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FIX BUILDING

HOMEOWNERS ASSOCIATION
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*Updated January 2006
Fix Building ‑ Resident Manual

The Building Condominiums consist of 32 units. All of the units are privately owned and many are owner‑occupied.

NOISE: SPECIAL ATTENTION SHALL BE GIVEN TO NOISE CONTROL DURING THE HOURS OF 10:00 P.M. THROUGH 8:00 A.M. 

Volume of voices, radios, TV and stereo sets, musical instruments (no electrically amplified instruments) and all other sources of noise shall be kept at a reasonable level at all times to avoid disturbing others.

This building's charm and structural advantages result from broadspan wood construction which makes the building warm and flexible, but also causes it to resonate much like the sounding board of a piano or violin, thus, transferring sound easily throughout. A sound absorbing buffer between sound systems and wherever it contacts the building is suggested. Those units with roof gardens and decks in the inner courtyard where sound is naturally amplified should avoid disturbing other residents in the warmer months when windows are open. Operation of noisy appliances should be avoided during the hours noted above.

MANAGEMENT COMPANY:

The Pioneer Square Management Company manages the Fix Building Condominiums on behalf of the Fix Building Homeowners Association. Hours are 9 AM to 5 PM Monday to Friday.

PSCM                                        Kathleen and Thor Albro

P O Box 4696

Seattle, WA 98194 - 0696

(206) 713 6181

(425) 671 0469 (fax)

MOVE‑INS AND MOVE‑OUTS:

Please fill out the attached Residential Move‑in form. Please note that only the Alaskan Way entrance may be used for any and all move‑in l outs and any deliveries using hand trucks.

A Move‑In/Registration fee of $200.00 will be assessed whenever a change of occupancy occurs. The fee shall be the responsibility of the affected condominium owner and must be paid within fourteen (14) days in order to avoid the assessment of late fees.

 The elevator cannot be shut off with a key and will shut down easily when the doors are blocked. Please load small quantities quickly into the elevator and do the same when unloading.

TRASH:

There is a trash chute on each floor. The doors are self‑locking with keyed access to the building's entry key. The recycling area is located in the trash room on the Alaskan Way side of the building and may be unlocked with the building entrance key.

LAUNDRY ROOM:

The laundry room is located on the third floor, and requires a separate key. Should you need a key, please contact the PSCM.  Key replacements are $25.00.
STORAGE:

One (1) storage locker is available for each residential condominium owner. The storage lockers are located on the 1st and 2nd floors of the building. Responsibility for locking the individual lockers lies with the homeowners, Please remember that the storage of flammable materials, chemicals, etc. is prohibited.

MAILBOXES:
Mailboxes are located in the common area foyer on the 4th floor of the Fix. Maintenance of mailbox locks are the owner’s responsibility.
RULES AND REGULATIONS:

A copy of the Association's Rules and Regulations are included in this manual. Please pay special attention to keeping TV and stereo sound levels low. All Rules and Regulations are strictly enforced.

SECURITY:

For any security related incidents, please call 911. This includes reporting for transients who may loiter on the Alaskan Way entrance and sidewalk.  The police need to hear the number of 911 calls made so they can increase their policing of this area. That is the only way they beef up their surveillance to any area. For other security incidents (i.e. noise complaints), you may contact PSCM whose office is open 9:00 a.m. to 5:00 p.m. Monday through Friday.

Do not block or leave open the Fix corridor doors or entrance doors for security and safety reasons. 

LOCKOUTS:

Please contact the condominium owner or a locksmith.  If the property manager is called upon to assist, the cost will be no less than $50.00 per occurrence during the hours of 8AM-5PM Monday through Friday and no less than $100.00 after hours and on weekends plus travel costs if necessary. 
SMOKING POLICY:


The Fix Building is a non-smoking building.  Approved smoking areas are the Alaskan Way garden area ( please do not litter) and only residents on the sixth floor may smoke outside on their roof decks.

PUBLIC OPEN HOUSES AND TOURS:

Please notify the Fix H.O.A. Board of Directors 10 business days in advance for approval of plans for public open houses or architectural tours because of security and safety issues.  



OTHER POLICIES
HOUSE RULES

The term "Declaration", as used in these House Rules, refers to the document entitled "Declaration and Covenants, Conditions‑ Restrictions and Reservations for The Fix Building‑A Condominium", a copy of which was furnished to each owner at the time of purchase.

The following House Rules are for the purpose of promoting harmonious living at the Fix Building Condominiums. Cooperation of all owners, lessees and guests is requested. FAILURE TO COMPLY WITH THE FOLLOWING RULES COULD RESULT IN FINES LEVIED ON THE OWNERS BY THE ASSOCIATION.

1.
GENERAL
A.
Owners leasing or lending their units shall advise occupants of these House Rules and the lease or rental agreement shall include them as a condition of residency. Owners leasing or lending their unit(s) are responsible for the conduct of the occupants of said unit(s). Owners are required to provide a copy of their lease agreement with each tenant to the Property Manager as required.
B.
A $200.00 fee will be levied for all changes in occupancy. Financial responsibility for this fee rests with the owner and is to be paid to the Property Manager within fourteen (14) days of occupancy. Past due accounts shall be subject to late fees.

C.
Owners/lessees are responsible at all times for the reasonable conduct of their family members and guests. Parents are responsible at all times for the conduct of their children.

D.
Owners/lessees are to notify the Property Manager of the name, address and telephone number of the persons and/or physician to be notified in the event of an emergency.

E. Any significant communication or complaint should be registered in writing and directed to the Board for prompt and responsible action. Owners who wish to attend a particular Board meeting in order to present a subject should communicate their request to attend in writing to insure that their name is placed on the agenda. This should be done at least one (1) week prior to a scheduled meeting of the Board of Directors. 

F.
 Activities by owners/lessees or by their respective children, pets and guests causing damage to other units or any common area are prohibited. Any such damage shall be the financial responsibility of the condominium owner. 

G.   No activity shall be carried on in any unit or common area which may be or may become an annoyance or nuisance to owners/occupants.

H.
NOISE: SPECIAL ATTENTION SHALL BE GIVEN TO NOISE CONTROL DURING THE


HOURS OF 10:00 P.M. THROUGH 8 A.M.Volume of voices, radios, TV and stereo sets, musical instruments (no electrically amplified instruments) and all other sources of noise shall be kept at a reasonable level at all times to avoid disturbing others.

This building's charm and structural advantages result from broadspan wood construction which makes the building warm and flexible, but also causes it to resonate much like the sounding board of a piano or violin, thus, transferring sound easily throughout. A sound absorbing buffer between sound systems and wherever it contacts the building is suggested. Those units with roof gardens and decks in the inner courtyard where sound is naturally amplified should avoid disturbing other residents in the warmer months when windows are open. Operation of noisy appliances should be avoided during the hours noted above.

2.        SHARED COMMON AREAS ‑ The Shared Common Areas (SCAs) consist of those areas used in common with the owners and tenants of the Madore Building as well as with the owners and residents of the Fix Building. Those areas include the building entrances, elevator and elevator lobbies, stairwells, roof access, public restrooms, main trash room, etc. The following rules apply to all users of the Shared Common Areas, whether owners, guests, residents or tenants of the Madore and Fix Buildings.

A.
Owners are responsible at all times for the conduct of their renters, lessees, family members, guests, invitees, employees, contractors and vendors.

B.
Owners of the Madore Buildings will instruct the Madore Building tenants, their guests and

invitees, employees and contractors, INCLUDING the Madore Building janitorial contractor to exercise due care in the use of the elevator, public restrooms, trash room and all other SharedCommon Areas. The costs of repairs and excessive maintenance resulting from the careless use and abuse of the Shared Common Areas will be the sole responsibility of the building owners.

C.
Roof Access: Except for the maintenance and repairs by Owners' maintenance personnel


and/or contractors of the Fix and Madore Buildings roofs, HVAC systems, etc. no access to


the roof is ever permitted.  Therefore, access to the roof for special events such as viewing fireworks or Seafair celebrations will not, under any circumstances, be permitted. There shall be no exception to the rule.
D.
Trash Disposal and Trash Room Maintenance: Owners of the Madore building shall instruct their tenants, maintenance personnel, contractors and any other persons having access to the trash room, in the proper, neat and sanitary disposal of the trash generated by the Madore Building. If the Fix Building maintenance personnel is called upon to clear and clean the areas used for the storage of the Madore Building trash containers or trash left carelessly in the trash room, the cost of such additional labor shall be the sole responsibility of the Madore Building owners.

In addition, the Madore Building tenants, personnel and janitorial contractor will ensure that trash is contained in such a way as to not drip and spill onto the Shared Common Area hallways and elevator floors. Failure to do so will result in additional costs for the Madore Building owners.

The trash room may never be used for the storage of any materials other than properly contained trash bags which are to be deposited in their proper containers. Items such as refrigerators, stoves, bedding and other personal items of this nature are strictly prohibited. Any items left next to andlor outside their proper containers shall be removed, without notice, at the owners' sole cost and expense.

3.        LAUNDRY ROOM

A.  Owners and Residents using the Laundry Room should abide by Rule I.H. above.

B.  General cleanliness of the Laundry Room should be maintained by the users.

C.
No cleaning with flammable materials or dyeing of clothes in the washing machines will be

      permitted.

D.  The Laundry Room may not be used for storage or as play areas.

4.        PETS

A. Unattended pets are prohibited in the common areas of the property.

B. All pets must be registered with the Property Manager and no dogs over 40lbs are allowed to live in the building.

C. Dogs and cats shall be taken off the condominium premises for "relief trips" and shall be

      prohibited from creating a nuisance in the common areas and the limited common areas. 
D.  Owners are responsible for cleaning up after their pets. Dog owners are prohibited from           walking their pets in any landscaped area or in any other planted areas.

E.  Dogs must be on leashes at all times while in the common areas.

F. Anyone who allows his/her dog to run free and/or fails to clean up after his/her animal at          the Fix Building shall be subject to fines as outlined in the Fine and Fee Schedule of these House Rules.

G. The Board is authorized by the Declaration to require permanent removal from the 

       premises of any animal which it finds is unreasonably disturbing to owners and residents.

5.      USE OF B‑B‑Qs

A.
Only electric and gas B‑B‑Qs are allowed on the decks. Use of lighter fluid is strictly


prohibited.

B.
B‑B‑Qs, hibachis, etc. must be placed on a board or other hard surface in order to protect

      the deck surface.

6.      ARCHITECTURAL UNIFORMITY

A. Limited Common Area Alterations ‑ Owners may not modify, paint or otherwise decorate or     in any way alter their respective limited common areas without prior approval of the Board.

B.
Exterior Appearance Alterations ‑ In order to preserve a uniform exterior appearance to the

buildings, the Board shall require and provide for the painting of the buildings and/or decks 
and prescribe the type and color of paint and shall prohibit, require or regulate any modification or decoration of the buildings, decks or other limited common areas. This power of the Board extends to screens, doors, awnings, rails or other visible portions of each apartment and apartment building (see Declaration),

C.
Common Area Alterations ‑ Nothing shall be altered or constructed in or removed from the


common areas except upon the written consent of the Board and after procedures required


herein or required by law have been complied with.

7.      PROPOSALS FOR ALTERATIONS OR CONSTRUCTION PROCEDURE

A. Any proposals for alterations to limited common areas, and/or exterior appearance, and/or interior areas which may affect the structure of other units (e.g., removal of an interior bearing walls and including, but not limited to, modifications of electrical service, wiring, plumbing and drainage must be submitted to the Board in writing accompanied by an architect's or contractor's sketch of the proposed alterations and certification that the appropriate permits have been obtained from the City of Seattle.

B.
Upon receipt of a proposal for alterations, if the Board deems it necessary, the Board, at its


discretion may hold an open meeting to discuss the proposed project.

C. The Board may, at its own discretion and Homeowners Association expense, elect to hire 

an independent architect to assist in judging the structural and aesthetic dimensions of the proposed change(s).

D.  The Board will make every effort to rule on a proposal within 45 days.  Should it be
impossible for the Board to make a decision within that time, the Board will notify the owner in writing of the reasons for the delay and specify the date by which a decision can be expected.

E.  All applicable Seattle City Code requirements must be met. After completion of the project, 

the  owner shall provide the board with written evidence that the alteration has passed the appropriate city inspections.
8.      CONSTRUCTION INSIDE CONDOMINIUM UNITS

Any construction related activity inside the condominiums shall require the posting of a notice five (5) days in advance on the bulletin board located near the elevator lobby at the Alaskan Way entrance. Said notice shall outline the duration of construction activities. No construction of any kind shall be permitted outside the following construction hours:

8:00 a.m. ‑ 5 p.m., Monday through Friday

In addition, no construction shall be permitted during holidays, including, but not limited to: New Year's Day, Memorial Day, Fourth of July Holiday, Labor Day, Thanksgiving, Christmas.

FLOOR POLICY:

The Fix Building floor policy is that the permitted floor covering will be wall to wall carpet or carpet like materials.  Any change from this policy will require board review and approval.  All changes that are approved will also require installation of accepted sound abatement.  
Guidelines for approved abatement materials follow.
Guidelines and Requirements for Hard Surfaced floor requests: 

1. A written request to the Fix Homeowner's Association Board of Directors is required by The Fix Declaration and Covenants, Conditions, Restrictions and Reservations for the Fix Building 11.3.2  for floor changes other than wall to wall carpet. Please describe the kind of floor material requested and your choice of approved sound abatement materials.* 

2. An essential requirement of any sound abatement system is to fill all openings with sound proof caulking - especially along the perimeter of the system where the walls and floor meet and where pipes go through the floor.  This is required and best to do before installation of the sound abatement material. 
3. Sound-control systems with higher ratings transmit less noise.  
A STC and IIC rating of at least 55 is required.  Please see format below to explain what STC and IIC stand for when considering your sound abatement material. 
  


    STC Sound Transmission Class. It is expressed as a numerical rating that applies 
    to airborne sounds such as those produced by the voice, radio, television etc. 

    IIC stands for Impact Insulation Class, which applies to impact noise transmitted 
    by walking, furniture movement or anything dropped on the floor. 

4.Sound abatement products are components of a total system. Sound abatement systems are designed for specific materials. Wood floors are required to be floating floors. 

*Approved sound abatement products when used with the total system: 

    1.  Super Soundproofing Mass Loaded Vinyl Noise Barrier & Super Seal Subfloor 

    2.  Durocoustic  5/16" (8mm) Sound Control Underlayment 
     
    3.  Cork 1/4

"  ( 6 mm ) 
     
    4.  Acousti-tech for floating floors tech 5000 or 7000 

    A handbook with additional information on these materials is available from the management company. 

5.  After written approval from the Fix H.O.A. Board, installation can commence. During the floor installation the Board requires the management company to review materials and installation procedures on site for the record. 
     
Tenants are not allowed to make any changes to any owner’s flooring.  Owners are responsible to get needed approval for any changes on behalf of tenant’s desires.

Non compliance with this policy will lead to owner fines assessed

APPLICANCE INSTALLATIONS:
Any new appliance that is installed in a unit should be a model that is a ‘quiet appliance’.  Most new appliances have this selling point.  If the unit is not a quiet unit, then sound abatement treatments is required to maintain quiet between as well as over and under other neighbors.
9.      OTHER

A.
Decks, patios and other limited common areas are not storage areas and should be kept free of clutter. The Property Manager, on behalf of he Board of Directors, shall have the right to define "clutter".

B.
Window Coverings: Except as may otherwise be authorized by the Board, all window coverings shall be white or beige tones and may consist of draperies, shutter, roman shades, levelor blinds or other devices as long as they conform to the above stated color requirements.

C.
Advertising: Visible advertising, whether in interior areas, limited common areas or common areas, is prohibited, with the following exceptions: Real Estate advertisement is permissible during any Open House period only.

D.
Sound Abatement: The Board of Directors may, after it determines that noise levels in one or more condominiums are unacceptable to adjacent owners and residents of the building, require that the owner(s) of said condominium(s) implement sound abatement measures in order to better insulate the condominium(s) against noise caused by media equipment, musical instruments, or other sources. The cost of the sound abatement work shall be the sole responsibility of the offending condominium owner.

10.     ADDITIONAL RULES

The Board may, from time, to time, adopt, amend, or remove these rules in order to facilitate management or operations, or to provide for situations not yet dealt with. Any such rules or regulations shall be furnished to each condominium owner in writing and may be rescinded by majority votes of the membership at any subsequent meetings of the Association.

11.     ORDINANCE AND STATUTES

Owners shall comply with all statutes, ordinances and requirements of all municipal, state and federal authorities now in force or which may hereafter be in force, pertaining to the use of the premises.

12.     GRIEVANCES

Grievances by any homeowner(s) may be submitted in writing and delivered to the Board. Early attention will be given to these matters. Homeowners reserve the right to admonish other homeowners or their guests if any when intolerable rule violations appear hostile to the homeowner's undivided interest in the common areas.  But formal actions should be made to the board beyond the initial admonition.
13.     PROXIES

 Proxies are to be given only to other owners.

14.     ENFORCEMENT


A.
It is the sole responsibility of each owner to know the terms and provisions of the Declaration of Condominium and the Bylaws of the Association. In addition, it is the sole responsibility of each owner to know the terms and provisions of these rules and regulations and any modifications of these rules and regulations. Each owner is obligated to fully advise any tenant or guest of any provision of the Declaration, Bylaws or Rules and Regulations which apply to the tenant or guest. These Rules and Regulations are provided as a supplement to the Declaration and Bylaws, but are not meant to relieve any owner from the obligation to know the terms and conditions of the Declaration and Bylaws. Owners shall comply with all statutes, ordinances and requirements of all municipal, state and federal authorities now in force or which may hereafter be in force, pertaining to the use of the Condominium.


B.
Each owner, tenant or occupant of a unit shall comply strictly with the provisions of the Declaration, Bylaws and Rules and Regulations of Fix Building Owners Association. The same may be lawfully amended from time to time, and with all decisions adopted pursuant to the Declaration and Bylaws and Rules and Regulations. Failure to comply shall be grounds for an action to recover sums due, damages, or injunctive relief, or any or all of them, maintainable by the Board, the Association's managing agent on its behalf, or by the aggrieved owner.

C .The Board of Directors, to enforce the Regulations, may levy a monetary fine in the amount of  up to $250 with the  second notice of violation and each subsequent violation.   Subsequent violations will be subject to fines or other appropriate action at the discretion of the Board. Such fine(s) shall be added to the monthly maintenance fee for the first month following the violation, and shall be enforceable in the same manner as is provided for the enforcement of maintenance fees.


D.
The Board may give written notice of the violation, and state a reasonable period of time for correcting the violation. If the violation is not corrected within the time stated, the Board can itself make the correction, and any costs incurred in connection wherewith shall be imposed on the unit owner and added to the monthly maintenance fee for the first month following the correction. Payment of such costs shall be enforced in the same manner as is provided for the enforcement of maintenance fees.


E.
Prior to enactment of either #C or #D listed above, the Board will give the owner involved notice and an opportunity to be heard as follows:

1. The Board will give the offending owner written notice of a hearing before the Board or 

    a specially appointed committee or representative regarding the proposed action or fine. 

    The notice shall include (a) a statement of the offense, (b) the proposed action and/or fine, 

   (c) the date, time and place of the hearing, and (d) whether testimony of the owner must 

    be oral, written, or both. The date of the hearing shall be at least five (5) days after notice

    is delivered.

2. At the hearing, the affected owner shall have the right to give testimony as outlined in        the notice, subject to reasonable rules of procedure established by the Board to assure

    a prompt and orderly resolution of the issue at hand.

3. Evidence presented at the hearing shall be considered in making the decision regarding fines or other enforcement action.

4. The affected owner shall be notified of the decision in the same manner in which notice of the meeting was given.


5.
In addition, the Board of Directors can take any other legal action appropriate or remedy or penalize a violation of these Rules, the Bylaws or the Condominium Declaration.


F.
In enforcing these rules, the Board of Directors may delegate its function(s), including the determination of whether a violation has occurred, and the remedy therefore, to an agent, including but not limited to a single, or group of, director(s) or officers, or the Property Manager.

G.
Owners shall be financially responsible for all damages caused by their tenants or guests, and for any fines imposed as the result of conduct on the part of their tenants, guests or invitees. Any charge for damages or fines shall be imposed against the unit, itself, in which the party responsible rented or was visiting, and shall be enforceable in the same manner as is provided for the enforcement of maintenance fees.
SCHEDULE OF FINES AND FEES

HOUSE RULE VIOLATION:    
 Warning letter followed by notice of second violation with a fine up to the amount of $250. A continuing violation is defined as each seven (7) day period during which the violation has not been corrected to the satisfaction of the Board of Directors. During that period of time, a fine in the amount of $10.00 per day shall accrue.

UNAUTHORIZED SIGNS:        
$10.00 per day until removed.

MOVE/IN FEE:

 $200.00 for any change in occupancy.  May be subject to late fees if Move‑In Fee is not paid within fourteen (14) days following occupancy.
LATE FEE:    
Homeowners Assessments are due in advance on the 1st day of each month. Payments not received at the office of the Property Management Company by the 10th of the month shall be delinquent and assessed a $25.00 late charge.
LOCKOUT FEES:

$50.00 per occurrence during hours of 8AM-5PM Monday through Friday and $100.00 after hours and weekends plus travel costs if necessary.
*Updated October 2005
