
ANNUAL GENERAL MEETING MINUTES
NIAGARA NORTH VACANT LAND CONDOMINIUM CORPORATION NO. 232
GRANTHAM LIONS CLUB, ST. CATHARINES, ON
NOVEMBER 26, 2025


CALL TO ORDER
Neil Wachs called the meeting to order at 6:30 p.m.

BY INVITATION
Andrew Eller, CPA, of DDL & CO. Chartered Professional Accountants - Auditor

APPOINTMENT OF CHAIRPERSON
With the consent of the meeting, Neil Wachs of Greenbelt Property Management Ltd. agreed to act as Chairperson for the meeting.

APPOINTMENT OF SECRETARY
With the consent of the meeting, Neil Wachs appointed Cole Sartor of Greenbelt Property Management Ltd. to act as recording secretary.

APPOINTMENT OF SCRUTINEERS
With the consent of the meeting Neil Wachs appointed Cole Sartor to act as Scrutineer. 

NOTICE OF MEETING
The official Notice of Annual General Meeting was sent to all registered unit owners in accordance with the Condominium Act, on November 11, 2025.

SCRUTINEER’S REPORT
The scrutineer reported that there were 21 units represented in person and 1 unit represented by proxy, therefore, a total of 41% of the unit owners were represented at the meeting. As the Condominium Act states that the required quorum for a General Meeting is 25%, there was a quorum.

MINUTES OF THE PREVIOUS MEETING
The Minutes of the previous Annual General Meeting of November 25th, 2024, were previously distributed to all unit owners. 

It was moved by Jodi Hall, seconded by Janice Quinn, that the Minutes of the previous meeting of November 28th, 2024, be accepted as presented. Carried. 

FINANCIAL REVIEW
Andrew Eller, CPA, presented the audited financial statements for the fiscal year ended May 31, 2025. Mr. Eller reviewed the statements and answered questions from the group.  

George Morfidis asked if the auditor can tell if we will have enough money for major repairs in 20 years time. The auditor explained that it is the Reserve Fund Study that plans for future expenses. It will be up to the corporation to update the study regularly and follow the contribution recommendations. 

George Morfidis asked why there was a surplus in the operating fund and if that additional money can be transferred to the reserve. Neil Wachs explained that a healthy operating fund is 2 – 3 times the monthly common element fees. This helps with cash flow in the event that there is a large one-time expense. Should the operating fund grow larger than the required surplus, you can transfer funds to the reserve.    

Tony Cirocco asked why the water was over budget. Neil Wachs said that it is difficult to say for sure. Water usage and supply rates have increased since the time of the budget so it could be as simple as that. It’s possible that usage could have increased. Despina Morfidis said that the previous year was very wet, so they lowered the frequency of the sprinkler system. This year was much dryer and therefore the sprinkler system was used more.   

Bob Bieler asked about the interest rates on GIC’s. Andrew Eller explained that currently the corporations’ rates are between 3 and 4%. We are now seeing rates in the high 2’s or low 3’s.  
 
PRESIDENT’S REPORT  
Bob Bieler welcomes everyone to the 2025 Annual General Meeting. 

The board operates under one underlying principle which is “what’s best for everybody is to do what is best for everybody.” 

One of the Big achievements this year was the switch from Wilson Blanchard to Greenbelt Property Management. Greenbelt has been a great fit for Trillium Gardens, the new manager, Neil Wachs is attentive to the concerns of both the owners, and the board of directors. Neil has been instrumental in helping the board to get information, quotes, and projects done quickly and efficiently. Bob Bieler encourages all owners to contact Neil directly as they will receive a response quicker by going through Neil, than they will by approaching him while he is walking his dog, and that wasn’t always the case.

The corporation update their reserve fund study this season which did result in some increase to the contribution. This was mainly due to the upcoming driveway repair project that will be discussed later in the meeting. The coporaiton checked the sump pumps this season and did replace 2 were inoperable. The corporation will continue to check sump pumps on a regular basis moving forward. If you ever find that yours is not working please contact Neil. 

A repair was completed to the swales at the rear of the property bordering on Colonial Florists, the repair was successful and after a major storm, the water drained within 45 minutes. Outdoor Oasis did a great job. 

We had some of the trees and hedges trimmed and we will look to continue the trimming in the springtime. 

The street party was a success, and we even got some of our local MP’s to chip in for the costs of the insurance. This year’s street party is booked for June 14th, 2026, so please keep your calendar’s clear. This year the party will be limited to owners and their guests.  
[bookmark: _Hlk528141758]  
ELECTION OF DIRECTORS
Neil Wachs outlined the requirements to be a Director of a Condominium Corporation and indicated that:

· Alison McIntosh        - Has two (2) years remaining
· Gordon Glover          - Has two (2) years remaining
· [bookmark: _Hlk213765799]Despina Morfidis       - Has one (1) Year Remaining 
· Susan Howarth         - Has one (1) Year Remaining 
· Bob Bieler                - Term is up as of this meeting

Therefore, it is necessary to elect one individual to the Board of Directors for a three-year term. 

The following individuals notified the corporation of their intent to run for election: 

· Bob Bieler

Neil Wachs opened the floor for further nominations. With no further nominations, it was moved by 42 Sandalwood, Jayne Douglas, seconded by 29 Sandalwood, Douglas Clark, that nominations be closed.  Carried.

Neil Wachs congratulated Bob Bieler on his re-election to the board of directors by way of acclimation. 

APPOINTMENT OF AUDITORS

Neil Wachs advised unit owners that it was up to the owner to appoint an auditor for the corporation. The board had asked the manager to get another quote as they have been growing frustrated with the amount of time it took to receive the draft audit. Neil Wachs confirmed that the tardiness of the draft audit was due to the auditor and presented the owners with two quotes. Owners could choose to remain with their current auditor, DDL & CO. Chartered Professional Accountants, or those present can appoint a new auditor. A quote was presented to owners from Shane DePascali, CPA Professional Corporation. 

It was moved by 13 Sandalwood, Rita Carlson, seconded by 26 Blossom, Mary Forbes, that the corporation engage Shane DePascali, CPA, to complete the financial audit for fiscal year ending May 31, 2026. Carried.

GENERAL DISCUSSION
Neil Wachs presented a power point presentation on the upcoming Driveway repair project which was prepared by Gordon Glover and the board of directors. Neil explained to owners that the board had recently learned that the corporation is responsible for the bottom 2/3rds of the driveways and owners are responsible for about 3.1 meters from the garage. With many of the driveways showing cracks at the base of the driveway, there is a need to repair part of the corporation’s portion of the driveway. Neil Wachs showed the site plans and verbiage that established the boundaries of the driveways. He explained that the board wanted to give the owners all the information that they had received thus far and get the owners opinions on how they should move forward. The board explained that there are 20 driveways in need of immediate repair. There is another 16 driveways that will likely require repair in the near future. The corporation has the funds to repair the driveways identified as being in need of repair. The corporation does not have funding to replace the entire driveway. If owners wanted to replace their entire driveways, the corporation could donate the money set aside for repair, to the owners full driveway replacement. The PowerPoint presentation will be made available for all owners should they request it.   

Neil Wachs opened the floor for general discussion. 

Bob Bieler started the discussion by stating that Rempel is leaving about 1 foot of snow in front of the garage door when they clear snow. The board is going to discuss this with Rempel. 

Ian Forbes asked if the corporation had examined the base of the driveways stating that he felt there was an improper base installed. Neil Wachs stated that the engineer had suggested that it was likely an improper base that was causing the issues, though we have not yet investigated, as we have not yet reached that stage of the project. 

Ian Forbes stated that there is quite a bit of lift in the driveways in the winter, and that indicated that drainage might also be an issue. He suggested that the corporation should also ensure there is proper drainage before the driveway repairs are completed. 

John Kenyon asked if the corporation has hired engineers to get their opinion on the cause. Neil Wachs stated that we are still in the early planning stages of the project, but this is something we can investigate. John Kenyon asked if there was any recourse with the builder or with Tarion. Neil Wachs stated that at this point we are past any warranty period.  

John Kenyon asked if there are additional drainage issues would we be looking at a special assessment. Neil Wachs stated that based on the estimates provided, the corporation has enough funds to perform the repair. If we needed to complete additional repairs it would depend on the cost. 

Bob Bieler stated that some units have done driveway replacements, they added base materials and have tamped them down properly and those driveways have lasted over 8 years with no issues. That unit paid out of pocket to complete the repair. 

A unit owner asked if they decided to do their own driveway, and they could find someone to do it cheaper, could they use their own contractor. The board commented that they would be collecting multiple quotes and would be choosing the best contractor for the job. Gordon Glover stated that if an owner wanted to use their own contractor, they would likely need to sign and pay for an indemnity agreement, making the full driveway their responsibility as the corporation would not be responsible for a contractor that was not vetted by the board. 

John Maxwell stated that his driveway had heaved so much after he purchased that he needed to make ramps to get in his driveway. The developer ended up redoing his driveway and it is still in bad shape. He reiterated the need to ensure the new work is done properly. 

Ian Forbes asked if anyone else was having issue with their eavestroughs. He has been unable to find someone to make a proper repair. Some other owners offered some help, Neil Wachs offered to supply some contractors if they are unable to repair on their own. 

Alison McIntosh informed owners that she has discovered an alternative to using Truly Nolan for spider spray. The new company is called Delaney Pest Control and spider spray treatments are only $50, which is 1/3 the price of the treatment with Truly Nolan. If anyone is interested in using the new company, Alison has brought a sign-up sheet.  

ADJOURNMENT
There being no further business, the meeting was adjourned at 7:40 p.m. on a motion by 10 Blossom, Stanley Pagonis, seconded by 26 Blossom, Ian Forbes. – Meeting Adjourned. 
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