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DECLARATION OF CONDOMINIUM
FOR
PARK PLACE TOWNHOUSE CONDOMINIUMS

THIS DECLARATION OF CONDOMINIUM is made and executed this day of

, 2006, by Covenant Homes of St. Augustine, Inc., a Florida corporation and Richard

Brian MacMullen (collectively, “the Developer”), as owner and developer of the real property
described on Exhibit A, for itself and it successors, grantees, assignees and transferees.

1. PURPOSE. The purpose of this Declaration is to submit the lands described in Exhibit A
and the improvements to be constructed on such lands to the condominium form of ownership and
use as provided by Chapter 718, Florida Statutes (“the Condominium Act”), and the Developer does
hereby submit such lands and improvements 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 responsibility of Owners except where permissive variances appear in this
Declaration or in the Bylaws, or Articles of Incorporation of Park Place Townhouse Condominium
Association, Inc.

1.1 The name by which this Condominium is to be identified is Park Place Townhouse
Condominiums.

1.2 The address of the Condominium is 1590 Masters Drive, St. Augustine, Florida
32084,

1.3 The lands which by this instrument are submitted to the condominium form of
ownership are those certain lands lying in St. Augustine, St. Johns County, Florida, described in
Exhibit A attached to and made part of this Declaration (“the Land”). The Land will be subject to
the conditions, restrictions, limitations, easements, and reservations of record.

1.4 Allprovisions of this Declaration will be construed to be perpetual covenants running
with the Land or any part thereof or interest therein, and every Owner and claimant of the Land or
any part thereof or interest therein, and his heirs, personal representatives, successors and assigns,
shall be bound by all of the provisions of this Declaration, unless this Declaration is terminated
pursuant to its terms or the Condominium Act. Both the burdens imposed by and the benefits of this
Declaration shall run with each Condominium Parcel.

2. DEFINITIONS. The terms used in this Declaration and in the Articles of Incorporation,
the Bylaws, and the Rules and Regulations 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 a Unit.
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2.2 “Association” means Park Place Townhouse Condominium Association, Inc., the
corporate entity responsible for the operation of the Condominium.

23 “Association Property” means that property, real and personal, which is owned or
leased by the Association for the use and benefit of its members.

2.4 “Board of Administration” or “Board” means the board of directors or other
representative body responsible for administration of the Association.

2.5  “Bylaws” means the Bylaws of the Association existing from time to time.

2.6 “Common Elements™ means the portions of the Condominium Property not included
in the Units, as further described in Section 4.2.

2.7 “Common Expenses” means all expenses properly incurred by the Association in the
performance of its duties, including without limitation expenses specified in Section 718.115,
Florida Statutes (2005), as amended from time to time.

2.8  “Common Surplus” means the amount of all receipts or revenues, including without
limitation all assessments, rents, or profits, collected by the Association which exceed Common
Expenses.

2.9 “Condominium” means Park Place, a condominium.

2,10 “Condominium Parcel” means an individual Unit as defined in Section 2.19 below,
together with the undivided share in the Common Elements and all easements, rights, and interests
appurtenant to the Unit

2.11 “Condominium Property” means the lands, leaseholds, and personal property that are
subject to condominium ownership pursuant to this Declaration and any amendments, and all
improvements thereon and all easements and rights appurtenant thereto intended for use in
connection with the Condominium.

2.12 “Declaration” means this Declaration of Condominium for Park Place Townhouse
Condominium, the instrument by which the Condominium is created, as amended from time to time.

2.13  “Developer” means the person or entity which creates the Condominium or offers
Condominium Parcels for sale or lease in the normal course of business, but does not include an
Owner or lessee who has acquired his Unit for his own occupancy. The Developer of this
Condominium is Covenant Homes of St. Augustine, Inc., and Richard Brian MacMullen.

2.14  “Governing Documents” means the Declaration, the Articles of Incorporation, the
Bylaws, and the rules and regulations adopted by the Board of Administration.
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2.15 “Institutional Mortgagee” means 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 Developer, or other mortgagee which shall be acceptable to and approved
by the Board of Administration. “Institutional First Mortgagee™ means an Institutional Mortgagee
holding a first mortgage encumbering a Condominium Parcel.

2.16 “Land” means the real property described on Exhibit A.

2.17  “Limited Common Elements” means those Common Elements which are reserved for
the use of a certain Condominium Unit or Units to the exclusion of other Units, as specified in this
Declaration.

2.18 “Owner” means the record owner of legal title to a Condominium Parcel and shall
include the Developer.

2.19  “Surface Water or Stormwater Management System” or “the System” means a system
which is designed and constructed or implemented to control discharges which are necessitated by
rainfall events, incorporating methods to collect, convey, store, absorb, inhibit, treat, use or reuse
water to prevent or reduce flooding, overdrainage, environmental degradation, and water pollution or
otherwise affect the quantity and quality of discharges.

2.20  “Unit” means a constructed residential dwelling unit as more particularly described in
Section 4.1 below, the part of the Condominium Property that is subject to exclusive ownership.

221 “Utility Services” as used in the Condominium Act, as construed with reference to
this Condominium, and as used in this Declaration and all exhibits attached thereto, shall include
without limitation electric power, hot and cold water, garbage and sewage disposal, heating,
ventilation and cooling, , and other services required by governmental authorities.

3. PROPOSED PLAN OF DEVELOPMENT.

3.1 Development Plans. The development plans for the Condominium consist of the
following, which are attached to and incorporated into this Declaration:

3.1.1 Exhibit B: Identification of Units and Schedule of Shares;
3.1.2 Exhibit C: Surveyor’s Certificate, Survey and Floor Plans;
3.1.3 Exhibit D; Plot Plan;

The survey meets the minimum technical standards set forth by the Board of Professional
Land Surveyors as required by the Condominium Act.
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3.2 Improvements. The Condominium shall consist of four buildings each containing
two (2) 2-story Units. Each Unit shall contain three (3) bedrooms and two and one-half (2/12)
bathrooms. The Units are identified and described on Exhibit B.

3.3 Legal Descriptions of Units. The legal description of each Condominium Parcel
shall consist of the identifying number and letter of the Unit in such Condominium Parcel as set forth
on Exhibit B, as amended from time to time. Every deed, lease, mortgage, or other instrument shall
legally describe a Condominium Parcel by its identifying letter as set forth on Exhibit B and each and
every such description shall be deemed good and sufficient for all purposes.

3.4  Combined Units. Where more than one Unit has been acquired by the same
Owner and combined into a single unit, the floor plans shown on Exhibit E 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, such 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 by a Unit Owner other than the Developer shall not require an amendment to
the Declaration.

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

4.1 Boundaries. The boundaries of the Units shall be as follows:

4.1.1 Upper and Lower. The upper boundaries of the Units shall be the horizontal
plane of the undecorated, finished second-floor ceiling and the lower boundaries of such Units shall
be the horizontal plane of the undecorated, finished first floor, both of which shall extend to the
intersection with the perimetrical boundaries of the Unit as defined below.

4.1.2 Perimetrical. The perimetrical boundaries of the Units shall be the vertical
plane of the undecorated, unfinished inner surfaces of the walls bounding the Unit depicted on the
floor plans attached as Exhibit E, extended to intersections with themselves and the upper and lower
boundaries. Where there is an opening in any perimetrical boundary of a Unit, including without
limitation doors and windows, the Unit shall include the exterior unfinished surface of such opening.

4.1.3 Further Definition. The boundaries of a Unit shall not include all of those
spaces and improvements lying within the undecorated, unfinished inner surfaces of the perimeter
walls; those surfaces above the undecorated, finished second-floor ceilings; those surfaces below the
undecorated, finished first floors, and shall exclude those spaces and improvements lying within the
undecorated, unfinished inner surfaces of the interior bearing walls and partitions and all pipes,
ducts, wires, conduits and other utilities for the furnishing of utility services to other Units or the
Common Elements running through any interior wall or partition.

42  Common Elements. The Common Elements of the Condominium shall consist of all
of the real property, improvements, and facilities of the Condominium other than the Units. The
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Common Elements shall include without limitation the Limited Common Elements described in
Section 4.3 and:

4.2.1 All portions of the Condominium building contributing to the support of the
building, including without limitation the exterior walls and all fixtures on its exterior; those portions
of boundary walls not part of the Units, floor and ceiling slabs, and load-bearing columns, walls, and
partitions.

4.2.2  All conduits, ducts, plumbing, and wiring up to their outlets and all wells,
pumps, and other facilities for the furnishing of Utility Services to any Unit or the Common
Elements, regardless of their location.

4.2.3 The parking areas, walkways, driveways, landscaping, and drainage pond
serving the Condominium Property.

4.2.4 The property and installation required for the furnishing of utilities and
services to more than one Unit or to the Common Elements, including without limitation the well
pumps, well alarms, and irrigation system.

4.2.5 Easements for the maintenance of the Common Elements and the easements
set forth in Section 10 and the Surface Water or Stormwater Management System.

4.3 Limited Common Elements. The following Common Elements shall be Limited
Common Elements for the exclusive use of the Owner of the Units described below:

4.3.1 Equipment and Fixtures. Appurtenant to each Unit shall be the equipment,
fixtures, and appurtenances serving only such Unit (including without limitation all windows,
screens, and exterior doors) and all equipment, plumbing, pipes, wiring, ducts, conduits and
connections required to provide Utility Services to the Unit (including without limitation all air
conditioning and heating compressors and equipment, fans, equipment, and fixtures), but excluding
equipment and appurtenances serving more than one Unit.

4.3.2 Patios and Porches. Each concrete patio shown on Exhibit E shall be
Limited Common Elements for the exclusive use of the Owner of the Unit to which such patio is
appurtenant. That portion of each porch that is appurtenant to a Unit as shown on Exhibit E shall be
a Limited Common Element for the exclusive use of the Owner of the Unit to which such patio is
appurtenant.

4.3.3 Parking Spaces. The parking spaces assigned to the Units as identified
on Exhibit D shall be Limited Common Elements for the exclusive use of the Owners of the Unit to
which such parking spaces are assigned.

4.4 Square Footage. For purposes of determining the square footage of a Unit,
measurements have been computed by measuring from the exterior of the perimeter walls of the
Unit that constitute the exterior walls of the building to the midpoint of the perimeter walls of the
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Unit that constitute party walls between two Units. The percentage of ownership of the Common
Elements and liability for the Common Surplus set forth in Exhibit B has been determined based
upon the square footage of the Units as stated on the building plans, and any reference in this
Declaration to the square footage of a Unit shall be to the square footages listed in Exhibit B. The
Developer does not represent or warrant that the square footage of the Units stated in this
Declaration is the actual square footage of the Units as constructed.

5. OWNERSHIP.

5.1 Type. Ownership of each Condominium Parcel may be in fee simple or in any other
estate in real property recognized by Florida law, and shall be subject to this Declaration.

5.2 Association Membership. The record Owners of Condominium Parcels shall be
members of the Park Place Townhouse 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 exclusive
possession of his Unit and shall be entitled to use the Common Elements in accordance with the
purposes for which they are intended, but no such use shall hinder or encroach upon the lawful rights
of Owners of other Condominium Parcels. There shall be a joint use of the Common Elements and a
joint mutual easement for that purpose is hereby created. Each Owner shall take title to his
Condominium Parcel subject to the terms of this Declaration, including without limitation the
nonexclusive easements specified in Section 10.

5.4  Registry of Owners. The Association shall at all times maintain a register setting
forth the names and addresses of all Owners of Condominium Parcels and all holders, insurers, and
guarantors of mortgages on the Units 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, 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 the Unit, an undivided interest in the
Common Elements, and the Limited Common Elements appurtenant to such Unit. An 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 Unit or a portion thereof. The share in the Common Elements 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 Unit from the undivided interest in such 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 shall own an undivided one-eighth (1/8") share in
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the Common Elements and Common Surplus of the Condominium and an undivided one-eighth
(1/8™) share of the liability for Common Expenses.

8. MAINTENANCE, ALTERATIONS AND IMPROVEMENTS.

8.1 Common Elements. The Association shall operate, maintain, repair and replace the
Common Elements and all portions of a Unit contributing to the support of the Condominium
building; provided, however, that the Association shall not be responsible for the operation,
maintenance, repair and replacement of the Limited Common Elements described in Section 4.3.1.

8.2 Units and Certain Limited Common Elements.  Each Owner shall maintain,
repair, and replace, at his expense his Unit, any interior finishes, decorating, furnishings, and
accessories which such Owner places or maintains in his Unit, and the Limited Common Elements
described in Section 4.3.1  If, in the reasonable judgment of the Association or the Developer, a
Unit Owner fails to maintain his Unit or the Limited Common Elements described in Section 4.3.1 in
good order and repair, and such failure continues for more than twenty (20) calendar days after the
delivery of written notice to the Owner, the Association or the Developer may enter the Unit or
Limited Common Elements and perform such maintenance, repair or replacement as the Association
or Developer deems necessary and charge the cost of such maintenance, repair or replacement to the
Unit Owner. Payment of such charges shall be due within thirty (30) days after the date of the
invoice.

8.3  Alterations by Owners. No Owner may make any additions or alterations to or
remove any portion of a Unit that is to be maintained by the Association, do anything that would
jeopardize the safety or soundness of a Condominium building, increase the transfer of sounds
between the Units, or impair any easements, without first obtaining the written approval of the
Board of Administration. A copy of'the plans for such work, which must be prepared by an architect
licensed by the state of Florida, shall be filed with the Association prior to the start of such work. An
Owner may not paint or otherwise change the appearance of any portion of the Common Elements,
including without limitation the exterior surfaces of his Unit. The Association shall determine the
exterior color scheme of all buildings in the Condominium and shall be responsible for the
maintenance of all exterior finishes. This section shall not apply to the Developer.

8.4  Alterations by the Association. The Common Elements and Association Property
may be materially altered or substantially added to in accordance with this Section and Section
718.113(2), Florida Statutes (2005), as amended from time to time. 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 has been approved by at least seventy-five percent (75%) of the Owners
and the Developer (if the Developer holds one or more units for sale in the ordinary course of
business), the Board of Administration shall proceed with such additions, alterations, or
improvements and shall specially assess all Owners for the cost as a Common Expense.
Notwithstanding the foregoing, any alteration or modification described in Sections 718.110(4) and
(8), Florida Statutes (2005), must be approved in accordance with those sections.

~]
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8.5  Enforcement of Maintenance and Right of Entry. 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 any portion of a Unit that is to be maintained by
the Association pursuant to this Declaration, or as necessary in the Board of Administration’s
reasonable judgment to prevent damage to the Common Elements or a Unit. The Association shall
have the right to take any or all such steps as may be necessary in the Board of Administration’s
reasonable judgment to maintain, repair, or replace such Common Elements or to prevent such
damage. Nothing in this Section shall require the Association to maintain or repair any part of any
Unit. The Association shall also have the right to proceed in any appropriate court to seek
compliance with a Unit Owner’s maintenance obligations and to enforce the Association’s right of
entry. Any expenses incurred by the Association to enforce the maintenance obligations of a Unit
Owner and the Association’s rights shall be the responsibility of such Unit Owner.

8.6  Limitation on Association Liability. Notwithstanding the duty of the Association to
maintain and repair certain 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, caused by any latent condition of the property to be maintained and repaired by the
Association, or caused by the elements or third parties.

8.7  Developer’s Access Rights. For so long as the Developer is potentially liable under
any warranty in connection with the development, construction, sale, lease, or marketing of the
Condominium, the Developer shall have the irrevocable right of access to any and all portions of the
Condominium Property, including the Units, during reasonable hours to inspect and test such
property, to repair or replace any portion of the Condominium Property as necessary in the
Developer’s reasonable judgment to fulfill the Developer’s warranty obligations, and to monitor the
Association’s maintenance of the Common Elements. This right of entry shall survive the transfer of
control of the Association to the Unit Owners. Nothing in this section shall require the Developer to
maintain or repair any part of any Unit or Common Elements. The Developer shall also have the
right to proceed in any appropriate court to seek compliance with the Association’s maintenance
obligations and to enforce the Developer’s right of entry. Any expenses incurred by the Developer to
enforce the maintenance obligations of Association and the Developer’s rights under this section
shall be the responsibility of the Association.

9. USE OF CONDOMINIUM PROPERTY.

9.1 Occupancy. The Units may be occupied only as a dwelling by the Owner or his
tenant and such Owner’s or tenant’s immediate family members.

9.2  Rentals. Units may be rented, provided the occupancy is by no more than two
(2) lessees and members of their immediate family, and provided the occupancy is for a minimum of
seven (7) months. Time sharing, subleasing, and transient use of Condominium Parcels and the
rental of individual rooms is prohibited. The tenants shall have all use right in the Condominium
property and those Common Elements otherwise available for use generally by Owners and the
Owner shall not have such rights except as a guest. All leases shall be in writing and shall be subject
to this Declaration and the other Governing Documents. Nothing in this subsection shall interfere
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with the access rights of the Owner set forth in Chapter 83, Florida Statutes. No lease of a
Condominium Parcel shall release or discharge the Owner from compliance with this Section or any
of his other duties as Owner.

9.3 Subdivision. No Condominium Unit may be subdivided.

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

9.5  Lawful Use. The Condominium Property shall not be used for any immoral,
improper, offensive or unlawful use. All applicable laws, zoning ordinances, and regulations of all
governmental bodies having jurisdiction over the Condominium Property shall be observed.

9.6  Rules and Regulations. The Board of Administration may adopt reasonable
rules and regulations governing the use of the Common Elements, and shall furnish copies to all Unit
Owners.

9.7  Antennae, Aerials, Signage. No signs, advertisements, flags, decorations, or

notices of any type may be displayed from a Unit or on the Common Elements and no exterior
antennas, aerials, or other devices for radio, cable, or television reception may be erected on the
Condominium Property or the exterior of any Unit. Provided, however, that United States flags and
the other official flags specified in Section 718.113(4), Florida Statutes (2005), may be displayed in
accordance with that statute, as it may be amended from time to time.

9.8  Storage. The Common Elements may not be used for storage by the Unit
Owners. An Owner shall not place or cause to be placed in the driveways, walkways, entranceways,
or in or on any other Common Elements any furniture, packages, equipment, or objects of any kind.
The exterior storage space and stairwell storage areas are for the exclusive use of the Association.

9.9  Parking. No parking space may be used for any purpose other than the parking of
private passenger vehicles that are licensed and in operating condition. No other vehicles or objects,
including without limitation commercial vehicles, motor homes, recreational vehicles, trailers, or
boats may be parked or placed on the Condominium Property unless permitted by the Board of
Administration. Overnight camping in vehicles is prohibited. No parking space may be used by any
person other than an occupant of the Condominium who is an actual resident or by a guest of a
resident while such guest is, in fact, visiting upon the premises.

9.10  Window Coverings. So asto maintain the Condominium’s uniform appearance, the
portions of all window coverings visible from the exterior of a Unit shall be white or such other color
as may be determined by the Board of Administration.
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9.11 Pets. The number, sizes, and types of pets that may be kept in a Unit are restricted.
A Unit Owner or tenant may keep one large dog or up to two small dogs or cats (or a combination of
one small dog and one cat) in a Unit. For purposes of this paragraph, a “large” dog shall be a dog
that weighs between thirty (30) and ninety (90) pounds and a “small” dog shall be a dog that weighs
no more than (30) pounds. Aquatic pets and birds that are continuously confined to a cage or tank
are also permitted provided they are so confined, and reasonable numbers of such pets, in the sole
reasonable judgment of the Board of Administration, may be kept in a Unit. Service dogs assisting a
disabled resident or guest shall be permitted. Pet owners must remove and properly dispose of their
pet’s waste in such owner’s trash receptacle.  No pet shall be allowed that is dangerous or a
nuisance to other Unit Owners, in the sole reasonable judgment of the Board of Administration.
Pets must be kept on a leash while outside the Owner’s Unit

9.12 Lighting. No external lighting may be installed on the Common Elements or any
Unit without the prior approval of the Board of Administration. No lighting may be installed which
alters the residential nature of the Condominium.

9.13 Grills.  The use of gas or charcoal grills on the Condominium Property is
prohibited except in areas designated by the Board of Administration.

9.14 Storm Shutters. The Board of Administration shall adopt hurricane shutter
specifications for each building within the Condominium, which shall include the color, style, and
other factors deemed relevant by the Board. Unit Owners must obtain the approval of the Board
before installing hurricane shutters; however, the Board shall not refuse to approve the installation
or replacement of hurricane shutters that conform to the specifications adopted by the Board.

9.15 Garbage Disposal. Garbage or other waste shall only be kept in sanitary containers.
All garbage containers shall be stored in a concealed space designated by the Developer or the
Association at all times except on the day designated for garbage removal by the local waste removal
service. On such days each Unit Owner shall transport his garbage container to a location designated
as a garbage pick-up site by the Developer or the Association and shall return his garbage container
to its concealed storage space within twelve (12) hours after the scheduled pick-up.

9.16 Patios and Porches. Only outdoor furnishings, plants, and attendant decorative
items may be placed on patios and porches and all such items must be maintained in a neat and
attractive manner. Patios and porches may not be used for storage.

9.17 Common Elements and Limited Common Elements. The Common Elements
and Limited Common Elements shall be used only for the purposes for which they are intended.

9.18 Developer’s Use of Condominium Property. Until the Developer has closed
the sale of all Units in the Condominium, neither the Owners, the Association, nor the use of the
Condominium Property by any person or entity shall interfere with the sale of Units. The Developer
may make such use of the unsold Units and Common Elements as may facilitate such completion
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and sale, including without limitation maintenance of a sales office and model, the showing of the
Condominium Property, and the display of signs.

9.19  Right of Entry in Emergencies.  In the case of an emergency originating in or
threatening any Unit or the Common Elements, the Association shall have an immediate right to
enter a Unit for the purpose of remedying or abating the cause of such emergency, regardless of
whether the Unit Owner is present at the time. In order to exercise its rights under this Section, the
Association may require each Owner to provide the Association with a key to his Unit. Only officers
or agents of the Association bonded pursuant to Section 13.4 may have custody of Unit keys.

10. EASEMENTS. The Developer hereby creates for the benefit of the Condominium
Property and reserves for itself the following easements, which are perpetual and non-exclusive
unless otherwise stated. Each of these easements is a covenant running with the Land 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 intended use and purpose:

10.1  Utilities. As may be required for Utility Services in order to adequately serve the
Condominium Property; provided, however, easements through a Unit shall only be according to the
plans and specifications for the building or as the building is actually constructed, unless approved in
writing by the Owner of such Unit. The locations of garbage container storage and pick-up pads
shall be determined by the Developer and the Association from time to time.

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 the Units contributing to the support of
the Condominium building or an adjacent Unit.

10.3 Common Elements. Overthe Common Elements, in favor of all 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 each and every Owner.

10.4  Air Space.  For the exclusive use of the air space occupied by a Unit as it exists at
any particular time and as the Unit may be lawfully altered, and for the use of the area and air space
occupied by air conditioning and heating equipment situated on or within the Common Elements but
exclusively 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.

10.5 Encroachments. For encroachments onto 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 exist for the
continuance of such encroachments for so long as they may naturally exist.

10.6  Overhangs. For overhanging troughs, gutters, or downspouts and the discharge
therefore of rainwater and the subsequent flow thereof over the Units and Common Elements.

11

Non-Order Search Page 16 of 77 Requested By: c.herzog, Printed: 7/31/2017 9:02 AM
Doc: FLSTJO:2732-01374



OR BK 2732 PG 1390

10.7 Pedestrian and Vehicular Traffic. For pedestrian traffic over, through and across
the sidewalks, paths, and driveways that exist from time to time on the Common Elements and for
vehicular traffic over, through, and across such portions of the Common Elements as may from time
to time be paved and intended for such use; in favor of the Owners, their tenants, guests, invitees and
mortgagees; fire protection, police, emergency medical and waste management services, and such
other persons as the Developer or the Association may designate from time to time.

10.8  Mail Service. Over the Common Elements in areas designated from time to time by
the Developer or the Association, in favor of all Owners of Units in the Condominium, for ingress
and egress by U.S. Mail carriers and delivery services and for the maintenance of a United States
Postal Service mailbox to serve the Units.

10.9 Access and Drainage. The Association shall have a perpetual non-exclusive
easement over all areas of the Surface Water or Stormwater Management System for access to
operate, maintain, or repair the System. By this easement, the Association shall have the right to
enter upon any portion of the Property which is a part of the System, at a reasonable time and in a
reasonable manner, to operate, maintain, or repair the System as required by the St. Johns River
Water Management District permit. Additionally, the Association shall have a perpetual non-
exclusive easement for drainage over the entire System. No person shall alter the drainage flow of
the System, including buffer areas or swales, without prior written approval of the St. Johns River
Water Management District.

10.10 Developer’s Reserved Easements. In addition to the foregoing, the Developer
hereby reserves for itself and its successors, assigns and agents a nonexclusive easement over,
across, and under the Land for pedestrian and vehicular ingress and egress and for the installation,
maintenance, and operation of utilities for all purposes, and over the entire Condominium Property
for the performance of work required under any warranty.

Notwithstanding anything to the contrary contained in this Declaration, the provisions of this
Section shall not be subject to amendment by anyone other than the Developer until such time as the
Developer has sold all of the Units in the Condominium held or to be held by the Developer in the
normal course of business.

11.  ASSOCIATION. Inorder to provide for the proficient and effective administration of the
Condominium by the Owners of Condominium Parcels, a non-profit corporation designated as Park
Place Townhouse 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
incidental acts and duties in accordance with the terms of this Declaration and with the Articles of
Incorporation and Bylaws attached as Exhibits G and H, as amended from time to time.

11.1  Restraint Upon Assignment of Shares. = The shares of members of the

Association in the funds and assets of the Association cannot be assigned, hypothecated, or
transferred in any way except as an appurtenance to a Unit or as provided in Section 18.

12
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112 Membership.  All record Owners of Condominium Parcels shall be members of
the Association, and no other persons or entities shall be entitled to membership except for
subscribers to the Articles of Incorporation. Membership shall be established by acquisition of a
legal interest in a Condominium Parcel, whether by conveyance, devise, judicial decree, or
otherwise, and by the recordation in the public records of St. Johns County, Florida, of the deed or
other instrument establishing the acquisition of such interest. Membership shall be subject to the
terms of this Declaration and the Governing Documents.

11.3 Voting. On all matters as to which the membership is 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) natural person, all the Owners
of such Condominium Parcel shall be collectively entitled to the vote assigned to such Condominium
Parcel and such owners shall designate in writing an individual who shall be entitled to cast the vote
on behalf of all the Owners. Such written designation shall be filed with the Association’s secretary
and shall be effective until changed in writing.

11.4  Duties of the Association.  In addition to the duties of the Association set forth in
the Bylaws and Articles of Incorporation of the Association, the Association shall be responsible for
the maintenance, operation, and repair of the Surface Water or Stormwater Management System.
Maintenance of the System shall mean the exercise of practices which allow the System to provide
drainage, water storage, conveyance or other surface water or stormwater management capabilities as
permitted by the St. Johns River Water Management District. Any repair or reconstruction of the
System shall be as permitted or, if modified, as approved by the St. Johns River Water Management
District.

12. COMMON EXPENSES, COMMON SURPLUS, AND ASSESSMENTS. The making
and collecting of assessments against Condominium Parcels for Common Expenses of the
Condominium shall be the obligation of the Board of Administration pursuant to the Bylaws and
subject the following:

12.1 Share of Common Expenses and Common Surplus. Each Owner of a
Condominium Parcel shall bear a proportionate share of the total operating expenses and costs of the
Condominium. Each Owner shall be responsible for a portion of such Common Expenses, and such
share shall be in the percentage of the undivided share in the Common Elements appurtenant to such
Owner’s Condominium Parcel as set forth in Section 7. Any Common Surplus of the Condominium
shall be owned by each of the Owners in the same proportion as their percentage liability for
Common Expenses.

12.2 Determination. The Board of Administration shall propose annual budgets,
including a Common Expense budget, in advance for each fiscal year. These budgets shall contain
estimate of the cost of performing the functions of the Association and the cost of operating the
Condominium. The Common Expenses shall include, without limitation, the estimated amounts
necessary for the maintenance and operation of the Common Elements, including the Surface Water
or Stormwater Management System and work within retention areas, drainage structures, and
drainage easement; replacement reserves, casualty insurance, liability insurance, and administrative
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salaries. The failure of the 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. Budget meetings shall be conducted in accordance with the Bylaws and the
Condominium Act. 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.

12.3  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 occurring 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 without the approval of a majority of
the Owners.

12.4 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.

12.5 Interest, Late Fees, and Application of Payments. The Owner of each
Condominium Parcel shall be personally liable to the Association for the payment of all
Assessments, annual and special, for all costs of collecting delinquent Assessments, and for any
maintenance expense described in Section 8.2. In the case of more than one record Owner of a
Condominium Parcel, each such Owner shall be jointly and severally liable with the other Owners of
such Condominium Parcel for the payment of such Assessments and expenses. Assessments,
expenses, and installments on them which are not paid when due shall bear interest at the highest
rate allowed by the laws of the State of Florida from the date when due until paid. An administrative
late fee in the amount of $25.00 or five percent (5%) of the unpaid Assessment, expense, or
installment, whichever is greater, shall also be due on any late payment. Any payment received by
the Association shall be applied first to any interest accrued by the Association, then to any
administrative late fee, then to any costs and reasonable attorneys’ fees incurred in collection, and
then to the delinquent Assessment or expense.

12.6 Lien for Assessments. The Association shall have a lien on each
Condominium Parcel to secure unpaid Assessments, interest thereon, and all reasonable costs and
attorneys’ fees incurred by the Association incident to the collection process at all levels of the
proceedings. Such lien shall be perfected and enforced in the manner set forth in the Condominium
Act.

12.7 Collection and Foreclosure. The Board of Administration may take such
action it deems necessary to collect Assessments, including bringing an action for damages against
the Owner or foreclosing its lien, and may settle and compromise its claim if it deems such
settlement or compromise is in the best interests of the Association. The Association shall be
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entitled to bid at any foreclosure sale and to apply as a cash credit against its bid all sums due the
Association and covered by the lien being enforced.

12.8  Assignment of Claim. The Association shall have the right to assign its claim
to the recovery of any unpaid Assessments to the Developer, any Owner or group of Owners, or any
third party.

12.9  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. The Association or
its agent may charge a reasonable fee for the preparation of such certificate.

12.10 Assessments on Developer-Owned Units. As provided by Section
718.116(9)(2)(2), Florida Statutes (2005), the Developer shall be excused from payment of
Assessments, annual and special, on Units it owns until April 1, 2007, 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 installments of
annual Assessments shall not exceed $225.00 per Unit and obligates itself to pay any amount of
Common Expenses incurred during the Guarantee Period that exceed Assessments at the guaranteed
level receivable from other Unit Owners.

13.  INSURANCE. Atthe expense of the Owners, the Association shall use its best efforts to
procure and maintain casualty and liability insurance on the Condominium and insurance or fidelity
bonding of all persons who control or disburse funds of the Association. Such insurance shall be
subject to the foregoing conditions and governed by the following provisions:

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

13.2 Insurance Trustee. The Association may name as an insured, on behalf of the
Association, the Association’s authorized representative (“the Insurance Trustee”), who shall have
exclusive authority to negotiate losses under any policy providing property or liability insurance and
to perform other functions as necessary to accomplish this purpose.

Each Owner, by acceptance of a deed to a Condominium Parcel, hereby appoints the
Association or the Insurance Trustee as his attorney-in-fact for the purpose of purchasing and
maintaining such insurance, collecting and disposing of the proceeds therefor, negotiating losses and
executing releases of liability, executing all documentation, and the performance of all other acts
necessary to accomplish this purpose. The Insurance Trustee shall not be liable for payments of
premiums, the renewal or sufficiency of the policies, or the failure to collect any insurance proceeds.

13.3 Casualty Insurance.
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13.3.1 Property Insured.  To the extent such coverage is available at reasonable
cost, in the sole discretion of the Board of Directors but subject to the requirements of Section
718.111(11), Florida Statutes (2005), every hazard insurance policy issued to protect the
Condominium shall be in amount equal to the maximum insurable replacement value, excluding
land, foundation, and excavation costs, as determined annually by the Board of Administration, and
shall provide primary coverage for:

13.3.1.1 All portions of the Condominium Property located
outside the Units;

13.3.1.2 The Condominium Property located inside the Units as
such property was initially installed, or replacements thereof of like kind and quality
and in accordance with the original plans and specifications or, if the original plans
and specifications are not available, as they existed at the time the Unit was initially
conveyed by the Developer; and

13.3.1.3 Any other portions of the Condominium Property that
the Association is required to maintain at the Association’s expense.

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.

13.3.2 Coverage. Such coverage shall, at a minimum, provide protection against:

13.3.2.1 Loss or damage by fire and other hazards covered by a
standard extended coverage endorsement.

13.3.2.2 Flood disaster insurance, if the Condominium is
located in an area which has been officially identified by the appropriate
governmental authority as having special flood hazards for which flood insurance has
been made available under the National Flood Insurance Program (“NFIP”). Such
policy shall, at a minimum, provide coverage in an amount equal to the lesser of the
maximum coverage available under the NFIP for all buildings and other insurable
property within the Condominium (to the extent that such buildings and property are
within an area having special flood hazards), or one hundred percent (100%) of the
current “replacement cost” of all such buildings and other insurable property. 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 Program.
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13.3.2.3 Such other risks as from time to time shall be
customarily covered with respect to condominiums similar in construction, location,
and use, including without limitation vandalism, malicious mischief, and all perils
normally covered by an “all-risk” endorsement.

13.3.2.4 If available, the policy shall include a construction cost
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 of Administration.

13.4  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 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.

13.5 Liability. The Association shall maintain liability insurance in such amounts and
with such coverage as shall be required by the Board of Administration, with cross liability
endorsements to cover the liability of the Owners as a group to an Owner.

13.6 Worker’s Compensation. The Association shall maintain Worker’s Compensation
insurance as required by applicable law.

13.7 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 be
a Common Expense.

13.8 Proceeds. All insurance policies purchased by the Association under this Section
shall be for the benefit of the Association and the owners and mortgagees of the Condominium
Parcels, and shall provide that all proceeds covering casualty losses shall be paid to the Association
or to the Insurance Trustee.

13.8.1 Common Elements. Proceeds on account of Common Elements shall be
held in as many undivided shares as there are Condominium Parcels, the shares of each Owner being

the same as his share in the Common Elements.

13.8.2 Condominium Parcels. Proceeds on account of Condominium Parcels
shall be held in the following undivided shares:
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13.8.2.1 Partial Destruction. When a building is to be restored
pursuant to Section 14.2, for the Owners of the damaged Condominium Parcels in
such building in proportion to the cost of repairing the damage suffered by each
Owner.

13.8.2.2 Total Destruction. When a building is not to be
restored pursuant to Section 13.2, for the Owners of all Condominium Parcels in such
damaged building in proportion to their share of the Common Elements appurtenant
to their Condominium Parcel.

13.8.2.3 Mortgagees. Inthe event a mortgagee endorsement
has been issued as to a Unit, the share of the Owner shall be held in trust for the
mortgagee and the Owner as their interests appear.

13.9  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.

13.10 Owner’s Obligations. Each Owner shall, at his expense, purchase liability
insurance to protect himself against claims due to accidents within his Unit and casualty insurance
on all real and personal property located within the boundaries of his Unit (which is excluded from
the coverage to be provided by the Association pursuant to Section 13.3) and the Limited Common
Elements described in Section 4.3.1. Unit Owners should review the Association’s coverage to
determine whether additional coverage protecting the Unit Owner is advisable. 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. Each Owner shall provide the Association with evidence of his
compliance with this section.

13.11 Qualifications of Insurance Carriers. 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 Seller’s Guide shall be
used.

13.12 Mortgagee’s Rights. Any Institutional First Mortgagee holding a mortgage upon a
Condominium Parcel shall have the right:

13.12.1 to cause the Association to create and maintai