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CALL TO ORDER:
The meeting was called to order by the Strata Council President, Mr. Dave Davies, at 7:11 pm.

CALLING OF THE ROLL AND CERTIFICATION OF PROXIES:
Mr. Allan Grandy, Strata Manager, advised that subsequent to the calling of the roll and certification of proxies it had been determined that there were 99 eligible voting members at Francisco Lane.  Quorum consisted of one-third of those eligible to vote, or 33 voting members.  There were 24 owners present in person, 17 represented by proxy, for a total of 41 voting members.  The meeting was therefore quorated and competent to proceed with the business at hand.

FILING OF PROOF OF NOTICE OF MEETING:
The Strata Manager read into the record the notice of meeting which was distributed to all registered strata lot owners in accordance with the provisions of the Strata Property Act and the bylaws of the Strata Corporation, stating the date, time, place and purpose of the meeting.

MINUTES OF THE MEETING OF OCTOBER 30, 2007:
It was 

MOVED AND SECONDED:
That the minutes of the meeting of October 30, 2007 be adopted as distributed.

MOTION CARRIED UNANIMOUSLY 
BUSINESS ARISING FROM THE MINUTES:
There was no business arising from the minutes.

STRATA COUNCIL REPORT:

A copy of the Strata Council President’s report is attached to and forms part of the minutes of the meeting.

FINANCE REPORT:
The Strata Manager then introduced the proposed operating budget, reviewing with those in attendance the various inclusions and provisions of the same.  During the course of discussion, it was noted that the Strata Corporation has realized unanticipated expenses in contending with an underground waterline leak.  These repairs were completed on an emergency basis and under the auspices of a consulting engineer.  The Strata Council has recommended that a separate ¾ resolution be approved to ratify the use of contingency reserve funds for this emergency repair.  This matter will be voted upon after the budget.

With regards to snow clearing services, it was suggested that if possible snow be moved into the visitor parking lot and that care must be taken not to have snow piled up on top of gas meters.  

A lengthy discussion then took place with regards to the contingency reserve fund and the long term planning of the Strata Corporation.  It was noted that the Strata Council at their last Council meeting authorized the retention of a different roofing consultant to do an inspection of the remaining roofs of the Strata Corporation and to make recommendations on when roofing will be required.  Roof Tech 2000 Consultants Ltd. were retained, and their report was received.  Contained within that report is the recommendation from Roof Tech 2000 Consultants Ltd. that the Strata Corporation be prepared to commence replacement of the roofs during the spring of 2009 in whole, or possibly dividing the job into two phases with the first phase to be completed during the spring of 2009.  Roof Tech 2000 Consultants Ltd. has advised of their estimated budget including all consulting and inspections services of approximately $1.7 million dollars to complete all of the remaining roofing work.

An owner suggested that the Strata Corporation should defer some of its expense considerations such as fence replacement work to save money for roofing as the budget should focus on roofing.  Discussion took place on the owner’s comments with several owners commenting that the Strata Corporation must maintain the balance of its property to keep it in a state of good repair in addition to dealing solely with roofing.

It was then suggested that perhaps alternative maintenance efforts could enhance the useful life of the existing fence systems.  It was also suggested that east and west perimeter fences perhaps could be replaced using a chain link style fence with plastic inserts to stop sight lines.

Discussion continued on the budget, and it was noted that as the upcoming cost of roofing could be significant, and as there would be insufficient funds available in the Strata Corporation’s contingency reserve fund to offset such expenses, that the Strata Corporation would have to have a separate meeting in due course to review the roofing situation and to put funding plans in place.

After further discussion on the proposed operating budget, it was 

MOVED AND SECONDED:
That: 

WHEREAS The Strata Property Act sets out the required information to be submitted with the proposed budget; and

WHEREAS The Strata Property Act requires the Strata Corporation to report on the contingency reserve funds, operating expenses and unapproved expenses; and

WHEREAS The Strata Property Act establishes the approval process for the various components of the budget for the coming fiscal year;

BE IT THEREFORE RESOLVED THAT:

· The Owners, Strata Plan LMS 93, hereby authorize the carry over of anticipated operating surplus funds in the amount of $10,832.00, as an operating fund surplus.  (refer to Section 105 (1) of the Strata Property Act) 

· The Owners, Strata Plan LMS 93, hereby authorize a 2008/2009 reserve contribution in the amount of $197,009.00 including the capital levy of $139,380.00 to enhance the funding of the contingency reserve fund.  All owners of record as of October 28, 2008 shall be responsible to pay their share of the special levy based upon their unit entitlement.  The special levy of $139,380.00 is due and payable in twelve (12) installments commencing on January 1, 2009 as approved.  (refer to Section 93 of the Strata Property Act)
· The Owners, Strata Plan LMS 93, hereby authorize a transfer from reserves in the 2008/2009 fiscal year in the amount of $148,500.00 to fund repairs as outlined in the Capital Plan for 2008/2009.  (refer to Section 96 of the Strata Property Act) 

· The Owners, Strata Plan LMS 93, hereby authorize operating expenses in the amount of $385,071.00 including Capital Plan repairs.  (refer to Section 103 (1) of the Strata Property Act)
Question was called and the motion was

CARRIED (37 in favour, 3 opposed)

The Strata Manager then introduced the proposed ¾ resolution calling for the ratification of the transfer of funds from the contingency reserve fund to offset the costs incurred by the Strata Corporation in contending with an underground waterline leak.  After a brief discussion, it was 

MOVED AND SECONDED:
That:

WHEREAS the Strata Corporation has incurred costs totaling $19,514.73 to correct the cause and resultant damage from an underground water line failure near units 21, 22, and 23; and 

WHEREAS the Strata Council has authorized the expenses to be paid from the contingency reserve fund as an emergency expense; and

WHEREAS the Strata Council requires ratification of the use of contingency reserve funds for this purpose from the ownership;

BE IT THEREFORE RESOLVED THAT The Owners, Strata Plan LMS 93, hereby ratify the transfer of $19,514.73 from the contingency reserve fund to the operating account of the Strata Corporation to cover costs of repairing an underground water line failure as an emergency repair as per the Strata Council’s actions.

Question was called and the motion was

CARRIED (40 in favour, 0 opposed)
INSURANCE POLICY RATIFICATION:

The Strata Manager then introduced the proposed ¾ vote resolution to ratify the insurance policy.  

The Strata Manager reviewed the various inclusions of the current insurance policy.  It was noted that owners have a responsibility to have and maintain their own personal insurance policies to indemnify their personal belongings, betterments and improvements from loss.  Owners must make certain that the value of their homeowner’s policy adequately reflects the value of the items that they are intending to insure.  

Owners are further reminded that washing machines should be turned off whenever they are not in use, and that washing machine hoses must be checked periodically for the need for repair.  It is recommended that the stainless steel braided style of washing machine hose be used where feasible and practical to do so.

After further discussion on the proposed insurance policy ratification resolution, it was 

MOVED AND SECONDED:
That: 

WHEREAS the Strata Corporation currently insures considerable assets over which it has an insurable interest but no beneficial ownership; and 

WHEREAS the Strata Corporation is required in its mandate to deal with matters affecting not only the common property, common facilities and common assets, but also those fixtures built or installed by the owner/developer as part of the original construction; and

WHEREAS the Strata Council is recommending that the Strata Corporation approve the property insurance policy and related risks in accordance with the Certificate of Insurance attached to the notice of meeting, which sets out the current level of insurance coverage;

BE IT THEREFORE RESOLVED THAT The Owners, Strata Plan LMS 93, hereby approve the insurance policy and the terms as set out in the Insurance Certificate dated December 31, 2007, setting out the coverages for the benefit of The Owners, Strata Plan LMS 93, in accordance with Section 149 of the Strata Property Act and related regulations.
Question was called and the motion was 

CARRIED UNANIMOUSLY
NEW BUSINESS:

Entry Gate System

It was then noted that after numerous repairs, vehicle impacts and damage, one section of the entry gate had been severely damaged by a vehicle impact.  The cost of the replacement of the entry gate was approximately $2,400.00, and the cost to powder coat the remaining section of the gate was approximately $350.00.  In light of the ongoing problem with the gate system, and the question as to the degree of security that is provided by the entry gate system, the Strata Council felt that the ownership should discuss whether or not the entry gate should be repaired, and if it should be repaired, recommended that the cost of the repairs be paid for from the contingency reserve fund.

A lengthy discussion then took place regarding the replacement of the entry gate.  Topics noted included: 

· Potential increased parking abuse problems

· Potential safety concerns for young children who may be playing in the roadway areas

· The presence of the gates providing a general feeling of security 

· That the presence of the gates may increase the security of the swimming pool 

A brief discussion took place on whether or not it would be possible to redesign the gate system; however, it was noted that it was believed that the Fire Department would approve a ram style gate system, which would be similar in design to the existing gates.  

It was suggested by an owner that it may be necessary in the future to replace the controllers and motors for the entry gate system.

Concerns were expressed that the lack of a gate would increase the likelihood of park and ride concerns, and that the presence of the gate system helps to slow some motorists down.

After further discussion, it was 

MOVED AND SECONDED:
That:

WHEREAS the entry gate system requires replacement of one (1) section of the gate and powder coating of the gates; and 

WHEREAS the Strata Council believes that the ownership should discuss whether this work should be done or not, in light of numerous issues surrounding the use and operation of the gates; and 

WHEREAS if approved, the Strata Council recommends that the cost of this work be paid from the contingency reserve fund;

BE IT THEREFORE RESOLVED THAT The Owners, Strata Plan LMS 93, hereby authorize and approve the replacement of one (1) damaged section of the entry gate system, and powder coating both sections of the swing gate system.  The cost of this work, approximately $2,700.00, shall be paid from the contingency reserve fund. 

Question was called and the motion was 

CARRIED (37 in favour, 4 opposed)
It was suggested that the Strata Corporation may wish to install a “Children Playing” sign in the vicinity of the gates.  

ELECTION OF THE 2008/2009 STRATA COUNCIL:

It was noted that at this time the current Strata Council retires and it is the owners' responsibility to elect a minimum of three to a maximum of seven owners to represent them as the Strata Council until the next Annual General Meeting.

Nominations were then called for election to Council and the following owners were duly nominated:

Gordie Kishkan

Unit 1
Augustus Cruickshank
Unit 11

Dave Davies

Unit 88

Michael Layne

Unit 45

Mark Cockle

Unit 75

Igor Skobkareva

Unit 84

Brian Kingsley

Unit 46

Claude Leveille 

Unit 5

Lars Bach

Unit 91

There being no further nominations, it was

MOVED AND SECONDED:
That nominations be closed.

MOTION CARRIED UNANIMOUSLY
A secret ballot was then conducted after which the following owners were then declared elected to the 2008/2009 Strata Council.

Gordie Kishkan

Unit 1
Augustus Cruickshank
Unit 11

Dave Davies

Unit 88

Michael Layne

Unit 45

Mark Cockle

Unit 75

Brian Kingsley

Unit 46

Lars Bach

Unit 91

It was 

MOVED AND SECONDED:
That the ballots be destroyed. 

MOTION CARRIED
Appreciation was then extended to the scrutineers for their assistance in counting the ballots 

It was 

MOVED AND SECONDED:
That thanks be extended to all those owners who allowed their name to stand for election to the Strata Council.

MOTION CARRIED
OTHER BUSINESS:

Security Cameras

It was suggested that the Strata Corporation look into the possibility of installing a security camera system.  An owner noted that as he worked in this general area, he would provide information for the Council on such an installation.  

Rear Entry Gate System

It was then suggested that the Strata Council consider the building of a proper entry gate system for the rear fence area so as to allow for the use of a locking mechanism.  

Conversion of Visitor Parking Stalls

The owner of a strata lot then noted that he wishes the two visitor parking stalls located adjacent to his garage entry to be converted to a single stall so as to provide greater space for him to enter and exit his garage.  

Purchase of Exercise Equipment

An owner then suggested that it would be beneficial for the owners if the Strata Corporation could purchase an elliptical trainer for the exercise room.  

An owner offered to provide a television and DVD player for installation in the exercise room.  It was noted that there would be a general lack of security for such an installation.

Sound Barrier

With regards to the south fence area, it was suggested that the new fence does not provide a sound barrier, and an owner therefore suggested that trees be planted to enhance sound deadening characteristics.  It was noted during the course of discussion that the ivy earlier planted by Paraspace Landscaping is taking hold and will, overtime, grow up and over the fence hopefully providing some sound deadening characteristics.

Damage to Refuse Area

It was noted that damage has been incurred to the refuse receptacle area near units 51 and 52.

Appreciation

Appreciation was extended to the outgoing Strata Council for their efforts during the past year.

Common Property Damage

An owner then commented on damage caused about the property by the roofing contractor.  It was noted that the roofing contactor had attended to the issues as reported by the owner.

ADJOURNMENT:
There being no further business, the meeting adjourned at 10:14 pm.
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