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UNAPPROVED MINUTES OF THE STRATA COUNCIL MEETING 

STRATA PLAN EPS3925 – THE SHIRE 
HELD AT THE PROLINE VICTORIA OFFICE BOARDROOM ON TUESDAY, NOVEMBER 28, 2017 

Council in attendance: Brenda Yanchuk 
Adam Crichton 
Jennifer Spencer 
Thomas Stone 

Absent, with Regrets: Niyosha (Newsha) Rahimi 
Xiao (Bonita) Bai 
Mica Munro 

Proline Management Ltd: Paul Merrien, Property Manager 

1. CALL TO ORDER 

The meeting was called to order at 5:00pm. 

2. CONFIRMATION OF A QUORUM 

With four Council Members present, quorum was achieved. 

3. INTRODUCTION FOR NEW EXECUTIVE MEMBERS 

3.1 Distribution of Executive USB Manuals 

Management distributed strata council manuals to each council member.  Management 
indicated that the manuals were prepared based on feedback from client surveys 
regarding difficulties faced by new council members in learning the responsibilities of 
council members, how to work with management, reading the financial statements, etc.  
Management indicated that this information is all contained in the strata council manual, 
as well as the agency agreement with the strata corporation and other important 
information.  When a new council is elected at the next Annual General Meeting, new 
manuals will be prepared that include recent minutes, operating statements and other 
documents that will assist new council members in getting up to speed on the operations 
of the strata corporation.  Management encouraged council members to review the 
manual and contact it with any questions, comments or suggestions.   

3.2 Description of Executive Roles and Election of Executive Members 

Positions of Council were discussed in relation to the fiscal year.  Management noted that 
Council needs to elect a President, Vice President, Secretary and Treasurer.  It was agreed 
that the following members would become the executive roles for the Strata Council: 

President: Thomas Stone 
Vice President: Jennifer Spencer 
Secretary: Adam Crichton 
Treasurer: Brenda Yanchuk 

Motion: To elect the above-noted members to the executive positions. 
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Moved: Thomas Stone 
Seconded: Adam Crichton 
Carried unanimously. 

3.3 Establishment of Executive On Call Roster 

Management explained that as part of being a council member, there are often times 
where a licensed property manager who is on call for Proline Management will have to 
contact a council member in order to establish or investigate an issue at the building after 
hours. Management suggested that those council members who would prefer not to be 
primary contacts in emergencies make it known to Management. Council members who 
would be willing to take calls after hours in order to assist with any emergencies that 
might arise at the building were asked to let Management know via email so that the 
emergency contact documents could be updated accordingly.  

Action: Council to provide information to management as to whether they are available 
to be contacted in an emergency. 

3.4 Council Code of Conduct 

Management advised Council that it has developed a code of conduct council members 
to review.  This conduct outlines basic expectations of the members in their roles.  This 
includes but not limited to being prepared for meetings, understanding the financials, 
acting in the best interest of owners and declaring conflict of interests.  Management 
advised that council members were not obliged to sign such a document, but members 
should review and make a decision at the next meeting as to whether or not this is 
something that it wants to implement moving forward.  Council agreed that it was a good 
idea and will review the document and provide feedback at the next meeting.  

Action: Management to provide Council the code of conduct to review prior to the next 
meeting. 

3.5 Appoint a Privacy Officer 

Management advised Council that they are required to have a privacy officer and a privacy 
policy for the strata corporation. There was a brief discussion regarding the requirements 
for the privacy officer and the information set out by the Personal Information Protection 
Act (PIPA), and Management will provide Council with this information for its review. 

Action: Council to review the requirement for PIPA and implementing a Privacy Policy 

3.6 Priorities & Planning 

Management discussed with Council the benefits of setting priorities and planning for the 
year ahead.  Management challenged the Council to think about the items that they want 
to pursue in the next fiscal year in order to help maintain and manage the common 
property for the Strata Corporation.  Management suggested that organizing 
maintenance, improve communication with owners and other such initiatives may be a 
good start moving forward.  Council agreed and will give it some thought and report back 
at the next Meeting. 
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3.7 Building Keys and Tour 

Management provided Council with the building keys for the building that allows access 
into every common area of the building.  Council and Management suggested that time 
should be set aside to complete a building walkthrough so that Council understands 
where everything is moving forward.  Council agreed. 

Action:  Management to plan a building tour for the Strata Council – Council to review all 
common area rooms and mechanical equipment. 

4. ADDITIONS OR CHANGES TO THE AGENDA 

There were no additions or changes to the agenda. 

5. APPROVAL OF THE AGENDA 

Motion: To approve the agenda as presented. 

Moved: Thomas Stone 
Seconded: Brenda Yanchuk 
Carried unanimously. 

6. APPROVAL OF THE PREVIOUS MINUTES 

As this is the first Strata Council meeting, there were no minutes to approve. 

7. BUSINESS ARISING FROM THE PREVIOUS MINUTES 

As this is the first Strata Council meeting, there was no business arising. 

8. APPROVAL OF OPERATING STATEMENTS 

Management confirmed that each month the Strata will receive an operating statement for the 
Operating Account and the Contingency Reserve Account.  Management suggested that Council 
review the Strata Council binders in relation to how to read the financial statements in order for 
the Strata Council to understand their format.  Council agreed and will look forward to receiving 
the first statement in December. 

9. MAINTENANCE SCHEDULE 

Management confirmed that, within the first six months of operation, Council and Management 
will be working together to undertake a maintenance schedule in order for owners to understand 
when key operating maintenance will be undertaken at the building.  This will include window 
cleaning, gutter cleaning, landscape maintenance, HVAC repairs and maintenance, parkade gate 
maintenance, parkade cleaning, etc.  Council will work with Management to ensure that this is 
completed within the first six months of operation. 

10. COMMON PROPERTY WARRANTY CLAIMS 

Management confirmed that Council will likely need to make some warranty claims in relation to 
unfinished deficient work at the building and that there is a process that needs to be followed in 
order to ensure that the Strata is adequately protected when making a claim.  The process is for 
the Strata Corporation to notify the builder of any deficiencies, copying in the warranty company.  
This is the same for unit owners in relation to their suites and should have received warranty 
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information from the Developer on or prior to moving in to their unit.  If owners have any 
questions relating to their own unit deficiencies, they should be directed to Lyle Sargent 
lyallsargent@gmail.com and copy in the warranty company. 

11. NEW BUSINESS 

11.1 Communications 

Management suggested that the strata council consider the implementation of a formal 
correspondence policy, particularly for electronic correspondence, to ensure that strata 
corporation correspondence is managed centrally.  It was suggested that the strata 
council consider an email address that would be used for all electronic correspondence, 
rather than relying on the use of personal email addresses of council members.  
Management indicated that a free email account can be set up that the Secretary would 
manage, distributing emails received to management and council members in advance of 
meetings.  The email address would have an auto response advising owners and residents 
that their emails have been received and will be discussed at the next council meeting.  If 
requests are of an urgent or emergency nature, the auto response will direct them to call 
management. 

Action:  Strata Council to set up a Strata Council email address for Council 
correspondence. 

Action:     Management to send out a (“communicating with your strata council”) with 
these minutes 

11.2 Security Upgrades 

Management indicated that every new building is tested for their security in the first few 
months of being occupied.  Management took it upon themselves to meet with the 
locksmith to review areas that may be concern for the Strata Corporation.  These areas 
were identified as the front entrances to the building, which require astragals to be 
installed and also extra hardware to make it more difficult for the storage and bike storage 
locker rooms to be broken into.  Council reviewed the price at the cost of $2,628.69 in 
order to install three custom-fitted astragals on the lobby doors, and prep and install lever 
guards on all the parkade level storage rooms. 

Council believe that this is a proactive approach to mitigate any concerns relating to 
security and suggested that it proceed.  With there being no further discussion, the 
following motion was made: 

Motion: To proceed with Laing’s Lock and Key service to install security 
hardware on the lobby doors, storage lockers and mechanical rooms at 
a cost of $2,628.69 

Moved: Thomas Stone 
Seconded: Jennifer Spencer 
Carried Unanimously. 

Council confirmed that there may be some other areas of concern relating to security, 
namely the back stairwells, which would require significant alterations to mitigate people 
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from occupying those areas, as it is considered access for shelter and suggestions should 
be sought from fencing companies in order to resolve this potential concern. 

Management will liaise with a number of trades and also the Developer in order to 
understand what can be done in this area. 

Action: Management to instruct Laing’s Lock to complete the security improvement 

Action: Management to review other the Quadra stairwell access to review security 
options.  

11.3 Garbage 

Council noted that there have been significant issues relating to the garbage whereby 
owners are not using the bins provided.  It was noted that some of the bins are contained 
within the locked area which Council requested Management to remove the lock to 
provide easier access.  Management agreed. 

Action:  Management to request locksmith to remove the locks on the garbage room 
doors. 

Council also received information from Alpine Disposal and also Management in relation 
to how to adequately sort the waste.  Council will continue to monitor this situation and 
understand that owners are just moving into the building and will take some time to get 
to a normal state for garbage pickups.  In the meantime, the cleaners are working 
diligently to ensure that this area is kept reasonably clean. 

Action: Management to install information signage re: recycling 

11.4 Cleaning 

Council instructed Management to seek out a cleaning contractor after the Annual 
General Meeting to fill in in the interim prior to this meeting.  Council noted that the deep 
cleaning is still in progress and there are areas in which they need to be improved moving 
forward.  However, Council believe that the contractor in place, Delco Building 
Maintenance, can provide the service required and agreed to continue with their services.  
With there being no further discussion, the following motion was made: 

Motion: To proceed with Delco Building Maintenance for the cleaning contract 
for The Shire. 

Moved: Thomas Stone 
Seconded: Jennifer Spencer 
Carried Unanimously. 

11.5 Landscaping 

Council also requested Management to liaise with the landscaping contractor to provide 
a price and ensure that the landscaping is maintained at the level expected.  Management 
advised that the landscaper is due to start on December 1, 2017 and has discussed all of 
the items with the installing landscaper to ensure that warranties are protected.  The new 
company is Beechwood Landscaping.  Council reviewed the quote provided and noted 

O
r
d
e
r
e
d
 
B
y
:
 
R
o
n
 
N
e
a
l
 
o
f
 
R
E
/
M
A
X
 
A
l
l
i
a
n
c
e
 
o
n
 
A
p
r
 
0
3
,
 
2
0
1
8

Su
pp

lie
d 

to
 S

tra
ta

D
oc

s 
on

 2
01

7/
12

/1
5

O
rd

er
ed

 b
y 

R
on

 N
ea

l o
n 

20
18

/0
4/

03

StrataDocs
StrataDocs
This document was obtained from the StrataDocs System.  Its use is subject to agreed upon terms and disclaimers.

StrataDocs
StrataDocs
Uploaded: Dec 15, 2017 Verified: Dec 15, 2017



 

Minutes of the Strata Council Meeting 
The Shire   Strata Plan EPS3925  Page 6 
Held on Wednesday, November 28, 2017 
PROLINE MANAGEMENT LTD.  

that it was within the budget that was approved by the owners.  With there being no 
further discussion, the following motion was made: 

Motion: To proceed with Beechwood Landscaping for the maintenance contact 
for landscaping. 

Moved: Adam Crichton 
Seconded: Jennifer Spencer 
Carried Unanimously. 

Action:  Sign the contract with Beechwood Landscaping. 

11.6 Enterphone  

Management confirmed that the enterphones are provided by Mircom Distributions.  
Mircom have an ability to allow remote access to the enterphones so that programming 
can be done from Management’s office.  With there being a significant amount of 
turnover and changes to the names required and the time that it takes to do so, Council 
suggested that Management engage Mircom Distributions to install the modems required 
in order to allow them to update the enterphone from the office.  Council believe that 
this is a cost-effective and time-saving approach to undertaking this work.  With there 
being no further discussion, the following motion was made: 

Motion: To approve the expenditure of $690.00 to install the remote access 
modems in Management’s office for the purposes of enterphone 
updates. 

Moved: Thomas Stone 
Seconded: Brenda Yanchuk 
Carried Unanimously. 

Action:  Install remote access for the enterphone for Management. 

11.7 Elevators – Warranty Period:  Sept 2017 –Sept 2018 

Management advised Council that the elevator warranty period runs from September 
2017 to September 2018.  This means that the warranty period and the servicing is free 
until September 2018 and that the money budgeted for the elevator expenses for the first 
fiscal year will likely remain untouched.  This is good news for the Strata Corporation as 
they are able to build their operating cash flow as this category is typically a large amount.  
Management advised that any callouts during the business hours would be of no charge, 
however, if there are concerns relating to the elevators outside of office hours, it would 
be charge at an inflated rate. 

Council noted that there is one elevator making significant noise and requested 
Management to advise the elevator technicians to come out to review the issue. 

Action:  Management to advise elevator technicians relating to the noise pertaining to 
the elevator in B Building. 
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11.8 Parking and Lockers 

Management confirmed that there have been a number of requests in relation to the 
parking and storage lockers for the building.  With limited information provided from the 
Developer in relation to the allocated parking stalls and lockers, it is unclear as to which 
ones in the parkade are available for owners to rent moving forward.  Council and 
Management will review the information provided by the Developer and understand the 
parking stalls that are common property that belong to the Strata Corporation and are 
unassigned to any unit.  Council will then review the rules in relation to the monitoring 
and administrating the unused parking stalls and will notify the residents as to when they 
are available to rent. 

Action:  Management and Council to review the parking assignments to ensure that they 
are correct and identify unused parking stalls for rent. 

Management also indicated that in order to rent the parking stalls, it would need to have 
a Rule ratified at the next Annual General Meeting so that it can charge user fees for the 
use of the common property.  Failure to have that Rule means that the parking stalls can 
only be assigned by exclusive use and free of charge. 

11.9 Parkade Gate Maintenance 

Council noted that the parkade gate requires regular quarterly maintenance to ensure it 
is in full operational order.  Council reviewed the contract provided by Harbour Door 
Services and requested Management to enter into the agreement.  Management agreed. 

Action:  To engage Harbour Door Services, the installing contractor for the gate, to 
undertake regular scheduled maintenance on the parkade gate. 

12. CORRESPONDENCE 

12.1 General Smoking Complaint 

Council received correspondence in relation to smoking.  Council noted that this building 
is, as per the Bylaws, a smoke-free building and requested Management to notify the 
residents in relation to this issue.  Management agreed and suggested that noticeboards 
be purchased for each building so that these types of messages can be relayed to the 
owners moving forward.  Council agreed and requested Management to distribute a 
general notification to the owners relating to smoking. 

12.2 Strata Lot 42 – Handicap Stall Request 

Council confirmed that this item will be treated seriously.  However, do not know the 
allocations of the parking stalls at this moment.  Following Council and Management’s 
review of the parking stalls, Council will liaise with the owner in order to pursue an 
allocation for the request for the handicap parking stall. 

Action:  Management to send bylaw warning letter. 

12.3 Strata Lots 77 – Noise Complaint 

Council confirmed they had received a noise complaint and requested Management to 
issue a Bylaw infraction letter. 
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Action:  Management to send bylaw warning letter. 

12.4 Strata Lot 78 – Noise Complaint 

Council confirmed they had received a noise complaint and requested Management to 
issue a Bylaw infraction letter. 

Action:  Management to send bylaw warning letter. 

13. NEXT MEETING DATE 

The date for the next meeting is to be arranged. 

14. TERMINATION 

There being no other business to discuss, the meeting was terminated at 6:20pm. 
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THE SHIRE 
 

Communicating with your Strata Council 

Owners and residents of The Shire are able to communicate with the strata council 
in writing by two methods: traditional mail or email.   

Any traditional mail must be sent to: Strata Plan ESP 3925, c/o Proline Management 
Ltd., 201-20 Burnside Road West, Victoria, B.C. V9A 1B3.  Email must be sent to 
theshirestrata@gmail.com. Any mail or email sent to the personal address of a 
council member will not be received as official written correspondence and will not 
be considered by the strata council. 

Any written correspondence that is received will be considered at the next 
scheduled strata council meeting.  The property manager will communicate any 
decision of the strata council regarding any correspondence items based upon the 
direction of the strata council at the council meeting.  Strata council members will 
only communicate directly with owners or residents in writing if agreed by the 
strata council at the meeting where the correspondence item is considered.  

To ensure that the strata council and management are able to consider 
correspondence items effectively, owners and residents are asked to provide any 
written correspondence to the strata council one week before each scheduled 
strata council meeting.  Please note that the date of the next strata council meeting 
is set out in the minutes of each council meeting.  

If emergency or time limited correspondence is received (such as a request for an 
exemption from the rental restriction based on hardship), it will be considered by 
the council electronically so that a decision can be communicated to the owner or 
resident as quickly as possible.  Whether an item constitutes an emergency will be 
at the discretion of the strata council, acting reasonably. 

In the event of an emergency in your unit or at the building, please call Proline 
Management Ltd. at 250.475.6440 as a licensed property manager is on call 24 
hours a day, 7 days a week.  Owners and residents should never use email to 
report a bona fide emergency situation that requries immediate attention. 

Thank you! 
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November 10, 2017 

The Owners, Strata Plan EPS3925 
1016, 1018, 1020 Inverness Rd  
Victoria, BC    

Dear Owners: 

RE: The Shire – Minutes of Annual General Meeting 

Thank you to all who were able to attend the Annual General Meeting either in person or by proxy.  Please find 
attached the unapproved minutes of the Annual General Meeting held October 31, 2017.  Please retain these 
minutes in your files as they will need to be approved at the next General Meeting of the Strata Corporation. 
A copy of the approved Annual assessment fees for each unit is also enclosed. 

You can pay your Annual assessment fees by pre-authorized debit, post-dated cheques or cash.  If you do not 
pay by pre-authorized debit, you can download the forms from our website at www.prolinemanagement.com. 
To activate automatic payments, we need the completed form by the 20th of the preceding month.   

If paying by a series of cheques, please make them payable to Proline Management Ltd. “in trust” or Strata 
Plan EPS3925 and include your unit number and the name of your complex. 

Please note that there is a Shire website that contains the Annual General Meeting minutes, your bylaws, the 
minutes of monthly council meetings and a number of other documents of importance to Shire owners.  You 
can register for the website at www.prolinemanagement.com. To help reduce costs for the strata corporation, 
we encourage you to consent to electronic delivery of documents when registering for your website.      

The management team assigned to your community consists of your Property Manager, Paul Merrien, and 
your Strata Operations Coordinator, Ambrosia Hall. We welcome you to contact any member of your 
management team if you have questions, comments or concerns.   

Yours truly, 
PROLINE MANAGEMENT LTD. 
Authorized Agent for Strata Plan EPS3925 

 
Paul Merrien 
Property Manager 
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PROLINE MANAGEMENT LTD. 
201 – 20 Burnside Road West, Victoria, BC  V9A 1B3  |  T: 250.475.6440  F: 250.475.6442 
Westshore: 250.915.8888  |  Nanaimo:  250.754.6440  |  www.prolinemanagement.com 

UNAPPROVED MINUTES OF THE ANNUAL GENERAL MEETING  
STRATA PLAN EPS3925 – THE SHIRE 

TUESDAY, OCTOBER 31, 2017 
 
Location: Comfort Inn and Suites 
 3020 Blanshard Street 

Units Represented 

In Person: 

Owner  Strata Lot # Owner Strata Lot # 
0728581 BC Ltd (Jim McLaren) 1 0728581 BC Ltd (Jim McLaren) 2 
Moen, Linda 4 0728581 BC Ltd (Jim McLaren) 5 
0728581 BC Ltd (Jim McLaren) 6 0728581 BC Ltd (Jim McLaren) 7 
0728581 BC Ltd (Jim McLaren) 10 0728581 BC Ltd (Jim McLaren) 11 
0728581 BC Ltd (Jim McLaren) 12 Duazo, Neil & Jeanete 13 
Zhang, Rhongda & Gan, Luyun 14 0728581 BC Ltd (Jim McLaren) 15 
Robertson, Ian (Ross) 16 Geng, Dandan 21 
Chen, Shu 22 Gray, Christopher Allan 24 
Mofrad, Malihe Pourmalek Nikravan 25 Rahimi, Niyosha 29 
Thomson, Connor & Shelley 30 Bergen, Jonathan Wilson 34 
Doetzel, Ronald Norman & Kathleen 
Louise 

36 Spencer, Jennifer Marie 37 

Karamanian, Jacob & Sharleen 44 Nesnidalova, Ivasna & Nesnidal, Ludek  45 
Scozzafava, Denise Maria 46 Chang, Michael 47 
Bai, Xiao (Bonita) 48 Laurier, Etienne 49 
Bujold, Renaud Joseph & Fonger, 
Wanda Lynn 

51 Crichton, Adam 55 

Yanchuk, Brenda 56 Hadden, Jennifer Elizabeth 61 
Jiang, Shuo 65 Munro, Mica Leah 66 
Carriere, Patrick Elzear 67 Lam, Ka Fung Connie 70 
Zuin-Hamann, Claudia 71 Ip, Ka Ling 77 
Jiang, Shuo 79 Stone, Thomas & Susan 83 
Dubetz, Damon Scott & Christopher 
Thomas 

86 Park, Kee Hong (Justin) 90 

 
By Proxy: 

Martens-Koosman, Nicole 17 Watts, Morgan Ashley, Adam & 
Tiffany Tyler 

60 

Fong, Lye Fun & Conti, Gerald 
Richard 

89   

Representing Proline Management Ltd.: Paul Merrien, Property Manager 
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Minutes of the Annual General Meeting 
The Shire   Strata Plan EPS3925 Page 2 
Held on Tuesday, October 31, 2017 
PROLINE MANAGEMENT LTD.  

1. CALL TO ORDER 

The meeting was called to order at 6:01pm by Paul Merrien of Proline Management 
(Management). 

2. REMARKS FROM THE DEVELOPER 

Jim McLaren attended the meeting and welcomed all new owners to The Shire.  He is very proud 
of the project and confirmed there were a few issues at the time of moving in for the residents 
that have now hopefully been resolved.  Overall the handover went well, and he confirmed that 
the developer is committed to making sure all owners are happy in their homes and will assist 
the owners in any questions they might have.   

3. CERTIFY PROXIES AND CORPORATE REPRESENTATIVES AND ISSUE VOTING CARDS 

Management reported that the proxies had been certified and voting cards had been issued at 
the registration. 

4. DETERMINE THAT THERE IS A QUORUM 

Management reported that 48 of 90 strata lots were present in person or by proxy at the start 
of the meeting, thereby meeting the requirements of a quorum under the Strata Property Act 
(the “Act”). 

5. ELECT A PERSON TO CHAIR THE MEETING, IF NECESSARY 

Paul Merrien volunteered to chair the meeting.  There being no objections the following motion 
was then made: 

Motion: That Paul Merrien chair the meeting.  
Moved:  SL 83 
Seconded: SL 16 
Carried unanimously. 

6. PRESENT PROOF OF NOTICE OF MEETING OR WAIVER OF NOTICE 

Management reported that the Notice of Meeting had been distributed to all owners on October 
12, 2017 in accordance with the provisions of the Act. 

7. APPROVE THE AGENDA 

Motion: That the agenda be approved as circulated. 
Moved: SL 83 
Seconded: SL 56 
Carried unanimously. 

8. REVIEW THE OPERATIONS OF A STRATA CORPORATION 

This being the first Annual General Meeting for Strata Plan EPS3925 and there being a majority of 
first time strata property owners, Paul Merrien went through how Strata Corporations function, 
the need for and importance of a Strata Council, the duties and responsibilities of a Strata Council, 
and the relationship between the Strata Council and the property management company. 

9. ELECTION OF COUNCIL MEMBERS 

Nominations for the Strata Council were welcomed from the floor. The following owners 
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Minutes of the Annual General Meeting 
The Shire   Strata Plan EPS3925 Page 3 
Held on Tuesday, October 31, 2017 
PROLINE MANAGEMENT LTD.  

volunteered to serve on Strata Council and introduced themselves to those present: 

Niyosha (Newsha) Rahimi SL 29,  
Jennifer Spencer, SL 37,  
Xiao (Bonita) Bai SL 48,  
Adam Crichton SL 55,  
Brenda Yanchuk SL 56,  
Thomas Stone SL83, 
Mica Munro SL66. 
 
There being no further volunteers or nominations, the following motion was made: 

Motion: To elect Niyosha (Newsha) Rahimi, Jennifer Spencer, Xiao (Bonita) Bai, Adam 
Crichton, Brenda Yanchuk, Mica Munro and Thomas Stone to the strata council 
for 2017/18. 

Moved:  SL 1 
Seconded: SL 16  
Carried with none opposed. 

10. RECEIPT OF INFORMATION REQUIRED FROM DEVELOPER UNDER SECTION 20(2)(A) OF THE 
STRATA PROPERTY ACT (THE “ACT”) 

Paul Merrien indicated that some documentation had been provided to them.  The remainder 
would be forwarded as soon as possible.   

11. REPORT ON INSURANCE COVER IN ACCORDANCE WITH SECTION 154 OF THE ACT 

The Strata Corporation has an obligation to insure the building to its full replacement cost and an 
independent replacement cost appraisal is updated to determine this cost. There is an ability of 
the Strata Corporation to charge back deductibles to owners responsible for certain claims, such 
as water damage claims.  Please note that the deductible for water damage claims is $5,000.  

Owners should ensure that their personal policies allow for payment of up to $5,000 to the Strata 
Corporation for water damage insurance deductibles, as water damage deductibles are often the 
responsibility of the unit owner.  

Owners should also confirm their adequacy of coverage for any earthquake deductibles that might 
be charged back to them, as the amount can be significant.  

Owners should also be aware the Strata’s insurance policy DOES NOT covers household contents, 
including items in vehicles or locker spaces, betterments or improvements or displacement 
coverage if a resident had to live elsewhere due to a loss.  

Owners should ensure that their personal policies allow for adequate coverage and include loss 
assessment for the Strata’s deductible amounts to ensure adequate protection in the event of a 
claim by the Strata for which the Owner may be deemed responsible.  

Owners are reminded that if the cost of damage to a strata lot is below the Strata’s deductible 
and no strata claim is initiated, the Strata Corporation has no legal obligation to repair the strata 
lot. Therefore, the owner of a strata lot affected by damage may be responsible for repairs to 
their unit, regardless of how the damage occurred.  

O
r
d
e
r
e
d
 
B
y
:
 
R
o
n
 
N
e
a
l
 
o
f
 
R
E
/
M
A
X
 
A
l
l
i
a
n
c
e
 
o
n
 
A
p
r
 
0
3
,
 
2
0
1
8

Su
pp

lie
d 

to
 S

tra
ta

D
oc

s 
on

 2
01

7/
11

/1
6

O
rd

er
ed

 b
y 

R
on

 N
ea

l o
n 

20
18

/0
4/

03

StrataDocs
StrataDocs
This document was obtained from the StrataDocs System.  Its use is subject to agreed upon terms and disclaimers.

StrataDocs
StrataDocs
Uploaded: Nov 16, 2017 Verified: Nov 16, 2017



 

Minutes of the Annual General Meeting 
The Shire   Strata Plan EPS3925 Page 4 
Held on Tuesday, October 31, 2017 
PROLINE MANAGEMENT LTD.  

While all Owners are entitled to coverage under the Strata’s policy, the limit to which the Strata 
can recover costs is based on the value of the deductible involved in the claim (e.g. Water Damage 
- $5,000). 

12. APPROVE THE BUDGET FOR THE COMING YEAR IN ACORDANCE WITH SECTION 103 OF THE ACT 

The budget for Fiscal 2018 was reviewed and the following motion was then made: 

Motion: That the proposed budget for Fiscal 2018 be adopted as presented. 
Moved: SL 83 
Seconded: SL 16 
Carried unanimously. 

13. NEW BUSINESS 

There was a brief discussion on some items that have occurred since moving in, and Management 
encouraged owners to make their observations known to them in writing so that the Strata 
Council can review these items at Council level and act upon them.   

14. TERMINATE THE MEETING 

There being no further business, the meeting was terminated at 7:10pm. 

Motion: That the meeting be terminated. 
Moved: SL 83 
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                          FISCAL 2018
DESCRIPTION BUDGET
INCOME

Strata Assessments - Operating 229,471.00
Strata Assessments - Reserve 22,950.00

TOTAL INCOME 252,421.00
OPERATING EXPENSES
Building Common Areas

Hydro 43,659.00
Water & Sewer 25,957.00
Garbage & Recycling 8,785.00
Elevator 13,892.00
Janitorial 17,847.00
Building Maintenance-General 18,169.00
Supplies 3,243.00
Grounds Maintenance - Regular 28,117.00
Insurance 33,525.00
Telephone 7,894.00

Subtotal - Building Common Areas 201,088.00
Administration

Property Management Fees 26,866.00
Administration & Postage 542.00
Accounting/Legal 542.00
Dues/Fees 433.00

Subtotal - Administration 28,383.00
Other Expenses
Transfer to Reserve - Assessments 22,950.00             

Subtotal - Other Expenses 22,950.00
TOTAL OPERATING EXPENSES 252,421.00
NET CASH FLOW - SURPLUS/(DEFICIT) 0.00
OPENING BALANCE, OPERATING FUND 0.00
CLOSING BALANCE, OPERATING FUND 0.00

THE OWNERS STRATA PLAN EPS3925 (THE SHIRE)
STATEMENT OF OPERATING FUND

First Year of Operations
Approved budget for the fiscal year ended October 31, 2018

Page 5
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FISCAL 2018
 BUDGET

CONTRIBUTIONS
Monthly Assessments 22,950.00

Total Contributions 22,950.00
EXPENSES
Total Expenses 0.00
NET INCREASE/(DECREASE) IN FUND 22,950.00
OPENING FUND BALANCE 0.00
CLOSING FUND BALANCE 22,950.00

THE OWNERS STRATA PLAN EPS3925 (THE SHIRE)
STATEMENT OF CONTINGENCY RESERVE FUND

First Year of Operations
Approved budget for the fiscal year ended October 31, 2018

Page 6
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Strata Unit Unit2 Operating Contingency Total Monthly
Lot Number Entitlement Assessment Assessment Assessment
1 1018-101 50 165.56                    16.56                      182.12                    
2 1018-102 50 165.56                    16.56                      182.12                    
3 1018-103 74 245.03                    24.51                      269.54                    
4 1018-104 74 245.03                    24.51                      269.54                    
5 1018-105 50 165.56                    16.56                      182.12                    
6 1018-201 50 165.56                    16.56                      182.12                    
7 1018-202 50 165.56                    16.56                      182.12                    
8 1018-203 74 245.03                    24.51                      269.54                    
9 1018-204 74 245.03                    24.51                      269.54                    

10 1018-205 50 165.56                    16.56                      182.12                    
11 1018-301 50 165.56                    16.56                      182.12                    
12 1018-302 50 165.56                    16.56                      182.12                    
13 1018-303 77 254.97                    25.50                      280.47                    
14 1018-304 77 254.97                    25.50                      280.47                    
15 1018-305 50 165.56                    16.56                      182.12                    
16 1018-401 50 165.56                    16.56                      182.12                    
17 1018-402 50 165.56                    16.56                      182.12                    
18 1018-403 77 254.97                    25.50                      280.47                    
19 1018-404 77 254.97                    25.50                      280.47                    
20 1018-405 50 165.56                    16.56                      182.12                    
21 1018-501 50 165.56                    16.56                      182.12                    
22 1018-502 50 165.56                    16.56                      182.12                    
23 1018-503 50 165.56                    16.56                      182.12                    
24 1018-504 50 165.56                    16.56                      182.12                    
25 1018-505 50 165.56                    16.56                      182.12                    
26 1016-101 50 165.56                    16.56                      182.12                    
27 1016-102 50 165.56                    16.56                      182.12                    
28 1016-103 75 248.35                    24.84                      273.19                    
29 1016-104 75 248.35                    24.84                      273.19                    
30 1016-105 77 254.97                    25.50                      280.47                    
31 1016-106 77 254.97                    25.50                      280.47                    
32 1016-201 50 165.56                    16.56                      182.12                    
33 1016-202 50 165.56                    16.56                      182.12                    
34 1016-203 74 245.03                    24.51                      269.54                    
35 1016-204 75 248.35                    24.84                      273.19                    
36 1016-205 77 254.97                    25.50                      280.47                    
37 1016-206 77 254.97                    25.50                      280.47                    
38 1016-301 50 165.56                    16.56                      182.12                    
39 1016-302 50 165.56                    16.56                      182.12                    
40 1016-303 77 254.97                    25.50                      280.47                    
41 1016-304 78 258.28                    25.83                      284.11                    
42 1016-305 77 254.97                    25.50                      280.47                    
43 1016-306 77 254.97                    25.50                      280.47                    
44 1016-401 50 165.56                    16.56                      182.12                    
45 1016-402 50 165.56                    16.56                      182.12                    
46 1016-403 78 258.28                    25.83                      284.11                    
47 1016-404 78 258.28                    25.83                      284.11                    
48 1016-405 77 254.97                    25.50                      280.47                    
49 1016-406 77 254.97                    25.50                      280.47                    
50 1016-501 77 254.97                    25.50                      280.47                    

The Shire
Approved Schedule of Strata Fees

First Year of Operations

Page 7
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Strata Unit Unit2 Operating Contingency Total Monthly
Lot Number Entitlement Assessment Assessment Assessment

The Shire
Approved Schedule of Strata Fees

First Year of Operations

51 1016-502 78 258.28                    25.83                      284.11                    
52 1016-503 78 258.28                    25.83                      284.11                    
53 1016-504 50 165.56                    16.56                      182.12                    
54 1016-505 77 254.97                    25.50                      280.47                    
55 1016-601 77 254.97                    25.50                      280.47                    
56 1016-602 78 258.28                    25.83                      284.11                    
57 1016-603 78 258.28                    25.83                      284.11                    
58 1016-604 50 165.56                    16.56                      182.12                    
59 1016-605 77 254.97                    25.50                      280.47                    
60 1020-101 50 165.56                    16.56                      182.12                    
61 1020-102 50 165.56                    16.56                      182.12                    
62 1020-103 74 245.03                    24.51                      269.54                    
63 1020-104 74 245.03                    24.51                      269.54                    
64 1020-105 50 165.56                    16.56                      182.12                    
65 1020-106 50 165.56                    16.56                      182.12                    
66 1020-107 50 165.56                    16.56                      182.12                    
67 1020-201 50 165.56                    16.56                      182.12                    
68 1020-202 50 165.56                    16.56                      182.12                    
69 1020-203 74 245.03                    24.51                      269.54                    
70 1020-204 74 245.03                    24.51                      269.54                    
71 1020-205 50 165.56                    16.56                      182.12                    
72 1020-206 50 165.56                    16.56                      182.12                    
73 1020-207 50 165.56                    16.56                      182.12                    
74 1020-301 50 165.56                    16.56                      182.12                    
75 1020-302 50 165.56                    16.56                      182.12                    
76 1020-303 77 254.97                    25.50                      280.47                    
77 1020-304 77 254.97                    25.50                      280.47                    
78 1020-305 78 258.28                    25.83                      284.11                    
79 1020-306 77 254.97                    25.50                      280.47                    
80 1020-401 50 165.56                    16.56                      182.12                    
81 1020-402 50 165.56                    16.56                      182.12                    
82 1020-403 77 254.97                    25.50                      280.47                    
83 1020-404 77 254.97                    25.50                      280.47                    
84 1020-405 78 258.28                    25.83                      284.11                    
85 1020-406 77 254.97                    25.50                      280.47                    
86 1020-501 77 254.97                    25.50                      280.47                    
87 1020-502 78 258.28                    25.83                      284.11                    
88 1020-503 78 258.28                    25.83                      284.11                    
89 1020-504 51 168.87                    16.89                      185.76                    
90 1020-505 77 254.97                    25.50                      280.47                    

Page 8
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Strata Unit Operating
Lot Entitlement Assessment
1 51 12,506.40              
2 51 12,506.40              
3 75 18,391.76              
4 75 18,391.76              
5 51 12,506.40              
6 51 12,506.40              
7 51 12,506.40              
8 75 18,391.76              
9 75 18,391.76              

10 51 12,506.40              
11 51 12,506.40              
12 51 12,506.40              
13 75 18,391.76              
14 75 18,391.76              
15 51 12,506.40              
16 51 12,506.40              
17 51 12,506.40              
18 75 18,391.76              
19 75 18,391.76              
20 51 12,506.40              
21 51 12,506.40              
22 51 12,506.40              
23 51 12,506.40              
24 51 12,506.40              
25 51 12,506.40              
26 51 12,506.40              
27 51 12,506.40              
28 75 18,391.76              
29 75 18,391.76              
30 79 19,372.64              
31 78 19,127.42              
32 51 12,506.40              
33 51 12,506.40              
34 75 18,391.76              
35 75 18,391.76              
36 79 19,372.64              
37 78 19,127.42              
38 51 12,506.40              

The Schedule below is presented for information and reference.  The Schedule illustrates 
each strata lot owner’s share of the Strata Corporation’s earthquake insurance deductible, 
should the Strata Corporation have to file an insurance claim arising out of damage caused 
by an earthquake.  The amount for each strata lot is based upon Unit Entitlement, similar to 
strata fees or special assessments.  The amounts are based upon a 10% deductible and a 
property valuation of $14,272,000.00 for the period of August 25, 2017 to August 25, 2018.
Refer to the chart and communicate this information to your personal insurance broker to 
ensure adequate coverage is in place for your unit.  Please note that insurers may have a 
ceiling dollar amount that they offer for this type of coverage.  If so, the owner would be 
responsible for the difference.

Proposed Schedule of Earthquake Deductibles
The Shire

Page 9
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Strata Unit Operating
Lot Entitlement Assessment

The Schedule below is presented for information and reference.  The Schedule illustrates 
each strata lot owner’s share of the Strata Corporation’s earthquake insurance deductible, 
should the Strata Corporation have to file an insurance claim arising out of damage caused 
by an earthquake.  The amount for each strata lot is based upon Unit Entitlement, similar to 
strata fees or special assessments.  The amounts are based upon a 10% deductible and a 
property valuation of $14,272,000.00 for the period of August 25, 2017 to August 25, 2018.
Refer to the chart and communicate this information to your personal insurance broker to 
ensure adequate coverage is in place for your unit.  Please note that insurers may have a 
ceiling dollar amount that they offer for this type of coverage.  If so, the owner would be 
responsible for the difference.

Proposed Schedule of Earthquake Deductibles
The Shire

39 51 12,506.40              
40 75 18,391.76              
41 75 18,391.76              
42 79 19,372.64              
43 78 19,127.42              
44 51 12,506.40              
45 51 12,506.40              
46 75 18,391.76              
47 75 18,391.76              
48 79 19,372.64              
49 78 19,127.42              
50 78 19,127.42              
51 78 19,127.42              
52 78 19,127.42              
53 51 12,506.40              
54 78 19,127.42              
55 78 19,127.42              
56 78 19,127.42              
57 78 19,127.42              
58 51 12,506.40              
59 78 19,127.42              
60 51 12,506.40              
61 51 12,506.40              
62 75 18,391.76              
63 75 18,391.76              
64 51 12,506.40              
65 51 12,506.40              
66 51 12,506.40              
67 51 12,506.40              
68 51 12,506.40              
69 75 18,391.76              
70 75 18,391.76              
71 51 12,506.40              
72 51 12,506.40              
73 51 12,506.40              
74 51 12,506.40              
75 51 12,506.40              
76 75 18,391.76              
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Strata Unit Operating
Lot Entitlement Assessment

The Schedule below is presented for information and reference.  The Schedule illustrates 
each strata lot owner’s share of the Strata Corporation’s earthquake insurance deductible, 
should the Strata Corporation have to file an insurance claim arising out of damage caused 
by an earthquake.  The amount for each strata lot is based upon Unit Entitlement, similar to 
strata fees or special assessments.  The amounts are based upon a 10% deductible and a 
property valuation of $14,272,000.00 for the period of August 25, 2017 to August 25, 2018.
Refer to the chart and communicate this information to your personal insurance broker to 
ensure adequate coverage is in place for your unit.  Please note that insurers may have a 
ceiling dollar amount that they offer for this type of coverage.  If so, the owner would be 
responsible for the difference.

Proposed Schedule of Earthquake Deductibles
The Shire

77 75 18,391.76              
78 79 19,372.64              
79 78 19,127.42              
80 51 12,506.40              
81 51 12,506.40              
82 75 18,391.76              
83 75 18,391.76              
84 79 19,372.64              
85 78 19,127.42              
86 78 19,127.42              
87 78 19,127.42              
88 78 19,127.42              
89 51 12,506.40              
90 78 19,127.42              
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                          FISCAL 2018
DESCRIPTION BUDGET
INCOME

Strata Assessments - Operating 229,471.00
Strata Assessments - Reserve 22,950.00

TOTAL INCOME 252,421.00
OPERATING EXPENSES
Building Common Areas

Hydro 43,659.00
Water & Sewer 25,957.00
Garbage & Recycling 8,785.00
Elevator 13,892.00
Janitorial 17,847.00
Building Maintenance-General 18,169.00
Supplies 3,243.00
Grounds Maintenance - Regular 28,117.00
Insurance 33,525.00
Telephone 7,894.00

Subtotal - Building Common Areas 201,088.00
Administration

Property Management Fees 26,866.00
Administration & Postage 542.00
Accounting/Legal 542.00
Dues/Fees 433.00

Subtotal - Administration 28,383.00
Other Expenses
Transfer to Reserve - Assessments 22,950.00             

Subtotal - Other Expenses 22,950.00
TOTAL OPERATING EXPENSES 252,421.00
NET CASH FLOW - SURPLUS/(DEFICIT) 0.00
OPENING BALANCE, OPERATING FUND 0.00
CLOSING BALANCE, OPERATING FUND 0.00

THE OWNERS STRATA PLAN EPS3925 (THE SHIRE)
STATEMENT OF OPERATING FUND

First Year of Operations
Approved budget for the fiscal year ended October 31, 2018
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                          FISCAL 2018
 BUDGET

CONTRIBUTIONS
Monthly Assessments 22,950.00

Total Contributions 22,950.00
EXPENSES
Total Expenses 0.00
NET INCREASE/(DECREASE) IN FUND 22,950.00
OPENING FUND BALANCE 0.00
CLOSING FUND BALANCE 22,950.00

THE OWNERS STRATA PLAN EPS3925 (THE SHIRE)
STATEMENT OF CONTINGENCY RESERVE FUND

First Year of Operations
Approved budget for the fiscal year ended October 31, 2018
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	Management explained that as part of being a council member, there are often times where a licensed property manager who is on call for Proline Management will have to contact a council member in order to establish or investigate an issue at the build...
	Action: Council to provide information to management as to whether they are available to be contacted in an emergency.
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