
SPECIAL GENERAL MEETING NOTICE

December 20, 2024 

NOTICE TO: The Owners, Strata Plan LMS712

FROM: Agent for the Owners
FirstService Residential BC Ltd.
200 Granville Street, Suite 700
Vancouver, B.C.  V6C 1S4
Telephone: 604.683.8900

Senior Strata Manager

John Boschert

TAKE NOTICE that the Special General Meeting of Strata Plan LMS712 will be held:

Date & Time: Thursday, January 30, 2025, at 7:00 p.m.

Registration: 6:30 p.m.

Location: Ocean Tower Lobby
1501 Howe Street

The bylaws may state that in order to vote, an owner should be paid up in all arrears of strata fees and current 
special levies owing to the Strata Corporation.  Cheques will not be accepted at the meeting unless certified.  If 
you are uncertain of your account status, or have questions about how to make payments, please contact 
ar.bc@fsresidential.com.  Owners may be represented by proxy holders - a proxy appointment form is provided 
for your convenience.  A spouse who is not registered on title MUST have a proxy authorization to vote.

FSRConnectTM REGISTRATION
Sign up for the Resident Portal today to get access to the latest essential documents and information for your community. To register 
please visit here: https://portal.connectresident.com/#/registration . 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 1.855.273.1967.

PLEASE BRING THIS NOTICE TO THE MEETING

SEE AGENDA ON REVERSE SIDE
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TO ALL OWNERS 
STRATA PLAN LMS712 
888 BEACH 

NOTICE OF THE SPECIAL GENERAL MEETING 

DATE: Thursday, January 30, 2025 
TIME: 7:00 p.m. - Registration commences at 6:30 p.m. 
PLACE: Ocean Tower Lobby, 1501 Howe Street 

AGENDA 

1. Certification of Proxies  Quorum Status Report 

2. Call to Order 7:00 p.m.  

3. Recognize the Chairperson & Introductions 

4. Approval of General Meeting Rules of Procedure 

5. Proof of Notice  

6. Approval of Agenda 

7. Approval of Annual General Meeting Minutes (held on March 5, 2024, as previously circulated)  

8. 3/4 Vote Resolution  Elevator Modernization, Fire Safety & Security (attached)  

9. Termination of Meeting 
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GENERAL MEETING RULES OF PROCEDURE

Subject to a majority vote resolution passed at the meeting; the Strata Corporation may use the rules of 
procedure at Special and Annual General Meetings: 

(a) Late attendees will be admitted into the meeting intermittently when convenient to avoid disruptions to 
the meeting. 

(b) Each eligible voter or proxy holder will receive their applicable proportionate vote as per the Strata 
 

(c) Eligible voters must not transfer voting cards to any person without the approval of the chairperson and 
on such terms and conditions as the chairperson may impose.  

(d) A proxy holder cannot transfer a proxy to any person. 

(e) Eligible voters and proxy holders who leave the meeting are assumed to have surrendered their voting 
cards and ballots to the chairperson. 

(f) On each agenda item requiring a vote, the chairperson will request a mover and seconder for the motion 
to begin debate and discussion on the motion, or amendment to the motions which will be indicated by 
vote. 

(g) For procedural agenda items requiring a vote (such as agenda approval, previous general meeting 
minutes) the chairperson will request a mover and seconder for the motion to begin debate, and 
discussion on the motion, or amendment to the motions which will be indicated by vote.  

(h) During discussion and debate, all participants at the meeting must be respectful to their fellow owners, 
eligible voters, and participants. 

(i) All questions or debates must be directed to the chairperson. Debate between parties is not permitted 
without the consent of the chairperson. 

(j) Each eligible voter and other persons permitted to attend the meeting, are entitled to speak once on each 
resolution/motion or proposed amendments to the resolution or motion for no longer than 1 minute.  

(k) 
the vote if there are no objections or seek a majority decision of the owners to end debate and hold the 
vote; otherwise debate continues. 

(l) Amendments to vote resolutions will be permitted if they are moved and seconded to pass the motion. If 
the proposed amendment fails to have the support of a seconder, the proposed amendment shall be 
deemed to have been defeated. 

(m) Amendments will be voted on one at a time, and new amendments shall not be considered until the 
previous amendment has been voted on or withdrawn. 

(n) The chairperson may remove an attendee if they are causing undue interference with the meeting.  

(o) All decisions of the chairperson, and motions and resolutions of the voting quorum must be recorded in 
the minutes of the meeting. 

(p) Voting will be done by show of voting cards to determine votes in favour, opposed and abstaining from a 
vote.  If a secret ballot or precise count is requested, the chairperson will determine the method of a 
precise count.  
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3/4 VOTE RESOLUTION
ELEVATOR MODERIZATION, FIRE SAFETY & SECURITY  

PREAMBLE: The six elevators within Strata Plan LMS712 date back to before 1993 when the 888 Beach 
complex was originally occupied.  As recommended in the Strata Corporation s Depreciation Report 
prepared by RDH Building Science and dated July 5, 2023, and by KJA Elevator Consultants, 
components of the elevators and related systems need to be upgraded and replaced as part of the 
Elevator Modernization Project. 

WHEREAS 
Modernization 

the following: 

There are three main components of the Elevator Modernization Project: Elevator Modernization, Fire 
Safety and Security, as follows: 

 Elevator Modernization will include replacing the motors, electronics, interior control panels and 
cables associated with the six elevators and will require hiring electrical engineers and mechanical 
engineers to supplement the work of the elevator company selected for the project. 

 Fire Safety system upgrades are required because the existing fire safety system is breaking down 
and is not compliant with the current fire safety code.  The required work is being done in conjunction 
with the Elevator Modernization Project to ensure that the new fire safety system integrates with the 
new elevators and to eliminate any duplication of installation time and costs. 

 Security System upgrades will be implemented to replace an ageing system and ensure the system 
is compatible with new security features in the elevators.  All fob readers in the complex for elevators, 
front doors, swimming pool access, parkade gates, etc. will need to be replaced and new fobs will be 
issued to residents.  These new fobs will provide enhanced security (e.g., less susceptible to cloning). 
Residents will also be able to use Bluetooth on their mobile phones to securely access the building.  
Intercoms will need to be upgraded and will be connected to the elevators to only allow visitors access 
to the floor of the resident. 

AND WHEREAS it is estimated that the sum of up to $4,400,000 (four million four-hundred thousand 
dollars) will be required to undertake the Elevator Modernization Project, inclusive of contractors costs, 
engineering consultants costs and project administration fees; 

BE IT RESOLVED by a ¾ vote of the Strata Corporation that: 

(a) Act  

(1) the Strata Corporation is authorized to impose a levy on the strata lots comprising the Strata 
Corporation, in proportion to unit entitlement of each strata lot and in amounts shown opposite 
each strata lot in Schedule A (attached hereto and forming part of this resolution), the aggregate 
sum of $4,400,000 Elevator Modernization Project Levy for the payment for estimated 
costs associated with proceeding with the Elevator Modernization Project; 

(2) Modernization Project Levy is due and payable immediately 

A. However, in the event of a sale of a strata lot before the due date, the registered owner as of 
the date of the passage of this resolution is responsible for the payment of the said levy; and 

(b) Pursuant to section 96 of the Act, the Strata Corporation is authorized to use funds from the 
contingency reserve fund on a temporary basis to address any cashflow issues arising from the 
collection of the Elevator Modernization Project Levy contributions. All amounts taken from the 
contingency reserve fund pursuant to this paragraph (b)(ii) must be repaid in a timely manner as the 
Elevator Modernization Project Levy contributions are received from owners. 

END OF RESOLUTION 
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Notes to Resolution: (1) In the event that an owner fails to pay the special levy by the due date(s), 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. (2) In accordance with sections 108(5) and (6) of the 
Strata Property Act, in the event that the actual cost of the proposed project is less than the Elevator 
Modernization Project Levy amount, if no owner is entitled to receive a refund of more than $100 in total, 
the excess balance will be deposited in the contingency reserve fund.  Interest earned on the funds raised 
pursuant to this Resolution will be allocated to the Elevator Modernization Project Levy Fund. 
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Section 108 

Special Levy 

(1) The strata corporation may raise money from the owners by means of a special levy. 

(2) The strata corporation must calculate each strata lot's share of a special levy 

(a) in accordance with section 99, 100 or 195, in which case the levy must be approved by a resolution 
passed by a 3/4 vote at an annual or special general meeting; or 

(b) in another way that establishes a fair division of expenses for that particular levy, in which case the levy 
must be approved by a resolution passed by a unanimous vote at an annual or special general meeting. 

(3) The resolution to approve a special levy must set out all of the following: 

(a) the purpose of the levy; 

(b) the total amount of the levy; 

(c) the method used to determine each strata lot's share of the levy; 

(d) the amount of each strata lot's share of the levy; 

(e) the date by which the levy is to be paid or, if the levy is payable in installments, the dates by which the 
installments are to be paid.  

(4) The strata corporation must 

(a) account for the money collected separately from other money of the strata corporation; 

(b) invest all of the money collected in one or both of the following:  

(i) investments permitted by the regulations;  

(ii) insured accounts with savings institutions in British Columbia; 

(c) use the money collected for the purpose set out in the resolution; and 

(d) inform owners about the expenditure of the money collected. 

(4.1) A strata corporation may, by bylaw or by a resolution approving a special levy, establish a rate of interest, not to 

special levy. 

(4.2) The interest payable on a late payment of a special levy in accordance with a bylaw or resolution referred to in 
subsection (4.1) is not a fine, and forms part of the special levy for the purpose of section 116. 

(5) If the money collected exceeds the amount required, or for any other reason is not fully used for the purpose set 
out in the resolution, the strata corporation must pay to each owner of a strata lot the portion of the unused 
amount of the special levy that is proportional to the contribution made to the special levy in respect of that strata 
lot. 

(6) Despite subsection (5), if no owner is entitled to receive more than $100 in total under subsection (5), the strata 
corporation may deposit the excess in the Contingency Reserve Fund.  

(7)
interest or income earned on that money. 

Section 109 

Payment of special levy when strata lot sold 

If a special levy is approved before a strata lot is conveyed to a purchaser, 

(a) the seller owes the strata corporation the portion of the levy that is payable before the date the strata lot is 
conveyed, and 

(b) the purchaser owes the strata corporation the portion of the levy that is payable on or after the date the 
strata lot is conveyed. 
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Section 116 

Certificate of Lien

(1) The strata corporation may register a lien against an owner's strata lot by registering in the land title office a 
Certificate of Lien in the prescribed form if the owner fails to pay the strata corporation any of the following: 

(a) strata fees; 

(b) a special levy; 

(c) a reimbursement of the cost of work referred to in section 85; 

(d) the strata lot's share of a judgment against the strata corporation; 

(e) [Repealed 1999-21-25.] 

(2) The strata corporation may register a lien against any strata lot, but only one strata lot, owned by an owner as 
owner developer, by registering in the land title office a Certificate of Lien in the prescribed form if the owner 
developer fails to pay an amount payable to the strata corporation under section 14(4) or (5), 17(b) or 20(3). 

(3) Subsection (1) does not apply if 

(a) the amount owing has, under section 114, been paid into court or to the strata corporation in trust; 

(b) arrangements satisfactory to the strata corporation have been made to pay the money owing; or 

(c) the amount owing is in respect of a fine or the costs of remedying a contravention. 

(4) On registration the certificate creates a lien against the owner's strata lot in favour of the strata corporation for the 
amount owing. 

(5) The strata corporation's lien ranks in priority to every other lien or registered charge except 

(a) to the extent that the strata corporation's lien is for a strata lot's share of a judgment against the strata 
corporation; 

(b) if the other lien or charge is in favour of the Crown and is not a mortgage of land; or 

(c) if the other lien or charge is made under the Builders Lien Act.  

(6) On receiving the amount owing, the strata corporation must within one week remove the lien by registering in the 
land title office an Acknowledgment of Payment in the prescribed form. 

Section 117 

Forced sale of owner's strata lot to collect money owing 

(1) After the strata corporation has registered a Certificate of Lien against a strata lot, the strata corporation may 
apply to the Supreme Court for an order for the sale of the strata lot. 

(2) If the strata corporation has obtained a judgment for the amount owing, the court may, after considering all the 
circumstances, make an order for the sale of the strata lot. 

(3) If the strata corporation has not obtained a judgment for the amount owing, the court may try the issue and may  

(a) order that judgment be entered against the owner in favour of the strata corporation for the amount of the 
lien or for an amount that the court, as a result of the trial, finds owing; and  

(b) if judgment is entered against the owner, make an order for the sale of the strata lot after considering all 
the circumstances. 

(4) An order for the sale of a strata lot must provide that, if the amount owing is not paid within the time period 
required by the order, the strata corporation may sell the strata lot at a price and on terms to be approved by the 
court. 

Section 118 

Costs added to amount owing 

The following costs of registering a lien against an owner's strata lot under section 116 or enforcing a lien under section 
117 may be added to the amount owing to the strata corporation under a Certificate of Lien: 

(a) reasonable legal costs; 

(b) land title and court registry fees; 

(c) other reasonable disbursement 
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Strata Property Act

FORM A 
PROXY APPOINTMENT 

(Section 56) 

Re: Strata Lot   [strata lot number as shown on strata plan] and/or Unit #   of Strata Plan LMS712  

[the registration number of the strata plan] 

Civic Address:   

I/We,    [name(s)], 

the owner(s)/others under Section 54, of the strata lot described above, hereby appoint  

  [name of appointee] or failing him/her 

[name of alternate appointee] to act as my/our 

proxy to vote at their discretion, unless indicated below, for me/us on my/our behalf at the General Meeting of 

the Owners Strata Plan LMS712 to be held on Thursday, January 30, 2025, or any adjournment thereof. 

Limitations for Proxy, if any:  

NOTE: In order to be exercised, document must be presented by the proxy holder at time of registration at the 
meeting. 

 
Date 

 
Signature of Owner/Others under Section 54 

If you are unable to attend and wish to have your vote exercised, feel free to send your executed proxy 
form assignment to the Strata Council.  Available Council Members as an appointee and alternate 
appointee are Kitty Morgan (Secretary), Daniel Wang (President), Andrew DeBenedictis (Vice President) 
and Bev Andrews (Treasurer) 

Via Fax:  604.682.2637 or email lms712manager@gmail.com  
By Mail:  C/O Building Manager, 1500 Hornby Street, Vancouver, B.C., V6Z 2R1 
On Site:   

Note: As per Section 56 of the Strata Property Act, a person who provides management services to, or is 
employed by, the Strata Corporation is not permitted to be appointed as Proxy.  

The proxy form MUST be signed by the registered Owner(s) of the strata lot. 
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