
 

INDEX 

The Disclosure Materials the Declarant is required by law to provide to each prospective condominium 
purchaser contains the following documents and exhibits: 

1. EXECUTIVE SUMMARY. The Executive Summary highlights for a buyer of a condominium unit 
essential information regarding the condominium.  
 

2. DECLARATION.  The Declaration establishes and describes the condominium, the Units and the 
Common Elements. 
 

3. BYLAWS.  The Bylaws contain rules which govern the condominium and effect the rights and 
responsibilities of the Unit owners. 
 

4. ARTICLES OF INCORPORATION.  The operation of the condominium is governed by the 
Association, of which each Unit owner is a member.  Powers, duties, and operation of the 
Association are specified in its Articles of Incorporation.  
 

5. MANAGEMENT OR EMPLOYMENT CONTRACTS.  Certain services may be provided to the 
condominium through contracts with individuals or private firms.   
 

6. ANNUAL OPERATING BUDGET.  The Association incurs expenses for the operation of the 
condominium which are assessed to the Unit owners.  The operating budget is an estimate of 
those charges which are in addition to mortgage and utility payments. 
 

7. LEASES.  There are no leases of property or facilities which are not part of the Condominium.  
 

8. EXPANSION PLANS. The Association can be expanded to contain up to 58 units. 
 

9. FLOOR PLAN AND MAP.  The Seller has provided a floor plan of the Units being offered for sale 
and a map of the condominium which shows the location of the Unit you are considering and all 
facilities and common area which are a part of the condominium. 
 

10. RULES AND REGULATIONS.  There are certain Rules and Regulations which govern the 
condominium.   
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BY-LAWS 
OF 

THE RESERVE AT VISTA RUN 
CONDOMINIUM ASSOCIATION, INC. 

 
 

ARTICLE 1 
 

Name and Purpose 
 
 Pursuant to the Articles of Incorporation of THE RESERVE AT VISTA RUN 
CONDOMINIUM ASSOCIATION, INC., and the Condominium Declaration for The Reserve 
at Vista Run, a Condominium recorded in the Office of the Register of Deeds for Waukesha 
County, Wisconsin (hereinafter "Declaration"), the following are adopted as the By-Laws 
of THE RESERVE AT VISTA RUN CONDOMINIUM ASSOCIATION, INC. (hereinafter 
sometimes referred to as the "Association"), which is a non-profit non-stock corporation 
formed and organized to serve as an association of Unit Owners who own real estate and 
improvements in The Reserve at Vista Run  Condominium (hereinafter the "Property") 
under the condominium form of ownership, as provided in the condominium Ownership 
Act of the State of Wisconsin and subject to the terms and conditions of the Declaration. 
 
 These By-Laws shall be deemed covenants running with the land and shall be 
binding on the Unit Owners, their heirs, personal representatives, successors, and assigns. 
 

ARTICLE II 
 

Members, Voting and Meetings 
 
 2.1 Members.  The rights and qualifications of the members are as follows: 
 

     a.  Defined.  Members of the Association shall be all Unit 
Owners, and members shall have one vote for each unit owned.  
Every Unit Owner upon acquiring title to a unit under the terms 
of the Declaration shall automatically become a member of the 
Association and shall remain a member thereof until such time 
as his/her ownership of such unit ceases for any reason, at 
which time his/her membership in the Association shall 
automatically cease. 

 b.  One Membership and Vote Per Unit.  One membership and 
one vote shall exist for each unit.  If title to a unit is held by 
more than one person, the membership related to that unit 
shall be shared by such owners in the same proportionate 
interests and by the same type of tenancy in which the title to 
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the unit is held.  Voting rights may not be split.  When more 
than one person holds an interest in any unit the vote for such 
unit shall be exercised as they, among themselves, determine, 
but in no event shall there by more than one vote cast with 
respect to any unit.  If only one of multiple owners of a unit is 
present at a meeting of the Association, the owner present is 
entitled to cast the vote allocated to that unit.  If more than one 
of the multiple owners is present, and any one of them purports 
to cast the vote allocated to that unit on any issue without 
protest being made promptly by any other owner(s) of such 
unit to the person presiding over the meeting, it shall be 
conclusively presumed that such voting owner had the 
authority to cast the vote.  In the event of such a protest, if such 
dispute is not resolved by the multiple owners prior to the vote 
being completed, they shall not be entitled to cast a vote. 

 
 c.    Membership List.  The Association shall maintain a current 

Membership List showing the membership pertaining to each 
unit, the address to which notice of the meetings of the 
Association shall be sent, and the name and address of any 
mortgagee of a unit from which the Association has received a 
written demand for notice of meetings. 

 
 d. Transfer of membership.  Each membership shall be 

appurtenant to the unit upon which it is based and shall be 
transferred automatically upon conveyance of that unit.  
Membership in the Association may not be transferred, except 
in connection with the transfer of a unit.  Upon transfer of a 
unit, the Association shall, as soon as possible thereafter, be 
given written notice of such transfer, including the name and 
address of the new owner, identification of unit, date of 
transfer, and any other information about the transfer which 
the Association may deem pertinent, and the association shall 
make appropriate changes to the Membership List effective as 
of the date of transfer.  The Association may provide 
Membership Certificates to its members. 

 
2.2 Quorum and Proxies for Member's Meetings.  The Presence at the 

meeting of members entitled to cast, or of proxies entitled to cast, twenty-five percent 
(25%) of the votes shall constitute a quorum for any action except as otherwise provided 
in the Declaration or these By-Laws.  If, however, such quorum shall not be present or 
represented at any meeting, the Members entitled to vote thereat shall have power to 
adjourn the meeting from time to time without notice other than announcement at the 
meeting, until a quorum as aforesaid shall be present or be represented.  At such 
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adjourned meeting at which a quorum shall be present or represented any business may 
be transacted which might have been transacted at the meeting as originally noticed.  
Votes may be cast in person or by proxy.  All proxies shall be in writing and filed with the 
Association, by delivery to any Officer of Director.  The Officer or Director receiving same 
shall promptly transmit same to the Secretary of the Association.  Every proxy shall be 
effective for a maximum period of one hundred eighty (180) days (unless granted to a 
Mortgagee or lessee), shall be revocable and shall automatically cease upon conveyance 
by the Member of his, her or their unit. 

 
2.3 Act by Majority.  The act of a majority of votes of the Association present 

in person or by proxy at any meeting at which quorum is present shall be the act of the 
Association, unless otherwise provided in the Declaration, By-Laws, Articles of 
Incorporation or the Condominium Ownership Act of the State of Wisconsin.  

 
2.4 Time, Place, Notice and Calling of Members' Meetings.  Written notice of 

all meetings stating the date, time and place of the meeting shall be given by the President 
or Secretary, unless waived in writing by all Unit Owners entitled to vote, to each member 
at his address as it appears on the books of the Association and shall be mailed, emailed, 
or personally delivered not less than ten (10) days nor more than sixty (60) days prior to 
the date of the meeting.  The inadvertent failure to give notice to any Unit Owner or 
mortgagee entitled to notice shall not invalidate any action taken at the meeting unless 
such invalidation is otherwise required by law. Notice of meetings may be waived before 
or after meetings.  Meetings shall be held at such time and place as may be designated 
by the Board of Directors and may be held at the principal office of the property or at such 
other suitable place convenient to the Owners as may be designated by the Board of 
Directors.  Notice of Special Meetings shall further specify the purpose of the meeting. 

 
2.5 Annual and Special Meetings.  The first annual meeting of the Members 

shall be held prior to the conveyance of twenty-five percent (25%) of the Common 
Element interest to purchasers, but in no event more than within one (1) year from the 
date of recording of the Declaration, and each subsequent annual meeting of Members 
shall be held on such date as may be determined each year by the Board of Directors, 
providing such date shall be a date within thirty (30) days prior to the anniversary date of 
the first annual meeting.  The purpose of each annual meeting of the Members shall be 
for the election of Directors and the transaction of such other business as may come 
before the meeting.  Special meetings of the members shall be held whenever called by 
the President or by the Board of Directors and must be called by such Officers and 
Directors upon written request of the Members who are entitled to vote one-fourth (1/4) 
of all of the votes. 
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ARTICLE III 
 

Board of Directors 
 

3.1 Number and Membership in Association.  The affairs of the 
Association shall be managed initially by a board of directors (“Board of 
Directors”) composed of three (3) directors selected by the Declarant.  No more 
than one director at any given time may be a person who is not also a Unit owner; 
provided, however, that during the period of Declarant control, any person named 
by the Declarant to the Board of Directors shall be deemed to be a “Unit Owner” 
for purposes of this requirement only and provided further, that in the case of a 
Unit that is owned by an entity rather than an individual, any person who is an 
officer, member, partner, director, employee or designee of such entity shall be 
deemed to be a “Unit Owner” for purposes of this requirement only. 

 
3.2 Term of Office.  The initial Board of Directors shall serve until the 

Declarant has conveyed twenty-five percent (25%) of the percentage interest in 
the Common Elements to purchasers.  Upon conveyance of twenty-five percent 
(25%) of the percentage interest in the Common Elements to purchasers, the Unit 
Owners shall elect one director to serve on the Board of Directors.  The Declarant 
shall elect the remaining two (2) directors.  Such Board of Directors shall take 
office upon the conveyance of twenty-five percent (25%) of the percentage 
interest in the Common Elements to purchasers and shall serve until the Declarant 
has conveyed seventy-five percent (75%) of the percentage interest in the 
Common Elements to purchasers.  Upon the conveyance of seventy-five percent 
(75%) of the percentage interest in the Common Elements to purchasers, a special 
meeting of the Unit Owners shall be called, and the Unit Owners shall elect all 
three (3) directors to serve on the Board of Directors.  Such directors shall take 
office upon such election and shall serve until the first annual meeting of the Unit 
Owners.   

 
3.3 Determination of Declarant Control.   For purposes of calculating 

the percentages set forth in the Declaration and these ByLaws with respect to 
determination of Declarant Control, the percentage of Common Element interest 
conveyed shall be calculated based on the percentage of undivided interest 
pertaining to each Unit conveyed, assuming that all Units Declarant has the right 
create by expansion are included in the Condominium. 

 
3.4 Election and Term of Directors.  At the first annual meeting of the 

Association after Association control passes to the Unit Owners, the members 
shall elect three (3) Directors to the classified with respect to the terms for which 
they hold office by dividing them into three (3) classes as follows: 

 
 (a) One Director whose term will expire at the first annual 
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meeting of the Association after his or her election, or at such time as his 
or her successor is duly elected and qualified (Class “A” Director). 
 

(b) One Director whose term will expire at the second annual 
meeting of the Association after his or her election, or at such time as his 
or her successor is duly elected and qualified (Class “B” Director). 

 
(c) One Director whose term will expire at the third annual 

meeting of the Association after his or her election, or at such time as his 
or her successor is duly elected and qualified (Class “C” Director). 
 
The successors to the class of Directors whose terms expire as set forth 

above shall be elected to hold office for a term of three (3) years or until their 
successors are duly elected and qualified, or until any of said Directors shall have 
been removed in the manner hereinafter provided, so that the term of one class 
of Directors shall expire in each year. 
 
3.5 Vacancies on Board.  Vacancies on the Board of Directors caused by any 

reason other than the removal of a Director by a vote of the members shall be filled by a 
vote of the majority of the remaining Directors, even though they may constitute less 
than a quorum, and each person so elected shall be a Director until a successor is elected 
at the next annual meeting of the members at which that class of Directors is to be 
elected. 

 
3.6 Removal of Directors.  At any annual meeting of the membership, or at 

any special meeting of the membership called for that purpose, any one or more of the 
Directors may be removed with or without cause by a majority of the votes of the 
membership present or represented at such meeting, provided a quorum is in 
attendance, and a successor may then and there be elected to fill the vacancy thus 
created. 

 
3.7 Annual Meeting and Notice.  An annual meeting of the Board of Directors 

shall be held immediately after, and at the same place as, the annual meeting of the 
members, for the purpose of election of Officers and transacting such business as may 
come before the meeting.  Notice of the regular annual meeting of the Board of Directors 
shall not be required. 

 
3.8 Regular Meetings and Notice.  The Board of Directors may provide by 

resolution for regular or periodic meetings of the Board, to be held at a fixed time and 
place, and upon the passage of any such resolution, such meetings shall be held at the 
stated time and place without the necessity of notice other than such resolution. Regular 
meetings may further be called by the President or by any two Directors upon not less 
than 1 day’s written notice to each Director, given personally or by mail, or email, or 
facsimile transmission. 
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3.9 Special Meetings and Notice.  Special meetings of the Board of Directors 

may be called by the President or by two (2) Directors on twenty-four (24) hours prior 
written notice to each Director, given personally or by mail, or email, or facsimile 
transmission, which notice shall state the time, place, and purpose of the meeting. 

 
3.10 Waiver of Notice.  Before, at or after any meeting of the Board of 

Directors, any Director may, in writing, waive notice of such meeting and such waiver shall 
be deemed equivalent to the giving of such notice.  Attendance by a Director at any 
meeting of the Board shall be a waiver by him of notice of the time and place thereof.  If 
all of the Directors are present at any meeting of the Board, no notice shall be required 
and any business may be transacted at such meeting. 

 
3.11 Quorum of Directors - Adjournments.  At all meetings of the Board of 

Directors, a majority of the Directors then in office (but not counting any Director who 
has tendered a written resignation to any other Director) shall constitute a quorum for 
the transaction of business, and the act of the majority of the Directors present at a 
meeting at which a quorum is present shall be the act of the Board of Directors.  If, at any 
meeting of the Board of Directors, there shall be less than a quorum present, the majority 
of those present may adjourn the meeting from time to time without further notice.  At 
any such adjourned meeting at which a quorum is present, any business which might have 
been transacted at the meeting as originally called may be transacted. 

 
3.12 Fidelity Bonds.  The Board of Directors may require that some or all 

Officers and/or employees of the association handling or responsible for Association's 
funds shall furnish adequate fidelity bonds.  The premiums on any such bonds shall be 
paid for by the Association. 

 
3.13 Action Taken Without a Meeting.  The Directors shall have the right to 

take any action in the absence of a meeting which they could take at a meeting by 
obtaining the written approval of all the Directors, including approval via email.  Any 
action so approved shall have the same effect as though taken at a meeting of the 
Directors. 

 
 
 
 

ARTICLE IV 
 

OFFICERS 
 

4.1 Designation, Election and Removal.  The principal Officers of the Board of 
Directors shall be a President, Vice-President, and Secretary/Treasurer, to be elected 
annually by the Board of Directors, and such other Officers as the Board of Directors may 
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from time to time by resolution create.  At any meeting of the Board of Directors at which 
a quorum is present, and upon the affirmative vote of a majority of the members of the 
Board of Directors in attendance at such meeting, any Officer may be removed, either 
with or without cause, and his successor elected.  Any two or more offices, except a 
combination of the offices of President and Secretary and a combination of the offices of 
President and Vice-President, may be held by the same person. 

 
4.2 President.  The President shall be selected from among the members of 

the Board of Directors and shall be the chief executive Officer of the Association.  He or 
she shall preside at all meetings of the Association and of the Board of Directors.  He or 
she shall have the general powers and duties which are usually vested in the office of 
President, including but not limited to, the power to sign, together with any other Officer 
designated by the Board, any contracts, checks, drafts, or other instruments on behalf of 
the Association in accordance with the provisions herein.  The President shall perform 
such other duties and have such other authority as may be delegated by the Board of 
Directors. 

 
4.3 Vice-President.  The Vice-President shall take the place of the President 

and perform his or her duties whenever the President shall be absent or unable to act.  If 
both the President and the Vice-President are unable to act, the Board of Directors shall 
appoint some other member of the Board to act on an interim basis.  The Vice-President 
shall also perform such other duties as shall from time to time be imposed upon him or 
her by the Board of Directors. 

 
4.4 Secretary/Treasurer.  The Secretary/Treasurer shall keep the minutes of 

all meetings of the Board of Directors and of the Association and shall have charge of the 
Association's books and records, and shall, in general, perform all duties incident to the 
office of the Secretary/Treasurer.  The Secretary/Treasurer shall be responsible for 
maintaining the Membership List and, if so, required by the Board, the issuance of 
membership certificates for the Association.  The Secretary/Treasurer shall have 
responsibility for the Association's funds and shall be responsible for keeping full and 
accurate accounts of all receipts and disbursements and financial records and books of 
account on behalf of the Association.  He or she shall be responsible for the deposit of all 
monies and all valuable effects in the name, and to the credit, of the Association in such 
depositories as may from time to time be designated by the Board of Directors.  The 
Secretary/Treasurer shall also be responsible for the billing and collection of all common 
and special charges and assessments made by the Association.  The Secretary/Treasurer 
shall count votes at meetings of the Association. 

 
4.5 Liability of Directors and Officers.  No person shall be liable to the 

Association for any loss or damage suffered by it on account of any action taken or 
omitted to be taken by him or her as a Director or Officer of the Association, if such person 
(a) exercised and used the same degree of care and skill as prudent person would have 
exercised or used under the circumstances in the conduct of his or her own affairs, or (b) 
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took or omitted to take such action in reliance upon advice of counsel for the association 
or upon statements made or information furnished by Officers or employees of the 
association which he or she had reasonable grounds to believe to be true.  The foregoing 
shall not be exclusive of other rights or defenses to which he may be entitled as a matter 
of law.  The Board of Directors may provide Directors' and Officers' liability insurance in 
such amounts and with such coverage as may be determined by the Board of Directors to 
be necessary or advisable from time to time, and the premiums on any such insurance 
shall be a common expense of the Association. 

 
4.6 Compensation.  No Director or Officer of the corporation shall receive any 

fee or other compensation for services rendered to the Association except by specific 
resolution of the membership.  No Director or Officer shall receive any fee or 
compensation for performing his or her duties as an Officer or Director.  However, any 
Director or Officer may be reimbursed for his or her actual expenses incurred in the 
performance of his or her duties. 

 
ARTICLE V 

 
Declarant Control 

 
Notwithstanding any other provision contained in these By-Laws (other than the 

provisions of Section 3.1 above), and to the extent not limited or prohibited by applicable 
law, Declarant, its successors and assigns, shall have the right at its option to appoint and 
remove the members of the Board of Directors and Officers of the Association, to amend 
these By-Laws and/or the Rules and Regulations of the Association, and/or to have 
sufficient votes to constitute a majority of all votes until the earlier of:  (a)  ten (10) years 
after the first sale of a unit in The Reserve at Vista Run  Condominium by Declarant, (b)  
thirty (30) days after the conveyance of seventy-five percent (75%) of the Common 
Element interest to purchasers by Declarant, or (c)  until such earlier time as may be 
determined by Declarant, subject in each case to provisions of the Condominium 
Ownership Act of Wisconsin.  Each owner of a condominium unit in The Reserve at Vista 
Run Condominium shall be deemed by acceptance of any deed to any unit to agree, 
approve and consent to the right of Declarant to so control the Association.  The 
determination of Common Element interest conveyed shall be made in the same manner 
as provided in Section 3.3 of these By-Laws. 

 
 

 
ARTICLE VI 

 
Operation of the Property 

 
6.1 The Association.  The Association, acting through the Board of Directors, 

shall be responsible for administration, maintenance, management and operation of the 
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condominium property, in accordance with the Condominium Ownership Act, the 
Declaration, the Articles of Incorporation, and these By-Laws.  The Association, by 
resolution of the Board of Directors, shall have full power and authority to borrow money 
and acquire and convey property on behalf of the Association, provided that any single 
Association loan, acquisition, or conveyance, involving the sum of $10,000.00 or more, 
shall first be approved by majority vote of the membership at an annual or special 
meeting called for such purpose.  The Association may, to the extent it deems advisable, 
contract for management services or for a managing agent with respect to the 
administration and operation of the condominium. 

 
6.2 Rules and Regulations.  The Association, through the Board of Directors, 

shall from time to time adopt rules and regulations governing the operation, 
maintenance, and use of the units and the Common and Limited Common Elements and 
facilities by the Unit Owners and occupants.  Such Rules and Regulations of the 
Association shall not be inconsistent with the terms of the Declaration or the documents 
and easements referred to in the Declaration, and shall be designed to prevent 
unreasonable interference with the use of the respective units and the Common Elements 
and facilities by persons entitled thereto.  The Association members, their lessees or 
guests, and any occupants of the units shall conform to and abide by all such Rules and 
Regulations.  A violation of any such Rules or Regulations shall constitute a violation of 
the Declaration.  The Association through its Board of Directors shall designate such 
means or enforcement thereof as it deems necessary and appropriate.  The Rules and 
Regulations may be adopted, altered, amended or repealed by the Board of Directors, by 
an affirmative vote of 67% or more of the votes present or represented at a meeting at 
which a quorum is an attendance. 

 
6.3 Common Expenses.  The Board of Directors shall determine the common 

expenses of the Association, and shall prepare an annual operating budget for the 
Association in order to determine the amount of the assessments payable by each unit to 
meet the estimated common expenses of the Association for the ensuing year.  The 
amounts required by such budget shall be assessed against the units and allocated among 
the members of the Association according to their respective percentages of ownership 
in the Common Elements and facilities of the Condominium and as set forth in the 
Declaration.  The assessments shall be made on an annual basis and shall be prorated and 
due and payable monthly.  Commencement of assessments as to each Unit shall be in the 
manner provided in the Declaration. Any assessments, or installments thereof, which are 
not paid when due shall be delinquent.  If the assessment is not paid within ten (10) days 
after the due date, the assessment shall bear interest from the date of delinquency at a 
rate of interest which is two percent higher than the rate prescribed by the Wisconsin 
Statutes to be collected upon execution upon judgments.  (In lieu of charging such interest 
the Board may, from time to time, fix a reasonable late fee, for each month or fraction 
thereof that such assessment is delinquent.)  If delinquent for more than thirty (30) days, 
the Association may accelerate the annual assessment remaining unpaid with respect to 
such delinquent unit for purposes of collection or foreclosure action by the Association.  



 

 12

In the event the annual budget and assessments are not determined prior to the 
beginning of a fiscal year of the Association, the assessment for the prior year shall remain 
in effect until revised by the Board of Directors. 

 
6.4 Operating Budget.  The annual operating budget shall provide for two 

funds, one of which shall be designated the "operating fund" and the other the "reserve 
fund".  The operating fund shall be used for all common expenses which occur annually 
or more frequently, such as amount required for the cost of maintenance and repair of 
the Common Elements, management services, security, insurance, common services and 
utilities, administration, materials, and supplies.  The reserve fund shall be used for 
contingencies and periodic expenses such as painting or renovation.  In the event the 
Association incurs extraordinary expenditures not originally included in the annual 
budget, then such sums, as may be required in addition to the operating fund may be 
charged against the reserve fund, up to a maximum of 10% of the reserve fund.  In the 
event that such funds prove inadequate to meet the necessary common expenses, or at 
the discretion of the Board of Directors, the Directors may levy further assessment(s) 
against the Unit Owners or by majority vote of the Unit Owners authorize additional funds 
to be withdrawn from the reserve fund. 

  
The reserve fund may also be used to discharge mechanic's liens or other 

encumbrances levied against the entire property, or against any unit, if resulting from 
action by the Association.  The Unit Owner or owners responsible for any lien which is 
paid by the Association but not the obligation of the Association shall be specifically 
assessed for the full amount thereof.  The Directors may also use the reserve fund for the 
maintenance and repair of any unit if such maintenance and repair, although the 
obligation of the Unit Owner, is necessary to protect the common property.  The full 
amount of the cost of any such maintenance or repair shall be specifically assessed to the 
Unit Owner responsible therefor.  Any charges against the reserve fund in accordance 
with the foregoing paragraphs which are not otherwise repaid to the fund shall be 
replenished by additional assessments against the Unit Owners in subsequent years. 

 
An annual budget shall be prepared and determined prior to the annual meeting 

of each calendar year.  The Board of Directors shall advise all members of the Association 
in writing of the amount of common assessments payable on behalf of each unit by the 
date of the annual membership meeting and shall furnish copies of the budget on which 
such common assessments are based to each member. 

 
If within fifteen (15) days after the annual membership meeting a petition is 

presented to the Board of Directors protesting the budget, and the petition is signed by 
members representing more than fifty percent (50%) of the membership entitled to vote, 
the Association may revise the budget, and such revised budget and corresponding 
assessments shall replace for all purposes the ones previously established, provided, 
however, that the annual budget and assessments may not be revised downward to a 
point lower than the average total budget for the preceding two years and provided 
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further, that if a budget and assessments have not been established and made for any 
two preceding years, then the budget and assessments may not be revised downward 
until two years of experience exist. 

 
The reserve account referred to above shall not be construed as a Statutory 

Reserve Account pursuant to Section 703.163 of the Wisconsin Statutes, unless the 
Association decides to establish a Statutory Reserve Account in a manner allowed by law. 
If the Association establishes a Statutory Reserve Account, the use of said account shall 
comply with the statutory provisions. 

 
6.5 Default and Liens.  All assessments of common expenses and special 

assessments until paid, together with interest and actual costs of collections, constitute a 
lien on the units on which they are assessed and on the undivided interest in the Common 
Elements appurtenant thereto, to the extent permitted by law.  If a member of the 
Association is delinquent in payment of any charges or assessments, the Board of 
Directors, in the name of the Association, may file liens therefor and bring suit for and on 
behalf of the Association, as representative of all members, to enforce collection of such 
delinquencies or to foreclose the lien therefor, as provided by law, and there shall be 
added to the amount due the costs of collection and interest, together with attorneys 
fees.  Liens shall be signed and verified on behalf of the Association by any Officer or agent 
of the Association.  The owners of a unit against which a lien has been filed by the 
Association shall not be entitled to vote at Association meetings until the lien has been 
paid in full. 

 
ARTICLE VII 

 
Repairs and Maintenance 

 
7.1 Individual Units.  Each Unit Owner, at his sole expense, shall be 

responsible for keeping the interior of his unit and all of its equipment, fixtures and 
appurtenances in good order, condition and repair and in a clean and sanitary condition.  
Each Unit Owner must perform properly or cause to be performed all maintenance and 
repair work within his own unit which, if omitted, would affect the project in its entirety 
or a portion belonging to other owners, and such owner shall be personally liable to the 
Association or the adjoining Unit Owner(s) as the case may be, for any damages caused 
by his or her failure to do so.  Without in any way limiting the foregoing, in addition to 
decorating and keeping the interior of the unit in good repair, each Unit Owner shall be 
responsible for the maintenance, repair or replacement of any plumbing fixtures, doors 
and windows (including interior and exterior washing and replacement of broken glass), 
screens and screening, light fixtures, refrigerators, ranges, heating and air-conditioning 
equipment, dishwashers, disposals, laundry equipment such as washers and dryers, 
interior electrical wiring and fixtures, or other equipment which may be in, or connect 
with the unit or the Common Elements appurtenant to the unit. As set forth in the 
Declaration, the Association may, by resolution, assume responsibility, in whole or in part, 
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for the maintenance, repair and/or replacement of some or all of those portions of Units 
which affect the exterior appearance of the condominium. 

 
7.2 Common Elements and Facilities.  The Association shall be responsible for 

the management and control of the Common Elements and facilities and shall cause the 
same to the maintained, repaired and kept in good, clean, attractive, and sanitary 
condition, order and repair, except to the extent individual Unit Owner(s) are responsible 
therefor as provided by the Association with respect to Common Elements and/or Limited 
Common Elements (including, but not limited to, Limited Common Element planting 
areas).  Without in any way limiting the foregoing, the Association shall be responsible, at 
Association expense (unless necessitated by the negligence or misuse of a Unit Owner, in 
which case such expense shall be charged and specially assessed to such Unit Owner, or 
except as delegated to the Unit Owners), for accomplishment of the following specific 
items of maintenance and repair with respect to the Common Elements: 

 
  - All repairing, restoration, painting, maintenance and 

decorating of the building exterior, walls, and roofs, but not 
including repair, maintenance or replacement of Limited 
Common Elements, required to be maintained by Unit Owners. 

 
  - All Maintenance, repair, painting, cleaning, and 

decorating of common areas and fixtures including entryways 
and parking areas. 

 
  - Lawn care, including landscaping, fertilizing, 

watering, weed control, tree pruning, grass cutting, edging, and 
trimming, as required, except as delegated to the Unit Owners 
as set forth herein. 

 
  - Repair, replacement or restoration of sidewalks, 

driveways, retaining walls and parking areas which are a part of 
the Condominium property. 

 
  - Snow and ice removal and salting and cleaning 

walks, drives and parking areas, except as delegated to the Unit 
Owners as set forth herein or by the Declaration. 

 
  - General repair, maintenance and replacement of 

exterior fixtures including exterior lighting fixtures and 
associated equipment, entry signs into the condominium 
project and roadway signs therein. 
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  - General repair, maintenance and replacement of 
common fixtures and equipment such as mailboxes, and 
associated fixtures and equipment. 

 
  - General repair, maintenance and replacement of all 

sewer (sanitary and storm) and water mains and connecting 
pipes and conduits not dedicated to the utility or the 
municipality. 

 
  - Provisions for maintenance and storage of 

equipment and materials required to accomplish the foregoing. 
 
7.3  Association Services.  The Association may provide any service or 

maintenance requested by a Unit Owner or owners with respect to individual units that 
the Association is able and willing to provide or perform and shall specially assess such 
requesting owner or owners therefore.  The Board of Directors may establish policies 
requiring prepayment for some or all of such service or maintenance, and/or may refuse 
to provide same to Unit Owners who are delinquent in the payment of any sum due the 
Association. 

 
ARTICLE VIII 

 
Duties and Obligations of Unit Owners 

 
8.1 Rules and Regulations.  The units and the Common Elements and facilities 

and Limited Common Elements shall be occupied and used in accordance with the 
Declaration, the Articles of Incorporation, these By-Laws, and the rules and regulations 
adopted by the Association from time to time. 

 
ARTICLE IX 

 
General 

 
9.1 Fiscal Year.  The fiscal year of the Association shall begin on the first day 

of January and end on the last day of December in each year, unless a different fiscal year 
is elected on the first annual tax return filed by the Association. 

 
9.2 Address.  The mailing address of the Association shall be The Reserve at 

Vista Run, c/o: Steve DeCleene, N27 W24025 Paul Court, Suite 100, Pewaukee, WI 53072. 
or such other address as may be designated by the Board of Directors from time to time. 

 
9.3 Seal.  The Board of Directors may provide a corporate seal which, if 

provided, shall be circular in form and shall have inscribed thereon the name of the 
corporation and the words "Corporate Seal, Wisconsin". 
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ARTICLE X 

 
Amendments 

 
10.1 By Members.  These By-Laws may be altered, amended, or repealed and 

new By-Laws may be adopted by the members, at any meeting called for such purpose, 
by the affirmative vote of Unit Owners having sixty-seven percent (67%) or more of the 
votes in the Association. 

 
10.2 Rights of Declarant.  No amendment, repeal or alteration of these By-Laws 

shall alter or abrogate the rights of Declarant as contained in the Declaration or these By-
Laws. 

 
 

ARTICLE XI 
 

Miscellaneous 
 

11.1 Record of Ownership.  Every Unit Owner shall, upon the acquisition of a 
Unit, or any interest therein, promptly notify the Association, in writing, of the change of 
ownership, which notification shall include the Unit Number, the names of all owners of 
the Unit, and the address to which notices should be sent for such Unit. Every Unit Owner 
shall further promptly notify the Association, in writing, of any change of address. 

 
11.2 Statement of Assessments.  The Association, at the request of any 

mortgagee or any prospective purchaser of any unit or interest therein, shall provide a 
statement to such person as to the amount of any assessments against such unit then due 
and unpaid, within ten (10) business days after such request is received. 
 

11.3 Subordination.  These By-Laws are subordinate and subject to all 
provisions of the Declaration and any amendments thereto and the Condominium 
Ownership Act under the laws of the State of Wisconsin, which shall control in case of any 
conflict.  All terms herein (except where clearly repugnant to the context) shall have the 
same meanings as set forth in the Declaration and in said Condominium Ownership Act. 

 
11.4 Interpretation.  In case any provision of these By-Laws shall be held invalid, 

such invalidity shall not render invalid any other provision thereof which can be given 
effect.  Nothing in these By-Laws shall be deemed or construed to authorize the 
Association or Board of Directors to conduct or engage in any active business for profit 
on behalf of any or all of the Unit Owners. 

 
11.5 Transfer Fee.  The Condominium Association may charge a reasonable fee 

to a Unit Owner upon the sale of a Unit.  This fee may be determined from time to time 
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by the Board of Directors of the Condominium Association as a part of the Rules and 
Regulations.  The transfer fee shall not be charged on initial sales by the Developer. 

 
11.6 Number and Gender.  Whenever used herein, unless the context shall 

otherwise provide, the singular number shall include the plural, the plural shall include 
the singular, and the use of any gender shall include all genders. 
 

ARTICLE XII 
 

Liability and Indemnity 
 

12.1  General Scope and Definitions. 
 

 (a) The rights of directors and officers of the Association provided in 
this Article shall extend to the fullest extent permitted by the Wisconsin Nonstock 
Corporation Law and other applicable laws as in effect from time to time. 
 

 (b) For purposes of this Article, “director or officer” means a natural 
person (i) who is or was a director or officer of the Association, (ii) who, while a director 
or officer of the Association, is or was serving at the Association’s request as a director, 
officer, partner, trustee, member of any governing or decision-making committee, 
employee, or agent of another corporation or foreign corporation, partnership, limited 
liability company, joint venture, trust, or other enterprise, or (iii) who, while a director or 
officer of the Association, is or was serving an employee benefit plan because his or her 
duties to the Association also imposed duties on, or otherwise involved services by, the 
person to the plan or to participants in or beneficiaries of the plan.  Unless the context 
requires otherwise, “director or officer” shall also mean the estate and personal 
representative of a director or officer. 
 

(c) For purposes of this Article, “proceeding” means any threatened, 
pending or completed civil, criminal, administrative, or investigative action, suit, 
arbitration, or other proceeding, whether formal or informal, which involves foreign, 
federal, state, or local law (including federal or state securities laws) and which is brought 
by or in the right of the Association or by any other person. 
 

(d) For purposes of this Article, “expenses” means fees, costs, charges, 
disbursements, attorneys’ fees, and any other expenses incurred in connection with a 
proceeding, including a proceeding in which a director or officer asserts his or her rights 
under this Article, and, if the context requires, liabilities, including the obligation to pay a 
judgment, settlement, penalty, assessment, forfeiture, or fine, including any excise tax 
assessed with respect to an employee benefit plan. 
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12.2 Mandatory Indemnification. 
 

(a) To the extent that a director or officer has been successful on the 
merits or otherwise in the defense of any proceeding (including, without limitation, the 
settlement, dismissal, abandonment, or withdrawal of any action where he or she does 
not pay or assume any material liability), or in connection with any claim, issue, or matter 
therein, he or she shall be indemnified by the Association against expenses actually and 
reasonably incurred by him or her in connection therewith to the extent that he or she 
was a party to the proceeding because he or she is or was a director or officer of the 
Association. 
 

(b) In cases not included under Section 12.2(a), the Association shall 
indemnify any director or officer against expenses actually and reasonably incurred by 
the director or officer in a proceeding to which the director or officer was a party because 
he or she is or was a director or officer, unless liability was incurred because the director 
or officer breached or failed to perform a duty he or she owed to the Association and the 
breach or failure to perform constituted any of the following:  (i) a willful failure to deal 
fairly with the Association or its members in connection with a matter in which the 
director or officer had a material conflict of interest; (ii) a violation of criminal law, unless 
the director or officer had reasonable cause to believe his or her conduct was lawful or 
no reasonable cause to believe his or her conduct was unlawful; (iii) a transaction from 
which the director or officer derived an improper personal profit or benefit; or (iv) willful 
misconduct.  The termination of a proceeding by judgment, order, settlement, or 
conviction, or upon a plea of no contest or an equivalent plea, does not, by itself, create 
a presumption that indemnification of the director or officer is not required under this 
subsection. 
 

(c) Indemnification under this Section is not required to the extent 
that the director or officer has previously received indemnification or allowance of 
expenses from any person, including the Association, in connection with the same 
proceeding. 
 

(d) To the extent indemnification is required under this Article XIII, the 
Association has purchased or is required under Section 12.10 to purchase insurance on 
behalf of the indemnified person and the insurance policy includes a provision obligating 
the insurer to defend such person, the Association shall be obligated to extend such 
defense.  To the extent possible under such insurance policy, the defense shall be 
extended with counsel reasonably acceptable to the indemnified person.  The Association 
shall keep the indemnified person advised of the status of the claim and the defense 
thereof and shall consider in good faith the recommendations made by the indemnified 
person with respect thereto. 
 

12.3 Determination of Right to Indemnification.  Unless otherwise provided by 
written agreement between the director or officer and the Association, the director or 
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officer seeking indemnification under Section 12.2 shall make a written request for 
indemnification which shall designate one of the following means for determining his or 
her right to indemnification:  (a) by a majority vote of a quorum of the Board of Directors 
or a committee of directors consisting of directors not at the time parties to the same or 
related proceedings; (b) by independent legal counsel selected by a quorum of the Board 
of Directors or its committee in the manner prescribed in Section 12.3(a) or, if unable to 
obtain such a quorum or committee, by a majority vote of the full Board of Directors, 
including directors who are parties to the same or related proceedings; (c) by arbitration; 
or (d) by an affirmative vote of a majority of the Unit Owners entitled to vote; provided, 
however, that Unit Owners who are at the time parties to the same or related 
proceedings, whether as plaintiffs or defendants or in any other capacity, may not vote in 
making the determination.  Any determination under this Section shall be made pursuant 
to procedures consistent with the Wisconsin Non-stock Corporation Law unless otherwise 
agreed by the Association and the person seeking indemnification.  Such determination 
shall be completed, and eligible expenses, if any, shall be paid to the person requesting 
indemnification hereunder within sixty (60) days of the Association’s receipt of the 
written request required hereunder. 
 

12.4 Allowance of Expenses as Incurred.  Within thirty (30) days after a written 
request by a director or officer who is a party to a proceeding because he or she is or was 
a director or officer, the Association shall pay or reimburse his or her reasonable expenses 
as incurred if the director or officer provides the Association with all of the following:  (a) 
a written affirmation of his or her good faith belief that he or she has not breached or 
failed to perform his or her duties to the Association; and (b) a written undertaking, 
executed personally or on his or her behalf, to repay the allowance and, if required by the 
Association, to pay reasonable interest on the allowance to the extent that it is ultimately 
determined under Section 12.3 that indemnification under Section 12.2 is not required 
and indemnification is otherwise not ordered by a court.  The undertaking under this 
Section shall be an unlimited general obligation of the director or officer and may be 
accepted without reference to his or her ability to repay the allowance.  The undertaking 
may be secured or unsecured. 
 

12.5 Partial Indemnification. 
 

 (a)  If it is determined pursuant to Section 12.3 that a director or officer is 
entitled to indemnification as to some claims, issues, or matters in connection with any 
proceeding, but not as to other claims, issues, or matters, the person or persons making 
such determination shall reasonably determine and indemnify the director or officer for 
those expenses which are the result of claims, issues, or matters that are a proper subject 
for indemnification hereunder in light of all of the circumstances. 
 

(b)  If it is determined pursuant to Section 12.3 that certain expenses (other 
than liabilities) incurred by a director or officer are for any reason unreasonable in 
amount in light of all the circumstances, the person or persons making such 
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determination shall authorize the indemnification of the director or officer for only such 
amounts as he or she or they shall deem reasonable. 
 

12.6 Indemnification of Employees and Agents.  The Board of Directors, may, 
in its sole discretion, provide indemnification and/or defense and/or allowance of 
expenses in advance of a final determination of any proceeding to an employee or agent 
of the Association who is not a director or officer in connection with any proceeding in 
which the employee or agent was a defendant because of his or her actions as an 
employee or agent of the Association; provided, however, that prior to such 
indemnification, defense, or allowance of expenses, the Board of Directors shall first 
determine that the employee or agent acted in good faith and in a manner he or she 
reasonably believed to be in, and not opposed to, the best interests of the Association. 
 

12.7 Limited Liability of Directors and Officers. 
 

(a) Except as provided in subsection 12.7(b) and (c), a director or 
officer is not liable to the Association, its members or creditors, or any person for 
damages, settlements, fees, fines, penalties, or other monetary liabilities arising from a 
breach of, or failure to perform, any duty resulting solely from his or her status as a 
director or officer, unless the person asserting liability proves that the breach or failure 
to perform constitutes any of the acts of misconduct listed in Section 12.2(b). 
 

(b) Except as provided in Section 12.7(c), this Section 12.7 does not 
apply to any of the following:  (i) a civil or criminal proceeding brought by or on behalf of 
any governmental unit, authority, or agency; (ii) a proceeding brought by any person for 
a violation of state or federal law where the proceeding is brought pursuant to an express 
private right of action created by state or federal statute; or (iii) the liability of a director 
under Wisconsin Statutes Sections 181.0832 and 181.0833. 
 

(c) Wisconsin Statutes Sections 12.7(b)(i) and (ii) do not apply to a 
proceeding brought by a governmental unit, authority, or agency in its capacity as a 
private party or contractor. 
 

12.8 Severability of Provisions.  The provisions of this Article and the several 
rights to indemnification, advancement of expenses, and limitation of liability created 
hereby are independent and severable and, if any such provision or right shall be held by 
a court of competent jurisdiction in which a proceeding relating to such provisions or 
rights is brought to be against public policy or otherwise to be unenforceable, the other 
provisions of this Article shall remain enforceable and in full effect. 
 

12.9 Non-exclusivity of Rights.  The rights to indemnification, defense and 
advancement of expenses provided for in this Article shall not be deemed exclusive of any 
other rights to which those seeking indemnification, defense, or advancement of 
expenses may be entitled under any agreement authorized by the Board of Directors, any 
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Revenue ($300/month) 208,800$       

Grounds Maintenance
Lawn/Landscape Maintenance 56,550$         
Mulch (biennially) 14,790
Snow Removal 44,660

Total Grounds Maintenance 116,000$       

General & Administrative 
Manangement Fee 17,400$         
Property Insurance 40,600

Total General & Administrative 58,000$         

Miscellaneous
Master Association Fees 13,920
Reserve at 10% 20,880

Total Miscellaneous 34,800$         

Total Operating Expenses 208,800$       

Net Operating Income -$               

The Reserve at Vista Run Condominium Association

Annual Budget upon Completion



Account Name Approved 2023 Budget
Income 20 units @ $300

    Association/Dues Income 72,000.00$                             

        Transfer fees -$                                        

Total Operating Income 72,000.00$                         

Expense

        Landscape Maintenance 15,720.00$                             

        Mulch (biennially) 5,000.00$                               

        Snow Removal 16,500.00$                             

        Insurance 14,000.00$                             

        Management Fees 5,880.00$                               

        Miscellaneous 500.00$                                  

        Master Association Fees ($360/year per unit) 7,200.00$                               

        Reserve Contribution 7,200.00$                               

Total Operating Expense 72,000.00$                         

The Reserve at Vista Run



Account Name 2024 Budget
Income 24 units @ $300

        Association/Dues Income 86,400.00$         

        Transfer Fees -$                    

Total Operating Income 86,400.00$       

Expense

        Landscape Maintenance 20,120.00$         

        Mulch/Plants/Lawn Repairs 4,000.00$           

        Snow Removal 18,000.00$         

        Insurance 18,500.00$         

        Management Fees 8,000.00$           

        Office Supplies/Mailings 250.00$              

        Miscellaneous 250.00$              

        Master Association Fees ($360/year per unit) 8,640.00$           

        Reserve Contribution 8,640.00$           

Total Operating Expense 86,400.00$       

The Reserve at Vista Run
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