


RULES AND REGULATIONS
OF
THE EMERALD OWNER’S ASSOCIATION	Comment by Jason Yanowitz: JY-add provision about hose bibs on South and East and that they will only be accessible through the property manager or request of President.  If water is metered in future then there needs to be some allocation for these.


THE EMERALD OWNER’S ASSOCIATION, a Colorado nonprofit corporation (the "Association") by virtue of authority provided in the Condominium Declaration for The Emerald, a condominium common interest community, recorded at Reception No. ________________ of the Routt County, Colorado real property records (hereinafter called the "Declaration"), and in the Articles of Incorporation and Bylaws of the Association and as authorized by Section 38-33.3-302 1(a) of CCIOA, does hereby publish and declare the following as rules and regulations (“Rules and Regulations”) respecting the Units and Common Elements described in the Declaration.

	1.	Purpose.  These Rules and Regulations are made for the purpose of promoting the best interests of Owners and Occupants of Units, to protect and enhance the property values of the Units, to protect persons and property against injury or damage, and in general to promote the health, safety, morals and general welfare of the Owners and occupants of Units.

	2.	Definitions; Applicability.

		A.	Throughout these rules and regulations, capitalized terms not otherwise defined herein shall have the meanings set forth in the Declaration and the Articles of Incorporation, Bylaws and Policies of the Association.
 
		B.	This instrument shall be deemed in addition to, and not in lieu of, all applicable provisions of the Declaration, Articles of Incorporation, Bylaws and Policies, which shall control in the event of any inconsistency with the provisions of this instrument.

		C.	Each Owner of a Unit is responsible and liable for the acts or omissions of such Owner's tenants, guests, agents and invitees (collectively “Occupants”) respecting compliance with these Rules and Regulations, the Declaration and the Articles of Incorporation, Bylaws and Policies of the Association.  The Association or its manager or managing agent will make reasonable efforts to warn Owners, tenants and guests of Units of infractions of these Rules and Regulations, but failure to so warn shall not be an excuse for or defense of such infraction.  The Declaration provides that, where the Declaration, Articles, Bylaws or Policies of the Association, or these Rules and Regulations provide for fines in favor of the Association for violations, the failure by an Owner or his guests, or tenants or invitees of a Unit to comply with the Declaration, Articles, Bylaws, Policies or Rules and Regulations shall cause, at the option of the Association and on notice to the Owner and after an opportunity for hearing, such fines to be levied and to constitute a special Common Expense assessment against such Owner's Unit, for which the Association shall have a lien and collection rights specified in subparagraph 9(k) of the Declaration.  Therefore, in all cases, an Owner IS LIABLE FOR ALL FINES FOR VIOLATIONS OF THESE RULES AND REGULATIONS BY SUCH OWNER AND BY THE GUESTS, TENANTS, AGENTS AND INVITEES OF SUCH OWNER.  The Association reserves all remedies for collection of such fines as are specified in Section 9 of the Declaration and in CCIOA, including foreclosure of the lien thereof against an Owner's Unit.

	D.	The Executive Board reserves the right to change or revoke existing rules and regulations and to make additional rules and regulations from time to time as shall be deemed necessary or desirable for the safety, cleanliness and good order of the Project and for securing the comforts and convenience of all Owners and Occupants.

	3.	General Rules and Regulations.

		A.	Contact Information.  Each Owner shall provide the managing agent with the Owner’s mailing and physical address, phone number, mobile phone number (for texting purposes) and email address, along with the person entitled to vote on behalf of the Owner if applicable.  Such information shall be updated by the Owner within thirty (30) days of a change.  In addition, each Owner shall provide to the managing agent the name, mailing address and telephone number of any tenants leasing such Owner’s Unit, or long-term guests occupying the Unit in the absence of Owner.  Finally, each Owner shall provide to the managing agent the name and phone number of the contract person responsible for the management and care of the Unit whether the Unit’s long term property manager/maintenance person or the person responsible for the Unit under any short-term rental program or the “24 by7 Responsible Pary” designated in the City’s short-term license application.

		B.	Keys.  The managing agent shall have a passkey or electronic passcode to each Unit.  No Owner or Occupant may alter any lock or install a new lock on a door leading into the Unit or on a door in an Airlock without providing the managing agent with a new key or passcode.  

	C.	Rentals.  Every Owner shall provide to the Association a copy of any lease for a Unit.  All leases shall incorporate the Declaration and these Rules and Regulations and shall make clear to tenants that they are responsible for abiding by all provisions of the Declaration and Rules and Regulations.  Every Owner renting a Unit on a short term basis shall provide the managing agent with a copy of the approved City of Steamboat Springs Short term rental application and license.

	D.	Access and Use of Common Elements.  Children shall not be permitted to play unattended in any Common Elements. Those portions of the Project utilized for ingress to and egress from Units, including, without limitation, driveways, sidewalks, interior and exterior walkways, corridors, Airlocks and entries shall not be obstructed or used for any purposes other than for ingress to and egress from the Units, nor shall the same be utilized for the storage or placement of furniture, pets, plants, skis, snowboards and recreational equipment, boxes, bicycles, strollers, or any other articles.  

	E.	Violation of Law.  No use shall be made of the Units and Common Elements which will in any manner violate the statutes, rules and regulations of any governmental authority having jurisdiction over the Project.

	F.	Nuisance and Noise.  No Owner, occupant or the tenant, guest or invitee of such Owner shall make or permit any disturbing noises or odors to be made anywhere within the Project, nor do or permit anything to be done within the Project that would disturb or interfere with the rights, comforts or convenience of other Owners or Occupants in their Units, provided, however, that Declarant may be continuing construction within the Project and so long as such construction meets the requirements of local laws and regulations, it shall not be deemed a nuisance.  No Residential Unit Owner or Occupant shall play or allow to be played any musical instrument, radio, TV, stereo, or other noisemaking object, whether within or outside of any Unit, between the hours of 10:00 PM and the following 8:00 AM if the same shall reasonably disturb or annoy other Owners or Occupants. 

 No Commercial Unit Owner or Occupant shall play or allow to be played any musical instrument, radio, TV, stereo, or other noisemaking object, or conduct any business activities or create any other type of noise, including use of power tools, whether within or outside of any Unit, if the same shall be audible to a reasonable person within a Residential Unit.  In the event sounds from a business operation disturbs Owners, Occupants or tenants of Residential Unit then such business shall either cease such disturbance or minimize such disturbance through the use of or installation of sound dampening materials

	G.	Littering.  No Owner, Occupant, tenant, guest or invitee shall litter in the Common Elements.  Nothing shall be thrown, pushed, or disposed of from windows, doors, patios or balconies of Units.

	H.	Hazardous Substances.  No flammable or hazardous substances shall be stored anywhere within the Project, provided however that during construction or maintenance activities requiring the use of hazardous substances, such substances may be used for such limited time, provided that they are stored in approved containers and in compliance with customary procedures for storage of such substances.  Such hazardous substances shall not be used or stored in a manner which would expose Owners, Occupants, tenants, guests and invitees to potential safety or health risks.

	I.	Access and Security.  Doors leading into the building and/or doors within the building providing access to restricted areas, including garage doors and all doors into or out of the Airlocks  shall be pulled closed and kept closed at all times.  Doors shall not be propped open unless in full view of such user the entire time.  All Owners and Occupants shall be alert and careful regarding security and access to the building.

	J.	Use Restrictions.  Residential Units shall not be used for commercial purposes except for professional and home occupation which meet applicable zoning regulations and do not contain any external evidence of such occupation.  No fireworks or firearms may be discharged in or around the Project at any time. 

		K.	Common Elements.	No person shall interfere in any manner with any portion of any heating, ventilation or air conditioning systems of the building, or exterior lighting of the building, or the fireplace flues, or any Limited Common Element allocated by the Declaration and Map for use by other persons, except for the maintenance, repair, modification, or replacement by the Association or its managing agent.  
Further, no Owner shall place anything on the Common Elements which would impede the view of the windows of any Unit without first obtaining the express written permission of the Association and the Owner whose view will be impeded.

L.	Utilities, Etc.  Owners, before closing and leaving a Unit at any time, shall see that all lights, water faucets, etc. are turned off.  All entrance doors to a Unit shall be kept locked by the Owner when not in use.  During the winter months, Owners (even if not in occupancy) shall cause the thermostats in their Units to be set at a temperature no lower than 55°F on below freezing days and take such other precautions, such as opening cabinets where pipes may be located, to prevent pipes from freezing. The toilets and sewage disposal apparatus shall not be used for any purpose other than for disposal of human waste, and no sweepings, rubbish, rags, papers, ashes, construction material, diapers, sanitary pads or other similar items or substances shall be thrown therein.  Any damage to the property of others, including other Units, the Common Elements or property of the Association, resulting from misuse of such sewage disposal facilities shall be the liability of the Owner responsible.

	4.	Trash.

A. Disposal of Trash and Recycling.  Trash, refuse and recycling shall not be stored or kept on Common Elements or outside of any Unit, except trash, refuse and recycling placed in receptacles designated by the Association for the use of the Commercial Units.  All cardboard shall be broken down before being placed in recycling.  No litter shall be placed in the Common Elements.  Outside burning of trash, leaves, debris or other materials is prohibited.  

i. [bookmark: _Hlk205555443]Trash for Commercial Units.  The Association shall designate separate trash collection containers for Commercial Units and all trash from the Commercial Units shall be placed in such containers.  The Owners, tenants and employees of the Commercial Units shall make sure the area in and around the trash containers (“Commercial Trash Enclosure”) is clean and the containers are secured against wildlife intrusion.

ii. Trash for Residential Units.  Each Owner, occupant, tenant, and guest of a Residential Unit is responsible for placing trash and refuse in tied plastic bags in the trash collection containers provided or approved by the Association for such Residential Unit.  Trash collection containers shall be stored in a Unit Owner’s garage and only placed outside on the day of the scheduled trash pick-up.  The location for the trash collection containers shall be as directed by the Association and the waste collection company and no containers shall be placed in any other location outside of a Unit.  Emptied trash collection containers shall be moved into an Owners garage no later than the evening of the day of the scheduled trash pick-up.   

		B.	Disposal of Large Items; Electronics.  No furniture, appliances or other large items and no electronic devices (those having a plug or battery) shall be disposed of in the trash collection containers provided for the Commercial Units, nor left in or in the vicinity of the Commercial Trash Enclosure or elsewhere in the Common Elements.  
	
		C.	Construction Debris.  Construction debris shall not be disposed of in the trash collection containers provided for the Commercial Units, nor left in the vicinity of the Commercial Trash Enclosure or elsewhere in the Common Elements.  Any Owner remodeling his/her Unit shall make special arrangements for the disposal of construction debris.

	5.	Pets.

		A.	Permitted Pets.  Occupants of a Residential Unit may keep and maintain no more than three (3) domesticated dogs and two (2) indoor cats.  Occupants of a Commercial Unit may keep and maintain no more than one (1) domesticated dog or one (1) indoor cat. No commercial breeding of pets or animals shall be permitted.  All pets shall be kept on a leash and under control by the pet owner at all times and shall not be permitted to run at large within the Project.  Owner shall be responsible for cleaning any and all waste and messes created by such owner’s pet within the Common Elements and shall be responsible for any and all damage to property within the Project caused by such owner’s pet.  Continuous barking by dogs or other disturbances by pets which disturbs other Owners, tenants, guests and invitees shall not be permitted.  Pets shall not be left unattended on patios, decks or Common Elements.   Further, pets shall never be left unattended within a Commercial Unit.  Each Owner indemnifies and holds harmless the Association against any loss, claim or liability of any kind or character arising from the privilege of having a pet in or upon the Project.

		B.	Violations.  If an Owner, Occupant, tenant, guest or invitee violates the above provision regarding pets, the Owner shall be liable to the Association for fines by a special Common Expense assessments as provided in Article 9(c)(iv) of the Declaration, in addition, an Owner shall be responsible for any specific costs incurred by the Association or other Unit Owners to clean, restore or repair damage caused by an Owner’s pet(s) and such costs shall also be assessed as a special Common Expense assessment.  In the event that an Owner is fined three times, the offending pet will no longer be permitted within the Project and the Owner will be required to remove the pet from the Project.

6.	Building Exterior.

		A.	Exteriors.  No exterior window shades, clothes lines, speakers, awnings or window guards shall be installed or used, except as shall be approved in advance by the Association.  Window shades shall be either white or a light neutral color such as tan or crème, unless otherwise approved by the Association.  All decorations in connection with seasonal, religious or national holidays shall be removed within one week of the end of such holiday.  Outside lighting fixtures shall not be altered without prior written consent of the Executive Board.  Items may not be thrown or discarded off decks, stairways, or walkways, including but not limited to, cigarette butts, dirt, debris or snow.

		B. 	Residential Decks and Rooftop Patio LCEs.  Decks and the Rooftop Patio LCE may not be enclosed or otherwise structurally altered.  Long term storage of items upon a deck or the Rooftop Patio LCE, including but not limited to storage of toys, bicycles, boats, skis, baby carriages, or seasonal items shall be prohibited. Notwithstanding the prior sentence, outdoor furniture, umbrellas, plants and rugs may be kept on decks or the Rooftop Patio LCE without violation of this rule so long as the furniture is kept in a good condition and dead plants are promptly removed.  
		
		C.	Antennae and Exterior Equipment.  No antennae, satellite dish, outside wiring, exterior-vented air conditioning, fans, sun shades or other exterior mounted equipment or appurtenances shall be installed on the exterior of a Unit or the Common Elements without the advance approval of the Association.  Any such items installed without the Association’s approval may be removed by the Association at the Owner’s expense.
		
	7.	Signs.

		A.	Signs.  Except as otherwise permitted by law or herein, no signs, banners, posters, artwork or advertisements of any kind shall be placed in the interior or exterior of windows or upon doors or upon other exterior building surfaces without the prior written approval of the Association.  Flags and political signs shall only be permitted as required pursuant to CRS 38-33.3-106.5 and provided the Association desires to limit the number and size of any flags and signs to the smallest size and number as permissible by such statute.  Signs identifying Units of the Project, along with other directional or general-purpose signs may be installed by the Association.  

		B.	Commercial Signs.  Prior approval of the Association is required for all signage.  Further, all signage must comply with the master sign plan for the Condominium approved by the City of Steamboat Springs and all applicable provisions of the Declaration. No flashing signs are permitted within the Project.

Written approval from the Association must be obtained before installing or altering any sign.  It is the Owner’s responsibility to ensure that any sign conforms with the master sign plan for the Condominium, if any, and all applicable laws.  The owner of the sign shall, at its sole expense, keep it in good repair and in attractive and functional condition.  The Association may remove any sign which has not been erected or maintained in accordance with the provisions hereof without incurring liability to any Owner or other party.

	8.	Alteration of a Unit.

A. 	Any and all alterations, modifications, repairs and additions (“Alterations”) shall comply with the following provisions.  No Alterations shall be visible from outside of a Unit unless approved in advance by the Association.  No alteration shall negatively impact the structural, architectural, electrical and mechanical integrity of the building within the Project.  Any Alterations requiring a hole larger than a nail or screw hole in a wall shared with another unit, ceiling or floor shall require advance approval by the Association. All Alterations must be done in accordance with applicable laws and ordinances.  Except in the case of an emergency, Contractors shall only be allowed to work within the Project between the hours of 7:30 am and 6:00 pm Monday through Friday, excluding holidays.  No Owner or Occupant shall interfere in any manner with any portion of the heating or lighting apparatus in or about the Common Elements.  No Owner shall add to or alter the electric wiring or electrical appurtenances or the plumbing or plumbing appurtenances within a Unit, the effect of which would be to increase the electrical or water flow capacity to such Unit without the prior written approval of the Association.  No Owner or Occupant shall substitute, replace or add a fireplace within a Unit, nor install a wood burning fireplace insert in a Unit, without the prior written approval of the Association.  

B. 	Roof penetrations shall not be allowed under any circumstance. An Owner shall be responsible for any damage caused to any Unit or any Common Elements because of such Unit Owners penetration of the roof and shall also be responsible for all costs to repair or replace the roof as a result of a penetration.

	9.	Parking Regulations.

		A.	Vehicles shall be parked only in parking areas within the Common Elements designated by the Association.  No vehicle shall be parked so as to impede or prevent ready access to the Units or other parking spaces by other persons.  Vehicles shall be moved at the times specified by the Association and/or the Association's managing agent to allow plowing and removal of snow.  Abandoned cars will be removed by the Association.  No inoperative vehicles shall be left or stored in parking areas, and no repairs, maintenance or lubrication of vehicles shall be performed on the parking areas.

[bookmark: _Hlk206769426]		B.	Reserved Parking Spaces.  Parking Spaces numbered 6, 7 and 8 (Reserved Parking Spaces) as shown on the plat are reserved exclusively for the use of the Owners guests and invitees of the Commercial Units (but not employees) from 9:00 a.m. to 10:00 p.m. Monday through Friday.  At all other times the Reserved Parking Spaces shall only be used by guests (but not tenants or Owners) of the Residential Units.  The time limits for use of the Reserved Parking Spaces shall be strictly enforced by fines and towing.  Further, and without limiting anything set forth in this Section 9(B) at no time shall any vehicle be parked in any of the Reserved Parking Spaces for longer than 24 hours.  The Reserved Parking Spaces shall only be for the parking of passenger automobiles, or pickup or utility trucks or Class B Motorhomes (Sprinter vans and the like).  
			
		C. 	LCE Parking Spaces and Garage Parking.  Residential Owners and their tenants and all guests of a Unit shall only park vehicles within the garages of such Unit (except for such guest parking as permitted in the Reserved Parking Spaces subject to Section 9B above).  For purposes of this Section 9C vehicles shall mean passenger automobiles or pickup or utility trucks, motorcycles, trail bikes, recreational vehicles, motor homes, motor coaches, snowmobiles, campers, trailers, boats or boat trailers or similar vehicles or any other motorized vehicle or equipment.  Further, no storage shall be permitted in the Common Elements, including LCE Parking Spaces, or driveway area, including but not limited to, shipping containers or PODs.  

	Notwithstanding the foregoing in this Section 9(C) the parking of passenger automobiles, or pickup or utility trucks or Class B Motorhomes (Sprinter vans and the like) shall be permitted in the LCE Parking Spaces.

		D. 	Inoperable vehicles or equipment of any kind shall not be parked or stored on Common Elements or any parking area without the express permission of the Board of Directors or the managing agent.

		E.	During winter months, the Association or its managing agent may impose reasonable limitations or restrictions on hours of parking in any parking areas within the Common Elements, including the Limited Common Elements, in order to accommodate snow removal.

		F.	All vehicles parked on the Property, except in a garage, must have current, valid tags and have charged batteries that will allow the car to be moved at a moment’s notice.

G. 	All responsibility for damage to or loss of vehicles is assumed by the owner or occupant of such vehicle.  The Association shall not be responsible for any such damage or loss by water, snow, ice, fire, defective brakes, the acts or omissions of others, theft, or for any other cause.  The presence of security cameras or other surveillance equipment (if any) shall not imply any duty or obligation relating to safety or security on the part of the Association or its managing agent. 
	10.	Hot Tubs.  Hot tubs may only be installed on the Rooftop Patio LCE.  No hot tub shall be installed, modified or replaced on a Rooftop Patio LCE without the advance written approval of the Association.  The Association shall specify the location within the Rooftop Patio LCE, make, size, weight, color, appearance, construction method and screening necessary for the hot tub as a condition of approval which conditions shall be necessary to meet the requirements of the engineering of the roof as designed by the builder’s engineers.   Owners shall be responsible for all cost of installation, hook-ups, maintenance and utilities of any approved hot tub. 

11.	Decks and Rooftop Patio LCE, Hose Bibs, Blinds, Outside Furniture.  No awnings or sun screens shall be used on the patios, decks or parking areas (including the Limited Common Elements) unless approved in advance by the Executive Board.   Unit Owners may not install floor coverings on any patio or deck and shall not make any penetrations into the patio or deck floors.  Hose bibs located on patios and decks and garages and Courtyards must be winterized no later than October 1 and hoses or any apparatus attached to the hose bib must be disconnected to prevent pipes from bursting.  

No towels or other items shall be hung from decks or Rooftop Patio LCEs or on the walls located between the Courtyards.

12	Open Flame Devices/Grills.  Fireplaces, fire-pits and any other fire, open flame or heating units (excluding interior kitchen stoves and oven), whether gas or electric (collectively “Flame Devices”), are not permitted to be installed in any Unit or Common Area, including but not limited to Limited Common Element patios and decks, without the express approval of the Executive Board.  Charcoal grills and wood burning and other solid fuel stoves, fireplaces and firepits are not permitted to be used, kept or stored on the Property. Approved Flame Devices must be operated and maintained in accordance with all applicable codes, including those imposed by the jurisdictional Fire Marshal, in a safe and prudent manner, in accordance with all manufacturer’s guidelines (particularly those which identify minimum required distances from a combustible material) and in accordance with fireplace and home safety guidelines promulgated by the U.S. Fire Administration.  Any Flame Device which is an open flame device located on the exterior Limited Common Element patios or decks must contain an automatic safety shut off sensor/valve.  Unit Owners shall keep the area surrounding their Flame Devices clear of all trash, debris, decorations and flammable materials, such as candles.  Unit Owners shall never use flammable liquids to start a fire and shall never burn cardboard boxes, trash or debris in their Flame Devices.  Unit Owners shall never leave the Flame Devices on and unattended and shall extinguish/turn off their Flame Devices before going to bed or leaving their Unit.

No outdoor cooking shall be permitted on any deck, patio, Courtyard or garage or the Common Elements (including any Limited Common Element) except on (i) an electric grill or (ii) on gas grills on balconies or patios in Units where an exterior gas line is installed as part of the initial Unit or Common Element specifications, which specifications provide for gas lines only on the decks outside of the Residential Unit’s kitchen.  Gas grills in such areas with an exterior gas line must be connected by a licensed plumber and comply with applicable laws.  Unit Owners assume sole risk and responsibility for the use of such grills.  No smokers, fryers, charcoal grills or grills using propane tanks or independent fuel sources are permitted whatsoever in any Unit, Limited Common Element or Common Area.

Before buying a grill Owners should be aware that this rule could be changed to eliminate all use of grills at the Project.   The reason is that the insurance industry and its policies for common interest communities in Colorado are in flux, with terms and prices changing quickly, and that many insurance companies now prohibit all types of gas grills on decks or patios of a condominium project. 

Notwithstanding anything to the contrary set forth in this Section 12.  No Commercial Unit shall ever be allowed to use any Flame Devices or grill of any type at the Project.

13 	Fences.   No fences shall be installed by Owners or occupants or tenants on or upon the Unit or Common Areas.  	

	14.	Smoking Prohibition.   Due to the irritation and known health risks of exposure to second-hand smoke, increased risk of fire and increased maintenance and cleaning costs, all forms of “smoking” (as defined below) are prohibited on the Common Elements, including the Limited Common Elements, and without limitation all balconies, decks, patios, porches and outdoor areas.  For purposes of this Section 14 “smoking” shall include the inhaling, exhaling, burning or carrying of lighted substances, marijuana or tobacco products of any kind including any other products which can be purchased from a dispensary in Colorado, and including alternative smoking devices such as electronic cigarettes, vaporizers and e-liquids etc. 

	15.	Fines.  For each and every violation or infraction of any rule or regulation specified herein, the fine which may be assessed by the Association and the manner of giving notice and an opportunity to be heard shall be as stated in the Association’s Policy regarding Enforcement of Covenants and Rules and Regulation, as amended.  The Association shall have a lien upon the Unit of the Owner who, or whose Occupants, violated any such Rule or Regulation, to secure payment of fines assessed to such Unit, and the Association may foreclose such lien, all in the manner and as described in the Declaration.

	These Rules and Regulations supersede and replace all Rules and Regulations of the Association with respect to the Units which were adopted and were effective prior to this date.

ATTEST:  Certified to be the Rules and Regulations adopted by consent of the directors of The Emerald Owner’s Association on ________, 2027.

					THE EMERALD OWNER’S ASSOCIATION
						
					By:________________________________
					     
					Name:_____________________________

					Title:______________________________
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