BYLAWS OF THE

380-402 TENANTS ASSOCIATION
ADOPTED NOVEMBER 12, 2009
ARTICLE I – NAME

This organization shall be known as the 380-402 Tenants Association. We represent tenants living at 380 and 402 Mt. Prospect Avenue in the City of Newark, NJ.
ARTICLE II – STRUCTURE

Section 1 – Internal Structure

The structure of the Tenants Association shall consist of the following

(1) Membership

(2) Executive Board

(3) Officers

(4) Project Committees
(5) Liaisons
Section 2 – Affiliation with Newark Tenants United
The organization must retain its affiliation with Newark Tenants United, but does not answer to Newark Tenants United or defer any decisions to Newark Tenants United.  The organization must maintain it’s website within Newark Tenants United.
ARTICLE III – MEMBERSHIP

Section 1 – Eligibility

Any person 18 years of age or older is entitled to membership. No person can be denied membership. Members must be current residents of 380 and 402 Mt. Prospect Avenue.
Section 2 – Rights and Responsibilities

Members can vote for officers and Executive Board members at elections. Members can be appointed to positions within the organization, including Class II and Class III officer positions.

Section 3 – Termination

Membership can only be terminated by vote of the Board of Directors; any such proceedings must follow Robert’s Rules of Order.

ARTICLE IV – DUES

Section 1 – Standard Annual Dues

Each member of the Tenants Association shall pay membership in the amount of $12 per year.  Records are to be kept for when membership expires.

Section 2 – Student/Low-income Dues

Any potential member can claim student or low-income status, at which dues are only $9.  This includes senior citizens who wish to claim low-income status, but otherwise there is no senior citizen discount rate.

Section 3 – Dues Structure

All membership application forms, including those on the Internet, shall include a range of potential donations for those wishing to give more than the standard annual dues. The Executive Board may change membership dues at its discretion. Membership dues are not refundable if the member moves, or for any other reason.
ARTICLE V – EXECUTIVE BOARD

Section 1 – Executive Board Duties, Authority, and Responsibilities

The Executive Board establishes the policies and actions of the Tenants Association.  The Executive Board shall meet monthly or quarterly, or hold special meetings as needed.  Any area of gray, or any matter not outlined in these bylaws, falls under the decision-making authority of the Executive Board.

Section 2 – Executive Board Composition 

There shall be nine board members who collectively are the decision-makers for the organization. The Board Chair and Vice Chair run Board meetings, but have no greater authority than the other board members. 

Section 3 – Executive Board Eligibility

Only residents of 380 and 402 Mt. Prospect Avenue may serve on the Executive Board. Employees of the Owner, Property Manager, and Security Company are not eligible for positions on the Executive Board.  It is encouraged to keep the Executive Board balanced between the two buildings and between men and women, as well as generally representing the ethnic and racial diversity of our residents.
Section 4 – Executive Board member elections

Board members serve two-year terms. Board members are up for re-election every 2 years.  The election is to be held in April of every odd-numbered year.
Section 5 – Selection of first Executive Board

The first nine board members are those individuals who gathered to establish the organization. They will serve until April 2011, in which the next election is to be held.

Section 6 – Selection of Officers

The Executive Board will annually choose among themselves their CHAIR, VICE-CHAIR, TREASURER, SECRETARY, and other officer positions. These positions are not voted on by the membership at large.

Section 7 – Executive Board vacancies

In the event of a vacancy for any reason, the remaining Board members vote to fill unexpired terms. Board members who become  inactive are encouraged to step down. Newly appointed Board members shall serve the balance of the 2-year term of the seat vacated. 
Section 8 – Publication of Officers 

The names of Executive Board members shall be published on the website, and all vacancies must be noted
Section 9 – Special Election 

If a situation arises in which there are 3 or less Board Members, a special election must be called by the remaining board members for an Executive Board Reconstruction, at which the general population of the buildings will vote for all 9 seats on the Executive Board.  Residents need not be current in their dues to vote in a Special Election.  Residents who are employees of the Owner, Property Manager, or Security Company may not vote in a Special Election.
Section 10 – Petition for a Special Election
If the Special Election is not called when required in Section 9, a petition signed by 9 of more residents meeting the criteria of Article V, Section 3, shall suffice to call for an election.  This election is not valid unless it is announced by flyers distributed to every apartment; and the flyer must list the 9 persons, by name and unit number, who are calling for the election.  The provisions of this section are expressly to prevent the organization from falling into stagnation, and to allow for other tenants to assume leadership roles and to reinvigorate the organization.  In the event of a Reconstruction, all records, files, and bank accounts of the organization must be turned over to the new Executive Board members, and the new Executive Board members must pay their membership dues.
ARTICLE VI – OFFICERS

Section 1 – Hierarchy of Officers

All Officers are to be invited to attend Executive Board meetings and participate in all discussions, but only the Officers who are Executive Board members may vote on decisions of the organization. There are at least 14 potential officer positions.  It is not encouraged for individual Executive Board members to fill more than 2 positions.  The open intent is to have as many different people as possible filling positions.  Officers are responsible for various duties and functions within the organization.  

Section 2 – Class I Officers

The Class I officers are Chair, Vice-Chair, Secretary, and Treasurer.  Class I Officers must be Executive Board members.  

Section 3 – Class II Officers

The Class II Officers are the Legal Advisor and the Website Coordinator.  Class II Officers are the only officers who may be non-residents.  In the event that control of the website ever transfers to another Tenants Association within Newark Tenants United, the new website coordinator is automatically a Class II Officer.

Section 4 – Class III Officers

The remaining officer positions are Class III Officers. These includes Membership Coordinator, Sergeant-At-Arms, Media Coordinator, Volunteer Coordinator, and Project Committee Chairs such as Code Enforcement Coordinator,  Block Watch Coordinator, Welcome Coordinator, Events Coordinator, and other project committee chairs appointed as needed.  Class III officers must be filled by residents. They can either be filled by Executive Board members, but it is encouraged that they be given to other members who are current in the dues.  

Section 5 – Chair

The Chair runs public meetings.  The Chair is accountable to the Executive Board.

Section 6 – Vice-Chair

Fills the obligations of the Chair when the Chair is unavailable 

Section 7 – Secretary 

Records general meeting minutes, types correspondences as needed, maintains files of correspondence.

Section 8 – Treasurer 

Provides Treasurer’s reports for each meeting, and an annual fiscal year report. Coordinates any tax-exempt related issues. Creates spreadsheets for all bank accounts.

Section 9 – Membership Coordinator

Drafts and implements plans for seeking new members, and keeps computer database records of residents and members.  This database indicates when members are “current” or not, which is necessary for voting.

Section 10 – Sergeant-At-Arms

Maintains order at meetings.  The Sergeant-At-Arms is also responsible to know the by-laws inside and out, and respond to inquiries from the Executive Board or residents.
Section 11 – Media Coordinator

Drafts and implements public relations plans, including outreach to various media. This is an appointed position. Duties include review of press releases generated by the Executive Board, Chair, and Project Committee Directors. Press releases cannot be released without the approval of an Executive Board member designated for these reviews.

Section 12 – Volunteer Coordinator

Maintains a computerized list of positions available with the organization, and matches up the skills of volunteers to the appropriate positions. 

Section 13 – Website Coordinator

Maintains and updates the webpage for the organization under the direction of the Executive Board. The Website Coordinator can oversee a website committee involving representatives from other Tenant Associations within Newark Tenants United.

Section 14 – Code Enforcement Coordinator 

Documents violations and reports to the proper authorities any and all violations of city code. They shall make inventories of violations.  This person may chair an entire Project Committee devoted to this effort.

Section 15 – Block Watch Coordinator
The organization is specifically tasked to function as a Block Watch for the two buildings. The Block Watch Coordinator is to keep a watch for any potential illegal activity, including gangs and drug dealing. It is not suggested for one person alone to take on this task. This person is strongly encouraged to chair an entire Project Committee devoted to this effort, and may interact with Management and the Newark Police as needed.

Section 16 – Welcome Coordinator
The Welcome Coordinator is tasked to introduce the organization to new residents, and to create a Concierge Directory to be kept at each security desk.  The Welcome Coordinator can Chair a Welcome Committee.

Section 17 – Events Coordinator

The Events Coordinator is tasked to schedule parties, day trips, and other socializing events for the benefit of gathering residents and building a sense of community. The Events Coordinator can Chair an Events Committee.

Section 18 – Legal Advisor 

Serves as Legal Counsel for the Tenants Association and provides legal advice, as needed.  This may be a non-resident.

Section 19 – Other Officers

The Executive Board can appoint additional officers, as needs arise.

ARTICLE VII – MEETINGS

Section 1 – Executive Board Meetings

The Board may meet privately before a general membership meeting, or can meet on a separate day. Executive Board meetings are called by the Chair, or by request of a majority of Board Members. At least 3 days notice must be given for an Executive Board meeting. A quorum of Board members must be in attendance for any decisions to be made.  Executive Board decisions are to be made by majority vote if consensus is not reached on any issue. Minutes of all Executive Board meetings must be taken and approved at the subsequent meeting.  
Section 2 – General Meetings

General Meetings are to be scheduled quarterly or monthly by the Executive Board. Meetings are to follow Robert’s Rules of Order, except as otherwise noted in these bylaws. Minutes of previous meetings are to be voted on by the Executive Board at each meeting. 

Section 3 – Annual Reorganization Meeting

A general meeting is to be held every other April at which closed-ballot elections are to take place for Executive Board members.  Annual reports are to be delivered at this Meeting by the Treasurer and the Membership Coordinator.  
Section 4 – Project Committee Meetings

Project Committees within the organization are encouraged to hold meetings as needed. At least 3 days notice is to be given to the Chair of such meetings. Minutes must be taken of all Project Committee meetings.  Project Committee meetings are open to the public at the discretion of the Project Chair.

ARTICLE VIII – PROJECT COMMITTEES

Section 1 –Project Committees

It is encouraged to form Project Committees within the Tenants Association.  Project Committees cannot be micro-managed and must be given sufficient authority. The appointed Chair of a project committee is automatically a Class III Officer who may attend Executive Board meetings but not vote.
Section 2 – Parameters of Project Committees

Project Committees must work on issues directly affecting the buildings. This may include issues within a 500-foot radius that affect our Quality of Life. Project Committees are on the agenda to give reports at every general meeting. Project Committees can be allocated a petty cash budget at the discretion of the Executive Board, and must document expenses with the Treasurer. Minutes of all meetings must be provided to the Executive Board. 

Section 3 – Types of Project Committees 

The organization may form a Code Enforcement Committee, a Block Watch Committee, a Welcome Committee, and an Events Committee. The Executive Board may designate additional Committees, as needed.  Issue-specific committees may be formed, or committees to advance a new city ordinance.
ARTICLE IX – LIAISONS

The Chair, with consent from the Executive Board, may designate any member to be a Liaison with any other organization, the Newark Police Department, Rutgers Community Law Clinic, any city or state office, or any elected official.   The Liaison will report to the Executive Board, as needed.  They may give reports, as needed, at General Meetings.
ARTICLE X – ACCOUNTING

Section 1 – Dues

Dues paid by check or money order, all photocopied before deposit.  A receipt must be given, with a copy kept for our records, for any cash donations. All outgoing checks must have two signatures.
Section 2 – Accounting Records
All records must be kept for 7 years.
Section 3 – Treasurer’s Duties

Treasurer must maintain budgets for the group and suggest allocations for each Committee. Executive Board is the final allocator of budgets. Maintains petty cash box with $100, or any other amount so designated by the Executive Board. Request for reimbursement forms needed for anything over petty cash limit, including travel expenses, seminars, etc.

Section 4 – Requirements for Bank Accounts

At all times, the bank accounts holding our funds must be set up to require the signatures of 2 Executive Board members on all outgoing checks.  The banks must be notified, by a written letter on our letterhead, if any of these two persons change.

Section 5 – Dissolution and Distribution of Funds

In the event that the organization dissolves, 1/3 of the funds in our account are to be donated to the Rutgers Community Law Clinic, and 2/3 to the New Jersey Tenants Organization.  Funds may not be distributed to officers of the organization.

ARTICLE XI – PUBLISHING OF THE BY-LAWS

The by-laws are not an internal document. The by-laws must be posted on the organization’s website. Copies are to be distributed upon request to any party.  
ARTICLE XII – FOUNDING POLICIES

Section 1 – Mission

“Our mission is to improve the Safety and Quality of Life of our high-rise buildings and our immediate neighborhood, and to build a sense of community pride.”  We want our buildings to be safe, clean, quiet, and economically stable. We wish to see the buildings have a low vacancy rate, and to remain attractive to professionals and to retirees, as well as with hard-working families.  We seek at all times to conduct ourselves professionally and to have a positive working relationship with our Property Manager and the building owners when addressing repair issues regarding common areas and individual apartments.  We are against code violations, crime, drugs, and gangs; and we know what happens to high-rises throughout Newark that are unable to control these problems.  
Section 2 – Non-Political Status

The Tenants Association is a non-profit, non-partisan, and non-political organization. The Tenants Association cannot and will not endorse or oppose any candidates for public office. This does not preclude any member from running for office on his or her own, or seeking appointment onto any city board.  Board members are not precluded from supporting candidates on their own, as long as they aren’t representing the organization in doing so.
Section 3 – Two Properties

The organization believes that Mt. Prospect Tower and Abington Tower constitute two separate properties owned by two separate LLC’s, and currently managed by one organization.  The Tenants Association shall never concede to any claim that these buildings are one property, and shall resist any attempts to eliminate “Mount Prospect Tower” and “Abington Tower” as the names of the buildings.
Section 4 – City Ordinances

The organization is specifically tasked to interact with city officials in requesting changes to city ordinances which better preserve the rights of tenants in the City of Newark.

Section 5 – Pet policy

The organization supports management’s policy to grandfather existing pets, but to not allow new pets into the buildings. We encourage management to continue requiring incoming tenants to sign a no pet pledge.

Section 6 – Vicious-Breed Dogs

The organization is specifically opposed to vicious-breed dogs living in our buildings, including but not limited to Pit Bulls, German Shepherds, Dobermans, and all types of Mastiffs. We believe that any person bringing a vicious animal into the building is unjustly making a decision for all of his or her neighbors, and is fundamentally violating everyone’s safety.
Section 7 – Website Continuation
In the event that there is a change in the Website Coordinator position, all efforts must be taken to find another resident in our buildings to maintain the website.  Control of the Newark Tenants United website, www.newarktenantsunited.org, cannot transfer to another tenants association within Newark Tenants United without a vote of our Executive Board.  Keeping the website up and running for the residents of Newark is an over-riding priority.   If no individual comes forth to run the website, the website shall be offered to the New Jersey Tenants Organization, the Newark HUD Tenants Coalition, or another tenant organization.

Section 8 –  Urban Decline versus Economic Development

The Tenants Association is not against construction or economic development. We can, however, take positions for or against any proposed development or facility within 500 feet that may affect our Quality of Life. The organization recognizes that large portions of the Forest Hill District are high-quality residential neighborhoods, and that the preservation of such neighborhoods is desirable. 

ARTICLE XIII – AMENDMENTS

The bylaws can be amended  by a 2/3 vote of membership at a membership meeting, provided that the Executive Board takes a majority vote to post a by-laws change. A petition for vote on a bylaws change can be submitted by 2/3 of membership to take a vote not authorized by the Executive Board.
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