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CHANCELLOR PLACE 
THE OWNERS, STRATA PLAN NW 2962 

THURSDAY, FEBRUARY 20, 2020 
 

 

The following are the Minutes for the Council Meeting of The Owners, Strata Plan NW 2962 held on 

Thursday, February 20, 2020, in the Lounge Room at Chancellor Place, Tower II, 11920 - 80th Ave., Delta, 

BC.  

A. CALL TO ORDER  

The meeting was called to order at 2:00 pm, by Michael Christensen, the Strata Council President. 

The Council Members present were; Michael Christensen, Ravinder Panesar, Michael Chapieski, 

Arlene Allen, Bob Owsnett, George Breen, with regrets from Gary Hirakida. Tiit Pikksalu and 

Jeffrey Sandison represented Management. 

B.       APPROVAL OF THE AGENDA 

Upon a MOTION duly made by Arlene Allen and seconded by Bob Owsnett, it was RESOLVED 

that the Agenda, as presented, be APPROVED for use at the meeting.    

C. APPROVAL OF THE MINUTES OF THE PREVIOUS COUNCIL MEETING 

 

Upon a MOTION duly made by Arlene Allen and seconded by George Breen, it was RESOLVED 

to APPROVE the Minutes of the previous Council Meeting, held on Thursday, November 28, 2019.  

D. APPROVAL OF FINANCIAL STATEMENTS AND ARREARS  

The Treasurer, Ravinder Panesar, stated that she wished to discuss several items in the financials, 

in-camera, and asked that the Treasurer’s Report be tabled until the next Strata Council Meeting. 

A Motion was made by Ravinder Panesar and seconded by Arlene Allen, to table the Treasurer’s 

Report and approval of the financial statements until the next Strata Council Meeting.  The Motion 

PASSED unanimously. 

Arrears:  

Management reported that there are seven (7) owners in arrears for strata fees.  Appropriate letters 

have been sent asking that Strata Fees be paid on the first of the month, as required under the Strata 

Property Act of B.C., and that fines, as per the bylaws, are applicable and will apply until paid. 
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E. REPORTS 

 

1. Building & Grounds / Caretaker 

 

Mike Christensen led the discussion on the following points; 

 

▪ On November 29, 2019, a stop work order was issued by the City of Delta for the antenna being 

built by Akash Radio.  The City of Delta asserts that a permit needs to be obtained through the 

City. Akash Radio is confident that the matter is a Federal jurisdiction, but they will cooperate 

with the permit process. 

▪ On December 2, 2019, Telus visited the building for an install in Unit 1501 – Tower I. 

▪ On December 2, 2019, there was a floor renovation in Unit 904 – Tower II. 

▪ On December 3, 2019, Michael Smith Duct Cleaning attended to clean the ducts in Units 901, 

1201, and 1501 – Tower II. 

▪ On December 4, 2019, there was a water shut-off from the 9th to 16th floors, to repair a leaking 

water pipe. 

▪ On December 4, 2019, Hytec attended the building for their monthly inspection of the 

building’s water treatment system. 

▪ On December 4, 2019, Telus attended the building to provide service to units 1205 and 1602 – 

Tower II. 

▪ On December 11, 2019, A-1 Mechanical attended the building to repair three water leaks in the 

Tower I upper level. 

▪ On December 12, 2019, there was radio frequency testing done on the antennas on the building.  

The results were that everything was operating within normal, safe parameters. 

▪ On December 13, 2019, Unit 1104 – Tower II reported a gas smell.  Attempts to trace the smell 

were unsuccessful, and the smell seemed to have dissipated.  The Strata is continuing to monitor 

the situation. 

▪ On December 16, 2019, Unit 1502 – Tower I installed new countertops. 

▪ On December 16, 2019, Tower II - one of the radio stations attended the building to check on 

their antennas.   

▪ On December 17, 2019, there was a delivery for a kitchen renovation occurring in Tower II. 

▪ On December 23, 2019, the boiler was examined and appeared to be in an overall good 

operating order; although, some repairs may be necessary.  There are now four companies that 

have examined the boiler, and all have said that the boiler should remain functional and should 

only need repairs and not a replacement, as shutdowns are occurring for unknown reasons. 

▪ On December 30, 2019, the external boiler control was replaced in an attempt to narrow down 

reasons for the shutdowns. 
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▪ On December 31, 2019, ThyssenKrupp attended the building for elevator maintenance, due to 

a noisy elevator.  They reported at the time that there was a power generator issue.  A service 

order was issued for January 2, 2020. 

▪ On January 2, 2020, E-Comm, one of the Tower II tenants, attended the building to test their 

emergency generator. 

▪ On January 9, 2020, Haakon, the building’s mechanical maintenance contractor, attended the 

building for their quarterly inspection. 

▪ On January 14th – 16th, 2020, snow removal service attended the building. 

▪ On January 17, 2020, one of the pipes that provides water to the pool, cracked due to freezing.  

The pipe has since been repaired and now has a heater attached to prevent the incident from 

occurring again. 

▪ On January 19, 2020, there was another pipe leak from another cracked pipes in the garden 

beside the pool.  It is believed that the cold again caused this leak.  It has since been repaired. 

▪ On January 20, 2020, the resident in Unit 502 – Tower I had a water backup in their bathroom.  

The issue was resolved. 

▪ On January 20, 2020, ThyssenKrupp attended due to a noisy elevator but said that the elevator, 

while noisy, was fine and safe to use.  Later, however, the elevator was shut down entirely.  

Parts to repair the elevator were ordered. 

▪ On January 22, 2020, there was a fridge delivered to Unit 301 – Tower I.   

▪ On January 22, 2020, the dryer vent was cleaned in Unit 301 – Tower I. 

▪ On January 25, 2020, the resident of Unit 1101- Tower I moved out. 

▪ On January 27, 2020, a test was done on the roof antennas’ radio frequencies.  The test revealed 

that the frequencies were operating within normal and safe parameters.  

▪ On January 28, 2020, the boiler shut down. However, it was caught immediately and restarted.  

▪ On February 4, 2020, E-Comm attended the building for an inspection of their antenna. 

▪ On February 4, 2020, ThyssenKrupp attended the building to repair a bearing on the noisy 

elevator. 

▪ On February 5, 2020, the boiler once again shutdown, but was noticed almost immediately and 

reset. 

▪ On February 6, 2020, West Coast Building Restoration attended the building to inspect the O-

3 units on Tower I to create a scope of work for window frame leaks in those units. 

▪ On February 6, 2020, the resident of Unit 1204 – Tower I began to move out of the building.   

▪ On February 11, 2020, Canada Scaffold attended the building on Tower I – in preparation to 

repair the leaks on to the O-3 units.  The source of the leaks has been identified as the window 

frames. 
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▪ On February 12, 2020, there was a leak in a toilet on the mezzanine level – repairs were made 

immediately. 

▪ On February 14, 2020, West Coast Building Restorations attended to the building to modify the 

scaffolding. 

▪ On February 14, 2020, the resident of Unit 1204 – Tower I finished their move out of the 

building. 

▪ On February 14, 2020, B.C. Boiler attended to inspect the boiler. 

▪ On February 14, 2020, there was another cell tower inspection.  The cell tower appeared to be 

operating within safe and normal perimeters. 

▪ On February 17, 2020, the boiler shutdown again.  It was once again caught quickly.  

▪ On February 19, 2020, B.C. Boiler replaced two relays, a controller and an airflow switch on 

the boiler. 

▪ On February 19, 2020, there was a water shutdown for the 10th – 16th floors of Tower I, to enact 

repairs on the mechanical system. 

▪ On February 20, 2020, E-Comm attended the building to test their generator. 

▪ On February 20, 2020, Canada Scaffold attended the building to continue to adjust the 

scaffolding. 

▪ On February 21, 2020, a locksmith is to attend the building to examine the door to Unit 1204 – 

Tower I to see if it can be repaired or if it must be replaced. 

2. Security Report 

Bob Owsnett led the discussion on the following points;  

▪ All has been well with security in the building.  People have been respecting visitor parking 

spaces, which has led them to be available for visitors to the building. 

3.   Management Report  

Management reported the following;   

▪ Management received three quotes for the Depreciation Study, approved by the owners, at the 

Annual General Meeting, held on October 23, 2019.  One from Spratt Emanuel Engineering 

Ltd., one from RJC Engineers and one from Strata Engineering, which came in thirty minutes 

before the meeting began and thus was not available for the Strata Council to review at this 

meeting.  Management will send copies of all three proposals to the Council members via email. 

They will review them and decide which proposal to accept for the next Strata Council Meeting. 

▪ Haakon noted that an exhaust fan had failed in the Tower I telephone room and needed to be 

replaced at a cost of $1,124.38.  Council will investigate the issue and decide whether an exhaust 

fan is needed to be operating in that room and then direct Management to either replace the fan, 

seek additional quotes or defer the issue for the time being. 
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▪ Hytec sent the inspection reports to Management. Everything is working fine. Minor 

adjustments were made to reduce the acidity of the water further to extend the life of the pipes. 

▪  The lease with E-Comm will be expiring soon.  E-Comm has suggested new lease terms and 

agreed to pay the costs for a lawyer to review the new terms.  The Council directed Management 

to send the lease terms to Michael Kendler at McQuarrie Hunter LLP, the lawyer who 

negotiated the previous agreement with E-Comm.  

4.  Gardening  

George Breen led the discussion as follows;  

▪ Nothing is currently happening with the gardening, as it is still too early in the year.   

▪ Silva Landscaping has asked about a contract renewal for 2020.  The Council discussed and 

agreed to renew their contract. 

5.   Owner’s Insurance Report (Update) 

 

Management reported that were fourteen (14) Owners who still have not provided insurance 

certificates attesting to the renewal of their insurance policies, as per the expiration dates on their 

policies.   

 

The Management Company will again remind the Owners who are in arrears to provide a 

copy of their insurance certificate to the Management Company. However, please also be 

reminded that under the Strata Corporation’s bylaws, Owners are required to carry 

insurance and provide the Strata Corporation with a copy of the certificate, and Owners are 

also liable for fines if the certificate is not provided promptly. 

 

Letters are sent regularly, asking that insurance certificates be provided as required, and/or the 

Owners should ask their insurance brokers/insurance company to have the renewal certificate 

forwarded to Quay Pacific Property Management Ltd., at 885 Helmcken Street, Vancouver, BC 

V6Z 1B1, fax to 604-685-1423 or emailed to vancouver@quaypacific.com.   

 

Please be aware that this is for the protection of individual Owners and the Strata Corporation, as 

the Strata Corporation`s insurance policy now carries a $15,000.00 water damage deductible and 

a $10,000.00 all-risk base deductible - this amount becomes the responsibility of the owner, whose 

suite a water loss emanated from.  The owner’s insurance should provide coverage in this amount, 

as the Strata will assess the suite for the amount of the deductible.  

6.  Correspondence  

▪ The Strata Corporation received multiple complaints of a bird feeder on an owner’s balcony, in 

violation of Strata Rules.  The Strata Corporation sent a letter to the owner, to ask them to please 

remove the bird feeder, as extensive bird defection is causing a mess. 

▪ The Strata Corporation received a complaint from an owner about a barbeque, which was 

believed to be junk, left in the barbeque area.  The Council is aware of the issue and is looking 

into it. 
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▪ The Strata Corporation received a complaint from an owner regarding empty garden pots being 

left around the property.  The Council will investigate the issue, which appears to be wind 

related, the same as the barbeque. 

▪ The Strata Corporation received numerous complaints of a resident creating excessive noise 

late at night, disturbing residents in adjoining units.  The Strata has attempted to enforce the 

bylaws; however, the resident of the suite continues to be in non-compliance.  Consequently, 

the Strata Council has elected to petition the Civil Rights Tribunal to order the owner to comply 

with the bylaws.  The Strata Council is reviewing the process and will begin the petition soon. 

Ravinder Panesar agreed to take the lead. 

▪ The Strata Corporation received a complaint from a resident about a leak into a unit.  The Strata 

Council is aware of the leak and has contacted contractors to make the repair. 

F. UNFINISHED BUSINESS 

1.  Pigeon Issue 

▪ The Strata Corporation received a quote from Orkin from between $1,100.00 to $1,500.00 a 

month, depending on the program, to attempt to deal with the ongoing issue with pigeons 

roosting on various parts of the building.  Council directed Management to obtain a competitive 

quote for their consideration. 

G. NEW BUSINESS 

1.  Insurance Renewal  

▪ Insurance renewal for the building is on April 19, 2020.  The Strata Corporation is anticipating 

increases to the building’s insurance premium and deductibles. The Strata Corporation will 

advise owners of what the new deductibles will be, so that owners may ensure that their 

insurance policies are adequate to cover the cost of the deductible in the event of an insurance 

loss emanating from their suite.   

▪ Quay Pacific Property Management Ltd. is hosting a seminar on insurance deductibles and 

chargebacks on March 10, 2020.  Owners who seek additional information about Strata 

insurance are highly encouraged to attend.  Owners who wish to attend must register on the 

Quay Pacific website (quaypacific.com) on or before February 29, 2020.  The seminar is free, 

complimentary food and beverages will be provided, and there will also be door prizes given 

out. 

2.  Painting 

▪ Council has reviewed multiple painting quotes and unanimously agreed to hire CertaPro to do 

the interior painting of the common hallways.  Notices of the schedule will be placed in the 

building.   

3.  Possible Legal Action 

▪ The Strata Corporation was also named in a potential legal action regarding an alleged slip and 

fall in the parking lot of Strata Lot 1.  The lot is limited common property for Strata Lot 1.  This 

Strata’s insurer will handle this issue. 
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H. NEXT MEETING 

Upon a MOTION duly made, it was unanimously agreed, that the next meeting of the Strata 

Corporation will be the Strata Council Meeting, to be held on:   

THURSDAY, MARCH 19, 2020 

AT 6:00 pm 

IN THE TOWER II LOUNGE 

 
I. ADJOURNMENT 

 

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

the meeting would be adjourned at 5:00 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 are prepared by:  

National Pacific Real Estate Services Inc.  

and Quay Pacific Property Management Ltd.   

885 Helmcken Street, Vancouver, BC V6Z 1B1 

T : 604-685-8830 F : 604-685-1423 

E:  vancouver@quaypacific.com 

mailto:vancouver@quaypacific.com

