Saft Run Condos




N
: » !
ON_OF CcoN :
l o DECLARATIC 9; NDOMINTUM 2% 512 w768
! 31 14850 SALT RUN 1T _CONDOMINIUM
\ KNOW ALL MEN BY THESE PRESENTS THAT:
- FLORIDA REAL ESTATE CONCEPTS PARTNERSH:P, a Florida general

partnership (the "Devcloper®™), hereby submits to condominium
ownership pursuant to Chapter 718, Florida Statutes, as amended

{the “Condominium Act®™), the land and all improvcments now

cxisting thereon and/or hercafter erccted thercon all equipment,
ég furnishings, and fixtures now or hercafter located thereon
gg.&.:{ (herzin the "Property"), located in St. Johns County, Florida,
; %gg’g and more particularly described on Exhibit A attached hereto.
p :fs: ; The Property and any additional property added to the
gp Z condeminium by amendment to this Declaration, shall hereafter be
£

knowa as Salt Run IT Condominium and shall be subject to
TP provisions, restrictions, rescrvations, covenants, and conditions
f-.\ and eascments hercinafter set forth, all of which shall constitute
covenanls runaing with the land, binding upon owners and lossees
of any part of the Property, and their heirs, surcessors, admin-
1strators and assigns.
ARTICLE 1

DEFINLTIONS

1. Association is Salt Run 11 Condominium Association, .
Inc., a non-profit Florida corporation organized to administer
this condominium. A copy of the Articles of Incorporation is
attached hercto as Exhibit "B".

7. Dwelling Unit is a Unit as delCined by the Condominium
- Act, mubject to the boundary descrinption in Article 11 of this
beclzration. UUnless otherwise stated, the term Unit used hercein
meani d Duelling Unit.

3. Condominium Parcel is a bDwelling Unit in this condo-
minism together with the undivided interest in the Common Elcments
appirtenant thercto and an undivided share in the Common Surplus,
and :ncludes an obligation to Lear a portion of the Common

Brpense .
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4. Owner is the person or contity owning in fee simple a
Condominium Parcel.

S. Condominium Property is all of the property subjected

to condominium ownership.

6. Common Elements are all of the Condominium Property
except the Dwelling Units and shall include but rot be limited
to:

{a) All improvements and parts of the Condominium
Property not included within a Unit, which do not serve a parti-
cular Unit;

{b) Ease=ents through the Unit for conduits, ducts,
plumbing, wiring and other facilities Eor furnishing utility
services to the various Units and to the Common Elements;

(c) All structural beams, posts and members within a
Unit and an eascment of support in every portion of a Unit wlich
conttibuto§ to the support of the bhuilding;

1d) All utility 1li- 3, equipment and installations
which serve more than one Unit or the Common Elemencs;

(c) All parking aireas, driveways, sidewalks and
entrancevays and all other means of egress and ingress to the
Condominium Property;

(f) All clectrical appliances, apparatus and wiring,
plumbing, pipes and apparatus, telephonec wires, and all other
ducts, conduits, cables, wires or pipes (except television
cables) which are outside of the boundaries of the Units; and

(g) All personal property located on the Property uscd
for the maintenance and operation of the condominium and for the
common use and enjoyment of the Owners except personal property
owned by Unit Owners.

7. Ccmmon Expenses are:

t{a) Experses of administration, insurance, maintenance,
operation, repair and replacement of Lhe Common Klemonts and of
the portions of the Units to ke maintained by the Association and
costs of carrying out the powers and duties of the Association,
including professional fees and expensos.

(L) Expenses declared Common Expenses by provirions of
this Declaration or the Bylaws.

2
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(¢) Any valid charge against the Condominium
] Property as a whole.
8. Common Surplus is all amounts held by the Association

in excess of catimated cur:ent operating expenses and reserve

\ funds.

S ‘ 9. Board of Directors is the Board of Directors of the
:\ Association which shall have the powers and duties specificd
in the Bylaws of the Assocjation, a copy of which is attached
hercto as Exhibit "C".

' 10. Garage Units. Each of the nine covered parking
spaces numberced G-1 thru G-6 shown on Exhibit A. Only ownexs

of Dwelling Units may own Garage Units.

ARTICLE II

DESCRIPTION OF CONDOMINIUM

The Developer is coaverting to condominium the twenty-six
(26) bwelling Units and six (6) Garage Units described in
Article IV hereof and in Exhibit A on the land “escribed in
/"\ : Exhibit A. Each Unit will hav: as an appuctcnance thereto the
. percentage ownership in the Common Flewments stated in Article

iv.

ARTICLE III

OWNERSHIP OF UNITS AND BOUNDARIFES

3.1 Each Unit together with all appurtenances thereto,
shall, for all purposes, constitute & separate parcel of
- real property which may be owned in fee simple and which may

be conveyed, transferred and encumbered in the same manner as

e et

any other parcel ot real property subject only to the provicions
of the Cundominium Documents and other covenants, restrictions
and eascments of records. FRach Owner shall be entitled to
exclusive posscession of his Unit subject to the provisions of
the Condominium Documents.

3.2 7The boundarics of cach Unit shall be determined as
follows:

(a) 7The upper horizoatal boundary shall! be the

lower surfacce of the unfinished ceiling of the uppermost level

of cach part of the Unic.
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(b) The lower horizontal boundary shall be the
planc or upper surface of the unfinished floor of the lowest
floor level of ecach part of the Unit,

(¢) The vertical houndaries shall be the interiors
of the boundary walls of the unit.

3.3 The boundarins of each Garage Unit shall be verti-

cally from the pavement up to the bottom of the roof supports

w

ot on o

and horizontally between the vertical planes running from the
support columns tu the inside of the rear wall of the structure.
The roof and cxterior walls, as well as all equipment and
conduits are Common Elcments.
3.4 No unit may be subdivided.
ARTICLE 1V

UNITS AND APPURTENANCES

The uQits are identified below by number, Each Unit
shall include the following as appurtenances, whether or not
separately described, which shall pass with that Unit whenever
it is conveyed:

4.1 c.~mon Rlemente, Common Surplus and Common Expenses.

Bach Condominium Parcel shall include an undivided interest in
the Common Elements and the Common Surplus as provided below
and shall bear the same proportion of the Common Expenses as
its ovwnership interest in the Common Elements and Common
Surplus as follows:

Dwelling Units. Each Dwelling Unit shall own the
interest in the Common Elements and the Common Surplus, stated

below. The Units initially included in this Cordominium

ares
COMMON ELEMENTS AND _EXPENSES
Percentage of Common
Dwelling Elenments, Common
Unit Surplus and Coimon
. _tiumber Type Expenses I
1A 2 Bedroom/1-1/2 Bath Pownhouse 4.55%
2A 2 Bedroom/1 Rath 4.00%
3A 1 Bedroom/1 Bath 3.20%
4A 2 Bedroom/1 Bath 4.00%
S5A 2 Bedroow/1 sath 4.003
6A 2 Bedroon/1-1/2 Bath Townhouse 4.55%
7A 2 Bedroom/1 Bath 1.00% !
BA 2 Bedroon/1 Bath 4.00%
on 1 Bedroom/1 Bakth 3.201%
7 10A 2 Bedroom/1 Bath 4.00% '
v
3
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E COMMON ELEMENTS AND EXPENSES
Porcentage of Common
Dwelling Elements, Common
Unit Surplus and Common
. Number Type Expenses R
\\> 1c 2 Bedroom/1-1/2 Bath Townhousc 4.55%
- 2¢ 2 Bedroom/1 Bath 4.00%
~ 4C 1 Bedroom/1 Bath 4.00%
\ 3C 2 Bedroom/1 Bath 3.20%
5C 2 Bedroosa/1 Bath 4.00%
6C 2 Bedroom/1~-1/2 Bath Townhoust 4.55%
c 2 Bedroom/1 Bath 4.00%
9C 2 Bedroom/1 Bath 3.202
8C 1 Bedroom/1 Bath 4.00%
10C 2 Bedroom/1 Bath 4.00%
18 1 Bedroom/1 Bath 3,208
28 1 Bedroom/1 Bath 3.20%
3B 1 Bedroom/1 Bath 3.20%
4B 1 Bedroom/1 Bath 3.20%
58 1 Bedroom/1 Bath 3.20%
e 6n 1 Bedroom/1 Bath 3.20%

Garage Unit

G-1 0.36%
G-2 0.36%
: G-3 0.36%
. G-4 0.36%
G-% 0.36%

™ TOTAL 100.003

- . Bach Owner, the Developer and the Association may use
v . the Common Llements for the purposes for which they are maintained
but no such use shall hind2r or encroach upon thg lawful rights
of other Owners. The Common *lements shall remain undivided
and no Owner or any other person shall bring any action for
partition or division of the whole or any part thercof. Shares
of Owners in the Common Elements ay be altercd only by amendment
of the Declaration executed by all the Unit Owners. No such
change shall materially affcct the lien of a p ior recorded
mortgage without the consent of the mortgagec.

4.2 Townhouses. 2ach of the four townhousee (1A, 6A, 1C
and 6C) shall, subject to the rights of the Association, have

exclusnive usce of the attice space above the townhouses.

. 4.3 #eambership in the Ansociation. Qwaership of a Unit
. shall entitle the Owner to menbership in the Association and
an intcrest in the funds and assets of that corporation equal to
his pcrcentage intercest in tha Cozmon Elements.
4.4 voting Rights. Uach Owaer ol a bwelling Unit shall

. have a vote in the Associotion caual to the number of Dwelling
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Units he owns. There are no voting rights attributable to
Garage Units.

4.5 Easements. Each unit shall have as an appurtenance
the following casements.

(a) An exclusive eascurnt for the use of the air space
occupied by the Unit as it exists in any particular time.

{b) EBasement throuszh all Common Elements for ingress,
egress, maintenance, repair and replacement.

(c) Easements through Units for maintenance, repair
and replacement of the Unit and Common Elements and for other
necessary purposes. Such access shall he on)’ during reasonable
hours except in case of cmergancey.

ARTICLE V

DEVELOPER'S UNITS AND PRIVILEGES

5.1 Right to Own and Sell. Notwithstandiryg anything

herein to the contrary, the Developer (which 4. . shall include
its officers and diraectors) has the irvevocable power to sell,
122se or ront Units to any person.  Developer shall have the
right to transact on th:e Condominium Property any busincess
necessary to congsummate the sale, lease or rental of Units,
including but not limited to the right to maintain models, have
signs, maintain an office and employees on the Property .nd use
the Common Elements to show Units. A sales and rental office,
signs and all items pertaining to sales and rentals shall not be
considered Common Elements and shall remain the property of the
Developer.

5.2 Assessments Against Unbuilt or Unsold Units.

(o) ‘The beveloper shall not be obligated to pay, nor
shall there be any assessment against any Unit until & Unit has been
offered for sale.

(b) The Developer mey elect to guarantee to purchasers
of Units that assessments For Common Expenses during any stated
period of time shall not excerd a specifiecd dollar amount and
that Developer shall pay any Common Expenses in excess of the
guaranteed level. I€ Developer clects to do so, this guarantee
sitall be made a part of the dcoccuments provided to purchasers

prior to closing, as required by Florida law, or may Le made by

Vi 5

-

~
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separate agreement betwoen the Developer and not less than a
majority of Unit Owners other than the Developer. Should the
Developer elect to make such a guarantee to Unit Owners, the
Developer shall be exempted from liaklity for Common Expenses

attributable to Units owned by the beveloper, during the pericd

N4

of the guarantee.

1f the Developer elects not to make such a guarantee, then
* it shall vay tne Common Expenses attributable to Units owned by
the bheveloper.

5.3 Right to Chanye, Divide or Combinc Units. The Developer

rescrves the right to chang~ the interior design and arrangement
- of, and to dividc or combine onc or more Units or portions

. Lhercof at any time prior to the sale of such tinits by the
Developer. provided that the share of the Comiron Elcments,
Expenscs and Surplus applicable to such divided or combined
Units shail include all of the shares of ownership intecest
/4..\ in the Common Elemrents and Surplus attribuled to the Units
affected.,

B 5.4 Eascwent for Access amd Utilitiss. The beveloper

expressly reserves a perpetual casement for ingress and egrens
for all utility installation and maintenance over, across and
under all the roadways and parking areas as shown on kxhibit
A.

5.5 Developer's Right to Manage. Developer heveby re-

serves unto itself the right to manage all of the aCfairs of

this Condominium and all of the affairs of the Association
including naming all @i .ctors and officers of the Association as
long ar the Doveloper owns more Lhen vighty-five percent (85%) of
the Units in the Condominium. ‘Phercarter, the Unit Ownev ushk:all

. . be cntitled to clect directors of the Association as specitied

at this vime in Section 718,301, Floridla Statules.
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5.6 Prohibited Actions. So long as the Developer is the

Owner of record title to any Unit, and ho!ds that Unit for sale
in the ordinary course of business, none of the following actions
may be taken without approval in writing from the Developer:

(a) Asscssments of the Developer as a Unit Qwner for
capital improvements;

(b) Any action thatl would be detrimental to tie sale
of Units by the Developer; provided, however, that a uniform
increase in assessments for coamon rxpenses without Jdiscriaination

against the Developer shall znot be deemed dolrisental,

THE_ASSGCIATION
6.' Dutics. The Association £hall administer, manage,
maintain and repair the Condeminiun and the Conaoninium Property
{except for the portions of Units Lo Le maintained and repaired
by Owners).

6.2 Keombors and VYotina, All persons owning a vested

present interest of vecoril in the fee title to any Condominium
Parcel shall automatically be rmembers of the Association and
their respective membevship shall terminate as their vested
interest in the fee title to the Condominium Parcel terininates.
tiembership in the Association connot be transf{erred, assigned or
pledged in any manner except as an appurtenance to the cespective
unit.

6.3 Powers. Each owner shall be entitled to one vote
in the association for cach Condominium Parcel owned by him,
which shall he coxercised only by that Owner or his proxy. 1 a
person ouns 1more than one Unit, he shatl be entitled to one vote
for each Unit owned. In the cvent a Unit is owned by more than
one person or by a corporation, trust or other entity, the
individual entitled to cast the vote tor that Unit shall be
designated by a certificate filed with the Sccrstary of the
Association and signed by alt joint awners of the Unit or by an
authorized agent of the coiporation or other vantity. The Associ-

at ion has all of the rights and power:s available to a non-profit
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corporation under the laws of the State of Florida, and the
powers created by the Condominium Act, the rights, powers and
dut.ies accorded to it by this Declaration,

6.4 FExponses. All expences of the Assocjation shall
be assessed as Cor-on Expense: of the Owners, as provided in the

Bylaws.

MAINTENANCE, ALTFRATION AND REPAIR

The responsibility of the maintenance and repair of the
Condominium Property shall be az follows:

7.1 Association. The Association shall maintain, rcpair

and replacc:

(a) All Common Elements, including but not limited
to all boundary walls of the Units except inteorior surfaces, all
portions of the Unit contributing to the support of the building,
the outside walls of buildings, floor and cciling slabs, load
bearing walls, and .floor slabs of vatios, and all fixtures on the
exterior.

{b) A1 conduits, ducts, plumbing, wiring and other
facilities for the furnishing of utility services to the Units,
except Lhose [acilities which are the responsibility of the
Owners to maintain, and all facilities contained within a Unit
that service parts of the condominium other than Units in which
they are contained.

(c) All other items which the Board of Directors of
the Ascociation determines shall be maintained, repaired or
replaced by the Association in accordance with uniform policies,
cornistently applied.

he Association shall have access to ecach Unit during reason-
ab!z hours as may be necescary for repair or maintenance of any
coszmon Flements located therein or accessible thercfrom and shall
have such righls of access in emergencien as are necessary to

prezent damane to o Unit or to the Common Elcwoents.
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7.2 Owner. The Owner shall:
{a) Maintain, repair and ccplace 311 pertions of
each Unit except the portions to be repaired and replaced by the
N\)' Association. The arcas to be maintained by the Owners shall
f‘\ include but not be limited to:
(i) Heating and air-conditioning :
equipment within the Unit, and the ducts, X
. pipes, wiring, controls, and other appa-
ratus serving only that Unit, even though '
located outside the Uait boundary.
(ii) All kitchen and bathroom fix-
tures, apparatus and equipment.
(iii) All electrical, plumbing, tele-~
phone and television fixtures, apparatus,
f equipment, outlets, switches, wiccs, pipes,
and conduits within the unfinished surfaces
/‘.\ - oL the houndary walls of the Unit, and any
such items scerving only one Unit, even .
though located outside the Unit boundarvy.
(iv) All doors within the Unit in-
cluding those which open to the Unit f(rom
an entranceway or the outside, interior
walls and partitions, wall decorations
and built-in furniture, windows, and window
apparatus and glass, sliding glass doors,
screens and screon supports.
(b) Not install any mechanical cquipment which
e causes annoyance to the occupants of other Units.
(¢) Mot paint or ctherwise decorate or change any
portion of the exterior of the Unit building.
(d) Promptly report Lo the Association any defects
or necd for repairs [or which the Association is responsilile.
1f Lthe Owner shall fail to commence and diligently pursue
the maintenance and repair requived Ly this paragraph within tea

(10) Jdays after veceiving written notice of his railure to do so
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from the Association, the Association shall have the right to
make such repairs, maintenance or replacement at the expense of
the Owner. If the Owner fails to reimburse the Association for
such expenses upon demand, the Association shall have a lien for
~ such expenses upon that Owner's Condominium Parcel.

7.3 Alterations and Improvements. Neither an Owner

) nor the Associatior nor any other party (cexcept the Developer as
specifically set f£rrth herein) shall make any alteration or
additions or removals in the portions of a Unit that are to be
maintained by the Association or do anythng that will jeopardize
the safety or soundness of the building or impair any easements
without first obtaining unanimous approval in writing of the
Owners and mortgagees of record of all Units in which such work
is to be done and of the Board of Directors of the Association.
A copy of plans for such work prepared by an architect licensed
to practice in Florida shall be filed with the Association prior
to the start of any such work, the cost of which exceeds $5,000.00.
Alterations, additions or removals to the Common Elements may be
made upen the approval of the Owners of two-thirds (2/3) of the
votes in the Association.

7.4 Rcconstruction or Repair Aftcr Casualty.

(a) Determination to fteconstruct or Rcbair. If any

part of the Condominium Property shall be damaged by casualty or
taken by Eminent Domain, the Board of Directors shall determine
as to ecach Unit whether or noi it is tenantable after the casualty.
IC Units to which fifty percent {503) or more of thc Comnon Ele-
ments are appurtenant are found to be tenantable, thc damaged
property, except the Units and Common Elements completely taken
by Eminent Domain, shall be reconstructed or repaired as pro-
vidoed herein. 1If Units to which less than fifty percent
(50%) of the Common Elements are appurtenant are found to be
tenantable, the Board of Directors shall:
(i) Obtain reliable and detailed
estimates of the costs to rebuild or repair,
snd the amount of insurance procecds avail-

able to pay such costs.
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(ii) Give al) Owners notice of the
casualty, specifying the above information,
) and calling a meeting of Owners to be held
\ within thirty (30) days from the date of
'--\ the notice.
At the meeting, the Owners shall consider whether to
repair or replace the damage or to terminate the Condominjum. If
owners of sixty-six and two-thirds percent (66-2/3%) of the votes H
of the Association vote to repair or replace the damaqged property,
it shall be répaited or replaced. Otherwise, the Condominium
shall be terminated without agreement as provided in Article
VIII, Paragraph 1.

{b) Responsibility. %"he responsibility for recon-
struction and repair after casualty, shall be the same as for
maintenance and repair of the Cumdominium Froperty and the
Associatio; shall have the same rights as thevcin provided

/1-\. {Article VTF, Paragraph 2) Lo wmoke repairs which are the respon-
sibility of an Owner if that Owner fails to do so.

. {e) Proceecds. If the damage or takirg is to be
repaired, the Association shall make available the proceeds of
insurance or f(rom Emincnt Domain as provided herein to repair or
replace the damage. If the proceeds arc not sufticiant to
reconstruct and repair the damaged property, assessments shall be
made against the Owners responsible for the repair, in sufficient
amounts to provide funds for payment of such costs. Assessments
for repair of & particular Unit shall be made against the Owner
of that Unit. Assessments for repair of Common Elements shall be

- made against Owners in proportion to each Owner's shzare in the
Common Elcments,

. {éd) Disburscuents of Punds. [f the amount uf the

estimated costs of reconastruction and repair is lesy than
$10,000.00 and docs not involve damage to structural parcs of a
building, the Poard of Directors shall dishurse fumis for repair
{insurance proceeds plus assessaents) immediately upen their
receipt. 1€ the amount is $10,000.00 or more, or involves damaye
to structural parts of a building, tends shall be disbursed by

the Board oi Dircctors:
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(i) Only after the Board of Dircctors

has approved the contractor to perform the
repair work and the tcrms of the repair con-
tract;

(ii) Only to the extent that work
is, in the judgement of the Roard of Di-

rectors, satisfactorily completed.

Funds to repair damages for whicn the individual Owner
is responsible shall be disbursed directly to that Owner, unless
there is a mortgagee endorsement as to any part of the insurance
proceeds in which event such insurance proceeds shall be disbursed
jointly to the Owner and the mortgagee. All such disbursements
shall be received in trust for use in the repair or replacement
of the damaged Unit. All funds to repair damage for which the
Association is responsible shall be disbursed direcctly by the
Association for such repairs or replacements.

It shall be presumed that the first money disbursed in
payment of costs of reconstruction and repair shall be from
/ﬂ.\ insurance proceeds. If furds remain after payment of all costs
of the reconstruction and repaiv, they shall be distributed to
the beneficial owners, except that distributions of insurance
procceds to Owners whose mortqagces have a mortgaée endorsenent
as to the insuvance procecds shall be made payable jointly to the
Ownsr and the mortgagee.

7.5 Garaqe Units. Owners of Garage Units shall mwaintain
the interior arcas of their Garaue Unit. The Association shall

maintain the exterior and the roof.

ARTICLE VIII
INSURENCE
The Association shall abzain and maintain policies of in-
surance covering the Condominium Property and the rca) property
ot zhe Unit Owners. Subject to the tollowing, the Board of
Directors shall have diserction in obtaining such policies:

B.1 Casualty Insurance. The Association shall obtain

caszally insurance covering at) huilding:s, improvemoents and

13

Order: Quickview_ Doc: ALST10:512-00768~12109 Page 13 of 43 Created By: joysacco Printed: 5/27/2015 8:54:11 AM EST



Crder: QuickView_ Doc: FLST10:512-00768~12109 Page 14 of 43 Created By: joysacco Printed: 5/27/2015 8:54:11 AM EST

260 512 ra781
personal property included in the Common Elements in an amount
equal to its maximum insurance value, if desirable, with deduc-
tible provisions against loss or damage by fire and other hazards
covered by standard fire and extended coverage pelicies and zuch
other risks including, but not limited to, flooding, vandalism
and malicious mischief and such other insurance for the Associ-
ation as is desiruble.

8.2 public Liebility Insurance. ‘the Association shall

obtain insurance insuring the Association and cach owner against
liability for accidcnts occurring on any of the Condominium
Property.

8.3 Premiums. Premiums for insurance policies purchased
by the Association rhall be paid by the Association as a Common
Expense, cxcept that any increase in premiums caused by use of a
ynit for purposes other than as a residence, or by misuse,
occupancy or abandonment ol a Unit shall be assessed against the
tesponsible Owner. If requested to do so, the Association shall
furnish cvidernce of payment of premiums to Owners or wmortgagees.

8.4 Proceeds. All proceeds of insurance policies pur-
chased by the Association shall be payable to the Association and
the Unit Owners. The Association shall hold the proceeds it
receive. in trust, to be distributed as provided herecin.

8.5 Association as Agent. The Association is irrevocably

sppointed agent for each Owner and for each wortgayce or other
licnholder and for each owner of any other interest in the
Condominium Property to adjust all claims affecting the Common
Elcments arising under insurance policies purchased by the
Association and to «xecute and deliver releases upon payment of
claims.

8.6 Notice of Actjons. If any action shall be brouvght

against the Associazion which might result in a judgment for an
awount ygreater than the insurance coverage carried by the
Association, then the Association shall promptly notily the Lnit
Owners and they shall have the right Lo intervene and defend

their interest,

T
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COMMON EXPENSES: ASSESSHMENTS AND LIENS

[

ARTICLE IX

9.1 Common Expenses. Each Unit Owner shall pay his
portion of the Common Expenses for the Condominium and the
Association.

9.2 Budget. The Board of Dircctors shall approve annual
budgets of projected expenses for each fiscal ycar and assess
each Owner for his proportionate share of such expenses; provided,
however, that so long as the Developer is in control of the
Board, it shall not, without the consent of a majority of Unit
Owners, impose an assessment for any year which is greater than
one hundred fifteen percent (115%8) of the amount for the previous
fiscal year.

9.3 Pavment. Each Unit Owner's asse isment for his Con-
dorinium Parcel shall be due and payable to the Association in
twelve (12) egual monthly installments in advance unless some
other less fregueat payment schedule is adopted ty the Board of
pirectors. T1f necessary to cover uvnanticipated expenditures
which may be ineurred cQuring the fisc:' year, the Board of
Dircctors may levy special assessments against Unit Owners in
proportion to their sharve of the Common Expenses. In addition,
the Board of Dirvectors may assess Owners for certain expenses
attributable solely to their Unit. Such assesswents may be for
costs specifically provided herein (such as reconstruction
or repair after casualty) or may be in the discretion of the
Board of Directors.

9.4 Liens and Late Charges. Any assessments provided for

in this beclaration which are not perid when due shall bear
interest from the due date until paid at the maximum rate allowed
by law or such lower rate as the Board of Directors shall
detoeriine, shall be sebject to a late charge as may be set and
uniforialy applied by the Board of Dicectors and shall entitle

the Asnociution to an attorncy's fee in the collection thercof.
The Ansociation zhall have a lien on cach Condosiinium Parcel as

provide-d in Scction 718.116, Florida Statutes, and oany amendments

” =

.
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thereto for any assessuwent, interest, late charge, cxpenses, and
attorney's fees provided for in this Declaration. Such liens
shall not attach until a aotice of lien is recorded in the public

records of the County in which the Property is located, and a

V4

copy thereof is furnished to the record Qwner of the Condominium
parcel. In addition, the Asscciation shall have all other
remedies provided by the Condominium Act and other spplicable
laws for the collection of the ahove, or the enforcement of its
lien. The Board of Directors may require Owners to maintain a
minimum balance on deposit with the Association for working g

capital and other contingent cxpenses.

ARTICLE X
USE _RESTRICTIONS
The Condominium Property shall be used for residential pur~
poses only,.suquct to the following:

/ \ 10.1

of Dwelling Units shall comply with all applicable laws, ordinances

Lawfu)l Use; Nuisances. All Owners and occupants

znd requlations of all governmental bodics having jurisdiction
over the Condominium Property. No nuisances shall be allcweed on
the Condominium Property, nor any usc or practice which annoys
or interferes with residents. No loud or objectionable noises or
odors which may disturb adjacent Units shall be permitted. All
- sarts of the Condominium Property shall be kept in a clean and
sanitary condition, and no rubbish, refuse or garbage allowed to
accumulate, nor any firc hazard allowed to cxist. No Owner shall
make or permit any use of his Condcminium Parcel which will
increase the rate of insurance upon the Cendominium Property.
10.2 Pets. All pets which arc outside of a Unit shall at
all times he on leashes and accompanied by their Owner. Pels may
be curbed only in desianared areas. 'The size and number of pets
may be controlled by rules and requlations adopted by the Associ-
ation.
10.3 Packing. All parkinyg 2reas othor than Garage Lnits

and all driveways shall be used only for parking and driving.

o ———
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No boats, trailers, trucks or recreational vehicles may be kept
or stored in any such areas without the prior written approval
of the Association.

10.4 Rules and Regulations. The Board of Dircctors shall

adopt reasonablce rules and regulations for the use of the Condo-
minium Property which may be anended from time to time, provided
that the rules and regulations do not conflict with this Decla-
ration or the Bylaws of the Association. The Association shall
furnish copies of the rules and regulations to all Ownexrs and
residents of the Condominium. The Board of Directors may enforce
the requlations by reasonable means including imposing tines
which shall become assessments against the Uinit Owners. All
Owners and residents shall abide by the rules and regulations and
Bylaws of the Association. The Board of Directors or its desig-
nated agent shall have the right, without a hrecach of the peace,
to cnter any Unit after reasonable advance notice at any reason-
able timc to deterrine compliance with the Condominium Act, this
peclaration, the Bylaws a: 4 the regulations of the Association.
10.5 Siqns., No sians, other than thosce of VLeveloper,
shall he displayced from a Unit or on the Common Elcments cxvept

theso which have advance written approva. Lrom the Assocviation.

ARTICLE XI

TRANSPER OF _UNITS

To maintzin the Condominium as a community of congenial
residents, the transfer of all Units, other than those owned by
the Association or the Developer, its officers or directors,
shell be subject to the following restrictions:

11.1  Trancfers Subject to Approval. All tranclers of

a Condorinium Parcel or any interest therein (including without
liritation sales, leases, assignments or other transfers) shall
he subject to the approval of the Association, which shall act

through the Board of Directors, except the following:
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{a) Transfer of a Condominium Parcel of interest
therein by gift without consideration; and
1} (L) Transfer of a Condominium Parcel of interest

therecin by davise or intestate succession.

11.2 Notice. An Owner desiring to sell, convey, lease
for a period of more than one (1) year, or otherwise transfer
his Condominium Parcel (the Transferring Owner) shall fivst
give the Board of Directors written notice of the proposed
transfer specifying the name and address of the intended trans-
feree, his business or occupation, financial and character
references, the terms of the proposed transfer including copies
of contracts providing for the transfer, and svch other infor-
mation as the Board of Dircctors may rcasonably request (all such
information is hercin called the “"Notice®).

11.3 Options of Associalion. The Board of Directors have

/f‘\\ thirty (3¢) days from reccipt of the Notice to hold a mecting
and either approve or disapprove the transter. If the transfor
ie approved, the Boord shall promptly furnish a certificate of
approval to the Transferring Owner and the transaction shall be
consummated as stated in the Notice. 1f tiie transaction is not
so consummated, then the approval shall terwinate. If the Board
disapproves the transfer, the Association shall have the follow-
ing options:

(a) If the proposed trunsfer is a sale, the Asnsoci-
ation shall either purchase the Transferring Owner's interest in
the Parcel upon the same terms as provided in the Hotice or
assign such right to a third perty.

(h) TIf the proposed trsnsler is a lease, assigniment
or transfer other than a sale, the Association may acquire the
Transferring Owner's interest on the same tegns as stated in
the Notice, assiqn its rights Lo acquire the Transtecring Cwner':s
interest or require that the transfer not bLe saade.

Upcn eloction of its options, the Roard of Divectors shall

give written notice o1 its cluction to the Transterting Owner.
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If the election iy other than that a transfer other than a sale
not be made, the transfer to the Association or its assignee

‘ shall be closed within thirty (30) davs thercafter, or on such
Nﬁ} later date for closing as may be specified in Lhe Notice, upon
- the .me tusme as stated is the Notice. The Board of Directors
f‘\ shall have authority to obtain a mortgage or other financing to
make assecsments proportionately upon the Owners and to ¢o other
acts as may be necessavy to close and consummate the transfer of
? the Condominium Parcel to the Association.

11.4 Failure to Notify. 1f the Becard of directors fails to

give the Transfcrring Owner any notice within thirty (30) days

- after it receives the Notice, the Transforring Owner may proceed
- to close the proposed transfer with the named transferee only, at
v any time within the ncxt ninety (990) days at the price and on the
terms stated in the Notice. The Board shall within a rcasonable
time after the transfer furnish to the transferce a certificate
of approval of the transfer which he may record in the public
f-.\ ’ records of the county in which the property is located, at his
expense. I1f the Transferring Ovwner fails to close +he transaction
. within the ninety (90) day period, upon the Lerms stated in the
Rotice, his Condoninium Parcel shall again become subject to the
Astociastion's right of approval as herein provided.

11.5 Form of Documents; Ascociation Expenses. No Owner

shall enter into any contract or other document providing for
transfer of any interest in a Unit unless such document specifi-
cally provides that the transfer is subject to the rights of the
Association contaired in this Article, and further provides that
the contracting parties shall indernify the Association against
any costs or expenses, including reasonable attorney's fees at
trial or upon appeal, jncurrcd by the Association and arising

° out of cuch documcnts, or disputes relating thorcto. IF any
owner feils to include such provisions in any contract or other

' document, that Ownsr shall so indemnify the Association, and the
Ansociation shall bave a lien upon that Owner's Unit for itn costs
znd nxpense, inclwding reasonable attorneys foes at trial or upon

apps-al.
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All deceds, lcascs or other instruments by which any interest
in a Condominium Parcel is transferred in a transaction subject
to this Article shall expressly provide that the transferee shail

> comply with 2ll the rules and regulations of the Association and
the terms of this Declaration so long as he owns any intecrest in
the Condominium Parcel, and that he shall not sell, lease or

otherwise transfer his interest in the Condominium Farcel without

first granting to the Association the same rights as are contained
herein.

11.6 Costs. No fees shall be charged in connecion with :
approval or disapproval of any transfer of a Unit, except that an .
Owner required to give the Notice, may be required to pay the
expenses of the Association in obtaining a credit report upon the
prospective purchaser. Such expenses for which the Owner is
responsible shall not exceed fifty dollarxrs ($50.00).

11.7 Unauthorized Transactions. If any Owner shall attempt

‘-.\ to transfer any interest in his Condominium Parcel without
complying with the foregoing provisions, the Association shall
Lave all of the remedies provided herein or under the laws of the
state of Florida, including without limitation, the right to
specific poercformance of the right of first refusal, and the right
to injunctive relief preventing tne proposed transfer. The
Association shall also have the right to purchase or acquire the
transferrced interest from the new Owner, upon the same terms and
conditions as those by which the new Owner acquired such interest.
1€ the Association elects to exercise this right, it 1.ay require
the purchaser or lessce to ccenvey his interest in the Condominium
Parcel to the Association or its duly sclected assignee, upon the
terms and conditions herein zot torth,

11.8 Exceptions. The foregoing provisions of this article
shall not opply to a transfer to or purchase by a mortyagee of
record which acquives its title as the result of foreclosure of a
mortgage, whether e title is acquived by decd trom the mortyagoy,
his successors or assigns, ovr Lhrough foveclosure proceedings;

nor shail such provisions apply Lo a transfoer, sale or lease by

Order: QuickView_ Doc: ALST]0:512-00768~12109 Page 20 of 43 Created By: joysacco Printed: 5/27/2015 8:54:11 AM EST



: | rEe 512 ma788

that mortgagee. 1In addition, the foregoing provisions shall not

require approval of a purchaser who acquives title to a Condo-
minium Parcel at a duly advertised public sale with open bidding
which is provided by law, including but not limited to execution
:\ sale, foreclosurc sale, judicial sale or tax sale.

B. GARAGE UNITS
f‘\ 11.9 Ownership. A Garage Unit may be owned only by
a Unit Owner. If a Unit Owner who owns a Garage Unit conveys
his Unit (and does not cwn anosther Unit) without conveying bhis
Garage Unit, the Association shall reguire the former Unit

Owner to convey the Garage Unit to the Association.

ARTICLE XII

N AMENDMENTS TO DECLARATION

The rights of Developer in Article V and any other article
in this Declaration affecting the rights of the Developer shall
not be subject to amendment without the consent of the Developer,
and shall not he subject to the provisions of this Article X1I.
Article XIII entitled "Termination” may not be amended without
the consent of all owners and mortgagnes of record. Except as
. provided in Article 1I, Paragraph 2, no amendment shall change
any Unit or its arpdirtenant share in the Common Elomente unless
the Owner and all mortgagres of record shall join in th» execcution
ol the amendment. No amendment may change Article VIIT entitled
"Insurance® nor Article VII, Paragraph 4, entitled "Reconstruction
or Repair After Casualty”, unless all mortyagees of record shall
join in the execution of the amendment.

Subject to the above provisions, this Declaration of Condo-
minium ray be amerded as follows:

1. until the clection ot a majority of the Board of
pirectors by the Owners, this beclaration may be amended by vote
of all of the Roard of Directors provided that the amendment does
not increane the number of Un:ts nor alter the boundaries of the
. Comznn mlements. Ta that cveant, the aaendment must be approved
by two-thirds (2/3) ol the vatles of the Owaers regardless of
whe:ther the Owners have clectad a majority of the Roard of

Directors.
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2. After the election ol a majority af the Board of
Dircctors by the Owners, this Declaration may be amended at a
meeting of the members of the Association. Amendments may be
proposed by the Board of Directors or by individual members of
the Association. Proposals shall be submitted in writing to the
President of the Association who, upon receipt, shall call a
meeting of the Association to consider the proposed amendment.
The meeting shall be held within thirty (30) days after receipt :

by the President of the proposed amendment. RNotice of the

mecting specifying the proposed amendment shall be furanished in
accordance with the Bylaws of the Association. At the meeting,
the propoced amendment shall be adopted if approved by not less
than seventy-five percent (753) of the votes of the entire
membership of the association.
After adoption of any amendment pursuant to this Article,
the of[lcefs of the Association shall executc and record in the
/‘-'\ public records of the Couaty in which the Property is located, a
certificate certifying that the amcndment was duly adopted. The
amendment shall be effective when the certificate and a copy of

the amendment are duly rccorded.

ARTICLE XIII
TERMINATION
The Condominium may be terminated in the following ways:
1. Destruction. In the event it is determinad pur-
suant to Article VII, Paragraph 4a, that the Condominium buildings
shall not b2 reconstructed, the Condoiinium will be thereby
terminated withont agrvement of the Owners and mortcagees of
record.
2. Mhgrecment. The Condeminium may be terminated by
the approval! in writing of all of the Owners and mortgayees of
record,

3. “Termination by Purchace of Dissenting Owner's Units.

If members kolding a majority of votes in the Association desive

termination, they may kake a written request to the President ot

22
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the Associztion for a meeting of the members to consider termi-
nation. Notice of the meeting shall be furnished as provided in

the Bylaws. 1If the terminatiun is approved at the meeting by a

vote of not less than scventy--five percent (75%) of the votes of

\\>» the Owners, and if the consent of all mortgagees on record is
'=\ obtained in writing not later than sixty (60) days from the date

of the meeting, then the approving Owners shall have an option to
buy all (but not less than all) of the Condominium Parcels of the
non-approving Owners [or the period ending on the sixtieth (60th)
day from the date of the meeting. Approval of termination by an

Owner at such a meeting shall be irrevocable until the expiration
of the option, and if thc option is exercised, the approval

shall be irrevocable.

The above option shall bx exercised by delivery of the
following instruments in person or ﬁy registered mail to each
. Owner of the Condominium Parcels to be purchased.

(a) A certificale czecuted by the
/415\ E President and Sccretary of the Association
certifying that the option to purchase bas
been cxercised as Lo all Condominiuwm Parcels
owned by non-approving Owiaers. The certi-
ficale shall state the names of the Owners
exercising the opticn, the Parcels owned by
them and the Parcelsn being purchased by each
of them.

{b) An agrccment to purchase upon the
terms horein stated, the Condominium Parcel
of the Ownor recciving the notice, which
- f agreement shall be signed by the purchasing

Owner.

The price for each Condoainium Parcel purchased pursuant to
this Article shall be its fair warket value detecmined by agree-
ment between the sellsr and purchaser within thirty (30) days
from the delivery or mailing of the items specified above. 1In

the absonce of agreemsnt as o price, it shall be determined b
1]

23
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arbitration in accordance with Article XIV below, and the then W
existing rules of the American Arbitration Ascociation, except
that the arbitrators shall be two appraistrs appointed by the
American Arbitration Association. If the appraisers cannot reach a
agreement upon the market value of the Condominium Parcel, thken [
the market value shall be the average of the values reached by
the two appraisers. All judgement of specific performance of the i \
purchased based upon the determination of the arhitrators may be ' 4
entered in any courl of competent jurisdiction. The expense of
the arbitration shall be paid equally by the purchaser and -
seller. The sale price shall be paid in cash, or upon terms
approved by the seller and the Association and the sale shall be
closed within twenty (20) days following the determination of
the sale price., The closing of the purchase of al) the Condo-
minium Parcels subject to the above option shall effect a
termination of the Condominium without further act exzcept the *
/-\ filing of a certificate herafter required.

4. Certificate. The termination of the Condominium in
any of the foragoing ways shall be evidenced by a certificate of
the Association executed by tie President and Secratary certi-

fying as tc facts effecting the termination, which certificate

-

shall become effoctive upon being recorded in the public records.

S. Shares of Owners After Termination. After termination .

of the Condoininium, the Owners shall own the Condominium Property
and all assets of the Association, including the right to insure
proceeds, if any, as tenants in common in undivided shares, and
their respective mortgagees and lienors shall hove mortgages and
liens upon the respective undividerd shares of the Owners. Such
undivided shares of the Owners shzall be the same as the undivided
shares in Common Elements apeurtenant to the Owners' Units priox
to the termination. rollowin:; termination, any Owner may roquest
distributioa to him of his proportionate share in all liguid
angsets of e Asnociation, bui Owners shall not have the right to
partitien the Property and by theiv acceptance of this dDeclaration :

chall be desimed to have waived seeh right to partition.

‘f

i
R . J
»

\
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ARTICLE X1V REC 51.. FAE&?Q/.-
ARBITRATION

1. whon Used. The process of arbitvation as herein set
forth shall be uscd to dctermine the fair market value of a Unit
for purposes of sale pursuant to Article XIII and when any
controversy arises as to the construction of or compliance with
any provision of this Declaration.

2. Procedure. Any party to a controversy subject to
acrbitration hercunder may institute procecdinys upon written
notice delivered to the other parties in persor or by certificd
mail, which shall rcasonably identify the subject of controversy.
within fifteen (15) days from receipt of such notice, each party
shall name and appoint one arbitrator. If any party fails to
appoint an arbitrator within the above period, the party having
made his appointment shall appoint a second arbitrator. The two
appointed arbitrators shall then appoint a third. Upon their
failure to appoiat a third arbitrator within a reasonable time,
application may be made by cither party to the Circuit Court of
the county in which Lhe Pruperly is lovated for such appointment.

The arbitrators shali sclect the time and place for hearing
on the controversy, and shall notify the parties of the time and
place by wiil:iea notice delivered in person or bf recisteraed mail
at least five (95) days prior to the hearing. The hearing shall
be conducted by all of the arbitrators, but a majority may
determine any questions and render a f£inal decision and award.
The arbitration shall be conducted according to the rules of the
Amcrican Arbitration Association except where they specifically
override or contradict the laws of the State of Florida.

The decision and award of the arbitvators shall be in
writing signed by all of the arbitvators and delivered to the
parzies in person or by certified mail within a reasonable time
alter the final hearing day. Such decision shall be binding on
all parcies and shall be rpecifically enforceable in any court of

spetent jurisdiction. The {eng of the arbitrators and the
cosws and expenses incurred in the arbitration shall be pald
caually by the parties. Each party shatl be responsible for

paying the fac of his own counsel.

25
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ARTICLE XVI
SEVERABIL1TY ggg 512 PAGE?Q?J
The invalidity in vwhole or in part of any covenant or

restriction, or any article, paragraph, scction, subsection,
sentence, clause, phrase or word, or other provision of this
Declaration, the Articles of Incorporation, Bylaws or Regulation
of the Associaticn, or any other document governing the Condo-
minium shall not affect the validity of the remaining portions

thercof.

(N WITNESS WHEREOF, the Developer has exccuted this

Declaration this 21st day of October e JoBl. oL
Signed, scaled and delivered _v““”"“m»%
in the proscnce of: R ",

4//.7. ,//-w s

//

\-/

,"’ o fte. -"-/.,-_,-~.ﬁlt.'.(-.-'a<_4

(CORPORATE SEAL)

STATE OF FLORIDA )
COUNTZ OF St. Johns )

Before me personally appearead David A. Blue, President of
Florida Recal KEstate Concepts, Inc., a Florida corporation which is
the managing qeneral partner of Florida Reel Es taLe Concaopts
partnership, a Florida general naztnershlp, to me well known to
be the individual and officer described in and who executed the
foregoing instrument and acknowledged the execution thereof to be
his own free act and dced as such officer thercunto duly authorized;
and that the official scal of said covporation is duly affixed
thereto, and the said instrument is the act and deed of said
corporation.

In witness whereof, I have hereunlo set my hand and scal

this 21 day of (1.}

(1981, at NV sl oL
in the State and County aforesaid. .

pS

. i i
l/l PPN ) = i(h-,."» S

NnLa:/ Public

My Commiusion expires:
e AR
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T
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P

Created By: joysacco Printed: 5/27/2015 8:54:11 AM EST



Order: QuickView_ Doc: FLST30:512-00768~12109 Page 27 of 43 Created By: joysacco Printed: 5/27/2015 8:54:11 AM EST

et B2 794

SURVEYOR'S CERTIFICATE

STATE OF FLORIDA ;
COUNTY OF DUVAL )

The undersigned, Park D. Privett, Jr., a vregistered land
surveyor authorized to practice in the State of Florida, hereby
certifies that the construction of the improvements is substan-
tially complete so that the material (Exhibits A-1 through A-13)
together with the provisions of the Decluration describing the
condominium property, is an accurate represcentstion of the
location and dimensfons of the improvements, and that the identi-
fication, location and dimensions of the common elements awd of

cach unit can be determined from these materials.

tda.

Registered Surveygr 41, Flor

Sworn to and subscribed before
me this 10th day of June
1981. : -

Notary Zablic, State of Florida
2" Lavge.

[}

KOTARY +UBLIC, SIATE OF HLOTIUA &T LARCE
My Commission expires: MW COMMISSION EXPIALS 0. 20, 1351
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RICHARD P. CLARSON AND ASSOCIATES INC.
ENGINEERS — LAND SURVEYORS
" 1643 NALDO AVENUE
\ JACKSONVILLE, FLORIDA 32207
f
i
LEGAL DESCRIPTION W
|
ALL OF LOTS 1, 2, 3, 4, 5, 6, 7 AND 8, BLOCK 29, AND ALL OF LOTS i
12, 13, 14, 15, 16, 17, 18, 19, 20, 21, 22 AND 23, BLOCX 30, AS g
SHOWN ON MAP OF DAV1S SHORES SUBDIVISION AS RiECORDED IN MAP BOOK '
. 3, PAGES 98, 99. AND 100, OF THE PUBLIC RECORDS OF ST. JOHNS
N COUNTY, FLORIDA, CONTAINING 1.109 ACRES, MORE OR LESS.
!
!
- SAI T RN ll, A CONBOML N M i
LAnEREG A -
. H
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