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M I N U T E S 
OF THE STRATA COUNCIL MEETING 
THE OWNERS STRATA PLAN BCS 2667 

THE VINE 
   

Held on February 15, 2011 at 6:30 pm 
Within the Small Amenity Room 

3rd Floor-2268 West Broadway Street, Vancouver, BC  
COUNCIL IN ATTENDANCE: Allan Smith  President 
 Charles Lingren  Vice-President 
 Jing Wang  Treasurer 
 Karoly Barna  Member at Large 
 
REGRETS: Trevor Gibbons  Deficiencies 
 Jennifer Watkiss  Member at Large 
 Kristin Randall Beauregard Member at Large 
 
SENIOR STRATA MANAGER: Marianna Pandy  Crosby Property Management Ltd. 
 
STRATA MANAGER: Markus Schmid  Crosby Property Management Ltd.  
 
The meeting was called to order at 6:40 pm by the Council President, Allan Smith. 
 
CARETAKER BUSINESS 
 
The Strata Council reviewed the report from RM Building Maintenance from the month of December 2010 and 
was satisfied with the items reported. 
 
APPROVAL OF STRATA COUNCIL MEETING MINUTES 
 
It was MOVED/SECONDED to approve the Minutes of the Strata Council Meeting held January 19, 2011 as 
circulated.  CARRIED. 
 
APPROVAL OF FINANCIAL STATEMENTS 
 
The December 2010 financial statements have been deferred until such time that the new Treasurer has the 
opportunity to meet with Jennifer Watkiss, to go over the reports and report back to Council on the financial 
standing of the Strata Corporation.  This will be discussed at the next Council Meeting. 
 
REVIEW OF ACCOUNTS RECEIVABLE 
 
As previously decided by the Strata Council, several strata lots have received liens placed on their strata lot due to 
non-payment of special levies.  Although this special levy amount was smaller than the lien account, the Strata 
Council wanted to ensure that these owners are aware of the protocol as well as the ramifications for non-payment 
of either strata fees or special levies.  The Strata Manager reported that, as of the Council Meetings date; there 
was approximately $1,600.00 outstanding for strata fees and/or special levies for the Strata Corporation.  The 
Strata Council encourages all owners to bring their account up to date and remind all owners that strata 
fees are due and payable on the 1st of each month. 
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REPORT ON UNAPPROVED EXPENDITURES 
 
There are no unapproved expenditures to report.  The Strata Property Act requires that all owners be notified as 
soon as possible of unanticipated expenditures. 
 
REPORT ON LITIGATION 
 
To the best of our knowledge there is no litigation to report.  The Strata Property Act requires that all owners be 
notified as soon as possible of any legal action that the Strata Corporation is part of. 
 
BUSINESS ARISING FROM PREVIOUS MINUTES 
 
1. Directives to the Strata Manager 
 

The Strata Council reviewed the directives to the Strata Manager and are satisfied with the completed 
items.  Pending items will continue to be reviewed at the next Council Meeting.  Items that are resulting 
from this meeting will be completed by the next Council Meeting. 

 
2. Building Envelope Warranty Review 
 

An updated report was received from Jayne Touzel, Warranty Coordinator from Crosby Property 
Management Ltd.  The Strata Council had rescheduled their warranty meeting with Trevor Gibbons to a 
later date at which time they will make themselves familiar with the items at hand.  It has been 
recommended by Crosby Property Management Ltd. that completed items be taken off the list and 
comments from Scot Construction as well as the warranty provider be reviewed carefully in order to seek 
resolution to these.  This item will continue to be reviewed until such time as that the deficiencies have 
been completed and can be signed off on.  This will be reviewed at the next Council Meeting. 

 
3. Mechanical Warranty Review 
 

Willis Canada has been contacted for an update on the mechanical issues and a follow-up will be 
forwarded to the Strata Council from the warranty coordinator.  This will be reviewed at the next Council 
Meeting. 

 
4. 3rd Level Courtyard Water Issues 
 

The Strata Council received an update from Jayne Touzel, Warranty Coordinator from Crosby Property 
Management Ltd. who summarized the responses from Willis Canada and their engineering trades.  The 
Strata Council was advised that the developer and Scott Construction received a 30 day letter to request 
completion of repairs to the 3rd floor courtyard units.  This will be reviewed at the next Council Meeting. 
 The 4th floor repairs part of the review and the Strata Council will expect an update form Willis Canada 
prior to the next Council Meeting. 

 
5. 3rd Level Courtyard Awning System 
 

The Strata Council is deferring this issue until the next Council Meeting. 
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6. Fire Panel Issues 
 

The Strata Manager has been diligently following up with Fire Pro as well as the installing trade for the 
fire panel, Simpson Maxwell.  Part of the issue ahs been resolved, however, Fire Pro is awaiting return 
inspection and work to be done by Simpson Maxwell.  The Strata Manager was asked to contact the 
parties to ensure that the repairs are being done diligently and note that further delays are caused.  A 
letter will be forwarded to both Fire Pro as well as Simpson Maxwell. 

 
7. Insurance Claim for Two 3rd Level Courtyard Units 
 

This item is on hold until such time that the warranty repairs to the source will be remedied by Willis 
Canada, the warranty provider.  This will be reviewed at the next Council Meeting. 

 
8. Algae Washing - North Side of building exterior-West Broadway 
 

The algae washing on the north side has been included in the building envelope and the building 
maintenance plan and will be discussed closer to spring or summer of 2011. 

 
9. Hallway Lighting Upgrade 
 

Answers to the Strata Council’s previous questions have been provided by Power Pros Electrical and the 
consensus from the Strata Council was that, at this time, they do not wish to proceed with a lighting 
upgrade.  It has been noted that the light bulbs that RM Building Maintenance is using are not burning 
out frequently and thus, the Strata Council feels that funds would be better spent towards building 
envelope maintenance and building maintenance repairs which will be commencing spring and summer 
of 2011. 

 
10. PML Quotes 
 

PML Mechanical has answered questions and the remaining items on the quotes are not a priority.  PML 
was requested to follow up after the next preventative maintenance. 

 
CORRESPONDENCE 
 
The Strata Council reviewed correspondence with respect to the following: 
 

• Complaints regarding dog hair in tower 1 elevator.  The Council has addressed this and are satisfied 
with the outcome.  RM Building Maintenance was requested to clean the area more frequently and this 
will be monitored. 

 
NEW BUSINESS 
 
1. Building Envelope Maintenance Plan 
 

The Strata Council received a revised building maintenance plan from First Watch Building Maintenance 
and, after discussion, it has been noted that the mandatory repairs to the building envelope will be taken 
up in phases.  Phase one of the projects price was received and it was recommended that phase two 
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pricing will be obtained by First Watch.  This will be further discussed in the next Council Meeting and 
will be part of the budget or upcoming Annual General Meeting resolution. 
 
The Strata Council noted that it is imperative that repairs start in the spring and summer of 2011 as many 
of the items noted in the original Spratt Emanuel engineering report were noted to be Strata Corporation 
maintenance items.  Part of the operating budget is building envelope maintenance as well and the Senior 
Strata Manager  made recommendations on options the strata corporation has, in accordance with the 
Strata Property Act, to raise funds for the upcoming cost. The Strata Council discussed this and was in 
agreement that they will put forth a clear plan and resolution for the upcoming Annual General Meeting 
in May, 2011.  This will be further discussed at the next Council Meeting. 

 
2. Paraspace Landscaping – Preventative Maintenance Renewal 
 

The contract renewal (effective March 1, 2011) is pending.  Karoly Barna has been assigned to the 
committee who will make recommendations on alternative services.  Once the recommendations are 
made, the Strata Council will decide and the renewal will be signed.  This will be further discussed at the 
next Council Meeting. 

 
3. Annual Fire Inspection 
 

The Strata Council received a second quote from Voltech Fire Protection.  It was MOVED/SECONDED 
to approve the less expensive option and the Strata Council will try Voltech Fire Protection for the 
annual inspection which will be due later in March, 2011.  Voltech has been notified and a date will be 
set and notices will be circulated.  CARRIED. 

 
4. Crosby Property Management Ltd. Fee Increase – Cost of Living 
 

It was MOVED/SECONDED to approve the 2.4% increase.  This will be included in the fiscal year 
budget. All in favour.  CARRIED. The strata council further noted they have been very satisfied with the 
services of the Senior Strata Manager and Crosby Property Management Ltd. as the Agents for the 
owners BCS2667. 

 
5. Annual General Meeting Agenda Resolutions – Potential Bylaws 
 

The Strata Council preliminarily discussed and noted some of the resolutions that would be included in 
the Annual General Meeting.  This will be further discussed and finalized at the next Council Meeting. 

 
6. Budget 
 

The Strata Council received the draft budget from Crosby Property Management Ltd. and will be 
reviewing this further to make changes to the budget.  A budget meeting will take place in March, 2011 
where the budget will be finalized by the Strata Council. 

 
7. Professional Mechanical Contract Renewal 
 

It was MOVED/SECONDED to renew the contract for PML for a term of 1 year. There is no increase in 
cost for the quarterly maintenance contract. All in favour. CARRIED. 
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8. Dryer Vent Cleaning 
 

The Strata Corporation arranges on a yearly basis to have the dryer vent cleaned and this year the vents 
will be cleaned from inside and out. 

 
As per the Strata Council meeting minutes in 2010 as well as 2009 we would like to remind you: 
 
Please be reminded that as per your homeowner's manuals it is required that you clean the ceiling lint 
trap of the dryer vent on a monthly basis, not just the in-drier ling trap.  Also please ensure that you keep 
your booster fan on and run an empty load after finishing a regular laundry load. This will ensure that the 
ducting does not have lint trapped which when the moisture enters will cause the venting to plug and leak 
water from the condensation. 
 
Failure to follow the above maintenance schedule may result in water stains on the ceiling which the 
strata is not responsible to repair. 

 
9. Change of Strata Managers 
 

Marianna Pandy, Senior Strata Manager will be going on maternity leave effective March 4, 2011 and 
Markus Schmid, Strata Manager has been assigned to look after BCS 2667 – The Vine.  The Strata 
Council has expressed their thanks for the expertise, time and effort and the great work done by 
Marianna Pandy over the past 3.5 years.  The Senior Strata Manager has noted that it has been a pleasure 
working with such an organized group of Council Members who have dedicated their time and efforts to 
make sure this building runs smoothly as a Strata Corporation and she looks forward to working with 
them again upon her return.  Markus Schmid can be reached directly at 604-689-6962 or 
mschmid@crosbypm.com. 

 
TERMINATION OF MEETING 
 
There being no further business, the meeting was adjourned at 7:53 pm.  The next meeting will be held on March 
15, 2011 at 6:30 pm. 
 
CROSBY PROPERTY MANAGEMENT LTD. 
Agent for the Owners 
Strata Manager Marianna Pandy 
Email: mpandy@crosbypm.com 
Direct Line:  (604) 689-6946 
General Office: (604) 683-8900 (24 Hours) 
www.crosbypm.com 
 
Please keep a copy of these minutes for future reference.  They will be required at the time of sale and 
a charge, as per the Strata Property Act, will be assessed for replacement copies. 



 
M I N U T E S 

OF THE STRATA COUNCIL MEETING 
THE OWNERS STRATA PLAN BCS 2667 

THE VINE 
   

 
Held on Thursday, April 14, 2011 at 6:30 pm 

Within the Small Amenity Room 
3rd Floor-2268 West Broadway Street, Vancouver, BC 

  
 
COUNCIL IN ATTENDANCE: Allan Smith  President 
 Jing Wang  Treasurer 
 Trevor Gibbons  Deficiencies 
 Karoly Barna  Member at Large 
 Kristin Randall Beauregard Member at Large 
 
REGRETS: Charles Lingren  Vice-President 
 Jennifer Watkiss  Member at Large 
 
STRATA MANAGER: Markus Schmid  Crosby Property Management Ltd. 
 Jayne Touzel  Crosby Property Management Ltd. 
  
 
The meeting was called to order at 6:32 pm by the Council President, Allan Smith. 
 
GUEST BUSINESS
 
Jayne Touzel, the Warranty Services Coordinator from Crosby Property Management Ltd., met with the 
Council to provide information on the following items: a) a status update on the repairs currently being 
performed under Willis Canada’s 2-10-10 new home warranty, and b) to clarify details of a proposal 
submitted by First Watch Building Operations for carrying out building envelope maintenance and repairs 
around the complex. 
 
Council was provided with an update that the engineer investigating on behalf of the warranty provider has 
submitted.  This was a scope of work to Scott Construction for the repair of five 3rd floor garden level strata 
lots and the Amenity Room.  The scope of work includes: a) rebuilding door entrances, which includes 
waterproofing the thresholds, and b) the supply and installation of five new fibreglass doors and one 
aluminium door.  Although Scott Construction has been appointed to conduct the warranty-related repairs 
the work will be under the direction and supervision of the warranty provider’s engineer with the view of 
making the suite and Amenity Room entrance areas impervious to future water ingress.   
 
Scott Construction was also directed to carry out repairs/replacement inside certain strata lots where the 
unintended water ingress had damaged interior finishes, such as the flooring, baseboards and drywall.  
Residents of the five garden suites will be notified in advance of any impending repair work, and notices 
posted around the building to notify other residents who may be affected for a period of time by construction 
noise. 
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Council was also updated that the engineer was currently investigating a top floor unit experiencing water 
ingress in two locations of their suite. As this strata lot was still under investigation and details not yet 
conclusive, no further information was available at the time of the Council meeting.    
 
At this time, Council entered into a discussion concerning the proposal submitted by First Watch Building 
Operations to conduct building envelope maintenance and repairs.  The proposal presented a two phase 
approach:  
 
a)  Phase One proposes carrying out the 12 bosun chair drops performed in the Spratt Emanuel 

Engineering Review (dated January 2009) and conducting the repairs and maintenance identified in 
Spratt’s report, and 

 
b)  Phase Two proposes carrying out an additional 38 drops by bosun chair around the property to 

conduct maintenance and repairs on areas of the building envelope which were not included as part 
of Spratt Emanuel’s scope of review.   

 
Owners should be advised that regular building envelope inspections and maintenance should be regarded as 
important as any other planned preventative maintenance program in place for a building component.  A 
good envelope inspection and maintenance plan will help extend the intended service life of a building 
component to the extent it defers or diminishes repair or replacement costs normally associated with neglect 
or inattention.   
 
Additionally, the 10 year component of the building envelope warranty provided by Willis Canada for 
unintended water penetration is conditional on the strata corporation engaging the services of a qualified 
building envelope professional to conduct regular inspections of the building and to have all required 
maintenance performed to the building envelope in a timely manner.  Failure to carry out the appropriate and 
required building maintenance may void a building’s warranty coverage.   
 
Council expressed a thank you for Jayne Touzel for meeting with Council, and reviewing the warranty 
repairs for the complex. 
 
CARETAKER BUSINESS
 
The Strata Council reviewed the report from RM Building Maintenance from the month of February and 
March 2011.  Council agreed the bi-annual rooftop and terrace drain cleaning, terrace gutters, and terrace fire 
exit stairwell algae scrubbing is to proceed.   
 
Council further requested for cleaning of the gutter outside of all the tower entrances to be included as part 
of the monthly invoicing for caretaker services, and to be done as necessary.  Council noted from the input 
of the caretaker the gutters outside of all the tower entrances plug easily, and clearing of the gutters right 
away is a necessity. 
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APPROVAL OF STRATA COUNCIL MEETING MINUTES
 
It was MOVED/SECONDED to approve the Minutes of the Strata Council Meeting held February 15, 2011 
as circulated.  CARRIED. 
 
Council noted meetings had been scheduled for Tuesday March 15 and Tuesday March 22, unfortunately 
quorum could not be achieved for these meetings. 
 
APPROVAL OF FINANCIAL STATEMENTS
 
It was MOVED/SECONDED to approve the December 2010, and January and February 2011 financial 
statements.  CARRIED. 
 
REVIEW OF ACCOUNTS RECEIVABLE 
 
The accounts receivable was reviewed with Council. 
 
REPORT ON UNAPPROVED EXPENDITURES 
 
There are no unapproved expenditures to report.  The Strata Property Act requires that all owners be notified 
as soon as possible of unanticipated expenditures. 
 
REPORT ON LITIGATION 
 
To the best of our knowledge there is no litigation to report.  The Strata Property Act requires that all owners 
be notified as soon as possible of any legal action that the Strata Corporation is part of. 
 
BUSINESS ARISING FROM PREVIOUS MINUTES
 
1. Directives to the Strata Manager 
 

The Strata Council reviewed the directives to the Strata Manager and are satisfied with the 
completed items. 

 
2. AGM Agenda - resolutions / bylaws / AGM date
 Scheduled Date – 

 Council agreed the Annual General Meeting be convened for Thursday, May 26, 2011 at 6:30 pm in 
the second floor gym of 2228 West Broadway.  Please remember to bring a chair. 
 
Agenda Items – 
Bylaw Addition to Bylaw #3(1) 
Council agreed the following bylaw on smoking be presented to the ownership: 
 
(f) Smoking is not permitted in any of the indoor or outdoor common areas, including the parking 
garage, elevators, lobbies, storage lockers, recreation areas, multi purpose amenity rooms, stairwells, 
exterior patios, exterior balconies, and garden areas; 
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(g) throw out material, especially bunting material such as cigarettes or matches or permit material to 
fall out of any window, door, balcony, patio, stairwell, passage or other part of the strata lots or 
common property; 
 
Special Levy for Routine Building Envelope Maintenance Work –  
Council agreed a ¾ vote resolution be presented to the ownership for ensuring the routine 
maintenance of the building envelope is undertaken in a timely fashion.  Council further agreed the 
¾ vote be done as a special assessment in one instalment.  Council requested the full explanation of 
the ¾ vote be provided in the annual general meeting notice. 

 
Council requested, if available of the evening of the meeting, FirstWatch and Jayne Touzel from 
Crosby Property Management Ltd. to explain and discuss with the ownership what is involved in 
routine building envelope maintenance work, and why it is so important the complex ensures the 
building envelope is maintained. 

 
 Review of Building Maintenance – 

Council noted most Stratas retain the services of an engineering firm or a building envelope 
consultant to routinely review the condition of a building’s condition at set intervals of time.  This 
ensures routine maintenance is being carried out, and assists to determine if any additional work 
must be undertaken.  Council noted a special assessment was levied last year for initiating a building 
envelope engineering review and proposal of the design flaw and lack of awning over third level 
courtyard doors.   
 
Council requested the ownership be presented with a ¾ vote resolution to change the allocation of 
the special levy funds for hiring the services of an engineering firm or a building envelope 
consultant to undertake review of the building envelope maintenance of the building as routine 
building envelope maintenance work is being done this year. 
 
Council noted from this review a set schedule of maintenance work can be planned for future years. 

 
3. Proposed Budget – 2011 / 2012

Council discussed and reviewed the proposed budget for 2011 / 2012.  Council agreed the proposed 
budget is to reflect no increase in maintenance fees. 

 
4. Mechanical Warranty Review
 Council agreed the mechanical warranty review be deferred to the next council. 
 
5. Maintenance Schedule

Council received and reviewed the building maintenance schedule for the next year.  Council was 
satisfied the maintenance schedule covers the basic routine maintenance of the building. 

 
6. Fire Panel Issues - Resolved

Council was advised from the report received from fire protection trades the fire panel was repaired. 
The cause of the issues with the fire panel was noted likely coming from a corruption in the original 
programming of the panel.  No further false trouble signals on the fire panel have been experienced 
since the repair was completed. 
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7. Dryer Vent Cleaning - Quotations

Council received two quotations for dryer vent cleaning from the inside and outside.  Council noted 
dryer vent cleaning from the inside and outside is done every second year, and last done in 2008.  
One quotation was in the amount of $4,788.00.  Another quotation was in the amount of $4,500.00. 
Council agreed with proceed with the quotation in the amount of $4,788.00 as the company 
provided a more detailed quotation.  Council requested work be scheduled in the next month.  
Notice will be provided as access to all suites is required. 

 
8. Window / Exterior Cleaning - Quotations

Council received three quotations for cleaning of exterior windows.  Council noted specific criteria 
was provided to all companies, including inaccessible exterior windows, courtyard level glass 
canopies, exterior railing glass, and hand scrub and rinse with soap and brush to remove dirt from 
painted surfaces at abase of Towers 1, 2 and 3.   
 
Upon careful review Council agreed work should be narrowed down to only cleaning of inaccessible 
exterior windows and glass canopies.  For quotations on only the narrowed criteria was $6,400.00, 
$9,850.00, and $5,700.00.  Council agreed to proceed with the quotation in the amount of $6,400.00 
as this window cleaning company covered all the originally requested criteria for quotation.  Council 
requested window cleaning to proceed as soon as feasible. 

 
CORRESPONDENCE
 
The Strata Council reviewed correspondence with respect to the following: 
 
• Correspondence was received from an owner regarding a water stain on the ceiling of one of their 

bedrooms.  Council requested this water staining be reviewed and followed up on. 
 
• Correspondence was received from an owner regarding concern of the elevator for 2228 West 

Broadway.  Council noted a follow-up has been done with Richmond Elevator, and requested further 
follow-up be done with Richmond Elevator to emphasize concerns of the Strata when repairs are 
undertaken.   

 
NEW BUSINESS 
 
1. Repair Scheduling for 2228 West Broadway

Council reviewed input from Richmond Elevator regarding the elevator for 2228 West Broadway.  
Council noted as only one elevator serves this tower, as well as is the case for the other two towers. 
The elevator only being out service for short periods of times can have an impact on families with 
small children and on elderly residents, and generally on all residents.  Council requested particular 
emphasis be placed on the impact residents experience from shutdowns when the follow-up is done 
with Richmond Elevator.   

 
2. Other Business – Per Strata

Council wishes to express a special thank you to Trevor Gibbons for all his work on the Council for 
the building, particularly for the follow-up on building maintenance items. 
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TERMINATION OF MEETING 
 
There being no further business, the meeting was adjourned at 9:00 pm. 
 
 
CROSBY PROPERTY MANAGEMENT LTD. 
Agent for the Owners 
Strata Manager Markus Schmid 
Email: mschmid@crosbypm.com 
Direct Line:  (604) 689-6962 
General Office: (604) 683-8900 (24 Hours) 
www.crosbypm.com 
 
Please keep a copy of these minutes for future reference.  They will be required at the time of sale and 
a charge, as per the Strata Property Act, will be assessed for replacement copies. 
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