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Highfield House Condominium
This certificate has been prepared on 2/22/19
on behalf of Monty S. & Richard J Levy owner(s) of
4000 N. Charles Street Unit 505, Baltimore, MD 21218.
Purchaser(s) is/are AUCTION - TBD.

The Maryland Condominium Act, Section 11-135(a), refers to specific information and statements to be
obtained from the council of unit owners and provided to the purchaser prior to the contract date of disposition.
This Certificate for Condominium Resale is in response to those specific requirements.

This Certificate is valid for ninety days from the date of issuance per WPM Real Estate Management's policy.
Any unit owner, either as seller or purchaser, should review carefully this Certificate for Condominium Resale
and all attached documents. Please consult with your real estate agent or attorney pertaining to any specific
questions or concerns.

SECTION 11-135(a) of the Maryland Condominium Act requires that the purchaser be furnished with a copy of
the declaration (other than the plats), the bylaws and the rules or regulations of the condominium:

Please see attached documents.

(i) A statement disclosing the effect of the proposed conveyance of any right of first refusal or other restraint on
the free alienability of the unit other than any restraint created by the unit owner:

The condominium instruments do not create any rights of first refusal or other restraints per se on free

alienability of the condominium units. However, the covenants, conditions, and rules/regulations set
forth in the Governing Documents do impose certain restrictions that are binding on all condominium

owners and occupants. These should be reviewed and understood by all successors in title to
condominium units.
(i) A statement setting forth the amount of the common expense assessment and any unpaid common
expense or special assessment adopted by the council of unit owners that is due and payable from the selling
unit owner:
Current Balance for this unit: $609.42 due on or before settlement

SECTION 11-135(a) of the Maryland Condominium Act also requires that the purchaser be furnished with a
cetrtificate containing the following information:

Assessment: $666.56 due Monthly on the first day of each month

Late Fee: $15.00 or 5% of the delinquent assessment or installment, whichever is
greater, for any payment received 15 days after the due date.

Is there a special assessment for this condominium?

None noted at this time.
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(i) A statement of any other fees payable by the unit owners to the council of unit owners.

Move In/Move Out - Min. 4 hours $70 = $17 addtl. Hrs. up to 7 hours. Guilford Room Rental - $150. Key

Fobs - 2 free/ addtl. Up to (2) $25 each/Lost fobs $25. Parking - $80 monthly. Garage Door Opener - $50.

Maintenance Fee - First 15 minutes free addtl. time billed at $1.00 per minute. Courtesy Parking - $5.00
per day for 5 days or more up to 10 days. See additional comments for more information.

(iv) A statement of any capital expenditures approved by the council of unit owners planned at the time of the
conveyance which are not reflected in the current operating budget disclosed under subparagraph (vi) of this
item:

In December, 2017 the Condominium Association retained Wiss, Janney, Elstner Associates, a firm of
architects, structural engineers and material specialists, to conduct a peer review of the architect firm,
Schamu, Machowski and Patterson, study and recommendations regarding the restoration and repair
of the rear deck plaza and drainage system. That review is expected to be completed in January, 2018,
and the results of that review, once received by the Condominium Association, are available upon
request.

At the Condominium Associations annual meeting on December 11, 2017, the membership voted in
favor of allocating $100,000.00 from the reserve fund for a detailed plan for the restoration and repair of
the rear deck plaza.

(v) The most recent regularly prepared balance sheet and income expense statement, if any, of the
condominium.

Please see attached financial statements.

(vi) The current operating budget of the condominium including the current reserve study report, a statement of
the status and amount of any reserve or replacement fund, or a statement that there is no reserve fund.

Budget attached. A copy of the reserve study report or a summary of the report can be found as an
additional link/attachment titled, Reserve Summary, for this resale package. As of December 31, 2018
the Reserve Fund amount is $463,593.38.

(vii) A statement of any unsatisfied judgments or pending lawsuits to which the council of unit owners is a
party, excluding assessment collection suits.

To the best of WPM Real Estate Management's knowledge, as of the date of this certificate, there are
no unsatisfied judgments or pending lawsuits where the Association is party to.

(viii) A statement generally describing any insurance policies provided for the benefit of unit owners, a notice
that copies of the policy are available for inspection, stating the location at which the copies are available, and
a notice that the terms of the policy prevail over the description:

The council of unit owners maintains property and liability coverage for all common property. Unit owners
should obtain individual coverage for their personal property and liability. Copies of the condominium'’s policies
are available for inspection as follows:
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Insurance Carrier: Greater New York
Agency: PSA Financial
Phone: 443-798-7480
Fax: 410-828-0242

Members should obtain their own insurance coverage on their units. All property casualty losses
under the master insurance policy are subject to a deductible in the amount of $5,000. In the event of a
property casualty covered by the master insurance policy, the owner of the unit where the damage
originated is responsible for the master insurance policy deductible.

The terms of the policies prevail over the above description.

(ix) A statement as to whether the council of unit owners has actual knowledge of any violation of the health or
building codes with respect to the unit, the limited common elements assigned to the unit, or any other portion
of the condominium;

(x) A description of any recreational or other facilities which are to be used by the unit owners or maintained by
them or the council of unit owners, and a statement as to whether or not they are to be a part of the common
elements:

Pool
Part of Common Elements: Yes

In addition to the information contained herein and attached hereto, to fulfill the requirements of the resale
contract, you will need a statement by the unit owner(s) as to knowledge of the following:

(i) That any alteration to the unit or to the limited common elements assigned to the unit violates any provision
of the declaration, bylaws, or rules and regulations;

(if) Of any violation of the health or building codes with respect to the unit or the limited common elements
assigned to the unit; and

(iii) That the unit is subject to an extended lease under §11-137 of this title or under local law, and if so, a copy
of the lease must be provided; and

(iv) A written notice of the unit owner's responsibility for the council of unit owners' property deductible and the
amount of the deductible.

This disclosure packet was prepared by WPM Real Estate Management on behalf of Highfield House
Condominium on 2/22/19.

This Certificate is valid for ninety days from the date of issuance per WPM Real Estate Management's policy.

ADDITIONAL COMMENTS
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As defined in the Third Amendment to the First Revision of the By-Laws of Highfield House Condominium, Inc.,
Article VIII, Section 8.2 (k) of the Bylaws is amended to read as follows: No unit whose title is obtained by its
owner after December 31, 2006 may be leased or assigned without the express written permission of the
Board of Directors which permission will be given only in exceptional circumstances in order to avoid undue
hardship on the Unit Owner.

Prior to closing, a payoff statement request needs to be ordered by the Title Company. Please inform the Title
Company, the request can be ordered through: settlements@wpmllc.com. There is no charge for a payoff
request. An administrative fee of $75.00 is due at settlement and payable to the management company.

In reference to (iii)

Additional amenities available for an additional fee: Parking spaces are available on a first come, first serve
basis. Please contact the onsite manager at 410-889-3769 for additional information. Please note there is a
waiting list for the individual parking spaces.
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Dear Prospective Homeowner:

We would like to take this opportunity to introduce ourselves. WPM Real Estate Management is the
managing agent for your Association. As the managing agent, we have the responsibility of the day to
day operations of the Association and the maintenance of its common elements,

One of our responsibilities to the homeowner or Association includes the collection of Association fees.
If your fees are paid monthly or quarterly we have enclosed a temporary coupon for making your next
payment, You will be sent a regular coupon book in a timely manner following the receipt of your
settlement sheet. The coupon book will be mailed directly to you from our publishing agent, and all
subsequent payments should be sent directly to the bank’s lock box processing department address
printed on the coupon.

To assure a smooth transition from the former owner to you please make sure that we receive a copy
of your settlement sheet immediately following your settlement. Also, please complete the following
Emergency Contact form and return it to our office.

Should you have any questions please do not hesitate to contact our office at 443-796-7400.

Sincerely,

The Staff at WPM Real Estate Management

11433 Cronridge Drive | Owings Mills, MD 21117 | 443.796.7400 Phone 443.796.7188 Fax wpmiic.com  gueem
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HIGHFIELD) HOUSE CONDOMINIUM, INC,

ARTICLES OF INCORPORATION

FIRST: 'I, the und&rsigned[ S. Leonard Rdttman, Whoéé'pnst
oxflcm addresc 1* 1808 Charles Center Scuth, 36 8. Challes Street.,.

Baltlmore, Maryland - 2190 : bexng at Teaat eighteen (18) year& of

age, "do he*eay form a corpolatlon under and by virtue of the

general Taws of the State of Maxvland.
SECOND: The name or the corpoxatlon (which is hersinafter
called the. "Couheil") 1s"a ) t "X S :‘:A".. ‘i
HLGHFTELD -HODSE CONDOMINIUM, INC. ‘
THIRD: The purpose- for which the Council is forméd'is to
tue‘ddmlnLStratlon of. the mu1tl—story re51dent1al
condominium regime (the “Condomlnlum") 51tuate and be¢ng in

Baltimore~C1ty,-State of Maryland, on the west side of North

‘Charles Stfeet, known as. 4060 N..Charles Street.

.In the promotlon of’ such purpose the CounC¢l shall have

power

{(a) - To. make and estabiish-fﬁlés,and~regulations govern-
ing the ﬁsé @f thg‘Conddminium= 
‘ {b) 'To 1e§yuénd~coiiéct aSsessmentslagainst its Aeﬁ~'
bers to defray. the common expenses of the - Condomlnlum aS PIDVlde
in the DecTaratlon ana in the By~ uaws establwshlng the Condom1n~
ium, including, but not limited t o,.the~r1ght to levy and collect
assessments for the pu?chase-of‘insuraﬁcefon the Condominium ‘and
insurance for the pfotgction of this Courpmraiiion aﬁd 1fs‘member5
and for the purposes‘of acquiring,. opeiétinq;fleasing; managing
and otherwiéé trading and«deaiing With such properiy, whether roal
or pereonal, including units in the Condowinium which wmay he
neceSSary'or‘convenient for the operation ahqamanagemént~0f the

Condomifiium, and in accomplishing the purposes set forth in said-




Daclsrarlmn and Bv~Lawq.

(o) To malntaln, rcpalr replace, operate and managa T

the Condcmlnium, 1rc1ud1nd nhe rjght to *eccnstract 1mproveme1“

after uasudlty and tc make uryher 1mprovements to the Condohlnium

(&} To con*ract fo‘\the ‘mi nagement of the Condomlrlﬂm

4nd Lo delegate sueh powprs dnd dutlys of - Lne Counc1l to’ suvhlman~.

ager as may- be prov;dad for in the Declaratlon and By—-Ilaws of the

Council. - -

)

(e} To enforcé the provisionrs of the Daclaration}’thése

Brticieé>6£ Incorporatlon, thenBwaaws of the Counc1l.whlch may 'Y

be adopted, and amended from tlme to tlme, dnd the ruleq and

+

gulatiens govesning che use of balO Londomlnlum‘
(£) To»exercise, undertake and accompl;sh a1l of the

~
23

rights.; ﬁn“1pn and ohliga +ipn= which

~5§
I
H
ot
2]
Lo 3
13
£

upon the ‘Council pursuant o.the Declaration.

Lhe zoregolng enumerat:on o{ powets is made in furtherance,
and notjin limitation, of the powars confen;@d upon the”pqunu;l‘by
law, and is not iﬁtendgd py;the ﬁenéionhof any pﬁrticular épwer
co° 1imit: or restrict any..lawful péﬁpr to whiph:the qOupcilnmay be -
otherwise gﬁtitléd.;.subjgcg to .any ' limitations. in~thislArticlé
Thiﬁd expressed, éhe Coincil shall be.authorized to exercise and
enjoy all the‘powers,frights'and privilegeé,grgn;eq.td, or con-
ferred upon, corporatlon of, a'éihi1a+ charadtér by £h33~§nep§1
laws of the State of Malyldnd JIOW .Ox - herearter in. foxrce,
and the powers granted to a Counc11 of unlt owners by the
Maryland Condominium Act (Hot;zuncgl“Properpy Aet)’ npw'or hebae~
after in force. | S ' )

FOURTH: The post office address. of the principal office of
thé Céuncil_in this State is 4000 N; Charles Street, Baltimcre,
Maryland 21218...The name and post office .address of the Resident
Agent of the .Council dn:this State is S. Leonard Rottman, Suite

1808 Charles Center South, 36 8..Charles Street, Baltimore,




Maryland 21201, Said Resident Agént is an individual actually

Fesidinq i the State of ﬁaiy;aan .

FIFTH: The Council shg;l'QOA'be'authc zad, ko lasue any’
caﬁital gtock. The quaLiﬁicatinﬁé-ﬁor membership- in the Coutici.l
and the rights and privilegyes of the members chall be as orovided

in the By~Laws.

SIXTH: The affdirs and aqtivities.of the Council, exbept
‘as proyidéd by statute, b& these Artiéles of‘Iﬁcorporation,‘and
by the By-Laws, shail bEvconducted and ‘managed by a Board of
Directers. - Said Board of Dlrectors shall con51st of . three {3
‘a1rectors, which number uiay He inoreased or decreased pursusnt
to the By—Laws_of the Coxrporation, but shall never be less iham
three (3); the n;me_ofnthe'directoré ﬁhq shall act until the First
énnual meeting‘or-ﬁhﬁiiﬁfheif'sﬁgéeééors.are';hésén and have.
qualifisd are: ' '
) Raiph'zubbw
Pacy Oletsky

Howard Gartner‘

SEVENTH: AThe duration of Lhu Counc11 shall be berpetdalf?.

IN WITNESS WHEREOF, I have signed these Articles of

'IncorporatLOu and have acknowledged Lhe same to be my act thlS

zl day.of F]Qccbﬂbéﬂv '!,}9:ZjZf

W - " ) / SIS R/ S :
4/ kx)zfa«w,(rhhad&4/ s <)cﬁ724;a¢/ g;ﬁiw.ﬂﬂ—nmm-

/8.7 Teonard Rottman 7/
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lo WPM Real Estate Management
{1433 Cronridge Drive J-
dwings Mills MD 21117-2294 RN

ASSETS
Cash

10100.CAB Operating Checking Comm Assoc Bank (CAB) 59,752.41 /

10100.MTB Cash M&T Payroll 23,402,02

10202.CAB Cash - Debit Card 212127/

12020.PNC Reserve PNC 463,593.38 v/
Total Cash 548,869.08
Other Assets /

14000 Assessments Receivable 2,630.58
Total Other Assets 2,630.58
TOTAL ASSETS 551,499.66 V/
LIABILITIES & EQUITY
Liabilities /

20010 Prepaid Owner Assessments 19,768.49

20200 Accrued Expenses 15,425.00 S

23500 Due to Reserves 10,950.65
Total Liabilities 46,144.14
Reserves

30000 Beginning Reserves 410,855.00

30100 Reserve Contribution 324,000.00 J/

30200 Reserve - Interest Posted 2,383.07

30350 Reserve - Due From Operating (10,950.65) v

32000.8500 Boiler (37,045.14)

32000.B910 Building Exterior Repairs (140,422.79)

32000.C100 Central Plant {5,250.00)

32000.C298 Clubhouse Renovations (6,957.00)

32000.G060 Garage Doors (29,376.00)

32000.H600 Hot Water Heater (7,115.46)

32000.H940 HVAC (4,185.70)

32000.L210 Legal - Document Review (11,876.41)

32000.R100 Reserve Study (7,374.14)

32000.7800 Trash Compactor (13,091.40)
Total Reserves 463,593.38 /
Equity

36000 Retained Earnings 59,428.07
Current Year Net income/(L.oss) (17,665.93) \/
Total Equity 41,762.14

TOTAL LIABILITIES AND EQUITY

551,499.66 v/
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clo WPM Real Estate Management
11433 Cronridge Drive
Owings Mills MD 21117-2294

T b Current Month T T 8l
Actual - Budget - * - Budget -

INCOME
41000 Assessments 129,430 129,433 (3) 1,663,161 1,553,163 (2) 1,553,163
41065 Parking 9,040 9,687 (647) 110,632 116,200 (6,568) 116,200
41990 Bad Debt ] o 0 (74) 0 (74) 0
42210 Late Fees 66 163 (97) 1,209 2,000 (701) 2,000
42220 Return Check Fee 0 0 0 10 1] 10 0
42270 Fines 0 0 0 200 0 200 0
42280 Move InfOut Fee 795 0 795 1,115 0 1,116 0
42300 Owner Reimbursements 245 337 (92) 4,387 4,000 387 4,000
42370 Facility Rental 27 0 27 627 800 (273) 900
42580 Laundry income 920 837 83 10,102 10,000 102 10,000
42580 Vending 108 31 77 437 350 87 350
42800 Key Fees 25 13 12 200 200 0 200
44001 interest On Checking 4 6 ) 51" 50 1 50
44070 Interest On Collections 0 0 0 394 4 394 0

TOTAL INCOME 140,659 140,507 152 1,682,541 1,686,863 4,322) 1,686,863

EXPENSES

Payroll
50028 Site Manager 7,635 8,321 686 67,388 72,100 4,712 72,100
60030 Office 7,705 12,098 4,393 103,031 104,846 1,816 104,846
50120 Maintenance 7,268 11,242 3,974 97,286 97,412 126 97,412
50130 Porter 7,799 5,672 (2,227) 68,017 48,261 (9,756) 48,261
50170 Doorman 5,262 7114 1,862 62,821 61,613 (1,208) 61,613
50310 FICA Payroll Taxes 1,904 3,080 1,186 26,385 26,597 212 26,697
50330 FUTA 20 35 15 708 1,100 392 1,100
50370 SUTA 20 425 408 4,796 8,825 4,029 8,825
50400 Health Insurance 3,336 3,922 586 38,364 47,020 8,656 47,020
50460 Worker's Compensation 838 700 (139) 9,923 8,096 (1,827) 8,096
50630 Employment Costs 853 313 (640) 4,408 3,800 {605} 3,800
50550 Payroll Service | 1] 125 125 1 1,500 1,499 1,500
50565 Tuition Expense 0 0 0 1,480 2,000 §20 2,000
50570 Uniforms 4} 0 0 936 3,800 2,864 3,800
50590 Uniform Cleaning 0 163 163 1,699 2,000 401 2,000

Total Payroll - 42,631 53,120 10,489 477,140 488,970 11,830 488,970

Utilitles :
51500 Electric 4,166 4,162 (14) 73,005 80,000 6,995 80,000
51520 Electric Delivery Charge 1,668 1,917 249 28,448 33,000 4,553 33,000
51640 Gas 8,912 12,311 3,399 66,010 78,000 11,990 78,000
51560 Gas Delivery Charge 5,014 7,043 2,029 52,222 57,483 5,261 57,483
651600 Water & Sewer 14,189 6,913 (7.276) 93,729 83,000 (10,729) 83,000
51660 Telephone 524 557 33 7410 6,750 (660) 6,750

Total Utilities 34,473 32,893 (1,580} 320,823 338,233 17410 338,233
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[N weoow. Currgnl Monthw Ll el ear-to-Dale
; " Déscription Actual " "'Budget ' " Variance +Bdgat
Repairs & Maintenance
52000 General Repalirs & Maint. 2,278 413 (1,865) 8,041 5,000 (3,041) 5,000
52010 Air-Conditioning 0 0 0 3,508 2,500 {1,009) 2,500
52120 Boiler Repairs 0 150 150 7.212 3,000 (4,212) 3,000
52140 Building Repairs 3,091 1,497 (1,694) 28,505 20,000 (8,505) 20,000
52160 Carpet Cleaning/Repair 0 0 0 1,193 750 (443) 750
52370 Electrical Repairs 240 150 (90) 8,408 1,000 (7,408) 1,000
52390 Elevator Repalrs 0 200 200 525 1,000 475 1,000
52400 Emergency Clean Up 0 0 0 50 5,000 4,950 5,000
52420 Entry Door Systems 0 0 o 1,518 1,600 (16) 1,500
52440 Equipment Purchases 959 0 (959) 4,915 1,500 (3,415) 1,600
52590 Garage Doors 0 500 500 3,595 2,500 {1,095) 2,500
52730 HVAC 326 663 337 7,463 8,000 647 8,000
52780 Landscaping 2,400 0 (2,400) 4,277 3,000 (1,277) 3,000
52890 Operating Contingencies 0 1,325 1,325 0 15,800 15,900 15,900
52910 Painting 1,946 281 (1,665) 10,398 4,000 (6,396) 4,000
52980 Plumbing Repairs 3,664 500 (3,164) 21,013 9,000 (12,913) 9,000
55020 Electrical Supplles 477 0 (477) 602 1,000 398 1,000
55050 First Aid Supplies 0 0 0 430 800 370 800
55100 Janitorial Supplies 1,581 667 (914) 10,453 8,004 (2,449) 8,004
56130 Lighting Supplies 0 0 0 817 1,400 583 1,400
55160 Maintenance Supplies 1,233 588 (645) 10,165 7,100 (3.086) 7,100
55240 Security Supplies 0 200 200 1,928 2,000 72 2,000
Total Repairs & Maintenance 18,195 7,134 (11,061) 135,901 103,954 (31,947) 103,954
Contracted
57060 Cable 297 160 (137) 1,850 1,898 48 1,808
57104 Contracted Front Desk 8,543 3,750 (4,793) 51,732 45,000 (6,732) 45,000
57105 Valet ~ Temporary 18,366 9,413 (8,953) 110,178 113,000 2,822 113,000
57140 Dryer Vent Cleaning 15,425 0 (15,425) 15,425 0 (15,425) 0
57160 Elevator 0 0 0 18,010 22,179 4,169 22,179
57210 Exterminating 334 161 (173) 2,125 1,932 (193) 1,932
57260 Fire Extinguisher Service 0 0 0 1,342 1,100 (242) 1,100
57340 Garage Doors-Service 0 0 0 0 1,400 1,400 1,400
57440 HVAC 4,266 1,595 (2,671) 27,433 22,409 (5,024) 22,400
57445 Irrigation Contract 0 0 0 0 1,600 1,600 1,600
87470 Landscaping 643 684 41 7,713 8,274 561 8,274
57530 Lobby Plant Maintenance 6§35 304 (231) 2,601 3,604 1,003 3,604
57710 Security Syslem 0 611 611 1,880 2,426 446 2,426
57720 Snow Removal 294 1,350 1,056 3,936 5,000 1,064 6,000
57820 Trash Compactor ] 1] 0 760 750 [ 750
57830 Trash Removal 0 [ 4] 160 250 100 250
57900 Water Treatment 834 538 (296) 5,293 6,500 1,207 6,500
57920 Window Cleaning 0 0 0 1,700 3,600 1,900 3,600
Total Contracted 49,536 18,566 (30,970) 252,217 240,922 (11,295) 240,922
Recreation
59800 Poal - Contract 395 0 (395) 24,787 23,395 (1,392) 23,305
59820 Poot - Equipment Repairs 0 0 0 2,181 1,000 (1,181) 1,000
59860 Pool - License / Permit 0 0 0 455 455 0 455
59895 Pool - Supplies 0 0 0 625 700 75 700
Total Recreation 395 0 (395) 28,047 25,550 (2,497) 25,550
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« Current Month T T

AR YearloDa‘
Aclual - -Buliget - " “Variance .-

+Budgst -

Adminlstrative

60035 Auto/Mileage Reimbursement 0 o 0 ¢] 50 50 50
60040 Bank Charges o} 0 0 0 30 30 30
60130 Community Activities o} 0 0 6,648 3,000 (3,648) 3,000
60140 Computer 161 0 (161) 1,681 0 {1.681) 0
60330 Licenses/Permits/Dues o [¢] 0 310 400 90 400
60400 Miscellaneous 72 288 216 3,629 3,500 (29) 3,500
60420 Office Supplies 2,113 315 (1,798} 8,677 3,780 {4,897} 3,780
60440 Postage 316 80 (256) 620 1,500 880 1,500
60600 Website Services 80 160 80 1,948 1,920 (28) 1,920
Total Administrative 2,743 823 (1,920} 23,414 14,180 (9.234) 14,180
Professionals
67000 Accounting g 0 0 3,950 3,900 {80) 3,900
67100 Consultants (42,933) 0 42,933 0 Y 0 0
67300 Legal (11,463) 1,250 12,713 22,765 15,000 (7,765) 15,000
87600 Management 4,911 4,906 (5) 58,927 58,927 0 58,927
Total Professionals {49,485) 6,156 65,641 85,642 77,827 (7,815) 77,827
Insurance & Taxes
68050 Insurance - Master Policy 0 16,451 16,451 52,660 68,227 15,677 68,227
68350 Common Area - Claim Submitted 0 0 0 474 5,000 4,526 5,000
Total Insurance & Taxes 0 18,451 16,451 53,024 73,227 20,203 73,227
Reserves
85000 Reserve Contribution 27,000 27,000 0 324,000 324,000 0 324,000
Total Reserves 27,000 27,000 0 324,000 324,000 0 324,000
TOTAL EXPENSES: 125,489 162,143 36,664 1,700,207 1,686,863 (13,344) 1,686,863

NET INCOME/(L.OSS) 16,169  (21,638) 36,806 {17,666) 0 (17,666) 0
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TOTAL APPROVED APPROVED
2018 2018 2019
PROJECTED BUDGET BI(W) BUDGET
INCOME:
41000|Assessments $ 1,563,163.00 | $ 1,663,163.00 | $ - $ 1,589,758.00
41050Special Assessments $ - 18 - 13 - 1% -
41065 |Parking $ 111,840.00|$ 116,200.00 | $ (4,360.00){ $ 112,000.00
41990|Bad Debt $ (73.00)] $ BRE (73.00)] $ -
42210/Late Fees $ 1,472,00 | $ 2,000.00 | $ {528.00)| $ 2,000.00
42220|Return Check Fee $ 200,00 | $ Nk 200.00| § -
42300|Owner Reimbursements $ 4,620,00 | $ 4,000.00 | $ 620.00 | $ 4,000.00
42370{Facility Rental $ 750.00 | $ 900.00 | $ (150.00)| $ 900.00
42580/ Laundry Room Commission $ 10,22000 | § 10,000.00 | $ 220.00 | $ 10,000.00
42590 |Vending Machine Commission $ 369.00 | $ 350.00 | $ 19.00 [ $ 350.00
Tax Refund $ - $ - $ -
42800|Key Fees 3 150,00 | § 200,00 | $ (50.00) § 200.00
44001 |Interest & Dividend income $ 5000 | 50.00 | $ - $ 50.00
44070|Interest on Collections $ 39400 | $ - $ 394.00 | $ -
TOTAL INCOME $ 1,683,155.00 | $ 1,686,863.00 | $ (3,708.00) $ 1,729,258.00
PAYROLL EXPENSE:
50025 |Site Manager $ 70,663.00 | $ 72,10000|$ 1,447.00($ 67,500.00
50030|Office Staff $ 106,136.00 | $ 104,846.00 | $ (1,280.00) $ 106,764.88
50120 |Maintenance $ 98,118.00 | $ 97,412.00 | $ (706.00)| $  100,684.62
50130 |Porter $ 50,076.00 | $ 48,261.00 | § (1.815.00) § 52,263.12
50170 |Doorman $ 62,574.00 | $ 61,613.00 | $ (961.00){ $ 66,240.72
50310 |FICA-7.65% $ 27,455.00 | $ 26,597.00 | $ (858.00)] $ 28,202.29
50330 |FUTA-.08% $ 723.00 | $ 1,100.00 | $ 37700 8 630.00
50370|SUTA-7.1% $ 6,639.00 | § 8,825.00 | $ 2,286.00| % 3,825.,00
50400 |Health Benefits $ 41,632.00 | $ 47,020001$ 6388008 51,599.07
50460 |Worker's Compensation $ 7,879.00 | $ 8,096,00 | $ 117.00 | $ 3,817.29
50530 |Employment Costs $ 3,395.00 | § 3,800.00 | % 405.00 | $ 3,000.00
50550 |Payroll Service $ 1,500.00 | $ 1,500.00 | $ - $ 1,500.00
50565 | Tultlon Expense $ 1,480.00 | $ 2,000.00 | $ 520,00 | $ 2,000.00
50570 |Uniforms $ 1,404.00 [ $ 3,800.00 | $ 2,396,001 $ 2,750.00
50590 | Uniform Cleaning $ 2,127.00 | § 2,000.00 | $ {127.00)| $ 2,000.00
TOTAL PAYROLL $ 481,791.00 | $ 488,970.00 |$ 7,479.00 | $ 493,777.00
UTILITIES:
51500|Electric $ 71,427.00 | § 80,000.00 [ $ 8,573.00 % 80,000.00
51520|Electric Delivery $ 28,422.00 | $ 33,000.00|$ 4,578.00|$ 33,000.00
51540|Gas $ 73,825.00{$ 78,00000|% 4,175.00(% 78,000.00
51550|Gas Delivery Charge $ 6071500 8% 57483.00($ (3,232.00)| $  62,000.00
51600|Waler & Sewer $ 90,5678.00 | $ 83,000.00 | $ (7,578.00)| $ 95,000.00
51660|Telephone $ 6,998.00 | § 8,750.00 | $ (248.00)| $ 6,750.00
TOTAL UTILITIES $ 331,965.00 | $ 338,233.00|$ 6,268.00 | $§ 354,750.00
GENERAL REPAIRS & MAINT.:
52000|General Repalrs & Maintenance $ 6,012.00 | $ 5,000.00 | $ (1,012.00)| § 5,000,00
52010|Air Conditioning $ 2,368.00 | $ 2,500.00 | $ 132.00 | $ 2,500.00
52120|Boiler $ 8162003  300000|$ (516200 $  3,000.00
52140|Bullding Repair Work $ 29,905.00 | $ 20,000.00 | $ (9,905.00)| $ 20,000.00
52160|Carpeting $ 1,443.00 | § 750.00 | $ (693.00)| $ 800.00
52370|Electrical $ 6,356.00 | $ 1,000.00 1 $ (5,356.00)] $ 1,600.00
52390{Elevator $ 72500 | % 1,000.00 | $ 27500 | $ 1,000.00
52400{Emergency Clean-up $ 1,100.00 | $ 5,000.00 | $ 3,900.00| % 5,000.00
52420]Eniry Door Systems $  151600|%  1,500.00]% (16.00)| $  1,500.00
52440|Equipment Purchases $ 3,358.00 | § 1,600.00 | $ (1,858.00)| $ 3,000.00
52590|Garage Door Repairs $ 4,285.00 | $ 2,500.00{$ (1,785.00) $ 3,000,00
52730[{HVAC Repalrs $ 9,123.00 | § 8,000.00 | $ (1,123.00) 8,000.00
52780 |Landscaping $ 2,077.00 | $ 3,000.00 | $ 82300 | $ 3,000.00
52890|Operating Contingency 3 - $ 15900.00| % 15900.00|$  13,762.00
52910|Painting $ 9,293.00 | $ 4,000.00 | $ (5,293.00)| $ 4,000.00
52990 |Plumbing Repairs $ 14,634.00 [ $ 9,000.00 | $ (5,634.00)] $ 12,000.00
55020 |Electrical Supplies $ 325.00 | $ 1,000.00 | $ 675.00 | § 750.00
55050 |First Aid Supplies $ 630.00 | $ 800.00 | $ 170.00 [ § 800.00
55100}Janitorial Supplies $ 9,169.00 | $ 8,004.00 | $  (1,165.00)| $ 8,000.00
55130|Lighting Supplies $  1,03300]$% 140000|%  367.00|$  1,400.00
55160{Maintenance Supplies $ 7,645.00 | $ 7,100.00 | $ (545.00)| $ 7,100.00
55240|Security Suppli $ 1,945.00 | § 2,000.00 | $ 55.00 | $ 2,000.00
TOTAL MAINTENANCE & SUPPLY $  121,104.00 | $ 103,054.00 | $ (17,150.00)| § 107,112.00




TOTAL APPROVED APPROVED
2018 2018 2019
PROJECTED BUDGET B/{W) BUDGET
CONTRACT EXPENSES :
57050(Cable TV $ 1,848,00 | § 1,898.00 | $ 60.00 | § 1,898.00
57104 |Front Desk $ 50,520.00 | $ 45,000,00 { $  (5,520.00)| $ 45,000.00
57105 |Valet Temporary $ 107,107.00|% 113,00000{$ 5,893.00 | § 110,000.00
57160 Elevator Contract $ 17,684.00 | $ 22,179.00 | $ 4,495.00| 8§ 22,179.00
57250 |Exterminating $ 2,110.00 | $ 1,932.00 | $ (178.00)| $ 1,832.00
57260 |Fire Extinguisher Service $ 1,342,00 [ $ 1,100.00 | $ (242,00)| $ 1,100,00
57340|Garage Doors $ 1,400,00 | § 1,40000 | $ “ $ 1,400.00
57440 HVAC Maintenance Conlract $ 23,618.00 | $ 22,409.00 | $ (1,209.00)| $ 22,408.00
57445 |Irrigation Maintenance $ 1,600.00 | § 1,600.00 | $ - $ 1,600.00
57470|Landscaping- $ 7,849.00 | § 8,274.00 | $ 425.00 | $ 8,274.00
57530|Lobby Plant Maintenance $ 2,478.00 | § 3,604.00 |$ 1,126.00 | $ 3,604.00
57710|Security System $ 1,255.00 | § 242600 |$ 1171008 2,426.00
57720|Snow Removal $ 5,000.00 | $ 5,000.00 | $ - 3 5,000.00
57820 (Trash Compactor $ 750.00 | $ 750.00 | $ - % 750.00
57830|Trash Removal $ 22500 | § 250,00 | $ 25.00 | $ 250.00
57900 |Water Treatment $ 4,836,00 | $ 6,600.00 | $  1,664.00 | $ 6,500.00
57920 Window Cleaning $ 3,400.00 | & 3,600.00 | § 200.00 | § 3,600.00
TOTAL CONTRACTS $  233,022.00 | $ 240,922.00 |$ 7,900.00 | § 237,922,00
POOL. EXPENSES:
59800|Pool Contract $ 24,392,00 | $  23,305.00 | $ {997.00)| $ 23,395.00
59820(Poot - Repairs $ 1,786.00 | $ 1,000.00 | $ (786.00)| $ 1,000.00
59840 (Pool-License/Permit $ 455,00 | § 455.00 | $ - $ 455,00
59860 |Pool - Supplies $ 625,00 | $ 700.00 | $ 75.00 [ $ 700.00
59895 TOTAL POOL $ 27,258.00 | $ 25,550,00 | $ (1,708.00) $ 25,550.00
ADMINISTRATIVE:
60035 |Mileage / Gas $ - $ 50.00 | $ 50.00 | $ -
60040|Bank Charges $ - $ 3000} % 30.00 | $ -
60130{C ity Expense/Soc. Comm $ 7,166.00 | § 3,000.00 | $ (4,166.00) $ 3,000.00
60140|Computer $ 147100 [ 8 - |$ (1471.00) 8§ -
60330 |Licenses / Permits $ 310.00 | § 400,00 | $ 90.00 | § 400.00
60400 [Miscellaneous $ 3,847.00 | § 3,500.00 | $ (347.00) $ 3,500.00
60420 |Office Supplies $ 5,035.00 { § 3,780.00 | $ (2,155.00)| $ 6,000.00
60440|Postage $ 1,300.00 | 8 1,500.00 | $ 200,00 | § 1,300.00
Webslte Services $ 1,961.00 | § 1,820.00 | $ (31.00)] $ 1,920.00
TOTAL ADMINISTRATIVE EXPENSE $ 21,080.00 | § 14,180.00 | $ (7,800.00)| $ 16,120.00
Professional .
67000 |Accounting / Audit $ 3,850.00 | 3,800.00 | $ {60.00)| § 3,850,00
67300|Legal $ 43,166.00 | § 16,000.00 | $ (28,166.00)| $ 25,000.00
67600 [Management Fee $ 58,927.00|3% 58927.00|% - $ 60,695.00
TOTAL PROFESSIONALS $ 106,043.00 | $ 77,827.00 | $ (28,216.00)| $ 89,645.00
INSURANCE;
68050 |insurance-Master Policy $ 75676.00 | $ 68227.00|$ (7,449.00)|$  75,382.00
68350 |insurance Claims $ 474,00 | $ 5,000.00{% 452600 % 5,000,060
68800|Income Tax $ - 18 - 13 - |8 -
TOTAL INSURANCE $ 76,150.00 | § 73,227,00 | § (2,923.00)| 80,382,00
TOTAL OPERATING EXPENSES $ 1,309,313,00 | § 1,362,863.00 | $ (36,450.00)| $ 1,405,258.00
RESERVES:
85000{Replacement Reserves $ 324,000,000 | $ 324,000,003 - $  324,000,00
TOTAL RESERVES $ 324,000,00 | $ 324,000,00| $ - $  324,000.00
TOTAL EXPENSES $ 1,723,313.00 | $ 1,686,863.00 | $ (36,450.00)| $ 1,729,258.00
NET INCOME/LOSS $  (40,158,00)| $ - $ (40,158.00)| $ 0.00
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This excerpt from the Third Amendment to the First Revision of the By-Laws of the Highfield
House Condominium, Inc. is brought to your attention due to its critical nature, in an effort make

all prospective buyers aware of the prohibition against the rental of any unit purchased after
December 31, 2006:
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FIRST AMENDMENT TO FIRST REVISION ox THE BYLAWS
OF
BIGHFIELD HOUSE CONDOMINIUM; INC.

q6 ’I'HIS FIRST AMENDMENT TO FIRST REVISION OF THE BYLAWS OF

7] HIGHFIELD' HOUSE CONDOMINIUM, INC. (hereinafter referred “to 4s “this First
Amendment”), made this 10® day of December, 2001, by nghﬁcld House Condomxmum, Inc, .-
(hereinafter referred to as “the Councxl") .

WI'INESSETH

WHEREAS, Article. TX. of 'the_ First Revision of the Bylaws ot‘ Highfield House
' Condominium, Ine., which- Bylaws. aré recorded: among the Land Records ‘of Baltimore City in
" Liber 4198, at Page 313 et seq. (heremaﬁer referred to.as “the Bylaws’ ')pmwdcs that;

These Bylaws may be amended by the Counoil at any duly consututed meetmg,
provxded, notice thereof:shall specify the amendment to be.voted on and provided
the same is approved by at least sixty-six and two-thirds percent (66 2/3%) of the
total votes appurtenant to all units in‘the Condommlum ‘

; and

WHEREAS, the Council's Board of Directors did propose to’ amend Artwle HI, Section
3.3; Article V, Section 3.5; Article V Sectlon 5 6; Article V Section.5.7; and Article VIII,

Seotnon 8.3 of the Bylaws; and

. WHEREAS, this First Amendrient was approved at the annual meetmg of the Council
_ held on December 10, 2001 in accordance Wwith-Article IX of the. Bylaws and: Secnon T1.111 of -
the Maryland Condormmum Act.

NOW, I‘HEREFORE the Council hercb v amcnds the Bylaws as follows.
' Aticle I, Section 3.3.0f the Bylaws is hereby amended to road as follows:

Litigation by the Board of Directors .

No judicial proceeding, shall be' commenced or. prosecutcd by: thc Board of

" Directors or by any Ofﬁcer, employee; or agent, of the: Condominiumon
behalf of the Council dress such proceeding is approved by a:vote ‘ofnot
less than‘ a majority, of the total votes appurtenant to-'all units jn the
Condorninjum, This:§ Section 3,3 shiall not, howcvor, apply to (1) .actions
brought by the Councxl to enforce the provisions ‘of the Declaration and
these Bylaws, mcludmg, without . limitation, the wtabhshment and
foreclosure of lieris; (2) the iraposition-and: collection of. assessments as
provided in the Declaratxon ‘and. these Bylaws, (3) the enforcoment of the
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Declaration and these Bylaws, the Rules and Regulatxons, and all other
rules and regulations pertaining to all or any part of the common elements
of the Condominium, &s prowdcd in these: Bylaws; (4) counterclauns,
cross claims ‘and thivd-party claims brought by the Council in connestion
with proceedings against it; (5) defense of clalms brought against the-
Council; or'(6) claims commeénced by the Board where the damages bemg
claxmed do not exceed 15%.of the Council’s annual budget. .

Article V, Section 5.5(d) of the Bylaws is hereby amended to read as- fol]ows.

(d) Reserve Fund for Capital Improvements:- To-provide a fand for

necessary lmprovements and replacements’ of capital facilities:of the -
Condominium in the common elements and to’ speclfy the purposes
thereof. .

Article V, Section 5.6 of the-Bylaws is hercby-amended to read as follo'ws;

Notice and Approval of Budget

Coples of the recommended budget by the Board:of . Duectozs shall be
mailed to each owner of alunit’at least fifteen-(15)- days before the. ‘annual
membership, meeting.of the:Council and the same"shall be subihitted. for -
approval and adoption - by. decision of. the: Counoil “at - such- annual
membershxp meeting. TheBoard of Directors may: -authorize an‘increase
or decrease'in any budget item, by an amountnot t6.exceed fificen percent
{15% of the amount’ budgeted for that item, so long as’the.total of the .
Coungil’s annual budget is:not exceeded Should the"Bord deem it
advisable to either { mcrease or ‘Jecrease a budget item by more-than fifteen
percent (15%) or increase’a, budget item to such am extent” that. the
Council’s annual budget: would be exceeded, the Board of Duectors shall
submit a revised budget to: the Councﬂ for approval

Article V, Section 5.7 of the Bylaws is lereby amended to read as follows:

Special Assessments and Use of Re’sefv'e Fund

(a) Special Assessments: "In addition to the above, the Board of
Directors may at-any. time recommend a special assessment apphcable-
to the partxcular fiscal:year  only, for the purpose- of defraymg,
whole or in part, ‘the: ‘costof any- construetlon, reconsu-uctmn, repa:r,‘
restoration, or teplaeement ofra: capital. 1mprovement of. thc eommon ;
clements, mcludmg ‘fixtures and personal :property: related thereto,
and/or.to-male: upa deﬁext in the operating budget of the Counell,
and/or to meet: any other- emergency or unforeseen expensw of‘ the
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Council, Notice of a recommendation for such special assessment by
the Board of Directors shall be mailed to each Owner of a unit at least
fifteen (15) days befote a special meeting of the Council called for the
purposes of considering and deciding upon the special assessment,
and such special assessment shall be submitted for adoption by-the
Council at such special meeting,  The special assessment
recommended by the Board shall be deemed adopted by the Council
only upon resolution of the Council approved by 4t least two-thirds
(2/3) of the votes present and represented by proxies and entitled to be
cast at the special meeting called for the purpose of considering such
special assessment.

Funding_and Use of Reserve Fund for Capital Improvements:
Assessments paid-into the Reserve Fund for Capital Improvements

shall be received and held by the Council, in trust, ssparate and apart
from other Council funds, Such funds shall be used only as provided
in Article V, Section 5.5(d) of these Bylaws and only for such
purposes as specified in the budget, except that in any one instance in
any fiscal year, the Board of Directors, by a majority vote of a guorum
thereof, shall have the authority to approve the use of the greater of
Ten Thousand Dollars ($10,000.00) or ten percent (10%) of the
Reserve Fund for Capital Improvements for non-budgeted
emergencies  requiring  construction,  reconstruction, repair,
replacement or restoration of capital facilities,

Article VIII, Section 8.3 of the Bylaws is hereby amended to read as follows:

Right of Entry

The Council, acting by and tbrough its Board of Directors and/or its
authorized designee; shall have an imevocable right and an casement to
enter units to make repairs, or to correct conditions which are in violation
of the Council’s Declarafion, Rules and Regulations, or these Bylaws,
when the repairs or corrections reasonably appear necessary for public
safety, or to prevent damage to other portions of the Condominium,
Except in cases involving manifest danger to public safety or property, the
Council shall make a reasonable effort to give notice to the ovner of any
unit required to be entered for the purposes herein stated, An entry for the
purposes specified in this Section shall not be considered a trespass.

This First Amendment shall be effective upon recordation among the Land Records of
Baltimore City.

Except as amended herein all other terms, covenants and conditions of the Bylaws shall
remain in full force and effect.




' IN WITNESS WHEREOF, Highfield House Condominium, Tnc. by and-through its
 President has caused this First Amendment to be executed on its behalf the day and year first

" above written,

ATTEST: HIGHFIELD HOUSE-CONDOMINIUM, INC,

Evelyn DiTgbto Joln McLaughlin -
‘Acting Secigtary | . President T

5(//80#14 /’./(/\' ,’@Z) By‘.]’ r~ /M [jf-j” : - (Seal)

CERTIFICATE OF SECRETARY.

1 HEREBY CERTIFY, that on this 10™ day of December, 2001, I was the Secretary of
 Highfield House Condominium, Inc. and that I was the person authorized to count votes at the
meeting of the Council at which the aforesaid First Amendmerit to First Revision:of the Bylaws
was approved, Ifurther certify thaf said First Amendment was approvéd by at least sixty-six and
wosthirds pereent:(66.2/3%) of the total votes:appurtenant to-all units in'the Condominium; and

that this First Amendinent shall be effective on recordation. -

‘Evelyn DiTghto. -
‘ . Acting'Secrétary -

1.

Hkhamiltontsl Y 1 ". ..n...u' 121301 °

RETURN TO: o
Stuart-L. Sagal, Esquire

* . WARTZMAN, OMANSKY, BLIBAUM,

SIMONS, CASSIN & SAGAL, P.A.
© ¥».0. Box 67264 .
Towson, MD 21285-6724
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FIRST AMENDMENT TO FIRST REVISION OF THE BYLAWS
: OF
'HIGHFIELD HOUSE CONDOMINIUM, INC.

HIGHFIELD HOUSE CONDOMINIUM, INC.: (hereinafier referred * to ds ‘“this First
Amendment”), made this 10" day-of Doccmbcr, 2001, by nghﬁcld House Condonnmum, Inc.. -
(heremaﬂer referred to as “the Counml”) .

6' / THIS FIRST AMENDMENT TO FIRST REVISION OF THE BYLAWS OF

WITNESSETH:

WHEREAS, Article IX of the, First Revision of the Bylaws of Highfield House
" Condominium, Inc., which: By]aws. are recorded- among the Land Records of: Baltimore City in
B Liber 4198, at Page 313 et'seq. (heremaﬁer referred to as “the Bylaws") prowdes that:

These Bylaws may be amended by the Council at any duly constltuted meehng,
provxded notice thereof:shall specify the amendment to be voted on and provided
the same is approved by .at least sxxtywsu( and two-thirds percent (66 2/3% of the
total votes appurtenant to alt umts bathe Condommxum. ' :

; and

W}IBREAS the Council’s’ Board of Directors did propose 1o’ amend Arncle 11, Section
3.3; Article V, Section 5.5; Article V,. Sectxon 5 6; Article V Section-5.,7; and Article VI,
Sectxou 8.3-of the Bylaws; and

. WHEREAS, this First Amendmient was approved at the- annual meeting of the Council
held on December 10, 2001 in accordance with Article IX of the' Bylaws and- Sechon T1-11T of -
© the Maryland Condom:mum Act,

NOW, THEREFORE, the Council h_e'rcby’amcnds the Bylaws as follows:

Article m, Section 3,3.of the Bylaws is hereby amended to read as-fqllowg:

Litigation by the Board of Directors .

No judicial proceeding.shall be commenced or prosecuted by, the Board of
Directors or by any Officer; employee; or agent of the Condominium”on
behalf of the Council urfess such proceeding is approved by a vote of not-
less than'a majomy of.the total votes: ~appurtenant to-'all units. in the
Condominium, ‘This { Sccuon 3,3 shiall zot, however;;: apply to (1) actjions
brought by the Council ‘to enforcé the provisions ‘of the Dcclaranon and
these Bylaws, mcludmg, without- limitation, the &stabhshment and
foreclosure of liens;- (2) the imposition- and:collection of assessments as
provided in the Declaratxon and these BylaWS' (3) ‘the enforcemcnt of the
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Declaration and these Bylaws, the Rules- and Regulamons, and all other
rules and regulations pertaining to all or any part of the common elements
of the Condominivr, ds provxdcd in these Bylaws; (4) counterclaims,
cross claims and thlrd-party claiths brought by. the, Couneil in.connection
with proceedings agamst ity (5) defense of claxms brought. against the
Council; or (6) claims comimericed by the Board where'the damages bemg
clmmed do not exceed’ 15% of the Council’s annual budget

Article V, Section 5.5(d) of the Bylaws is hercby amended to read as-fol]ows:

(d) Reserve Fund for Ca _p_ital Improvements' To- provxde a fund for
necessary - 1mprovemcnts and replacements. of ‘capital facilities: of the
Condominium in the common elements and to’ speclfy the purposes -
thereof.,.

Article V, Section 5.6 of the Bylaws.is hereby amended to read as folloWs: A

Notice and. Approval of Budget

Coples of the recommended budget by the Board of. Dn'ectors shall be
mailed to each owner of ‘a'unit at least fifteen-(15)- days before the annual
membership, meeting.of the:Council'and the same shall beé subinitted: for -
approval and adoption.. by decision of the- Council 'at. ‘sueh annual :
membership meeting. The. Board of Directors may authorize an‘increase
or decrease in any budget item, by an amount: not to; exceed fifteen percent
(15%) of the amount’ budgeted for that item, so long as"the.total of the .
Council’s annual budget is:not exceeded, . Should the’ Board deem it
advisable to either mcrease or decrease a budget item by more-than fifteen
percent (15%) or increase” a. budget jtem to such ap' extent  that. the.
Council’s annual budgct, rould be; excecded, the Board of Dxrectors shnll
submit a revised budget to the Council for approval .

Article V, Section 5.7 of the Bylaws is Hereby amended to read as follows: - ‘

Special Assessments and Use of Re‘se'rve Fund

(2) Special Assessments: In addition to the above, the Board of
Directors may at any. time recommend a special assessment apphceble‘
to the parncular fisoal. year only, for the purpose- of defraymg,
who]e or in part, “thercost;of any construction,, reconstructxon, repa:r,.
restoration, or replacemcnt of a-capital. 1mprovement of thecomimion:,
elements, mcludmg ‘fixtures. and: personal ;property:: related thereto,
and/or to- make upa deﬁcxt in the operating budgct of the. Councxl,‘
and/or to meet-any other’ emergency or’ meoreseen expensw of ‘the
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Council, Notice of a recommendation for such special assessment by
the Board of Directors shall be mailed to each Owner of a unit at least
fifteen (15) days before a special meeting of the Council called for the
purposes of considering and deciding upon the special assessment,
and such special assessment shall be submitted for adoption by.the
Council at such special meeting,.  The special assessment
recommended by the Board shall be deemed adopted by the Council
only upon resolution of the Council approved by at least two-thirds
(2/3) of the votes present and represented by proxies and entitled to be
cast at the special meeting called for the purpose of considering such
special assessment.

Funding and Use of Reserve Fund for Capital Improvements:

Assessments paid-into the Reserve Fund for Capital Improvements
shall be received and held by the Council, in trust, separate and apart
from other Council funds. Such funds shall be used only as provided
in Article V, Section 5.5(d) of these Bylaws and only for such
purposes as specified in the budget, except that in any one instance in
any fiscal year, the Board of Directors, by a majority vote of 2 quorum
thereof, shall have the authority to approve the use of the greater of
Ten Thousand Dollars ($10,000.00) or ten percent (10%) of the
Reserve Fund for Capital Improvements for non-budgeted
emergencies  requiring  construction, reconstruction, repair,
replacement or restoration of capital facilities,

Article VIII, Section 8.3 of the Bylaws is hereby amended to read as follows:

Right of En

The Council, acting by and through its Board of Directors and/or its
authorized designee, shall have an irrevocable right and an casement to
enter units to make repairs, or to correct conditions which are in violation
of the Council’s Declarafion, Rules and Regulations, or these Bylaws,
when the repairs or, corrections reasonably appear necessary for public
safety, or to prevent damage to other portions of the Condominium
Except in cases involving manifest danger to public safety or property, the
Council shall make a reasonable effort to give notice to the owner of any
unit required to be entered for the purposes herein stated. An entry for the
purposes specified in this Section shall not be considered a trespass.

This First Amendment shall be effective upon recordation among the Land Records of
Baltimore City.

Except as amended herein all other terms, covenants and conditions of the Bylaws shall
remain in full force and effect.




E IN WITNESS WHEREOF, Highfield House Condominium, Tne. by and through- its
President has caused this First Amendment to be executed on its behalf the day and year first

above written.

ATTEST: HIGHFIELD HOUSE CONDOMINIUM, INC.

o ) '47F?\\ ) 5
ﬁ/ﬁwn.x/& / 40?5 By 4»/. /m L7 (Sea)
_ Evelyn Di%to , “Jon McLaughlin . - -

-+ Acting Secretary. . President ‘; :

CERTIFICATE OF SECRETARY

] HEREBY CERTIFY, that on this 10™ day of December, 2001, I was the Secretary of

' Highfield House Condominium, Ino, and that I was the person authorized to count votes at the
" meeting of the Council at which the aforesaid First Amendmient to First Revision:of the Bylaws
was approved, Tfurther certify that 'sgid‘First“Améndmcntfwas‘ pppro\ic'd;byxat_léasﬁ sixty-six and
‘twosthirds percent:(66,2/3%) of the total votes:appurtenant to all units in‘the Condominium; and

that this First Amendinént shall be effectiveon recordation;- o B
Evelyn DiT6bto. " :
Acting Secrétary

A \khamitton\sist ;ux}, 14k A N : o . 121301

2

RETURN 7TO: o
Stuart L. Sagal, Esquire

" VARTZMAN, OMANSKY, BLIBAUM,

SIMONS, CASSIN & SAGAL, P.A.
" P.0. Box 6724 .
Towson, MD 21285-6724
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THIRD AMENDMENT TO FIRST REVISION OF
THE BY-LAWS OF HIGHFIELD HOUSE CONDOMINIUM, INC.

This third amendment to the first revision of the Bylaws of Highfield House <
Condominium, Inc. (hereinafter referred to as “this third amendment”), is made as of the 75

day of October, 2007 by Highfield House Condominium, Inc. (hereinafter referred to as “the
Council”),

WHEREAS, Atticle IX of the First Revision of Bylaws of Highfield House
Condominium, Inc., which Bylaws are recorded among the land records of Baltimore City in
liber 4198, folio 313, et seq. (hereinafter refetred to as “the Bylaws”) provides that:

These Bylaws may be amended by the Council at any duly
constituted meeting; provided; notice thereof shall specify the
amendment to be voted on, and provided the same is approved by
at least sixty-six and two-thirds percent (66 2/3%) of the total votes
appurtenant to all units in the Condominium.

WHEREAS, the Board of Directors of the Council did propose to amend Article V,
Sections 5.5(d), 5.6 and 5.7, and Article VIIL, Section 8.2(k) of the Bylaws; and

WHEREAS, this third amendment was approved at the annual meeting of the Council
held on December 11, 2006 in accordance with Article IX of the Bylaws and Section 11-111 of
the Maryland Condominium Act.

NOW, THEREFORE, WITNESS that Article V, Section 5.5 (d) of the Bylaws, as
enumerated in the First Amendment to First Revision of the Bylaws of Highfield House
Condominium, Inc. which amendment to the Bylaws is recorded among the land records of
Baltimore City at liber 2141, folio 123 et seq. is hereby amended to read as follows:

(d) Reserve Fund for Capital Improvements;

To provide a fund for necessary improvements and replacements of capital facilities
of the Condominium in the common elements and to specify the purposes and budgets
thereof,

NOW, THEREFORE, WITNESS that Article V, Section 5.6 of the Bylaws, as
enumerated in the First Amendment to First Revision of the Bylaws of Highfield House
Condominium, Inc, which amendment to the Bylaws is recorded among the land records of
Baltimore City at liber 2141, folio 123 et seq., is hereby amended to read as follows:

BALTIMORE CITY CIRCUIT COURT (Land Records) FM 10?%, p. 0384, MSA_CE164 19240/38{6 available 10/31/2007. Printed 10/10/2017.
BB > U A CRa S5 28
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5.6 Notice and Approval of Budget

Copies of the recommended budget by the Board of Directors shall be mailed to each owner
of a unit at least fifteen (15) days before the annual membership meeting of the Council and
the same shall be submitted for approval and adoption by decision of the Council at such
annual membership meeting. The Board of Directors may authorize an increase in any
budget category (e.g. Personnel, Utilities, Contracts, Repairs/Maintenance/Supplies,
Operating Contingency, Administrative Expenses and Transfers to the Reserve Fund) by
an amount not to exceed fifteen percent (15%) of the amount budgeted for that eategory so
long as the total of the Council’s annual budget is not exceeded. Should the Board deem it
advisable to increase a budget category by more than fifteen percent (15%) or increase
budget categories to such an extent that the Council’s annual budget would be exceeded,
the Board of Directors shall submit a revised budget to the Council for approval.

NOW, THEREFORE, WITNESS that Article V, Section 5.7 of the Bylaws, as
enumerated in the First Amendment to First Revision of the Bylaws of Highfield House
Condominium, Inc. which amendment to the Bylaws is recorded among the land records of
Baltimore City at liber 2141, folio 123 et seq., is hereby amended to read as follows:

Special Assessments and Use of Reserve Fund

(a) Special Assessments:

In addition to the above, the Board of Directors may at any time recommend a special
assessment applicable to the particular fiscal year only, for the purpose of defraying, in whole or
in part, the cost of any construction, reconstruction, repair, restoration, or replacement of a
capital improvement of the common elements, including fixtures and personal property related
“Loreto, and/or to make up a deficit in the operating budget of the Council, and/or to meet any
other emergency or unforeseen expenses of the Council. Notice of a recommendation for such
special assessment by the Board of Directors shall be mailed to each Owner of a unit at least
fifteen (15) days before a special meeting of the Council called for the purposes of considering
and deciding upon the special assessment, and such special assessment shall be submitted for
adoption by the Council at such special meeting. The special assessment recommended by the
Board shall be deemed adopted by the Council only upon resolution of the Council approved by
at least two-third (2/3) of the votes present and represented by proxies and entitled to be cast at
the special meeting called for the purpose of considering such special assessment. The Board
may increase the budget of any proposed use of the reserve fund by an amount not to
exceed fifteen percent (15%) as long as the total annual budget for the use of the reserve
fund uses approved by the Council of Unit Owners is not increased. If the budget for an
approved use of the reserve fund needs to be increased by more than fifteen percent (15%)
or the overall annual budget for the approved uses of the reserve fund needs to be
increased the Board will submit a new annual budget for the use of the Reserve Fund for
the approval of the Council.
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NOW, THEREFORE, WITNESS that Article VIII, Section 8.2(k) of the Bylaws is hereby
amended to read as follows:

No unit whose title is obtained by its owner after December 31, 2006 may be leased
or assigned without the express written permission of the Board of Directors which
permission will be given only in exceptional circumstances in order to avoid undue
hardship on the Unit Owner. No unit shall be leased by Unit Owner for an initial, or for any
renewal period, that is less than one (1) year. No portion of any unit, but only the entire unit,
shall be leased for any such period. No unit shall be Jeased other than under a written form of
lease which shall (1) require the tenant to comply with the Condominium Declaration, these
Bylaws and all rules and regulations; (2) provide that failure to comply with the instruments
referred to in Item (1) of this Subsection 8.2(k) shall constitute a substantial default under the
Jease; and (3) provide that the Board of Directors has the power to terminate the lease or bring
summary proceedings to evict the tenant in the name and at the expense of the lessor thereunder
in the event of a default by the tenant in the performance under the lease. The Board of Directors
shall have the authority to require that reasonable provisions providing for the safety,
convenience and comfort of all residents of the Condominium be inserted in any existing lease
for any unit. Each Unit Owner shall, immediately after the execution of any lease or any renewal
thereof, promptly forward a conformed copy of the same to, and for review and approval by, the
Board of Directors, and the lease shall be filed in the Condominium roster maintained by the
Condominium. Every tenant shall supply the Council such information as may reasonably be
required by the Council to maintain the Condominium roster of residents.

A_CE164_19240. Date available 10/31/2007. Printed 10/10/2017.

THIS IS TO CERTIFY that the within amended Bylaws wer ared by, or under the

Appeals of Maryland.

After recording, please return to Oliveri & Associates, LLC, 700 Melvin Avenue, Suite 8,
Annapolis, Maryland 21401.

BALTIMORE CITY CIRCUIT COURT (Land Records) FMC 10087, p. 0386, MS,
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CERTIFICATE OF SECRETARY
OF HIGHFIELD HOUSE CONDOMINIUM, INC.
FILED PURSUANT TO SECTION 11-104
OF THE REAL PROPERTY ARTICLE
OF THE ANNOTATED CODE OF MARYLAND

ITHEREBY CERTIFY AS FOLLOWS:

1. That I am the person designated pursuant to Article IV, Section 4.5 of the Bylaws
of Highfield House Condominium, Inc. to count and record the votes at the
meeting of the Council of Unit Owners of nghﬁeld House Condominium, Inc.
held on December 11, 2006.

2. That the amendment to Article V, Section 5.5(d) of the Bylaws was duly approved
by 96.27 % of the unit owners at a meeting of the Council of Unit Owners of
Highfield House Condominium, Inc. held on December 11, 2006 and shall be
effective upon recordation.

3. That the amendment to Article V, Section 5.6 of the Bylaws was duly approved by
91.89 % of the unit owners at a meeting of the Council of Unit Owners of
Highfield House Condominium, Inc. held on December 11, 2006 and shall be
effective upon recordation.

4. That the amendment to Article V, Section 5.7 of the Bylaws was duly approved by
87.14 % of the unit owners at a meeting of the Council of Unit Owners of
Highfietd House Condominium, Inc. held on December 11, 2006 and shall be
effective upon recordation.

5, That the amendment of Article VIII, Section 8.2(k) of the Bylaws was duly
approved by 75.53 % of the unit owner at a meeting of the Council of Unit
Owners of Highfield House Condominium, Inc. held on December 11, 2006 and
shall be effective upon recordation.

6. As of December 11, 2006, there were 165 eligible unit owners to vote on the

amendment.
\ﬂm @MU

ReginaCjci , Secretary
For Highfield House Condominium, Inc.
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STATE OF MARYLAND, COUNTY OF &,_ﬁﬁ/wt?b WIT:

\c/r e
ITHEREBY CERTIFY that on this /é r Lday of October, 2007, before me, the subscriber,

‘a Notary Public for the state aforesaid, personally appeared Regina Cici, Secretary for Highfield

House Condominium, Inc., and acknowledged the foregoing to be the act of said Condominium
and she further acknowledged and certified that she is the person specified in the Bylaws to tally
votes at meetings of the Condominium and that the foregoing was approved by the percentage of
votes required by law and the Bylaws of the Condominiumni.

iz Qz‘ 0 Sl

Notary Public

My Commission Expires: D |l 4]0
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FOURTH AMENDMENT TO FIRST REVISION OF %%
THE BYLAWS OF HIGHFIELD HOUSE CONDOMINIUM., INC.

THIS FOURTH AMENDMENT TO FIRST REVISION OF THE BYLAWS OF
HIGHFIELD HOUSE CONDOMINIUM, INC. (“Fourth Amendment”) is made this_ /2™ day
of December , 20 /¢, by the Council of Unit Owners of Highfield House
Condominium, Iuc., a Maryland non-stock corporation (hereinafter referred to as the “Council”).

WITNESSETH:

"A. That certain First Revision of the Bylaws of Highfield House Condominium, Inc.,
effective January 1, 1994, was recorded among the Land Records of Baltimore City, Maryland
(“Land Records”™) in Liber SEB 4198, folio 0313 ef seg., as amended by the Second Amendment to
First Revision of the Bylaws of Highfield House Condominium, Inc., dated December 9, 2002,
recorded among the Land Records in Liber FMC 3922, folio 0279 et seg., and amended by the Third
Amendment to First Revision of The By-Laws of Highfield House Condominium, Inc., dated
October 15, 2007, recorded among the Land Records in Liber FMC 10087, folio 0384 ef seq.
(collectively, the “By-Laws”).

B. Pursuant to Article IX of the By-Laws, the Council may amend the By-Laws ata duly
constituted meeting provided that notice of the meeting shall specify the amendment to be voted
upon, and further provided that the amendment is approved by the affirmative vote of Unit Owners
representing at least sixty-six and two-thirds percent (66 2/3%) of the total votes appurtenant to all
units in the Condominium.

C. The requisite number of votes to amend the By-Laws has been obtained at a duly
called meeting of the Council in accordance with Article IX of the By-Laws.

D. The Unit Owners desire to adopt the amendments to the By-Laws, which are
hereinafter set forth in accordance with the procedures set forth in the By-Laws.

NOW, THEREFORE, the By-Laws are hereby amended as follows:

1. Description of Fourth Amendment. The proposed Fourth Amendment provides as
follows:
A. Article III, Section 3.2(i) of the Bylaws is hereby amended by adding the

following provisions at the end of this Section:

The Board shall have the right to determine the amount of any
fine(s) by resolution of the Board, from time to time. Any such
fine(s) imposed by the Board in accordance with this Section for
violations of the Rules and Regulations shall be due and payable
from the Unit Owner within fifteen (15) days of delivery by the
Board of a notice advising the Unit Owner of the results of the
hearing held pursuant to Section 11-113 of the Act and setting

e ¥, "~
FossritonTos Clok
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forth the amount of the fine(s) imposed. Any fine not paid within
the aforesaid fifteen (15) day period set forth herein may be
collected in the same manner as any other type of unpaid
assessment (including the imposition of late fees, interest,
attorneys’ fees and all costs of enforcement and collection); and
further, the Council may establish a lien against the unit of such
Unit Owner in accordance with the Declaration and these Bylaws.
The amount of any fine(s) shall also become the binding personal
obligation of the affected Unit Owner. Nothing herein shall be
construed as a prohibition or limitation of the right(s) of the
Council to pursue any other means of enforcement of Rules and
Regulations, including, but not limited to, legal action for damages
or injunctive relief and recovery of all costs, expenses and
attorneys’ fees.

2. A new Section 15.7 is hereby inserted as follows:

15.7 Additional Enforcement Provisions

Nothing herein shall be construed as a prohibition or limitation of
the right(s) of the Council to pursue any other means of
enforcement of the provisions of the Declaration, these Bylaws, the
Articles of Incorporation or Rules and Regulations, including, but
not limited to, imposition of fines pursuant to Section 11-113 of
the Condominium Act in the event of any violation of the
Declaration, these Bylaws, the Articles of Incorporation or Rules
and Regulations, which fines shall be imposed in accordance with
Section 3.2 (i) of these Bylaws, as well as instituting legal action
for damages and/or injunctive relief and recovery of all costs and
aftorneys’ fees incurred in connection therewith by the Council.

3. Except as amended by this Fourth Amendment, all other provisions of the By-Laws
remain unchanged and in full force and effect.

4, The Recitals herein shall form a substantive portion of this Fourth Amendment and
are incorporated herein by reference and made a part hereof and any capitalized terms shall have the
meanings ascribed to them in the Declaration and By-Laws, unless otherwise provided herein,

5. This Fourth Amendment shall be effective as of the date of recordation of this
instrument among the Land Records.



A_CE164_27945. Date available 01/27/2017. Printed 02/02/2017.

BALTIMORE CITY CIRCUIT COURT (Land Records) MB 18788, p. 0482, MS

BOOK: 18788 PAGE: 492

CERTIFICATE OF THE SECRETARY OF
HIGHFIELD HOUSE CONDOMINIUM, INC.
PURSUANT TO SECTION 11-104 OF THE MARYLAND CONDOMINIUM ACT

I HEREBY CERTIFY AS FOLLOWS:

1. Iam the Secretary and person designated under Article IV, Section 4.5 of the By-Laws to
count and record the votes at the meeting of the Council of Unit Owners of Highfield House
Condominium, Inc. held on December __ ya *» |, 2016.

2. The amendments set forth in the Fourth Amendment, to which this Certificate is attached,
was duly approved by the requisite vote of Unit Owners at a meeting of the Council at which
there was a quorum present, in person or by proxy.

= ONI D, PERKING Highﬁeld House Condominium, Inc.
Notary Public-Maryland

Baltimore County
My Commissmn2%xlp7nras /
March 30, :
By /L// (oey

STATE OF MARYLAND, COUNTY/CITY OF/.b)a //murc : to wit

, Secretary

IHEREBY CERTIFY, that on this / 4?* day of Decembe; 20 / b, before me, the subscriber,

a Notary Public in and for the State of Maryland and County aforesaid, personally appeared

Creaory UMillgams , known to me, or satisfactorily proven to be, the person named as Secretary of

Highfield House Condominium, Inc., and as Secretary, and by virtue of the authority vested in
him/her, acknowledged the foregoing Certificate for the purposes therein contained,

IN WITNESS WHEREOF, I have set my hand and Notariaf Seal, the day and year first above

written., ﬁow @ pﬂ/\/ﬂ’w
Notary Public

My commission expires: .5;/ 30/19 o/7
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ATTORNEY CERTIFICATION

The undersigned hereby certifies that the foregoing instrument was prepared by or under the
supervision of an attorney admitted to practice before the County of Appeals of Maryland,

Rachel M. Hess, Esquire
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In the Superior Court of Baltimore City

Statc of Marcylend,
City of Baltimore, Sct,

lerk of the Superiar Court of Beltimore City, do hereby certify thae

HARLES W, MACKEY, JR
g&% of¢ o‘x?xg i o truc copy of the originel COKDOMINIUM REQIS DECLARATION
takea from the records of the 1aid Supcnor Court of Baltimore City a1 recorded in Liber

1)
en

No, 3856 Folio &6 oac of the LARD  Records of Baltimorc City.
i
L Testimony Whereof, X hereto tet mry hand and
affix the ecal of tid Court, thir  22nd
This Coclifants b 1ot anthon-
the moless Bo Saal of s
MC&#{HWC‘&
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BIGHFIELD HOUSE CONDOMINIUM

CONDOMINIUH REGIME DECLARATION

FTHIS DECLARATION, Made;in Baltimore City, State of Maryland,
this 7/  day of[ ), - C(,?g[;q ] 1977, by METROPOLITAN 4000
CHARLES BUILDING, an Illinois Limited Partnership,
WHERERS, by Deed dated the 13th day of September, 1863 and
recoxded among the Land Records of Baltimore City aforesaid in
Liber J.F.C. No. 1557, Folio 111, et seq., CFF Corporation granted
and conveyed unto the said Metropolitan 4080 Charles Building
{hereinafter called "Developexr™) all that certain parcgl of land
moxe particularly described in Exhibit A attached heretc and made
a part hereof by reference; and
WHEREAS, the said parcel of land has been improved by a
multi-story residential apartment building known as Highfield
Houase; and
WHERERSJ it 48 the intention of Developer to subject the said
parcel of land and the improvements thereon to a condominium
regime and to that end Developer has caused to be prepared a
series of Plats by Lyon Assqciates, Inc., Surveyors angd ¢ivil
Engineers, consisting of seventeen (17) sheets, entitled "Highfield
House Condominium,” and dated Hovember 6, 1979 (hereinafter
called the "Coqdominium Plats"}.
. NOW, THEREFORE, THIS DECLARATiON WITHESSETH :
ARTICLE I
Declaration of Condominium

Developer does hereby declare its intent and does subject to
a condeminiun regime pdrsuang to 7itle 11 of the Real Property )
Article, Annotated Code of Maryland {1978 cumulative Supplement),
all that parcel of ground lying in Baltimore City, State of '
Haryland, wmore particularly described in Exhibit A attached

‘Ilhereto and made a part hereof.
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TOGETHER WITH the buildings and improvamenta theraon erected
and the righta, alleys, ways, waters, privileges, appurtenances
and advantages to the same belonging or in anywlse appertaining,

Said parcel of land and the improvements constructed
thereon are shown on the Condominium Plats which are incorporataed
herein by reference, The Condomi.ninm Plats are recorded or ara
intended to be recorded simultaneous;y herewith among the Condo-
miniom Plat Books of the Land Records of Baltimore City aforesaid,
: ARTICLE II

Name
The name of the Condominium (which is hereafter roferrea
to as the “Condominium®) shall he
HIGHFIELD HOUSE CONDOMINIUN
ARTICLE IIX
bascription of Condominium '
+ The Condominium consists of the land desexibed in Exhibit A
attached hereto and the improveménte erected thereon.

The improvements consist of a fifteen (15) ahory atructura
with one {1} underground parking level and an outdoor awimming
pool. The structure contains thirteen (13) floors of residential
units and common elements, including a recreation room, storage
locker area, laundry room, and a two-story lobby, and the parking
garage, all as more particularly shown on the Condominium Plats.
The address of the improvements being known as 4000 Horth Charlesn
Streat, .

For aurposes of identification, each residential upit ig
given a three or four digit identifying number. The first digit
in a three-digit number ana the first two digite in a four-digit
number of each identifying number indicates the floor of the
building on which the unit is located and the other digits iden~
tify the specific unit,

The structure is a steel frame building with masonry and
glasﬁ walls, concréte floors and drywall partitions, all as mora

particularly shown on the Condominium Plats,

Qe D
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The Condominium is divided in the manner and to the extent
depicted on the Condominium Plats into Condominium units and
common elements, which are Further subdivided into limited
comnon elements and general common elements,

ARTICLE IV
-Description of Units

Units will be sold to one or more oWners, each owner obtaine
ing a particular and exclusive property rigﬂt thereto, and also
an ﬁndivided percentage interest in the common elements of the
Condominium as shown in Exhibit B attached hereto and made a part
hereof.

The dimensions, area and locations of each unit ara showﬁ ’
graphically and as noted on the Condominium Plats, provided,
however, that the existing ph}sical boundaries of any unit or
commoen elemegt constructed or reconstructed in substantial con~
formity to the Condominium Plats shall be conclusively presumesd
to be its boundaries, regardless of the shifting, settlement or
lateral movement of the building and regardless of minor varia~
tions between the physical boundaries, as described herein or
shown on the Condominium Plats, and the existing physical bound-
arles of any such unit or common element:

Except as otherwise hereinafter provided, each residential u&
shall include the space bounded by and contained within the outside sur
face or stud side of the paneling, sheetrock or drywall portion of th
interior perimeter walls, and the outaide surface or masanry elde of
the paneling, qheetruck or drywall portion of the exterior perimeter
wall, the lower surface of the unfinisghed atructursl concra?e cedlin
and the upper surface of fhe unfinished gtructural concrete suhfloo
of each unit., Fach residential unit also includes both the portis
of the building as s0 described and the airspace so encompasaed,

including windows and doors to the outside surfaces

-3
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thereof, Each such unit shall contain all built~in kitchen appli~
ances insta%led therein and all eiectrical inatallations and £ix-
tures for the use of such unit as well as all wirling dnd conduit
running from and including the unit circuit breaker panel to all
such installations and fixtures, and without limiting the genera1~
ity of the foregoing, each unit shall ineludas all outlets,
awitches, lampholdezs.and other electrical service terminals,
wherever located, for the exclusive use of said unit, Each unlt
shall inelude all of the heating and air-conditioning machirery
-2nd equipment located within said unit, and all of its controls
and control wirling, and all supply, return and drain pipes to the
Ipoint of thelr éonnection with their rospective common risera,
éBach unit sha%l also contain all duct work, if any, running from

i sald heating and air-conditioning eguipment te, and including, tha
outlets thereof inte the unit. FEach unit shall contain the range
hood fan, if any, and the bath fan, if any, and the connecting
duct work to the vertical ahaft, Eac@ unit shall also include
!all bathroom and kitchen plumbing fixtures and connections there«
for, including al) sinks, built-in dishwashers, disposals,
faucets, commodes, bathtubs and shower stalls and including hot
and cold water pipes to, and drain pipes from, respectively, the
point of cnnnactlon with each such fixture to the point where each
such pipe or drain connects wiLh its common riser, Unless
specifically excluded by the terms of thds Article, each unit
shall include all improvements, fixtures and installations of
every kind and nature whatsoever located within the boundaries

of said unit as set forth herein as well as the improvements,
fixtures and installations specifically included by the terms
hereof whether or not said‘improvements, fixtures and fnstalla-
tions are loéated within said boundaries; provided, however, that
whenevey lpad~bearing walls, partitiqns or columns are lopated

within said boundaries, said unit shall be deemed to include only

[y
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the non~lead-bearing or non~gtructural portions of maid walls,
partitions or columnm respectively,

In interpreting deeds, declaratlions and plana, the existing
physical boundaries of a unit constructed or reconstructed in Buh=
stantial accorxdance with tha original plana thereof shall be
conclusively presumed to be itg boundaries rather than the metas
and bounde (or otheyr description) expressed in a deed, plat or
this beclaxation, regardless of settling or iuteral movemsnt
of the building and regardless .of minor variances hetween .
boundaries shown on the plat or in the deed and those of the
building.

ARTICLE v
Description of Common Elements
The common elements include all of the Condominium, except

the units, fThe common elements are divided into limited common

elements and general common elements,

Limited Common Elements. Entrances and door frames shown

and graphically deseribed in the Condominium Plats are limited
common elements appurtenant to-each of the units to which they

are attached or assigned. fThese 1imited common elements are

reserved for the exclusive vse of the units to which they are
appurtenant by reason of attachment or aﬂsignment,.to the exciu-
sion of oéher units, and there shall pass with a unit, am appur~
tenant thereto, the exclusive right to use the limited comnon
elements 5o appurtenant. Any expense of orxdinary maintenance oy
repair relating to such limited common elements shall be tha
reaponsibility of the owner of the unit to which the element ig
appurtenant or the unit owners aharipg such elements, but all

Btructural maintenance, repair .or replacement thereof shall be

treated and paid for ae a part of the common expense of the
Councll unless the same shall be caused by negligence or deliber-

ate act of an individual unit owner or othar persous residing in

G
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a unit with the unit owner's actual or Implied’ conaent or pare
misaion, in which case expenses of malntenance, repalr or replace-
ment relating to such limited common elements refarred Lo in thig
Part shall be horne by and amsessed againat the individual unit
owner, less the amnuné of any insurance benefits received by the
Council on account thereof.

General Common Elements. The general common elements of

the Condominium shall consist of all the common elements not
described above asg a part of the limited common elementa.

Any expensa of malntenance, repair or replacement relating
to the general common elements and structural maintenance, rapair
ox replacement of the denaral commén elementa, shall be treated
and pald for as a part of the common expénse of the Cnuncil.unlesa
the same shall be caused by the negligence or deliberate act of
the individual unit owner or other persons residing in a unit
with the unit owner's actual or implied consent oy permiseion,
in which caze expenses of maintenance, repalr or replacement
relating to such general common elements referred to in this Part
shall be horne by and assessed against the individual unit owner,
lesa the amount of any insurance benefits received by the Couneil
on account thereof,

ARTICLE VI

Interest Acguired
Each unit in the Condominium has all of the incidentn of
real property and the owner of a unit shall have such eatate
therein as may be acquired in real property, including an estate
in fee simple absolute .and shall have the same estate as to an
undivided percentage interest ip the common elements in tha
Condominium squal to that set forth in.Exhibit B attached harsto,
' The percentage interegt of each unit owner {n the common
expenses and common profits of the Condominium shall be that

set forth in Exhibit B attachead herato,

— e
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These percentage interests shall have a permanent charactex
and except as provided herein, may not be changed without the
written consent of all of the unit owners and thelr mortgagees.

ARTICLE VII
Administration

the ddminisgration of the Condominium shall be by the Council
of Unit ownerxs (herein calleﬁvtﬁe wopupcil®) established by the
By~Laws appended to this Declaration and shall be in accordance
with the laws of the State of Maryland and with the provisions
of this Declaration, sald By-Laws and ény proper amendments
thereof. '

ARTICLE VIIX
. Vaotes .

The number of votes at meaetings of the Council appurte;ant
to each unit in the tondominivm shall be the sum of the percentage
interest in the common profits and common expenses appurtenant
to such unit times one hundred {100}.

' ARTICLE IX
Compliance

gach owner shall comply with the provisions of this Declara~
tion, the By~Laws and the decisions and resolutions of the '
Couqcil or its representatives, as lawfully amended from time to
time and uniformly enforced,; and failure to qomplygwith any such
provision, decision or resolution, shall be grounds for an action
by the Council for damages, foreclosure and/or injunctive relief,
or any combination thereof, or any other action or relief avail-
able st law or in equity.

ARTICLE X
1Lien for Assessments

subject té the limitation upon the 1ien for assessments

imposed by article XIV hereof, sums assessed by the council to

meet the budget adopted by t+he Council pursuant to the By-Laws

-
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to pay common expenses and any other Bums properly assessed by
the'Cnuncil shall be a lien against the unit to which the assesg-
ment applied, and upon any default in the payment thereof which
shall continue for thirxty (30) days after wrliten notice of'such
dofault to the owner of the unlt, sent te the address of the

ownar of the Uniﬁ'ahown on the Rogte} of.Mambé}a maintained by

the Council, in addition to all ather romedies providsd by law,
the owner of the unit hereby declares his assent to the passage

of a decree for the'sale.of the unit to which tﬂe lien applies

and hereby authorizes the Cogncil or its duly designated attorney-
in-fact to sell such unit. Any such sale, whether under the
aforementioned assent to a decree or under the aforementioned
power of sale, shall be made i{n the same manner and subject to

the same requirements as the foreclosure of mortgages or- deeds

of trust on real property in this State containing a pawer of
:Bala or ah assent to a decree. Suit_againsi the owner of the

‘unit for any deficiency following foreclosure may be maintained

. in the same proceeding and suit to recover a money judgment for

‘unpaid asgsessments may be maintained without waiving the lien
securing the same, The terms of any such foreclosure sale may
be all cash vpon ratification of the sale or such other terms aB
' the party selling may deem expedient.

Upon such foreclosure, the condominium amsessment lien shall
have preference over any other assessment, lien, judgment ox
charge of whatsoever nature except:

a. General and speclal assessments for real
estate taxes on the Condominium unit; and

b. The lien of any first deed of trust,
moxtgage instrument or encumbrance duly re-
corded on the unit prior to the time a State-
ment of Condominium Lien is recorded among the
Land Recoxrds of Baltimore City.
Subject to such priority, upon any such sale of the property

under this provision, the proceeds shall be applied as followst

g~
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L. The repayment of all expenses incident to the sale,
including a counsel fee of Seven Hundred Fifty ($750.00) Dollars
for conducting the proceedings if without contest, but if legal
services shall be rendered to the Council or party selling under
the power of sale in connection with any contested matter in the
proceedings, then such additional counsel fees and expenses shall
be allowed out of the proceeds of sale as thé cou;t may deem
proper; and a commission to the party making the sale of said
property equal to the commission allowed Trustees for making pale
of property by virtue of a decree of the court having eguity
jurisdiction in the State of Maryland; and

2. To the éaymenﬁ pf all claims of the Council hereunder,
whether the same shall have matured or not, including interest
thereon until ratification of the final audit; and

3. The balance, if any, to tha owner of the unit, or to whom+t
soever may be entitled to the same.

In the event the ngsesament shall be paid after any adver—
tisement of the unit, but before the sale thereof, the owner
he;eby covenants to pay also, all expensesincident to saild adver-~
tisement or notice, all court costs and all expenses lncident to
the foreclosure proceedings under this provision; and a comnis—
8ion on the total amount of the assessment indebtedness egual to

one~half the percentage allowed as commission to Trustees making

sale under orders or decree of the court having juriadiction in .

the State of Maryland; but said sale may be proceeded with unlass,
prior to the date appointed therefor, payment be made of sald
agsessment, costs, expenses and commission.

The Council shall have the power éo bid in the unit at f
foreclosure sale and to acquire, ho%d; iease, mortgage and convey

the bama.

-G
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ARTICLE XI
) Common Expénses

All expenses of maintenance of the common alements and for
the operation of the Condominium shall be assessed to all units
in proportion to the percentage interest in the common sxpenseg
for that unit as set forth in Exhibit B attached hereto. All guch
s charges againat any Condominiup unit and all charges applicabla
t; that unit for repairs (or other corrections) to a unplt made
pursuant to Section 7.4 of the By-Laws shall be levied and
assessed as.a lien at the beginning of each fiscal year and shall
become due and payable in installments, subject to acceleration.
on’ default, ds the By-Laws shall provide. ’

ARTICLE XIZX
Compliance with Condominium Regime

All present and future owners, tenants and occupants of
units shall be subject to and shall comply with, the provisions
of this Declaration, the By-Laws and the Rules and Regulations,
as they may be ameﬁded from time to time. The acceptance of a
deed of conveyance or the entering into of a lease or the enter~
ing into occupancy of any unit shall constitute an agreement
het;een such owner, tenant or occupant and the Council that the
‘provisions of this Declaration, the By-Laws and the Rules and

Regulations as they may be amended from time to time, are accepted

and ratified by such owner, tenant or océupant, and all of such
provisions shall be deemed and taken to be covenants running
lwith the land and shall bind any person having at any time any
interest or estate in such unit, as though such provimions were
reclted and stipulated at length in each and every deed or con-
veyance or lease thereof, A copy of the current By-Laws of
ithe Condomini&m is filed herewith, marked Exhibit ¢ and made a

lpart hereof,

10~
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ARTICLE XTI
No Exemption From Liabilicy
No owner of a Condomipium unit may exempt himself from
ldabi)lity for his contribution toward the common expensea by
walver of the use or enjoyment of An; of the common elemante or
by the abandonment of his unict.
ARTICLE XIV ,
Grantox/Grantee Liability
In & voluptary conveyance of a Condominium unit the grantee
of éhc unit shall be jolntly and severally liable with the grantor
for all unpald nsueséménts by the Councll against the grantor for
his mhare of the common expenses up to the ¢time of the voluntary
grant without prejudice to the grantee's right to recover from
the grantor the amounts paid by the grantee therefor. However,
any ouch caontract purchaser shall be entitled, on written request,
to a statement in writing from the Council setting forth the
amount of any unpald aregesaments igainst the grantor due the
Councll and such purchaser shall not be liable for, nor xhall
the Condominium unit conveyed be subject to & licq for, any unpaid
asucnements made by the Council against the grantor or the unit |
in excess of the amount therein set forth. =
. ARTICLE XV
beveloper Rights
. Daveloper reserves the right to change the deaign and
arrangenent of v:mitu, at its expense, including the right to alter
the boundaricr betwzen unilts, to fncorpornte a part or all of &
unlt ar & part of ancther unit, to divide & unit into two (2) or
wore unite, and/or to designate all or part of & upnlt au genexal
ar linited comman elcmentn; as long as Developer owns the units zo
xlterod. If Devalopor ;lteru tha boundaries of a unit, auch
altexration wshall be reflected by an amendment ¢o this Declaration.
If mora than one unit {5 concerned, Devecloper may reapportion,

hatweon thc.unitn, the percentage interests appurtenant to the

~11-
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units concerned, and cthis too shall be reflecved by an amendment

to this Declaration and the Condominium Plst of the unit or unitsa

laffected.

Anything contained Lln this Peclaration or the By-lawe to the

icontrary notwithatanding, alteration of a unit or units by tha

kDevclgper as herein provided for need not he appraved by the Coun-
'eil, unlt owners or purchasers, lienora or mortgagees of units
(except a mortgage lender on the entire Condominium or a mortgage
llender'who has a lien on the unit [or unite) affected, whone
:approval in advance in writing shall be required}, and an amandman
fto thlé'DeclarAtion.nnd the Condomlinium Plat reflecting an Author—T
lred alteration of a unit or units by the Deaveloper as hereln pcr;

| ,
iand may be recorded by the Developer.

The provislopa hereof are not intended and shall not be interd
preted to limit or restrict im any manner the rights of the owner

or owners of any unit or units to' change the design and arrange-

ment Of those uniee am permitted by .Section 11-107(d} of the Real
!Property Article, Annotated Code of Maryland, or pther applicable

[
law,

ARTICLE-XVI i -
Easement

The Council and Kanagement Agent, Lf nny; and thair agenty
or cﬁployuen, ehall heve an irrevocesble right and wasemant to
enter units to make repairs to that unit, othar uniteo or common
alementsg vhnh repairk reagonnbly appear to ba necesaary for publié
sufaty or to prevent damage to property other than that unit, and {
to reatore any part of the Condominlum. Such antry to a unit chal
only ba nade after twenty-four {24) hours notica givan to the
owner or océupnnt of the unit, axcept in the avent of an emargency
in which event entry may ba made without prior notica,

In addition to any easement extablished by law, each unit.

~12-
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shall have, appurtenant thereto, an easement in the common ele~
ments for the purposes of providing waintenance; support, repair
or mervice for such unit and to and for the ducts, pipes, condu-
its, vents, plumbing, wiring and other utility sexrvices to

the unit., 7This easement, whether included in said boundaries

or otherwise, is a common element.

If any part of the common elements encroaches upon any

wnit, or if any unit or any part thereof encroaches upon a com-
mon element, whether such encroachment is attributable to design,
construction, settlement or shifting of the Condominium, or any
other reason whatsoever beyond the control of the Developer, the
Council and/or any unit owner, a valid easement for such encroach-
ment and the maintenance thereof, so long as it continues, shall
and does hereby exist. Further, such easement.shall remain in full
force and effect so long as the encroachment shall continve and
ghall be relocated, if necéssary, to permit the malntenance of
such encroachment where necessary.

ARTICLE XVIX

Amendments
Prior to the recordation among the Land Records of Baltimore
City of the first deed of a unit to a buyer £rom the Developér, thg
peveloper, without joinder of the Council or of aﬁy other person,"
may amend any of the provisions of this Declaration, the By-Laws
annexed thereto, and/or the Condominium Plats by £iling an amend-
ment thereof among the Land Records aforesaid. Such amendment
need be signed and acknowledged aonly by the Developer nn§ need
not be approved by the Council, unit owners or purchasers,
liegors or mortgagees of units (except a mortgage lender on the
entire Condominium or u&.mortgage lender who has a‘lien on the
unit, or units, affected whose approﬁél in advance in writing
shall be required), whether or not elsewhere reguired for an

anendment .

- [y — e oy 4 -
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ARTICLE XVIII
Severabllity
The invalidity of any provision of this Declaration shall not

ba deemed to impair or affect in any' manner the validity, anforca~

ability br effect of the remainder of thip Daclaration, and in such
ovent, all of the other provisions of this bDeclaration shall gop-
tinue in full force and effect as Lf such invaldd provision hpd
never been included heredn.
MRTICLE XIX
) Walver
No provision contained in this Declaration shall be deemed tao
have been abrogated ar waived by reason of any Eallurs to enforce
the same, irrespoctive of thé number of violations or breaches
which may oceur,
ARTICLE XX
Numboxr and Gonder
Whenever the singular or plural number, or masculine, femining
ox neuter gender le used serein, it ghall equally include tha othey,
and the use of any gender ghall be applicable to all genders,
‘ ARTICLE XXI
Beneflt
This Condominium Declaration shall ba binding upon and inure
to the benafit of the Doveloper herein, it successors and assigns.
ARTICLE XXII
Developer's Succassors or Assigns
As used herein, “Developer” shall mean not only the said
Metropolitan 4000 Charles Building, an Illinoils Limited Partnerahiﬂ.
but also its successors ang assigns, if sueh ‘successors ox assigns
ahould'acquire more than one unit in the property hereby submitted
to A condominium regime, and an express assignment by the sald

Metropolitan 4000 Charles Building of its rights as Developer,

14~
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ARTICLE XXIII
Easements, Etc. in Common Elements
Subject to the following provisions of this Article ¥XIXI, the
Council may grant from time to time exclusive or non-exclusive

easements, rights of way, licenses and similar interests in op

affecting all or any portion of the general common elements, or {he
use thereof, Provided that any such grant muet be approved by the
affirmative vote of unit owners having sevegty-five (75%) pgrcént
Or more of the votes asgigned to unite by this Declaration. Any

Buch grant shall state that it was approved by unit owners having

>
4

at least meventy-five {75%) percent of the votes assigned to.unitg
héreunder, The Council shall have neo right to act under this Art-
lcle XQIII until the expiration of three (3) years sfter recording
of this Declaration. The'riéhts of each unit owner in the genera)
common elements and to the uee thereof are subject to Ehis Article
XXIIX.

WITNESS the hand and seal of the Developer, Hetropolitan 4000
Charles Bullding, an Illinois Limited Partnership, the day ang

Year firat.above written,

P .
/: METROPOLITAN 40 CHARLES BUILDING, -

by (SEAL)
é‘ T by . (SEAL)
racy (letsaky .
...15...
‘D




STATE OF MARYLAND, Q,ﬁ/f OF BALPIMORE, to wit:

upER B S G pacE | UL

I HEREBY csxmw,%rhat on this /7 day of ‘ ,
19 /9 ¢ before me, the subseriber, a Notary pdblic in and for the
State and ', aforesaid, personally appeared RALPH LUROW
and PACY OLETSKY General Partners of Metropolitan 4000 charles
Huilding, an Illinois Limited Partnecship, personally known to me,
who made. oath that they are the General Partners as aforesaid,

and ap such are authorized to make this acknowledgement, and they
acknowledged that the aforegoing Declaration ig tha act of
Metropolitan 4000 Charles Building, an Illinoig Limited Partner-
ship, and that said Declaration was executed and i3 to bhe

recorded solely for -the purpose of establishing a condominium

a/f /k:,\\

/ Notary Public

regime as therein provided,’

AS WITNESS my haﬁd and Notarial

’

My Commisaion expires July 1, 1982,

a

I"HEREBY AFFIRM under the penalty of perjury that the notics
regquirements of Sectdon 11.102.1 of the Real Property Artiele, if

applicable, have been fulfilled,

METROPDLI’%& OQ CHARLES BUILDING

by [} (5EAL)

iph Lup
by? 7@/(-( @)ﬂomh {SEAL)

_Jacy Oletsky
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HIGHFPIELD HOUSE CONDOMINIUM

CONDOMINIUM REGIME DECLARATION

EXHIBI? A

bescription of Condominium

BEGINNING for the same at the corner formed by
the intersection of the south side of Highfield Road
(formerly Forrest Avenue) and the west side of Charles
Street Avenue; ang running thence southerly, binding
on the west side of Charlag Street Avenue, three
hundred feet, more or less, to a pipe driven in the
ground; thence west, at right angles to Charles Street
Avenue, three hundred feat, more or less, to the end
of the second line of the lot of ground described in
a Deed dateg August 1lst, 1919 and recorded among the
Land Records of Baltimore City in Liber §.C.%L. No,
3418, folio 266, from Henry 5. Dulaney and wife to
The University Homes Company; angd running thence
northexly, parallel with Charles Street Avenue and
along the third line of the lot of ground described
in the above mentioned Deed, three hundred feet, more
or less, to the south side of Highfield Road, and
thence easterly, binding on the south ride of Highfield
Road, three hundred feet, more or less,; to the place of
beginning. The improvements thereon being known as
Ho. 4000 N. Charles Street,

BBING.the rame lot of ground which by Deed dated
the 13th gay of September, 1963 and recorded among the
Land Records of Baltimore City aforesaid in niber J.P.C.
No., 1557, folio 111, etc,, was granted and conveyed by
CFF Corporation to tha within named Declarant, .




Unit No,

301
302
3013
304
305
306
307
308
309
310
31y
312
314
401
402
403
404
405
4086
407
" 408
409
410
41Y
412
414
501
502
503
504
505
506
507
508
509
510
511
512
514
601
602
603
604
Go5
606
607
608
609
610
611
612
614

per 4056 A {03

HIGUFIELD HOUSE CONDOMINIUM

CONDOMINIUM REGIME DECLARATION

EXNIRTT B

Appurtenant Undivided Percentage
Interest in tha Common Elements
and in the Common Expenses and

Common Profits of the Condominium

.74
.88
52
+53
.50
51
31
51
49
.71
W51
.73
.74
v 74
.89
.52
+53
.50
«51
.31
W51
49
W71
W51
W73
W74
.74
.89
»52
53
.50
.51
«31
.51
49 3
71
+ 581
.73
.74
W74
.88
52
«53
50
+51
.31
151
49
71
.51
<13
.74

D~Exh, B




Unit Ra.

701
702
703
704
705
706
707
708
709
710
711
712
714
801
802
803
804
805
806
807
808
808
810
811
812
814
901
902
903
904
305
806
807
308
309
810
811
512
914
1001
1002
1003
1004
1005
1006
1007
1008
1008
100
1011
1012
1014
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HIGHFIELD HOUSE CONDOMINIUM

CORDOMINIUM REGIME DECLARATION

EXHIBIT B

Appurtenant Undivided Percentaga
Interest in the Common Elements
and in the Common Expenses and

Common Profits of the Condominium

.74
B3

.52

.53

.50

51

.31

.51

49

V71

.51

.73

74

LT74

.89
52

.53

.50

.51

W31

.51

49

J7L o
.51

73 . )
74

L4

.89

/52

.53

.50

.51

.31

.51

.49

71

,51.

.73

.74

L4

.89

.52

.53

.50

51

.31

51 K
.49 .
71

.51

.73

.74
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Unit No,

1102
1i02
1103
1104
1105
1io6
1107
llog
1109
1110
11y
1112
1114
L2010
1202
1203
1204
1208
1206
1207
1208
1209
1210
1212
1214
1401
1402
l403
1404
1405
1406
1407
1408
1409
1410
1412
1414
1501
1502
1503
1504
1505
1506
1507
1508
1509
1510
1512
1514
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HIGHFIELD HOUSE CONDOMINIUM

, CONDOMYNIUM REGIME DECLARATION

EXHIBIT B

Appurtenant Undivided Percentags
Interest in the Common Elements
and in the Common Expensen and

Common Profits of the Condominium

W74
.83
.52
.53
» 50
81
W31
.51
. .49
7L
.51
.73
.74
.74
+ 83
70"
.53
.48
.51
A4
.51
.71
7L
.73
.74
.74
.89
.71
.53
.48
.51
Y
51
ST
71
.73
.74
.74
.89
.71
..53
.48
.51
44
.51
7L
S71
NE
.74
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HIGHFIBLD HOUSE CONDOMINIUM

CONDOMINIUM REGIME DECLARATION |

EXHIBIT B

Appurtenant Undivided Percentage
Interest in the Common Elementa
and in the Common Expenses and

Common Profits of the Condomini

. 474
«B9
71 -
53

+ «48
«51
~44
251
.71
» 71
<73
74
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Briefing On Proposed Construction and Financing Plan For Highfield House Rear
Deck

Prepared to Inform and Solicit Input from Highfield House Owners and Residents
September 2017

Please review this briefing paper carefully. It discusses a proposed construction program to
repair drainage and resurface the rear deck at Highfield House and three financing options to
pay for the work. The financing options include estimates of the amount of condo fees and
special assessment for each type of unit for each financing option. We will hold an open
meeting at 7:00 pm on Monday October 2, 2017 in the Guilford Room to review the rear deck
project, answer questions and get your input. If you have questions or comments before open
meeting, please let the Board know by emailing us c/o tperkins@wpmlic.com, leaving
comments at the front desk or by discussing them with any member of the board.

Background on Rear Deck
What we refer to as the rear deck is really a three part building system that:
1. Forms the roof of the garage, Guilford Room, owner storage areas and some of the
mechanical and electrical rooms on the lower level of Highfield House.
2. Provides a waterproof membrane to keep water out of the garage and the other areas
note above.
3. Provides an aggregate concrete surface with three large planters and six box planters
and aluminum and glass fencing that are important architectural elements of the
building.

The 2011 Reserve Study identified the waterproof membrane and concrete plaza deck at
Highfield House as a major building element that would need to be replaced before 2025. The
Reserve Study estimated the cost of resurfacing the rear deck and replacing the waterproof
membrane at $2.8 million plus another $1.0 million for related “walls, concrete, inspections and
restorations, phased” (incl. garage and plaza deck walls) for a total of $3.8 million with target
dates beginning in 2018.



Current Condition

There is water leaking into the garage through the rear deck. The water leaking into the garage
has a strong alkaline content from seeping through the concrete deck and can damage the finish
on cars, which we have dealt with by using improvised drip pans to capture leaking water and
diverting it away from cars. There is also standing water on the rear deck following any
significant rain that does not drain and over time will cause further damage to the underlying
infrastructure including the structural supports for the garage roof and plaza deck.

To gain a better understanding of the condition of the rear deck and develop a plan to address
its deficiencies, the Board approved a study of the rear deck in 2016. This study was overseen
by the physical plant committee and was undertaken by Schamu, Machowski + Patterson
{SM+P) architects and Morabito Consultants structural engineers after a competitive consultant
selection process. The evaluation process included test borings through all layers of the rear
deck and test pits in planters and on the surface of the deck.

The study found the deck/garage roof to be structurally sound but the waterproof membrane to
be at the end of its useful life. It also found that the drainage system in the planters was
compromised with crushed drainage pipes, silt in the gravel layer under the surface of the
planters and through dirt and silt blocking drain openings in the planters and on the surface of
the deck. Our consuitants believe the original drainage system through the planters was
probably inadequate from the outset because additional drains outside the planters were added
in the 1980s. They also note that the four inches between the top of the structural elements of
the garage roof and the top of the concrete surface of the deck leaves little room to create slope
on the deck to improve drainage.

Options For Fixing

The SM+P study offered three options for replacing the deck and membrane and improving
drainage on the plaza with an initial estimated cost ranging from $3.5 to $3.8 million. Because
the garage roof is structurally sound, we have some flexibility on the timing of this work but
significant delay without any effort to reduce water infiltration could result in structural damage
to the garage roof, which would require much more money to repair/replace and potentially
take the garage or portions of the garage out of service for a time if structural repairs in the
garage become necessary.




The three construction options presented by our outside consultants include:
A. Replacement In Kind (using only existing drains in planters and on the deck)
B. Replacement in Kind with additional drains installed
C. Comprehensive Redesign and Replacement

The consultant’s findings were presented to residents at an open meeting and have been
discussed and reviewed in detail by the physical plant committee. The comprehensive redesign
and replacement called for isolating the planters from the rest of the deck, using drains within
the planters only to drain the planters, adding 20+ new drains to the deck itself and fixing the
slope of the deck to the maximum possible to improve drainage.

Recommended Construction Strategy
The physical plant committee is recommending a variation of option B that combines Enhanced
Maintenance with Improved Replacement In Kind with some additional drains. It includes:

1) improved cleaning and maintenance of drains {already implemented),

2} vacuuming water off the deck when needed (already implemented),

3} caulking and concrete patching of rear deck surface to reduce water leaking onto the
waterproof membrane and into the garage (being bid and scheduled for this Fall),

4) rebuilding and improving the drainage systems within the existing planters over the next
five years (With renovation of the rear planter and rebuilding its drainage system - bid
and planned for Spring 2018 if approved by the owners),

5) monitoring the condition of the garage roof by an architect or engineer, and

6) replacing the waterproof membrane and resurfacing the deck in approximately 10 years,
with the exact timing to be dictated by conditions on the deck.

Work on the rear (westernmost) planter, which is seen as having the most significant drainage
problems, is to be completed first in the spring of 2018 if approved by unit owners. As now
envisioned, improving the drainage in the rear planter involves removing all existing trees and
shrubs in the rear planter, which are not original, replacing all existing drain pipes to central
planter drain, installing two new drains down into the garage within the planter and installing
drain pipes to these drains from existing scupper openings on the planter’s perimeter to
increase its capacity to drain water, replacing the waterproof membrane over a new sloped
surface and replacing the gravel layer, soil and grass on the planter to return it to its original
design.

The estimated cost for caulking and patching is 34,000 in 2017 (already approved and budgeted)
and we may do more of this work in future years. The low bid to rebuild the rear planter in 2018
is $174,395. The estimated total cost to improve and supplement all planter drainage, replace
the waterproof membrane, resurface the deck and refurbish all benches and screening on the
deck ranges from $3,921,183 to $4,238,115 (Average of $4,079,649) if the work were all done in
2018. These estimates are revised based on the actual bid for the rear/west planter; include a
15% contingency and architectural/engineering design and construction administration (see
page 14 for summary and SM+P Preliminary Estimate dated 9/8/17 for detail).



After reviewing the reports of our consultants, a public meeting with residents and considerable
discussion, the physical plant committee recommended the repair and restoration of the rear
planter in 2018 to deal with what to date is the largest visible pooling of water on the deck and
related drainage problems. In addition to relying on input from SM+P, we have researched
published information on dealing with concrete decks at other modern buildings, including some
designed by Mies. We will refine the scope and approach to additional needed work on the
deck, using additional consultants if needed, once we see the results of our initial efforts and the
effectiveness of an improved version of the Mies designed in-planter drainage system.




Recommended Option, Phasing & Flexibility

There are a range of opinions about construction {discussed above) and financing options
{discussed below) for the rear deck that were reviewed and considered by members of the
Board and the physical plant committee who have been actively engaged in dealing with rear
deck problems. The large majority of those who have studied the rear deck analysis believe:

¢ The work should be phased over time so we can see what solutions actually work and
allow us to adapt our approach if needed during a multi-year, multi-phase construction
process.

¢ We should focus on existing drainage systems within the planters because these cover
most of the surface area of the deck, were the key elements of the original drainage
design, and because we have such limited ability to change the slope on the surface of
the deck it is not clear that adding many more surface drains will be that effective.

* Phasing will allow us to pursue some creative financing options including possible historic
tax credits or a historic grant or easement to help finance the eventual resurfacing of the
deck. Itis far from certain that we can obtain historic financing but delaying resurfacing
of the deck for a number of years will allow us to explore it.

e Financing Option 3, that phases the construction work, assumes resurfacing of the deck
in 2026, and combines a one-time above inflationary increase in our condo fee in 2018
with a future special assessment is believed to be the best financing option by many.! It
gives owners time to plan for a special assessment and a special assessment provides
owners with the most flexible and lowest cost option to finance their share of the cost.
However, by paying for the interim repairs and a portion of the future cost of resurfacing
via a condo fee increase, Financing Option 3 should also help preserve property values
because it shows tangible commitment by existing owners to begin paying for the
project.

¢ Thereis also some support for Financing Option 2, funding all of the rear deck costs with
reserves. This option might minimize the impact on future property values but offers
less flexibility to owners on how to pay for the cost of the work.

e Whichever financing option we favor this year, we should remain flexible and adjust our
plan for construction and financing for changes in interest rates and financing terms to
assure the lowest cost option that will produce a quality result for owners and the
building.

Financing Options

We present three options (attached) for rebuilding reserves after replacing the pool, improving
rear deck drainage, and ultimately replacing the waterproof membrane and resurfacing the rear
deck.

11f the monitoring of the read deck/garage roof infrastructure indicates greater deterioration
than anticipated, we may have to adjust the construction timeline accordingly.



We want to get input from the community on these options before the board approves and
recommends to uhit owners a 2018 budget that will allow us to start repair and restoration of
the rear deck. The Board is scheduled to approve a 2018 budget at its October 16, 2017
meeting. Owners will vote on the 2018 budget at the annual meeting on December 11, 2017.
The 2018 budget only includes the cost for improving the drainage system in the rear planter
and beginning to rebuild reserves after the pool replacement but the Board wants owners to
understand the full scope of the rear deck project over ten years before asking for approval to
rebuild the rear planter.

The three financing options are:
1) Full Funding of All Rear Deck Work in 2018 Using Special Assessment?
2} Interim Repairs To Planters & Resurfacing Deck in 2026 - Fully Funded By Reserves
3) Interim Repairs To Planters & Resurfacing Deck in 2026 - Funded By Reserves & Special
Assessment

The Board and Physical Plant Committee view repairs to the rear deck and replacement of its
underlying membrane as essential and unavoidable. While the timing of replacing the deck and
waterproof membrane may extend a few years beyond 2026 if interim measures are effective,
we believe putting a plan in place now to finance the work is in the best interest of owners
because it will reduce uncertainty, help preserve and enhance property values and allow owners
to plan in advance for any changes in our condominium fee or a special assessment. The Board
is seeking guidance on unit owners’ preferences for a special assessment versus increase
condominium fees and views on how and when the work should be done.

Each of these financing options has advantages and disadvantages.

» Financing Option 1 (See page 11) - anticipates all of the work on the rear deck will be
done in 2018 and that all of the $4.1M cost (assumed average of high and low estimate)
is raised now using a special assessment. This would result in a special assessment per
unit type as shown below {note that individual units vary in size and your actual
assessment could be modestly higher or lower than the average numbers below):

o Studio - $12,600
o One Bedroom - $20,300
o Two Bedroom - $29,400
o Three Bedroom - $36,300

Unit owners would have the option of paying these amounts from their savings,
financing these amount over a five year period with Highfield House at an interest rate of
approximately 6% in the current market or financing on their own for up to 15 or even 30

2 For modeling purposes for Option 1 we show all work funded and done in 2018 but, in reality,
the time required to design, bid and complete all the work on the rear deck and approve and
fund a special assessment might require a 2019 or later start.




years using a first or second mortgage or equity credit line with an interest rate closer to
4% in the current market.

The key advantage of financing the entire deck now is we can lock in the lowest possible
cost and perhaps even bring in the entire cost of the project below the $4.1M estimate
{the cost for doing the work in five phases without inflation). Using a special assessment
also provides unit owners with low cost financing options. The key disadvantage of this
approach is that we will be unable to learn what works well and what doesn’t work in
terms of drainage by testing various options in a phased approach and will be unable to
explore historic tax credit or easement financing possibilities. It also will disrupt use of
the plaza, the pool and the pool deck for a good part of a year. The estimated
construction period would be approximately 8 months and it might take another six
months or more to design and bid a total replacement of the deck.

In Option 1, condo fees are still increased 4% in 2018 and 1% through 2021 to rebuild
reserves after the pool and build reserves to over S1 million over time. Because a
special assessment is used to fully fund the rear deck in Option 1, the total estimated
condominium fee per unit increases about 7% from 2017 to 2022 before declining below
2017 levels by 2026. These increases are for reserves only and do not cover estimated
increases for operating costs. The reserve funds generated in Option 1 cover proposed
2018 reserve projects totaling $109,109 and spending for maintenance beginning in 2019
of approximately $160,000 inflated at 2% annually and also rebuild reserves to over $1M
by 2022. The estimates also do not include any major one-time expenses such as a roof
replacement.

Financing Option 2 (See page 12) — anticipates using existing planters with added drains
as the primary vehicle to improve drainage of the rear deck and doing the work in
phases, with planter improvements done over the next five years beginning in 2018 and
resurfacing of the rear deck and replacement of the waterproof membrane in 2026. In
this option, all work is financed using reserves with condo fees increased to build our
reserves to pay for it.

The key advantage of Option 2 is that we immediately commit to paying for the rear deck
repairs and start setting aside money to pay for all of the work. This should minimize
uncertainty about how the project will be paid for and might help minimize any impact
on future property values or resale potential. Phasing the work over time will enable us
to test the effectiveness of using the planters as our primary drainage vehicle and allow
us to refine our approach over time. It will also give us time to explore historic tax credit
or easement possibilities. The main disadvantage of Option 2 is that it raises condo fees
for the rear deck work and to rebuild reserves by 44% over 10 years from 2017 through
2026. After 2026 condo fees decline significantly (see attached model). Using condo
fees rather than a special assessment also provides unit owners with fewer financing
options.



¢ Financing Option 3 (See page 13) — also anticipates using existing planters with added
drains as the primary vehicle to improve drainage of the rear deck and doing the work in
phases, with planter improvements done over the next five years beginning in 2018 and
resurfacing of the rear deck and replacement of the waterproof membrane in 2026. But
in this option, we finance work over the next five years to improve the planter drainage
with condo fee increases and reserves and use a special assessment to finance a large
portion of the cost of resurfacing the rear deck and replacement of the waterproof
membrane in 2026, ‘

We believe using a mix of reserve funds and special assessment financing should limit
uncertainty about how the project will be paid for and lessens any impact on future
property values or resale potential. Phasing the work over time will enable us to test
the effectiveness of using the planters as our primary drainage vehicle and allow us to
refine our approach over time and explore historic tax credit and easement possibilities.

The key advantage of Option 3 over Option 2 is that condo fees for the rear deck and to
replenish reserves increase only 19% between 2017 and 2026 before declining vs. 44% in
Option 2.  In Option 3 the amount per unit type for the special assessment in 2026 is
only projected to be about 62% of the amount for the 2018 special assessment in Option
1 (note that individual units vary in size and your actual assessment could be modestly
higher or lower than the numbers below):

o Studio - S 7,800
o One Bedroom - $12,500
o - Two Bedroom - $18,100
o Three Bedroom - $22,400

The main disadvantage of Option 3 over Options 1 and 2 is that it assumes a special
assessment will be approved in the future and thus creates somewhat more uncertainty
about future interest rates and may be seen as something of a looming financial burden
for new buyers at Highfield House. This may have a more negative impact on future
sales prices and sale potential than Options 1 or 2 but because the amount of the future
assessment is smaller than in Option 1, the impact on sale prices and resale potential
should be somewhat diminished.

There are any number of variations to the three financing options summarized above and
shown in detail on the attached financial models. The Board is looking for feedback from
Highfield House residents on their preference for doing all the work on the rear deck at once vs.
phasing the work over a five to ten year period and their preference for use a special assessment
now or in the future vs. funding the work through increases in our condo fee.

Putting Condo Fees and Special Assessments in Perspective
e Based on the recent survey of comparable condominium properties, Highfield House's
condo fee as of February 2017 on a per-square-foot basis, adjusted for differences in




utility billing is $0.57 vs. $0.58 at comparable buildings (Carrolton, Colonnade, Harper
House, St. James, Warrington and Winthrop House).

¢ Highfield House has raised it condo fee slightly faster over the past three years than
comparable buildings 1.96% annual compound rate vs. 1.7% for peers.

¢ Highfield House has made much less use of special assessments between 2010 and 2016
than comparable buildings $2,424 per unit at Highfield House vs. $18,400 per unit at
comparable buildings and as high as $38,000 per unit at the Colonnade and $47,000 per unit
at the Warrington.

o Highfield House's reserve level at $2,871 per unit ($473,735 in total pre-pool replacement)
as of February 2017 is less than half the $6,738 average per unit at comparable buildings
and our reserve level is project to be under $400,000 by year end when the pool and
other approved 2017 repairs are fully paid.

o If Highfield House had reserves at the average per unit of other buildings, our reserves
would be $991,691, compared to $906,000 the Reserve Study recommended for 2017,
making us much better positioned to finance a significant portion of the rear deck work
with funds on hand,

» Highfield House is contributing a higher percentage of its monthly condo fee to reserves
than comparable buildings 16% vs. 12.6%, except for Winthrop House, which is at 21%.
This is due we believe to other buildings making more frequent and greater use of
specials assessments and having higher reserve balances.

In the recent survey of Highfield House’s residents, residents gave a good (slightly above
average) rating to Highfield House overall but were not entirely satisfied with the quality of
the building’s maintenance or the amount the board is currently spending to maintain the
building. Residents rated the new pool very good but were less satisfied with the overall
value of their condo fee than they were with the building and community overall (see results
of resident survey in newsletter for more).



Option One

2017
€stimated Cost of Dack
Assumed Inflation rate
Amount From Reserves 4 -
Assumed Interest Rate On Reserves
Total To Be Fund With Special Assessment ~ $ -

Speclat Assessment Per Unit Type
Studio

One Bedroom

Two Bedroom

Three Bedroom

$

$

R T

Full Funding in 2018 Using Special Assessment

2018 2019 2020 2021
4,079,649  Average of high and low for rear deck resurfacing
2% May be further cost savings If work all done at once
1.50%
4,079,648

12,600
20,300
29,400
36,300

2022

2023

2024

2025

2026

With Special Assessment residents would have option of paying at once, financing themselves through mortgage or home equity loan or paying over 5 years with interest to Hig

Estimated Condo Fee For Reserves - INCLUDES COST FOR REAR DECK BUT DOES NOT INCLUDE SPENDING FOR LARGE INFREQUENT REPAIRS, LIKE ROOF REPLACEMENT

Year 2017
Opening Reserve Fund Balance $ 462,334 $
Condo Fee Increaces For Reserves

Proposed Reserve Fund Contribution $ 225000 §
Less Normal Reserve Fund Projects $ (314,265} $
Plus tnterest Earnings $
Ending Reserve Fund Balance rs 373,069 §

Estimated Monthly Condo Fee Per Unit Type - FOR RESERVES ONLY NOT OPERATING EXPENSES

Studlo $ 364.73
1 Bedroom $ 585.40
2 Bedroom $ 847.15
3 Bedroom $  1,04718

Estimated Monthly Increase in Condo Fee
Studio

1 Bedroom

2 Bedroom

3 Bedroom

$
$
$
$

w0 o

2018 2019 2020 2021
373,069 $ 552,330 $ 697,636 $ 856837 §
4% 1% 1% 1%
281,477 $ 296161 $ 310,992 § 325871 §
(109,105} §  (160,160) $ (163,363} &  (166,630) §
6,888 % 9,305 $ 11572 $ 14,048 $
552,330 § 697,636 $ 856,837 § 1,030226 $
37932 $ 38311 386.94 $ 390.81 $
608.82 $ 61490 $ 621.05 $ 627.26 §
881.04 $ 889.85 $ 898,74 $ 907.73 §
1,089.07 § 109936 $ 111096 §  1,12207 §
1459 § 379 $ 3.83 $ 3.87 $
2342 § 609 $ 615 $ 621 %
3389 $ 881 % 890 $ 899 3
4189 § 1089 $ 1100 3 i ¢

2022
1,030,226

0%
325,971

{169,953)
16,623
1,202,858

390.81
627.26
907.73
1,122.07

$
$
$
$
$

w1

2023
1,202,858

-10%
174,681

{173,362}
18,053
1,222,229

351.73
564,54
816,96
1,009.86

(39.08)
{62.73)
(90.77)
(112.21)

2024
$1,222,229

0%
$ 174,681
$ (176,830)
$ 18317
$1,238,398

$ 35173
$ 564,54
$ 81696
$ 1,009.86

2025
$1,238,398

0.25%
$ 178,085
$ (180,366)
$ 18559
$1,254,676
$ 35261
$  565.95
$ 819,00
$ 1,012.38
$ 0.88
$ 141
$ 2.04
$ 2,52

10

2026
$1,254,676

0.25%
$ 181,498
$ (183,973)
$ 18,802
$ 1,271,002
$ 35349
§ 56736
$ 82105
§ 1,004.92
$ 0.88
$ 141
$ 2.05
$ 253

$1,2

$ 1
$

o

$3,2
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Option Two Interim Repairs To Planter & Resurfacing Deck In 2026 - Fully Funded With Reserves

2017 2018 2018 2020 2021 2022 2023 2024 2025 2026 24
Estimated Cost of Deck 3% Inflation}  $ 3,256,638 § 3,321,771 7$ 3,388,206 7$ 3,455,970 7'$ 3,525,090 ”'$ 3,595,591 "$ 3,667,503 7$ 3,740,853 7$ 3,815,670 7$ 3,891,984
Assumed Inflation Rate 2%
interest Rate On Reserves 1.5%
Amount Finance From Reserves $ 3,891,984

100% Funded From Reserves

Total Funded With Special
Assessment $ -

Assessment Per Unit Type
studio

One Bedroom

Two Bedroom

Three Bedroom

RV TR S
f

Estimated Condo Fee For Reserves - INCLUDES COST FOR REAR DECK BUT DOES NOT INCLUDE SPENDING FOR LARGE INFREQUENT REPAIRS, LIKE RC

Year 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2
Condo Fee [ncreases For Reserves 9% 7% 7% 7% 5% 1% 1% 1% 0% -2
Reserve Fund Contribution $ 225000 S 352074 $ 459,804 S 575076 S$ 698,416 S 792,683 $ 812,480 $ 832474 § 852668 S 852,668 S 342,7
Less Normal Reserve Fund Projects $ (314,265) $ (109,105) $ (160,160) $ (163,363) $ {166,630) $ (169,963) $ (173,362} $ (176,830) $ {180,366) $ (183,973) $ (1876
Less Reserve Funded Deck Repairs 7§ - $ {174,395) § (78,355) $ (298,256) $ (302,575) $ - 3 - $ - $ - $ {3,891,984) $ -
Plus Interest Earnings $ 6110 $ 8376 $ 11,012 $ 13747 $ 20343 $ 30,112 $ 40274 $ 50,838 $ 32,068 $ 99
Reserve Fund Balance "$ 373,069 'S 447,753 "$ 677,418 7§ 801,887 "$ 1,044,845 T$ 1,687,009 7$ 2,357,138 *$ 3,053,056 "$ 3,776,196 "$ 585,375 7S 7504

Estimated Monthly Condo Fee Per Unit Type - INCREASES FOR RESERVES ONLY - NOT OPERATING COSTS

Studio $ 36473 $ 39756 $ 42538 $ 45516 $ 48702 $ 51137 $ 51643 $ 52165 § 52687 § 526.87 $ 395
1 Bedroom $ 58540 $ 63809 $ 68275 $ 73054 $ 78168 $ 82077 $ 82897 § 83726 & 84564 § 845.64 $ 634
2 Bedroom $ 84715 § 92339 $ 98803 $ 105749 $ 1,131.20 $ 1,187.76 $ 1,199.63 $ 1,211.63 ¢ 1,223.75 $ 1,223.75 $ 917,
3 Bedroom $ 1,04718 $ 1,14143 $ 1,221.33 $ 1,30682 $ 1,39830 $ 146821 $ 148289 $ 1,497.72 §$ 151270 $ 1,51270 $ 1,134
Estimated Monthly increase In Condo Fee

Studio $ 32.83 $ 27.83 $ 2978 § 31,86 $ 2435 $ 511 § 516 $ 522 § - $ (131,
1Bedroom $ 52,69 $ 4467 $ 47,719 $ 51,14 $ 39,08 $ 821 § 829 $ 837 $ - $ (211,
2 Bedroom $ 76.24 $ 64.64 $ 69.16 $ 74.00 $ 5656 $ 11.88 $ 12.00 $ 1212 § - $ (305,
3 Bedroom $ 9425 § 7990 $ 8549 $ 9148 $§ 6991 $ 1468 $ 1483 § 1498 $ - §% (378
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Option Three Interim RepairsTo Planters & Resurfacing Deck {n 2026 - Funded With Reserves & Special Assessmer

2017 2018 2019 2020 2021 2022 2023 2024 2025 2026
Estimated Cost of Deck 4 r 4 r r 4 r r
Resurfacing/Concrete Plaza
Restoration (Escluding Interim
Repairs - Avg High & Low) $  3,256638 $ 3,321,771 $ 3,388206 § 3,455,970 $3,525,090 § 3,595591 § 3,667,503 $ 3,740,853 § 3,815670 $ 3,891,984
Assumed Inflation Rate Construction ( 2%
Interest Rate On Reserves 1.5%
Amount Financed From Reserves $ 137,721

85% of Reserve Fund
Tota! To Be Fund With Special
Assessment $ 2,520,263

Assessment Per Unit Type

Studio $ 7,800
One Bedroom $ 12,500
Two Bedroom $ 18,100
Three Bedroom $ 22,400

With Special Assessment residents would have option of paying at once, financing themselves through mortgage or home equity loan or paying over 5 years with

Estimated Condo Fee For Reserves - INCLUDES COST FOR REAR DECK BUT DOES NOT INCLUDE SPENDING FOR LARGE INFREQUENT REPAIRS, LIKE ROOF REPLACEMENT

Year 2,017 2,018 2,019 2,020 2,021 2,022 2,023 2,024 2,025 2,026

Condo Fee Increases For Reserves 8% 2% 2% 1% 1% 1% 1% 1% 1%
Proposed Reserve Fund Contribution  $ 225,000 § 337,954 § 368,452 $ 399,560 $ 415425 $ 431,448 $ 447,632 $ 463978 § 480,487 § 497,161 § 2¢
Less Normal Reserve Fund Projects $ (314,265} $ (109,105) $ {160,160) $ (163,363} $ (166,630) $ (169,963) § (173,362) $ (176,830} S (180,366} $ (183,973} $ (1t
Less Reserve Funded Deck Repairs 7§ - $ {174,395) $ {78,355} $ (298,256) $ {302,575) ¢ - $ - $ - $ - 5 {1,373,721) 78

Plus Interest Earnings $ 3,206 $ 4,205 $ 3,771 § 3,39 $ 5383 § 7,480 $ 9,690 $ 12,013 $ 14,452 §
Ending Reserve Fund Balance $ 373,069 § 430,730 $ 564,872 $ 506,584 $ 456,199 $ 723,067 $ 1,004,817 $ 1,301,655 $ 1,613,788 § 555,256 § 61
Estimated Monthly Condo Fee Per Unit Type - INCREASES FOR RESERVES ONLY - NOT OPERATING COSTS

Studio $ 36473 $ 39391 §$ 40179 $ 40982 $ 41392 § 41806 $ 42224 $ 42646 § 43073 $ 43503 S i
18edroom $ 58540 $ 63223 § 644.88 $ 657.77 $ 66435 § 67100 § 67771 $ 684.48 $ 69133 $ 698.24 § 1
2 Bedroom $ 84715 $ 914,92 § 933.22 § 951,88 $ 96140 97102 $ 98073 § 930,54 §  1,00044 $ 1,01044 $ t
3 Bedroom H 1,04748 $ 1,13095 § 1,153.57 $ 1,17664 $ 1,18841 $ 120030 $ 4,21230 $ 122442 5 123667 § 1,243,03 $ 1(
Estimated Monthly Increase In Condo Fee

Studio $ 29,18 § 7.88 $ 8.04 $ 410 $ 414 $ 438 § 422 8 426 § 431 § i
1Bedroom $ 4683 § 1264 $ 1290 $ 658 $ 664 $ 671 % 678 §$ 6.84 3 691 $ {1
2 Bedroom $ 67.77 §$ 1830 $ 1866 $ 952 § 961 § 97§ 981 $ 991 % 1000 $ {1
3 Bedroom $ 8377 $ 2262 $ 2307 $ 1177 $ i1.88 $ 1200 $ 1212 0§ 1224 $ 1237 § {1
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SM+P Estimate - revised 9/8/17
HIGHFIELD HOUSE PLAZA BUDGET ESTIMATES
(See SM+P Preliminary Estimate 9/8/17 for detail)

2018 2019 2020 2021
Phase | - Center West Planter and Drains S 174,395
Phase 2 - Brick Masonry Planters and Drains S 76,819 $ 78,004
Phase 3 - South Planter and Drains S 286,674 S 296,334
Phaw 4 - North Planter and Drains S 285,123 S
Subtotal Interim Repairs S 823,011
Phase 5 - Concrete Plaza Restoration Low S 3,098,172
Phase 5 - Concrete Plaza Restoration High S 3,415,104
Average Low and High Plaza Restoration $ 3,256,638
Estimated Total Low Cost In 2018 S 3,921,183
Estimated Total High Cost in 2018 $ 4,238,115
Estimated Total Cost with Avg High & Low 2018 S 4,079,649
Estimated Total Cost 2018 - 2023 Avg High & tow  $ 4,386,735 7$¢ 78,004 ¥$ 296,334 3 - T

Note — High and low estimate exclude a potential $5,000 savings on the Brick Masonry
Planters

[n our financial models, we modified timing so Phase 4 is done in 2021 and Phase 5 is
done in 2026

13
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HIGHFIELD HOUSE CONDOMINIUM, INC,
EMERGENCY CONTACT INFORMATION

OWNER TENANT (Circle One)

Name:

Unit Address:

Mailing Address (if different from Unit Address):

City: State: Zip:
Home #: Work #:
Cell #: Email:

Names of all occupants living in unit: {List all living in the unit}

Adults:

Children:

Name, address & phone humber of person to contact in case of emergency:
(PERSON WHO HAS A KEY TO THE UNIT)

18T Name:

Address:

Phonet: { )

2 ND Name:

Address:

Phoned: { )

S sk ok ofe sk o o o o o o ok e ode o ol s R ol ke ok SRl sl 3R ok ol ok R R oK ek sl st sk sl R sk e s ek s st st sl skl oo sk sk ok sk R R RORO R B Ok ek ok o s s ke ok doR seskololoR ook

If you are a tenant, please fill in Owner information:

Name:

Address:

Phone #:

PLEASE RETURN TO:
11433 Cronridge Drive
Owings Mills, MD 21117
Office {443) 796-7400 Fax {443) 796-7188

www.womllc.com



Highfield House
Condominium

Insurance Declaration
Pages

WPM

REAL ESTATE
MANAGEMENT




) ®
ACORD
v

CERTIFICATE OF LIABILITY INSURANCE

DATE (MMIDDIYYYY)
11/29/2018

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW. THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED

REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.

IMPORTANT: If the certificate holder is an ADDITIONAL INSURED, the policy(ies) must be endorsed. If SUBROGATION IS WAIVED, subject to
the terms and conditions of the policy, certain policies may require an endorsement. A statement on this certificate does not confer rights to the

certificate holder in lieu of such endorsement(s).

PRODUCER
PSA Financial
11311 McCormick Road, Ste 500

Hunt Valley MD 21031-8622

GONTACT Debra Flower

PHONE " "443-798-7480

No, Ext): F/o)é‘ No): {410)828-0242

E-MAIL i i
AppREss: dflower@psafinancial . com

INSURER(S) AFFORDING COVERAGE NAIC #

INSURER A :Greater New York Insurance Co 22187

INSURED

Highfield House Condominium Association
c/o WPEM Real Estate Group LLC

11433 Cronridge Drive

Owings Mills MD 21117

INSURER B :Greenwich Insurance Company

INSURER ¢ :Travelers Ins Company

INSURERD :

INSURERE :

INSURERF :

COVERAGES

CERTIFICATE NUMBER:18/19 Master

REVISION NUMBER:

THIS IS TO CERTIFY THAT THE POLICIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY PERIOD
INDICATED. NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION OF ANY CONTRACT OR OTHER DOCUMENT WI|TH RESPECT TO WHICH THIS
CERTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN IS SUBJECT TO ALL THE TERMS,
EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS,

INSR ADDL[SUBR POLICY EFF | POLICY EXP
LIR TYPE OF INSURANCE INSD | VD POLICY NUMBER (MMIDDIYYYY) | (MM/DDIYYYY) LIMITS
X | COMMERCIAL GENERAL LIABILITY EACH OCCURRENCE $ 1,000,000
DAMAGE TO RENTED
A CLAIMS-MADE OCCUR PREMISES {Ea occurrence) $ 1,000,000
6119M28082 12/1/2018 | 12/1/2019 | MED EXP (Any one person) | $ 5,000
PERSONAL & ADV INJURY | § 1,000,000
GEN'L. AGGREGATE LIMIT APPLIES PER: GENERAL AGGREGATE $ 2,000,000
X | poLicy IRO: Loc PRODUCTS - COMPIOP AGG | § 2,000,000
OTHER: Employee Benefits $ 1,000,000
COMBINED SINGLE LIMIT
AUTOMOBILE LIABILITY (Ea accident) $ 1,000,000
a ANY AUTO BODILY INJURY (Per person) | §
ﬁbl_.r ggmeo - ﬁg;{gguwo 6110M28082 12/1/2018 | 12/1/2019 | BODILY INJURY (Per accident) | §
NON-OWNED PROPERTY DAMAGE
X | HIRED AUTOS AUTOS {Per accident) $
$
X | UMBRELLA LIAB X | occur EACH OCCURRENCE $ 15,000,000
B EXCESS LIAB GLAIMS-MADE AGGREGATE s 15,000,000
oep | X | Rerenmions 0 PPP7453559L1TA-1T 12/1/2018 | 12/1/2019 s
WORKERS COMPENSATION PER OTH-
AND EMPLOYERS' LIABILITY YiN STATUTE 1 ER
ANY PROPRIETOR/PARTNER/EXECUTIVE E.L, EACH ACCIDENT $
OFFICER/MEMBER EXCLUDED? l:l NTA :
{Mandatory in NH) E.lL. DISEASE - EA EMPLOYEH $
|f yes, describe under |
DESCRIPTION OF OPERATIONS bslow E.L. DISEASE - POLICY LIMIT | §
A | Property (169Units) $§5000ded 6119M28082 12/1/2018 | 12/1/2019 | Buiiding Limit-RC basis $34,077,000
C | Employee Theft 105879407 12/1/2018 | 12/1/2019 | Limit $600,000

DESCRIPTION OF OPERATIONS / LOCATIONS / VEHICLES {ACORD 101, Additional R

1 Seohadul

may be { if more space is required)

Location: 4000 N. Charles St, Baltimore, MD. 21218
WP&M Real Estate Group LLC is Additional Insured as
contract.

respects General Liability when required by written

CERTIFICATE HOLDER

CANCELLATION

vijames@wpmllic.com

WP&M Real Estate Group LLC
11433 Cronridge Drive
Owings Mills, MD 21117

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
THE EXPIRATION DATE THEREOF, NOTICE WILL. BE DELIVERED IN
ACCORDANCE WITH THE POLICY PROVISIONS,

AUTHORIZED REPRESENTATIVE

Debra Flower/DLF f@“& T e e

ACORD 25 (2014/01)
INS025 (201401)

© 1988-2014 ACORD CORPORATION. All rights reserved.

The ACORD name and logo are registered marks of ACORD
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HIGHFIELD HOUSE LITIGATION STATEMENT:

In 2010, former Highfield House residents Jerome and Mary Sachs filed a lawsuit in the Circuit Court for
Baltimore City against Highfield House, its former Board President, property manager, and Brodie
Management (the “Defendants™) alleging a violation of the Maryland Fair Housing Act. Specifically, the
Complaint alleged that Highfield House’s enforcement of its No-Pets Rule violated the rights of Mr. and
Mrs. Sachs. In 2012, Defendants prevailed on summary judgment. Mr. and Mrs. Sachs appealed that
decision. In 2014, the Court of Special Appeals remanded the case back to the Circuit Court for
Baltimore City. In 2015, Defendants once again prevailed on summary judgment. The Sachs have
chosen to once again appeal this second grant of summary judgment in favor of the Defendants.
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- l RES E RVE Corporate Office
4 A Dv l S O RS Reserve Advisors, Inc.
735 N, Water Street, Sulte 175

Milwaukee, W1 53202

Long-term thinking, Everyday commitment,

Highfield House Condominium, Inc.
Baltimore, Maryland

Dear Board of Directors of Highfield House Condominium, Inc.:

At the direction of the Board that recognizes the need for proper reserve planning, we
have conducted a Full Reserve Study of Highfield House Condominium, Inc. in
Baltimore, Maryland and submit our findings in this report. The effective date of this
study is the date of our visual, noninvasive inspection, June 27, 2018.

This Full Reserve Study exceeds the Association of Professional Reserve Analysts
(APRA) standards fulfilling the requirements of a “Level | Full Reserve Study.”

An ongoing review by the Board and an Update of this Reserve Study are necessary to
ensure an equitable funding plan since a Reserve Study is a snapshot in time. We
-recommend the Board budget for an Update to this Reserve Study in two years, We
look forward to continuing to help Highfield House Condominium, Inc. plan for a
successful future.

As part of our long-term thinking and everyday commitment to our clients, we are
available to answer any questions you may have regarding this study.
i,

. \

Respectfully submitted on November 29, 2018 by \\\\\\\\::\ofis—s—'f’ﬂ{:g’/&,/
& X
) 53 Aln 4%
Reserve Advisors, Inc. S§ fm N
25l e (ES
. : . 29 Mo JSS
Visual Inspection and Report by: Stephen E. Breski, RS’ @/‘?v;\ AR

Review by: Alan M. Ebert, RS, PRA?, Director of Quality Assurance %%Pnfﬁ\‘\\\\

KIS

" RS (Reserve Specialist) is the reserve provider professional designation of the Community Associations
Institute (CAl) representing America's more than 300,000 condominium, cooperative and homeowners
associations,

2 PRA (Professional Reserve Analyst) is the professional designation of the Association of Professional
Reserve Analysts. Learn more about APRA at hitp://www.apra-usa.com.

L3
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[
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{800/ 221:9882  wwiwireserveadvisors,com - Fox: [414] 2723663
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5 RESERVE

¥ ADVISORS
1.RESERVE STUDY EXECUTIVE SUMMARY

Clent: Highfield House Condominium, inc. (Highfield House)
Location: Baltimore, Maryland
Reference: 92074

Property Basics: Highfield House Condominium, Inc. is a condominium style development of
165 units in one building. The building was built from 1964 to 1965 and converted to
condominiums in 1979.

Reserve Components ldentified: 62 Reserve Components.
Inspection Date: June 27, 2018. We conducted previous inspections in 1992, 1997 and 2011.

Funding Goal: The Funding Goal of this Reserve Study is to maintain reserves above an
adequate, not excessive threshold during one or more years of significant expenditures. Our
recommended Funding Plan recognizes this threshold funding year in 2028 due to replacement
of the windows and doors.

Cash Flow Method: We use the Cash Flow Method to compute the Reserve Funding Plan.
This method offsets future variable Reserve Expenditures with existing and future stable levels
of reserve funding. Our application of this method also considers:

» Current and future local costs of replacement

e 1.7% anticipated annual rate of return on invested reserves

e 2.4% future Inflation Rate for estimating Future Replacement Costs

Sources for Local Costs of Replacement: Our proprietary database, historical costs and
published sources, i.e., R.S. Means, Incorporated.

Cash Status of Reserve Fund:
e 3440,124 as of June 26, 2018
o 2018 budgeted Reserve Contributions of $324,000

Project Prioritization: We recommend the Association prioritize the following projects in the
next five years based on the conditions identified:

o Replacement of the waterproof membrane and concrete structure repairs at the plaza
Replacement of the metal louvers
Replacement of the staircases
Renovations of the Guilford Room and lobby
Replacement of the hallway, Guilford Room and lobby air handling units
Replacement of a portion of the common domestic water, waste and vent pipes
Replacement of a portion of the concrete driveways
Inspections and capital repairs to the concrete retaining wall
Replacement of a portion of the on-grade concrete at the garage
Replacement of the exhaust fans at the garage
Replacement of the main entrance doors
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Recommended Reserve Funding: We recommend the following in order to achieve a stable
and eqwtable Funding Plan:

Phased increases of $109,000 from 2019 through 2024

Inflationary increases from 2025 through 2028

Decrease to $530,000 by 2029 due to fully funding for replacement of the windows and
doors

Inflationary increases from 2030 through 2048, the limit of this study's Cash Flow
Analysis

An additional annual assessment of $4,000,000 in 2019 to fund replacement of the
waterproof membrane and concrete structure repairs at the plaza

Initial adjustment in Reserve Contributions of $109,000 represents an average monthly
increase of $55.05 per unit owner and about a seven percent (6.5%) adjustment in the
2018 total Operating Budget of $1,686,863.

Additional assessment of $4,000,000 in 2019 is equivalent to an average monthly
Additional Assessment of approximately $2,020 per unit owner
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Highfield House
Recommended Reserve Funding Table and Graph

‘Year Contrlbutlons ($) Balénces ($) 6 Balances ($)
2019 *'4/433,000 | 811532 43,380
2020° " "B42,000 | 1,253,919 [:
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2.RESERVE STUDY REPORT

At the direction of the Board that recognizes the need for proper reserve planning, we
have conducted a Full Reserve Study of

Highfield House Condominium, Inc.
Baltimore, Maryland

and submit our findings in this report. The effective date of this study is the date of our
visual, noninvasive inspection, June 27, 2018. We conducted previous inspections in
1992, 1997 and 2011,

We present our findings and recommendations in the following report sections and
spreadsheets:

o |dentification of Property - Segregates all property into several areas of
responsibility for repair or replacement

¢ Reserve Expenditures - Identifies reserve components and related
quantities, useful lives, remaining useful lives and future reserve
expenditures during the next 30 years

» Reserve Funding Plan - Presents the recommended
Reserve Contributions and year-end Reserve Balances for the next 30
years

¢ Reserve Component Detail - Describes the reserve components,
includes photographic documentation of the condition of various property
elements, describes our recommendations for repairs or replacement,
and includes detailed solutions and procedures for replacements for the
benefit of current and future board members

» Methodology - Lists the national standards, methods and procedures
used to develop the Reserve Study

+ Definitions - Contains definitions of terms used in the Reserve Study,
consistent with national standards

* Professional Service Conditions - Describes Assumptions and
Professional Service Conditions ’

o Credentials and Resources

Page 2.1 - Report
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IDENTIFICATION OF PROPERTY

R o pr

Our investigation includes Reserve Components or property elements as set
forth in your Declaration. The Expenditure tables in Section 3 list the elements
contained in this study. Our analysis begins by segregating the property elements into
several areas of responsibility for repair and replacement.

Our process of identification helps assure that future boards and the
management team understand whether reserves, the operating budget or Unit Owners
fund certain replacements and assists in preparation of the annual budget. We derive
these segregated classes of property from our review of the information provided by the
Association and through conversations with Management. These classes of property
include:

¢ Reserve Components

o Long-Lived Property Elements

s Operating Budget Funded Repairs and Replacements
¢ Property Maintained by Unit Owners

e Property Maintained by Others

We advise the Board conduct an annual review of these classes of properiy to
confirm its policy concerning the manner of funding, i.e., from reserves or the operating
budget. The Reserve Study identifies Reserve Components as set forth in your
Declaration or which were identified as part of your request for proposed services.
Reserve Components are defined by CAl as property elements with:

Page 2.2 - Report




Tk, RESERVE

"y

¥ ADVISORS

e

« Highfield House responsibility

¢ Limited useful life expectancies

Predictable remaining useful life expectancies
» Replacement cost above a minimum threshold

Long-Lived Property Elements may not have predictable Remaining Useful Lives
or their replacement may occur beyond the 30-year scope of the study. The operating
budget should fund infrequent repairs. Funding untimely or unexpected replacements
from reserves will necessitate increases to Reserve Contributions. Periodic updates of
this Reserve Study will help determine the merits of adjusting the Reserve Funding
Plan. We identify the following Long-Lived Property Elements as excluded from reserve
funding at this fime. '

Foundation

Floor Coverings, Terrazzo, Replacement

Pipes, Interiar Building, Building Heating and Cooling, Common (2000)
Pool Structure (2017)

Structural Frame

Wall Coverings, Marbie, Replacement

The operating budget provides money for the repair and replacement of certain
Reserve Components. The Association may develop independent criteria for use of
operating and reserve funds. For purposes of calculating appropriate Reserve
Contributions, we identify the following list of Operating Budget Funded Repairs and
Replacements:

o General Maintenance to the Common Elements

o Expenditures less than $10,000 (These relatively minor expenditures
have a limited effect on the recommended Reserve Contributions.)
Catch Basins

Exercise Equipment, Interim Replacements

Expansion Tanks

Floor Coverings, Terrazzo, Interim Honing

Garage Doors, Operators, Interim Replacements

Irrigation System, Controllers

Landscape

Laundry Room, Renovation

Office Equipment

Paint Finishes, Touch Up

Pool Cover

Pumps Less Than Five-HP (horsepower)

Sighage

Split System, Laundry Room

Staff Room, Renovation

Staircases, Inspections, Repairs and Paint Finish Applications
Unit Heaters

Wall Coverings, Marble, Interim Honing
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o Water Softener System
e Other Repairs normally funded through the Operating Budget

Certain items have heen designated as the responsibility of the unit owners to
repair or replace at their cost. Property Maintained by Unit Owners, including items
billed back to Unit Owners, relates to unit:

Doors

Electrical Systems (Including Circuit Protection Panels)

Heating, Ventilating and Air Conditioning (HVAC) Units {Fan Coil Units)
Interiors

Pipes (Within Units)

Storage Lockers

Certain items have been designated as the responsibility of others to repair or
replace. Property Maintained by Others relates to:

o Concrete Sidewalks, Streets (Municipality)
o Laundry Equipment (Leased)
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3.RESERVE EXPENDITURES and FUNDING PLAN
The tables following this introduction present:

Reserve Expenditures
e Line item numbers
» Total quantities
« Quantities replaced per phase (in a single year)
+ Reserve component inventory
s Estimated first year of event (i.e., replacement, application, etc.)
« Life analysis showing
- useful life
— remaining useful life
» 2018 local cost of replacement
— Perunit
— Perphase
— Replacement of total quantity
e Total future costs of replacement anticipated during the next 30 years
e Schedule of estimated future costs for each reserve component including
inflation

Reserve Funding Plan
+ Reserves at the beginning of each year
o Total recommended reserve contributions
¢ Estimated interest earned from invested reserves
» Anticipated expenditures by year
o Anticipated reserves at year end

Financial statements prepared by your association, by you or others might rely in
part on information contained in this section. For your convenience, we have provided
an electronic data file containing the tables of Reserve Expenditures and Reserve
Funding Plan.
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RESERVE FUNDING PLAN

CASH FLOW ANALYSIS
Highfield House
Condominlum, nc. Indidu; ts & Cash Flows for the Nex
Baltimore, Muryland FYaois 2019 2020 2024 2022 2023 2024 2025 202§ 2021 2028 2029 2030 2081 2032 2033

3556855 436182 52212 135582
TOT00, TOT5H00 50000 54210 655,100 569000 - 382,700

1253918 1745287 2015074 2754567 2835714 2839146

. 9TBOOO - 1,001,500 . 1,026,600

440,124

811532

Tobal Ricommended Rasarve Conuibubons (Neta 2] 182000 4 R B0 7000 LT | - "Ea00 BRI 85500 S
Plus Estimalod Intores| Earnad, Daring Yaar {ots 3] A8 AR T8 B0 S I8 4628 B3 6388l 66435 40810 1LAS0 U553 19827 208 %5378
Less Anticlpatad Expanditures, By Year (59000] (4180224) (I7.021) (14910 (S20600) (170010} (BB4AT6) (LIOTISE (0072 (700} (45680} (235366 (424550 (164296) L1DA4T) (184,115)
Anticlpatod Reserves at Year End S547.300  $BUA612 $1263010 $A745207 2015374 2754567 $2805714 S283BUE $3866555 MAMOTE 4608212 S832200 $0008503 $LI06601 S1801620 RUGHA
(HOTE )
{eontinuad) Indnidual Raserve Budgats & Cash Flows for the Next 30 Years, Continued

2034 2035 2038 2037 2038 2038 2040 2041 2042 2043 2044 2048 2046 2047 2048

Resarves at Beginning of Year 2315586 1607993 2122306 2766273 3233311 3485435 3343380 3849260 4358206 4651916 4333650 3764809 4
Total Recommended Raserva Contributions ' + 596,700 £25,100 J00_ 838,500 879,800 - 631,800 - TO4400- 724300 738800 - 786,300 774500 :
Fius Estimated intarest Earned, During Year 33,069 31,440 41,119 50,633 66,679 57,656 60,622 69,176 76941 75,734 68,173 66,79 81,257 93452 103478
Less Anticlpatad Expenditures, By Year {1337.362)  {126,07)  (32872) {208,195) (466,655) (871411} (242540) (264.612) (503551} (1,132.601) {1.403,233) (100,663) {48567) (284,389) (366,666}
Anticipated Rosarves al Year End SLEOZON 2422326 $2756273 3209311 $3486435 S4II0 9040207 $4350226 4951916 $A233600 SATDIHN0 MAOTER 2B $5654485
(HOTEY)
Explanatary Notas:
1) Year 2018 slarting reserves ara as of June 26, 2018; FY2018 starls January 1, 2018 and ends Decamber 31, 2018.
2) Reserve Conltibutions for 2018 are the remaining budgeted B months; 2019 is the firsl yaar of recommended contributions.
3) 17% isthe estmated annual rate of retum on Invested rasenves; 2018 Is a partial yoar of inferesl eamed,
4) Accumulated year 2048 ending resasves consider tha need to furd for subsequent replacement of the waterproo! membrane and concrete repalrs at the piaza shortly after 2048, and the age, size, overall condition and complexity of the property.
§) Theeshald Funding Year [resesvs bafenca at critical paint).
Funding Plan - Section 3
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4.RESERVE COMPONENT DETAIL

The Reserve Component Detail of this Full Reserve Study includes
enhanced solutions and procedures for select significant components. This section
describes the Reserve Components, documents specific problems and condition
assessments, and may include detailed solutions and procedures for necessary capital
repairs and replacements for the benefit of current and future board members. We
advise the Board use this information to help define the scope and procedures for repair
or replacement when soliciting bids or proposals from contractors. However, the Report

in whole or part is not and should not be used as a design specification or design
engineering service.

4

Exterior Building Elements

Front elevation overview Rear elevation overview

Doors, Main Entrance

Line Item: 1.180
Quantity: One main entrance system with a revolving door
History: Original

Condition: Reported in satisfactory condition

Page 4.1 - Reserve Component Detail



iy, RESERVE

BV ADVISORS |

Revolving door overview
Useful Life: Up to 30 years
Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures tabie in Section 3.

Light Fixtures

Line Item: 1.260

Quantity: Approximately 140 exterior recessed and wall mounted light fixtures accent
the building

History: Unknown age

Condition: Good to fair overall

Wall mounted light fixtures Recessed light fixtures
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Useful Life: Up to 25 years
Priority/Criticality: Per Board discretion
Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve

Expenditures table in Section 3.

Roofs, Inverted

Line Item: 1.440

Quantity: 16,900 square feet. This quantity includes the modified bitumen sections of
roof and the entrance canopy roof.

History: Replaced in 2005; the Association should conduct inspections of the roofs
semiannually and fund these inspections through the operating budget.

Condition: Fair overall with deterioration and wear evident. Management does not
report history of leaks.

Inverted roof overview — Note: paver system Inverted roof overview — Note: paver system
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Inverted roof Inverted roof deterioration

Modified bitumen roof section — Note: wear Modified bitumen roof wear

Useful Life: Up to 25 years

Component Detail Notes: Inverted roofs are also referred to as "upside down roofs" or
Protected Membrane Roofs (PMR). This type of roofing system consists of a
waterproofing material applied directly to the concrete roof deck and topped with rigid
insulation, filter fabric and gravel ballast. This configuration maintains the membrane at
a temperature close to that of the building interior, and protects it from the damaging
effects of ultraviolet radiation and from pedestrian damage. The following image details
the typical components of an inverted roof although it may not reflect the actual
configuration at Highfield House: '
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INVERTED ROOF DETAIL

Pavers/Stone Ballast

Filter Fabric

Insulation

Main Roof Membrane

Base Membrane

Steuctural Deck

© Reserva Advisors, Ine,

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3.

Sealants, Windows, Doors and Control Joints

Line Item: 1.540

Quantity: 31,200 linear feet of exterior sealants or caulk’ at the windows, doors and
control joints?

History: A portion of the sealant were replaced in 2017 and 2018

Condition: Good to fair overafl

' The terms sealant and caulk are used interchangeably throughout this text and throughout the industry.
? A control joint is a formed or sawed groove in a wall system that allows for thermal expansion and
contraction of the building materials without damage.
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Window sealant overview Control joint sealant overview
Useful Life: Up to 20 years

Component Detail Notes: The rate of deterioration of the sealants is not uniform due
to the different exposures to sunlight and weather. The Association should anticipate
gradual dispersed deterioration as the sealants age.

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. We recommend Highfield House replace up to fifty
percent (50%), or 15,600 linear feet of joint sealant during each event.

Staircases

Line Iltem: 1.600

Quantity: Two sets of metal and concrete staircases located between the plaza deck
and the garage.

History: Original

Condition: Fair to poor overall
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Staircase overview Concrete deterioration

Metal paint finish deterioration and rust

Useful Life: Up to 50 years
Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. The Association should budget for periodic power
washing, minor replacements, and staining through the operating budget.

Walls, Concrete

Line Items: 1.660 and 1.665

Quantity: Approximately 55,500 square feet of concrete structural members and
facade with a coating application

History: The Association last completed a major concrete facade restoration in 2004
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Conditions: The fagade is in good to fair overall condition and the coating is in good to
fair overall condition with cracks and deterioration evident.

Concrete wall overview Concrete wall and columns

Concrete wall cracks and deterioration Concrete wall cracks and deterioration

Useful Life: We recommend concrete facade inspections and repairs every 10- to 15-
years., We recommend a systematic inspection and repair program to minimize the
amount of required repairs over time and potential for water infiltration. Protective
coatings have a useful life of up to 20 years.

Component Detail Notes: Periodic liquid-applied coatings serve to inhibit deterioration
of the exterior concrete. Coatings on concrete must allow entrained moisture in the
concrete to migrate to the concrete surface and evaporate. A non-permeable coating
traps this moisture and increases concrete spalling and eventual degradation of the
coating.

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. We recommend the Association budget for the
following work per repair event:

Page 4.8 - Reserve Component Detail




y

RESERVE

ADVISORS

Complete inspection

Partial depth replacement of up to one percent (1%) of the concrete
Crack repairs to up to three percent (3%) of the concrete
Application of a coating to the repaired areas only

Engineering fees

s Scaffolding

o Sidewalk protection

4

Walls, Louvers, Metal

Line Item: 1.681
Quantity: Approximately 2,300 square feet of metal louvers
History: Unknown age

Condition; Fair overall with finish deterioration evident

Metal louver overview Finish deterioration

Useful Life: Up to 50 years
Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Nofes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3.

Walls, Masonry

Line Item: 1.820
Quantity: Approximately 19,000 square feet of the exterior walls

History: Management reports some repairs have been completed
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Condition: Good overall with the following evident;

= Minimal previous repairs evident
o Efflorescence is not visible

o No masonry cracks are evident

¢ No spalled masonry is evident

» No mortar deterioration is evident
o Mortar joints are tooled

Masonry wall overview Masonry wall

Useful Life: We advise a complete inspection of the masonry and related masonry
repairs every 8- to 12-years to forestall deterioration.

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Our cost includes the following activities:

o« Complete inspection of the masonry
¢ Repointing of up to ten percent (10%) of the masonry
¢ Replacement of a limited amount of the masonry

Walls, Soffit

Line Item: 1.888
Quantity: 11,000 square feet of soffit beneath the building at the plaza level
History: Unknown age

Condition: Good to fair overall |
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Soffit overview Soffit overview

Useful Life: Inspection, repairs and paint finish applications every 10 years
Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Our estimate of cost includes the following:

o Inspection of the concrete soffit
« Repairs of up to one percent (1%) of the concrete soffit
» Paint finish applications to the concrete soffit

Windows and Doors

Line Item: 1.980
Quantity: 54,600 square feet
History: Original

Condition: Reported in fair condition
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Windows overview Windows overview

Useful Life: 45-to 55-years

Component Detail Notes: Properly designed window assemblies anticipate the
penetration of some storm water beyond the gaskets. This infiltrated storm water
collects in an internal drainage system and drains, or exits, the frames through weep
holes. These weep holes can become clogged with dirt or if a sealant is applied,
resulting in trapped storm water. We recommend Highfield House periodically verify
that weep holes are unobstructed concurrent with facade repairs. However, as window
frames, gaskets and sealants deteriorate, leaks into the interior can result. The
windows will eventually need replacement or major capital repairs to prevent water
infiltration and damage from wind driven rain.

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Our recommended time of replacement included in
this reserve study is based on conversations with Management and the Board, and in

review of an engineering assessment conducted by Building Envelope Consultants and
Scientists (BECS) dated October 18, 2018.

Interior Building Elements

Elevator Cab Finishes

Line item: 2.100
Quantity: Three elevators
History: Replaced in 2003

Condition: Fair overall
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Cab finishes overview

Useful Life: Up to 20 years

Component Detail Notes: The elevator cab finishes consist of:

o Tile floor coverings
¢ Laminate wall coverings
« Eggcrate ceiling finishes

Priority/Criticality: Per Board discretion

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3.

Floor Coverings, Carpet

Line Item: 2.200

Quantity: 1,590 square yards at the hallways (Contractor measurements will vary from
the actual floor area due to standard roll lengths, patterns and installation waste.)

History: Replaced in 2014

Condition: Good to fair overall
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Carpet overview Carpet overview
Useful Life: 8-to 12-years
Priority/Criticality: Per Board discretion
Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve

Expenditures table in Section 3.

Floor Coverings, Vinyl

Line Item: 2.300

Quantity: 250 square yards at the service hallways, trash rooms and freight elevator
lobbies

History: Unknown age

Condition: Good to fair overall

Vinyl tile floor overview Vinyl tile floor overview
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Useful Life: 10-to 15-years
Priority/Criticality: Per Board discretion
Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve

Expenditures table in ‘Section 3.

Guilford Room .

Line Items: 2.451 and 2.452

History: The ages of the components are varied

Condition: Good to fair overall with ceiling tile damage

Guilford room overview Guilford room kitchen

Ceiling tile damage

Useful Life: Complete renovations every 20 years with interior partial renovations
every 10 years
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e
Component Detail Notes: Components include:

¢ Tile floor coverings

Acoustical ceiling tiles

Paint finishes

Exercise equipment

» Kitchen equipment (including cabinets and countertops)
e Light fixtures

« Furnishings

Priority/Criticality: Per Board discretion

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Partial renovations should include paint finish
applications and replacement of up to fifty percent of the furnishings and exercise
equipment. Complete renovations should include paint finish applications, replacement
of up to fifty percent of the furnishings and exercise equipment and repiacement of all
the remaining components listed above.

Light Fixtures

Line Item: 2.560
Quantity: Approximately 310 interior wall and ceiling mounted light fixtures

History: Replaced in 2017

Condition: Reported satisfactory

Light fixture overview Light fixture overview

Useful Life: Up to 30 years

Priority/Criticality: Per Board discretion
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Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3.

Lobby, Renovations

Line Item: 2.600
History: Components are at various unknown ages

Condition: Good to fair overall

Lobby overview Lobby furniture

Useful Life: Renovation 10- to 15-years

Component Detail Notes: Components comprise the following:

o Terrazzo floor covering

s Marble wall coverings on a portion of the walls

» Paint finishes on the ceiling and a portion of the walls
s Furnishings

¢ Light fixtures

Priority/Criticality: Per Board discretion

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Renovation should include paint finish applications,
honing of the marble and terrazzo and replacement of all the remaining components
listed above. ’

Mailboxes

Line Item: 2.700

History: Original
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Condition: Reported satisfactory overall

Mailboxes overview

Useful Life: Up to 35 years
Priority/Criticality: Per Board discretion

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. We recommend the Association replace the
mailboxes in conjunction with lobby renovations.

Paint Finishes

Line Ifem: 2.800
Quantity: Approximately 77,800 square feet
History: Paint finishes were applied in 2014

Condition: Good overall
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Paint finish overview Paint finish overview
Useful Life: 6-to 10-years
Priority/Criticality: Per Board discretion
Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve

Expenditures table in Section 3.

Rest and Locker Rooms

Line Item: 2.800
Quantity: Five common rest and locker rooms
History: Renovations were conducted in 2009

Condition: Fair overall with tile floor covering stains

Rest room overview Tiie floor covering at rest room — Note: stains

Useful Life: Renovation up to every 20 years
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Component Detail Notes: Components include;

s Tile floor coverings
« Tile wall coverings on a portion of the walls
« Paint finishes on the ceiling and a portion of the walls
o Light fixtures
Plumbing fixtures

Priority/Criticality: Per Board discretion

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Renovation should include paint finish applications
and replacement of all the remaining components listed above. The Association should
budget for interim renovations as needed through the operating budget.

Wall Coverings, Wood Laminate

Line ltem: 2.980
Quantity: Approximately 3,300 square feet at the hallways
History: Replaced in 2014

Condition: Good to fair overall

Wood laminate wall covering overview

Useful Life: Up to 20 years
Priority/Criticality: Per Board discretion

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3.
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Building Services Elements

Air Handling Units

Line Items: 3.020, 3.021 and 3.022

Location, Quantity, History and Condition: The following table depicts the location
each air handling unit serves, quantity of air handling units, history and condition:

Location Served | Quantity History Condition

Hallways Two each Unknown ages Fair to poor

Lobby | Oneeach | ' 23years | - Far
Gulilford Room One each 23 years Fair
Servicoareas | Oneeach | f0years | ¢

Lobby air handling unit overview Guilford air handling unit overview

Useful Life: 15-to 25-years

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3.

Boilers, Building Heat

Line Items: 3.100 and 3.105

Quantity: Two Cleaver Brooks gas-fired boilers
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History: Original

Condition: Reported in fair operational condition

Boilers overview

Useful Life: Up to 60 years with capital repairs every up to 15 years

Component Detail Notes: The boilers have an input capacity of 8,375-MBH (thousand
British Thermal Units per hour) each. Typical capital repairs include replacement of
heat exchanger tubes and burners. In larger systems, the cost of boiler replacement
justifies capital repairs. In the case of needed capital repairs, Highfield House should
compare the cost of boiler replacement with that of the capital repair and the age.
Energy efficiency improvements may also warrant complete replacement.

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Our estimate of cost includes allowances for design,
engineering, controls and repiping. Based on the desire of the Association to replace
the existing boilers with more energy efficient building heat boiler systems, we
recommend the Association replace the existing boiler with high efficiency modular
boilers at the time of replacement. Future updates to this reserve study will consider
any changes made to the building heat system.

Boilers, Domestic Hot Water

Line Item: 3.160
Quantity: Three A. O. Smith gas-fired boilers
History: Instalied in 2009

Condition: Reported satisfactory without operational deficiencies
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Boilers overview

Useful Life: 15-to 20-years

Component Detail Notes: The boilers have an input capacity of 660-MBH (thousand
British Thermal Units per hour) each to generate domestic hot water.

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Our estimate of cost includes an allowance for
replacement of controls.

Building Automation System

Line Item: 3.170

History: Last upgraded in 2012
Condition: Reported satisfactory
Useful Life: Up to 15 years

Component Detail Notes: The building automation system (or energy management
system) monitors and confrols the mechanical systems. The system includes

approximately control points and/or sensors.
Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3.

Page 4.23 - Reserve Component Detail



i), RESERVE

e

¥ ADVISORS

Chiller

Line Items: 3.200 and 3.205
Quantity: One York 300-ton capacity chiller
History: Installed in 2013

Condition: Reported satisfactory without operational deficiencies

Chiller overview

Useful Life: Replacement every 25- to 35-years with capital repairs up fo every 10
years

Component Detail Notes: The centrifugal chiller provides chilled water for air
conditioning the building.

Proper maintenance includes the following:

¢ Eddy current tests. The eddy current test compares known
discontinuities in the magnetic fields between a known calibration tube
and the actual tube being tested. The test probes create the two
necessary magnetic fields in each tube for the comparison.

« Capital repairs or partial machine disassembly (invasive inspection of
interior machine components or tear down inspections) to evaluate the
condition of the chiller tubes for defects such as permeability and cracks.

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Our cost is based on information provided by the
Association.
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Cooling Tower

Line ltems: 3.260 and 3.265
Quantity: One BAC cooling tower
History: Installed in 1997

Condition: Reported satisfactory without operational deficiencies

Cooling tower overview

Useful Life: Replacement every 25- to 35-years with capital repairs every 10- to 15-
years

Component Detail Notes: The cooling tower has a capacity of 300-tons. Proper
maintenance includes the following:

¢ Keeping all areas free of debris and build-up

o Effective water treatment program

= Seasonal testing of valves and controls for proper operation

» Inspection, adjustment and repairs of mechanical components as

recommended by the manufacturer
o Annual inspection of components for corrosion or decay
o Capital repairs every 10- to 15-years

Capital repairs include a complete inspection of the cooling tower, pumps, motor drives
and controls, replacement of the fill media, spray nozzles and any corroded areas,
application of an internal protective coating and structural repairs. In addition, capital
repairs may include partial or complete replacement of the motors, pumps, controls and
valves. .

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3.
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Electrical System

Line Item: 3.300

History: Primarily original to construction.
Condition: Reported satisfactory

Useful Life: Up to and sometimes beyond 70 years

Component Detail Notes: We give a brief overview of electrical system components in
the following sections of this narrative.

Primary Switchgear - The primary switchgear is located where the electric supply
comes into the building. Switchgear can include associated controls, regulating,
metering and protective devices, and is uséd for the transmission, distribution
and conversion of electric power for use within the building. Switchgear
components have a useful life of up to and sometimes beyond 70 years.
Replacement is often determined by a desired upgrade of the entire electrical
system,

Transformer - A transformer is an electric device with two or more coupled
windings used to convert a power supply from one voltage to another voltage.
Transformers within a building lower the supplied electrical voltage to a level that
can be utilized by the building's equipment and unit owners. Transformers do not
utilize mechanical components and therefore have a long useful life. However,
the Association should anticipate periodic replacement of a limited quantity of
transformers.

Distribution Panel - The distribution panel is an electric switchboard or panel
used to control, energize or turn off electricity in total or for individual circuits.
The panel also distributes electricity to individual and controllable circuits. One
or more distribution panels may exist and further distribute electricity to individual
panel boards for each unit. The distribution panel is enclosed in a box and
contains circuit breakers, fuses and switches. Distribution panels have a useful
life of up to and sometimes beyond 70 years.,

Bus Bar - A bus bar is an electric conductor that serves as a common connection
for two or more circuits and carries a large current. The metal enclosure contains
factory assembled conductors, usually copper or aluminum bars or tubes. Bus
bars typically convey electricity in a vertical riser to the multiple stories in the
building. This component has an indefinite useful life and would rarely require
replacement in total unless an upgrade of the capacity of the electrical system is
desired.

Circuit Protection - Once electricity is distributed throughout the building and is at
a usable voltage level, the electricity is divided into circuits. Each circuit requires
circuit protection. Circuit protection is necessary to prevent injury and fires, and
minimize damage to electrical components and disturbances to the electrical
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system. Abnormalities in the circuit can include overloads, short circuits and
surges. Circuit protection devices are commonly referred to as circuit breakers
and fuses. For the protection of the circuits in the units and common areas, we
recommend the use of only circuit breakers as they are safer than fuses.
However, the-use of fuses is common for equipment like emergency systems and
individual items of equipment. Fuses with a low capacity rating can easily be
replaced with fuses of a higher rating resulting in an unprotected, overloaded and
unsafe circuit. The circuit protection panels have a useful life of up to and
sometimes beyond 70 years.

Conductors - Conductors are the electrical wires that convey electricity to the
units, light fixtures, receptacles and appliances. Conductors in typical high and
low capacity circuits are copper, as is reported the case at Highfield House.
Copper conductors have an indefinite useful life.

Conductor Insulation and Conduit - Conductor insulation provides protection
against the transfer of electricity. Conductor insulation can eventually become
brittle and damaged from rodents or heat from many years of service. Conductor
conduit is a pipe or tube used to enclose insulated electric wires to protect them
from damage. Steel conductor conduit, although galvanized, will eventually rust
if used in damp conditions. The useful life of conductor insulation and conduit is
indeterminate.

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. We recommend the Association budget to replace the
main switchgear, distribution and circuit protection panels. Updates of this Reserve
Study will consider possible changes in the scope and times of component
replacements based on the conditions, including the need for replacement of the wires.

We recommend the Association conduct thermoscans of the distribution panels and
circuit protection panels, and inspections of the transformers for any indications of
arcing, burning or overheating on a regular basis, funded through the operating budget.
Verification of the integrity of all connection points minimizes the potential for arcing and
fires.

Elevators, Traction

Line Items: 3.360 and 3.365
Quantity: Three traction elevators

History: The controls and call buttons were replaced in 2004 and the hoists and
motors were replaced in 2004,
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Condition: The controls and call buttons are reported in satisfactory condition and the
hoists and motors are reported in satisfactory condition. Service interruptions are
reportedly infrequent.

Elevator hoist and motors Elevator controls

Useful Life: Up to 35 years for the controls and call buttons and up to 45 years for the
hoists and motors. However, the scarcity of parts, and the potential frequency and
duration of service interruption makes controls replacement more desirable as the
components age.

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3.

Exhaust Fans

Line Item: 3.380

Quantity: Two exhaust fans for the unit kitchens and bathrooms located at the
mechanical penthouse

History: Original

Condition: Reported in fair to poor overall condition
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Exhaust fan overview

Useful Life: Up to 30 years

Component Detail Notes: The exhaust fans remove exhaust from the unit kitchens
and bathrooms. The Association should fund interim replacements of belts, motors and
other components through the operating budget as needed.

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3.

Heat Exchanger

Line Item: 3.460

Quantity: One building heat shell and tube style heat exchanger
History: Replaced in 2017

Condition: Reported satisfactory
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Heat exchanger

Useful Life: Up to 25 years
Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Our cost is based on information provided by the
Association.

Life Safety System

Line Items: 3.555 and 3.560

Quantity: The life safety system at Highfield House includes the following components:

Audio/visual fixtures
Control panel

Detectors

Emergency light fixtures
Exit light fixtures

Pull stations

Wiring

History: Various unknown ages

Conditions: Reported satisfactory
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Life safety system panel Life safety system devices

Useful Life: Up to 25 years for the devices and up to 15 years for the control panel
Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Changes in technology or building codes may make a
replacement desirable prior to the end of the functional life. Our estimate of future cost
considers only that amount necessary to. duplicate the same functionality. Local codes
or ordinances at the actual time of replacement may require a betterment as compared
to the existing system. A betterment couid result in a higher, but at this time unknown,
cost of replacement.

Pipes

Line Items: 3.600 and 3.605

Quantity: Based on conversation with Management, we estimate the following quantity
of riser sections and types of pipe materials within Highfield House:

Type Material Risers Floors Riser Sections
* Domestic Cold Water Supply .| "~ Copper " "»| " 167 | A5 i 2400 0
Domestic Hot Water Supply Copper 16 15 240
- Domestic Hot Watef Retum: |~ ‘Copper = | *" 16" [ a5 o [1 2407 0
Sanitary Waste and Disposal Black steel 16 15 240
Vent NURSEII Black steel 2 15 30
Total 990

History and Conditions:

» Building Heating and Cooling — Replaced in 2000
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« Domestic Water, Supply and Return — Original and reported in
satisfactory condition

» Sanitary Waste Disposal and Vent — Original and reported in satisfactory
condition

Component Detail Notes:

Building Heating and Cooling — We do not anticipate replacement of the
building heating and cooling pipes during the next 30 years.

Domestic Water - Copper piping is the predominant type of pipe used in new
construction for domestic water piping. With low mineral content in the water, the
useful life of copper domestic water pipes is up to and sometimes beyond 80
years. However, there is recent evidence that copper piping prematurely
develops pinhole. leaks. Studies have shown that changes in water treatment
practices, recently required in response to U.S. Environmental Protection Agency
regulations, are dramatically increasing the risk of pitting corrosion in many
geographic locations. Utility companies are implementing higher chloride levels
to prevent outbreaks of waterborne disease. These higher chioride levels can
accelerate corrosion of copper pipes and indeterminately reduce their useful life.

in the event that numerous pinhole leaks develop or occur throughout the system
of pipes, Highfield House should also consider “in-place” pipe restoration
technology. This process includes drying, sandblasting away interior pipe
occlusions and applying an epoxy lining to the interior surfaces of the pipes.
Future updates of this study will consider the possibility of the pipe restoration
process in lieu of pipe replacement at Highfield House. Restoration technology
can extend the useful life of a pipe system thus avoiding a system pipe
replacement.

Sanitary Waste Disposal and Vent - The black steel pipes typically deteriorate
from the inside out as a result of sewer gases, condensation and rust.

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Our cost for a single riser section assumes
replacement of all pipes located within each wall opening, associated branch piping,
fittings and minimal interior finishes. However, the cost does not include temporary
housing for affected residents, pipes within the units or significant interior finishes.

We recommend the Association budget the following expenditures:

¢ Domestic water, waste and vent - We include expenditures to replace the
pipes at 33 units beginning by 2022 and concluding by 2038.

An invasive analysis of the piping systems will provide various replacement options.
Replacement of the systems as an aggregate event will likely require the use of special
assessments or loans to fund the replacements.
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Although it is likely that the times of replacement and extent of repair costs may vary
from the budgetary allowance, Highfield House could budget sufficient reserves for the
beginning of these pipe replacements and have the opportunity to adjust its future
reserves up or down to meet any changes to these budgetary estimates. Updates of
this Reserve Study would incorporate changes to budgetary costs through a continued
historical analysis of the rate of deterioration and actual pipe replacements to budget
sufficient reserves.

We recommend the Association budget for replacement of the following items through
the operating budget:

+ Replacement of valves on an as-needed basis

o Minor pipe repairs and replacements

» Invasive investigation of the condition of the piping system prior to
beginning more aggregate replacements

e Rodding of waste pipe systems '

Pumps

Line Items: 3.700 through 3.702

Quantity, History and Conditions:

o Building cooling - 30-HP, two each, 2005, reported satisfactory
¢ Building heating - 10-HP, two each, 2009, reported satisfactory
= Building heating - 15-HP, two each, 2012, reported satisfactory

Cooling tower pump HVAC pump

Useful Lives:

e Building cooling, useful life of up to 25 years
» Building heating, useful life of up to 10 years
o Building heating, useful life of up to 15 years
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Component Detail Notes: Major pumps included in this Reserve Study are those with
a motor drive of at least five-HP. The Association should replace or repair all pumps
with motor drives less than five-HP as needed and fund this ongoing maintenance
activity through the operating budget. The Association may choose to rebuild pumps
prior to complete replacement. However, this activity becomes less desirable as pumps
age due to the scarcity of parts. We regard interim replacements of motors and
component parts as normal maintenance and base our estimates on complete
replacements. An exact replacement time for each individual pump is difficult, if not
impossible, to estimate.

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3.

Security System

Line Item: 3.820

Quantity: Highfield House utilizes the following security system components:

¢ Automated access system
e Cameras
¢ Recorder
+ Monitors

History: Replaced in 2009

Condition: Reported satisfactory

Security camera overview

Useful Life: Up to 15 years

Priority/Criticality: Per Board discretion
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Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. The Association should anticipate replacement of all
of the security system components per event.

Storage Tanks, Domestic Hot Water, Bladder Replacement

Line Item: 3.860

Quantity: Three insulated storage tanks

History: Installed in 2017 .

Condition: Reported satisfactory

Useful Life: Up to 15 years for bladder replacement

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Management informs us the Association replaced two
of the bladders in 2017 and the Association is planning to replace the remaining bladder
in 2018.

Trash Chute and Doors

Line Item: 3.880
Quantity: One trash chute
History: Original

Condition: Reported satisfactory

Trash chute door
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Useful Life: Up to 65 years

Component Detail Notes: Damaged doors or poor door operation will result in a
decreased useful life. The Association should fund interim repairs and partial
replacements of the doors through the operating budget.

Priority/Criticality: Per Board discretion

Expenditure Detail Notes: Expenditljre timing and costs are depicted in the Reserve
Expenditures table in Section 3.~

Trash Compactor

Line ltem: 3.900

Quantity: One each

History: Original

Condition: Reported unsatisfactory
Useful Life: Up to 25 years
Priority/Criticality: Per Board discretion

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Management informs us the Association plans to
replace the trash compactor in 2018.

Valves

Line Item: 3.920
History: Replaced as needed

Condition: Reported in fair overall condition
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Valves

Useful Life: Up to and likely beyond 50 years
Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. At the request of Management, we include an
allowance every three years for the replacement of valves as needed.

Property Site Elements

Concrete Driveways

Line Item: 4.120
Quantity: 11,200 square feet at the front and rear of the property

Condition: Fair overall with cracks and deterioration evident

Concrete driveway at rear Concrete driveway cracks and deterioration
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Concrete driveway at front Concrete driveway crack

Useful Life: Up to 65 years although interim deterioration of areas is common
Priority/Criticality: Per Board discretion

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. We estimate that up to 5,600 square feet of concrete

driveways, or fifty percent (50%) of the total, will require replacement during the next 30
years.

Retaining Wall, Concrete

Line Item: 4,735
Quantity: 1,300 square feet at the front and side of the property
History: Original

Condition: Fair overall with separation, cracks and lean evident
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Retaining wall overview

Retaining wall separation Retaining wall cracks

Useful Life: Concrete retaining walls have indeterminate useful lives. However, we
recommend the Association plan for inspections and capital repairs every 10- to 156-
years to forestall deterioration.

Priority/Criticality: Defer only-upon opinion of independent professional or engineer
Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve

Expenditures table in Section 3.

Waterproof Membrane and Concrete Capital Repairs, Plaza

Line Item: 4.960
History: Original

Condition: Reported in fair to poor overall with leaks, deterioration and cracks evident
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Component Detail Notes: Due to the non-invasive nature of our inspection, we are
unable to determine the exact composition of the plaza. Based on our visual inspection,
experience with similar construction and knowledge of replacement/capital repair
projects of this type, we surmise the plaza comprises the following elements:

Concrete

Planters

Landscaping

Railings

Irrigation Systém

Perimeter flashing -

Underlying waterproof membrane atop the structure
Elevated structural concrete

A concrete topping protects the subsurface structure from the infiltration of storm water.
We surmise a waterproof- membrane separates and protects the structure from the
migration of storm water through surface cracks in the concrete topping. Over time, the
development of surface cracks is a normal occurrence in the topping, allowing storm
water to come in contact with and wear the waterproof membrane. As the membrane
ages and deteriorates, water infiltration through the structure and leaks into the space
beneath will become more frequent and widespread. Deterioration of the concrete
structure beneath the membrane is also probable due to membrane leaks and normal
aging of the concrete,

We surmise a waterproof membrane separates and protects the structure from the
migration of storm water through the landscape elements. Over time, the growth of tree
and large shrub roots may erode the membrane. The Association should inspect the
areas under landscape to identify evidence of water infiltration through the membrane
and limit irrigation of the landscape until repairs, if necessary, are made. Highfield
House should fund isolated membrane repairs through the operating budget to
maximize the useful life of the membrane. As the membrane ages and deteriorates,
water infiltration through the structure and leaks into the space beneath will become
more frequent and widespread. Deterioration of the concrete structure beneath the
membrane is also probable due to membrane leaks and normal aging of the concrete.

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Management inform us the Association is projecting
approximately $4,000,000 to be spent on replacement of the waterproof membrane and
capital repairs at the plaza in 2019. We include this projected amount on this line item,
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Pool Elements

Concrete Deck

Line ltem: 6.200
Quantity: 6,450 square feet
History: Original

Condition: Fair overall with cracks and deterioration evident

Concrete pool deck overview Concrete pool deck cracks and deterioration

Concrete pool deck heave

Useful Life: The useful life of a concrete pool deck is up to 60 years or more with
timely repairs. We recommend the Association conduct inspections, partial
replacements and repairs to the deck every 8- to 12-years.

Component Detail Notes: Following near term total replacement of the pool deck, we
recommend the Association budget for the following:
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« Selective cut out and replacements of up to ten percent (10%) of
concrete

o Crack repairs as needed

e Mortar joint repairs

e Caulk replacement

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Management informs us the Association will replace
the pool deck in conjunction with plaza membrane replacement. We include this
amount on Line ltem 4.960, “Waterproof Membrane and Concrete Structure
Repairs, Plaza”.

Furniture

Line Item: 6.500

Quantity:

e Chairs

Lounges

e Tables

Umbrellas

Ladders and life safety equipment

History: Replaced in 2013

Condition: Good to fair overall with deterioration evident

Pool furniture overview Table deterioration

Useful Life: Upto 12 years

Priority/Criticality: Per Board discretion
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Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. We recommend interim re-strapping, refinishing,
cushion replacements, reupholstering and other repairs to the furniture as normal
maintenance to maximize its useful life.

Mechanical Equipment

Line Item: 6.600

Quantity:

s Automatic chlorinator

e Controls

Filters

Interconnected pipe, fittings and valves
Pumps

» Water fountain

History: Replaced in 2017

Condition: Reported satisfactory

Pool mechanical equipment overview Pool water fountain overview
Useful Life: Up to 15 years
Priority/CriticaIify: Defer only upon opinion of independent professional or engineer
Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve

Expenditures table in Section 3. We consider interim replacement of motors and minor
repairs as normal maintenance.
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Pool Finishes, Plaster and Tile

Line Items: 6.800 and 6.801

Quantity: 1,260 square feet of plaster based on the horizontal surface area and
approximately 130 linear feet of tile

History: The plaster finishes are original to replacement of the pool structure in 2017

Condition: Good overall

Pool plaster finish Pool tile finish
Useful Life: 8-to 12-years for the plaster and 15- to 25-years for the tile

Component Detail Notes: Removal and replacement provides the opportunity to
inspect the pool structure and to allow for partial repairs of the underlying concrete
surfaces as needed. To maintain the integrity of the pool structure, we recommend the
Association budget for the following:

Removal and replacement of the plaster finish

Partial replacements of the scuppers and coping as needed
Replacement of tiles as needed

Replacement of joint sealants as needed

Concrete structure repairs as needed

Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. We recommend the Assaciation budget for full tile
replacement every other plaster replacement event.

Page 4.45 - Reserve Component Detail



RESERVE

ADVISORS

Tis
=0
-

Garage Elements

Attendant Booth

Line Item: 7.011
History: Renovated in 2016

Condition: Good to fair overall

Attendant booth overview

Useful Life: Renovations every 15- to 20-years
Priority/Criticality: Defer only upon opinion of independent professional or engineer

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3.

Concrete, On-grade

Line item: 7.360
Quantity: 35,300 square feet of on-grade concrete

Condition: Good overall with no significant deterioration evident
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Concrete garage overview Concrete spall and exposed rebar

Concrete spall and exposed rebar Concrete spall

Useful Life: Up to 90 years
Priority/Criticality: Per Board discretion

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. Expenditures assume:

o Complete inspection of the floor

e Selective cut out and replacement of up to ten percent (10%), or 3,530
square feet, of the on-grade concrete

« Crack repairs as needed

Doors and Operators

Line Item: 7.400

Quantity: Two overhead sectional garage doars with operators
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History: One door replaced in 2017 and one door budgeted for replacement in 2018

Condition: The door recently replaced is in satisfactory condition and the door to be
replaced in 2018 is in unsatisfactory condition

Garage door overview Garage door overview
Useful Life: 8- to 15-years
Priority/Criticality: Per Board discretion

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3. The Association should fund interim replacements of
components through the operating budget.

Exhaust System

Line Item: 7.460
Quantity: Two exhaust fans
History: Unknown ages

Condition: Reported in fair operational condition
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Exhaust system Exhaust system

Useful Life: Up to 30 years
Priority/Criticality: Defer only upon opinion of independent professional or engineer
Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve

Expenditures table in Section 3. We regard interim repairs or partial replacements of
components as normal maintenance.

Light Fixtures

Line Item: 7.600
Quantity: 55 light fixtures
History: Replaced in 2017

Condition: Reported satisfactory
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Light fixture overview

Useful Life: Up to 30 years
Priority/Criticality: Per Board discretion

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve
Expenditures table in Section 3.

Reserve Study Update

An ongoing review by the Board and an Update of this Reserve Study are
necessary to ensure an equitable funding plan since a Reserve Study is a snapshot in
time. Many variables change after the study is conducted that may result in significant
overfunding or underfunding the reserve account. Variables that may affect the
Reserve Funding Plan include, but are not limited to:

s Deferred or accelerated capital projects based on Board discretion
Changes in the interest rates on reserve investments
Changes in the Jocal construction inflation rate
Additions and deletions to the Reserve Component Inventory
The presence or absence of maintenance programs
Unusually mild or extreme weather conditions
Technological advancements

Periodic updates incorporate these variable changes since the last Reserve
Study or Update. We recommend the Board budget for an Update to this Reserve
Study in two years. Budgeting for an Update demonstrates the Board's objective to
continue fulfilling its fiduciary responsibility to maintain the commonly owned property
and to fund reserves appropriately.
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Reserves for replacement are the amounts of money required for future
expenditures to repair or replace Reserve Components that wear out before the entire
facility or project wears out.. Reserving funds for future repair or replacement of the
Reserve Components is also one of the most reliable ways of protecting the value of the
property’s infrastructure and marketability.

Highfield House can fund capital repairs and replacements in any combination of
the following:

1. Increases in the operating budget during years when the shortages occur

2. Loans using borrowed capital for major replacement projects

3. Level monthly reserve assessments annually adjusted upward for inflation
to increase reserves to fund the expected major future expenditures

4. Special assessments

We do not advocate special assessments or loans unless near term
circumstances dictate otherwise. Although loans provide a gradual method of funding a
replacement, the costs are higher than if the Association were to accumulate reserves
ahead of the actual replacement. Interest earnings on reserves also accumulate in this
process of saving or reserving for future replacements, thereby defraying the amount of
gradual reserve collections. We advocate the third method of Level Monthly Reserve
Assessments with relatively minor annual adjustments. The method ensures that Unit
Owners pay their "fair share" of the weathering and aging of the commonly owned
property each year. Level reserve assessments preserve the property and enhance the
resale value of the homes. /

This Reserve Study is in compliance with and exceeds the National standards’
set forth by the Community Associations Institute (CAl) and the Association of
Professional Reserve Analysts (APRA) fulfilling the requirements of a “Full Reserve
Study.” These standards require a Reserve Component to have a “predictable
remaining Useful Life.” Estimating Remaining Useful Lives and Reserve Expenditures
beyond 30 years is often indeterminate. Long-Lived Property Elements are necessarily
excluded from this analysis. We considered the following factors in our analysis:

» The Cash Flow Method to compute, project and illustrate the 30-year
Reserve Funding Plan

Local? costs of material, equipment and labor

Current and future costs of replacement for the Reserve Components
Costs of demolition as part of the cost of replacement

Local economic conditions and a historical perspective to arrive at our
estimate of long term future inflation for construction costs in Baltimore,
Maryland at an annual inflation rate. Isolated or regional markets of

! [dentified in the APRA “Standards - Terms and Definitions” and the CAl "Terms and Definitions".
% See Credentials for additional information on our use of published sources of cost data.
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greater construction (development) activity may experience slightly greater
rates of inflation for both construction materials and labor.

The past and current maintenance practices of Highfield House and their
effects on remaining useful lives

Financial information provided by the Association pertaining to the cash
status of the reserve fund and budgeted reserve contribution

The anticipated effects of appreciation of the reserves over time in accord
with a return or yield on investment of your cash equivalent assets. (We
did not consider the costs, if any, of Federal and State Taxes on income
derived from interest and/or dividend income).

The Funding Plan excludes necessary operating budget expenditures. 1t
is our understanding that future operating budgets will provide for the
ongoing normal maintenance of Reserve Components.

Updates to this Reserve Study will continue to monitor historical facts and trends

concerning the external market conditions.
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6.CREDENTIALS

HISTORY AND DEPTH OF SERVICE

Founded in 1991, Reserve Advisors, Inc. is the leading provider of reserve studies,
insurance appraisals, developer turnover transition studies, expert witness services, and other
engineering consulting services. Clients include community associations, resort properties,
hotels, clubs, non-profit organizations, apartment building owners, religious and educational
institutions, and office/commercial building owners in 48 states, Canada and throughout the
world.

The architectural engineering consulting firm was formed to take a leadership role in
helping fiduciaries, boards, and property managers manage their property like a business with a
long range master plan known as a Reserve Study.

Reserve Advisors employs the largest staff of Reserve Specialists with bachelor’s
degrees in engineering dedicated to Reserve Study services. Our principals are founders of
Community Associations Institute's (CAl) Reserve Committee that developed national standards
for reserve study providers. One of our principals is a Past President of the Association of
Professional Reserve Analysts (APRA). Our vast experience with a variety of building types and
ages, on-site examination and historical analyses are keys to determining accurate remaining
useful life estimates of building components.

No Conflict of Interest - As consulting specialists, our independent opinion eliminates
any real or perceived conflict of interest because we do not conduct or manage capital projects.

TOTAL STAFF INVOLVEMENT

Several staff members participate in each assignment. The responsible advisor involves
the staff through a Team Review, exclusive to Reserve Advisors, and by utilizing the experience
of other staff members, each of whom has served hundreds of clients. We conduct Team
Reviews, an internal quality assurance review of each assignment, including: the inspection;
building component costing; lifing; and technical report phases of the assignment. Due to our
extensive experience with building components, we do not have a need to utilize
subcontractors.

OUR GOAL
To help our clients fulfili their fiduciary responsibilities to maintain property in good
condition.

VAST EXPERIENCE WITH A VARIETY OF BUILDINGS

Reserve Advisors has conducted reserve studies for a multitude of different communities
and building types. We've analyzed thousands of buildings, from as small as a 3,500-square
foot day care center to the 2,600,000-square foot 98-story Trump International Hotel and Tower
in Chicago. We also routinely inspect buildings with various types of mechanical systems such
as simple electric heat, to complex systems with air handlers, chillers, boilers, elevators, and life
safety and security systems.

We're familiar with all types of building exteriors as well. Our well versed staff regularly
identifies optimal repair and replacement solutions for such building exterior surfaces such as
adobe, brick, stone, concrete, stucco, EIFS, wood products, stained glass and aluminum siding,
and window wall systems.

OLD TO NEW

Reserve Advisors experience includes ornate and vintage buildings as well as modern
structures. Our specialists are no strangers to older buildings. We're accustomed to addressing
the unique challenges posed by buildings that date to the 1800's. We recognize and consider
the methods of construction employed into our analysis. We recommend appropriate
replacement programs that apply cost effective technologies while maintaining a building's
character and appeal.
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THEODORE J. SALGADO
Principal Owner
CURRENT CLIENT SERVICES

Theodore J. Salgado is a co-founder of Reserve Advisors, Inc., which is
dedicated to serving community associations, city and country clubs,
religious organizations, educational facilities, and public and private
entities throughout the United States. He is responsible for the
production, management, review, and quality assurance of all reserve
studies, property inspection services and consulting services for a
nationwide portfolio of more than 6,000 clients. Under his direction, the
firm conducts reserve study services for community associations,
apartment complexes, churches, hotels, resorts, office towers and vintage
architecturally ornate buildings.

PRIOR RELEVANT EXPERIENCE

Before founding Reserve Advisors, Inc. with John P. Poehlmann in 1991, Mr. Salgado, a
professional engineer registered in the State of Wisconsin, served clients for over 15 years
through American Appraisal Associates, the world's largest full service valuation firm.
Mr. Salgado conducted facilities analyses of hospitals, steel mills and various other large
manufacturing and petrochemical facilities and casinos.

He has served clients throughout the United States and in foreign countries, and frequently
acted as project manager on complex valuation, and federal and state tax planning
assignments. His valuation studies led to negotiated settlements on property tax disputes
between municipalities and property owners.

Mr. Salgado has authored articles on the topic of reserve studies and facilities maintenance. He
also co-authored Reserves, an educational videotape produced by Reserve Advisors on the
subject of Reserve Studies and maintaining appropriate reserves. Mr. Salgado has also written
in-house computer applications manuals and taught techniques relating to valuation studies.

EXPERT WITNESS

Mr. Salgado has testified successfully before the Butler County Board of Tax Revisions in Ohio.
His depositions in pretrial discovery proceedings relating to reserve studies of Crestview Estates
Condominium Association in Wauconda, llinois, Rivers Point Row Property Owners
Association, Inc. in Charleston, South Carolina and the North Shore Club Associations in
South Bend, Indiana have successfully assisted the parties in arriving at out of court
settlements.

EDUCATION - Milwaukee Schoo! of Engineering - B.S. Architectural Engineering

PROFESSIONAL. AFFILIATIONS/DESIGNATIONS

American Association of Cost Engineers - Past President, Wisconsin Section

Association of Construction Inspectors - Certified Construction Inspector

Association of Professional Reserve Analysts - Past President & Professional Reserve Analyst
(PRA)

Community Associations Institute - Member and Volunteer Leader of multiple chapters
Concordia Seminary, St. Louis - Member, National Steering Committee

Milwaukee School of Engineering - Member, Corporation Board

Professional Engineer, Wisconsin (1982) and North Carolina (2014)

Ted continually maintains his professional skills through American Society of Civil Engineers,
ASHRAE, Association of Construction Inspectors, and continuing education to maintain his
professional engineer licenses.
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JOHN P. POEHLMANN, RS
Principal

John P. Poehlmann is a co-founder of Reserve Advisors, Inc. He is ;
responsible for the fihance, accounting, marketing, and overall
administration of Reserve Advisors, Inc. He also regularly participates in |
internal Quality Control Team Reviews of Reserve Study reports. 5

Mr. Poehimann directs corporate marketing, including business :
development, advertising, press releases, conference and trade show
exhibiting, and electronic marketing campaigns. He frequently speaks
throughout the country at seminars and workshops on the benefits of future
planning and budgeting for capital repairs and replacements of building
components and other assets.

PRIOR RELEVANT EXPERIENCE

Mr. Poehlmann served on the national Board of Trustees of Community Associations
Institute. An international organization, Community Associations Institute (CAl) is a nonprofit
501(c)(3) trade association created in 1973 to provide education and resources to America’s
335,000 residential condominium, cooperative and homeowner associations and related
professionals and service providers.

He is a founding member of the Institute's Reserve Committee. The Reserve Committee
developed national standards and the Reserve Specialist (RS) Designation Program for
Reserve Study providers. Mr. Poehimann has authored numerous articles on the topic of
Reserve Studies, including Reserve Studies for the First Time Buyer, Minimizing Board Liability,
Sound Association Planning Parallels Business Concepts, and Why Have a Professional
Reserve Study. He is also a contributing author in Condo/HOA Primer, a book published for the
purpose of sharing a wide background of industry knowledge to help boards in making informed
decisions about their communities.

INDUSTRY SERVICE AWARDS
CAl Wisconsin Chapter Award
CAl National Rising Star Award
CAl Michigan Chapter Award

EDUCATION
University of Wisconsin-Milwaukee - Master of Science Management
University of Wisconsin - Bachelor of Business Administration

PROFESSIONAL AFFILIATIONS
Community Associations Institute (CAIl) - Founding member of Reserve Committee;
former member of National Board of Trustees; Reserve Specialist (RS) designation;
Member of multiple chapters
Association of Condominium, Townhouse, & Homeowners Associations (ACTHA) —
member
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STEPHEN E. BRESKI, RS
Responsible Advisor

CURRENT CLIENT SERVICES :
Stephen E. Breski, a Senior Civil Engineer, is an Advisor for Reserve Advisors. Mr. Breski is
responsible for the inspection and analysis of the condition of clients' properties, and recommending
engineering solutions to prolong the lives of the components. He also forecasts capital expenditures
for the repair and/or replacement of the property components and prepares technical reports on
assignments. He is responsible for conducting Life Cycle CostAnalyses and Capital Replacement
Forecast services and the preparation of Reserve Study Reporis for condominiums, townhomes,
planned unit developments and homeowner associations. Mr. Breski frequently serves as the Quality
Assurance Review Coordinator for all types of developments.

The following is a partial list of clients served by Stephen Breski demonstrating the breadth of
experiential knowledge of community associations in construction and related buildings systems.

Saint Sophia Greek Orthodox Cathedral - Located in Northwest Washington, D.C., the cornerstone
of this cathedral was laid by President Dwight D. Eisenhower in 1956. A second building was
constructed in addition to the cathedral in 2004. This building, known as the Education and
Activities Center, includes classrooms and a library.

Big Bass Lake Community Association, Inc. - Located in Gouldsboro, Pennsylvania, this
community features three dams which provide the 1,655 single family homes with over
850,000 square yards of surface area for boating and recreation. Residents enjoy a
clubhouse, a recreational center, a ski hill, docks, recreational courts, beaches and
playgrounds. The Association also maintains an administration building, maintenance shop,
sales office and library.

Woodmant Country Ciub - This exclusive club was established more than 100 years ago. The
elegant design of Woodmont's Clubhouse, incorporates several dining venues, a grand
ballrcom and an expansive fitness and wellness center, The clubhouse overlooks
Woodmont's two premiere golf courses and 22 Har-Tru tennis courts.

Grosvenor Park Il Condominium Council of Unit Owners - This 19-story high rise is located near
the border of Marytand and the District of Columbia. Built in 1965 and converted to
condominiums in 1879, this building is called home by 422 unit owners. Common amenities
included are an on-site laundry facility, fitness center, concierge services, surface level
parking and three levels of garage parking.

Burning Tree County Club - Less than 30 miles outside of New York City, this club located in
Greenwich, CT was founded in 1862, Burning Tree's 18-hole golf course has hosted US
Open Qualifiers and Met PGA events throughout the years. Other amenities include an 8-lane
pool with diving well, Har-Tru tennis courts and a platform tennis complex.

PRIOR RELEVANT EXPERIENCE
Before joining Reserve Advisors, Mr. Breski worked for a private construction management company in
Pittsburgh, Pennsylvania, where he was working as a cost estimator. Prior to working as an estimator,
Mr. Breski also worked for the nation’s largest provider of wireless infrastructure, where he assisted in
the structural analysis of cell phone towers. Mr. Breski attended the Swanson School of Engineering at
the University of Pittsburgh where he aitained his Bachelor of Science degree in Civil and
Environmental Engineering. His studies focused on structural engineering.

EDUCATION
University of Pittsburgh - B.S. Civil and Environmental Engineering

PROFESSIONAL AFFILIATIONS

Reserve Specialist (RS) — Community Associalion Inslilute
Engineer in Training (E..T.) — State of Maryland
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ALAN M. EBERT, P.E., PRA, RS
Director of Quality Assurance

CURRENT CLIENT SERVICES
Alan M. Ebert, a Professional Engineer, is the Director of Quality Assurance for Reserve Advisors. Mr.
Ebert is responsible for the management, review and quality assurance of reserve studies. In this role,

he assumes the responsibility of stringent report review analysis to assure report accuracy and the best
solution for Reserve Advisors’ clients.

Mr, Ebert has been involved with thousands of Reserve Study assignments. The following is a partial
list of clients served by Alan Ebert demonstrating his breadth of experiential knowledge of community
associations in construction and related buildings systems.

Brownsville Winter Haven Located in Brownsville, Texas, this unique homeowners association
contains 525 units. The Association maintains three pools and pool houses, a community and
management office, landscape and maintenance equipment, and nine irrigation canals with
associated infrastructure,

Rosemont Condominiums This unique condominium is located in Alexandria, Virginia and dates to
the 1940's. The two mid-rise buildings utilize decorative stone and brick masonry. The
development features common interior spaces, multi-level wood balconies and common
asphalt parking areas.

Stillwater Homeowners Association Located in Naperville, lllinois, Stillwater Homeowners
Assaciation maintains four tennis courts, an Olympic sized pool and an upscale ballroom with

commercial-grade kitchen. The community also maintains three storm water retention ponds
and a detention basin.

Birchfield Community Services Association This extensive Association comprises seven separate
parcels which include 505 townhome and single family homes. This Community Services
Association is located in Mt. Laurel, New Jersey. Three lakes, a pool, a clubhouse and
management office, wood carports, aluminum siding, and asphait shingle roofs are a few of
the elements maintained by the Association.

Oakridge Manor Condominium Association Located in Londonderry, New Hampshire, this
Association includes 104 units at 13 buildings. In addition to extensive roads and parking
areas, the Association maintains a large septic system and significant concrete retaining walls.

Memorial Lofts Homeowners Association This upscale high rise is located in Houston, Texas. The
20 luxury units include large balconies and decorative interior hallways. The 10-story building
utilizes a painted stucco facade and TPO roof, while an on-grade garage serves residents and
guests.

PRIOR RELEVANT EXPERIENCE

Mr. Ebert earned his Bachelor of Science degree in Geological Engineering from the University of
Wisconsin-Madison. His relevant course work includes foundations, retaining walls, and slope stability.
Before joining Reserve Advisors, Mr, Ebert was an oilfield engineer and tested and evaluated hundreds
of oil and gas wells throughout North America. ‘

EDUCATION

University of Wisconsin-Madison - B.S. Geological Engineering

PROFESSIONAL. AFFILIATIONS/DESIGNATIONS

Professional Engineering License — Wisconsin, North Carolina, lllinois
Reserve Specialist (RS) - Community Associations Institute
Professional Reserve Analyst (PRA) - Association of Professional Reserve Analysts
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RESOURCES

Reserve Advisors, Inc. utilizes numerous resources of national and local data to conduct its Professional
Services. A concise list of several of these resources follows:

Association of Construction Inspectors, (ACI) the largest professional organization for those involved
in construction inspection and construction project management. AC! is also the leading association
providing standards, guidelines, regulations, education, training, and professional recognition in a field
that has quickly become important procedure for both residential and commercial construction, found on
the web at www.iami.org. Several advisors and a Principal of Reserve Advisors, Inc. hold Senior
Memberships with ACI.

American Society of Heating, Refrigerating and Air-Conditioning Engineers, Inc., (ASHRAE) the

American Society of Heating, Refrigerating and Air-Conditioning Engineers, Inc., devoted to the arts and
sciences of heating, ventilation, air conditioning and refrigeration; recognized as the foremost,
authoritative, timely and responsive source of technical and educational information, standards and
guidelines, found on the web at www.ashrae.org. Reserve Advisors, Inc. actively participates in its local
chapter and holds individual memberships.

Community Associations Institute, (CAl) America's leading advocate for responsible communities
noted as the only national organization dedicated to fostering vibrant, responsive, competent community
associations. Their mission is to assist community associations in promoting harmony, community, and
responsible leadership.

Marshall & Swift / Boeckh, (MS/B) the worldwide provider of bullding cost data, co-sourcing solutions,
and estimating technology for the property and casualty insurance industry found on the web at
www.marshallswift.com.

R.S. Means CostWorks, North America's leading supplier of construction cost information. As a member
of the Construction Market Data Group, Means provides accurate and up-to-date cost information that
helps owners, developers, architects, engineers, contractors and others to carefully and precisely project
and control the cost of both new building construction and renovation projects found on the web at
WWW.rsmeans.com.

Reserve Advisors, Inc., library of numerous periodicals relating to reserve studies, condition analyses,
chapter community associations, and historical costs from thousands of capital repair and replacement
projects, and product literature from manufacturers of bullding products and building systems.
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Definitions are derived from the standards set forth by the Community Associations Institute (CAl)
representing America's 305,000 condominium and homeowners associations and cooperatives, and the
Association of Professional Reserve Analysts, sefting the standards of care for reserve study
practitioners.

Cash Flow Method - A method of calculating Reserve Contributions where contributions to the reserve
fund are designed to offset the variable annual expenditures from the reserve fund. Different Reserve
Funding Plans are tested against the anticipated schedule of reserve expenses until the desired
funding goal is achieved.

Component Method - A method of developing a Reserve Funding Plan with the total contribution is
based on the sum of the contributions for individual components.

Current Cost of Replacement - That amount required today derived from the quantity of a Reserve
Component and its unit cost to replace or repair a Reserve Component using the most current
technology and construction materials, duplicating the productive utility of the existing property at
current focal market prices for materials, labor and manufactured equipment, contractors’ overhead,
profit and fees, but without provisions for building permits, overtime, bonuses for labor or premiums for
material and equipment. We include removal and disposal costs where applicable.

Fully Funded Balance - The Reserve balance that is in direct proportion to the fraction of life "used up"
of the current Repair or Replacement cost similar to Total Accrued Depreciation.

Funding Goal (Threshold) - The stated purpose of this Reserve Study is to determine the adequate, not
excessive, minimal threshold reserve balances,

Future Cost of Replacement - Reserve Expenditure derived from the inflated current cost of
replacement or current cost of replacement as defined above, with consideration given to the effects of
inflation on local market rates for materials, labor and equipment.

Long-Lived Property Component - Property component of Highfield House responsibility not likely to
require capital repair or replacement during the next 30 years with an unpredictable remaining Useful
Life beyond the next 30 years.

Percent Funded - The ratio, at a particular point of time (typically the beginning of the Fiscal Year), of the
actual (or projected) Reserve Balance to the Fully Funded Balance, expressed as a percentage.

Remaining Useful Life - The estimated remaining functional or useful time in years of a
Reserve Component based on its age, condition and maintenance.

Reserve Component - Property elements with: 1) Highfield House responsibility; 2) limited Useful Life
expectancies; 3) predictable Remaining Useful Life expectancies; and 4) a replacement cost above a
minimum threshold.

Reserve Component Inventory - Line ltems in Reserve Expenditures that identify a
Reserve Component.

Reserve Contribution - An amount of money set aside or Reserve Assessment contributed to a
Reserve Fund for future Reserve Expenditures to repair or replace Reserve Components.

Reserve Expenditure - Future Cost of Replacement of a Reserve Component.

Reserve Fund Status - The accumulated amount of reserves in dollars at a given point in time, i.e., at
year end.

Reserve Funding Plan - The portion of the Reserve Study identifying the Cash Flow Analysis and
containing the recommended Reserve Contributions and projected annual expenditures, interest
earned and reserve balances.

Reserve Study - A budget planning tool that identifies the current status of the reserve fund and a stable
and equitable Funding Plan to offset the anticipated future major common area expenditures.

Useful Life - The anticipated total time in years that a Reserve Component is expected to serve its
intended function in its present application or installation.
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8.PROFESSIONAL SERVICE CONDITIONS

Our Services - Reserve Advisors, Inc. (RA) performs its services as an independent contractor in
accordance with our professional practice standards and its compensation is not contingent upon our
conclusions. The purpose of our reserve study is to provide a budget planning tool that identifies the current
status of the reserve fund, and an opinion recommending an annual funding plan to create reserves for
anticipated future replacement expenditures of the property.

Our inspection and analysis of the subject property is limited to visual observations, is noninvasive and
is not meant to nor does it include investigation into statutory, regulatory or code compliance. RA inspects
sloped roofs from the ground and inspects flat roofs where safe access (stairs or ladder permanently attached
to the structure) is available. The report is based upon a "snapshot in time” at the moment of inspection. RA
may note visible physical defects in our report. The inspection is made by employees generally familiar with
real estate and building construction but in the absence of invasive testing RA cannot opine on, nor is RA
responsible for, the structural integrity of the property including its conformity to specific governmental code
requirements for fire, building, earthquake, and occupancy, or any physical defects that were not readily
apparent during the inspection.

RA is not responsible for conditions that have changed between the time of inspection and the
issuance of the report. RA does not investigate, nor assume any responsibility for any existence or impact of
any hazardous materials, such as asbestos, urea-formaldehyde foam insulation, other chemicals, toxic wastes,
environmental mold or other potentially hazardous materials or structural defects that are latent or hidden
defects which may or may not be present on or within the property. RA does not make any soil analysis or
geological study as part of its services; nor does RA investigate water, oil, gas, coal, or other subsurface
mineral and use rights or such hidden conditions. RA assumes no responsibility for any such conditions. The
Report contains opinions of estimated costs and remaining useful lives which are neither a guarantee of the
actual costs of replacement nor a guarantee of remaining useful lives of any property element.

RA assumes, without independent verification, the accuracy of all data provided to it. You agree to
indemnify and hold RA harmless against and from any and all losses, claims, actions, damages, expenses or
liabilities, including reasonable attorneys' fees, to which we may become subject in connection with this
engagement, because of any false, misleading or incomplete information which we have relied upon supplied
by you or others under your direction, or which may result from any improper use or reliance on the Report by
you or third parties under your control or direction. Your obligation for indemnification and reimbursement shall
extend to any director, officer, employee, affiliate, or agent of RA. Liabllity of RA and its employees, affiliates,
and agents for errors and omissions, If any, in this work is limited to the amount of its compensation for the
work performed in this engagement.

Report - RA completes the services in accordance with the Proposal. The Report represents a valid
opinion of RA’s findings and recommendations and is deemed complete. RA, however, considers any
additional information made available to us within 6 months of issuing the Report if a timely request for a
revised Report is made. RA retains the right to withhold a revised Report if payment for services was not
tendered in a timely manner. All information recelved by RA and all files, work papers or documents developed
by RA during the course of the engagement shall remain the property of RA and may be used for whatever
purpose it sees fit,

Your Obligations - You agree to provide us access to the subject property for an on-site visual
inspection You agree to provide RA all available, historical and budgetary information, the governing
documents, and other information that we request and deem necessary to complete the Report. You agree to
pay actual attorneys’ fees and any other costs incurred to collect on any unpaid balance for RA's services.

Use of Our Report and Your Name - Use of this Report is limited to only the purpose stated herein,
You hereby acknowledge that any use or reliance by you on the Report for any unauthorized purpose is at your
own risk and you shall hold RA harmless from any consequences of such use. Use by any unauthorized third
party is unlawful. The Report in whole or in part is not and cannot be used as a dssign specification for
design engineering purposes or as an appraisal. You may show our Report in its entirety to the following third
parties: members of your organization, your accountant, attorney, financial institution and property manager
who need to review the information contained herein. Without the written consent of RA, you shall not disclose
the Report to any other third party. The Report contains intellectual property developed by RA and shall not be
reproduced or distributed to any party that conducts reserve studies without the written consent of RA.

RA will include your name in our client lists. RA reserves the right to use property information to obtain
estimates of replacement costs, useful fife of property elements or otherwise as RA, in its sole discretion,
deems appropriate.

Payment Terms, Due Dates and Interest Charges - Retainer payment is due upon authorization and
prior to inspection. The balance is due net 30 days from the report shipment date. Any balance remaining 30
days after delivery of the Report shall accrue an interest charge of 1.5% per month, Any litigation necessary to
collect an unpaid batance shall be venued in Milwaukee County Circuit Caurt for the State of Wisconsin.
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HIGHFIELD HOUSE CONDOMINIUM HOUSE RULES & REGULATIONS (January 1, 1999)
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HIGHFIELD HOUSE CONDOMINIUM HOUSE RULES & REGULATIONS (January 1, 1999)
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HIGHFIELD HOUSE CONDOMINIUM HOUSE RULES & REGULATIONS (January 1, 1999)

GENERAL RULES

RULE A: Definition of Terms

Wherever in these Rules reference is made to "Unit Owner," "Owner," or "Resident," such terms
shall apply, as appropriate, to the Owner of a unit, his family, tenants (whether or not in
residence), domestic employees, agents, visitors, guests, invitees, or licensees of such Unit
Owner and to any occupant of such unit for whatever purposes of occupancy.

RULE B: Compliance
Each Unit Owner shall comply with all the Rules hereinafter set forth governing the
Condominium building and common elements including public halls, terraces, driveways,

recreation areas, grounds, parking areas and any other appurtenances.

RULE C: Power of the Council to Change Rules

The Council of Unit Owners ("Council"), through its Board of Directors, reserves the right to
alter, amend, modify, repeal or revoke these Rules at any time by Resolution of the Board of

Directors; provided, the Council is notified of such action of the Board in accordance with the
By-Laws of the Condominium and Applicable Law. ‘

SPECIFIC RULES

Rule 1: Use of Sidewalks and Other Passageways

The sidewalks, passageways, stairways, corridors and halls must not be obstructed or
encumbered or used for any purpose other than ingress and egress to and from Condominium
units. No baby carriages or other articles of personal property shall be left unattended in the
lobbies of the building, in passenger elevators, or in the halls, passageways, corridors, courts,
sidewalks, parking areas or lawns of the building. Bicycles shall be taken to and from the
building through the service elevator only and shall not be taken through the main entrance or
through the first floor lobby. No milk bottles, containers or similar receptacles shall be placed
within the public corridors. The Council shall have the right to impound any article in the
common areas of the Condominium in violation of this provision.

Rule 2: Attachments to Windows and Outside Walls

Residents shall not place anything in, through, or upon the windows of a Condominium unit
without prior written consent of the Board of Directors, and no awnings or other projections shall
be attached to the outside walls or other parts of the building; except, that a sign on behalf of a
candidate for public office or a slate of candidates for public office, or a sign for the support or
defeat of any question submitted to voters in accordance with Article of the Annotated Code of
Maryland, may be placed on the inside surface of a window in a Condominium Unit, but not in
any of the common areas of the Condominium, and such signs shall be permitted only for the
period of time as is specified by the Jaw governing the jurisdiction in which the Condominium is
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located” If such period for the display is not limited specifically by the law of the local
Jjurisdiction, then the period for the display shall be 30 days before the primary election, general
election, or vote on the proposition, and 7 days after any of the aforesaid election:,

Rule 3; Disposal of Trash

No trash or trash cans or garbage or garbage receptacles will be permitted in the hallways at any
time. The Council maintains trash chutes in the building and Residents must deposit trash in
these chutes. Newspapers, magazines and other periodicals and oversized cartons shall be
stacked neatly on the floor of the service elevator room. Garbage should be disposed of in the
garbage disposal provided in each unit. Items which might tend to clog the disposal (e.g.,
artichokes, corn husks, etc.) should be included with regular garbage items and placed in the
chutes. The Board of Directors shall have the right to impound any trash, garbage receptacles or
other obstructions which are placed in the hallways of the building or other common areas in
violation of these Rules. Unit Owners shall instruct their employees as to the proper disposal of
trash and garbage and under no circumstances is anything to be placed on the floor of the service
elevator room other than newspapers, magazines and other periodicals and oversized cartons. All
materials to be dropped into the chutes for disposal shall be placed in appropriate bag containers
tied closed.

Rule 4: Signs on Exteriors of Units

No sign, advertisement, notice or other lettering shall be exhibited, painted or affixed by Unit

Owners on any part of the exterior of a Condominiwm unit, or on any door or window thereof,
nor on the halls or any other portion of the interior or exterior of the building without the prior
written consent of the Board of Directors.

Rule 5: Entrance Doors to Units

Residents shall keep the entrance doors to their units into the hallways of the building closed at
all times except when opened for purposes of ingress and egress.

Rule 6: Deposit of Unit Passkeys with Management

Unit Owners shall deposit with the Counsel a passkey to their unit or make other arrangements
satisfactory to the Counsel to permit emergency entrance to the unit, when necessary. If a Unit
Owner fails to provide the Council with a passkey or to make other arrangements satisfactory to
the Board of Directors to allow the Council to gain entry to a unit in the event of an emergency,
the Council shall have the right to gain entry into the unit by such means as it deems reasonably
necessary, under the circumstances, and the Council, its Officers, Directors, agents and
employees shall not be responsible for any damage done to the unit and caused by so gaining
enfry, and such entry shall not be deemed a trespass.

Any passkey to a unit that is left with the Council shall be transferred to the official
Condominium lock-box: for safekeeping.
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Access to such passkey to any unit will require that the resident of such unit request its release
from either the Building Manager or from the staff person who is specifically authorized by the
Building Manager to have access to the key lock-box.

In the event a resident is locked out of his or her unit other than between the hours of 8:30 A.M.
and 5:00 P.M., or on a Saturday, Sunday, or holiday, the Condominium will attempt to arrange
for the Building Manager or the appointed staff person to come to the building to allow entry by
the resident at a charge of $50.00 or in such other amount as the Board of Directors shall from
time to time determine after notice to residents. Lockouts during regular weekdays and between
the hours of 8:30 A.M. and 5:00 PM will be serviced by the Building Manager or by the
appointed staff person.

Owners who have listed their units for sale or for rent with real estate brokers or with other
persons representing them must make their own arrangements directly with their agents or other
representatives regarding access to their units for showings. Neither the Council nor
Management is authorized to assume any responsibility for arranging to have any unit opened for
this or for any other purpose and shall not do so, unless the entry is otherwise expressly
authorized by the Declaration or By-Laws of the Condominium.

Domestic employees or any other person who is authorized by the resident to have access to the
resident's unit should be provided keys by the resident. Neither the Council nor Management is
authorized to assume any responsibility for providing keys to any person for entry into any unit
or for arranging to have any unit opened and shall not do so, unless the entry is otherwise
expressly authorized by the Declaration or By-Laws of the Condominium.

Rule 7: Parking of Automobiles

No automobile or other vehicle shall be parked upon any part of the premises at any time except
in the garage, or parking areas provided for that purpose.

Rule 8: Use of Windows and Disposal of Dirt

Residents shall not hang or shake any carpet, rug or any article out of the windows of the
building or in the halls, shall not aliow anything whatever to fall from the windows or throw
anything out of the doors, or down the passages or stairways of the Condominium, or sweep any
dirt or other substance into any- of the corridors, stairways, halls, shafts or ventilators.

Rule 9: Control of Disturbances

Unit Owners shall at al} times not make or permit to be made any disturbing noises in the
building by themselves, their family, their tenants, or by their employees, agents, visitors or
licensees, nor do or permit to be done anything that will unreasonably interfere with the rights,
convenience and peaceful enjoyment of any other Unit Owner, Unit Owners shall not play, or
permit to be played, any musical instrument or operate or permit to be operated a stereo, radio,
television set, or any other similar sound-producing device in a unit if the same shall
unreasonably disturb or annoy any other Resident of the building. The Board of Directors may
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male exceptions to this Rule 9 in the case of emergencies and for certain other purposes carried
out for limited periods of time, such as construction and repair either to the common elements or
to individual units,

Rule 10: Erection of Wires, Cables and Antennae

No wires, cables or antennae of any type shall be erected on the roof or exterior walls of the
building without the prior written consent of the Board of Directors. Any cables, wires or
antennae erected in violation of this rule shall be subject to removal by the Council without
notice to the Resident or Owner of the unit at the Unit Owner's expense.

Rule 11: Pets

Except for those specific Unit Owners who, on or about August 19, 1982, were by authority of
the Council made exceptions to the rule prohibiting pets in any unit and whose right in the future
to keep similar pets then being maintained by them was preserved through grandfathering under
the preexisting Rule II of the Condominium House Rules and Regulations, no pets of any kind
shall be permitted in any unit of the Condominium or be allowed on any commeon element
thereof. Those specific Unit Owners whose right to keep pets in their units was grandfathered
shall be subject to the terms and conditions of the Pet Agreement approved by the Board of
Directors, and they shall continue to have the right to replace any pet with a similar one in
weight and size, subject to a Pet Agreement. If any Unit Owner grandfathered under the Rule
does not intend to replace a pet as provided for herein, he shall notify the Council of his intention
not to do so and the grandfathered status of such Unit Owner shall terminate. If a Unit Owner
grandfathered hereunder does not in fact replace a pet within ninety (90) days from the date of
the loss of a pet, the grandfathered status of such Unit Owner shall be terminated. If the
residence of a grandfathered Unit Owner is terminated for whatever reason, his grandfathered
status with respect to pets shall also be terminated and shall thereafter not be transferable to any
successor Owner to the grandfathered Unit Owner.

Rule 12: Interference with Lighting and Heating

Residents shall not, in any way, interfere with the lighting or heating apparatus in halls and
stairways which, it is hereby distinctly understood, are under the exclusive control of the Council
and its agents and employees. Unit Owners are further responsible for the proper use of all
heating, air-conditioning and electric appliances which are the property of the Council.

Rule 13: Liability of Unit Owners for Damage

Unit Owners will be held responsible for any damage caused by them, their family, tenants,
agents, visitors, guests, invitees or licensees, to shrubs, lawns or other common elements of the
Condominium.

Rule 14: Required Use of Tradesmen’s Entrance
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All furniture, household and similar goods and merchandise must be taken into and out of the
building through the tradesmen’s entrance or garage, and in the service elevator, and not through
the front entrance.

Rule 15: Required Use of Service Elevator

All persons carrying cleaning supplies, equipment and similar items, persons carrying laundry to
and from the laundry room, maintenance personnel and vendors shall use the service elevator.

Rule 16: Responsibility for Property Left with Council

Property left by or for a Resident with the manager or other employee of the Council will be
received by such manager or employee as agent of the Resident and not of the Council. The
Council assumes no responsibility and shall not be liable for any damage or loss to the same. If
packages, money or other articles of any description are left with an employee or agent of the
Council, the party doing so assumes the sole risk therefore and the Council shall not be liable for
any damage, loss or injury resulting therefrom. Deliveries requiring entrance to a Resident’s unit
will not be accepted by the Council without the prior written permission from the Resident
accompanied by a written waiver from such Unit Owner in favor of the Council of all liability
for any loss, damage or injury resulting from such delivery. The Council reserves the right to
instruct its employees to refuse to accept any article at any time.

Rule 17; Number of Occupants in Units

Each Condominium unit in the building shall be occupied only by a single family and only for
residential purposes, “Family” is defined to mean (a) an individual; (b) two (2) or more persons
related by blood, marriage, or adoption living together as a single housekeeping unit in a
dwelling unit; or (c) a group of not more than four (4) persons, who need not be related by blood,
marriage, or adoption, living together as a single housekeeping unit in a dwelling unit; plus in all
cases, usual domestic employees; provided, however, that in no case shall an efficiency or one
bedroom unit be occupied by more than two persons; a two bedroom unit occupied by more than
four (4) persons; or a three bedroom unit occupied by more than six (6) persons.

Rule 18; Leases of Units: Approval of Board

No Unit Owner shall enter into a lease or renew the lease of any unit in the Condominium
without the prior written approval of the Board of Directors of the Condominium, which
approval shall not be unreasonably withheld. At least ten (10) days before entering into a lease
for any unit in the Condominium, or allowing any person other than the Owner of the unit, or a
member of the Unit Owner’s family, to occupy the unit, the Unit Owner shall submit to the
Board of Directors of the Condominium a true signed copy of the proposed lease for the unit, the
names and last addresses of the proposed tenants or occupants of the unit, a criminal history
records investigation of the proposed tenants, and any application, credit report or other
information about the proposed tenants or occupants that the Unit Owner of the unit has. If the
Board of Directors shall fail to advise the Unit Owner within ten (10) business days of its
disapproval of the proposed lease, the same shall be deemed to be approved. No lease shall be
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deemed approved or in effect by the Council until a conformed copy has been delivered to the
Council in accordance with Rule 19 hereof. The signing of a lease by any Unit Owner and his
tenant shall allow the Council the conclusive presumption that true copies of the Condominium
Declaration, By-laws and all house and other rules have been given to such Unit Owner-
Landlord and by the Unit Owner-Landlord to his or her tenants, and that the parties to said lease
understand and agree to comply with the obligations imposed by the said Condominium
documents upon all Unit Owners of the building. The Board of Directors may authorize that the
review of a proposed lease and the backgrounds of the proposed tenants and occupants of a unit
be done by a committee of the Board. If the background history of a prospective tenant reveals
that an act was committed or charged as having been committed by him or by her that would in
the opinion of the Board of Directors constitute a threat to the safety of the residents or to the
employees of the Condominium, or to the property of the residents or to the property of the
Condominjum, then the proposed lease with that tenant shall not be approved by the Board. The
term "lease"” as used in this House Rule 18 shall include any and all Mandatory Lease Provisions
which are required by the Condominium to be signed by Unit Owners and their tenants. In the
case of a consecutive renewal of a prior lease with the same tenant or tenants, a criminal history
records investigation and other credit information need not be submitted by the Unit Owner for
approval, unless, for reasonable cause, the Board of Directors deems such information to be
necessary, and the Unit Owner is advised of such requirement,

Rule 19: Leases of Units: Term and Filing Requirements

Every lease for a Condominium unit shall be in writing for a term of not less than one (1) year
and for not less than the whole unit, and shall provide that the tenant under the lease shall be
subject to, and comply with, the provisions of the Declaration, By-Laws, and these, and all other
rules of the condominium as they may be amended from time to time, and that the failure of the
tenant to comply shall be a default under the lease. A copy of the signed lease shall be submitted
to the Council for its records within ten (10) days after the lease is signed, but before the tenant
takes possession of the leased premises.

Rule 20: Leasing of Units: Council to Act for Landlord: Assignment of Rents to the
Condominium Where Unit Owner Defaults

Each Unit Owner does hereby designate the Councilor its nominee (which may be the managing
agent) as attorney-in-fact for the Unit Owner-Landlord to enforce the terms of any lease between
the Unit Owner Landlord and his tenant, including, but not limited to, the termination of the
lease and institution of an action for eviction for breach of the lease by the tenant for failure of
the tenant to comply with any of the provisions of the Declaration, By-Laws, House Rules and
Regulations, or other rules of the Condominium as currently exist or which may from time to
time be amended or implemented by the Condominium. Such action may be taken at the expense
of the Unit Owner-Landlord and the tenant, jointly and severally, and if the Unit Owner fails
promptly to reimburse the Condominium for such expenses (including reasonable attorney fees),
the Condominium may collect the same from the Unit Owner in the same manner as it may
collect all other assessments levied pursuant to the Declaration and By-Laws of the
Condominiuim.
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Notwithstanding the absence of any express agreement between them, a Unit Owner and his
tenant by this Rule 20 shall be deemed to have agreed to the following provision and to such
other mandatory provisions as the Condominium may from time to time require be included in
any lease agreement between them: "Landlord and Tenant agree that (a) in the event Landlord
defaults in the payment of any regular or special assessments, fees, fines, or other expenses due
and payable to the Highfield House Condominium, Inc. ("the Condominium") by Landlord, the
Condominium, through its Board of Directors or managing agent, is hereby authorized to collect
directly from the Tenant all rental payments and other monies payable to Landlord by Tenant,
until such time as the Condominium is paid all accrued and unpaid regular and special
assessments, fees, fines, or other expenses that are due it from the Landlord; and (b) Landlord,
upon such default herein referred to, does hereby sell, assign, and transfer to the Condominium
all of the rents and other monies now due or that subsequently may arise, issue, or become due,
from the Tenant, until such time as the Condominium is fully paid for all sums due it from
Landlord; and (c) Landlord and Tenant do hereby consent to the execution and delivery of the
assignment made herein and do hereby appoint and recognize the Condominium as the true and
lawful attorney-in-fact for Landlord, with full powers of substitution, to collect and receive from
Tenant such sums as are due the Condominium from the Landlord; and (d) Tenant, upon notice
from the Condominium of such default on the part of Landlord, shall promptly pay the
Condominium all sums otherwise due, or that become due, to Landlord under this Lease
Agreement in conformity herewith,

Rule 21: Moving Into and Out of Units

The scheduling of all moves into and out of the building shall be the responsibility and subject to
the authority of the Building Manager.

All moves into or out of the building shall be scheduled with the Building Manager not less than
two (2) weeks (14 calendar days) in advance of the date and time the move is scheduled to take
place. The date and time shall be subject to the approval of the Building Manager in order to
assure maximum security for the residents, minimal damage to the common elements, the
avoidance of conflicting moves by others, and disruptions to the operations of the building.

No moves into or out of the building will be permitted on weekends or on holidays. Access to or
from the building for such purposes will, therefore, be forbidden to any person seeking to move
into or out of the building on weekends or on holidays.

The terms “Move In” and “Move Out” and words or terms with meanings similar thereto in these
House Rules shall apply to:

A move into or out of the building by a person of his or her furniture and other
household possessions pursuant to establishing occupancy in or vacating a unit of
the building. Such a move shall be subject to all applicable House Rules and
Regulations, including House Rules 21, 22, 23, and 34.

A random move or moves into or out of the building by an established resident of
one or more items (for example, a washer, dryer, desk, piano) that is not part of a
move described in paragraph (d) (i) of this House Rule 21 and which in the
discretion of the Building Manager may, if unsupervised by Condominium
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HIGHFIELD HOUSE CONDOMINIUM HOUSE RULES & REGULATIONS (January 1, 1999)

personnel, be a potential cause of danlage to the common elements of the
Condominium in the course of being moved. Such a move shall be subject to all
the applicable House Rules, except only as to House Rule 23 and to sub-sections
(a) and (e) of House Rule 34.

Rule 22: Liability for Moving Damages

The Owner of a Condomininm unit is responsible for any damages done to the common elements
of the Condominium by anyone moving into or out of the Owner’s Unit The amount of damages
shall be assessed by the Board of Directors and shall be due and payable as an additional
assessment with the regular assessment for the unit, and the amount of the assessment shall
constitute a lien against the unit, the same as any other Condominium assessment.

Rule 23: Moving Supervision and Service Fees

To defray the costs of scheduling any move into and out of a unit, and wear and tear on the
building caused by any move into and out of a unit, a fee of TWO HUNDRED FIFTY
DOLLARS ($250.00) shall be imposed on any Unit Owner as an assessment against the unit for
more than one move into and out of any unit within any twelve (12) month period. This fee shall
be due and payable prior to the time of the move for which it is being charged, and such charge
is deemed an assessment against the unit that is liable and enforceable as any other assessment
under the Condominium Declaration, By-Laws, and these Rules.

Rule 24: Use of Units for Family Day Care

Units may not be used as a Family Day Care Home (as the term is defined in Section 11.111.1
(a)(3) of the Real Property Article, Annotated Code of Maryland). This prohibition may be
eliminated and Family Day Care Homes may be approved by a simple majority of the total
eligible voters of the Condominium under the voting procedures contained in the Declaration or
By-Laws of the Condominium,.

Rule 25: Restrictions on Use of Council Emplovees

Employees during working hours of the Condominium are not permitted to perform personal
services, run errands within the building, or be sent out of the building by any Unit Owner at any
time or for any purpose, and shall not be requested to do so by any Unit Owner.

Rule 26: Use of Storage Rooms

No lighted candle or [amp shall be taken into any storage room. No papers, books, bedding or
any other

combustible material shall be stored in a storage room unless in an appropriate manner which
will not increase the fire risk. The Council is not responsible for any loss or damage by fire,
theft, or otherwise, to anything stored in such storage room. It shall be the responsibility of each
Unit Owner to insure his possessions against any of the said risks.

Page 11 1/30/10
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Rule 27: Compliance with All Rules

Unit Owners shall abide by any separate rules and regulations that may be issued in connection
with security, the parking garage, the swimming pool, the "Guilford Room", and any other
common areas.

Rule 28: Responsibility for Articles Left in Cars

Articles left in cars or in the garage shall be at the risk of the Unit Owner without liability for
loss or damage on the part of the Council.

Rule 29: Requesting Maintenance and Services

No Unit Owner shall contact directly any employee of the Council, other than the building
manager, to obtain maintenance or service.

Rule 30: Solicitors in Building and Duty of Unit Owners

Solicitors are not permitted in the building, If any Unit Owner is contacted by a solicitor on the
property, the building manager should be notified immediately.

Rule 31: Care in Use of Water and Sewer Apparatus

Toilets and other water and sewer apparatus shall be used only for the purposes for which
designed, and no sweepings, matches, rags, ashes or other harmful articles shall be thrown into
them. The cost of repairing any damage resulting from misuse of any such apparatus shall be
borne by the Unit Owner causing such damage.

Rule 32: Unlawful Use of Units

No unit shall be used for any unlawful purposes and no Unit Owner shall do or permit any
unlawful act in, or upon, his unit.

Rule 33: Personal Property Placed on Common Elements

All personal property placed in any part of the common elements of the Condominium or in any
place appurtenance thereto shall be at the sale risk of the Unit Owner and the Council shall in no
event be liable for the loss, destruction, theft or damage of such.

Rule 34: Posting Of Bond For Moving and Supervision Fees

To secure compensation to the Council for any damages to the common elements of the
Condominium during the course of a move into or out of a unit, the owner or occupant of the
unit, as the case may be, shall post a FIVE HUNDRED DOLLAR ($500.00) cash bond with the
Council ten (10) calendar days before the scheduled move into or out of the unit. Such bond shall
be made payable to “Highfield House Condominium, Inc.” and, if posted in the form of an
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unguaranteed check, shall be subject to bank clearance before the move shall be permitted to take
place. The Board of Directors may from time to time change the face amount of the required
bond to be posted and shall notify Unit Owners of such changes.

Any move into or out of the building shall be supervised by personnel of the Condominium and
there shall be a charge for such supervision of $10.00 per hour or for any fraction thereof (with a
minimum charge of $40.00 if the move takes less than one hour to complete). Such charge shall
be deductible from the posted cash bond. The Board of Directors may from time to time change
the hourly supervisory charge and shall notify Unit Owners of such changes,

In the event of any damages to the common elements of the building during the course of a move
into or out of a unit, the amount of damages shall be deducted from the cash bond. The balance
of the cash bond, if any, shall be repaid to the person who has posted it, less supervisory charges
and any required disbursement for damages done, within ten (10) business days following the
day the move is completed,.

The primary liability under this rule 34 for any damages to the common elements of the
Condominium by a unit owner and by any other person occupying the unit shall be jointly and
severally that of both, and such liability shall not be limited by the amount of the cash bond
posted, but shall include, in addition, all damages in excess of the amount of the cash bond
posted after deductions for supervisory charges. Collection from a Unit Owner of compensation
for damages resulting from a move into or out of the building shall be subject to the same
procedures and remedies established for the collection of unpaid Condominium fees set forth in
the Declaration and By-Laws of the Condominium.

In the absence of the posti'ng of the required cash bond, as provided under this House Rule 34, no
move into or out of the building will be permitted.

Rule 35: Restrictions on Smoking in Certain Areas

In order to promote the health and comfort of the Residents of the Condominium, and to prevent
damage to Condominium property, there shall be no smoking of cigarettes, cigars, pipes or other
like material in the following areas:

Boiler room

Trash rooms

Mechanic room

Elevators

Main Lobby

Common hallways to units
Laundry room

Switchboard desk or Storage areas

Smoking is not prohibited in any other areas of the Condominium.
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Rule 36: Attire
Residents shall be properly attired when appearing outside their units.

Rule 37: Fines for Violations

The Board of Directors shall have the power to establish penalties and impose fines for
violations of these Rules (and any other rules and regulations applicable to the common elements
of the Condominium) by any Owner of a unit, his family, tenants, domestic employees, agents,
visitors, guests, invitees, licensees or occupants of such unit, in accordance with Section 11-113
of the Maryland Condominium Act (Title IT).

Rule 38: Restrictions On Use Of Swimming Pool

The granting of permission by the Council to residents to conduct private parties or other social
gatherings in or on the common elements of the Condominiwn (including the swinming pool
deck) for more guests than are allowed to each unit under the swimming pool rules shall not be
deemed authorization to such residents to allow their guests to use the swimming pool. Such
activity is expressly forbidden.

Rule 39; Sign In of Visitors

A non-resident person entering the building from any entrance way and for whatever purpose,
who is not accompanied by a resident of the building, shall stop and sign in at the front desk
before being allowed further access to the building. Signing in shall require the signature of the

" non-resident person, a printing of his or her name, the date and time of the sign-in, and the name
of the resident to be visited or the number of the resident's Unit.

Rule 40: Access To The Building Between 1{:00 P.M. And 7:00 A.M.

Between the hours of 11:00 P.M. and 7:00 A.M., entry into the building will not be permitted
through the Highficld Road side entrance.

SEVERABILITY

If any provision of these House Rules and Regulations, or any application thereof to any person
or circumstance, is held invalid, that invalidity shall not affect other provisions or applications of
these Rules and Regulations which can be given effect without the invalid provision or
applications; and to this end, the provisions of these Rules and Regulations are declared to be
severable.

These Rules and Regulations were adopted under Section 11-111 of the Maryland Condominium
Act.
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FIRST AMENDMENT TO HOUSE RULES AND REGULATIONS
OF
HIGHFIELD HOUSE CONDOMINIUM

THIS FIRST AMENDMENT TO THE HOUSE RULES AND REGULATIONS OF
HIGHFIELD HOUSE CONDOMINIUM, INC. (hereinafter referred to as "this First
Amendment"), made this 11th day of December, 2006, by Highfield House Condominium, Inc.
(hereinafter referred to as "the Council”).

WITNESSETH:

WHEREAS, Rule C of the House Rules and Regulations of Highfield House Condominium,
Inc., provides that: The Council of Unit Owners ("'Council"), through its Board of Directors,
reserves the right to alter, amend, modify, repeal or revoke these Rules at any time by Resolution
of the Board of Directors; provided, the Council is notified of such action of the Board in
accordance with the By-Laws of the condominium and Applicable Law; and

WHEREAS, the Council's Board of Directors did propose to amend House Rule 17 and House
Rule 19 of the House Rules and Regulations; and

WHEREAS, this First Amendment was approved at the annual meeting of the Council held on
December 11, 2006 in accordance with Rule C of the House Rules and Regulations.

NOW, THEREFORE, the Council hereby amends the House Rules and Regulations as follows:
House Rule #17 of the House Rules and Regulation is hereby amended to read as follows:

Rule 17: Number of Occupants in Units

Each Condominium unit in the building shall be occupied only by a single family and only for
residential purposes. "Family" is defined to mean (a) an individual; (b) two (2) or more persons
related by blood, marriage, or adoption living together as a single housekeeping unit in a
dwelling unit; or (c) a group of not more than four (4} persons, who need not be related by blood,
marriage, or adoption, living together as a single housekeeping unit in a dwelling unit; plus in all
cases, usual domestic employees; provided, however, that in no case shall an efficiency or one
bedroom unit be occupied by more than two persons; a two bedroom unit occupied by more than
four (4) persons, or a three bedroom unit occupied by more than six (6) persons. In the case of
subcategory (c) above, the unit owner or the approved tenant of the unit shall provide the Board
or its agent the name of each person occupying the unit and the Board may require the
submission of such information concerning those occupants as js required to be submitted to it
pursuant to Rule No. 18. A person is not considered to be an occupant of a unit if he or she is an
invited guest of the families as defined above; and is not physically present in the unit for more
than seven nights in any one calendar month.

House Rule #19 of the House Rules and Regulation is hereby amended to read as follows:
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Rule 19: Leases of Units: Term and Filing Requirements

Every lease for a Condominium unit shall be in writing for a term of not less than one (1) year
and for not less than the whole unit, and shall provide that the tenant under the lease shall be
subject to, and comply with, the provisions of the Declaration, By-Laws, and these, and all other
rules of the condominium as they may be amended from time to time, and that the failure of the
tenant to comply shall be a default under the lease. The lease shall state the premises covered by
the lease shall not be sub-leased nor the lease assigned without the written consent of the Board
or its agent which consent may be withheld for a non-discriminatory reason, and that no person
will be permitted to occupy the premises until the information concerning the persons required
under Rule No. 18 above has been submitted to, and the occupant approved by, the Board
pursuant to the standards set forth in that Rule No. 18. The lease also shall state that should the
tenant under the lease cease to occupy the unit or be absent from the unit for more than 30
consecutive days the owner of the unit shall seek the formal permission of the Board to assign
the lease to another person currently occupying the unit after having been approved by the
Board. Should the Board deny permission for such an assignment the unit owner will assume
direct responsibility for the use and maintenance of the unit and for meeting its financial
responsibilities to the condominium. A copy of the signed lease shall be submitted to the Council
for its records within ten (10) days after the lease is signed, but before the tenant takes possession
of the lease premises.
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SECOND AMENDMENT TO
HOUSE RULES AND REGULATIONS
OF
HIGHFIELD HOUSE CONDOMINIUM, INC.

THIS SECOND AMENDMENT TO THE HOUSE RULES AND
REGULATIONS OF HIGHFIELD HOUSE CONDOMINIUM, INC. (hereinafter
referred to as “this Second Amendment”), made this 5 day of August, 2008, by
Highfield House Condominium, Inc. (hereinafter referred to as “the Council”).

WITNESSESTH:

WHEREAS, Rule C of the House Rules and Regulations of Highfield
House Condominium, inc., provides that;

The Council of Unit Owners (“Council”), through its Board of Directors,
reserves the right to alter, amend, modify, repeal or revoke these Rules at
any time by Resolution of the Board of Directors; provided, the Council is
notified of such action of the Board in accordance with the By-Laws of the
condominium and Applicable Law.

- s and

WHEREAS, the Council's Board of Directors did propose to amend House
Rule 35 of the House Rules and Regulations; and

WHEREAS, this Second Amendment was approved at the Board of

Directors meeting held on August 5, 2009 in accordance with Rule C of the
House Rules and Regulations.

NOW, THEREFORE, the Council hereby amends the House Rules and
Regulations effective July 14,2010 as follows:

House Rule #35 of the House Rules and Regulation is hereby amended to
read as follows:

Rule 35; Restriction on Smoking in Certain Areas

In order to promote the health and comfort of the Residents of the
Condominiums, and t prevent damage to Condominium property, there shall be
no smoking of cigarettes, cigars, pipes or other like material in the following
areas;

(a) Boiler room

(b)  Trash room

(¢}  Mechanic room




(d) Elevators
S ()  Main lobby
® Common hallways to units
(9) Laundry room
(n)  Switchboard desk or Storage areas
(i Pool Deck
Smoking is not prohibited in any other areas of the Condominium.



THIRD AMENDMENT TO
HOUSE RULES AND REGULATIONS
OF
HIGHFIELD HOUSE CONDOMINIUM, INC.

THIS THIRD AMENDMENT TO THE HOUSE RULES AND
REGULATIONS OF HIGHFIELD HOUSE CONDOMINIUM, INC. (hereinafter
referred to as “this Third Amendment”), made this 27t day of August, 2012, by
Highfield House Condominium, Inc, (hereinafter referred to as “the Council”).

WITNESSESTH:

WHEREAS, Rule C of the House Rules and Regulations of Highfield
House Condominium, Inc., provides that:

The Council of Unit Owners (“Council”), through its Board of Directors,
reserves the right to alter, amend, modify, repeal or revoke these Rules at
any time by Resolution of the Board of Directors; provided, the Council is
notified of such action of the Board in accordance with the By-Laws of the
condominium and Applicable Law.
; and
WHEREAS, the Council’'s Board of Directors did propose to amend House
Rule 13 of the House Rules and Regulations; and -

WHEREAS, this Third Amendment was approved at the Board of
Directors meeting held on August 27, 2012 in accordance with Rule C of the
House Rules and Regulations.

NOW, THEREFORE, the Council heréby amends the House Rules and
Regulations effective September 13 as follows:

House Rule #13 of the House Rules and Regulation is hereby amended to
read as follows:

Rule 13: Liability of Unit Owners for Damage

Highfield House maintains, along with other common elements of the
building, plants, shrubs, trees and lawns that are landscaped to enhance its
distinctive aesthetics. These elements were not designed for active recreational
use. Residents are required to avoid any use that may risk damage or harm to
property or persons and/or be a disturbance to other residents. Unit owners shall
be held responsible for any damage caused by them, their family,.tenants,
agents, visitors, guests, invitees, or licensees to plants, shrubs, trees lawns, or
any-other common elements of the Condominium. )

{




-

HOUSE RULES AND REGULATIONS
OF
HIGHFIELD HOUSE CONDOMINIUM, INC.

THIS FOURTH AMENDMENT TO THE HOUSE RULES AND
REGULATIONS OF HIGHFIELD HOUSE CONDOMINIUM, INC. (hereinafter
referred to as “this Fourth Amendment”), made this 24t day of February, 2014,
by Highfield House Condominium, Inc. (hereinafter referred to as “the Council”).

WITNESSESTH:

WHEREAS, Rule C of the House Rules and Regulations of Highfield
House Condominium, Inc. provides that;

The Council of Unit Owners (“Council”), through its Board of Directors, )
reserves the right to alter, amend, modify, repeal or revoke these Rules at
any time by Resolution of the Board of Directors; provided, the Council is
notified of such action of the Board in accordance with the By-Laws of the
condominium and Applicable Law. '
; and
WHEREAS, the Council’s Board of Directors did propose to amend House
Rule 4 of the House Rules and Regulations: and

WHEREAS, this Fourth Amendment was approved at the Board of
Directors meeting held on February 24, 2014 in accordance with Rule C of the
House Rules and Regulations.

NOW, THEREFORE, the Council hereby amends the House Rules and
Regulations effective March 17, 2014 as follows:

House Rule #4 of the House Rules and Regulation is hereby amended to
read as follows:

Rule 4: Public Side of Individual Unit Entryway

(a) Exterior Entryway to Unit — It is the Council of Unit Owners’ intent that the
entryway to each of the 165 units in Highfield House retain its historic design
which includes either a 1 30” x 93”masonite door in each studio unit, or 2 30” x
93" Masonite doors with satin chrome Schlage door handles, a deadbolt lock,
and a satin chrome TRIMCO door knocker with integral peephole. One door must
be able to swing on the hinges and 1 handle, lock, knocker and peephole must
be fully functional. The raised wood threshold and exterior door frame panel are -
also part of the entryway. Interior astragals are acceptable. Exterior ones already
in place are acceptable, but should be replaced to the interior of the door if
there is a change in ownership.

{(b) Maintenance and repair of the entire exterior entryway is the responsibility of
the individual unit owner. Upon vacating residence, it is expected that door will
be restored to standardized operational design if any alteration has occurred.




(c) The entryway doors and/or panels will be repaired by infilling any holes,
smoothing any scars, and painting using the Highfield House Building Standard
black paint. Schlage [‘Bell’ style] door handles and deadbolt lock and TRIMCO
knacker may be purchased from the Highfield House Property Manager.
Information about replacement Masonite doors can also be obtained from the
Highfield House Property Manager. All repairs must be reviewed and approved
by the Highfield House Property Manager and be made by a contractor approved
to work in the building.

(d) Religious symbols such as mezuzahs or crosses are permitted but must be limited
in size to not exceed 4” x 1-%”. If the symbol is removed, the unit owner must
repair the door frame panel as noted above.

{e) No permanent decorative elements are permitted on the doors, door frame
panels or hallway spaces (including wreaths, artwork, sculpture, plants, vases,
signs/stickers/symbols or doormats).

(f} No decorative door hardware --knockers, fancy or extra deadbolt locks,
doorbells, or name plaques are permitted on the doors or door frames.

(g) No personal effects such as shoes, coats, strollers, bicycles, etc. may be left
outside of the unit in the hallway.

(h) Installation of cable, telephone or other wiring on the outside of a unit must be
approved by the agent of the Board and the work scheduled through the
Highfield House Property Manager. The actual installation is to be carried out
under the supervision of the Highfield House Property Manager. Repairs to
damaged walls or paint must be done by a licensed contractor under the
supervision of Highfield House Property Manager and pald for by the resident.

{I) Temporary decorations on exterior entryway are only permitted during the
Winter Holiday season and under the following circumstances:

a. Seasonal decorations may be displayed for not more than 1
month prior through 1 week following Christmas or'Hanukah or Kwanza
only (e.g., 1 month before December 25 to one week following the
holiday). No other holiday decorations are permitted to be hung on any
entryway.

b. No decoration may be permanently affixed to the doorway or any
other part of the entryway.

c. Removable wreath hangers are required for all hangings.

d. Live decorations are not permitted to be hung on the entryway
doors or frame panels or be placed on the carpet within or near the
entryway in compliance with the Baltimore City Fire Code.

This resolution is adopted and made a part of the minutes of the meeting of the
Highfield House Condominium.




FIFTH AMENDMENT TO
HOUSE RULES AND REGULATIONS
OF
HIGHFIELD HOUSE CONDOMINIUM, INC.

THIS FIFTH AMENDMENT TO THE HOUSE RULES AND
REGULATIONS OF HIGHFIELD HOUSE CONDOMINIUM, INC. (hereinafter
referred to as “this Fifth Amendment”), made this 26" day of September, 2018,
by Highfield House Condominium, Inc. (hereinafter referred to as “the Council”).

WITNESSESTH:

WHEREAS, Rule C of the House Rules and Regulations of Highfield
House Condominium, inc., provides that:

The Council of Unit Owners (“Council”), through its Board of Directors,
reserves the right to alter, amend, modify, repeal or revoke these Rules at
any time by Resolution of the Board of Directors; provided, the Council is
notified of such action of the Board in accordance with the By-Laws of the
condominium and Applicable Law.
; and
WHEREAS, the Council’'s Board of Directors did propose to add House
Rule 41 of the House Rules and Regulations; and '

WHEREAS, this Fifth Amendment was approved at the Board of Directors
meeting held on September 26, 2016 in accordance with Rule C of the House
Rules and Regulations. :

NOW, THEREFORE, the Council hereby amends the House Rules and
Regulations effective September 28, 2016 as follows:

House Rule #41 of the House Rules and Regulation is hereby added to
read as follows:

Rule 41: Fan Coil Unit Maintenance and Overflow Alarms

Highfield House Condominium requires every fan coil unit within Highfield
House to be maintained and equipped with an overflow alarm approved by
the Council. Alarms must be maintained by the Resident in good working
order after installation and batteries replaced as needed.

(a) Overflow alarms can be installed inside or outside the fan coil units and
will be purchased and installed at the expense of the Council. If
replacement is needed due to normal wear and tear, the replacement will
be installed at the Council's expense. Residents are responsible for



keeping the overflow alarms operational by keeping them installed and ,
changing batteries when needed. Iif assistance with alarm maintenance is
required, the Council’'s personnel will be available. Residents are required
to notify the Council and provide immediate access to their units (with or
without notice to Residents) for Council’'s personnel or outside contractors
if an overflow alarm is triggered or to service the alarm.

(b) Unit Owners are responsible for the maintenance of the fan coil units by
vacuuming the coils, changing the filters, and cleaning the condensate
pans at least semi-annually, The Council's personnel, at the Council's
expense, may perform this semi-annual servicing of the fan coil units. If an
outside contractor is chosen by a Unit Owner, the contractor shall be first
approved by the Council and the service will be the Unit Owner’s
expense. The Council's personnel will provide this service as a courtesy
for Residents and the Council does not assume liability for performance of
the fan coil units by providing this service.

(c) In the event of an insurance claim, the owner's responsibility shall be
determined in accordance with the applicable provisions of the Maryland
Condominium Act.

(d) This Rule was adopted in accordance with the provisions of Section

11-111 of the Maryland Condominium Act.

This resolution is adopted and made a part of the minutes of the meeting of the
. Highfield House Condominium.

BY:

President Date

ATTESTED:

Secretary Date




THE HIGHFIELD HOUSE CONDOMINIUM

Memo to Highfield House Condominium Qwners and Residents
From: The Board of Directors
Re: Maryland Condominium Act — Dispute Settlement

The declaration and bylaws of the Highfield House Condominium do not contain a specific
process to deal with violations of house rules. Under the change in the Maryland Condominium
Act, that was enacted this past year, we must follow a defined process before the Board can
impose a fine, suspend voting, or infringe upon the rights of a member or other occupant for the
violation of the rules. At this Jast meeting, the Board passed a resolution recognizing that
legislative action, and will use the following prescribed procedure to handle future violations.

L. The council of unit owners or board of directors may not impose a fine, suspend voting, or
infringe upon any other rights of a unit owner or other occupant for violations of rules until the
following procedure is followed:

1. Written demand to cease and desist from an alleged violation is served upon the
alleged violator specifying:
a. The alleged violation;
b.  The action required to abate the violation; and,
¢. A time period, not less than 10 days, during which the violation is a
continuing one, or a statement that any further violation of the same rule may
result in the imposition of sanction after notice and hearing if the violation is
not continuing.

2. Within 12 months of the demand, if the violation continues past the period allowed in
the demand for abatement without penalty or if the same rule is violated
subsequently, the board serves the alleged violator with written notice of a hearing to
be held by the board in session. The notice shall contain:

a. The nature of the alleged violation;

b. The time and place of the hearing, which time may be not less than 10 days
from the giving of the notice;

c. Aninvitation to attend the hearing and produce any statement, evidence, and
witnesses on his or her behalf; and

d. The proposed sanction to be imposed.

A hearing occurs at which the alleged violator has the right to present evidence and present and
cross-examine witnesses. The hearing shall the alleged violator a reasonable opportunity to be
heard. Prior to the effectiveness of any sanction hereunder, proof of notice and the invitation to
be heard shall be placed in the minutes of the meeting. This proof shall be deemed adequate if a
copy of the notice, together with a statement of the date and manner of delivery, is entered by the
officer or director who delivered the notice. The notice requirement shall be deemed satisfied if
the alleged violator appears at the meeting. The minutes of the meeting shall contain a written
statement of the results of the hearing and the sanction, if any, imposed.

A decision pursuant to these procedures shall be appealable to the Courts of Maryland.
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IL If any unit owner fails to comply with this title, the declaration, or bylaws, or a decision
rendered pursuant to this section, the unit owner may be sued for damages caused by failure or
injunctive relief, or both, by the council of "unit owners or by any other unit owner. The
prevailing party in any such proceeding is entitled to an award for counsel fees as determined by
court.

[I1. The failure of the council of unit owners to enforce a provision of this title, the declaration,
or bylaws on any occasion is not a waiver of the right to enforce the provision on any other
occasion.

3/20/86

4000 NORTH CHARLES STREET * BALTIMORE, MARYLAND 21218 - (301) 889-4000
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AMENDED MANDATORY LEASE PROVISIONS FOR RENTALS OF UNITS IN
THE HIGHFIELD HOUSE CONDOMINIUM
4000 North Charles Street, Baltimore, Maryland 21218

FOR VALUE RECEIVED, and as a condition for being granted approval by The Highfield
House Condominium, Inc. (the “Condominium”) of the Lease Agreement (the “Lease”) dated the

day of ,20___, by and between the undersigned Landlord-Unit
Owner (the “Landlord”) and Tenant covering Unit Number , and for other good and
valuable consideration the sufficiency for which are acknowledged by Landlord and Tenant,
Landlord and Tenant have agreed to the incorporation by reference into said Lease as an integral
part thereof the following Mandatory Lease Provisions.

1. SUBJECT TO GOVERNING DOCUMENTS: Landlord and Tenant expressly
understand, covenant and agree that the right of occupancy and use of the premises described in
this Lease shall at all times be subject and subordinate to the provisions of the Declaration, By-
Laws, and all rules and regulations of the Condominium, and to all amendments of the same that
may from time to time be put into effect by the Condominium.

2. DEFAULT OF TENANT: Failure on the part of the Tenant to comply with the provisions
of the governing documents of the Condominium referred to in section 1 hereof constitutes a
material breach of this Lease and, for the purposes of this Section 2, Landlord and Tenant
acknowledge and agree that the Tenant has been provided by Landlord with copies of such
governing documents.

3. PETS: Tenant covenants and agrees not to keep pets of any kind on the premises or on
the common elements of the Condominium building and grounds.

4. NUMBER OF OCCUPANTS: Landlord and Tenant represent, covenant and agree that
no more than persons, including Tenant, will occupy the premises during the term of this Lease,
and Tenant shall supply the Landlord and the Condominium with a list of the names of, and other
reasonably required information about, the persons who will occupy the premises covered by this
Lease.

5. RENEWAL OR AMENDMENT TO LEASE: In the event Landlord and Tenant agree to
amend or renew this Lease during or after the initial term thereof, then a true and complete copy
of such amendments or renewed lease shall be submitted to the Board of Directors (the “Board™)
or its nominee (including the managing agent) for its approval in conformity with the applicable
Condominium governing documents collection, including a fifteen per cent (15.00%) attorney’s
fee.

6. SUBLEASING AND ASSIGNMENTS OF LEASE: The ‘premises covered by this Lease
shall not be sub-leased nor the Lease assigned without the written consent of the Board or its
nominee (including the

managing agent).



HIGHFIELD HOUSE CONDOMINIUM MANDATORY LEASE PROVISIONS

7. LANDLORD TO ASSURE TENANT'S COMPLIANCE;: Landlord shall take, all
reasonable steps to assure that Tenant complies with the goveming documents of the
Condomininm during the term of this

Lease and any renewals thereof.

8. RESPONSIBILITY FOR FEES AND EXPENSES: In the event Tenant violates any of
the provisions of the Declaration, By-Laws, House Rules and Regulations, or other rules and
regulations (all as from time to time amended) of the Condominium, and enforcement action is
taken by the Condominium to correct such violation through the use of an attorney of the
Condominium's choice, Tenant and Landlord agree to be liable jointly and severally for
reasonable attorney fees, expenses, and court costs incurred by the Condominium in litigation
which leads to the holding that there was such a violation by Tenant; provided, Landlord and
Tenant are notified in writing by the Board or its nominee (including the managing agent) of the
violation and of the intent of the Condominium to retain counsel for the purpose of pursuing
remedial court action in connection therewith, not less than ten (10) days before such counsel is
retained by the Condominium for such purpose.

9. COLLECTION QF FEES AND EXPENSES FROM LANDLORD: The attorney fees,
court costs, and expenses to which the Condominium is entitled from Landlord pursuant to
section & hereof may be collected by the Condominium in accordance with the same procedures
for obtaining liens against the Landlord and the premises for the collection of regular and special
assessments as are provided for by the laws of Maryland and in the Declaration, By-Laws, and
rules and regulations of the Condominium.

10. COLLECTION OF FEES AND EXPENSES FROM TENANT: To secure the payment
by Tenant to the Condominium of such fees, court costs and expenses pursuant to section 8
above, Tenant expressly and

irrevocably authorizes any attorney of any court of record to appear for Tenant in term, time, or
vacation, at any time and from time to time, after demand for payment of such attorney fees,
court costs and expenses, and to confess a judgment, without process, in favor of the
Condominium, its successors and assigns against the Tenant for such amount thereof as may be
unpaid by Tenant, together with the costs of such proceedings, and the Tenant hereby waives and
releases all arrears which may intervene in any such proceedings, and consents to immediate
execution ,upon such proceedings, hereby ratifying and confirming all that said attorney may due
by virtue thereof. In the event of default in payment of the aforementioned fees, expenses and
costs, and if the same are collected by an attorney at law, Tenant agrees to pay all costs of
collection, including a fifteen per cent (15.00%) attorney’s fee.

11. CONDITIONS FOR TENANT’S OCCUPANCY: Landlord and Tenant covenant and
agree that Tenant will not occupy the premises covered by this Lease or move into the premises
any furniture or other personal property of whatever kind prior to the approval of the Lease by
the Board and before all other requirements of the House Rules and Regulations of the
Condominium have been met.

J2.  RIGHT OF ENTRY: Tenant and Landlord do hereby grant a right of entry to the
Condominium or its nominee (including the managing agent) or to any other person authorized
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by the Board in the event of either an actual or apparent emergency originating in or threatening
the premises covered by this Lease or the common elements of the building of the
Condominium, whether Tenant is present at the time or not, and at other times not involving an
actual or apparent emergency, upon reasonable notice of a request for entry into the premises for
the purpose of making structural or other repairs as the Condominium may reasonably deem
necessary for the safety, convenience, and benefit of the residents of the Condominiun.

13. FINES AND PENALTIES: The Board may impose a fine, suspend voting rights, or
suspend or limit the right of use of the general common elements as permitted by the laws of
Maryland and by the Declaration, the By-Laws, and the House Rules and Regulations of the
Condominium against Landlord or Tenant for a violation thereof by Landlord or Tenant. A
violation of the governing documents of the Condominium by Landlord or by Tenant shall be
deemed a violation of the Lease and shall constitute authorization to the condominium, acting by
and through its Board or the Board’s nominee (including the managing agent) to enforce the
eviction of the Tenant as provided by the terms of the governing documents of the
Condominium, including applicable provisions of its rules and regulations.

14. DEFAULT BY LANDLORD: Landlord and Tenant agree that (a) in the event Landlord
defaults in the payment of any regular or special assessments, fees, fines and other expenses due
and payable to the Condominium by Landlord, the Condominium, through its Board of Directors
or managing agent, is hereby authorized to collect directly from Tenant all rental payments and
other monies payable to Landlord by Tenant, until such time as the Condominium is paid all
accrued and unpaid regular and special assessments, fees, fines, and other expenses that are due
it from Landlord; and (b) Landlord, upon such default herein referred to, does hereby sell,
assign, and transfer to the condominium all of the rents and other monies now due or that
subsequently may arise, issue, or become due from Tenant, until such time as the Condominium
is fully paid for all sums due it from Landlord; and (¢) Landlord and Tenant do hereby consent to
the execution and delivery of the assignment made herein and do hereby appoint and recognize
the Condominium as the true and lawful attorney-in-fact for Landlord, with full powers of
substitution, to collect and receive from Tenant such sums as are due the Condominium from
Landlord; and (d) Tenant, upon notice from the Condominium of such default on the part of
Landlord, will promptly pay the Condominium all sums otherwise due, or that become due, to
Landlord under this Lease, in conformity with this Section 14.

15. BINDING ON SUCCESSORS AND ASSIGNS: The Mandatory Lease Provisions set
forth herein shall be binding upon the heirs, personal representatives, and successors and assigns,
as the case may be, of Landlord and Tenant.

16. CONFLICT OF PROVISIONS: In the cvent of a conflict between sections of the
Mandatory Lease Provisions and those of the Lease, the sections of the Mandatory Lease
Provisions shall be controlling, and the provisions of both shall, where permissible by their
terms, be interpreted so as to promote the safety, welfare, and convenience of the residents of the
Condominium,

IN WITNESS WHEREOF, the undersigned parties, intending to be bound hereby, have executed
these Mandatory Lease Provisions under seal as of this day of ,20
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ATTEST

Landlord

Landlord

Tenant

Tenant
04/97

4 pages
Effective 5/1/97
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HIGHFIELD HOUSE CONDOMINIUM, INC.
STORAGE LOCKER RULES AND REGULATIONS
Effective November 1, 1992

1. AUTHORITY:

Storage lockers are a part of the general cominion elements of Highfield House Condominium
(hereinafter known as the “Condominium™). The Council, acting through its Board of Directors
pursuant to Article XVII of the Condominium By Laws, may adopt such rules and regulations
for the use of storage lockers as it deems appropriate.

2. WHO MAY USE STORAGE LOCKERS:

Only the unit owner, or any resident member of the unit owner’s family may use a storage locker
under these Rules and Regulations; except that a unit owner may allow a tenant, or any resident
member of the tenant’s family who occupies the unit owner’s Condominium unit to use a storage
locker.

A unit owner or tenant may use no more than one storage locker for each unit owned.

3. MISCELLANEOUS PROVISIONS:

The Storage Locker Rules and Regulations shall be applicable to all unit owners, their families,
and tenants.

Use of the storage lockers is limited to the unit owners and residents of the Condominium.

Loss of or damage to property left in the storage lockers shall be the responsibility of the user
and not the responsibility of the Council.

The aisles in the storage locker area will be kept unobstructed at all times.

No hazardous or flammable materials may be stored in the storage lockers.

No food or other perishable items may be stored in the storage lockers.

Unit owners or their tenants are responsible for providing a lock for their storage locker.

4. EFFECTIVE DATE: These Rules and Regulations shall take effect on November 1, 1992, and
shall on that date supersede all prior storage locker rules and regulations that were in effect prior

to that date and all amendments thereto that were in effect prior to November 1, 1992,

These Rules and Regulations were adopted under Section 11-111 of the Maryland Condominium
Act.
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HIGHFIELD HOUSE CONDOMINIUM, INC.
PARKING GARAGE RULES AND REGULATIONS
Effective November 1, 1992

1. AUTHORITY:

The parking garage is a part of the general common elements of Highfield House Condominium
(hereinafter known as the "Condominium"). The Council, acting through its Board of Directors
pursuant to Article XV of the Condominium By Laws, may adopt such rules and regulations for
the use of the parking garage as it deems appropriate and assess such charges as it deems
appropriate for its use to offset the operating expenses of the parking garage.

3. WAITING LIST OF OWNERS REQUESTING A PARKING SPACE IN THE
GARAGE:

The Council shall maintain a waiting list containing a list of the names and unit numbers of all
unit owners who do not have, but who wish to obtain, the use of a space.

Any unit owner who wishes to he placed on this waiting list shall make a written request
containing the date the request is made and the name and unit number of the person or entity
making the request.

The request for a place on this list shall be submitted to the Building Manager of the
Condominium who will countersign it and enter the date and the time it was received. The
original of the request shall be kept on file in the office of the Building Manager at 4000 N.
Charles Street, Baltimore, Maryland 21218, or at such other place as the Board of Directors shall
from time to time direct. The unit owner, at the time the request is made, shall be given a true
copy of the countersigned request as a receipt. No space shall be leased to any unit owner unless
a written request has first been filed by the unit owner. A pro forma request is attached to these
Rules and Regulations and is by reference incorporated herein.

A unit owner who, at the time of filing a request for a place on this list, owes the Council for
unpaid assessments or other charges of whatever kind shall be ineligible for placement on such
list.

The order of priority for the leasing of parking garage spaces as they become available shall be
determined solely on the basis of the chronological order of requests filed for parking spaces. A
unit owner must respond to the offer of a space within fourteen calendar days of the date the
offer is made by way of First Class Mail using a Certificate of Mailing. If there is no response,
the space will offered to the next person on the waiting list. If a unit owner rejects the offered
space, the next person on the list will be offered the space.
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Upon request, this list shall be made available by the Building Manager at the Building
Manager’s office to any unit owner for his or her examination during regular business hours, and
shall from time to time be posted on the bulletin board as directed by the Board of Directors.

A unit owner’s name shall be removed from this list upon the occurrence of anyone or more of
the following conditions:

1. The unit owner obtains the use of a parking space.

2. The unit owner requests in writing that his or her name be removed from the list.

3. Title to the owner's unit is transferred or conveyed to a third party, by whatever
imeans.

4. The unit owners becomes more than 30 days delinquent in the payment of any
periodic installment of annual or special Condominium assessments (including
parking garage assessments) or other charges of whatever kind.

A unit owner who is removed from this list under Section 3.g.il. may request at any time
thereafter that his or her name be again placed on the waiting list in the manner provided in
Section 3.b., except that the order of priority for that unit owner to obtain a parking space shall
be as of the date of such unit owner's reapplication and not as of any earlier date that the name of
the unit owner was placed on the waiting list. A unit owner who is removed from the waiting list
under Section 3.g.iv. shall be cligible for reinstatement on the waiting list in the manner provided
in Section 3.b. when the delinquency causing such removal therefrom has been completely
cured, except that the order of priority for that unit owner to obtain a parking space shall be as of
the date of such unit owner's reapplication and not as of any earlier date that the name of the unit
owner was placed on the waiting list.

4. LEASES:

The use by any unit owner of any parking garage space shall be subject to these Parking Garage
Rules and Regulations and to the terms and conditions of the Lease Agreement, a pro forma
copy of which is attached to these Rules and Regulations and is by reference incorporated herein.
Unit owners shall sign a separate Lease Agreement for each such space leased to such unit
OWner.

No parking garage space shall be made available to any unit owner until a Lease Agreement has
been entered into by the unit owner with the Council with a conformed copy of such Lease
Agreement being filed with the Council.

All Lease Agreements for parking garage spaces shall be only by and between the owners of
condominium units and the Council, and shall be signed by each person or on behalf of any
entity whose name appears as a unit owner on the deed of record to such condominium unit.
Grounds for the termination of any Lease Agreement between a unit owner and the Council shall
be anyone or more of the following:

1. Failure to pay an installment of any Condominium assessment, whether annual or

special, within the grace period established by the Council for such assessment to be
paid.
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2. Violation of these Parking Garage Rule and Regulations, the terms of the parking
Lease Agreement, or of the Condominium Declaration, By Laws or other rules and
regulations of the Condominium.

In addition to other remedies for the collection of delinquent parking space rentals, such rental
payments shall be deemed collectible by the Council through the same lien procedures of
Maryland law and in the Condominium Declaration and By Laws that are applicable to annual or
special assessments levied by the Council against condominium units. Such remedies shall be
cumulative and not mutually exclusive in their exercise by the Council.

Unit owners who are currently using a garage parking space, and who are at the beginning of the
option period referred to in this paragraph f, paid current on all assessments or other charges of
whatever kind due the Council, shall have the option to enter into a Lease Agreement with the
Council for the parking space they are currently using at the then prevailing monthly rent. Such
option to lease shall be effective for the period beginning on the date these Rules and
Regulations are approved and ending 30 days after the effective date thereof, If a unit owner
does not, within the stated option period, enter into a Lease Agreement with the Council for the
parking garage space he or she is currently using, such unit owner shall vacate the space no later
than the last day of said option period, and the space shall be offered to another unit owner.

The Council, in its administration of the parking garage area, may from time to time substitute
other parking spaces for those that were first assigned to unit owners when Lease Agreements
were entered into by the Council pursuant to these Rules and Regulations.

A unit owner may terminate any Lease Agreement upon mailing to the Council written notice of
his or her intention to do so by certified mail, return receipt requested. Such notice shall be
effective on the last day of the next calendar month after being received by the Council. Any
such notice to terminate the Lease Agreement shall not cancel, modify or otherwise effect the
obligations and responsibilities of such unit owner under the Condominium Declaration, By
Laws and Rules and Regulations (including these Parking Garage Rules and Regulations).

5. SPACES PER UNIT:

No unit owner shall have the use under a Parking Lease Agreement of more than one parking
garage space for each unit owned, until all unit owners on the Council’s waiting list have had the
option to lease a parking space. When there are unit owners leasing more than one space for cach
unit owned and a unit owner with no parking space requests a space, the unit owner who began
to lease a second space most recently will relinquish the second space. If it is not possible to
determine the dates that unit owners leasing more than one space per unit began to lease their
second space, the requirement to relinquish will be determined by lottery.

6. WHO MAY USE PARKING SPACES:

Only the unit owner (or any resident member of the unit owner’s family, or a visiting guest of the
unit owner) may use the garage parking space that is leased to the unit owner under these Rules
and Regulations; except that a unit owner may allow his tenant (or any resident member of the
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tenant’s family, or a visiting guest of the tenant) who occupies the unit owner’s Condominium
unit under a lease that has been filed with the Council to use such parking space.

A unit owner who permits his or her tenant to use the unit owner’s parking space shall remain
liable to the Council for the payment of all rentals due under the Lease Agreement between such
unit owner and the Council.

When a unit owner or his or her tenant terminates the use by the tenant of a parking space under
a Lease Agreement with the unit owner, the rights and obligations of the tenant shall revert to the

unit owner.

7. MISCELLANEOUS PROVISIONS:

No repair of vehicles, except emergency repairs, shall be made at any time in the parking garage
area.

Excessive discharges of oil and grease shall be promptly corrected after notification has been
mailed in writing to the unit owner leasing the space.

No vehicles shall be parked in the garage area, if such vehicles interfere with the operation of the
garage or with any other person's use of a parking space. Non-functioning or improperly licensed
vehicles, vehicles that are not registered with the Council, and boats and other property of
whatever kind (except authorized vehicles) shall not be permitted in the parking garage area.
Safe speed limits, not exceeding five miles per hour, shall be maintained while drivers are
entering or leaving the parking garage area.

Every unit owner shall provide in writing such information as may reasonably be requested by
the Board of Directors in connection with any vehicle that is parked in the parking garage area
under a Parking Lease Agreement. The information to be provided hereunder shall be accurate
and shall be kept current by the unit owner, and the submission of same shall be a precondition
to the initial and continuing effectiveness of any Parking Lease Agreement of a parking garage
space.

The use of the parking garage area by any unit owner, a unit owner's family, visitors, tenants,
agents or employees shall be at the user's sole risk. Unit owners shall give the Building Manager
or, in the Building Manager's absence, the garage attendant, advance notice of the use of parking
spaces of unit owners by their visiting guests.

Loss of, or damage to, property left in any vehicle parked in the parking garage area shall be the
responsibility of the user and shall not be that of the Condominium.

Keys to the door and ignition of any vehicle parked in the garage area shall be made available to
the Council at all times. No Parking Lease Agreement shail be deemed to have taken effect until
the keys to the vehicle have been provided by the unit owner entering into a Lease Agreement
with the Condominium.

Page 27 1730110



PARKING GARAGE

The ramp approaches to the garage area will be kept unobstructed at all times.

Tow away signs shall be posted by the Council and shall be strictly enforced. Any violation of
these Parking Garage Rules and Regulations or a Parking Lease Agreement shall be cause for
having the vehicle towed from the garage parking area to an outside garage (the name. telephone
number and location of which shall be posted in the garage). Written notice, in the absence of an
emergency or immediate danger, shall he mailed to the unit owner when such removal of his or
her vehicle is pending; otherwise, the Council may contact the unit owner by telephone or any
other reasonable means to advise him or her of the pending removal of the vehicle.

The Parking Garage Rules and Regulations shall be applicable to all unit owners, their families,
tenants, visitors, agents and employees during their use of the garage parking area.

If any provision of these Rules and Regulations, or any application thereof to any person or
circumstance, is held invalid, that invalidity shall not affect other provisions or applications of
these Rules and Regulations which can be given effect without the invalid provision or
application; to this end, the provisions of these Rules and Regulations are declared to be
severable.

3. EFFECTIVE DATE:

These Rules and Regulations shall take effect on November I, 1992. and shall supersede all prior

parking rules and regulations and all amendments thereto that were in effect prior to November
1, 1992.
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HIGHFIELD HOUSE CONDOMINIUM

PARKING LEASE AGREEMENT

THIS PARKING LEASE AGREEMENT (hereinafter referred to as “Lease Agreement”) is made
this  dayof,20 | by and between HIGHFIELD HOUSE CONDOMINIUM, INC” a
Maryland Corporation (heveinafter referved to as “Lessor”), and , unit owner

(hereinafter known as “Tenant™).

WHEREAS, the Lessor has the duty and authority to maintain the conumon elements, including
the parking garage, of the Highfield House Condominium (hereinafter referred to as
“Condominium”), located in the City of Baltimore, State of Maryland; and

WHEREAS, Tenant is the owner of unit number within the Condominium (hereinafter
referred to as the “unit™); and

WHEREAS, pursvuant to Article XV of the By-Laws of Lessor, Lessor is authorized to grant
leases to unit owners for parking spaces within the Condominium’s parking garage; and

WHEREAS, the parties desire to enter into this Lease Agreement so as to allow Tenant to use a
parking space, said space being located within the Condominium’s parking garage, subject to the
terms and conditions contained in this Lease Agreement.

WITNESSETH: That in consideration of the rents and of the covenants herein contained, an in
further consideration of Tenant’s covenant to comply with the Lessor’s Parking Garage Rules
and Regulations, Lessor hereby leases to Tenant and Tenant rents from Lessor, one parking
space in the Condominium parking garage subject to the following:

The term of this Lease Agreement shall be one (1) month, which term shall automatically renew
month to month during the time the Tenant remains the owner of the unit, provided Tenant
remains in compliance with all of the terms and conditions of this Lease Agreement, and with all
terms of the Condominium’s Declaration, Bylaws and Rules and Regulations, including the
Lessor’s Parking Garage Rules and Regulations (hereinafter referred to in the collective as the
“Governing Documents”), as from time to time amended. During the term of this Lease
Agreement, Lessor shall permit Tenant to use parking space number in the parking garage
located at 4000 North Charles Street, Baltimore City, Maryland (hereinafter referred to as
“Parking Garage”); provided, that Lessor, in the administration of the Parking Garage, may from
time to time substitute another parking space for the space herein designated.

If Tenant, at any time, should not be in compliance with this Lease Agreement or with the
Governing Documents, Lessor may terminate this Lease Agreement upon mailing to Tenant not
less than thirty days prior written notice of Lessor’s intention to do so, such notice to be sent by
certified mail, return receipt requested.
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The use by Tenant of the Parking Garage shall be in common with the use by other Unit Owners
and occupants of the Condominium, and such other persons, if any, as may be authorized by
Lessor to use the Parking Garage.

The use by Tenant of the Parking Garage shall be subject to and in conformance with all parking,
speed and general nse regulations approved from time to time by the Lessor’s Board of Directors
for the operation of the Parking Garage which have been posted or otherwise provided to Tenant.
The use by Tenant of the Parking Garage shall be subject to the direction of Lessor’s authorized
personnel who are responsible for its day-to-day supervision.

Tenant acknowledges having received a copy of the Governing Documents and that the Tenant
has read, understands and agrees to be bound by, each of the same.

Tenant agrees to pay a garage rental fee (hereinafter sometimes referred to interchangeably as
"rental" or "rental fee") of $ per month for the use of the parking space designated in this
Lease Agreement. The rental shall be payable in advance on the first day of each month, without

notice for the payment thereof, and without any set-off, deduction or demand being made by
Lessor for the same.

The garage rental fee may from time to time be modified by Lessor upon mailing a notice to the
Tenant 60 days in advance by First Class Mail using a Certificate of Mailing.

Tenant's failure to pay any periodic installment of any garage rental fee or of any other charge or
assessment, whether annual or special, assessed against Tenant's Unit by the Condominium
within the grace period established by the Condominium for the payment of same, shall be
deemed a default under this Lease Agreement, so as to permit Lessor to terminate this Lease
Agreement. No termination of this Lease Agreement shall cancel, modify or otherwise affect the
obligations and responsibilities of Tenant that have accrued under any of the terms and
conditions of the Governing Documents.

Lessor shall not be obligated to accept any payment of garage rental fees under this Lease
Agreement for any month in which an instaliment payment for a Condominium assessment on
Tenant's unit, or any other charge owed by the Tenant to the Lessor, has not been paid.
Rental fees paid pursuant to this Lease Agreement shall be deemed assessments and shall be
collectible by the Condominium through the same lien procedures of Maryland law and in the
Governing Documents that are applicable to annual or special assessments levied by the
Condominium against Condominium Units.

Tenant may terminate this Lease Agreement upon mailing the Condominium written notice of
Tenant's intention to do so by certified mail, return receipt requested. Such notice shall take
effect at the end of the calendar month immediately following the date Tenant mails such notice.
Such notice shall not cancel, modify or otherwise' ‘ct the obligations or the responsibilities of
Tenant under the Governing Documents.

The use of the parking garage by Tenant, Tenant's family, tenant, visitors, agents or employees
shall be at the user's sole risk.
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In Tenant's use of the Parking Garage Tenant agrees:

1.

2.

- O

Not to make any repairs on Tenant's vehicle, other than emergency repairs, at any
time.

To correct promptly excessive discharges of oil and grease from Tenant's vehicle,
after being mailed a notice of same.

Not to park any non-functioning or improperly licensed vehicle or any vehicle not
properly registered with the Condominium, or any boat or other property (except
Tenant's authorized vehicle) of whatever kind.

Not to park any vehicle in the parking garage if doing so interferes with the
operations of the garage or with the use of another Tenant's space.

To enter and leave the garage at all times at a speed not exceeding five miles per
hour.

To provide Lessor in writing with such information as may reasonably be requested
by Lessor's Board of Directors in connection with Tenant's parked vehicle, in order
that Lessor may have accurate and current data needed to administer the parking
garage in an orderly manner.

To be solely responsible for loss or damage to property left by Tenant in Tenant's
vehicle.

To provide Lessor with a key to the door and ignition of Tenant's vehicle.

To keep the ramp approaches to the garage unobstructed at all times.

. To abide by all other existing and future parking rules and regulations as

implemented by Lessor.

Tenant does hereby grant to Lessor a lien on Tenant’s vehicle or other property for the payment
of any rental fee, and said lien may be enforced by Lessor in the same manner as such liens may
be enforced by garage keepers under applicable laws of the City of Baltimore and State of
Maryland. Tenant does hereby irrevocably constitute and appoint Lessor as Tenant’s attorney-in-
fact to remove any vehicle or other property parked or stored in violation of this Lease
Agreement, and to store the same at the expense of Tenant in such place or places as Lessor, in
its sole discretion, shall deem proper.

This Lease Agreement permits Tenant to park either of the following vehicles in the designated
parking space:

Vehicle Titled to:

License Plate No.: Mode!l and Color:
Vehicle I.D. No.: Permit No.:
OR

Vehicle Titled to:
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License Plate No.: Model and Color;

Vehicle I.D, No.: Permit No.:

During the term of this Lease Agreement, Tenant agrees to display in the vehicles authorized to
park in the Parking Garage such valid parking permit as the Lessor shall from time to time issue
to Tenant.

IN WITNESS WHEREOF, the parties hereto have set their hands and seals the day and year first
above written.

WITNESS/ATTEST HIGHFIELD HOUSE CONDOMINIUM, INC.
By: (SEAL)
Authorized Agent, Lessor

(SEAL)

Tenant
(SEAL)

Tenant
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HIGHFIELD HOUSE CONDOMINIUM
REQUEST AND RECEIPT FOR A SPACE IN THE PARKING GARAGE

This will acknowledge that subject to the Parking Garage Rules and Regulations of Highfield
House Condominium, the undersigned owner(s) of Condominium unit number

request the listing of their names on the garage parking waiting list for the Parking Garage
located at 4000 North Charles Street, Baltimore City, Maryland, on the date and time noted

below, and that the name(s) of said Owner(s) has/have been listed on such waiting list as of such
date and time,

2

Unit Owner

Unit Owner

Date Received:

Time Received:

HIGHFIELD HOUSE CONDOMINIUM

By:
Building Manager
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PARKING GARAGE

HIGHFIELD HOUSE CONDOMINIUM
REQUEST AND RECEIPT FOR A DIFFERENT SPACE IN THE PARKING GARAGE

This will acknowledge that subject to the Parking Garage Rules and Regulations of Highfield
House Condominium, the undersigned owner(s) of Condominium unit number

request the listing of their names on the different space waiting list for the Parking Garage
located at 4000 North Charles Street, Baltimore City, Maryland, on the date and time noted
below, and that the name(s) of said Owner(s) has/have been listed on such waiting list as of such
date and time.

2

Unit Owner

Unit Owner

Date Received: Time Received:

HIGHFIELD HOUSE CONDOMINIUM

By:
Building Manager
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Highfield House
Condom

Inium

Temporary Coupon

REAL ESTATE
MANAGEMENT



—K
WPM

REAL ESTATE
MANAGEMENT Highfield House Condominium, Inc.

Temporary Coupon
Please refer to the resale disclosure certificate for monthly assessment amount

PAYMENT IS DUE - First day of each month

THE MAILING ADDRESS FOR THIS PAYMENT IS AS FOLLOWS:

Highfield House Condominium, Inc.
c/o WPM Real Estate Management
11433 Cronridge Drive
Owings Mills, MD 21117

PLEASE TEAR-OFF AND RETURN WITH PAYMENT

COUPON

AMOUNT ENCLOSED:

NAME:

UNIT ADDRESS:

HOME PHONE:

WORK PHONE:

CELL PHONE:

EMAIL:

1433 Crontidge Drive | Owings Mills, MD 21117 | [443,796.7400 Phone | 443.796.7188 Fax | wpmilc.com e

1
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