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BY-LAWS
cr
THE BLUFFS CONDOMINIUM UNIT OWNERS ASSOCIATION

ARTICLE 1
INTRODUCTORY PROVISIONS

1.1. Applicability. These By-laws provide for the governance of
the Association pursuant to the requirements of Section 3306 of the
Pennsylvania Uniform Condeminiux Act, .8 Pa.C.S. Section 3101 et seq. (the
"Act"), with respect to the Condominium known as The Bluffs Condominium
Created by the recording of a Declaration among the land records of Erie
County on or about January 12, 1989. pursuant to the previsions cf the Act,
every Unit Owner and all persons entitied to occupy a Unit shatl comply with

these By-laws.

tion of terme usged harein without
ed for such teras in the Deciaration
if not defined therein,

1.2. Definitions. Capitaliz
definition shall have the meanings specif
of the Condominium to which these By-lawe pertain or,
the meanings specified or used for such terms in the Act.

a
i

1.3. oOffice. The office of the Condominium, the Association, and
the Exclusive Board shall be located at the Property or at such other place is
may be designated from time to time by the Bxecutive Board.

ARTICLE 11
THE ASSOCIATION

2.1. Comggsition. The Association is an incorporated associaticn

laws of the Commonwealth of Pennsylvania. The
Executive Board, shall have the responsibility
» establishing the means and methods of
collecting assessments and charges, arranging for the aanagement of the
Condominium and performing all of the other acts that may be required or
permitted to be performed by the Association pursuant to the Act and the
Declaration. The foregoing duties shall be performed by the Executive Board
as more part.cularly set forth in these By-laws.

organized and existing under the
Association, acting tucough its
of administering the Condominium

2.2. Annual Meetings. The annual meetings of the Association
shall be held on the third Saturday in September, unless such date shall occur
on a legal or religious holiday, in which event the meeting shall be held oa
the next business day. At such annual meetings, the Executive Board shall be
elected by ballot of the Unit Owners in accordance with the requirements of
Section 3.3 of these By-laws {(subject to Article IX of the Declaraticn; and
such other business as may properly come before the meeting may be transacted.

2.3. Place of Meetings. Meetings of the Association shall be
hela at the principal office of the Association or at such other suitable
Place as may be designated by the Executive Board upon at least twenty days
prior written notice to all Unit Owners. g
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2.4. Special Meetings.

a. The President shall call a specidl meeting of the Association
if sc directed by rescluticn of the Executive Board or upon a petition signed
and presented to the Secretary by Unit Owners entitied to cast at least 25% o]
the votes in the Association. The notice of say special meeting shall state
the time, place and purpose thereof. Such meeting shall be hLeld within 45
days after receipi by the President of said resolution or petition; provided,
however, if the purpose includes the consideraticn of the rejection df a
budget or capital expenditure pursuant to Section 5.3 belcs, such meeting
shall be held within fifteen days after receipt by the President of said
resolution or petition. No business shall be transa<ted at a spe<:a. meetiny

except as stated in the notice.

b. Within sixty days after conveyance :¢ 25% of the Units to Unit
Owners other than the Declarant, a specisl mecting sf the Associaticn shall be
held at which one of the three members of the Execu-ive Board designated by
the Declarant shall resign (such member to be selectod by the Declarant), and
the Uait Owners, other than the Declarant, shall thereupon elect a succesgsor
member of the Executive Board to act in the place and stead 0f the member
resigning. Such successor member shall serve until :he annual meeting of the
Association following the meeting at which he was alected.

€. Within sixty days immediately preceding the date by which all
Declarant appointed members of the Executive Board must resign purstant to

Section 10.4 of the Declaration, a special meeting of the Association shall be

held at which all of the members of the Executive Roard designated by the
Declarant shall resign, and the Unit Owners, including the peclarant if the

Declarant owns one or more Units, shall thereupon =lect successor members of

the Executive Board to act in the place and stead of those resigning. The
successor member receiving the highest number of votes shall serve until the
second annual meeting of the Association following the date of the <lection of
the successor to the member elected pursuant to subparagraph b above, and the
successor member receiving the next highest number of sotes shall serve until
the first annual meeting of the Association following the date of the election
of the successor to the member elected pursuant to subparagraph b above.

d. Notwithstanding the foregoing, if any meeting remiired
pursuant to subparagraphs b and c above could be held on the date an annual
meeting of the Association is scheduled, then such meeting(s) shall be held

concurrently with such annual meeting.

2.5. Notice of Meetings. The Secretary shall give to each Unit
Owner a notice of each annual or regularly-scheduled meeting of the
Association at least twenty but hot more than sixty days. and of each special
meetir, of the Unit Owners at least ten but not more than forty-five days,
prior to such meeting, stating the time, place and purpose thereof. The
giving of a notice of meeting in the manner provided in this Secticn and
Section 8.1 of these by-laws shall be considered service of notice.
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2.6. Adjournment of Meetings. If at any meeting of the o
Association a quorum is not present, Unit Owners entitled to gast a na39t1ty
of the votes represented at such meeting may adjcurn the meeting to a time not
criginal mesting

less than forty-2ight hours after the time for which the criginal meeting was

called. )

2.7. Voting. Voting at all meetings of the Association shall be
on a basis of ailocating one vote to each unit. where the ownership of a
Unit is in more tran one person, the Person who shail be entitled to cast the
vote of such Unit shall be the Person owning -uch Unil wio is present. If
more than one Person owning such Unit is present, tnen such vote shall be cast
enly in accordance with their unanimous agreement pursuant to Seczien 331U(a)
of the Act. There shall be deemed to be nnanimois agreement if =ny cne of the
multiple owners casts the votes allccated to that Unit without protest being
made promptly to the Person presiding over the me=ting by any of the other
Owners of the Unit. Subject to the requirements of the Act, wherever tha
appcoval or disapproval of a Gnit Owner is raquired by the Act, the
Declaration or these By-laws, such approval or disapproval shalli be mede only

b b vemrnA A mivl TIma s ot aree
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by the Person who would be entitled to cast the vo*c o
meeting of the Association. Except with respect ‘o electing members nf the
Executive Board and except where a greater number is required by the Act, the
Declaration or these By-laws, the owners of mor= than fifty percent voting in
person or by proxy at one time at a duly convened meeting at which a quorum is
present, is required to adopt decisions at any meeting cf the Association.

In all elections for Executive Board members, each Unit Owner shall be
entitled to cast for each vacancy to be filled at such election one vote
allocated f.or each Unit or Units owned by such Unit Owner as provided in the
Declaration. Those candidates for election receiving the greatest number of
voter cast in such elections shall be elected and, if Executive Board members
are being elected to unequal terms, the candidates receiving the highest
number of votes shall be elected to the longest terms. Except as set forth in
Section 2.4b, if the Declarant owns or holas title to one or mere Units, the
Declarant shall have the right at any meeting of tle Association to cast the
votes to which such Unit or Units are entitled. No votes allocated to a Unit
owned by the Association may be cast. There shall be no cumulative or class

voting.

2.8. pProxies. A vote may be cast in person or by proxy. Such
proxy may be granted by any Unit Owner in favor of only another uUnit Owner, a
holder of a mortgage on a Unit or the Declarant. proxies shall be duly
executed in writing, shall be valid only for the particular meeting designated
therein and must be filed with the Secretary befors the appointed time of the
meeting. Such proxy shall be deemed revoked oniy upon actual receipt by the
Person presiding over the meeting of written notice of revocation f{rom the
grantor(s) of the proxy. No proxy shall be valid fsr a pericd in =xcess of
one year after the execution thereof. A proxy is void if it is nct dated or
purports to be revocable without notice.

2.9. Quorum. Except as set forth below, the presence in person
or by proxy of Unit Owners of twenty percent or mcre of the aggregate votes at

-68-
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the commencement of a meeting shall constitute a quorum at all meetings of the
Unit Owners Association. If a meeting is adjournsd pursuant L0 Section 2.6
above, the quorum at such second meeting shall be deemed presen. throughout
any mseeting of the Asscciation if persons entitled to cast ten percent of the
votes which may be cast for the election of the Ixecutive Boaid are present in

pereon or by proxy at the begiuning of the meeting.

2.10. Conduct of Meetings. The President (or in his absence, one
of the vice-presidents) shall preside over all meetings of the Associaticn and
the Secretary shall keep the minutes of the meeting and rczord in a minute
book all resclutions adopted at the meet.ng. The President may appoint a
person to serve as parliamentarian at any meeting of the Association. The
then current edition of Nobert's Rules of Order shall govern ti conduct of
all meetings of the Association unless in conflict with the Decl.. ation, these
By-laws or the Act. All votes shall be tallied by tellers appointed by the

sresident.

ARTICLE III
EXECUTIVE BOARD
3.1. Number and Qualification. The affairs of the Assocjation
shall be governed by an EZxecutive Board. The Zxecutive Board shall be
composed of three natural persons, all of whom shall be OUnit Owners or

designees of the Declarant.

3.2. Delegation of Powers; Managing Agent. The Executive Board

may amploy for the Cundominium a "Manajing Agent” at a cospensation
established by the Executive Board. The Managing Agent shall perform such
duties and services as the Executive Board shall authorize, including, but not
limited to, all of tune duties listed in the Act, the Declaration and these
By-laws; provided, however, where a Managing Agent dces not have the power to
act under the Act, the Declaration or these By-laws, such duties shall be
performed as advisory to the Execut‘.e Board. The Zxecutive Board may
delegate to the Maneging Agent of all of the powers granted to the Executive
Board by the Act, the Declaration and these By-laws cther than the following

powers:

a. to adopt the annual budget and any amendment thereto or to
assess any Common Expenses;
. to adopt, repeal or amend Rules and Regulations;
to designate signatories on Association bank accounts;
to borrow money on behalf of the Asscciation;
to acquire and mortgage Units;
to designate Reserved Common Elements;
to allocate Limited Common Zlements.

Any contract with the Managing Agent must provide tha‘ it may be
terminated with cause on no more than thirty days' written notice and without

Cause on no more than ninety days' written notice. The term of any such

contract may not exceed three years.
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3.3. Election and Term of Office.

a. At the annual meetings of the Association, subject tg
Article IX of the Declaration, the election of members of the Executive Board
shall be held. The term of office of any Executive Boar< .sember to be eclected

(except as set forth in Sections 2.4b and ¢ and 1.5 herec®;

The memhers < f the Evecutive B3oerd chall hoid ~ffico until tha

shall be fixcd at

twn vears,
earlier to ~rcur of the election of their ISTpective sucTessors or their
death, adjudication of incempetency, remaval, ot recign:-isn. An Executive

Doard member may serve an un'imited number of terms and ~1v suzczod himself.
b. Persons qualified to be members of the Z+sritive Board ms: be
nominated for election only as follows:

(1) Any Unit Cwner may submit to the Sevretary, at lfast 30
days before the meeting at which the election is to be neld, a nominating
petition signed by Unit Owners owning at least ten Unit:s in :he aggregate,
together with a statement that the person nominated is willing to serve on the
Executive Board, and a hinararhical sketch of the neminee.  The Secretary

With

shall mail or hand deliver the submittad items to every Unit Owner along w

the notice of such meeting; aud

{2) Nominations may be submitted from the flcor at the
meeting at which the election is held for each vacancy on the Executive Board
for which no more than one person has heen nominated by petition.

3.4. Removal or Resignation of Members of the Executive Board.

Except with respect to members designated by Declarant, at any regular or
special meeting of the Association duly called, any one or more of the members
of the Executive Board may be removed with or withou* cause by Onit Owners
entitled to cast a majority of all votes in the Associzticn and a successor
may then and there be elected to fill the vacancy tius cteated.  Any Unic
Owner proposing removal of a Board
Secretary. Any member wnose removal has been proposed ty 1 Unit Owner sha:i
be given at least ten days' notice and shall be given an ccpertunity to be
heard at the mesting. A member of the Executive Board .ay zesign at any tiaze
and shall be deemed to have resigned upon transfer of titie *o his Unir.
Declarant snall have the rignt to remove and replace any or all members
appointed by Declarant at anv time and from time to time unt:l the required
resignation date specified in Section 10.4 of the declarat:c

3.5 Vacancies. Except as set forth in Sec-ien 3.4 above with
respect to members appointed by Declarant, vacancies in the Zxecutive deard
Caused by any reasocn other than the removal of a member by a vote of the Unit
Owners shall be filled by a vote of a majority of the remaini.g members at a
special meeting of the Executive Board heid for such purgese prumutly after
the occurrence of any such vacancy, even though the members present at such
meeting may constitute less than quorum. Each person so elz2cted shall be a

~

member of the Executive Board until the next annual meeting of the

-70-
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Association. In the case of multiple vacancies, the member receiving the
greatest numper of votes shall be elected tor tne longes: term.

J.6. Organization Meeting. The first meeting of the Executive
Board following each annual meeting of the Association shall be held within
ten days thereafter at such time and place as shall be fixed by the President
{ever if he is the outgoing President) at the meeting at which such Executive
Board sha'] have been elected, and no notice shall he necessary to the newly
elected members of thes Executive Board in order legally t2 constitute sh
meeting, if a majority of the Executive Board members shall Se gresent at such
meeting.

3.7. Regular Meetings. Regular meetings 2f the Execat_ e Boaru
may be held at such time and place as shall be determined from time to time by
a2 majority of the members, but such mestings shall be neid at least wnce every
four months during each fiscal year. lNotice of requlz: neetings of the
Sxecutive Board shall be given to each member, b mell -r telerhone, at least
three business days prior to the day named for suc. me2-ing.

3.8. Special Meetings. Special meezings ~f the Executive Beoard
may be called by the President on at least three bus:ness days’' notice to each
member, given by mail or telephone, which notice shal! state the time. place
and purpose of the meeting. Special meetings of the Ixecutive Board shall be
called by the President or Secretary in like manner and an like notice on the
written request of any member of the Executive Board.

3.9. MWaiver of Notice. Any member may at any time, in writing,
waive notice of any meeting of the Executive Board, and such waiver shall be
deemed equivalent to the giving of such notice. Attendance by 2 member at any
meeting of the Executive Board shall constitute a waiver of notice by him of
the time, place and purpose of such meeting. 1If all members are present at
any meeting of the Executive Board, no notice shail be required and any
business may be transacted at such meeting.

3.10. Quorum of the Executive Board. At ai. meetings of the
Executive B-1.d a majority of the wembers shall constitute a querum for the
transaction of business, the votes of a majority of the members present at a
meeting at which a quorum is present shall constitute the decision nf the
Executive Board. If at any meeting of the Executive Bcard there shall be lese
than a gquorum present, the meeting shali be adjourned from time to time. At
any such adjourned meeting at which a quorum is present, any business which
might have been transacted at the meeting originally cilled may be transacted
without further notice. One or more members of the Exe:-utive Board may
participate in and be counted for quorum purposes at any meeting by means of
which all persons participating in the meeting can hear zach other.

3.11. Compensation. No member of the Executive Board shall
receive any ccmpensation from the Association for actinm as such, but mav be

reimbursed for any expenses incurred in the performance »f his duties.







