
 

 
      

 
 

 

 

 

 

**REMINDER ** 
 

**SPECIAL LEVY 

3RD PAYMENT DUE 

MARCH 1ST, 2020** 
Building Projects  

 
 

At the Annual General Meeting held on  

Monday, January 28th, 2019, the Owners voted to approve the Special Levy. 

 

The THIRD (3RD) payment of the Special Levy is due and payable by  

March 1st, 2020. The last payment will be due payable on and September 1st, 

2020. 

 

Please note that the special levy cannot be paid via the pre – authorized debit 

system. 

Cheques should be made payable to Strata Plan BCS 747 “in Trust”.  

 Please forward all cheques to 

Quay Pacific Property Management Ltd. - Vancouver, 

885 Helmcken Street, Vancouver, BC V6Z 1B1. 



 
 

 

 

 

 

 

NEW STRATA FEES 
EFFECTIVE MARCH 1st, 2020 

 

At the Annual General Meeting held on Wednesday, January 

29th, 2020, the Strata Corporation voted and APPROVED a 

new Budget. 

EFFECTIVE MARCH 1ST, 2020, THERE ARE NEW 

STRATA FEES AS PER THE ATTACHED SCHEDULE. 

If you are on the pre-authorized payment system, the new fees, 

including the shortfall, will be withdrawn effective March 1, 

2020.   
 

If you supply cheques to the Management Company, either 

post-dated or on a monthly basis, please make sure that you 

enter the new amount as per the attached Schedule. Cheques 

should be made payable to Strata Plan BCS 747, in Trust.   
 

Please forward all cheques to; 

 Quay Pacific Property Management Ltd. - Vancouver,  

885 Helmcken Street, Vancouver, BC V6Z 1B1. 







 

 

THE OWNERS, STRATA PLAN BCS 747 

ANNUAL GENERAL MEETING MINUTES 

WEDNESDAY, JANUARY 29, 2020 
 

The following are the Minutes of the Annual General Meeting, Strata Plan BCS 747, held on Wednesday, 

January 29th, 2020, at 6:00 pm, at The Canadian Strata Corporation, Banquet Room, 1068 Hornby Street, 

Vancouver, BC 

 

A. CALL TO ORDER 

 

The Meeting was called to order at 6:00 pm, by Brian Kerzner, the Strata Council President.  

 

B. CALLING OF THE ROLL AND CERTIFICATION OF PROXIES 

 

Management confirmed that there were twenty-eight (28) votes present, fourteen (14) Owners in 

person and fourteen (14) by proxy. 

 

C. DETERMINATION THAT THERE IS A QUORUM  

 

For a meeting to be competent to proceed, it must meet quorum, which under the Strata Property 

Act of BC is one third (1/3) of all eligible voters.  With twenty-eight (28) votes present and one 

third (1/3) of seventy-one (71) being twenty-four (24) votes, the meeting was competent to 

proceed.    

 

D. PROOF OF NOTICE OF MEETING  

 

The Invitation Packages were mailed on January 7th, 2020, meeting the required twenty (20) days’ 

notice, as provided for under the Strata Property Act of B.C.  

 

E. APPROVAL OF THE AGENDA 
 

Upon a MOTION duly made by Delores Fox and seconded by Linda Holland, it was 

RESOLVED that the Agenda as presented be APPROVED. 

 

F. APPROVAL OF THE MINUTES OF THE PREVIOUS GENERAL MEETING 

  

Upon a MOTION duly made by Carol Bailes and seconded by Gabrielle Campbell, it was 

RESOLVED that the Minutes of the General Meeting held on Monday, January 28, 2019, be 

APPROVED as distributed.  
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G. APPROVAL OF THE PROPOSED 2019/ 2020 BUDGET    

A MOTION was made by Ernest Malone and seconded by Carol Bailes that the proposed budget, 

as distributed to the Owners, be APPROVED.  

Discussion: 

▪ It was explained to the owners that Strata Corporations are currently experiencing a hard 

insurance market, and as a result, the Strata Corporation’s insurance premium increased 

57.0% in the 2019 fiscal year, with an additional 13.0% increase expected in the next fiscal 

year. 

▪ It was also explained that the proposed budget includes increasing the concierge service to 24 

hours a day, seven days a week, at the annual cost of $250,000.00.  The Strata Council 

reported that they met with Royal Concierge Inc., to set out a clear line of duties for the 

Concierge. 

The owners present had an extensive discussion regarding the value of having 24 hours a day, 

seven days a week, level of concierge service, as it does impact the strata fees for all owners. 

▪ The owners present discussed the elevator costs.  Management explained that the Strata 

Corporation has a fixed cost, annual maintenance contract with Kone and that during the past 

twelve months, there have been significant repairs to the elevator, including hoistway cable 

replacements. 

▪ An owner expressed that they felt that the Strata Corporation should budget for two exterior 

window cleanings and that the second window cleaning would ideally be scheduled for the 

end of August or early September. 

▪ The Strata Council and Management explained that the Strata Corporation had originally 

faced a $68,000.00 shortfall, due to the strata insurance premium increase; however, the Strata 

Council was able to eliminate the shortfall with spending cuts over the prior year.  

There being no discussion and upon the vote being taken, twenty-three (32) votes were in favour, 

five (5) were opposed and no abstentions, meeting the 51.0% requirement in the Strata Property 

Act of BC. The Proposed Budget PASSED.  

H. SPECIAL RESOLUTIONS 

 

The Chair read out Special Resolution #1 as follows; 

WAIVE RENEWAL OF DEPRECIATION STUDY 
 

WHEREAS the Owners of Strata Plan BCS 747 “Grace Residences” are aware that the Strata 

Corporation has a Depreciation Study and the Study is now five years old.  The Strata 

Corporation is aware that updates are required every three years and after reviewing the existing 

Depreciation Report finds the report not requiring any revisions as no significant repairs or 

changes have occurred, which would affect the Depreciation Study.  The Strata Corporation 

recommends to the Owners to waive the requirement for the renewal of the Depreciation Study 

for one year; 
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BE IT RESOLVED that the Owner(s) of Strata Plan BCS 747 “Grace Residences” hereby waive 

the requirement for renewing the Depreciation Study, until the next Annual General Meeting in 

2021. 

It was MOVED by Ernest Malone and seconded by Carol Bailes, that Special Resolution #1, as 

having been read, be APPROVED. 

There being no discussion and upon the vote being taken, all twenty-eight (28) votes were in 

favour. Twenty-one (21) votes are required to pass a Special Resolution, as per the ¾ vote 

requirement in the Strata Property Act BC.  The Special Resolution PASSED unanimously. 

The Chair read out Special Resolution #2 as follows; 

ADDING COMMON PROPERTY BYLAW 

 
WHEREAS it is advisable to update Strata Corporation bylaws from time to time in light of legal 

decisions coming out of the courts, Civil Rights Tribunal, and Human Rights Tribunal; 

 

BE IT RESOLVED THAT that the Owners, Strata Plan BCS 747 “Grace Residences” adopt the 

following bylaw;  

Common Property 

(1) An owner is deemed to be responsible for any loss or damage caused to the common 

property,  limited common property, and common assets or to any strata lot, where the 

cause of such loss or damage originated within the owner’s strata lot and the loss or 

damage is not covered by the strata corporation’s insurance policy. 

  

(2) An owner is also deemed to be responsible for any loss or damage to the common 

property, limited common property, common assets or to any strata lot, where the cause of 

such loss or damage is the result of an act, omission, negligence or carelessness of the 

owner, and/or the owner’s tenant(s) occupant(s), visitor(s) or pets and the loss or damage 

is not covered by the strata corporation’s insurance policy. 

 

(3)     If any loss or damage deemed to be the responsibility of an owner under subsection (1) 

and/or (2) of this bylaw results in a claim against any insurance policy held by the strata 

corporation, the owner is strictly liable to reimburse the strata corporation for the full 

amount of any insurance deductible, any portion of insurance coverage declined and/ or 

any amount by which the loss or damage exceeds the strata corporation’s insurance 

coverage. The owner shall indemnify and save harmless the strata corporation for these 

amounts. 

 

(4) If any loss or damage deemed to be the responsibility of an owner under subsection (1)  

and/or (2) of this bylaw does not exceed the insurance deductible for an insurance policy 

held by the strata corporation, the owner is strictly liable and shall indemnify same save 

harmless the strata corporation for any resulting expense for maintenance, repair or 

replacement rendered necessary, which is the strata corporation’s responsibility to 

perform.  
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(5)    For the purposes of this bylaw any amount which an owner is responsible to pay the Strata     

Corporation shall be assessed against the owner’s strata lot and included in the statement 

of account for that strata lot.  

It was MOVED by Susan Rae Witter and seconded by Barbara Denroche, that Special Resolution 

#2, as having been read, be APPROVED. 

There being no discussion and upon the vote being taken, all twenty-eight (28) votes were in 

favour. Twenty-one (21) votes are required to pass a Special Resolution, as per the ¾ vote 

requirement in the Strata Property Act BC.  The Special Resolution PASSED unanimously.  

The Chair read out Special Resolution #3 as follows; 

RATIFICATION OF RULE – RENTAL RESTRICTIONS/RULES 

 

BE IT RESOLVED to ratify the following Strata Corporation Rule:  

 

Rental Restrictions/Rules 

1. All owners who rent their units, are obligated to submit to the Strata Corporation the name 

of the Property Management Company, so they can be vetted by the Strata Corporation, as 

the Strata Corporation is concerned that of certain Rental Management Companies, not 

performing satisfactory due diligence when finding tenants for an Owner in the building.  

2. The Strata Corporation will ask that Rental Property Managers submit the potential tenants, 

two weeks prior to the expected move-in date – to allow the Strata Corporation to do 

additional due diligence on the potential tenant and advise the Owner or the Rental 

Management – whether or not the Strata Corporation feels that the tenant would potentially 

pose a risk to the Strata Corporation.   

Please note that this does not relate to the potential tenant’s financial situation, rather the 

Strata Corporation seeks to minimize any risk to the building, as several recent tenants have 

created disturbances in the Strata Corporation to the extent that two residents have decided 

to leave the building. 

It was MOVED by Carol Bailes and seconded by Scott Armstrong, that Special Resolution #3, as 

having been read, be APPROVED. 

Discussion: 

▪ The Strata Council stated that this proposed rule came about due to a Property Manager not 

doing due diligence when finding a tenant for a suite in the building.  The tenant has caused a 

significant disturbance to the Strata Corporation. 

▪ The owners discussed that at the next General Meeting, the rule would need to be revised to 

include owner managed suites. 

There being no further discussion and upon the vote being taken, all twenty-eight (28) votes were 

in favour. Twenty-one (21) votes are required to pass a Special Resolution, as per the ¾ vote 

requirement in the Strata Property Act BC.  The Special Resolution PASSED unanimously. 
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The Chair read out Special Resolution #4 as follows; 

RATIFICATION OF RULE – BICYCLES IN COMMON AREAS 

BE IT RESOLVED that no form of bicycle is allowed in any of the elevator lobbies.  Bicycles 

must be stored in a bicycle locker or locked up on a bicycle rack in the Atrium.  Bicycles may not 

be stored in the lobby or in the middle of the Atrium. 

It was MOVED by Delores Fox and seconded by Ernest Malone, that Special Resolution #4, as 

having been read, be APPROVED. 

There being no discussion and upon the vote being taken, all twenty-eight (28) votes were in 

favour. Twenty-one (21) votes are required to pass a Special Resolution, as per the ¾ vote 

requirement in the Strata Property Act BC.  The Special Resolution PASSED unanimously.  

I. REPORT ON INSURANCE COVERAGE 

The Management Company explained that as required under the Strata Property Act of BC, an 

Insurance Certificate was included with the Annual General Meeting Invitation Package, 

providing evidence of the Strata Corporation’s purchase of insurance. The current Strata 

Corporation Insurance Policy expires on April 19th, 2020 and will be renewed on that date. Please 

check your Strata Council Minutes after this date to determine what the new deductibles might 

be, as there will be a change. 

 

It was further explained, under the Strata Property Act, the insurance purchased by the Strata 

Corporation does not provide insurance for any upgrades from what was originally built by the 

Developer and delivered to the first Owner.  All Owners must make sure that this coverage is 

provided by the Owner's condominium insurance policy, including the amount of the Strata 

Corporation’s deductible. The water damage and sewer backup deductibles are currently 

$75,000.00, and the flood deductible is $25,000.00. This amount must be provided for in the 

Owner's condominium insurance policy. 

 

If Owners or their insurance brokers have questions or require more information, please contact 

Management via phone at 604-685-8830 or via email at vancouver@quaypacific.com.  

J. OTHER BUSINESS 
  

 The Chair opened the floor to other business/discussion. 
 

▪ The owners present discussed that the Strata Corporation should contact the vendor 

responsible for picking up the building’s compostable materials and ask them to better way to 

secure the compost bags in the bins, to prevent them from falling into the container. 

▪ Owners expressed concerns that residents could get locked out of the building during cold 

weather.  The Strata Council that the Concierge will have a camera, so they will be able to let 

residents into the building.  The Council also pointed out that residents could let themselves 

into the building using the enterphone system. 

▪ An owner asked about the status of the Special Levy, approved by the owners at the last 

Annual General Meeting.  The Strata Council responded that the parkade painting and the 

upgrades to the Geothermal system had been completed.  The Geothermal upgrades ensured 

that the Strata had enough cooling capacity ovewr the summer.  Council further reported that 

mailto:vancouver@quaypacific.com
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the upgrades to the security systems are currently underway and that portions of the 499 

Drakes exterior have been cleaned. 

The Strata Council reported that they are still waiting to receive proposals to upgrade the 

lobby and elevators, which is where the remaining money will be focused. 

K. ELECTION OF STRATA COUNCIL MEMBERS 2020  

 

As required under the Strata Property Act of B.C., the 2019 Strata Council resigned, and the 

Chairperson and Management thanked all outgoing Council members for their extensive 

contributions during the year.  

 

The floor was thrown open for nominations to Council, with the Council, under the Act, requiring 

a minimum of three (3) members but not more than seven (7). The following Owners were 

nominated for Council: 

Alfonso Ergas 

Brian Kerzner 

Delores Fox 

Ernie Malone 

Linda Holland 

Warren Longpre 

Wing-Hei Wilkins Chung 

There being no further nominations, the following Owners were elected by acclimation, as the 

Strata Council for 2020. 

 

Alfonso Ergas 

Brian Kerzner 

Delores Fox 

Ernie Malone 

Linda Holland 

Warren Longpre 

Wing-Hei Wilkins Chung 

L. ADJOURNMENT 

 

There being no further business to transact, upon a MOTION duly made, it was RESOLVED 

that the meeting be adjourned at 7:36 pm.  

 
 

The Strata Property Act of B.C. requires a vendor to provide purchasers with copies of Minutes. 

Please retain these Minutes provided to you, for further reference; replacement copies will be subject to payment of a fee. 

Minutes Prepared by: 

Quay Pacific Property Management Ltd.  

and 

National Pacific Real Estate Services Inc. 

885 Helmcken Street, Vancouver, B.C.V6Z 1B1 

(T) 604-685-8830  

(F) 604-685-1423 

email: vancouver@quaypacific.com 

 



 

 

 

 

 

THE OWNERS, STRATA PLAN BCS 747 

COUNCIL MEETING MINUTES 

WEDNESDAY, JANUARY 29, 2020 

 

The following are the Minutes of the Council Meeting, Strata Plan BCS 747, held on Wednesday, 

January 29th, 2020, at 7:40 pm at The Canadian Strata Corporation, Banquet Room, 1068 Hornby Street, 

Vancouver, BC.                                

 

A. CALL TO ORDER 

 

The Meeting was called to order at 7:40 pm. 

 

B.        CALLING OF THE ROLL 

 

The Council Members present were Brian Kerzner, Alfonso Ergas, Delores Fox, Ernie Malone, 

Linda Holland, Warren Longpre and Wing-Hei Wilkins Chung.  Geoffrey Rosen represented 

Management. 

 

C.       ELECTION OF STRATA COUNCIL EXECUTIVE 

 

As per the Strata Property Act of B.C. the Strata Council members having been elected to Council 

at an Annual General Meeting must elect from amongst themselves Strata Council Officers. 

 

The following Strata Council Officers were elected; 

 

President  Brian Kerzner   

Vice-President  Linda Holland  

Treasurer  Ernie Malone 

Secretary  Delores Fox 

 

D. NEXT MEETING                                              

  

It was unanimously agreed to hold the next meeting of the Strata Council on  

 

MONDAY, MARCH 2nd, 2020 

@ 5:00 pm in the Meeting Room at 

1280 Richards, Vancouver, BC 



 
E.  ADJOURNMENT 

 There being no further business to transact, upon a MOTION duly made, it was RESOLVED to 

adjourn the meeting at 7:45 pm.      

                
The Strata Property Act of B.C. requires a vendor to provide purchasers with copies of Minutes. 

Please retain these Minutes.  Minutes provided to you for future reference, as replacement copies are subject to a fee. 

Minutes Prepared by: 

Quay Pacific Property Management Ltd. and 

National Pacific Real Estate Services Inc. 

885 Helmcken Street, Vancouver, B.C.V6Z 1B1 

(T) 604-685-8830  

(F) 604-685-1423 

email: vancouver@quaypacific.com 

 


