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 MINUTES 

STRATA COUNCIL MEETING 

THE OWNERS STRATA PLAN LMS 712 

888 BEACH 

Held on Tuesday, May 25, 2021 

Via Video Conference 

COUNCIL IN ATTENDANCE: Daniel Wang President 
 Andrew DeBenedictis Vice President 
 Bev Andrews Treasurer 
 Pat Dairon Secretary 
 Mike Gallagher Member 
 Doug McDougall Member 
 Kitty Morgan Member 

BUILDING MANAGER  Narendra Chandra 

STRATA MANAGER: Mikhail Ratchkovski FirstService Residential 
 

The Council meeting was called to order at 4:30 p.m. 

IMPORTANT INFORMATION TO OWNERS 

RE:  PAYMENT OF STRATA FEES / FSRCONNECT REGISTRATION / FORM K 

 Owners are reminded to submit updated PAD Forms for convenient automatic withdrawal 
of Strata fees.  If you require assistance in setting up payment arrangements or have 
any questions related to your account, please contact our Accounts Receivable 
directly at ar.bc@fsresidential.com or 604.684.5329. 

 Council would like to encourage all Owners to register themselves as users of 
FSRConnectTM in order to have online access to the Council Meeting Minutes, Strata 
Corporation financial records, the Strata's Bylaws, and Rules, Engineering Reports, 
Building Notices, Owners' individual accounts, and public information of general interest.  
To register, please follow the instructions on the last page of these Minutes. 

 Assistance and Access for Residents with no Current Form K:  Owners are advised 
that the front desk will be limited in their ability to assist occupants not included in the unit 
information or Tenants that do not have a current Form K on file identifying them as 
associated with a particular Strata Lot.  Owners not in compliance with the Form K Bylaws 
are subject to a Bylaw infraction notification, which may result in applicable fines. 

 Owners are advised of the importance of ensuring that a current Form K is on file with the 
Strata Corporation.  Form K must be updated at any time there is a change in tenancy to 
ensure that the occupants are listed as part of the unit information. 

This includes ensuring that information is updated at any time the unit is no longer 
tenanted, as the current mailing and contact information on file will require updating if there 
is a change to the unit being Owner occupied.  It is essential that Owners provide their 
email address to the Building Manager and sign up for FSRConnectTM.  If there were an 
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emergency, Owners would receive an email from both the Building Manager and 
FSRConnectTM. 

BUILDING MANAGER REPORT 

Council has reviewed the monthly report provided by the Building Manager.  Specific items to be 
discussed and acted upon, as contained in the report, will be directed to the Building Manager 
and Strata Manager by Council for completion by the appropriate service provider or follow up by 
onsite building services.   

APPROVAL OF STRATA COUNCIL MEETING MINUTES 

It was moved and seconded to approve the Minutes of the Strata Council Meeting held March 30, 
2021 as distributed. 
 CARRIED.  

FINANCIAL REPORT 

 
1. Monthly Statements: After review and discussion, it was moved, seconded and carried to 

adopt the March 2021 financial statements, as presented.  The amounts reported in the 

“YTD Budget” and the “Total Budget” columns are the 2020 budget amounts.  The owners 

will be asked to approve the 2021 operating budget at the Annual General Meeting. 

 
Any owner wishing a copy of the strata corporation’s monthly financial statement should 

contact FirstService Residential, during regular business hours, 9:00 a.m. to 4:30 p.m., 

Monday to Friday or go to the strata’s website www.888beachvancouver.com.  The 

Owners' Only section of the website can be accessed as follows:  

User I.D. owners 

Password $B15Sea8 

 
2. Review of Accounts Receivable: The Council reviewed the accounts receivable as of 

May 25, 2021.  Owners owe a total of $25,800 to the strata for monthly strata fees, fines, 

interest and other amounts.  The strata fees receivable of approximately $13,000 are 

related to four units.  The strata follows the appropriate procedures to issue warning letters 

in order to place liens on these units. 

 

Monthly statements are sent to all owners who have balances due.  Council requests that 

owners who receive monthly statements contact FirstService Residential to arrange for 

immediate payment in full of overdue amounts.  An owner must be paid up in all arrears of 

strata fees and special levies in order to vote at the annual general meeting. 

  

3. 2020 Audit:  The draft audited financial statements for the year ended December 31, 2020 

were received on March 29, 2021.  Council will review the audit and complete the 

subsequent events process with the auditors.  The final audit is available to the owners. 
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REPORT ON LITIGATION 

The Strata Property Act requires that all Owners be notified as soon as possible of any legal 
action involving the Strata Corporation.  To the best of our knowledge, there is no litigation to 
report.   

COMMITTEE REPORT 

1. Landscaping:  The landscaping committee noted that irrigation line repairs were 
completed and a proposal from Para Space Landscaping has been requested to address 
the issue of the gaps in the hedges in the courtyard. 

2. Fitness Centre: The Council discussed the opening of the pool noting that it will be 
opened as soon as the logistics of the coordination of the pool testing, janitorial, and 
permits have been addressed. The Council also noted that as there is a concern related 
to the lack of strong ventilation in the Gym.  It will be scheduled to be opened sometime 
later, depending on the pandemic conditions. 

3. Elevators: Some time ago ThyssenKrupp (TK) provided Council with a proposal for the 
necessary upgrade of the mechanical systems of our elevators.  As part of the proposal, 
TK indicated that there would be additional costs related to the mechanical upgrade that 
was not included in their proposal.  The committee has been waiting for a considerable 
time to get a response from TK clarifying these additional items and their associated costs.  
The committee is using KJA Consultants Inc. to review quotes regarding the elevator 
project and then eventually to oversee and monitor the project when it is underway.  

4. Renovation:  The Council tabled renovation requests from TH16 and TH20 noting that 
they will be approved upon receipt of their signed indemnity agreements. 

5. Personnel:  No special projects or events to report. 

6. Neighbourhood Issues:  No special projects or events to report. 

BUSINESS ARISING 

1. Directives:  The directives from the previous Council Meeting have been reviewed with 
Council.  Council is satisfied that they are being attended to at the present time.  All items 
currently in progress are contained in these minutes. 

2. Bylaw Review:  Council are currently reviewing Bylaw amendments/additions made to 
our current bylaws by a lawyer at Clark Wilson LLP to ensure that our existing bylaws are 
in line with the Strata Property Act and that they are enforceable.  Once the review is 
complete, the bylaw package will be presented to the Owners at a Special General 
Meeting for approval.  

3. Podium Projects:  See item 2 in New Business below. 

4. TH6/TH7 Water Leak:  The Council noted that repairs resulting from a water leak related 
to a deck drain and repairs to the deck balcony itself are nearing completion.  

5. 1602 Water Leak: The Council decided to undertake localized repair and replacement of 
the affected horizontal section of the common property plumbing in the suite. It was noted 
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that with the potentially significant expenses related to the proposed replacement of the 
hot and cold water risers, a comprehensive repair will require project planning. The 
Council decided to establish a piping committee that would further review this matter and 
present recommendations to the Council for the necessary planning.  

6. Pool Closure:  This item was discussed under the committee report. 

BYLAW VIOLATION REPORT 

Reports from FSRConnectTM:  The Strata Council reviewed a summary of letters and violations 
that were issued since the last meeting.  Strata Council reviewed the complaint process and have 
agreed to the following: 

All complaints must be in writing.  A copy of the complaint form is included with these minutes.  
Copies are also available from the concierge.  It is the responsibility of the person submitting the 
complaint to identify which Bylaw or Rule is being violated.  Copies of Bylaws and Rules can be 
found on FSRConnectTM and on the strata’s website.  All complaints that are submitted will result 
in an “alleged” infraction letter that gives the Resident 14 days to respond in writing or request a 
hearing.  Strata Council will then review all ‘open’ alleged infractions at their next meeting and 
make their decision, on a case-by-case basis, depending on the information that they have 
available to them.  It should be noted that if there is an emergency that Owners need to be made 
aware of, an email will be sent to all Owners by FSRConnectTM and/or the Building Manager. 

CORRESPONDENCE 

Please be aware that in order to maintain the most effective and efficient manner in which to 
review and respond to Owners’ correspondence intended for Council, Owners are politely 
reminded of the following procedures and information.   

All correspondence that Owners would like Council to consider should be sent in writing to the 
Building Manager or the Strata Management Agent directly.  Owners are politely reminded not to 
issue emails directly to Council individually.   

Correspondence (if doesn’t require immediate action in accordance with the Strata Property Act) 
will be added to the next Council Meeting agenda for Council review and a response (if required) 
will be provided within the minutes of the meeting.   

The Strata Council very much appreciates Owners’ input/feedback and will do their utmost to 
review correspondence from Owners.  However, it should be noted that the Strata Council are 
volunteers and dedicate their own time to fulfilling the obligations of the Strata Corporation and 
this time is limited.  As such, it may not always be possible to review all correspondence at each 
meeting.  Please also note that the Strata Council are not obliged to respond to all 
correspondence received unless there is a specific requirement under the Strata Property Act. 

1. Correspondence received from unit 1501 requesting that the Council to include 
biographies of the candidates for council. The Council noted that all owners are welcome 
to campaign and provide their information to the other owners by posting that information 
on the bulletin boards in the building. 

2. The Council acknowledged receipt of correspondence from the owner of TH 02 who 
researched a claim from a relator that the building was losing deals because of the vote 
at the most recent SGM. After speaking with a variety of realtors and pulling the sales 
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history in our building over the last 6 months, the end result is that there have been 8 sales 
in the last 6 months and only one sales contract was terminated after 90 days on the 
market.  This is seen as average activity for our building and our property values are still 
great.  Sales continue to be on par with the current market. 

3. Correspondence received from TH 02 questioning the need for the new signs in the 
Courtyard. The Council noted that the signs were not optional and that the size of the 
signs and the wording had to be in compliance with requirements of the City of Vancouver. 

NEW BUSINESS 

1. Garage Gate Broken Spring:  The Council reviewed and approved a proposal from 
Overhead Door for the replacement of the garage gate torsion springs for the main gate 
of Howe Street at a cost of $4,003.50 and replacement of the reverse edge safety for the 
P4 gate at a cost $518.50. 

2. JNA Podium Product Review: The Council noted that an alternative review of the 
podium has been requested and results will be discussed at a future meeting once the 
report is available. The Council is working with the engineers who are asked to find the 
best solution for the long term that would be the most cost-effective as well. It was also 
noted that a notice has been distributed to all owners on April 27th informing that James 
Neill & Associates (JNA) has been engaged by the strata to do a second review of the 
podium refurbishment project. 

3. Replacing Podium Waterproofing Article from BC Housing: The Council discussed 
an information article Number 17 issued by the BC Housing related to the podium 
membranes. A copy of this article is attached to this set of minutes for information. An 
engineer from RDH, Marcus Dell, also provided some comments on the article and the 
current condition of the membrane at the complex and those comments and photos are 
also included with the article. 

4. Handicap Door Openers: The Council reviewed a request to reactivate the handicap 
door openers, noting that where possible the openers will be re-activated. Everyone who 
uses a handicap door opener is reminded to please wait for the doors to close behind 
them before leaving. This security requirement will be monitored and if not followed all 
door openers may be need to be permanently deactivated to ensure the safety of the 
residents. 

TERMINATION OF MEETING 

There being no further business, the meeting was terminated at 6:30 p.m. 

Next Meeting: June 29, 2021.   
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FirstService Residential BC Ltd. 

 
Mikhail Ratchkovski 
Senior Strata Manager 
Per the Owners 
Strata Plan LMS 712 

MR/mr 

Email:  info.bc@fsresidential.com 
Customer Care Centre:  1.855.273.1967 (24 hours non-emergency) 

www.fsresidential.com 

Please keep a copy of these minutes for future reference, which will be required at the 
time of sale.  A charge, as per the Strata Property Act, will be assessed for replacement 
copies. 

FSRConnectTM REGISTRATION 

Sign up for the Resident Portal today to get access to the latest essential documents and information for your 
community. To register, search for your community website here: http://www.fsresidential.com/connect/find-my-
community and click on the ‘Register’ button. Having trouble? For assistance call our Care Center which is open 
24/7 365 days a year with translation services available in 31 different languages. The Care Centre team can be 
reached at 833-710-6869. 
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The “Maintenance Matters” regarding replacing podium waterproofs is a good educational document and I think it will be 
helpful to provide it to the general ownership.  I provide the following additional comments: 

 Due to configuration at 888 Beach, water leakage through the podium waterproofing at your building has resulted in 
water ingress into a significant number of Suites, not just the parking garage.  The leakage into Owners’ homes is 
considered more critical than water ingress into the parking garage. 

 The podium waterproof membrane is approximately 30 years old and has already exceeded the typical expected 
performance life of a single ply membrane of the type currently on your podium. 

 Many of the drains exposed during the previously implemented localized repairs were plugged with roots and roots 
have penetrated the membrane (Photos 1 and 2). 

 The original podium assembly did not include a root barrier.  The proposed in assembly includes a root barrier. 
 
I have attached two photographs taken at 888 Beach. 

 Photo 1 illustrates roots behind the membrane at a planter. 
 Photo 2 illustrates a root that has fully plugged at planter drain.  The root was cut by the contractor to aid in 

removal, however, the full scupper drain had to be removed to allow removal of the root. 
 
RDH would be pleased to meet with you and Council once you have received the report from James Neill. 
 
Sincerely, 
 
Marcus Dell | P.Eng, MASc 
Senior Building Science Specialist 
 
RDH Building Science Inc. 
4333 Still Creek Drive #400, Burnaby, BC V5C 6S6 
T 604 873 1181 ext. 231 
C 604 831 4117 
rdh.com 
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