCE 
 
38. (1) Smoking is not permitted in any of the indoor common areas, including the 

elevators, lobbies and stairwells.  Alcohol is not permitted in any common 
areas. 

 
(2) Owners, tenants and occupants are responsible for any damage caused by a 

waterbed, appliance or other fixtures within their strata lot. 
 

(3) Owners, tenants and occupants shall not do anything that will cause a safety 
hazard to the building and/or other residents including interfering with 
proper closure of fire doors by adjusting the door closer by blocking the 
doors open, and/or by encumbering the hallways, landings or stairways with 
boxes, rubbish and/or bicycles. 

 
(4) No one shall be allowed to play, skateboard, or rollerblade in the 

underground parking areas, or any other common areas at any time. 
 
(5) Owners, tenants and occupants must not permit explosives, combustible, 

flammable or offensive materials to be stored on their strata lot or on the 
common property, except a small supply of fuel normally used for gas 
barbecues and heaters only. 

 
(6) Owners, tenants and occupants must endeavor to prevent the escape of any 

explosive, combustible, flammable or noxious fumes material from their 
strata lot 
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7. ¾ VOTE RESOLUTIONS 

 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
(7) No material or substance especially burning material such as cigarettes or 

matches shall be thrown out or permitted to fall out of any window or any 
other part of the strata lot or the common property. 

 
(8) In the event of an emergency emanating from a strata lot whose owner, 

tenant or occupant cannot be contacted, access for protection of the 
common property or safety may have to be gained by force at the owner’s 
expense. 

 
(9) I t is the responsibility of owners to have their vacant suites checked a 

minimum of once every 7 days, to ensure there is no damage of any kind, 
including water that may occur when their unit is vacant.  In the event of a 
problem with their unit, owners must be able to demonstrate that their unit 
has been inspected a minimum of once every 7 days, otherwise the Strata 
will hold the owner  responsible for any damage caused to their unit and 
other affected units.   

 
(10) An owner must pay the insurance deductible portion of any insurance claim 

filed by the Strata Corporation within ninety (90) days of the written 
issuance of the charge, if such claim results from damages caused to the 
common property, including limited common property, or common assets 
by the negligence or accident of an owner or by that of the owner’s visitors, 
occupants, guests, employees, agents, tenants or a member of the owner’s 
family. 

 
(11) Owners assessed a chargeback against their strata lot due to damages 

sustained from their strata lot must pay the chargeback amount within 90 
days.  Where an owner fails to pay the chargeback within 90 days, the 
outstanding chargeback amount will be subject to an interest charge of 10% 
per annum, compounded annually. 

 
Division 9 
 
BICYCLES, ROLLERBLADES, ROLLER-SKATING, AND SKATEBOARDS 
 
39. (1) Bicycles shall be kept in designated bicycle storage areas only. 

 
(2) Bicycles shall be carried into and within the building with the exception of 

the underground parking.  Bicycles shall not be transported through 
common hallways or in the elevators of the Strata Plan. 
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7. ¾ VOTE RESOLUTIONS 
 
a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
(3) Bicycles found in non-designated/unallocated spaces will be removed up to 

and including cutting free the bicycle if necessary from handrails or fences 
at the sole expense of the owner.  

 
(4) Skateboarding, rollerblading/skating is not permitted in any common areas 

of the Strata Plan. 
 
STORAGE 
 
40. No part of the common property except areas designated by the strata corporation 

will be used for storage without the prior written consent of the council. 
 
OPEN HOUSES 
 
41. (1)  Open Houses may be conducted for a maximum period of two hours between       

10:00 a.m. and 4:00 p.m. on either Saturday or Sunday and are subject to this 
Bylaw 
 

(2) The Owner, Owner’s Agent or Realtor shall ensure that any and all persons on 
the common property as a result of the Open House (“Attendees”) are, at all 
times, accompanied by the Owner, Owner’s Agent or Realtor. 
 

(3) The Owner is responsible for any and all damages incurred by the Strata 
Corporation which are caused either directly or indirectly by an action or 
negligence of any person attending or otherwise participating in any way in the 
Open House. 

 
FITNESS ROOM 
 
42. (1) Smoking is not permitted 

 
(2) Be courteous to others waiting to use the fitness equipment.  Please take 

turns using the equipment.  All users must bring their own towels and wipe 
down exercise equipment after use. 

 
(3) No food or drinks are allowed (except water bottles). 

 
(4) The number of visitors per strata lot allowed in the fitness room is limited to 

one (1). The resident must accompany visitors at all times. 
 

(5) The fitness room hours are between the hours of 6:00 a.m. to midnight. 
 

(6) All personal belongings are to be removed after each use. 
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a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
(7) No one under the age of fourteen (14) is permitted in the fitness room.  

Toddlers properly restrained in strollers or car seats are permitted. 
 

(8) Use equipment at your own risk.  The strata corporation will not be held 
liable for any injury, damage or loss however caused. 

 
BUILDING SECURITY 
 
43. (1) No one shall leave open or unlock any outside entrance or exterior fire exit 

door. 
 
(2) No one shall let a stranger enter the building by way of enterphone, or when 

entering the building themselves.   
 

(3) No soliciting will be permitted within the Strata Plan under any 
circumstances. 

 
(4) Security of the building cannot be maintained without the full cooperation 

and observance of these bylaws by all residents. 
 
FIRE INSPECTION  
 
44. Every owner, tenant, or occupant must provide access to the 

individual strata lots for building staff and authorized contractors to 
test the fire and safety equipment within each strata lot when given 
advance notice by the Strata Corporation. The testing of the fire and 
safety equipment in thestrata lot shall be completed once a year as 
mandated by the City of Vancouver. I f the Owner, tenant, or 
occupant does not provide access during the prescribed time of the 
inspection, the cost of re-inspection (contractor, locksmith, and 
building staff time cost) will be billed back to the individual strata lot 
Owner. 

 
PETS 
 
45. 

(1) Animals are not allowed on the 9th floor patio area. 

(2) A pet shall not cause a nuisance to any resident. 
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Division 10 
 
BALCONIES AND WINDOWS /EXTERIOR 
 
46.       (1) No laundry, washing, clothing, bedding, or other articles shall be hung or 

displayed from windows, balconies, or other parts of the strata lot or the 
common property so that they are visible from outside of the building. 

 
(2) No owner, tenant or occupant shall install window coverings, which are 

visible from the exterior of the strata lot and which will detract from the 
conformity of the building.  Any window coverings, which are installed as at 
the date of the passage of this bylaw, may remain, but any replacement 
window coverings must comply with this bylaw.  The onus is on the owner 
of the strata lot to provide proof, if requested to do so, satisfactory to the 
council, that the non-conforming window coverings installed on or about 
their strata lot were installed prior to the date of passage of this bylaw. 

 
(3) Bird feeders are not allowed on the common property, including balconies 

and patios. 
 
(4) Outdoor holiday lights are permitted only from December 1st to January 15th 

inclusive or other festive occasions with prior notice to Strata Council. 
 
(5) Balconies and patios shall not be used to store items, including but not 

limited to bicycles and/or appliances.  
 
(6) No mops or dusters of any kind shall be shaken and no refuse shall be 

thrown out of windows or doors or from a patio or balconies of a strata lot.  
No water or any liquid is to be spilt over individual balconies or out any 
windows. Neither children nor pets may be left unattended on a balcony. 

 
(7) No commercial signs, billboards, displays, notices or other advertising 

matter of any kind shall be placed on any part of the Strata Plan without 
the prior written consent of the council. 

 
(8) Metallicized or reflective coating or tinting is not permitted on glass 

windows or doors. 
 
(9) An owner must not install or permit to be installed any metalized, reflective or 

mirror coating, filming or tinting on any windows. 
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a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 
 
(10) An owner may install non-reflective or non-mirrored window coating, 

filming or tinting with product specification as provided by the Strata 
Council. 

 
(11) In the event that the Strata Corporation replaces any exterior window or 

door for any reason, the Strata Corporation will not be required to apply 
any coatings or pay the cost to reapply coatings that may have existed prior 
to such window or door replacement.  Subject to 44(2), an owner may 
reapply a window coating at their expense. 

BARBECUES AND HEATERS 
 
47. (1) Only propane, natural gas or electric barbecues or heaters are permitted. 
 

(2) All propane tank valves are to be in the “off” position when not in use, 
and/or being carried through the common property.  Natural gas units shall 
be disconnected from the outlet when not in use. 

 
(3) Barbecuing is permitted on the balconies and patios of each applicable 

strata lot, provided it is conducted in safe manner and does not create a 
nuisance to other residents. 

 
(4) Barbecuing equipment must be maintained in an orderly appearance and 

stored outside. 
 

(5) Barbecues must be kept clean to reduce smoke and odors disturbing other 
residents. 

 
(6) Failure to comply resulting in complaints may result in suspension of 

barbecuing rights. 
 
  Mr. Chris Sargent advised the General Ownership that a complete set of bylaws for 

“Richards Living” were attached with the agenda and the boxed bylaws are the proposed 
additions. He also advised that a set of Rules that were adopted by the Strata Council 
during the year are required to be ratified by the Membership. Mr. Sargent, then, ran 
through all the proposed additions and answered questions from the Owners present.  

  
  It was MOVED, SECONDED to approve a ¾ vote to approve the above bylaws. 
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a) Resolution “A” – ¾ Vote Resolution – Additions to Existing Bylaws: 

 
 It was MOVED, SECONDED to amend the following two (2) bylaws:  
 

“With the exception of on Strata Lot 232 and Strata Lot 233, provided that compliance 
with City of Vancouver Bylaw 6510 (“Sign Bylaw”) is met, no signs, billboards, notices, 
placards, or other advertising matters shall be placed on any part of a residential strata lot 
or on the common property. This bylaw shall be interpreted in a manner consistent with 
elections legislation.” 

 
And  
 
“With the exception of on Strata Lot 232 and Strata Lot 233, provided that compliance 
with City of Vancouver Bylaw 6510 (“Sign Bylaw”) is met, no commercial signs, 
billboards, displays, notices, or other advertising matter of any kind shall be placed on 
any part of the Strata Plan without the prior written consent of the council.” 
 
It was then agreed to vote on the amendment and it CARRIED. 
 
There being no further amendments, it was then agreed to vote on the ¾ vote as presented 
and amended and it CARRIED.  
 

7. REPORT ON INSURANCE 
 

Mr. Chris Sargent informed the Owners that the building is currently being insured for 
$53,249,000 with $10,000,000 coverage for General Liability and $5,000,000 for 
Directors and Officers (Strata Council).  The deductibles are as follows: 

 
- Minimum of 10% of premium for earthquakes 
- $10,000 for flood 
- $10,000 for water related damages 
- $10,000 for sewer back-up 
- $5,000 for all property risks 

  
 Owners were then reminded that the Strata Corporation’s insurance policy does not 

provide for individual contents including improvements or betterments (i.e. clothing, 
furniture, decorating, upgrading of carpets, and flooring, etc).   

  
 Owners must carry their own Home Owners package insurance for such coverage, 

including any improvement and liabilities.  Investor Owners should also have insurance 
in the event that a loss occurs and the unit is un-inhabitable.  This would cover the Owner 
loss at revenue i.e. rent.  Furthermore, the Strata Corporation’s insurance policy only 
provides coverage for original fixtures within the strata lots (i.e. original carpets, original 
cabinets, etc.) that were installed by the Owner Developer.   

 
 After discussion it was MOVED, SECONDED and CARRIED to approve the report on 

insurance as presented. 
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 Please be reminded that the Strata’s policy only covers the original fixtures installed in 
the Strata lot by the Developer (ie. hardwood floors installed by the Developers are 
covered by the Strata’s insurance policy, but hardwood floors installed by an Owner after 
the time of purchase are not covered by the Strata’s insurance policy). As per the Act, 
Owners are required to have insurance for their contents, improvements and betterments, 
liability, and insurance deductible. Owners should consult an insurance agent to ensure 
that they have proper coverage. 

 
8. ELECTION OF STRATA COUNCIL MEMBERS FOR 2013 

 
Mr. Chris Sargent took the opportunity to thank the outgoing Strata Council Members for 
their contributions and efforts throughout the past year.  The Owners expressed their 
appreciation by giving the Strata Council a round of applause.  It was then MOVED, 
SECONDED and CARRIED to elect the Strata Council by way of volunteers.  The 
following Owners volunteered and were elected to serve on the Strata Council: 

 
Members’ Names 

Liana Fung 
Karen So 

Carrie Christenson 
Nina Wagner 
Eran Lavie 
Johnny Wu 
James Li 

 
It was then MOVED, SECONDED and CARRIED to declare the above Owners duly 
elected 

 
9. ANY OTHER MATTER THAT MAY BE PROPERLY BROUGHT BEFORE THE 

MEETING  
 

• Elevator Performance  
Some Owners complained about the poor performance of the elevators. Mr. 
Sargent advised that despite efforts made by Council/ Rancho, the performance of 
elevators has not reached the satisfactory level. It was agreed that Elevator 
engineers be called to have a look at the deficiencies again so that they may be 
brought to the attention of Elevator Company. 
 

• Canopy over Main Entrance  
It was noted that the canopy over the main entrance had collected litter over time 
and needed to be cleaned. Although, it was cleaned during the last window 
cleaning, there was a need to clean it on a more frequent basis.  

 
• Enterphone at Parking Entrance  

To be checked for any water infiltration during rains and to provide a cover for it.  
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9. ANY OTHER MATTER THAT MAY BE PROPERLY BROUGHT BEFORE THE 
MEETING CONT’D  

 
• No Smoking Bylaw  

Following demand by Owners to curb smoking in the building, a straw vote was 
taken from among the Membership present. An overwhelming majority was 
found to be in favor of “No Smoking Bylaw”. The Strata Council will consider 
the issue at their meeting in February 2013.  
 

• Fountain on 9th level  
Strata Council will discuss restoration of the water feature on the 9th floor at the 
next meeting.  
 

10. NEXT MEETING 
 
 The next meeting will be a Strata Council Meeting and has been scheduled for Thursday, 

February 7th, 2013 and shall be held in the Meeting Room on 9th Floor. 
 
11. TERMINATION OF MEETING 
 

There being no further business to discuss, it was MOVED, SECONDED, and 
CARRIED to terminate the Annual General Meeting at 8:20 p.m. 

 
Respectfully Submitted, 
 
 
                                        
Baldev Sondhi, Strata Agent 
Rancho Management Services (B.C.) Ltd. 
#6th Floor -1190 Hornby Street, Vancouver, BC   V6Z 2K5 
Phone:  (604) 684-4508 
Direct Line:  (604) 331-4281 
Email:  bsondhi@ranchogroup.com 
 
 
 

SECURITY 
 
For the security of everyone, residents are reminded to NOT let strangers into the building. 
This helps to prevent vandalism and helps keep the building security at its highest level. 
 
 
 

mailto:bsondhi@ranchogroup.com
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