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DECLARATION OF CONDOMINIUM
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+ SALT RUN I CONDOMINIUM

KﬁOW ALL MEN BY TﬂESE PRESENTS THAT:

FLORIDA REAL ESTATE CONCEPTS, a Florida corporation (the
"D;veloper"), hereby submits to condominium ownership pursuant
to Chapter 718, Florida Statues, as amended (the'"Condominium3
Act"), the land and all improvements now existing thereon_
and/or hereafter erected thereon all equipment, furnishings,
and fixtures now or hereafter located thereon (herein the ;
“Property"), located in St. Johns County, Florida, and more
particularly described on- Exhibit A attached hereto.

The Property and any additional property added to the '
condominium by amendment to this Declaration, shall hereafter
be kﬁown as Salt Run I Condominium and shall be éubject to
provisions, restéictions, reservations, covenants, and condi-
tions and easements hereinafter set forth, all of which shall
constitute covenants running with the land, binding upon
owners and lessees of any part of the Préperty, and their

heirs, successors, administrators and assigns.

ARTICLE I
DEFINITIONS

1. Association is Salt Run I Condominium Association,
Inc., a non—érofit Florida corporation organized Eo administer
this condominivm., A copy of the Articles of Incorporation is
attached hereto as Exhibit “B". ' _

2. Dweliing Unit is a Unit as'defineé by the Condominium
Act, subject to the boundary description in Article II of this
Declaration. Unless otherwise stated, the .term Unit used
herein means a Dwelling Unit.

3. Condominium Parcel is a Dwelling Unit in this

condominium together with the undivided interest in the Common
Elements appurtenant thereto and an undivided share in the

Common Suxplus, and includes an oBligétibn'to bear a portion

"of the Common Expenses.
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4. Owner is the person or entity owning in fee simple a

Condominium Parcel.

5. Condominium Property is all of the property subjected

to condominium ownership.

6. Common Elements are all of the Condominium Property
except the Dwelling .Units and shall include but not be limited
to: I

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

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

{(ec) All structural beams, posts and members within a
Unit and an easement of support in every portion of a Unit which
contributes to the support of the building;

{(d) All utility lines, equipment and installations
which serve more than one Unit or the Common Elements;

{e) All parking areas, driveways, sidewalks and
entranceways and_all other means of egress and ingress to the_
Condominium Propexty;

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

(g) . All personal property located on the Property uséd
fo£ the maintenance and operation of the condominium and for the
common use and enjoyment of the Owners except personal property

owned by Unit Owners.

7. Common Expenses are: .

(a) Expenses of administration, insurance, maintenance,
operation, repair and replacemept of the Common Elements and of
the portions of the Units to be maintained by the Association and
costs of carrying out the powers and duties of the Asscciation,
ir.acluding professional fees -and expenses.

(b} Expenses declared Common Expenses by provisions of

this Declaration or the Bylaws.
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any other parcel of real property subject only to the ptovxsxons

exclusive possession of his Unit subject to the provisions of

of each part of the Unit.
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(c) Any valid charge against the Condominium
Property as a whole..

8. °~ Common Surplus is all amounts held by the Association

in excess of estimated current operating'expenses and reserve

funds,

9. Beard of Directors is the Board of Directors of the

Associatxon which shall have the powers and duties specifled

in the Bylaws of the Association, a copy of which is attached

hereto as Exh;bzt .

Garage Units.:

spaces numbered G-1 thru G-9 shown on Exhibit A.

10. Each of the nine covered parking

Only owners

; :

of Dwelling Units may own Garage Units.

ARTICLE IIX
DESCRIPTION oF CONDOHINIUﬂ

The Developer is convertlng to condomxnxum the twenty—51x
-(26) Dwelling Units and nine (9) Garage Units descrlbed in
Article IV hereof and in Exhxbit A on the land descrlbed in

Exhibit A. FEach unit will have a8 an appurtenance thereto the

percentage owhiership in the Common Elements stated in Article
Iv. '

ARTICLE IXII
OWNERSHIP OF UNITS AND BOUNDARIES

3:1 Each Unit together with all appurtenances thereto,
shall, for all Purposes, constitute a Separate parcel of
real property which may be owned in fea: simple and which may

be conveyed, transferred and encumbered in.the same manner as

of the Condominium Documents and other covenants, restrictions

and easements of records. Each Owner shall be entitled to

the Condominium Documents.

3.2 The boundaries of each Unit shall be determinad as
follows:

(a) The upper horizontal boundary shall be the

lower surface of the unfinished cexlxng of the uppermost level
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(b) The loweé horizontal boundary shall be the
plane or upper surface of the unfinished floor of the lowest
floor level of each part of the Unit.

{c) The vertical boundaries shall be the interiors
of the boundary walls of the unit.

3.3 The boundaries of each Garage Unit shall be verti-
cally from the pavement up to the bottom of the roof suppo}ts
and horizontally between the vertical planes running from the
support columns to the inside of the rear wall of the structure.
The roof and exterior walls, as well as all equipment and
conduits are Common Elements.

3.4' No unit may be subdivided.

ARTICLE IV

UNITS AND APPURTENANCES

- The Units aré identiFied below by number. Each Unit
shall include the following as appurtenances, whether or not
separately described, which shall pass with that Unit whenever_
it is conveyed: . .

4.1 Common Elements, Common Surplus and Common Expenses.

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

Dwelling Units. Each Dwelling Unit shall own the

JAnterest in the Common Elements and the Common Surplus, stated

below. "The Units initially included in this Condominium
ares: - '
COMMON ELEMENTS AND EXPENSES

Percentage of Common

REE 487 20660

Dwelling Elements, Common
Unit Surplus and Common
Number Type ’ Expenses
1A 2 Bedroom/1-1/2 Bath Townhouse 4.55%
2a 2 Bedroom/1 Bath . 4.00%
A 1 Bedroom/1 Bath - 3.20%
4A 2 Bedroom/1 Bath 4.00%
5A 2 Bedroom/1 Bath . 4.00%
6A 2 Bedroom/1-1/2 Bath Townhouse 4.55%
7a 2 Bedroom/1 Bath 4.00%
8A 2 Bedroom/1 Bath 4.00%
9A 1 Bedroom/1 Bath 3.20%
10A 2 Bedroom/1 Bath 4.00%
4
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Percentage of:- Common

COMMON ELEMENTS AND EXPENSES

Dwelling Elements, Common
Unit . Surplus and Common
Numbex - Iype . - Expenses
1B 2 Bedroom/1-1/2 Bath Townhouse . 4.55%
2B 2 Bedroom/1 Bath . i . 4.00%
3B 1 Bedroom/1 Bath 3.20%
4B 2 Bedroom/1 Bath : > 4.00%
5B 2 Bedroom/1 Bath 4.00%
6B 2 Bedroom/1-1/2 Bath Townhouse - : 4.55%
78 2 Bedrxoom/1 Bath 4.00%
88 2 Bedroom/1 Bath 4.00%
9B 1 Bedroom/1 Bath 3.20%
10B 2 Bedroom/1 Bath 4.00%
1C 1 Bedroom/1 Bath 3.20%
2c 1 Bedroom/1 Bath . 3.20%
3c -1 Bedroom/1 Bath 3.20%
4c 1 Bedroom/1 Bath 3.20%
5C 1 Bedroom/1 Bath 3.20%2 ;
6C 1 Bedroom/1 Bath ) -~ 3.20% <
Garage Unit-
G-1 ’ 0.20%2
G-2 : . . 0.20%
G-3 .~ 0.20%
G~4 : ’ 0.20%
G-5 . 0.20%
G~6 . 0.20%
G~7 0.20%
G-8 0.20%
G=9 . 0.20%
TOTAL 1 .00%

Each Owner, the Developer and the Association may use
the Common Elements for the purposes for which they are maintained
but no such use shall hinder or encroach upon the lawﬁul rights
of other Ouwners. The Common Elements shall remain undivided
and no Owner or any other person shall bring any action f;r
partition or division of the whole or any part thereof. Shares
of Owners in the Common Blements may be altered only by amendment
of the Declaration éxecuted by all the Unit Owners. No such
change shall materially affect the lien of a prior récorded
mortgage without the consent of the mortgagee.

4.2 Townhouses. Each of the four townhouses (1A, 6a, 1B
ana 6B) shall, subject to the rights of the Association, have

exclusive use of the attic space above the townhouses.

4.3 Membership in the Association. Ownership of a Unit

shall entitle the Owner "to membership in the Association and
an interest in the funds and assets of that corporation equal to
his percentage interest in the Common Elements.

4.4 Voting Rights. Each Ownexr of a Dwelling Unit shall
have a vote in the Association equal to the number of Dwelling

5
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Units he owns. There are no voting rights attributable to
Garage Units. .
4.5 Easements. Each unit shall have as an appurtenance
the following easements.

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

(b) EBasement through all Common Elements for ingress,
egress, ma;ntenance, repair and replacement.

{c) Easements thrauéh Units for maintenance, repair
and replacement of the Unit and Common Elements and for other
necessary purposes. - Such access shall be only during reasonable
hours except in case of emergency.

ARTICLE V
DEVELOPER'S UﬁITS AND PRIVILEGES

5.1 Right to Owm and Sell. Notwithstanding anything

herein to the contrary, the Developer (which term shall include.
its officers and directors) has the irrevocable power to sell,
lease or rent Units to any person. Developer shall ha&e the
right to transact on the Condominium Property any business
necessary to consummate the sale, lease or rental of bnits,
including but not limited to the right to maintain models, have
signs, maintain an office and employees on the Property and use
the Common Elements to show Units. & sales and rental office,
sign; and all items pertaining to sales and rentals shall not be
considered Common Elements and shall remain the property of the
Developer. .

5.2 Assessments Against Unbuilt or Unsold Units.

(a) The Developer shall not be obligated to pay, nor

shall there be any assessment against any Unit until a Unit has been

offered for sale.

(b) The Developer may elect to guarantee to purchasers
of Units that assessments for Common Expenses during any stated
period of time shall not exceed a specified dollar amount and
that Developer shall pay any Common Expenses in excess of the
qguaranteed level. If Deveiober elects to do so, this guarantee
shall be made a part of the documents provided to purchasers
prior to closing, as required by Florida law, or may be made by

6
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separate agreement between the Developer and not less than a
majority of Unit Owners other than the beveloper. Should the
Developer elect to make such a guarantee to Unit bwners, the
Developer shall be exempted from liability for Common Expenses
attributnple to Units owned by the Developer, éuring the period
of the guarantee,

If the Developer elects not to make such a guanantee, then
it shall éay the Common Expenseé attributable to Units owned by
the Developer.

5.3 Right to Change, Divide or Combine Units.  The Developer

reserves the right to change the interior design and arrangement
of, and to divide or combine one or more Units or portions- i I
thereof at any time prior to the sale-of such Units by the
Developer, provided that the share of thé Common Elements,
Expenses and Surplus abplicable to such divided or combined

Unitn shall include all of the shares of oﬁnérship interest

in the Common Elements and Surplus attributed to the Units‘
affected. .

5.4 Easement for Access and Utilities. The Developer

expressly reserves a petpetual easement for ingregs and egress
for all uktility installation and maintenance over, across and
undex all the roadways and parking areas as shown on. Exhxbxt
A.

5.5 Developer's Right to Manage. Develaper héreby re—

sérves unto itself the right to manage all of the affairs of

this Condominium and all of the affairs of the Association
including naming all directors and‘officers of the Association as
long as the Developer owns more than eighty-five percent (853) of
the-Units in the Condominium. Thereafter, the Unit Owner shall
be entitled to elect directors of the Association as specified

at this time in Section 718.301, Florida Statutes.
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5.6 Prohibited Actions. So long as the Developer is the

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

{a) Assessments of the Developer as a Unit Owner for
capital improvements;

{b) Any action that would be detrimental tg the sale
of Units by the Developer; provided, hoﬁever, that a uniform
increase in assessments for common expenses without discrimination

against the Developer shall not be deeméd detrimental.

ARTICLE VI

. THE ASSOCIATION

6.1 Duties. The Association shall administer, manage,

maintain and repair the Condominium and the Condominium Property

(except for the portions of Units to be maintained and repaired

by Owners).

6.2 Members and Voting. All persons owning a vested °

present inéerest of record in the fee title to any Condominium
Parcel. shall automatically be members:of the Association and
their respective membership shall terminate as their vested
interest in the fee title to the Condominium Parcel terminates.
Memberéhip in the Association cannot be transferred, assigned ox
pledged in any manner except as an appurtenance to the respective
unit:

6.3 Powers. Each owner shall be entitled to one vote
in the Association for each Caondominium Parcel owned by him,
which. shall be exercised only by that Owner:- or his proxy. If a
person owns more than one Unit, he shall be entitled to one vote
for each Unit owned. In.the event a Unit is owned by more than
one person or by a corporation, trust or other entity, the
individual entitled to cast the vote for that Unit shall be
designated by a certificate f£iled with the Secretary of the
Association and signed by all joint owners of the Unit or by an
authorized agent of the corpbration or other entity. The Associ-

ation has all of the rights and powers available to a non-profit
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corporation unde; the laws of the State of Florida, and the
powers created by the Condominium Act, the rights, powers and
duties accorded to it by this Declaration. I

6.4 Expenses. All expenses of the ASSQeLation shall
be assessed as Common Expénses of the Owners, as provided in the

Bylaws.

ARTICLE VIXT

MAINTENANCE, ALTERATION AND REPAIR

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

7.1 Association. The Association shall m;intain, reﬁair'
and replace:. )

(a) All Common Elements, ircluding but not limited
to all boundaxy walls of éhe Units except inperior surfaces, all
portions of the Unit contributing to the support of the building,
the outside walls oFf buildings, floor and ceiling slabs, load
bearing wa;ls, and floor slabs of patios, and all fixtures on the
exte;iot.

(b) All conduits, ducts, plumbing, wiring and other
facilities for the furnishing of utility services to the Units,
except kthose facilities which are the responsibility of the

' dwners to maintain, and all facilities contained within a Unit
that service parts of the condominium other than Units in which
they are contained. .

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

The Associétion shall have access to each Unit duxing reason-
able hours as may be necessary for repair or maintenance of any
Common Elements located therein or accessible therefrom and shall
have such rights of access in emergencies as are necessary to

prevent- damage to a Unit or to the Common Elements.
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7.2 Ouner. The Owner shall: REc 5‘187 2866
(a) Maintain, repair and replace all portions of
each Unit except the portions to be repaired and replaced by the
Association. The areas to be maintained by the Qwners shall
include but not be limited to:
(i) Heating and air-conditioning
equipment within the Unit, and the ducts,
pipes, wiring, controls, and other appa-
ratus serving only that Unit, even though
located outside the Unit boundary. )
(ii) All kitchen and bathroom Ffix- B
tures, apparatus and equipment.

(iii) All electrical, plumbing, tele~ - ‘il

% den s

phone and television fixtures, apparatus,
equipment, outlets, switches, wires, pipes,
and conduits within the unfinished surfaces
of the boundaxy walls of the Unit, and any
such items serving only one Unit, even
though located outside the Unit boundary.
{iv) . All doors within the unit in-

cluding those which open to the Unit from
an entranceway or the outside, interior
Qalls and_partitions, wall decorationé
and builtfin furniture, windows, and window
apparatus and glase, sliding glass doors,
screens and screen supports.
i " (b) Not install any mechanical equipment which }
causes annoyance to the occupants of other Units. .
(c) Not paint or otherwise decorate or change any
portion of the exterior of the Unit building.
(d) Promptly report to the Association any defeﬁts ’
or need for repairs for which the Association is responsible.
If the Owner shall fail to commence and diligently pursue
the maintenance and repair required by this paragraph within ten . i

(10) days after receiving written notice of his failure to do so

10
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from the Association, the Association shall have the right to
make such repairs, maintenance or replacement at the expense of
the Owner. If the Owner fails to reimburse the Association for
such expenses upon demand, the Association shall.havg a lien for
such expenses upon that Owner's Condominium Parcel.

7.3 Alterations and Improvements. Neither an Owner

nor the Association nor any other party (except the Developer as
specifically éet forth herein) shall make any alteration or
additions or removals in the portions of a Unit that are to be
ﬁaintained by the Association or do anythng“thét will jeopardize
the safety or soundness of the building or impair any easements
without first obtaining unanimous appro;al in writing of the
Owners and mortgagees of record qf all Units in which such work
is to bé done and of the Board of Directors of thé Association.
A copy of plans for such work prepared by an:architecp licensed
to practice in Florida shall be filed with the Association prior
to the start of any such work, the cost of which exceeds $5,000.00.
Alterations, additions or removals to the Common Elements may be
made upon the approval of the Owners of two-thirds (2/3) of the
votes in the Association.

7.4 Reconstruction or Repair After Casualty.

(a) Determination to Reconstruct or Repair: If. any

part of the Condominium Property shall be damaged -by casualty or
taken by Eminent Domain, the Board of Directors shall determine
as to each Unit whether or not it is tenantable after the casuaity.

If Units to which Eifty percent (50%) or more of the Common Ele~

.ments are appurtenant are found to be tenantable, the damaged

property, except the Units and Common Elements completeiy taken
by Eminent Domain, éhall be reconstructed or xepaired as pro-
vided herein. TIf Units to which less than £ifty percent
(50%) of the Common Elements are appurtenant are found to be
tenantable, the Board of Directors shall:
{i) Obtain reliable and detailed
estimates of the coéts to rebuild or repair,
and the amount of insurance proceeds avail-

able to pay such costs.

11
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(ii) Give all Owners notice of the
casualty, specifying the above information,
and calling a meeting of Owners to be held
within thirty (30) days'from the date of
the notice.
At the meeting, the Owners shall consider whether to
repair or replace the damage or to terminate the Condominiqm. If

Owners of sixty-six and two-thirds percent (66-2/3%) of the votes

- N
38 487 =668

of the Association vote to repair or replace the damaged property, '

it shall be repaired or replaced. Otherwise, the Condominium °
shall be terminated without agreement as provideﬁ in Article
VIII, Paragraph 1.

(b) Responsibility. The responsibility for recon-
struction and repair after casualty, shall be the same as for

maintenance and repair of the Condominium Property and the

Association shall have the same rights as therein ptovideé

{Article VII, Paragraph 2) to make repairs whigh are the respon-
sibility of an Owner if that Owner Ffaile to do so.

(c) Proceeds. If the damage or taking is to be
fepaired, the Association_sball make available the proceeds of
insurance or from Eminent Domain as provided herein to repair or
replgce the damage. ;f the proceeds are not sufficient to
reconstruct and repair the damaged property, assessments shall bel
made against the Owners responsible for the repair, in sufficient
amounts to provide funds for payment of such costs. Assessments
for repair of a particular Unit shall be made against the Owner
of that Unit. RAssessments for repair of Common Elements shall be
made against Owners in proportion to each Owner's share in the
Common Elements.

{d) Disbursements of Funds. If the amount of the

estimated costs of reconstruction and repair is less than
$10,000.00 and does not involvé damage to structural parts of a
building, the Board of Directors shall disburse Funds for repair
(1nsuraﬂce prdceeds plus assessments) immediately upon their
receipt. If the amount is $10,000.00 or more, or involves damage
to structural parts of a building, funds shall be disbu;sed‘by ‘
the Board of Directors:

12
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(i) Only after the Board of Directors
has approved the contractor CQ‘perform t@e
repaié work and the terms of the repair con-
tract; . )

(ii) Only to the extent that work
is, in the judgement of the Board of Di-
rectors, satisfactﬁrily completed.
'Funds to repair damages for which the individual Owner

is responsible shall be disbursed directly to that Ownef, unless

there is a mortgagee endorsement as to any part of the insurance

proceeds in which event such insurance proceeds shall be disbursed

jointly to the Owner and the mortgagee. All such disbursé;ents
shall be received in trust for use in the repalr or replacement
of the.damaged Unlt, All funds to repair damage for which the
Assocliation is responsible shall be disbursed directlQ by the
Association for such repairs or replaceménts. '

It shall be presumed that the first money disbursed in
payment of costs of reconstruction and repair shall be from
insurance proceeds. If funds remain after payment of all costs
of the reconstruction and repair, they shal}l be distributed to
the beneficial owners, except that distributions of insurance
proceeds to Owners whose mortgagees have a mortgage endorsement
as to the insurance proceeds shall be made payable jointly to.the
Owner and the mortgagee. .

7.5 Garage ﬁnits. Owners of Garage Units shall maintain
the interior areas of their Garage Unit. The Association shall

maintain the exterior and the roof.

ARTICLE VIIXI
) INSURANCE
The Associgﬁion shall obtain and maintain policies of in-
surance covering the Condominium Property and the real property
of the Unit Owners. Subject to the following, the Board of
Directors shall ﬂave discretion in obtaining such policies:

8.1 Casualty Insurance. The Association shall obtain

casualty_insurance covering all buildings, improvements and

13
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personal proéerty included in the Common Elerﬁégtsél%?awﬁgﬁz(lt
equal to its maximum insurance value, if desirable, with deduc—
tible prov;sions against loss or damage by fire and other hazards
covered by standard fire and extended coverage policies and such
other risks including, but not limited to, flooding, vandalism
and malicious mischief and such other insurance for the Associ-
ation as is desirable. ‘

8.2 Public Liability Insurance. The Association shall

obtain insurance insuring the Association and each owner against
liability for accidents occurring on any of the Condominium
Property. |

8.3 Premiums.. Premiums for insurance policies purchased
by the Association shall be paid by the Association as a Common
Expense, except that any increase in premiums caused by use of a
Unit for phrposes other than as a residence, or by misuse,
occupancy or abandonment of a Unit shall be assessed against the
responsible Owner. If reéuested to do so, the Association shall
furnish evidence of payment of premiums to Owners or mortgagees.

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

8.5 Association as Agent. The Association is irrevocably

appointed agent for eagh Owner and for each mortgageg ox other
lienholder and for each owner of any other interest in the
Condominium Property to adjust all claims, affecting the Common
Elements'arisinq under insurance policies puxchased by the
Association and to execute and deliver releases upon payment of
claims.

8.6 Notice of Ackions. 1If any action shall be brought

against the Association which might result in a judgment for an
amount greater than the insurance cﬁverage carxied by the
Association, then.the Association shall promptly notify the Unit
Owners and they shall have the right to intervene and defend

their interest.

14
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COMMON EXPENSES: ASSESSMENTS AND LIENS

9.1 Common Expenses. Each Unit Owner shall pay his

portion of the Common Expenses for thé Condominium and the
Associaﬁion. _ ’

9.2 Budget. The Board of Directors shall approve annual
budgets of projected expenses for each fiscal year and assess
each Owner for his proportionate share oE such expenses: provided,
however, that so long as the Developer is in control oE the
Board, it shall not, without the consent of a majority of Unit
Owners, impose an assessment for any year which is greater than
one hund;ed £ifteen perqent (115%) of the amount for the ppeviodé
fiscal year: I . h

9.3 Payment. ‘Each Unit onner's assessment for his Con-
dominium Parcel shall be due and payable to the Association in
twelve (12) equal monthly installments in advance unless some
other less frequent payment schedule is adopted by the Board of
Directors. If necessary to cover unanticipated expenditures
which may be incurred during tne Eiécal year; the Board of
Directors may levy special assessments against Unit Owners in
proportion to their share of the Common Expenses. In addition,
the Board of Directors may assess Owners for certain expenses
attributable §01e1y to their Unit. Such assessments may.be for
costs specifically provided herein ‘(such as reconstruction
or repair after casualty) or may be in the discretion of the
Board of Directors. '

9.4 Liens and Late Chargeé. Any assessments provided for

in this Declaration which are not paid when due shall bear
interest from the due date until paid at the maximum rate allowed
by law or such-lower rate as the Board of Directors shall
determine, shall be subJect to a late charge as may be set and
uniformly appl1ed by ‘the Board of Directors and shall entitle

the Association to an attorney's fee in the colléction thereof.
The Association shall have a lien dn each Condominium Parcel as

provided in Section 718.116, Florida Statutes, and any amendments
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thereto for any assessment, interest, late charge, expenses, and
attorney's fees provided fo; in this Declaration. Such liens
shall not attach until a notice of lien is recorded in the public
records of the County in which the Property is located, and a
copy thereof is furnished to the recoxrd Owner. of the Condominium
Parcei. In addition, the Association shall have all other
remedies provided by the Condominium Act and other applicable
laws for the collection of the above, or the enforcement of its
lien. The Board of Directors may require Owners to maintain a
minimum balance on deposit with the Aséociation for working

capital and other contingent expenses.

ARTICLE X
USE_RESTRICTIONS

The Condominium Property shall be used for residential pur—

-poses only, subject to the following:

10.1 Lawful Use: Nuisances. All Owners and occupants

of Dwelling Units shall comply with all applicable laws, ordinances

and regulations‘of all governmental bodies having jufisdiction
over' the Condominium Property. WNo nuisances shall be allowed on
the Condominium Property, nor any use or practice which annoys
or in;erferes with residents. No loud or objectionable noises or
odors which may disturb adjacent Units shall be permitted. Aall
parts of the Condominium Property shall be kept in a clean and
sanitary condition, and no rubbish, refuse:or garbage a119wed to
accumulate, nor any fire hazard allowed to exist. No Owner shall
make oxr permit any use of his Condominium Parcel which will
increase the rate of insurance upon the Condominium Property.

10.2 Pets. All pets which are outside of a Unit shall at
all times be on leashes and accompanied by their Owner. Pets may
be curbed only in designated areas. The sizé and number.of pets
may be controlled by rules and regulations adopted by the Associ—~
ation. ‘

10.3 Parking. All parking areas other than Garage Units

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

16
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No boats, trailers, trucks or recreational vehicles may be kept
or stored in any such areas without the prior written approval

of the Association.

10.4 Rules and Regulations. The Board of Directors shall

adopt reasonable rules and regulations for the.use'of the Condo-
minium Property which may be amended from time to time, provided
that the rules and regulations do not conflict with this Decla-
ration or the Bylaws of the Assoeiatien. The Association shall

furnish copies of the rules and regulatxons to all Owners and

residents of the Condominium. The Board of Directors may enforce
the regulations by reasonable means xncludxng imposing fines
which shall become assessments against the Unit Owners. aly
Owners and residents shall abide by the rules and requlations and
Bylaws of the Association. The Board oE Dlrectors or its desig-
nated agent shall have the right, without a breach of the peace,
to enter any Unit after reasonable advance notice at any reason-

able time to determine compliance with the Condominium Act, this

R b S e s e B s 8

Declaration, the Bylaws and the regulations of the Association.
10.5 Signs. No signs, other than those of Developer,
shall be displayed from a Unit or on the Common Elements except

those which have advance written approval from the Assoclatxon.

ARTICLE XX
TRANSFER OF UNITS
To ‘maintain the Condominium as a community of congenial
residents, the transfer of all Units, other than those owned by

the Association or the Developer, its officers or directors,

MLy S e e e e 04 o e B M e e tem b a5 n e
1

shall be subject to the following restrictions:

ner,

A. DWELLING UNITS

11.1 Transfers Subject to Approval. ALl transfers of

T

a Condomxnium Parcel or any interast therexn (1nc1udxng without
limitation sales, leases, assignments or other transfers) shall

be subject to the approval of the A55001ahion, which shall act

= o8 208 Rerewn r

through the Board of Directors, except the followxng-

. . <
.
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(a) Transfer of a Condominium Parcel of interest
therein by gift without consideration; and .
{b) Transfer of a Condominium Parcel of interest
therein by devise or intestate succession.
11.2 Notice. An Owner desiring to sell,_convey, lease
for a period of moée than one {1) year, or othexwise transfer °
his Condominium Parcel (the Transferring Owner) shall first
give the Board of Directors writteq notice of the proposed
transfer specifying the name and address of the intended trans-—
faree, his business or occupation, finéncial and character
references, the texms of the proposed transfer including copies
of contracts providing for the transfer, and such other infor-
mation as the Board of Directors may reasonably request (all such
information is herein. called the "Notice"}.

11.3 Options of Association. The Board of Directors have

thirty (30) days from receipt of the Notice to hold ‘a meeting
and either approve or disapprove the transfer. If the transfer
is approved, the Board shall promptly furnish a certificate of
approval to the Transferring Owner and the transaction shall be
consummated as stated in the Notice. If the transaction is not -
so consummated, then the approval shall terminate. If the Board
disapproves the -transfer, the Association shall have the follow-
ing options: i

(a) If the proposed transfer is a sale, the Associ-
ation shall either purchase the Transferring Owner's interest in
the Parcel upoﬁ.the same terms as.provided in the Notice or
assign such right Eo a third party.

{(b) Xf the proposed transfer is a lease, assignment
or transfer other than a sale, the Association may acquire the
Transferring Owner's interest on the same terms as stated in
the Notice, assign its rights to acquire the Transferring Owner's
interest or reguire that the transfer not be made.

Upon election of its options, the Board of Directors shall

give written notice of its election to the Transferring Owner.

18
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If the election is other than that a transfer other than a sale
not be made, the transfer to the Association or its assignee
.shall be closed within thirty (30) days thereafter, or on such
later date for closing as may be specified in the Notice, upon -
the same terms as stated in the Notice. The Board of Directors
shall have authority to obtain’ a mortgage or ether‘financing to
make assessments proportfonately upon the Owners and to do other
acts as may be neeessary to close and consummate the transfer of
the Condominium Parcel to the Association. ‘

11.4 Failure to Notify. TIf the Board oE dxrectors fails to

give the Transferring Ouwner any notice w1th1n thirty -(30) days
after it receives the Notice, the Transferring Owner may proceed
to close the proposed transfer with‘the named transferee only, at
any time within the next ninety (90) days at the price and on the
texms stated in the Notice. The Board shall within a reasonable
time. after the transfer furnish to Ehé,transferee e certificate
of approvel of the transfer which he may record in the public
recoxds of the county in which the property is iocated, at his
expense. If the Transferring Owner fails to close the transaction
within the ninety (90) day period, upon the terms stated in the
Notxce, his Condomininm Parcel shall again become subject to the

Association s right of approval as herein provided.

11.5. Form of Documents: Assoeiahion Expenses. No Owner
shall enter into any contract or other document providing for
transfer of any interest in a Unit unless such document specifi-
cally provides that the transfer is subject to the rights of the
Association contained in this Article, and further provides that
the contractlng parties shall indemnify ‘the Association agaznst
any costs or expenses, including reasonable attorney's fees at
trial or upon appeal, incurred by the Association and arising
out of such documents, or disputes relating thereto. If any
Owner fails to include such prnvisions in any contract or other
document, that Owner éhall so indemnify the Assoeiation, and the
Association shall have a lien upon that Owner's Unit for its costs
and expense, including reasonable attorneys fees at trial or upon

appeal.

19
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All deeds, leases or other instruments by which any interest
in a Condominium’ Parcel is transferred in a transaction subject
to this Article shall expressly provide that the transferee shall
comply with all the rules and regulations of the Association and
the terms of this Declaration so long as he owns any interest in
the Condominium Parcel, and that he shall not sell, lease or
otherwise transfer his interest in the Condominium Parcel without
first granting to the Association the séme Eights as are contained
herein.

11.6 Costs. No fees shall be charged in connecion with
approval or disapproval of any transfer of a Unit, except that an
Owner required to give the Notice, ma#y be required to pay the
expenses of the Association in obtaining a credit feport upon the
praspective purchaser. Such expenses for which the Owner is
responsible shall not exceed f£ifty dollars ($50.00).

11.7 Unauthorized Transactions. If any Owner shall attempt

to transfer any interest in his Condominium Parcel without
complying with the foregoing provisions, the Association shall
have all of the remedies provided herein or under the laws of the
State of Florida, including without limitation, the right to
specific performance of the right of first refusal, and the right
to injunctive‘relief preventing the proposed transfer. The
Association shall also have the right to purchase or acquire the
transferred interest from the new Owner, upon the same terms and
conditiong as those by which the new Owner acquired such interest.
If the Association elects to exércise this right, it méy require
the purchase; or lessee to convey.his interest in the Condominium
Parcel to the Association or its duly selected assignee, upon the
terms and conditions herein set forth.

11.8 Exceptions. The foregoing provisions of this Arxticle
shall not apply to a transfer to or purchase by a mortgagee of
record which acquires its title as the result of foreclosure of a
mortgage, whether the title is acquired by deed from the mortgagor,
his successors or assigns, or through foreciosure proceedinés;

nor shall such provisions apbly to a transfer, sale or lease by
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that mortgagee. 1In addition, the foregoing provisions shall not
require approval of a purchaser who acquires title to a Condo-
minium Parcel at a duly advertised public sale with open bidding
which is provided by law, including but not limited to execution:
sale, foreclosure sale, Judiclal sale or tax sale.

B.  GARAGE UNITS

11.9 Ownership. A Garage Unit may be ‘owned only by
a Unit Owner. If a Unit Owner who owns a Garage Unit conveys

his Unit (and does not own another Unit) without conveying his

~ Garage Unit, the Asscciation shall require the former Unit

Owner to convey the Garage Unit to the Association.
. g
ARTICLE XIX

AMENDMENTS TO DECLARATION

The rights of Developer in Article V and any other article
in this Declaration affecting the rights of the.Developer shall
not be subject to amendment without the consent'of the Deueloper,
and snall not be subject to the provisions;of this Artiecle XII.
Article XITT entitled ﬁTermination“_may not be amended without
the consent of all owners and mortgagees of record. Except as
provided in Article IY, Paragraph 2, no amendment shall change
any Unit or its appurtenant share in the Common Elements unless
the Owner and all mortgagees of record shall join in the execution
of the amendment. No amendment‘may change Article VIII entitled
"Insorance® nor Article VII, Paragraph 4, entitled "Reconstruction
or Repai; After Casualty", unless all mortgagees of record shall '
join in the execution of the amendment.

Sub]ect to the above provisxons, this Declaratxon of Condo-
minium may be amended as follows: . )

"1. Until the election of a majority of the Board of
Directurs by the Owners, this Declaration may be amended by vote
of all of the Boaid of Directors provided that the amendment does
not inerease_the number of Units nor alter the boundaries of the
Commeon Elements. In that event, the amendment must be approved
by two-thlrds {2/3) of the votes of the Owners regardless of- .
whether the Owners have elected a majority of the Board of
Directors.

21
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2. After the election of a majority of the Board of
Directors by the Owners, this-Deelaratién may be' amended at a
meeting of the members of the Association. Amendments may be
proposed by the Board of Directors or by individual members of
the Association. 'Proposals shall be submitted in writing to the
President of the Association who, upon receipt, shall call a
meeting of the Association to consider the proposed amendment.
The meeting shall be held within thirty (30) days after receiptk
by the President of the proposed amendment. Nokice of the
meeting specifying the proposed amendment shall be fu?nished in
accordance with the Bylaws of the Association. At the meeting,
the'proposed améndment shall be adopted if approved- by notuless
than seventy-five percent (75%) of the votes of the entire
membership of the association.

"After adoption of any amendment pursuant to this Article,
the officers of the Association shall execute and record in the
public records of the County in which the Property is located, a
certificate certifying that the amendment was duly adopted. The
amendment shall be effective when the certificate and a copy - of

the amendment are duly recorded.

ARTICLE XIIX
TERMINATION
The Condominium may be terminated in the Eollowing ways:

1. . Destruction. In the event it is determined pur—

suant to Article VII, Paragraph 4a, that the Condominium buildings

shall not be reconstructed, the Condominium will be thereby
terminated without ;greement of the Owners and mortgagees of
record. .

2. DAgreement. The Condominium may be terminated by
the approval in writing of ail of the Owners and mortgagees of

record.

3. Termination by Purchase of Dissenting Owner's Units.

If members holding a majority of votes in the Association desire

termination, they may make a written request to the President of
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the Association for a meeting of the members.to consider termi-

- nation. Notice‘of the meeting shall be furnished as provided in
the Bylaws. If the termination is approved at: the-meeting by a
vote of not less than seventy-five percent (75%) of the votes of

the Owners, and if the conZent of all mortgagees on record is

obtained in’ wrxting not later than sixty (60) days from the date
of the meeting, then the approving Owners shall have an option ko
buy all (but not less than all) of the Condominium Parcels of the .
non-approving Owners for the period ending on the sixtieth (60th)
day from the date of the meeting. Approval of termination by an
Owner at such a meeting shall be irrevocable until the expiration
of the option, and if the option is exerc;sed, the approval
shall be 1rrevocab1e. .

' The above option shall be exercised by delivery of the
following instruments in person or by regzstered mail to each
Owner of the Condominium Parcels to be pupchased,_

(a) A cert;ficate executed By the

L TSR T LRI KR W G

. President and Secretary of the Association
certifying that éhe option to purchase has
‘been exercised as to all COndominium Parcels
owned by non-approving Owners. The certi-
ficate shall state the names of the Oweers
exercising the option, the Parcels owned by _
it Fhem and the"Pareels being.purchased by each

of them. "

. (b) An agreement to purchase upon the

terms herein stated, the COndominium Parcel

of the Owner receiving the notice, whzch

agreement shall be signed by the purchasing

Owner. ’ -

The przce for each Condominium Parcel purchased pursuant to
th1s Article shall be its fair market value determined by agree-
ment between the seller and purchaeeq within thirty (30) days
from the delivery or maiiing of the items'speeified.above., In

the absence of agreement as’ to price, it shall»be determined by

<l v
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arbitration in accordance with Article XIV below; and the then
existing rules of the American Arbitration Association, except
that the arxbitrators shall be two appraisers appointed bf'the
American.Arbitration Association. If the appraisers cannot reach
agreement upon the market value of the Condominium Parcel, then
the market value shall be the average of the values reached by
the two appraisers. All judgement of specific performance of the
purchased based upon the determination‘of the arbitrators may be
entered in any court of competent jurisdiction. The expense of
the arbitration shﬁll be paid equally ﬁy the purchaser and
seller. The sale price shall be paid in cash, or upon terms
approved by the seller and the Association and the sale shall be
closed within twenty (20) days following the determination of
the sale price. The closing of the purchase of all. the Condo-
minium Parcels subject to the above option shall effect a
termination of the Condominium without further act except the
filing of a certificate herafter required. ‘
4. Certificate. The termination of the Condominium in
any of the foregoing ways shall be evidenced by a certificate of
the Association executed by the President and Secretary certi-
fying as to facts effecting the termination, which certificate
shall become effective upon being recorded in the public records.

5. Shares of Owners After Termination. After termination

of the Condominium, the Owners shall own the Condominium Property
and all assets of the Association, including the xight to insure
proceeds, if any, as tenants in common in undivided shares, and
their respective mbrtgagees and lienors shall have mortgages and
liens upon the respective undivided shares of the Owners. Such
undivided shares of the Owners shall be the same as the undivided
shares in Common Elements appurtenant to the Owners' Units prior
to the termination. Following termination, any Owner may request
distribution to him of his proportionate share in all liguid
assets of the'Association, but Owners shall not have the right to
partition the-Prqpefty and by their acceptance of this Declaration

shall be deemed to have waived such right to partition.
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_application may be made by either party to the Circuit Court of
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ARTICLE XIV

ARBITRATION

1. When Used. The process of arbitration as herein set
forth shall be used to determine the fair market value of a Unit

for purposes of sale pursnant to Article XIII and when any

controversy arises as to the construction of or compliance with
any provision of this Declaration.

2. Procedure. Any party to a controversy subject to
arbitration hereunder may institute proceedings upon written

notice delivered to the other parties in person or by certified

mail, which shall reasonably identify the subject of controversy.
Wlthln Fifteen (15) days from receipt of such notice, each party T
shall name and appoint one arbitrator. If any party fails to
appoint an arbitrator within the above period, the party having
made his appointment shall appoint a second arbitrator. The two

appointed arbitrators shall then appoint a third. 'Upon their

failure to appoint a third arbitrator nithin a reasonable time,

the county in which the Property is located for such appointment,

The arbitrators shall select the time and place for hearing

on the controversy, and shall notify the parties of the time and
place by written notice delivered in person or by registered mafl
at least five (5) days prior to the hearing. The hearing shall
be conducted by all of the axbitrators, but a majority may
determine any questions and render a final decision and award.
The arbitration shall be conducted according to the rules of the
American Axbitration Association except where they specifically
override or contradict the laws of the State of Florida.

The decision and award of the arbitrators shall he in
writing signed ty all of the arbitrators and delivered to the
parties in‘person or by certified mail within a reasonable time
after the final hearing day. Such decision shall be binding on
all parties and shall be specifically enforceable in any court of
competent jurisdiction. The fees of the arbitrators and the

costs and expenses incurred in the: arbitration shall be paid ’

equally by the parties. Each party shail be responsible for
paying the fee of his own counsel.
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SEVERABILITY R
The invalidity in whole or iﬁ part of any covenant ox
restriction, or any article, paragraph, section, subsection,
sentence, clause, phrase or word, or other provision of this
Declaration, the Articles of Incorporation, Bylaws or Regulation
of the Association, or any other documeng governing the Condo-~
minium shall not affect the validity of the remaining portions

thereof.

IN WITNESS WHEREOF, the Developer has executed this

Declaration this _3] day of _ Mare I . 1981,

TATE CONCEPTS, INC.

.}Corporate Seal) FLOR
BY /--M

STATE OF FLORIDA)
COUNTY OF 3T Jakag

Before me personally appeared Dauvip ﬂ'. BL_UE ¥
President of Florida Real Estate Concepts, Ine., a Fiorida -
corporation to me well known to be the individual and officer
described in and who executed the foregoing instrument and.
acknowledged the execution thereof to be his own free act and
deed as such officer thereunto duly authorized; and. that the
official seal of said corporation is duly affixed thereto, and
the said instrument is the act and deed of said corporation.

IN E;ENESS WHEREQF, I have hereunto set my hand and seal
this 3)%7~day of MARLL » 198_, at Sy Pug verracE
in the State and County aforesaid. -

S IR S

Notary Publ e,
State of
My Commission Expires: .
Tiotary Public, Stata of Floiida 24 f;“;.
Cocrmisiion Expires Otk 22,
ﬁL*auaiﬁ.éf?a_ae_na

.
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_...ai:‘:;ﬂum,;"‘:“-
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' RICHARD P. CLARSON AND ASSOCIATES INC,
ENGINEERS ~— LAND SURVEYORS

1843 NALDO AVENUE
JACKSONVILLE, FLORIDA 32207

LEGAL DESCRIPTION-

ALL OF LOTS 6, 7, 8, 9, 10, 11, 12, 13, AND 14, BLOCK 33,
AS SHOWN ON ﬁAP OF DAVIS SHORES SUBDIVISION AS RI;?CORDED IN

£

MAP BOOK 3, PAGE 100, OF THE PUBLIC RECORDS OF ST. JOHNS

COUNTY, FLORIDA, CONTAINING 1.003 ACRES, MORE OR LESS.

’
LIS

SALT RUN, A CONDOMINIUM
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SURVEYOR'S CERTIFICATE

STATE OF FLORIDA )

o’

COUNTY OF DUVAL ).

The_undersigne&, Park D. Priveltt, Je., a registea;ed
land surveyor aut:ho:;ized to practice in the State of Florida,
hereby certifies that the construction of the i:nproxr"err;ents
is substantially complete so that the material (Exhibits A-lh

through A-1l) together with the provisions of the Daclaration

describing the condominium property, is an accurate represen- -

tation of the location and dimensions of the improvements,
and that the identification, .locat:i.on and dimensions of the

common elements and of each unit can be determined from these

Sworn te and subscribed '._.

before me this, -.3.— : W

day of gg'gzg" 5. = R« , 1980.

Nutary blic, St:at,e of Florida
at Large. . "--

. NOTARY PUBLIC, STATE OF FLORIOA
My commission X AT UARGE
y ission expires: . ov. DXRIATS G3Y, 27, 19By

C i
C
C

.._'\? .

PR TSR o e B T I S PT L iy g b e e

-

Jelatents S s B

_,-
=

O 2o Avidar Srsth

T

-~




b
£1
it
.
\ L
Yim - .
r_ ¥ T - —_—

} Exhibit B to Declaration ‘ .

AR e e e e o R e e R R B R
ooy w g nf ‘j}:’I - REE 487 697 E

LI

s
ey

U
=

GES

I certify that the attached is'a true and correct copy of the Articles
of Incorporation, of SALT RUN I CONDOMINIUM ASSOCIATION,

2

S INC., a corporation not for profit organized undexj the Laws of the
; %:% State of Florida, filed on March 6, 1981, as shown by the records of g% k
i - E‘g)é - "this office. ' 'm
q% The charter number for this corporation is 756633. ?"é " §
o . :_é.. N
E : J v ng ‘
g . [/ 7B
! = . ; oL .
- - - Given wnder mp hand and the . %
: gé J @reat Seal of the State of Florida, @ﬁ
7\ at Tallahasgsee, the Capital, this the :q(ﬁﬁ
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