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	COUNCIL MEETING MINUTES                                          TUESDAY, NOVEMBER 18, 2008

	 BRAVA - STRATA PLAN BCS 1172


	6:30 pm in 
the 4th floor Sitting Room, 
of 1155 Seymour St.

  Vancouver, BC
STRATA COUNCIL

 2008 / 2009
PRESIDENT  

Jane Rashed
VICE-PRESIDENT 

Alexis Mackintosh
TREASURER  

Donnalyne Mackie
COMMERCIAL
Dr. Quan

LANDSCAPING
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AT LARGE

Jake Jacob

Jason Lin
Hans Schild
_________________

STRATA MANAGER
David Pyper
BAYWEST MANAGEMENT

300 – 1770 BURRARD ST.

VANCOUVER, BC  V6J 3G7
Phone: 604-257-0325

Direct Line:  604-714-1523
Direct Fax: 604-592-367
Email: dpyper@baywest.ca 
ACCOUNTANT

Vicki Chung

Direct line: (604) 714-1526

Email: vchung@baywest.ca
RESIDENT MANAGER

Glenn Price
ASSISTANT MANAGER

Robin Gonzales

Site Office: 604-488-5464

Fax:  604-488-5462

4th Floor-1155 Seymour St.
CONCIERGE / SECURITY

604-684-4821



PRESENT:    



REGRETS:
Jane Rashed (by speakerphone)
Jake Jacob
Alexis Mackintosh


Lan Quan
Donnalyne Mackie 



Jason Lin

Hans Schild
Monica Dare, Baywest Management Corporation 
David Pyper, Baywest Management Corporation
Glenn Price, Resident Manager

(1)
CALL TO ORDER 
The meeting was called to order at 6:30 p.m. A quorum was established. 

Monica Dare, the current Strata Manager, advised that she was leaving Baywest effective December 12, 2008.  She introduced David Pyper, who will be the new Strata Manager representing Baywest after that date. 
(2)       GUEST BUSINESS 
An Owner and his lawyer were present for a hearing regarding an unauthorized alteration on limited common property (penthouse roof top deck on which items have been placed.)  The Strata’s lawyer, Jamie Bleay, was also present and conducted the hearing.

The Owner’s lawyer made a verbal submission regarding the alteration.  The facts and available documents of the situation were reviewed by all present, and some questions were asked and answered by both parties.  At this point the Owner and his lawyer left the meeting.

Following full discussion, Council agreed that further research into the following particulars was required before Council could decide whether or not the Alteration would be allowed to remain:

· Pictures of the alteration that were taken at the time of an inspection with the unit Owner, both lawyers, the Strata Manager and a Council member were to be circulated by the Resident Manager to all Council members who had not yet seen the alteration.  The purpose of this was to allow Council to determine if in their opinion, the alteration is in keeping with the balance of the development in terms of design, quality, proportion and colour.  
· Council was to determine if there were roof anchors in place on the deck that were required for window cleaning, and if those anchors were intact.  
· The Strata’s lawyer is to review the Strata’s Assumption of Liability form to determine if it is sufficient to protect the Strata Corporation, should Council ultimately decide to approve the alteration.  
Based on this research, the Council will make a decision at a later date regarding the alteration, and the Strata’s lawyer will ultimately draft the response to the Owner for Council’s review before it is finalized. 

At this time the Strata’s lawyer left the meeting.
(3)       COUNCIL MEMBER APPOINTMENT
It was Moved/Seconded to appoint Hans Schild as a new Council member to fill a vacancy created by resignation of an Owner who had sold his unit.
MOTION CARRIED
(4)
RESIDENT MANAGER’S REPORT

Council reviewed the Resident Manager’s report which highlighted the following:

Nail Salon Alterations:
The Resident Manager attended the Salon on Friday October 31, 2008 to meet with the commercial tenant and the tenant’s contractor to communicate the wishes of the Strata Council as was previously the same day communicated to the commercial strata lot owner by Strata Manager, Monica Dare and then Resident Manager, Randie Jantzen.  (The contractor was unavailable due to being stuck in traffic.)  The Resident Manager reiterated what had been said earlier, namely that the commercial strata lot owner was responsible to the Council for the commercial tenant’s alterations and to satisfy requirements that all work would be, or was, completed to the standards of all applicable building regulations and codes that would apply.  It was agreed by the commercial strata lot owner and the commercial tenant that they would obtain written confirmation from the contractor that indeed all work was performed to building code and standards and that the scope of work would be identified clearly and completely so that if presented to the City of Vancouver, Building Inspection Authorities, they would agree that all permits required were obtained and that any other work done was not required to have a permit or inspection

As this confirmation/assurance had not yet been received, the Strata Manager was directed to write a letter to the commercial strata lot owner advising of the deadline by which the Strata required the commercial owner/tenant to contact the City of Vancouver Building Inspector’s Department to have the work inspected and assurance made that building codes and standards were applied.
Head Concierge:
David Gu, the longest serving of the original security team, has been given the position of Head Concierge.  His schedule will now be Monday to Friday 0700-1500 hours.

Brava Report Card:

As part of the Resident Manager’s overall effort to increase systemization for the Manager and Assistant Manager’s roles, the Resident Manager has undertaken to create an on-going reporting system that gives ratings to various measurable components of the building.  Using a well defined rating scale, each area of the property will be assessed and from this assessment an overall report card will be made to clearly illuminate the health or state of the building.  From this initial assessment and routinely scheduled ones, a plan of action to address deficiencies will be possible using the direction of the Council to identify goals and the resources to be used to achieve the goals.
Brava Incident Summary:

The Resident Manager provided Council with a summary of the incidents at Brava for the month of October, 2008 broken into the various types of occurrences.  It is hoped that the statistics could be used for guidelines or to help identify possible trends. 

Cardboard Recycling Problems – Tower A

As a direct result of the required move of the green recycling bin to its current location, residents largely forego any effort to locate and dispose of cardboard correctly.  This has resulted in greatly increasing the work associated with maintaining the garbage and recycling areas.  Plugged compactor chute, blue bin misuse, and piles of boxes left all over the area are becoming the norm.  The increase in workload for all staff, especially the cleaners is taking its toll.
The Resident Manager recommended that as there appeared to be no particular ideal location for the green bid to service the needs of the residents of Tower A, the best solution would be the acquisition of smaller mobile containers dedicated for this purpose and located close to the current blue bins.  A suitable location exists.  The ideal commercially available bins are very expensive but the Resident Manager provided an option for a hand-made mobile bin.  Council approved the purchase of materials to build the proposed mobile bin, with thanks for this solution. 

Elevator Entrapment Procedure Plan:
Recently a resident in tower B was entrapped in an elevator and while the resident did all the correct things, the assistance came late and from the wrong source.  The monitoring company did not connect on the first call-out but did on the second.  Instead of calling out the elevator maintenance company they called 911 which dispatched the Fire Department.  The arrival of the FD was the first time the Concierge was alerted to the entrapment.  

The Resident Manager recommended a review and investigation of the monitoring arrangement.   With full-time Concierge service, external monitoring is of little value.  Brava’s elevators are equipped with the standard dial-out equipment that could be routed to first the concierge number and second to the Resident Manager number if the first number does not pickup.  A routine system check should be performed to ensure communication equipment is working.  All elevators are equipped with emergency call bells which sound in the elevator chase to alert those nearby and so the likelihood of a prolonged entrapment going unnoticed is unlikely.
It was noted that this investigation had already been started by the Strata Manager with the previous Resident Manager and would be continued.

Contractor Report:
DMS Mechanical has been out to replace a leaking pump servicing the lower floors (2-10) of Tower A.  The repeat of the unidentified source of water leaking into P1 and subsequently P2 has occurred however DMS was not called out.  The Resident Manager investigated and strongly suspects the source as coming from Starbucks and being under their raised floor.  The Resident Manager discussed this with store manager, Tyler, who called to report the incident to their facilities group.

Mountain Fire has been out to winterize the parkade fire system.  They will have to return to trace a ground fault trouble in Tower A but cannot do so until the newly installed fire access door on the 26th floor is reinstalled to allow the internal fire panel door to open which currently is not possible.
Holiday Decorations and Cleaning:
The Resident Manager requested permission to buy some holiday decorations for the lobbies, to be added to the decorations purchased last year.  Council approved an expenditure of $300.00 for this purpose.
The Resident Manager advised that special efforts would be made to ensure that all common areas were as clean as possible for the holiday period.  Some commercial scrubbing/polishing equipment will be rented for this purpose.
Multi-Purpose Room Rental:

The Resident Manager requested permission for Concord Security to rent the multi-purpose room (set up as a children’s play room) for staff training for their guards.  Following discussion, the Council decided that as the Strata Rules do not allow non-residents to rent Strata common areas, this permission could not be granted.
END OF RESIDENT MANAGER REPORT

The Strata Manager reported that based on a performance review, the Assistant Manager had been advised that the probationary period had been successfully completed and that the employment was now considered as permanent.  Based on this completion, the Assistant Manager was offered an optional extended health benefits package. 
(5)
ADOPTION OF THE   PREVIOUS MINUTES

It was Moved/Seconded to adopt the Minutes of the Council meeting of October 9, 2008, as distributed. 


MOTION CARRIED
(6)
FINANCIAL BUSINESS

6.1
FINANCIAL STATEMENTS

Donnalyne Mackie advised that she found the Financial Statements to October, 2008 to be in order.  Accordingly, it was Moved/Seconded to approve the noted Statements.

MOTION CARRIED
The Strata Manager advised that all items expensed to the General Repairs & Maintenance budget category had been reviewed and that they had been charged correctly.  It was suggested that a category be added to next year’s Operating Budget to separate the plumbing repairs from general Repair & Maintenance expenses.
6.2
ACCOUNTS RECEIVABLE
The Strata Manager reported that the Owner Accounts Receivable as of November 18, 2008 was $25,008.46.  Council noted collection actions taken since the last meeting.
(7)
BUSINESS ARISING 

7.1
P5 CAVITY – UPDATE

Council reviewed the report from Garry Stevenson which contained his evaluation of the proposals for additional remediation of the sinkhole on the P5 level, and which suggested a proposed method of repair.  Following discussion, the Strata Manager was directed to forward this report to Matt Kokan of Geopacific Engineering and ask him to advise within two (2) weeks if he found this proposal acceptable.  It was further noted that if Matt Kokan found the proposal satisfactory, it would be sent next to Jamie Bleay (the Strata’s lawyer) to forward to SNC-Lavalin (engineers for RAV.)

7.2    
FIRE ALARM JUNCTION BOXES
The Strata Manager reported that in discussions with an independent fire code engineer about the issues related to the newly installed hatch doors, the engineer had advised that the Strata should be going back to the original code consultant who may have used an “equivalency” solution that related to the original construction.  As hiring the original code consultant would be quite expensive, Council noted that this cost should not be borne by the Strata as they had relied on the contractor to install the hatch doors correctly and to code.  Accordingly, Council directed the Strata Manager to advise the contractor that he would be required to provide, at his cost, a letter from a fire code engineer confirming that the fire rating of the hatch doors was acceptable.  
7.3
ANNUAL FIRE SYSTEM INSPECTION – DEFICIENCIES 
The Strata Manager reported that residents of five (5) units had still failed to provide proof that their fire safety system devices had been inspected.  It was agreed that research would be done to determine if these units had also been missed on last year’s inspection and that there would be additional discussion of this subject at the next meeting.  
7.4
MECHANICAL ROOM LEAK

The Strata Manager reported that the remaining reimbursements for this water damage claim would be received shortly. 
7.5
TOWNHOUSE WINDOW ALTERATIONS

The Strata Manager advised that responses had been received from three of the five townhouse Owners regarding the window alterations, and that one townhouse Owner was working specifically with Progressive Glass to produce the required drawings.  This matter will be followed up again at the next meeting. 
7.6
UNIT LEAK
The Strata Manager advised that the unit leak issue from a balcony membrane had been added to the letter recently sent to the Developer.  In the interim the Owners of the damaged unit have not yet provided quotes for the repairs that the Strata has agreed to pay 
7.7
DEVELOPER ISSUES

Council reviewed the letter that had been sent to the Developer listing building issues that the Strata required the Developer’s assistance to resolve.  It was noted that the Developer still had time within the deadline given in the letter to respond and that this item would be discussed further at the next meeting.
7.8       GARAGE GATE DAMAGE

The Strata Manager reported that the driver of the vehicle that had impacted and damaged the garage gate had now made a report to ICBC, and that accordingly ICBC had agreed to reimburse the Strata for the cost of repairs to the gate.  A Council member signed the required ICBC Property Damage Release, and it was noted that when the resulting cheque was received, the amount would be credited back to the account of the Owner of the strata lot where the driver was resident.

7.9
HOT TUB

The Strata Manager advised that research into a hot tub installation had not yet been completed.  This item was deferred to the next meeting.
7.10
COMMERCIAL TENANT RENOVATIONS

It was noted that this item had been dealt with at the time of the Resident Manager’s Report earlier in the meeting.
8.
CORRESPONDENCE

8.1
CHARGEBACK DISPUTE
A letter was received from an Owner disputing Council’s decision to charge back two (2) invoices from DMS Mechanical.    The Owner will be advised that the chargeback stands as assessed based on the description of the DMS Work Orders that were attached to the invoices.
8.2
REPAIR INVOICE
A letter was received from an Owner requesting payment of an invoice related to repairs that had been required due to a leak from the unit above.  The Strata Manager advised that this matter required clarification as to how the invoice occurred.  The Owner will be so advised and this matter will be brought forward to the next meeting.  
8.3
RENOVATION PERMISSION REQUEST
A letter with supporting documentation was received from an Owner requesting permission for certain in-unit alterations/renovations.  The Owner will be advised that permission for the alterations is granted on condition that all required permits are obtained and that the Owner signs the Assumption of Liability.
9.
REPORTS

9.1
LANDSCAPING/LOBBY BEAUTIFICATION
Council reviewed a quote that had been provided by the City for paving the grass strip in front of the buildings.  Based on the large cost, Council agreed that this may be added to next year’s Operating Budget.
Council noted that the lobbies' beautification project would continue with additional pictures and plants.
(10)
NEW BUSINESS
10.1
DRYER VENT CLEANING
Council reviewed and deferred a quote for cleaning of all dryer vents in the building.  There was also discussion of the preferred way to clean the dryer vents.
10.2
STEAM ROOM

It was noted that a number of Owners and residents had inquired about the expected date that the steam room might be put back in service.  Council noted that quotes had been obtained for repairing the steam room based on advice from contractors, and that this item was part of the letter to the Developer.  Pending the response to the letter, Council directed the Strata Manager to have a steam room expert, such as Imperial Paddock Pools, do an investigation and advise of their professional opinion about the cause of the leaks from the steam room.
10.3
COMMERCIAL USE OF STRATA LOT
Council discussed commercial use of residential strata lots and common areas of the building which may be occurring, and decided to table this subject for further review at a later meeting.  In the interim, the Strata Manager was directed to write a letter to the Owner of one residential strata lot and ask if they had a business license as it appeared that a business was being run from the strata lot.  The Council will review the Owner’s response at the next meeting. 
(11)
TERMINATION

There being no further business, the meeting was adjourned at 10:30 p.m. 
Future Discussions:
1.   Signing of Amacon waiver

The next Council Meeting will be scheduled at the call of the Chairman. 
Please keep these minutes with your strata lot records, as you will need to provide them to your realtor when you sell your strata lot. There will be a charge for copies.
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