
YORK CONDOMINIUM CORPORATION #35

MINUTES OF THE 2013 ANNUAL GENERAL MEETING

Date: September 24th, 2013
Time: 7:15PM
Place: Rehoboth Fellowship Christian Reformed Church
Subject: Annual General Meeting of YCC #35
Present: R. Ahmed, R. Borrowman, P. Grocott, D. McKanna and C.Wodchis

Agenda

1. Opening of Meeting and Welcome
2. Call to Order/Proof of Notice/Appointment of Scrutineers
3. Approval of the 2012 Annual General Meeting Minutes
4. Auditor's Report

(a) Presentation of the 2012/2013 Audited Financial Statements
(b) Appointment of Auditor

5. Directors' Reports
(a) Denise McKanna, Treasurer: Budget, Financial Questions and Answers
(b) Bob Borrowman, President: Notable highlights including roofing projects, stairwell
repairs, fence staining and tree removal.
Future projects include pedestrian walkways and repairs to the columns in underground
parking.
(c) Priscilla Grocott, Vice President and Parking Director: Parking

6. Election of Directors: Acclamation
7. Other Business
8. Adj ournment of Meeting

The president, Bob Borrowman, advises that the time is 7:20 p.m. and this Annual General
Meeting of Unit Owners of York Condominium Corporation 35 (YCC#35) is called to order.
The President introduces himself and the head table.

1. Appointment of Chairperson: Election of Robert Borrowman, as the AGM
chairperson. CARRIED

2. Robert Borrowman welcomes all in attendance and verifies that 57 Unit Owners were
present or represented by proxy and the 2013 AGM could proceed.

Clarke Wodchis is asked, and accepts, to act as recording secretary for the meeting.
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The President advises the members that when making motions or seconding a motion, or
speaking for any other reason, to first state their unit number for the Secretary to record in the
minutes.

Appointment of Scrutineers: Marjorie Prenger, Unit #48 and Frank O'Rourke, Unit #92 were
appointed as scrutineers. CARRIED

Proof of Notice: Motion MOVED by Marjorie Prenger, Unit #48 that Proof of Notice be
waived. Motion SECONDED by Adele Kwong-Hing, Unit #61. CARRIED

3. Acceptance of 2012 Annual General Meeting Minutes: Motion MOVED by Grace
Farquharson, Unit #24 to accept the Minutes of the 2012 AGM as written. Motion
SECONDED by Tammy England, Unit #80. CARRIED

4(a). Financial Report: The Treasurer, Denise McKanna, presented the 2012-2013 Financial
Statements.

Questions and Concerns raised by Unit Owners

• Heather Stoddart, Unit #14, inquired as to why the Professional Fees were three times the
amount budgeted for.

Increased Professional Fees resulted from:
a) Engaging Engineering Consultants to review our Ravine Balconies and deliver a report

with recommendations to identify when the balconies should be replaced, method of
replacement and project estimates. Paul Scott presented these options and estimates
during last year's AGM.

b) Legal Fees associated with the Definition of a Standard Unit By-law and Alteration
Agreements.

c) We also incurred additional Legal Fees when we invited Odysseas Papadimitriou of
Miller Thomson, LLP to attend last year's AGM.

• Frank Bodkin, Unit #31, requested that future Financial Statements clarify significant line
item variances with a footnoted explanation.

The Treasurer, Denise McKanna, agreed with Frank. Denise explained that our Auditor, Julia
Stavreff, produces the Financial Statements. She will make the request to the auditor.
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• Barry Hada, Unit #65 and Frank O'Rourke, Unit #92, both questioned the yearly Reserve
Fund updates.

The Board is legally required to update the thirty year Reserve Fund every three years.
However, due to the age of the complex, it is prudent to stay ahead of the curve to avoid special
assessments. Costs can escalate quickly. As an example, our roof consultant, Thibideau Roofing
indicates that the cost to replace our roofs increases approximately 10% annually. There have
also been instances where, when speaking to contractors regarding specific projects, they have
been able to identify needed repairs that were not previously accounted for. Repair and
waterproofing of the stairwells to the garage is an example one such repair. The cost of yearly
Reserve Fund updates is about $1,500 pre-tax.

• Barry Hada, Unit #65, commented that our $673,296 Reserve Fund was a healthy
balance.

• Cheng Xu, Unit #107, raised the concern regarding the increase in Professional Fees.

Since YCC#35 does not have a Property Manager, we can expect Professional Fees to continue
to increase. As regulatory requirements continue to evolve and become more complex, it is
imperative to engage expert advice to manage the Corporation.

• Heather Stoddart, Unit #14, had an inquiry about other increases we may expect.

Professional Fees will increase along with Bookkeeping costs.

• Cheng Xu, Unit #107, wanted to know about upcoming major maintenance costs.

This will be discussed later by Bob Borrowman in the President's Report.

• Frank Bodkin, Unit #31, asked about anticipated future budgetary costs.

Future increases are expected in Professional Fees and Director Honorariums and Bookkeeping
fees.

Bank fees have also increased mid-year (August 2013). This was not known when the budgets
were prepared in February.

• Motion MOVED by Grace Farquharson, Unit #24 to accept the 2012-2013 Financial
Statements. Motion SECONDED by Andy Hoffer, Unit #63. CARRIED

4(b). Appointment of Auditor: Motion MOVED by Priscilla Grocott, Unit #45 to appoint
Julia P. Stavreff, Chartered Accountant, as the Corporation's Auditor for the coming year.
Motion SECONDED by Marjorie Prenger, Unit #48. CARRIED



YORK CONDOMINIUM CORPORATION #35

YCC #35 Annual General Meeting - September 24th 2013 Page - 4

5. Directors/Committee Reports

5(a). Budget: The Treasurer, Denise McKanna presented the 2013-2014 Budget approved
by the Board.

Questions and Concerns raised by Unit Owners

• Barry Hada, Unit 65, raised a question about the high Common Element Maintenance
expense.

SureGreen, our landscaping contractor, does more than provide landscaping services. They also
pick up the garbage bags from Unit Owners' walkways and the underground on Tuesdays and
the recyclables on Thursdays. In the winter, they are responsible for keeping our interior roads
and driveways clear of snow and hand shovel the pedestrian as well as unit walkways.

• Barry Hada, Unit 65, wanted to know if the Board expected an increase hi YCC#35's
insurance premiums.

There was a 5% increase for this year. Damages from the July storm have not been calculated in
this year's increase. We expect a higher increase next year.

• Barry Hada, Unit 65, inquired when the Board had an Insurance Appraisal conducted.

YCC#35 had an Insurance Appraisal completed last year with an update this year.

• Lynne Goodwillie, Unit #44, had an open-ended question about the quality of Roger's
Cable services.

Rogers' Cable contract comes up for renewal next year. Our Rogers cable contract is about half
the price per unit than if Unit Owners paid their own cable fees. Preliminary investigation
showed that there are few alternatives for us. Unfortunately Bell does not have a viable
alternative at this time. The cost per unit of Bell's alternative is approximately 3 times what we
are currently paying.

The problem with the quality of the cable TV signal does not come from within each unit but
from the outside lines that Rogers has been slow to maintain and upgrade. Unit Owners should
contact Rogers directly about poor signal quality and not the Board.

Each townhouse has a unique account with Rogers. Any issues with the quality of cable must be
raised by each Unit Owner to Rogers directly. If external cable is replaced, it is the Unit
Owner's responsibility to ensure that Rogers buries the cable in a timely fashion.
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• Cheng Xu, Unit #107, asked for more flexibility for Unit Owners in choosing cable TV
channels and packages.

Cable has always has been part of monthly maintenance fees. We will try to add flexibility into
our next contract when we negotiate with Rogers next year.

• A number of additional questions were raised and comments made regarding Rogers
Cable services by various Unit Owners - Lynne Goodwillie, Unit #44, Adele Kwong-
Hing, Unit #61, Frank O'Rourke, Unit #92, Heather Stoddart, Unit #14, Don Mitchell,
Unit #78 and Paul Scott, Unit #104.

Under our current contract, each Unit is entitled to two digital cable boxes. Either go to a Rogers
store to pickup your digital boxes or phone Rogers to arrange for home installation.

High definition (HD) boxes are also available from Rogers for a reduced rental or rent-to-own
charge.

• Frank O'Rourke, Unit #92 wanted to know if the Board could cut costs. He noted that
overall the annual budget has increased about 8%.

There are no discretionary items or "gravy" in the budget. Realistic suggestions are welcomed
by the Board.

• Paul Scott, Unit #104, inquired about the $12,000 increase in water usage.

The City has increased rates 9% for the past few years. Our water bill consists of three
components, Water, Sewer and Solid Waste Management (SWM fees). The water portion is less
than 43% of our "Water" bill. The sewer portion of the bill is 1.3 times the water portion. The
balance of the bill is SWM.

When the SWM fees were first introduced, the premise was that this would be a zero-rated
charge. In fact, we had credits to our bill 10 of the 12 months in 2011-2012. Needless to say,
the City changed the calculation in 2012 resulting in charges thereafter. To reduce the impact of
the new fees, we reduced the number of garbage bins (used in the new calculation) from 20 to
11.

Last year was a hot, dry summer. Therefore, the water portion of our bill increased, as well as
the sewer portion, despite everyone's efforts to limit watering of lawns and gardens.
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5(b). The President, Bob Borrowman, presented the following highlights of our
current year:

1. Delamination removal was completed in the long wing for $ 13,467.34 tax inclusive this
year. Emergency electrical repairs were also necessary due to the proximity of electrical
lines. While removing the spalling, the contractor sliced through electrical conduit.
While repairing the electrical wiring, rusting electrical wires were identified by Bosca
Electric. Bosca replaced the electrical wiring, installed new conduit, including all wiring
to our furnaces. The cost of this project was $4,861.30 tax inclusive.

2. Planned repairs were completed at the centre stairwell for $6,593.55. The stairwell was
repaired, a concrete step removed and replaced and the asphalt walkway reinstated.
Unplanned waterproofing and painting repairs were completed on the far west stairwell
due to the delamination situation. The other 3 stairwells will be completed in 2014. The
cost of this future project will be approximately $9,000 tax inclusive.

3. Our fences in the western section of the complex were stained for $9,272.28 tax
inclusive.

4. Our roof replacement program continued. This year, the 73 Old Bumhamthorpe Road
block, Units 1 through 11 was replaced for $157,492.63, tax inclusive.

Roof replacements for two additional blocks, 703 and 705 Burnhamthorpe Road will be
completed this fall. The cost of this project will be $288,630.25 tax inclusive. This
project will be completed for the same per square foot price as the block completed in the
spring. Our roof specifications were updated to include scuppers on these two blocks. If
we have another storm similar to the one in July, with excessive rainfall in a short time
period, scuppers help guide water to drains and off the roof. Scuppers will be added to
the blocks previously re-roofed.

Our contractor, Flynn Canada, has also agreed to commit to the same square footage
pricing for the blocks to be completed in 2014. The blocks to be completed next year are
707 and 711 Burnhamthorpe Road.

5. Earlier this year, Bosca Electric arranged for a Hydro audit of our electrical systems.
This audit is a tool used to reduce energy costs, thereby lowering our electrical bill. We
are waiting for the report, but, in the short term, will replace the sodium lights in the
garage with new LED lights when they fail. The LED lights throw a white light instead
of yellow, last longer, require no ballasts and draw less electricity.

6. Our Consulting Engineers, Morrison Hershfield, have been engaged to complete our
Reserve Fund Update with Site Visit. The study will be completed this fall.

7. We also plan to update the YCC #35 By-laws before the end of this year.
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8. It has been many years since our Rules & Regulations have been revamped. The YCC #
35 Rules & Regulations will be updated this year to reflect the current lifestyle(s) within
our community.

9. We planned to begin the pedestrian walkway project to replace the asphalt walkways
excluding those over the long wing of the garage. The project has been postponed until
our next fiscal year, due to the roof replacement of the two additional blocks. We expect
this project to cost $46,171.80 tax inclusive.

10. Repairs to the columns in the garage will be done in 2014. 41 columns are in need of
repair. The project will cost approximately $42,375 tax inclusive.

11. The Board plans to request tenders for the painting of unit doors next year. The project
should be completed in 2014.

Bob Borrowman, YCC#35 President, formally thanked Paul Scott for his expertise replacing the
three underground parking garage furnaces. Through his contacts in the industry, Paul saved our
community a considerable amount of money.

These new furnaces should reduce our heating costs considerably.

Questions and Concerns raised by Unit Owners

Andy Hoffer, Unit #63, Adele Kwong-Hing, Unit #61, and Barry Hada, Unit #65, all had
questions about the current roof replacement project.

The roofs of two blocks, Units #61 through #78 will be replaced this fall at a cost of $278,000.
The completion date is scheduled for mid-October. The new roofs will provide better insulation
to the units due to the specified use of vermiculite. The new roofs will have an increased R factor
(R12), which will reduce Unit Owners' cooling and heating costs.

• Grace Farquharson, Unit #24, wanted to know if the Corporation would be replacing the
dead and diseased trees that have been cut down throughout the complex. She stated that
trees help enhance the beauty of the complex.

At least two more dead Ash trees will have to be removed within the complex for a total of four.
One tree that needs to be removed is located by Unit #70. Eventually, all the trees and bushes
will have to be removed above the long wing of the garage when the membrane is replaced, or
when the roots penetrate the roof deck, causing fissures.

• Heather Stoddart, Unit #14, asked if the Board had investigated any municipal or
provincial tree planting programs.

The Board has not received a straight answer from several of the programs. As a private
corporation, YCC#35 is not likely eligible for these programs.
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• Paul Scott, Unit # 104, mentioned that between 10 to 12 new trees have been planted
throughout the complex in the past two years. To reduce the cost of the new trees, he
volunteered to assist with tree planting. He asked if there were any other Unit Owners
interested in joining him.

• Frank Bodkin, Unit #31, raised a question about the water damage caused by July's
flood.

The water damage will be discussed under New Business.

• Lynne Goodwillie, Unit #44 had a question regarding the playground.

This issued will be discussed by Rafique Ahmed under New Business.

5(c). Priscilla Grocott, Vice President and Director of Parking Control

Questions and Concerns raised by Unit Owners

• None

6. Election of Directors

• By acclamation, Robert Borrowman, Priscilla Grocott and Denise McKanna
were re-elected to the YCC#35 Board of Directors for three-year terms.

7. Other Business

The President Bob Borrowman mentioned that all Unit Owners should deal directly with their
own insurance companies regarding the water damage caused by July's storm. Winmar is the
contractor responsible for repairing damaged units.

The Corporation has been proactive concerning the damage and has repaired heavily damaged
patios and a number of window wells. At this time, we do not know if we will be reimbursed the
cost of these repairs from our insurance company.

Questions and Concerns raised by Unit Owners

• Frank Bodkin, Unit #31, said he was confused and wanted to know who is responsible for
what when it came to flood damage in units.

Winmar and their contractors are responsible for repairing damaged units.
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• Frank O'Rourke, Unit #92, had concerns regarding basement tiles. Were the original
tiles asbestos and if so, do the tiles pose any health concerns.

The Board does not know if the tiles are asbestos, but, there are no health concerns if the tiles are
left undisturbed. It may be best to lay a carpet over the existing tile instead of replacing the tile.
Ask Winmar if they are agreeable with this.

• Don Mitchell, Unit #78, had a question regarding repair of flooded units.

The Corporation is only responsible to repair a unit up to the specifications outlined by the
"Definition of a Standard Unit" By-law. The Corporation's insurance deductible is $2,500. The
15 Owners with flood damage are responsible to pay for the deductible ($2,500 /15 = $166.67
per unit).

• Don Mitchell, Unit #78, had a question regarding who was responsible for sewage
backup in units.

Unit Owners should verify with their insurance companies if they have a sewage backup rider on
their insurance policy. The cost is minimal, about $20 dollars annually.

Rafique Ahmed, Director, Children's Playground Report

The Board has been advised that our 42 year-old playground equipment is a hazard to users. The
playground area needs to be cordoned off until the slide is removed.

The Board has a quote from Ontario Playgrounds, for replacement playground equipment
designed for children ages 2 to 12. There are various designs with prices ranging from $11,100
to $13,350 plus tax.

In addition, a new safety surface, playcrete wood fibre, will need to be supplied and installed to
meet CSA standards. The cost for the safety surface will range between $5,200 and $5600 plus
tax.

To install the new playground we will need to have the hill removed, the ground levelled and a
tree removed. This will be an extra cost to the project.

Investigation and project definition is in its preliminary stages. There will be more information
forthcoming next year.

Questions and Concerns raised by Unit Owners

• Marjorie Prenger, Unit #48, wanted to know how many children we had in the complex.
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There are a number of young families with children throughout the complex.

• Heather Stoddart, Unit #14, stated that the main reason for her moving to this complex
was because it was well kept, family-friendly and a safe environment.

• Paul Scott, Unit #104, inquired if there would be a reduction in the Complex's insurance
if the playground equipment was removed and not replaced?

Unsure, but if an accident did take place the Corporation could be liable with the equipment in its
present state.

• Barry Hada, Unit #65, asked if there was a specific line item in the Reserve Fund for
playground equipment.

Insufficient funds are allocated in the Reserve Fund to cover the anticipated $20,000 replacement
costs of new playground equipment. This deficiency will be addressed during our Reserve Fund
Study update.

• David Rebello, Unit #20, wondered if only the slide was removed would the playground
be re-opened?

Yes, once the slide is removed, the playground will be re-opened. The slide is our main source
of concern at this time.

• Frank Bodkin, Unit #31, wished to thank the Board for a job well done and for their
conscientious duty. He also commended Bob Borrowman and Rafique Ahmed for their
quick response and assistance after the July storm.

8. Adjournment: Motion MOVED by Frank Bodkin, Unit #31, to Adjourn the Meeting.
Andy Hoffer, Unit #63, SECONDED the motion. CARRIED

The Annual General Meeting of YCC #35 adjourned at 8:45 PM.

B. Borrowman, President D. McKanna, Acting Secretary


