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DECLARATION OF CONDOMINIUM
FOR
ISLAND VILLAS,

a Condominium o bl
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_THIS DECLAR@TI(ON OF CON OMINI M Ladaand exacutcd th.lS 2 , hwday of
Loy 2004, by REA Group, I L L.C.,| as owner and-developer of the rgal property
heremafler described, and, (he(emaﬁer caﬂed the "Deyeloper™), for itself and its s\\AF::cerors heirs,
grantees -assignecs anél transferees / -, -

e \ 3
i 1 ! )
- ~ P \ / N .

1. PURPOSE The purpose of this Dec]aratlon is to submit the lands described in this
instrument and improvements thereon to the condominium form of ownership and use as provided
by Chapter 718, Florida Statutes (hereinafter referred to as the "Condominium Act"), and the
Developer does hereby submit the lands described in this instrument and improvements on such
lands to the condominium form of ownership and use. The provisions of the Condominium Act are
hereby adopted and shall govern the condominium and the rights, duties, and responsibilities of
Owners except where permissive variances appear in the Declaration, Bylaws, or Articles of
Incorporation of Condominium Association, Inc.

1.1 The name by which the Condominium is to be identified is Island Villas, a
condominium.

1.2  The address of the Condominium is 650 W. Pope Road, St. Augustine,
Florida 32080.

1.3 The lands owned by the Developer, which by this instrument are submitted
to the condominium form of ownership, are those certain lands lying in St. Johns County, Florida,
as described in Exhibit A attached hereto and made a part hereof, which shall hereinafter be referred
to as “the Land”. The Land shall be subject to conditions, restrictions, limitations, easements and
reservations of record.

1.4  Allprovisions ofthis Declaration shall be construed to be perpetual covenants
running with the Land and every part thereof and interest therein. Every condominium parcel owner
and claimant of the Land or any part thereof or interest therein, his heirs, personal representatives,
successors and assigns, shall be bound by all of the provisions of said Declaration, unless same
shall be terminated pursuant to the Condominium Act or as provided herein. Both the burdens
imposed and the benefits of this Declaration shall run with each Condominium Parcel as herein
defined.

2. DEFINITIONS. The terms used in this Declaration and in the Articles of
Incorporation, the By-Laws, and Rules and Regulations of the Island Villas Condominium
Association, Inc., shall have the meaning stated in the Condominium Act and as follows, unless the
context otherwise requires:

2.1  "Assessment" means a share of the funds required for the payment of
Condominium Common Expenses, which from time to time is assessed against an Owner.

2.2 "Association" means Island Villas Condominium Association, Inc., the
corporate entity responsible for the operation of the Condominium.

2.3 "Association Property” means that property, real and personal, which is
owned or leased by the Association for the use and benefit of its members.
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24  "Board of Administration" means the board of directors or other representative
body responsible for administration of the Association.

2.5  "By-Laws means the By-laws of the Association existing from time to time.
2.6 "Common Elements" means the portions of the Condominium Property not
included in-the Units. e - . . N
A > 7

"Common Expenqu“ means a] Xpénses properlx mcurred hythe Assomatlon
iy the/ performanceof its /dutlyas including expemses ecified in Sebtlon 718. 115 Flo’ﬂda Statutes

(200 ), as amended from] time to time. ‘
n%

\\ \ 2.8 - "Conmlon Surplus“ means the of : all receipts or rev%nueF including
assessments—rents, or i)roﬁts, coﬂeeted by thé Assoc1 t10 hlch exceed common expenses)

/

i 2.9 "Condormmum Parcel" means a Unit, together with the undivided share in
the Common Elements appurtenant to the Unit.

210 "Condominium" means Island Villas, a condominium.

2.11 "Condominium Property" means the lands, leaseholds and personal property
that are subjected to condominium ownership pursuant to this Declaration, whether or not
contiguous, and all improvements thereon and all easements and rights appurtenant thereto intended
for use in connection with the Condominium.

2.12  "Declaration" or "Declaration of Condominium" means this Declaration of
Condominiura for Island Villas Condominiums, the instrument by which the Condominium is
created, as it is from time to time amended.

2.13 "Developer" means the person or entity which creates a Condominium or
offers Condominium Parcels for sale or lease in the normal course of business, but does not include
an Owner or lessee of 2 Condominium Parcel who has acquired his Condominium Parcel for his
owner occupancy. The Developer of the Condominium is REA Group, L.L.C.

2.14  “Electronic Transmission” or “Electronically Transmit” refers to any form of
communication, nor directly involving the physical transmission or transfer of paper, which creates
a record that may be retained, retrieved, and reviewed by a recipient thereof and which may be
directly reproduced in a comprehensible and legible paper form by such recipient through an
automated process.

2.15 "Institutional Mortgagee" is the owner and holder of a mortgage encumbering
a Condominium Parcel, which owner and holder of said mortgage shall be either a bank, life
insurance company, federal or state savings and loan association, real estate or mortgage investment
trust, federal or state agency, the Federal National Mortgage Association, the Federal Home Loan
Mortgage Corporation, or the Developer.

2.16 "Limited Common Elements" means those Common Elements which are
reserved for the use of a certain Condominium Unit to the exclusion of all other Units, as specified
in this Declaration.

2.17 "Operation" or "Operation of the Condominium" includes the administration
and management of the Condominium Property.

2.18 "Unit" means the part of the Condominium Property which is subject to
exclusive ownership.



2.19  "Owner" means the record owner of legal title to a Condominium Parcel.

2.20 "Utility Services" as used in the Condominium Act, as construed with
reference to the Condominium, and as used in the Declaration and all exhibits attached thereto, shall
include, but not be limited to, electric power, hot and cold water, garbage and sewage disposal, and
other services required by governmental authorities.

T30 DEVELOPMENT PLAN 1 D

/ - —y / - ~ \R 5 e

/ 3. 1 — Improvements The Ccmdo shall cohmst of atotal of 11 remdentlal

1Jnldwings containing a tofal qf eighty (80) u}m‘[s1 The nits shall-be ldehtlﬁed as shown dn Exhibit
\ \\ \

\ N 32 - Survey and Plot Plan A survey and plot plan of the Land% cmfpnsmg the

Condonumufmden’ﬂﬁhng and locating the Umts Co lements and improvements-thereon

is attached hereto as Exhibit E.The survey and plot plan,mcelihe minimum téchnical standards set
forth by the Board of Professional Land Surveyors as required by the Condominium Act.

3.3  Development Plans. The development plans of the Condominium, which
contain a survey, plot plan, floor plans, the accompanying legends and notes, and the identifying
letters, locations, and dimensions of the Units are attached hereto as Exhibits B, C, D and E and by
reference made a part hereof. The legal description of each Condominium Parcel shall consist of the
identifying number and letter of such Unit as shown on Exhibit B. Every Deed, Lease, Mortgage or
other instrument shall legally describe a Condominium Parcel by its identifying letter as provided
on the attached Exhibit B and each and every description shall be deemed good and sufficient for
all purposes.

34 Combined Units. The Owner of adjacent Units, other than the Developer,
shall have the right to combine such Units. Where more than one (1) unit has been acquired by the
same Owner and combined into a single unit, the floor plans as described in Exhibit C may not
reflect the interior plans of the combined Units, but the exterior boundaries of the combined Units
shall remain the same. Should any Units be combined, combined Units shall exist as separate Units
as described in this Declaration for the purpose of applying the provisions of this Declaration. Such
combination of Units as set forth in this paragraph shall not require an amendment to the
Declaration.

4.  UNIT BOUNDARIES, COMMON ELEMENTS, AND LIMITED COMMON
ELEMENTS.

4.1 Unit Boundaries. The boundaries of each Unit shall be as follows:

4.1.1 Upper and Lower Boundaries. The upper and lower
boundaries of the Units shall be the following boundaries extended to an intersection
with the perimetrical boundaries:

4.1.1(a) Upper Boundary shall be the horizontal
plane of the undecorated, finished ceiling.

4.1.1(b) Lower Boundary shall be the horizontal
plane of the undecorated, finished floor.

4.1.2 Perimetrical Boundaries. The perimetrical boundaries of
the Unit shall be the vertical plane of the undecorated or unfinished inner surfaces
ofthe walls bounding the Unit, extended to intersections with each other and with the
upper and lower boundaries.
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4.1.3 Boundaries - Further Defined. The boundaries of the Unit
shall not include:

4.1.3(a) All of those spaces and improvements lying
within the undecorated or unfinished inner surfaces of the perimeter

walls;
Y B . Y 4. 3(b) Those srfaces above tha\un@ecorated (/ ﬁ
e ﬁnlsheh ceﬂlngs of the iipper ﬂoor of éach/Unit; an \\ N/ S
/ ; / . / ) ,/ //
[ ’ A 4 1.3(c) T ose‘ surfaces |below~ the undecorated
L finished oor\of the lower oor] of each Unit; - N J’
andshaH excluﬁe all plpCS duets erés co aL th@r utilities rumunJ thr ugh

“~any interior’ wall or partition for the’ fum1shmggﬁnﬂn¥s6rvxces to othér Units or the
Comrnon Elements.

4.2 Common Elements. The Common Elements of the Condominium consist
of the portions of the Condominium Property not included in the Units, including without limitation:

4.2.1. Allportions ofthe Condominium building contributing to the
support of the building, which portions include, but are not limited to, the outside
walls of the building and all fixtures on its exterior; those portions of boundary walls
not a part of a Unit; floor and ceiling slabs; load-bearing columns; and load-bearing
walls;

4.2.2. All conduits, ducts, plumbing, wiring, wells, pumps and other
facilities for the furnishing of utility services to any Unit or the Common Elements;

4.2.3 Easements through Units for conduits, ducts, plumbing, wiring
and other facilities for the furnishing of utility services to Units and the Common
Elements;

4.2.4 An easement of support in every portion of a Unit which
contributes to the support of a building;

4.2.5 The property and installation required for the furnishing of
utilities and other services to more than one (1) Unit or to the Common Elements,
including without limitation the well pumps, well pump alarms; and irrigation
systern,;

4.2.6 Easements for maintenance of Common Elements; and

4.2.7 Those Limited Common Elements described in Sections 4.3
and 8.2.1.

4.3  Limited Common Elements. The balconies, patios, and porches, and those items
described in Section 8.2.1 shall be Limited Common Elements reserved for the exclusive use of the
Unit to which they are appurtenant. Any stairway or walkway serving a balcony, patio or porch shall
not be a Limited Common Element.

5. OWNERSHIP.

5.1  Type of Ownership. Ownership of each Condominium Parcel may be in fee
simple or in any other estate in real property recognized by law and subject to this Declaration.
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52 Association Membership. The Owners of record of Condominium Parcels
shall be members of the Island Villas Condominium Association, Inc. as more fully set forth in
Section 11.

5.3 Owner's Rights. The Owner of a Condominium Parcel is entitled to the
exclusive possession of his Unit. The space within any of the Units shall not be further subdivided.
The, Owner shall be « ntltled 40 use the ‘Common Elements and Dmlted Commion Elements in
acdordance with® the p oses for which they: are intendled, fut nosuch i use shall hinder or engrroach
upon fhe lawful nghis of pwners of other Condomlm m Barcels. I7her¢ shall be a Jomt use of the
iom on Elements, and Ja _]oknt mutual eas mept for that purpose’is héreby creatcd Each Owner

all itake title to his Condominium Parcel subject to the non-exclusive easements pecified in
Sectum 10andtoa nog—exclus}ve easemem resérved by th Developer over and acrch tﬂﬁe Common
Elementstngréss ahd egress dramage and mstall tion of utlhtles - )

i 5.4 Register of Owners The Assoc1at10n shall at all times maintain a register
setting forth the names of all Owners of Condominium Parcels and all holders, insurers, and
guarantors of mortgages on Condominium Parcels who have notified the Association in writing of

their names and addresses.

5.5  Time Share Prohibited. There are no time share estates created by this
Declaration of Condominium nor will any be created in the Condominium.

6. RESTRAINT UPON SEPARATION AND PARTITION OF COMMON
ELEMENTS. The fee title to each Condominium Parcel shall include both the Condominium Unit
and an undivided interest in the Common Elements; said undivided interest in the Common
Elements is deemed to be conveyed or encumbered with its entire respective Condominium Parcel,
even though the description in the instrument of conveyance may refer only to the fee title to the
Condominium Unit or a portion of the space within a Unit. The share in the Common Flements
appurtenant to a Unit cannot be conveyed or encumbered except together with the Unit. Any
attempt to separate or any action to partition the fee title to a Condominium Unit from the undivided
interest in the Common Elements appurtenant to such Unit shall be null and void.

7. PERCENTAGE OF OWNERSHIP OF COMMON_ ELEMENTS AND
LIABILITY FOR COMMON EXPENSES. Each Owner in the Condominium shall own an
undivided one-eightieth (1/80th) share in the Common Elements and Common Surplus of the
Condominium, and shall own an undivided one-eightieth (1/80th) liability for the Common Expenses
of the Condominium.

8. MAINTENANCE, ALTERATIONS AND IMPROVEMENTS. Responsibility
for the maintenance of the Condominium Property and restrictions upon its alterations and
improvements shall be as follows:

8.1 Common Elements. The Association shall operate, maintain, repair, and
replace the Common Elements of the Condominium, including the Limited Common Elements
(other than the Limited Common Elements described in Section 8.2.1 below). Such operation,
maintenance, repair, and replacement shall be a Common Expense and shall be charged to the
owners of Condominium Parcels in the Condominium.

8.2 Units. The Owner shall maintain, repair, and replace at his expense:

8.2.1 The equipment, fixtures, and appurtenances serving only his
Unit (including without limitation all windows, screens, exterior doors, and all
plumbing, pipes, wiring, ducts, conduits, and connections required to provide water,
light, power, air conditioning, heating, telephone, sewage, and sanitary service to his



0R2246P61740

Unit from the point of connection with any shared piping, wiring, duct, or conduit,
but excluding plumbing shut-off valves) and all air conditioning and heating
equipment serving his Unit, even if such appurtenances or equipment is not located
within his Unit (all of which items shall be considered Limited Common Elements
to be maintained at the expense of the Unit Owner); and

SR 8.2.2 His Unit, its equipment, fixtures, and appliances and any and
p “all walls, ceilit gs and- floor interior- surfaces, painting, deco‘rqtmg and ﬁmnshmgs )
//’ aﬁff all other aicessorles which™ such Owner p ace[ or mamtams in‘his Umt Ve

/ /
/ /
) \ ) N S

The O*wner shall ro ptly perform all ﬁmnt djepalr W/Ol'k Wlthln the Umt

[ | which, if omitted, would affect the Condominjum or any part thereof andshall be
expreqsly responsible for the damages and lLiability @ﬁmg from his failure ﬁo d% s0.

) Thervner shall prOmptIyq;epor{ 1o the' Assoc;a on'any defect or need for repairs for.

wh1ch the Assoc1at10n is responslble . Ny ,,/)

8.3  Alteration and Improvement. Except as elsewhere reserved to the
Developer, neither an Owner nor the Association shall make any additions or alterations to or
remove any portion of a Unit that is to be maintained by the Association, or do anything that would
jeopardize the safety or soundness of the building or impair any easement without obtaining the
written approval of the Owners of all Units in the building, the Board of Administration and, unless
all of the Units held by Developer for sale in the normal course of business have been sold and
closed, the Developer. An Owner may not paint or otherwise decorate or change the appearance of
any portion of the exterior of the Condominium building or the Condominium Property. The
Association shall determine the exterior color scheme of all buildings in the Condominium and shall
be responsible for the maintenance thereof.

84 Enforcement of Maintenance. The Association shall have the irrevocable
right of access to each Unit during reasonable hours when necessary for the maintenance, repair, or
replacement of any Common Elements or of any Limited Common Elements or of any portion of
a Unit to be maintained by the Association pursuant to this Declaration or as necessary to prevent
damage to the Common Elements or to a Unit or Units.

The Association shall have the right but no obligation to take any and all such steps
as may be necessary to maintain, repair or replace such Common Elements or Limited Common
Elements or to prevent such damage including, but not limited to, entering the subject Unit with or
without the consent of the Owner and repairing or maintaining any item requiring same.
Alternatively, the Association or an Owner with an interest in any Condominium Parcel shall have
the right to proceed in a court of equity to seek compliance with the provisions hereof. Any expenses
incurred by the Association to enforce the maintenance obligations of a Unit Owner shall be the
responsibility of such Unit Owner.

8.5  Limitation Upon Liability of Association. Notwithstanding the duty ofthe
Association to maintain and repair parts of the Condominium Property, the Association shall not
be liable to Owners or their tenants, guests or invitees for injury or damage, other than the cost of
maintenance and repair, cansed by any latent condition of the property to be maintained and
repaired by the Association, or caused by the elements or other Owners or persons.

9. USE OF CONDOMINIUM PROPERTY. The use of the Condominium Property
shall be in accordance with the following provisions:

9.1 Units.

9.1.1 Occupancy. Each of the Units shall be occupied only by
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the Owner or Owners, or such Owner or Owner’s tenants, and theif immediate family
members, guests, and invitees. ‘

9.1.2 Rental. The Unit may be rented, providq‘d the occupancy is
only by no more than two(2) lessees and members of their immediate family and
guests and provided the occupancy is for at least six months. The tenant shall have
alluseri ghts in the Condomm]um Property and those Common Elements otherwise __

/'*"/readlly avallajile for use generally by Owr;ers and the Ownb( shall not have Such

/ngﬁts except as a guest; unless such rights are %alved in writing by the tenant. ﬁ

/ Nothing in this syibsectlon shall mterf¢re with the access hghﬁ of the Ownér as
landlord set forth/in Chapter 83, Fl nd# Statutes (2003),-as amiénded from tlme fo
time. The Assoclatlon shall have tlie n/ght to adopt rules to-prohibit dual ‘usagé of

\ . Condominium Property and Common Elements by an Owner and his lesseej No

. fooms may ‘be fented and-no_trarisient’ tenan,ts ay be accommodated. No 'lease of..
a Unit shall. release or discharge t the Owner" thereof of comphance with this Section /
or any of his other duties as an Owner. Time sharing of Upnits is prohibited.
Subleasing of Units is prohibited. All leases shall be in writing and shall be subject
to this Declaration, the Articles of Incorporation, By-Laws, and the Rules and

Regulations of the Association.

9.1.3 Nuisances. No nuisances nor any use or t)ractice that is the
source of annoyance to residents or which interferes with the peaceful possession and
proper use of the property by its residents shall be allowed to be committed or
maintained on the Condominium Property. All parts of the Condomlmum Property
shall be kept in a clean and sanitary condition, and no rubbish, refuse or garbage
shall be allowed to accumulate, nor any fire hazard allowed to exist. Each Owner
shall maintain his Condominium Parcel in a neat and sanitary condition.

9.1.4 Immoral Conduct. No immoral, impropér, or offensive use
shall be made of the Condominium Property or any part thereof, and all laws, zoning
ordinances, and regulations of all governmental authorities havmg jurisdiction of'the
Condominium Property shall be observed. |

9.1.5 Rules and Regulations. Reasonable rulbs and regulations
concerning the use of the Condominium Property may be made :;md amended from
time to time by the Association in the manner provided By its Articles of
Incorporation and By-Laws. Copies of such rules and regulatlons and amendments
thereto shall be furnished by the Association to all Owners upon request.

9.1.6 Signs. No signs, advertisements, or noticqs of any type shall
be displayed from a Unit or on Common Elements; provided, hbwever that a unit
owner may display two “for sale” signs in the windows of his umt Such signs may
be no larger than 11" x 11". This subsection shall not apply to t}‘le Developer.

9.1.7. Driveways, Parking Lots, and Sidewallq‘s. An Owner shall
not place or cause to be placed in the driveways, parking lots, ¢r sidewalks, any
furniture, bicycles, grills, or objects of any kind. Such areas sHall be used for no
other reason than for normal transit through them. ;
9.1.8 Parking. There are 120 uncovered parking spaces on the
Condominium Property. The Developer and the Association are authorized to grant
arevocable license to each Unit Owner for the exclusive use of one parking space.
Such license shall be personal to the Unit Owner, shall not become an appurtenance
to any Unit or a Limited Common Element, and may not be assigned or transferred
by the Unit Owner. Upon the sale of a Unit, the license shall terminate and the new
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Owner shall apply to the Association to obtain a license to use a1‘ parking space. No
parking space may be used for any purpose other than parking private passenger
vehicles which are in operating condition. No other vehicles oriobj ects, including,
but not limited to, commercial trucks, motorcycles, recreatioﬂal vehicles, motor
homes, trailers, and boats, may be parked or placed upon such portions of the
Condominium Property unless permitted by the Board of Adlmm“stratlon Overnight
campmg 1n Vehlcles 18 prohlbﬁgd No parkmg space ma ﬂe used by any ott other person

/’/ of visifor. and y such guest or Vlsltor only hen[suc guest or VlSLtOl‘ fs, in fact
/ // v1smng and upon/the prermses AN > 4

\ ) /! NS
[ ’ 9.1.9 | ( . Pets. No more t]nan two (2) domestic pets not excei
\ N pounds each,shall be thowed to be kept in any Ufit. No pet sha]l be allo eiifthat
! 1sdanger0us 01? a nuiisance to other O)Wners, 1 pets must be kewk)t on aleash while
~outside the ‘Owner's Unit. Bach 1 pet ‘owner shall be respons1ble f(br cleaning up after )
his petin ‘the Common Areas. i

9.1.10 Lighting. No external lighting shall He installed on the
Common Property or any Unit without the prior approval| of the Board of
Administration. No lighting shall be installed which alters the ré;mdentlal character
of the Condominium. |

|
9.1.11 Window Coverings. All window coverin“gs shall be white or
shall have a white backing or lining so that when seen from ﬂle exterior of the
building, the window covering appears white. |
9.1.12 Antennae and Aerials. No exterior anténnas and aerials or
other devices for radio or television transmissions shall be erected on the Common
Property or the exterior of any Unit.
i
9.1.13 Grills. The use of charcoal and gas grills is prohibited on the
Condominium Property, except in areas that may be designated for such use by the
Board. ‘

|
9.2 Common Elements and Limited Common Elements. The Common
Elements and Limited Common Elements shall be used only for the p‘[urpose for which they are
intended. ?

9.3  Nuisances. No nuisance shall be allowed on the Condominium Property nor
shall any use or practice which is the source of annoyance to Owners or which interferes with the
peaceful possession and residential use of the property by its Owners be permitted. All parts of the
Condominium Property shall be kept in clean and sanitary condition and no rubbish, refuse, or
garbage shall be allowed to accumulate or any fire hazard allowed to exist. No Owner shall permit
any use of his Unit or of the Common Elements which will increase thejrate of insurance upon the
Condominiumn Property.

9.4  Lawful Use. No immoral, improper, offensive or ‘unlawful use shall be made
of the Condominium Property or any part thereof; and all valid laWS zoning ordinances and
regulations of all governmental bodies having jurisdiction thereof shdll be observed. The party
responsible for the maintenance and repair of any portion of the Condominium Property shall also
be responsible for meeting the requirements of governmental bodies applicable to the maintenance,
modification, or repair of that portion of the Condominium Property., This responsibility is in
addition to such party’s obligation to comply with Section 718.113(2), Florida Statutes (2003), as
amended fror time to time.
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9.5  Additions, Alterations, or Improvements by Association. Except as
otherwise provided in Section 718.113(2 ), Florida Statutes (2003), as amended from time to time,
and subject to Section 9.4 above, the Common Elements and Association Property may be materially
altered or substantially added to in accordance with this section. Whenever in the judgment of the
Board of Administration the Condominium Property shall require additions, alterations, or
improvements (in addition to the usual items of maintenance), and the making of such additions,
alterations, or improvements shall have been approved in writing by a majority of the Owners and
the Developer (if the Developer holds one or more Umts for salein the\ordmary course df busmess)
the' Boarcf of Admml?tratwn shall proceed with suc add[tlons alteratlons “or 1myrovements and
shall Spec1ally assess/all Ow1,1ers for the cost thereof|as Cormnoh E};pense The aéqulsmon of
IELr rty by the Association and material alieratﬁons or substantial-additions to such propérty orthe

on Elements by the Association shall not be deemed to constitute a material glteration or
modlﬁcahon of ’rhe ,appunenances to the Unlts ,7 T T

N — "/ - - - -

- 9.6 - Developer\s Use of (fondommlum Propgrty Until the\Developer ha§ closed
the sales of all of the Units of this Condominium, neither the Owners nor the Association, nor the
use of the Condominium Property by any person or entity, shall interfere with the sales of all Units.
The Developer may make such use of the unsold Units and Common Areas as may facilitate such
completion and sale, including, but not limited to, maintenance of a sales office, showing of the
property, and the display of signs.

9.7 Right of Entry into Unit in Emergencies. In case of an emergency
originating in or threatening any Unit, regardless of whether or not the Owner is present at the time
of such emergency, the Association shall have an immediate right to enter such Unit for the purpose
of remedying or abating the cause of such emergency. To facilitate entry in the event of any such
emergency, the Association may require the Owner of each Unit to provide the Association with a
key to such Unit.

9.8 Right of Entry for Maintenance of Common Elements. Whenever it is
necessary to enter any Unit for the purpose of performing any maintenance, or repair to any portion
of the Common Elements, the Owner of each Unit shall permit an agent of the Association to enter
such Unit for such purposes, provided that such entry shall be made only at reasonable times and
with reasonable advance notice.

10. EASEMENTS. The following easements are hereby created on the Condominium
Property and shall be covenants running with and burdening the Land of the Condominium and,
notwithstanding any of the other provisions of this Declaration, may not be substantially amended
or revoked in such a way as to unreasonably interfere with their proper and united use and purpose,
and shall survive the termination of the Condominium and the exclusion of any Lands from the
Condominium:

10.1  Utilities. Asmaybe required for Utility Services in order to adequately serve
the Condominium Property; provided, however, easements through a Unit shall only be as the
building is actually constructed, unless approved in writing by the Owner of the Unit.

10.2  Support. Of support for the benefit of all other Units and Common Elements
in the building. Such easement shall burden every portion of a Unit contributing to the support of
the Condominium Building or an adjacent Unit.

10.3 Perpetual Non-Exclusive Easement in Common Elements. Over the
Common Elements in favor of all of the Owners of Units in the Condominium for their use and the
use of their guests for all proper and normal purposes, and for the furnishing of services and
facilities for the enjoyment of said Owners. Such easement shall be perpetual and nonexclusive.
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10.4  Air Space. For the exclusive use of the air space occupied by a
Condominium Unit as it exists at any particular time and as the Unit may lawfully be altered.

10.5 Easements for Encroachments. For encroachments into the Common
Elements by any Unit, provided that such encroachment is not caused by the purposeful or negligent
act of an Owner; and for encroachments into a Unit by the Common Elements. Such easements
shall emst forthe c;mtmuance ofsnch«sncroachmems for so long as they may naturally cxxstH

,/
/

) T 6 &mmt for Overhangs. For verhangmgtroughs guﬂers or déwn spouts
and the discharge therefrom qf rainwater and tl;te subsequent ﬂow ﬁhereof over. the Cﬂndqﬁnmum

U[mts’or any of them. ( ( ) —
\\ J

\

N 10.7 - Easement for Air Conditumm § f mpment and Pamps. ‘For }the use of the
area mcludmg subsurface area, and-air spaée ocetpied by the air conditioning compressor and
appurténant equipment and well pumps situated thhm%he{iommon Elements-but-exelusively
serving a Unit. Such easement shall be extinguished upon the permanent removal of such
equipment, but the removal of the equipment for repair or replacement shall not be construed as
permanent removal.

108 Parking. In favor of each Owner and his tenants, guests and invitees for
temporary parking on such portions of the Common Property that may be designated as parking
areas by the Association, and which are not subject to a license agreement described in Section
9.1.8, while such parking areas exist, provided that use of these parking areas shall be subject to the
rules and regulations of the Association.

In addition to the foregoing easements, the Developer hereby reserve for itself and its assigns
anonexclusive easement for pedestrian and vehicular access and for installation of utilities over and
across the walks, drives, streets, and parking areas within the Condominium Property and any
easement areas benefitting the Condominium Property, and a nonexclusive easement to drain
surface water runoff into any pond within the Condominium Property. Such easements shall be for
the benefit of the Condominium Property.

Notwithstanding anything to the contrary contained in this Declaration, the provisions of this
section shall not be subject to any amendment until the Developer has sold all of the Units in the
Condominium held for sale by Developer in the normal course of business.

11.  ASSOCIATION. In order to provide for the proficient and effective administration
of the Condominium by the Owners of Condominium Parcels, a non-profit corporation known and
designated as Island Villas Condominium Association, Inc., has been organized under the laws of
the State of Florida. This corporation shall operate and manage the Condominium and undertake
and perform all acts and duties incident thereto in accordance with the terms, provisions, and
conditions of this Declaration of Condominium and the Association's By-laws and Rules and
Regulations as promulgated by the Association from time to time.

11.1  Restraint Upon Assignment of Shares in Assets. The shares of members
in the funds and assets of the Association cannot be assigned, hypothecated, or transferred in any
manner except as an appurtenance to a Condominium Parcel.

11.2  Membership. The Developer and all record Owners of all Condominium
Parcels in the Condominium shall be members of the Association, and no other persons or entities
shall be entitled to membership except for subscribers to the Articles of Tncorporation. Membership
shall be established by acquisition of ownership of legal title to, a Condominium Parcel, whether
by conveyance, devise, judicial decree, or otherwise, subject to the provisions of this Declaration,
and by the recordation in the public records of St. Johns County, Florida, of the deed or other
instrument establishing the acquisition and designating the parcel affected thereby. The new Owner

10
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designated in such deed or other instrument shall thereupon hecome a member of the Association
and the membership of the prior Owner as to the parcel designated shall be terminated.

11.3  Veting. Onall matters as to which the membership shall be entitled to vote,
there shall be only one (1) vote for each Condominium Parcel. Where a Condominium Parcel is
owned by a corporation, partnership or other legal entity or by more than one (1) person, all the
Owners thereof shaﬂbe collec’uvcly eﬁﬁtled to the vote assigned 1o s sm:h Condominium Pa;rceland
of the Owmers ¢ c»féuch Condominium Parcel until such adthofization is changed ir in wntmg /Theterm
"Ownet" as used herein shall be deemed to mclude the Dey eloper /) \

,/
/

’ 2. ( At the expcnse‘ of the owners of- Condom1n1um Par e Is in the
Condommum the Association shal] procure and maintdin adequate casualty and lability insurance
on the Condominitm and 1nsbrancevr~ﬁdehty bondmg of all persons who control or dlsbursei)’unds
of the Association, including without limitation those individuals authorized to 'sign checks and the
president, secretary, and treasurer of the Association. Such insurance shall be governed by the
following provisions:

121  Authority to Purchase. All such insurance policies shall be purchased by
the Association for the benefit of the Association and the Owners in the Condominium and their
mortgagees, as their interests may appear, and provision shall be made for the issuance of
certificates or mortgagee endorsements to the mortgagees of Owners.

12.2 Insurance Trustee. The Association may name as an insured, on behalf of
the Association, the Association's authorized representative (the "Insurance Trustee"), who shail
have exclusive authority to negotiate losses under any policy providing property or lability
insurance and to perform other functions as are necessary to accomplish this purpose.

Each Owner, by acceptance of a deed conveying a Condominium Parcel in the
Condorminium, hereby appoints the Association or any Insurance Trustee designated by the
Association as attorney-in-fact for the purpose of purchasing and maintaining such insurance,
collecting and disposing of the proceeds thereof, negotiating losses and executing releases of
liability, executing all documentation, and the performance of all other acts necessary to accomplish
such purpose.

12.3 Coverage.

12.3.1 Casualty. All portions of the Condominium Property located
outside the Units, and the Condominium Property located inside the Units as such
property existed at the time the Unit was initially conveyed by Developer, and any
other portions of the Condominium Property that the Association is required to
maintain at the Association’s expense, are to be insured in an amount equal to the
maximum insurable replacement value, excluding land, foundation and excavation
costs, as determined annually by the Board of Administration, and all such insurance
must be obtained, if possible, from the same company. The term “Condominium
Property” shall exclude all floor, wall and ceiling coverings, electrical fixtures,
appliances, air conditioner or heating equipment, water heaters, water filters, built-in
cabinets and countertops, and window treatments, including curtains, drapes, blinds,
hardware and similar window treatment components, or replacements of any of the
foregoing which are located within the boundaries of a Unit and serve only one Unit,
and all air conditioning compressors that service only one Unit, whether or not
located within the Unit boundaries. The Association’s insurance responsibility shall
include those conduits, ducts, wiring, plumbing, and connections that serve only one
Unit, notwithstanding the fact that these items are Limited Common Elements that

11
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the Unit Owners are required to maintain at their expense pursuant to Section 8.2.1.
Such coverage shall, at a mimimum, provide protection against:

12.3.1(a) Loss or damage by fire and other
hazards covered by a standard extended coverage endorsement.

T 12.3&(!7} Flood _disaster —insurance, - if the — =
" Condominium is located in an area which has been dfﬁclally) L :
- identified by the Secretary of I-Iousmg d [Urban Develppment as.  /
having special ﬁood hazards and for which flood msu}ancc basbeen ./

made available/under the National Flood Instrance Program (NFIP).

Such policy shall, at memum pr/owde verage inamamount equal | |

N to the%esser of . p r& ‘ ’

— S / . - - -

7

N ,//” 1231 (b)(l) Tmema;ammn coverage ~——
available under the NFIP for all buildings and other
insurable property within the Condominium to the
extent that such buildings and other insurable
property are within an area having special flood
hazards; or

12.3.1 (b)(§i) One hundred percent
(100%) of the current "replacement cost" of all such
buildings and other insurable property within such
area.

Such policy shall be in a form which meets the criteria set forth in the
most current guidelines on the subject issued by the Federal
Insurance Administration.

12.3.1(c) Such other risks as from time to time
shall be customarily covered with respect to condominiums similar
in construction, location and use, including, but not limited to,
vandalism and malicious mischief and all perils normally covered by
the "all-risk" endorsement.

12.3.1{d) If available, the policy shall include a
construction cost endorsement (such as a demolition cost
endorsement, a contingent liability from operation of building laws
endorsement, and an increased cost of construction endorsement) if
the Condominium is subject to a construction code provision that
would become operative and require changes to undamaged portions
of the building, thereby imposing significant costs in the event of
partial destruction of the Condominium by an insured hazard.

In addition, such policies shall include an "agreed amount
endorsement” and, if available, an "inflation guard endorsement."
Adequate insurance may include reasonable deductibles as
determined by the Board.

12.3.2 Officers and Agents. The Association shall maintain
adequate insurance or fidelity bonding of all persons who control or disburse funds
of the Association, including without limitation those individuals authorized to sign
checks on behalf of the Association and the president, secretary and treasurer of the

12
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Association. The insurance policy or fidelity bond must cover the maximum funds
that will be in the custody of the Association or its management agent at any one
time.

12.4 Premiums. Premiums for insurance policies purchased by the Association
pursuant to this section and the cost of fidelity bonding shall be paid by the Association and shall
bea CommonExpense T

] \\ . ‘, - - \\\\\ (:,// ﬁ\\) \// ™
P v 2 5 Al m&urance pohc es {urcﬁasmi by the Assomatlon/undﬁr thls

,/
/

S/ectlon shall be fmlhe bgneﬁt of the Assoclatlon and the owners and mg)rtgagees of Cond(ymlmum
arcels in the Condomlrlﬁ and shall pro dq that all proceeds-Govering casualty Iosses shall be
p d?o the Association or to ti;le Insurance T stpe designated by the Association as rovrded herein.
\*\w// h2 5 1 Cmnmen Flements (E cluE Limited Common j;ements
“to be Mamtamed by Unit Owners) Proceeds on account of CommorLElem&nls
other than those Limited Common Elements described in Section 8.2. 1) shall be held
in as many undivided shares as there are Condominium Parcels in the Condominium,
the shares of each Owner being the same as his share in the Common Elements, as
same are hereinabove stated.

12.5.2 Condominium Parcels and Limited Common Elements to
be Maintained by Unit Owners. Proceeds on account of Condominium Parcels and
the Limited Common Elements described in Section 8.2.1 shall be held in the
following undivided shares:

12.5.2(a) Partial Destruction. When a building
is to be restored, for the Owners of damaged Condominium Parcels
and Limited Common Elements in such building in proportion to the
cost of repairing the damage suffered by each Owner.

12.5.2(b) Total Destruction. When a building
is not to be restored, for the Owners of all Condominium Parcels and
Limited Common Elements in the damaged building in proportion to
their share of the Common Elements appurtenant to their
Condominium Parcel.

12.6 Association as Agent. The Association is hereby irrevocably appointed
agent for each Condominium Parcel Owner to adjust all claims arising under insurance policies
purchased by the Association.

12.7 = Owner's Obligations. Each Owner shall, at his expense, purchase public
liability insurance to protect himself against claims due to accidents within his Condominium Parcel
and casualty insurance on all real and personal property located within the boundaries of the Owner’s
Unit which is excluded from the coverage to be provided by the Association pursuant to Section
12.3.1.

All such insurance policies issued to individual Owners shall provide that the
coverage afforded by such policies is in excess over the amount recoverable under any other policy
covering the same loss without rights of subrogation against the Association.

12.8  Qualifications of Insurance Carrier. The Association shall use generally
acceptable insurance carriers. Only those carriers meeting the specific requirements regarding the
qualifications of insurance carriers as set forth in the Federal National Mortgage Association
Conventional Home Mortgage Selling Contract Supplement and the FHLMC Sellers Guide shall be
used.

13
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12.9  Escrow for Insurance Premiums. AnyInstitutional First Mortgagee holding

a mortgage upon a Condominium Parcel in the Condominium shall have the right to cause the
Association to create and maintain an escrow account in the Association’s name for the purpose of
assuring the availability of funds with which to pay premium or premiums due from time to time on
casualty insurance policy or policies which the Association is required to keep in existence, it being
understood that the Association shall deposit in an escrow depository satisfactory to such
Institutional First Mortgagee or mMOnaJ First Mortgagees a monthly sum equal to one—twelfth
s/ 12th) of the anrual' amount of such i insurance e)qpense and to comnbutc such other Sum as may
be ’reqmred thterefor s% that there shall’ be on deposu ih said escrow account, at least o11¢(1) month
pxlor {0 the due date for p/ayment of such premmm or premiums, a éum which \w111 be’ sufﬁment to
ake full payment thercfr ﬁuch escrowcc} fuqu shall not be comimingled with' any otheT funds of
e Af Alssociation. Vo o 7 )

/ ! e

\ \ / /
\\

o wShou.ld the ASSOCiathIl faJl/ fo pay suc premiums when due, or 'should the
Assocwj;lqn fail to comply with other i msurance requirements imposed by the Inistit utional Mor{gagee
who first held a first mortgage encumbering a Condominium Parcel, then said Institutional
Mortgagee shall have the right at its option to order and advance such sums as are required to
maintain or procure such insurance, and to the extent of the monies so advanced, plus interest
thereon at the highest legal rate. Said Mortgagee shall be subrogated to the Assessments and lien
rights of the Association as against individual Owners for the payment of such items of Common
Expense.

Iftwo (2) or more Institutional Mortgagees hold any mortgage or mortgages upon any
Condominium Parcel, the exercise of the rights above described or manner of exercising said rights
shall vest in the Institutional Mortgagee owning and holding the first recorded mortgage
encumbering a Condominium Parcel, and the decision of such Institutional Mortgagee shall be
controlling,

13. CONDEMNATIONAND TOTAL ORPARTIAL LOSS OR DESTRUCTION.

13.1 Condemnation Award. The Association shall represent the Ownets in the
condemnation proceedings or in negotiations, settlements, and agreements with the condemning
authority for acquisition of the Common Elements, or part thereof, by the condemning authority.
Each Owner hereby appoints the Association as attorney-in-fact for such purpose. In the event of
ataking or acquisition of part or all of the Common Elements by a condemning authority, the award
or proceeds of settlement shall be payable to the Association, or any trustee, to be held in trust for
Owners and their first mortgage holders as their interests may appear.

13.2 Reconstruction or Repair after Casualty or Condemnation.
13.2.1 Residential Buildings.

13.2.1(a) Substantial Loss. Substantial loss, damage,
or destruction as the term is herein used shall mean any loss, damage,
or destruction sustained which renders more than fifty percent (50%)
of the Condominium Parcels in the Condominium uninhabitable.

If substantial loss, damage, or destruction shall be
sustained, the Condominium shall be terminated unless the owners of
two-thirds (2/3) of the owners of Condominium Parcels and at least
two-thirds (2/3) of the holders of first mortgages on Condominium
Parcels in the Condominium agree in writing that the damaged
property shall be repaired or reconstructed, or unless repair or
reconstruction is required as a condition of payment under any policy
of casualty insurance covering such loss.

14
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13.2.1(b) Less than Substantial Loss. In the event
damage sustained to the improvements is less than substantial as
defined above, such damage shall be repaired unless all of the Owners
and first mortgage holders agree to terminate the Condominium in
accordance with the procedure set forth in Section 18. Any repair and
_-——-restoration on account of physmal damage shall restore the
o 1mpr0Vementsf,o substantlally the same condition aséxlsted prior to {

;ST ‘the cas alty, must be. subgtantlally in accordance with the plansand
L/ spéqﬁcaqons for the constructlpn of the original buildlqg, and' shall\\// /
[ ’ be com ence ed and com}jleteﬁ as expeditiously ag reasonably  /
possible. |In no event shall lany/reconstruction or repair change thIE

\ relative ldcatmns and approxfmate imdnsions of the Commo
. wE}emerﬂts and of wyCondomlmum arcel unless an appropriat
— amendment be made to this Declaratlon o \\

The Board of Administration may determine that it is
in the best interests of the Association to pay the insurance proceeds
into a construction fund to be administered by its Directors. The
Board of Administration shall not be required to cause such insurance
proceeds to be made available to the Association prior to completion
of any necessary restoration, repairs, or reconstruction, unless
arrangements are made by the Association to satisfactorily assure that
such restoration, repairs, and reconstruction shall be completed. Such
assurances may consist of, without limitation, obtaining a
construction loan from other sources obtaining a binding contract
with a contractor or contractors to perform the necessary restoration,
repairs and reconstructions or the furnishing of performance and
payment bonds.

The first mortgagees which are named as payees upon
the draft issued by the insurance carrier shall endorse the draft and
deliver the same to the Association;

Where physical damage has been sustained to the Condominium
improvements and the insurance proceeds have not been paid into a construction loan
fund as provided in this section, and where a restoration, repair, or reconstruction has
not been commenced, an Institutional Mortgagee who has commenced foreclosure
proceedings upon a mortgage encumbering a Condominium Parcel shall be entitled
to receive that portion of the insurance proceeds apportioned to said Condominium
Parcel in the same share as the share in the Common Elements appurtenant to said
Condominium Parcel.

13.2.2 Common Elements. Damage to the Common Elements shall
be repaired unless the Condominium is to be terminated as provided in this section
and Section 18.

13.3  Assessments. If the proceeds of insurance are not sufficient to defray the
estimated costs of reconstruction and repair by the Association, or if at any time during the
reconstruction and repair the funds for payment of the costs thereof are insufficient, the Owners who
own the damaged Condominium Parcels may be charged for the cost of reconstruction and repair.
In the case of damage to the Common Elements of the Condominium, all Owners of Condominium
Parcels in the Condominium may be assessed in sufficient amounts to provide funds to pay the
estimated costs. Charges for damage to Condominium Parcels shall be in proportion to the cost of
reconstruction and repair of each Owner's respective damaged Condominium Parcel. Assessments
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on account of damage to the Common Elements shall be in proportion to the Owner's share in the
Common Elements.

14. COMMON EXPENSES, COMMON SURPLUS. AND ASSESSMENTS. The
making and collecting of assessments against Owners for Common Expenses of the Condominium
shall be the obligation of the Board of Administration pursuant to the By-laws and subject to the
followiggmﬁsipps- Ju—— /,, o P P

\ o . / . (/ \) {

e
/

Ep(penses ofthe Condbm;mum to be borne! by cach Owner shall be a, proportmnate shai/e of the total
@erjtmg expenses and sts lof the Condorﬁ:mﬁm Each Owner- shall be responmble for a portion
the Common Expense costs and such share shall be in the percentage of the :]wded share

o1

14, 1 Share of the Common Expeﬂses Enﬂ (Iommdn Surplus The Common

in, the Common Elements appu(tenant to sald Condorr inium Parcel as set forth in Section 7 above.
Any Condominiurn Co‘mmon Surplus-of the, Condormmu shall be owned by-each o theOwners
in the 'same propornon as then*percentzge ﬁablhty for Common- Expenses \\

14.2 Determination. The Board of Administration shall propose annual budgets,
including a Common Expense budget, in advance for each fiscal year. These budgets shall contain
estimates of the cost of performing the functions of the Association and of the cost of operating the
Condominiurm. The Common Expense of the Condominium shall include, without limitation, the
estimated amounts necessary for maintenance and operation of the Common Elements, replacement
reserves, casvalty insurance, liability insurance, and administration salaries. The failure ofthe Board
of Administration to include any item in the annual budget shall not preclude it from levying an
additional Assessment in any calendar year for which the budget has been projected. In determining
the Common Expenses, the Board of Administration may provide for a contingency account not to
exceed fifteen percent (15%) of the total projected Common Expenses for the year.

Any meeting at which a proposed annual budget will be considered by the Board or
Owners shall be open to all Owners. At least fourteen (14) days prior to such a meeting, the Board
shall hand deliver to each Owner, or mail to each Owner at the address last furnished to the
Association by the Owner, a notice of such meeting and a copy of the proposed annual budget. An
officer or manager of the Association, or other person providing notice of such meeting, shall
execute an affidavit evidencing compliance with such notice requirement and such affidavit shall be
filed among the official records of the Association.

After adoption of the budgets and determination of the annual Assessments per
Condominium Parcel as provided in the By-laws, the Association shall assess such sums by promptly
notifying all Owners by delivering or mailing notice thereof to the voting member representing each
Condominiurn Parcel at such member's most recent address as shown by the books and records of
the Association. One-twelfth (1/12) of the annual Assessments shall be due and payable in advance
to the Association on the first day of each month.

14.3  Special Assessments. Special Assessments may be made by the Board of
Administration from time to time to meet other needs or requirements of the Association in the
operation and management of the Condominium and to provide for emergencies, repairs, or
replacement of Condominium Property and infrequently recurring items of maintenance. However,
any Special Assessments which are not connected with an actual operating, managerial, or
maintenance expense of the Condominium shall not be levied pursuant to this Section without the
prior approval of the members owning a majority of the Condominium Parcels in the Condominium.

14.4 Non-Waiver. The liability for Assessments may not be avoided by waiver

of the use or enjoyment of any Common Elements or by abandonment of the Condominium Parcel
for which the Assessment is made.
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14.5 Interest, Late Fees and Application of Payments. The record Owner or
Owners of each Condominium Parcel shall be personally liable to the Association for payment of
all Assessments, whether regular or special, and for all costs of collecting delinquent Assessments.
In the case of more than one record owner of legal title to a Condominium Parcel, each such owner
shall be jointly and severally liable with the other owners for the payment of such Assessments.
Assessments and installments on such Assessments paid on or before thirty (30) days after the date
when due shall not b bear interest but-all_sums not paid on or before thirty (30) days after the date
when due shall bear interest at’ the hlghest rate allowed by the laws ‘of the State of ]Flonda from the
date when due untll paid. In addition, a late fse not fo exc[eﬂ the greati\tr of $25.00 or ﬁve percent
(5%) ofthe Assessment mzstallment shall bechamged and collected when any Assessmenf mstallment
not paid on or before thi (30) days after th% date when due.
b first applied to mterestl late fees, costs d attorneys' fees incurred in collection) an
AssesSment p»ayment ﬁrst due // ,7

—_— S S/ - - -

~All pdyments upon accOlmt shall
(T then to the

- 14 67 Llen for Assessments The Assoc1at\10n shall hé.ve a lien oﬂ each
Condominium Parcel for any unpaid Assessments and all interest and late charges due thereon and
the costs of collecting such charges. Additionally, reasonable attorneys' fees at all levels of the
proceedings incident to the collection of such Assessment or the enforcement of such lien shall be
payable by the Owner and secured by such lien.

14.7 Collection and Foreclosure. The Board of Administration may take such
action as it deems necessary to collect Assessments, including bringing an action for damages against
the Owner or by enforcing and foreclosing its lien, and may settle and compromise same if in the
best interests of the Association. The Association's lien for Assessments described in Section 14.6
shall be enforced and foreclosed in the manner provided for by the Condominium Act. The
Association shall be entitled to bid at any sale held pursuant to a lawsuit to foreclose an Assessment
lien and to apply as a cash credit against its bid all sums due the Association covered by the lien
enforced.

14.8 Assignment of Claim and Lien Rights. The Association shall have the right
to assign its claim to, and lien rights for, the recovery of any unpaid Assessments to the Developer,
any Owner or group of Owners, or any third party.

14.9  Certificate of Unpaid Assessments. Any Owner and any holder of a
mortgage on a Condominium Parcel shall have the right to require from the Association a certificate
showing the amount of unpaid Assessments against that Condominium Parcel. Any person other
than the Owner who relies upon such certificate shall be protected thereby. The Association or its
agent may charge a reasonable fee for the preparation of the certificate.

14.10 Developer’s Obligation to pay Assessments. As provided by Section
718.116(9)(a)(2), Florida Statutes (2003), the Developer shall be excused from payment of the
Common Expenses and Assessments related thereto on Condominium Units it owns until July 1,
2005, or the date by which ninety percent (90%) of the Units have been conveyed by the Developer,
whichever occurs first (“the Guarantee Period”). The Developer may extend the Guarantee Period
for up to two additional one-year periods. During the Guarantee Period the Developer guarantees
that the monthly Assessments shall not exceed $200.00 per Unit and obligates itself to pay any
amount of Common Expenses incurred during the Guarantee Period and not produced by the
Assessments at the guaranteed level receivable from other Unit Owners.

15. COMPLIANCE AND DEFAULT. Each Owner shall be governed by and shall
comply with the terms of this Declaration of Condominium, the Articles and By-laws of the
Association, and the Rules and Regulations adopted pursuant thereto, as they may be amended from
time to time (collectively “the Governing Documents™) and the Condominium Act, as they may be
amended from time to time. Failure of Owners to comply therewith shall entitle the Association
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or other Owners to relief as set forth in this section in addition to the remedies provided by the
Condominium Act.

15.1 Remedies for Violations. In the event that an Owner or occupant violates
or breaches any provisions of the Governing Documents or the Condominium Act, as they may be
amended from time to time, the Association, the members thereof, an Institutional First Mortgagee,
or any of themseverally shall haye the right to proceed at law for damages or in equlty to compel
comphance with the térms of those documents to prevent the v1olat1011 or| breach of anys of them,) ,or
for'such telief as may ¢ appropriate. This right shallbe ifi a ition to \the other remedles set’ﬁ)rth
inf this Declaratior. i/ \"\\ A > ,/ /

|

[ ’ 15.2 Fines(s The Assoc1atlonmay le yreasonableﬁnes as permit the Florida
Condommlum Act for failyre of Owner of o Coﬁdomm umﬁel orits occupant, hc'Fls e, or invitee
to comply\xmth any ﬁrovmlon of -the Declaratlon, aws or the reasena les of the
Assomaﬂon as they'may be amcnded frpm time totime.

15.3 Costs and Attorneys' Fees. In any proceeding arising out of an Owner's
failure to cornply with or violation of the terms of the Governing Documents or the Condominium
Act, as they may amended from time to time, the prevailing party shall be entitled to recover the
costs of the proceeding and such reasonable attorneys' fees, as may be awarded by the court at all
levels of the proceedings.

154 NoWaiver of Rights. The failure of the Association or any Owner to enforce
a covenant, restriction, or other provision of the Governing Documents or the Condominium Act as
they may be amended from time to time shall not constitute a waiver of the right to do so thereafter.
No breach of any of the provisions contained herein shall defeat or adversely affect the lien of any
first mortgage at any time made in good faith and for a valuable consideration upon said property,
or any part thereof. Notwithstanding the foregoing, the rights and remedies herein granted to the
Developer, the Association, and the Owner or Owners of any Condominium Parcel may be enforced
against the Owner of the part of said Condominium Parcel subject to such mortgage notwithstanding
such mortgage. The purchaser at any sale upon foreclosure shall be bound by all of the provisions
of the Governing Documents and the Condominium Act, as they may be amended from time to time.

16. AMENDMENT OF DECLARATION. Except as elsewhere provided otherwise,
this Declaration of Condominium may be amended in the following manner:

16.1 Notice. Notice of the subject matter of a proposed amendment shall be
included in the notice of any meeting at which a proposed amendment is considered in accordance
with the requirements of Section 718.110(1)(b), Florida Statutes (2003), as amended from time to
time and, ifrequired by Section 17, shall be sent to holders, insurers, or guarantors of first mortgages
in accordance with that section.

16.2 Resolution of Adoption. A resolution adopting a proposed amendment may
be proposed by either the Board of Administration or by the members of the Association. Except
where elsewhere provided, approval of a proposed amendment must be by no less two-thirds percent
(2/3%) of the votes of the entire membership of the Board of Administration and by not less than
two-thirds percent (2/3%) of the votes of the entire membership of the Association.

16.3 Resolution of Adoption for Errors or Omissions Not Materially Adversely
Affecting Property Rights of the Owners. A resolution adopting a proposed amendment may be
proposed by either the Board of Administration or by members of the Association whenever it
appears that there is an omission or error in this Declaration of Condominium or any exhibit or
amendment to this Declaration. Approval of such resolution must be by no less than fifty percent
(50%) of the votes of the entire membership of the Board of Administration and by no less than fifty
percent (50%) of the votes of the entire membership of the Association.
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16.4 Amendment by Developer. Notwithstanding anything to the contrary
contained in the Declaration, the Developer expressly reserves the right to amend the Declaration
so as to correct any scrivener’s error or error in any legal descriptions contained herein. The
Developer may amend this Declaration by filing an amended legal description or descriptions as an
amendment to the Declaration among the public records of St. Johns County, Florida, which
amendment or amendments shall expressly describe that legal description which is being corrected
(by referﬁne@io the eXh.lblt contmmng sald legal description or otherw1se), in addltlon to_ the
Developéf/arfd\heed ot be approved by the Asso iation, Owners, \henors or morfcgagees of
Cpndom1n1urn Parcels of/the Condommlum, whether r not e]sewHere }equlred for amendments

[ ’ 165 U ammous Consen)t by Owners and Mortgagees AllO ers'so affected
and theu‘ Instltutlonal Mortgagees must cemsent to an @eﬂt which: ‘Tl T

Ne— e e ~ - -

\ — 16 5. 1 Changes any Condommum]iargﬁl its appurtehancgs,gl;an

Owner's share in the Common Elements, or which increases the Owner's share of the
Common Expenses except as hereinabove provided;

16.5.2 Operates to materially affect the rights or interests of any
Institutional First Mortgage under its mortgage or this Declaration; or

16.5.3 Would be prohibited by FNMA or FHLMC.
Such consent of the Owners and Institutional First Mortgagees may not be unreasonably withheld.

16.6 Consent by Developer. Any amendment which affects any of the rights,
privileges, powers, or options of the Developer shall require the approval of the Developer.

16.7 Execution and Recording. A copy of each amendment shall be attached to
a certificate certifying that the amendment was duly adopted, which certificate shall be executed by
the officers of the Association with the formalities of a deed. The amendment shall be effective
when such certificate and a copy of the amendment are recorded among the Public Records of St.
Johns County, Florida.

16.8 Amendment of this Section. Notwithstanding anything to the contrary
contained in this Declaration, this section concerning amendment cannot be amended without the
consent of eighty percent (80%) of the Owners and all Institutional First Mortgagors.

17. NOTICE TO MORTGAGEES. The Association shall provide a holder, insurer,
or guarantor of Institutional First Mortgage who has registered its name with the Association as
provided in this Declaration, upon written request of such holder, insurer, or guarantor (such request
to state the name and address of such holder, insurer, or guarantor and the Condominium Parcel
number), at least one copy of the annual financial statement or report of the Association, and timely
notice of the following:

17.1  Anyproposed amendment of the Condominium documents affecting a change
17.1.1 The boundaries of any Condominium Parcel or the exclusive
easement rights appertaining thereto;
17.1.2 The interest in the Common Elements or Limited Common

Elements appertaining to any Condominium Parcel or the liability for Common
Expenses appertaining thereto,
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17.1.3 The number of votes in the Association appertaining to any
Condominium Parcel; or

17.1.4 The purposes to which any Condominium Parcel of the
Common Elements are restricted;

7.2 Any proposeétermmatlon of the Condommlum

0 (/ ‘\) i
/T 113

p alty loss- whwh affects a\mate;mal pomon
of the’ Condomlmum or whlch affects any \Condoml ium Parcel orﬁ wh;ch there is any Instltutlonal

Fflrst P/Iortgag ( (\ ) ) -

| Y

\ \ ) //// N g
LN 174 - Any dehnquency in the payment 6f Assessments or char%es %wed by an
Owner o‘fa_(yondomlhlum Parcelvsnbject fo the mortgage of such eligible-holder, insurer, or
guarantQLkwhere such delinquency has continued fQL&pEI]_OQ_Qf sixty (60) days; J

17.5 Any lapse, cancellation, or material modification of any insurance policy
maintained by the Association; and

17.6  Anyproposed action that would require the consent of a specified percentage
of Institutional First Mortgagees.

18. TERMINATION. The Condominium may only be terminated in the following
manners in addition to the manner provided in the Condominium Act:

18.1 Substantial Loss. In the event that it is determined as provided in Section
13 that the Condominium building shall not be reconstructed because of substantial loss, the
condominium plan of ownership for the Condominium will be thereby terminated without the
necessity of agreement or approval by the membership.

18.2 Agreement. The Condominium may be terminated by the approval, in
writing, by a vote of all of the members of the Association and all holders of first mortgages on
Condominium Parcels.

18.3  Certificate. The termination of the Condominiums in either of the foregoing
manners shall be evidenced by a written instrument of the Association, executed by all members and
certified by the President and Secretary as to the facts effecting the termination, which certificate
shall become effective upon being recorded in the Public Records of St. Johns County, Florida.

18.4 Shares of Owners After Termination. After termination of the
Condominiurn, Owners shall own the Condominium Property and all assets of the Association as
tenants in common in undivided shares, and their respective mortgagees and lienors shall have
mortgages and liens upon the respective undivided shares of the Owners.

18.5 Sale of Property. Immediately after the required vote of consent to terminate,
each and every Owner shall immediately convey by warranty deed to the Association all of said
Owner's right, title and interest to each Condominium Parcel and to the Common Property, provided
the Association's officers and employees handling funds have been adequately bonded. The
Association or any member shall have the right to enforce such conveyance by specific performance.
The Board of Administration shall then sell all of the property at public or private sale upon terms
approved in writing by all of the Institutional First Mortgagees. Upon the sale of the property, the
costs, fees, and charges for affecting such sale, the cost of liquidation, and costs incurred in
connection with the management and operation of the Condominium Property up to and including
the time when distribution is made to the Owners shall be paid out of the proceeds of said sale. The
remaining balance (the "net proceeds of sale") shall be distributed to the Owners as follows:
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18.5.1 Determination of Distributive Share. The Distributive Share
of each Owner in the net proceeds of sale, subject to the provisions of this section,
shall be a fraction the numerator of which shall be one and the denominator of which
shall be the total number of all Condominium Parcels in the Condominium on the
date of termination.

Ve 118.5. 2 Payment of. Liens.! Upon determmat;on {of each )Owners
/ Dlstnbuhve Share, Ahe Assomaﬁon shall payo to] each Owner's Distributive Share
/ / " all mortgagcs, ass,essments and other liens encum| ering saﬁd C;)ndonunlumParcel
[ ’ in accordance wrlth Fhelr priority, anci upon| such paynient 4ll mortgagees, the
\ Association, and henprs shall execiite and record satistactions or releases of their

\\ \ liens agamsi §a1d Condommlum Paroel or (Jondominium Parcels, regeu{dle%s of
Wheth@r the saﬂne are paldmfull // e ~ - -

C ) ( )
B - 18.5.3 Payment to Owners. Thereupon the Directors shall proceed
to liquidate and dissolve the Association and distribute the remaining portion of each

Distributive Share, if any, to the Owner or Owners entitled thereto.

18.5.4 Allocation of Shares. If more than one person has an interest
ina Condominium Parcel, the Association shall pay the remaining Distributive Share
allocable to the said Condominium Parcel to the various Owners of such
Condominium Parcel, excepting that if there is a dispute as to the validity, priority,
or amount of mortgages or liens encumbering a Condominium Parcel, then payment
shall be made to the Owner or Owners and the owners and holders of the mortgages
encumbering said Condominium Parcel.

18.6  Effect of Termination. After the certificate described in Section 18.3 has
been recorded, all Owners have conveyed their interests in the Condominiums to the Association,
and the Association has conveyed all of the property to a purchaser, the title to said property shall
thereafter be free and clear of all restrictions, reservations, covenants, conditions, and easements set
forth in this Declaration and the purchaser and subsequent grantees of any of said property shall
receive title to said lands free and clear thereof.

18.7 Amendments. Notwithstanding anything to the contrary contained in this
Declaration, this section concerning termination cannot be amended without the consent of two-
thirds (2/3) of the Owners.

19. RESPONSIBILITY OF OWNERS. The Owner of each Condominium Parcel shafl
be governed by and shall comply with the provisions of the Governing Documents and the
Condominium Act, as they may be amended from time to time.

In any action brought against an Owner by the Association for damages or injunctive relief
due to such Owner's failure to comply with the documents stated above, the Association shall also
be entitled to recover its costs, reasonable attorneys' fees, and expenses incurred by it in connection
with the prosecution of such action at all levels of the proceedings.

20. CONSTRUCTION.

20.1 Severability and Invalidity. The invalidity, in whole or in part, of any
covenant or restriction, or any section, subsection, sentence, clause, phrase or word, or other
provision of this Declaration of Condominium and the Articles of Incorporation, the By-laws, or
the Rules and Regulations of the Association shall not affect the validity of the remaining portions
which shall remain in full force and effect.

21



3

I
H

o

In the event any court shall hereafter determine that any provisions of this Declaration of
Condominium, as originally drafted or as amended, violates the rule against perpetuities or any other
rule of law because of the duration of the period involved, the period specified in the Declaration
shall not thereby become invalid but, instead, shall be reduced to the maximum period allowed under
such rule of law, and for such purpose measuring lives shall be those of the incorporators of the
Association.

p 202 \Headmgs Thc headmgs hcfem are inserted ohly as. a matten of qonvemence
and for re’faréﬁée, and in o way defin e, limit or describie the scope of ﬂi}s Déclaratwn not the
mfterest of any proV1sybns/her¢1n \ > o/

\~. ‘\ /'
/

/

[ ’ 20.3 GLndt(tr The use of the mascul ¢ gender inthe Declaxatlo hal bc deemed
to, refer to the femlnme or neutqr gender, and the use of the smgular or plural shall en to mean
the otherwhsncver thé context mapeqmre / - ~

B 20. 4 Intent. h “The prov1510ns of this Declarauon of Condomlmum shall be
liberally construed to effectuate its purposes of creating a uniform plan for the operation of a
residential condominium in accordance with Chapter 718, Florida Statutes (2003), as may be

amended from time to time.

IN WITNESS WHEREOF, the Developer, REA Group, L.L.C., has caused this Declaration
of Condominium to be executed this _77* day of Ty 2004,

REA Group, L.L.C., a Florida
limited liability company
Witness:

 / - S\» Grwdes \\‘3 Cuvrenrn
(otongrt Gacd. AN Rt
Name:_Uerzirrs 7+ (ofdrp James Hays

Its managing member
“ACua_ @b g o

Name™ LONna b OO

STATE OF FLORIDA
COUNTY OF ST. JOHNS

The foregoing instrument was acknowledged before me this Q day of \/ Ly R
2004, by James Hays, managing member of REA Group, L.L.C., who (t/f is personally known to

me or ( __) has produced as identification.
fooi P
ek Q/\f/g@f‘—z/

VICTORIAP. gaRp Notary Public
Gggglésssmwoo 31940 Naine:
Junz 1, 2008 )
Ber ..
—_ Pl Underwnters My Commission Number:
I My Commission Expires:
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ISLAND VILLAS
A CONDOMINIUM

MAP OF SURVEY

DEED DESCRIPTION

PART OF THE SOUTHEAST ONE—QUARTER OF THE SOUTHWEST ONE-—-QUARTER, SECTION 28, TOWNSHIP 7
N FLORIDA, BEING MORE PARTICULARLY DESC

ST. JOHNS

SOUTH, RANGE 30 EAST,
FOLLOWS:

OF CURVATURE IN
CE IN A NO

LINE OF SAID SOUTHEAST ONE-QUARTER OF SOUTHWEST ONE-QUARTE|
660.88 FEET TO A POINT ON THE NORTH RIGHT—OF—WAY LINE OF SAID POPE
gg{gﬂ;ﬁ?;c W ALONG SAID NORTH RIGHT—OF—WAY LINE, A DISTANCE OF 472.93

DEED DESCRIPTION EASEMENT NO. 4
OFFICIAL RECORDS BOOK 628, PAGE 379

1 ALONG'SAID SOUTHERL
Y, A DISTANCE OF 415.01 TO A POINT; RUN THENCE S 00°00°11" E ALONG THE EAST
R OF SECTION 28, A DISTANCE OF

0R2246P61757

ROAD; RUN THENCE S
FEET TO THE POINT OF

PART OF THE SOUTHEAST ONE—QUARTER OF THE SOUTHWEST ONE—QUARTER, SECTION 28, TOWNSHIP 7 SOUTH,
RANGE 30 EAST, ST. JOHNS COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

FOR A POINT OF REFERENCE COMMENCE AT THE INTERSECTION OF THE NORTH RIGHT—-OF~WAY LINE OF POPE
ROAD, AN 88—FOOT RIGHT—OF—-WAY WITH THE EAST RIGHT—OF—WAY LINE OF MIZELL ROAD, A 60—FOQT

RIGHT—OF—WAY, AND RUN N 00°20°27° W ALONG SAID EAST RIGHT—-OF—-WAY LINE, A DISTANCE OF 597.00 FEET TO A

POINT ON THE NORTH LINE OF COQUINA LAKES PHASE ONE, A CONDOMINIUM;
AND DISTANCES ALONG SAID LAST MENTIONED NORTH LINE: 1ST COURSE — S
— S 61°50° E, 318.34 FEET; 3RD COURSE — N 64°10° E, 129.03 FEET; 4TH
FEET TO A POINT ON A CURVE; RUN THENCE IN A SOUTHEASTERLY DIRECTION

RUN THENCE THE FOLLOWING COURSES
77°00' £, 108.13 FEET; 2ND COURSE
COURSE - S 81°33'09" E, 219.67
ALONG THE ARC OF A CURVE IN SAID

NORTHERLY LINE; SAID CURVE BEING CONCAVE TO THE SOUTHWEST AND HAVING A RADIUS OF 327.00 FEET, A
CHORD DISTANCE OF 119.92 FEET TO A POINT OF COMPOUND CURVE FOR THE POINT OF BEGINNING, THE BEARING

OF THE AFOREMENTIONED CHORD BEING S 5334° E.

FROM_THE POINT OF ‘BEGINNING THUS DESCRIBED RUN IN A SOUTHEASTERLY DIRECTION ALONG THE ARC OF A
CURVE IN THE EASTERLY LINE OF SAID COQUINA LAKES PHASE ONE, A CONDOMINIUM, SAID CURVE BEING CONCAVE
TO THE SOUTHWEST AND HAVING A RADIUS OF 161.46 FEET, A CHORD DISTANCE OF 91.71 FEET TO A POINT, THE

BEARING OF THE AFOREMENTIONED CHORD BEING S 26°30° E, RUN THENCE S
TO A POINT ON A CURVE; RUN THENCE IN A WESTERLY DIRECTION ALONG THE

80°00" W, A DISTANCE OF 15.00 FEET
ARC OF A CURVE, SAID CURVE BEING

CONCAVE TO THE SOUTHWEST HAVING A RADIUS OF 146.48 FEET, A CHORD DISTANCE OF 83.19 FEET TO A POINT,
THE BEARING OF THE AFOREMENTIONED CHORD BEING N 26°30° W: RUN THENCE N 47°00" E, A DISTANCE OF 15.00

FEET TO THE POINT OF BEGINNING.

DEED DESCRIPTION EASEMENT NO. 5
OFFICIAL RECORDS BOOK 628, PAGE 380

PART OF THE SOUTHEAST ONE—QUARTER OF THE SOUTHWEST ONE-QUARTER, SECTION 28, TOWNSHIP 7 SOUTH,
RANGE 30 EAST, ST. JOHNS COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

FOR POINT OF REFERENCE COMMENCE AT THE INTERSECTION OF THE EAST RIGHT—OF-WAY LINE OF MIZELL
ROAD, A 60—FOOT RIGHT-OF—-WAY WITH A NORTH RIGHT—OF—WAY LINE OF POPE ROAD, AN B8—FOOT RIGHT—CF —WAY,
AND. RUN N 89'50'39" E ALONG SAID NORTH RIGHT—OF—WAY LINE, A DISTANCE OF 817.0 FEET TO A POINT ON THE
EAST LINE OF SAID COQUINA LAKES PHASE ONE, A CONDOMINIUM; RUN THENCE N 00°09'21" W ALONG SAID EAST

LINE, A DISTANCE OF 40.00 FEET TO THE POINT OF BEGINNING.

FROM THE POINT OF BEGINNING THUS DESCRIBED RUN THENCE S B9"'50°39" W A DISTANCE OF 15.00 FEET TO

A POINT; RUN THENCE N 00°09'21" W, A DISTANCE OF 100.92 FEET TO A POI

DISTANCE OF 70.28 FEET TO A POINT; RUN THENCE S 67°00' E, A DISTANCE OF 15.00 FEET TO A POINT ALONG
THE EAST LINE OF SAID COQUINA LAKES PHASE ONE, A CONDOMINIUM; RUN THENCE S 23'00° W ALONG SAID EAST
LINE, A DISTANCE OF 67.21 FEET TO AN ANGLE POINT IN SAID- EAST LINE OF COQUINA LAKES PHASE ONE, A
CONDOMINIUM; RUN THENCE S 0009'21" E ALONG SAID EAST LINE, A DISTANCE OF 97.85 FEET TO THE POINT OF

BEGINNING.
P NOTE: THIS MAP OF SURVEY IS NOT
EXH!B'T A VAUD UNLESS ACCOMPANIED BY
SHEET 2 OF 23 SHEETS 2 THROUGH 8 OF 23.

PREPARED BY:

ANCIENT CITY SURVEYING IB§ 7111
3433 US-1 SOUTH
ST. AUGUSTINE, FLORIDA 32088
(904) 797-9967

C\awp\2004\4-137\clwg\4-137CONDOLDWG  04/2B/04 04:21:28 PM EDT
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UNIT IDENTIFICATION
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gs and two four-unit buildings. Units are

Building 1:

Downstairs:

Upstairs:

Building 2:

Downstairs:

Upstairs:

Building 3:

Downstairs:

Upstairs:

Building 4:

Downstairs:

Upstairs:

Building 5:

Downstairs:

Upstairs:

Building 6:

Dowrstairs:

Upstairs:

201, 202, 203, 204
205, 207,207, 208

209, 210
211,212

213, 214, 215, 216
217,218, 219, 220

221, 222,223,224
225,226, 227,228

229, 230, 231, 232
233, 234, 235, 236

237, 238, 239, 240
241, 242, 243, 244

Building 7:

Downstairs:

Upstairs:

Building 8:

Downstairs:

Upstairs:

Building 9:

Downstairs:

Upstairs:

Building 10:

Downstairs:

Upstairs:

Building 11:

Downstairs:

Upstairs:

Exhibit "B"

245, 246, 247, 248
249, 250, 251, 252

253,254
255, 256

257,258, 259, 260
261, 262, 263, 264

265, 266, 267, 268
269, 270, 271, 272

273, 274, 275, 276
277, 278, 279, 280



NOTE: FOR UNIT DIMENSIONS
SEE TYPICAL FLOOR PLANS
TYPE A-L SEE SHEET 3 OF 23
TYPE B~L SEE SHEET 4 OF 23
TYPE B—R SEE SHEET 5 OF 23
TYPE A-R SEE SHEET 6 OF 23

ISLAND VILLAS
A CONDOMINIUM

FLOOR PLAN
UNITS #201-208

0R2246P61759

__ SECOND FLOOR

J

UNIT #208
)TYPE A-
I
UNIT #203 UNIT #207
TYPE B~R _ g TYPE B-R
UNIT #202 UNIT #206
TYPE B ﬂ: TYPE B-L [
UNIT #201L UNIT #205L
TYPE A-L TYPE A-L

0 15 30

SCALE: 1 INCH = 15 FEET

EXHIBIT A"
SHEET 13 OF 23

DATE OF SURVEY :

FIRST FLOOR ELEVATION: 8.6 FEET
CEILING ELEVATION: 16.6 FEET
SECOND FLOOR ELEVATION: 17.7 FEET
S CEILING ELEVATION: 25.7 FEET
E TOP OF BUILDING ELEVATION: 30.2 FEET
ELEVATIONS SHOWN ARE REFERENCED TO THE
NATIONAL GEODETIC VERTICAL DATUM OF 1929

N

04/12/2004

PREPARED BY:

ANCIENT CITY SURVEYING LB§ 7i1s
3433 US~1 SOUTH
ST. AUGUSTINE, FLORIDA 32086
(904) 7975967

C\dwg\RO04\4-137\dwg\4~{37COND.DWG 04/28/04 045221 PH EDT
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NOTE: FOR UNIT DIMENSIONS o

SEE TYPICAL FLOOR PLANS * ISLAND VILLAS

TYPE A-L SEE SHEET 3 OF 2 o

TYPE B-L SEE SHEET 4 OF 23 A CONDOMINIUM QR22467671760
TYPE B-R SEE SHEET 5 OF 2 s

TYPE A-R SEE SHEET 6 OF 23 FLOOR PLAN

UNITS #209-212

CORN¢
] FLOO <QECOND FLOOR

HLn 1R

UNIT #210 | UNIT #212
TYPE A-R [ TYPE A-R F
-1 L
1 l [L
UNIT #2091 UNIT #211
1 TYPE A-L I TYPE A-L

HTH | HTH

FIRST FLOOR ELEVATION: 8.6 FEET

CEILING ELEVATION: 16.6 FEET

SECOND FLOOR ELEVATION: 17.7 FEET

CEILING ELEVATION: 25.7 FEET

TOP OF BUILDING ELEVATION: 30.2 FEET
ELEVATIONS SHOWN ARE REFERENCED TO THE
NATIONAL GEODETIC VERTICAL DATUM OF 1929

S
0 15 30 %
BN EaEE—— N v
. — PREPARED BY:
SCALE: 1 INCH = 15 FEET ANCIENT CITY SURVEYING 1B# 711t
EXHIBIT "A” ST. Auzcgjss%géﬁ&g%}nazoas
SHEET 14 OF 23 | DATE OF SURVEY : 04/12/2004 (96¢) 787-9087

C\dwg\2004\4~137\cwg\4-137CONDOIWG  04/28/04 04:52:21 PM EDT



NOTE: FOR UNIT DIMENSIONS
SEE TYPICAL FLOOR PLANS
TYPE A-L SEE SHEET 3 OF 23
TYPE B—-L SEE SHEET 4 OF 23
TYPE B—R SEE SHEET 5 OF 23
TYPE A-R SEE SHEET 6 OF 23

ISLAND VILLA
A CONDOMINIUM

FLOOR PLAN

S

0R2246P6T1761

UNITS #213-220

' SECOND FLOOR

,

]

f e

~

UNIT #2

2
TYPE A-

|

UNIT #215
TYPE B-R

|

UNIT #ZIQL

TYPE B-R

il

FLJL_T7

I
I

TYPE B-L

UNIT #214

=

"UNIT #218

TYPE B—LH= Lf

UNIT #213
TYPE A-L

[
L

:

i
]
il

g

UNIT #217L (.

TYPE A-L

0 15 30
B
SCALE: 1 INCH = 15 FEET

EXHIBIT "A”
SHEET 15 OF 23

HTx

|
e

DATE OF SURVEY : 04/12/2004

FIRST FLOOR ELEVATION: B.6 FEET

CEILING ELEVATION: 16,6 FEET

SECOND FLOOR ELEVATION: 17.7 FEET

CEILING ELEVATION: 25.7 FEET

TOP OF BUILDING ELEVATION: 30.2 FEET
ELEVATIONS SHOWN ARE REFERENCED TO THE
NATIONAL GEODETIC VERTICAL DATUM OF 1929

PREPARED BY:

ANCIENT CITY SURVEYING 18§ 7111

3433 US—1 SOUTH
ST. AUGUSTINE, FLORIDA 32086
(904) 7979967

C\dwp\2004\4~137\clwg\4~137CONDILIWG  04/28/04 04:52:21 PN EDT




NOTE: FOR UNIT DIMENSIONS
SEE TYPICAL FLOOR PLANS
TYPE A-L SEE SHEET 3 OF 23
TYPE B-L SEE SHEET 4 OF 23
TYPE B—R SEE SHEET 5 OF 23
TYPE A-R SEE SHEET 6 OF 23

ISLAND VILLAS
A CONDOMINIUM

FLOOR PLAN
UNITS #221-228

0R2246PG61762

UNIT #223L

TYPE B-—

[

UNIT #227 L

TYPE B-R

1
T}

UNIT $222

TYPE B~L Hz

UNIT #226

TYPE B-Lr u{’:

UNIT #221
TYPE A-L

11

UNIT #225L

TYPE A-L

0 15 30
B
SCALE: 1 INCH = 15 FEET

EXHIBIT "A”
SHEET 16 OF 23

Oy

FIRST FLOOR ELEVATION: 8.6 FEET
N CEILING ELEVATION: 16.6 FEET
SECOND FLOOR ELEVATION: 17.7 FEET
CEILING ELEVATION: 25.7 FEET
TOP OF BUILDING ELEVATION: 30.2 FEET
E ELEVATIONS SHOWN ARE REFERENCED 1O THE
NATIONAL GEODETIC VERTICAL DATUM OF 1929

S

DATE OF SURVEY : 04/12/2004

PREPARED BY:

ANCIENT CITY SURVEYING LBy 7111
3433 US-1 SOUTH
ST. AUGUSTINE, FLORIDA 32086
(304) 7978367

Cr\dwg\2004\4-137\clwg\ 4-137CONDO.DWG 04728704 045221 PM EDT




NOTE: FOR UNIT DIMENSIONS
SEE TYPICAL FLOOR PLANS
TYPE A-L SEE SHEET 3 OF 23
TYPE B~-L SEE SHEET 4 OF 23
TYPE B-R SEE SHEET 5 OF 23
TYPE A-R SEE SHEET 6 OF 23

ISLAND VILLAS

A CONDOMINIUM 0R2246PG1763
FLOOR PLAN

UNITS #229-236

FIRST FLOOR

H

| UNIT #23

l

UNIT #231
TYPE B-R

UNIT #230

TYPE B-L r
.

UNIT #229IL

Ko B o)

1‘
| Tvee A-L
[ HTH

EXHIBIT "A”
SHEET 17 OF 23

0 15 30
N T EaEaaa— w
SCALE: 1 INCH = 15 FEET

S
DATE OF SURVEY : 04/12/2004 (804) 707-0987

'FLOOR

SEC
: J“
UNIT #2:3&4
TYPE A—-R [~

UNIT ge3sl. [ L
TYPE B-R

|1

{ 1T,
TYPE B—LIF=

(j el 1
L _OIF

FIRST FLOOR ELEVATION: 8.6 FEET

CEILING ELEVATION: 16.6 FEET

SECOND FLOOR ELEVATION: 17.7 FEET
CEILING ELEVATION: 25.7 FEET

TOP OF BUILDING ELEVATION: 30.2 FEET
ELEVATIONS SHOWN ARE REFERENCED TO THE
NATIONAL GEODETIC VERTICAL DATUM OF 1929

P—————e

e —

PREPARED BY:

ANCIENT CITY SURVEYING LB§ 7111
3433 US-1 SOUTH
ST. AUGUSTINE, FLORIDA 32086

Cdwg\2004\4-137\lwg\4-137CONDD.DWG  04/28/04 0452121 PM EDT




NOTE: FOR UNIT DIMENSIONS
SEE TYPICAL FLOOR PLANS
TYPE A-L SEE SHEET 3 OF 23
TYPE B-L SEE SHEET 4 OF 23
TYPE B—-R SEE SHEET 5 OF 23
TYPE A-R SEE SHEET 6 OF 23

ISLAND VILLAS

A CONDOMINIUM 0R2246PG1764
FLOOR PLAN |

UNITS #237—244

SEC FLO

UNIT #24
TYPE A-

TYPE B-R

UNIT #239ﬂm m

UNIT #243L g

TYPE B-R

[

e

Sy

i _
iy iy

—

UNIT #238 UNIT #242
TYPE B-L [~ TYPE B—LH”—" LI
1 IL
| L
UNIT 237 UNIT geatl., [T
TYPE A-L TYPE A-L

FIRST FLOOR ELEVATION: 8.9 FEET
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TYPE A—-L SEE SHEET 3 OF 23
TYPE B-L SEE SHEET 4 OF 23
TYPE B—R SEE SHEET 5 OF 23
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MAP OF SURVEY

LEGEND

R/W = RIGHT OF WAY

CONC = ETE
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(M)

©)
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L

(8) = POINT OF COMMENCING

. = OFFICIAL RECORDS

BFP

o FOUND 1/2" IRON ROD = NO IDENTIFICATION
M 0 = FOUND 47 X 4" CONCRETE MONUMENT

o NO IDENTIFICATION

ToB - TOP OF BANK @ = FOUND 3/4" IRON PIPE — NO IDENTIFICATION
SSMH = SANITARY SEWER MANHOLE 0 = FOUND 1/2" IRON PIPE ~ NO IDENTIFICATION
STMH ~ STORMWATER MANHOLE ° = FOUND 5/8" IRON ROD — PLS g 4793

P = LIGHT POLE CLF = CHAIN LINK FENCE

U/G TANK = UNDERGROUND TANK cTv = CABLE TELEVISION RISER

NOTES

THE PARCEL OF LAND AS SHOWN HEREON UES WITHIN FEDERAL FLOOD ZONE *A~E™ ( ELEVATION & ) AS DEPICTED ON FLOOD
INSURANCE RATE MAP COMMUNITY PANEL NO. 125147-0381-G FOR ST. JOHNS COUNTY, FLORIDA AS REVISED 09,/03/03.

OWNERSHIP OF FENCES NOT DETERMINED BY THIS SURVEY.

ALL ELEVATIONS AS SHOWN HEREON ARE BASED ON NATIONAL GEODETIC VERTICAL DATUM OF 1929 { NGV.D. ~ 1929 )
ALL CALCULATED DATA IS BASED ON FIELD MEASUREMENT,

ENCROACHMENTS AS SHOWN HEREON ARE ONLY THOSE ABOVEGROUND, VISIBLE OBJECTS OBSERVED BY THE SURVEYOR.
THIS SURVEY DOES NOT REFLECT OR DETERMINE OWNERSHIP.

NO UNDERGROUND STRUCTURES, UTILITIES OR FOUNDATIONS WERE LOCATED OR DETERMINED BY THIS SURVEY.

THE PARCEL OF LAND AS SHOWN HEREON WAS NOT ABSTRACTED FOR DEEDS, DEED RESTRICTIONS, EASEMENTS OR RIGHTS OF way
OF RECORD.

THIS SURVEY IS NOT VALD UNLESS IT IS SIGNED AND EMBOSSED WITH THE SIGNING SURVEYORS SEAL

THIS SURVEY IS CERTIFIED TO AND FOR THE USE AND BENEFIT OF: REA GROUP, LLC

ALL IMPROVEMENTS SHOWN HEREON ARE EXISTING.

ALL AREAS EXCLUSIVE OF THE UNITS ARE COMMON ELEMENTS.

BALCONIES, PATIOS AND PORCHES ARE LIMITED COMMON ELEMENTS,

SUBJECT TO THE ABOVE CONDITIONS AND RESTRICTIONS | HEREBY CERTIFY THAT THE SURVEY SHOWN HEREON WAS PERFORMED BY

EMHER MYSELF OR UNDER MY DIRECT SUPERVISION AND THAT ALL OF THE INFORMATION SHOWN HEREON IS TRUE AND CORRECT TO
THE BEST OF MY KNOWLEDGE AND BELIEF AND THAT THIS SURVEY CONFORMS TO SECTION 472.027 OF THE FLORIDA STATUTES AS

AMENDED AND 61 G17—-8 OF THE FLORIDA ADMINISTRATIVE CODE. N
FIELD BOOK: 119/16-29 & 183/41&70 JOB NO.: 4-137
FIELD WORK:  04/12/04 TYPE SURVEY:  BOUNDARY
— NOTE: THIS MAP OF SURVEY IS NOT
EXHIBIT "A VALID UNLESS ACCOMPANIED BY
SHEET 3 OF 23 SHEETS 2 THROUGH 8 OF 23.
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Audit # H04000135795 3

ARTICLES OF INCORPORATION
OF ISLAND VILLAS

INIUM ASSOCIATION, INC.

, the'indersigned natural person competent to contract, associate
myself for the purpose of forminga ¢ rporation not-for-profit inder Chapter 61

Florida Statutes (2003), and certi

the corporation is Island Villas Condominium
Association, Inc. (“the Association”).

ARTICLE TWO: PURPOSE

The purposes and objectives of the corporation are such as are
authorized under The Florida Condominium Act, Chapter 718, Florida Statutes
(2003), and the Florida Corporation Not-for-Profit Act, Chapter 617, Florida
Statutes (2003), and as they may be amended from time to time, and include
providing for the operation, maintenance, preservation, administration, and
management of Island Villas, a condominium, located in St. Johns County,
Florida (“the Condominium”), and the property of the Association (“the

Property”).
ARTICLE THREE: POWERS

The powers of the Association shall be, in addition to the general
powers afforded a corporation not-for-profit under the laws of the State of Florida,
all the powers reasonably necessary to implement the purpose of this Association,
including, but not limited to, the following;

1. To operate and manage the Property, the Condominium,
and the lands on which it is situated.

2. To carry out all the powers and duties vested in the
Association pursuant to the Declaration of Condominium for Island Villas
Condominium (“the Declaration of Condominium”), By-Laws, and any rules and
regulations of the Association, which shall include:

a. to make and collect assessments against
members to defray the costs, expenses and losses of the
Association;
Audit # H04000135795 3
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b. to use the proceeds of assessments in the
exercise of its powers and duties;

to make an@tions respectin

¢ use of the Property;,

f. to enforce by legal means the provisions of
the Declaration of Condominium, these Articles, the By-Laws of
the Association and the rules and regulations for the use of the
Property promulgated by the Board from time to time (“the Rules
and Regulations”);

g to contract for the management and
maintenance of the Condominium and to authorize a management
agent to assist the Association in carrying out its powers and duties
by performing such functions as the collection of assessments,
preparation of records, enforcement of rules, and maintenance of
the common elements. The Association shall, however, retain at
all times the powers and duties granted it by the Condominium
Act, including, but not limited to, the making of assessments,
promulgation of rules and execution of contracts on behalf of the
Association;

h. to purchase insurance upon the Property and
insurance for the protection of the Association and its members as
Unit Owners;

i. to acquire title to property or otherwise hold,
convey, lease and mortgage Association property for the use and
benefit of its members.

3. The Association shall be authorized to exercise and enjoy
all the powers, rights and privileges granted to or conferred upon nonprofit
corporations of a similar character by the provisions of Chapter 617, Florida
Statutes (2003), and as may be amended from time to time to do any and all things
necessary to carry out its purposes.

Audit # H04000135795 3
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4. The Association shall be authorized to exercise and enjoy all the
powers, rights and privileges granted to or conferred upon corporations formed to oper.
ini Chapter 718, Florida Statutes (2003), and as aybe

'QM&O for their services as

pay all'salaries or compensation fo be paid to employees, agents, or attorneys for services
rendered to the corporation.

6. All funds and the title to all property acquired by this Association
and the proceeds thereof shall be held in trust for the owners of the condominium Units in
accordance with the provisions of the Declaration of Condominium, these Articles and the
By-Laws.

7. All of the powers of this Association shall be subject to and shall be
exercised in accordance with the provisions of the Declaration of Condominium and the
Bylaws and Rules and Regulations.

ARTICLE FOUR: MEMBERS

Each Unit shall have as an appurtenance thereto a membership in the
corporation, which membership shall be held by the person or entity, or in common by the
persons or entities owning such Unit, except that no person or entity holding title to a Unit
as security for the performance of an obligation, shall acquire the membership appurtenant
to such Unitby virtue of such title ownership. In no event may any membership be severed
from the Unit to which it is appurtenant.

Each membership in the corporation shall entitle the holder or holders
thereof to exercise that proportion of the total voting power of the corporation
corresponding to the proportionate undivided interest in the common elements appurtenant
to the Unit to which such membership corresponds, as established in the Declaration.

ARTICLE FIVE: DURATION

The period of the duration of the corporation is perpetual.

Audit # H04000135795 3
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ARTICLE SIX: SUBSCRIBER

Name

James Hays

E SEVEN: OFFICERS

The affairs of the corporation are to be managed by a President, Secretary,
and Treasurer who will be accountable to the Board of Directors. The offices of Vice
President, Secretary or Treasurer may be combined in one individual. Officers will be
elected annually in the manner set forth in the By-Laws.

The names of the officers who are to serve until the first elections of officers
are as follows:

Name Office

James Hays President

Jeffrey Hatin Vice President/Treasurer
Stephen Griffith Secretary

ARTICLE EIGHT: DIRECTORS

The number of persons constituting the first Board of Directors is not less
than three (3). The number of directors may be increased or decreased from time to time as
provided by the By-laws, provided there shall never be less than three (3). The names and
addresses of the directors who are to serve until the first annual meeting of the members or
until their successors are elected and qualified are:

Name Address
James Hays 413 Ocean Grove Circle

St. Augustine, Florida 32080

Audit # H04000135795 3
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irectors, their terms o@f@al or the filling of vacancie
ce with the By-laws of the Association.
ARTICLE NINE: BYLAWS

By-laws regulating operation of the corporation shall be adopted by the
Board of Directors and may be amended by the first Board of Directors until the first annual
meeting of members. Thereafter, the By-laws shall be amended by the members in the
manner set forth in the By-laws.

ARTICLE TEN: AMENDMENT

Amendments to these Articles of Incorporation may be proposed by at least
two-thirds (2/3) of the Directors or by members entitled to exercise at least one-third (1/3)
of the then authorized membership voting power. Amendments may be adopted by
affirmative vote of those members exercising not less than two-thirds (2/3) of the total
voting power of the corporation. Additional requirements concerning proposal and
adoption of amendments to these Articles shall be set forth in the By-laws.

ARTICLE ELEVEN: INDEMNIFICATION

Every director and officer of the Association and every member of the
Association serving the Association at it request shall be indemnified by the Association
against all expenses and liabilities, including attorneys' fees and appellate attorneys' fees,
reasonably incurred by or imposed upon him or her in connection with any proceeding or
any settlement of any proceeding to which he or she may be a party, or in which he or she
may become involved by reason of his or her being or having been a director or officer of
the Association, or by reason of his or her serving or having served the Association at it
request, whether or not he or she is a director or officer or is serving at the time the
expenses or liabilities are incurred; provided that, in the event of a settlement before entry
of judgment, and also when the person concerned is adjudged guilty of gross negligence or
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willful misconduct in the performance of his or her duties, the indemnification shall apply
only when the Board of Directors approves the settlement and reimbursement as being for

AND REGISTERED A(

4 and majling address of the initial Principal Office of the
i Beach Boulevard, S@Floﬁda 32080. The stree
¢ initial Regis ice of the Association is 780 North Ponce de Leon
Boulevard, St. Augustine, Florida 32084, and the name of its initial Registered Agent at
such address is Katherine G. Jones.
/ e )\:‘X Goafv
g '
Jariies Hays
Subscriber/Incorporator

STATE OF FLORIDA
COUNTY OF ST. JOHNS
. oth THE FOREGOING instrument was acknowledged before me this )
3 day of_Jecn/é » 2004, by James Hays, who (Zf is personally known
to me or ( __) has produced Florida driver’s license number
as identification. ye \)
2 VICTORIA P. GARD L ~ ,
"t MY COMMISSION # DD 319406 // Vvt opea T Gﬁ;ff’é{—
Bond;dﬁiluHES;rﬂT)gﬁg ,Uﬁggrariters NOtaIy Pubhc

ACCEPTANCE BY REGISTERED AGENT

I am familiar with and accept the duties and responsibilities as Registered

st e

K/atherine G. Jones 6 Q

Agent for the foregoing corporation.
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This Instrument Prepared By:
Katherine G. Jones

Upchurch, Bailey and Upchurch, P.A.
Post Office Drawer 3007

St. Augustine, Florida 32085-3007
FN: 4-04-036

P _—BY-LAWSOF . . — .
VILLAS CONDOMINIUM ASSOCIATION, INC, ' | ‘

J

/

[/ ARTICLEONE: PLAN OF COND:

| - ; N\ Vi

[ ’\ Section QL:. (\ Creation of Condominium. Tsland Villas, acon /ominium,
loc\iate&at 650 West Pepe Rpad\;\St. August’ine,'*F Torida| 32080, (“the CondominiumE) 1‘{ submitted
to the provisiens of Chapter 718, Florida Statutes (2003}, (“the Condominium Act”), by Declaration
of Condeminium for Island Villas (“the Declaration”) recorded simultaneously herewith-in the
public records of St. Johns County, Florida.

Section Two. Applicability to Property. The provisions of the Bylaws are
applicable to the Island Villas Condominium Association, Inc., (“the Association™) and to the
Condominium, which terms includes the land, the buildings, and all other improvements thereon,
all easements, rights and appurtenances belonging thereto, and all other property, personal or mixed,
intended for use in connection therewith.

Section Three. Applicability to Persons. All present and future Owners,
lessees, and mortgagees, their employees, and any other person who may use the facilities of the
Condominium in any manner shall be subject to these Bylaws, the Declaration, relevant Unit deeds,
and the rules and regulations pertaining to the use and operation of the condominium property
promulgated by the Association from time to time “the Rules and Regulations™).

Section Four. Office. The office of the Association shall be located at 741
AlA Beach Boulevard, St. Augustine, Florida 32080.

Section Five. Definitions. All capitalized terms not defined in these Bylaws shall
have the meanings set forth in the Declaration or the Condominium Act.

ARTICLE TWO: MEMBERSHIP

Section One. Members. The Declarant and all record Owners of all Units
in the Condominium shall be members of the Association, and no other persons or entities shall be
entitled to membership. There shall be one (1) membership for each Unit and, if there is more than
one (1) record Owner per Unit, then such membership shall be divided among such Owners in the
same manner and proportion as their legal interest in the Unit. Membership shall be established by
acquisition of Ownership of legal title to a Condominium Parcel, whether by conveyance, devise,
judicial decree, or otherwise, subject to the provisions of these Bylaws, and by the recordation in
the public records of St. Johns County, Florida, of the deed or other instrument establishing the
acquisition and designating the parcel affected thereby and by the delivery to the Association of a
true copy of such recorded deed or other instrument. The new Owner designated in such deed or
other instrument shall thereupon become a member of the Association and the membership of the
prior Owner as to the parcel designated shall be terminated.

Section Two. Restraint Upon Assignment of Shares. The shares of
members in the funds and assets of the Association cannot be assigned, hypothecated, or transferred

in any manner except as an appurtenance to a Unit,

Section Three. Yoting. On all matters as to which the membership shall be
entitled to vote, there shall be only one (1) vote for each Unit. Where a Unit is owned by a
corporation, partnership or other legal entity or by more than one (1) person, all the Owners thereof
shall be collectively entitled to the vote assigned to such Unit and such Owners shall, in writing,

Exhibit "G"
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designate an individual who shall be entitled to cast the vote on behalf of the Owners of such Unit
until such authorization is changed in writing. The term "Owner" as used herein shall be deemed
to include the Declarant.

ARTICLE THREE: FORM OF ADMINISTRATION

Section One. The Association and Board of Administration. The affairs
of the Cendominium, shall be administered and rmmaged by-an. Assocmtlomf Unit Owners
orgamzed ;1&11*‘10r1d corporatlon not- for—proﬁt hymgjhs:name IslancLVﬂlas Condom1mu:m
As,so(natlon Inc. All 10W61 and authority. of the Association shall he exermsed through 1ts Board
of/ Adwinistration (Lthe Board"), con51st1ng of n\ot less|than three (3]2 mémbers

—

| ;
\ ’\ Section Two. ' Comlzosmon of Board of Admmlstratm en Unit
Owners. other than-the Develeper own-fifteén percent [(15%) or more of the|Units in the
Conclomlmumrthat will be operatednlﬁmately by the Assocmtlon, the Unit Owners other thgm the
Developer_shall _be entitled to-elect no less than-one-third-of the membersof the Board of
Administration of the Association. Unit Owners other than the Developer are entitled to elect not
less than a majority of the members of the Board of Administration of the Association:

a. Three years after fifty percent (50%) of the Units that will be operated
ultimately by the Association have been conveyed to purchasers;

b. Three months after ninety percent (90%) of the Units that will be
operated ultimately by the Association have been conveyed to purchasers;

c. When all of the Units that will be operated ultimately by the
Association have been completed, some of them have been conveyed to purchasers,
and non of the others are being offered for sale by the Developer in the ordinary
course of business;

d. When some of the Units have been conveyed to purchasers and none
of the others are being constructed or offered for sale by the Developer in the
ordinary course of business; or

e. Seven years after recordation of the Declaration of Condominium;
whichever occurs first.

Persons elected to the Board by Unit Owners other than Developer shall be owners,
co-owners, or mortgagees of Units, or, in the case of corporate owners or mortgagees of Units,
officers, directors, shareholders, or employees of such corporations. A person who has been
convicted of any felony by any court of record in the United States and who has not had his or her
right to vote restored pursuant to law in the jurisdiction of his or her residence is not eligible for
Board membership. The validity of an action by the Board is not affected if it is later determined
that a member of the Board is ineligible for Board membership due to having been convicted of a
felony.

Section Three. Powers and Duties. TheBoard of Administration shall have
the powers and duties necessary for the administration of the affairs of the Association and the
Condominium and may do all such acts and things as are not directed to be exercised and done by
the Unit Owners by law, the Declaration, or these Bylaws. The powers and duties to be exercised
by the Board of Administration shall include, but shall not be limited, to the following (capitalized
words and phrases shall have the meanings set forth in these Bylaws or the Declaration):

a. Maintenance, repair, replacement, cleaning, and sanitation of the
Common Elements and Association Property;
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b. Determination, assessment, and collection of funds for Common
Expenses, and payment of such expenses;

c. Adoption, distribution, amendment, and enforcement of rules
governing the use and operation of the Condominium and the use of the Common
Elements, subject to the right of a majority of Unit Owners to change any such rules;

7 d>Procurement and meun’cenance,r of insuram Ea&herenﬂiﬂeﬁﬂowded

/'l e. \ Lllamtenance of accbuntmgreco ds for the Asspmatlon Whlchrecords /
/! shall be madé available for inspe tlon\ by Unit wihers. and mongagees at a}l
[ ’ reasonable times; , \ /

\

; f P
[N PR /
\ f. Authonzailon and prosccutlon i thr name of the Assocmtlole of Lny
and all act c‘uons and proceedmg deem necessary or appropriate in funherance ofthe )
\mterestsermt Owners generally; mcludmg suits to-foreclose liens for non=payment - /
of assessments or to recover money judgments for unpaid assessments;

g. Entry into any and all contracts deemed necessary or appropriate in
furtherance of the interest of Unit Owners generally;

h. Employment and dismissal of personmel deemed necessary or
appropriate for the maintenance and operation of the property, the Common
Elements, and the Limited Common Elements;

i Establishment of bank accounts in the name of the Association, and
authorization of signatories therefor;

i Purchasing, leasing or otherwise acquiring in the name of the Board
of Administration, or its designee, corporate or otherwise, on behalf of all Unit
Owners, Units offered for sale, lease, or surrender by their owners to the Board;

k. Purchasing Units at foreclosure or other judicial sale in the name of
the Board of Administration or its designee, corporate or otherwise, on behalf of all
Unit Owners;

L Selling, leasing, mortgaging, or otherwise dealing with Units acquired
by, and sub-leasing Units leased by, the Board of Administration or its designee,
corporate or otherwise, on behalf of all Unit Owners;

m. Organizing corporations to act as designees of the Board of
Administration in acquiring title to or leasing Units on behalf of all Unit Owners;

n. Contracting for repairs of, and additions and improvement to, the
Association Property, and for repairs to, and restoration of, the property in
accordance with the provisions of these Bylaws, after damage or destruction by fire
or other casualty, or as aresult of condemnation or eminent domain proceedings; and

0. Acquiring title to property or otherwise holding, leasing, mortgaging,
or disposing of property in the Association's name for the use and benefit of its
members.

Section Four. Election and Terms of Office. Board member shall be elected
in accordance with the procedure set forth in Article Five. The terms of all members of the Board
shall expire upon the election of their successors at the annual meeting of the members. A vacancy
on the Board caused by the expiration of a director’s term shall be filled electing a new Board
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member, and the election shall be by secret ballot; however, if the number of vacancies equals or
exceeds the number of candidates, no election is required.

Section Five. Recall of Board Members. Any member of the Board of
Administration may be removed from office in accordance with the provisions of Section
718.112(2)(j), Florida Statutes (2003), as amended from time to time. Electronic Transmission may
not be used as a method of g1v1ng not1ce ofa meetmg called in whole or in part for this purpose

7 .. /ﬂ\ e Ry - N

SectionSix. ~© -0 anization The ﬁ‘rst meetmgof each Board of
Adlmmstratlo n, at leasta maj onfy of the mémbers of whichhave beesl elecled by Umt OWncl g other
wf“ Developer shall be Held within thirty (iO) days after the election of such Board “at such place
a

s may be fixed by the B ard Notice of th orgamza ional meetmg shall be given in accordance
th Section Eleven beloW \\\ / ,— —

\ Ve \ \

WS“eLtlon Seven. VRegumr Megtmg Regular meetin gs of the Board of
Admlmstrat;olunay be held at stich4imesand places asstrattfrom time to time be determined | by the
Board; provided, however, at least one (1) such meeting shall be held during each calendar year.
Notice of regular meetings of the Board of Administration shall be given to each Board member
personally or by mail, telephone, or facsimile at least fourteen (14) days prior to the date set for such
meeting.

Section Eight. Special Meetings. Special meetings of the Board of
Administration may be called by the President, and shall be called by the President or Secretary on

the written request of at least two (2) Board members, on ten (10) days' notice to each Board
member, given personally or by mail, telephone or facsimile. Any such notice shall state the time,
place and purpose of the meeting.

Section Nine. Budget Meetings.

a. Regular Procedure. Anymeeting at which aproposed annual budget
of the Association will be considered by the Board shall be open to all Unit Owners.
At least fourteen (14) days prior to such meeting, the Board shall furnish a notice of
such meeting and a copy of the proposed annual budget to each Unit Owner by hand
delivery, Electronic Transmission, or by mail to the address last furnished to the
Association. An officer or manager of the Association, or other person providing
unotice of such meeting, shall execute an affidavit evidencing compliance with such
notice requirement and such affidavit shall be filed among the official records of the
Association.

b. Substitute Budget Procedure. Ifin any fiscal year the Board adopts
an annual budget which requires assessments against Unit Owners that exceed one
hundred fifteen percent (115%) of assessments for the preceding fiscal year, the
Board shall conduct a special meeting of the Unit Owners to consider a substitute
budget if the Board receives, within twenty-one (21) days after adoption of the annual
budget, a written request for a special meeting from at least ten percent of the voting
interests. The special meeting shall be conducted within 60 days after adoption of
the annual budget. At least fourteen (14) days prior to such special meeting, the
Board shall furnish a notice of the meeting to each Unit Owner by hand delivery,
Electronic Transmission, or by mail to the address last furnished to the Association,
anotice of the meeting.  An officer or manager of the Association, or other person
providing notice of such meeting, shall execute an affidavit evidencing compliance
with such notice requirement and such affidavit shall be filed among the official
records of the Association. Unit Owners may consider and adopt a substitute budget
at the special meeting. A substitute budget is adopted if approved by a majority of
all voting interests. If there is not a quorum at the special meeting or the substitute
budget is not approved, the annual budget previously adopted by the Board shall take
effect as scheduled.
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c. Developer Budget. Ifthe Developer controls the Board, assessments
shall not exceed one hundred fifteen percent (115%) of assessments for the prior
fiscal year unless approved by a majority of all voting interests.

Any determination of whether assessments exceed one hundred fifteen percent
(115%) of assessments for the prior fiscal year shall exclude any authorized provision for reasonable
reserves for repair or replacement of the Condominium Property, anticipated expenses of the
Association which-the Board doés not-expect to be incurredon- a regular orannua)rbasr?\or
assgSsments for ] betterrrents to Lhc,Cf)ndomlmum Pr erty N M < N

\ N 5 /! ;
\ 4 N, N, / /
p / \ \ \ N S/ //

/

. SectmnT n. | i yBoardmembermayatanytlme waive
ni‘uc% of any meeting oj thé Board, in wi 1tm$ and any such’ wr1tten waiver shall bé deemed

equivalent to the giving of the notice requlred herein. ce of any Board meeling by a
membe\r shall constitut? a Walver by hlm or her of notl e of the tlme and place th of.

\\‘\\* Seetion Eleven e Notxce of Boarm All meetlngsofﬂae%oard and
Committees shall be open to all Unit Owners, except meetings between the Board or Committee and
the Association's attomey with respect to proposed or pending litigation when the meeting is held
for the purpose of seeking or rendering legal advice. Notice of all meetings of the Board of
Administration, which shall specifically incorporate an identification of agenda items, shall be posted
conspicuously on the condominium property at least 48 continuous hours preceding the meeting
except in an emergency. Any item not included on the notice may be taken up on an emergency
basis by at least a majority plus one of the members of the Board. Such emergency action shall be
noticed and ratified at the next regular meeting of the Board. Written notice of any meeting at which
non-emergency special assessments or amendment to rules regarding Unit use will be considered
shall be mailed, delivered, or Electronically Transmitted to the Unit Owners and posted
conspicuously on the condominium property not less than fourteen (14) days prior to the meeting.
Notice of any meeting at which regular assessments against Unit Owners are to be considered for
any reason shall specifically contain a statement that assessments will be considered and the nature
of any such assessments. Notice of meetings of the Board and committees may only be given by
Electronic Transmission to those Unit Owners who have consented to receive notices by Electronic
Transmission.

Section Twelve. Quorum. At all meetings of the Board of Administration, a
majority of the Board shall constitute a quorum for the transaction of business, and the acts of a
majority of the members present at a meeting at which a quorum is present shall constitute the acts
ofthe Board. If at any meetings of the Board of Administration there be less than a quorum present,
a majority of those present may adjourn the meeting from time to time..

Section Thirteen.  Minutes. Minutes shall be taken at all meetings of the Board
of Administration. Copies of the minutes shall be available for inspection at the office of the
Association by Unit Owners and Board members at all reasonable times.

Section Fourteen.  Attendance by Unit Owners. Meetings of the Board of
Administration and any committee thereof at which a quorum is present shall be open to all Unit
Owners. Any Unit Owner may tape record or videotape meetings of the Board and may speak at
such meetings with reference to all designated agenda items. The Board may adopt reasonable rules
and regulations governing the frequency, duration, and manner of Unit Owner statements and
governing the tape recording and videotaping of the meeting.

Section Fifteen. Compensation. The members of the Board of Administration
shall serve without compensation.

ARTICLE FOUR: OFFICERS



0R2246P5179f

Section One. Designation. The principal officers of the Association shall
be a President, Secretary and Treasurer, all of whom shall be elected by and from the Board of
Administration.

Section Two. Election of Officers. The Officers of the Association shall
be elected annually by the Board of Administration at its organizational meeting, and shall hold
office at the p‘leasure of the Board.

- L /ﬁ\ o . s T e _, -~ —

“Section| Three. L the afﬁmlanve Vote of 3 majgrlty

of the membels of the %oard of, Admmlstratlon any offjcer may be re>moved \Vlth or. w1t,hout cause,

arid his successor mazy be lelected at any regularimeeting of the Board 01‘ at any specml meetmg of
thIe B#ard called for that urpbse Y \ /

/" _

\ Y \ / /

AN SectmmFo r. . Presndent The es‘;nt shall be the chiefe ecu}lwe officer
of the AssocTLﬁon He shall. pres1dw at all meetmgs of the Board of Administration and of Unit
Owners.~He shall have all general powers and duties that are-incident to the o‘ﬂ'rceﬂ{lpremﬂent of
a Florida corporation not for profit, including, without limitation, the power to appoint committees
from among the Owners from time to time as he may deem appropriate to assist in the conduct of

the affairs of the Association.

Section Five. Secretary. The Secretary shall keep the minutes of all
meetings of the Board of Administration and of Unit Owners, shall have charge of such books and
papers as the Board of Administration may determine and shall, in general, perform all duties
incident of the office of secretary of a Florida corporation not for profit.

Section Six. Treasurer. The Treasurer shall have responsibility for the
funds and securities of the Association and each Condominium, for keeping full and accurate
accounts showing all receipts and disbursements, and for the preparation of all necessary financial
statements. He shall be responsible for the deposit of all moneys and other valuable effects in the
name of the Board of Administration or managing agent in such depositories as may from time to
time be designated by the Board of Administration, and shall, in general, perform all duties incident
of the office of Treasurer of a Florida corporation not for profit.

Section Seven. Compensation. The officers shall serve without
compensation.

ARTICLE FIVE: UNIT OWNERS

Section One. Annual meetings. The annual meetings of the Unit Owners
shall be held on a day designated by the Board in November of each year.

Section Two. Elections. The regular election shall occur on the date of the
annual meeting in accordance with the following procedure:

a, Voting. The members of the Board shall be elected by written ballot
or voting machine. Elections shall be decided by a plurality of those ballots cast.
There shall be no quorum requirement; however, at least twenty percent (20%) of the
eligible voters must cast a ballot in order to have a valid election of members of the
Board. Proxies shall in no event be used in electing the Board, either in general or
elections or elections to fill vacancies caused by recall, resignation, or otherwise,
unless permitted by the Condominium Act. No Unit Owner shall permit any other
person to vote his or her ballot, and any such ballots improperly cast shall be deemed
invalid. Any Unit Owner who permits another to vote his or her ballot may be fined
by the Association in accordance with Section 718.303, Florida Statutes (2003), as
amended from time to time. A Unit Owner needing assistance in casting the ballot
for the reasons stated in Section 101.051, Florida Statutes (2003), as amended from
time to time, may obtain assistance in casting the ballot.
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b. Notice. Not less than sixty days before a scheduled election, the
Association shall mail, deliver or Electronically Transmit to each Unit Owner
entitled to a vote, a first notice of the date of the election. Any Unit Owner or other
eligible person desiring to be a candidate for the Board must give written notice to
the Association not less than forty (40) days before a scheduled election. The
Association shall mail, deliver, or Electronically Transmit a second notice of the
election, together with an ‘agenda and a ballot listing all candidates, to all Unit

_Owners entitled to vote therein at-Jeast fom'teen (14) days- beforp “the e Teptlor( in
,// aceordance w1£h Artlcle Five;- Sectmn 5. pO{—req\lcst of a sa.ndldate the f

/ Assomatlon shall mclude an mformatmn sheet, no larger than B ¥ by, 1 inches, /
! which must be furnishied by the cand idate not less than thwty-ﬁve (35) days beforE
’ the election, to be (mcl ded with the a1]71ng of the ballot, with-the costs of: mailing,
.\ delivery, or Elect&onmaﬂy Transmittmg to be b by the Association. The
\ Assomatmn is hot [lable for the contepts of th inf ime;tlon sheets prepare bylthe__

cand.ldates S L /\)
Section Three. Special Meetings. The President may, and, if directed by

resolution of the Board of Administration or by petition signed and presented to the
Secretary/Treasurer by Unit Owners owning a total of a least two-thirds (2/3) of the common interest,
shall, call a special meeting of Unit Owners. No business shall be transacted at a special meeting
except as stated in the notice unless by consent, either in person or by proxy, of Unit Owners owning
at Jeast two-thirds (2/3) of the common interest.

Section Four. .Place of Meetings. Meetings of Unit Owners shall be held at
the principal office of the Association, or at such other suitable place convenient to the Owners as
may be designated by the Board of Administration.

Section Five. Notice of Meetings. Written notice including an agenda and
stating the place, day, and hour of the meeting and, in the case of a special meeting, stating the
purpose or purposes for which the meeting is called, shall be mailed or Electronically Transmitted
to each Unit Owner at the address last furnished to the Association by the Unit Owner or hand
delivered to each Unit Owner at least 14 days prior to the meeting and shall be posted in a
conspicuous place on the condominium property at least fourteen (14) continuous days preceding
the meeting. Notices of meetings of Unit Owners, except for meetings to recall Board members
under Section 178.112(2)(j), Florida Statutes, may be given by Electronic Transmission to those Unit
Owners who consent to receive notice by Electronic Transmission. Unit Owners may waive notice
of specific meetings. Notice for all other purposes shall be mailed to each Unit Owner at the address
last furnished to the Association by the Unit Owner or hand delivered to each Unit Owner. Upon
notice to the Unit Owners, the Board shall by duly adopted rule designate a specific location on the
Condominium Property upon which all notices of Unit Owner meetings shall be posted.

Section Six. Quorum. Atallmeetings of Unit Owners at which a quorum
is required, a majority of Unit Owners shall constitute a quorum for transaction of business. Ifa
quorum is present at a meeting, the acts of a majority, in both common interest and in number of
Units held of those Unit Owners present, shall bind all Unit Owners for all purposes other than those
for which a higher percentage is required by law, by the Declaration, or by these Bylaws. If, at any
meeting of Unit Owners at which a quorum is required, less than a quorum is present, a majority of
those present may adjourn the meeting to a time not less than forty-eight (48) hours from the time
the original meeting was called.

Section Seven. Order of Business. The order of business at all meetings of
Unit Owners shall be as follows:

a. Collection of election ballots.

b. Roll call.
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c. Proof of notice of meeting or waiver of notice.
d. Reading of minutes of preceding meeting.
e, Reports of officers.
f. Reports of Board of Administration.
T ) o \ & s Oy O ﬁ\/‘
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Section Eight. Yoting. The Owner or Owners of each Unit, or some person

appointed by such Owner or Owners to act a proxy on his or their behalf on such matters at which
voting by proxy is permitted, shall be entitled to cast the vote appurtenant to each such Unit at all
meetings of Unit Owners. Members of the Board shall be elected by written ballot or voting
machine.

Section Nine. Proxies. Except as otherwise specifically provided in the
Condominium Act, Unit Owners may not vote by general proxy, but may vote by limited proxies
substantially conforming to a limited proxy form adopted from time to time by the Division of
Florida Land Sales, Condominiums, and Mobile Homes. Limited and general proxies may be used
to establish a quorum. Limited proxies may be used for any matter for which the Condominium Act
requires or permits a vote of the Unit Owners unless the use of a proxy is specifically prohibited by
the Condominium Act or by these Bylaws.

General proxies may be used for other matters for which limited proxies are not
required, and may also be used in voting for nonsubstantive changes to items for which a limited
proxy is required and given. No proxy, limited or general, may be used in the election of Board
members or to fill vacancies on the Board. Notwithstanding the provisions of this section, Unit
Owners may vote in person at Unit Owner meetings.

Section Ten. Minutes. Minutes shall be taken at all meetings of Unit
Owners. Copies of the minutes shall be available for inspection at the office of the Association by
Unit Owners and members of the Board of Administration at all reasonable times.

Section Eleven. Unit Owner Participation. Unit Owners shall have the right
to participate in meetings of Unit Owners with reference to all designated agenda items and may tape
record or videotape any meeting of the Unit Owners. The Association may adopt reasonable rules
governing the frequency, duration, and manner of Unit Owner participation in Unit Owner meetings
and governing tape recording or videotaping of Unit Owner meetings.

Section Twelve. Approval by Unit Owners. Any approval by Unit Owners
required by the Condominium Act, the Declaration of Condominium or these Bylaws shall be made
at a duly noticed meeting of Unit Owners, which notice shall specifically incorporate an
identification of agenda items, and shall be subject to all requirements of the Condominium Act, the
Declaration, and these Bylaws, provided that Unit Owners may take action by written agreement
without a meeting on any matter that requires the approval of the Unit Owners. Such action must
be taken in accordance with Section 617.0701, Florida Statutes (2003), as amended from time to
time, which governs the number of voting interests required to authorize such action and the mammer
in which such action must be evidenced,
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ARTICLE SIX: OPERATION OF PROPERTY

Section One. Share of Common Expenses and Commeon Surplus. The
Common Expenses of this Association to be borne by each member shall be a proportionate share
of the total operating expenses and costs of the Association.

Section Two, Determination of the Common Expenses. Each year the
Board of Administration shall préparc detailed proposed budgeisqf Conﬁnonﬂ))(pensés forthe
Assqcmtmn The Association’ s budget shall contain es s _of ﬂle ‘cost of, performmgthc
ﬁmctmns of the Assojmtmn mcludmg Wlthout limitation the estimated amounts nepessafy for
><i;nmnance and operation of Association, Prdperty, lan scapmg, streets and" walkways office

expense, utility services, rdplacement reserves, ca ualty insurance, liability Jinsurance, and
administration salaries. All budgets shall $hOW)’ the udgeted by accounts and expense
cla551ﬁcat1ons and shall mclude projections’ ‘of Common [Expenses, common revenue {fram sources,
if any, other thar assessments of Umt'Owners) the arhount of conimon charges fequired to mqet the
excess of-the formef over the Iattel:, and-an allocation-and-assessment of suchfemfﬂafrcharges
against Unit Owners as provided in these Bylaws and the Declaration of Condominium. The final
anmual budgets shall be adopted by the Board after consideration at a meeting held pursuant to
Article Three, Section Nine.

After adoption of the budgets and determination of the annual Assessments per Unit,
the Association shall assess such sums by promptly notifying all Owners by delivering or mailing
notice thereof to the voting member representing each Unit at such member's most recent address
as shown by the books and records of the Association. One-twelfth (1/12) of the Association’s
annual assessments shall be due and payable in advance to the Association on the first day of each
month.

As used in these Bylaws, the term "Common Expenses" shall include, but shall not
be limited to the following:

a. All expenses of administration, maintenance, repair and replacement
of the Association Property and the Common Elements of the Condominium.

b. Insurance premiums on all policies of insurance obtained by the Board
of Administration, managing agent or manager, as the case may be.

c. Working capital reserve and contingency account.
d. General operating expenses.

e. Repair and replacement reserve.

f. Reserve for deficits accrued in prior years.

Reserve for acquisition or lease of Units, the Owners of which have
elected to sell or lease the same, or that may become available at foreclosure or other
judicial sale.

h. Utility rates for water and gas, and related sewer rents.

i Utility rates for electricity serving the Common Elements, other than
leased portions thereof, which shall be separately metered.

j- All other amounts that the Owners may agree upon or that the Board
of Administration may deem necessary or appropriate for the operation,
administration, and maintenance of the Association and Condominium.
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k. All other amounts designated Common Expenses by the Declaration,
by these Bylaws, or by law.

The Condominium budget shall also include reserve accounts for capital expenditures
and deferred maintenance. These reserve accounts shall include but are not limited to, roof
replacement, building painting and pavement resurfacing reserves and any other item for which the
deferred maintenance expense or replacement cost exceeds $10,000. The Association may adjust
replacement reserve assessments- annudlly-to take mm accountanyextensmn of the useful lifeof a
resel;ve item-eaused by eferred maintenance> This subsection d es nobapply to an adop%ed budget
in Whlch the Member haVe détermined;, by a majotity [vote at z} duly called fneet}ng of the
ATsomatlon to provrde nC( resérves or less reser\ves requirs by thlS subsecnon

\ ’\ Section Three. \ S ecial Assessments may be made by
the\ Board of Adrmmstratlon &om time- to tmle to other needs or requirements of the
Assoc1at10n and to prov1de for ernergency/repau or replacement of Assocranon Ptopcrty and
infrequently. recurring items of maintenarice. Houfever—aﬁydspemal Assessmients which-afe not
connected with an actual operating, managerial, or maintenance Common Expense shall not be
levied without the prior approval of the majority of the members of the Association.

Section Four. Non-Waiver. The liability for Assessments may not be
avoided by waiver of the use or enjoyment of any Association Property.

Section Five. Collection of Assessments. The Board of Administration
shall, by suitable written notice, assess Common Expenses against Unit Owners monthly, on the first
day of each month, each such assessment covering the next succeeding month. If any such
installment remains unpaid for more than (10) days from the date due, the Board of Adminisiration
shall take prompt action to collect it.

Section Six. Common Surplus. If in any taxable year the net receipts of
the Association from assessments and all other sources except casualty insurance proceeds and other
non-recurring items exceeds the sum of (a) total Common Expenses for which payment has been
made or liability incurred within the taxable year, and (b) reasonable reserves for Common Expenses
and other liabilities in the next succeeding taxable year as may be determined by the Board of
Administration, such excess shall be retained and applied to lessen the assessments for the next year,
the amount of such reduction for each Unit Owner being in proportion to his undivided interest in
the Common Elements.

Section Seven. Liability for Assessments. All Unit Owners are obligated to
pay the Common Expenses assessed by the Board of Administration at the times set forth in these
Bylaws. No Unit Owner may exempt himself from liability for any assessment for Common
Expenses by waiver of use or enjoyment of any of the Association Property or Common Elements
or by abandonment of his Unit.

Section Eight. Default in Pavment of Common Expenses. In the event a
Unit Owner shall fail, for thirty (30) days following the due date thereof, to pay to the Board of
Administration the Common Expenses assessed against his Unit, such Unit Owner shall be deemed
in default, and shall be obligated to pay interest at the highest rate allowed by law on such Common
Expenses from the due date thereof, together with all administrative late fees and expenses, including
reasonable attorneys' fees, incurred by the Board of Administration in any proceeding brought to
collect the same, or to foreclose a lien for nonpayment thereof.

Section Nine. Foreclosure of Liens for Unpaid Common Expenses. The

Board of Administration may bring an action to foreclose any lien for unpaid Common Expenses in
the manner that a mortgage of real property is foreclosed or it may bring an action to recover a
money judgment for the unpaid assessment without waiving any claim of lien. The Board shall give

10
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notice to the Unit Owner of its intention to foreclose its lien at least thirty (30) days before the
foreclosure action is filed. The notice shall be given by personal delivery or by certified mail, return
receipt requested, addressed to the Unit Owner.

Section Ten. Use of Units; Rules and Regulations. The use of Units and
the Common Elements shall be subject to reasonable restrictions set forth in the Declaration and the
Rules and Regulatiom promulgated and amended from time to time by the Board if Directors with
the approval of a majority of Unit Owners. Copies of all such® rules and regutgtlons shafrbe
furméhed to-each. Umt Pwnﬁr pnofto thelr effectlve \ . ¢ Y -

/

/ / \ /

L = (/ ' ARTICLE ?EVEN

(R Section One. \\ Records; —The Board of Adm twatlon shall
keep detuled records’ of)all actlohs of such Board 11101}1 ng financial records and books jof account
of the, Assomatlon _Such records shall mclude‘ a chronologl‘,cal record Of all recelpts and
disburserents. Aﬁeparate accotint shaltalso be keptfvrmhﬁﬁt containing, among other things,
the amount of each assessment against such Unit, the date when due, amounts paid thereon, and the
balance remaining due. The Board of Administration shall also prepare a quarterly written report
summarizing receipts and disbursements of the Association, copies of which shall be made available
to all Unit Owners.  Additionally, an annual report of receipts and disbursements of the
Condominium or a complete set of financial statements shall be rendered by the Board of
Administration to all Unit Owners and mortgagees requesting the same promptly after the end of
each fiscal year.

Section Two. Certificate of Compliance. A certificate of compliance from
a licensed electrical contractor may be accepted by the Board as evidence of compliance by the
Condominium Units to the applicable fire and life safety codes.

ARTICLE EIGHT: DISPUTE RESOLUTION

Section One. Written Inquiries. When a Unit Owner files a written inquiry
by certified mail with the Board of Administration, the Board shall respond in writing to the Unit
Owner within thirty (30) days of receipt of the inquiry. The Board's response shall either give a
substantive response to the inquirer, notify the inquirer that a legal opinion has been requested, or
notify the inquirer that advice has been requested from the division. If the Board requests advice
from the division, the Board shall, within ten (10) days of its receipt of the advice, provide in writing
a substantive response to the inquirer. If a legal opinion is requested, the Board shall, within sixty
(60) days after the receipt of the inquiry, provide in writing a substantive response to the inquiry.
The failure to provide in writing a substantive response to the inquiry as provided herein precludes
the Board from recovering attorney's fees and costs in any subsequent litigation, administrative
proceeding, or arbitration arising out of the inquiry. The Association may through its Board of
Administration adopt reasonable rules and regulations regarding the frequency and manner of
responding to Unit Owner inquiries, one of which may be that the Association is only obligated to
respond to one written inquiry per Unit in any given thirty (30) day period. In such a case, any
additional inquiry must be responded to in the subsequent thirty (30) day period, or periods, as
applicable.

Section Two. Disputes Between Unit Owners and Association. Prior to the
institution of any litigation between a Unit Owner and the Association, the parties shall petition the
Division of Florida Land Sales, Condominiums and Mobile Homes for nonbinding arbitration.
Arbitration shall be conducted according to the rules promulgated by the Division and in accordance
with the procedure set forth in Chapter 718.1255, Florida Statutes (2003), as amended from time to
time.

Section Three. Fines. The Association may levy reasonable fines against a
Unit for the failure of the Unit Owner or its occupant, licensee, or invitee, to comply with any
provision of the Declaration of Condominium, Bylaws or reasonable rule of the Association in

11
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accordance with the procedure set forth in Section 718.303, Florida Statutes (2003), as amended
from time to time.

ARTICLE NINE: MISCELLANEOUS

Section One. Notices. All notices required or permitted to be sent to the
Board of Administration shall be sent by registered or certified mail to the office of the Board, or to
such othcr address as such Owner may have demgnated in wriling; to, lhe Bomf of; Dlrectors Al
notwes to U‘Iﬂmmtga ees shall besentby reglstere& certified-mail to, their, respectlve addrcsses
as malmamed by the Secrptary in the book enntled "Mortgagees oﬁ Units". All nouccs shall be
degmed to have been g giver whén mailed, except notices|of change of addﬂcss whlch shall be deemed
to avf been given when ::ece ved T’P \

) .
/ -
\ \ \ / / =

S g Secgon | wo N - ngve /No Tes rlctLon condition, obhgatlJn ol provision
conta}ned in these Bylaws shall be deemed tohave been abro gated orwaived by reason of any fallure
to enforcé the same, “irrespective ‘of the number of violations and failures to enforce that TMay occur.

Section Three. Invalidity. If any provision or provisions or these Bylaws is,
or are, declared invalid, such invalidity shall in no way impair or affect the validity, enforceability,
or effect of the remaining provisions of these Bylaws.

Section Four. Captions. Captions are inserted in these Bylaws for
convenience and reference only, and shall not be taken in any way to limit or describe the scope of
these Bylaws or any provision hereof.

Section Five. Conduct of Meetings. Roberts' Rules of Order (latest edition)
shall govern the conduct of the Association's meetings when not in conflict with the Condominium
Act, the Declaration, Articles of Incorporation, or these Bylaws.

Section Six. Priorities in Case of Conflict. In the event of conflict
between or among the provisions of any of the following, the order of priorities shall be from highest
priority to lowest:

a. The Declaration of Condominium
b. The Articles of Incorporation
c. The Bylaws

d. The Rules and Regulations.

Section Seven. Electronic Transmission. The Board shall adopt rules and
procedures for giving notice of meetings of the Board, committees, and Unit Owners by Electronic
Transmission in a manner authorized by law.

ARTICLE TEN: AMENDMENT

Section One. Amendments. These Bylaws may be amended or
supplemented by the vote of Unit Owners entitled to exercise two-thirds (2/3%) or more of the total
voting power of the Association at a meeting of Unit Owners duly called and held for such purpose.
No amendment shall be made that is in conflict with the Declaration, nor shall any amendment alter,
abridge or amend the rights of the Developer or mortgagees of Units without their consent. Any
such amendment or supplement shall be filed or recorded in the office in which the Declaration and
a copy of these Bylaws are recorded.

IN WITNESS WHEREOF, We, being all of the Directors of Island Villas

12
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> fl(
Condominium Association, Inc., have hereunto set our hands this "i day of TirnE. , 2004.

I, ﬂxe/undersi@;d;‘aﬂéfeby’Certify; . B

That T am the duly elected and acting Secretary of Island Villas Condominium
Association, Inc., a Florida non-profit corporation, and,

That the foregoing Bylaws constitute the ori gmal Bylaws of said Association, as duly
adopted at a meeting of the Board of Directors, held on the, %2 ﬁay of Jeen/s , 2004.

™N WITNESS WHEREOF, I have hereunto subscribed my name and affixed the seal
of said Association this 2~ day of Jitn/é. , 2004,

Yk

Its: Secretary

(Corporate Seal)

13



ISLAND VILLAS CONDOMINIUM ASSOCIATION, INC.

PROPOSED OPERATING BUDGET

FOR THE PERIOD: JANUARY 1, 2004 - DECEMBER 21, 2004

A. REVENUES:
1. ASSESSMENTS
2. BILLBOARD RENT
3. VENDING MACHINES AND LAUNDRY FACILITY
TOTAL REVENUES;

1.

Pest control-buildings
Pest control and fertilizer-landscaping
Termite bond
3. RENT FOR RECREATIONAL AND
COMMONLY USED FACILITIES
4. TAXES UPON ASSOCIATION PROPERTY
5. TAXES UPON LEASED AREAS
6, INSURANCE
Liability/all peril
Flood

Fidelity bond
Officers & Directors
7. SECURITY
B. OTHER EXPENSES:
Electricity
Water and sewer
Waste removalfrecycling
Vending machines/supplies
9. OPERATING CAPITAL
10. RESERVES (see schedule below)
1. FEES PAYABLE TO THE DIVISION

TOTAL OPERATING EXPENSES:

RESERVES: Esti i Rep! Beginni Develop
useful remaining costideferred fund funding
life rs)  useful jife (vears)  maintenance balance obitigati

Roof 17 11 $162,900.00 $ 14,809.00 $ .00

Painting 5 3 186,800.00 5,800.00 .00

Pavement/parking 30 12 47,000.00 3,915.00 .00

Pool 20 2 6,500.00 3,250.00 .00

frrigation 35 17 12,000.00 706.00 .00

Piumbing:

Common Elements* 35 17 130,000.00 7,647 00 .09
TOTAL RESERVES:

**Replacement of the Plumbing Limited Comimen Elements is the respensibility of the Unit Owners.

B. EXPENSES FOR A UNIT OWNER:
1. Rent for the Unit, if subject to 2 lease
2, Rent payabie to the Unit Owner directly to the iessor or agent under any recreational lease

or lease for the use of commonly used facilities
TOTAL EXPENSES (WITHOUT RESERVES)

TOTAL EXPENSES (WITH RESERVES)

c. ESTIMATED ASSESSMENTS:

1. Estimated budget assessiments per Unit without reserves:
Unit Number of % Common Estimated monthly Estimated annually
type Units. ovemership without reserves without reserves
Condominium 80 1480 $105.00 $1,261.00

2. Estimated budget assessments per Unit with reserves:

Unit Number of % commeon Estimated monthly Eslimated annually
type Units owmership with reserves with reserves
Condominium 80 1/80 $136.60 $1,639.00

Exhibit H
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ANNUALLY
$ 131,112.00
1,200.00
8,500.00

$140,812.00

19,000.00
6,500.00
500.00
1,200.00
200.00

4,600.00
3,800.00
12,000.00
1,400.60
2,400.00
N/A
320.00
$110.540.00

$13,463.00
3,733.00
3,590.00
1,625.00
664.00
7197.00

$30,272.00

N/A
N/A

$110,540.00

$140.812.00



'ISLAND VILLAS
A CONDOMINIUM

SURVEYOR'S CERTIFICATE
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1. | am a professional land surveyor licensed and authorized to practice in the State of
Florida.

2. | hereby certify that the construction of the Island Villas, a condominium is substantially
complete so that the survey and plot plan, together with the provisions of the

Identification, location and dimension of the common elements and of each unit can
be determined from these materials.

his\certificate is not valid without pages 1-23 attached and made q part hereof.

EREQF, | have hereunto set my hand and official seal, this 29th day of April, 2004.
N (—M.«.,o
0, PSS,

Mithael A. Pies
Professional Land Surveyor
No. 4793, State of Florida

SWORN TO AND SUBSCRIBED before me this 29th day of April, 2004, by
P200-541-52-454—0 qg identification.

//;ﬂ /&4 g?/f // / / e "q,ﬁ Cindy Riddle

Signature” of Notary 3% 7 M Commission DD 130084

orn"  Expires June 30, 2006

(;,lfl r/l/ ?: f(C/L(?

Name of Aotary Typed / Printed / Stamped

Commission Number :

Michael A. Piesco, whi is personally known to me or who has produced Florida driver's license number

My commission Expires:

EXHIBIT "A”
SHEET "1 OF 23

Cl\d'g\eﬂu\‘-l37\d'g\4-137mﬂ.mlﬁ 04/28/04 042128 PM EDT

E ] -bit "Ill



0R2246P 6180,

CONSENT OF MORTGAGEE

Signed, sealed and delivered
in the presence of: TALLAHASSEE STATE BANK, a
state banki

s s e —
ess. OO (W{€_ By: Sharon Weeden

Its: Executive Vice President &/
Address: L0/ M. /770/4/Z>e
TZ N ahpsce ¢ / £l 2230/

STATE OF
COUNTY OF
e
The foregoing instrument was acknowledged before me this / y /7 dayof
N (/L/ \/ , 2004, by Sharon Weeden, the Executive Vice President of Tallahassee

State Bafik, a state banking corporation, on behalf of the cogporation. She is personally
known to me or has produced / /E 1dent1ﬁcat1on

%6/ ////)M

Notary Pub(l{c § e
5

ANNA JENSEN
= MY COMMISSION # DD 121955

3 EXPIRES: June 2, 2006
$ Bonded Thru Notary Public Underwriters

Exhibit "J"



0R2246P518097

CERTIFICATE

es due and owi
condominium were paid in full.

REA GROUP, L.L.C. 7
a Florida limited liability company

By: }xﬁ“ o N o

Jamds Hays
Its managing member

STATE OF FLORIDA
COUNTY OF ST. JOHNS

v’
The foregoing instrument was acknowledged before me this 7)%&;y of J Lt{ (4
,2004, by James Hayes, managing member of REA Group, L.L.C., a Florida limifed
liability company, on behalf of the company. He P personally known to me.

/§@ﬁ£m4/K¢57¢;;ﬂdg

Notary Public

VICTORIA P. GARD
Y COMMISSION # DD 319406

EXPIRES: June 1, 2008
Bonded Thru Notary Public Underwriters



