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Purgosé: These Bylaws have been amended to ensure that the language is consistent with
present day official standards and that the content of the Bylaws is in compliance with Oregon
Revised Statutes; the Declaration and with current practices.

Citation: The Bylaws have also been amended to ensure that Willamette Towers
Condominium can establish the kind of environment that is conducive to creating and
sustaining a high quality of life and financial stability for the residents and owners.



ARTICLE |

PLAN OF UNIT OWNERSHIP

1.1  Name and Location. These are, the amended bylaws of the ASSOCIATION OF
UNIT OWNERS OF WILLAMETTE TOWERS CONDOMINIUM (hereinafter the "Association”).
Willamette Towers Condominium (hereinafter the "condominium") is located in the City of
Eugene, Lane County, Oregon, and has been submitted to the Oregon Condominium Act,
formerly known as the Oregon Unit Ownership Law by a declaration filed simultaneously
herewith (hereinafter called "the declaration"). The location of the condominium is more
specifically described in the declaration.

1.2 Principat Office. The principal office of the Association shall be located at 1313
Lincoln, Eugene, Oregon, or such other address as may be designated by the board of
directors from time to time.

1.3 Purposes. This Association was formed under the provisions of the Oregon
Condominium Act, to serve as the means through which the unit owners may take action with
regard to the administration, management and operation of the condomlnlum

1.4  Applicability of Bylaws. The Association, all unit owners, and all persons usmg
the condominium property shall be subject to these bylaws and to all rules and regulatuons
which may be promulgated hereunder. .

1.5 Composition of Association. The Association shall be composed of all the un|t
owners of the condominium, and the Association, itself, to the extent any of these own any unlt
or units of the condominium. ,

16  Incorporation. Upon approval of seventy-five percent (75%) of the umt owners
the Association was incorporated under the Oregon Non-Profit Corporation Law. The Articles
of Incorporation shall be consistent with the declaration and these bylaws and these by[aws
shall constitute the bylaws of the incorporated assocxatfon ) . S

1.7  Definitions. The definitions contained in of adopted by the dec!arat;on shall be
applicable to these bylaws. , S

ﬁ;,’

ARTICLE il

MEETINGS OF ASSOCIATION

2.1 Place of Meetings. The Asspciation shell hold méetmgs at such suitable place
conveniernt to the unit owners as may be deszgnated by the board of directors from time to
time. : .




22  Annual Meetings. The annual meetings of the Association shall be held in the
months of January or February at such hour and on such date as the chair may designate, or if
the chair should fail to designate such date by the first day of February, then on the {ast
Tuesday in February. The annual meetings shall be for the purpose of electing directors and
for the transaction of such other business as may properly come before the meeting.

2.3  Special Meetings. Special meetings of the Association may be called by the chair
or secretary or by a majority of the board of directors, and must be called by such officers upon
receipt of a written request from at least thirty percent (30%) of the unit owners stating the
purpose of the meeting. Business transacted at a special meeting shall be confi ned {o the
purposes stated in the notice. ‘

2.4  Notice of Meetings. Notice of all meetings of the Association stating the time and
place and the objects for which the meeting is being called shall be given by the chair or '
secretary. Such notice shall be in writing and mailed to unit owners at their address as it
appears on the books of the Association and to any first mortgagee requesting such notice not
less than ten (10) days nor more than fifty (50} days prior to the date of the meeting. Proof of
such mailing shall be given by the affidavit of the person giving the notice. Notice of meetmg
may be waived by any unit owner before or after meetings. When a meeting is adjoumed for
less then 30 days, ne notice of the adjourned meetirig need be given other than by . .
announcemenit at the meeting at which such adjournment takes place. PRI

2.5 Voting. Each unit owner shall have one vote each unit of the condomrnium
owned. The declarant shall be entitled to vote as the unjt wner of any then existing units
retained by the declarant, and the board of directors sh entlt!ed to vote on behalf of any
unit which has been acquired by or on behalf of the Ass crat|on provuded however, that the

board of directors shall not be entitled to vote such unrt n any_e!ectron of dlrectors Ce

2.6  Proxies. A vote may be cast in person or by proxy A proxy grven bya unrt owner
to any person who represents such owner at meetings Of e Association shall be in writing
and signed by such owner, and shall be filed with the s téry of the Beard No proxy shall be
valid after the meeting for which it was solicited, unle e expressly stated in the
proxy, and every proxy shall autornatically cease upon :
owners may pledge or assign their voting rights to a mor‘t ge
or its designated representative, shall be entitled to rec
is entitled hereunder, and to exercise the unit owner's \
the mortgagee shall give wrltten notice of such pledge

vote, in person or by proxy, at any meetlng of t F
or held by them in such capacity, whether or not the same. shalt have been transferred to their
name; provided that they shall satisfy the Board secretary that they are the executor,
administrator, guard:an or trustee, holding such unlt tn such capacrty Whenever any unit is




owned by two or more persons jointly, according to the records of the Association, the vote of
such unit may be exercised by any one of the owners then present, in the absence of protest
by a co-owner. In the event of such protest, no one co-owner shall be entitled to vote without
the approval of all co-owners. In the event of dlsagreement among the co-owners, the vote of
such unit shall be disregarded completely i 1n determinmg the proportion of votes given with
respect to such matter.

2.8 Landlords and Contract Vendors. Unless otherwise expressly stated in the rental
agreement or lease, all voting rights allocated to a unit shall be exercised by the landlord if the
rental agreement or lease has an original term of ten (10) years or less or by the tenant if the -
rental agreement or lease has an original term of more than ten (10) years. Unless otherwise
stated in the contract, all voting rights allocated to a unit shall be exercised by the vendee of
any land sale contract on the unit.

29  Quorum of Unit Owners. At any meeting of the Association, members holding
fifty percent (50%) of the voting rights, present in person or by proxy, shall constitute a
quorum. The subsequent joinder of a unit owner in the action taken at a meeting by signing
and concurring in the minutes thereof shall constitute the presence of such person for the
purpose of determining a quorum. When a quorum is once present to organize a meeting, it
cannot be broken by the subsequent withdrawatl of a unit owner or owners. if any meetlng of
members cannot be organized because of a lack of quorim, the members who are present
gither in person or by proxy, may adjourn the meeting f tlme to tlme untll a quorum |s o
present. . : - L

2.10 Maijority Vote. The vote of the holders of more than f:ﬂy percent (50%) of the
voting rights, present in person or by proxy, at a meetlng ich a guorum is, constltuted shail
be binding upon all unit owners for all purposes except where 3 hlgher percentage vote |s
required by law, by the declaratlon or by these bylaws ' . _ :

2.11 Order of Business. The order of business gt’: n val meetmgs of the ngciatiqn

shall be:
(a) Calling of the roll and certifying of proxies
- {b) Proof of notice of meeting or waiver of noti ce! g
{c) Reading of minutes of preceding annual meetung
(d) Reports of officers; B
(e) Budget report

() Reports of committees, if any; and preferably in written format

(g) Election of directors;




{h) Unfinished business;
{i) New business; and

() Adjournment

ARTICLE N

BOARD OF DIRECTORS

3.1 Number and Qualification. The affairs of the Association shall be governed by a
board of directors composed of two (2) to five (5) persons, as prbwded in Sections 2 and 3 of
this Article. All directors, shall be owners or co-owners of units of the condominium. For
purposes of this section, the officers of any corporate owner and the partners of any -
partnership shall be considered co-owners of any units owned by such corporahon or .
partnership. :

3.2 Election and Term of Office. At the explratlon of the initial term of ofﬁce of each
respective director, the successor shall be elected to serve for a term of two years, so that the
term of not less than one third of the directors shall expire, annually Directors shall hald office
until their respective successors have been elected by the Vgl owners. Electlon shali be by
one ballot for all openings and election results shail be srmi d_ by plurahty .

3.3 Vacancies. Vacancies in the board of directors caused by any reason other than
the removal of a director by a vote of the Association shall ' of th
thé remaining directors, even though they may constrtu

remaining director. Each person so elected shall be a d
the unexpired term at the next annual meeting of the A

the Association called for that purpose.

34 Removal of Directors. At any regular or special meetmg of the Assoclatlon duly
called, any one or more of the directors, other than inte Gto

without cause. Unit owners may vote in person or by p
with voting rights is necessary for removal. A successo
the vacancy thus created. The notice of any such meeting
be considered, and any director whose removal has |
opportunity to be heard at the meeting ’

| be ¢ e_t_._'i at that meetlng to f il
all state that such removal is to
shall be gwen‘a S

3.5 Powers and Duties. The board of dlrectors shal] have all of the powers and
duties necessary for the administration of the affairs of th iation, except such powers
and duties as by law or by the declaration or by these byl not be de!egated tothe
board of directors by the unit owners. The "p" "e; ' a_gd du es ta be exercised by the board of
directors shall include, but shall not be hmlted to the followmg




(a)

(b)

(c)
(d)

(e)

()

(9)

(h)

@
M

(k)

)

3.6

Operation, care, upkeep mamtenance and repalr of the general and limited
common elements.

Determination of the amounts required for operation, maintenance and other
affairs of the Association, and the making of such expenditures.

Collection of the common expénses from the unit owners.

Employment and dismissal of such personne! as necessary for the efficient
maintenance, upkeep and repair of the common elements.

Employment of legal, accounting or other personnel for reasonable
compensation to perform services as may be requured for the proper
administration of the Association. -

Opening of bank accounts on behalf of the Assoc1at|on and des:gnatmg the
signatories required therefore.

Purchasing units of the condomlmum at forec!osure or other Judlmal sales in the
name of the Association, or its de5|gnee on behalf of all the unit owners as
provided in these bylaws. : :

Selling, leasing, mortgaging, voting the votes appurtenant to (other than for the
election of directors), or otherwise dealing with units of the condominium
acquired by the Association or its desugnee on behalf of aII the unlt owners

Obtaining insurance or bonds pursuant to the prowswns of these by!aws .

Iterat:pns of the common elements
'Undertaken by the board if the -
uniess the umt owners have enacted
=nty- five percent (75%) of
meetmg at which a guorum is
eto repatrs or mamten ce .

Making additions and mprovements to o
pravided, however, that no such proje m
total cost will exceed the amount of $2,
a resolution authorizing the prolect_lby'a
the voting rights present in person' 0
constituted. This limitation shail not be appli
undertaken pursuant to paragraph 3 5(a‘

Designating one or more commlttees to
the affairs of the assoaatlon T

Enforcement by legal means of the prpvle |
the declaration, these bylaws and any ru!er_ "

Managing Agent or Manager On behatf of the Assoc:atlon the board of dlrectors

may employ or contract for a managing agent ora manager at a compensation to be
established by the board of directors. Any such, ‘management agreement shall be terminable
by the Association for cause upon 30 days wrltten notlce thereof and the term of any such




agreement may not exceed one year, renewable by agreement of the parties for successive
one-year periods. The board of directors may delegate to the managing agent or manager
such duties and powers as the board of directors may authorize. in the absence of such
appointment, the board of directors shall act as man“ager.- ‘

3.7 Organizational Meeting. Within fourteen (14) days following the annual meeting
of the Association or following any meeting at which an election of directors has been held,
the board of directors shall hold an organizational meeting at such place and time as shall
have been fixed by the directors at the meeting at which the election was held.

3.8  Regqular and Special Meetings. Regular Meetings of the board of directors may
be held at such time and place as shall be determined, from time to time, by a majority of the
directors. Special meetings of the board of directors may be called by the chair and must be
called by the secretary of the board at the written request of at least two directors. Notice of
any special meeting shall be given to each director personally, or by mail, telephone, fax, or
other electronic means such as email at least seven (7) days prior to the day named for such _
meeting, and shall state the time, place, and purpose of such meetrng All meetings of the '
board of directors shall be open to unit owners. Such meetmgs may be conducted by -
telephonic communication, except that if a majonty of the units are prrncrpal resrdences of the
occupants, then: (a) for other than emergency meetings, notice of each board of directors’
meeting shall be posted at a place or places on the property at least threé (3) days prior to the
meeting, or notice shall be provided by a method otherwise reasonably calculated to inform the
unit owners of such meeting; and (b) only emergency m 'n_gs of the board of drrectors may
be conducted by telephonic or other acceptable eIectro 1] " -

3.9 Waiver of Notice. Any director may at any t e, v__v_arve nqtrce of any meetlng of
the board of directors in writing, and such waiver shall be 'med equivalent to the glvmg of
such notice. Attendance by a director at any meetrng of the board shall constitute a waiver by
that director of notice of the time and place thereof, except wheré a diréctor attends the .
meeting for the express purpose of objecting to the transaction of any busrness bec' se the
meeting is not lawfully called or convened. If all of the direc ors are present at any meeting of
the board, no notice to drrectors shall be requrred and a S§T may be transac d at such
meeting. it :

310 Quorum of Board of Drrectors At all meetrngs of the board of durectors a majcrrty
of the directors shall constitute a quorum for the transa ‘
majority of the directors present at a meeting at whicha g
decision of the board of directors. If at any meeting of the b
quorum should be present, a majonty of those present m
time and notify all board members of the rescheduled At any s
meeting at which a quorum is present, any business wh ch rnlght have been transacted at
meeting originally called may be transacted wnhout furthe tice to drrectors o S

3.11 'Compensation. No director shall receive any compensatron from the Association
for acting as such. I L VR 5

1w




3.12 Liability and Indemnification of Directors, Officers, Manager or Managing Agent.
The directors and officers shall not be liable to the Association of the unit owners for any
mistake of judgment, negligence, or otherwise, except for their own willful misconduct or bad
faith. The Association shall indemnify and hold harmless each director and officer and the
manager or managing agent, if any, against all contractual liability to others arising out of
contracts made by the board of directors, officers, manager or managing agent on behalf of
the Association unless any such contract shall have been made in bad faith or contrary to the
provisions of the declaration or of these bylaws. Each director and officer and the manager or
managing agent, if any, shall be indemnified by the Association against all expenses and
liabilities, including attorneys' fees, reasonably incurred or imposed upon them in connection
with any proceeding to which they may be a party, or to which they may become involved, by
reason of being or having been a director, officer, manager or managing agent and shall be
indemnified upon any reasonabie settlement thereof; provided, however, there shall be no
indemnity if the director, officer, manager or managing agent is adjudged guiity of willful
nonfeasance, misfeasance or malfeasance in the performance of duties.

3.13 Fidelity Bonds. The board of directors shall require that any person or entlty, ‘
including, but not limited to, employees of any professional manager, who handles oris
responsible for Association funds shall furnish such fidelity bond as the board deems -
adequate, with coverage of not less than 50 percent of the amount of the annual budget The
premiums of such bonds shall be pald by the Assocuatton ' S 5

3.14 Insurance The board of directors sha!l make best fa:th efforts to obtam the
insurance required in Article VIl of these bylaws. In addltlon the board of directors, at its
discretion, may obtain such other insurance as it deems’ necessary to protect the 1nterests of
the Association or unit owners. The board of directors sha duct an annual insurance
review which, if appropriate, shall include an appralsal C \rovements contalned ln the
common elements of the condomlnlum : ; L :

ARTICLEWY b
OFFICERS

41 Designation. The principal officers of the Assomatlon shall be the chair, the
secretary and the treasurer, all of whom shall be electeq te :
directors may appoint a vice chair, an assistant treasurg SECre y
other officers as in their judgment may be necessary The chair shall be' a member of the boarq
of directors, but the other officers need not be dlrectors o] . :

42  Election of Officers. The officers of the Assq atlo_, ,_hall be efected annually by
the board of directors at the organlzattonal meetlng of e@__ch new board and shall hold office at
the pleasure of the board. If any office shall become vacant, the board of directors shall elect a
successor to fill the unexpired term at any regular. meetmg of the board of directors, or at any
special meeting of the board of darectors called for such purpose




4.3  Removal of Officers. Upon the affirmative vote of a majority of the directors,
officers may be removed either with or without cause, and their successor may be elected at
any regular meeting of the board of directors, or at any spemal meeting of the board of
directors called for such purpose. :

4.4  Chair. The chair shall be the chief executive officer of the Association. The chair
shall preside at all meetings of the Association and of the board of directors. The chair shall
have all of the general powers and duties which are usually vested in the chief executive

~ officer of an association, including but not limited to the power to appoint committees from
among the unit owners from time to time as chairs may in their discretion decide is appropnate
to assist in the conduct of the affairs of the Association. .

4.5 Secretary. The secretary shall keep the minutes of all proceedings of the board
of directors and the minutes of all meetings of the Association. The secretary shall attend to
the giving and serving of all notices to the unit owners and directors and other notices re_qunred
by faw. The secretary shall keep the records of the Association, except for those of the -
treasurer, and shal! perform all other duties incident to the offic ce of secretary of an association
and as may be required by the directors or the cha1r In addmon the secretary shall act as vice
chair, taking the place of the chair and performlng the c 1l 'S duties whenever the chai

account showing all receipts and disbursements, and for the preparauon of required fi f nancnai
statements The treasurer shall be responsnb!e for the depo f all maneys and other valuable

absence of any general or spemal resolutlon applicab!e tog
lnstrument shall be sngned by the chalr All checks shall be

4.8 Compensation of Off icers. No officer who Is a meml
other than the secretary and treasurer, shall receive any g
for acting as an officer, unless such compensat|on is auft
by the unit owners. The board of directors may fix any compensati
secretary, treasurer and any ofﬁcers whq are not also d a

r of the board of dlrec;tors,
n from the Assogiation
resolution duly adopt d
, to be pald tothe ™




ARTICLE V

BUDGETS EXPENSES AND ASSESSMENTS

5.1 Budget. The board of directors shall from time to time, and at least annually,
prepare and adopt a budget for the Association. A written report shall be distributed to the
Association not less than ten {10} days nor more than fifty (50) days prior to the date of the
annual meeting. The report should include, but not be limited to, a summary of year-end
expenses, estimate the common expenses expected to be incurred, less any previous
overassessment, determine and assess special and monthly assessments of the common
expenses to each unit owner in the proportion set forth in the declaration, and provide for an
adequate reserve fund for maintenance, repairs and replacement of those common elements
which must be replaced on a periodic basis. : L

5.2 Determination of Common Expenses. Ccm_m_on ekpenses sh_al_l include; ,b -
(a) Expenses of administration.

(b}  Expenses of maintenance, repair or feplacement of common elements

(¢) Cost of insurance or bonds obtained ln accordance wrth these bylaws

{d) Ageneral operatmg reserve

(e} Reserve for replacements and deferred malntenance

(f)  Anydeficit in common expenses for any p[IOI' penod ‘

(g)  Utilities for the common elements and other ¥ wrth a common meter of

(h)

3.3

ot be warved due te lrmited
or nonuse of common elements The board of dlrectors on 'beh 'of the Assoclatlon shall

' P_
remains unpaid by them for more than thrrty (30) days fro th due date for lts payment

54 Special Assessments. ..

(a) Capital Improvements. In the case' of any duly authorized capital improvement to the
common elements, the board of dlrectors'may by resclut‘icn‘_'establish separate assessments




for the same, which may be treated as capital contribotl'ori's by the unit owners, and the
proceeds of which shall be used only for the specrﬁc caprtal improvements descnbed in the
resolution.

(b) Reserve Trust Funds. In estabiishing reserves for the maintenance, repair or
replacement of the common elements, the board of directors shall by resolution establish one
or more trust funds for the maintenance, repair or replacement of specific items, in which case
the board shall either designate part of the regular assessment or establish separate
assessments for such purposes. The proceeds therefrom shall be held in such trust funds and
used only for the designated maintenance, repairs or replacements

55  Defaultin Payment of Common Expenses. In the event of default by any unit
owner in paying to the Association the assessed common expenses, such unit owner shall be
obligated to pay interest at the rate of ten percent (10%) per annum on such common-,
expenses from the due date thereof, or at such greater rate as may be established by the
board of directors from time to time, not to exceed the maximum lawful rate, if any. In addltion
the defaulting unit owner shall pay any reasonable late charge established by the board of
directors from time to time, together with all expenses incurred by the Association in collecting
such unpaid expenses, including attorneys' fees (whether or not suit is instituted, and at trial or
any appeal there- from). The board of directors 'shall have the rlght and duty to recover for the
Association such common expenses, together with such charges interest and expenses of the
proceeding, including attorneys' fees, by an action brought against such unit owner orby
foreclosure of the lien upon the unit granted by the Oregon Condommrum Act.. The board of
directors shall notify the holder of any first mortgage up  a'unit of any default not cured wrthm
thirty (30) days of the date of default . Lot A

56 Foreclosure of Lrens for Unpaid Commouenses ln any surt brought by the
Association to foreclose a lien on a unit because of unpai mmon expenses, the unit owner
shall be required to pay a reasonable rental for the use nit durang the pendency of the
suit, and the plaintiff in such foreclosure suit shall be entitled o the appointment of a receiver
to collect such rental. The board of directors, acting on behalf of the Association, shall haye’
the power to purchase such unit at the foreclosure sale a uire, hold Iease m e_gage
vote the votes appurtenant to, convey, or ¢ othenmse dea '
recover a money judgment for unpard common expens
foreclosing the liens securing the same -

request in writing with a written statement of thelr unpai' co on ‘expenses

5.8  Priority of Lien First Mortqgg_ Any I =N of the ssomatlon agatnst a unit for
common expenses shall be subordinate to tax_ and assessment liens and any first mortgage of
record. Where the purchaser or mortgagee of a unit obtains title to the unit as a result of
foreclosure of a first mortgage or by deed |n fieu of foreclosure such purchasers or




mortgagees, their successors and assigns, shall not be liable for any of the common expenses
chargeable to such unit which became due prior to the acquisition of title to such unit by such
purchaser or mortgagee. Such unpaid share of common expenses shall be a common
expense and reallocated on a prorata basis to all units, including the mortgaged unit.

ARTICLE Vi

RECORDS AND AUDITS

6.1  General Records. The board of directors and the managing agent or manager, if
any, shall keep detailed records of the actions of the board of directors and the managing
agent or manager, minutes of the meetings of the board of directors and minutes of the
meetings of the Association. The board of directors shall maintain a Book of Resolutions
containing the rules, regulations, and policies adopted by the Association, board of directors,
and the manager. The board of directors shall maintain a list of owners entitled to vote at
meetings of the Association and a list of all mortgagees of units.

6.2 Records of Receipts and Expenditures. The board of dlrectors or its desrgnee
shall keep detailed, accurate records in chronological order of the recelpts and expenditures
affecting the common elements, itemizing the maintenance and repair expenses of the
common elements and any other expenses mcurred Such records and the vouchers
authorizing the payments shall be available for examlnatron by the unrt owners and
mortgagees during normal business hours. -~ : «

6.3 Assessment Roll. The assessment ro!l shall be mamta:ned in a set of accountrng
books or electronic programs in which there shall be an account for each unit. Such account
shall designate the name and address of the owner or owners, the amount ofeach
assessment against the owners, the dates and amounts in which the assessment comes due
the amounts paid upon the account and the balance due on the assessments .

6.4 Payment of Vouchers The treasurer shall pay aII vouchers up to $3500 srgned
by the chair, managing agent, manager or other person auth
Any voucher in excess of $3, 500 shall require a second sigr

6.5 Reports and Audlts An annual report of t,,ae r
Association shall be rendered by the board of dlrectors toa
of units who have requested the same within 80 days aﬂer
board of directors, at the expense of the Association,
records pertaining to the Association and furnish copi :
mortgagees. At any time any owner or mortgagee may,at their own expenss cause an audlt
or inspection to be made of the books and records of the Assocratlon ' :

6.6  Notice of Sale, Mortqaqe Rental or Lease, Immedlately upon the sale,
mortgage, rental or lease of any unit, the unit owner shall promptly inform the secretary of the
board or manager of the name and address of sard vendee mortgagee lessee, or tenant.




ARTICLE VIl

MAINTENANCE AND USE OF CONDOMINUM PROPERTY

7.1 Maintenance and Repair. Except as otherwise provided herein for damage or
destruction caused by casualty:

(a) Units. All maintenance of and repairs to any unit shall be made by the owner of
such unit, who shail keep the same in good order, condition, and repair and shall do
all redecorating, painting, and staining which at any time may be necessary to
maintain the good appearance and condition of their unit. In addition, each unit
owner shall be responsible for the maintenance, repair, or replacement of windows
and doors and any plumbing, heating, or air conditioning fixtures, telephones, water
heaters, fans, lighting fixtures and lamps, fireplaces, refrigerators, dishwashers,
ranges or other appliances and accessories that may be in or connected with their
unit.

(b) Common elements. All maintenance repairs and replacements to the general

and limited commaon elements shall be made by the Association and shall be *
charged to all the unit owners as a common expense. Unlt owners, however, shall
keep the limited common elements (definition Declaratlon VI pp 3—4) wh|ch pertam '
to their unit in a neat, clean and samtary condltlon : * ‘

7.2 Additions, Alteratnons or !mprovements |

(a) Unit owners may make any amprovements or alterations to thelr unit that do not
impair the structural integrity or mechanical systems of the condomlnlum or Iessen
the support of any portion of the condomlnium T

(b) After acquiring an adjommg unit or an adjommg part of an adjommg unit, un:t
owners must submit a written request to the board of dlrectors_for permission to
remove or alter any mtervenmg partition or to create ape 'thereln even if the
partition in whole or in part is @ common element
require unit owners, at their expense, to submit a\
profess;onal englneer reglstered in the State of O
will not impair the structural lntegnty or mechanlca
lessen the support of any portion of the condomlnl T
approve the change within forty five (45) days unless it dete
proposed change will impair the structural Integrlty oF M
condominium or lessen the support of any portlo ]
pattitions or creation of apertures under th|s paragrap
boundaries. : . .

lnes that the o
cal systems of the .

minium. Removal of
ta alteratlon of

{c) Unit owners shall make no repatr or alteratlon or perform any other work on their
unit which would jeopardize the soundness or safety of the property, reduce its
value, impair any easement or heredltament or lncrease the common expenses of
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the Association unless the consent of al! the other umt owners affected is first
obtained.

(d) Unit owners may not change the appearance of the common elements or the
exterior appearance of a unit without permission of the board of directors.

7.3 Damage or Destruction by Casualty Of Condominium Property. In the case of
substantial damage or destruction timely writien notice shall be given to the unit owners and
their mortgagees and the following provisions shall apply:

{a} In the event of damage or destruction by casualty of condominium property, the
damage or destruction shall be repaired, reconstructed, or rebuilt uniess, within
fourteen {14) days of such damage or destruction, the board of directors or more
than ten percent (10%) of the unit owners shall have requested a special meeting of
the Association. Such special meeting must be held within sixty (60) days of the date
of damage or destruction. At the time of such meeting, unless unit owners holding
ninety percent (90%) of the voting power, whether. in person, by writing, or by proxy,
vote not to repair, reconstruct, or rebuild the damaged property, the damage or
destruction shall be repaired, reconstructed or rebuilt. If the damage or destructlon is
not repaired, reconstructed or rebuilt, then the. property shall be removed from -
condominium ownership in the manner prowded in the Oregon Condomlmum Act

(b) The Association shall be responsible forr reparrlng, reconstructrng. or rebundmg
ali such damage or destruction to the common elements and, to the extent of the
Association's insurance coverage, all such damage or destructlon to the umts Unit
owners shall be responmble for such repalnng, reconstructlng. _Or rebu1ld|ng of therr
unit as is not covered by the Assocratron S |nsurence ' S

(c) If, due to the act or neglect of a unit owner, or of a member of thelr famrly or thelr
household pet or of a guest or other authonzed occupant or visitor of such umt G
owner, damage shall be caused to the common elements or to a unlt ovyned by
others, or maintenance reparrs or repiaoements shall be_requrred whrch wouid

not used to repair, reconstruct or reburld the damag
Association shall d[stnbute the proceeds among the

expenses are shared, uniess the property |s remo_A
property is removed from unit ownershlp the i insu ‘ ;ee
proceeds from the sale of the properly, sh _ uted to the unrt owners and
their mortgagees (as their rnterests may app ar) rn the ‘manner described in the

- Oregon Condominium Act. . c o ie s _
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7.4 Condemnation. If any portion of the condominium is made the subject matter of
any condemnation or eminent domain proceeding or is otherwise sought to be acquired by a
condemning authority, notice of the proceeding or proposed acquisition shall promptly be given
to each unit owner and to each morigagee. All compensation, damages, or other proceeds of
the taking, other than any award for moving expenses of specific unit owners, shall be payable
to the Association and allocated and distributed as provided in this section 7.4.

(a) Complete Taking. If the entire condominium property. is taken, or if unit owners
holding ninety percent (90%) of the voting power agree that such substantial portion
of the condominium has been taken as to make the project obsolete, then the.
property shall be deemed removed from unit ownership, In such event, any
proceeds of the condemnation paid to the Association, together with any other
proceeds upon sale of the remaining condominium property, shall be distributed
among the unit owners and their mortgagees, as their interests may appear, in
accordance with the provisions of the Oregon Condomlnlum Act, (ORS 600. 100—
600.620). :

(b) Partial Taking. If less than the entire condommlum property is taken and the
property is not determined to be obsolete as provnded in paragraph (a) above, then
as soon as practicable the board of directors shall, reasonably and in good faith, -
allocate the award among the units in ‘accordance with the reductlon inthe value of
each unit and its interest in the comman elements, pared to the total reduction in
value of all units and their mterest in the comm ! ;its In the event any umt

Assaciation or manager, except act!mtieshrelatlng ta the rentai ¢ -“sale of unlts Thss
pravision, however, shall not be congtruied so asto prevent or pl'ohlblt unit owners
from maintaining a professional persopal llbrary, 'keeplng personal business or
professional records or accounts, handhng personal busmess or professional




telephone calls, or conferring with bus:ness or professnonal associates, clients or
customers, in thelr unit:

{b) Use of common elements. The common elements shall be used for the
furnishing of services and facilities for which the same are reasonably intended, for
the enjoyment of the units. The use, operation, and maintenance of the common
elements shall not be obstructed, damaged or unreasonably interfered with by any
unit owner. . . o

(c) Offensive or unlawful activities. No noxious or offensive activities shall be carried
on in any unit nor shall anything be done or placed upon any unit which interferes
with or jeopardizes the enjoyment of other units or the common e!ements or which is
a source of annoyance to residents. Unit occupants shall exercise extreme care not
to make noises which may disturb other unit occupants, such as the use of musical
instruments, radios, televisions and amplifiers. No unfawful use shall be made of the
condominium nor any part thereof, and all valid Iaws zoning ordlnances and
regulations of all governmental bodies havmg jurlsdictlon thereof Shall be observed

(d) Animals No animals or fowls shall be raised, kept or permltted within the ;
condominium or any part thereof, except domestic dogs cats or ol T household
pets kept within a unit. Animals will be under control 50 as not to disturb other *
residents. No such dogs_ cats or pets shaﬂ be perm tte to run at large ner -shall be

, ,,I"d pets penmtted by this
small saltwater ﬂsh) may

wh:le outside a umt In ad
Section 7.5 (d}), aquarium ‘
be kept in one or more aquanums |n a res
capacity of all aquariums in any unit shall 1

balconies.



(g) Trailers, campers and boats. Except with the consent of the board of directors of
the Association or manager, no trailer, truck camper, boat or boat trailer, or other
recreational vehicles shall be parked on any portion of the condominium.

(h) Percentage of ownership. No individual or entity shall own more than 10% of all units.

(i) Leasing and rental of units. Except with the consent of the board of directors of
the Association or the manager and except for a lender in possession following
defauit in a first mortgage, a foreclosure proceeding or any deed or other
arrangement in heu of foreclosure, unit owners may not lease or rent less than their
entire unit. An exception may be made in the case of owner occupied units where
rent may be collected from a roommate. Unit owners may not rent their unit for,
transient or hotel purposes. All leases or rentals shall be by written lease agreement,
which shall provide that the terms of the lease shall be subject in all respects to the
provisions of the declaration and these bylaws, and that any failure by the [ess'ee or
tenant to comply with the terms of such documents shall be a defauit under the- -
lease. If the board of directors finds that a lessee or tenant has yiolated any ,
provision of the declaration, these bylaws or the rules and regulatlons the board
may reqguire unit owners to terminate such !ease or rental agreement

Owners shall not rent parklng or storage unlts to any person other than another unit
owner or tenant : o T

Other than the foregoing, there is no restrlctson on the nght of unlt owner to Iease or
rent unit. L o

(i) Sians. Unless written approval is first obtalned from the board of dlrectors no sign:
of any kind shall be displayed to the public view on or from any unit the common
elements except signs used to advertise units fo S

(k) Trash No part of any unrt or any part of the corqmon elements shall be qsed or

(I) Insurance. Nothing shall be done or kept in any y
which will increase the cost of insurance on the common'e
permit anything to be done. or kept in their units orin the ¢
will result in cancellation of i lnsurance on any unit pr
elements. . :

(m) ) Association rules and requlatlons In addition, the board of directors from tirme:-to
time may adopt, modify, or revoke such rules and regulatlons governing the conduct
of persons and the operation and use of the units and common elements as it may
deem necessary or appropriate in order to assure the peaoefut and orderly use and
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enjoyment of the condominium property. Such action may be modified by vote of
not less than seventy percent (70%)} of the unjt owners present in person or by
proxy, at any meeting, the notice of which shall have stated that such modification
or revocation of rules and regutations will be under consideration. Written notice of
such a meeting shall be mailed or delivered to all owners at least 10 days before
date of meeting. A copy of the rules and regulations, upon adoption, and a copy of
each amendment, modification or réevocation thereof, shall be delivered by the
secretary promptly to each unit owner and shall be binding upon all unit owners
and occupants of all units from the date of delivery. '

(n) Smoking Prohibited. Smoking is prohibited on or within all common element
areas of the Condominium, including both general and limited common element
areas, and within all units. Without limiting the generality of the foregoing, this
prohibition applies to all general and limited common element areas of the
Condominium, whether indoors or outdoors, including without limitation, patios,
balconies, parking garages, lobbies, hallways, walkways, landscaped areas, and
within all Condominium units. Smoking is defined to include carrying, burning or
otherwise handling or controlling any lighted or smoldering product containing
tobacco or similar products including but not limited to cigarettes, cigars, or pipes.
Each owner is responsible for the compliance with this rule by the owner, any
agents, all residents including renters within the owner’s unit, and for all guests
and invitees of such owner or renter. Viclations of this rule may result in a fine or
penalty pursuant to the Association’s fine schedule as adopted and amended from
time to time by the Board of Directors.

7.6  Abatement and Enjoining of Violations. The violation of any rule or
regulation adopted pursuant to these bylaws or the breach of any bylaw contained
herein or of any provision of the declaration shall give the board of directors acting
on behalf of the Association, the right, in addition to any other rights set forth in
these bylaws:

(a) to enter the unit in which or as to which such viclation exists and to summarily
abate and remove, at the expense of the defaulting unit owners, any structure,
thirig, or condition that may exist therein contrary to the intent and meaning of the
provisions hereof, and the board of directors shall not thereby be deemed guilty of
any manner of trespass; or

(b) to enjoin, abate, or remedy such thing or condition by appropriate legal
proceedings; or

(c) to levy reasonable fing, after giving notice and an opportunity to be heard.

Any expense incurred by the Association in remedying the default, damage incurred by
the Association or unit owners, or fines so levied shall be assessed against the offending
unit as a common expense and enforced as provided i in Article V. In addition, any
aggrieved unit owner may bring an actlon to recover damages or to enjoin, abate, or
remedy such thing or condition by appropnate legal proceedlngs
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ARTICLE VI

8.1 Insurance. For the benefit of the Association and the unit owners, the board
of directors shall obtain and maintain at all times, and shall pay for out of the common
expense funds, the following insurance: .

(a) A policy or policies of insurance covering loss or damage from fire, with i
extended coverage endorsement, and such other coverages such as flooding
which the Association may deem desirable, for not less than the full insurable
replacement value of the building and common elements to a reasonable
standard. Such policy or policies shall name developer, the Association and the
unit owners as insureds, as their inferest may appear, and shall provide for a
separate loss payable endorsement in favor of the mortgagee or mortgagees of
each unit, if any. Unit owners shall be responsible for obtaining condominium
insurance covering their own units at their own expenses. Unit owners shall be
required to provide proof of such insurance on an annual basis. '

(b) A policy or policies insuring the Association, the board of directors, the unit
owners and the managing agent, against liability to the public or to the owners of
units and of common elements, and their invitees or tenants, incident to the
ownership or use of the property. There may be excluded from such policy or
policies coverage of a unit owner (other than as a member of the Association or
board of directors) for liability rising out of acts or omission of such unit owner and
liability incident to the ownership and/or use of the part of the property as to which
such unit owner has the exclusive use or occupancy. Limits of liability under such
insurance shall not be less than One Million Dollars ($1,000,000) cn a combined
single limit basis. Such policy or policies shall be issued on a comprehensive
liability basis and shall provide cross liability endorsement wherein the rights of
named insured under the policy or policies shall not be prejudiced as respects his,
her or their action against another named insured; and

(c) worker's compensation insurance to the extent necessary to comply with any
applicable laws.

Unit owners shall be responsible for obtaining, at their own expense, insurance covering
their property not insured under paragraph (a) above and against their liability not
covered under paragraph (b) above, unless the Associatiopn agrees otherwise.

8.2 Policies. Insurance obtained by the Association shall be governed by the
following provisions:

(a) Whenever possible, all policies shall be written with the State of Oregonora .
company licensed to do business in the State of Oregon and holding a
commissioner’s rating of “A”, and a size rating of "AAA”, or better by the Best’s
Insurance Reports current at the tlme the insurance is’ written or, prior to the initial
meeting of the Association, one acceptable to developer



{b) All losses under policies hereafter in force regarding the property shall be
settled exclusively with the board of directors or its authorized representative.
Proceeds of the policies shal! be paid to the Association as trustee for the unit
owners, or, upon demand of any mortgagee, to an msurance trustee acceptable to
the Association and mortgagees of umts

(c) Unit owners shall be required to obtain written approval from the board of
directors of all improvements made by the owners to their unit, which affects the
building’s insurance specifically that may impair the structural integrity or
mechanical systems of the condeminium or lessen the support of any portion of
the condominium.

(d) Unit owners who obtain individual insurance policies covering any portion of the
property other than their personal property and fixtures shall file a copy of such
individual policy or policies with the Association within thirty (30) days after the
purchase of such insurance.

8.3 Provisions. The board of directors shall make every effort to secure insurance
policies that will provide for the following:

(a) A waiver of subrogation by the insurer as to any claims against the board of
directors, the manager, the unit owners and their respective servants, agents and
guests.

(b} A provision that the master policy on the condeminium cannot be cannelled,
invalidated or suspended on account of the conduct of any one or more individual
owners.

(c} A provision that the master policy on the condominium cannot be cancelled,
invalidated or suspended on account of the conduct of any officer or employee of
the board of directors or the manager without prior demand in writing tha the board
of directors or manager cure the defect.

(d) A provision that any “no other insurance” clause in the master policy exclude
individual owners’ policies from consideration and a waiver of the usual proration
clause with respect to such polices.

(e) A provision that the insurer issue subpolicies specifying the portion of the
master policy earmarked for each owner’s interest and that until the insurer
furnished written notice and a grace period to the mortgagee insured under the
loss payable clause thereof, the mortgagee’s coverage is neither jeopardized by
the conduct cf the unit mortgage-owner, the Association, or other unit owners nor
cancelled for nonpayment of premiums.

H A nder on the master policy patterned after “Use and Occupancy insurance
which will provide relief from monthly assessments while a unit is uninhabitable by
the payment ‘of the condominium expenses thereof and any other fixed costs,
including, but without being limited to taxes rent msurance and mortgage
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payments. The proceeds from any casualty policy, whether held by the
Association or a unit owner, payable with respect to any'loss or damage to the
commeon elements, shall be held in trust for the beneflt of all insureds as their
interest may appear.

(g) A waiver of the insurer’s right to detérmine whether the damage should be
repaired. If reasonably available, the policy or policies should contain a stipulated
amount clause, or determinable cash adjustment clause, or simiiar clause to
permit a cash settlement covering specified vaiue in the event of destruction and a
decision not to rebuild.

8.4 FNMA and GNMA Reauirements. Notwithstanding any other provisions of this
Article, the Association shall continuously maintain in effect such casualty, flood and
liability insurance and a fidelity bond meeting the insurance and fidelity requirements for
condominium projects established by Federal National Mortgage Association and
Government National Mortgage Association, so long as either is a mortgagee or Owner
of a unit within the condominium, except to the extent such coverage is not available or
has been waived in writing by Federal National Mortgage Association or Government
National Mortgage Association.

ARTICLE IX

AMENDMENTS TO BYLAWS

9.1 How Proposed. Amendments to the bylaws shall be proposed by either a
majority of the board of directors or by unit owners holding thirty percent (30%) of the
voting rights. The proposed amendment must be reduced to writing and shall be
included in the notice of any meeting at which action is to be taken thereon.

9.2 Adoption. A resolution adopting a proposed amendment may be proposed by
either the board of directors or by the unit owners and may be approved by the unit
owners at a meeting called for this purpose. Unit owners not present at the meeting
considering such amendment may express their approval in writing or by proxy. Any
resolution must be approved by unit owners holding fifty percent (50%) of the voting
rights unless Oregon law requires a higher percentage. Neither Section 5.8 nor any
other provision of these bylaws which is for the benefit of mortgagees may be amended
without the written consent of all mortgagees.

9.3 Execution and Recording. An amendment shall not be effective untit certified
by the chair and secretary of the Association, approved by the Real Estate
Commissicner, if required by law, and recorded as required by law.

ARTICLE X

MISCELLANEOUS "

10.1  Notices. All FlOt]CGS to the Assoclatlon or to the board of directors shall be
sent care of the managmg agent, or |f there is no managlng agent, to the principal office




of the Association or to such other address as the board of directors may hereafter
designate from time to time. All notices to any unit owners shall be sent to such address
as may have been designated by them from time to time, in writing, to the board of
directors, or if no address has been designated, then to the owner’s unit.

10.2  Waiver. No restriction, condition, obligation, or provision contained in these
bylaws shall be deemed to have been abrogated or waived by reason of any failure to
enforce the same, irrespective of the number of violations or breaches thereof which
may occur.

10.3  Action Without a Meeting. Any action which the Oregon Condominium Law
the declaration or the bylaws require or permit the owners or directors to take at a
meeting may be taken without a meeting if a consent in writing setting forth the action so
taken is signed by all of the owners or directors entitled to vote on the matter. The
consent which shall have the same effect as a unanimous vote of the owners or
directors, shall be filed in the records of minutes of the Association.

10.4 Invalidity; Number; Captions. The invalidity of any part of these bylaws shall
not impair or affect in any manner the validity, enforceability or effect of the balance of
these bylaws. As used herein, the singular shall include the plural, and the plural the
singular. The mascuiine and neuter shall each include the masculing, feminine and
neuter, as the context requires. All captions used herein are intended solely for
convenience of reference and shall in no way limit any of the provisions of these bylaws.

10.5 Conflicts. These bylaws are intended to comply with the Cregon
Condominium Law (ORS 600.100 — 600.620).

In case of any irreconcilable cenflict, such statute and document shall control over
these bylaws or any rules and regulations adopted hereunder.

DATED, EUGENE, OREGON, this 26 day of February, 2013. WILLAMETTE
TOWERS HOMEQWNERS ASSOCIATION.

By ?%4/ W

Chair Dan Solitz

NOTARIZATION OF AUTHORIZED SIGNATURE, Lane County, State of Oregon

Onthis _Z~  day of April, 2013, before me, a Notary Public in and for the State of Oregon, personally appeared Dan
Solitz, as the Chair of the Board of, and on behalf of the Willamette Towers Homeowners Association, to me known to be
the individual described in and who executed the within and feregoing instrurnent, and acknowledged that she/he signed
the same and her/his free and voluntary act and deed for the uses and purposes therein mentionéd. IN WITNESS
WHEREQF, | have hereunto set hand gndgofficial seal the day and year first above written.

My commission expires_ >~ &S~ 477

Notary Public
B ' OFFICIAL SEAL
y JOHN E GUSTAFSON
Richard Lowen NOTARY PUBLIC-OREGON

COMMISSION NO. 476761
NOTARIZATION OF AUTHORIZED SIGNATURE, Lane County, State of Oregon MY COMMISSION £EXPIRES MARGH 25, 2017

On this z day of April, 2013, before me, a Notary Public in and for the State of Oregen, personally appeared

known to be the individual described in and who exedhtéd the within and foregoing instrument, and acknowledged that
she/he signed the same and her/his free and voluntary act ‘and deed for the uses and purposes therein mentioned. IN
WITNESS WHE% 1 have herednto getmy hand and off'c:al seal the day and year first above written.

Notary Public,

My commlssmn exptres 3-25-/7

OFFICIAL SEAL
JOHN E GUSTAFSON
3 NOTARY PUBLIC-OREGON
%/ COMMISSIONNO, 476761
MY COMMISSION EXPIRES MARCH 25, 2017
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Results of Declaration & Bylaws Amendment Balloting
2008
Here are the results of the balloting on the declaration amendment and bylaws
amendment. Out of 91 units voting, ballots were returned by 55 units, or just over 60%
of unit owners.

The Declaration had 3 amendments, important ones suggested by our attorney. These 3
amendments were on one ballot. Amending the Declaration requires approval by 75% of
unit owners or 69 units. Of the 55 units returning ballots, 53 approved the Declaration
amendment. However, we need approval by 16 more units, so the Declaration
Amendment has not passed. We should probably try another vote on this, as it is highly
recommended by our attorney.

Of the 27 items on the Amended Bylaws Ballot, 24 passed. The items that did not pass
were:

Item 2 (Section 2.9). Approval of lowering percentage constituting a quorum of unit
owners from 50% to 35%. 41 yes votes (46 needed to pass). So our quorum percentage
will stay at 50%.

Item 6 (Section 3.5j). Change the maximum amount that can be spent to make additions
and improvements to, or alterations of, the common elements without the authorization of
unit owners to 3% of the budget. 45 yes votes; 10 no votes. (46 yes votes needed to
pass). So the maximum amount that can be spent will remain at $2.500, which is about
1% of the current budget.

Item 27. (Section 7.5j). Owner occupancy percentage shall be maintained at no lower
than 70% occupancy. 45 yes votes; 8 no votes; 2 abstention. This measure required 75%
or 69 yes votes to pass, so we will not be instituting a minimum percentage of owner
occupancy in the building, or in other words, no cap on rentals in the building.

Of the 24 items that passed, some were unanimous and others passed by one vote.
Complete results for each ballot item may be looked at in the office.



