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M I N U T E S 

OF THE ANNUAL GENERAL MEETING 
THE OWNERS STRATA PLAN BCS 1882 

UNO 
  

 
Held on Tuesday, October 23, 2007 
Within Howard Johnson Plaza Hotel 

395 Kingsway, Vancouver, B.C. 
  
 
The meeting was called to order at 7:30 pm. by Trevor Bains, Council President who acted as the 
Chairperson. 
 
Crosby Property Management Ltd. was represented by Danny Marfisi. 
 
CALLING THE ROLL AND CERTIFICATION OF PROXIES 
 
The attendance register confirmed at the time of commencement of the meeting there were 28 eligible voters 
in attendance and 13 represented by proxy for a total of 41.  The quorum requirements had been achieved, 
and the meeting proceeded. 
 
PROOF OF NOTICE & RECEIPT OF FINANCIAL STATEMENTS 
 
It was moved/seconded that the notice dated October 3, 2007 complied with the notice requirements and that 
the financial statements had been received.  CARRIED. 
 
APPROVAL OF GENERAL MEETING MINUTES 
 
It was moved/seconded to approve the Minutes of the Annual General Meeting held August 28, 2006 as 
circulated.  CARRIED. 
 
PRESIDENT’S REPORT 
 
Strata Achievements 2006-2007: 
 
OPENING: 
 
We have had achieved a lot at Uno in our first year. You elected a great council and the council members 
have been very active in attending to Uno business.  
 
Council was also fortunate to have Jason Black and Crosby Property management on board to set Uno 
and council off on a solid footing. Jason was able to provide council with the insight needed to set up a 
structure and system that we could easily follow. We welcome Danny who took over for Jason and 
continues to service us well. 
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We have also been pleased with the support we have received from Intracorp. I will give a lot of that 
credit to Doug who was the on site construction supervisor for Intracorp. The insight he was able to 
provide to the building was invaluable. Also, the people at Intracorp Customer Service were helpful in 
addressing our concerns throughout the year. Council again thanks them for the $10000 contribution Uno 
received for building security improvements. 
 
ACHIEVEMENTS: 
 
Over the year we have accomplished the following: (in no particular order) 
 
-perimeter security (more), rekeying, reducing door access 
-front landscaping 
-warranty follow ups Intracorp (more) 
-elevator 
-bottle recycling 
-Blockwatch 
-Contracts renegotiation, Crosby, 5 Star 
-Building cleaning, mats 
-Noise complaints 
-Bike storage issues, authorizing bike bags in suite 
-Camera and door intercom issues 
-Update new property manager 
-Car break ins (more) 
-Gate repair issues (more) 
-Insurance claim procedures (more) 
-Garbage detail 
-Party room 
-Block party 
-Deficiencies 
-Renovation requests 
-Move ins 
-Generator testing 
-Reviewed alarm codes and monitoring assignments 
 
CHALLENGES: 
 
We were not without our challenges.  
 
Crosby replaced Jason with Danny in the middle of our term. Council welcomed Danny into the fold but 
can say the timing and the handoff could have been dealt with better. I spoke at length to Linda Taphorn, 
the General Manager at Crosby about the transition. I believe we are now on track and the new council 
can move forward. 
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We also had some challenges with Intracorp. Their reluctance to address the issue of the inoperable dryer 
fans was curious. With considerable time and effort on council’s part, we were able to at least get them to 
offer a reimbursement for repair.  
 
There are still some warranty issues to be addressed. Our 15 month common property warranty expired 
mid October of this year. Again, with considerable effort on council’s part, these items have been 
documented before the expiry date. We await resolutions to these issues from Intracorp. 
 
We have had also had the usual concerns that arise with strata living. Council has dealt with all issue from 
barking dogs, noisy patios, smoking, loud music, and bicycles. Lockers and garbage. We did our due 
diligence in all these matters to inform the owners of the bylaws and rules they agreed to when the bought 
or took residence in Uno. We believe we have achieved resolution to all concerns to date. 
 
SECURITY: 
 
Some larger concerns remain. The biggest is building security.  
 
We have had theft from lockers, theft and vandalism to cars, theft of mail and now actual car theft from 
the underground. I personally have had my car window smashed twice. As stated earlier, council has 
spent considerable money on building perimeter security. Most indications are however that the bad guys 
are walking in through the front door or entering through the gate. Despite our premier security efforts we 
are still vulnerable.  
 
We have had the bad guys caught on camera. We call the police. We show them the tapes.  We have all 
sorts of alarm monitoring done on the building. We wait for the gate to close. We post notices to all 
residents. But we still get hit on a bi monthly basis. I don’t believe that more cameras will do anything, or 
more locks on the doors, or any more alarm monitoring. Certainly the VPD are not going to come to our 
rescue.  
 
We must continue to build on our sense of community and take ownership of this place. We need all our 
eyes on everything to keep Uno secure. We need to know our building and know our neighbors. We need 
to understand we are all responsible for security. When you are out with the dog, take a look around. Try 
the exterior doors. Are they locked? Do you see anyone suspicious? If you come home at 4am might it be 
unusual that someone is leaving at 4am? Say hello to those you meet in the lobby. What floor are they 
going to? Do you know where your fob is? I’m not sure what else we can do to prevent ongoing break 
ins. 
 
CLOSING: 
 
The new council must keep a few things in perspective. 
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Uno is only one of a few hundred buildings Crosby manages. In turn, Uno is only one building out of a 
dozen that our property manager is in charge of. We are only one building out of dozens and dozens of 
buildings each contractor maintains be it the cleaners, gardeners, locksmiths, waste disposal company and 
on and on. 
 
Council must take the initiative on achieving action on building issues. You will hear the stock answer 
time and time again about how busy it is in the city and how trades are just too busy address our concerns. 
I tell you, that as council, you must be proactive in getting results.  
 
You should get to know the person in charge at each vendor. Talk to the president of the alarm company. 
Talk to the president of Doormaster. Talk to the general manager at 5 Star Cleaning. For example, we pay 
$25000 a year in property management fees, $30000 in janitorial, $11000 in gardeners and so on. Uno is 
the customer. These trades work for you and the Strata Corporation. You pay more to the Strata per year 
than you do to the city. If you are not satisfied with the quality or timeliness of issue addressed, let them 
know personally. A phone call, email or letter from the strata as well as correspondence generated from 
Crosby is, in my opinion, needed to get anything done. We have a right to expect a high quality of service 
in all aspects of the trades. 
 
FINAL: 
 
I again thank all of this past year’s council members and our property managers for all their hard work.  
 
I am no longer a resident of Uno and therefore not running for council this time around. I feel that I could 
not achieve the same level of service if I was not on site. I leave it to all of you consider joining council 
and continuing the work we have achieved this past year. 
 
RATIFICATION OF RULES 
 
It was moved/seconded to ratify the Rules or changes to the Rules as circulated.  CARRIED. 
 
REPORT ON INSURANCE COVERAGE 
 
It was moved/seconded that the report on insurance coverage had been received.  The Property Manager 
recommended that all owners provide a copy of this certificate to their home owner insurance policy holders. 
 It’s important that owners carry coverage for betterments and improvements in the event that they make any 
changes to their strata lot.   
 
Owners should be aware that in the event of a claim for water damages that resulted from their strata lot, the 
Strata Corporation can hold the strata lot owner responsible and the home owner insurance policy could 
include coverage for deductible charges.  Displacement coverage and/or loss of rental coverage should also 
be considered by the home owner. 
 
A vote was held and the motion CARRIED. 
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APPROVAL OF PROPOSED OPERATING BUDGET 
 
It was moved/seconded to approve the proposed operating budget(s) as circulated for the fiscal year 
September 1, 2007 to August 31, 2008. 
 
The Treasurer made a motion to add a separate line item for parkade gate expenses to the joint budget.  The 
motion was seconded and CARRIED by all. 
 
Following the discussion the six budgets were APPROVED UNANIMOUSLY.  No one was present to 
represent the Commercial Section and therefore, the Commercial budget was deemed to be passed as 
presented for the fiscal period September 1, 2007 to August 31, 2008. 
 
PLEASE SEND (12) TWELVE POST-DATED CHEQUES PAYABLE TO STRATA PLAN BCS 
1882.  ANY CHANGE IN STRATA FEES IS EFFECTIVE FROM SEPTEMBER 1, 2007. 
 
IF THERE IS ANY CHANGE IN STRATA FEES, ANY OWNER ON P.A.P. WILL 
AUTOMATICALLY HAVE THEIR WITHDRAWAL FOR STRATA FEES ADJUSTED.  PLEASE 
NOTE, THIS MAY BE RETROACTIVE BASED ON THE FISCAL YEAR END. 
 
OWNERS THAT PAY THEIR STRATA FEES THROUGH AUTOMATIC E-BANKING MUST 
RE-SUBMIT THE NEW STRATA FEE AMOUNT FOR FUTURE MONTHS AS WELL AS ANY 
RETROACTIVE PAYMENT IF NECESSARY. 
 
If you have any questions regarding your account, please contact Merilyn On in our accounting 
department at 604-689-6982. 
 
CONSIDERATION OF RESOLUTION "A"  3/4 VOTE 
ADDITION OF QUORUM BYLAW 5.6 
 
It was moved/seconded to approve Resolution "A" as follows: 
 
Be it resolved, by a ¾ vote of owners of the Strata Corporation BCS 1882, Uno in attendance at this 
meeting in person or by proxy that the Strata Corporation be authorized to add the following bylaw in 
accordance with section 48(3) of the Act to the current Bylaws. 
 
Quorum Bylaw 
 
5.6 If within 1/2 hour from the time appointed for an annual or special general meeting a 

quorum is not present, the eligible voters, present in person or by proxy, constitute a 
quorum. 
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Discussion 
 
Following the discussion, the Chairperson called for the vote, the result being 38 IN FAVOUR, 3 
OPPOSED, 0 ABSTAINED.  CARRIED. 
 
CONSIDERATION OF RESOLUTION "B"  3/4 VOTE 
MOVE IN/OUT PROCEDURES 
 
It was moved/seconded to approve Resolution "B" as follows: 
 
Be it resolved, by a ¾ vote of owners of the Strata Corporation BCS 1882, Uno in attendance at this 
meeting in person or by proxy that the Strata Corporation be authorized to repeal and replace Bylaw #7.6 
as follows: 
 

7.6 (1) The strata corporation may regulate the times and manner in which any moves into or out 
of residential strata lots may be made and require that such moves be co-ordinated with 
the manager of the building at least 7 days in advance of such moves, or such lesser 
period as the council may, in its sole discretion, permit, provided that if an owner carries 
out, or permits any tenant or occupant, or any guest, employee, agent or invitee of the 
owner or his or her tenant or an occupant of the strata lot, to carry out, any move into or 
out of his or her strata lot otherwise than in accordance with such prior arrangements 
made with the manager of the building, the owner will be subject to a fine of $100, such 
fine to be paid on or before the due date of the next monthly assessment payable by such 
owner. 

(2) An owner of a residential strata lot must notify the strata corporation in advance of the 
date and time that the owner or an occupant of his or her strata lot will be moving into or 
out of the strata lot. 

 
And replace with the following bylaws: 
 
7.6 Moving in/out procedures 
 
 (1) An owner must conform and ensure that any tenants conform to the Move In and Move 

Out rules established by council from time to time.  
 
 (2) A move in/out fee of $100.00 will be charged for each move into the building. 
 
 (3) The strata corporation may regulate the times and manner in which any moves into or out 

of residential strata lots may be made and require that such moves be co-ordinated with 
the manager of the building at least 7 days in advance of such moves, or such lesser 
period as the council may, in its sole discretion, permit, 
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 (4) A resident using the elevator during a move must ensure that the ELEVATOR 

SERVICE KEY is used to control the elevator and the doors not jammed open in any 
manner. 

 
 (5) A resident must ensure that the lobby doors are not left open, ajar or unattended and that 

furniture is not left piled in the lobby area. 
 
 (6) A resident must ensure that all common areas are left damage free, clean and all hallways 

and lobby areas vacuumed immediately upon completion of the move. 
 

(7) A resident contravening bylaws 40.1 to 40.6 (inclusive) shall be subject to a fine of 
$200.00. 

 
Discussion 
 
There was a motion to amend the Bylaw Part 7 under 7.6 to read “A resident contravening bylaw 7.6(1) to 
7.6(6) inclusive shall be subject to a fine of $200.00”.  This will replace 40.1 and 40.6 which was an error. 
 
Following the discussion, the Chairperson called for the vote, the result being 38 IN FAVOUR, 3 
OPPOSED, 0 ABSTAINED.  CARRIED 
 
GENERAL DISCUSSION 
 
1. Security  

Owners discussed improving security within the building.  One suggestion was decals for the 
vehicles to identify that they are an occupant of the building.  Getting to know the neighbours was 
suggested as they are hard to tell who are owners or occupants unless they are approached.  These 
suggestions for improved security will be addressed by the new Council at the next Council 
meeting. 

 
2. For Sale Signs 

The current for sale signs on the property were discussed by the owners.  Owners are reminded 
about bylaw 7.1 Section 12 regarding signs which are not allowed. 
 

3. Gate Repairs Update 
Owners received a summary of the issues regarding gate repairs and all expenditures throughout the 
year.  The summary was provided by Trevor Baines, Council President.  Council is monitoring the 
repairs and is in discussions with the President of Doormaster to try and resolve the issues over the 
past year.  This will be addressed by the new Council. 
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4. Commercial Tenant 

Ramsay Warden Architects are the new tenants in the commercial section of the Uno building.  
They were welcomed by the Council and a great relationship is expected.  Some of the issues 
regarding the parkade gate must be coordinated with the commercial tenant. 

 
ELECTION OF COUNCIL 
 
Residential Section 
 
The following persons agreed to stand for Council and were elected by acclamation: 
 
John Penhall  Unit 808 
Joelle Ciona  Unit 601 
Cameron Barker-Fyfe Unit 905 
Ayme Sharma  Unit 607 
Craig Armour  Unit 318 
Mark Lavitt  Unit 311 
 
Commercial Section 
 
As no Commercial representative was present, the one Commercial Executive will be declared as an 
Executive member for the Strata Council. 
 
The six members of the Residential Section and the one Commercial Executive member will make up the 
Strata Council for the entire Strata Corporation. 
 
The meeting terminated at 9:15 pm. 
 
 
_______________________________________ 
Danny Marfisi 
Property Manager 
CROSBY PROPERTY MANAGEMENT LTD. 
General Office #(604) 683-8900 
www.crosbypm.com 
 
Please keep a copy of these minutes for future reference.  They will be required at the time of sale and 
a charge, as per the Strata Property Act, will be assessed for replacement copies. 
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ONLINE/TELEPHONE BANKING 
Crosby offers you convenience! 

 
Crosby Property Management Ltd. has established electronic banking relationships with the major 
chartered banks and all participating credit unions in BC (i.e. Vancity, Coast Capital Savings, etc.) to 
make it easier for you to remit your strata fees, special levies, etc. 
 
I’M INTERESTED, HOW DO I DO THIS? 
 
1. Go to bill payment option and set up “Crosby Property Management Ltd. (Strata)” as a 

vendor. 
 

2. You will be required to provide your Crosby personally assigned unique reference number 

(without dashes or spaces).  This number can be found in your Crosby correspondence. 

 
3. Enter your payment amount and payment date.  You should also be able to set this up as a 

recurring payment every month. 
 
WHEN SHOULD I MAKE MY PAYMENTS? 
 
It takes 1 to 3 business days for us to receive your payment depending on your financial institution.  
Please note it is the customer’s responsibility to ensure that payments are received by Crosby Property 
Management Ltd. by the due date to avoid any late payment fines. 
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