
************************** NOTICE TO OPERATORS ***************************

                    DO NOT REVISE.....!!!!!!!!!!!!!


CONDOMINIUM MANAGEMENT AGREEMENTPRIVATE 


THIS CONDOMINIUM MANAGEMENT AGREEMENT (this "Agreement") is dated the ______ day of __________________________, 20__, between ____________________________________________________________ (the "Manager") and __________________________________________________ (the "Association"), acting through its duly elected and authorized officers (the "Board").


1.
Definitions.  Unless otherwise specifically defined in this Agreement, the terms used in this Agreement shall have the same meanings as those ascribed to them in the Declaration of Covenants, Restrictions and Conditions of __________ Condominium, as amended (the "Declaration") and the Bylaws for the Condominium (collectively referred to as the "Condominium Documents").


2.
Background of This Agreement.  Pursuant to the Condominium Documents, the Board is charged with responsibly administering and providing certain services with respect to the Condominium and the Apartments, including, but not limited to, maintenance of the Common Areas and Facilities and Limited Common Areas and Facilities of the Condominium, the respective Apartments and the provision of certain additional services as requested by the Apartment Owners.


3.
Appointment.  The Association hereby appoints the Manager, and the Manager hereby accepts the appointment on the terms and conditions hereinafter provided, as exclusive agent of the Association and Apartment Owners.


4.
Duties of the Manager.  The Manager, unless otherwise directed by the Board, shall perform the following duties hereunder, subject to review by and the ultimate responsibility of the Board:



1.
Maintenance and Repair of Condominium.  The Manager shall cause the Common and Limited Common Areas and Facilities of the Condominium to be maintained according to standards acceptable to the Board, including, but not limited to, cleaning, painting, decorating, plumbing, air conditioning, carpentry and such other normal maintenance, replacement and repair work as may be desirable or necessary under any of the Condominium Documents; provided, however, that for any one (1) item of repair or replacement, the expenses incurred shall not exceed the sum of _______________________________________________ Dollars ($________________) unless specifically authorized by the President of the Association or a Director of the Board; notwithstanding such limitation, emergency repairs involving manifest danger to life and property or immediately necessary for the preservation and safety of the Condominium or for the safety of the occupants or required to avoid the suspension of any necessary service to the Condominium may be made by the Manager notwithstanding the cost limitation imposed by this subparagraph; provided, however, it is understood and agreed that the Manager, if at all possible, shall confer immediately with the Board regarding every such emergency expenditure and, in the case of an emergency, the Manager shall not incur liabilities (direct or contingent) which will at any time exceed the aggregate of __________________________________________ Dollars ($___________) or any liability maturing more than one (1) year from the creation thereof, without first obtaining approval of the Board.



2.
Maintenance and Repair of Apartments.  With respect to Apartments whose Owners so request, the Manager shall repair, maintain, repaint, remodel and furnish the Apartments or any part thereof according to standards acceptable to the Board.  For any one item of repair or replacement, the expenses incurred shall not exceed the sum of _____________________________________ Dollars ($________________), unless specifically authorized by an Owner or Owners owning in the aggregate more than fifty percent (50%) of the undivided interest in the affected Apartment.  Notwithstanding the above limitation, emergency repairs involving manifest dangers to life and property or for the safety of the occupants may be made provided that it is understood and agreed that the Manager, if at all possible, shall confer immediately with the Owner or Owners of the affected Apartment regarding every such expenditure, and provided further that in the case of an emergency, the Manager shall not incur liabilities (direct or contingent) which will at any time exceed the aggregate of __________________________________________ Dollars ($___________) or any liability maturing more than one (1) year from the creation thereof, without first obtaining approval of any Owner or Owners owning in the aggregate more than fifty percent (50%) of the undivided interest in the affected Apartment.



3.
Governmental Compliance.  The Manager shall take such action as may be necessary to comply promptly with any and all orders or requirements affecting the condominium placed thereon by any federal, state or municipal authority having jurisdiction thereof, subject to any limitations imposed by the Board in addition to those contained in this Agreement.



4.
Contracts for Services and Utilities.  Subject to approval by the Board, the Manager shall make contracts for the benefit of the Association, contracts for water, sewer, electricity, gas, fuel, oil, trash collection, telephone, elevators, vermin extermination, custodial, security guard, window cleaning, television antenna and other necessary services, or such of them or others as the Board shall deem advisable.



5.
Services and Utilities for Apartments.  At the direction of the Owner or Owners owning in the aggregate more than fifty percent (50%) of the undivided interest in a particular Apartment, the Manager shall obtain and pay the cost of services not otherwise provided pursuant to subparagraph 4.4 above for such Apartments with the costs advanced by the Manager to be reimbursed by the Owner or Owners of such Apartment.



6.
Insurance.




1. With the approval of the Board at the cost of the Association, the Manager shall cause to be placed and kept in force all forms of insurance needed adequately to protect the Board and the Association (pursuant to the Condominium Documents or as required by law), including, where appropriate, workers' compensation insurance, fire and extended coverage insurance and burglary and theft insurance.




2. To the extent not provided for in the insurance policies maintained by the Association under subparagraph 4.6.1 above, with respect to Apartments whose Owners so request, the Manager shall cause to be placed (1) insurance covering such Apartments and the common furnishings of such Apartments against loss or damage by fire and other hazards customarily covered by fire insurance policies written with extended coverage; (2) public liability insurance, insuring against liability for personal injury or property damage resulting from any occurrence in, or about the Apartments; and (3) any other insurance for a particular Apartment deemed necessary and desirable by the Owner or Owners owning in the aggregate more than fifty percent (50%) of the undivided interest in such Apartments.  The policies of insurance shall cover such risks and be written by such insurers and in such amounts as the Manager shall deem proper.



7. seq level2 \h \r0 
Budget and Finances of Condominium.  The Manager shall prepare a statement, to be provided to the Board within ________________ (______) days following the close of each fiscal year of the Condominium (which fiscal year ends on ____________), setting forth a detailed account of the income and expenses of the Condominium during such fiscal year, and a balance sheet, as of the close of such fiscal year, reflecting the financial condition of the Condominium, such statements to be certified by the independent accounting firm then retained by the Board.  At least thirty (30) days before the second (2nd) full week of ____________ (month) of each new year, the Manager shall prepare, with the assistance of an accountant if necessary, an operating budget setting forth an itemized statement of the gross and net charges for common expenses of the Condominium for the next fiscal year in accordance with Section ______ of the Bylaws.  The Manager shall also prepare and distribute to each member of the Board a monthly statement of cash receipts and disbursements.



8.
Budget and Finances of Respective Apartments.  With respect to Apartments whose Owners have engaged managers, the Manager shall prepare a statement, to be provided to each Apartment Owner before January ____ of each year, setting forth a detailed account of the receipts and expenses for that Owner's Apartment.  The Manager shall establish reserves for anticipated Apartment expenses with respect to such Apartment, including reserves for the acquisition and placement of common furnishings.



9.
Collection of Assessments.  The Manager shall collect from each Owner that Owner's share of assessments and other sums due the Association from Apartment Owners and undertake, under Board supervision, to enforce the Association's rights in the event of a delinquency.  The Manager shall supervise regular and prompt payment on behalf of the Board, the Apartment Owners and the Condominium, as applicable, of overall sums due for salaries, wages, taxes, insurance, operating expenses, costs of merchandise, equipment, supplies, goods, foods and beverages authorized to be incurred pursuant to the Condominium Documents, including the payments to Manager referred to hereinafter.



10.
Collection of Apartment Expenses.  The Manager shall collect, either in advance of disbursement or following disbursement if the Manager advances, sums in payment of any Apartment expenses, each Owner's share of the Apartment expenses with respect to his or her Apartment and any other amounts properly expended by the Manager with respect to such Apartment.



11.
Documents.  The Manager shall supervise appropriation for execution and filing by the Board of all forms, reports and returns required by law in connection with unemployment insurance, workers' compensation insurance, disability benefits, real estate taxes, Social Security and other similar taxes now in effect or hereafter imposed and, also, all requirements related to the employment of personnel.



12.
Books and Records.  The Manager shall supervise the maintenance of a comprehensive system of office records, 

books and accounts of the Association in a manner reasonably satisfactory to the Board.  The Manager shall also maintain a separate set of records, books and accounts which reflect receipts and costs in connection with the provision of the Manager's services to the Condominium and a separate set of records, books and accounts of the Manager which reflect receipts and costs in connection with the provision of the Manager's services with respect to each Apartment and which books shall be open to inspection by the Board or Apartment Owners during the Manager's business hours.



13.
Voting Rights of Owners.  The Manager shall exercise on behalf of the Owners of an Apartment who so request the voting rights and other membership rights of the Condominium and the Association.  If the notice or agenda for any regular or special meeting of the Association is available within sufficient time, the Manager shall promptly notify each such Owner of the items to be discussed and presented at such meeting as shown by the notice or agenda and shall request that such Owner indicate in writing to the Manager his or her preference as to the vote on items disclosed by the notice or agenda.  The Manager shall cast the vote of an Apartment in such manner as may be directed by the Owner or Owners owning in the aggregate more than fifty percent (50%) of the undivided interest in such Apartment or, in the absence of direction from such Owner or Owners, shall vote as the Manager deems to be in the best interest of the Apartment.  Each such Owner authorizes the Manager to act for him or her at any such meeting and, for this purpose, shall deliver to Manager a proxy authorizing the Manager to act for such Owner at any such meeting whenever requested so to do.



14.
Correspondence.  The Manager shall:




1. Maintain individual files for each Owner together with all documents covering each Apartment of the Condominium;




2. Maintain complete files for all correspondence;




3. Maintain current Owner's lists as provided by supporting information; and




4. Research and maintain all data pertaining to new or transfers of ownership, including transfers of all voting rights.



15. seq level2 \h \r0 
Miscellaneous Services.  The Manager shall provide or cause to be provided to Apartment Owners requesting 

same services in addition to those services which are otherwise provided pursuant to this Agreement, including but not limited to maid service.  Manager shall also do all other acts or things necessary or appropriate for the ordinary and necessary operation and maintenance of each Apartment and to preserve and protect each Apartment as well as the Condominium in the event of any emergency.



16.
Delegation of Authority.  Manager may delegate the authority and responsibilities hereunder to one or more subagents for such periods and upon such terms as Manager deems proper.



17.
Assistance to Board.  The Manager shall assist the Board in the performance of its responsibilities under the Condominium Documents.


5.seq level1 \h \r0 
Payments to Manager.  The Manager shall receive management fees, reimbursement and a contract fee from the Association and the Apartment Owners as follows:



1.
Management Fees.  _______________________________.



2.
Reimbursement.  On or before the __________ (____) day following the end of each calendar month, charges for such calendar month advanced by the Manager in the performance of the Manager's duties under this Agreement shall be billed by the Manager to the Association and individual charges billed for the account of Apartment Owners or their guests or tenants and on whose behalf the Board shall make payment upon collection of amounts due from such individuals, when the charges are individual.


6.seq level1 \h \r0 
Bank Account.  The Manager shall maintain a bank account in a bank whose deposits are insured by the Federal Deposit Insurance Corporation in a manner to indicate the custodial nature thereof for the deposit of moneys of the Association.  The Manager shall not maintain in the aggregate more than One Hundred Thousand Dollars ($100,000) in accounts with any one bank.


7.
Term.  The term of this Agreement is from the date hereof for a minimum term of __________ (____) years; thereafter, this Agreement may be terminated by the Board upon ______________ (____) days' written notice given to the Manager and by the Manager upon ___________ (______) days' written notice given to the Board.  All records, documents, receipts, invoices and statements will be delivered to the Association upon termination.


8.
Amendment.  This Agreement constitutes the entire agreement between the parties and may be amended only by an agreement in writing.


MANAGER:




By 




Its 


ASSOCIATION:




By 




Its 
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