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Introduction

In connection with the acquisition of ownership or utilisation of an apartment right in the New Babylon apartment complex in The Hague, you are a co-owner or user (tenant) of the apartment complex. If you are a co-owner, you have also automatically become a member of the Homeowners Association of New Babylon City Tower, The Hague and the Homeowners Association of the New Babylon Parking Garage, The Hague. If you are a user (tenant), then your landlord is automatically a member of both Homeowners Associations and you shall have to fulfil the obligations imposed on your landlord by these Homeowners Associations. The foregoing entails that not only are you responsible for the use of your own apartment, but that you are also jointly responsible for maintaining the whole building and the parking garage in a good and representative condition. The residents of the flats in the building must be aware that living in close quarters (communally) can lead to inconvenience. 
  
To guarantee the quality of life, it is essential that the purpose and scope of a number of rules included in these bylaws are scrupulously observed by all owners and users of the apartments in the building. 


1. General

1.1. These bylaws contain the internal rules for the owners and users of the apartment building. Where the term “owners” is used, it always refers to all residents and users, except where otherwise expressly indicated.

1.2. The term owner shall be understood to mean the person entitled to an apartment right as stipulated in Article 5:106, paragraph four, of the [Dutch] Civil Code.

1.3. The term user shall be understood to mean the person who has use thereof as stipulated in Article 5:120 of the [Dutch] Civil Code.

1.4. The term “HOA” shall be understood to mean one of the two Homeowners Associations of New Babylon City Tower and Parking Garage, The Hague, as established in accordance with Article 5:112, paragraph 1, subparagraph e of the Civil Code. Depending on the article’s subject matter, reference is being made to the HOA of the residential towers or the parking garage.

1.5. The term “common parts” shall be understood to mean the parts of the building and the land associated therewith, which, according to the master deed, are or are not intended to be used as a separate whole.

1.6. The term “service manager(s)” shall be understood to mean one or more persons who are present on the premises to assist the residents and to maintain order in the building. The service manager(s) are employed by the New Babylon City Tower HOA and the manager/administrator is their supervisor. 

1.7. Only the administrator or authorised persons, who are designated as such, may assign tasks concerning the maintenance of the common parts of the HOA and the land associated therewith. 
1.8. Works on and/or alterations of the installations in the general interest may only be carried out on the orders of the Board and/or the manager/administrator. Residents must submit requests for works through the service manager(s). 


2. Access and order

2. 
2.1. The building can only be accessed by owners, users, their guests, service managers, the property manager, the HOA manager or administrator, maintenance personnel and suppliers. Only the administrator and property manager or maintenance companies working on the orders of the HOA’s manager or administrator may access the roofs. 

2.2. The common areas are not intended for the storing items such as shopping trolleys, bicycles, children’s toys, stepladders, etc.

2.3. Owners and users and not allowed to place items (such as household refuse, flowerpots, furnishings, decorations, etc.) in the common areas. There must be sufficient space at all times for an escape route at the service manager(s)’s discretion. 

2.4. The building’s entrances and exits must be kept free at all times and under all circumstances. Doors which give access to the common spaces must be closed. In the event of the admission of third parties, the owner and user shall be responsible for ensuring that this is done. 

2.5. Every owner and user is required to ensure order and neatness in and around the building. Acts whereby nuisance is caused to co-residents through dirt, dust, soot, foul odour or smoke should be refrained from. If playing children deface floors and walls, their parents should ensure that these are removed and cleaned, if necessary. 

2.6. Owners and users are mutually obliged not to bother each other and must allow the co-residents, their families and their visitors to freely use the common entrances and stairways to the apartments.

2.7. The use of barbecues, stoves and fire baskets which have open hearths in the outside spaces is not permitted. 

2.8. Tenants in the “New Babylon” apartment complex are prohibited from renting their apartments together with their appurtenances to third parties, renting out one or more rooms or surrendering their apartments together with their appurtenances for use or enjoyment. The apartments are solely intended for occupation by the tenant and his/her family. In accordance with Article 35 of the master deed, individual owners are entitled to surrender its use to another person, provided this is requested in writing and is approved by the HOA’s management. 







3. Noise nuisance

3. 
3.1. Causing noise nuisance in any form whatsoever, in both the private and the common areas, is not permitted. This includes, inter alia, singing, yelling, use of musical instruments and sound carriers, throwing of noisy parties, slamming of doors and windows and the use of appliances, machines and different kinds of equipment. Noise must never exceed room level. 

3.2. Necessary activities that cause noise nuisance such as drilling, sawing, grinding, hammering, etc. are only permitted at the following times:

· Working days from 8.00 a.m. to 8.00 p.m.;
· Saturdays from 10.00 a.m. to 6.00 p.m. 

3.3. The service manager can grant exemptions with respect to the provisions of this article. Requests for exemptions for noise nuisance that shall last for a long time, for example, during renovations, must be submitted to the service manager, even when the activities fall within the timeframes indicated in Article 3.2. In consultation with the owner or user concerned, the service manager shall work out a reasonable plan aimed at causing as little inconvenience to the neighbours as possible. .
 
3.4. Lighting fireworks and thus causing noise nuisance is only permitted on 1st January from 12.00 a.m. to 2.00 a.m. For safety reasons, fireworks may not be lit in the open spaces and from the outside spaces (balconies).  

3.5. Music lessons cannot be given in the apartments and nor can musical performances be held therein. 


4. Energy 

4. 
4.1. Obtaining energy from the common energy supply for private use is forbidden. Consequently, placing a continuous power-consuming device (e.g. a freezer) in the apartment’s storage or tapping electricity from the electrical outlets on the floors is prohibited, for instance. 


5. Household Pets

5. 
5.1. Keeping pets is permitted in the building provided the animal is housed in the apartment and provided its owner gives it the necessary care, such that the co-residents are not bothered by the animal. The permanent housing of a pet in the common areas or the outdoor spaces is prohibited. The term “household pets” does not include (exotic) animals, whose ownership or keeping is forbidden by statutory provisions. 

5.2. The owner and user is obliged to prevent their pets from causing damage to the building and causing damage and/or nuisance to persons in the building or on the surrounding terrain. If these pets soil the common areas (including urinating against frontages), the owner of the animal in question shall be required to immediately remove the mess. The provisions of Article 6.6 below apply in all other respects. 

5.3. Pets must be kept on a leash in the common areas. 


1. 
2. 
3. 
4. 
5. 
6. Use of common areas

6. 
6.1. Placing of objects of any kind (e.g. bicycles, mopeds, shopping trolleys, dustbins, used paper, etc.) whatsoever in parts other than those specifically designated for that purpose is prohibited. 

6.2. Throwing of objects or materials, in the widest sense of the words, from the balconies, terraces or from the low-rise building’s roof is forbidden. 

6.3. Carrying out of activities which may cause filth, bad odours or nuisance in the common areas, including the parking garage, is prohibited. Generally, the common areas should not be used as private workplaces. 

6.4. Leaving unnecessary advertising materials, newspapers and suchlike behind in the common parts is not allowed. Letterboxes may be provided with a NO-NO or YES-NO designation by the service manager(s), as desired.  

6.5. The placing of advertising indications, posters, stickers, etc. is prohibited throughout the building. This excludes FOR SALE or TO LET indications in the private areas for the period that the respective private area is offered for sale/rent, as well as adverts for non-commercial purposes. Placing of decorations, etc. in the common areas is only permitted with the general meeting’s approval. 

6.6. The owner and user must refrain from dirtying the common parts (this also applies to graffiti). If this does occur nevertheless, the responsible party must ensure that the area is cleaned at their expense. If the responsible party does not do this within 24 hours, the Board or the service manager can commission a third party to do so and the cost shall be recovered from the responsible party. Damage caused during moving, for example, must be reported by the responsible party or their principal to the service manager(s), and its repair shall be charged to the responsible party. The responsible party is not permitted to repair damage themselves. 

6.7. Smoking is not permitted in the common areas. 

6.8. Children under 6 years old may not enter the lift and the parking garage unaccompanied.

6.9. The French windows on the ground floor – near the service counter and letterboxes – are emergency doors and must therefore only be used in emergencies. There is no door closer installed on these doors and therefore they remain open effortlessly. Intruders will thus have easy access to the building. The use of these doors in normal situations is not permitted.  


7. Use of the parking garage

7. 
7.1. The garage must be used exclusively for parking cars and motorcycles, except on special written request. It is strictly prohibited for persons (playing children, visitors, etc.) to be in this outdoor area for reasons other than those indicated. 

7.2. Parking more than one motor vehicle per parking space is not permitted. This also applies to bicycles and/or motorcycles. 

7.3. Use of the parking garage for trading purposes or manufacturing, assembly or repair activities or changing oil there is not permitted. 

7.4. In connection with users’ safety, there is a speed limit of 10 kilometres per hour in the parking garage. Vehicles coming from the right have priority. 

7.5. The garage is cleaned periodically. It is important that all users remove their vehicles on request so that it can be cleaned as completely as possible. The schedule shall be communicated by the service manager(s) through the residents’ website (http://nbcitytower.nl).  

8. Use of the private areas

8. 
8.1. With respect to soiling by seagulls or other birds, feeding of animals on and from the balconies and from the windows is not permitted. Throwing of bread crusts and/or other leftover food outside is not permitted. 

8.2. The use of the private areas, including the storage areas, for storing dangerous substances or the carrying out of activities there which may cause nuisance or danger to the other owners and/or users and/or the building is prohibited. 

8.3. To maintain and promote a qualitative aesthetically high appearance of the apartment building, hanging of laundry or bedding on the outside of the balconies is prohibited. Furthermore, residents should endeavour to hang laundry or bedding on the balconies to dry or to air out of sight and not longer than is strictly necessary. In addition, satellite dishes may not be placed on the building’s exterior. The internet, radio and television may only be used through a connection to the central antenna system or the wiring here.  Placing of reception systems or the installation of wires along the façade is strictly prohibited. 

8.4. Beating or spreading out carpets, runners, mats, tablecloths, etc. on the balustrades is prohibited. 

8.5. No objects such as flower boxes, clotheshorses and/or armatures may be placed or attached to the balustrades. Flower boxes should be placed on the inside of balconies and balustrades. Attachment to the balustrade is not permitted. 

8.6. The balconies’ ceilings constitute part of the apartment building’s structure and therefore hanging items thereon, painting them or making openings in them is prohibited. Exceptions may only be made after consultation with a building expert and following a report of the findings to the Board or the manager and with the general meeting’s permission. The floors of the balconies and terraces should not be heavily loaded with flower pots and suchlike. 

8.7. Placing party lights on the balcony is prohibited. With respect to the provisions of this article, the management can grant exemptions, during the Christmas period, for example.  

8.8. Placing (storage) cupboards on the balconies is prohibited.  

8.9. During strong winds, loose objects in the outside spaces should be removed or secured. Residents should always be conscious of the dangers when objects fall from the balconies – mostly at a great height – onto the public road below. The HOA does not accept any liability for this. 

8.10. The complex is fitted with a WarmteTerugWin (heat recovery) system, and there is an individual ventilation unit in every apartment. Residents must replace or clean the filters in this unit at least twice annually. Filters can be obtained from the service managers for a fee. It is advised that this ventilation unit should be cleaned once a year by the installer. 

9. Chopping and/or breaking works

9. 
9.1. Performing chopping and/or breaking works on a load-bearing wall (including beams), floors and ceilings and windows and window frames in the exterior façades within the private area of any apartment right without a permit from the competent authorities (such as the Building and Housing Inspectorate) is forbidden.  The general meeting’s written approval is required for breaking through load-bearing walls. Before the commencement of construction works, the permit from the competent authorities (such as the Building and Housing Inspectorate) must be submitted to the Board or the manager. 

9.2. An owner and user who has commissioned a structural alteration or who is carrying out one themselves, is liable for any damage caused to the common parts and items such as the lift and entrance doors, doorjambs and stucco, etc. This damage must be repaired at the responsible party’s expense and the HOA should be informed of this. 

9.3. An owner and user who has commissioned a structural alteration or who is carrying out one themselves is liable for any damage to another apartment right. They must compensation the owner in question for this damage at the HOA’s first demand. 

9.4. The responsible party or their principal must compensate the HOA for damage caused during moving to the lift and access doors, doorjambs and stucco, etc.

9.5. Residents must inform the Board or the manager in advance in writing of all structural alterations and shall also inform the service managers of these.  


10. Sun shades

10. 
10.1. Residents are not permitted to place sun shades outside the apartments. 


11. Household refuse

11. 
11.1. Household refuse must be deposited in the dustbins in the container space intended for this purpose. Depositing or dumping of household refuse in the common areas such as elevator lobbies and storage hallways is prohibited. Separate containers are available for collecting paper.

11.2. Depositing or dumping of household refuse and/or other bulky and/or chemical waste in and around the apartment complex’s open spaces is prohibited. Temporary dumping of rubbish in the container space is also prohibited. The municipality should be contacted for the removal of bulky and/or chemical waste. 

11.3. Every resident should close the door to the container space after use. This is to prevent offensive odours in the entrance hall. 


12. Service manager

12. 
12.1. There are service manager(s) available in the complex. The service manager(s) are available from Mondays to Fridays from 7.00 a.m. to 9.00 p.m. The service manager(s)’s office is in the general entrance of the New Babylon City Tower, The Hague and can be reached by telephone on 070 – 8200 519. The service manager(s) are also reachable by e-mail at: servicemanager@nbcitytower.nl.  

12.2. Owners and users can give the service manager(s) a key to their apartments for storage. This is at their own risk and is subject to the signature of a key declaration form for this purpose. This declaration and the key shall be kept in a safe place.   


13. Hard Floors

13.1. The installation of hard floors such as parquet and natural stone floors in the apartments s permitted, but in this respect, the owner and user must take the living environment into consideration and as little noise as possible should be produced when using hard floors. This is possible by: walking in hard footwear as little possible, not allowing the bouncing of balls or marbles on the floor, and attaching felt insulation under furniture and audio equipment. The floor should be well covered and it is forbidden not to cover the floor and to just paint them, for instance. 

It is common knowledge that the living area is fitted with a temperature heating and cooling system which is placed on a floating floor. This system requires a suitable floor covering. The user shall seek relevant expert advice concerning the floor covering to be used and is thereby liable for the choice for that purpose. 

14. Legionella prevention

14.1. A preventive water analysis of the City Tower’s drinking water installation carried out in 2014 showed that contamination with legionella bacteria was found in a number of taps in various places in the apartment complex. This is a harmless variant, but the HOA is nevertheless of the opinion that precautions should be taken to eliminate it. The water supply network has undergone chemical cleaning a number of times to remove the bacteria from the pipe network. The water supplied by Dunea which enters below is not demonstrably contaminated. A so-called ultra-filter has been placed behind the main supply to stop legionella bacteria. 
 
The City Tower apartment complex water supply network contains the least pathogenic bacteria. The chance of contamination with legionella bacteria is low, but is indeed present. There is no cause for panic or concern. The current situation has been ongoing for some time and nothing has happened till date. Healthy people can easily resist this bacteria.  

Drinking water with legionella is absolutely safe. Legionella can be dangerous when inhaled during atomisation. In your apartment, atomisation occurs through the shower head. All other outlets do not “atomise” and cannot therefore cause contamination. 

The risk of contamination can be reduced by taking the following precautions:

· Ensure that the temperature of the shower water at the outlet is at least 60ºC. As it happens, the bacteria cannot live at temperatures above 60ºC. You can use a thermometer and a bucket to measure how high the temperature of your hot, unmixed bathwater is.
· If you have been away for some days and certainly if you have been away for longer, it is desirable to flush the pipes with cold or hot water on your return until the water is actually cold or hot. Avoid atomisation and ventilate the area well. 
· In the event of long absence, it is important that the flat is flushed out weekly. You can instruct the complex cleaning company to do this. The service managers can set this up for you. 
· Every outlet that is not used regularly (e.g. a double sink where this applies to 1 of the faucets) should be flushed out for approx. 5 minutes weekly.  
· If you have a hot tub and have not used it for a long time, fill the bath with water of at least 60ºC first. Switch on the bath and allow it to empty out again after ten minutes. You can also clean the tub with cleaning agents for swimming pools. 
· There is a risk if your humidifier works by atomisation. You can prevent the risk of contamination by putting boiled water in them and cleaning them and renewing the water weekly.  
  








15. Sprinkler installation in the apartments

15.1. The apartments in the City Towers are fitted with a sprinkler system and you can see this from the sprinkler heads jutting out from the ceilings. 
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Sprinkler head  

Be careful with the sprinkler heads. In the event of serious damage or high temperature, the sprinkler will start operating and this will cause serious water damage in your apartment. The sprinkler pipes run through the concrete floors. Do not drill holes deeper than 4 cm in the ceiling to hang lamps and suchlike. Do not: 

· hang garlands or other things on it;
· paint or whitewash heads;
· keep hot objects or a flame around them;
· bump against them; 
· make holes deeper than 4 cm in the ceiling. 

The sprinkler system extinguishes (beginning) fires immediately in the spot where the fire starts. If the temperature goes above 68°C, the sprinkler starts working automatically, the fire brigade is alerted and the evacuation alarm also goes off instantly. The sprinkler system is inspected every six months by randomly performing a visual inspection in the apartments and inspecting the general system in the elevator lobbies. You should cooperate with this inspection in order to be assured that the building’s structure is secured. In short, it is of general importance that you take care of and pay attention to the sprinkler system in the complex and in your apartment in particular.  

The installation can only work properly if a number of conditions are satisfied: 

· the apartment’s layout should not be changed without adapting the sprinklers thereto;
· dropped ceilings should not be installed without adapting the sprinklers thereto;
· items should not be stored higher than 50 cm under the ceiling;
· items should not be stored or hung on the sprinkler pipes which run through the basement storage area;
· Ceiling-high cupboards should only be placed against walls and never in the middle of a space. 

If you wish to make modifications in your apartment which may affect the sprinkler’s operation, then the sprinkler maintenance company must adapt the sprinkler system in your apartment thereto at your expense. You must submit requests in this respect to the Owners Association through the management beforehand. 
  
NOTE! If the sprinkler system in your apartment does not satisfy the requirements stipulated in this respect and fire breaks out, then you are liable for all damage, in the widest sense of the word, caused thereby and you shall be liable for all the costs arising therefrom. Finally, we would like to point out that the costs of the sprinkler reports which occur because the operation of the sprinkler system in the apartment is disturbed by situations such as those described above or the due to other unnecessary disruptions, shall be charged to the person responsible. 
 

16. WKO system
16.1. The apartment is fitted with a WKO [heat/cooling storage] system which is operated by Icon Lightyear WKO. As a resident, you have entered into a supply contract with this company – or Lightyear WKO’s predecessor – whereby you are provided with heat, hot tap water and cooling. The owner is responsible for the maintenance of the indoor system. This concerns the distribution cabinet, the heat exchanger, the expansion tank and all the pipes in the apartment’s floor. The photograph shows the distribution cabinet, the heat exchanger and the expansion tank outlined. Furthermore, there is a thermostat in the living room which you can set to heat and cooling. The owner is also responsible for this thermostat’s maintenance. 
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17. Board’s mandate to act in the event of calamity

17.1. The members’ general meeting has given the HOA’s Board a mandate of €5,000.00 to act in the event of a calamity for a maximum of 3 events annually. The Board or the manager shall inform the owners of apartment rights of any event where this mandate is used, where appropriate. 


18. Miscellaneous

18.1. In the event of the violation of or non-compliance with a statutory provision, one of the model rules’ provisions, or the bylaws, the HOA shall send the offender a written warning and shall draw their attention to the violation. If the offender does not respond to the warning, the members’ general meeting may, after a second written warning, impose a penalty of a maximum of €5,000 for each violation on him/her; without prejudice to the offender’s liability to pay compensation should there be grounds for this and without prejudice to the other measures that may be taken by the general meeting by virtue of the law or the bylaws. The penalties to be paid shall be allocated to the reserve fund after the deduction of administrative costs. 

18.2. In all cases, where already stipulated and yet to be established rules in these bylaws conflict or are capable of different interpretations, these documents shall prevail in the following order: the master deed in force, the condominium drawings and the "Rules for partitioning property into Apartment Rights" indicated in the Master Deed, the January 2006 model rules together with the bylaws of the principal association: New Babylon Owners Association.  

18.3. The members’ general meeting shall decide in all cases not provided for by these bylaws or the partition rules.  

18.4. These above-mentioned points constitute only a part of the requirements and obligations arising out of the lease or deed of sale concluded with you. For the others, we hereby refer you to the contents of the lease or deed of sale, as well as the general provisions pertaining to the agreement.
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