
COMMON INTEREST COMMUNITY (RCW 64.90) & CONDOMINIUM (RCW 64.34)
RESALE CERTIFICATE

Unit Number/Address: 15410 134th PL NE , Woodinville, WA 98072

Community Name: Hawthorne Condominium Association

Buyer: TBD

Instructions: This form or a statutory equivalent must be prepared by the association's officer or its authorized agent. It
cannot be prepared by the real estate broker. The preparer must answer each question and attach every exhibit listed.
The preparer must sign this certificate. If there is insufficient space to fully answer any question, or there is additional
information which would affect any answer, the preparer should include the additional information in Section 20
(Remarks).

A purchaser is not liable for any unpaid assessment or fee greater than the amount set forth below. A unit owner is not
liable to a purchaser for the failure or delay of the association to provide the certificate in a timely manner, but the
purchase contract is voidable by the purchaser until the certificate has been provided and for five days thereafter or until
conveyance, whichever occurs first.

The information is based on the books and records of the association and the actual knowledge of the preparer.

1. RIGHT OF FIRST REFUSAL / RESTRAINT ON ALIENATION:

There is not a right of first refusal or other restraint on the free alienability of the unit contained in the declaration.

2. ASSESSMENT:

(a) The assessment currently due for the unit is $548.23.

(b) Past due and unpaid Monthly assessments against the unit total $0.00.

(c) There are special assessments levied against the unit totaling $0.00, of which $0.00 is past due, and the
balance is payable:

3. DELINQUENT ASSESSMENTS:

As of 1/31/2021 (must be a date within the past 45 days) there are assessments against units in the association that
are past due over 30 days totaling: $4,755.36

4. DELINQUENT ASSOCIATION OBLIGATIONS:

As of (must be a date within the past 45 days) there are no monetary obligations of the association which are past
due over 30 days.

5. FEES:
The following fees are payable to the association by unit owners (check all that apply):

Fines for Violation of Rules: Late Payment: $50.00
Move-in / Move-out: $50.00 Resale Certificate: $275.00
Record Copying: Parking:

Storage: Use of Common Facilities:
Rental of Units: Other: Transfer Fee $85.00 Dollars

Additional Information regarding the fees above:
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6. ANTICIPATED EXPENDITURE, REPAIRS, AND REPLACEMENT COSTS:

a) There are reasonably anticipated expenditures, repairs, or replacement costs in excess of 5% of the
board-approved annual budget of the association, regardless of whether the unit owners are entitled to approve
such costs. The amount is for See the current budget.

b) The association has cash reserves for repairs and/or replacements as of 1/31/2021, totaling $1,441,977.87.

7. RESERVE STUDY:

The association does have a reserve study prepared in accordance with RCW 64.90 and RCW 64.34.

8. UNSATISFIED JUDGMENTS AND LEGAL ACTIONS:

There are no unsatisfied judgments against the association.

There are no legal actions in which the association is a party or claimant.

9. INSURANCE:

(a) The insurance broker or agent for the association's insurance policy is:
Name: Hub International Northwest
Agency: Hub International Northwest
Address:
Phone: 425-489-4500
Email: now.info@hubinternational.com

(b) Describe any insurance coverage carried by the association:

10. EXISTING USES, ALTERATIONS, OR IMPROVEMENTS:

The board has not given or received notice in a record that any existing uses, occupancies, alterations, or
improvements in or to the seller's unit or to the limited common elements allocated to that unit violate any provision
of the governing documents.

11. DECLARANT:

(a) There are 0 units in the association that are owned by the declarant.

(b) The declarant transferred control of the association to the unit owners on .

(c) The units are held as Fee Simple.

(d) Total Number of Units: 140

(e) Owner Occupied Units: 117

(f) Rental Units: 23 Offsite Address/Rental

(g) Does any entity own more than 10% of the units? No
If Yes, name the Owner(s) and the number of units they own:

12. ENVIRONMENTAL, HEALTH, AND BUILDING CODES:

The board has not received notice in a record from a governmental agency of any violation of environmental, health,
or building codes with respect to the seller's unit, to the limited common elements allocated to that unit, or any other
portion of the common interest community that has not been cured.

13. LEASEHOLD ESTATE:

There is no leasehold estate affecting the common interest community.
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14. RESTRICTIONS ON AMOUNTS UPON SALE:

There are no restrictions in the declaration affecting the amount that may be received by a unit owner upon sale.

15. PENDING SALE OR ENCUMBRANCE OF COMMON ELEMENTS:

There is no pending sale or encumbrance of common elements unless described here:

16. RESTRICTIONS ON USE, OCCUPANCY, AND LEASE:

There are no restrictions on the owner's right to use or occupy the unit or to lease the unit to another person.

17. AGE RESTRICTIONS:

There are no age-related occupancy restrictions affecting the common interest community.

18. WARRANTIES AND WARRANTY CLAIMS:

(a) The units are not covered by a qualified warranty.

(b) The common elements are not covered by a qualified warranty.

(c) Claims have not been made under the warranty.

19. EXHIBITS:

(a) Declaration, any amendments thereto, and the organizational documents.

(b) Association rules and regulations, and any amendments thereto.

(c) Minutes of board meetings and association meetings for the last 24 months, or as available from the association.

(d) Annual financial statement of the association, including the audit report if it has been prepared for the year
immediately preceding the current year.

(e) The most recent balance sheet and revenue and expense statement, if any, of the association.

(f) Current operating budget of the association.

(g) In a cooperative, an accountant's statement, if any is prepared, as to the deductibility for federal income tax
purposes by the unit owner of real estate taxes and interest paid by the association.

(h) The association's current reserve study is attached.

20. REMARKS:
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Date: 3/5/21

I certify under penalty of perjury that I am the Association Manager of the association. I am authorized to make this
certificate on behalf of the association. To the best of my knowledge and belief, the foregoing is true and correct.

Hawthorne Condominium Association
Association

By: Jordan Schafer
Preparer

I certify under penalty of perjury that, to the best of my knowledge and belief, the foregoing is true and correct.

___________________________________________
Unit Owner / Seller

Note: Buyer understands that the real estate broker(s), if any, has not researched this information and is not qualified to
advise on or interpret it. Buyer should seek independent legal, financial, and/or other professional counsel with any
questions or concerns.

I acknowledge receipt of the above Resale Certificate, including each of the exhibits listed.

____________________________________________
Buyer Date

____________________________________________
Buyer Date
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Neil E Ross
Authentisign Accepted Signature
This Signature was accepted by Neil E Ross on 3/7/2021 6:26:18 PM PST from the IpAddress: 50.35.65.207

Jennifer Palau
Authentisign Accepted Signature
This Signature was accepted by Jennifer Palau on 3/8/2021 8:35:22 AM PST from the IpAddress: 50.35.65.207



 

 

This version of the Rules and Regulations were passed by the Hawthorne Board of Directors on 5/27/2011. 

Hawthorne Condominium Association 

Community Rules and Regulations 
 

I. Authority and Purpose 
Whereas, Section 11.13 of the Declaration and Covenants, Conditions, Restrictions, and Reservations Hawthorne, A 

condominium expressly authorizes the Board or The Association membership to “pass, amend and revoke detailed, 

reasonable administrative Rules and Regulations, or ‘House Rules’ necessary or convenient from time to time to insure 

compliance with the general guidelines of the Article. Such House Rules shall be binding on all Unit Owners, lessees, guests 

and invitees upon adoptions by the Board of the Association.” 

Whereas the association requires certain rules and regulations in order to operate the association in a manner that will best 

maintain the value and integrity of the association. We are living in close association with our fellow residents and common 

courtesy dictates that our actions not infringe on the rights of other residents. These rules are designed to ensure that each of 

us achieves the maximum enjoyment of our homes. Each member of the community, whether owner, tenant or guest, must 

abide by the standards of the community and comply strictly with the declaration, bylaws and these House Rules to promote 

harmony and cooperative purposes of the community. Each owner is fully responsible for the compliance of their family 

members, guests, tenants and other occupants of the owners’ unit while they are within the boundaries of Hawthorne. 

Therefore, any reference in these Rules to “unit owner” or “owner” shall include their family members, guests, tenants and 

other occupants of the owners’ unit. 

Whereas, the needs to the association from time to time change and require amendments to and restatement of the Rules and 

Regulations, now, therefore, be it resolved that the following Rules are adopted on 09/16/99 and shall become effective on 

09/16/99. 

1.1 Definition of Common Area and Limited Common Areas. The common area shall be defined as all exterior areas 

outside of the residential units, including the streets, lawns, side walks, green belt, landscaped areas and walking trails. 

Areas such as exterior walls and windows of residential buildings, porches, patios, driveways, and decks are a part of 

the designation of common area, but as they are intended for the exclusive use of the resident whose unit corresponds to 

these areas, these areas shall be specifically defined as limited common areas. 

1.2 Definition of the Association’s Agent. Any individual representing a company under contract for services rendered to 

the Association, including, but not limited to, the property management company, the landscaping contractor, and 

inspectors retained by the Association. 

II. Preamble & Enforcement 
In order to foster harmonious interpersonal relationships, to promote cooperation and genuine friendship, preserve the peace 

and integrity of our common endeavors to the end that these will enhance and improve the values of our proprietary interests 

in our community for our mutual benefit, the following Rules are hereby adopted for implementation without discrimination 

according to race, color, gender, creed, age, familial status, religious faith, or disability. In keeping with the above goals, the 

Board requests that all issues between owners attempt to be resolved between the parties involved, prior to a complaint being 

directed to the Board or the Management Company. We strive to be a united community, where we will all feel welcome and 

a part of the community. 

2.1 A unit owner may be penalized for violation of these Rules. The penalties shall be assessed against the unit and the unit 

owners, and shall be collectible in the same manner as dues assessments. All remedies that apply to the collection of 

delinquent assessments shall also apply to the collection of these fines. 

2.2 Action will be taken by the Board regarding any violation if any of the following occur: 

2.2.1 The Board (or a member of the Board) directly encounters the violation. 

2.2.2 The association’s agent directly encounters the violation. 

2.2.3 Two written complaints about a violation have been received by the Board or The Management Company from 

two different unit owners (on behalf of themselves or their tenants) within a three (3) month period. 

Authentisign ID: CF46324D-1A1E-4C77-89A0-C068D5650AEAAuthentisign ID: CF46324D-1A1E-4C77-89A0-C068D5650AEA



-2- 

 

 

This version of the Rules and Regulations were passed by the Hawthorne Board of Directors on 5/27/2011. 

2.2.4 Through a decision of a panel of peers at a conciliation hearing as described below. 

 In the event that such violations threaten life, health, or property, the Board may act without taking such steps. 

2.3 The action will generally consist of a warning letter, which will indicate a reasonable time frame (as determined by the 

Board), in which to correct the violation, prior to any fine being assessed. If the violation is not corrected/resolved 

during the time frame allotted, the fine will be due and payable immediately. An additional mailing will be sent to the 

violator/owner notifying them of the assessment and their association dues account will reflect the fine, plus late 

charges, until paid in full. If the party violating the rules is a tenant, and the unit owner fails to initiate appropriate 

action to enforce compliance or removal of the tenant(s) in a timely manner, the Board, at its discretion, may cause the 

tenant(s) to be evicted at the expense of the owner. 

2.4 Rules violations are categorized into three levels with corresponding monetary fines for each level. The rules outlined 

below are preceded with a “1”, “2” or “3” to indicate the level of violation. It should be noted that the purpose of these 

fines is not to produce revenue but to maintain quality of life standards at Hawthorne and to protect property values. All 

funds collected will go into the Association operating fund. 

Level 1 (minor) Level 2 (moderate) Level 3 (serious) 

1st offense = warning 1st offense = warning 1st offense = warning 

2nd offense = $40 2nd offense = $60 2nd offense = $80 

Subsequent offense = $80 Subsequent offense = $120 Subsequent offense = $160 

 

2.5 Due Process Procedure & Conciliation Hearings.  

2.5.1 If any owner feels that any action taken by the Association regarding a Rules violation has been erroneous, he 

has the right to be “heard” before a panel of his peers. The purpose of the hearing is to review evidence of the 

violation and to consider reversal of the action that was taken by the Association with regard to the rules 

violation. This panel will consist of 3 disinterested homeowners with a minimum of one (1) Board member in 

attendance to officiate. The meeting, arranged by the Board of Directors, will consist of the panel members, the 

party who originally brought the complaint (must be an owner or a member of the Board of Directors), the party 

requesting the “hearing” who must also be an owner, and any other owner(s) involved. Fines will not be ratified 

until the “due process” is completed, if it is called. 

2.5.2 The meeting will be an informal meeting with a Board Member acting as chair. Both sides will present 

evidence, witnesses and testimony regarding the validity or non-validity of the complaint. The party bringing 

the complaint must do so in writing. Minutes of the meeting will be kept by the panel or person designated by 

the panel. 

2.5.3 To obtain a hearing, the Management Company for the association must be notified, in writing, within 10 

business days of the notice indicating that a rules violation has been effected. 

2.5.4 The agent for the association will respond to your hearing request within 10 days after receipt of the written 

request. If either party desires to reschedule the hearing, the other party must be notified at least 10 business 

days prior to the scheduled date of hearing. 

2.5.5 If a hearing is requested and either party fails to appear, the panel will base their findings on the information 

available at the meeting. 

2.5.6 Either party may appeal the panel by repeating due process procedure. However, the Board of Directors may 

decline the appeal hearing if it feels that there is no pertinent new information to be considered. 

 If an owner feels that a violation of the Rules and Regulations has occurred but it has not qualified for action under 

sections 2.5.1 through 2.5.3 listed above, he may appeal for a conciliation hearing, which will be conducted in a similar 

manner to the Due Process Hearing. In this case the party bringing the complaint and the party accused of the violation 

shall both be present at the meeting along with the jury and the presiding Board member and any other owners that are 

involved. 
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III. Recreational Activities 
In the interest of safety, quiet and privacy and the preservation of the value of Hawthorne property, the following regulations 

must be strictly observed. 

Violation 
Level 

2 3.1 Riding bicycles, skateboards, big wheels, etc., in landscaped areas or in patio areas belonging to other 

homeowners is not allowed. 

2 3.2 All riding or use of bicycles, skateboards, big wheels, etc., and the bouncing of basketballs, footballs, soccer 

balls, etc., in or on the streets or on sidewalks are at the sole risk and responsibility of each individual parent 

or guardian, and any damages incurred because of such action will be borne solely by the responsible parent 

or guardian, and not by Hawthorne Condominium Association. 

1 3.3 Baby carriages, bicycles, playpens, wagons, toy benches, chairs or other articles of personal property are not 

to be left unattended in parking areas, sidewalks or lawns or elsewhere on the common area. 

3 3.4 Fireworks are prohibited at all times within the community, pursuant to the City Ordinance of Woodinville 

(2000). 

IV. Exterior Conditions 
3 4.1 In order to preserve the uniform appearance of the buildings, and the common areas and facilities visible to 

the public, the Board of Directors has the sole authority to provide for the painting and other decorative finish 

of the buildings, decks, patios, or other common and limited common areas and facilities and to prescribe the 

type and color of such decorative finishes. The common and limited common areas and facilities shall not be 

reconstructed, rebuilt, altered, removed, or replaced except by the Association acting through the Board of 

Directors. Owners are prohibited from modifying the structure or decoration of the buildings, decks or patios, 

stairways, yard areas or other common or limited common areas and facilities, including screens, doors, rails 

or other portions of each unit and building visible from the exterior thereof, including window coverings 

(which must remain white-backed to all visible exteriors), without the prior approval of the Board of 

Directors. All resident-controlled exterior lighting, including front porch, rear patio, and rear deck areas, must 

use soft white light bulbs. Colored bulbs or lamps are not permitted. 

  4.1.1 There are three approved exceptions to the exterior modifications rule stated in Paragraph 4.1  

• The Board had approved the installation of external garage door openers mounted on the side of 

the frame of the garage door. These external door controls must be professionally installed with no 

cords, cables, or wires visible after the installation is complete. 

• The Board has approved the installation of ¾" “C” or “eye” hooks, mounted only into wood, for 

such purposes as hanging planter baskets of flowers. These hooks must never be inserted into the 

vinyl siding! Any damage done to the vinyl siding by these hooks will fall under the violations 

specified in Paragraph 4.1. There shall be a maximum of two hooks total installed per unit, front 

or back. 

• The Board has approved the installation of Mirage brand retractable screen doors using aluminum 

housing. The screen door must be the color of white and must be professionally installed to 

comply with this rule. 

2 4.2 Driveways, walks and other portions of the common areas and facilities designed for access shall be used 

exclusively for normal ingress and egress and no obstructions shall be placed therein unless permitted by the 

Board of Directors or by the Rules & Regulations. 

1 4.3 Littering is a violation. Do not throw cigarette butts, wrappers or other articles on the ground. Place these 

items in proper receptacles. Please clean up any spillage or breakage for which you are responsible. 

3 4.4 The exterior storm drains shall be used only for the purposes designed. No foreign substances of any kind 

shall be thrown therein, or be allowed to flow therein, including but not limited to: oil, antifreeze, paint, 

solvents, pesticides, herbicides, fertilizers, or other toxic chemicals. Biodegradable soap is acceptable. This is 

a regulation by King County Surface Water Management. 
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3 4.5 No motorcycles, automotive items, tires, equipment, appliances, sports gear (except bicycles, which may be 

stored on decks), tools or power tools, household furniture, pet kennels, feeders and litter boxes, potting 

supplies, garbage, waste, paper, boxes or large unattractive items shall be stored on any patio or deck. Decks 

and patios are to be maintained in a clean and neat condition at all times. No flammable liquids or dangerous 

chemicals are to be stored on patios or decks. 

3 4.6 No plastic may be applied to any exterior surface or limited common property including windows and decks, 

except in Board-approved repair situations. 

3 4.7 No signs, with the single exception of security company signs, are to be displayed anywhere outdoors in 

Hawthorne. “For Sale”, “For Rent” or “For Lease” signs are permitted only in the window of the unit and 

shall not exceed four total square feet nor shall there be more than one sign per unit. All such signs shall be 

professionally constructed. No other signs, posters, images, objects, or decorations are permitted to be 

mounted on or placed up against the interior or exterior of the windows. In addition, flyer boxes may be 

placed within 5 feet of the front door of any unit for sale, so long as they are attached without penetration of 

any of the siding, trim or other components of the building, and may also be placed at another common area 

location that may from time-to-time be pre-designated by the Board. Owners are responsible for any damage 

to common areas from installation of flyer boxes. All flyer boxes must be professionally constructed. 

1 4.8 No exterior clotheslines shall be erected or maintained and there shall be no drying or laundering of clothes, 

blankets, beach towels, etc., on the patios, decks or other common or limited common area. 

1 4.9 Seasonal decorations may be installed providing such decorations do not violate the insurance and any law or 

ordinance, or cause any damage to the siding. All seasonal decorations must be removed within thirty (30) 

days after seasonal date. The Board has the right to limit any decorations. Any damage caused by the 

decorations will be the responsibility of the owner. 

3 4.10 No owner or occupant shall install wiring for electrical, cable or telephone installation, except as authorized 

by the Board. In addition, all antennae, machines, permanently installed electrical generators, or air 

conditioning units (including window-mounted air conditioning units), etc., on the exterior of the buildings or 

that protrude through the walls or roof of the buildings are prohibited, except as authorized by the Board, in 

writing, prior to any work being done. The only exception for window-mounted devices is for electric fans. 

The fans used must be white on the side set externally to the unit and must be removed from the window after 

the season for warm weather has passed (typically between October and May). Any work done in violation of 

these rules or written approval from the Board, must be repaired to the original condition of the exterior (as 

determined by the Board) and the expense for such repair will be the responsibility of the unit owner. While 

not mandatory, the Board of Directors requests a notice to install any antenna or satellite dish. However, 

installation is automatically approved as long at the equipment and installation location are in agreement with 

Hawthorne Rules and the FCC Over-the-Air Reception Devices Rule. (More information on the FCC’s rule 

can be found at http://transition.fcc.gov/mb/facts/otard.html). Dishes must be installed in a manner that 

minimizes their visibility to the neighbors. Under no circumstances can a satellite dish be mounted to the 

exterior siding of a building. 

 4.10.1  In order for central air conditioning systems to gain the approval of the Board will meet all of the 

following criteria: a maximum exterior noise rating of 80 decibels for the model installed; will 

require no more than one exterior penetration into the unit, the location of which should be identified 

to the Board; and written confirmation from the installer provided to the unit owner confirming that 

all wiring, seals, etc. will meet local building code requirements. Central air conditioning systems 

not meeting these requirements will not get installation permission of the Board. Any units installed 

without Board permission are at risk of the Board disallowing the unit to remain on community 

property. In all circumstances, the unit owner must first seek permission from the Board prior to the 

installation of the unit. Window-mounted air conditioners are not allowed under any circumstances. 

3 4.11 No birdfeeders of any type, with the explicit exception of drip-less, liquid hummingbird feeders, are permitted 

in Hawthorne due to the attraction they create for mice and rats to the fallen bird feed. Hummingbird feeders 

cannot be mounted anywhere into the building structures, be it in the vinyl siding, fascia boards, gutters, deck 

planks or rails, or patio fences. These hummingbird feeders must be mounted on removable structures that do 

not require any mounting hardware permanently attached into the building, decks, and fences. In addition, no 

pet food can be left unattended outdoors in the common and limited common areas, such as porches, decks, 

patios, and driveways. See the definition of common areas and limited common areas in Paragraph 1.1. 
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3 4.12 The Board will consider official requests from unit owners for the installation of an external hose bibb (spigot 

assembly) in the rear of a unit only if the following conditions are met: 

  4.12.1 All spigot installations need to be approved by the Board at a cost of $50 to the owner's account to 

offset future maintenance costs associated with the additional spigot such as insulating it during winter 

months, etc. 

  4.12.2 Prior to approval, the Board will need to receive and review a professional quote for the work 

along with picture of placement. 

  4.12.3 All spigot installations must be completed by licensed and bonded plumbing companies or 

contractors and must be no higher than 40" (inches) off the ground. 

  4.12.4 The Owner must provide the Board with proof of invoice paid to demonstrate the work was 

actually performed by a professional. 

  4.12.5 The only installations allowed are on the back porches of allowed units where the line can be fed 

off the existing kitchen sink line. 

  4.12.6 Spigot installation must be "cut-to-fit" and "frost-free" to prevent any potential winter freeze 

issues. 

  4.12.7 All costs associated with the installation, maintenance, and repair of the hose bibb, as well with 

the associated changes to the unit’s external wall, will be borne solely by the unit owner. 

  4.12.8 As the unit owner was solely responsible for the cost of the upgrade, the right to use that hose 

bibb, unlike those in the front of buildings, is reserved solely for the associated unit owner/resident. However, 

the Association and its agents (such as the landscaping contractor) may use the rear hose bibb as a source of 

water in the rear of the building with the understanding that any attachments originally connected by the 

owner to the hose bibb shall be reconnected after the Association’s or agent’s usage is finished. 

V. Garbage 
3 5.1 All garbage will be kept in an approved receptacle, with a lid, at all times. 

3 5.2 All garbage cans and recycle receptacles must not be left outdoors more than 24 hours prior to collection. 

Garbage cans and recycle receptacles will be stored back inside each owner’s unit within 24 hours after 

collection. Non-collection period storage of these containers on limited common areas, such as to the side or 

back of a unit, is prohibited. 

VI. Insurance 
3 6.1 No unit owner or occupant shall permit anything to be done or kept in the units or in the common or limited 

common areas and facilities which will increase the insurance premiums thereon or result in the cancellation 

of such insurance on any unit or any part of the common or limited common area facilities. Additionally, 

there shall be no storage of gasoline or combustibles on the premises, if the insurance company so requires. 

  (Note: Residents are advised to purchase an association homeowners’ policy or a tenant’s policy to protect 

personal property of the owner/resident and any damage to the interior of the building for which the resident 

is responsible. Hawthorne Condominium Association is not responsible for the personal possessions/property 

of any unit or unit owner.) 

VII. Noise and Offensive Activities 
2 7.1 Noise and disturbances which would unreasonably annoy owners or occupants at Hawthorne are prohibited at 

any time. Keep TVs, stereos, radios, musical instruments, amplifiers, voices, etc., at a low enough level so 

that other residents around you will not be disturbed. 

2 7.2 Quiet hours are from 10:00 p.m. to 8:00 a.m. seven days a week. Noise level must be held to a minimum 

during this period. 
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3 7.3 No noxious or offensive activity shall be carried on in any unit or common areas, nor shall anything be done 

therein which may be or become an annoyance or nuisance to other unit owners or which would be a 

violation of any laws. 

VIII. Parking and Vehicles 
 8.1 Parking Spaces. Parking spaces are divided into two categories – Common Element and Limited Common 

Element. Common Element parking spaces are defined as those located exclusively on the street and are 

available for Owner and Guest use. Limited Common Element parking spaces are defined as the driveways 

located directly in front of an Owner’s unit and are available only for use at the discretion of the Owner. 

2 8.2 Allowed Vehicles. Use of parking spaces is restricted to personal vehicles of Owners and their Guests; 

personal vehicles do not include boats, trailers, recreational vehicles, commercial vehicles, motor homes, 

RVs, campers or any vehicles larger than a parking space. Non-personal vehicles are not allowed on the 

property except for use during move-in/move-out or passenger pick up/drop off. 

2 8.3 Legal Parking. Owners are granted exclusive parking privileges in the following locations (i) Owner’s garage; 

(ii) Owner’s drive way provided the parked vehicle does not extend into the street and/or beyond a fire lane 

(Note: “street” is defined as the black asphalt surface); (iii) on the street in front of the Owner’s driveway 

provided the space is not a fire lane (Note: the edge of driveways are actually fire lanes when there are fire 

lane markings on both sides of the driveway and parking is not permitted in that space). Owners are permitted 

to park a maximum of one vehicle in a common parking space at a time. Sleeping in vehicles is not permitted 

on the property. 

2 8.4 Guest Parking. Guests are permitted to park in a Common Element space for a maximum of 72 hours. 

2 8.5 Extended (Tow) Parking. Any vehicle stored in a Common Element parking space that remains parked for a 

period of time greater than 14 days is subject to towing unless prior approval has been granted by the Board. 

After a vehicle has remained parked for 96 hours the Board is authorized to place a notice on the parked 

vehicle warning the Owner they have 10 days to move their vehicle. If 10 days pass without contact from the 

Owner the vehicle shall be subject to towing at the Owner’s expense. 

 8.6 Illegal Parking: 

3 8.6.1 Any vehicle parked in a manner that obstructs the sidewalk, a garage entrance or takes up more than one 

space is subject to a fine and/or towing at the Owner’s expense 24 hours after a notice from the Board has 

been placed on the vehicle. 

3 8.6.2 Any vehicle that is parked in a fire lane, no parking zone or obstructs a mailbox, fire hydrant or another 

vehicle is subject to a fine and/or immediate towing at the Owner’s expense. 

2 8.7 Excessive Noise. Excessive vehicle noise is not permitted. Honking of horns is prohibited on the property 

except to warn of imminent danger. When entering or exiting the community, do so as quietly as possible out 

of respect for your neighbors. Engine "revving" or long warm ups are not permitted. Turn stereo down when 

in the community. No vehicle shall be left running unattended for more than 2 minutes. 

3 8.8 Licensed and Operable Vehicles. Any vehicle that is improperly licensed (without attached license plates and 

current tabs), damaged or destroyed or wrecked (to the point the vehicle is either inoperable or unsafe to 

operate), leaking any fluid (oil, gas, anti-freeze, etc.) stored in any parking space, Limited Common Element 

or otherwise, that remains parked and/or unattended 24 hours after the Board places a notice on the vehicle is 

subject to a fine and/or towing at the Owner’s expense. 

2 8.9 Allowed Vehicle Work. No motor rebuilds, body work, or major vehicle repairs shall be done on the 

property, except in a unit Owner’s garage. Only minor adjustments of vehicles are to take place in common or 

limited common areas. No work that will produce spillage of any kind on asphalt or concrete - e.g. gas, oil, 

grease, anti-freeze or radiator water is allowed. 

 8.10 Summary. Any vehicle which violates the provisions of Section 8 is subject to being towed at the owner’s 

risk and expense. Vehicles which present an immediate danger to life or safety, or which are parked in a fire 

lane, postal lane, or other marked "No Parking Area," or obstructing traffic or another parked vehicle, may be 

towed without notice by the Board or Property Management Company. 
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This version of the Rules and Regulations were passed by the Hawthorne Board of Directors on 5/27/2011. 

IX. Pets 
2 9.1 Dogs and cats are permitted and must be licensed, subject to the King County Animal Control Pet Ordinance. 

However, pet owners are responsible for their pets. If any resident keeps a dog or cat in his unit, he or she 

shall take all care required to ensure that said pet does not disturb other owners. Unit owners must keep the 

noise level from animals to a minimum at all times. Unit owners keeping a pet are jointly and individually 

responsible for any damage that their pets may do to the common areas or to the property of another owner or 

resident. Damage done by a pet to the property of another owner is a matter strictly between the pet owner 

and the person whose property is damaged. Dogs and cats are not to be left unattended, tied outside a unit, on 

patios or decks, or any other part of the common area. All dogs outside the confines of their unit must be 

leashed and accompanied by their owners on the common areas. 

2 9.2 No animal waste is permitted on any common area. Animal waste must be cleaned up immediately. Bagging 

animal waste in plastic bags for disposal is required. Any damage to common areas in violation of these rules 

will be repaired and charged to the responsible pet owner(s). 

3 9.3 There shall be no breeding of animals for private or commercial use on the premises. 

3 9.4 The Board of Directors may require the removal of any animal which the Board, in exercise of reasonable 

discretion, finds disturbing other unit owners unreasonably or if the owner continues to violate rules 

concerning pets, and may exercise this authority for specific animals even though other animals are permitted 

to remain. This right of removal of any animal will be invoked only as a last resort. 

2 9.5 Unrestrained and unleashed animals are subject to being reported to King County Animal Control (296-

PETS) by any unit owner. 

X. Rentals 
3 10.1 Before a unit owner can rent their unit, they must first confirm with the Property Management Company that 

there is available space under the limits set forth by the Rental Cap Declarations Amendment passed in 2007, 

which limits the number of rental units in Hawthorne to a maximum of 20% (28) units total. If availability 

exists under the rental cap provisions, unit owners may lease their units, provided that the Management 

Company has a copy of the completed lease prior to occupancy and that: (1) the term of the lease shall be a 

minimum of six months; (2) the Lease specifically shall incorporate these Rules and Regulations as terms of 

the Lease; (3) the unit owner grants the Association authority to enforce these rules against tenants by means 

of unlawful detainer actions; and (4) the unit owner takes responsibility for any penalties assessed against any 

tenant of his or her unit. 

3 10.2 If an owner fails to evict a tenant who is in continuing violation of the rules, the Board of Directors may take 

appropriate action, including eviction (when allowable by state law) at the homeowner’s expense. Owners are 

responsible and liable for tenant’s actions. 

XI. Residential Use 
3 11.1 The units shall be used exclusively for single-family residential purposes, for the common social, recreational 

or other reasonable uses normally incident to those purposes and for purposes of operating the Association 

and managing the Association. Residential purposes include sleeping, eating, food preparation for onsite 

consumption by occupants and guests, entertaining by occupants of personal guests and similar activities 

commonly conducted within a residential dwelling, without regard to whether the owner or occupant resides 

as a primary or secondary personal residence, or an ownership, lease or invitee basis. 

3 11.2 Each unit owner shall keep the unit in a good state of preservation, repair and cleanliness and shall not sweep 

or throw or permit to be swept or thrown therefrom, or from the doors or windows thereof, any dirt or other 

substance. 

3 11.3 Nothing shall be done in any unit or on the common area which might impair the structural integrity of the 

buildings or which might structurally change the building, nor shall anything be altered or constructed on or 

removed from the common area, except upon prior written consent of the Board of Directors. 
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This version of the Rules and Regulations were passed by the Hawthorne Board of Directors on 5/27/2011. 

3 11.4 No unit shall be used as a rooming house, or other place of transient accommodation, nor to carry on any 

trade business (except as set forth in 11.5), including a bed and breakfast facility. 

3 11.5 No trade or business or any kind may be conducted in or from any unit except that an owner or another 

occupant may conduct business activity within the unit only if: 

 11.5.1  The existence or operation of the business activity within the unit is not materially and adversely 

apparent or detectable by sight, sound or smell from the exterior. 

 11.5.2 The business activity does not involve noticeably large volumes of persons coming onto the property 

who do not reside in the Association. 

 11.5.3 In the sole discretion of the Board, the business activity is consistent with the residential character of 

the association and does not constitute a nuisance or hazardous or offensive use. 

 11.5.4 The terms ‘business’ and ‘trade,’ as used in this provision, shall be construed to have their ordinary 

generally accepted meanings and shall include, without limitation, any occupation work, or activity 

undertaken on an ongoing basis which involves the provision of goods or services to persons other 

than the provider’s family and for which the provider receives a fee, compensation or other form of 

consideration, regardless of whether (a) the activity is engaged in full or part-time; (b) the activity is 

intended to or does generate a profit; and (c) a license is required to engage in the activity. 

3 11.6 The unit’s original interior structure, including walls, floors, and ceilings, shall not be modified in any way as 

to compromise the structural integrity of the original construction in a owner-sponsored remodel of any unit, 

without explicit, written approval from the Board. The Board shall have the right to seek guidance from an 

architectural consultant or structural engineer at the expense of the owner making the request on any proposed 

major changes. 

3 11.7 Under no circumstances can a unit owner or resident make changes to, remove, cut holes into, or change in 

any way the external walls, siding, windows, building foundation, or external appearance and structure of any 

building. Violators of this rule will be liable for the repair costs to restore the modification back to its original 

condition. The property management company will select a qualified contractor to make necessary repairs. 

XII. Moving 
1 12.1 Move-ins and move-outs are restricted to the hours between 8:00 a.m. and 10:00 p.m., seven days a week. 

XIII. Landscaping 
3 13.1 The owner of each residence may plant annuals and perennials on their decks and/or patios of their units in 

suitable containers (i.e., clay pots or wooden planter boxes). No flowers, plants shrubs, trees, etc., are to be 

planted in the common areas by the homeowners at any time. Residents who choose to present plants and 

flowers in pots and planter boxes outside of their units are responsible for watering and maintaining the 

appearance of those plants. Any dead plants must be removed from sight in a timely manner. 

3 13.2 No persons other than the Board-approved landscaping vendor shall remove, prune, transplant, alter, or kill 

any of the professionally-installed landscaping. If this occurs, the responsible party will be fined in addition 

to being charged for recovering the landscaper’s cost to Hawthorne for restoring the landscaping to its 

original condition. 

3 13.3 To minimize damage to the landscaping and to reduce water consumption in Hawthorne, the following 

recreational apparatus can no longer be used within the common areas of Hawthorne: swimming pools, 

wading pools, “Slip’n’Slides”, and any other such apparatus that covers the landscaping. 

XIV. Miscellaneous 
3 14.1 Canvassing, soliciting (of any kind), and peddling are not permitted on the property. No advertisements or 

political endorsements shall be posted on the property, including all mailbox areas (except as noted in 

“Exterior Conditions,” Section 4.7 above). 
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This version of the Rules and Regulations were passed by the Hawthorne Board of Directors on 5/27/2011. 

3 14.2 Hoses may be left in a neat position by the faucet. When in use, all hoses must have a nozzle with operable 

shut-off nozzle at all times. Water should never be left running when not in use. 

1 14.3 All residents must make their own arrangements for the proper disposal of holiday seasonal greenery and 

trees. Under no circumstances are the holiday greenery or trees to be disposed of in the green belt or any 

common area. 

1 14.4 Every new resident who moves into Hawthorne on or after January 1, 2000, will pay a one-time, moving-in 

fee of $50 in addition to the first month’s condominium fee paid to the Hawthorne property management 

company. 

3 14.5 To be eligible to run for or be appointed to fill a vacated position on the Hawthorne Board of Directors, the 

candidate must be current in all homeowner assessments. For members already serving on the Board, in order 

to keep their position as a voting member of the Board, members must either 1) not fall more than two (2) 

months’ worth in arrears of their homeowner assessments (including late fees or other charges), or 2) have a 

dues repayment plan in place with the property manager with no more than three (3) months’ worth of their 

homeowner assessments owed (including late fees or other charges). Any Board member who is delinquent in 

homeowner assessments more than two (2) month’s worth without a repayment plan in place with the 

property manager or more than three months’ worth in any circumstances will be suspended from the Board 

until the dues are paid back in full. If any suspended Board member is unable to repay their homeowner 

assessments in full after six consecutive months, the remaining members of the Board can appoint a new 

Board member to fill the remainder of the term of the vacated Board position. 
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Hawthorne – Rules Amendment 06/01/15 
 
 
 
 
WATER HEATERS 
Homeowners are required to provide proof of age of the water heater that is installed in the unit upon 

request by the Association. Acceptable proof of age can be one of the following: 

a. Proof of Manufacturer’s warranty life – Make, Serial number and model number 

b. Photocopies of the documentation or photographs of the plaques (dates) on the water 

tank 

The Association will require that the water heater is replaced by the homeowner if the age exceeds two 

years from the manufacturer’s warranty life. 

Water heaters must be installed by licensed professional and appropriate permits must be obtained by the 

City Permit Department. 

Prior to replacement of the water heater the owner must complete an Architectural Request form and 

submit to the management company for approval. 

When scheduling for the replacement of the water heater 48 hours’ notice must be provided.  There are no 

individual shut offs to each unit, so that requires shutting off the water to the entire building.  Please contact 

the management company to schedule the water shut off to the building. 
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 The Board or designated agent may cause and shall require removal of any inoperable or improperly 
licensed vehicle, or any destroyed, damaged, leaking (oil, gas, anti-freeze, etc.), partially destroyed or 
unsightly vehicles, and any other equipment or item improperly stored in a parking space.    The Board 
shall also require removal of any inoperative vehicles that remains parked and unattended for a period 
of time greater than two weeks, without prior written notification and subsequent approval by the 
board.   
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Annual Board Meeting Minutes

Hawthorne Condominium
Association



 
Hawthorne Townhomes HOA Annual Meeting  
June 22, 2020  
 
 
A. Meeting called to order 6:59pm 
 
B.  Proof of notice of meeting – mailedc by Best management  
 
C.  Roll Call & Establish Quorum of Members  

Members Present: Therese Jardine, Nathan Merz, Cheryl Wilson, Liz Wertz   
Tyler Weaver Present for Best Management  

 
D.  Committee Report  
 1.  Summary of Key Activities in 2019 

a. Gutter tuning and repair project  
b. Buildings were pressure washed 
c. Driveway repairs and replacements  
d. Tree pruning, landscaping and emergency tree removals related to snowstorm 
e. Unplanned expenses of 4 backflow preventers  

 2.  Future Maintenance Plans for 2020 and forward  
a. Wood trim replacement project: goal is to repair/replace rotten wood throughout 

neighborhood. Scope to include: column collars, pillars, facia, etc. in preparation of future 
building repainting 

b. Fire sprinkler replacements  
c. Ongoing landscaping: Clean-up of spotty areas. Additional trees will be removed where 

roots are damaging the surrounding areas. Trying to continue to beautify the 
neighborhood.  

d. Drainage Issues: Identifying vendor to jet known clogged roots in drains 
e. Skylights: Summary- NorthStar was our roofing contractor, they have said that there is no 

issue with install, Velux has said that there is no defect with their product. The HOA is 
disputing the installation with NorthStar and will hire a 3rd party roofing inspector per 
attorney recommendation. Therese researching companies, Tyler to provide list.  

f. The 2020 painting project has been postponed, partially due to COVID and partially due 
to the fact that this is a new board and we need to do additional research as this is est 
$500K. All wood trim, facia, garage doors will be repainted (not including vinyl siding). 
This is a planned expense and the money is set aside.  

 
E.  President’s Report: SWOT Analysis 

 Strengths 

• Hawthorne’s financial position, we are well-funded 

• Be assured that your board volunteers are working hard 

• Real Estate market is strong 

• Our landscaping is beautiful making our neighborhood attractive 

• The roof project is completed. This is/was the largest project and replacement item in the 
neighborhood for 10 years. We can all rest assured that this large expense is something 
we don’t need to worry about.  

 Weakness  

• Lack of tenure on board which has resulted in a lack of institutional knowledge. Also 
record keeping has been lax so the availability of information related to our history is hard 
to come by. 

• Owners may not understand their responsibility as a home owner. There is no “they” will 
fix it. We are all the “they” 



• Communication and follow up issues with Best Management. Some of this is a result of 
Board turnover and record keeping 

• Community communication strategy – no cohesive communication standard or strategy. 
We have a website, Facebook, and utilize email etc. but do not have an accurate one 
stop shop for all information for the neighborhood.  

 Opportunities 

• Continuing to increase transparency to homeowners. Nothing is a secret. All information 
is available to all homeowners. Additional financial information has been posted on Best’s 
site. Please ask questions if you are interested or have any concerns 

• Community involvement (social, emergency preparedness, welcome committee, etc). 

• Making this neighborhood a welcoming warm place to live!! 
 Threats 

• Large insurance losses. Homeowners individual insurance covers walls in damages up to 
deductible and all personal property. An owner is responsible to pay the amount of a 
covered loss up to the deducible and the HOA covers the excess. Currently the 
deductible is $25k but in September we plan to increase our deductible to $50k to reduce 
the number of claims we have on our insurance policy. This will reduce costs to owners 
as a whole and make obtaining policy renewal, or new policy, easier to obtain.  
o Proper communication will occur prior to any changes are made, so owners are 

aware and are able to work with their insurance agent to ensure that they have the 
proper amount of coverage. 

o HOA carries earth movement policy. (If there is a shift in the earth, and it only affects 
1 building the bare minimum is $50k. 5% deductible.)  

o Difference between “movement” and earthquake – if there is a landslide not related to 
an earthquake, we would still be covered. ** Homeowners should note that condo 
insurance typically does not cover this.  

• Unexpected Largescale project – we don’t anticipate anything but always something to 
be aware of as a risk  

• Lack of homeowner involvement 

• A large-scale disaster like an earthquake, flood, pipe break. Every loss we have suffered 
recently has been water related. In some fashion a pipe broke or was damaged by an 
owner. Some is mitigation will come through education.  
o Everyone should know how to turn off the water/gas in their building. The first step is 

getting info to the neighborhood on where the shut offs are. Secondly, we plan to 
update original water shut offs, they are old, plastic and brittle. Previously a motion 
was approved to investigate this issue.  

  
 Treasurers report  

• Expense Analysis provided via email to all before meeting  

• Goals for 2019: 
o Increase financial visibility for all homeowners and getting a general understating of 

HOA accounting works.  
o Improved invoice approval process – now able to go into a portal and are visible for 

review and approval before they are paid 
o Reduce delinquency balances 
o Progress was made in all of these areas 

• Operating income is slightly different because Best is accruing for assessments not was 
is received. Cash vs accrual – income is net lower by $4,700 for regular monthly 
expenses  

• For 2019 We came in $25k under budget 

• Water usage bill was under budget. For 2020 water usage, Best distributed to the board a 
report and proactively reached out to the buildings with higher than average usage. Some 
homeowners have reported leaks and made corrections. In one instance we believe that 
we have identified between the main line and the building which we can remedy and fix 
other ongoing issues  



• Taxes & Audit – Tax filing will be done through GDF Financial Solutions. They specialize 
in HOA accounting, they do not perform Audits so Board is still looking for a company to 
audit, especially after a significant accounting system transition.  

• 2020 goal is to continue to improve communication and visibility to owners. Going 
forward financial statements should be available 3 weeks after close of month on Best’s 
site. The P&L is straight forward, the GL is every single penny spent. (On AppFolio site 
under “Shared Documents” on bottom left navigation area) 

 
F.   Election of Board of Directors 

• Call for Nominations, time for introductions, and results: 
o Erin Dawson expresses interest to be elected as member at large  
o Liz Wertz requests formal election as secretary  
o Cheryl Wilson requests re-election as member at large  
o Therese Jardine requests formal election as treasurer 
o Nathan Merz requests formal election as president   

• Larry Kees makes motion that board is unanimously approved 

• Kim & Yvonne second the motion 

• Motion carries 
 
G.  Questions/Comments/Concerns/New Business 

• What is status of drainage issues? (Kim Schmidt) We think we have a comprehensive list of 
drain issues that we are looking to identify a vendor to come jet the lines 

 
H.  IRS Revenue 70-604 (Carryover of excess 2019 income to 2020, required) 

• Larry Kees makes a motion to approve 

• Cheryl Wilson seconded  

• Motion carries 
 
 
I. Adjournment 

• Closing remarks: 
o We would like to see more community/outdoor meetings in the neighborhood as weather 

allows  
o Next year we will ensure that the annual meeting in Q1, per the bylaws 
o Next meeting is 4th Monday of the month – July 27th  

 
Meeting adjourned – 8:14 
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INSURER(S) AFFORDING COVERAGE NAIC #

INSURER F :

INSURER E :

INSURER D :

NAME:
CONTACT

INSURER C :

INSURER B :

(A/C, No):
FAX

E-MAIL
ADDRESS:

CUSTOMER ID:
PRODUCER

PRODUCER

(A/C, No, Ext):
PHONE

INSURED INSURER A :

The ACORD name and logo are registered marks of ACORD

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.

LOCATION OF PREMISES / DESCRIPTION OF PROPERTY  (Attach ACORD 101, Additional Remarks Schedule, if more space is required)

REVISION NUMBER:CERTIFICATE NUMBER:COVERAGES

$$

$BOILER & MACHINERY /
EQUIPMENT BREAKDOWN

$

$

$

TYPE OF POLICY

CRIME

POLICY NUMBER

$

$

$

$

NAMED PERILS

CAUSES OF LOSS

TYPE OF POLICYINLAND MARINE

$

RENTAL VALUE

CONTENTS

BUILDING

DEDUCTIBLES

WIND

$

$

$

$

$

$

$

$

$

BLANKET BLDG & PP

BLANKET PERS PROP

BLANKET BUILDING

EXTRA EXPENSE

BUSINESS INCOME

PERSONAL PROPERTY

BUILDING

FLOOD

EARTHQUAKE

SPECIAL

BROAD

BASIC

CAUSES OF LOSS

PROPERTY

POLICY EXPIRATION
DATE (MM/DD/YYYY)

POLICY EFFECTIVE
DATE (MM/DD/YYYY)

INSR
LTR

LIMITSCOVERED PROPERTYPOLICY NUMBERTYPE OF INSURANCE

$$

$

SPECIAL CONDITIONS / OTHER COVERAGES  (ACORD 101, Additional Remarks Schedule, may be attached if more space is required)

© 1995-2015 ACORD CORPORATION.  All rights reserved.

ACORD 24 (2016/03)

AUTHORIZED REPRESENTATIVE

CANCELLATION

CERTIFICATE OF PROPERTY INSURANCE
DATE (MM/DD/YYYY)

CERTIFICATE HOLDER

9/4/2020

Hub International Northwest, LLC
12100 NE 195th Street, Suite 200
Bothell WA 98011

425-489-4500 425-485-8489
now.info@hubinternational.com

HAWTCON-01

Hawthorne Condominium Association
c/o Best Management
PO Box 938
Kirkland WA 98083

Country Casualty Insurance Company 20982
QBE Specialty Insurance 11515
Continental Casualty Company 20443

820332812

Premise Address: Please see location schedule. Hold No Reserves. Premium paid by Assn. At the time this was issued, the Property Policy covers the
permanent improvements/betterments (WALLS-IN) inside the units. Total Units = 140. Separation of Insureds included in GL wording. Prop. Mgmt. entity is
covered under Fidelity.
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 WITH 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.

A X X 58,574,711

$25,000

X

X

X Guaranteed Repl. Cost
X Agreed Amt No Co-Ins.

WA020021534801 9/1/2020 9/1/2021

X Bldg Ord Law Up to Bldg Lmt
X Ord Law B & C 1,000,000

C X618921705 9/1/2020 9/1/2021 500,000

Fidelity

Emp. Dishonesty

A X WA020021534801 9/1/2020 9/1/2021 X Mech. Breakdown Up to Bldg Limit

A
B

General Liability
**Ded: 5% - $50K

WA020021534801
ESE1877000

9/1/2020
9/1/2020

9/1/2021
9/1/2021

X Occur/Aggregate 1M / $2M
X EQ/EQSL/EM*/FLD 46,020,000

**Flood Deductible: $100,000 per occurrence.
At least 30 days notice of cancellation will be provided to the association, except in the case of non-payment of premium which is 10 days.

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

.Evidence of Insurance
To add Unit Owner/Mortgagee Clause
Send Req to HUB NW, LLC at
now.info@hubinternational.com
or Fax: 425-485-8489



 

2019-2020 Location Schedule 
 

Loc # Bldg # Address City State Zip 

1 1 13215-13211 NE 154th Dr. Woodinville WA 98072 

1 2 13221-13217 NE 154th Dr. Woodinville WA 98072 

1 3 15501-15509 132nd Pl NE Woodinville WA 98072 

1 4 15514-15508 132nd Pl NE Woodinville WA 98072 

1 5 13225-13223 NE 154th Dr. Woodinville WA 98072 

1 6 13229-13227 NE 154th Dr. Woodinville WA 98072 

1 7 13334-13340 NE 154th Dr. Woodinville WA 98072 

1 8 13330-13332 NE 154th Dr. Woodinville WA 98072 

1 9 13324-13328 NE 154th Dr. Woodinville WA 98072 

1 10 15501-15509 133rd PL NE Woodinville WA 98072 

1 11 15511-15515 133rd PL NE Woodinville WA 98072 

1 12 15517-15525 133rd PL NE Woodinville WA 98072 

1 13 15510-15504 133rd PL NE Woodinville WA 98072 

1 14 15516-15512 133rd PL NE Woodinville WA 98072 

1 15 15602-15606 133rd PL NE Woodinville WA 98072 

1 16 15601-15605 133rd PL NE Woodinville WA 98072 

1 17 15521-15529 134th PL NE Woodinville WA 98072 

1 18 15608-15602 134th PL NE Woodinville WA 98072 

1 19 15515-15519 134th PL NE Woodinville WA 98072 

1 20 15524-15520 134th PL NE Woodinville WA 98072 

1 21 15501-15509 134th PL NE Woodinville WA 98072 

1 22 15514-15510 134th PL NE Woodinville WA 98072 

1 23 15421-15417 134th PL NE Woodinville WA 98072 

1 24 15420-15416 134th PL NE Woodinville WA 98072 

1 25 15407-15415 134th PL NE Woodinville WA 98072 

1 26 15414-15408 134th PL NE Woodinville WA 98072 

1 27 15406-15402 134th PL NE Woodinville WA 98072 

1 28 13402-13406 NE 154th Dr. Woodinville WA 98072 

1 29 15411-15415 135th PL NE Woodinville WA 98072 

1 30 15405-15409 135th PL NE Woodinville WA 98072 

1 31 15406-15402 135th PL NE Woodinville WA 98072 

1 32 15410-15414 135th PL NE Woodinville WA 98072 

1 33 15417-15424 135th PL NE Woodinville WA 98072 

1 34 15422-15416 135th PL NE Woodinville WA 98072 

1 35 15427-15431 135th PL NE Woodinville WA 98072 

1 36 15430-15426 135th PL NE Woodinville WA 98072 

1 37 15333-15541 135th PL NE Woodinville WA 98072 

1 38 15538-15532 135th PL NE Woodinville WA 98072 

1 39 15543-15547 135th PL NE Woodinville WA 98072 

1 40 15548-15544 135th PL NE Woodinville WA 98072 
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DECLARATION 

FOR 

HAWTHORNE, A CONDOMINIu~ 

THIS DECLARATION OF CONDOMINI UM is made as of the date below 
by ROLLING MEADOWS, L .L.C., a Washington limited liability 
company, as sole owner of the Property located in King County, 
Washington hereinafter described, to submit the Property as a 
condominium pursuant , to the Washington Condominium Act <Revised 
Code of Washington Chapter 64.34) : 

SECTION 1 - DEFINITIONS 

As used in this Declaration unless the context requires 
otherwise: 

1.1 The "Act " means the Washington Condominium Act (Revised 
Code of Washington Chapter 64.)4), as amended from time to time. 

1.2 "Allocated interests" means the undivided interes t in 
the Common Elements. the Common Expense Liability, and votes in 
t~e Association allocated to each Unit. 

1.3 "Airspace Unit" means an envelope of space, the 
ho::oizontal boundaries of , .... hich repr~sent an extension upward and 
downward of the side surface boundaries depicted on the Survey 
Map and Plans and the vertical boundaries of which are 
represented b y the subsurface and above-surface elevations as 
shown on page 3 of the Survey Map and Plans. An Airspace Unit 
shall include al l improvements a nd fixtures hereafter located 
within the Airspace Unit and is subject to the rights described 
in this Declaration, including, but not limited to , construction 
of the Airspace Unit and its subdivision into units, as 
refe renced in paragraph 5.1.5. Any improvement within the Common 
Elements, such as a driveway which serves a specific Unit or 
Units shall be Limited Common Elements for that Unit. 

1.4 "Assessment" means all sums chargeable by the 
Association against a U:iic incl '.1ding, without limitacion: (a) 
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regular and special assessments for Common Expenses, charges, and 
fines imposed by the Association; (b) interest and late charges 
on any delinquent account; and (c) costs of collection, including 
reasonable attorneys' fees, incurred by the Association in 
connection with the collection of a delinquent Owner's account. 

1.5 "Association", "H.<\WTHORNE Condominium Association", or 
"Unit Owners' Association" means the Unit Owners' Association 
organized pursuant to Section 14 below. 

1.6 "Board of Direct.ors" or "Board" means the body, wit.h 
primary authority to manage the affairs of the Association. 

1.7 "Building (sl " means the Building {s) containing the 
Units comprising a part of the Property of the Condominium. 

1.8 "Bylaws" shall me an the Bylaws of the Association as 
initially promulgated by t.he Declarant, and as amended from time 
to time by the Association. 

1.9 "Common Elements" means all portions of the Condominium 
other than the Units. 

1.10 "Common Exoenses" means expenditures made by or 
financial liabilities of the Association, together with any 
allocations to reserves. 

1.11 "Common Expense Liability" means the liability for 
Common Expenses allocated to each Unit pursuant to Section 15 
below. 

1.12 "Conveyance" me3.ns any transE-:r 0: the ownership of a 
Un ':'~ , including a transfer by deed o r by r-:al es:ate contract, 
but shall not incluce a transfe= sclely for security. 

1.13 "Declarant" means ROLLING MEJl..DOW5, L.L.C . , a Hashington 
limit ed liability company, its successors and assigns. 

1.14 "Declarant Control" means the right of the Declarant or 
persons designated by the Declarant to a9Point and remove 
oEficers and members oE the Board of Directors pursuant to 
Secc.ion 14.4.5. 

1.15 "Declaration " means this ins trumen t by which the 
Pro?erty is submitted to provisions of the Act and as it may be , 
from time to time, lawfully amended. 

1.16 "Development Rights" means any right or combination of 
rights reserved by a Declarant in the Declaration to (al add Real 
Property or improvements to the Condominium or (b) create Units, 
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Common Elements, or Limited Common Elements within Real Property 
included or added to the Condominium. 

1.17 ~Oispose" or ~disposition" means a voluntary transfer 
or conveyance to a purchase of any legal or equitable interest in 
a Unit, but does not include the transfer or release of a 
security interest. 

1.18 "Eligible Mortgagee" means the holder of a mortgage on 
a Unit that has filed with the secretary of the Association a 
writt e n request that it be given copies of notice of any action 
by the Association that requires the consent of mortgagees. 

1.19 "Foreclosure" means a f orfeiture of a real estate 
contract or a judicial or nonjudicial foreclosure of a mortgage 
or a deed in lieu thereof. 

1.20 "E.r..WTHORNE, a Condominium" means the Condominium 
development which is the subject of this Declaration. 

1.21 "Identi f ying number" or "Unit Number" means a symbol or 
address that identifies only one Unit in the Condominium. 

1.22 "Limited Common Element" means a Dart ion of the Common 
Elements allocated by the Declaration for the exclusive use of 
one or more, but fewer than all, of the Units. 

1.23 "Majority" or "Majority of Unit Owners" means the Unit 
Owne rs with fifty-one percent (51%) or more of the votes in 
accordance with those assi;ned in this Declaration, as duly 
recorce= or as it may be lawfully amended, t o the Units for 
vo::.ing purposes. 

1.24; "Mo:-tgagee" means an i::stitutional lender (i.e ., a 
bank, savings and loan .r..ssociat ion, insurance company, FP_i\
approved mortgage lender, Massachusetts -type F lorida business 
trust, and Federal National Mortgage Association (F~~~) which is 
the holder of a note or the beneficiary of a deed of trust 
cove~ing a Unit or other portion of the Property, and shall also 
mean the vendor under a real estate contract covering a Unit. 

1.25 "Mortgage I' means a mortgage, deed of trust, or a real 
estate contract covering a Unit o r other portion of the 
Condominium. 

1 .2 6 "Purchaser" means any person, other than a Declarant or 
a dealer, who bv means of a disoosition acquires a legal or 
equitable interesc in a Unit other than (a) a leasehold interest, 
including renewal options, of less than twenty years at the time 
of creation 0: the Unit, or ( b l as security for an obligation. 
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1.27 "Real Property." "Property.~ or "Land" means any fee. 
leasehold or other estate or interest in, over. or under land. 
including structures, fixtures, and other improvements thereon 
and easements. rights and interests aoourtenant thereto which by 
custom. usage, or law pass with a con~eyance of land although not 
described in the contract of sale· or instrument of conveyance. 

1.28 "Re sident ial purposes " means use for dwelling or 
recreational purposes. or both. 

1.29 "Special Declarant Rights" means rights reserved for 
the benefit of a Declarant to: (a) comple te improvements 
indicated o n survey map and p lans filed with the Declaration 
unde:- RCW 64.34.232: {bl exercise any development right under RCt-! 
64.34.236; (cl maintain sales offices, management offices. signs 
advertising the Condominium, and models under RCW 64.34.256; (d) 
use easements through the Common Elements for the purpose of 
making improvements within the Condominium or within Real 
Property which may be added t o the Condomini um under RCW 
64.34.260; eel make .the Condominium subject to a master 
Association under RCW 64.34.276; or (fl appoint or remove any 
officer of the Association or any member of the Board of 
Directors during any period of Declarant Control under RCW 
64.34.308(3). 

1.30 "Survey Map and Plans" means the survey map and the set 
o f plans filed or to be filed simultaneously with this 
Declaration showing the location, boundaries and other 
informacion relating to the Land, the Building(s l and the Units. 
as ::-eq~i::-ed by the Act, as furthe r described in Section 37. 

1.31 "Temporary Board of Directors" or "Temporary Board" 
shall mean the persons appointee by the Developer to manage and 
administer the P:-cperty fo::- th~ Associa tion u~til such cime as 
c.:::'e Unit O' .... ne::-s elecc. the Soard of Ci::-ecc.ors as provided i::. c.!":.':'s 
Declaration. 

1.32 "Unit" means the parc.s of the Property intended for 
residential use and occu?ancy. All spaces, interior partitions, 
and other fixtures and imoroveme:l.ts ' .... ithin the bounda::-ies of a 
Unit ar: a part of the Unit. The boundaries of the Unit shall be 
the interior surfaces of the exterior walls. the lowest floor and 
the highest ceiling which enclose the Unit. All lath furring, 
wallboard, plasterboard. plaste::-, paneling, tiles, wallpaper, 
paint, finished flooring, and any other materials constituting 
any part of the finished surfaces thereof are a part of the Unit. 
and all other portions of the walls, floors, or ceilings are a 
oart of the Common Element. ~~V chute, flue, duct, wire, 
conduit. bearing wall, bearing column. or any other fixture which 
lies partial ly within and partially outside the designated 
boundaries of a Unit, and any po::-cion thereof serves only that 
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Unit shall be Limited Common Element allocated solely to that 
Unit. and any portion which serves more than one Unit or any 
portion of the Common Elements shall be a cart of the Common 
Elements. The existing physical boundaries of the Unit as 
originally constructed o r as reconstructed i n substantia l 
accorda nce with the original plans thereof shall be conclusivelv 
presumed to be its boundaries rat her. than the metes and bounds ' 
expressed or depicted in this Declaration, deed or Survey Map and 
?lans, r egardless of minor variance between boundaries shown in 
the Decla=ation. deed. or Survey Map and ?lans and those of Units 
in the . Building(s) as actually constructed. 

1.33 "Unit Owner" means a Declarant or other person who owns 
a Unit, but does not include a person who has an interest in a 
Unit solely as security for an obligation or debt. "Uni t Owner" 
means the vendee. not the vendor of a Unit u nder a real estate 
contract. 

SECTION 2 - DESCRIPTION O? Lft~D 

The Land on which the Buildings and improvements are, or are 
to be, located is described on Appendix A to this Declaration. 

SECTION 3 - NUMBER OF UN ITS CREATED 

~~WTHORNE, a Condominium, shall contain forty-two (42) Units 
which shall be located in thirteen (13) Bui l dings. Buildi ng 13 
is an Ai=soace Unit which will be subdivided into four (~) units 
at a later-time. All the 9uildings and t he Units a r e shown on 
the Survey Map and Plans. 

SECTION 4 - DESC:UPTION O~ tJN!'!'S 

Th~ number and desc=iption of each existi ng Unit i s set 
fort h in Appendix B to t his Decla r ation. 

SECTION 5 - BOUNOP-_3rES 

5.1 U~it Boundaries. 

5.1.1 Interior Surfaces. The I nterior Surfaces of 
perimete r walls, floors, and ceilings are d e signated as 
boundaries of a Unit. Decorative and f in i shed sur f ace coverings 
are a part of the Unit, and all other port ions of the walls, 
floors, or ceilings are a part of the Common Elements. 
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5.1.2 Ducts. Wir~s. Etc. If any chute, flue, duct, 
'.rJir~, conduit, bearing wall, bearing column, or any other fixture 
lies partially within and pareially outside the designated 
boundaries of a Unit, any portion thereof serving only that Unit 
is a Limited Common El~ment all~cated solely to that Unit, and 
any portion thereof serving more ·than one unit or any portion of 
the Common Elements is a pare of ~he Common Elements. 

5.1.3 Partitions . Etc. Subject to the provisions of 
Section 5.1 . 2, all spaces, interior pa~titions, and othe~ 
fix:ures and improvements within th~ boundaries of a Unit are a 
part o f the U~it. 

5.1.4 Shu tters. Etc. Any shutters, a'.rJnings, window 
bo xes, doo ;::'st,=ps, scoops, porch~s, balconies, patios, and all 
exterior doors and windows or other fixtures designated t.o serve 
a single Unit, but. which are locat.ed outside the Unit's 
bocndaries, are Limited Common Elements allocated exclusively to 
thac Unit. 

5.1.5 Buildina 13. The boundaries of the Unit in 
Building 13 extend ' in height from ten feet (10') below t.he 
surface of the land in the building footprint upward to thirty 
five feet (35'). After subdivision, the Units in Building 13 
shall be the same as all other Units. 

5.2 Monuments as Boundaries. The physical boundaries of a 
Unit constructed in subscantial accordance with the original 
Survey Mao and Plans thereof become its boundaries rather ttan 
the meces - and bounds expressec in the Survey Map and Plans, 
regardless of settling or lateral movements of the Building or 
mi::or variances betwee:1 boundar ie s shown on the Survey Map and 
Pla~s ar.c t~os~ of the auild~ng. This Seccion coe~ not relieve a 
Dec.!.aral".:: 0':: any o::r-. .e~ person cf lia~~l':"c~· fa:::, :ailure to ache:::'e 
to the Survey Map a:1.d Plans. 

5.3 Re l ocation o~ 30u!".caries: Adioi!"!::'nc Units. 

5.3.1 In General. Subject to the provisions of the 
Declaration and other provisions of law, the boundaries between 
acjoining Units may only be relocated by an amendment to t he 
Declaration upon application t o the Association by the Owners of 
those Units. If the Owners of the adjoining Units have specified 
a reallocation between their Units of their Allocated Interests, 
the application must state the proposed reallocations. Unless 
the Board determines within thirty (30) days that the 
reallocations are unreasonable, the Association shall prepare an 
amendment that identifies the Units involved, states the 
reallocations , is executed by those Unit Owners, concains words 
of conveyance becween them, and is recorded in the names of the 
grantor and grantee. 
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5.3.2 Survpv Mao and Plans . The Association shall 
obtain and record Survey Maps and Plans with the requirements of 
RCW 64.34.232 ( 4) necessary to show the altered boundaries between 
adjoining Units, their dimensions and identifying numbers. 

SECTION 6 - DESCRIPTION OF COMt-l0N'-ELEMENTS 

Except as otherwise specifically allocated by the provisions 
of Section 5.1, Section 7 or any other provisions of this 
Declaration or amendments thereto, the Common Elements consist of 
all portions of the Condominium except Units and shall include 
the following: 

6.1 The Real Property described in Exhibit A. 

6.2 The windows, roofs, foundations, columns, girders, 
studs, joists, beams, supports, walls (excluding non-oear~ng 
inte~ior partitions of Unies), chimneys, and all other structural 
parts of the Buildings, to the boundaries of the Units as the 
boundaries are defined in Section 5.1, and any replacements 
thereco. 

6.3 Installations of central services such as: power, 
light, gas, hot and cold water, heating, refrigeration, air 
conditioning and incinerating; pipes, conduits, and wires; 
elevator shafts, tanks, pumps , motors. fans, compressors, ducts; 
a~d in general all apparacus and installations existing for 
common use; but excluding plumbing, electrical and similar 
fix~ures, which fixtures a~e located within a Uni t for the 
exclusive use of that Unit. 

5.~ The dr i ving areas (not allocated as Limited Common 
Elements by this Declaration or amendmenc5 he~eco) whic~ provide 
access to the Limited Common Elements for parking; and any guest 
parking or other parking areas (not allocated to Units as Limited 
Common Elements by this Declaration or amendments hereto) . 

6.5 The yards, gardens, landscaped areas and walkways (not 
a!locaced as Limice= Common Elements by this Declaration or 
amendments thereto) which surround and provide access to the 
Buildings or are used for recreational purposes. 

6.6 All other pares of the Property necessarv or convenient 
to its existence, maintenance and safety, or normaily in common 
use. 

SECTION 7 - DESCRIPTION 0; LIMTTED COMMON EL~MENTS 
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7.1 Limited Common El~me~ts. The Limited Common Elements 
are allocated for the exclusive use of the Owner or Owne rs of the 
Unit or Units to which they are allocated and, in addition to any 
Limited Common Elements provided by law or other provisions of 
the Declaration or amendments thereto, cons i st of: 

7.1.1 Patio or Deck. The· patio or deck, if any, which 
is adjacent co each Unit as more particular l y shown on the Survey 
Map and Plans, the boundari~s of said patio or deck being defined 
by the Interior Surfaces of the walls, floor, ceiling, doors, 
',.,indo''''s, ground, railings, fence or cure enclosing said patio or 
deck; but if there are no suc~ Interior Surfaces, then the 
bo~ndaries as delineated on the Survey Map and Plans; but if no 
such boundaries are so delineated, then the perimeter of any 
patio or deck as actually cons~ructed by Declarant. 

7.1.2 Drivewavs. The driveway leading fr-:::m the street 
to the garage in each unit as shown on t~e Survey Map and Plans. 

7.1.3 Gar·aces. The single car garages in Building 5 
and the two (2) single car garages in Building 6. (See Section 
8.2 below). 

7.1.4 Boundarv. 
enclosure establishing the 
then the boundary shall be 
Plans. 

If there is no fence, wall or other 
boundary of a Limited Common Element, 
as depicted on the Survey Map and 

7.2 TransFer of Li mited Common Elements. 

7.2.1 Re~lloca~'on Between Uni ~5. A Limited Common 
Eleme~t may only be reallocated between Unics wich the aooroval 
of the Board and by an amendment co t he Declaration execuced by 
cr.e Owners of, anc. a??r~'1;d. .:..:: ' ..... riting by the Mortga£ees !".oleing 
No:-tgages agair:st, the Uni~s t o which the Limited Comi.lcn Element 
was and will be allocated. The Board shall aoo r ove the reauest 
of t~e Owner or Owners u nder this Section within thir ty (30) days 
unless the proposed reallocation does not comply with the Act or 
the Declaration. The failure of the Board to act upon a request 
''''ithin such period shall be deemed approval thereof. The 
amendment shall be recorded in the names of the parties and of 
the Condominium. 

7.2.2 Common to Limited Common. Etc. Sixty - seven 
percent (67% ) of the U~it Owners, including the Owner of the Unit 
to which the Limited Common Element will be assigned or 
incorporated, must agree to reallocate a Common Element as a 
Limited Common Element o r to incoroorate a Limited Common Element 
into an existing Unit . Such reallocation or incorpo r ation shall 
be reElected in an amendment to the Declaration, Survey Map or 
Plans. Provided, howeve:-, this Section shall not apply with 
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~esgect to a~y such ~eallocation o~ incorporation made as a 
result of the exercise of any Development Right reserved by 
Declarant. 

SECTION 8 - GARAGES AND P.~RKING SPACES 

8.1 Each Unit contains a single or double garage, as shown 
on the Survey Map and Plans. 

8.2 The two (2) single car garages in Building S and the 
two (2) single car garages in Building 6 maybe sold and 
tra~sferred by Declarant to any Owner as an additional Limited 
Common Area for the Unit of that Owner. If any such garage 
remai:1.s unsold when the last. Unit is conveyed by Declarant, it. 
shall be conveyed to the .;.ssociation as Common Area to be 
managed, rented or used in any way determined by the Board. The 
Boa=d may impose any restriction on the use or regulate the 
activities in any such garage so that the use of such garages 
does not adversely a'ffect the use and enjoyment of the Units 
adjacent thereto. 

8.3 There are five (S) uncovered parking spaces available 
for Unit Owners and guests subject to the control of the 
Association. 

8.4 Parking is also allowed on the driveway leading to each 
unit e:(cept for those leading to units in Buildings S, 6 and 7. 

SECTTON 9 - DEVELOPMENT R!Gr.TS lu'1D SPSCr.a.L DECL.!l.R...n.N'T RTGETS 
RESc~VSJ BY DECLAH_n..J\fT 

9.1 The Eollo',..ing development rights are hereby reserved 
for use by Declarant: 

9.1.1 Decla=a~~ may adc up co ~inecy-:ive (95) 
additional Units on the Prope~ty, pursuant to the terms sec fo=th 
in Section 33 below. 

9.1.2 Declarant shall subdivide Building 13 into fou= 
(4 ) Units. 

9.1.3 All of the Buildings and Units which are built 
pursuant to Section 9.1.1 s~all be subs:antially the same 
architecture and substantially the same exterior finish materials 
as the Building containing the existing Units on the Property of 
the Co~dominium. 
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9.1.4 Declarant shall have seven (7) years from the 
date of the recording of this Declaration to construct and add 
the additional Units pursuant to Section 9 . 1.1. 

9.2 The following Special D~clara~t Rights are hereby 
reserved for use by Decla~3nt: 

9 . 2.1 Declarant may complete the improvement s 
indi c ated on the Survey Map and Plans, and as described in this 
Declaration; and 

9.2.2 Declarant may maintain a sales office, 
management office, signs advertising the Units for sale, and 
models on the Property until all Units are sold. 

9.2.3 Declarant may use easemen t s through the Common 
Elements as may be reasonably necessary for the purpose of 
d i scharging Declarant's obligations or exercising the development 
rights and Special Declarant Rights or making improvements within 
the Condominium. 

9.2.4 Appoint or remove any officer of the Association 
during the period of Declarant Control pursuant to Section 14.4. 

9.3 Declarant shall have seven (7) years from the date of 
the recording of this Declaration to convey to the City of 
Woodinville that portion of the Property designated on the Survey 
Ma? and Plans as "Storm Drainage Tract." 

SECTION 10 - P..LLOCAT!ON 0:;:- UNDIVIDED INTS?SSTS IN rES COMMON 
ELEMENTS. COMi"tON EXPENS ES .. a...N"D VOTES IN TH E .lI.SSOC!.~TI9N 

::" 0 .1 T:-.~ '.!~d.!.vided ':':-~ :e::,es,: ~!'. t=-_e Common Elemencs and 
liabili : y for Common ExpenSes for eac~ U~i~ OW~er are se~ forch 
on .l\pgendix C attached hereto. 

10 . 2 In all matters relating to vo t ir.g in the Association, 
each Unit shall be entitled to one (1) vo t e and all votes shall 
be of equal weight. 

SECTION 11 - OCCUPANCY AND USE COVENANTS r CONDITIONS Al'JD 
RI:"STRICTIONS 

11 . 1 Residential Use. The Suilcing(s) and Units shall be 
used for single family res i dentia l purposes only, on a n 
ow~ersh i o, rental or lease basis, and for social, recreational or 
other reasonable uses normally incident ~o such purposes. The 
Building (s ) and Units may also be used by t~e Associa~ion for the 
9urposes of operating and managing EAWTEO~IS, a Condominium, and 
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for such additional uses or pur~oses as are from time to tim~ 
det~rmined to be appropriat2 by the Board. 

11.2 Leasina of Units. Altho ugh Declarant intends to sell 
the Units as Condominium Units, it is recognized that the Units 
may be leased or rented by the Declarant or any Unit Owner at any 
time. No Unit may be leased or r~nted by any party for a pe~iod 
of less than thirty (30) days. Each lease or rental agreement 
shall be in writing, a copy shall be fil~d with the Board. a~d by 
its terms shall provide that the terms of the lease or re~tal 
agreement are subject in all respects to the provisions of this 
Declaration and the Bylaws 0: the Associatio~. and all r~les anc 
regulations thereunde::-. A.ny failure by the lessee to comply w':"ch 
the terms contained in said documents shall be a default in a~y 
lease or rental agreement. No Owner may lease less than an 
entire Unit. The Association shall supervise all leasing. 
renting or subleasing of ur.its to ensure compliance with this 
paragraph and. at the discretion of the Boara, may require the 
Owner to de?osit not more than 5500.00 with the Association as a 
security deposit to cover move-i n and/or move-out damage to the 
Common El emen ts. The Association shal l not consent to any lease, 
sublease or rental agreement, the effect o f which will result in 
noncompliance with this paragraph. 

11.3 Timesharina. Timesharing of any unit as defined in 
Revised Code of Washington. Chapter 34.36, is prohibited. 

11.4 Sales Facilities of DQc'arant. Notwithstanding the 
p~ovisions in Section 11.1, Declarant, its agents, employees ar.d 
contractors, may maintai:1 c.'...:::-i:1g tn: pe=icd of sale of the Units 
upon such portion of the P=ope=ty as Declar ant may choose, such 
fac':"l~t~es as in t~e sale opinion of Decla=ant may be reasonably 
::-eq;.:.i::-ec., convenient or i ncidental to the sale , rental 0::

ma.:1asement of such facili ~ie s. incluc.ir.g, ~ut not li:nited to , tWO 
(2) model Units, a business or sales office. signs. s=orage 
facilities, and parking areas for prospective purchasers or 
te:'!.an cs . 

11.5 Parkina. Parking outside of ga=ages is restricted to 
parking of ope=a tive automobiles. Traile::-s, t::-ucks, campe::-s, 
recreation vehicles. boats and other vehicles and equipment may 
be parked or kept outside garages only subject t o the rules and 
regulations of the .a.ssociation. The Boa r e. may require removal of 
any inoperative or unsightly vehic le. and any othe r equi pment or 
item w~ich is improperly sto=ed outside a garage. Thereafter, if 
that vehicle or equipmen t is not removed. the Boa rd may cause 
removal at the risk and expe.:1se of the Owner thereof. 
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11.6 Maintenance oE Interiors oE Units. 

11.6.1 Each Unit Owner shall, at his sole expense, 
have the right and the duty to keep the interior oE his Unit and 
ies equipment, appliances, anc appurtenances in good order, 
c-::>ndition and repair, and shall do d.ll redecorating and painting 
at any time necessary to maintain' the good appearance and 
condition oE the interior oE his Unit. Each Unit Owner shall be 
responsible Ear the maintenance, repair or replacement of any 
plumbing fixtures, water heaters, Eans, heating or other 
equipment, fireplace flues, electrical fixtures or appliances, 
deck and/or patio which may be in or connected with his Unit. 

11.6.2 Hithout limicing the generality of the 
foregoing, each Unit Owner shall have the right and the duty, at 
his sole cost and expense, to maintain, repair, paint, paper, 
panel, plaster, tile, and finish the interior surfaces of the 
ceilings, floors, window frames, door frames, trim, and the 
per imeter walls of his Unit and the surfaces of the bearing walls 
located within his Unit, and sr.all not permit or commit waste of 
his Unit or the Common Elements. Each Unit Owner shall have the 
right to substitute new finished surfaces for the finished 
surraces then existing on said ceilings, floors and walls. Each 
Unit Owner shall have the right to maintain, repair, paint, 
finish, alter, substitute, add or remove any fixtures attached to 
said ceilings, floors or walls . This Section shall not be 
construed to permit interfe~ence with or damage to the structural 
i ntegrity of the Buildings or interference with the use and 
enjoyment of t~e Common E~ements or of the other Units. 

11.6.3 Unit Owners may not modify, paine, or othe rwise 
decorate, or in any way al~er t heir respective Limited Commo n 
~lements wi~hout prior written approval of the Soard or pursuant 
~o the rules and regulations adopted thereby. 

11.7 Maintenance of ExteTiors of the Buildincrs and the 
Common Elemem;s. Except co;) the excen~ provided by this 
Declaration, the Association is responsible for maintenance, 
reaair, and reolacement of the Common Elements , including the 
Limited Common-Elements. Each Unit Owner shall afford to the 
Association and the other Unit Owners, and to their agents or 
employees, access through the Owner's Unit and Limited Common 
Elements reasonably necessary for those pur?oses. If damage is 
inflicted o n the Common Elements, or on any Unit through which 
access is taken, the Ur.it Owner responsible for the damage, or 
the Association if it is responsible, shall be liable for the 
expense of the repair or replacement thereoE. 

11.8 Declarant's Liabilitv Eor Real ?rooe~tv Subiecc to 
De'J,= 1 OOr.1e:r.t R':"aht 5 . Dec la:-anc alone is liable for all expenses 
in connection with Real Prcper~y subjecc to development rights, 
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except that the expenses associated with the operation, 
maintenance, repair, and replacement oE a Common Element that the 
Owners ha';e a right to use shall be paid by the Association as a 
Common Expense. No other Unit Owner and no other portion of the 
Condominium is subject to a claim for payment of those exoenses. 
Any income or proceeds from Real Property subject to Deveiopmenc 
Rights shall inure to Declarant. 

11.9 U~iEorm Exterior AocearanC2. In order to oreserve the 
U:ll I:o::-m e:-::ter i or appea::-ance of the Buildings, and the ~ Cammer. and 
Lim:ted Common Elements visible to the oublic, the Board mav 
require and provide Eor the painting and other decorative finish 
of the Building (sl, patios, decks, fences, or other common or 
Limited Common Elements, and prescribe the ty?e and color of such 
decorative finishes, and may prohibit, require or regulate ar.y 
modification 0::- decoration of the Building(s) , patios, decks, 
fences, trellises, or other common or Limited Common £lemen~s, 
including screens, doors, a ' ..... nings, rails or other pore ions ot 
each Unit and Building visible from the exterior thereof. The 
Board may regulate and control the items stored or used on the 
patios and decks in order to present a good appearance to the 
entire Condominium. The Declarant will reouire and later the 
Board may also require that window coverings visible from the 
exterior of the Buildings be of a uniform color and style . 

11.10 Insurance. The Unit Owners shall not permit anything 
to be done or kept in th~ Units or in the Common or Limited 
Common Elements which will inc~ease the fire insurance premi~ms 
thereon or result in the cancellation of such insurance o n any 
U~~t o~ any pa~t of the Common o~ Limi~ed Common Elements, 
without the consent of ~he aoard or purs~ant co ~ules and 
regulations adopted thereby. 

11.11 S : cns. No sLgn 0: any kind shall be dis?layed to the 
public vi~w on or f~om any Unit or from ehe Common 0:- Limite':: 
Common Elements without the consent of the Board or pursuant to 
rules and reS'..llatior:.s adopted ehe~eby; provic.ed, that tbois 
Section shall not apply to sales activities o f Developer 
permitted pursuant to Section 1 . 29 and 11.3 above. 

11.12 Pets. Domestic household pets, such as dogs and 
cats, may be kept by the Unit Owners; provided, that the ke e ?ing 
of pets shall be subject to such reasonable rules and regula~ions 
as the Soard may from time to t ime adopt. The Board may require 
the removal of any animal which the Board in the exercise o f 
reasonable discrecion finds disturbing other Unit Owners 
unreasonably, and may exercise this authority for specific 
animals even thoug h other anima l s are permitted to remain . 

11.13 Offensive .ll...ctivitv. No noxious or offensive acc.ivity 
shall be carried on in any Unit or Common or Limited Common 
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Elaments, nor shall anything be done therein which may be or 
become an annoyance or nuisance to other Unit Owne rs, or which 
would be in violation of any laws. 

11.14 Alterations of Units. A Unit Owner: 

11.14.1 May make any" imp r ovements or alterations to 
the Owner's Unit that do not affect the structural integrity or 
mechanical or electrical systems or lessen the support of any 
portion of the Condominium; 

11.14.2 May not change the appearance of the Common 
Elements or the exterior appearance of a Unit without the prior 
written approval of the Association; 

11 .14.3 After acquiring an adjoining Unit or an 
adjo ining part of an adjoining Unit may, with approval of the 
Board, remove or alter any intervening partition or create 
apertures therein, even if the partition in whole or in part is a 
Common Element, if those acts do not adversely affect the 
structural integrity or mechanical or electrical systems or 
lessen the support of any portion of the Condominium. Removal of 
partitions or creation of apertures under this subsection is not 
a relocation of boundaries. The Board shal l approve a Unit 
Owner's request, which request shall include submission of the 
plans and specifications for the proposed removal or alteration, 
under this subsection within thirty (3D) days, unless the 
pr~posed alteration does nOt comply with the Act or with this 
Declaration or impairs the structural integrity or mechanical or 
electrical syscems i~ the Condominium. The failu=e of the Board 
~o act upon a =equest. within such time period shall be deemed 
approval thereof. 

11..15 .a.lte !"aticC'ls of Common and Limited Common S'ements. 
The Common and Limited Common Elements shall not be 
:::-econstr'J.cted, rebuilt, altered, removed or replaced except by 
th~ Associat.ion act.ing t.hrough the Board, subject to the rights 
of mortgagees set forth in Section 22. 

11.16 Bvla' .... s and Rules and Recrulations . The Association 
may from time to time adopt. r~asonable additional provisions in 
t!":e Byla' .... s or in the rules and regulations of the Association as 
may be necessary or advisable to ensure compliance with or to 
supplement the foregOing covenants, conditions and restrictions, 
and the Unit Owne:::-s shall comply in all respects therewith. 

11.17 Native Growth Pl'"otection Area. That portion of the 
Common Elements designa;:ed on the Survey Map and Plans as "Nat-ive 
G!:"owth Protection .n.rea Tract" is designated as a native growth 
proceccive area. 
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SECTION 12 - COMPLI!INCE WITH DECLARATION 

12.1 Enforcement. Failure of any Unit Owner to comply 
strictly with the provisions of this Declaration and with the 
Bylaws and rules and regula:ions of the Associatio~, as they may 
be lawfully amended from time to time, and with all c~cisions oE 
the Board or the Association adopted pursuant to this Declaration 
and the ayla' .... s and adrninistracive rul~s and regulations shall boa 
grounds for an ac cion against the noncomplying Unit Owne~ to 
recover sums due for damages, or for injunctive reli~f, or both. 
mai~tainable by the Board acting through its officers on behalf 
of the Owners, or by any aggrieved Unit Owner on his own. 

12.2 No Waiver of Strict Performance. The failure of the 
80ard in anyone or more instances to insist upon the strict 
performance of any of the terms, covenants, conditions or 
restriccions of this Declaration, or of the Bylaws or rules and 
regulations, o r co exerci5e any right o r option contained in 
chese docume~ts, or to serve any notice or to institute any 
action, shall not be construed as a waiver or a re lincuishment 
for the future of such cerm, covenant, condition or restriction 
which shall remain in full force and effect. The receipt by the 
Board of any assessment from an Owner, with knowledge of any such 
breach shall not be deemed a waiver of such breach, and no waiver 
by the Board of any provision hereof shall be deemed to have been 
made unless expressed in writing and signed for by the Board. 
This Section also extends to Declarant or Decla rant 's managing 
agent, exerCising the powers of the Board during the period of 
Declarant Concrol of the A$sociation and tr.e Condominium 
developme:1.t. 

S:::CT!ON" 13 - SERVIC=: 0;: P~.OCESS 

The person initially desisnated by Declarant to receive 
service of process in cases provided for i n the Act is Scott 
~all, whose place of business is 1215 - 12 0th N;, Suite 201, 
3ellevue, Washington 98005-2135. Afcer the election of the 
Soard under Section 14.4.3, service of p~ocess for the pur?oses 
provided i~ the Act may also be made upon t he preside~t of che 
Association. After the eleccion of the Board, the Board shall 
designate a new or differe~t person or agency for such purposes 
by fil ing an amendment to thi s Decla~ation limited to the sole 
purpose of making such change, and such amendment neee only be 
signee and acknowledged by the then president of the Association. 
Declarant may, at any time before the Boa~d is e lected, change 
such designation by amendment to the Decla~ation signed and 
ack:1owledged only by Declarant. 
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SECTION 14 ~ OWNERS' ASSOC[ATION 

The Association shall be a nonprofit corporation. The 
rights and duties of the members and of such corporation shall be 
governed by the provisions of the Act and of this Declaration. 
The Association may use the name "HAWTHORNE Condominium 
Association," or such other names,as. may be selected by the 
Board. 

14.1 Membprshio. Each Unit Owner shall automatically 
become a member of the Association and shall be subject to its 
Bylaws and such rules and regulations as may from time to time be 
adopted by th~ Association . The membership shall be appu~tenant 
to and nonseverable from the ownershio of each Unit. The 
membership shall automatically pass to the succeeding Owner with 
the conveyance of each Unit. 

14.2 Votino. 

14.2 .1 Number of Votes. 20r the purposes of 
determini~g voting rights under the Act and with respect to the 
administration of ~~WTEO~~E, a Condominium, through the 
Association, the total voti~g power of all Units shall be equal 
to the number of Units then in the Condominium. At the time this 
Declaration is recorded, that number is forty~two (42). After 
Building 13 is subdivided into four (4) Unit s, the number shall 
be farcy-five (4S). Whenever the app roval of a stated percentage 
of the Unit Owne rs is requi~ed in this Declaration or the Bylaws , 
unless expressly stated otherwise, the pe::-centage shall be 
determined by reference to the voting powe= of the Units as 
c.e f ined a:'ove. 

14.2 .2 Person ~.uthO=i zed to Vote. There shall be one 
(1 ) vocing Owr.-e~ fo= eac!1 U:::'t. 7:-.: ·iC::':-.g Cw::e::- shall be 
designated by che Unit Owner or Owne::-s of each Unit by wri tte n 
notice co the Board and need not be a Unit Owner. The 
desionation may be revoked at any time bv the Unit Owner or 
Owners by writ~en notice to the Soard, and the death or 
judicially declared incompetence of the Unit Owner s hall revoke 
the designation, provided that such designation shall not be 
effective un til the Board has been notified thereo f. The powe=s 
of designa:ion and revocation may be exercised by the guardian, 
trustee, administrator or executor of a Unit Owner or his estate. 
Where no designation is mace, c= whe=e a designation has been 
mace, but is revoked and no new designacions have been made, the 
voting power of each Unit shall be the g=oup composed of all 0: 
its Owne=s. The Association may ~ecognize the vote of anyone or 
more of su=h Owners present in person or by proxy at any meetings 
of the Association as the vote o f all such Owners. If there is 
more than one such Owner and they co not voce unanimously, t he 
.~ssociation may divide che voce in acco:-dance with their 
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~espective interests if th~y shall agree thereon oc have 
furnished sufficient written evidence thereof. Othecwise, the 
vote for that Unit may be discegarded by the Board. For purposes 
of electing members of the Boa~d, the Owne rs may use cumulative 
voting. 

14.2.3 Ownershio of More Than One Unit. If a person 
shall own more than one Unit, he shall be entitled to exercise 
the votes for the combined total of all Units owned. Declara~t. 
and any person acquiring under or by virtue of the deed of trust 
referred to in Section 22. shal l be entitled t o the same voting 
privil~ges as other Unit Owners. until all Units owned by 
Declarant are sold. 

14.2.4 Quo rum. A quorum of Unit Owne rs at any annual 
or special meeting of the Association shall be the presence, in 
person or by proxy, of persons holding twenty-five percent (25%) 
or more of the total votes, unless otherwise expressly provided 
herein. If a quorum is present at any such meeting, any action 
may be taken by an a .fEirmative vote of a majority of the total 
votes present at the meeting, except as otherwise e:<pressly 
provided in the Act, this Declaration, or the Bylaws. 

14.3 Bvlaws. Declarant, on behal f of the Temporary Board 
of Directors, shall adopt the initial Bylaws of the Association 
to provide for the administration of the Property and the 
organization of the Association, consistent with this Declaration 
and the P.ct. The Bylaws shall designate the time and specify the 
p~ocedu~es for the holding of annual and special meetings o f the 
Associa:ion a~d may SPecify othe r ?~ocedures applicable to the 
orga:1iza::ion a:l.c aCr.linistr5.c.ion 0: cr:.e .A.5sociatiorl. 7r..e 3yla'.-Js 
may be amended by Declarant, on beha lf of the Temporary Board, at 
any time prior to the replacement of the Temporary Board by the 
50a~d pu~suant to Sectio~ 14.4.3. The=~af~er, the Bylaws may be 
amendec in whole or in part, by a vote of Unit Owners accounting 
for not less than sixty percent (60%) of the total votes at a 
meeti~g of the .A.ssociation duly held for that purpose. Written 
notice of the time, place and purpose of such meeting shall be 
delivered in oerson or mailed to each Unit Owner at least ten 
( 10 ) days prior to t he dace of such meeting. 

14 . 4 Manacrement of the Association bv the Board. The 
Association shall be administered and managed by a Board of three 
(3 ) persons who shall serve during the interim period described 
below, and thereafter as established by the Bylaws. 

14.4.1 Initial Board of Directors. Declarant may. at 
such time as it deems appropriace, appoinc. a Board of three (3) 
persons who need not be Unit Owne rs. The Soard (and Declarant, 
uncil the Board is appointed ) shall exercise the righes, duties 
and functions of the Board as set forth in this Declaration until 
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the ent ire Board is elec ted by the Unit Owners pursuant to 
Section 14.4.3. 

14.4.2 Election Afte h Sale of Units. Not later than 
sixty (60) days after conveyance of twenty-five percent ( 25~ ) of 
the Units which may be created to. Unit Owners othe r than a 
Declarant, at least one m~mber ano. not less than twenty-five 
percent (2 5\ ) of the members of the Board must be elected bv Unit 
Owners other than Declarant. Not later than sixty (60) days 
after conveyance of fifty perce~t (50%) o f the Units which-may be 
created to Unit Owners other than Declarant, not less than 
thirty-three and one-third percent (33 1/3%) of the members of 
the Board must be elected by Unit Owners other than Declarant. 

14.4.3 Election of Comolet~ Board. Within thirty (30) 
days after the termination of any period of Declarant Con trol , 
the Unit Owners shall elect a Board of at least three (3) 
directors, at least a majority of whom must be Uni t O'Nners . The 
Board shall elect the officers of t he Association from among the 
Board members. Such directors and officers shall take office 
upon this election. 

14.4.4. Exoansion of Board. In the event the number of 
Units in ~~WTHORNE, a Condominium, increases to a tocal of fifty
one (51) or more, the number of directors o n the Board shall be 
increased to five (5). 

14.4.5 Removal of Direccors. During the period of 
Declara~ t Control, Declarant may remove any director appointed by 
Declarant at any time ana. for any reason. The Unit O''';<1.ers, by a 
;:',.;0-:::':'r,::'5 (2/3) vote of ;:::e 'Ic ;:i::.g pO'Ne:- i:l i::-te Associacion 
present and entitled to vote at any meeting of the Unit Owners at 
which a quorum is present, may remove any director with or 
w~:r.OUi: cause, eX=c?t for a cirector appo inted by Declarant. 
Declarant may not remove any director elected by the Unit Owners. 
Prior to the termi:lation of the period of Declarant Control, the 
Un~t Owners, other than Declarant, mav remove anv director 
elected by the Unit Owners by a t'No- thirds (2/3) - vote. 

14.4.6 Term. The term of office of each director 
shall be two (2) years, with two (2) directors being elected at 
each annual meeting during even-numbered years, and one (1) 
director being elected at each annual mee ting during odd-numbered 
years. ( If there are five ( 5 ) directors or; che Board, three (3) 
directors shall be elected at each annual meeting during even
numbered years and two (2) directors shall be elected in odd
numbered years.) .~t the special me-eting called for che purpose 
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of elec~ing the directors, pursuant t o Section 14.4.3 of this 
Declaration, the three (3) directors so elected shall, by lot, 
determine which shall haVe one (1) or two (2) year terms, to 
stagger the expiration dates of the terms of the appropriate 
number of di~ectors. Any director may be elected to serve for an 
additional term or terms. 

14.4.7 Quorum. A majority of the members of the Board 
shall constitute a quorum. The Board shall act by majori ty Vote 
of those present at its meetings where a quorum exists. Me~tings 
shall be called, held and conducted in accordance with the 
Bylaws. 

14.4.8 Officers. The Board shall elect a president, a 
sec~etary and a treasurer of ~he Association from among members 
of the Board. Each officer shall hold office for one (1) year, 
o r until his successor is elected. Any officer of the 
Association may be reelected by the Boare for any number 0: 
successive t erms. 

14.4.9 Emolovment of Manacrer. The Board may, to the 
extent it deems advisable, employ a person or firm to manage 
P~WTHORNE, a Condominium, as well as such other persons as are 
necessary in its opinion for the proper ope r ation thereof; 
provided, that the employment of a person or firm to manage 
~~WTEO~~E, shall be under a written contract for a term not in 
excess of one (1) year a~d shall permit the Board to revoke the 
same without cause and without payment of a termination fee, upon 
no more than thircy (30) days notice . 

14.4.10 Standard of Care. Except as provided in this 
Declaration and the Bylaws, the Board shall act in all instances 
on behalf of the Association. In the performance of their 
c.u:ies, the o:ficers anc members of tr:.e 2oar= are reC;: '..1 i:red to 
exercise the following standards of care: (a) If appointed by 
Declarant, the care reau i red as fiduciaries of the Unit Owners; 
or (b) i f ele~ted by the Uni~ Owne r s, ordinary and reasonable 
care. 

14.4.11 Limitations of Board Autho:ritv, The Board 
shall not act on behalf of the Association to amend the 
Declaration in any manne r that re~uires the vote or approval of 
the Unit Owners to terminate the Condominium, or to elect members 
of the Board o~ determine the qualifications, powers, and ducies, 
or terms of office of members of the Board pursuant to 
Seccion 14.4.3 of this Declaration. The Boare. may, however, fill 
vacancies in its membership for the unexpirec. porcion of any 
term. 
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14.5 Autho,itv of the Association. The Association, acting 
by and through the Board, its officers, manager or other duly 
authorized agents or representatives, may: 

14.5.1 Adopt and amend Bylaws, rules and regulations; 

14.5.2 Adopt and amend budgets for revenues, 
expenditures, and reserves, and impose and collect assessments 
for Common Expenses from Unit Owners; 

14.5.3 Hire and discharge or coneract with managing 
agents and other employees, agents, and indegendent contrac~ors; 

14.5.4 Institute, defend, or intervene in litigation 
or administrative proceedings in its own name on behalf of itself 
or t'.-.'o (2) or more Unit Owners on matters affecting the 
Condominium; 

14.5.5 Make contracts and incur liabilities; 

14.5.6 Regulate the use, maintenance, repair, 
reolacement, and modification of Common Elements and contract 
with third parties to accomplish these objectives; 

14.5.7 Cause additional improvements t o be made as a 
part of the Common Elementsi 

14.5.8 Acquire, hold, encumber, and convey in its own 
name any right, title, or interest to real or personal Property, 
but Common Elements may be conveyed or subjected to a security 
':'n~e:-es;: only pl.!:::-sua:-.t to cr:e Act; 

14.5.9 Grant easements, leases, licenses, and 
concessions throug~ 0:::- over the Common Elements and petition for 
0:::- consent to ::.he vacation of s::.reets and alleys; 

14.5.10 Impose and collect any payments, fees, or 
charges for the use, rental, or operation of the Common Elements , 
ocher than Limited CommOn Elements described in Section 7 of this 
Declaration, and for services provided to Unit Ownersi 

14 .5 .11 Impose and collect charges for late payment of 
assessments and interest thereon pursuant to Section 15.2.10.1 of 
this Declaration, a~d after notice and an opportunity to be heard 
by the Board o ~ by such representative deSignated by the Board 
and in accordance with such procedures as provided in the 
Decla~ation or Bylaws or rules and regu lations adopted by the 
Board, levy reasonable fines in accordance with a previously 
established schedule thereof adopted by the Board and furnished 
to the Owners for violations of the Declaration, Bylaws, and 
rules and regulae ions of the Associationi 

- 21 -



14.5.12 Impose and collecc reasonable charges for che 
preparation and recording of amendmencs to the Declaration, f or 
resale certificates required by RCW 64.34.425, and for statements 
of unpaid assessments; 

14.5.13 Provide f or the indemnification of its officers 
and Board and maintain directors'. and officers' liability 
insurance; 

14.5.14 Assign its right to future income, including 
the right to receive Common Expense assessments, but o nly to the 
extent the Declaration provides; 

14.5.15 Sxercise any o ther powers conferred by the 
Declaration or Bylaws; 

14.5.16 Exercise all other powers that may be exercised 
in chis state by the same type of corporation as the Association; 
and 

14.5.17 Exercise any other powers necessary and proper 
for the governance and operation of the Association. 

SECTION 15 - COr-tMON EXPSNSE:S - ASSESSMENTS 

IS.1 Prior to Initial Assessment. Until the Association 
makes a Common Expense assessment, Declarant shall pay all Common 
Expenses. 

15.2 .ll.ssessmen::s and 9udoet Ear Comma:"!. Exoenses. 

15.2.1 Annual Sudoet of Common ~xoenses. Prior to 
t~~ sale 0: the first Uni~ by Declarant, ana thereafter within 
sixty ( 60) days prior to the begin~i~g of eac~ fiscal year, the 
Board (or Declarant. prior to the appointment or eleccion of the 
Board) shall estimate the Common Expenses !,o/hich it anticipa te s 
will be incurred during the forthcoming fiscal year, and 
determine the monthly assessments ana any special assessments to 
be paid during such year. The Board shall establish the dates 
for the fisc a l year consiscent with the needs of the Association. 
The Board shall also make provision for creating. funding and 
maintaining reasonable reserves for contingencies, operations, 
and repair, replacement and acquisition of Common Elements; and 
shall take into account any expected income and any surplus 
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available from the prior year's operations. The determination 
and collection of assessments for any initial partial year of 
operation o f HAWTHORNE, a Condominium, may be made by Declarant 
or the Board at any reasonable time. The initial assessme nts for 
all Units shall commence in accordance with Section 15.2.7 below. 
IE at any time during the budget year the sums estimated and 
budgeted at any time proves inadequate for any reason (including 
nonpayment for any reason of any Unit Owner's assessment(s)), the 
Board may at any t ime levy further assessments, which shall be 
assessed to the Unit Owners. 

15.2.2 Aoo~oval of Budcet. Within thirty (30) days 
after adoption of any proposed budget for the Condominium, the 
Board shall provide a summary of the budget to all the Unit 
Owners and shall set a date for a meeting of the Unit Owners to 
consider ratification of the budget not less than fourteen (14) 
nor more than sixty (60) days after mailing of the summary. 
Unless at that meeting the Owners of Units to which a majority of 
the votes in the Association are allocated or any larger 
percentage specified. in the Declaration reject the budget, the 
budget is ratified, whethe::- or not a quorum is present. In the 
event the proposed budget is rejected or the required not ice is 
not given, the periodiC budget last ra ti fi ed by the Unit Owners 
shall be continued until such time as the Unit Owners ratify a 
subsequent budget proposed by the Boa~d. 4 

15.2.3 Soecial A$sessments. The Board may also, from 
time to time, impose such special assessments as may be 
dete~mined by the Soard, subject to the restrictions in this 
Decla~ation and the Bylaws. 

15.2.4 Init.ial ?avment for Workinc Caoital. Declarant 
s~all collect from each purchaser an amo~nc equal co at least two 
(2) montl-.s' assessments at the time 0: t::: :i:-s: cc:-.veyance of 
each Unit to establish a s~fficie~t initial werking capital f~nd. 
This initial payment into the fund shall be in addition to the 
assess~ent fo::- the fi::-st month which each pu::-chaser of a Unit 
from Declarant will pay at the time of closing of the sale. Each 
Unit'S share of the working capital fund must be collected and 
transferred to the Association at the time of closing of the sale 
of each Unit, anc maintained in a segresated account for the use 
and benefit of t he Associa t ion segregated from all other funds of 
the .a.ssociation. The ou::-oose of the fund is to ensure that t he 
Association will have cash available to meet unforeseen 
ex:;,enditures, or to acquire additional equipment or services 
deemed necessary or desirable by the Board. ~~ounts paid into 
the fund are not to be conside::-ed as ac.vance payments of regular 
aS5essme~ts . Decla::-ant shall deoosit a sum ecual to at least two 
(2) months' assessments in the working capitai fund for each 
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existing but unsold Unit within sixty (60) days after conveyanc~ 
of the first Unit. Th~reaft~r, at the time of the conveyance of 
eac h Unit, De c larant s ha l l be r~imbu r sed for the working c 3 pital 
deposit from the funds col l ected from the purchaser of the 
conveyance. 

15.2.5 Liabilitv for- Assessment Payments. All Common 
Expenses shall be assessed aga inst all Units in the percentages 
set forth in Appendix C, except that assessments to pay a 
judgment against the Association resulting from a foreclosure of 
a lien against the Associati o n shall be made only against the 
Uni ts in the Condominium at the time the judgment was entered in 
proportion to their allocat~d Common Expense liabilities at the 
time the judgment was enter~d. To the extent that any Common 
Expense is caused by the misconduct of any Unit Owner (s), the 
Association may assess tha t eXgense against tha t Unit(s). 

The Board may, in its discretion, allocate 

15.2.?1 any Common Expense associated with the 
ope ration, maintenance, repair, or replacement of a Limited 
Common Element against the Owner(s) of the Unit(s) to which that 
Limited Common Element is assigned, in equal shares. 

15.2.5.2 any Common Expense or portion thereof 
benefiting fer .... er t han all of the Units shall be assessed 
exclusively against the Unie {s ) benefitted. 

15.2.6 PaYment bv Unit Owners. Each Unit Owner shall 
be obligated to pay its share of Common Expenses a nd specia l 
charges mace pursuant to e ~is Section to the treasu~e~ oE t he 
Association in eoual monthly installments on or before the fi r st 
day of each month during such year, or in such other reasonable 
ma:::1e~ as the Board sha l l designate. No C·,i:-.e:- nay exempt h i mself 
frolT. liability for paymenc of assessments for any reason, 
including waiver of use or enjoyment of any of the Common 
Elements or abandonment of the Owner's Unit . 

15.2.7 Commencement of Assessments. .a.ssessmencs f or 
each Unit Owner shall begin on the da te said Owne ~ closes t he 
transaction in which he acquires right, title or interest in the 
Unit . Declarant sha l l comme nce payment of a sses s men t s for 
existing but u nsold Units no later t han sixty (60) days af t er the 
conveyance o f t he first Un i c i n each Bu i ld ing. In the 
alte~native, Declarant may, at its option, elect to continue to 
pay all o?erating expenses for P~WTHORNE, a Condominium, a f ter 
conveyance of the first Unit in each Building and commence the 
assessments at a lacer time. Whenever assessments are thereafter 
commenced and r equired from any Unit Owners, assessment s sha l l be 
required from all Unit Owne~s, including Dec l arant for exis t ing 
Units then owned by Decla r ant. Assessments for the initial month 

24 -



shall be prorated if closing occurs on other than th~ fi~st of 
the month . 

15.2.8 PaYment bv Mortoaoees. Subject to 
Section 16.2, the holder of a mortgage o r other purchaser of a 
Unit who obtains the right of possession of the Unit through 
foreclosure shall not be liable f~r'assessments that became due 
prior t o such right of possession. Such unpaid assessments shall 
be de~med to be Common Expenses collectible from all the Unit 
Owners, including such mortgagee or other purchaser of such Unit. 
Foreclosure oE a mortgage does not relieve the prior Owner of 
personal liability for assessments accruing against the Uni t 
prior to ehe date of such sale as proviced in this Section. 

15.2.9 Securitv Deoosit. From time to time, the Board 
may, at its sale discretion, require a Ur.i t Owner t o make and 
maintain a security deposit not in excess of three (3) months 
estimated monthly assessments, which may be collected in the same 
manner as other assessments. Such deposit shall be held in a 
separate fund, credited to such Unit Owner, and resort may be had 
thereto at any time when such Owner is fifteen (15) days or more 
delin~uent in paying his monthly or othe r assessments. 

15.2.1 0 Interest, Late Charees, Exoenses and 
Attornevs' Fees. As par t of its collection of delinquen t 
assessments , the Association shall be entitled to recover 
interest f or the period o f delinquency, l ate c harges, expenses of 
collection, and attorneys' fees incurred by the Association 
whethe ~ o~ not a suit is commenced or prosecuted to judgment. In 
accition, the Associa~ion stall be e~ti~led co recover c~sts and 
~easona~le acco~L.eys' fees if it p~evails on appeal and those 
incurred in the enforcement of a judgmen~. 

15.2,10.2. T;"e .~.ssocia::ion may, from time to time, 
escablis~ reasonable late charges and a rate of inte~est to be 
charged on all subsequent delinquent assessments or ins~allments 
thereof . Delincu~nt assessments shall bea r interest from the 
date of delinquency at the maximum rate permitted under RCW 
19.52.020 on the date on which the assessments became delinquent . 

15,2.10.2 The Association may impose a lace 
charge in an amount not exceeding twenty-E i ve percent (2 5%) of 
any un~aid assessment or charge which had remained delinquent for 
more than fifteen (1 5 ) cays. 

15.2 .11 Remedi es Cumulative. The remedies provided 
are cumulative, and the Board may pursue them concurrently, as 
well as any otr.er remedies which may be available under law 
althougi"l not e:<pressed in this Declaration. 
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1S.3 Surolus ~unds. Any surplus funds of the Association 
remaining after payment of or provision for Common Expenses and 
any prepayment of reserves shall, in the discretion of the Board, 
either be paid to the Unit Owners in proportion to their Common 
Expense liabilities or credited to them to reduce their future 
Common Expense assessments. 

SECTI ON 16 - LIENS !?"OR ASSESSMENTS 

16 .1 Lien in Favor of Associaci0n. The Association has a 
lien on a Unit for any unpaid assessments levied against a Unit 
from the time the assessment is due. Fees, late charges, fines, 
and interest charged by the Association are enforceable as 
assessments. IE an assessment is payable in installments, the 
Association has a lien for the full amount of the assessment from 
the time the first installment is due. 

16.2 Prio ri t v of Association LiAn. 

16.2.1 General Priority. The lien of the Association 
under this Section shall be prior to all other liens and 
encumbrances on a Unit, except: (al liens and encumbrances 
recorded before the recording of the Declaration; (bl a mortgage 
on the Unit recorded before the date on which the assessment 
sought to be enforced became delinquent; or (c) liens for Real 
Property taxes and other governmental assessments or charges 
against the Unic. 

16.2.2 P::ior:'tv Ov~r Mo::tcaces Encumber inc !ndividt.;a! 

10.2.2.1 !f the Association elects to foreclose 
its lien under Section 16.50: this Declaration, the lien stall 
also be prior to the mortgages described in Section 16.2.2 of 
this Declaration to the ·extent of assessments for Common 
Ex?enses, excluding any amounts fo= capital improvements, based 
on the periodic budget adopted by the Association pursuant to 
this Declaration which would have become due, in the absence of 
acceleration, during the six (6) months immediately p=eceding 
institution of an action to enforce the lien. 

16.2.2.2 The priority of the Association's lien 
against Units encumbered by a mortgage held by an eligible 
mortgagee or by a first mortgagee which has given the Association 
a written reauest for a notice of delinauent assessments shall be 
reduced by up to three (3) months if and to the extent its 
foreclosu=e includes delinquencies which relate to a period after 
suc~ holder becomes an eligible mortgagee or has given such 
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notice and before the Association gives the holder a written 
noeice of the delinquency. 

16.2.2.3 This subsection 16.2.2 does not affect 
the priority of mechanics' or mate ri almen's liens, or the 
priority of liens for other ass~ssments made by the Association. 

16.3 Recordina Not R~cruired. Recording of this Declaration 
constitutes record notice and perfection o f the lien for 
assessments of the Association. While no further recording of 
any claim of lien for assessment under this Section shall be 
required to perfect the Association's lien, the Association may 
record a notice of claim 0: lien for assessments under this 
Section in the Real Property records of King County. Such 
recording shall not constitute the written notice of delinquency 
to a mortgagee referred to in Section 16.2.2.2 of thi s 
Declaration. 

16.4 Limitation on Enforcement. A lien for unpaid 
assessments is extinguished unless legal proceedings to enforce 
the lien are instituted within three (3) years after the amount 
of the assessments sought to be recovered b~comes due. 

16.5 Enforcement o f Lien. 

16.5.1 The lien arising under this Section may be 
enforced judicially by the Association or its authorized 
re9resentative in the manner set forth in Chapter 61.12 RCWor 
nonjudicially in the manner set forth in Chapter 61.24 RC''''' for 
no~judicial foreclosure of deeds o f trust. :or the purpose of 
preserving the Association's nonjudicial fo~eclosure op~ion, this 
Declaration shall be considered to create a grant of each Unit in 
t:-L:st to Chicago Title Insurance Company 0 :- its successors or 
assigns ("Trus~e="), ~:) sec:.lre ~he ool:;-a:.:.ons of each Unit Owner 
("Gran~or") to the Associ.=tion ( "3eneficia :::-y ") for the payment of 
Assessments. Grantor shall retain the right to possession of 
Gran~or's Unit so long as Granter is not in default of an 
obligation to pay Assessments. The Trustee shall have a power of 
sale with r espect to each Unit, which becomes operative in 
Assessments. The Units are not used principally for agricultural 
or farming purposes. 

16.5 .2 The Association or its authorized 
representative shall have the power to purchase the Unit at t he 
foreclosure sale whether judicial or non-judicial and to acquire, 
hold, lease, mortgage, or convey the Unit to a t hi rd party. Upon 
an express waiver in the complaint of any right to a deficienc y 
judgment in a judicial fo~eclosure action, the period of 
redemption shall be eight (8) months. Nothing in this Sect i on 
shall prohibit an Association from accepting a deed i n lieu of 
foreclosure from the Owner 0: the Unit subject to the l ien. 
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16.6 Aooointment oE R~~~iv~r. From the time of 
commenC9ment of an action bv the Association to foreclose a lien 
for nonpayment of del i ~quenc assessments against a Unit that is 
not occupied by the Owne~ thereof, the Association shall be 
~ntitled to the appointment of a receiver to collect from the 
lesse9 thereof the rent for the Unit as and when due. If the 
rental is not paid, the receiver may obtain possession of the 
Unit, refurbish it f o r rent a l up to a reasonable standard for 
rental to others, and apply the rents first to the cost of the 
receivership and attorneys' fees thereof, then to the cost of 
refurbishing the Unit, then to applicable charges, then to costs, 
other fees, and charges of the foreclosure action, and then to 
the payment of the delinquent assessments. A receiver shall not 
be appointed less than ninety (90) days after the delinquency. 
The exercise by the ll.ssoci.ation of the foregoing rights shall not 
affect the priority of preexisting liens on the Unit. 

16.7 Personal Liabilit v o f Unit Owners. In addition to 
c o nstituting a lien on the U~ i t, each assessment shall be the 
joint and several obligation of the Owner or Owners of the Unit 
to which the same are ass~ssed as of the time the assessment is 
due. Suit to recover a personal judgment for any delinquent 
assessment shall be maintainable in any cour t of competent 
jurisdiction without foreclosing or waiving t he lien securing 
such sums. 

16.8 Ce-tificate of Assessment. The Association, upon 
written request, shall fu=nish to a Unit Owner or a mortgagee of 
a U:1i;: a statement sigr:.ed by an office:- or authorized agent of 
th: .il..ssocia:.ion setting forth the amount o f un9aid assessments 
agair.st that Unit . The s:.atemenc shall be furnished within 
fifteen (15 ) days after receipt of the request and is binding on 
the Association, the Soard, and every Unit Owner, unless and t o 
the ex=ent k~ow~ by the recipient to be false. 

SECTION 17 - ASSOC!.Il..T!ON ;'.ccOtrNTS AND RECORDS 

17.1 Bank Accounts. The . .D..ssociation shall maintain four 
( 4 ) separate bank accounts, one each f or its general account , 
reserve fund, insurance reserve account, and working capital 
account. 

17.1.1 Gene:-a ' ft.CCOU:1t. Po.ll assessment payments shall 
be deposited in the general account and thereafter distributed to 
other accounts or paid out for current expenses. 

17.1.2 Reserv~ Account. ~~y reserve funds of the 
Association shall be kept in a segregated account and any 
transaction affecting suc~ funds, including t he issuance o f 
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checks, shall require the signature of at least two persons who 
are officers or directors of the Association. 

17.1.3 Insurance Rese rve .l\ccount. Each month the 
Board shall first deposit to the insurance reserve a ccoun t tha~ 
portion of the Common Expense assessments necessary to pay at 
leas~ o ne-twelf th (1/12) of the total cost of all of the 
insura~ce coverage then in effect pursuant to Section 19 and su=h 
insurance reserve account shall be held se~arately and inviolate 
until utilized for payment of such premiums. 

17.1.4 Workincr Caoital AccQunt. This account shall 
cor-cain the funds paid to the Association collected pursuant to 
Section 15.2.4. 

17.1.5 No Commincrlincr. The funds of the Association 
shall not be commingled with the funds of any other Association, 
nor with the funds of any manager of the Association or any other 
person r:sponsible for the custody of such funds. 

17.2 Financial Records. The Board shall keep complete and 
accurate books and records of the receipts and expenditures 
affecting the Common Elements, specifying and itemizing the 
maintenance and repair expenses of the Common Elements and any 
other expe ns es incurred, together with any additional information 
which may from time to time be designated by the Board. Such 
books and records and the vouche rs authorizing payments shall be 
available for examination by the Unit Owne rs, their mortgagees, 
agents or attorneys, at any reasonable time or times. All books 
ar.d records shall be kept in accordance wi~h goed acccunting 
procedures. 

17.2.1 R~ce=cs fo= Resale Certifica ~es. The 
Assoc~ation shall ke:? fi~a~c~al r~co=ds s~fEic~3~tiy d~~ailed to 
enable the Associacion to comply with requests for resal~ 
certificates pursuant to RCW 64.34 .425. 

17.2.2 Financial Sta~ements and Audits. 

17.2.2.1 At least one (1) copy of the annual 
financial statements shall be furnished to each Unit Owner and 
any mortgagee requesting the same within sixty (60) days 
following the end of the fiscal year covered thereby or as soon 
thereafter as the statemenc shall be completed. 

17.2.2.2 An annual audit shall be made of the 
records and accounts of the Association, unless it is waived 
annually by Unit Owners other tr.an the Declarant of Units to 
which sixty percent (60%) of the votes are allocated, excluding 
t he votes allocated to Units owned by the Declarant. 
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SECTION 18 - DECLAR.a..NT CONTROL OF THE ASSOCIATION AND T?_~\[SfER TO 
UNrT OWNERS 

18.1 D~clarant Control. Subject to Section 14.4, Declarant 
may control the Association, and, acting alone, appoint and 
remove the officers and members of the Soard until the earlier of 
(a) sixty (60) days after conveyance' of seventy-five percent 
(75%) of the Units which may be created to Unit Owners other than 
a Declarant; (bl two (2) years after the last conveyance or 
transfer of record of a Unit except as security for a debt; (el 
two (2) years after any development right to add ne'''' Units was 
last e:<ercised; or (d) the date on which Declarant records an 
amendment to the Declaration pursuant t o which Declarant 
voluntarily surrenders the right to further a9Point and remove 
of:ice rs and members of the Board.. Declarant may vOlunta::-ily 
surrender the right to appoint and remove officers and members of 
the Board before termination of chat period pursuant to (al, (b) 
and (cl of this Section, but in that event Declarant may recruire, 
Eor the duration of the period of Declarant Control, that -
s:::>ecified actions of the !l.ssociation or Board, as described in a 
recorded instrument executed by Declarant, be approved by 
Declarant before they become effective. 

18.2 Tra~sfer of Control of Association. Within sixty (60) 
days after termination of the period of Declarant Control 
oursuant to Section 18.1 of this Declaration, Declarant shall 
delive~ to the Association all Property of the Unit Owners and of 
.th-=: ~.ssociation !"leld or controlled by Declarant, i~cluding, but 
nee. limi ted to: 

19.2.1 Th~ original or a photoc09Y of the recorded 
Declaration and each recorded amendment to the Declaration; 

19.2.2 The Cere.ificate of Inco~perat~o~ a~c a copy or 
duplicate original of the Arcicles of Incorporation of the 
A.ssociation as filed with the Secretary of State; 

18.2.3 The 8yla' .... s of the Association; 

18.2.4 The minuce books, including all minutes, and 
oeter books and records of the Association; 

18.2.S ~~y r ules and regulations that have been 
adopted; 

18.2.6 Resignations of officers and members of the 
Soard who are required to reSign because Declarant is required to 
relinquish concrol of the .?i.ssociacior:.; 

18.2.7 The financi al records, including canceled 
checks, bank se.atemencs, and financial scacements of the 
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Association, and source documents from the time of incorporation 
of the Association through the date of transfer of control to the 
Unit Owners; 

18.2.8 Association f unds o r the control of the funds 
of the Association; 

18.2.9 All tangibl~ personal Property of the 
Association, if any, represented by Declarant to be the Property 
o f the Association, or ostensibly the P~operty of the 
Association, and an inventory of the Property; 

18.2.10 Except for alterations to a Unit done by a Unit 
Owner other than Declarant, a copy of Decla rant 's plans and 
specifications utilized in the construction or remodeling of the 
Condominium, with a certificate of Declarant or a licensed 
architect or engineer that the plans and specificat i ons 
re~resent, to the best of their knowledge and belief, the actual 
plans and specifications utilized by Declarant in the 
construction or remodeling of t he Condominium; 

18.2.11 Insurance policies or copies thereof for the 
Condominium and Association; 

18.2 . 12 Copies of any certificate(s) of occupancy that 
may have been issued for the Condominium; 

18.2.13 All other permits issued by governmental bodies 
applicable to the Condominium in force or issued wi thi n one (1) 
year before the date 0: tra~sfe= of contrel to t~: Un:t Owners. 

18.2.14 All written warranties tha t are still in ettect 
fer the Common Elements, o r any other areas or facilities which 
cl:e .~.ssoc i a;:.ion i":as the respons':'bility to :nain::::.i:-. and repair, 
from . the concraccor, subcor".trac;;:.ors, sUP9Iie=~, and ma.::.ufac;;:.ure:-s 
and all Owners' manuals or ins;;:.~uctions furnished to Declaran~ 
with respect to ins~allec equi pmene or Building systems; 

18.2.15 A roster of Unie Owners and eligible mor tgagees 
and their addresses and telephone numbers, if known, as shown on 
Declarant's records and the date of closing of the tirst sale of 
each Unie sold by Declaranc; 

13.2.16 All leases o f the Common Elements and other 
leases to which the Associae i on is a party; 

18.2.17 .P.!l employmenc contracts or service contracts 
in wh~ch the Association is on: of the conc rac~ing parties or 
service contraces in which the Associa.tion or the Unit Owners 
have an obligation or a responsibility, di rect ly or indirectly, 
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to pay some o~ all of the ree or charg~ of the person performing 
the service .. and 

18.2.18 All oth~r contracts to which the Association is 
then a party. 

18.) Audit of Records Transferr~d. Upon the transfer of 
control to the Unit Owners, the records oE the Association shall 
be audited as of the date of transfer by an independent Certified 
?ublic Accountant in accordance with gene~ally accepted auditing 
standards unless the Unit Owne~s , other than Declarant, by two
thirds (2/3) vote elect to waive the audit. The COSt of the 
audit shall be a Common Ex?ense. The accountant performing the 
aueit shall examine sUP90rting documents and records, including 
the cash disbursements and related paid invoices, co determine if 
expendicures were for Association purposes and the billings, cash 
receipts, and related records to determine if Declaranc was 
charged for and paid che proper amou~t of assessments. 

SECTION 19 - INSURP.NCE 

19.1 Insurance Coverage Provided bv the Association. 
Commencing not later than the time of the first conveyance of a 
Unit to a person other than Declarant, the Association shall 
maintain, to the extent reasonably available: 

19.1.1 PrQoe~tv Insurance. Fire insurance, wi th 
ex:e~ded coverage endorseT.encs, in an amount as near as 
;racticable to the full i~surable re~lacement value (without 
deduction fo~ deoreciation, but less any other deductions which 
cr.e Board may find reasona~le after consultation with insurance 
cons~l~ants), covering the Units and Common and Limited Common 
Elemenc.s, a!1c. i~cl'..:.c.i::g all eo::;:ui;>me:-.t, ':":np~::)Ve~ent5, and 
bettermencs in a Unit installec by Declara~= O~ the Unit Owners, 
insuring against all risks of direct physical loss commonly 
i~sured asai!1st. The full insurable replacement shall be 
reviewed and adjusted as necessary, and at each rene' .... al dace, 
e:<clusive of Land, excavations, fou:1dations , and other items 
r.ormally excluded from Property policies of property insurance. 

19.1.2 Liabilicv Insurance. General comprehensive 
liability insurance, including medical payme:1ts insurance and 
insuring the Uni c Owne rs , the Association , the Board, Declarant, 
and such Othe~5 as may be designated by the Board against 
liability to the public or to the Unit Owners, and their 
invitees, guests, or tenants, incident to the ownership or use of 
the Units and C~mmon and Limited C~mmon ~lements ( including but 
not limited to owned and nonowned a~tomooile liability) with 
coverage limits determinec by the Board, but not less than 
51,000,000 for personal injuries and deaths arising out of a 
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single occurrence, and S5o,ooo (per accident) for Pr operty 
damage. Each such policy shall contain a Severability of 
Interest Endorsement or its equivalent which would preclude the 
insurer from denying a claim of the negligent acts or omissions 
of the Association or another Unit D' .... ner. Each such policy shall 
contain protection against water damage liability, liability for 
nonowned and hired automobiles, l~a~ility for t he Property of 
others and any other coverage whic h may, from time to time, be 
r equired by r~gulations of the federal National Mortgage 
Association ( FNMA), Federal Home Loan NOrtgage Corporation 
( FHLMC ) , Fede~al Housing Autho:-ity ( F~~ ) , Vete rans Administration 
(v.~), Government National Mortgage .~ssociation (GNMA) , or othe:
governmental or quasi-governmental agencies involved in t he 
secondary mortgage market, so long as it may be a mortgagee or 
Owner of a Unit within the project, except to the extent such 
coverage is not available or has been waived by such agency. 

19.1.3 Workmen's compensation insurance co the extent 
required by applicable laws. 

19.1.4 Insurance against loss of personal Property of 
the Association by fire, theft and other losses, with such 
deductible provisions as the Board deems advisable. 

19.1,5 Insurance coverage, in such amounts as the 
Board may in its discretion determine, to indemnify the 
directors, officers and agents of the Association pursuant to 
Section 23.2. 

19.:.6 Such ether i~su~ance as the Board deems 
advisable. 

19.2 Insurance Rat i nO's. .ll..ll insurance shall be obtained 
:~on a~ i~s~=ance ca==ie:- cr ca==ie=s ra~ed Class IV or bette= by 
"3es::' s Key ?ac.ing Guice" cr equiva!en: =atinS' se=vice, anc:' 
licensed to do business in c.he State of WashinS'ton, or from 
Lloyd's of London. The Board shall have the insurance coverage 
revie ..... ed by the insurance consultants of the Association not less 
often than once every year ..... i th respect to the adequacy of the 
policy limits and coverage. 

19.3 Notices to Un;t Owners Recardina Availabilitv of 
Insurance Conc.racts. If the insurance described in this 
Section 19 is not reasonably available, the Association promptly 
shall send r.oc.ice of that face to be hand-delivered or sent 
prepaid by first class United States mail to all Unit O ..... ners, to 
each eligible mortgagee, and to each mortgagee to whom a 
certificate 0= memorandum of insurance has been issued at thei= 
respective last known addresses. 
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19.4 Soecial Policv Reauirements. Insurance polici~s 
carried pursuant to Section 19.1.1 shall provide that: 

19.4.1 Each Unit Owner is an insur~d person under the 
policy with respect to liabili:y arising out of the Owner's 
interest in the Common Eleme nt s or membership in the Association; 

19.4 . 2 The insurer waives its right to subrogation 
under the policy against any Unit Owner, member of t he OWner's 
household, and lessee of the Owner; 

19.4.3 No act or omission by a~y Unit Owner, unless 
acting within the scooe of the Owner's authority on behal f of the 
Association, '.-Jill void the policy or be a condition to recovery 
under the policy; 

19.4.4 IE, at the time of a loss under the policy, 
there is other insurance in the name of a Unit Owner covering the 
same risk covered by the policy, the Association's policy 
provides primary insurance; 

19.4.5 The insurer shall not be relieved from 
liability for loss occurring while the hazard to such Building (s) 
is increased, whether or not within the knowledge o r control of 
the Boara, or because of any breach of warranty or condition or 
any other act or neglect by the Board, the Unit Owners or any 
other persons acting under authority of any of t hem; 

19.4.6 The oolicv may not be cancelled (whether or not 
req:".lesced by the Boa::d) except by the insurer giving at least 
tn':'::-ev (30) cays cri or 'IIri;:.t;;1 r!.ocic; thereof to t he Board and 
every' ocher pe~son in i nterest who shall have requested such 
notice of the insure::; 

19.4.7 The policy contai~ a c=oss~liability 
endorsement wherein the rights of an ins~red party under the 
policy or policies s~all noe be prejudiced with respect to 
actions against another insured part y the reunder, o r other 
equivalent coverage in cases of liability of the Associat ion or 
Unit Owne=s to othe:::- Unit Owners; 

19.4.8 The policy contains a seanda::d mortgagee clause 
which shall: 

19.4.8.1 Provide that any reference to a 
mortgagee in such Dolicv shall mean and include all holders of 
mortgages of a Unic or Unit lease or sublease, in their 
res?ective order and preference, whet he:: or not named therein; 

19.4.8.2 Provide that suc h i nsurance as to the 
interest of any mortgagee shall not be invalidated by any ace or 
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neglect of the Board, and Unit Owners or any persons acti ng und~r 
authority of any of them; 

19.4.8.3 Waive any provision invalidating such 
mortgage clause by reason of the failure of any mortgagee to 
notiEy the insurer of any hazardous use or vacancy, any 
requirement that the mortgagee pay a.ny premium thereon, and any 
contribution c lause. 

19.5 UnIt Owner's Po.cditional Insur.ance. Each Uni t Own;::r 
may, at his own expense, obtain additional insurance covering his 
Unit and its contents. However, no Unit Owner shall be entitled 
to mai ntain insurance coverage in any manner which would decrease 
the amount which the Board , o r any trustee for the Soard, o~ 
beh3lE of all of the Unit Owners, would othe:-' ..... ise realize unde:
any insu:-ance policy whi ch the Board may have in force at any 
particular time. Each Unit Owner shall notify the Board o f all 
improvements made by the Unit Owner to his Unit, if the value 
thereof is in excess of $1, 000. Any Unit Owner who obtains 
individual insurance . policies covering any portion of E-l'.AWTEORNE, 
a Condominium, other than personal Property belonging to such 
Unit Owner shall file a copy of such individual policy or 
polic ies with the Board within thirty (30) days after purchase of 
such insurance, and the Board may review its effect with the 
Association's insurance consultants. 

19 . 6 Insurance Proceeds. Insurance proceeds for damage or 
destruc~ion to any pare of ehe Property shall be paid to an 
i~surance trus~e= desigoaced by the Board, on behalf of the 
;' . .ssoc':'3.:ior., ' .... h.:.ch sr.all segreg?te sue:: 9=oce ec.s from othe:- funds 
of t::'e .Q.ssociation for use a:1d pa~rmer'. c as p::::-ovidea. for i:-. 
Section 19. The Association, act ing through t he Board, shall 
have tha authority to settle and compromise any claim under 
i:1.sura:;ce ootai:1ed by er.e ~.ssociation and the insL:.::-er may accept 
a release and discharge 0: liability mada by· the Board on behalf 
of the named insureds under the policy; provided, however, that 
no 9rovision of thi s Decla::::-ation shall entitle the Owner of any 
Unit 0::::- any othe r party, to priority over the mortgagee of that 
Unit with respect to the distribution of any insurance proceeds. 
Subject to the provisions of Section 20.1, the proceeds must be 
disbu::::-sed first for the repair or restoration of the damaged 
Procertv, and Unit Owners and lienholders a::-e not entitled to 
receive"payment of any portion of the proceeds unless there is a 
su:-plus of proceeds after the Property has been completely 
repaired or restored, or the Condominium is terminated. 

S=:CTION 20 - DP_MAGE OR DESTRUCTION - REc.Q.IR P.N·O RSCONSTRUCT I ON 

20. 1 Initial Soard Determinations. In the event of damage 
or destruction to any part of the Proper ty, the Board shall 
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promptly, and in all events within thirty (30) days after the 
dat~ of damage or destruction, make the following determinations 
with respect t.hereto employing such advice as the Board deems 
advisable: 

20.1.1 The nature and extent of the damage o r 
destruction, together with an invent.ory of the improvements and 
Property directly affect.ed thereby. 

20.1.2 An estimate o f the cost to reoair and 
reconstruct the damage and destruction, which estimate shall, 1 r 

practicable, be based upon two or more firm bids obtained from 
responsible contractors. 

20.1.3 The anticipated insurance proceeds, if any, 
which will be available from insurance covering the loss, based 
on the amount paid or initially off~red by the insurer. 

20.1 .4 The amount, if any. that the estimated cost of 
re9air and re constru~tion will exceed the anticipated insurance 
proceeds. and the amount of any special assessment which will be 
necessary in such evenc. 

20.1.S The Board's recommendations as to whether such 
damage or destruction should be repaired or reconstructed. 

20.2 Notice of Damaae or Dest.ruct.ion. The Board shall 
promptly, and in all events wit.hin t.hirty (30) days after t.he 
date of damage or dest.ruction. provide each Unit Owner, and each 
filo :-:gagee, with a ..... rit.:.e::.. no::.iee s1..:.:nma:-izing the init.ial Boa:-d 
dete:-minations made und~r Section 20.1. If the Boare fails to do 
so within said thirty (30) days, then any Unit Owner or mortgagee 
may make the determinations required under Section 20.1 and give 
:.he Gotice req'..!i:-ed u:1c.e:::- th':s Section 20.2 . 

20.3 Definitions. As used in this Section 20, the words 
"repair," ":-econst.ruct.," "rebuild" 0':- "restore" mean rescoring 
the Buildings , t.he Common and Limited Common Elements to 
substantially the same condit.ion in which they existed prior to 
the damage or destruction, with each Unit and the Common and 
Limit.ed Common Elements having subscantially the same vertical 
and horizontal boundaries as before. Modifications to conform to 
then applicable government.al rules and regulations or available 
means or construction may be made. As used in t.his Section 20, 
the term "emergency work" means that work which the Board deems 
reasonably necessary to avoid further damage, destruction or 
substant.ial diminution in value t.o t.he improvements and to 
reasonably protect. the Unit Owners from liability from t.he 
condit.ion of t.he site. 
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20.4 Reconstruction. 

20.4.1 Unless prior t o the commencement o f repair and 
restoration work (other than emergency work ) the Unit Owne~s 
shall have decided not to repair and reconstruct in acco rdance 
with the provisions of either subsection 20.5.3 or 20.6.3, the 
Board shall promptly repair and reconstruct t he damage and 
destruction, use the available insurance proceeds therefor, a~d 
pay for the actual cost oE repair and reconstruction in excess of 
insurance proceeds secured as a Common Expens e which shall be 
specially assessed against all Units in proportion to their 
allocated undivided incerests in the Common Elements. 

20.4.2 The Board shall have the authority co employ 
architects and attorneys, advertise for bids, let contracts to 
contractors a~d others, and to take such other action as is 
reasonably necessary to accomplish the repa ir and recons truction. 
The Board may, in its discrecion, authori ze the insu=-ance carrier 
involved to proceed with the repair and reconstruction. 

20.5 Limited Damaae - Assessment Under 53 sao. If the 
amount of the est i mated assessment determined under 
Section 20.1.4 does not exceed 53,500 for anyone Unit, the 
following provisions shall apply: 

20.5.1 Either the Soard or a reQuisite number of Unit 
Owners, within fifteen (15) days a fc er the ·notice required unde~ 
Section 20.2 has been giVen, may, but shall not be required to, 
call a SPecial meeting of t~e Associatio~ to consider such repair 
ar:e. ::econstr1..!ction. 

20.5.2 Except for emergency work, no repair or 
reconstruccion shall commence until afte:: said fifteen ( 15 ) day 
period and ~ntil a:ter the conclusion of said s~ecial meet i ng i f 
such meeting is called withi:1 saie. fifteen (ls ) · days. 

20.5.3 A una~imous decision 0: the Unit Owners will be 
required to aVOlC c he provisions of subsection 20 . 4.1 and co 
determine not to re?ai~ and rebuild the damage and destruction; 
provided, that the fai l ure of the Board or the Unit Owne=-s within 
s~id fifteen (15) day period to call for said special meeting 
shall be conclusively deemed a unanimous decision to unde rtake 
such work. 

20.6 Maior Damaae - AssessmAnt Ovgr 53[500. If the amount 
of the estimated assessment determined unde r subsection 20.1.4 
exceeds 53,500 for anyone Unit, the following provisions shall 
a;:>ply: 
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20.6.1 The Board shall promptly, and in all events 
within thirty (30) days aft~r the date of damage or destruction, 
call a special meeting of the Association to consider repair and 
reconstruction of such damage or destruction. If the Board fails 
to do so within said thirty (30) day period, then any Unit Owner 
or mo rtgagee may convene and conduct the meeting required under 
this Section 20.6.1. 

20.6.2 Except for emergency work, no repa:~ or 
reconstruction shall commence until the conclusion of the s~ecial 
meeting of the .l\ssociation required und~r subsection 20.6.1'. 

20.6.3 A concurring vote of eighty percent (80%) or 
mor~ of the total voting powe r will be required to avoid the 
provision of Section 20.4.1 and to determine not to repair or 
reconstruct the damage and destruction; provided, that failure of 
the Board, the Unit O'N'ne::"s, or mortgagees to convene the special 
meeting requi red under subs~ction 20.6.1 withi~ ninety ( 90) days 
after the date of damage or destruction shall be deemed a 
unanimous decision not to undertake such repair and 
reconstruction. 

20.7 Recision Not to Restore - Oisoosition. In the event 
of a decision under either subsection 20.S.3 or 20.6.3 not to 
repair or reconstruct damage and destruction, the Board may 
nevertheless expend such of the insurance proceeds and Common 
Expense funds as the Board deems reasonably necessary for 
emergency '""ork (which emergency work may include, but is not 
necessarily limited to, removal of the damaged or destroyed 
3~il~:~g3, a~~ c!~aring, fill:~g a~d grading the La~c ), and any 
remaining funds and the Prope::"ty shall thereafter ce held and 
distributed as follows: (a) The insura~ce proceeds accr:butaole 
to the damaged Common Slements shall be used to restore the 
damaged area to a condicion compacible with the remai:-.:!.:!::" .:;: the 
Cor-.dominium; (b) the insura:-.ce p::"oceeds ao:o:rioutable to Unics and 
Limited Common Elements which are not rebuilt shall be 
distributed to the Owners of those Units and the Owners of the 
Units to which those Limited Common Elements were allocated, or 
to lienholders, as their interests may appear, and (c) the 
re mai nder cf the proceeds shall be distributed to all the Unit 
Owners or lienholders, as their interest may appear, in 
proport i on to their allocated undivided interests of all the 
Units in the Common Elements. If the Unit Owners vote not to 
rebu ild any Unit, that Unit'S allocated interests are 
automatically reallocated upon the vote as if the Unit had been 
condemned oursuant to Section 21 of the Declaration, and the 
Jl..ssociation promptly shal l prepare, execu t e, and record an 
amendment to the Declaration reflecting the reallocations. 
Notwithstanding the provisions of this Section, Section 20 . 1 of 
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this Oecla~ation gove~ns the distribution of insuranc~ p~oceeds 
if the Condominium is terminated. 

20.8 Miscellaneous. The provisions of this Section 20 
shall constitute the procedure by which a determination is made 
by the Unit Owners to repair or reconstruct as provided in the 
Act. By accepting an interest in· the Property, each Unit Owner 
and party claiming by, through or unde~ such Unit Owner hereby 
consencs and agrees to the provisions hereof. In th~ ev~nt that 
any provision of this Section 20 shall be determined to be 
invalid or unenforceable by any court of competent jurisdiction, 
such determination shall not affect the validity of any other 
provision of this Declaration. The purpose of this Section 20 
shall be to provide a fair and equitable method of allocating the 
costs of repair and reconstruction and making a determination for 
repair and reconstruction, if all or a portion of the 
im~rovements are damaged or destroyed, and the provisions hereof 
shall be liberally construed to accomplish such purpose. 

SECTION 21 - CONDEMN.~TION 

21.1 Total Condemnation or Takina of a Unit. If a Unit is 
acquired by condemnation, or if part of a Unit is acquired by 
concemnacion leaving the Unit Owner with a remnant of a Unit 
which may not practically or lawfully be used for any purpose 
oermitted bv the Declaration, the award must comoensate the Unit 
Owner for the Owner's Unit and it appurtenant interesc in the 
Common ~lements, whether or not a~y Common Elements are acquired. 
U~on acquisition, unless the decree otherwise provides, that 
U~i~'s alloca~:d ince~escs a~e a u tomatically reallocated to the 
remaining Units before t he taking, and the Association shall 
promptly prepare, execute, and record an ame ndment to the 
Decla::-3.::io" reflec::i:-.g the reallocations . ;'.ny re:-:l::a:lt of a Unix 
remaining after part of a Unit is taken as described in this 
Section is thereafter a Common Element. 

21.2 Partial Condemnation or Takinc of a Unit. If part of 
a Unit is acquired by condemnation, the award must compensate the 
Unit Owner for the reduction in value of t he Un it and its 
appurtenant interest in the Cornman Elements, whether or not any 
Common Elements are acouired. Uoon acauisi t ion, unless the 
decree ocherwise provides: (a) That Unit's allocated undivided 
int~res:: shall be reduced in proportion to the reduction in the 
size of the Unit, or on any ocher basis specified in tte 
Declaration; and (b) the oortion of the allocated interests 
divesteci from the partialiy acquired Unit shall be automatically 
reallocated to that Unit and the remai~ing Units in proportion to 
the respective allocated interests of chose Unics before the 
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taking, with the partially acquired Unit participating in the 
realloca t ion on the basis of its reduced alloca t ed interests. 

21.3 Partial Condemnation or Takina of Common Elements. If 
part of the Common Elements i s acquired by condemnation, the 
portien of the award attributable to the Common Elements caken 
shall be paid to the Board, which· shall use the award to recait:" 
and reconstruct the damage done to the remaining Common Ele~ents, 
and the remaining sum shall be treated as surplus funds under 
Section 15.3 of this Declaration. 

SECTION 22 - MORTGAGE PROTECT!ON 

22.1 Co nst!';uction Mo rcaaoe . SeaFirst Bank ( "construction 
lende:-") has financed ehe construction of the Buildings and 
improvements on the Prope~ty and holds a Deed of Trust on each 
separate Unic '""hich will be reconveyed upon sale by Declarant. 
Const:-uction lender does not waive or consent to any modification 
of its righcs chereunder, and retains all security in t erests 
against the Buildings, the Units, and the Common Elements, except 
inso f ar as the same may be specifically relinquished by 
reconveyance of the Deeds of Trus t signed by construction lender 
from time to time, for each Unit and its percentage of interest 
in the Common Elements, as each Unit is sold and conveyed, 
pursuant to agreement for such reconveyance made apart from the 
Declaration. 

22.2 Re~ention and Extension of Decla~ant's Control . In 
::'e e'/en~ tna: Declar3.:-.: ' 5 cont~ol obliS;;t:i·:n-l to any mo=t~agee o~ 
cee~ c: e ~ust : ina~cins conscruccian of c~e C=ndomini~m has ~oc 
been paid in full ae the time Declaranc's ccn:ro! has ex?i=ed, 
t~en said powers conferr~c upon Declarant in this Declaration 
s~all De extended f or a~ accicional cwo (2) y:ars if the 
const:::-uction l e nder so r equests in ' .... ricing j p=ovided, however, 
that said control extended under this Sect ion shall not be 
ex::enc.ed, or if pr;'1iously extended., sha ll t erminate, whe n Units 
are sold, and sales closed according to Section 18.1 of this 
Declaration, and provided fur t her t hat the construction lender 
will noc unreasonably refuse to permit Declarant to re linquish 
Decla=ant's control, nor insist on retention should such 
retention at any time conflict with proviSions o f law, or if the 
relinquishment the =eof be required by any proposed institutional 
first mortgagee of a Unit o r by a mortgage i nsurer, o~ 
co~?o=acion 0= age ncy acministering a n y program creating a~y form 
of ma rket for mortgages. 
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22.3 Riches of Cor.seruc!:ion Lend~rs Afcer fgreclosure. 
Alchough no such rights are warranted to such mortgagee by any 
party, the following rights shall be accorded to the construction 
lender of the Condominium to the extent permitted by I a' ...... 

22 . 3.1 Obtain i na Declarant's Powers. If the lender of 
the Condominium forecloses its mortgage or deed of trUSt or 
acquires a de~d in lieu of foreclosure, and obtains oossessorv 
rights, legal title, or cen:ificaces of sale to the ;:msold Units 
and appurtenant Common Elements to which the deed of cruse or 
mortgage liens extend, then the construction lender may succeed 
to and assume, to che exclusion of the Declarant, the rights, 
powers and privileges of Declarant as set forth in this 
Declaration, and may further assign and transfer such rights or 
the right to have or obtain such rights to any other person. 

22 . 3.2 A009intme~t o f R~ceiver. The construction 
lender shall be entitled co appoincmenc of a receiver duri~g the 
pendency of a~y foreclosure of its security instruments, if it 
accelerates its indebtedness, and said receiver shall 
immediately, upon appointme~c, succeed to and assume the rights 
a nd power of Declarant as se~ forth in this Declaration, and the 
receiver shall be entitled to sell unsold Units during the 
pendency of said foreclosure, and said sales shall be subject to 
confirmation by court order . All proceeds of such sales shall be 
accounted for and, after reasonable receiver's fees and costs of 
sale approved by the court, shall be applied in reduction of the 
indebtedness to the construction lender. 

22.3 . 3 L;abilit v of CO~st·uctio~ Le~der. In che event 
~~e co~sc=~ction le~de~ oct~~ns ?ossessory r ights, or any rights 
wh i ch may s ubject it co li3~ilicy for Common 2xpense assessments 
for any Unit, in any way as a result of the foreclosure of the 
rr.ortgage or deed of trus~ f:~a~ci~g construction of t~e 

Condominium, or by taking of a transfer in l ieu of foreclosure, 
then said construction lender shall be liabl e for only that 
po:-tion of any assessme~t5 against any Unit to ' ..... hich said 
construction lender is so e~ticled for which Declarant is liable 
under law and this Declaration. In no event will the 
construction lender be liable for any past due assessments which 
accrued or became due prior to the time the construction lender 
obcained possession by foreclosure or by de e d in lieu of 
foreclosure, except as provided in this Declaration or the Act. 

22.3.4 Sicna - ~re bv Consc·uccion Lpnder. if t~is 
Declaration is signed by ete construction lender of the 
Condominium, such signatu:-e indicates that arrangements have been 
made to partially reconvey ~nits for sale, and that upon the 
first such release, the said construction lender accepts the 
Condominium scatus of the projecc, but until such first 
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reconveyance the rights of the construction lender against the 
entire Property and each Unit are superior to the rights of any 
purchaser of the project or of any portion or Unit thereof. 

22.3.5 Liabilitv Eor ~ast Due Assessments. The liens 
created under this Declaration upon any Unit for assessments in 
fa vor of the Association shall be· subject to the rights of the 
secured party in the case of any indebtedness secured by 
mortgages made in good faith and for value of the Unit or of all 
or a part o f the Property which extend to the Unit, subject to 
the provisions of Section 16.2.2 of this Declaration. Where a 
mortgagee of a mortgage of record or other purchaser obtains 
pos session of a Unit as a result of mortgage foreclosure 
( including sale under deed of trust), such possessor and his 
successors and assigns shall not be liable Eor the share of the 
Common Expenses or assessments due prior to such possession. To 
the extent there are unoaid assessments for Common Exoenses after 
foreclosure of any mortgage as described in this section, the 
unpaid assessments shall be an additional Common Expense 
collectible from all .of the Unit Owners, including the 
foreclosing mortgagee, its successor or assignee. 

22.3.6 Ootion to Pay Past Due Assessments. Unless 
otherwise prohibited by law, any mortgagee may pay any unpaid 
Common Expenses payable with respect to the Unit on which he has 
a mortgage, and upon such payment the mortgagee shall have a lien 
on the Unit for the amounts paid of the same rank as the lien of 
his encumbrance. 

22.3.7 .n..bandOl""'.ii'.e":c c- Chanc.:> c: Cqr.c.omini'.!.m Stacus -
(;-=ce C: :-..2.:a:-c: !.r!St.:.::::-=.:-: o;: .:t. :::c:;e:;: ::J:- consec:::..t::"".ces p::-ovide~ by the 
Act for certain situations involving damage or destruction, or in 
cases o f condemnation effected by judicial action, neither the 
.!;.ssoc':'ation r.or tr-.e 30a::-c, no::- tr.:: OWr'.ers shall , wi::::out prio:::
written a9proval of si:<ty-seven pe!"cenc ( 67~) of all first 
priority ins'.:i~utional le~ders; seek by act or omission co 
abandon or terminat:: the Condominium status of the Property; 
partition or subdivide any Unit; seek to abandon, partition, 
subdivide, encumber, or sell the Common Elements (bu t easemer.ts 
or grants to public utilities or governmental agencies, or for 
utility or oublic ourooses, are oermitted if they are reauired or 
if they are-consistent with the use of the Property for purposes 
of this Condominium); use hazard insurance proceeds from losses 
to any Condominium Property for othe r than repair, restoration, 
rebuilding, reconstruction, or re?la-:ement of the Property; or 
seek to change the single family residential or related uses as 
defined and limited in this Declaration to which any Unit of the 
Common Elements is restricted. 

- 42 -



22.3.8 Additional Richts and Privileaes of Martaaaees. 
Each mortgagee shall be entitled to the following rights and 
privileges upon written request to the Association: 

22.3.8.1 In the event a Unit Owner has pledged 
his v o te to a mortgagee. t o cast the vote pursuant to the 
authority given under the terms of t'he pledge involved; provided, 
however, that a Unit Owner may only pledge his vote to a 
mortgagee during the period of a pending foreclosure. 

22.3.8.2 To receive written notice 
contemporaneously with notice sent to the Unit Owner at the 
address designated by the mortgagee of; 

22.3.8.2.1 All annual or special meetings of 
the Association; 

22.3.5.2.2 Any default by the Unit Owner in 
the performance of any obligations under this Declaration, the 
Bylaws or the Act which is not cured within thirty (30) days; 

22 . 3.8.2.3 Any sixty (60) day delinquency in 
the payment of assessments or charges owed by the Owner of any 
Unit on which the mortgagee holds the mortgage; 

22.3.8.2.4 Any condemnation or eminent 
domain proceeding affecting the Property; 

22.3.8.2.S fuly lapse, cancellation, o~ 
material mocification of a~y insurance ?ol~cy maintained by the 
.~.ssoci.3.::icr:; ai1c 

22.3 . 8.2.6 All other matters for which the 
Ur-.it OW •. er i.s entitle-=. to ' ..... ~ic.ten notice unde::- the terms of ttis 
Declaration, the Bylaws, the Act, or other applicable laws, 
ordinances or administrative rules and regulations. 

(The notices required under subparagraphs 22.3.8.2.1 and 
22.3.8.2.4 shall be given to the mortgagee on or before the time 
or times that comparable notices are to be given to the Un~c 
Owners. ) 

22.3.8.3 To examine the books and records of the 
il.sscciation and to be given a copy of the annual financial 
scac.emer::: and. :-eport of the AS50clac.':'on, as provic.ed in 
Section 16.2.2. If no audited statement is required by 
Section 16.2 . 2, the mortgagee may have an audited statement 
prepared at its own expense. 
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22.3.8.4 To be given the endorsements of 
i n surance policies and the notices, and to exe rcise all other 
rights and privileges with respect to ins urance matters which are 
specified in Section 19 for the benefit of mortgagees. 

22.3.8.5 To be pe 'rmitted to designate a 
representative to attend all meet i ng's of the Associat.ion. 

22.4 T~rmination of Professional Manaaement. The prior 
writte n appro val of fifty-one percen t (Sl%) of all institutional 
holders of a fi rst mor t gage on Units in HAWTHORNE, a Condominium, 
including all institutional holde~s which have previously 
required professional management, shal l be required before any 
decision by the Association to t erminate professional management 
and to assume self-management . 

22.5 Amendments of Declaration and Bvlaws. Notwithstanding 
any other provision contained in this Decla ration, no amendment 
of t his Section or of any other provision of t his Declaration o r 
of the Bylaws shall af fect the rights of the holder of any 
mort.gage recorded prior to the recordation o f such amendment, 
unles s the holder shall have consented to such amendment in 
writing. 

SECTION 23 - LIM ITATION OF LIASILITY 

23.1 Liabil i tv for Utilitv Failure, Etc. Except to the 
e xtent covered by insu ra nce ob tained by the Board p ursuant t o 
Se~ ~ion 19, neither the Association nor the Board (o r the 
Declarant or the managing agent exercising the powers of the 
Board) shal l be liable for: a ny failure o f any utility o r othe r 
service t o be ob::ained and paid for by the Board; or Eor injury 
0 = damage t.o pe:-son o r P:-opert.y causec. by t he ele~~~ : s, or 
resul ti~g from electricity, water, rain, dust, o r sand which may 
lead or flow from outside or from any parts of the Buildings, o r 
from a~y of its pipes, crains, conduits, appliances, o r 
ecuioment, or from any other olace; o r from inconvenienc e or 
discomfort resulting from any-act.ion taken to comply with any 
law, ordinance, or orders of a governmental authority. No 
diminution or abatement of Common Expense assessments shall be 
claimed o r allowed for any such utility or service failure, or 
for such in jury or damage, or for such inconvenience or 
discernEor;: . 

23.2 No ~ersonal Liabilitv. So l ong as a Board member, or 
Association committee member, or Association officer, or 
Declarant or Declarant's managing age nt exercising the powers of 
the Board, h as ac ted in good faith within the applicable standard 
of care set forth in Section 14.4.10, without willful or 
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intentional misconduct, upon the basis of such information as may 
be possessed by such person, then no such person shall be 
personally liable to any Owner, or to any other party, including 
the Association, for any damage, loss or prejudice suffered or 
claimed on account of any act, omission, e=ror or negligence oc 
such person; provided, that this Section shall not apply where 
the consequences of such act, omiSsi'on, e!"ror or negligence a-~ 
cover~d by insurance obtained by the Board pursuant to 
Section 19. 

23.3 r~demnificacion of Soare Memb~rs. Each Board member 
Association committee member, Association officer, Declarant, or 
Declarant's managing agent exe:::-cising tho: powers of the Boare, 
shall be indemnified by the Ow~ers againsc all expens~s and 
liabilities, including attorneys' feo:s, :::-easonably incurred by or 
imposed in connection with any proceedin,; to which ho: may be a 
pa:-ty, or in ''''hich he may become involved, by reason of being 0:::

having held such position, or any settlemenc thereof, whether c:
not he holds such position at the time such expenses or 
liabilities are incurred, except in such cases wherein such 
person is adjudged guilty of willful mis:easance or malfeasance 
in the performance of his duties; provided, that in the event of 
a settlement, the indemnification shall apply only when the Board 
approves such settlement and reimbursement as being for the best 
interests of the Association. 

SeCTION 24 - EASEMENTS 

24.1 In General. It is intended that in addition to rights 
u~ce:- :~; Acc a~c o~~er ease~e~:s :-ig~t5 c:-ea:ed in this 
Declaration, each Unit has an easemenc in and through each other 
Un.!..: a:;.d tr-.e COr.1r.lon and Limited Common Elemencs for all supporc 
elements and L:.tility, wiring, heat and se:-vice elemencs, and for 
reasonable access thereto, as required to effeccuac.e and conci::!..le 
proper operation of this Condo~inium plan. Without limiting the 
generality of ehe foregoi::g, each Unit a::d all Common and Limited 
Common Eleme:1ts are specifically subject to an easement for the 
benefit of each of the other Units in the Building for all duct 
work for fireplaces and associaced flues 0:- chimneys, for the 
intercom and electrical entry syst~m, if any, for the electrical 
wi:-ing and plumbing, for all air condicioning lines and equipment 
for each Unit, if any, for the vacuum system roughed-in in each 
U~it, if any, and for the master antenna cable system, if any. 
Finally, each Unit, as it is construcced , is granted an easeme:1~ 
to which each other Unit and all Common ar:d Limited Common 
Elements are subject for the location anc maintenance of all of 
the original eauioment, facilities and utilities for such Units. 
The specific mention or reservation of a:1Y easement in this 

- 45 -



Declaration does not limit or negate the general easement through 
common elements reserved by the Act. 

24.2 Authoritv. The Board, on behalf of the Association 
and all members thereof, shall have authority to grant utility 
and similar easements under, through or over the Common Elements, 
wh ich easements the Board determines· are reasona bly necessa:-v fv!:" 
the ongoing development and ope::-ation of the Proper-qt. . 

24.3 Association ~unctions. There are hereby reser'/ed to 
the Association (and to Declarant prior t o the transfer of 
D~clarant Control pursuant to Section 18.2) a reasonable right of 
entry to any Unit or limited common area to perform the proper 
maintenance of the Property, and such easements as are necessary 
to perform the duties and obligations of the Association as set 
forth in this Declaration, the Byl aws, and the Ac t . 

24.4 Encroachments. Each Unit and all Common and Limitec 
Common Elements are hereby declared to have easements ove r all 
adjoining Units and .Common and Limited Common Elements for the 
purpose of accommodating and maintaining any encroachment due to 
engineering errors, errors in original construction, settlement 
or shifting of any Buildings, or any other similar cause, and any 
encroachment due to Building overhang or projection; provided, 
that in no event shall a valid easement for encroachment be 
created in favor of a Unit Owner if said encroachment occurred 
due to t he will f ul act o ~ acts wi th f ull knowledge of said Unic 
Owne~. In the event a Unit or any Common or Limited Common 
Element is partially or totally destroyed, and subsequently 
repaired or rebuilt, minor encroachments over adjoini~g Units a~d 
Ccmmcn a~d Limit~d Ccmmo~ ~leme nt s 5~all be permit t ee, and t here 
shall be valid easements for the maintenance of said 
e::.c!:"oac:tments so long a.s t:-.ey shall exist. Said encroachments, 
i: ar.y, a nd resulti;-.g easements, snall not be construed as 
encumbrances affecting the marketability of citle to any Unit. 

SECTION 25 - SUBDIVIDING OR COMB I NI NG UNITS 

Subdivision and/o r comoining of any Unit o r Units, a re 
authori zed as follows: 

25.1 Owne r Prooosa! . . ~y Owner of any Unit or Units may 
propose any subdivision or combination of any Unit or Units, anc 
a~~urtenant Limited Common Elements in writing , together wich 
complete plans and speci f ications for accomplishing the same a~d 
a proposed amendment to t h is Dec l aration, the Survey Map and 
?lans covering such subdivision or combination, to the Board, 
which shall then notify all othe r Unit Owners of the requested 
subdivision or combination. 

- 46 -



25.2 Owner/Mortgaaee Aooroval. Upon written approval of 
such proposal by sixty-seven percent (67\) of the Owners and 
sixty-seven percent (67%) of the Eligible Mortgagees, including 
all Eligible Mortgagee(s) and Owner(s) of the Unites) to be 
combined or subdivided, the Owner(s) making the proposal may 
proceed according to such plans and specifications; provided that 
the Board may in its discretion (but' it is not mandatory that the 
Board exercis~ this authority) require that the Board administe~ 
the wo=k or that provisions for the protection of other Units or 
Common Elements or reasonable deadlines f or completion of the 
,,,ark be inserted in the contracts for ;:he work. 

25 . 3 Survev Mao and Plans. The changes in the Survey Map 
and Plans, if any, and the changes in the Declaration shall be 
recorded as amendmer'.ts to the Survey Ma~ and Plans, and 
Declaration in accordance with the provisions of Section 26. 

25.4 Allocated I~terests. The Allocated Interests formerly 
allocated to the subdivided Unit shall be reallocated to the ne '" 
Units in any reasonable and equitable manner prescribed by that 
Owner o f the subdivided Unit. The Allocated Interests of the New 
Unit resulting from a combination of new Units shall be the 
aggregate of the Allocated Interests allocated to the Units prior 
to the combination thereof. 

25.5 Buildino 13. Nothing in this Section shall impair the 
right of Declarant to subdivide Building 13 into four (4) Units. 

S;::CTrON 26 - Al"1ENDMSNT OF' D2CLAR.h.TTON. SU'RV=:Y M.:l..P 8J.'iD PL.tI..NS 

26.1 P.ooroval of Unit O'''ners. E:(cept in cases of 
ame~dments which may be made by Declarant, under RCW 64.34.232(6) 
or RCW 64.34.236, the Association under RCW 64.34.060, 
64.34.220(5),64.34.229(3),64.34.244(1),64.34.248, or 
64.34.268(8), or certai~ Unit Owners under RCW 64.34.228(2), 
64.34.244(1), 64.34.243{2), or Section 25.4 below, the 
Declaration and the Survey Maps and Plans may be amended only b y 
vote or agreement of Unit Owners of Units to which at least 
sixty-seven percent (67%) of the votes in the Association are 
allocated. 

26.2 Execution of Amendment. Amendmen ts t o the Declaration 
required by the Act to be recorded by the Association shall be 
prepared, executed, r eco rded, and certified on behalf of the 
Association by any officer of the Associa t ion designated for that 
purpose or, in the absence of designation, by the president of 
the Association and without any other signature. 
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26.3 Recordina. Everv amendment to the Declaration must be 
recorded in each county in ~hich any portion of the Condominium 
is located. and is effective only upon recording. 

26.4 Exceotions. Except to the extent expressly permitted 
or re~uired by the Act and as sec forth in this Declaration. no 
ame ndment may create or inc~~ase Special Declarant Rights. 
increase the number of Units. change the boundaries of any Unit. 
the allocated interests of a Unit. or the uses to which anv Unit 
is restricted. in the absence of the vote or agreement of the 
Owner of each Unit particularly affected and the Owners of Units 
to which at least ninety perce~t (90%) of the votes in the 
Association are allocated excluding the votes allocated to 
Declarant or such larger percentage as this Declaration provides. 

26.5 Soecial Declarant's Richts. No amendment may 
restrict. eliminate. or otherwise modify any special Declarant 
right provided in the Declaration w~thout the consent of 
Declarant and any mortgagee of record with a security interest in 
t he special Declaran.t right o r in any Real Propert.y subject 
thereto. excluding mortgagees of Units owned by persons ot.her 
than Declarant. 

26.6 Subdivision of Buildina 13. Upon the subdivis i on of 
Building 13. Declarant shall eXecute (by its signature only) and 
record amendments to this Declaration (and Aooendicesl and the 
Survey Map and Plans to reflect all of the information regarding 
the ~ewly created Units in the same manner as all other Units in 
::_~HTr-:OR.N::::, a Condominium . 

25.7 Sii!"!':'I"""il:.ion of .!I..c::ic!"' .. 
validicy of an amencment adoptee 
this Section may be brought more 
ame~cment is ==cordec. 

No acti~n to challenge the 
by the .!l...ssociation pursuant 
than one year after the 

to 

26 .8 Aooroval bll i"'!ortcacees. Notwithstanding any of the 
foregoing, fifty - one pe rcent (51%) of a ll morcgagees who have 
reauesced noti fication of amendments must give prior written 
a9proval to any material amendment to the Declaration, including 
any of the following: 

26.8.1 Voting rights; 

26.8.2 ASSessments. assessment liens and subordination 
of such liens; 

26. a. 3 Reserves for maint enance. repair and 
replacement of Common Elements; 
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26.8.4 Insurance or fidelity bonds; 

26.8.5 Responsibility for maintenance and repair; 

26.8.6 Expansion or contraction of the project or the 
addition, annexation or withdrawal of Property to or from the 
Condominium; 

26.8.7 Boundaries of any Unit; 

26.8.8 Reallocation of interest in the Common or 
Limited Common Elements, or rights to their use; 

26.8.9 Convertibility of Units into Common Elements or 
of Common Elements into Units; 

26.8.10 Leasing of Units other than as set forth in 
this Declaration; 

26.8.11 Imposition of any restrictions on the right of 
a Unit Owner to sellar transfer his or her Unit; 

26.8.12 Decision by the Association to establish self
management when professional management had been required 
previously by an eligible mortgage holder; 

26.8.13 Restoration or repair (after a hazard damage or 
partial condemnation) in a manner other than that specified in 
the documents; 

25.6 . 14 .~~y action to t ~=mi ~at ; the legal status of the 
Condominium after substa n tial destruction or condemnation occurs; 
or 

26.8.15 Any provisions which a r e for the express 
benefit of mortgage holders, eligible mortgage holders or 
eligible insurers or guarar.tors of first mortgage on Units. 

26.9 Amendment to Record Chance in Service of Process. 
The Board (or Temporary Board) may record any changes in the name 
or address of the person authorized to receive service of process 
under Section 1 3 without any approval of t he Unit Owners; 
provided, that any such amendment shall recite the approval of 
the Board (or Temporary Board) and shall be s i gned by any officer 
of the .c..ssociation designat.ed for that pl.!r?ose or in the absence 
of any other designation by the president of the Association. 

26.10 Amendments bv Declarant. In addition to the 
foregoing, Declarant may amend this Declaration and the Survey 
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Map and Plans without the consent or approval of the Board or the 
Unit Owners, as follows: 

26.10.1 To add additional uni ts or real property to 
the condominium pursuant to the exercise of Declarant's 
Development Rights and Special Declarant's Rights created in this 
Declaration. 

26.10.2 To correct or revise the boundaries or 
descriptions of the Buildings, Units, and Common Elements to 
reflect their locations as built: 

26.10.3 To make such reasonable changes as may f rom 
time to time be required by a mortgagee: provided, that any such 
changes shall not affect the allocation of undivided interest in 
the Common Elements or materially and adversely affect the rights 
of the Unit Owners or other mortgagees. 

26.10.4 To execute and record amendments. 

26.10 .5 To commemorate the exercise of develooment 
rights and Special Declarant Rights pursuant to this Deciaration. 

26 . 10.6 Neither the Declaration nor the Survey Map and 
Plans shall be amended without the prior written consent of the 
Veterans' Administration unt il the Board has been elected 
pursuant to Section 14.4.3. 

SECTION 27 - T:::RMTNll.T!ON Of CONDOMINIUM 

27.1 .n.ooroval bv Unit Owners. Except in the case of a 
taking of all the Units by condemnation, the Condominium may be 
ter~i~ated only by agreement of Unit Owners of Units to w~ic ~ at 
least eighty percent (80~) of the votes in the Association are 
al l ocated. 

27.2 Termination Aareement. An agreeme nt to terminate must 
be evidenced by the execution of a termination agreement or 
ratifications thereof, i n t he same manne r as a deed , by t he 
requisite number of Unit Owners. The termination agreeme nt mus t 
s?ecify a date af ter which the agreement will be void unless it 
is recorded before that date and s hall contain a description of 
the manner in which the creditors of the Association will be paid 
or provided for. A t:rmin~cio~ agr::menc and all ratifications 
thereof must be recorded in King County and is effec tive only 
upon recording. A termination agreement may be amended by 
complying with all of the requirements of this Section and the 
.Z\Ct . 
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27.3 Sale of Common Elements and Units. A te~mination 
agre~ment may provide that all the Common Elements and Units oE 
the Condominium shall be sold following tecmination. If, 
pu~suant to the agreement, any Real Prope~ty in the Condominium 
is to be sold following termination, the te~mination ag~~ement 
must set forth the minimum te~ms 'of the sale. 

27.4 Ownershio after Te~~ination. The Association, on 
behalf of the Unit Owners. may contract fo~ the sale of Real 
Property in the Condominium, bet the contract is not bincing or. 
the Unit Owners until approved pursuant to Sections 27.1 and 27.2 
above. I f any Real Prope::-ty i:-. the Condominium is to be sale 
following termination, title tc that Real ?rooertY, uoon 
ce:::-mination, ves ts in the .~ssociation as trustee for the holc.ers 
of all interests in the Units. Thereafter, the Associa tion has 
all powers necessary and appropriate to effect the sale. Un~il 

the sale has been concluded and the proceeds thereof distribu~ed, 
the Association shall continue in existence with all oowe=s i~ 
had before termination. Proceeds of the sale must be~dis~ributed 
co Unit Owners and lien holders as their interests may appear, in 
proportion to the respective interests of Unit Owners as provided 
in Section 27.7 below. Unless otherwise soecified in the 
termination agreement, as long as the Association holds titl~ to 
the Real Property, each Unit Owner and the Owner's successors in 
interest have an exclusive right to occupancy of the portion of 
the Real Property that formerly constituted the Owner's Unit. 
During the period of that occupancy, each Unit Owner and the 
Ow~er's successors in interest shall remain liable for all 
assessments and other oblisations imposed on Unit Owners by the 
Act or this Declaration. 

27.5 Tenancv in Common. If t he Real Prope=cy constituting 
ehe Condominium is not to be sold following te=mination, title co 
all t:-,e ?eal Property ir:. the Cor:eominium Vests i::"!. che Uni:. Ow::ers 
upon terminat io n as tenan~s-in-common in proportion to their 
resoeccive interests as orovided in Section 27.7, and liens on 
the· Units shif~ accordingly. While the ~ e~ancy-in-common exists, 
each Unit Owner and the Owner's successors in interesc have an 
exclusive right to occupancy of the portion of the Real Property 
that formerly constituted the Owner's Unit. 

27.6 PaYment to Creditors. Following termination of the 
Condominium, the proceeds of any sale of Real Property, together 
with the asse:s of the Associa~ion, are held by the Association 
as trustee fo= Unit Owners and holders of liens on the Units and 
credito~s of the Association as their interests may appear. No 
such oroceeds or assets mav be disbursed to the Owners until all 
of the creditors of the Association have been paid or provided 
for. Following termination , creditors of the Association holding 
liens on the Units, which were recorded or perfected under RCW 
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4.64.020 befo~e termination, may enfo~ce those liens in the same 
manner as any such lien holde~. 

27.7 Division of Ownershio after Termination. The 
respective interests of Unit Owne rs after te~mination are as 
follows: 

27.7.1 Except as provided in Section 27.7.2 of this 
Section, the respective interests 0: Unit Owners are the fair 
market values of their Units, Limited Common Elements, and Common 
Element interests immediately before the termination, as 
determined by one or more independent appraisers selected by the 
Association. The decision of the indeoendent aooraisers shall be 
distributed to the Unit Owners and becomes finai"unless 
disapproved, within thirty days after distribution, by Unit 
Owners of Units to which twenty-five percent (25%) of the votes 
in the Po.ssociation are allocated. The p=oport.ion of any Unit 
Owner's interest to that of all Unit Owne rs is determined bv 
dividing the fair market value of that Unit Owner's Unit and 
Common Element interest by the total fair market values of all 
the Units and Common Elements. 

27.7.2 If any Unit or any Limited Common Element is 
destroyed to the extent that an appraisal of the fair market 
value thereof before destruction cannot be made, the interests of 
all Unit Owners shall be their respective Common El ement 
interests immediately before the termination. 

27.8 Susoension of Riaht of Partition. The right of 
partition under Chapte~ 7.52 RCW shall be suspended and it shall 
continue unless and until no binding obligation to sell exists 
three months after the recording of the termination agreement, 
the binding sale agreement is terminated, o r one year afte~ the 
t:~mination agreement is r~c~rded, whichever first occurs. 

SECTION 28 - COl,lENAJ.'JTS Rm.'"'N!NG 1f,;TTH THE LAND 

The covenants, conditions, restrictions , uses, limitations 
and obligations contained in this Declaration shall be deemed to 
run with the Land, shall be a burden and benefit uoon the units 
and al l other portions of the Property, shall be binding upon all 
persons acquiring or owning any interest therein, their grantees, 
successors, heirs, executors, administrators and assigns, and 
shall suoolement the Po.CC ar.::i be and remai:1 effective 
independently of the Act, if it should for any reason or in any 
r~soect be or become inaoolicable. This Declaration shall no 
longer a~ply if the Prop~~ty is removed u~on submission from 
under the Act and discontinued as a Condominium. 

SECTION 29 - W}l..!VER 
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The failure of the Association, the Board of Di rectors, its 
off i cers or agents, or Declarant, to require in anyone or more 
instances a strict performance of or compliance with any of the 
terms, covenants, conditions or restrictions contained in this 
Declaration, the Bylaws, or the Act, or to serve any notice or to 
institute any action or proceeding, shall not be construee as a 
waiver or release thereof, but they shall continue and remain in 
full force and effect. The receipt by any of said pa~ties of any 
sum paid by a Unit Owner, with or without the knowledge of the 
breach of or failure to comply with any such provision, shall not 
be deemed a waiver thereof. No waiver, eXDt:'ess ot:' imolied, of 
any such provision shall be effective unless made in ~riting 
pursuant to procedures specified herein, or in the Bylaws or in 
the Act, or if no such procedures are specified, then in writing 
and signed by the president of the Association pursuant to the 
authority contained i n a resolution of the Board. 

SECTION 30 - ENTRY FOR REPAIRS 

The Association shall have the right to have access to each 
Unit from time to time during reasonable hours as may be 
necessary for maintena nc e, repair, or replacement of any of the 
Common Elements therein or accessible therefrom, or for making 
emergency repairs therein necessary to prevent damage to the 
Common Elements or to any other Unit or Units. 

S~CT!ON 31 - NOTIC~S 

~~y notice permittee or re~uired to be delivered under the 
provisions of this Declaration, the 9yla'",s or the .Z\ct may be 
de livered either !?ersona l ly or by mail. If delivery is by mail, 
anv such nocice shall be deemed to have been celivered forty
eight (48) hours after a copy has been deposited in the United 
Scates mail, postage prepaid for first class mail, addressed to 
che person eneitled co such noeice at the most recent address 
given in writing by such person to the Association. Notice to a 
Unit Owner or Owners shall be sufficient if delivered or 
addressed to the Unit if no other mailing address has been given 
the Association. Notices t o be given to the Association may be 
given to the person named in Section 13 hereof until the Board of 
Directors has been elected pursuant to Section 14 .4. 3, and 
thereafter shall be given to the president or secretary of the 
~.ssocia::ion . 

S2CT!ON 32 - CABLE T~LEVISION S~STEM 

The Real Property described in Appendix A, all of the Units 
located thereof, and the O! .... ners thereof are subj ect t o and bound 
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by that ce~tain letter of ag~eement ex~cuted by Declarant and TCI 
Cablevision of Washington, Inc. providing for the installation, 
maintenance and operation of a cable television and FM signal 
distribution system for the entire Condominium project. A copy 
of the agreement is available upon ~equest to Declarant o r to the 
Board. The agreement permits the · Board to revoke the same 
without cause and without payment·of·a termination fee, upon no 
more than thirty (30) days notice. 

SECTI ON 33 - Pf·La.SED DEVELOPr-TSNT 

33.1 Develooment in Phases. 

33.1.1 Declarant intends to develoo and establish this 
Condominium in three (3) phases: HAWTHORNE, a Condominium, which 
is created by recording this Declaration and Phases 2 and 3 which 
will be added in the future. HAWTHORNE, a Condominium contains 
forty-five (45) Units. All phases will be built upon the Land 
described on Appendix A. Phase 2 will contain fifty (SO) Units 
and Phase 3 will contain forty-five (45 ) Units. Section 33.6 
states the development rights and Special Declarant Rights 
reserved for Declarant in Phases 2 and 3. Future phases may be 
added in any order selected solely by Declarant. The Survey Mao 
and Plans, filed simultaneously herewith, depict a survey of the 
surface of the location of the Buildings, the plans of the 
Buildings, showing the vertical and horizontal boundaries of each 
Unit in ~~WTHO~~E, a Condominium, the location of each Unit, and 
the numbe~ and dimensions oE each Unit. The provisions of this 
Decla~ation shall be effective immediately to establish S~WTEORN~ 
( ':':-.cl '..!c.':'r.g t!1e Lane. a:J.c. all U,.ics, Suil6.ing anc othe~ 
imorovemencs conscructed the=eon) as a Condominium under the Act. 
No· p:-ovisions regarding each future phase shall be effective to 
establish that phase (including the Units, Building a~d 
improvements constructed on the Land) as pare of the Condominium 
~ nc.er the Act until Declarant records an amendment to the 
Declaration for a future phase (and an amendment to the Survey 
Map and Plans, if necessary ) pursuant to Section 33.1.3. 

33.1.2 The Declarant expects to complete all three 
phases, but it is not reauired to comolete Phases 2 and 3. If 
Phases 2 and/or 3 a r e noc, in fact, completed within seven (7) 
years from the date of the recording of this Declaration, 
H.~WTHORN2 , a Condominium (or K;5-iTHOR..N"=:, a Condominium and any 
combination with Phases 2 and/ or J) shall constitute a complete 
Condominium, t~e Land described for the uncompleted phase or 
phases shall remain within the Condominium. 

33.1.3 Declarant shall execute and record an amendment 
to this Declarat i on stac.ing that H.;'HTHORNE, a Condominium and any 
futu:-e phase, and subsequently any additional future phases (s) 
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(including the Units, Buildings and othe~ improvements the~eon). 
are established as a Condominium unde~ the Act. From and aft.e~ 
the ~eco~ding of said amendment, all of the Units. Buildincs and 
other improvements constructed in Phase 2 (and late~ in Ph.ise 3). 
shall constitute a singLe Condominium pursuant to the Act and the 
provisions of this Decla=ation. In conjunction with said 
amendment to the Declaracior., an updated or revised Survey Map 
and Plans shall be recorded describing H.~It1THORNE, a Condominium 
and each future phase as it is added, including as-built 
certification or other matt.ers required under the Act. 

33.1.4 All Common Elements for each phase will be 
utilized by Unit Owners of the next succeeding phase as it is 
established. and the additional Owners will. after the effective 
date of the subsequent phase, also share in the expenses of the 
Common Elements in the succeeding phase. Owners in each prior 
phase shall utilize the Common Elements for the subsequent phase 
and also share in the ex?enses therefor. 

33.1.5 Each future phase shall be completed in 
accordance with the plans and specifications prepared from time 
to time by Declarant's architect, and as approved from time to 
time by governmental authorities and lenders financing the 
construction of that phase. Completion of each future phase will 
be pursued by Declarant as expeditiously as reasonably possible 
after commencement of construction, subject to delays for reasons 
( including, but not limitec to. labor dispuces, material 
shortages, and acts of God ) ~ea50nably beyond the con~rol of 
Declara::c. 

33.2 Phase Alloc~c;o~ c: U~c~vid~c :::t~r~scs i!. Common 
El~ments, Liabilitv for Common Exoenses and Votes in the 
Jl..ssccia:-icr_. 

33.2.1 After each fucure phase is incorporated into 
the Condominium the undivided interest in the Common Elements and 
the liability for Common Ex?enses for each Uni t shall be 
according to the percentage of undivided ownership for each Uni t 
stated in the Amendment to this Declaration r ecorded by 
Declarant. provided that the allocation of undivided interests 
shall be in accordance with the ratio of the square footage of 
living area in each Unit compared with the total of the square 
footage of living area in all the Units then incorporated in t.o 
the CondominiL:.m. 

33.2.2 I n all matters relating to the Association, 
each Unit shall be entitled to one (1) vote and all votes shall 
be equal_ 

33.3 Easement Eor ?hased Develooments. In addition to the 
general easements reser·..red by the Act and by reference in other 

55 -
t 27 H ACR . ,1::;( 



Sections of this Declaration, there is reserved a nonexclusive 
easement in favor of the Declarant and Declarant's successors and 
assigns, over and across HAWTi-iORNE, a Condominium and, for 
ingress and egress, and oVer and across easements, roadways and 
utility lines specified or established in and for P~WTHORNE, a 
Condominium for the benefit of all future phases. This r~served 
easement shall e ntitle Declara~t ~nd Declarant's successo rs a~d 
assigns, for development of all future phases, to tie into water, 
sewer, storm Sewer, electrical, gas , telephone or other utilitv 
lineS of all variety, and to co nnect with roadways or utilities 
systems develo~ed and located in the completed phases of the 
Condomir.ium; provided, however, that Declarant shall bear the 
cost o f tie-:ns to said utilities, anc shall not tie into such 
u t ilities in a manner that im~ai rs or signi ficantly reduces the 
quality of utility servic~ to the Units in H.n.WTHORNE, a 
Condominium. 

33.4 Phased Amendme~t. Declarant, upon Declarant'S sale 
signatu~e , may execute and filc the amendments to the Declaration 
(and to the initial Survey Map and Plans, if necessa~y ) as 
provided under subsection 33.1.3, said amendments to contain and 
depict such i nformation and data as is necessary to establish the 
Units in Phase 2 and Phase 3. Said amendments shall contain and 
depict such information and data as is necessary to establish the 
Units in Phase 2 and PhaSe 3, as part of the Condominium pu:-suant 
to the Act. Such amendments shall not require the consent of any 
othe:- Owner, ot her tr.an Declarant. 

33.5 Liens Arisinc in Connection with Future P~ases. At 
the ti:r.e the ame:"'.dmencs a~-=: r.'.a-:': inco:-?orat:ing eace, future phase, 
~n:o t~c Condominium, no lien ari$i"g in connection with 
Declarant'S ownership of and construction of the improvements in 
p~ases not: yet added co the Condominium, will adversely affect 
the r ig~ ts 0: the existi~s Ur.it: Owr.ers, or the priority of the 
first mo~tgages on Units existing Concominium Property. All 
taxes, assessments, mechanics liens and other charges affe~ting 
the Land in future phases not yet added to the Condominium, w:ll 
be paid or otherwise satisfactorily provided for by Declarant. 

33.6 Develooment Riches and Soecial Declarant Riches 
~eserved bv Declarant. The following Development Rights are 
hereby reserved for use by Declarant in each of the future 
pha$eSi 

33.6.1 Declarant may create and add fifty (50) Coits 
in Phase 2 and fort y-five (45) Units in Phase 3. 

33.6.2 All of the Buildings and Units which are built 
pursuant to Section 33.6.1 shall be substantially the same 
architecture and substantially the same exterior finishes as the 
Units on the Property of Phase 1 of the Condominium. 
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33.6.3 Declarant shall have seven (7) years from t~e 
date of recording of this Declaration to construct and add the 
additional Units pursuant to Section 33.6.1. 

33.6.4 The fol lowinS Special Declarant Rights are 
hereby reserved for use by Declar~nt. in Phases 2 and 3: 

33.6.4.1 Declarant may complete the improvements 
indicated on the Survey Map anc Plans for the respectiv~ phases, 
and as described in this Declaration; 

33.6.4.2 Declarant may maintain a sales oEfic~, 
management office, signs acvertising the Units for sale, a~d 
models on the Property until all Units are sold; 

33.6.4.3 Declarant may use easements through the 
Common Elements as may be reasonably necessary for the purposes 
of discharging Declarant's obliga:ions or exercising the 
development rights and Special Declarant Rights or making 
improvements within ·the Condominium and in Phases 2 and 3; anc 

33.6.4.4 Upon the completion of construction of 
the Building(sl and Units, or any portion thereof referred to in 
Section 33.6.1, Declarant shall execute and record an amendmen~ 
to this Declaration and an amendment to the Survey Map and Plans 
to reflect the addition of the Buildings and Units. No signature 
other than Declarant's shall be required on any such amendment. 
Upon the recordation of each such amendment, the Units described 
therein shall be added to t~e Condominium and shall thereafter 
s~a=e i~ the ownershi? of t~e Common Elements, the liability :o~ 
Common Expenses, and shall have tr.e rignt co vat.;: in matte rs cf 
the Associatio~ as set forth in Seccion 10. 

33.7 Bindina Effect. The ?~ovisions of this Section 33 
shall constitute irrevocable covenants running with all Phases 
and shall be irrevocably bindi~g upon Declarant (and its 
successors and assigns) , .... ith respect t o all Phases. 

SECTION 3~ - SEVE~~B!L!TY 

The provisions hereof shall be deemed independent and 
severable, and the invalidity or pa~tial invalidity or 
u~enforceability of anyone provision or portion hereof shall not 
aff.;:cc the validity or enforceability of any other provision 
hereof. 

S:;CTION 35 - INTER.?R.ST.i\TION 

The orovisions of this Declaration shall be liberally 
construed" to effectuate its purposes to create a uniform plan for 
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the development and operation of the Prope rt y as a Condominium 
project under the Act. 

SECTION 36 - EFFECTIVE D~TE 

This Declaration shall take effect upon recording with the 
King County Auditor. 

SECTION 37 - SURVEY MA~ ~D PL~S 

The Survey Map and Plan referred to herein were filed with 
the Recorder of King County, Washington, simultaneously with the 
recording of this Declaration under King County Recorder's No. 

9ZQ9ZQ 0<'<>52- , in Volume /jL2. of Condominiums, pages 
,2.... through 20 

SECTION 38 - INFLATIONARY !NCRE . .o..SES IN DOLLAR LIMITS 

The dollar limits specified in this Declaration may, in the 
discretion of the Board, be increased proportionately by the 
increase in the Consumer Price Index for the City of Seattle, 
Washington, for ALL URBAN CONSUMERS, prepar ed by the United 
States Department of Lahor, for the base-period January 1, 1998, 
to adjust for any inflation in the value of the dollar. 

IN WITNESS WHEREOF, Declarant has executed this Declaration 
as of the day and year first above written. 

DECLARANT, 

ROLLING MZ.~WS, L.L.C., a Washing:on limited 
liability corporation 

8y~~~~~~~~~~~~~~ __ __ 
ted Signor 
dated 7/28/97 

STATZ O~ WASHINGTON 
55. 

COUNTY OF KING 

TEIS IS TO CERTI=-Y that on this 2ft; .t:day of k ~ 
1997, before me, a Notary public in and for the State of 
Washington, duly commissioned and sworn , came Mary Jane Slye, 
personally known or having presented satisfactory evidence that 
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she is a designated signoL of Rolling Meadows, L.L.C., a 
Washington limited liability company, and that she is authoLized 
to act on behalf of said limited liability company and she 
executed the foregoing instrument and acknowledged said 
instLument to be the free and voluntary act of said limited 
liability company for the uses and purposes stated therein, and 
on oath stated she is authorized 'to 'execute the said instrument 
on behalf of said limited liability company. 

S~BSCRIBED ru~D SWORN 
__ ... ,4>,+pIrz=~ 9 9 7. 

to before me this 

- S9 -



APPENDIX A TO 
DECLA.R.ATION FOR 

HAWTHORNE. A Condominium 

LEGAL DESCRIPTlO~' OF ENTIRE SITE 

Lor I. KINe eo..r.- rY $IooIOR; Pu. r Nl:y8Ql 1 lSJOOI. ~(CQAO(Q U"':'-;:~ R(CoP'JlNC NuY8(R a.; I 020$1 2. 
:1'4 ICING COI,.;N rv. 'NA ~ING rCt-. rOCE7'Io<C'I 'oO'I ;rr n.A r PeR liON OF " ~ ': A 'ECI ... C. ~(,"'SCN ROAO 
R( '.1500N ANC UTt .... SION ( NCR:-""(~ ST UIST PU,CC) LYING ·..,1);IN ~C SQUT'HEAsr OUARrtFl or 
1);( NOiH'HC,aS- OU~IHER OF stenON 16. TO'M'<I$I-t:P 26 NORT'H. FI ..... =z 5 EAsr, 'io'lLl. ... l.I (TTE ).ICRIOI"'N, 
IN ICING cou", rr. "'A$IooIINcrON, ... S v"""'1'£o UNO(~ K:NG COJ~T'r ~OH'<I"""'CE NuY8ER 0;968: 

TOC(:"H(R ...... ~ ~AT PQAIICN CF no( SOUrHw(sr OVAIH(R Of" n-.;: N~n;W(ST OU ... RI'£R er 
s(cneN 15, rO_SMIP 25 NORn... R ... NC( $ ~ ... Si. WU .• IN KING CO'JNT'r. "'ASMINGTQN, LYING 
""fSrtRL.y or n-.E NCRI'l1(R.'1 P ... CIf"lC RAlL'fo,H ceUPAN'!"S ElELru,..:: RICI'IT-OF- "UY; 

TOC(I'H(R WI:1i !'HAt PORn"", CF n..( NCIII'H r!.llf or J;;E NOR;,...~Si OU A~rr.q p.;( SOJr"W(ST 
OUARt(iI Of" sc:cnON 1$. TO_SHIP 25 HORn.. RANG( ~ (AST, ... u . IN KINO COUNl"Y. 
W"$I<IINOTQI>.I, LYI.'oO WEST'ERl.Y OF f1o;( NORJ1..I(RN PACIFlC RAIL'KAY cao..PAN'!"5 EJ(LTUN( RIO .. T-Of
w ... y: 

(XC(;IT fl.1AT ~!1ON Of SAlO NORn; H ... lf or n1( NORT'HW(Si OJ.o..RTER Of n-.E SOull-1w(ST OJARrtR 
COHI((YE:O TO ICNG COUNTT FOR 1)2NO AV(NUE NORT'H( ... ST elY OEZO R(COROEO UNDER RECORDING 
NO. 21$0921. 

"'LSO (~C(?T f1o;AT PORnCN OF SAlO NORTH HALF OF 1l-1( NORTH 'III'( ST OUARTER OF r'H( SOVT'HW(ST 
OI.IART'E~ DESCRIBED AS rOLLOWS; 

ElEC:N.'iINC At n-« SOUt}lw(ST COR!'IER or SAID N~ili HAlf OF r .... ' HCRT'H'/I'(ST OUARTtR Of THE 
SOU1'WI'ItST OUART£~ CF SoEenON 1$: 1"H''''CE ~~'7"$'E. ALONe ~( SOUT'H UN( TH(~(Of, A 
015 ....... C( OF 2&.a./52 TO T'>;( (loST l.I ,.tJIClN Of" AN (Ase; ).I (NT CR.v. TEO TO PUCET SOUND PO'Io(R ... NO 
uo.. r CCt.lP .... 'i y 8Y I ... Sr.l:UI.I(sr R(CORO(O UNDOI RECOROING HO. 2$25713 ..\NO f'I1E: TRu£ 
?OI ... r OF 3(::=N1o;INC OF T'H15 £lI(;t?TION; 

r ... ().IC£ C:lN:'1NU:~G 5aa'i· ~5·(. 1/5~ r::;:T: n.£"IC£ N2~ "52'12 ' 1t Pv. ... u.£l. WI~ 5 ... ,0 
;: "S<!.~:.r "'.I.R::=~ . }. OI$i"NC( OF 29C r;:;:T; n.t .. a: Nea'7' ~ $" " ? AR ... l..l...£l. WIlli S.lJO SCVrl-l 
UNE, A OISi","a: Of" Ic!~ nET TO n.e: ('ST I.I~CN CF S}'IO EASC:"'ENT; 1l«NC( 525"52'12 ';: 
~ ~().IC T)oI( E~S<:'~l.Y I.IARClN Of S"IO TRMISl./!SSlQN UHE ("'5<:",:;: ... r. It OlsrANC£ OF 290 '1:ET TO n..E 
r.l:U( ?CtNT Of 9(C;HNINC. 
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~=o~ndix A (cone) 

l:"~~AC~ . JEH 

LEGAL DESCRIPTION Of PRASE r 
111M "ORne.; Of 111( NOR111 ,.. ... I.f (Y fli( NCRr;.W[ sr QUARTER OF 1)(( sourl1'ooEST O_ " ... H (R "'1'10 
no( sou fli'l'l(S r OUAA r;;:R OF fli( NO:> ~-'(S r OU ... R r;;:R, AU. IN 5(C nON 15, rOWNSMIP ~ NOR rl-1, 
F!AAC( 5 (AST, W,W" IN KINC COUNTY, WASriINCTON, OESCRIB(O AS rot.LO~: 

8(ClNNINC M 1)« wEST OUARr(R CCR'-IOI Of SAID stcnON 1~: TH(:-IC( N~6'J,' I';l "E lJS. oa F'E:::T; 
11-IQ.lC( 56 4W'00"( 1~7. 151 ru;T; .... c.C( 525'00'00"'11' '-' . • 9 '(£T; T);E ... a: S215"OC)'00·E 139.90 FEET; 
f}j(~C( 1'16200'00'( 'la. ' 1 rE.ET; TI-IE.-..a: 5215"00'00"( '1 ' 156 FEE.; Tl-oo-CE SOO"OO"OO'( 114 00 rE(T; 
TH(NC( SJZ'OCl"OO' ( 199.00 Fl:! T: n-.c." C( .'19V'OO·O(n: 113.1J FUT; "",ENCE 501'.2'15" .. 1.37.0.3 FEET 
TO TliE SOUTli UNE Of" Tl1E ~~-:l1 HAlf Of Tl1( NQRTl1'«sr OUARTtR Of Tl1( sovn-n.oE;S7 OUARTER 
Of SAID 'X;C nON 13: rl-<ENCE ",,/Sa' 7'.3 · ... .l.lONC SAID SOU rI-< UNto 2$0. 71 "E(1 TO A nN T 16e.00 
F"tET EAST OF" Tl-IE EAST W ... RON Of ...,. (.AS[I.IENT ~At<TEO TO .-uC(r SOUND PO"tI'f:R ..... ""::> UOH 
COf.,j"At<Y ay 1N5TRvu ENT ItECORO(O U ... O(il REC~OINC NO. 2525113, ItECORDS Of S.l.JC COUNTY: 
SAID 1611.;)0 rt.(r wE.l.SUREO At '''''C :":-c( SOU-:l1 LINE Of S.l.JO SU90MSlON: Tl-I(NC( N2~-:.·0 ''' ·1I' 
PARAU£L 'MIl-I SAID EAST IoI.o.RClN. 29<:. 00 1"(ET: 1l;(NC( N.!!a'7".S· · .... PARALLEL IIoIrH , .... ( SOUTl-i 
UN( or SAIO 5"":801'<151CH. ISa.OO "':£T TO n.( EAST IoI.l.RClN Of SAJO puC(T SG\JNO PC~~ ANO 
UCl-IT (Axu!:""T: 1l1~'1C( 526, , '0 ."(,. ALONC SAID (AST uAIION. 29000 FEET TO fl-IE SOUfl-l UN( 
Of 5.0.10 S1.1901'<1SICN: Tl-I(.'1C( '18(!,T 45"w. ALONC SAlO SOUll-l UNE. 2111.51 1'1:::T TO n-o(: ( AST 
RICl-It-OI"'-WAY ),IARCIN OF 1)"'0 ... ·.-'C-oIU( N.£:. "'5 0((0(0 fO ICtNC COUNTY 8 Y OEEO R'E:ORO(O 
UNOER RECORDINC NO. 2150921. RECOWS Of 5.0.10 COUNT'r; ~EMCE N02'7'SO "E. ALON::; 5.0.10 
wA~aN. le2.12 FEU TO.l. PON T OF T.o.MC(NCY "M n-I ... 746.34 roor IIAOlUS CUR'w'( TO 7I-oE LEFT: 
fl-I(NC( NCR:l"ERLY. "'LONe S....o CUR·.-( ANO ),j ARQN. fl-IROUCH ... CENTRAL At<CL£ OF l~'e·OI". A 
ClSTANCE or 212. 3.3 FtET TO ;roE ~ST UN! 01'" 1l1E SO(Jfl-IW(ST OU.l.RTER Of SAJO S£C7"ION 15: 
fl-IENCE N02,7'56·( • .l.LONC SAlO ~ST UNE. 2~1.eo n:ET TO fl-IE POINT 01'" BEQNNINC. 
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BldoLUnit Floor 

L" 1'7 ~-

lS 1&2 
lC 1&2 

2A 1&2 
2B 1&2 
2C 1&2 

3." 1&2 
38 1&2 
3C 1&2 
30 1&2 
3E 1&2 

4A 1 
48 1&2 
4C 1&2 
40 1 

5A 1&2 
53 1&:2 

" 0.-. 1&2 
65 1&2 

7.n.. 1&2 
75 1&2 
7C 1&2 
70 1&2 

6." 1&2 
83 1&2 

9." 1&2 
93 l&.2 
9C 1&2 

APPENDIX B TO 
DECLARATION FOR 

HAWTHORNE, A Condominium 

rloor ?lan Area 
'S~~ NotSl: 11 (Approx. Sq. 

Unit Garaae 

, 1607 667 
E 1308 561 , 1607 667 

F 1607 667 
E 1308 561 
F 1607 667 

, 1607 667 
E 13 08 561 
E 1308 561 
E 1308 561 
F 1607 667 

P. 1056 233 
B 1337 233 
B 1337 233 
... 1056 233 

G 1059 691 
G 1099 891 

G 1099 891 
G 1099 891 

F 1607 667 
E 1308 561 
E 1308 561 
F 1607 667 

C 12 42 233 
0-1 1548 400 

0-2 2285 400 
C 1242 233 
0-2 2285 400 
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Total 

2274 
1869 
2274 

2274 
1869 
2274 

2274 
1869 
1869 
186 9 
2274 

1289 
1570 
1570 
1289 

1990 
1990 

1990 
1990 

2274 
1869 
1869 
2274 

1475 
1948 

2685 
1475 
2685 



Blda/Unit 

lOA 
108 
10C 
100 
10E 

11A 
118 
11C 

12.~ 

128 
12C 
120 
12£ 

13 

NOTE 1-

Floor Plan Area 
Floor {See NQ!;;~ 1 ) (Approx. Sq. Fe .1 

llD..i..t. Garage Total 

1&2 F 1607 667 2274 
1&2 E '1308 561 1869 
1&2 E 1308 561 1869 
1&2 E 13 08 561 1869 
1&2 F 1607 667 2274 

1&2 F 1607 667 2274 
1&2 E 1308 561 1869 
1&2 F 1607 667 2274 

1&2 F 1607 667 2274 
1&2 E 1308 561 1869 
1&2 E 1308 561 1869 
1&2 £ 1308 561 1869 
1&2 F 1607 667 2274 

5718 

Floor plans are as follows: 

Floor Pl an A, Great r oom/din ing room, kitchen, 
mas ter bedroom, master bath, second bedroom, s econd 
bath, entry and garage. 

Lowe r level: Great room/dining r oom, kitchen, powder 
room, garage and entry. 

Uooer level: Master bedroom, master bath, second 
bedroom, second bath and den. 
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APPENDIX B (cont.) 

Floor ?lan c: 

Lower level: Great room/dining room, kitchen, powder 
room, entry and garage. · 

Uooer level: Mascer bedroom, master bath, second 
bedroom and second bach. 

Floor ?lan 0-1: 

Lower level: Great room/dining room, kitchen, master 
bedroom, master bath, powder room, entry and garage. 

Uooer level: Second bedroom, second bath and third 
bedroom. 

Floor Plan 0-2: 

Basement: Unfini5hed 

Lower level: Great room/dining room, kitchen, master 
bedroom, master bath, powder room, entry and garage. 

Uooer level: Second bedroom, second bath and third 
bedroom. 

Floor Plan E: 

Garace lev~1 

Lower leve 1 : 
powder room. 

Ga~~ge and e~t~y. 

Great room/ dining room, kitchen and 

Uooer level: Master bedroom, master bath, second 
bedroom and second bath. 

Floor Plan F: 

GaraGe level: Garage and storage. 

Lower 1 "'"vel: Gre at. room/dining room , kitchen nook, 
powder room and e~try. 

Uooe r level: Master bedroom, master bath, second 
bedroom, second bath, third bedroom and laundry. 

- 64 -



APPENDIX 8 (cont.) 

Floor Plan G: 

Garage level: Garage and entry. 

Lower level: Great room/dining room, kitchen, master 
bedroom, master bath, second bedroom, second bath and 
laundry. 

NOTE 2. Each Unit has one (1) fireplace . 

NOTE J. .n.ll Units have gas heat. 
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lA 
lB 
lC 

2 .~ 

2B 
2C 

3A 
38 
3C 
30 
3E 

4A 
48 
4C 
40 

SPO. 
55 

6."< 
68 

7."< 
73 
7C 
70 

8A 
88 

9!< 
98 
9C 

APP ENDIX C TO 
DECLARATION FOR 

HAWTHORNE, A CONDOMINIUM 

- 66 -

Percentage of Undivided 
·I nt erest in Common Elements 

and Liability f o r Common 
Exoenses Per Unit (See No t e 1) 

2.54 
2.06 
2 . 54 

2.54 
2.06 
2.54 

2.5 4 
2.06 
2.06 
2 . 06 
2.54 

1. 67 
2.11 
2.11 
1. 67 

1.73 
1. 73 

1. 73 
1.73 

2.54 
2 . 06 
2.06 
2.54 

1. 96 
2.44 

3.60 
1.96 
3.60 



Unit 

lOA 
108 
1 0C 
1 00 
10E 

11A 
118 
llC 

12.~ 

128 
l2C 
l2D 
122 

13 

Note 1 

11794AC<t . ..;£« 

Percentage of Undivided 
Interest in Common Elements 

and Liability for Common 
Exoenses ~er Unit (See Note 11 

2.54 
2.06 
2.06 
2 . 06 
2.54 

2.54 
2.06 
2.54 

2.54 
2.06 
2.06 
2.06 
2.54 

7.56 

100.00 

The percentages on this Appendix C have been calculated 
by the ratio that the square footage of living area in 
each Uni t compares with the total squa~e f ootage in all 
the Units presently incorporated into t ~e Condominium. 
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Articles of Incorporation

Hawthorne Condominium
Association















Current Unaudited Financial Documents

Hawthorne Condominium
Association



Nam
e

O
perating

Reserve
O

ther
Total

Asset
Assets

10000 - Operating Checking Account - 
CIT 0385

51,766.00
0.00

0.00
51,766.00

11000 - Operating Savings Account
65,373.62

0.00
0.00

65,373.62
12500 - Insurance Reserve Account CIT 
3393

63,218.01
0.00

0.00
63,218.01

12510 - Prior M
gm

t Insurance Reserve 
Colum

bia Bank 3570
181,264.07

0.00
0.00

181,264.07

13000 - Reserve Account - CIT 3385
0.00

1,285,845.71
0.00

1,285,845.71
14000 - Hom

estreet CD 0132 - Prior 
M

gm
t

0.00
97,934.60

0.00
97,934.60

16000 - Assessm
ents Receivable

25,647.11
0.00

0.00
25,647.11

16300 - Late Fees Receivable
250.00

0.00
0.00

250.00
16310 - NSF Fees Receivable

175.00
0.00

0.00
175.00

16340 - Adm
inistrative Fee Receivable

105.00
0.00

0.00
105.00

16400 - Parking Receivable
297.48

0.00
0.00

297.48
16600 - M

isc Incom
e Receivable

528.00
0.00

0.00
528.00

16990 - Allow
ance for Doubtful Accounts

(1,694.65)
0.00

0.00
(1,694.65)

17100 - Prepaid Insurance
51,621.90

0.00
0.00

51,621.90
18300 - Due Betw

een Funds - Operating
(8,044.00)

0.00
0.00

(8,044.00)
18310 - Due Betw

een Funds - Reserves
0.00

8,044.00
0.00

8,044.00
18311 - Due Betw

een Funds - Reserve 
Special Assessm

ent
0.00

50,153.56
0.00

50,153.56

Total: Assets
430,507.54

1,441,977.87
0.00

1,872,485.41
Total: Asset

430,507.54
1,441,977.87

0.00
1,872,485.41

Liability
Liabilities

20000 - Accounts Payable
38,590.39

0.00
0.00

38,590.39
20010 - Accounts Payable- Prior 
M

anagem
ent

7,815.00
0.00

0.00
7,815.00

20550 - SPA Payable to Reserve
50,153.56

0.00
0.00

50,153.56
21000 - Prepaid Assessm

ents
13,711.20

0.00
0.00

13,711.20
22120 - NSF Fee Liability

35.00
0.00

0.00
35.00

29000 - Reserve Funds Contract Liability
0.00

1,441,537.38
0.00

1,441,537.38
Total: Liabilities

110,305.15
1,441,537.38

0.00
1,551,842.53

Total: Liability
110,305.15

1,441,537.38
0.00

1,551,842.53
Equity

Equity

T
ue F

ebruary 16, 2021
03:59:56 P

M
P

age 1 of 2

Balance Sheet
H

aw
thorne Condom

inium
As Of 1/31/2021



Nam
e

O
perating

Reserve
O

ther
Total

34000 - Prior Year Adjustm
ents

14,744.49
0.00

0.00
14,744.49

35000 - Retained Earnings - Operating
313,846.64

0.00
0.00

313,846.64
Total: Equity

328,591.13
0.00

0.00
328,591.13

Total: Equity
328,591.13

0.00
0.00

328,591.13
Net Incom

e
(8,388.74)

440.49
0.00

(7,948.25)
Total Liabilities and Equity

430,507.54
1,441,977.87

0.00
1,872,485.41

T
ue F

ebruary 16, 2021
03:59:56 P

M
P

age 2 of 2

Balance Sheet
H

aw
thorne Condom

inium
As Of 1/31/2021



Current Period Year-to-date Annual

Actual Budget Variance Actual Budget Variance Budget

Revenue
Revenue

40000 - Regular Assessment Income 70,016.94 70,016.67 0.27 70,016.94 70,016.67 0.27 840,200.00
43200 - Move In/Out Fee Income 0.00 0.00 0.00 0.00 0.00 0.00 500.00
44000 - Parking Income 400.00 400.00 0.00 400.00 400.00 0.00 4,800.00
45000 - Interest Income - Operating 61.54 0.00 61.54 61.54 0.00 61.54 0.00

Total: Revenue 70,478.48 70,416.67 61.81 70,478.48 70,416.67 61.81 845,500.00
Total: Revenue 70,478.48 70,416.67 61.81 70,478.48 70,416.67 61.81 845,500.00
Expense

Operating Expense 50000-59999
Administrative Expenses 50000-50899

50000 - Office Supplies 225.00 0.00 225.00 225.00 0.00 225.00 3,200.00
50210 - Permits & Licenses 0.00 0.00 0.00 0.00 0.00 0.00 10.00
50220 - Bank Fees 0.00 0.00 0.00 0.00 0.00 0.00 36.00
50290 - Web Site 63.00 66.67 (3.67) 63.00 66.67 (3.67) 800.00
50300 - Management Fees 2,647.00 2,647.00 0.00 2,647.00 2,647.00 0.00 31,764.00
50320 - Legal Fees 0.00 500.00 (500.00) 0.00 500.00 (500.00) 6,000.00
50340 - Accounting/Audit Services 0.00 0.00 0.00 0.00 0.00 0.00 3,200.00
50360 - Reserve Study / Update 0.00 0.00 0.00 0.00 0.00 0.00 2,600.00
50400 - Insurance 3,173.01 3,212.42 (39.41) 3,173.01 3,212.42 (39.41) 38,549.00
50420 - Insurance - Earthquake 6,140.46 6,674.83 (534.37) 6,140.46 6,674.83 (534.37) 80,098.00
50500 - Federal Income Taxes 0.00 0.00 0.00 0.00 0.00 0.00 500.00

Total: Administrative Expenses 50000-
50899

12,248.47 13,100.92 (852.45) 12,248.47 13,100.92 (852.45) 166,757.00

Maintenance & Repairs 51000-55999
52000 - Repair & Maintenance Services 5,761.40 3,750.00 2,011.40 5,761.40 3,750.00 2,011.40 45,000.00
52300 - Electrical Repairs 0.00 0.00 0.00 0.00 0.00 0.00 250.00
52600 - Pest Control Services 358.40 475.00 (116.60) 358.40 475.00 (116.60) 5,700.00
53500 - Landscape - Contract 5,279.59 5,631.08 (351.49) 5,279.59 5,631.08 (351.49) 67,573.00
53510 - Landscape - Irrigation Repairs 0.00 0.00 0.00 0.00 0.00 0.00 4,000.00
53575 - Landscape - Tree Service 0.00 1,000.00 (1,000.00) 0.00 1,000.00 (1,000.00) 12,000.00
53590 - Landscape - Other 0.00 0.00 0.00 0.00 0.00 0.00 12,000.00
54100 - Fire & Safety 0.00 0.00 0.00 0.00 0.00 0.00 2,500.00
54160 - Fire Alarm Inspection 0.00 0.00 0.00 0.00 0.00 0.00 8,580.00
55050 - Dryer Vent Cleaning 0.00 0.00 0.00 0.00 0.00 0.00 3,971.00
55170 - Snow Removal 2,394.70 500.00 1,894.70 2,394.70 500.00 1,894.70 2,300.00
55250 - Gutter Services 0.00 0.00 0.00 0.00 0.00 0.00 17,600.00
55350 - Backflow Testing 0.00 0.00 0.00 0.00 0.00 0.00 1,290.00

Total: Maintenance & Repairs 51000-55999 13,794.09 11,356.08 2,438.01 13,794.09 11,356.08 2,438.01 182,764.00
Utilities 56000-58999

56000 - Electricity 441.95 319.33 122.62 441.95 319.33 122.62 3,832.00
56610 - Water - Irrigation 456.40 500.00 (43.60) 456.40 500.00 (43.60) 12,680.00
56630 - Water / Sewer 24,084.64 24,228.00 (143.36) 24,084.64 24,228.00 (143.36) 145,368.00

Total: Utilities 56000-58999 24,982.99 25,047.33 (64.34) 24,982.99 25,047.33 (64.34) 161,880.00
Reserve Contributions 59900-59999

59900 - Reserve Contribution 27,841.67 27,841.67 0.00 27,841.67 27,841.67 0.00 334,100.00
Total: Reserve Contributions 59900-59999 27,841.67 27,841.67 0.00 27,841.67 27,841.67 0.00 334,100.00

Total: Operating Expense 50000-59999 78,867.22 77,346.00 1,521.22 78,867.22 77,346.00 1,521.22 845,501.00
Total: Expense 78,867.22 77,346.00 1,521.22 78,867.22 77,346.00 1,521.22 845,501.00
Net Income (8,388.74) (6,929.33) (1,459.41) (8,388.74) (6,929.33) (1,459.41) (1.00)

Tue February 16, 2021
04:04:11 PM

Page 1 of 1

Income Statement - Operating
Hawthorne Condominium
From 01/01/2021 - 01/31/2021



Current Period Year-to-date Annual

Actual Budget Variance Actual Budget Variance Budget

Revenue
Revenue

47100 - Interest Income - Reserves 440.49 0.00 440.49 440.49 0.00 440.49 0.00
Total: Revenue 440.49 0.00 440.49 440.49 0.00 440.49 0.00

Total: Revenue 440.49 0.00 440.49 440.49 0.00 440.49 0.00
Net Income 440.49 0.00 440.49 440.49 0.00 440.49 0.00

Tue February 16, 2021
04:09:01 PM

Page 1 of 1

Income Statement - Reserve
Hawthorne Condominium
From 01/01/2021 - 01/31/2021



Jan 2021
Feb 2021

M
ar 2021

Apr 2021
M

ay 2021
Jun 2021

Jul 2021
Aug 2021

Sep 2021
O

ct 2021
Nov 2021

Dec 2021
Total

Revenue

Revenue

40000 - Regular Assessm
ent 

Incom
e

70,016.94
70,016.67

70,016.67
70,016.67

70,016.67
70,016.67

70,016.67
70,016.67

70,016.67
70,016.67

70,016.67
70,016.63

840,200.27

43200 - M
ove In/Out Fee Incom

e
0.00

125.00
0.00

0.00
125.00

0.00
0.00

125.00
0.00

0.00
125.00

0.00
500.00

44000 - Parking Incom
e

400.00
400.00

400.00
400.00

400.00
400.00

400.00
400.00

400.00
400.00

400.00
400.00

4,800.00

45000 - Interest Incom
e - 

Operating
61.54

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
61.54

Total: Revenue
70,478.48

70,541.67
70,416.67

70,416.67
70,541.67

70,416.67
70,416.67

70,541.67
70,416.67

70,416.67
70,541.67

70,416.63
845,561.81

Total: Revenue
70,478.48

70,541.67
70,416.67

70,416.67
70,541.67

70,416.67
70,416.67

70,541.67
70,416.67

70,416.67
70,541.67

70,416.63
845,561.81

Expense

O
perating Expense 50000-59999

Adm
inistrative Expenses 50000-

5089950000 - Office Supplies
225.00

266.67
266.67

266.67
266.67

266.67
266.67

266.67
266.67

266.67
266.67

533.30
3,425.00

50210 - Perm
its &

 Licenses
0.00

0.00
0.00

0.00
0.00

0.00
0.00

10.00
0.00

0.00
0.00

0.00
10.00

50220 - Bank Fees
0.00

0.00
0.00

0.00
0.00

36.00
0.00

0.00
0.00

0.00
0.00

0.00
36.00

50290 - W
eb Site

63.00
66.67

66.67
66.67

66.67
66.67

66.67
66.67

66.67
66.67

66.67
66.63

796.33

50300 - M
anagem

ent Fees
2,647.00

2,647.00
2,647.00

2,647.00
2,647.00

2,647.00
2,647.00

2,647.00
2,647.00

2,647.00
2,647.00

2,647.00
31,764.00

50320 - Legal Fees
0.00

500.00
500.00

500.00
500.00

500.00
500.00

500.00
500.00

500.00
500.00

500.00
5,500.00

50340 - Accounting/Audit 
Services

0.00
0.00

0.00
0.00

0.00
3,200.00

0.00
0.00

0.00
0.00

0.00
0.00

3,200.00

50360 - Reserve Study / 
Update

0.00
0.00

0.00
0.00

0.00
2,600.00

0.00
0.00

0.00
0.00

0.00
0.00

2,600.00

50400 - Insurance
3,173.01

3,212.42
3,212.42

3,212.42
3,212.42

3,212.42
3,212.42

3,212.42
3,212.42

3,212.42
3,212.42

3,212.38
38,509.59

50420 - Insurance - 
Earthquake

6,140.46
6,674.83

6,674.83
6,674.83

6,674.83
6,674.83

6,674.83
6,674.83

6,674.83
6,674.83

6,674.83
6,674.87

79,563.63

50500 - Federal Incom
e Taxes

0.00
0.00

0.00
0.00

500.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

500.00

Total: Adm
inistrative Expenses 

50000-50899
12,248.47

13,367.59
13,367.59

13,367.59
13,867.59

19,203.59
13,367.59

13,377.59
13,367.59

13,367.59
13,367.59

13,634.18
165,904.55

M
aintenance &

 Repairs 51000-
5599952000 - Repair &

 M
aintenance 

Services
5,761.40

3,750.00
3,750.00

3,750.00
3,750.00

3,750.00
3,750.00

3,750.00
3,750.00

3,750.00
3,750.00

3,750.00
47,011.40

52300 - Electrical Repairs
0.00

0.00
0.00

0.00
250.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
250.00

52600 - Pest Control Services
358.40

475.00
475.00

475.00
475.00

475.00
475.00

475.00
475.00

475.00
475.00

475.00
5,583.40

53500 - Landscape - Contract
5,279.59

5,631.08
5,631.08

5,631.08
5,631.08

5,631.08
5,631.08

5,631.08
5,631.08

5,631.08
5,631.08

5,631.12
67,221.51

53510 - Landscape - Irrigation 
Repairs

0.00
0.00

2,000.00
0.00

0.00
0.00

0.00
0.00

2,000.00
0.00

0.00
0.00

4,000.00

53575 - Landscape - Tree 
Service

0.00
1,000.00

1,000.00
1,000.00

1,000.00
1,000.00

1,000.00
1,000.00

1,000.00
1,000.00

1,000.00
1,000.00

11,000.00

53590 - Landscape - Other
0.00

0.00
3,000.00

0.00
0.00

3,000.00
0.00

0.00
3,000.00

0.00
0.00

3,000.00
12,000.00

54100 - Fire &
 Safety

0.00
0.00

625.00
0.00

0.00
625.00

0.00
0.00

625.00
0.00

0.00
625.00

2,500.00

54160 - Fire Alarm
 Inspection

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
8,580.00

8,580.00

55050 - Dryer Vent Cleaning
0.00

0.00
0.00

0.00
3,971.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
3,971.00

55170 - Snow
 Rem

oval
2,394.70

1,500.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

300.00
4,194.70
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Jan 2021
Feb 2021

M
ar 2021

Apr 2021
M

ay 2021
Jun 2021

Jul 2021
Aug 2021

Sep 2021
O

ct 2021
Nov 2021

Dec 2021
Total

55250 - Gutter Services
0.00

8,800.00
0.00

0.00
0.00

0.00
0.00

8,800.00
0.00

0.00
0.00

0.00
17,600.00

55350 - Backflow
 Testing

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
1,290.00

1,290.00

Total: M
aintenance &

 Repairs 
51000-55999

13,794.09
21,156.08

16,481.08
10,856.08

15,077.08
14,481.08

10,856.08
19,656.08

16,481.08
10,856.08

10,856.08
24,651.12

185,202.01

Utilities 56000-58999

56000 - Electricity
441.95

319.33
319.33

319.33
319.33

319.33
319.33

319.33
319.33

319.33
319.33

319.37
3,954.62

56610 - W
ater - Irrigation

456.40
0.00

500.00
0.00

1,000.00
0.00

5,000.00
0.00

4,680.00
0.00

1,000.00
0.00

12,636.40

56630 - W
ater / Sew

er
24,084.64

0.00
24,228.00

0.00
24,228.00

0.00
24,228.00

0.00
24,228.00

0.00
24,228.00

0.00
145,224.64

Total: Utilities 56000-58999
24,982.99

319.33
25,047.33

319.33
25,547.33

319.33
29,547.33

319.33
29,227.33

319.33
25,547.33

319.37
161,815.66

Reserve Contributions 59900-
5999959900 - Reserve Contribution

27,841.67
27,841.67

27,841.67
27,841.67

27,841.67
27,841.67

27,841.67
27,841.67

27,841.67
27,841.67

27,841.67
27,841.63

334,100.00

Total: Reserve Contributions 
59900-59999

27,841.67
27,841.67

27,841.67
27,841.67

27,841.67
27,841.67

27,841.67
27,841.67

27,841.67
27,841.67

27,841.67
27,841.63

334,100.00

Total: O
perating Expense 50000-

59999
78,867.22

62,684.67
82,737.67

52,384.67
82,333.67

61,845.67
81,612.67

61,194.67
86,917.67

52,384.67
77,612.67

66,446.30
847,022.22

Total: Expense
78,867.22

62,684.67
82,737.67

52,384.67
82,333.67

61,845.67
81,612.67

61,194.67
86,917.67

52,384.67
77,612.67

66,446.30
847,022.22

Net Incom
e

(8,388.74)
7,857.00

(12,321.00)
18,032.00

(11,792.00)
8,571.00

(11,196.00)
9,347.00

(16,501.00)
18,032.00

(7,071.00)
3,970.33

(1,460.41)
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Jan 2021
Feb 2021

M
ar 2021

Apr 2021
M

ay 2021
Jun 2021

Jul 2021
Aug 2021

Sep 2021
O

ct 2021
Nov 2021

Dec 2021
Total

Revenue

Revenue

47100 - Interest Incom
e - Reserves

440.49
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

440.49

Total: Revenue
440.49

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
440.49

Total: Revenue
440.49

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
440.49

Net Incom
e

440.49
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

440.49
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Hawthorne Townhomes 2021 Budget Ratification Meeting 
 

December 21, 2020; Zoom Meeting 
 

 
2020 Review & Highlights; Therese Jardine, HOA Treasurer 
 
The process: we take a look at 2020 budget, asses where we are and factor in year-end expenses to 
forecast for next year. For example, in 2020 we are over in management fees, taxes/audit expense, 
repairs/maintenance, legal fees, etc.  

• The main driver of the increase for 2021 comes from the increase in the premium for the 
insurance master policy (5%) and a 44% increase in the earth movement insurance.  

• Landscaping – we allowed for additional tree removal and replacement expenses as we’ve been 
having many trees coming to end of life and dying, or encroaching into driveways causing the 
need for removal. 

• Maintenance Reserve funding is also a big driver. For 2020 reserve funding was $350,000. The 
reserve study recommended a lower amount ($334,100; Page 14 of the reserve study). The 
board thought it was prudent to maintain the same level of funding since we know that 2021 is 
going to be a significant spend out of our reserves.  

  
In the budget notice, there was a per unit deficit mentioned by homeowner. As clarification, (Page 26 of 
reserve study) the approximately $12,000 was the difference between projected reserves and being 100 
% funded for the next 20-30 years. This would require a significant cost to homeowners, and not 
suggested.  
 

 
Q&A Session: 
 
Larry Kees – clarification on building and maintenance account and additional funding.  

• We are setting aside funding for additional drainage repairs as an additional line item for visibility 
only. The total repair and maintenance next year is going to be $55k. 

 
Henrik Rodshagen– clarification on the insurance & taxes lines which do not seem to be rolling up, it is 
not a sum of the rows. 

• The insurance total $38,548 and $80,098 sum represent the insurance reserve contribution 
further down in the template, which is a wash. The budget draft came from Best in this format, 
next year Nova will prepare the documentation.  

• Also income and expenses, appears income is higher than expenses, yet NOI appears to be 
negative.  

 
Yvonne Griffin – RE: concerned about 8% increase, several questions: 

• 44% earth movement seems significant 
o The policy was renewed by Best and risk changes over time, and this was the best price we 

could obtain at the time.  
o In general earthquake insurance has gone up significantly across the industry  
o Risk assessed as a whole, with a disappearing type of coverage  
o Our insurance policy has paid out 4-5 times our premiums, so we’re surprised its not a larger 

increase. One of the reasons we made a management change is by the time Tyler presented 
the quote to us we didn’t have time to shop, moving forward being proactive in obtaining a 
quote in a more competitive environment will be critical  

• Why is the amount for gutter cleaning doubling? 
o The board has decided to add a second cleaning based on neighborhood needs. There was 

conversation about this issue during regular HOA meeting.  
o We are trying to be more proactive with regards to maintenance. Due to the age of our 

neighborhood, much of the damage we currently have is the result of neglected maintenance.  



o (Kim Schmidt) in a year of COVID it may be good to be more conservative and reduce  
o (Angie West) my pay has been reduced by 20% and many of us are having significant 

hardships. With the neglect of past submitted maintenance tickets, an increase in dues is 
really hard to swallow right now. 

• Legal fees increase 
o We had quite a few meetings with lawyers over 2020. Some were related to roofing claim 

where the board had to engage for legal interpretation. Some was related ongoing repair 
maintenance due to water claims, requiring advice on liabilities and obligations  

o Skylights issue hasn’t been addressed – inspection was completed, now we need to go to 
attorney to go back to the company to get it corrected) 

o We are mindful of the expense but the board requires legal guidance and the expense is 
justified  

- It was suggested we look into a flat fee service  

• Fire and safety repair increase 
o Our community was built with sprinkler system in each building, maintenance was ignored for 

years. Sprinklers and systems must be inspected. This was not included in the budget in the 
past, that’s why its in there now, and this is not an optional item.  

o AAA provided a report with the deficiencies, awaiting quote for repairs or recalls. Mostly 
looking for recalled sprinkler heads and batteries that are out of date in control panels rooms. 

o Claudia & Carmen had their unit inspection and it did not seem extensive nor complete. Also 
contacted Best multiple times with no reply.  
▪ Please submit a new maintenance request with Nova; after multiple requests Best did not 

share this info with the board or Nova.  
o (Xiaoling Song) – unit was not fully inspected. Concerns about the communication and 

expectations for inspection 
o (Erin Dawson) There are a few different sprinklers. The ones on the slanted surface without a 

cover, in general, are the ones they were looking for. The ones with a cover on a flat ceiling 
are fine. The exposed type in the garage are also fine, this is an entirely different head than 
indoor one they’re looking for. It is mandatory to replace these, the report will be provided to 
the board and the fire department, we will then repair/replace where necessary.  

• Audit & tax increases 
o (Nathan Merz) Having a 3rd party CPA verify that safeguards are in place is a good thing. 

Making sure that money is where it is supposed to be and goes where it is supposed to is 
critical. They ask the right questions and owners should feel good about an independent 
party (other than Nova and board members) accounting for where their funds are. The 
previous auditor seems to have disappeared and never provided a final report on 2018’s 
audit. We are currently in the 2019 audit now, which is quite thorough.  

o (Therese Jardine) We now have a new firm that will also be doing our taxes. While there is an 
increase, this is a much larger and better resourced organization, they are being thorough 
and asking a lot of questions. The board feels more comfortable with the situation. Another 
reason for the switch in management companies was the delay and inaccuracy of our 
financial statements and packages from Best Management.   

o It is not an option to have an audit, we are required to audit annually per RCW. This is a good 
thing to do and provides us all assurances of checks and balances.  

• Office expense 
o We’re required to send out a hardcopy of a number of mandatory mailings. Also we have to 

pay for delinquency mailings, violations, etc.   

• Website fees - 433% expense increase is too much 
o Its really not an option to not have a place to submit requests, store electronic documents, 

make payments, etc. The focus seems to be on the % of increase vs actual cost amount, 
which is .44 cents per unit per month  

o It’s a straight cost, there is no profit to Nova for this service 
o This is where we manage work orders, violations, owners can make payments, submit 

architectural review requests. We plan to roll out surveys, e-voting, proxies etc.  
 



Xiaoling Song - water usage per unit is a significant expense. What possibility do we have to move this to 
be based on each owner? 

• In an ideal world we would do this, but the way that the developer built the neighborhood makes 
this very difficult. At this point it would require a massive retrofit project, well in excess of what we 
would ever save.  

• Best had started assessing high water usage, which we have talked to Nova about working on, 
also some potential Energy Star reporting that we may be able to use to help drive this.  

 
Kim Schmidt – We need to consider how continual increases in dues affect prospective buyers   

• The three main things we’re thinking about with regards to this: 
o Maintenance and upkeep – what do people see when they drive through 
o What is the dues pricing like in relation to other neighborhoods 

▪ (Natalie Bain) The higher dues in Hawthorne are known in the area on various social 
media sites 

o What does the financial health of the neighborhood look like 
 

 
 

 
 
Summary/Review; Nathan Merz, HOA President 
 
The 3 largest expenses that could be debated: 

1. Reserve funding at $350,000  

• The reserve study says we can reduce $341k 

• The minimum contribution is $303,700 
2. Drainage could be cut back, but water along foundations will cause significant issues 
3. We can reduce gutter cleaning to once in the year.  

 
Next steps: The board will take this feedback and reconfigure the budget. Meghan will provide hard copy 
version via USPS with a 14 day notification period. Then we can have another ratification meeting for 
approval.  
 
Owners should pay their 2020 monthly dues rate for January, then we will have to have a true up later in 
the year 
 
 
Meeting adjourned 5:42 
 

 
 



Hawthorne Condos Association 
Board of Directors Meeting Agenda 

Zoom Virtual Meeting 
February 22, 2021; 4pm 

 

 
Call to Order / Establish Quorum 
▪ Call to order 4:06 (Nathan) 
▪ Board members present- Erin Dawson, Therese Jardine Nathan Merz, Liz Wertz 
▪ Nova representatives present: Jordan Schafer 

 
Approve Meeting Minutes – January  
▪ Posted to Nova’s website 1/27/2021 
▪ Motion to approve (Nathan) seconded (Erin). Minutes approved  

 
New Business 
▪ Community Gutter Cleaning – TC Quality Solutions 

o To be completed February 22nd – 24th from 8am until dusk 
▪ Dryer Vent Cleaning 

o Miracle Vent Cleaning cost is $23 per unit 
o Work is scheduled for April  
o Motion to approve (Nathan) Seconded (Therese), expense approved.  

▪ RW Anderson Proposals 
o 15525 133rd Place - Approved proposal for insulation repair due to rodent damage  

▪ Sign repairs - Approved proposal for speed/street signs 
▪ 15413 134th Place - Proposal to repair drywall from roof vent leak 

o Motion to approve (Therese) Seconded (Nathan), expense approved 
o Reminder to owners that the roofing company went out of business which leaves Hawthorne 

without a warranty. We already know we have skylight defects, minor roof repairs, and now 
drywall repairs etc. we know that this will add up over time. Board asks Nova to look into filing a 
claim against their bond.  

▪ CondoCare – ongoing maintenance, proposal from RW 
o At this time, we need to establish an ongoing maintenance list and process and are not interested 

in participating. We need to tackle our largest reserve projects as the priority   
▪ Reserve Projects 

o Project Coordination Contracts - Board to review in executive session 
o Garage doors – owners are going to be required to make necessary repairs to panels that are 

dented prior to painting project as painting garage doors is included. It may be faster and more 
cost effective for us to make the necessary repairs and charge back to owners.  

▪ AAA Fire (tabled) 
o Fire Alarm Panel Batteries/Correct deficiency in Compliance Engine 
o Removal and Replacement of 160 Dry Type Heads 

 
Treasurer’s Report 
▪ Compliments to Nova - Best provided a different set of financials to Nova than to Board so Nova has 

done a good job reconciling 
▪ Audit needs to begin for 2020, an engagement letter was sent but not yet returned. Therese to follow 

up  
▪ Delinquencies are up again, due mostly to transition between Best and Nova. Many are a small 

amount due to the “true up” payment required from January’s payment which didn’t include the new 
2021 rates.  
o 30 days $1,000 
o 60-90 day $5,600  
o 90-120 $1,400 
o 120+ $4,900 



▪ Repairs and maintenance category is slightly over for this month 
▪ Snow removal and ice mitigation will be significantly over budget for the year. The January budget 

was $500 and we spent $2,400. For 2021 the total budget is $2,300. We also have not yet been 
invoiced for the plow service  

▪ Some owners are getting notifications on December’s payment to Best  
▪ Errors on multiple resale certificates over the last few weeks. Board asks Nova to provide a clean 

copy to the board for reference, the issue has been resolved in Nova’s system 
▪ 2 bank accounts transfers have not been finalized yet from Best 

o CD $97k 
o Columbia Bank insurance reserve $181K. A former board member is the authorized signer, we 

are going to close this account and open a new account through Nova 
o Board will implement best practices of contract review and account signers to make sure that 

appropriate controls exist 
o Need to make sure that accounts are spread appropriately to ensure FDIC insurance  

 
 

Q&A / Open Forum 
▪ Does the Jan payment “true up” due come out of autopay? – If you are set up on variable auto pay it 

will. If you are on a fixed amount payment it will not.  
▪ Is it possible to research bringing a new internet provider to the community? – Unfortunately, the 

government determines providers in locations so nothing much we can do 
▪ Dog poop left around neighborhood –  

o Many neighbors have complained about the abundance of large piles of dog poop left around the 
neighborhood, specifically the top around the circle 

o We could add another dog waste station at the top around the roundabout. Though this behavior 
isn’t about lack of access to bags. Erin to submit maintenance request to install additional station. 

o We could also put up a sign as a deterrent 
o We can also try to figure out who the person/people are that are doing it and take their photos to 

publish via email and Facebook to identity  
o Cameras have been proposed, but involve issues around cost, storage, and legality so that is not 

something we are going to pursue  
o Doing dog DNA is also cost prohibitive, and assumes that all those who are leaving poop behind 

are owners, not people passing through 
 
Next meeting will be the Annual Meeting; March 22nd, 4pm via Zoom 
  
Motion to close meeting (Nathan), seconded (Therese).  
Meeting Adjourned 5:16 
 

 



Hawthorne Condos Association 
2021 Budget Ratification Meeting & January 2021 Monthly Board Meeting 

Zoom Virtual Meeting 
January 25, 2021 

 

 
Call to Order / Establish Quorum 
▪ Call to order 4:02 (Nathan) 
▪ Board members present: Erin Dawson, Therese Jardine Nathan Merz, Liz Wertz 
▪ Nova representatives present: Meghan Saxton, Jordan Schafer 

 
Approve Meeting Minutes – December  
▪ Distributed via email 12/21/21 to the Google Group by Liz  
▪ Motion to approve (Nathan), seconded (Therese). Minutes approved  

 
Budget Ratification  
▪ Initial proposal was for an 8% increase at the December 2020 Meeting 
▪ Based on owner feedback we have revised the 2021 budget and we’ve reduced the increase to 4%  
▪ The main driver of this is an 80% in premium payment for on our earth movement insurance 

coverage. (Please keep in mind that this is for earthquake and landslide which is a huge benefit to 
all owners) 

▪ The other ~20% of the increase is driven by water & sewer rate increases from Woodinville Water 
District 

▪ The remaining increases fund small increases in the Fire & Safety & Landscape categories  
▪ We kept the amount lower per owners’ requests, but we were only able to accomplish this by 

contributing less money into the reserve account. So, pleas keep in mind that to fund our reserve 
accounts in the future this reduction should be made up.  

▪ Motion to approve 2021 budget (Nathan), seconded (Therese). Motion passes with no opposition 
raised 

 
Treasurer’s Report 
▪ We have received the first set of financials from Nova after the transition 
▪ Things are in pretty good shape, though we are still sorting through everything as it is presented in a 

different format.  
▪ There are a number of documents still outstanding from Best, the list is being reconciled to follow up 

again on final transfer of information 
▪ Therese to work with Nova’s accounting team to sort through a few items 
▪ 2021 Dues – True up 

o After today’s meeting Nova will send a balance due letter with the “true up” amount due to cover 
the difference in rates for January’s payment. The new 2021 rate will be in effect for February 
payment and forward.  

o Any previous balance due (overdue amounts) will be included in the letter as a separate line item 
which will be very clear which amounts are for which items.  

o Mailing will take 3+ business days but updates can be made to the portal immediately 
o Homeowners are encouraged to check their account; in some cases, we see small dollar amount 

errors in payments resulting in minor balances owed (less than $5).  

 
Committee Reports  
▪ Call for assistance – is there someone who knows Slack or another communication platform) that 

could help the board set up and get organized so we can start fresh and drive initiatives forward? 
o Claudia & Carmen can help the board to facilitate  

▪ Reminder there is an open board position, so if someone would like to volunteer, we need help 
moving projects forward in the community  

▪ While there are no official committees within Hawthorne currently, we have had a number of owners 



reach out willing to help out in many different areas. The board has been somewhat disorganized 
and unable to make too much of all these efforts in the last year – the sheer volume of 
issues/emails/projects coupled with COVID and transferring management companies are a few 
examples. This year we plan to streamline out communication among the board to be better able to 
facilitate all these wonderful volunteers!  

 
Unfinished Business 
▪ Fire Sprinkler/Alarm Testing – AAA Fire 

o Bids for Repairs Pending – Horn/Alarm & Battery replacement   
o Recalled sprinkler heads – will this be included in the bid?  
o Homeowners report the inspection did not seem very thorough, many units were not inspected 

due to limited notice, work schedules or concerns about COVID. 
o Nova will facilitate a full report and bid from AAA  

▪ Financial Transition from Best Management 
o There are still a few items outstanding from Best. They are contractually obligated to provide all 

documents, statements and funds. We are reconciling the list for one final request to Best to 
provide any outstanding items.  

 
New Business 
▪ Board Waivers – Hawthorne’s existing vendors who do not sign up in Compliance Depot (Nova’s 

screening vendor, ensuring proper insurance and licenses) require a Board Waiver form.  
o Board to review list of any vendors who are not willing to sign up for Compliance Depot 

▪ 2020 Audit – Newman & Assoc. 
o The 2019 Audit just completed and we have received a final report. A number of correcting 

journal entries are required to correct our books for the year.  

• There was a finding on the report of in sufficient backup for a reserve account transfer. They 
did not follow internal controls to properly document  

• Therese to provide a copy of the report to Nova to post on HOA Portal for owners to view if 
interested 

• A bank account that had been listed on our account was never closed. This was an account 
during the time between the switch from GFK and Best Management. The funds are no 
longer there, we assume that the fund account was the account that was to be used to close 
out any final invoices or payments during a transition of management companies, which is 
standard practice 

• The total was just shy of $4,600 and is written off  
o Additionally, it was brought to the board’s attention that there was an account with no board 

signatories, only the owner of Best Management was a signer.  
o Board has implemented new procedures to ensure that neither of these situations can happen 

again  
▪ Roof Leak Building 25 – NorthStar Warranty 

- Update – the board has ultimately determined that NorthStar has gone out of business, which 
ultimately leaves us with no warranty on the workmanship.  

- Our only recourse would be to go against their bond. We would still have a warranty against 
materials from the manufacture.  

- Previously an inspection was performed, and many defects were found around skylights and 
fasteners 

- Board to engage with lawyer used to draft the roofing contract on next steps 
▪ The 2021 Annual Meeting will be on March 22nd at 4pm via Zoom 
▪ Next regular HOA Meeting will be on February 22nd at 4pm via zoom 

 
Q&A  
▪ Can we move meetings outside of business hours?  

o It is more economical for us to have the meeting during business hours, at the end of the day 
than in the evening 

o Also we used to have a 7pm meeting which was not ideal either, we currently have more people 



participating than ever before.  
▪ Can the agenda be sent out prior to meeting? 

o This is our usual business practice which fell through the cracks this time. We will get agenda out 
before the meeting next month.  

 
Motion to close meeting (Therese), seconded (Nathan).  
Meeting Adjourned 4:58 

 
 



Hawthorne HOA Meeting – November 23 2020 
 
Call to Order – Nathan Merz at 7:02pm  
 
Roll Call:  

• Board members present: Erin Dawson, Therese Jardine, Nathan Merz, Liz Wertz 

• Tyler Weaver not present for Best Management 
 
Approval of October 26 Meeting Minutes  

• Distributed via email November 1 

• Motion to approve by Nathan, seconded by Therese, all in favor. Motion approved  

• Attendees are informed that video recording was requested by an owner, will be 
distributing access to the video for those unable to attend and who are interested  
 

President’s Update 

• Transition Status – unfortunately Nova’s welcome letter has not gone out yet but should 
have gone out last week. Once we have a PDF we will share via Facebook and google 
group.  

• Owners will need to then create their accounts, confirm contact information, and make 
arrangements for payments.   

• Hawthorne’s Facebook page: https://www.facebook.com/groups/1101211846890820/  

• The 2021 Budget Ratification meeting will be held on December 21st at 4pm. 

• Once the draft is finalized it will be distributed to owners along with reserve study for 
review. All owners are encouraged to attend the meeting.  

• HOA Board meetings will be during business hours moving forward. This is to try to 
engage additional owners and Nova’s cost of meeting times outside of the normal 
business day. We welcome feedback and will adjust if necessary. Additionally, the 
meetings will be video recorded for those unable to attend to view as well.  

 
Treasurer’s Report 

• Financial Review – Overall looking very good. Delinquencies look good. On budget for 
most line items, one area of risk continues to be repair rand maintenance based on 
significant drainage concerns which require more work than originally anticipated. 

• Operating expense is $7,600 over budget YTD. Considering all the things that have 
happened is not terrible. We always try to stay on budget but not at the expense of 
neglecting significant issues  

• 2021 Budget & Ratification – Tyler provided a draft budget and the board has meet with 
the new manager to review and make edits. Once Nathan finalizes, we will send to 
owners for review.  
o Owners should note: Contributions to reserves has been higher than reserve study 

recommends 
- The advantages of continuing to make higher than recommended contributions 

means that we remain well funded and mitigates some risk of assessments later. 
- Alternatively, we can reduce the amount of contribution down to the reserve 

recommendation to keep any increase to a more modest percentage.  
- This will be something for discussion for owners. 

• Homeowner question ** Natalie: if we reduce funding, what happens to the siding 
project? 
o The siding project is not for 10 years but 2021 will be a year with significant reserve 

expenses; wood replacement, facia & painting projects, etc are all scheduled to be 

https://www.facebook.com/groups/1101211846890820/


completed. In addition the board added replacing the staircase between 134th and 
135th – it has become a trip hazard with rotten wood. Also we have moved up the 
scheduled mailbox replacement line item, some have not yet been upgraded for a 
more secure unit which should include a parcel box.  

• Homeowner question: Clarification requested on paying too much to the reserve, yet we 
are increasing dues to pay more?  

o Therese clarified: for 2020 we are depositing $350,000 to our reserve account. 
2021’s “fully funded” contribution is $368,000, and the recommended amount is 
$334,100, which is less than we are contributing for 2020.  

o We will have an increase regardless of which option we choose. The amount we 
contribute to reserves will determine the amount of increase, the other items 
driving the increase (utility rates and maintenance) are less flexible than 
additional reserve contributions.  

• Audit Update – Best Management still has not yet provided all the requested information 
to the auditor. A final report expected by end of year. This audit will give homeowners 
assurances that someone other than the Board and the Management company is 
verifying that community funds are being appropriately accounted for.  

 
Landscape Update  

• Landscaping – no updates, bi-weekly is working out fine with the level of leaves  

• Snow Removal Contract – we are a little late to the game in getting a contract executed 
but the board has multiple quotes to review in executive session. Getting residents in an 
out safely is the main priority, yet our goal is to get the proper level of service based on 
needs and local weather conditions.  

 
Open Projects:   

• Skylights – no movement from last month. We have the report and next steps are to 
contact attorney to draft a response to NorthStar 

• Drainage  

• Building 25 - has a clog in the line along the stairs, we are hoping it is not under the 
concrete.  

• Building 26 – had the 4” line behind Kim’s until fully replaced. The 4” lines behind 
each unit all lead to a 6” line for the building where another clog is located. They 
haven’t been able to find the lid or clean out based on the neighborhood as-builts, so 
they’re going to have to start doing some digging to determine if they can clean it out 
or if they should lay a new line and just bypass the issue area.  

• There was also as newly observed issue between buildings 35 & 38, which is 
potentially lined to the issue with the line behind 26, if it is crushed or broken it could 
be the cause of this observed ground flow.  

• For 2021 we have set aside some additional funds to continue to address the issue 
of drainage.  

• Any open maintenance items may need to be resubmitted as we transition as Tyler 
has not provided a status report to the board or Nova 

• Fire Sprinklers – this was discussed during the budgeting call with Nova. We are due for 
an inspection in November, so Nova will coordinate an annual inspection. Remediations 
also discovered in last year’s inspection need to be addressed so those items have been 
incorporated into the 2021 budget.  

• Eastrail Construction, Terry Thomas – no standards published or direct communication 
though they have been responsive. Completion is estimated 2025/2026. At some point 
do we ask city of Woodinville to contribute or inform?  



 
Q&A / Open Forum  

• Status of Master shut off valve issue: Board needs to issue a mandate and deadline to 
everyone informing them of the necessity to schedule the repair and then provide proof 
of completion. Every unit needs a working shut off value and every resident needs to 
know where their building shut off is as well.  

• Question on sprinkler system shut off: Each home has two water lines, a fresh line and 
sprinkler line. Unit and building shut offs are for fresh line only, not sprinklers. The fire 
department should be contacted for any sprinkler issues, homeowners should not 
attempt to disable or shut off, this could result in fines and is against the law.   

• Comment related to a comment from last month’s meeting minutes related to 
mismatching doorknobs: Nobody wants to live in a community where the HOA is policing 
tiny details, or deal with an HOA with strict rules that don’t matter. 

• The HOA is all of us, so there is no “they”.  The board’s main goal is safety of owners 
and making sure we efficiently manage repairs and expenses - not policing small 
items.  

 
Motion to adjourn made by Nathan, seconded by Therese  
Meeting adjournment – 8:08pm 
 
 

 



Hawthorne HOA Meeting – October 26 2020 
 

 
Call to order 7pm 
 
Roll Call: Erin Dawson, Therese Jardine, Nathan Merz, Liz Wertz 
Tyler Weaver present for Best Management 
 
Approval of September Meeting Minutes  

• Distributed via email 10/25 

• Liz to correct a typo and clarify in Larry’s comment in open forum/Q&A section 

• Nathan motion to approve, Erin seconded. All in favor  
 
President’s Announcements 

• Charcoal grills – They are not permitted on property due to insurance rules. Propane 
grills or Trager/pellet grills are permitted.  

• Flushable Wipes are not flushable – they clog and back up the sewer lines. Units share 
1 wastewater line per building so any wipes flushed risk a back-up or flood in your 
neighbor’s home. We recently had to reimburse a homeowner for the cost of plumbing in 
the shared line. Please don’t flush them! 

• Change of meeting time going forward to be during business hours – more to come 
 
Treasurer’s Report 

• Financial Review  
o Tyler provided board packet to review on 10/25 and financials posted to Best’s site 

on 10/26 
o Income is on target 
o Delinquencies have ticked up since last month currently at $7,777. One owner is 6 

months in arrears, and another is 3 months in arrears. Other than that, it is looking 
good so a huge thank you to those who have worked to get account current! 

o The legal counsel category is over budget, but this has been necessary. The board 
has requested legal consultation on a number of items this year  

o The “Repairs & Maintenance” line item is currently under budget but given the 
ongoing drainage issues we may overrun the budget, but we do have money in 
reserves available vs putting things off and risking more damage  

o Irrigation maintenance is over budget, a number of repairs have been made to 
broken heads 

o Water is over budget, which is not a big surprise given an undetected leak for almost 
a year. Tyler has been updating a report for building use for us to follow up with if we 
see any overages or red flags 

• Audit for 2019 underway, which is significantly delayed. The prior auditor unable to be 
contacted, but we were able to get a group that specialized in HOA audit and taxes to 
perform this audit.  
o There is an initial discrepancy identified which everyone should be made aware of- 

the accounts receivable, prepaid and accounts payable amounts on the balance 
sheets do not line up with corresponding AP, open invoice listing, or prepaid reports. 

o Auditor has asked Tyler & Best Management for additional information 

• Reserve Study received this week from Tyler.  
o What has been received is in draft form and does not include all priorities and tasks 

that we need to have identified; example:  



▪ Stairs at trail need to be replaced as they are almost fully rotten  
▪ Mailbox replacements should likely be moved up and external lighting could be 

moved further out, unless we do it at the same time as the painting project 
o Tyler Weaver: you have the ability to move things up on the timeline but cannot 

remove items, as it is the reserve specialist’s responsibility to represent future 
expenses to potential buyers. With appropriate reasoning items could potentially be 
moved further out  

o We need to ensure that we’re refunding the reserves as we plan for projects for next 
year  

• Transition Plan: Tyler and Nova have been introduced and they are in the process of 
transferring information. Best is our Management company through Nov 30th, Nova is 
working in the background to get everything set up on their end and they will begin 
sending out information soon. We appreciate everyone’s patience and anticipate a 
smooth transition with a small bump or two  

• 2021 Budget: draft version received, and the board needs to make some adjustments. 
The board will present the final version to the community to ratify at our December 
meeting. A quorum is not required, but attendance is highly encouraged, this is our 
money – your money!, so we want everyone involved and to understand where our 
money is being spent.   

 
Landscape Update  

• Fresh fall/winter planting just completed  

• Landscapers are coming on a bi-weekly schedule for our winter schedule, this includes 
leaf blowing. If you happen to see a storm drain clogged, please kick the leaves aside to 
clear the drain so we don’t have any additional surface flooding 

• Next year we’ll adjust so we can add an additional service visit (or rebid the service 
contract). We did attempt to add some leaf pick up dates, and the cost was prohibitive. 

• Sprinkler blow out was done today, in preparation for winter 

• Gutter cleaning this week: TC construction will be on-site Thursday/Friday/Saturday. 
Therese will send out an announcement to community  

• Some grass areas have been burned out and damaged by bunnies. Erin is discussing a 
potential solution with Premier. 

 
Open Projects:   

• Skylights  
o Roofing Technical Services came out 2 weeks ago and got on top of 3 of the 5 

identified buildings. The buildings that are three stories were too high to access on 
the date of the visit.  

o The results of the investigation reported that the skylights were not installed to 
industry or manufacturer’s standards: 
▪ Skylights didn’t have enough screws attached 
▪ Fasteners didn’t penetrate wood appropriately 
▪ No pick-up flashing installed on gutter wall 
▪ Improper started shingles used.  

o Recommended solutions:  
▪ Add fasteners to skylights, they should be tightened to adhere better 
▪ In some cases, the drywall should be extended up to glass 
▪ Some may need to have sheet metal installed  
▪ Started shingles reinstalled 
▪ Gutter alterations should be made if there is water pooling 



o Robert McDermott: the sheetrock being extended to the glass should not be a 
homeowner responsibility 

o Board will discuss and potentially consult with association’s attorney  

• Drainage – Monarch has been identified as the new vendor. Contract to be executed 
today. Once we determine working days and schedule, I’ll send out an announcement to 
the neighborhood. They need to do a utility locate prior to beginning work but they can 
move forward immediately  

• Fire Sprinkler situation – an expensive inspection was performed last year and the report 
provided to the board today after multiple requests. Less than half of the units were 
inspected on the interior and we are due for fire inspection next month. Board to discuss 
with Tyler, stay tuned  

• Eastrail Construction - Terry Thomas Representative 
o The global plan is for a protected trail that extends from Bellingham to Olympia  
o King County has hosted a number of community engagement meetings  
o Neighborhoods can connect to the trail 
o Assumption is that all costs associated would be borne by neighborhoods who want 

to make the connection 
o Terry is interested in determining what the requirements are, then he will present that 

information to the board for consideration in Hawthorne’s participation  
o Meeting this Thursday, Terry plans to attend  

 
Property Manager Report out 

• Maintenance Items: 
o Fire sprinkler 21E awaiting sheetrock repair 
o Sprinkler covers inspected in additional unit parts ordered 
o Lighting inspected at roundabout for potential addition. Options would be to transfer 

light from the closest light source (which involves trenching, permit, installation) or 
installation of solar lighting  

o Building 12 has rodent infestation  
o 38C – cracked brick inspected suggested that it is likely a foundation footing 

problem. Quote to be priced to entire board for review  
 
Q&A / Open Forum  

• Robert McDermott– question on actions to be taken related to bunny infestation.  
o Potentially cut out burnt spots and replant the grass. At this point Erin is in initial 

discussion, no actions have been taken  

• Yvonne Griffin – mismatched doorknobs, who is responsible for replacement?  
o These should be all the same/similar throughout the neighborhood, likely over time 

as people needed to repair or replace they slowly started becoming less 
standardized 

• Kim Schmidt – many garage doors and door panels don’t match 
o The board is aware of this issue. All panels and doors should be consistent and the 

same color. This will be addressed during the upcoming painting project. 
Homeowners will be responsible for repair or replacement of their garage door if it is 
damaged or dented at their own expense. Plenty of communication will come from 
Nova in advance of this project including deadlines and options 

 
Nathan Wrap Up 

• We sincerely appreciate Tyler’s dedication to our neighborhood and owners over the last 
4 years 



• A lot of thought, deliberation, time and effort went into the decision to change 
management companies. Based on feedback of residents and board’s opinion we 
haven’t been able to get the proper level of service necessary 

• An RFP was prepared, we did a walk through with potential vendors, we interviewed 
companies and were able to virtually meet staff, ask questions and talk to references 

• We are excited about working with Nova as they have a whole office staff and team of 
people working to support the neighborhood.  

• Working with a smaller company has resulted in inaccurate and delayed financial 
accounting. Maintenance is currently not on point. Fees and fines are not enforced 
consistently. Access to information has been spotty. In general we need a higher level of 
service and Nova has systems in place and more automation we expect to see an 
improvement. 
 

• Marne Sall – as we transition to a new management company, how does that affect our 
dues?  
o Nathan: dues are related to our budgeting process, not our management company. 

Everyone should stay tuned to next meetings as we go over the draft budget and 
reserve study we will review and present additional information to homeowners. The 
projects that are necessary for maintenance and repair of our neighborhood will 
determine dues.  

 
Best is officially our manager until 11/30. Nova is on board in the background transitioning 
everything over on their end. They will send out communication on their website, making 
payments, systems, etc. 
 
Meeting adjournment  
Motion to adjourn  8:22pm  
 



Hawthorne HOA Meeting – September 28, 2020 
 
Call to order – 7:02pm 
 
Roll Call – Erin Dawson, Therese Jardine, Nathan Merz, Liz Wertz 
 Tyler Weaver present for Best Management  
 
Approval of August Meeting Minutes  

• Distributed via email 8/29/2020 

• Nathan made motion to approve, Erin seconded. None opposed.  
 
Treasurer’s Report 

• Good news is that we’ve been chipping away at the delinquency report. We appreciate 
everyone who has taken action that was in arrears that gout caught up. There is only 
about $6,000 which remains outstanding  

• A risk we have is the drainage situation which has become a much larger project than 
anticipated, though the Repair & Maintenance category does have 2020 funds 
remaining, we also have reserves to fund this project if necessary.  

• Financial package will be posted to Best’s website  
 
Landscape Update  

• Schedule updates 

• Storm Drain Issues 
o Trail on 135th has some disruption from the recent storm lids 
o Catch basins and storm drains ownership/responsibility under review  
 

Open Projects:   

• Skylights  
o We have identified a vendor who is able to do this work for us  
o We have identified a variety of unit types to have inspected to have a broad cross-

section to review 
o Project is just pending approval and a signature from board to proceed 
o Will coordinate with the affected homeowners for inspection  

• Drainage 
o We put a significant dent in the list working with AcesFour to address our known 

issues list. Unfortunately, as we approached the top end of our bid, they made the 
decision to go out of business due to a COVID related slowdown, which left them 
unable to scope and take on additional work.  

o We are actively working to identify a vendor who can come as soon as possible to 
address the remaining areas of concern. We have a handful of downspouts that 
need to be addressed and then at least 3 areas that need to be excavated and 
repaired.  

o As we move forward, we’re going to need to budget for this on an ongoing basis  
o Tyler will have a bid for Board review this week 
o Gutters will be addressed at the end of October and beginning of December to 

address leaves and debris  
 
Insurance  

• Review any open claims 
o None currently  



• Revisit deductible increase  
o If an owner suffers a loss in unit (water/fire) they are responsible for $25k, anything 

above that would go against the HOA Master policy. If one owner has a significant 
loss, we do run the risk of that costing us higher premiums upon renewal  

o We previously discussed raising the deductible to $50k, which is not out of line with 
other HOAs in the area 

o This would be shifting more liability onto homeowners vs the entire association 
o Larry – just a comment to recognize the additional cost burden to the homeowners. 

Also, would like to point out that an increase does not necessarily make homeowners 
any more contentious. 

 
Property Manager Report out 

• Water Usage Report 

• Open Maintenance items  
o Still significant issues with logging issues, communicating with owners on 

updates/progress/vendors assigned. Need a better way to manage this 
o Tyler will provide an excel sheet report for board to review with all outstanding items  
o Water leak in unit requesting to be included in skylight inspection, but this should be 

addressed immediately as it is a clear defect and is urgent.  
o Miss matched vinyl sheets in skylight bay 

• Review of past min – 6B adjuster says leak is common and tried to put financial 
responsibility back to association 

 
Q&A / Open Forum  

• The email from Tyler upon high water usage was really helpful, since owners don’t see a 
bill they don’t know about high water usage so the tips were great for trying to address a 
potential issue.  

• ACC request for railing install was missing from the ACC request. Board needs the spec 
package uploaded into the request. Would include bid, specs and materials, etc. We 
have no information to approve  

• What sort of protections does Best’s site have to protect against data breaches? 
Program is called AppFolio, credentials reviewed when signed in March 2020. All data is 
stored, no software integrations, solely located within the system which makes it far 
more secure than many other sites.  

• Maintenance request for repainting front door  
 
 
Meeting adjournment  

• Motion to adjourn made by Nathan, seconded by Therese. Meeting adjourned 8:12pm 
 



Hawthorne Townhomes HOA Board Meeting 
May 27, 2020  
 
 
Meeting called to order: 7:00 
 
Roll Call: 
Members Present: Therese Jardine, Nathan Merz, Cheryl Wilson, Liz Wertz   

▪ Quorum determined 
Tyler Weaver Present for Best Management  

 
Approval of April Meeting Minutes – not completed, could not be located on the website  
 
Last call for volunteers & board member 

▪ Thank you to those who have reached out to create/join committees to help Hawthorne become a 
better place to live.  

▪ Reminder that we need one additional board member, anyone interested should reach out to the 
board asap. We have one person who has expressed interest, if no additional interest is 
expressed, we will nominate this person for the open board position at the annual meeting TBD in 
June.     

 
Treasurers Report 

▪ Best has implemented a new site, working through the kinks to ensure we have access to all the 
correct reports necessary  

▪ It is noted that the Operating income doesn’t align with statements, Therese will further dig into 
this issue with Tyler to clarify  

▪ Hawthorne is due for an audit. We reached out to past auditor used and reviewing other providers 
who can provide an audit and take over filing 2019 taxes 

▪ Tax return issue:  
o Board requested verification from Tyler on past taxes, first request made 2/25, copy of 2017 

taxes provided to board 5/27.  
o Why did this take so long and why was 2018 not provided?  
o Tyler provided a verbal confirmation about 2018 but cannot produce a copy. Board to 

investigate further 
o 2019 has not been filed. Therese researching new CPA to facilitate  
o Issue tabled, Board to review 2018 taxes in executive session  

 
Landscape Update 

▪ Premier continues to remove dead bushes, clean things up and turn off dead sprinkler heads.  
▪ They have been asked not to prune the rhododendrons as only a fraction of the ones we have 

bloomed.  
o Cheryl will investigate and see if we can get someone more specialized to prune them 

correctly.  
 

Fire Lane Update 
▪ There has been some discussion about parking and fire lanes. Specifically, on 135th and the 

roundabout which has conflicting directions of fire lane/no parking and also 5 parking spaces 
outlined.  

▪ Cheryl met with fire marshal on site and he determined that the fire lane in the roundabout should 
be categorized as a Fire Lane, not parking but after a review of the past documents and consult 
with Robinson Noble, we believe that we can maintain the 5 parking spaces in the roundabout 

▪ We do need to add a 10’ yellow fire lane stripe to be in compliance  
▪ It has also been determined that the fire lane at the other end of 135th indeed a fire lane, not 

street parking.  
▪ Please observe proper parking areas, we are seeing people parking in fire lanes throughout the 

community more often.   



Welcome Committee 
▪ Diane Trafton has volunteered to lead the newly created Welcome Committee with the goal of 

welcoming all new residents and ensuring that they have all the necessary information about our 
neighborhood.   

▪ Tyler typically provides meeting minutes, financials, budget etc. with the resale certificate when a 
unit sells. He includes a welcome letter and info pertinent to their particular account. If there is 
additional info to be included Best will provide along with existing info.  

▪ Once compiled all this welcome information will also be distributed out to all owners via google 
email list as well. 

▪ Action Items: 
1. Tyler will send Diane his standard “new owner” welcome packet 
2. Board to review Diane’s draft, edit and provide feedback  

 
Drainage Update 

▪ Bolles Construction was on site last week to camera the lines at building 5 & 6. They did find 
roots clogging some drains. They removed what they could and dye tested the line and confirmed 
flow through. They also cleared the yard drains that were covered with beauty bark.  

▪ They referred us to a roto-rooter provider who we can have come out and fully clean the lines 
which will be the next steps. After that we will determine if we need to have Bolles resolve any 
issues that cannot be cleared.  

 
Open Insurance Claims & Projects 

▪ No new items since last month  
▪ The only project is Building 6: 

o Water accumulating near front door, sump continues to run. We still need to determine the 
source of the water before we move forward with additional construction.  

o Tyler confirmed that he did a chlorine test to conclude water is not coming from inside the 
house.  

 
Annual Meeting Update 

▪ Hawthorne’s annual meeting should occur in Q1 per the bylaws but given new board members 
and COVID we missed this deadline. We plan to host the meeting in the neighborhood in June 
this year with community event (bbq, bounce house, etc). then hold meeting and voting.  

▪ Approval of budget and election of board officers are the main objective of the annual meeting  
▪ Moving forward all meetings will occur in Q1 
▪ Tyler will include final request for volunteers in hard copies mailer notice that will be send out to 

all home owners with announcement of annual meeting  

 
Issues with Neighbors 

▪ We are all a community of neighbors. Let’s all try to be courteous and respectful neighbors. 
▪ Please reach out directly to your neighbor to resolve issues prior to reaching out to the board or 

Best Management  

 
Emergency Preparedness Committee 

▪ Nicole Kraft-Canitz wants to lead a committee to be able to respond in the event of an 
emergency. She will review some FEMA documentation and try to solicit additional volunteers  

▪ Potentially can use map my neighborhood tool to identify doctors, nurses, community members 
needing special assistance, etc.  

▪ Tyler will provide map of neighborhood and resources related to water shut off locations  

 
Delinquencies - Nathan  

▪ The board requested from Best Management that communications go out to those with 
delinquent accounts. 

▪ In February we crafted a friendly reminder that was to be distributed via email and hard copy in 
the mail. We are not confident that this communication was distributed to homeowners. A second 



level communication with stronger language was crafted and unfortunately the distribution of that 
happened to coincide with new software and potentially took some people by surprise.  

▪ We have had a number of homeowners reach out and clear their accounts, which is great but 
also still have a number of outstanding delinquencies  
o 4 owners owe full balance of special assessment 
o 1 owner is 60 days past due 
o 15 owners owe small amounts  

 
Skylights/Bugs - Therese 

▪ The SOW provided from NorthStar provided a 5 year warranty 
▪ Attorney recommends hiring someone to perform a skylight inspection to get a neutral 

perspective on what should have been done. We are currently looking for a contractor   

 
New Portal/HOA Software/Accounting System at BEST- Tyler 

▪ Received last minute notification that previous software was being retired so a transition has been 
made 

▪ Some additional accounting functionality has been added 
▪ Community Management site has also changed:  https://bestpmc.appfolio.com/ 
▪ Board was not notified of any of these changes prior to switch was made 
▪ Board requests that Tyler include communication about this site with the annual meeting 

notification mailers  

 
Homeowner unresolved issues-Tyler 

▪ 32C: Crawl Space Vent, Fire System Alarm – homeowner will follow up offline with board and 
Tyler  

 
 Meeting adjourned: 8:08 

 

 
Executive session 
 
Property Manager’s review  

▪ Trying to fine tune new system. Figuring out what isn’t working and what is missing  
▪ Will be a benefit to delinquency collection 
▪ Violations set ups and templates will be more streamlined  
▪ Potentially a weekly check in session/summary/email to eliminate items falling through the cracks. 

Tyler & Nathan 8:30 am on Fridays  
 
Board needs a better method for tracking topics and workflow. Google groups is not an effective way for 
us to manage the many projects we’re trying to move forward  
 
New Website – Tyler to update all board member accounts 
 
Adjourned 8:28 
 
 

 



Hawthorne Townhomes HOA Board Meeting 
March 23, 2020 
 
Agenda: 
 
Call to Order – Nathan 7:01 
 
Roll Call  

• Members present: Therese Jardine, Nathan Merz, Liz Wertz, Cheryl Wilson 

• Members absent Neil Ross  

• Quorum determined  

• Owners Present 
o Rebecca Gannon, Ken, Jeremy, Ken, Henrik, Sarah & Courtney, Marne Sall, Surabhi 

Sharma, Erin, Justin, Kim Schmitt, Sonam Gupta 

• Tyler Weaver present for Best Management  
 
Approval of February Meeting Minutes  

• Board minutes were not presented 

• Neighborhood was notified that Meeting Minutes were posted to Best’s website on 3/2/20, no 
corrections were received 

 
Treasurer’s Report - Therese 

• Invoices/Financial package was not posted prior to meeting.  

• Annual Tax Return filling 

• Audit – needs to be scheduled 

• Delinquencies – $28k, most are 90 days or more late  
 
Landscape Update - Cheryl 

• Hillside project between 134th and 135th project to be completed in the next two weeks. Some 
additional drainage issues were identified in this area. Additional plantings should help soak up 
some of this runoff water  

• ~ $1,500 estimated cost which includes planting 15 ferns and dogwoods 

• The goal is to stabilize the hillside for a longer-term solution  
 
Other Business – Nathan and others 

• Resolution of water damage to 15515 134th – homeowner was doing work in attic, a major claim 
ensued, resulted in lengthy repairs and issues for the homeowner  
o Therese and Nathan negotiated a reduced payment to the contractor as the homeowner 

performed much of the work.  
o Board is waiting for waiver of lien to make final payment to contractor.  

• Progress of water damage to 35-A – homeowner undertook a remodel where a pipe was broken, 
a floor resulted from water running for an hour.  
o Therese and Liz met with association’s attorney. The determination was made by the board,  

that the association will pay the difference in excess of the insurance deductible should be 
paid in cash vs filing an insurance claim.  

o Claims under $25,000 are borne by the homeowner, claims in excess of $25,000 typically hit 
the Master policy and require the association manage the project  

o Per Hawthorne bylaws, homeowners are required to submit an architectural review request. 
This provides the opportunity to ensure permits are in place, making sure people are aware 
of how to shut of the water, etc.  

• Owner Feedback related to Flood claims 
o Ken’s comment: Believes that this cost should be borne by homeowner  

▪ According to the WA statutes in this incident, these expenses are a liability borne by the 
association. This was the determination of the association’s attorney  



o Rebecca Gannon’s suggestion: Water and Gas shut off information could be included for new 
homeowners in their welcome information.  

• Water intrusion in 6B 
o We still need to identify the ultimate cause of the intrusion 
o A sump pump installed, which mitigated the issues some. There is still water under the entry 

way.  

• Drainage repairs (including issue at 6B) 
o Around the East side of Building 5, when there is a rain event, water cascades down the 

foundation. A French drain that was installed but it is not sufficient 
o Therese provided a list of known issues via email to neighborhood.  

▪ The board requests that homeowners go out during the next significant rain and walk the 
perimeter of the buildings.  

▪ Please note and report any issues to add to the list. (Clogged drains, bubbling, surface 
run-off, washed out bark etc.) 

• Possibility of raising insurance deductible 
o Exploratory discussion at this point. Board needs to determine legality and evaluate the pros 

& cons of doing this.  
o The current deductible is $25,000 
o Our concern is that too many small claims will increase our premiums in the future  
o Tyler Weaver: Raising policy deductible is a good idea in this current case. Shifts some 

additional liability to homeowner’s insurance and lessens the burden on the HOA. This would 
help keep premiums lower 
▪ Most recent events have been in the $20k - $30k range 
▪ Tyler indicates that most companies go from $25k to $50K deductible  
▪ We renew in September, so the board could facilitate a vote and solicit 
▪ Board would need to ensure that everyone is aware and communicated to 
▪ 3 instances of homeowners not having insurance when needed 

o It would remain the HOA’s responsibility to ensure that repairs are done  
o Owner feedback: 

▪ Ken – most neighbors likely believe that they are on the hook for all indoor repairs, and 
likely not aware of requirements of board involvement/master policy information.   

• Roof Warranty  
o There was a recent leak, NorthStar was called out to repair and then sent a bill 
o Initial contract document outlined a 5-year warranty, somehow NorthStar made a change 

where they thought they had a 1-year warranty  
o Nathan and Therese disputing this topic with attorney and contractor. 5-year warranty should 

be in place and the necessary repairs will be covered  
o New procedure implemented: When the board speaks with the attorney, 2 board members to 

attend to get the information    

• Repairs to exterior wood trim 
o The damage to wood trim is significant  
o Therese has created a template for a Scope of Work, and will be soliciting bids  
o New homeowner Erin may be able to help facilitate some addition 
o Once the SOW is completed it will go out to bid  

• Painting 
o Board sent out requests for bids which came in between $300k - $500k  
o Board will inquire with contractor if postponing painting is suggested if wood repairs are 

completed this year.  
o The funds for this major project are already set aside  
o Nathan suggests pushing this project out due to lack of capacity to take on more additional 

projects and current virus/economic situation IF the contractor recommends using a phased 
approach. If not, we need to review recommendations and adjust  

o Garage doors – mismatched in the same buildings, some are two toned colors, many are 
scratched, dented or damaged.  
▪ There is a provider that can replace panels in the garage door. They can assess which 

units need replacement/repairs. Need to identify which are damaged beyond repair 



o Owner Feedback: 
▪ Kim Schmidt: asked for clarifying on painting. 

• All wood exteriors, pillars and garage doors.  
▪ Yvonne Griffin comment: Pointed out the dents/damaged doors and how homeowners 

arrange these repairs prior to painting progresses  
 

 
Manager’s report – Tyler 

• 12 owners represent a total of over $24,000 for special assessment fees due 12/31/2019 
o Tyler to send out another notice to them, courtesy notice sent last month 

• Some owners made payments to dues vs to the special assessment, Tyler has contacted them to 
correct.  

• Notices have been sent out related to Garbage/Recycling & Parking etiquette reminders. Board 
communication to go out to entire neighborhood  

• Building 33 – significantly high for water usages. 4 times as high as usual. Tyler contacted all 
owners in building and nobody came forward.  
o Tyler to copy board when these go out 

• Building 35 Fire panel has been rescheduled from to 3/26 
 
Wrap up 
 
Don’t forget – we have a neighborhood Facebook page. Participation is optional and all important 
communication will go through the google email. Please join us here: 
https://www.facebook.com/groups/1101211846890820/?ref=share  
 
The board requests that if anyone is interested in volunteering for a committee or specific project - please 
reach out to us!  
hawthorne-townhomes-board@googlegroups.com  
 
 
 
Meeting adjourned - 8:07pm 
 

 
 
Executive Session  
 

• In the future when we resume in person meetings, we should continue to offer conference call option  

• Painting project logistics – not formally approved the project, so given the current situation we should 
put this off until next year 

• We need to get some additional volunteers or committees set up to help facilitate 

• Review the standard neighborhood welcome packet. – welcome packet, most important things to 
know. (water/gas shut off) insurance items, maintenance etc. Notify board of water run-off, approval 
of   

• Board needs to look into platform for housing notes, project docs etc. Nathan to look into Slack for the 
group 

• Economic impact of COVID-19 may be significant and we need to be cognizant  
 
Executive Session Adjourned 8:52 
 



Hawthorne Meeting Minutes  
Feb 24, 2019 
 
Board attendees: Therese Jardin, Liz Wertz 
4 Owners in attendance  
Management Company: Tyler Weaver  
 
 
Meeting called to order 7:02 
 
Unit 6B Update  
▪ Owner present looking for an update to the status of this project. 2 bids are in Tyler’s possession. 

McLeod & Sabre both are approximately $8,000.  
▪ Promaxx painting (for drywall only estimate) is available to come out and provide a quote tomorrow  
▪ The major problem of water coming through foundation has been taken care of. The area under entry 

is still wet  
▪ Tyler recommends that we get a camera into the drain for 05 & 06 to evaluate the pipe conditions, 

which was previously recommended by Bodine Construction   
▪ Aces4 drainage and TechCity plumbing are options for drain scope and clearing 
▪ Tyler will provide a status report by Wed, via email to owner and the board  
 
Tyler Weaver joined meeting: 7:10 
 
Review of Previous Meeting Minutes   
▪ Board member attendees is not accurate – Cheryl Wilson was unable to attend, and Liz Wertz was 

present 
▪ Board requests a change to current minutes review process. We would like minutes to be sent via 

email for the board to review and finalize, then they will be posted online for homeowners to see vs 
waiting until next session to review 

▪ Motion to approve January Meeting minutes, no objections, meeting minutes accepted  
 
Treasure Update 
▪ Instituted increased controls related to invoice processes with Best Management to increase 

transparency to board  
▪ Inquiry into the additional costs related to Best fees for the month of January for photocopying – fees 

were related to budget ratification meeting printed materials which are required to be mailed to each 
homeowner.  

▪ Therese requests that the water invoices be added for her review  
▪ The Board has approved the non-budgeted expense of having the gutters cleaned again. This project 

has been initiated and crews on site in neighborhood from 2/24 – 2/26 to remove leaves and debris 
that have collected in many places in the newly cleaned gutters, causing leaking and flooding.  

▪ Additional flooding and drainage issues are not budgeted expenses – potentially a reserve expense  
▪ Roof assessments – there were several homeowners that had not paid the balance. A reminder was 

sent out for all past due accounts. If accounts are not cleared, then Best Management will move 
forward with the procedures outlined in our bylaws.  

 
Landscape update 
▪ The trees causing driveway issues have been removed. Some have been replaced with slow growing 

dogwoods which are less damaging than cherry trees. Where replacement was not practical, the 
landscapers were instructed to fill in the holes and plant grass which appears to be completed.  

▪ It has been recommended that some of our tallest cedar trees, which are close to or touching 
roofs/gutters, be topped.   

 
Manager’s report 
▪ 36 homes with late balance on the 2019 special assessment totaling $38,195.25, 14 owners owe the 

full amount 



▪ Building 33 – Best is initiating an investigation for significant increase in water usage. Usage has 
doubled in usage in the last month. Tyler will immediately notify all homeowners in this building to 
address the issue.  
o Charging back these fees to homeowners was proposed as we’re seeing more significant spikes 

in water usage 
▪ The cost of installing individual meters would be $300 - $600 per unit.  

o To make this change in the community, we would need to officially change water from Common 
Element to a Limited Common Element, which would require an amendment.  

o The legal cost of amendment would be approximately $1600. 
o The result would be a reduction in HOA dues for the water for each unit.  
o This action would require an affirmative 67% response  

▪ Fire Panel in building 35 to be replaced March 12th, after multiple failed attempts to repair and replace 
battery.  

▪ Therese asked for clarification of AAA and fire and battery replacement fees. Tyler to prepare fire 
inspection report for board review. Tyler will ask AAA to waive their fees to come back out as we 
already paid them for their service, and they have not completed repairs.  

▪ Board is re-requesting the sprinkler testing information. This was a $9,500 report discussed at last 
board meeting.  
o What did we ask AAA to do, what documentation did they provide to us for their service?  
o There is no formal scope or instruction in writing. Tyler scheduled this proactively without 

approval.  
o What is the required remedy/ next steps?  

 
Open forum: 
▪ Plumbing issues – it is suggested that if owners are interested in combining efforts for repairs, that 

they should connect directly and work together 
o Replacing couplings will greatly reduce risk in flooding 
o See google emails for past information   

▪ Deicer – Clarification of what was purchased, what was used and what remains 
o The pallet will be moved out of the current paring space by the end of the week 

▪ Master Insurance Policy (Flood) inquiry – Hawthorne does have a surface water policy, deductible is 
$50k. A copy is on Best’s website, it is suggested home owners download a copy and discuss with 
their insurance broker for questions.  

▪ The Board desires additional members (and volunteers) to help support necessary projects in the 
neighborhood. We do not have enough capacity to move all projects forward as we see increased 
issues due to our community’s age 

 
Follow up & Action Items:  
▪ Tyler to provide an update in writing to Board and homeowner for repairs related to 6B 
▪ Moving forward bids to be sent to board for all work as quickly as possible  
▪ Board will take a holistic look at our surface water issues, including the failed drains, clogged pipes, 

roots in storm drains, surface water flooding etc.   
▪ Best Management to institute a “status report” approach for each major project; including summary, 

actions taken, bids, next steps to be provided to the board with meeting packets.  
▪ Tyler to review and provide Board a report back on battery and fire panel expenses and status  
▪ Tyler to perform a review of declarations for maintenance ownership related to sprinkler/fire 

suppression systems and update Board. Board to review and determine best approach forward  
▪ Tyler to provide Therese the invoice history for AAA fire services for review  
 
 
Meeting adjourned 8:23pm  
 

 
 
 
 



Executive Session  
 
▪ Deicer Issue 

o Clarification on Mechanized invoices to date – we only have received 1 invoice to date. 2 
additional invoices pending for February service.   

o Determined that remaining deicer bag counts are in line with all service provided, including the 
outstanding invoices  

o Tyler to ask landscaping company to move deicer this week to sidewalk. Then allow homeowners 
to take a bag at the end of March. We will not plan to pre-purchase for next year, as savings was 
not significant to warrant the inconvenience of storage.  

▪ On March 15th Best Management needs to provide a revised delinquency report to the Board for 
review  

▪ Maintenance Report – still need to get a handle on open maintenance requests and status updates 
▪ Annual Audit next steps need to be determined  
▪ Tyler will include status reports as an appendix to Manager’s Report for board meeting packages 

status report  
 
Adjourned 8:50pm 



Hawthorne Board Meeting Minutes 
Meeting Date: January 27th, 2020 
Location: Brightwater Center 
Directors Present: Nathan Merz, Neil Ross, Therese Jardine, Cheryl Wilson 
Best Management: Tyler Weaver, CMCA/AMS 
Call to Order: 7:03pm 
 
Presidents Report:  

• Nathan provided a brief introduction to his role at the new President of Hawthorne 
Townhomes Condominium Association. 

 
Treasurers Report: 

• Therese Jardine provided the monthly Treasurers report, a brief detail of the monthly 
expenses.. Therese requested the monthly financials to be posted to the web portal minus 
the owner delinquent and prepaid report. 

 
Landscape Update:  

• The Landscaper will come every two weeks now instead of every week.  
• Cheryl Wilson provided the update to the removal of significant trees in the common 

areas removed on account of damages to the walkways and driveways. 
•  

Managers Report: Presented by Tyler 
• Purchase of 2 pallets of deicer 
• Downspout repair was reported and contested as previously included in scope of work for 

gutter repair. 
• A brief overview of the drainage repairs at 06B 

o Manager provided a bid from Mcleod Construction and was asked to provide 
secondary bid with detail and to reduce scope to minimum necessary to proceed 
with project, including the removal of carpet from bid. 

• Replacement of one fire panel at bldg. 33 due to failed circuitry 
• Replacement of one patio light at 15517 

 
Open Forum:  

• There was a brief discussion related to the responsibility of damages to the interior of the 
residences due to plumbing failures and what defines owner responsibility. Following 
several water claims it should be understood the interior plumbing within a unit is the 
responsibility of the unit owner. Plumbing leaks as a result of physical and direct damage 
to the Common Area plumbing is the responsibility of the unit owner. Leaks in the fire 
suppression system may also be considered the responsibility of the unit owner. 

Executive Session: 
• The Board reviewed the open maintenance request from the homeowners and provided 

direction related to the collection of the delinquent accounts related to the Special 
Assessment. 

 
Meeting was adjourned at 9:05pm. 



Meeting Date: December 16th, 2019 
Location: Brightwater Community Center 
Officers Present: Cheryl Wilson, Therese Jardine 
Homeowners Present: There were approximately 12 units owners in attendance 
BMC Representative: Tyler Weaver CMCA, AMS 
Call to Order: 7:08 PM 
  
Proof of mailing was provided by Property Manager. 
The December 10, 2018 Budget ratification minutes were accepted by those in attendance. 
The 2020 budget was presented and feedback from audience was heard. 
 
7.8% of voting power was present in the form of attendance and proxies. 51% of the 
association voting power is required to vote against ratification. 
2020 budget was ratified. 
 
The primary purpose of the 2019 Budget is the following: 

1) Meet the Reserve Study Recommended Reserve Contribution for full funding 
2) Conserve utility consumption as a Common Expense 
3) Properly fund for deicer and a tree management program 
4) Maintain Community Insurance Policies following a significant claim and market increased 

premiums for Earthquake polies. 
5) It was agreed all members the Association needs more exterior work and therefore a strong 

reserve to meet the costs of the projects. 
 

Treasurers Report: 
 Changes to Income: 
 The 2020 Budget includes a .97% increase in Association Income of which all additional funds 
will be allocated to the Reserve Fund/ Insurance Reserve Fund and none dedicated to the operations 
budget. Of the 2019 operating Budget $29,502 will be allocated to the Reserve/Insurance Reserve 
Contribution. There are a total of 6 rented garages at Hawthorne which previously paid $20 per month 
for maintenance of the exterior of the garage. The 2020 Budget includes a $30 increase in this rate, to 
$50 per month per space.  
  
 Changes to Expenses 
 
Therese Jardine detailed the changes to the operating budget items. Of those items the four items 
which were discussed included a greater increase towards Insurance policies, the Snow and Ice Removal, 
Landscape and Water Sewer, Storm utility. 
 
The Primary Earth Movement policy sustained a significant increase in rates in 2019-2020 as a result of 
nationwide increases from top carriers down. The result was an increase to Association insurance policy 
in the amount $10,326. 
 
Overall the operating expenses were reduced, the majority of which was from the maintenance portion 
as the Association has completed cleaning of the vinyl siding in 2019. 
 



Following a few years of self-managing deicer service the Association would purchase a supply of deicer 
and hire a lower cost deicer service to perform more frequent servicing of the community at the same 
price. This approach will eliminate any service mark ups and ensure servicing regardless of deicer supply. 
 
The Landscape maintenance agreement was modified from its original form to eliminate the used of 
glyphosate from the weed control program. This modification was made to protect the residents from 
potential health concerns resulting from the use of this root-inhibiting chemical. In response the 
Landscape company, Premiere Landscaping will need to perform more frequent visits with more 
herbicides. Landscape and Tree Management has become all more important as the plants are matured 
and we have lost many plants over the year. Also concerning is the size of the Association-owned trees 
have become significant. For the purpose of keeping the community grounds looking well maintained 
and pleasing the Association has allocated an additional $4,000 to landscape improvement and $4,000 
to tree management.  
 
The Association has performed an annual utility audit for the review of the residential water usage and 
found that some buildings are using more than twice the regular water, sewer than other buildings 
when compared on a per unit basis. A couple of buildings were also found to have internal water leaks 
which resulted in significant losses of water. As a result of this review Best Management was asked to 
perform regular review of the water consumption and the potential for submetering of the units making 
the cost of water based on usage and not the size of the residence and the corresponding water, sewer 
usage. 
 
Finally the Operating contingency fund, which previously carried a budget of $30,000 to $40,000 was 
eliminated entirely for the purpose of bring financial accountability to the Associations operating 
budget. The surplus funds are expected to be allocated to the Reserve Fund where they will be 
expressed in the Reserve Study and promote higher property values. 
 

Association Reserve Funding 
There was open discussion regarding the financial status of the Association. In 2019 the Association held 
a Special Assessment of $310,000. The proposed 2020 budget is aimed at reducing operational spending 
and diverting funds towards the Reserve, raising dues only as necessary. The purpose of this approach is 
to not only show fiscal accountability in our spending habits but also to improve financial stability. In 
2020 the Association has decided to increase the Reserve Contribution beyond the recommended full 
funding contribution of $337,200 by an additional 3.65% or $12,800 bringing the Association annual 
contribution rate to 103.65%, based on full funding of the Reserve. Only a select few communities are 
able to accommodate such strong financial stability, making Hawthorne Townhomes a premiere 
community. Following discussion there was unanimous consent and applause from the members for the 
Associations decision to bolster the Reserve contribution a above recommended levels. 
 

Open Discussion 
A couple of residents asked about the electronic communication process. The manager asked the 
individuals to provide their email addresses for processing. 
 
Meeting Adjourned: 8:35 PM 



Hawthorne Board Meeting Minutes 
Meeting Date: October 28, 2019 
Location: Brightwater Center 
Directors Present: Pallav Patil, Neil Ross, Therese Jardine, Cheryl Wilson, Kim Schmidt 
Best Management: Tyler Weaver, CMCA/AMS 
Call to Order:7:02pm 
 
Presidents Report:  
 
Treasurers Report: 

• 2020 Budget is in the works. A special meeting is planned to finalize. 
 
Landscape Update: Cheryl  

• The Landscaper will come every two weeks now instead of every week.  
• There will be some trimming of shrubs in the circle at the top of the neighborhood.  
• Some lights are out and will be replaced or repaired. 

 
Financial Report: Presented by Tyler 
 
Managers Report: Presented by Tyler 

• Irrigation shut down and winterized. 
• Two water leaks have been detected.  
• Deicer ordered for snow conditions. 
• Annual Fire Testing scheduled for November. 
• NFPA Sprinkler Testing scheduled – Notice to homeowners 
• Exterior Building Lighting Replacement – Spring of 2020. 
• Fence Replacement Phase 3 – Next season. 

 
Open Forum:  

• Driveways: Several requests for bids. Driveways in need of repair or replacement have 
been identified. Discussion regarding who will pay for the work. 

• Gutter Repair: We went over budget on this project. Diverters were installed without 
Board approval. Contractor has agreed to payment of the diverters in 2020. Request 
gutter cleaning again since all the leaves are down. 

• Owner had a question about Heat Pump rating. 
• Owner attended to discuss rot found during an inspection for the sale of their home. 

Roofer will come out to inspect. Tyler and Therese will both be present.  
 
Executive Session: 

• Communication on the Google Group. Therese requested a list of people that are not on 
the group. 

• Discussion about the next Board meeting. Due to the holidays, there will be one meeting 
for November and December. Date to be determined. 

 
Meeting was adjourned at 9:05pm. 



Hawthorne Board Meeting Minutes 

Meeting Date:  July 11, 2019 

Location:  Kingsgate Library 

Directors Present:  Pallav Pattil, Neil Ross, Cheryl Wilson, Kim Schmidt 

Directors Absent:   

Best Management:  Tyler Weaver  

Call to Order:  7:03pm 

 

President’s Report:  Pallav Patil 

Pallav welcomed all owners and led the introduction with some project highlights including: 

• No charcoal grills are permitted at Hawthorne per the Association Insurance Policy 
• The Board meeting location will be changing to the Brightwater Community Center 
• Finalizing the skylight inspection process 

Treasurer’s Report:  Therese Jardine 

Therese Jardine posed questions regarding the Income and Expense statement and   

Landscape Report:  Cheryl Wilson 

Cheryl Wilson provided detail on the upcoming community-wide pruning project. The purpose 
of the project is the removal of diseased or dead trees, crown cleaning and building clearance 
will be performed by Bear Creek Tree Service. 

Property Managers Report: Tyler Weaver 

Tyler Weaver provided some detail on the current pest control policy in the community including 
review of alternative service providers and alternative bids. Tyler was asked to acquire bid from 
the current service provider. 

The current batteries for the fire control panels require replacement, two bids were provided and 
the Board selected State-wide fire bid in the amount $2,912, including tax. 

The water main to Building 30 is leaking and requires replacement. This project is in scheduling 
for performance to remove the leaking portion of the pipe. 

Gutter Cleaning and sealing is currently in the bid process for additional repairs including 
sealing, caulking and sloping. Therese Jardine volunteered to communicate with the service 
providers to clarify questions and concerns. 

Homeowners concerns included wild racoons venturing into the community to beg for food, 
treatment for rodents intruding into a single home, dogs barking in the patio of a single 
residence, cutting of grass in one patch on 132nd Place NE and a continuing problem with one 
resident whom can be heard coughing during the night. 



The Board of Directors held a executive session to hear a single owners concerns about his 
insurance claims process. 

Meeting was adjourned at 8:35pm 

 

 

 

 

 

 



Hawthorne Special Assessment 
Ratification Meeting Minutes 

Page 1 of 1 

Meeting Date:  March 8th, 2019 
P P

Location:  Bothell Public Library, Bothell, WA  
Officers Present:  Kimberly Schmidt 
BMC Representative: Tyler Weaver CMCA, AMS 

Homeowners Present: 
• Eugene Patrick
• Thomas Stanton
• Timothy Carl
• Porter Cragin
• John Hamilton

Call to Order: 5:20pm by Kim Schmidt 

Proof of mailing was provided by Property Manager. 

There was a formal roll call by Tyler Weaver following by announcement a Quorum was not 
achieved. 

Tyler Weaver reported the purpose of the Special Assessment was to replenish the Reserve 
following faulty Reserve study estimate to replace the roofs at Hawthorne. 

There was a brief review of the current financial status as well the projected status following 
Special Assessment. The cause of the fault originated over 3 years prior and could not be 
corrected prior to the roof replacement project. 

5% of voting power was in attendance. 51% of the association voting power is required to reject 
ratification. The Special Assessment in the amount $310,00 was passed. 

 Open Forum: Questions and Concerns 
There was a lengthy question and answer period for the members in attendance. 

All Homeowners were thanked for their participation in the meeting. Kim Schmidt was thanked 
for her service to the community and Tyler Weaver was thanked for his efforts. 

Meeting Adjourned: 6:04 pm. 



Hawthorne Board Meeting Minutes 
Meeting Date: February 25th, 2018 
Location: Carol Anderson Center 
Directors Present: Neil Ross, Deb Turner, Cheryl Wilson, Kim Schmidt, Pallav Pattil 
Best Management: Tyler Weaver, CMCA/AMS 
Call to Order: 
 
 
Call to Order: 7:05PM 
 
Roof Replacement Project: Currently in warranty processing for Malarkey material 
warranty. 
 
Landscape Update: Application of 150 Yards Beauty Bark at Hawthorne and removal of 
broken/damaged trees as a result of the snow storm. 
 
Financial Report: The financial report was given by Community Manager, Tyler Weaver. 
 
Managers Report: The financial report was given by Community Manager, Tyler Weaver. 

- Key topic included the selection of Contractor to rebuild 15515 134th Place NE 
following sprinkler plumbing damage and resulting unit flooding. 

 
Executive Session: 
There was an executive session which included discussion with the owner of 15515 134th Place 
NE about the unit repair process and a discussion amongst Board members about unit allocated 
interests. 
 
Meeting was adjourned at: 8:35PM 



Budgets

Hawthorne Condominium
Association



Account Number Account Name 2020 Budget 010/2020 YTD 2020 Forecast
2021 Budget 
Revised % of Budget

% Inc from 
actuals $ Inc 

2021 Budget 
Original Net Revision

Income
40005 Member Assessments 807,247$   672,689$       807,227$      840,200$    99.4% 4.08% 32,973$   870,144$    (29,944)$          

Total Regular Income 807,247$   672,689$       807,227$      840,200$    99.4% 4.08% 32,953$   870,144$    (29,944)$        

Other Member Income
40116 Violation Fees -$           80$                96$               -$            0.0% -100.00% (96)$         -$            -$                  
40123 Move in/Out 500$          250$              300$             500$           0.1% 66.67% 200$        500$           -$                  
40125 Utility Fees -$           -$              -$              -$            0.0% 0.00% -$         -$            -$                  
40128 Garage Rental 4,800$       4,000$           4,800$          4,800$        0.6% 0.00% -$         4,800$        -$                  
40133 Late Charges -$           550$              660$             -$            0.0% -100.00% (660)$       -$            -$                  
40137 Handling Fee -$           (60)$              (72)$              -$            0.0% -100.00% 72$          -$            -$                  
40140 Interest Charges -$           214$              257$             -$            0.0% -100.00% (257)$       -$            -$                  
40456 Legal Fees Coll. -$           -$              -$              -$            0.0% 0.00% -$         -$            -$                  
40195 Owner Rebill Charges -$           162$              194$             -$            0.0% -100.00% (194)$       -$            -$                  

Total Other Member Income 5,300$       5,196$           6,235$          5,300$        0.6% -15.00% (935)$       5,300$        -$               

Other Income
40211 Interest Earned -$           42$                50$               -$            -100.00% (50)$         -$            -$                  
40255 Misc. Income -$           (528)$            (528)$            -$            -100.00% 528$        -$            -$                  
40282 Insurance Claim Proceed -$           9,035$           9,035$          -$            -100.00% (9,035)$    -$            -$                  

Total Other Income -$           8,549$           8,557$          -$            -100.00% (8,557)$    -$            -$                  
Total Operating Income 812,547$   686,434$       822,019$      845,500$    2.86% (17,114)$  875,444$    (29,944)$        

Expense
Administration

60014 Office Exp. & Supp. 3,200$       2,666$           3,199$          3,200$        0.4% 0.03% 1 4,200$        (1,000)$            
60043 Permits & Licenses 10$            -$              -$              10$             0.0% 0.00% 10 10$             -$                  
60047 Website 150$          -$              -$              800$           0.1% 0.00% 800 800$           -$                  
60051 Meeting Rentals 800$          -$              -$              -$            0.0% 0.00% 0 -$            -$                  
60095 Bank Fees -$           30$                36$               36$             0.0% 0.00% 0 -$            36$                   

Total Administrative 4,160$       2,696$           3,235$          4,046$        0.5% 25.06% 811 5,010$        (964)$             

Professional Services
65103 Management Fee 29,561$     24,634$         29,561$        31,764$      3.8% 7.45% 2,203$     31,764$      -$                  
65121 Acct., Audit, & Tax 2,000$       310$              3,300$          3,200$        0.4% -3.03% (100)$       3,200$        -$                  
65135 Reserve Study 2,502$       2,600$          2,600$        0.3% 0.00% -$         2,600$        -$                  
65155 Legal Fees 2,500$       5,145$           6,174$          6,000$        0.7% -2.82% (174)$       6,000$        -$                  
65163 Legal Fees - Coll -$           -$              -$              -$            0.0% 0.00% -$         -$            -$                  

Total professional Services 36,563$     30,089$         41,635$        43,564$      5.2% 4.63% 1,929$     43,564$      -$               

Insurance & Taxes
66525 Master Insur Policy - Insur Reserve 36,574$     -$              -$              38,549$      0.00% 38,549$      -$                  
66528 Earth Movement - Insur Reserve 55,752$     -$              -$              80,098$      0.00% 80,098$      -$                  
66539 Federal Income Tax 500$          -$              -$              500$           0.1% 0.00% 500$           -$                  
66533 Insurance Claim Exp -$           16,317$         16,317$        -$            0.0% -100.00% -$            -$                  

Total Insurance & Taxes 500$          16,317$         16,317$        500$           0.1% -96.94% 500$           -$               

Building Maintenance
67009 Repairs & Maint. 45,000$     23,245$         45,000$        45,000$      5.3% 0.00% -$         45,000$      -$                  

Drainage -$              -$              0.0% 0.00% -$         10,000$      (10,000)$          
67020 Exterm. & Pest Cont. 5,150$       5,288$           6,346$          5,700$        0.7% -10.17% (646)$       5,700$        -$                  
67033 Fire & Safety Inspec 8,580$       3,054$           3,664$          8,580$        1.0% 134.14% 4,916$     8,580$        -$                  
67052 Fire & Safety Repair -$           413$              495$             2,500$        0.3% 405.05% 2,005$     2,500$        -$                  
67055 Dryer Vent Cleaning 3,850$       3,971$           3,971$          3,971$        0.5% 0.00% -$         3,850$        121$                 
67067 Electrical Lighting R&M 250$          -$              -$              250$           0.0% 0.00% 250$        250$           -$                  
67075 Gutter Cl. & Maint. 8,800$       6,600$           17,000$        17,600$      2.1% 3.53% 600$        17,600$      -$                  
67155 Snow Removal 3,000$       2,293$           2,752$          2,300$        0.3% -16.42% (452)$       2,300$        -$                  

Total Building Maintenance 74,630$     44,864$         79,228$        85,901$      10.2% 8.42% 6,673$     95,780$      (9,879)$          

Landscaping
68015 Landscape - Contract 67,573$     52,748$         63,298$        67,573$      8.0% 6.75% 4,275$     67,573$      -$                  
68019 Landscape - Improve. 16,000$     9,697$           11,636$        12,000$      1.4% 3.12% 364$        16,000$      (4,000)$            
68033 Irrigation Maint. 4,000$       4,979$           5,975$          4,000$        0.5% -33.05% (1,975)$    4,000$        -$                  
68041 Backflow Testing 1,290$       1,290$           1,290$          1,290$        0.2% 0.00% -$         1,290$        -$                  
68050 Tree Removal/Replace 10,000$     11,316$         13,579$        12,000$      1.4% -11.63% (1,579)$    12,000$      -$                  

Total Landscaping 98,863$     80,030$         95,778$        96,863$      11.5% 1.13% 1,085$     100,863$    (4,000)$          

Utilities
69524 Electricity 3,505$       3,086$           3,703$          3,832$        0.5% 3.48% 129$        3,832$        -$                  
69548 Water & Sewer 140,000$   115,734$       138,881$      145,368$    17.2% 4.67% 6,487$     145,368$    -$                  
69598 Water - Irrigation 12,000$     10,851$         10,851$        12,680$      1.5% 16.86% 1,829$     12,680$      -$                  

Total Utilities 155,505$   129,671$       153,435$      161,880$    19.1% 5.50% 8,445$     161,880$    -$               

Tranfers
69720 Maint. Reserve Funding 350,000$   291,670$       350,004$      334,100$    39.5% -4.54% (15,904)$  350,000$    (15,900)$          
69733 Insur. Reserve Funding* 92,326$     76,940$         92,328$        118,647$    14.0% 28.51% 26,319$   118,647$    -$                  

Total Transfers 442,326$   368,610$       442,332$      452,747$    53.5% 2.35% 10,421$   468,647$    (15,900)$        

Total Budgeted Income 812,547$   686,434$       822,019$      845,500$    2.86% 32,953$   875,444$    (29,944)$          
Total Budgeted Expense 812,547$   672,277$       831,960$      845,501$    1.63% 32,954$   876,244$    (30,743)$          
Net Operating Income -$           14,157$         (9,941)$         (1)$              -99.99% (1)$           (800)$          

Hawthorne Townhomes 2021 Budget 

Nova AMP
Properties: Hawthorne Townhomes



Association Ratified:

 2020   Budget 
 % Change to 
2019 Budget 

 % Change to 
2019 Forecast % of Revenue Assumptions, Details 2019   Budget

YTD Actuals 
10/31/2019

Forecast  Year 
Remaining

Forecast Year 
End Bud-Act Var $ Var %

Revenue
40005 Monthly Assessments 807,247$       0.97% 0.97% 99.35% 0.97% 799,480$      666,230$      133,246$      799,476$      (4)$                       0%
40123 Move In/Out 500$               0.00% -7.41% 0.06% Fee per move per resident 500$             450$             90$               540$              40$                      
40128 Extra Garage Spaces 4,800$           150.00% 150.00% 0.59% Actual Assessment 1,920$          1,600$          320$             1,920$           -$                    
40133 Late Charges -$               0.00% -100.00% 0.00% Per Enforcement Policy -$              2,603$          521$             3,124$           3,124$                

Other Revenue

40282 Insurance Claim Proceeds -$               -$              -$              -$               
Other Income -$              

Sub Total 812,547$       1.33% 0.93% 100.00% 801,900$      670,883$      134,177$      805,060$      3,160$                
Account #Expenses 100.39%

60000 Admin & Office
60005 Special Assessment Fee -100.00% -$              2,000$          -$              2,000$           (2,000)$               100%

60014 Office Supplies & Exp 3,200$           -13.51% 2.84% 0.39%
Monthly Coupons, check stock, 
eps, postage 3,700$          2,593$          519$             3,112$           588$                    16%

60043 Permits/Licenses 10$                 0.00% 0.00% 0.00% Permits, Sec State NFP 10$               10$               -$              10$                -$                    0%
60047 Website 150$               0.00% 0.00% 0.02% Actual, per Service fee 150$             -$              -$              -$               150$                    100%
60051 Meeting Rentals 800$               32.89% -45.40% 0.10% Actual, per Service fee 602$             1,301$          164$             1,465$           (863)$                  

Sub Total 4,160$           -6.77% -36.84% 0.51% 4,462$          5,904$          683$             6,587$           (2,125)$               

65000 Prof Services
65103 Management Fee 29,561$         2.50% 2.50% 3.64% Actual, per contract 28,840$        24,033$        4,807$          28,840$         0$                        0%
65121 Audit/Tax 2,000$           0.00% 1.27% 0.25% Actual, per Service contract 2,000$          1,975$          -$              1,975$           25$                      1%
65135 Reserve Study 2,502$           36.20% 150.20% 0.31% Actual, per Service contract 1,837$          1,000$          -$              1,000$           837$                    0%
65155 Legal Fees 2,500$           0.00% 14.21% 0.31% Per Precedence 2,500$          2,189$          -$              2,189$           311$                    12%
65163 Legal Fees - Coll -$               0.00% 0.00% 0.00% -$              -$              -$              -$               -$                    0%

Sub Total 36,563$        3.94% 7.53% 4.50% 35,177$        29,197$        4,807$          34,004$         1,173$                

66000  Insurance

66525 Master Insur Policy - Insur Reserve 36,574$         7.57% 10.23% 4.50%
Mast Policy:  Hub International

34,000$        24,150$        9,031$          33,181$         819$                    2%

66528 Earth Movement - Insur Reserve 55,752$         16.15% 17.79% 6.86%
Earthquake Policy: Hub 5% 
International 48,000$        33,665$        13,665$        47,330$         670$                    1%

66539 Federal Income Tax 500$              0.00% 0.00% 0.06% Tax on Association Income 500$             -$              -$              500$              -$                    
Sub Total 92,826$         12.52% 14.58% 11.42% 82,500$        57,816$        22,695$        81,011$         1,489$                

67000 Maintenance
67009 Maintenance Repairs 45,000$         12.50% 42.33% 5.54% Gen. Maintenance & repairs 40,000$        26,588$        5,028$          31,616$         8,384$                21%
67020 Exterm and Pest Control 5,150$           3.00% -5.88% 0.63% Willards - Rodent Pest Svs. 5,000$          4,332$          1,140$          5,472$           (472)$                  -9%
67051 Fire and Safety 8,580$           5.80% 0.00% 1.06% Annual Fire Insp., Repairs 8,110$          3,916$          4,664$          8,580$           (470)$                  -6%
68041 Backflow Device Inspec 1,290$           0.00% -15.96% 0.16% Actual Price per Annual Insp. 1,290$          1,535$          -$              1,535$           (245)$                  
67055 Dryer Vent Cleaning 3,850$           28.33% 0.00% 0.47% 1 per year vent cleaning 3,000$          3,850$          -$              3,850$           (850)$                  0%
67075 Gutter Cleaning 8,800$           0.00% 1404.27% 1.08% Based on Pricing per Quote 8,800$          585$             -$              585$              8,215$                93%
67067 Lighting and Electrical 250$               0.00% 0.00% 0.03% Lighting Maint., estimate 250$             -$              -$              -$               250$                    100%
67151 Roof Maint. -$               0.00% 0.00% 0.00% Roof Moss Treatment -$              -$              -$              -$               -$                    0%
67155 Snow and Deicer 3,000$           0.00% -36.31% 0.37% Seasonal Deicer Program 3,000$          4,710$          -$              4,710$           (1,710)$               -57%
67165 Building Wash - Siding and Decks -$               -100.00% -100.00% 0.00% Wash Building Siding 22,638$        19,250$        -$              19,250$         3,388$                15%

Sub Total 75,920$        -17.56% 0.43% 9.34% 92,088$        64,766$        10,832$        75,598$         16,490$              

68000 Landscape Expense

68015 Contract 67,573$         9.95% 10.28% 8.32%
Per Contract - Premiere Lands.

61,460$        51,062$        10,212$        61,274$         186$                    0%
68019 Landscape Improvements 16,000$         33.33% 62.77% 1.97% Additional Improvements 12,000$        9,830$          -$              9,830$           2,170$                18%
68033 Irrigation Maintenance 4,000$           100.00% -17.22% 0.49% Based on Expected 2,000$          4,832$          -$              4,832$           (2,832)$               -142%

68050 Tree Removal/Replacement 10,000$         66.67% -31.23% 1.23%
Trim, Remove & Replace Trees

6,000$          14,542$        -$              14,542$         (8,542)$               -142%
Sub Total 97,573$        19.78% 7.84% 12.01% 81,460$        80,266$        10,212$        90,478$         (9,018)$               

69500 Utilities
69524   Electricity 3,505$           -0.88% 6.17%

0.43% Common Area Electrical 3,536$          2,751$          550$             3,301$           235$                    7%

69548  Water & Sewer 140,000$       0.00% 5.68%
17.23% Residential Water Only 140,000$      110,393$      22,079$        132,472$      7,528$                5%

69598  Water - Irrigation 12,000$         0.00% 18.15% 1.48% Common Area Irrigation. 12,000$        10,157$        -$              10,157$         1,843$                0%
Sub Total 155,505$      -0.02% 6.56% 19.14% 155,536$      113,144$      22,629$        145,930$      9,606$                6%

69700 Contingency -$               -100.00% -100.00% 0.00% Anticipated Large Project 30,000$        11,679$        2,336$          14,015$         15,985$              53%
Total Expenses 462,547$       15.86% 26.00% 56.93% 399,223$      304,956$      51,499$        367,112$      32,111$              0%

69733 Insur. Reserve Funding* 92,326$        12.59% 12.60% 11.36%
Prop,Liab.D&O: 25% Inc, EQ: 
5% Inc. 82,000$       68,330$       13,666$       81,996$        4$                       

69720 Maint. Reserve Funding 350,000$       9.14% 9.14% 43.07%
Rev -Exp = Profit (Loss) = 
Reserve Deposit 320,677$      267,230$      53,446$        320,676$      1$                        

Reserve Payback Contribution -$               0.00% 0.00% 0.00% -$              
Net Income -$               Non-Profit Status 0$                  94,044$        28,301$        117,272$      36,765$              -
*Insurance Reserve account is funded monthly but paid annulally

Hawthorne Operating Budget 2020

2020 Budget 2019 Budget, Actuals, Variance
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RESOLUTION OF THE BOARD OF DIRECTORS OF 
d: . '-'-- t'1---i:: 1 t 1 t' ASSOCIATION 

REGARDING A COLLECTION POLICY FOR DELINQUENT ASSESSMENTS 

WHEREAS, the Association's Board of Directors is charged 
with the responsibility of collecting assessments for common 
expenses from unit owners pursuant to the Association 
Declaration and/or Bylaws; and 

WHEREAS, from time to time unit owners become delinquent in 
payment of those assessments and fail to respond to the demands 
from the Board to bring their accounts current; and 

WHEREAS, the Board deems it to be in the best interests of 
the Association to adopt a uniform and systematic procedure for 
dealing with delinquent accounts in a timely manner, and further 
believes it to be in the best interests of the Association to 
refer these accounts promptly to an attorney for collection so 
as to minimize the Association's loss of assessment revenue ; and 

WHEREAS, the Board has retained the Association ' s attorney 
for the attorney's experience in representing condominium and 
homeowner associations in collections and in other matters; and 

WHEREAS, the Board has directed the Association's attorney 
to represent the Association on the terms outlined in this 
resolution; NOW, THEREFORE, 

BE IT RESOLVED that the Association's attorney shall pursue 
all collection and other matters which the Board, acting through 
the Treasurer or manager, may from time to time refer to the 
attorney and shall provide any advice and counsel which the 
Board may from time to time require; and 

BE IT FURTHER RESOLVED that the Treasurer or manager, 
acting on behalf of the Association, shall pay the Association's 
attorney the attorney's usual and customary charges for time 
incurred i n connection with the attorney's representation of the 
Association, together with all costs incurred by the attorney, 
including but not limited to fees and charges for filing, 
document recording, service of process, messenger service, court 
reporters, electronic or computer assisted legal research, 
photocopies, postage, long distance calls, investigator's 
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services, credit reports and title reports, promptly upon 
receipt of the attorney's monthly invoice; and 

BE IT FURTHER RESOLVED that pursuant to the Declaration 
and/or Bylaws and RCW 64.34.364(13) there is hereby levied 
against any assessment account which is not paid in full as of 
the I,_; 11' day of the month a late fee in the amount of 
$ .:.;c - which the Treasurer or manager is authorized and 
directed to charge to and collect from any delinquent unit 
owner; and 

BE IT FURTHER RESOLVED that the Board and manager may agree 
that all or some of the monthly late charges may be retained by 
the manager in recognition of and as compensation for the 
additional administrative burden imposed in dealing with 
delinquent accounts; and 

BE IT FURTHER RESO~VED that the Treasurer or manager is 
directed to send to any unit owner who is more than thirty (30) 
days delinquent in the payment of regular or special assessments 
or other charges authorized by the Association's governing 
documents (hereinafter referred to as "Assessments"), a written 
notice that if the account is not paid in full within ten (10) 
days .it will be turned over to the Association's attorney for 
collection, including filing a lien against the delinquent unit, 
and that the unit owner will be liable for payment of the 
minimum charge imposed by the Association's attorney to cover 
fees and costs charged to the Association; and 

BE IT FURTHER RESOLVED that the Treasurer or manager is 
directed to refer any account which remains delinquent for ten 
(10) days or more after the written notice to the Association's 
attorney for collection; and 

BE IT FURTHER RESOLVED that the Treasurer or manager is 
directed to consult with the Association's attorney and turn 
over for collection immediately any account where the unit owner 
files or is the subject of a petition for relief in bankruptcy 
or a lender has commenced any action for foreclosure of its lien 
against the unit; and 

BE IT FURTHER RESOLVED that the following policies shall 
apply to all delinquent accounts turned over to the 
Association's attorney for collection: 

1. All contacts with a delinquent unit owner shall be 
handled through the Association's attorney. Neither the 
Treasurer or manager nor any Association officer or director 
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shall have authority to settle the collection of the account 
directly with a unit owner after it has been turned over to the 
Association's attorney unless the Association's attorney is 
prese~t or has consented to the contact. 

2. Unless otherwise specified, all sums collected on a 
delinquent account should be remitted to the Association in care 
of the Association's attorney until the account has been brought 
current. All sums collected shall be applied in the following 
order: interest, late charges, legal charges and then to regular 
or special assessments (in order of the date of the regular or 
special assessment). 

3. To the extent provided by the Declaration and/or Bylaws, 
all of the estimated Assessments due for up to the next 
succeeding twelve (12) months shall be accelerated and become 
immediately due and owing upon any required notice to the unit 
owner. However, the Association's Treasurer, manager and 
attorney are granted the discretion to waive this acceleration 
in whole or in part under circumstances which they deem to be 
appropriate. 

4 . To the extent provided by the Declaration and/or Bylaws, 
a delinquent Assessment deposit of up to three (3) months 
estimated Assessments shall be assessed on the unit owner's 
assessment account. However, the Association's Treasurer, 
manager and attorney are granted the discretion to waive this 
Assessment deposit in whole or in part under circumstances which 
they deem to be appropriate. 

5. To the extent provided by the Declaration and/or Bylaws 
and to the extent that a delinquent unit is rented by its owner, 
the Association ' s attorney is authorized to demand and collect 
the rent from the tenant in the unit, and in the event that the 
tenant agrees to make, and does make, the required payments, no 
utility service to the unit shall be disconnected . 

6. Interest at the rate provided by the Declaration and/or 
Bylaws or otherwise at the legal rate shall be collected on all 
delinquent Assessment amounts, including but not limited to late 
charges and legal charges. However, the Association's Treasurer 
or manager and attorney are granted the discretion to waive this 
requirement in whole or in part under circumstances which they 
deem to be appropriate . 

7 . The Association's attorney's minimum legal fee shall be 
assessed against each delinquent unit and its owner (including 
repeat collections) at the time the account is turned over to 
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the Association's attorney for collection . All legal fees and 
costs inc urred in the collection of a delinquent account shall 
be assessed against the delinquent unit and owner and shall be 
collectible as an Assessment as provided in Declaration and/or 
Bylaws and RCW 64.34 . 364(14) . 

Adopted on the f} elq)tY)e' (" , 20(1.f___. 

By : 

Rev . 8-S- 10 

ASSOCIATION 

By: 
Its Secretary 

Sundberg & Pody Law Office, PLLC 

Page - ~ 
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EXECUTIVE SUMMARY 

Description 
Hawthorne is a 140-unit 

residential community located 

along 13215 NE 154th Drive in 

Woodinville, Washington. This 

Reserve Study meets the 

requirements of  the 

Washington Condominium 

Act and the Washington 

Unified Common Interest 

Owner Act for a Level 3 

Reserve Study update without 

a site visit, and was prepared 

by an independent Reserve 

Study Professional. 

Background 
Construction of Hawthorne 

was completed in about 

1998. The community 

consists of forty wood 

framed buildings that are 

two stories. The buildings 

have a mix of vinyl, brick, 

and wood siding with wood 

trim. All buildings are topped 

with asphalt composition 

shingle roofs.  

The recommended 
annual contribution 
to reserves for 2021  
is $334,100. 

 

  

Financial Information for the Current 2020 Fiscal Year 

Reserve Account Balance on August 31, 2020 $1,511,477 

Annual Operating Budget $462,547 

Component Inclusion Threshold  
(1% of the Operating Budget) 

$4,625 

Annual Budgeted Contribution to Reserves (2020) $350,000 

Remaining Contributions to Reserves for the Year $111,666 

Planned or Implemented Special Assessment None 

Fully Funded Balance $3,241,504 

Percent Funded at Time of Study 47%  

Funding Status at Time of Study 
Moderate Risk 
for a Special 
Assessment 

Recommended Contribution to Reserves Starting in 2021 

2021 Recommended Annual Contribution Rate $334,100  

Breakdown of the Recommended Contribution :  

2021 Recommended Contribution per Month $27,842 

2021 Average Contribution per Unit per Year $2,386 

2021 Ave. Contribution per Unit Per Month $199 

2021 Baseline Funding Plan Contribution Rate $303,700 

2021 Full Funding Plan Contribution Rate $368,600 

The recommended reserve contribution represents a 

Threshold Funding Plan to prevent special assessments 

over the course of the 30-year study while maintaining a 

minimum reserve account balance of one year's 

contribution to reserves and the percent funded between 

32% and 78%. The fiscal year for the Reserve Study is a 

calendar year. Cost projection accuracy decreases into the 

distant future. Assumptions should be reconsidered and 

updated with each revision of the study. 

There is a requirement to have a current Reserve Study 

with a current recommended reserve contribution rate. 

Reserve Studies must be updated annually to reflect 

recent financial information, repairs or replacements, and 

to adjust for future repair costs. Every three years, the 

update must be based on a visual on-site inspection 

conducted by a Reserve Study Professional.
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Five Years At A Glance 2021 Through 2025 

The following reserve funded expenses are expected to occur in the next five years at 

Hawthorne in constant dollar values.  

Year 1 (2021) Anticipated Maintenance Estimated Cost 

 2.7.3 Railroad Ties at Stairwell - Replace $12,500  

 6.1.1 Deck Frame - Repair $36,170  

 6.1.2 Deck Surface - Recoat $82,210  

 6.2.2 Exterior Wood Trim - Repair $162,500  

 6.2.4 Wood Column Bases - Replace $32,830  

 9.8.1 Exterior Wood Trim - Clean, Caulk & Paint $343,500  

 9.8.2 Unit Entry Door - Paint $14,480  

 10.5.1 Exterior Mail Pedestal Unit - Replace $39,680  

Total Estimated Expenses for Year 1 (2021) $777,800 

 

Year 2 (2022) Anticipated Maintenance Estimated Cost 

 2.6.1 Asphalt Paving - Repair $17,110  

 2.6.2 Asphalt Paving - Seal Coat $23,310  

 3.3.1 Concrete Pavement - Repair  $4,770  

 6.2.1 Brick Siding - Repair $34,000  

 17.2.1 Alarm Control Panel - Replace $10,900  

Total Estimated Expenses for Year 2 (2022) $90,090 

 

Year 3 (2023) Anticipated Maintenance Estimated Cost 

No maintenance anticipated  

Total Estimated Expenses for Year 3 (2023) $0 

 

Year 4 (2024) Anticipated Maintenance Estimated Cost 

 17.2.1 Alarm Control Panel - Replace $10,900  

Total Estimated Expenses for Year 4 (2024) $10,900 

 

Year 5 (2025) Anticipated Maintenance Estimated Cost 

 2.7.1 Wood Privacy Fencing - Replace  $13,410  

Total Estimated Expenses for Year 5 (2025) $13,410 

 

Many factors may influence the actual costs that may be experienced. The quality 

of replacement materials of items can significantly impact cost, as well as the 

timing between replacements. The use of Architects or independent construction 

managers to specify and oversee work may also cause additional expenses. 

Common interest communities typically experience higher costs than other 

comparable multifamily projects, in part due to the difficulty contractors have 

obtaining insurance to work on common interest communities. 
 

 

 

 

 

 



 

  3 
 

INTRODUCTION 

Purpose of a Reserve Study 

The purpose of a Reserve Study is to 

recommend a reasonable annual reserve 

contribution rate made by an association to 

its reserve account. Reserve accounts are 

established to fund major maintenance, 

repair, and replacement of common 

elements, including limited common 

elements, expected within the next thirty 

years. A Reserve Study is intended to 

project availability of adequate funds for 

the replacement or major repair of any 

significant component of the property as it 

becomes necessary without relying on 

special assessments. It is a budget planning 

tool which identifies the current status of 

the reserve account and a stable and 

equitable Funding Plan to offset the 

anticipated future major shared 

expenditures. Each reserve component is 

evaluated to determine the current 

condition, the remaining useful life, and the 

estimated replacement cost. This 

information is combined into a spreadsheet 

to determine funding requirements and 

establish the annual contribution rate 

needed to minimize the potential for special 

assessments. All costs and annual reserve 

fund balances are shown in constant dollars, 

and with adjustments for annual inflation 

and interest earned. Ideally, an even level of 

contributions is established that maintains a 

positive balance in the reserve account over 

the timeline the study examines. 

A Reserve Study also calculates a theoretical “Fully Funded Balance”. 

Fully Funded Balance is the sum total of the reserve components’ 

depreciated value using a straight-line depreciation method.  

To calculate each component’s depreciated value: 

𝐷𝑒𝑝𝑟𝑒𝑐𝑖𝑎𝑡𝑒𝑑 𝑉𝑎𝑙𝑢𝑒 𝐶𝑢𝑟𝑟𝑒𝑛𝑡 𝑅𝑒𝑝𝑙𝑎𝑐𝑒𝑚𝑒𝑛𝑡 𝐶𝑜𝑠𝑡 
𝐸𝑓𝑓𝑒𝑐𝑡𝑖𝑣𝑒 𝐴𝑔𝑒

𝐸𝑥𝑝𝑒𝑐𝑡𝑒𝑑 𝑈𝑠𝑒𝑓𝑢𝑙 𝐿𝑖𝑓𝑒
 

By comparing the actual current reserve fund balance, to the 

theoretical Fully Funded Balance a Percent Fully Funded is derived. 

 

These expenses could be emergency 

repairs not covered by insurance, or 

expenses that differ from the existing 

Reserve Study in terms of timing or cost. 

The Fully Funded Balance is neither the 

present replacement cost of all of the 

Association’s reserve components, nor 

does it have a mathematical relationship to 

the recommended threshold reserve 

contribution funding plan.

The percent fully funded 

acts as a measuring tool  

to assess an association’s 

ability to absorb 

unplanned expenses.
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Three levels of Reserve Studies: 

Level 1: The first level, an initial Reserve Study, must be 

based upon a visual site inspection conducted by a 

Reserve Study Professional. This is also known as a full 

Level 1 Reserve Study with a site visit. 

Level 2: Thereafter at least every three years, an updated 

Reserve Study must be prepared, which again is based 

upon a visual site inspection conducted by a Reserve 

Study Professional. This is also known as a Level 2 update 

with a site visit. 

Level 3: As noted earlier, the Association is required to 

update its Reserve Study every year. However, in two of 

the three years, the annual updates do not require a site 

visit. This is also known as a Level 3 update without a site 

visit. 

Level 4: The Community Associations Institute defines a 

Level 4 reserve study for communities under construction 

as a Preliminary, Community Not Yet Constructed reserve 

study. 

 

This study  

is a Level 3 

Reserve Study 

update without a 

site visit. 
 

The next required update for 

Hawthorne is a Level 2 study 

by September, 2021. 

 

 

Our Approach to a Reserve Study 

Reserve Consultants LLC employs a 

“Reasonable Approach” when evaluating 

reserve components in order to draft a 

study that is of greatest value to our clients. 

This means we attempt to predict, based on 

the costs involved and the client’s 

objectives, what a reasonable person will 

decide to have done when maintenance, 

repairs, or replacement become necessary. 

For example, a reasonable person will not 

replace a fence when it only needs to be 

repainted. The benefit of this is that reserve 

contributions are minimized to allow for 

what is most likely to occur. Our studies are 

not based on a worst-case scenario, but 

rather on what we expect is most likely to 

occur. Our approach assumes minor 

problems will be corrected as they occur, 

before they become major problem. 

Several sources were used in drafting 
this report. These include: 

 Review of previous reserve study 
report(s);  

 Input provided by association 
representatives; 

 Review of a list of components the 

Association is responsible for; 

 Generally accepted construction, 

maintenance, and repair guidelines 

Many factors may influence the actual costs that the association will experience. The quality 

of replacement materials of items can significantly impact cost, as well as the timing between 

replacements. The use of Architects or independent construction managers to specify and 

oversee work may also cause additional expenses. Condominium associations typically 

experience higher costs than other comparable multifamily projects, in part due to the 

difficulty contractors have obtaining insurance to work on condominium buildings. Reserve 

Consultants LLC has been completing reserve studies and project management in the Pacific 

Northwest since 1992 and bases component repair and replacement cost estimates on this 

experience, as well information provided by the association. 



 

  5 
 

Government Requirements for a Reserve Study 

(a) The content of a Reserve Study for a condominium is regulated by the Washington 

State government (RCW 64.34.382 §2).  

(b) A reserve component list, including roofing, painting, paving, decks, 

siding, plumbing, windows, and any other reserve component that 

would cost more than one percent of the annual budget for major 

maintenance, repair or replacement. If one of these reserve components 

is not included in the Reserve Study, the study should provide 

commentary explaining the basis for its exclusion. The study must also 

include quantities and estimates for useful life of each reserve 

component, remaining useful life of each reserve component, and 

current repair and replacement cost for each component; 

(c) The date of the study and a statement that the study meets the 

requirements of this section; 

(d) The following level of reserve study performed (i) Level I Full reserve 

study funding analysis and plan; (ii) Level II Update with visual site 

inspection; or (iii) Level III Update with no visual site inspection; 

(e) The association’s reserve account balance; 

(f) The percentage of the fully funded balance that the reserve account is 

funded; 

(g) Special assessments already implemented or planned; 

(h) Interest and inflation assumptions; 

(i) Current reserve account contribution rate; 

(j) A recommended reserve account contribution rate; a contribution rate 

for a full funding plan to achieve one hundred percent fully funded 

reserves by the end of the thirty-year study period, a baseline funding 

plan to maintain the reserve (fund) balance above zero throughout the 

thirty-year study period without special assessments, and a contribution 

rate recommended by a reserve study professional; 

(k) A projected reserve account balance for thirty years and a funding plan 

to pay for projected costs from those reserves without reliance on 

future unplanned special assessments; and 

(l) A statement on whether the reserve study was prepared with the assistance of a 

reserve study professional. 
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The Washington State government further requires the following disclosure in every 

Reserve Study (RCW 64. 34.382§3):  

'This reserve study should be reviewed carefully. It may not include all 

common and limited common element components that will require major 

maintenance, repair, or replacement in future years, and may not include 

regular contributions to a reserve account for the cost of such maintenance, 

repair, or replacement. The failure to include a component in a reserve study, 

or to provide contributions to a reserve account for a component, may, under 

some circumstances, require you to pay on demand as a special assessment 

your share of common expenses for the cost of major maintenance, repair, or 

replacement of a reserve component.' 

The full Washington Condominium Act may be reviewed on the Washington State 
Legislature’s website at: http://apps.leg.wa.gov/rcw/default.aspx?cite=64.34 and parts of 
64.34.380 to 64.34.392 for the Reserve Study Amendment’s portions. In April 2011, the Act 
was amended to change the required content within the Reserve Studies, add reporting of 
the Reserve Study results as part of the budget summary to owners, and extend the Reserve 
Study requirement to homeowners’ associations with significant assets. For questions 
regarding the Act, we recommend contacting an attorney familiar with condominiums' legal 
requirements. 

Effective July 1, 2018, the Washington Unified Common Interest Act (WUCIOA) has 

impacted common interest communities. Our reserve studies also comply with 

WUCIOA.  

RCW 64.90.550 §2 states that a reserve study must include: 

(a) A reserve component list, including any reserve component, the 
replacement cost of which exceeds one percent of the annual budget of 
the association, excluding contributions to the reserves for that reserve 
component. If one of these reserve components is not included in the 
reserve study, the study must explain the basis for its exclusion. The 
study must also include quantities and estimates for the useful life of 
each reserve component, the remaining useful life of each reserve 
component, and current major replacement costs for each reserve 
component; 

(b) The date of the study and a disclosure as to whether the study meets 
the requirements of this section; 

(c) The following level of reserve study performed:  

a. Level I: Full reserve study funding analysis and plan;  

b. Level II: Update with visual site inspection; or  

c. Level III: Update with no visual site inspection;  

(d) The association's reserve account balance;  

(e) The percentage of the fully funded balance to which the reserve 
account is funded; 

(f) Special assessments already implemented or planned;  

(g) Interest and inflation assumptions; 
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(h) Current reserve account contribution rates for a full funding plan and a 
baseline funding plan; 

(i) A recommended reserve account contribution rate for a full funding 
plan to achieve one hundred percent fully funded reserves by the end of 
the thirty-year study period, a recommended reserve account 
contribution rate for a baseline funding plan to maintain the reserve 
account balance above zero throughout the thirty-year study period 
without special assessments, and a reserve account contribution rate 
recommended by the reserve study professional;  

(j) A projected reserve account balance for thirty years based on each 
funding plan presented in the reserve study; 

(k) A disclosure on whether the reserve study was prepared with the 
assistance of a reserve study professional, and whether the reserve 
study professional was independent; and 

(l) A statement of the amount of any current deficit or surplus in reserve 
funding expressed on a dollar per unit basis. The amount is calculated 
by subtracting the association's reserve account balance as of the date 
of the study from the fully funded balance, and then multiplying the 
result by the fraction or percentage of the common expenses of the 
association allocable to each unit; except that if the fraction or 
percentage of the common expenses of the association allocable vary 
by unit, the association must calculate any current deficit or surplus in a 
manner that reflects the variation. 

In addition, the WUCIOA requires the following disclosure in every Reserve Study (RCW 

64.90.550 § 3):  

"This reserve study should be reviewed carefully. It may not include all common and 
limited common element components that will require major maintenance, repair, or 
replacement in future years, and may not include regular contributions to a reserve 
account for the cost of such maintenance, repair, or replacement. The failure to 
include a component in a reserve study, or to provide contributions to a reserve 
account for a component, may, under some circumstances, require the association 
to (1) defer major maintenance, repair, or replacement, (2) increase future reserve 
contributions, (3) borrow funds to pay for major maintenance, repair, or 
replacement, or (4) impose special assessments for the cost of major maintenance, 
repair, or replacement.” 

Furthermore, RCW 64.90.550 §2 states that the budget must include:  

 (d) the current amount of regular assessments budgeted for contribution to the reserve 

account; 

(e) A statement of whether the association has a reserve study that meets the 

requirements of RCW 64.90.550 of this act and, if so, the extent to which the budget 

meets or deviates from the recommendations of that reserve study; and 

(f) The current deficiency or surplus in reserve funding expressed on a per unit basis. 

RCW 64.90.550 §2 (d) – (f) requirements are covered by the Supplemental Budget 

Information disclosure that is prepared with each reserve study when the Association is ready 

to ratify the budget. 
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Limitations and Assumptions of a Reserve Study 

This Reserve Study is not a report on the 

condition of the assets maintained by 

Hawthorne, or a detailed report of 

necessary maintenance to the assets. It is 

also not an investigation into or comment 

on the quality of construction of the reserve 

components, or whether the construction 

complies with the building code or the 

requirements of the Washington 

Condominium Act and the Washington 

Common Interest Ownership Act 

(WUCIOA). 

The component list is based on information 

provided by Hawthorne. Reserve 

Consultants LLC does not provide legal 

interpretations of governing documents or 

auditing services on account information 

provided. 

The observations made by Reserve 

Consultants LLC are limited to a visual 

inspection of a sample of the reserve 

components. Unless informed otherwise, 

our assumption is that the components are 

constructed in substantial compliance with 

the building code and to industry standards, 

and that it will receive ordinary and 

reasonable maintenance and repair by 

Hawthorne. These assumptions include that 

most reserve components will achieve their 

normal useful lives for similar components 

in the Pacific Northwest, and that they will 

be replaced when necessary to prevent 

damage to other reserve components. 

This Reserve Study assumes that the assets 

will be maintained to keep a good level of 

appearance, with a special emphasis on 

retaining the original appearance of the 

assets to the greatest possible extent. The 

analysis also assumes that Hawthorne will 

replace materials as they are required with 

good quality materials, installed by 

qualified, licensed, contractors. We further 

assume that the assets will experience the 

full typical useful life for the new materials 

installed. 

The long-term nature of this study requires 

that certain assumptions and predictions be 

made about future events. Since there can 

be no guarantee that these future events 

will occur as assumed, this analysis must be 

viewed in light of the circumstances under 

which it was conducted. Reasonable effort 

has been made to ensure that the 

conclusions of this report are based on 

reliable information and sound reasoning. 

This report should be updated annually with 

actual repair costs, reserve fund balances, 

etc. Every three years it should be updated 

with a site inspection and professional 

review. Regular updating will allow changes 

based on actual occurrences and 

adjustments for the cost of repairs to be 

incorporated into the annual reserve 

contributions. This will allow any savings or 

additional costs to be properly allocated 

among unit owners.
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Inflation and Interest Rate Projections 

When making estimates on the future inflation and interest rates, we use a 

staggered approach to more accurately reflect future economic projections.  

   

For inflation, we use the construction industry inflation rates published by RS Means, which 

differ from the consumer inflation index. The average annual construction inflation increase 

since 1989 is 3.24%. We do not apply inflation to the annual reserve contribution in Year 0. 

Likewise, we do not apply inflation to the recommended reserve contribution in Year 1 since 

this is the first year at the recommended contribution rate. Inflation applied to the 

components on the inflated spreadsheet is compounded annually; the values are listed for 

each year at the bottom of the inflated spreadsheet.  

For interest rates, we analyze the historical data provided by the Board of Governors of the 

Federal Reserve. The average annual interest rate since 1989 is 3.11%. The interest for 

associations is typically lower than average due to conservative investing options that are 

usually employed by associations. Interest is applied to Year 0 only in the constant 

spreadsheet so that the starting reserve fund balance in Year 1 is the same for both the 

constant and inflated spreadsheets, as illustrated on the following page. 

Inflation and Interest Rate Projections for Hawthorne 

Years Applied 
Contribution 

Inflation 
Inflation Interest 

Year 0 (2020)  0% 0% 1% 

Year 1 (2021)   0% 4% 1% 

Year 2 (2022) through Year 10 (2030) 3% 3% 2% 

Year 11 (2031) through Year 30 (2050) 4% 4% 3% 
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Starting Reserve Fund Balance for Year 1 (2021) 

The starting reserve fund balance for 2021 has been estimated by combining the following 

figures that were provided by an association representative:

 $1,511,477 reserve fund balance as of August 31, 2020 

- ($9,795) anticipated remaining maintenance expenses in 2020 

+ $0 planned special assessment in 2020  

+ $111,666 remaining reserve contributions for 2020 

+ $5,156  projected interest on the 2020 reserve fund balance 

 $1,618,504  estimated beginning balance for fiscal year 2021 

 

 

Below is a summary of the anticipated remaining maintenance expenses for 2020. 

 

Component Maintenance Estimated Cost 

 15.4.1 Site Drainage System - Contingency $9,795  

Total Estimated Costs for 2020: $9,795 

 

The actual or projected total reserve fund balance presented in the Reserve Study is based on 

information provided to RCL and was not audited.
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ASSOCIATION OVERVIEW 

Hawthorne is a 140-unit residential community located 
in Woodinville, Washington. Construction was 
completed in about 1998. The community consists of 
forty wood framed buildings that are two stories. The 
buildings have a mix of vinyl, brick, and wood siding 
with wood trim. All buildings are topped with asphalt 
composition shingle roofs.  

Common components maintained with funds from 

reserves include asphalt roads and parking areas lined 

by concrete curbs and sidewalks, and exterior decks or 

patios. A common area playground and infrastructure 

for plumbing and site drainage systems are also 

maintained with funds from reserves. 

Images are from file photos taken at the last site visit. 
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COMPONENTS INCLUDED IN THE RESERVE STUDY 

Reserve studies for condominiums are required to include roofing, painting, paving, decks, 

siding, plumbing, windows, and any other reserve component that would cost more than one 

percent of the annual budget for major maintenance, repair or replacement (RCW 64.34.382). 

While the law defines the inclusion threshold to be 1% of the operating budget, or $4,625, 

components valued less than the legal threshold may be included to better capture reserve 

funding for Hawthorne. 

Component Funding Excluded from the Reserve Study 

Operating Budget 

The following components may qualify 
for inclusion within the Reserve Study, 
but have been excluded from the 
budget because they are maintained 
with funds from the operating budget: 

 landscaping 

 large tree removal 

 irrigation system 

 street pole light 

 roof repairs 

 reserve study updates 

Unit Owner Responsibility 

There are items that individual unit 
owners are responsible to maintain and 
pay for, including, but not limited to:  

 garage door 

 unit door 

 window frame & glazing 

 plumbing inside the unit 

 interior finishes within the residence 

 

Not all components that are the individual unit owners’ responsibility are described in the 

report. The costs for items maintained by individual unit owners are not included in the 

budget for the reserve account contribution recommendations. Individual owners are 

financially responsible for repairs for elements that are not the responsibility of the 

Association to maintain. We recommend that associations establish policies and processes 

regarding the maintenance on these “owner responsibility” items. 

Adjustments to Component Reserve Recommendations 

 

This reserve study provides updated 

information on the components from prior 

reserve studies. All cost estimates were 

adjusted to reflect the actual inflation rate 

for construction work in Washington State, 

and costs actually experienced by 

Hawthorne or others in the area. To 

complete the report, we were provided with 

a record of recent expenditures on reserve 

components. 

We use those figures, where applicable, for 

updating component cost projections, 

applying an appropriate inflation factor. 

Where updated figures from actual work 

performed are not available, cost 

projections from the previous reserve study 

are updated for inflation and rounded to the 

nearest $10, using the RS Means 2019 to 

2020 inflation figure of 5.94% for 

construction work.



 

  13 
 

RESERVE COMPONENT SUMMARY 

Due to the uncertainty of future inflation values, the future maintenance costs on the 

component summary sheets are shown in constant dollar values.  

Annual updates, as required by law, are important to accurately keep up with inflation trends. 

 



Hawthorne RS3 2020-11-05

 2.6.1 Asphalt Paving - Repair

Maintenance Cycle: 6 years Next Maintenance: Year 2 (2022)

Quantity: 100,900 Square Feet Unit Cost: $7.71 / SF

Estimate: 100,900 SF X 2% X $7.71/SF = $15,559 + tax = $17,110

 2.6.2 Asphalt Paving - Seal Coat

Maintenance Cycle: 6 years Next Maintenance: Year 2 (2022)

Quantity: 100,900 Square Feet Unit Cost: $0.21 / SF

Estimate: 100,900 SF X 100% X $0.21/SF = $21,189 + tax = $23,310

 2.6.3 Asphalt Paving - Overlay

Maintenance Cycle: 30 years Next Maintenance: Year 20 (2040)

Quantity: 100,900 Square Feet Unit Cost: $2.20 / SF

Estimate: 100,900 SF X 100% X $2.20/SF = $221,980 + tax = $244,180

 2.7.1 Wood Privacy Fencing - Replace 

Maintenance Cycle: 3 years Next Maintenance: Year 5 (2025)

Quantity: 515 Linear Feet Unit Cost: $94.69 / LF

Estimate: 515 LF X 25% X $94.69/LF = $12,191 + tax = $13,410

The budget provides funds to seal coat the asphalt pavement at the time of asphalt repairs. The budget 

amount was set by the Association representative. No issues were reported in 2020. The asphalt roads 

were seal coated in 2016. No cracks were noted during the 2018 site visit.

An overlay of the asphalt driveway and parking area is budgeted when the asphalt has reached the end 

of useful life, and seal coating and repairs no longer provide an adequate driving surface.

The Association repairs and stains about 20 privacy fences every 3 years. Eighteen privacy fences were 

maintained in 2018 at a cost of about $10,900. There are an estimated 20 privacy fences remaining to be 

repaired and stained. At the request of the Association the next maintenance year was moved to 2025. 

Twelve years after completing fence maintenance in 2025, the repair cycle begins again with up to 20 

fences funded for repairs and staining every 3 years. There are about 80 privacy fences in total.

The Association reported in 2020 they are planning to repair the asphalt paving as previously budgeted. 

The asphalt paving was repaired, and seal coated in 2016. The budget provides for repairs of up to 2% of 

the total asphalt pavement and is set in conjunction with the asphalt seal coating and restriping 

component, 2.6.2.

Component Summary Page 1 of 8 
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 2.7.2 Wood Split Rail Fence - Replace

Maintenance Cycle: 20 years Next Maintenance: Year 12 (2032)

Quantity: 450 Linear Feet Unit Cost: $17.62 / LF

Estimate: 450 LF X 100% X $17.62/LF = $7,929 + tax = $8,720

 2.7.3 Railroad Ties at Stairwell - Replace

Maintenance Cycle: 35 years Next Maintenance: Year 1 (2021)

Quantity: 1 Lump Sum Unit Cost: $12,500.00 / LS

Estimate: $12,500

 2.8.1 Playground - Contingency

Maintenance Cycle: 20 years Next Maintenance: Year 7 (2027)

Quantity: 1 Lump Sum Unit Cost: $12,000.00 / LS

Estimate: $12,000

 3.3.1 Concrete Pavement - Repair 

Maintenance Cycle: 6 years Next Maintenance: Year 2 (2022)

Quantity: 24,650 Square Feet Unit Cost: $8.80 / SF

Estimate: 24,650 SF X 2% X $8.80/SF = $4,338 + tax = $4,770

The budget provides funds to replace the split rail fences located at NE 154th Drive, at the playground, 

and at the cul-de-sac of 135th Place NE. The fences were noted to be in good condition at the site visit in 

2018.

The Association requested the addition of this component to provide a contingency for the replacement 

of 30 railroad ties on the stairwell between 134th and 145th Place NE in 2021. The lump sum amount was 

provided by the Association and is intended to financially prepare the Association for the upcoming 

maintenance needs of this component.

The budget provides funds for periodic playground equipment inspections and it is recommend that 

problems be repaired when discovered. The contingency may be drawn from as needed to keep the 

playground safe.

The reserve component budgets for repair of up to 2% of the concrete sidewalks, driveways, and curbs 

each repair cycle. The repair cycle is set in conjunction with asphalt repairs, 2.6.1.

Component Summary Page 2 of 8 
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 3.3.2 Retaining Wall - Contingency

Maintenance Cycle: 10 years Next Maintenance: Year 6 (2026)

Quantity: 1 Lump Sum Unit Cost: $5,500.00 / LS

Estimate: $5,500

 5.4.1 Entry Railings - Replace

Maintenance Cycle: 30 years Next Maintenance: Year 7 (2027)

Quantity: 950 Linear Feet Unit Cost: $132.15 / LF

Estimate: 950 LF X 100% X $132.15/LF = $125,543 + tax = $138,100

 5.4.2 Deck Railings - Replace

Maintenance Cycle: 30 years Next Maintenance: Year 7 (2027)

Quantity: 2,100 Linear Feet Unit Cost: $132.16 / LF

Estimate: 2,100 LF X 100% X $132.16/LF = $277,536 + tax = $305,290

 6.1.1 Deck Frame - Repair

Maintenance Cycle: 7 years Next Maintenance: Year 1 (2021)

Quantity: 9,048 Square Feet Unit Cost: $36.34 / SF

Estimate: 9,048 SF X 10% X $36.34/SF = $32,880 + tax = $36,170

This component budgets for a complete replacement of the railings when they have reached the 

approximate end of useful life. The entry railings were noted to be stable and in good condition at the 

site visit in 2018.

The component budgets funds for a complete replacement of the deck railings at the same time to keep 

a consistent exterior appearance of the Association.

The Association reported that deck frame repairs were not completed in 2020 and plans to address the 

deck repairs in 2021. In 2017, deck repairs were completed at a cost of $17,950. The budget provides 

funds to repair about 10% of the total decks. The repairs are set in conjunction with deck surface 

recoating, component 6.1.1.

The budget allows for periodic repairs of the rock walls along NE 154th Drive and at the cul-de-sac of 

135th Place NE. No issues have been reported.

Component Summary Page 3 of 8 
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 6.1.2 Deck Surface - Recoat

Maintenance Cycle: 7 years Next Maintenance: Year 1 (2021)

Quantity: 9,048 Square Feet Unit Cost: $8.26 / SF

Estimate: 9,048 SF X 100% X $8.26/SF = $74,736 + tax = $82,210

 6.1.3 Deck Surface - Replace

Maintenance Cycle: 28 years Next Maintenance: Year 8 (2028)

Quantity: 9,048 Square Feet Unit Cost: $19.82 / SF

Estimate: 9,048 SF X 100% X $19.82/SF = $179,331 + tax = $197,260

 6.2.1 Brick Siding - Repair

Maintenance Cycle: 10 years Next Maintenance: Year 2 (2022)

Quantity: 1 Lump Sum Unit Cost: $34,000.00 / LS

Estimate: $34,000

 6.2.2 Exterior Wood Trim - Repair

Maintenance Cycle: 10 years Next Maintenance: Year 1 (2021)

Quantity: 1 Lump Sum Unit Cost: $162,500.00 / LS

Estimate: $162,500

The Association reported that brick siding repairs were not completed in 2020 and plans to address 

brick maintenance in 2022.  No issues were reported.

The Association reported that exterior wood trim repairs were not completed in 2020 and plans to 

address repairs in 2021. An ROM proposal was received by the Association in 2020 at cost of $162,540. 

The lump sum budget was updated accordingly. In2018 it was noted that the wood of several facia 

boards and edge trim was in poor condition and in need of repair and selective replacement.

The Association reported that deck surfaces were not recoated in 2020 and plans to resurface the decks 

in 2021. In 2018 the deck surfaces were noted to be in fair condition. The deck surfaces were last 

recoated in 2012.

The component establishes a budget for a complete replacement of the deck surfaces a full maintenance 

cycle after completion of surface recoating, component 6.1.3.

Component Summary Page 4 of 8 
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 6.2.3 Vinyl Siding - Replace

Maintenance Cycle: 40 years Next Maintenance: Year 19 (2039)

Quantity: 239,000 Square Feet Unit Cost: $13.21 / SF

Estimate: 239,000 SF X 100% X $13.21/SF = $3,157,190 + tax = $3,472,910

 6.2.4 Wood Column Bases - Replace

Maintenance Cycle: 20 years Next Maintenance: Year 1 (2021)

Quantity: 328 Each Unit Cost: $91.00 / EA

Estimate: 328 EA X 100% X $91.00/EA = $29,848 + tax = $32,830

 7.3.1 Gutters & Downspouts - Maintain

Maintenance Cycle: 10 years Next Maintenance: Year 9 (2029)

Quantity: 22,400 Linear Feet Unit Cost: $10.85 / LF

Estimate: 22,400 LF X 25% X $10.85/LF = $60,760 + tax = $66,840

 7.4.1 Asphalt Shingle Roof - Replace

Maintenance Cycle: 30 years Next Maintenance: Year 29 (2049)

Quantity: 2,000 Roofing Squares Unit Cost: $580.35 / SQ

Estimate: 2,000 SQ X 100% X $580.35/SQ = $1,160,700 + tax = $1,276,770

The budget provides funds for a complete vinyl siding replacement at the approximate end of its useful 

life. The siding appeared to be weathering well with no issues reported at the site visit in 2018.

The Association reported that wood column bases were not replaced in 2020 and plans to complete the 

project in 2021 at a cost of $32,813 according to an ROM proposal received by the Association. The 

wood column bases were noted to be in poor condition in 2018. The budget provides funds to replace all 

wood bases with aluminum bases in conjunction with the exterior painting project.

The Association reported completing gutter and downspout maintenance in 2019 at a cost of $66,869. 

The cost was higher than previously budgeted because more repairs were needed that anticipated. The 

budgeted amount was increased to reflect the recent experienced cost, and the maintenance cycle reset. 

The budget provides funds to maintain the gutters and downspouts with 25% of the total replacement 

cost.

The budget provides funds for replacement within 30 years of the new roof installment to ensure an 

adequate amount is available for a future roof replacement. The roofs were replaced in 2018 at a total 

cost of about $1,159,147. The new roofs have Malarkey Highlander and Legacy shingles which carry a 40- 

and 50-year term warranty.

Component Summary Page 5 of 8 
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 8.5.1 Skylights - Replace

Maintenance Cycle: 30 years Next Maintenance: Year 29 (2049)

Quantity: 320 Each Unit Cost: $309.35 / EA

Estimate: 320 EA X 100% X $309.35/EA = $98,992 + tax = $108,890

 9.8.1 Exterior Wood Trim - Clean, Caulk & Paint

Maintenance Cycle: 10 years Next Maintenance: Year 1 (2021)

Quantity: 1 Lump Sum Unit Cost: $343,500.00 / LS

Estimate: $343,500

 9.8.2 Unit Entry Door - Paint

Maintenance Cycle: 10 years Next Maintenance: Year 1 (2021)

Quantity: 140 Each Unit Cost: $94.00 / EA

Estimate: 140 EA X 100% X $94.00/EA = $13,160 + tax = $14,480

 10.4.1 Entry Monument Sign - Refurbish

Maintenance Cycle: 30 years Next Maintenance: Year 12 (2032)

Quantity: 1 Lump Sum Unit Cost: $5,500.00 / LS

Estimate: $5,500

New skylights were installed during the roof replacement project in 2018. The maintenance cycle is set in 

conjunction with the next roof replacement.

Exterior wood trim cleaning, caulking, and painting is planned for 2021. The Association obtained a 

proposal in 2020 in the amount of $343,418. The budget has been updated accordingly.

Unit entry door painting is planned for 2021. The Association obtained a proposal in 2020 at a cost of 

$14,365. The budget was updated accordingly. The budget provides for painting the doors only. 

Replacing the unit door is the responsibility of the unit owner.

The component provides funds for replacing the sign and repairing the brick structure. The brick 

monument structure and sign appeared to be in good condition at the time of the site visit in 2018.
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 10.5.1 Exterior Mail Pedestal Unit - Replace

Maintenance Cycle: 25 years Next Maintenance: Year 1 (2021)

Quantity: 10 Each Unit Cost: $3,607.27 / EA

Estimate: 10 EA X 100% X $3,607.27/EA = $36,073 + tax = $39,680

 15.2.1 Plumbing Systems - Contingency

Maintenance Cycle: 10 years Next Maintenance: Year 8 (2028)

Quantity: 140 Each Unit Cost: $5,506.49 / EA

Estimate: 140 EA X 10% X $5,506.49/EA = $77,091 + tax = $84,800

 15.4.1 Site Drainage System - Contingency

Maintenance Cycle: 6 years Next Maintenance: Year 0 (2020)

Quantity: 1 Lump Sum Unit Cost: $9,795.00 / LS

Estimate: $9,795

 16.6.1 Exterior Light Fixtures - Replace

Maintenance Cycle: 18 years Next Maintenance: Year 1 (2021)

Quantity: 424 Each Unit Cost: $115.63 / EA

Estimate: 424 EA X 100% X $115.63/EA = $49,027 + tax = $53,930

The budget provides funds to replace 10 mailbox pedestal units at once to maintain a consistent exterior 

appearance. The next maintenance year was moved up to fund for maintenance in 2021 at the request of 

the Association. In 2018 it was reported that one unit was replaced in 2017.

The plumbing allowance is intended for unforeseen problems with the common supply and drain 

plumbing lines, typically the sections running from the utility connection to the buildings. The allowance 

may to be drawn from at the discretion of the Association.

The Association reported completing site drainage maintenance in 2020 at a cost of $9,795, which was 

not year paid and is shown as an expense in 2020. The budget has been increased to reflect the recent 

experienced cost. The budget provides a contingency to maintain the components of the site drainage 

system and to provide funds to improve site drainage as required.

The Association reported plans to replace the light fixtures in 2021 in conjunction with the exterior wood 

trim repair and painting project. The budget is set to fund for replacing all fixtures at the same time to 

maintain a consistent exterior appearance of the community.
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 17.2.1 Alarm Control Panel - Replace

Maintenance Cycle: 2 years Next Maintenance: Year 2 (2022)

Quantity: 40 Each Unit Cost: $2,752.53 / EA

Estimate: 40 EA X 9% X $2,752.53/EA = $9,909 + tax = $10,900

The Association reported that alarm control panels were not required to be replaced in 2020 and plans 

to complete needed replacements in 2022. The Association has reportedly replaced 6 fire panels in the 

recent past. The budget allows for replacing about 3 panels every other year.

Component Summary Page 8 of 8 
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FINANCIAL ANALYSIS & RESERVE CONTRIBUTION RECOMMENDATIONS 

The contribution as a 

percentage of average unit 

value is calculated to provide a 

way for owners, and 

prospective owners, to compare 

the reserve requirements of one 

association with that of another 

association or of single-family 

home ownership.  

Using an average unit value of 

$500,000, the average 

contribution per unit per year as 

a percentage of the average 

unit value at Hawthorne is 

0.48%. Typically, condominium 

associations in the Puget Sound 

area need to set aside from 

1/2% to 1% of their average unit 

value, homeowners’ 

associations need to put aside 

1/3% to 1/2% and single-family 

homeowners should put aside 

1% to 2% each year.

Hawthorne should determine the best reserve funding level 

for their association based on their maintenance needs and 

risk aversion. 

Recommended 2021 Contribution $334,100 

Recommended Contribution per Month $27,842 

Average Contribution per Unit per Year $2,386 

Average Contribution per Unit Per Month $199 

  

For budgeting purposes, we recommend that Hawthorne 

set the contribution rate at $334,100 for reserves 

beginning in 2021. The annual reserve contribution should 

increase annually with inflation. This amount is determined 

using the Cash Flow method with a Threshold Funding 

plan, to provide adequate reserves each time an expense is 

anticipated, with a minimum level of reserves (the 

threshold) equal to one year's contribution to reserves at 

all times during the study period while also maintaining the 

percent funded between 32% and 78%, so that no special 

assessments will be required.  

FUNDING PLANS 

THRESHOLD FUNDING 

$334,100  

BASELINE FUNDING 

$303,700 

FULLY FUNDING 

$368,600 

A starting annual 

contribution of $334,100 

fulfills the definition of a 

Threshold Funding plan 

which provides funding as 

expenses are incurred over 

time, while always 

maintaining a minimum 

reserve fund balance of one 

year's contribution to 

reserves and the percent 

funded between 32% and 

78%. This is our 

recommended funding plan. 

 

An alternative strategy 

Hawthorne could employ is 

Baseline Funding. This 

provides for necessary 

expenditures without 

maintaining a minimum 

reserve fund balance. To 

pursue such a strategy, the 

recommended Baseline 

Funding contribution rate 

would be $303,700. 

 

Hawthorne could also 

consider contributions to 

obtain and maintain the 

level of reserves to be Fully 

Funded, so that the Percent 

Fully Funded is 100% by 

Year 30. The recommended 

Full Funding contribution 

rate would be $368,600. 
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Comparison of Funding Plans and Fully Funded Balance Over 30 Years 

Below is a line graph in compliance with RCW 64.90.550 §2(j) which depicts the projected 

fiscal year end reserve balance for the Current, Baseline, Recommended and Full Funding 

Plans for Hawthorne.  

The bar graph represents the projected Fully Funded Balance each year for the next 30 years. 
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Projected Reserve Account Balance for Funding Plans Over 30 Years 

Per RCW 64.90.550 §2 (j) of the Washington Unified Common Interest Owners Act 

(WUCIOA), the projected reserve account balance for each of the funding plans over the next 

30 years is provided, along with the current funding plan projections.   

 

 

  

1 (2021) $1,173,482 $1,157,503 $1,126,951 $1,192,175

2 (2022) $1,463,588 $1,430,748 $1,367,960 $1,502,004

3 (2023) $1,867,888 $1,817,354 $1,720,736 $1,927,002

4 (2024) $2,279,013 $2,209,921 $2,077,820 $2,359,838

5 (2025) $2,706,607 $2,618,058 $2,448,757 $2,810,193

6 (2026) $3,138,645 $3,029,708 $2,821,427 $3,266,080

7 (2027) $3,052,350 $2,922,060 $2,672,951 $3,204,766

8 (2028) $2,958,385 $2,805,738 $2,513,885 $3,136,953

9 (2029) $3,376,418 $3,200,375 $2,863,790 $3,582,355

10 (2030) $3,890,245 $3,689,727 $3,306,349 $4,124,812

11 (2031) $3,743,472 $3,515,040 $3,078,289 $4,010,694

12 (2032) $4,254,457 $3,996,397 $3,502,998 $4,556,339

13 (2033) $4,903,488 $4,614,000 $4,060,512 $5,242,135

14 (2034) $5,502,471 $5,179,664 $4,562,473 $5,880,094

15 (2035) $6,033,117 $5,675,007 $4,990,318 $6,452,039

16 (2036) $6,772,031 $6,376,533 $5,620,362 $7,234,688

17 (2037) $7,560,848 $7,125,776 $6,293,940 $8,069,801

18 (2038) $8,223,181 $7,746,238 $6,834,348 $8,781,113

19 (2039) $2,084,726 $1,563,505 $566,955 $2,694,457

20 (2040) $2,193,871 $1,625,843 $539,803 $2,858,356

21 (2041) $1,800,062 $1,182,577 $1,977 $2,522,403

22 (2042) $2,236,122 $1,566,399 $285,923 $3,019,571

23 (2043) $3,044,248 $2,319,372 $933,446 $3,892,216

24 (2044) $3,888,884 $3,105,798 $1,608,577 $4,804,947

25 (2045) $4,840,325 $3,995,824 $2,381,180 $5,828,233

26 (2046) $5,557,862 $4,648,586 $2,910,096 $6,621,543

27 (2047) $6,595,295 $5,617,724 $3,748,656 $7,738,869

28 (2048) $7,465,140 $6,415,584 $4,408,885 $8,692,923

29 (2049) $4,107,279 $2,981,872 $830,150 $5,423,793

30 (2050) $5,183,673 $3,978,365 $1,673,877 $6,593,656

Fiscal Year End

$303,700   

Baseline Funding 

Plan

$334,100   

Recommended 

(Threshold) 

Funding Plan

$368,600   

Full Funding Plan

$350,000   

 Current Funding 

Plan
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Inflated Year End Reserve Fund Balance Comparison 

Below is a graph illustrating the projected year end reserve fund balance using both the current 

(2020) budgeted annual contribution and the recommended starting (2021) contribution.  

  

We recommend that Hawthorne adopt a policy regarding their 
reserve funding which would address the level of funding that 
the Association would strive to maintain, as well as methods of 
investing reserve funds to best match risk with return and 
investment length with expected. 
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Five Year Funding Plan Comparison 

Below is a comparison of the fully funded balance and year end reserve fund balance using the 

budgeted reserve funding for the current 2020 fiscal year and the three funding plans 

presented in the report. The calculations include inflated values, interest, and special 

assessments (if applicable) through Year 5 (2025).   

 

 

Year
Annual Reserve 

Contribution

Special 

Assessment

Year End Reserve 

Balance
% Funded

Special Assessment Risk 

Level

1 (2021) $350,000 $0 $1,173,482 41% Moderate Risk

2 (2022) $360,500 $0 $1,463,588 47% Moderate Risk

3 (2023) $371,315 $0 $1,867,888 53% Moderate Risk

4 (2024) $382,454 $0 $2,279,013 58% Moderate Risk

5 (2025) $393,928 $0 $2,706,607 62% Nominal Risk

Year
Annual Reserve 

Contribution

Special 

Assessment

Year End Reserve 

Balance
% Funded

Special Assessment Risk 

Level

1 (2021) $303,700 $0 $1,126,951 40% Moderate Risk

2 (2022) $312,811 $0 $1,367,960 44% Moderate Risk

3 (2023) $322,195 $0 $1,720,736 49% Moderate Risk

4 (2024) $331,861 $0 $2,077,820 53% Moderate Risk

5 (2025) $341,817 $0 $2,448,757 56% Moderate Risk

Year
 Annual Reserve 

Contribution

Special 

Assessment

Year End Reserve 

Balance
% Funded

Special Assessment Risk 

Level

1 (2021) $334,100 $0 $1,157,503 41% Moderate Risk

2 (2022) $344,123 $0 $1,430,748 46% Moderate Risk

3 (2023) $354,447 $0 $1,817,354 52% Moderate Risk

4 (2024) $365,080 $0 $2,209,921 56% Moderate Risk

5 (2025) $376,032 $0 $2,618,058 60% Nominal Risk

Year
Annual Reserve 

Contribution

Special 

Assessment

Year End Reserve 

Balance
% Funded

Special Assessment Risk 

Level

1 (2021) $368,600 $0 $1,192,175 42% Moderate Risk

2 (2022) $379,658 $0 $1,502,004 48% Moderate Risk

3 (2023) $391,048 $0 $1,927,002 55% Moderate Risk

4 (2024) $402,779 $0 $2,359,838 60% Nominal Risk

5 (2025) $414,863 $0 $2,810,193 65% Nominal Risk

$368,600 Full Funding Plan

$350,000 Current Funding Plan

Hawthorne

 Five Year Funding Plan Comparison

Including Inflated Values, Interest and Special Assessments

$303,700 Baseline Funding Plan

$334,100 Recommended (Threshold) Funding Plan
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Reserve Study Projections using Constant Dollar Values 

Teal Line Graph: The year-end running reserve fund balance 

is shown as a line graph in teal. Our recommended funding 

plan is a threshold funding plan which ensures that the 

reserve account balance does not dip below a designated 

“threshold”, which is set to one year's contribution to reserves 

while maintaining the percent funded between between 32% 

and 78%. 

Mint Green Bars: The annual reserve fund contributions are 

shown as mint green bars. This chart depicts the annual 

contribution in constant dollars, so the contributions are 

constantly $334,100 over the 30 year timeline of the study. 

Brick Red Bars: The anticipated yearly maintenance 

expenses are shown as brick red bars, depicting the 

anticipated expenses over the next 30 years. 

Below is a graph 

depicting the projected 

fiscal year end running 

reserve fund balance 

over 30 years, the 

annual contribution and 

the anticipated yearly 

maintenance expenses 

using constant dollar 

values. 
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Reserve Study Projections at the Starting Recommended Funding of $334,100 

Using Constant Dollar Values 

 

 



Recommended Funding of $334,100

Consultants LLC
WITH CONSTANT DOLLARS

2020 DOLLARS

17110 MAINT. NEXT 1 2 3 4 5

# COMPONENT NAME CYCLE MAINT. 2021 2022 2023 2024 2025

2.6.1 Asphalt Paving - Repair 6 2 $0 $17,110 $0 $0 $0

2.6.2 Asphalt Paving - Seal Coat 6 2 $0 $23,310 $0 $0 $0

2.6.3 Asphalt Paving - Overlay 30 20 $0 $0 $0 $0 $0

2.7.1 Wood Privacy Fencing - Replace 3 5 $0 $0 $0 $0 $13,410

2.7.2 Wood Split Rail Fence - Replace 20 12 $0 $0 $0 $0 $0

2.7.3 Railroad Ties at Stairwell - Replace 35 1 $12,500 $0 $0 $0 $0

2.8.1 Playground - Contingency 20 7 $0 $0 $0 $0 $0

3.3.1 Concrete Pavement - Repair 6 2 $0 $4,770 $0 $0 $0

3.3.2 Retaining Wall - Contingency 10 6 $0 $0 $0 $0 $0

5.4.1 Entry Railings - Replace 30 7 $0 $0 $0 $0 $0

5.4.2 Deck Railings - Replace 30 7 $0 $0 $0 $0 $0

6.1.1 Deck Frame - Repair 7 1 $36,170 $0 $0 $0 $0

6.1.2 Deck Surface - Recoat 7 1 $82,210 $0 $0 $0 $0

6.1.3 Deck Surface - Replace 28 8 $0 $0 $0 $0 $0

6.2.1 Brick Siding - Repair 10 2 $0 $34,000 $0 $0 $0

6.2.2 Exterior Wood Trim - Repair 10 1 $162,500 $0 $0 $0 $0

6.2.3 Vinyl Siding - Replace 40 19 $0 $0 $0 $0 $0

6.2.4 Wood Column Bases - Replace 20 1 $32,830 $0 $0 $0 $0

7.3.1 Gutters & Downspouts - Maintain 10 9 $0 $0 $0 $0 $0

7.4.1 Asphalt Shingle Roof - Replace 30 29 $0 $0 $0 $0 $0

8.5.1 Skylights - Replace 30 29 $0 $0 $0 $0 $0

9.8.1 Exterior Wood Trim - Clean, Caulk & Paint 10 1 $343,500 $0 $0 $0 $0

9.8.2 Unit Entry Door - Paint 10 1 $14,480 $0 $0 $0 $0

10.4.1 Entry Monument Sign - Refurbish 30 12 $0 $0 $0 $0 $0

10.5.1 Exterior Mail Pedestal Unit - Replace 25 1 $39,680 $0 $0 $0 $0

15.2.1 Plumbing Systems - Contingency 10 8 $0 $0 $0 $0 $0

15.4.1 Site Drainage System - Contingency 6 0 $0 $0 $0 $0 $0

16.6.1 Exterior Light Fixtures - Replace 18 1 $53,930 $0 $0 $0 $0

17.2.1 Alarm Control Panel - Replace 2 2 $0 $10,900 $0 $10,900 $0

TOTAL EXPENDED BY YEAR $777,800 $90,090 $0 $10,900 $13,410

CARRY OVER RESERVES $1,618,504 $1,174,804 $1,418,814 $1,752,914 $2,076,114

ANNUAL RESERVE CONTRIB $334,100 $334,100 $334,100 $334,100 $334,100

RESERVE EXPENDITURES $777,800 $90,090 $0 $10,900 $13,410

ACCUMULATED RESERVES $1,174,804 $1,418,814 $1,752,914 $2,076,114 $2,396,804

INTEREST EARNED $0 $0 $0 $0 $0

SPECIAL ASSESSMENT $0 $0 $0 $0 $0

YEAR-END BALANCE $1,174,804 $1,418,814 $1,752,914 $2,076,114 $2,396,804

STUDY YEAR 1 (2021 ) 2 (2022 ) 3 (2023 ) 4 (2024 ) 5 (2025 )

COPYRIGHT 2020 Reserve Consultants LLC

    Hawthorne

Reserve Study Projections at

Reserve

5-Nov-20

30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

Constant Dollar Cash Flow Page 1 of 6 



17110 MAINT. NEXT 

# COMPONENT NAME CYCLE MAINT.

2.6.1 Asphalt Paving - Repair 6 2

2.6.2 Asphalt Paving - Seal Coat 6 2

2.6.3 Asphalt Paving - Overlay 30 20

2.7.1 Wood Privacy Fencing - Replace 3 5

2.7.2 Wood Split Rail Fence - Replace 20 12

2.7.3 Railroad Ties at Stairwell - Replace 35 1

2.8.1 Playground - Contingency 20 7

3.3.1 Concrete Pavement - Repair 6 2

3.3.2 Retaining Wall - Contingency 10 6

5.4.1 Entry Railings - Replace 30 7

5.4.2 Deck Railings - Replace 30 7

6.1.1 Deck Frame - Repair 7 1

6.1.2 Deck Surface - Recoat 7 1

6.1.3 Deck Surface - Replace 28 8

6.2.1 Brick Siding - Repair 10 2

6.2.2 Exterior Wood Trim - Repair 10 1

6.2.3 Vinyl Siding - Replace 40 19

6.2.4 Wood Column Bases - Replace 20 1

7.3.1 Gutters & Downspouts - Maintain 10 9

7.4.1 Asphalt Shingle Roof - Replace 30 29

8.5.1 Skylights - Replace 30 29

9.8.1 Exterior Wood Trim - Clean, Caulk & Paint 10 1

9.8.2 Unit Entry Door - Paint 10 1

10.4.1 Entry Monument Sign - Refurbish 30 12

10.5.1 Exterior Mail Pedestal Unit - Replace 25 1

15.2.1 Plumbing Systems - Contingency 10 8

15.4.1 Site Drainage System - Contingency 6 0

16.6.1 Exterior Light Fixtures - Replace 18 1

17.2.1 Alarm Control Panel - Replace 2 2

TOTAL EXPENDED BY YEAR

CARRY OVER RESERVES

ANNUAL RESERVE CONTRIB

RESERVE EXPENDITURES

ACCUMULATED RESERVES

INTEREST EARNED

SPECIAL ASSESSMENT

YEAR-END BALANCE

STUDY YEAR

    Hawthorne

Reserve Study Projections at

Reserve

5-Nov-20

30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

Recommended Funding of $334,100

Consultants LLC
WITH CONSTANT DOLLARS

2020 DOLLARS

6 7 8 9 10

2026 2027 2028 2029 2030

$0 $0 $17,110 $0 $0

$0 $0 $23,310 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $12,000 $0 $0 $0

$0 $0 $4,770 $0 $0

$5,500 $0 $0 $0 $0

$0 $138,100 $0 $0 $0

$0 $305,290 $0 $0 $0

$0 $0 $36,170 $0 $0

$0 $0 $82,210 $0 $0

$0 $0 $197,260 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $66,840 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $84,800 $0 $0

$9,795 $0 $0 $0 $0

$0 $0 $0 $0 $0

$10,900 $0 $10,900 $0 $10,900

$26,195 $455,390 $456,530 $66,840 $10,900

$2,396,804 $2,704,709 $2,583,419 $2,460,989 $2,728,249

$334,100 $334,100 $334,100 $334,100 $334,100

$26,195 $455,390 $456,530 $66,840 $10,900

$2,704,709 $2,583,419 $2,460,989 $2,728,249 $3,051,449

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$2,704,709 $2,583,419 $2,460,989 $2,728,249 $3,051,449

6 (2026 ) 7 (2027 ) 8 (2028 ) 9 (2029 ) 10 (2030 )

COPYRIGHT 2020 Reserve Consultants LLC

Constant Dollar Cash Flow Page 2 of 6 



17110 MAINT. NEXT 

# COMPONENT NAME CYCLE MAINT.

2.6.1 Asphalt Paving - Repair 6 2

2.6.2 Asphalt Paving - Seal Coat 6 2

2.6.3 Asphalt Paving - Overlay 30 20

2.7.1 Wood Privacy Fencing - Replace 3 5

2.7.2 Wood Split Rail Fence - Replace 20 12

2.7.3 Railroad Ties at Stairwell - Replace 35 1

2.8.1 Playground - Contingency 20 7

3.3.1 Concrete Pavement - Repair 6 2

3.3.2 Retaining Wall - Contingency 10 6

5.4.1 Entry Railings - Replace 30 7

5.4.2 Deck Railings - Replace 30 7

6.1.1 Deck Frame - Repair 7 1

6.1.2 Deck Surface - Recoat 7 1

6.1.3 Deck Surface - Replace 28 8

6.2.1 Brick Siding - Repair 10 2

6.2.2 Exterior Wood Trim - Repair 10 1

6.2.3 Vinyl Siding - Replace 40 19

6.2.4 Wood Column Bases - Replace 20 1

7.3.1 Gutters & Downspouts - Maintain 10 9

7.4.1 Asphalt Shingle Roof - Replace 30 29

8.5.1 Skylights - Replace 30 29

9.8.1 Exterior Wood Trim - Clean, Caulk & Paint 10 1

9.8.2 Unit Entry Door - Paint 10 1

10.4.1 Entry Monument Sign - Refurbish 30 12

10.5.1 Exterior Mail Pedestal Unit - Replace 25 1

15.2.1 Plumbing Systems - Contingency 10 8

15.4.1 Site Drainage System - Contingency 6 0

16.6.1 Exterior Light Fixtures - Replace 18 1

17.2.1 Alarm Control Panel - Replace 2 2

TOTAL EXPENDED BY YEAR

CARRY OVER RESERVES

ANNUAL RESERVE CONTRIB

RESERVE EXPENDITURES

ACCUMULATED RESERVES

INTEREST EARNED

SPECIAL ASSESSMENT

YEAR-END BALANCE

STUDY YEAR

    Hawthorne

Reserve Study Projections at

Reserve

5-Nov-20

30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

Recommended Funding of $334,100

Consultants LLC
WITH CONSTANT DOLLARS

2020 DOLLARS

11 12 13 14 15

2031 2032 2033 2034 2035

$0 $0 $0 $17,110 $0

$0 $0 $0 $23,310 $0

$0 $0 $0 $0 $0

$0 $0 $0

$0 $8,720 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $4,770 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $36,170

$0 $0 $0 $0 $82,210

$0 $0 $0 $0 $0

$0 $34,000 $0 $0 $0

$162,500 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$343,500 $0 $0 $0 $0

$14,480 $0 $0 $0 $0

$0 $5,500 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $9,795 $0 $0 $0

$0 $0 $0 $0 $0

$0 $10,900 $0 $10,900 $0

$520,480 $68,915 $0 $56,090 $118,380

$3,051,449 $2,865,069 $3,130,254 $3,464,354 $3,742,364

$334,100 $334,100 $334,100 $334,100 $334,100

$520,480 $68,915 $0 $56,090 $118,380

$2,865,069 $3,130,254 $3,464,354 $3,742,364 $3,958,084

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$2,865,069 $3,130,254 $3,464,354 $3,742,364 $3,958,084

11 (2031 ) 12 (2032 ) 13 (2033 ) 14 (2034 ) 15 (2035 )
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17110 MAINT. NEXT 

# COMPONENT NAME CYCLE MAINT.

2.6.1 Asphalt Paving - Repair 6 2

2.6.2 Asphalt Paving - Seal Coat 6 2

2.6.3 Asphalt Paving - Overlay 30 20

2.7.1 Wood Privacy Fencing - Replace 3 5

2.7.2 Wood Split Rail Fence - Replace 20 12

2.7.3 Railroad Ties at Stairwell - Replace 35 1

2.8.1 Playground - Contingency 20 7

3.3.1 Concrete Pavement - Repair 6 2

3.3.2 Retaining Wall - Contingency 10 6

5.4.1 Entry Railings - Replace 30 7

5.4.2 Deck Railings - Replace 30 7

6.1.1 Deck Frame - Repair 7 1

6.1.2 Deck Surface - Recoat 7 1

6.1.3 Deck Surface - Replace 28 8

6.2.1 Brick Siding - Repair 10 2

6.2.2 Exterior Wood Trim - Repair 10 1

6.2.3 Vinyl Siding - Replace 40 19

6.2.4 Wood Column Bases - Replace 20 1

7.3.1 Gutters & Downspouts - Maintain 10 9

7.4.1 Asphalt Shingle Roof - Replace 30 29

8.5.1 Skylights - Replace 30 29

9.8.1 Exterior Wood Trim - Clean, Caulk & Paint 10 1

9.8.2 Unit Entry Door - Paint 10 1

10.4.1 Entry Monument Sign - Refurbish 30 12

10.5.1 Exterior Mail Pedestal Unit - Replace 25 1

15.2.1 Plumbing Systems - Contingency 10 8

15.4.1 Site Drainage System - Contingency 6 0

16.6.1 Exterior Light Fixtures - Replace 18 1

17.2.1 Alarm Control Panel - Replace 2 2

TOTAL EXPENDED BY YEAR

CARRY OVER RESERVES

ANNUAL RESERVE CONTRIB

RESERVE EXPENDITURES

ACCUMULATED RESERVES

INTEREST EARNED

SPECIAL ASSESSMENT

YEAR-END BALANCE

STUDY YEAR

    Hawthorne

Reserve Study Projections at

Reserve

5-Nov-20

30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

Recommended Funding of $334,100

Consultants LLC
WITH CONSTANT DOLLARS

2020 DOLLARS

16 17 18 19 20

2036 2037 2038 2039 2040

$0 $0 $0 $0 $17,110

$0 $0 $0 $0 $23,310

$0 $0 $0 $0 $244,180

$0 $13,410 $0 $0 $13,410

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $4,770

$5,500 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $3,472,910 $0

$0 $0 $0 $0 $0

$0 $0 $0 $66,840 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $84,800 $0 $0

$0 $0 $9,795 $0 $0

$0 $0 $0 $53,930 $0

$10,900 $0 $10,900 $0 $10,900

$16,400 $13,410 $105,495 $3,593,680 $313,680

$3,958,084 $4,275,784 $4,596,474 $4,825,079 $1,565,499

$334,100 $334,100 $334,100 $334,100 $334,100

$16,400 $13,410 $105,495 $3,593,680 $313,680

$4,275,784 $4,596,474 $4,825,079 $1,565,499 $1,585,919

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$4,275,784 $4,596,474 $4,825,079 $1,565,499 $1,585,919

16 (2036 ) 17 (2037 ) 18 (2038 ) 19 (2039 ) 20 (2040 )

COPYRIGHT 2020 Reserve Consultants LLC

Constant Dollar Cash Flow Page 4 of 6 



17110 MAINT. NEXT 

# COMPONENT NAME CYCLE MAINT.

2.6.1 Asphalt Paving - Repair 6 2

2.6.2 Asphalt Paving - Seal Coat 6 2

2.6.3 Asphalt Paving - Overlay 30 20

2.7.1 Wood Privacy Fencing - Replace 3 5

2.7.2 Wood Split Rail Fence - Replace 20 12

2.7.3 Railroad Ties at Stairwell - Replace 35 1

2.8.1 Playground - Contingency 20 7

3.3.1 Concrete Pavement - Repair 6 2

3.3.2 Retaining Wall - Contingency 10 6

5.4.1 Entry Railings - Replace 30 7

5.4.2 Deck Railings - Replace 30 7

6.1.1 Deck Frame - Repair 7 1

6.1.2 Deck Surface - Recoat 7 1

6.1.3 Deck Surface - Replace 28 8

6.2.1 Brick Siding - Repair 10 2

6.2.2 Exterior Wood Trim - Repair 10 1

6.2.3 Vinyl Siding - Replace 40 19

6.2.4 Wood Column Bases - Replace 20 1

7.3.1 Gutters & Downspouts - Maintain 10 9

7.4.1 Asphalt Shingle Roof - Replace 30 29

8.5.1 Skylights - Replace 30 29

9.8.1 Exterior Wood Trim - Clean, Caulk & Paint 10 1

9.8.2 Unit Entry Door - Paint 10 1

10.4.1 Entry Monument Sign - Refurbish 30 12

10.5.1 Exterior Mail Pedestal Unit - Replace 25 1

15.2.1 Plumbing Systems - Contingency 10 8

15.4.1 Site Drainage System - Contingency 6 0

16.6.1 Exterior Light Fixtures - Replace 18 1

17.2.1 Alarm Control Panel - Replace 2 2

TOTAL EXPENDED BY YEAR

CARRY OVER RESERVES

ANNUAL RESERVE CONTRIB

RESERVE EXPENDITURES

ACCUMULATED RESERVES

INTEREST EARNED

SPECIAL ASSESSMENT

YEAR-END BALANCE

STUDY YEAR

    Hawthorne

Reserve Study Projections at

Reserve

5-Nov-20

30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

Recommended Funding of $334,100

Consultants LLC
WITH CONSTANT DOLLARS

2020 DOLLARS

21 22 23 24 25

2041 2042 2043 2044 2045

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $13,410 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $36,170 $0 $0 $0

$0 $82,210 $0 $0 $0

$0 $0 $0 $0 $0

$0 $34,000 $0 $0 $0

$162,500 $0 $0 $0 $0

$0 $0 $0 $0 $0

$32,830 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$343,500 $0 $0 $0 $0

$14,480 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $9,795 $0

$0 $0 $0 $0 $0

$0 $10,900 $0 $10,900 $0

$553,310 $163,280 $13,410 $20,695 $0

$1,585,919 $1,366,709 $1,537,529 $1,858,219 $2,171,624

$334,100 $334,100 $334,100 $334,100 $334,100

$553,310 $163,280 $13,410 $20,695 $0

$1,366,709 $1,537,529 $1,858,219 $2,171,624 $2,505,724

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$1,366,709 $1,537,529 $1,858,219 $2,171,624 $2,505,724

21 (2041 ) 22 (2042 ) 23 (2043 ) 24 (2044 ) 25 (2045 )
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17110 MAINT. NEXT 

# COMPONENT NAME CYCLE MAINT.

2.6.1 Asphalt Paving - Repair 6 2

2.6.2 Asphalt Paving - Seal Coat 6 2

2.6.3 Asphalt Paving - Overlay 30 20

2.7.1 Wood Privacy Fencing - Replace 3 5

2.7.2 Wood Split Rail Fence - Replace 20 12

2.7.3 Railroad Ties at Stairwell - Replace 35 1

2.8.1 Playground - Contingency 20 7

3.3.1 Concrete Pavement - Repair 6 2

3.3.2 Retaining Wall - Contingency 10 6

5.4.1 Entry Railings - Replace 30 7

5.4.2 Deck Railings - Replace 30 7

6.1.1 Deck Frame - Repair 7 1

6.1.2 Deck Surface - Recoat 7 1

6.1.3 Deck Surface - Replace 28 8

6.2.1 Brick Siding - Repair 10 2

6.2.2 Exterior Wood Trim - Repair 10 1

6.2.3 Vinyl Siding - Replace 40 19

6.2.4 Wood Column Bases - Replace 20 1

7.3.1 Gutters & Downspouts - Maintain 10 9

7.4.1 Asphalt Shingle Roof - Replace 30 29

8.5.1 Skylights - Replace 30 29

9.8.1 Exterior Wood Trim - Clean, Caulk & Paint 10 1

9.8.2 Unit Entry Door - Paint 10 1

10.4.1 Entry Monument Sign - Refurbish 30 12

10.5.1 Exterior Mail Pedestal Unit - Replace 25 1

15.2.1 Plumbing Systems - Contingency 10 8

15.4.1 Site Drainage System - Contingency 6 0

16.6.1 Exterior Light Fixtures - Replace 18 1

17.2.1 Alarm Control Panel - Replace 2 2

TOTAL EXPENDED BY YEAR

CARRY OVER RESERVES

ANNUAL RESERVE CONTRIB

RESERVE EXPENDITURES

ACCUMULATED RESERVES

INTEREST EARNED

SPECIAL ASSESSMENT

YEAR-END BALANCE

STUDY YEAR

    Hawthorne

Reserve Study Projections at

Reserve

5-Nov-20

30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

Recommended Funding of $334,100

Consultants LLC
WITH CONSTANT DOLLARS

2020 DOLLARS

26 27 28 29 30

2046 2047 2048 2049 2050

$17,110 $0 $0 $0 $0

$23,310 $0 $0 $0 $0

$0 $0 $0 $0 $0

$13,410 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $12,000 $0 $0 $0

$4,770 $0 $0 $0 $0

$5,500 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $36,170 $0

$0 $0 $0 $82,210 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $66,840 $0

$0 $0 $0 $1,276,770 $0

$0 $0 $0 $108,890 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$39,680 $0 $0 $0 $0

$0 $0 $84,800 $0 $0

$0 $0 $0 $0 $9,795

$0 $0 $0 $0 $0

$10,900 $0 $10,900 $0 $10,900

$114,680 $12,000 $95,700 $1,570,880 $20,695

$2,505,724 $2,725,144 $3,047,244 $3,285,644 $2,048,864

$334,100 $334,100 $334,100 $334,100 $334,100

$114,680 $12,000 $95,700 $1,570,880 $20,695

$2,725,144 $3,047,244 $3,285,644 $2,048,864 $2,362,269

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$2,725,144 $3,047,244 $3,285,644 $2,048,864 $2,362,269

26 (2046 ) 27 (2047 ) 28 (2048 ) 29 (2049 ) 30 (2050 )
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  21 
 

Reserve Study Projections using Inflated Dollar Values 

Teal Line Graph: The year-end running reserve fund 

balance is shown as a line graph in teal and includes 

compound interest. Our recommended funding plan is a 

threshold funding plan which ensures that the reserve 

account balance does not dip below a designated 

“threshold”, which is set to one year's contribution to 

reserves while maintaining the percent funded between 

between 32% and 78%. 

Mint Green Bars: The annual reserve fund contributions are 

shown as mint green bars. This chart depicts the annual 

contribution in inflated dollars, so the contributions are 

increasing over the 30 year timeline of the study. 

Brick Red Bars: The anticipated yearly maintenance 

expenses are shown as brick red bars, depicting the 

anticipated inflated expenses over the next 30 years. 

Below is a graph 

depicting the projected 

fiscal year end running 

reserve fund balance 

over 30 years with 

interest, the annual 

inflated contribution 

and the anticipated 

yearly maintenance 

expenses using inflated 

dollar values. 
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Reserve Study Projections at the Starting Recommended Funding of $334,100 

Using Inflated Dollar Values 

 



        Hawthorne

Recommended Funding of $334,100

Consultants LLC
WITH INFLATED DOLLARS
2020 DOLLARS

MAINT. NEXT 1 2 3 4 5

# COMPONENT NAME CYCLE MAINT. 2021 2022 2023 2024 2025

0 2.6.1 Asphalt Paving - Repair 6 2 $0 $18,328 $0 $0 $0

0 2.6.2 Asphalt Paving - Seal Coat 6 2 $0 $24,970 $0 $0 $0

0 2.6.3 Asphalt Paving - Overlay 30 20 $0 $0 $0 $0 $0

0 2.7.1 Wood Privacy Fencing - Replace 3 5 $0 $0 $0 $0 $15,697

0 2.7.2 Wood Split Rail Fence - Replace 20 12 $0 $0 $0 $0 $0

0 2.7.3 Railroad Ties at Stairwell - Replace 35 1 $13,000 $0 $0 $0 $0

0 2.8.1 Playground - Contingency 20 7 $0 $0 $0 $0 $0

0 3.3.1 Concrete Pavement - Repair 6 2 $0 $5,110 $0 $0 $0

0 3.3.2 Retaining Wall - Contingency 10 6 $0 $0 $0 $0 $0

0 5.4.1 Entry Railings - Replace 30 7 $0 $0 $0 $0 $0

0 5.4.2 Deck Railings - Replace 30 7 $0 $0 $0 $0 $0

0 6.1.1 Deck Frame - Repair 7 1 $37,617 $0 $0 $0 $0

0 6.1.2 Deck Surface - Recoat 7 1 $85,498 $0 $0 $0 $0

0 6.1.3 Deck Surface - Replace 28 8 $0 $0 $0 $0 $0

0 6.2.1 Brick Siding - Repair 10 2 $0 $36,421 $0 $0 $0

0 6.2.2 Exterior Wood Trim - Repair 10 1 $169,000 $0 $0 $0 $0

0 6.2.3 Vinyl Siding - Replace 40 19 $0 $0 $0 $0 $0

0 6.2.4 Wood Column Bases - Replace 20 1 $34,143 $0 $0 $0 $0

0 7.3.1 Gutters & Downspouts - Maintain 10 9 $0 $0 $0 $0 $0

0 7.4.1 Asphalt Shingle Roof - Replace 30 29 $0 $0 $0 $0 $0

0 8.5.1 Skylights - Replace 30 29 $0 $0 $0 $0 $0

0 9.8.1 Exterior Wood Trim - Clean, Caulk & Paint 10 1 $357,240 $0 $0 $0 $0

0 9.8.2 Unit Entry Door - Paint 10 1 $15,059 $0 $0 $0 $0

0 10.4.1 Entry Monument Sign - Refurbish 30 12 $0 $0 $0 $0 $0

0 10.5.1 Exterior Mail Pedestal Unit - Replace 25 1 $41,267 $0 $0 $0 $0

0 15.2.1 Plumbing Systems - Contingency 10 8 $0 $0 $0 $0 $0

0 15.4.1 Site Drainage System - Contingency 6 0 $0 $0 $0 $0 $0

0 16.6.1 Exterior Light Fixtures - Replace 18 1 $56,087 $0 $0 $0 $0

0 17.2.1 Alarm Control Panel - Replace 2 2 $0 $11,676 $0 $12,387 $0

TOTAL EXPENDED BY YEAR $808,912 $96,504 $0 $12,387 $15,697

CARRY OVER RESERVES $1,618,504 $1,157,503 $1,430,748 $1,817,354 $2,209,921

ANNUAL RESERVE CONTRIB $334,100 $344,123 $354,447 $365,080 $376,032

RESERVE EXPENDITURES $808,912 $96,504 $0 $12,387 $15,697

ACCUMULATED RESERVES $1,143,692 $1,405,122 $1,785,194 $2,170,047 $2,570,257

INTEREST EARNED $13,811 $25,626 $32,159 $39,874 $47,802

SPECIAL ASSESSMENT $0 $0 $0 $0 $0

YEAR-END BALANCE $1,157,503 $1,430,748 $1,817,354 $2,209,921 $2,618,058

YEARS 1 2-10 11-30 1 (2021 ) 2 (2022 ) 3 (2023 ) 4 (2024 ) 5 (2025 )

CONTRIBUTION INFLATION 0% 3% 4% 0% 3% 3% 3% 3%

COMPONENT COMPOUND INFLATION 4% 3% 4% 104% 107% 110% 114% 117%

INTEREST RATE MULTIPLIER 1% 2% 3% 1% 2% 2% 2% 2%

Reserve Study Projections at

Reserve
30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

COPYRIGHT 2020 Reserve Consultants LLC
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        Hawthorne

MAINT. NEXT 

# COMPONENT NAME CYCLE MAINT.

0 2.6.1 Asphalt Paving - Repair 6 2

0 2.6.2 Asphalt Paving - Seal Coat 6 2

0 2.6.3 Asphalt Paving - Overlay 30 20

0 2.7.1 Wood Privacy Fencing - Replace 3 5

0 2.7.2 Wood Split Rail Fence - Replace 20 12

0 2.7.3 Railroad Ties at Stairwell - Replace 35 1

0 2.8.1 Playground - Contingency 20 7

0 3.3.1 Concrete Pavement - Repair 6 2

0 3.3.2 Retaining Wall - Contingency 10 6

0 5.4.1 Entry Railings - Replace 30 7

0 5.4.2 Deck Railings - Replace 30 7

0 6.1.1 Deck Frame - Repair 7 1

0 6.1.2 Deck Surface - Recoat 7 1

0 6.1.3 Deck Surface - Replace 28 8

0 6.2.1 Brick Siding - Repair 10 2

0 6.2.2 Exterior Wood Trim - Repair 10 1

0 6.2.3 Vinyl Siding - Replace 40 19

0 6.2.4 Wood Column Bases - Replace 20 1

0 7.3.1 Gutters & Downspouts - Maintain 10 9

0 7.4.1 Asphalt Shingle Roof - Replace 30 29

0 8.5.1 Skylights - Replace 30 29

0 9.8.1 Exterior Wood Trim - Clean, Caulk & Paint 10 1

0 9.8.2 Unit Entry Door - Paint 10 1

0 10.4.1 Entry Monument Sign - Refurbish 30 12

0 10.5.1 Exterior Mail Pedestal Unit - Replace 25 1

0 15.2.1 Plumbing Systems - Contingency 10 8

0 15.4.1 Site Drainage System - Contingency 6 0

0 16.6.1 Exterior Light Fixtures - Replace 18 1

0 17.2.1 Alarm Control Panel - Replace 2 2

TOTAL EXPENDED BY YEAR

CARRY OVER RESERVES

ANNUAL RESERVE CONTRIB

RESERVE EXPENDITURES

ACCUMULATED RESERVES

INTEREST EARNED

SPECIAL ASSESSMENT

YEAR-END BALANCE

YEARS 1 2-10 11-30

CONTRIBUTION INFLATION 0% 3% 4%

COMPONENT COMPOUND INFLATION 4% 3% 4%

INTEREST RATE MULTIPLIER 1% 2% 3%

Reserve Study Projections at

Reserve
30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

5-Nov-20

Recommended Funding of $334,100

Consultants LLC
WITH INFLATED DOLLARS
2020 DOLLARS

6 7 8 9 10

2026 2027 2028 2029 2030

$0 $0 $21,885 $0 $0

$0 $0 $29,815 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $14,902 $0 $0 $0

$0 $0 $6,101 $0 $0

$6,631 $0 $0 $0 $0

$0 $171,495 $0 $0 $0

$0 $379,114 $0 $0 $0

$0 $0 $46,264 $0 $0

$0 $0 $105,152 $0 $0

$0 $0 $252,309 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $88,058 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $108,465 $0 $0

$11,809 $0 $0 $0 $0

$0 $0 $0 $0 $0

$13,142 $0 $13,942 $0 $14,791

$31,582 $565,510 $583,933 $88,058 $14,791

$2,618,058 $3,029,708 $2,922,060 $2,805,738 $3,200,375

$387,313 $398,933 $410,901 $423,228 $435,925

$31,582 $565,510 $583,933 $88,058 $14,791

$2,973,790 $2,863,131 $2,749,027 $3,140,908 $3,621,509

$55,918 $58,928 $56,711 $59,466 $68,219

$0 $0 $0 $0 $0

$3,029,708 $2,922,060 $2,805,738 $3,200,375 $3,689,727

6 (2026 ) 7 (2027 ) 8 (2028 ) 9 (2029 ) 10 (2030 )

3% 3% 3% 3% 3%

121% 124% 128% 132% 136%

2% 2% 2% 2% 2%
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        Hawthorne

MAINT. NEXT 

# COMPONENT NAME CYCLE MAINT.

0 2.6.1 Asphalt Paving - Repair 6 2

0 2.6.2 Asphalt Paving - Seal Coat 6 2

0 2.6.3 Asphalt Paving - Overlay 30 20

0 2.7.1 Wood Privacy Fencing - Replace 3 5

0 2.7.2 Wood Split Rail Fence - Replace 20 12

0 2.7.3 Railroad Ties at Stairwell - Replace 35 1

0 2.8.1 Playground - Contingency 20 7

0 3.3.1 Concrete Pavement - Repair 6 2

0 3.3.2 Retaining Wall - Contingency 10 6

0 5.4.1 Entry Railings - Replace 30 7

0 5.4.2 Deck Railings - Replace 30 7

0 6.1.1 Deck Frame - Repair 7 1

0 6.1.2 Deck Surface - Recoat 7 1

0 6.1.3 Deck Surface - Replace 28 8

0 6.2.1 Brick Siding - Repair 10 2

0 6.2.2 Exterior Wood Trim - Repair 10 1

0 6.2.3 Vinyl Siding - Replace 40 19

0 6.2.4 Wood Column Bases - Replace 20 1

0 7.3.1 Gutters & Downspouts - Maintain 10 9

0 7.4.1 Asphalt Shingle Roof - Replace 30 29

0 8.5.1 Skylights - Replace 30 29

0 9.8.1 Exterior Wood Trim - Clean, Caulk & Paint 10 1

0 9.8.2 Unit Entry Door - Paint 10 1

0 10.4.1 Entry Monument Sign - Refurbish 30 12

0 10.5.1 Exterior Mail Pedestal Unit - Replace 25 1

0 15.2.1 Plumbing Systems - Contingency 10 8

0 15.4.1 Site Drainage System - Contingency 6 0

0 16.6.1 Exterior Light Fixtures - Replace 18 1

0 17.2.1 Alarm Control Panel - Replace 2 2

TOTAL EXPENDED BY YEAR

CARRY OVER RESERVES

ANNUAL RESERVE CONTRIB

RESERVE EXPENDITURES

ACCUMULATED RESERVES

INTEREST EARNED

SPECIAL ASSESSMENT

YEAR-END BALANCE

YEARS 1 2-10 11-30

CONTRIBUTION INFLATION 0% 3% 4%

COMPONENT COMPOUND INFLATION 4% 3% 4%

INTEREST RATE MULTIPLIER 1% 2% 3%

Reserve Study Projections at

Reserve
30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

5-Nov-20

Recommended Funding of $334,100

Consultants LLC
WITH INFLATED DOLLARS
2020 DOLLARS

11 12 13 14 15

2031 2032 2033 2034 2035

$0 $0 $0 $27,161 $0

$0 $0 $0 $37,004 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $12,798 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $7,572 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $59,715

$0 $0 $0 $0 $135,725

$0 $0 $0 $0 $0

$0 $49,902 $0 $0 $0

$229,327 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$484,762 $0 $0 $0 $0

$20,435 $0 $0 $0 $0

$0 $8,072 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $14,376 $0 $0 $0

$0 $0 $0 $0 $0

$0 $15,998 $0 $17,303 $0

$734,524 $101,146 $0 $89,040 $195,440

$3,689,727 $3,515,040 $3,996,397 $4,614,000 $5,179,664

$453,362 $471,496 $490,356 $509,970 $530,369

$734,524 $101,146 $0 $89,040 $195,440

$3,408,566 $3,885,390 $4,486,753 $5,034,930 $5,514,593

$106,474 $111,006 $127,247 $144,734 $160,414

$0 $0 $0 $0 $0

$3,515,040 $3,996,397 $4,614,000 $5,179,664 $5,675,007

11 (2031 ) 12 (2032 ) 13 (2033 ) 14 (2034 ) 15 (2035 )

4% 4% 4% 4% 4%

141% 147% 153% 159% 165%

3% 3% 3% 3% 3%
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        Hawthorne

MAINT. NEXT 

# COMPONENT NAME CYCLE MAINT.

0 2.6.1 Asphalt Paving - Repair 6 2

0 2.6.2 Asphalt Paving - Seal Coat 6 2

0 2.6.3 Asphalt Paving - Overlay 30 20

0 2.7.1 Wood Privacy Fencing - Replace 3 5

0 2.7.2 Wood Split Rail Fence - Replace 20 12

0 2.7.3 Railroad Ties at Stairwell - Replace 35 1

0 2.8.1 Playground - Contingency 20 7

0 3.3.1 Concrete Pavement - Repair 6 2

0 3.3.2 Retaining Wall - Contingency 10 6

0 5.4.1 Entry Railings - Replace 30 7

0 5.4.2 Deck Railings - Replace 30 7

0 6.1.1 Deck Frame - Repair 7 1

0 6.1.2 Deck Surface - Recoat 7 1

0 6.1.3 Deck Surface - Replace 28 8

0 6.2.1 Brick Siding - Repair 10 2

0 6.2.2 Exterior Wood Trim - Repair 10 1

0 6.2.3 Vinyl Siding - Replace 40 19

0 6.2.4 Wood Column Bases - Replace 20 1

0 7.3.1 Gutters & Downspouts - Maintain 10 9

0 7.4.1 Asphalt Shingle Roof - Replace 30 29

0 8.5.1 Skylights - Replace 30 29

0 9.8.1 Exterior Wood Trim - Clean, Caulk & Paint 10 1

0 9.8.2 Unit Entry Door - Paint 10 1

0 10.4.1 Entry Monument Sign - Refurbish 30 12

0 10.5.1 Exterior Mail Pedestal Unit - Replace 25 1

0 15.2.1 Plumbing Systems - Contingency 10 8

0 15.4.1 Site Drainage System - Contingency 6 0

0 16.6.1 Exterior Light Fixtures - Replace 18 1

0 17.2.1 Alarm Control Panel - Replace 2 2

TOTAL EXPENDED BY YEAR

CARRY OVER RESERVES

ANNUAL RESERVE CONTRIB

RESERVE EXPENDITURES

ACCUMULATED RESERVES

INTEREST EARNED

SPECIAL ASSESSMENT

YEAR-END BALANCE

YEARS 1 2-10 11-30

CONTRIBUTION INFLATION 0% 3% 4%

COMPONENT COMPOUND INFLATION 4% 3% 4%

INTEREST RATE MULTIPLIER 1% 2% 3%

Reserve Study Projections at

Reserve
30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

5-Nov-20

Recommended Funding of $334,100

Consultants LLC
WITH INFLATED DOLLARS
2020 DOLLARS

16 17 18 19 20

2036 2037 2038 2039 2040

$0 $0 $0 $0 $34,368

$0 $0 $0 $0 $46,821

$0 $0 $0 $0 $490,469

$0 $23,946 $0 $0 $26,936

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $9,581

$9,443 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $6,707,520 $0

$0 $0 $0 $0 $0

$0 $0 $0 $129,094 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $157,482 $0 $0

$0 $0 $18,190 $0 $0

$0 $0 $0 $104,159 $0

$18,715 $0 $20,242 $0 $21,894

$28,159 $23,946 $195,915 $6,940,773 $630,070

$5,675,007 $6,376,533 $7,125,776 $7,746,238 $1,563,505

$551,584 $573,647 $596,593 $620,457 $645,275

$28,159 $23,946 $195,915 $6,940,773 $630,070

$6,198,432 $6,926,235 $7,526,455 $1,425,922 $1,578,710

$178,102 $199,542 $219,783 $137,582 $47,133

$0 $0 $0 $0 $0

$6,376,533 $7,125,776 $7,746,238 $1,563,505 $1,625,843

16 (2036 ) 17 (2037 ) 18 (2038 ) 19 (2039 ) 20 (2040 )

4% 4% 4% 4% 4%

172% 179% 186% 193% 201%

3% 3% 3% 3% 3%
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        Hawthorne

MAINT. NEXT 

# COMPONENT NAME CYCLE MAINT.

0 2.6.1 Asphalt Paving - Repair 6 2

0 2.6.2 Asphalt Paving - Seal Coat 6 2

0 2.6.3 Asphalt Paving - Overlay 30 20

0 2.7.1 Wood Privacy Fencing - Replace 3 5

0 2.7.2 Wood Split Rail Fence - Replace 20 12

0 2.7.3 Railroad Ties at Stairwell - Replace 35 1

0 2.8.1 Playground - Contingency 20 7

0 3.3.1 Concrete Pavement - Repair 6 2

0 3.3.2 Retaining Wall - Contingency 10 6

0 5.4.1 Entry Railings - Replace 30 7

0 5.4.2 Deck Railings - Replace 30 7

0 6.1.1 Deck Frame - Repair 7 1

0 6.1.2 Deck Surface - Recoat 7 1

0 6.1.3 Deck Surface - Replace 28 8

0 6.2.1 Brick Siding - Repair 10 2

0 6.2.2 Exterior Wood Trim - Repair 10 1

0 6.2.3 Vinyl Siding - Replace 40 19

0 6.2.4 Wood Column Bases - Replace 20 1

0 7.3.1 Gutters & Downspouts - Maintain 10 9

0 7.4.1 Asphalt Shingle Roof - Replace 30 29

0 8.5.1 Skylights - Replace 30 29

0 9.8.1 Exterior Wood Trim - Clean, Caulk & Paint 10 1

0 9.8.2 Unit Entry Door - Paint 10 1

0 10.4.1 Entry Monument Sign - Refurbish 30 12

0 10.5.1 Exterior Mail Pedestal Unit - Replace 25 1

0 15.2.1 Plumbing Systems - Contingency 10 8

0 15.4.1 Site Drainage System - Contingency 6 0

0 16.6.1 Exterior Light Fixtures - Replace 18 1

0 17.2.1 Alarm Control Panel - Replace 2 2

TOTAL EXPENDED BY YEAR

CARRY OVER RESERVES

ANNUAL RESERVE CONTRIB

RESERVE EXPENDITURES

ACCUMULATED RESERVES

INTEREST EARNED

SPECIAL ASSESSMENT

YEAR-END BALANCE

YEARS 1 2-10 11-30

CONTRIBUTION INFLATION 0% 3% 4%

COMPONENT COMPOUND INFLATION 4% 3% 4%

INTEREST RATE MULTIPLIER 1% 2% 3%

Reserve Study Projections at

Reserve
30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

5-Nov-20

Recommended Funding of $334,100

Consultants LLC
WITH INFLATED DOLLARS
2020 DOLLARS

21 22 23 24 25

2041 2042 2043 2044 2045

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $30,299 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $78,581 $0 $0 $0

$0 $178,605 $0 $0 $0

$0 $0 $0 $0 $0

$0 $73,866 $0 $0 $0

$339,460 $0 $0 $0 $0

$0 $0 $0 $0 $0

$68,581 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$717,566 $0 $0 $0 $0

$30,248 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $23,017 $0

$0 $0 $0 $0 $0

$0 $23,681 $0 $25,613 $0

$1,155,856 $354,733 $30,299 $48,630 $0

$1,625,843 $1,182,577 $1,566,399 $2,319,372 $3,105,798

$671,086 $697,930 $725,847 $754,881 $785,076

$1,155,856 $354,733 $30,299 $48,630 $0

$1,141,074 $1,525,774 $2,261,947 $3,025,623 $3,890,874

$41,504 $40,625 $57,425 $80,175 $104,950

$0 $0 $0 $0 $0

$1,182,577 $1,566,399 $2,319,372 $3,105,798 $3,995,824

21 (2041 ) 22 (2042 ) 23 (2043 ) 24 (2044 ) 25 (2045 )

4% 4% 4% 4% 4%

209% 217% 226% 235% 244%

3% 3% 3% 3% 3%
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        Hawthorne

MAINT. NEXT 

# COMPONENT NAME CYCLE MAINT.

0 2.6.1 Asphalt Paving - Repair 6 2

0 2.6.2 Asphalt Paving - Seal Coat 6 2

0 2.6.3 Asphalt Paving - Overlay 30 20

0 2.7.1 Wood Privacy Fencing - Replace 3 5

0 2.7.2 Wood Split Rail Fence - Replace 20 12

0 2.7.3 Railroad Ties at Stairwell - Replace 35 1

0 2.8.1 Playground - Contingency 20 7

0 3.3.1 Concrete Pavement - Repair 6 2

0 3.3.2 Retaining Wall - Contingency 10 6

0 5.4.1 Entry Railings - Replace 30 7

0 5.4.2 Deck Railings - Replace 30 7

0 6.1.1 Deck Frame - Repair 7 1

0 6.1.2 Deck Surface - Recoat 7 1

0 6.1.3 Deck Surface - Replace 28 8

0 6.2.1 Brick Siding - Repair 10 2

0 6.2.2 Exterior Wood Trim - Repair 10 1

0 6.2.3 Vinyl Siding - Replace 40 19

0 6.2.4 Wood Column Bases - Replace 20 1

0 7.3.1 Gutters & Downspouts - Maintain 10 9

0 7.4.1 Asphalt Shingle Roof - Replace 30 29

0 8.5.1 Skylights - Replace 30 29

0 9.8.1 Exterior Wood Trim - Clean, Caulk & Paint 10 1

0 9.8.2 Unit Entry Door - Paint 10 1

0 10.4.1 Entry Monument Sign - Refurbish 30 12

0 10.5.1 Exterior Mail Pedestal Unit - Replace 25 1

0 15.2.1 Plumbing Systems - Contingency 10 8

0 15.4.1 Site Drainage System - Contingency 6 0

0 16.6.1 Exterior Light Fixtures - Replace 18 1

0 17.2.1 Alarm Control Panel - Replace 2 2

TOTAL EXPENDED BY YEAR

CARRY OVER RESERVES

ANNUAL RESERVE CONTRIB

RESERVE EXPENDITURES

ACCUMULATED RESERVES

INTEREST EARNED

SPECIAL ASSESSMENT

YEAR-END BALANCE

YEARS 1 2-10 11-30

CONTRIBUTION INFLATION 0% 3% 4%

COMPONENT COMPOUND INFLATION 4% 3% 4%

INTEREST RATE MULTIPLIER 1% 2% 3%

Reserve Study Projections at

Reserve
30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

5-Nov-20

Recommended Funding of $334,100

Consultants LLC
WITH INFLATED DOLLARS
2020 DOLLARS

26 27 28 29 30

2046 2047 2048 2049 2050

$43,486 $0 $0 $0 $0

$59,244 $0 $0 $0 $0

$0 $0 $0 $0 $0

$34,082 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $31,719 $0 $0 $0

$12,123 $0 $0 $0 $0

$13,979 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $103,407 $0

$0 $0 $0 $235,032 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $191,090 $0

$0 $0 $0 $3,650,182 $0

$0 $0 $0 $311,308 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$100,849 $0 $0 $0 $0

$0 $0 $233,112 $0 $0

$0 $0 $0 $0 $29,123

$0 $0 $0 $0 $0

$27,703 $0 $29,964 $0 $32,409

$291,467 $31,719 $263,076 $4,491,018 $61,532

$3,995,824 $4,648,586 $5,617,724 $6,415,584 $2,981,872

$816,479 $849,138 $883,103 $918,428 $955,165

$291,467 $31,719 $263,076 $4,491,018 $61,532

$4,520,836 $5,466,005 $6,237,752 $2,842,993 $3,875,505

$127,750 $151,719 $177,832 $138,879 $102,861

$0 $0 $0 $0 $0

$4,648,586 $5,617,724 $6,415,584 $2,981,872 $3,978,365

26 (2046 ) 27 (2047 ) 28 (2048 ) 29 (2049 ) 30 (2050 )

4% 4% 4% 4% 4%

254% 264% 275% 286% 297%

3% 3% 3% 3% 3%
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30 Year Summary at the Recommended Starting Funding of $334,100 

Using Inflated Dollar Values 

    

 

 

Inflation Interest Nominal Risk f 100% and above

Years 0-1 0% 1% Low Risk w 70% 99%

Years 2-10 3% 2% Moderate Risk a 25% to 69%

Years 11-30 4% 3% Highest Risk r 0% to 24%

1 (2021) $1,618,504 $334,100 $199 ($808,912) $13,811 $1,157,503 $2,836,469 a 41%

2 (2022) $1,157,503 $344,123 $205 ($96,504) $25,626 $1,430,748 $3,117,993 a 46%

3 (2023) $1,430,748 $354,447 $211 ($0) $32,159 $1,817,354 $3,518,188 a 52%

4 (2024) $1,817,354 $365,080 $217 ($12,387) $39,874 $2,209,921 $3,927,201 a 56%

5 (2025) $2,209,921 $376,032 $224 ($15,697) $47,802 $2,618,058 $4,354,650 a 60%

6 (2026) $2,618,058 $387,313 $231 ($31,582) $55,918 $3,029,708 $4,788,798 a 63%

7 (2027) $3,029,708 $398,933 $237 ($565,510) $58,928 $2,922,060 $4,712,095 a 62%

8 (2028) $2,922,060 $410,901 $245 ($583,933) $56,711 $2,805,738 $4,607,869 a 61%

9 (2029) $2,805,738 $423,228 $252 ($88,058) $59,466 $3,200,375 $5,024,210 a 64%

10 (2030) $3,200,375 $435,925 $259 ($14,791) $68,219 $3,689,727 $5,537,292 a 67%

11 (2031) $3,689,727 $453,362 $270 ($734,524) $106,474 $3,515,040 $5,397,568 a 65%

12 (2032) $3,515,040 $471,496 $281 ($101,146) $111,006 $3,996,397 $5,920,247 a 68%

13 (2033) $3,996,397 $490,356 $292 ($0) $127,247 $4,614,000 $6,581,296 w 70%

14 (2034) $4,614,000 $509,970 $304 ($89,040) $144,734 $5,179,664 $7,175,428 w 72%

15 (2035) $5,179,664 $530,369 $316 ($195,440) $160,414 $5,675,007 $7,725,862 w 73%

16 (2036) $5,675,007 $551,584 $328 ($28,159) $178,102 $6,376,533 $8,483,949 w 75%

17 (2037) $6,376,533 $573,647 $341 ($23,946) $199,542 $7,125,776 $9,295,660 w 77%

18 (2038) $7,125,776 $596,593 $355 ($195,915) $219,783 $7,746,238 $9,987,724 w 78%

19 (2039) $7,746,238 $620,457 $369 ($6,940,773) $137,582 $1,563,505 $3,983,257 a 39%

20 (2040) $1,563,505 $645,275 $384 ($630,070) $47,133 $1,625,843 $4,070,788 a 40%

21 (2041) $1,625,843 $671,086 $399 ($1,155,856) $41,504 $1,182,577 $3,658,364 a 32%

22 (2042) $1,182,577 $697,930 $415 ($354,733) $40,625 $1,566,399 $4,053,790 a 39%

23 (2043) $1,566,399 $725,847 $432 ($30,299) $57,425 $2,319,372 $4,813,619 a 48%

24 (2044) $2,319,372 $754,881 $449 ($48,630) $80,175 $3,105,798 $5,610,631 a 55%

25 (2045) $3,105,798 $785,076 $467 ($0) $104,950 $3,995,824 $6,514,276 a 61%

26 (2046) $3,995,824 $816,479 $486 ($291,467) $127,750 $4,648,586 $7,189,769 a 65%

27 (2047) $4,648,586 $849,138 $505 ($31,719) $151,719 $5,617,724 $8,180,286 a 69%

28 (2048) $5,617,724 $883,103 $526 ($263,076) $177,832 $6,415,584 $9,008,452 w 71%

29 (2049) $6,415,584 $918,428 $547 ($4,491,018) $138,879 $2,981,872 $5,634,026 a 53%

30 (2050) $2,981,872 $955,165 $569 ($61,532) $102,861 $3,978,365 $6,624,230 a 60%

Fiscal Year End 

Reserve Balance

Projected Fully 

Funded Balance

Fiscal Year 

Beginning 

Reserve Balance

Note: The long term nature of this study requires that certain assumptions and predictions be made about future events. Since there can be 

no guarantee that these future events will occur as assumed, this analysis must be viewed in light of the circumstances under which it was 

conducted. Reasonable effort has been made to ensure that the conclusions of this report are based on reliable information and sound 

reasoning.

Projected Interest 

Earned

Fiscal Year 

End

Recommended 

Annual Reserve 

Contribution

Projected 

Reserve 

Expenditures

% Funded

Average 

Contribution per 

Unit per Month

Inflation & Interest Assumptions Risk of Special Assessment
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FULLY FUNDED BALANCE CALCULATIONS 

RCW 64.34.382 (2)(j) states that a 

reserve study shall include: 

“Projected reserve account balance 

for thirty years and a funding plan 

to pay for projected costs from 

those reserves without reliance on 

future unplanned special 

assessments”. Furthermore, RCW 

64.34.382 (2)(e) stipulates that a 

reserve study shall include “The 

percentage of the fully funded 

balance that the reserve account  

is funded”.  

"Fully funded balance" means the 

current value of the deteriorated 

portion, not the total replacement value, 

of all the reserve components. The fully 

funded balance for each reserve 

component is calculated by multiplying 

the current replacement cost of that 

reserve component by its effective age, 

then dividing the result by that reserve 

component's useful life.

The sum total of all reserve components' fully funded 

balances is the association's fully funded balance, as defined 

by RCW 64.34.020 (22). 

𝑭𝑭𝑩 𝒕𝒉𝒆 𝒔𝒖𝒎 𝒐𝒇  
 𝒓𝒆𝒑𝒍𝒂𝒄𝒆𝒎𝒆𝒏𝒕 𝒄𝒐𝒔𝒕 ∗  𝒆𝒇𝒇𝒆𝒄𝒕𝒊𝒗𝒆 𝒂𝒈𝒆

𝒖𝒔𝒆𝒇𝒖𝒍 𝒍𝒊𝒇𝒆
 𝒇𝒐𝒓 𝒂𝒍𝒍 𝒓𝒆𝒔𝒆𝒓𝒗𝒆 𝒄𝒐𝒎𝒑𝒐𝒏𝒆𝒏𝒕𝒔 

 

 

The percent fully funded relates to how much the building 

has deteriorated, or been used up, compared to the cost of 

making it new again. Another way of thinking of this is the 

percent fully funded illustrates how much you should have 

saved thus far to pay for the future replacement of a 

component, based on the replacement cost and how many 

years you have to save. 

Example of how it works: A Roof Replacement 

SCENARIO ANALYSIS 

If you have a roof that will last 10 years and  

cost $100,000 to replace: 

 To pay for the future replacement in 10 

years, you should save $10,000 each year to 

have enough money to cover the 

replacement cost. 

 

 When it is 2 years old, it is 20% used up, and 

the Fully Funded Balance for its future 

replacement is $20,000. If you have saved 

$10,000 for the future replacement in 2 

years, you are 50% fully funded. If you have 

saved $20,000, you are 100% fully funded.  

 

 When the roof is 8 years old it will be 80% 

deteriorated, and its Fully Funded Balance 

would be $80,000. If you have saved only 

$10,000 by Year 8 you are 13% fully funded. 

If you have saved $20,000, you are at 25%, 

and at $80,000 you are at 100% fully funded. 

 

 

A. In effect, the percent fully funded is a 
measure of how well an association can 
withstand the risk of unexpected expenses. 
Such unexpected expenses include: 
emergency expenses not covered by 
insurance, expenses that are higher than 
predicted, and expenses that are required 
earlier than anticipated. 
 

B. A higher percent funded means more money 
is in the bank, and that lowers the risk of 
special assessment when unexpected 
expenses occur. A poorly funded association 
would have less money available for 
unexpected expenses, and a higher risk of a 
special assessment to generate the needed 
funds. 
 

C. By looking at cash flow demands we are able 
to determine how much money is needed to 
fund anticipated replacement and 
maintenance of the reserve components and 
recommend a steady contribution over the 
30 year span of the study. Budgeting to 
maintain a minimum balance, or threshold, 
helps to ensure that a special assessment will 
not be required if an unexpected expense 
arises.   
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We typically recommend that an 

association select a minimum reserve 

account balance (or Threshold) it wants to 

maintain and select a contribution rate to 

maintain that minimum rather than try to 

build their account to 100% fully funded. 

We usually recommend that an association 

consider a threshold equal to the 

recommended annual reserve contribution 

because this is the average maintenance 

expense over the thirty years. However, 

each association must judge their unique 

risk tolerance.  

The Fully Funded Balance for Hawthorne is 

$3,241,504. The actual current funding is 

$1,511,477. The Association is approximately 

47% funded. 

This means that based on a straight-line 

savings for each reserve component, the 

Association saved 47% of the accumulated 

depreciation of the reserve components. 

At 47%, Hawthorne is considered to be at 

moderate risk for a special assessment. 

% Funded  
Special Assessment 
Risk Level 

 

100% + Nominal Risk 
 

70% to 99% Low Risk 
 

25% to 69% Moderate Risk 
 

24% or less  High Risk  
 

Below is a graph with the current and projected year-end percent fully funded calculated at 

the recommended starting annual reserve contribution of $334,100.  
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Deficit or Surplus in Reserve Funding 

RCW 64.90.550 §2(l) requires that the reserve study include the amount of any current 

deficit or surplus in reserve funding expressed on a dollars per unit basis. This is calculated by 

subtracting the association’s reserve account balance as of the date of the study from the 

fully funded balance, and then multiplying the result by the fraction or percentage of the 

common expenses of the association allocable to each unit. 

The fully funded balance attempts to calculate the current value of the deteriorated portion 

of all the reserve components. In other words, the fully funded balance assumes that money 

will be saved every year for the next maintenance of a component; the fully funded balance 

calculates how much money should be saved for the future maintenance based on the age of 

each component and the cost for future maintenance. The Fully Funded Balance Calculation 

Table that follows in this report shows the calculation for each component. The intent of 

RCW 64.90.550 §2 (l) is to show each unit’s “share” of the surplus or deficit in reserve 

funding. 

The Recommended Funding Plan is based 

on Threshold Funding. Threshold Funding is 

a reserve contribution rate that is constant, 

increasing annually with inflation, to provide 

funds for all anticipated reserve expenses 

for the life of the study, but leaving a 

minimum level of reserves (the “threshold”) 

at all times. The threshold provides a 

monetary cushion in the reserve account to 

help ensure that a special assessment is not 

required for the duration of the study, even 

in years when there are significant 

withdrawals from the reserve account. 

Primary consideration is given to cash 

needed to cover expenses and the 

threshold; the percent funded is typically 

targeted to be 80%. 

Reserve Account Balance as of August 31, 2020 $1,511,477 

Current Fully Funded Balance $3,241,504 

Reserve Fund (Deficit) ($1,730,027) 

Number of Units 140 

Average (Deficit) per Unit ($12,357) 

 

 

If the reserve account balance is: 

 equal to the fully funded balance, 
Hawthorne would be judged as 100% 
fully funded. There would be neither 
a surplus nor deficit. 

 

 less than the fully funded balance, 
there is a deficit meaning Hawthorne 
would be considered behind on 
saving for future maintenance. 

 

 more than the fully funded 
balance, there is a surplus 
meaning Hawthorne would be 
deemed ahead on saving for 
future maintenance. 
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Reserve Funding (Deficit) per Unit 

 

Unit 

Number

Allocated 

Interests

(Deficit) 

per Unit

Unit 

Number

Allocated 

Interests

(Deficit) 

per Unit

Unit 

Number

Allocated 

Interests

(Deficit) 

per Unit

01A 0.7800% ($13,494) 09A 1.1130% ($19,255) 15C 0.7830% ($13,546)

01B 0.6380% ($11,038) 09B 0.6050% ($10,467) 16A 0.7550% ($13,062)

01C 0.7830% ($13,546) 09C 1.1130% ($19,255) 16B 0.6050% ($10,467)

02A 0.7830% ($13,546) 10A 0.7830% ($13,546) 16C 0.7550% ($13,062)

02B 0.6380% ($11,038) 10B 0.6380% ($11,038) 17A 0.7830% ($13,546)

02C 0.7830% ($13,546) 10C 0.6380% ($11,038) 17B 0.6380% ($11,038)

03A 0.7830% ($13,546) 10D 0.6380% ($11,038) 17C 0.6380% ($11,038)

03B 0.6380% ($11,038) 10E 0.7830% ($13,546) 17D 0.6380% ($11,038)

03C 0.6380% ($11,038) 11A 0.7830% ($13,546) 17E 0.7830% ($13,546)

03D 0.6380% ($11,038) 11B 0.6380% ($11,038) 18A 0.5150% ($8,910)

03E 0.7830% ($13,546) 11C 0.7830% ($13,546) 18B 0.6520% ($11,280)

04A 0.5150% ($8,910) 12A 0.7830% ($13,546) 18C 0.6520% ($11,280)

04B 0.6520% ($11,280) 12B 0.6380% ($11,038) 18D 0.5150% ($8,910)

04C 0.6520% ($11,280) 12C 0.6380% ($11,038) 19A 0.7830% ($13,546)

04D 0.5150% ($8,910) 12D 0.6380% ($11,038) 19B 0.6380% ($11,038)

05A 0.5360% ($9,273) 12E 0.7830% ($13,546) 19C 0.7830% ($13,546)

05B 0.5360% ($9,273) 13A 0.5150% ($8,910) 20A 0.7550% ($13,062)

06A 0.5360% ($9,273) 13B 0.6520% ($11,280) 20B 0.6050% ($10,467)

06B 0.5360% ($9,273) 13C 0.6520% ($11,280) 20C 0.7550% ($13,062)

07A 0.7830% ($13,546) 13D 0.5150% ($8,910) 21A 0.7830% ($13,546)

07B 0.6380% ($11,038) 14A 0.7550% ($13,062) 21B 0.6380% ($11,038)

07C 0.6380% ($11,038) 14B 0.6050% ($10,467) 21C 0.6380% ($11,038)

07D 0.7830% ($13,546) 14C 0.7550% ($13,062) 21D 0.6380% ($11,038)

08A 0.6050% ($10,467) 15A 0.7830% ($13,546) 21E 0.7830% ($13,546)

08B 0.7550% ($13,062) 15B 0.6380% ($11,038) 22A 1.1130% ($19,255)

Column Total 16.57% ($286,579) Column Total 17.87% ($309,069) Column Total 17.62% ($304,900)

Grand Total 52.05% ($900,548)



 

  28 
 

 

Reserve Funding (Deficit) per Unit Continued 

 

Unit 

Number

Allocated 

Interests

(Deficit) 

per Unit

Unit 

Number

Allocated 

Interests

(Deficit) 

per Unit

Unit 

Number

Allocated 

Interests

(Deficit) 

per Unit

22B 0.6050% ($10,467) 28C 0.7830% ($13,546) 35A 0.7830% ($13,546)

22C 1.1130% ($19,255) 29A 0.7830% ($13,546) 35B 0.6380% ($11,038)

23A 0.7830% ($13,546) 29B 0.6380% ($11,038) 35C 0.7830% ($13,546)

23B 0.6380% ($11,038) 29C 0.7830% ($13,546) 36A 1.1140% ($19,273)

23C 0.7830% ($13,546) 30A 0.7830% ($13,546) 36B 0.6050% ($10,467)

24A 1.1130% ($19,255) 30B 0.6380% ($11,038) 36C 1.1140% ($19,273)

24B 0.6050% ($10,467) 30C 0.7830% ($13,546) 37A 0.7830% ($13,546)

24C 1.1130% ($19,255) 31A 0.7550% ($13,062) 37B 0.6380% ($11,038)

25A 0.7830% ($13,546) 31B 0.6050% ($10,467) 37C 0.6380% ($11,038)

25B 0.6380% ($11,038) 31C 0.7550% ($13,062) 37D 0.6380% ($11,038)

25C 0.6380% ($11,038) 32A 1.1130% ($19,255) 37E 0.7830% ($13,546)

25D 0.6380% ($11,038) 32B 0.6050% ($10,467) 38A 0.5150% ($8,910)

25E 0.7830% ($13,546) 32C 1.1140% ($19,273) 38B 0.6520% ($11,280)

26A 0.5150% ($8,910) 33A 0.7830% ($13,546) 38C 0.6520% ($11,280)

26B 0.6520% ($11,280) 33B 0.6380% ($11,038) 38D 0.5150% ($8,910)

26C 0.6520% ($11,280) 33C 0.6380% ($11,038) 39A 0.7830% ($13,546)

26D 0.5150% ($8,910) 33D 0.6380% ($11,038) 39B 0.6380% ($11,038)

27A 0.7550% ($13,062) 33E 0.7830% ($13,546) 39C 0.7830% ($13,546)

27B 0.6050% ($10,467) 34A 0.5150% ($8,910) 40A 1.1140% ($19,273)

27C 0.7550% ($13,062) 34B 0.6520% ($11,280) 40B 0.6050% ($10,467)

28A 0.7830% ($13,546) 34C 0.6520% ($11,280) 40C 1.1140% ($19,273)

28B 0.6380% ($11,038) 34D 0.5150% ($8,910)

Column Total 16.10% ($278,586) Column Total 15.95% ($275,974) Column Total 15.89% ($274,867)

Grand Total 100.00% (including columns from previous page)($1,729,975)
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Inflated Percent Funded at Year End Over 30 Years 

The following graph illustrates the projected percent funded at year end over the next 30 

years at the recommended starting contribution rate of $334,100. The chart includes inflated 

values, interest, and special assessments (if applicable).  
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FULLY FUNDED BALANCE CALCULATION TABLE 

 

 



Fully Funded Balance Calculations Hawthorne

Quantity Unit

Maintenance 

Cycle 

(Useful Life)

Remaining 

Useful Life
Effective Age

Current 

Replacement 

Cost

Fully Funded 

Balance

2% 2.6.1 100900 SF 6 2 4 $17,110 $11,407

100% 2.6.2 100900 SF 6 2 4 $23,310 $15,540

100% 2.6.3 100900 SF 30 20 10 $244,180 $81,393

25% 2.7.1 515 LF 3 5 - $13,410 $0

100% 2.7.2 450 LF 20 12 8 $8,720 $3,488

100% 2.7.3 1 LS 35 1 34 $12,500 $12,143

100% 2.8.1 1 LS 20 7 13 $12,000 $7,800

2% 3.3.1 24650 SF 6 2 4 $4,770 $3,180

100% 3.3.2 1 LS 10 6 4 $5,500 $2,200

100% 5.4.1 950 LF 30 7 23 $138,100 $105,877

100% 5.4.2 2100 LF 30 7 23 $305,290 $234,056

10% 6.1.1 9048 SF 7 1 6 $36,170 $31,003

100% 6.1.2 9048 SF 7 1 6 $82,210 $70,466

100% 6.1.3 9048 SF 28 8 20 $197,260 $140,900

100% 6.2.1 1 LS 10 2 8 $34,000 $27,200

100% 6.2.2 1 LS 10 1 9 $162,500 $146,250

100% 6.2.3 239000 SF 40 19 21 $3,472,910 $1,823,278

100% 6.2.4 328 EA 20 1 19 $32,830 $31,189

25% 7.3.1 22400 LF 10 9 1 $66,840 $6,684

100% 7.4.1 2000 SQ 30 29 1 $1,276,770 $42,559

100% 8.5.1 320 EA 30 29 1 $108,890 $3,630

100% 9.8.1 1 LS 10 1 9 $343,500 $309,150

100% 9.8.2 140 EA 10 1 9 $14,480 $13,032

100% 10.4.1 1 LS 30 12 18 $5,500 $3,300

100% 10.5.1 10 EA 25 1 24 $39,680 $38,093

10% 15.2.1 140 EA 10 8 2 $84,800 $16,960

100% 15.4.1 1 LS 6 0 6 $9,795 $9,795

100% 16.6.1 424 EA 18 1 17 $53,930 $50,934

9% 17.2.1 40 EA 2 2 - $10,900 $0

FULLY FUNDED BALANCE Total $3,241,504

CURRENT RESERVE BALANCE = 

PERCENT FULLY FUNDED = 47%

EA each LF linear foot SQ roofing square

BLDG building(s) LS lump sum SY square yard

FIXT fixture(s) SF square feet ZN zone

$1,511,477

ABBREVIATION KEY

Component Description

Asphalt Paving - Repair

Asphalt Paving - Seal Coat

Asphalt Paving - Overlay

Wood Privacy Fencing - Replace 

Wood Split Rail Fence - Replace

Railroad Ties at Stairwell - Replace

Playground - Contingency

Concrete Pavement - Repair 

Retaining Wall - Contingency

Entry Railings - Replace

Deck Railings - Replace

Vinyl Siding - Replace

Wood Column Bases - Replace

Gutters & Downspouts - Maintain

Asphalt Shingle Roof - Replace

Skylights - Replace

Deck Frame - Repair

Deck Surface - Recoat

Deck Surface - Replace

Brick Siding - Repair

Exterior Wood Trim - Repair

Site Drainage System - Contingency

Exterior Light Fixtures - Replace

Alarm Control Panel - Replace

Exterior Wood Trim - Clean, Caulk & Paint

Unit Entry Door - Paint

Entry Monument Sign - Refurbish

Exterior Mail Pedestal Unit - Replace

Plumbing Systems - Contingency

November 5, 2020
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SUPPLEMENTAL BUDGET INFORMATION (SBI) 

RCW 64.34.308 states that within thirty days after adoption of any proposed budget for the condominium, the board 

of directors shall provide a summary of the budget to all the unit owners and shall set a date for a meeting of the unit 

owners to consider ratification of the budget not less than fourteen nor more than sixty days after mailing of the 

summary. As part of the summary of the budget to all owners, the board of directors shall disclose the supplemental 

budget information as outlined in RCW 64.34.308  §4, which we refer to as the Supplemental Budget Information 

(SBI). Below is a sample of the SBI we will compile when the association is ready to provide a summary of the budget 

to the unit owners. Please contact RCL one week before the Association plans on sending the budget summary to 

unit owners and we will issue a completed SBI at no additional charge within one year of issuing the draft of the 

reserve study report. 

 

 



 

  32 
 

RCW 64.90.525 §2 of the WUCIOA requires that the budget disclosure include:  

(d) The current amount of regular assessments budgeted for contribution to the reserve account; 

(e) A statement of whether the association has a reserve study that meets the requirements of RCW 

64.90.550 of this act and, if so, the extent to which the budget meets or deviates from the 

recommendations of that reserve study; and 

 (f) The current deficiency or surplus in reserve funding expressed on a per unit basis 

Below is a sample of the SBI we will compile when the association is ready to provide a summary of the budget to 

the unit owners. Please contact RCL one week before the Association plans on sending the budget summary to unit 

owners and we will issue a completed WUCIOA SBI at no additional charge within one year of issuing the draft of the 

reserve study report.  
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DISCLOSURES 

1. Reserve Consultants LLC also provides construction inspection services 

for condominiums and does design and construction oversight for major 

repair projects, including roofing, decks and building envelope 

replacement. 

2. No shareholder or employee of Reserve Consultants LLC has any interest 

in, or obligation to, any construction company, management company, or 

development entity that creates condominiums; nor is there any 

involvement with Hawthorne which could result in a conflict of interest. 

3. Reserve Consultants LLC has been a member of the Community 

Associations Institute since about 1993, and has worked with a variety of 

management companies, associations and other types of clients in 

Washington State. 

4. This report and analysis is based upon observations of the visible and 

apparent condition of the building and its major components on the date 

of the inspection. Although care has been taken in the performance of 

this inspection, Reserve Consultants LLC (and/or its representatives) 

make no representations regarding latent or concealed defects which 

may exist and no warranty or guarantee is expressed or implied. This 

report is made only in the best exercise of our ability and judgment. 

Conclusions in this report are based on estimates of the age and normal 

working life of various items of equipment and appliances. Predictions of 

life expectancy and the balance of useful life are necessarily based on 

industry and/or statistical comparisons. It is essential to understand that 

actual conditions can alter the useful life of any item. The previous use or 

misuse, irregularity of servicing, faulty manufacture, unfavorable 

conditions, acts of god, and unforeseen circumstances make it impossible 

to state precisely when each item would require replacement. The client 

herein should be aware that certain components within the above 

referenced property may function consistent with their purpose at the 

time of inspection, but due to their nature, are subject to deterioration 

without notice. 

5. Unless otherwise noted, all reserve components are assumed to meet the 

building code requirements in force at the time of construction. Any on-

site inspection should not be considered a project audit or quality 

inspection. 

6. Conclusions reached in this report assume responsible ownership and 

competent management of the property. Information provided by others 

is believed to be reliable. Information provided by others was not audited; 

we assume no responsibility for accuracy thereof. Any on-site inspection 

should not be considered a project audit or quality inspection. 

7. The reserve study is a reflection of information provided to the consultant 

and assembled for the association’s use, not for the purpose of 

performing an audit, quality/forensic analyses or background checks of 

historical record.
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APPENDIX - GLOSSARY OF TERMS 

Allocated Interests - the following interests 
allocated to each unit: (a) In a condominium, 
the undivided interest in the common 
elements, the common expense liability, and 
votes in the association; (b) In a cooperative, 
the common expense liability, the ownership 
interest, and votes in the association; and (c) 
In a plat community and miscellaneous 
community, the common expense liability and 
the votes in the association, and also the 
undivided interest in the common elements if 
owned in common by the unit owners rather 
than an association. RCW 64.90.010 §2. 

Assessment - all sums chargeable by the 
association against a unit, including any 
assessments levied pursuant to RCW 
64.90.480, fines or fees levied or imposed by 
the association pursuant to this chapter or the 
governing documents, interest and late 
charges on any delinquent account, and all 
costs of collection incurred by the association 
in connection with the collection of a 
delinquent owner's account, including 
reasonable attorneys' fees. RCW 64.90.010 §3. 

Association or Unit Owners Association - the 
unit owners association organized under RCW 
64.90.400 of WUCIOA and, to the extent 
necessary to construe sections of this chapter 
made applicable to common interest 
communities pursuant to RCW64.90.085, 
64.90.095, or 64.90.100of WUCIOA, the 
association organized or created to administer 
such common interest communities. RCW 
§64.90.010 §4) 

Baseline Funding Plan – A reserve 
contribution rate that is constant, increasing 
with inflation, to provide funds for all 
anticipated reserve expenses so that no 
special assessments are required for 30 years, 
but with no excess funds some years.  

Board - the body, regardless of name, 
designated in the declaration, map, or 
organizational documents, with primary 
authority to manage the affairs of the 
association. RCW §64.90.010 §6. 

Building Codes - Nationally recognized 
standards used to gauge the acceptability of a 
particular material or building procedure. 
Typically, if something is built to "code," it is 
acceptable to all concerned.  Some often used 
codes are International Building Code (IBC) 
(applicable to most multifamily housing), 
International Residential Code (IRC) 
(applicable to one and two family structures), 

Washington Energy Code, National Electric 
Code (NEC), Uniform Plumbing Code (UPC), 
and the National Fire Protection Association 
Standards (NFPA).  These are usually 
amended slightly by each city or county. 

Building Component – see “Reserve 
Component”.  

Component Number - A number assigned to 
each building component that allows grouping 
of like components. The numbers are based 
roughly on the Construction Specification 
Institute system. 

Common Elements - (a) In a condominium or 
cooperative, all portions of the common 
interest community other than the units; (b) In 
a plat community or miscellaneous 
community, any real estate other than a unit 
within a plat community or miscellaneous 
community that is owned or leased either by 
the association or in common by the unit 
owners rather than an association; and (c) In 
all common interest communities, any other 
interests in real estate for the benefit of any 
unit owners that are subject to the declaration. 
RCW §64.90.010 §7. 

Common Expense - any expense of the 
association, including allocations to reserves, 
allocated to all of the unit owners in 
accordance with common expense liability. 
RCW §64.90.010 §8. 

Common Expense Liability - the liability for 
common expenses allocated to each unit 
pursuant to RCW64.90.040of RCW. RCW 
§64.90.010 §9. 

Common Interest Community - real estate 
described in a declaration with respect to 
which a person, by virtue of the person's 
ownership of a unit, is obligated to pay for a 
share of real estate taxes, insurance premiums, 
maintenance, or improvement of, or services 
or other expenses related to, common 
elements, other units, or other real estate 
described in the declaration. "Common 
interest community" does not include an 
arrangement described in RCW 64.90.110 or 
RCW 64.90.115. A common interest community 
may be a part of another common interest 
community. RCW §64.90.010 §10. 

Contribution Rate - in a Reserve Study as 
described in RCW 64.34, the amount 
contributed to the reserve account so that the 
association will have cash reserves to pay 
major maintenance, repair, or replacement 
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costs without the need of a special 
assessment. RCW 64.34.020 (10)  

Constant Dollars - costs and contributions are 
provided in today’s dollars, no matter how far 
in the future they occur. Inflation and interest 
are not factored in. 

Effective Age - the difference between the 
useful life and the remaining useful life. RCW 
64.34.020 §19 & RCW §64.90.010 §21. 

Full Funding Plan - a reserve funding goal of 
achieving one hundred percent fully funded 
reserves by the end of the thirty-year study 
period described under RCW64.90.550 of 
WUCIOA, in which the reserve account 
balance equals the sum of the estimated costs 
required to maintain, repair, or replace the 
deteriorated portions of all reserve 
components. RCW §64.90.010 §25.  

Fully Funded Balance - the current value of 
the deteriorated portion, not the total 
replacement value, of all the reserve 
components. The fully funded balance for each 
reserve component is calculated by 
multiplying the current replacement cost of 
that reserve component by its effective age, 
then dividing the result by that reserve 
component's useful life. The sum total of all 
reserve components' fully funded balances is 
the association's fully funded balance. RCW 
64.34.020 §22 & RCW §64.90.010 §26. 

Inflated Dollars - as opposed to constant 
dollars, inflated dollars recognize that costs in 
the future will probably be higher than today 
because each dollar will buy fewer goods and 
services. A rate of inflation must be assumed 
and applied to all future costs. Also referred to 
as future cost.  

Inflation Multiplier - 100% plus the assumed 
rate of inflation. Thus, for an assumed yearly 
inflation rate of 5%, the "multiplier" would be 
105% or 1.05 if expressed as a decimal number 
rather than as a percentage. Each successive 
year the previous year's "multiplier" is 
multiplied by this number to arrive at the next 
year's "multiplier." 

Interest Rate Multiplier - The assumed rate of 
interest earned on the average annual reserve 
bank account balance.  Thus, 4% interest 
would be 0.04 expressed as a decimal 
number.   A rate of interest earned must be 
assumed for all future years.  Typically this is 
lower than the rate of inflation. 

Limited Common Element - a portion of the 
common elements allocated by the declaration 
or by operation of RCW 64.90.210 §1(b) or §2 

for the exclusive use of one or more, but fewer 
than all, of the unit owners. RCW §64.90.010 
§30.  

Unit owners may be responsible for the cost to 
repair and maintain limited common elements, 
so those costs may not appear in a Reserve 
Study. 

Maintenance Cycle – the frequency of 
maintenance on a component to reach or 
extend its Useful Life. Often shorter than the 
full “Useful Life” for repairs that occur in lieu of 
complete replacement. 

Next Repair – the next time the “Repair Cycle” 
starts with work on a component. 

Nominal Reserve Costs – the current 
estimated total replacement costs of the 
reserve components are less than fifty percent 
of the annual budgeted expense of the 
association, excluding contributions to the 
reserve funds, for a condominium or 
cooperative containing horizontal unit 
boundaries and less than seventy five percent 
of the annual budgeted expenses of the 
association, excluding contributions to the 
reserve fund for all other common interest 
communities. RCW §64.90.010 §34. 

Percent Fully Funded – The percentage of the 
“Fully Funded Balance” which the current 
condominium Reserve Account actually has in 
it. 

RCW – the Revised Code of Washington. RCW 
64.34 is the Washington Condominium Act, 
the statute that governs 'New Act' 
condominiums formed between July 1, 1990 
and June 30, 2018. 

RCW 64.90 is the Uniform Common Interest 
Ownership Act (WUCIOA) and governs 
common interest properties formed after July 
1, 2018 and requires all common interest 
properties in Washington State to comply with 
RCW 64.90.525. 

Remaining useful life - the estimated time, in 
years, that a reserve component can be 
expected to continue to serve its intended 
function. RCW 64.34.020 §31. 

Or the estimated time before a reserve 
component will require major maintenance, 
repair or replacement to perform its intended 
function. RCW §64.90.010 §44. 

Replacement Cost - the current cost of 
replacing, repairing, or restoring a reserve 
component to its original functional condition. 
RCW 64.34.020 §32. 
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Or the estimated total cost to maintain, repair, 
or replace a reserve component to its original 
functional condition. RCW §64.90.010 §45.  

Reserve Account - Money set aside for future 
repair and replacement projects.  For 
condominiums, the RCW requires a separate 
Reserve Account be maintained to hold 
reserves to fund repair or replacement of 
Reserve Components.  

Reserve Component - common elements 
whose cost of maintenance, repair, or 
replacement is infrequent, significant, and 
impractical to include in an annual budget. 
RCW 64.34.020 §34. 

Or a physical component of the common 
interest community which the association is 
obligated to maintain, repair, or replace, which 
has an estimated useful life of less than thirty 
years, and for which the cost of such 
maintenance, repair or replacement is 
infrequent, significant, and impractical to 
include in an annual budget. RCW §64.90.010 
§46. 

Reserve Contribution Rate - The amount of 
money saved to fund replacement costs for 
maintenance and repairs of common elements. 
See “Contribution Rate”. Current contributions 
and Recommended contributions may be 
different.  

Reserve Specialist – A designation for those 
professionals who have met the standards 
established by Community Associations 
Institute (www.caionline.org) for Reserve 
Study providers.  

Reserve Study - A physical assessment of a 
building and a subsequent report which 
estimates the anticipated major maintenance, 
repair, and replacement costs, whose 
infrequent and significant nature make them 
impractical to be included in an annual budget, 
which will need to be repaired or replaced 
over the next 30 years.  It provides estimates 
of these replacement costs and details 
expected annual expenditures.  It is used to 
calculate the Reserve Contribution Rate 
required to maintain a facility in good 
condition both functionally and cosmetically. 
The Washington Condominium Act sets out 
requirements for annual reserve studies. 

Reserve Study Professional means an 
independent person suitably qualified by 
knowledge, skill, experience, training, or 
education to prepare a reserve study in 
accordance with RCW 64.34, RCW 64.34.020 
§35, RCW 64.90.545 and RCW 64.90.550. For 

the purposes of WUCIOA, ”independent” 
means a person who is not an employee, 
officer, or director, and has no pecuniary 
interest in the declarant, association, or any 
other party for whom the reserve study is 
prepared. RCW §64.90.010 §47. 

Special Assessment - A levy against all unit 
owners that is necessary when a needed 
repair/replacement/upgrade has not been 
planned for, and for which insufficient money 
has been saved. 

Threshold Funding (contribution rate) – A 
Reserve Contribution Rate that is constant, 
increasing with inflation, to provide funds for 
all anticipated Reserve Expenses for the life of 
the study, but leaving a minimum level of 
Reserves (the “threshold”) at all times. Our 
default minimum threshold is one year’s 
contribution. 

Typ. - Abbreviation for ‘typical’; used on 
photographs and in text to refer to a problem 
that is shown or described once, but applies to 
many locations. 

Typical Life - An average expected life for an 
average building component.  As in any 
statistical average, there is a range of years 
over which each individual item might fall. This 
is the same as “Useful life”. 

Useful life means the estimated time, in years, 
that a reserve component can be expected to 
serve its intended function. RCW 64.34.020 
§40 or the estimated time during which a 
reserve component is expected to perform its 
intended function without major maintenance, 
repair or replacement. RCW §64.90.010 §59. 

Year End Reserve Balance or Reserve Fund 
Balance - What is projected to be left in the 
reserve account after the expected yearly 
expenses and contributions are added to the 
prior year's carryover balance.  Assumes that 
the reserve contributions and expenses occur 
as predicted. 

Yearly Expenses - The total labor and material 
costs associated with all of the 
repairs/maintenance that are scheduled in that 
particular year. 

30 Year Spreadsheet - A summary listing each 
building component and its yearly cost to 
maintain/repair over the next 30 years.  It also 
lists the annual reserve fund balance, reserve 
contributions, reserve expenses and bank 
interest earned on any reserve fund balance.
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APPENDIX – EVALUATORS’ CREDENTIALS 

 

Denise Dana  

Principal 
Reserve Consultants LLC 

B.S. Education,  
M. Architecture 

Washington Registered 
Architect, #8702 

LEED Accredited Professional  

Reserve Specialist, #291 

Denise Dana first obtained licensure as an Architect and 

became a LEED accredited professional in 2003. She is 

currently a licensed Architect in the State of Washington 

and is certified by the National Council of Architectural 

Registration Boards. With over twenty years of experience 

in architecture, her resume includes a variety of project 

types ranging from residential to corporate. She has 

worked through all phases of construction including design 

development, construction documentation and 

construction administration with project budgets varying 

from a few thousand dollars to over sixty million dollars. 

Denise has been conducting reserve studies since joining 

Reserve Consultants in 2008; in 2011 she was recognized 

as a “Reserve Specialist” by the Community Associations 

Institute. 

Mahria Sooter 

Principal 
Reserve Consultants LLC 

B.A. Springfield College, MA 

Reserve Specialist, #380 

 

 

Mahria joined Reserve Consultants in 2016. Mahria holds a 

Bachelor of Science degree from Springfield College, MA. 

In 2019, the Condominium Associations Institute 

recognized Mahria as a “Reserve Specialist.” She has over 

20 years of experience with marketing and various aspects 

of integrated communication in the construction industry. 

In 2018, Mahria received a certificate of completion from 

the King County Dispute Resolution Center for Basic 

Mediation Training providing her the skills to assist 

Associations with identifying and effectively 

communicating interests and goals. Mahria’s attention to 

detail lends well to providing clear and concise 

recommendations that clients can utilize to make informed 

decisions.
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