
IMPORTANT NOTICE TO OWNERS
ELECTRA COMMERCIAL SECTION

STRATA PLAN LMS 1866

Please note that the 2015/2016 Budget, Driveway
Resurfacing/Terrazzo Reconfiguration Levy and Piping/HVAC

System Upgrade Levy were approved at the Annual General
Meeting held on May 21, 2015.

Maintenance Fees have increased effective April 1, 2015.

If you are on automatic withdrawal, your new maintenance fee
amount will be adjusted automatically on June 1, 2015.

If you pay your maintenance fees by cheque, you will be required
to forward a series of new cheques.

The Driveway Resurfacing/Terrazzo Reconfiguration levy is due
July 15, 2015.

The Piping/HVAC System Upgrade levy is due
September 15, 2015.

*Special Levies are not payable by preauthorized payment*

All cheques must be made payable to Strata Plan LMS 1866

Fee schedules are attached for your ease of reference.

Thank you.





Commercial Section
LMS 1866

AGM Minutes

202-5704 Balsam Street Vancouver BC V6M 4B9 Telephone: (604) 683-8399 Fax: (604) 683-7399

MEETING MINUTES

ANNUAL GENERAL MEETING OF THE COMMERCIAL SECTION OF STRATA PLAN LMS 1866
THURSDAY, MAY 21, 2015 AT 6:30 P.M.

First Floor Boardroom (Atrium), Vancouver BC, Vancouver, BC

PRESENT: 11,334 Strata Lots/Voting Unit Entitlement in person
22,947 Strata Lots/Voting Unit Entitlement represented by proxy
34,281 Strata Lots/Voting Unit Entitlement represented in person and by proxy

MANAGING AGENT: Wendy McKenzie – ColyVan Pacific Real Estate Management Services Ltd.

CERTIFICATION OF PROXIES, ISSUANCE OF VOTING CARDS
Prior to the commencement of the meeting, all owners attending were registered, proxies certified and voting cards
issued.

The Property Manager confirmed there were 11,334 Strata lot unit entitlement owners present in person and 22,947
represented by proxy for a total of 34,281 unit entitlement voting members. The meeting was called to order at 6:46
p.m. The owners present, in person or represented by proxy were deemed to be a quorum and the meeting was
declared competent to proceed.

PROOF OF NOTICE OF MEETING

It was MOVED/SECONDED that the Notice of the Meeting was posted, in accordance with the provisions of the
Strata Property Act, on April 30, 2015.

MOTION CARRIED
SELECTION OF THE CHAIRPERSON FOR THE MEETING

It was MOVED/SECONDED to appoint John Davies as the chair for the meeting.
MOTION CARRIED

APPROVAL OF AGENDA

It was MOVED/SECONDED to approve the agenda, as distributed.
MOTION CARRIED

APPROVAL OF PREVIOUS AGM MINUTES OF MAY 29, 2014

It was MOVED/SECONDED to approve the minutes of the Annual General Meeting held on May 29, 2014 as
previously circulated.

MOTION CARRIED

REPORT ON INSURANCE COVERAGE

The Agent advised the owners that they should take a copy of the insurance report along with a copy of the Bylaws
of the Strata Corporation to their insurance agent.

Owners should advise their agent that there are provisions in the Bylaws whereby the Strata Corporation has the
ability to charge back to an owner costs related to actions of the owner or anyone the owner occasions on site. In
addition, there are also limitations in the Strata’s insurance that the owner may wish to be insured for separately.
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The exclusions in the Strata’s insurance include, but are not limited to: betterments and improvements, replacements,
living away expenses and losses of personal goods. An insurance professional is the best person to outline the full
details of any and all limitations, upon reviewing both the Strata’s policy and the owner’s policy.

It is recommended that owners submit a letter to their agent, with the previously noted information, and in the letter
request that the agent contact the Strata’s insurer to ensure that the owner has seamless coverage from the Strata’s
policy through to their own policy. The level of coverage by each owner is that owner’s individual choice; each
owner will choose the perils that they wish to be covered for and the deductible they are willing to accept.

The owner’s letter to their agent should also request that their agent provide a letter back to them, as owners,
confirming that they have provided the coverage for the owner as requested and have ensured that the policies for
both the Strata and the owner have been reviewed on behalf of the owner and the requested coverage is in place.

This due diligence process by the owners with their insurance professionals should reduce or eliminate the possibility
of having an uninsured liability or loss. An outline letter format is included with these Minutes for the owners to use
as a guide. It is also suggested that the owner provide their insurance professional with a copy of these Minutes.

FINANCIAL REPORTS

1) Financial Statements for the 12 months ended March 31, 2014

The financial highlights of the year up to year-end March 31, 2015 were reviewed and questions take from the floor.
It was MOVED/SECONDED to adopt the March 31, 2015 financial statement as presented.

MOTION CARRIED

2) Approval of 2015/2016 LMS 1866 Commercial Section Operating Budget

The 2015/2016 Operating Budget was motioned to the floor for discussion. It was noted that there is an approximate
6% increase in maintenance fees. Following discussion, it was MOVED/SECONDED to adopt the proposed
2015/2016 operating budget as presented.

MOTION CARRIED

Maintenance Fee Payment Information

MAINTENANCE FEE

Owners are advised that there is an approximate 6% increase in fees for the 2015/2016 fiscal year.

Please note: Owners on the Pre-Authorized Payment (PAP) system will continue to have their
monthly maintenance fees deducted from their accounts. Owners sending in post-dated cheques
must indicate that these cheques are made payable to The Owners, Strata Plan LMS 1866:
Commercial Section, NOT Colyvan Pacfic and reference the unit number or strata lot number.
Please forward your cheques to ColyVan Pacific, c/o Accounts Receivable Department.

Please refer to the attached maintenance fee schedule to determine your payment amount, as
ColyVan Pacific will not be issuing monthly invoices.



LMS 1866 The Electra - Commercial Section Annual General Meeting May 21, 2015 - Page 3

¾ VOTE RESOLUTIONS

3/4 VOTE RESOLUTION #1 – BYLAW AMENDMENT -51: NO SMOKING

RESOLUTION

OF

THE OWNERS, STRATA PLAN LMS 1866 (Commercial Section)

WHEREAS pursuant to s. 128 of the Strata Property Act, S.B.C. 1998, c. 43 a strata corporation may amend its
bylaws;

BE IT RESOLVED by a 3/4 vote of THE OWNERS, STRATA PLAN LMS 1866 (Commercial Section) that the
bylaws of the Strata Corporation, Commercial Section be amended by the addition of the attached bylaws as bylaws
of the Strata Corporation, Commercial Section.

Part 5 – CONSTRAINED ACTIVITIES ON COMMON AREAS

51(b) No Smoking

Smoking is not permitted anywhere on common property of The Electra.
Violators will be fined $200.

END OF RESOLUTION

The unit entitlement result being:
34,281 In Favor
0 Against
0 Abstained

MOTION CARRIED

3/4 VOTE RESOLUTION #2 – CRF EXPENDITURES: POST APPROVAL

Background: During the previous fiscal year, items that occurred less than once a year or that do not normally occur
were expensed from the Contingency Reserve Fund (“CRF”). In accordance with the Strata Property Act, these
expenditures require ratification by the Owners at an Annual General Meeting.

RESOLUTION

OF

THE OWNERS, STRATA PLAN LMS 1866(Commercial Section)

WHEREAS pursuant to s. 96 of the Strata Property Act, S.B.C. 1998, c. 43 (the “Act”), a strata corporation must not
spend money from the contingency reserve fund (the “CRF”) unless the expenditure is consistent with the purposes
of the CRF, as set out in the Act, and first approved by a resolution passed by a 3/4 vote at an annual or special
general meeting;

BE IT RESOLVED by a 3/4 vote of THE OWNERS, STRATA PLAN LMS 1866(Commercial Section), pursuant to
s. 96 of the Act, that the Strata Corporation approve the expenditure of $ 22,250.80 from the contingency reserve
fund for the purpose of funding the operating account for CRF expenses. The breakdown is as follows;
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1) Security: mandatory upgrades
-March, 2014: Fob readers & control boxes $6,050.00

2) Mechanical/plumbing equipment replacement: Elafon
-Sept, 2014: Toilet rebuild 3,258.18
-Jan, 2015: Motor replacement 1,173.50
-Jan, 2015: Cooling tower components 1,103.00
-Feb, 2015: Heating pump motor overhaul 2,355.95

7,890.63
3) Strata common property upgrades
-May, 2014: Main water pipe cage installation 1,170.00
-July, 2014: Garbage room card reader installation 788.41
-Aug, 2014: Planter membrane replacement 1,838.25
-Jan, 2014: Fire pump components 2,329.36
-Jan, 2014: Sump pump emerg. fire panel conn. 2,184.15

8,310.17

TOTAL $22,250.80

END OF RESOLUTION

The unit entitlement result being:
34,281 In Favor
0 Against
0 Abstained

MOTION CARRIED

3/4 VOTE RESOLUTION #3 – SPECIAL ASSESSMENT: DRIVEWAY RESURFACING & TERRAZZO
RECONFIGURATION

RESOLUTION

OF

THE OWNERS, STRATA PLAN LMS 1866 (Commercial Section)

¾ Vote Resolution – Special Assessment for the resurfacing of the Strata common property driveway and
reconfiguration of the terrazzo surrounding the planters.

Whereas the driveway concrete is spauling badly and requires replacement and the terrazzo has lifted and is damaged
by tree roots.

BE IT RESOLVED AS A ¾ VOTE RESOLUTION of the owners, Strata Plan LMS1866 Commercial Sections (2)
be authorized to:

Collect the sum of $20,425 to augment the Special Levy for the resurfacing of the Strata’s driveway and terrazzo tile
reconfiguration.

To impose a levy on the strata lots comprising The Owners, Strata Plan LMS1866 Commercial Section in
proportion to unit entitlement of each strata lot in Special Levy and Strata Fee allocation table to Owners for 2015-16
the aggregate sum of $20,425.
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Be it further resolves as a ¾ vote resolution that each strata lot’s share of this assessment is due and payable
immediately upon passage of this resolution by the owners of record on the date of passage. However, for the
convenience only of the owners, an owner my pay their share no later than July 15th, 2015.

END OF RESOLUTION

Any owner who fails to make any payment in accordance with this resolution shall be subject to an interest charge of
10% per annum, compounded annually, commencing from the date the payment was due and continuing until the last
day of the month in which it is paid. In addition to interest, failure to pay the special levy on the due date will result
in a fine of $200. If the special levy remains unpaid for one or more months, a fine of $200 may be imposed monthly
until the special levy is paid in full.

Note: In the event that an owner fails to pay the special levy by the due date, the Strata Council may proceed to take
any available steps to collect the arrears, including the filing of a lien against the property and commencing
proceedings in BC Supreme Court to sell the strata lot under sections 116 and 117 of the Strata Property Act.

The unit entitlement result being:
31,807 In Favor
2,474 Against
0 Abstained

MOTION CARRIED

3/4 VOTE RESOLUTION #4 – SPECIAL ASSESSMENT: PIPING & HVAC UPGRADES

RESOLUTION

OF

THE OWNERS, STRATA PLAN LMS 1866 (Commercial Section)

¾ Vote Resolution – Special Assessment for the continued replacement and upgrade of the common Commercial
Section Hot Water Copper piping and HVAC (heating, ventilation and cooling) systems.

Whereas the copper piping and HVAC system is up to 50 years old and in dire need of replacement.

BE IT RESOLVED AS A ¾ VOTE RESOLUTION of the owners, Strata Plan LMS1866 Commercial Sections (2)
be authorized to:

Collect the sum of $35,000 to pay for the continued replacement and upgrade of the common Commercial Section
Hot Water Copper piping and upgrading

To impose a levy on the strata lots comprising The Owners, Strata Plan LMS1866 Commercial Section in
proportion to unit entitlement of each strata lot in Special Levy and Strata Fee allocation table to Owners for 2015-16
the aggregate sum of $35,000.

Be it further resolves as a ¾ vote resolution that each strata lot’s share of this assessment is due and payable
immediately upon passage of this resolution by the owners of record on the date of passage. However, for the
convenience only of the owners, an owner my pay their share no later than September 15th, 2015.

END OF RESOLUTION

Any owner who fails to make any payment in accordance with this resolution shall be subject to an interest charge of
10% per annum, compounded annually, commencing from the date the payment was due and continuing until the last
day of the month in which it is paid. In addition to interest, failure to pay the special levy on the due date will result
in a fine of $200. If the special levy remains unpaid for one or more months, a fine of $200 may be imposed monthly
until the special levy is paid in full.
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Note: In the event that an owner fails to pay the special levy by the due date, the Strata Council may proceed to take
any available steps to collect the arrears, including the filing of a lien against the property and commencing
proceedings in BC Supreme Court to sell the strata lot under sections 116 and 117 of the Strata Property Act.

The unit entitlement result being:
31,807 In Favor
2,474 Against
0 Abstained

MOTION CARRIED

3/4 VOTE RESOLUTION #5 – SPECIAL ASSESSMENT: CONTIGENCY RESERVE FUND
REPLENISMENT

RESOLUTION

OF

THE OWNERS, STRATA PLAN LMS 1866 (Commercial Section)

¾ Vote Resolution – Special Assessment to replenish the Contingency Reserve Fund.

Whereas the Strata Property Act legislation mandates the Contingency Reserve Fund maintain a balance of 25% of
the operating budget; if not, 10% of the current budget must be contributed to the fund.

BE IT RESOLVED AS A ¾ VOTE RESOLUTION of the owners, Strata Plan LMS1866 Commercial Sections (2)
be authorized to:

Collect the sum of $32,518 to contribute to the Contingency Reserve Fund for the 2015-2016 fiscal year.

To impose a levy on the strata lots comprising The Owners, Strata Plan LMS1866 Commercial Section in
proportion to unit entitlement of each strata lot in Special Levy and Strata Fee allocation table to Owners for 2015-16
the aggregate sum of $32,518.

Be it further resolves as a ¾ vote resolution that each strata lot’s share of this assessment is due and payable
immediately upon passage of this resolution by the owners of record on the date of passage. However, for the
convenience only of the owners, an owner my pay their share no later than November 15th, 2015.

END OF RESOLUTION

Any owner who fails to make any payment in accordance with this resolution shall be subject to an interest charge of
10% per annum, compounded annually, commencing from the date the payment was due and continuing until the last
day of the month in which it is paid. In addition to interest, failure to pay the special levy on the due date will result
in a fine of $200. If the special levy remains unpaid for one or more months, a fine of $200 may be imposed monthly
until the special levy is paid in full.

Note: In the event that an owner fails to pay the special levy by the due date, the Strata Council may proceed to take
any available steps to collect the arrears, including the filing of a lien against the property and commencing
proceedings in BC Supreme Court to sell the strata lot under sections 116 and 117 of the Strata Property Act.

The unit entitlement result being:
22,496 In Favor
9,313 Against
0 Abstained

MOTION FAILED
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NEW BUSINESS

1) Exterior signage: Keith Hyde gave a brief overview of the steps taken thus far to address the outdated exterior
cube sign. A signage contractor has submitted proposals and renderings for several different options, the City of
Vancouver and the owner of the current signage advertiser have been contacted. The new Executive will continue
with this project, which ultimately will generate signage rental income for the Commercial Section.

2) Composting: Strata-wide composting will be in effect as of July 1st. The composting bin has been received and
placed in the garbage/recycling room. Owners are asked to please comply with the City mandated composting
guidelines

3) Strata governance regulations: As per the Strata Property Act a sectioned Strata complex must have separate
bylaws, budgets, councils and Annual General Meetings for the Strata and each section. The Strata Council will be
working towards becoming 100% compliant over the next year by implementing the necessary requirements.

ELECTION OF THE 2015/2016 EXECUTIVE COUNCIL

The Agent advised that in accordance with the Strata Property Act, at each Annual General Meeting, all members of
Council must retire from office and the Strata Corporation must elect a new Council.
The Agent called to the floor for nominations and/or volunteers.

Further nominations and/or volunteers were called for, the nominations were then declared closed.

The following Council members were elected by acclimation:

Mr. John Davies
Mr. Keith Hyde
Mr. Mark Bentz
Mr. Gene Cherneski

All members were welcomed with warm applause.

ADJOURNMENT

The meeting was adjourned at 8:36 p.m.

ATTENTION
Please keep these Minutes on file as a permanent legal record of your Strata Corporation’s business. Replacement of either Minutes or
Bylaws will be at the owner’s expense and not the Strata Corporation’s
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To My Insurance Professional:

I am the owner of strata unit ________ in strata plan LMS 1866 Commercial. I require a strata owner’s
policy to protect my interests and liability with regard to the aforementioned strata lot. I also should advise
you that I do/do not rent out my unit.

The property manager has advised the owners that they should take a copy of the insurance report along
with a copy of the bylaws of the Strata Corporation to their insurance agent. Owners have been advised that
there are provisions in the bylaws whereby the Strata Corporation has the ability to charge back to an
owner costs related to actions of the owner or any one the owner occasions on site. In addition there are
limitations in the strata’s insurance that may be insured for separately. The exclusions in the strata’s
insurance include but are not limited to; betterment’s and improvements, replacements, living away
expenses and losses of personal goods. The property manager has advised that the full details of the
limitations are best outlined by an insurance professional who reviews both the strata’s policy and the
owner’s policy.

The property manager recommended that owners submit a letter to their agent, with the previously noted
information, and in the letter request that the agent contact the strata’s insurer to ensure that the owner has
seamless coverage from the strata’s policy through to their own policy. The property manager advised that
the level of coverage by each owner is that owner’s individual choice under the guidance of his or her
insurance professional [each owner will choose the perils that they wish to be covered for and the
deductible they are willing to accept]. The owners were further advised, that in the letter to their agent, they
should request that their agent provide a letter back to them, confirming that their insurance professional
has provided the coverage the owner has requested and that they have reviewed the policies for both the
strata and the owner and the requested coverage is in place.

Please review the information I have provided and advise me on the coverage needed to protect my
interests and liabilities.




































