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MINUTES 
STRATA COUNCIL MEETING 

THE OWNERS STRATA PLAN EPS 1831 
THE TERRACES AT HIGHGROVE 

Tuesday, January 11, 2022  -   Via Electronic Meeting 

COUNCIL IN ATTENDANCE: Alastair Dunn President 
Mike Delesalle Vice-President  
Beverley Curtis Treasurer 

STRATA MANAGER: Gunjan Kumari  FirstService Residential 
    

The meeting was called to order at 11:10 a.m. as per Bylaw 17 (1):   

Council Meetings 

17. (1)  At the option of the Council, Council Meetings may be held by electronic means, so long 
as all council members and other participants can communicate with each other. 

COMMUNICATION UPDATE 

Gunjan Kumari is the new Strata Manager assigned for The Terraces.  She will be responsible 
for the day to day management of the Strata operations along with the Strata Council.  

Strata Council would like to encourage all Owners to register themselves as users of 
FSRConnectTM to have online access to the Council Meeting minutes, Strata Corporation 
financial records, the Strata’s Bylaws and Rules, Building Notices, Owners’ individual accounts 
and other general interest public information.  To register, please follow the instructions and 
Connect form attached on the last page of these minutes.  

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. 

APPROVAL OF STRATA COUNCIL MEETING MINUTES 

Council shall review the Minutes of the Strata Council Meeting held on August 18, 2021 as 
circulated previously.  CARRIED  

FINANCIAL REPORT 

 Review of Accounts Receivable:  Council reviewed the Accounts Receivable Report and 
it is in good shape.  Please note that Strata fees are due on the 1st of each month and 
FirstService Residential does not mail out invoices for Strata fees and special assessment 
payments.  It is each Strata Lot Owner’s individual responsibility to ensure that the monthly 
Strata fees are paid in full and on time and the very best way to ensure that you are always 
current with your monthly Strata fees is to set yourself up for PAD (pre-authorized monthly 
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withdrawals), and for FSRConnectTM where you can check your account balances 24/7.  
The PAD form is attached at the end of these minutes.  

Account status and balance can be confirmed either through FSRConnectTM or by 
contacting our Accounts Receivable department at AR.BC@fsresidential.com or 
604-684-5329. 

The Council thanks all Owners who have made their monthly Strata fee payments in full 
and on time each month.   

 Monthly Statements:  It was moved and seconded to approve the financial statements 
for August to November 2021.  CARRIED 

Owners wishing to view the most recent financial statement are encouraged to log onto 
FSRConnectTM. The financial statement can be viewed by logging into your account, 
clicking on “Forms and Documents”, then “Financial Document”, and then selecting the 
desired file.  

(a) Painting Reserve Account: Council approved to close the painting reserve 
account and transfer of $25.09 remaining bank balance to Contingency Reserve 
Fund. 

(b) Avid view access: The Strata Manager has set up Avid view access for the 
Council Treasurer, so that all Strata Corporation invoices can be viewed online.  
Avid is the online portal for Strata billing and invoice payment for all vendors.  

 Report on Unapproved Expenditures:  There are no unapproved expenditures to report.  
The Strata Property Act requires that all Owners be notified as soon as possible of 
unapproved expenditures.   

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.   

BUSINESS ARISING 

1. Sprinkler Repairs:  Council approved the quotes for the sprinkler repairs and deficiencies 
reported by Fire-pro Protection. The recommended scope of work was reviewed by Strata 
Council. This work shall be scheduled in March 2022. 

2. Landscape maintenance: Council discussed landscaping needs for the coming year. 
Landscaping budget will need to be more extensive this year due to winter snow damage 
to trees (removal of fallen trees, removal of dead trees, trimming of trees as they have 
become too overgrown). Council discussed the requirement to increase work hours in 
Four Brothers landscape contract through the first few months of the growing season due 
to the garden now being mature and more pruning and general care needed at the 
beginning of the season. (Suggestion was 2 gardeners 3x a week instead of 2x a week 
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for first 2-3 months of season). There are also balcony planters in the West building where 
the Lavender plants have died and have been removed which need replanting. The 
irrigation in these planters will also have to be checked and repaired where necessary. 

3. Dryer Vent Cleaning:  Council approved the quotes for the dryer vent cleaning for inside 
and outside work to be done by National Air Technologies.  Strata Manager shall send out 
building notices with the scheduled dates in April 2022. Owners will have to make 
arrangements for access of their suite for inside cleaning. If owners are not present at the 
time the inside cleaning will not be done and National Air Technologies will not come back 
again this year. 

4. AGM Planning: The electronic Annual General Meeting date shall be scheduled on April 
27, 2022, with everyone’s health and safety a priority during the COVID-19 situation. The 
AGM notice along with the proposed budget shall be sent out by FirstService Residential 
in accordance with the Strata Property Act requirements. The proposed Bylaw 
amendments shall be reviewed by Strata Council in the next Council meeting.  

5. Budget Discussion:  Council noted that snow removal costs for this winter period will be 
over budget due to heavier than normal snow falls/accumulation. Council briefly discussed 
items for the 2022 budget. Approximately. $25,000 needs to be allocated for the potential 
painting project of entrance wood structures along Highgrove Mews and Highgrove Place, 
work to be scheduled in summer 2022.  Other maintenance items include power wash of 
the penthouse entrance areas.  

6. Insurance Renewal: Strata Insurance renewal is coming up on March 1, 2022, 
FirstService insurance department shall keep Council notified with the renewal terms and 
proposal. 

 New Owner Welcome Package: Council discussed putting together a welcome package 
for new owners with helpful documents and information. Council will work with Strata 
Manager on this. 

CORRESPONDENCE  

 Action glass has completed the window repair work (shattered glass) for SL004 (Unit 
2551).  

 SL0018 (Unit 2786) has reported a water leak into their garage which shall be further 
investigated to determine if this is an in-suite issue owner’s responsibility or common area 
issue which is Strata’s issue. Strata Manager to prepare and send standard letter for 
Council to review and approve and then send to owner. 

 Unit 2559 has reported an ongoing leaking window. Action Glass will attend and report. 

TERMINATION OF MEETING 

There being no further business, the meeting was terminated at approximately 12:35 p.m.. 
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Next Meeting: March 23, 2022 at 11 a.m.   

FirstService Residential BC Ltd. 

 
Gunjan Kumari 
Strata Manager 
Per the Owners 
Strata Plan EPS 1831 

GK/dl 

 

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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Did you know that malfunctioning 
supply hoses for your washing machine 
can result in some of the most common 

water damage claims filed by homeowners? 
Water can discharge at a rate of up to 500 gallons 

per hour, causing devastating losses to your home 
and any adjacent units.

Tips for preventing washing machine 
related losses:

	f Use steel-braided supply hoses and 
inspect them often for damage

	f Know the location of your in-suite 
water shut off

	f Use a water leak detection system

	f Allow three to four inches between 
the hose connection and the wall

	f Replace hoses every three to five 
years or sooner based on usage

	fMaintain insurance to protect 
yourself and your contents

DISCLAIMER: All information provided by FS Insurance Brokers is advisory in nature. Any such information may not identify or contemplate
all unsafe conditions; others may exist. FS Insurance Brokers does not imply, guarantee or warrant the safety of any of the client’s properties
or operations or that the client or any such properties or operations are in compliance with all federal, provincial, or local laws, codes, statutes,
ordinances, standards or recommendations. All decisions in connection with the implementation, if any, of any of FS Insurance Brokers’ advice
or recommendations shall be the sole responsibility of, and made by, the client or other recipient of the information.

WASHINGMachines
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Tel  604.683.8900  |  Fax  604.689.4829  |  Toll Free 1.855. 683.8900 

www.fsresidential.com 

FSRConnectTM Registration Form 

Dear Owner(s):         Fill in this form and get Connected.  

We are pleased to advise that FSRConnect
TM

 is a website portal for your strata corporation.  It will give you secure access to

minutes, bylaws, rules, building insurance information, news, a community calendar, notice of special events, maintenance 
schedules, statement of account, etc. and is free of charge to your building. 

FSRConnect
TM

 integrates the functions of the strata council, site staff, and manager. It allows email distribution of minutes

and notices for your convenience. It incorporates the Resident Alert function, a mass communication tool that allows your 
Strata Manager to notify you by phone of emergency and non-emergency situations.   

To benefit from FSRConnect
TM

 and help your strata save money please provide us with your contact information and return

this form:  

Email: connect.bc@fsresidential.com 
Fax: 604.689.4829  

FirstService Residential 
200 Granville Street, Suite 700
Vancouver, BC   
V6C 1S4  

If you have any questions, please contact our Connect Coordinator at 604.689.6920 or connect.bc@fsresidential.com. 

REGISTERED OWNER(S) INFORMATION (* indicates required fields – complete one form per household) 
Note: The information provided is for communication purposes only 

Date* Strata Plan # / 
Building Name* 

Strata Lot #* 

Unit Address* 

Mailing Address* 
(If different from Unit 
Address) 

OWNER 1 
Primary Contact 

OWNER 2 OWNER 3 

Name* 
(Please 
 print clearly) 

Last Name 

Given Name 

Last Name 

Given Name 

Last Name 

Given Name 

Email Address 

Phone Numbers  Please indicate which numbers are to receive Non-Emergency (NE) and/or Emergency (EM) messages 

(only applicable to phone numbers within North America). 

    NE     EM   NE     EM   NE     EM 

 Home

 Cellular

 Work

mailto:connect.bc@fsresidential.com
mailto:connect.bc@fsresidential.com


Terms and Conditions:

PRE-AUTHORIZED DEBIT (PAD) AGREEMENT - STRATA

1. I/We acknowledge that I/we are participating in a PAD plan established by FirstService Residential and I/we participate in this PAD plan
upon all terms and conditions set out herein. FirstService Residential reserves the right to reject my/our application or discontinue the
service.

2. I/We warrant and guarantee that all persons whose signatures are required to sign on this account have signed this agreement.

3. I/We acknowledge that this PAD authorization is provided for the benefit of FirstService Residential and the processing institution
administering the account, and is provided in consideration of the said processing institution agreeing to process these PADs against my/our
bank account in accordance with the rules of the Canadian Payments Association.

st

5. I/We acknowledge that delivery of this authorization to FirstService Residential constitutes delivery by me/us to the processing institution.

6. I/We understand that this authority is to remain in effect until FirstService Residential has received written notification from me/us of its
change or termination. The notification must be delivered to the office of FirstService Residential at least ten (10) business days in
advance of the next PAD withdrawal. I/We may obtain a cancellation form or more information on my/our right to cancel our PAD
Agreement by contacting the office of FirstService Residential or by visiting www.cdnpay.ca.

7. I/We undertake to inform FirstService Residential immediately, in writing, of any change in the account (e.g. account closure, change of
account number, etc.) or other information (e.g. mailing address, phone number etc.) provided in this authorization.

8. I/We understand that a NSF administration fee will apply to my/our account should my/our PAD be returned due to insufficient funds,
account closure, or account freeze, etc. It is my/our responsibility to ensure the balance in my/our bank account is sufficient to cover the
PADs.

9. I/We have certain recourse rights if any debit does not comply with this agreement. For example, I/We have the right to receive
reimbursement for any debit that is not authorized or is not consistent with this PAD Agreement. I/We may obtain more information on
my/our recourse rights by contacting my/our financial institution or the office of FirstService Residential.

10. I/We understand the personal information provided in this PAD Agreement is for purposes of identifying and communicating with me/us,
processing payments, responding to emergencies, ensuring the orderly management of the strata corporation and complying with legal
requirements. I/We hereby authorize the strata corporation to collect, use and disclose my/our personal information for these purposes.

Please Retain This Page For Your Reference. Thank You.

200 Granville Street | Suite 700 | Vancouver, BC V6C 1S4
Tel 604.683.8900 | Fax 604.689.4829 | Toll Free 1.855.683.8900

www.fsresidential.com

4. I/We hereby authorize FirstService Residential on behalf of our Strata Corporation and its processing institution to debit my/our bank
account on the 1st day of each month:

I/we understand that the amount of strata fees may be increased or decreased based on the approved budget as adopted by my/our strata
corporation from time to time. I/We agree to waive the requirements for pre-notification including, without limitation, pre-
notification of any changes in the amount of the PAD due to a change in strata fees, charges, and assessments oradjustments.

 All recurring monthly strata fees and/or charges (e.g. parking and lockers etc.); and/or
 Any one-time retroactive strata fees/charges adjustments; and/or

time
PAD enrolment, NSF administration fee, etc.) as authorized by me/us.

 Any one-time sporadic debit of any kind (e.g. a “catch-up” payment on previous outstanding strata fees for 1



PRE-AUTHORIZED DEBIT (PAD) AGREEMENT 

This service is for:  Individual PAD  Business PAD  (Please check) 

PERSONAL INFORMATION Effective Date: 

Name of Owner(s) Strata Plan Strata Lot 

Address of Strata Lot City Province Postal Code 

Mailing Address (If different from above) City Province Postal Code 

Phone Number (Res.) (Bus.) (Cell) Email Address 

BANK INFORMATION – Please choose one of the following: 

Void cheque attached – name(s) on cheque must match name(s) of the legal owner(s) on title.  If someone 
other than the legal owner(s) is making the payment, please complete below information. 

Name Relation to Applicant 

Address Phone Number 

ATTACH  VOID  CHEQUE  HERE 

Or, If your account does not provide cheques, please have your bank fill out the information below to 
ensure the account is coded correctly and will allow pre-authorized payment. 

Financial Institution Number:  Branch Transit Number:  Deposit Account Number: 

Chequing Account Savings Account (Please check) 

Name of Financial Institution Branch Address 

By signing this authorization, I/We acknowledge that I/we have read, understood and accepted all the provisions in the Terms 

and Conditions on Page 1 of this Pre-authorized Debit Agreement, a copy of which has been provided to and retained by me/us.  

Signature of payer(s) Date 

When the form is complete, mail or email to: FirstService Residential 
Attention: Accounts Receivable 

200 Granville Street, Suite 700, Vancouver, B.C.,  V6C 1S4

Email: ar.bc@fsresidential.com 

PLEASE NOTE THIS FORM MUST BE RECEIVED IN OUR OFFICE NO LATER THAN THE 20TH OF THE MONTH PRIOR TO
THE MONTH THE PAD IS TO COMMENCE. Since the PAD program is not retroactive, please enclose a cheque for any
balance owing prior to PAD commencement OR to attach a note authorizing our office to do a one time sporadic “catch-
up” payment.

Storage/locker

PLEASE NOTE THIS FORM MUST BE RECEIVED IN OUR OFFICE NO LATER THAN THE 20TH OF THE MONTH PRIOR TO 
THE MONTH THE PAD IS TO COMMENCE. Please enclose a cheque for any balance owing prior to the PAD effective date 
OR initial below to authorize a one time catch-up payment.

I/We hereby authorize FirstService Residential (FSR) to withdraw any outstanding strata fees from the attached bank 
account information starting from commencement of FSR management and/or my/our strata fees commencement 
date.

 date.

Initials

AUTHORIZATION 

Please check to authorize withdrawal of other monthly charges in addition to your strata fees:  

Parking Specify Others _______________________________

mailto:ar.bc@fsresidential.com
isadora.goh
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