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ARBOR RI DGE CONDOM NI UMS
EXH BIT A
CONDOM NI UM BYLAWS

ARTI CLE I.
ASSOCI ATI ON OF CO- OANNERS

ARBOR RI DGE CONDOM NI UVMS, a residential Condom nium Project
located in the Township of Pittsfield, Wshtenaw County, M chi gan,
shall be adm nistered by an Association of Co-owners which shall be
a non-profit corporation, and called the Association". The
Associ ation shall be responsible for the managenent, maintenance,
operation and admnistration of the Common El enents, easenents and
affairs of the Condomnium Project in accordance wth the
Condom ni um Docunents and the laws of the State of M chigan. Only
Co-owners shall be entitled to nmenbership in the Association. The
interest of a Co-owner in the Association cannot be assigned,
pl edged or transferred in any manner except as an appurtenance to
his Unit. The Association shall keep current copies of the Master
Deed, all amendnents to the Master Deed, and other Condom nium
Docunents for the Condom nium Project available at reasonable hours
to Co-owners, prospective purchasers and prospective nortgagees of
units in the Condom nium Project. Al Co-owners in the Condom nium
Project and all persons using or entering upon or acquiring any
interest in any Unit or the Common El enents shall be subject to the
provisions and ternms set forth in the Condom ni um Docunents. The
pur pose  of these Condominium By-laws s to govern the
adm ni stration, maintenance, operation, construction, and future
use of the Condom ni um

ARTICLE 1.
ASSESSMENTS

Al expenses arising from the nmanagenent, admnistration and
operation of the Association shall be levied by the Association
against the Units and the Co-owners in accordance wth the
fol |l ow ng provisions:

Section 1. DETERM NATI ON COF ASSESSMENTS. Assessnents shall be
determ ned in accordance with the foll ow ng provisions:

a. Budget. The Board of Directors of the Association shall
establish an annual budget, in advance, for each fiscal year. The
budget shall project all expenses for the forthcom ng year which
may be required for the proper operation, management and
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mai nt enance of the Condom nium Project, including a reasonable
al  onance for contingencies and reserves. An adequate reserve fund
for major repair and replacenment of Common Elenents shall be

established in the budget and nust be funded by regular nonthly
paynments as set forth in Section 2 below rather than by special
assessnments. At a mninmum the reserve fund shall be equal to ten
(109% percent of the Associations current annual budget on a
noncumnul ati ve basis. Since the mninmum 10% standard required for a
reserve fund may prove to be inadequate, the Association should
carefully analyze the Condom nium Project annually to determne if
a greater anmount should be set aside, or if additional reserve
funds should be established for other purposes. The Associ ation
shoul d annually evaluate the anticipated capital expenditures and
establish an adequate reserve fund w thout the necessity of special
assessnents if at all possible.

Upon adoption of an annual budget by the Board of Directors,
copies of the budget shall be delivered to each Co-owner and the
assessnents shall be established based upon the budget. The
delivery of a copy of the budget to each Co-owner shall not affect
or in any way dimnish the liability of any Co-owner for any
existing or future assessnents. Should the Board of Directors at
any tinme determine, in its sole discretion, (1) that the
assessnments levied are or may prove to be insufficient to pay the
costs of operation, maintenance and managenent of the Condom ni um
or (2) to provide additions to the Common Elenents not exceeding
Five Thousand Dollars ($5,000.00) annually for the Condom nium
Project, or (3) that an event of energency exists the Board of
Directors shall have the authority, wthout the consent or vote of
the Co-owners, to increase the general assessnment or to |evy such
addi ti onal assessnents as it shall deem necessary.

b. Speci al Assessnents. In addition to those assessnents
descri bed above, special assessnents nay be made by the Board of
Directors, fromtinme to time, to neet other needs or requirenents
of the Association, including, but not limted to: (1) assessnents
for additions or inprovenents the Common Elenents which cost
exceeds $5,000.00 for the entire Condom nium Project annually; (2)
assessnments to purchase a unit or residence upon foreclosure of a
lien described in Section 5; or (3) assessnents for any other
appropriate purpose not elsewhere described. Speci al assessnents
referred to in this Subparagraph (c) shall not be |evied wthout
the prior approval of nore than sixty-six and two-thirds percent
(66-2/3% of all Co-owners in percentage of val ue.

Section 2. PAYMENT OF ASSESSMENTS AND PENALTY FOR DEFAULT.
Unl ess otherw se provided in the Master Deed or in these Byl aws,
all assessnments |evied against the Co-owners to cover expenses of
admni stration shall be apportioned anong and paid by the Co-owners
in accordance with the percentage of value allocated to each Unit

2
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in the Master Deed. Al'l assessnents, whether general or special,
shal |l be due and payable at such tinmes as the Board of Directors
shall determ ne, commencing with acceptance of a deed, a |and
contract vendee's interest or by acquisition of fee sinple title
to a Unit by any other neans. The paynent of an assessnent shall
be in default if such assessnent, or any part, is not paid to the
Association in full on or before the due date for such paynent.
Assessnents in default shall bear interest at the highest |egal
annual interest rate permtted by Mchigan law until paid in full.

Unl ess anended by the Board of Directors, each assessnment in
default for ten (10) days or nore shall bear a l|ate charge of
Twenty-Five Dollars ($25.00). The determ nation of default shall

be as of the date the paynent is received by the Association. I n
addition to the late charge, the Association may, pursuant to
Article VI, levy fines for the l|late paynent or an assessnent,
including the assessnent of fines for the chronic or continuing
| ate paynent of assessnents. Each Co-owner (whether one or nore
persons) shall be personally Iliable for the paynent of all
assessnents, including fines, actual <costs and attorney fees

pertinent to his Unit, while a Co-Owmer in the Condom nium
Paynments on account of assessnents in default shall be applied an
follows: (1) to costs of collection and enforcenent of paynent,

i ncluding reasonable attorneys' fees; (2) to any interest, late
charges and fines for late paynment on such assessnents; and (3) to
assessnments in default in order of their due dates. Al'l unpaid

assessnents shall constitute a lien on such Unit from date the
assessnent becomes due.

Section 3. M SCELLANEQCUS. All costs incurred by the
Association in satisfaction of any liability connected with the
Common El enents or any inprovenents within any Unit for which the
Associ ation has maintenance responsibility, or the adm nistration
of the Condom nium Project shall constitute expenditures affecting
the adm nistration of the Project. Al proceeds of any policy of
i nsurance carried by the Association securing the interest of the
Co-owners against liabilities or |osses connected with the Common
Elenents or the admnistration of the Condom nium Project shall
constitute receipts affecting the admnistration of the Condon nium
Proj ect.

Section 4. WAIVER OF USE OR ABANDONVENT COF UNIT. No Co- owner
may exenpt hinself fromliability for his contribution toward the
paynment of Association assessnments by waiver of the use or
enjoynent of any of the Common Elenents or by the abandonnent of
his Unit.

Section 5. ENFORCEMENT.
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a. Renedi es. The Association may enforce collection of
del i nquent assessnents by a suit for a noney judgnent or by
foreclosure of the statutory lien that secures paynent of such

assessnents. In the event of a default in the paynent of any
monthly assessnment, the Association shall have the right to
accelerate and declare all wunpaid installnents of the annual

assessnment for the pertinent fiscal year immedi ately due and
payabl e. The Association may also discontinue the furnishing of

any utilities or other services to a Co-owner in default. A
Co-owner in default shall not be entitled to vote at any neeting of
the Association as long as a default continues. Al of these

renedi es shall be cumul ati ve and not alternative.

b. Forecl osure Proceedings. Each Co-owner, and every ot her
person who fromtinme to tinme has any interest in the Project, shal
be deened to have granted to the Association the unqualified right
to elect to foreclose the lien securing paynent of assessnents
either by judicial action or by advertisenent. The provisions of
M chigan law pertaining to foreclosure of nortgages by judicial
action and by advertisenent, as anended from tinme to tine, shall
apply to lien foreclosure actions. In an action for foreclosure of
an assessnent lien, a receiver may be appointed to take possession
of the Unit, and if not occupied, to |ease the Unit and collect the
rents. The Association, acting on behalf of all Co-owners, may bid
in at the foreclosure sale and acquire, hold, |ease, nortgage or
convey the unit. An action to recover a noney judgnent for unpaid
assessnments may be maintained wthout foreclosing or waiving the
l'ien. An action for noney damages and foreclosure may be conbi ned
in one action.

c. Notice of Lien. A foreclosure proceeding may not be
comenced without the recording and service of a notice of lien
The notice of lien shall set forth:

(1) The |egal description of the Unit or Units to
which the lien attaches.

(2) The nane of the Co-owner of record;

(3) The anmounts due the Association at the date of

the notice, exclusive of Interest, <costs, attorney's fees and
future assessnents.

The notice of lien shall be in recordable form executed by an
aut hori zed representative of the Association and nmay contain other
information as the Association nay deem appropriate. The notice of
lien shall be recorded in the office of the Wayne County Regi ster
of Deeds and shall be served upon the delinquent Co-owner by first
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class mail, certified return receipt requested, postage prepaid
addressed to the last known address of the Co-owner at |east ten
(10) days in advance of comencenent of the foreclosure
pr oceedi ngs.

d. Expenses of Collection. The expenses incurred in
collecting unpaid assessnents, including interest, costs, actual
attorneys' fees (not limted to statutory fees) and advances for

taxes or other charges paid by the Association to protect its |ien,
shall be chargeable to the Co-owner in default and shall be secured
by the lien on his Unit.

Section 6. LIABILITY OF MORTGAGEE If a nortgagee of a first
nmortgage of record or other purchaser obtains title to the
condom nium unit as a result of foreclosure of the first nortgage,
such person, its successors and assigns, is not Iliable for
Associ ati on assessnents chargeable to that unit which becane due
prior to the acquisition of title to the unit by such person. The
unpai d assessnents are deened to be comon expenses collectible
from all Co-owners including such person, its successors and
assi gns.

Section 7. DEVELOPER S RESPONSI BI LI TY FOR  ASSOCI ATl ON
ASSESSMENTS. The Devel oper, although a nmenber of the Association
t he Devel oper shall not be responsible, at any tine, for paynent
of the nonthly Association assessnents, except with respect to
conpleted and occupied Units that it owns. A conpleted WUnit is one
wth respect to which a Certificate of Gccupancy (Tenporary or
Final) has been issued by the Township of Pittsfield. Devel oper

shal | independently pay all direct costs of maintaining conpleted
Units for which it is not required to pay nonthly Association
assessnments and shall not be responsible for any paynents

what soever to the Association in connection with such Units. The
Devel oper shall not be responsible at any tinme for paynent of
mont hly Condom nium assessnents or paynent of any expenses
what soever with respect to unbuilt Units notw thstanding the fact
that such unbuilt Units may have been included in the Master Deed.
However, the Developer shall pay a proportionate share of the
Association's current maintenance and admnistrative (excluding
reserves) expenses for insurance, street nmaintenance, |andscaping,
lighting, snow renoval and the |ike. The Devel oper's
proportionate share shall be based upon the ratio of all conpleted
units owned by the Developer at the tinme the expense is incurred
to the total nunber of conpleted units in the Condom ni um

Except for conpleted and occupied Units owned by the
Devel oper, the Devel oper shall not be responsible for paynment of
any assessnents for capital inprovenents, special assessnents or
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contributions to the reserve fund. In addition, the Devel oper
shall never be liable for any assessnent, general or special, to
buy any unit from the Developer or to finance any litigation or
cl ai rs agai nst the Devel oper.

Section 8. DELI NQUENT ASSESSMENT |IF CO OMER IS LEASING  Wen
a Co-owner is in arrears to the Association for assessnents, the
Association may give witten notice of the arrearage to a tenant
occupying a Co-owner's Unit under a lease or rental agreenent.
After receiving the notice from the Association, the tenant shal
deduct from the rental paynents due the Co-owner the arrearage and
all future assessnents as they fall due and pay them to the
Associ ati on. These deductions from the rental paynents shall not
constitute a breach of the rental agreement or |ease by the
t enant .

Section 9. PERSONAL PROPERTY TAX ASSESSMENT OF ASSOCI ATI ON

PROPERTY. The Association shall be assessed as the person or
entity in possession of any tangible personal property of the
Condom ni um owned or possessed in comon by the Co-owners. Any

such personal property taxes levied shall be treated as expenses of
adm ni stration and paid by the Association.

Section 10. REAL PROPERTY TAXES AND SPECI AL ASSESSMENTS.

a. Except for the year in which the Condom ni um Project i
established, all real property taxes and special assessnents shal
be assessed agai nst the individual Condom nium Units

S
I

b. For the year during which the Master Deed is recorded,
there will be a single assessnent for the whole project, and the
Devel oper wll be responsible for paynent of the taxes payable
pursuant to that single assessnment (the “first year taxes”).
However, wupon the purchase of a Unit during that vyear, each
purchaser of a unit shall pay to Developer a share of the first
year taxes determ ned as foll ows:

(1) Each purchaser shall pay that portion of the
first year's taxes allocable to the Unit prorated as of the date of
purchase on a due date basis.

(2) The anmobunt of the first year's taxes allocable
to the Condom nium shall be based upon the valuations and
allocations nade by the Township of Pittsfield Assessor in
conputing the total real estate tax assessnent for the Project.

Section 11. STATEMENT AS TO UNPAID ASSESSMENTS. The
purchaser of any Unit may request a statenent from the Association
as to the anmount of any unpai d Associ ation assessnents, whet her
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regul ar or special. Upon written request to the Association,
acconpanied by a copy of the executed purchase agreenent, the
Association shall provide a witten statenent of any unpaid

assessnments which may exist or a statenent that none exist which
statenment shall be binding upon the Association for the period
st at ed. Upon the paynent of that sumwithin the period stated, the
Association's lien for assessnents as to such Unit shall be deened
satisfied and the purchaser shall not be liable for any assessnents
greater than the anmount set forth by the Association in the witten
st at ement . If a purchaser fails to request in witing such a
statenent at least 5 days before the closing of the purchase of
such Unit, any unpaid assessnents and the |ien securing sane shall
be fully enforceabl e agai nst the purchaser and the Unit itself.

ARTI CLE 111
ARBI TRATI ON

Section 1. SCCPE AND ELECTION. Disputes or clains relating to
the interpretation or the application of the Condom nium
Docunents, or any disputes or clains arising anong the Co-owners
and the Association, upon the election and witten consent of the
parties, and upon witten notice to the Association, shall be
submtted to arbitration. The parties shall accept the
arbitrator's decision as final and binding. The Commerci al
Arbitration Rules of the Anerican Arbitration Association, as
anended, shall be applicable to any such arbitration proceedi ng.
A judgnent may be entered upon such award in a court of
conpetent jurisdiction.

Section 2. ELECTION OF REMEDIES. The election and witten
consent by co-owners and the Association to submt any dispute,
claim or grievance to binding arbitration shall preclude such
parties fromlitigating the dispute, claim or grievance in the
courts.

ARTI CLE I V.

| NSURANCE

Section 1. ASSQCCI ATI ON.

a. Scope O Coverage. The Association shall carry fire and
extended coverage, vandalism and nmalicious mschief insurance,
liability insurance, worker’s compensation insurance, if
applicable, for all of the General Common Elenents in the Project
and such other insurance for those areas within the Units which the
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Association has responsibility for as set forth in the Master
Deed. All insurance shall be purchased by the Association for the

benefit of the Association and the Co-Omers and their nortgagees,
as their interests may appear. The Association shall provide for,
if request ed, t he i ssuance  of certificates of nort gage
endorsenents to the nortgagees of Co-owners. The Association
shall obtain coverage in an anount equal to the current insurable
repl acenent value of the insured property, as determ ned annually

by the Board of Directors of the Association. The Board shall
consult with the insurance agents and representatives for the
determ nation of replacenent costs. Al'l coverage shall contain
appropriate inflation riders. Al | i nformation in t he
Association's records regarding insurance coverage shall be nade
available to all Co-owners upon request and reasonable notice

during normal business hours.

b. Prem um Expenses. Al prem uns upon insurance purchased
by the Association pursuant to these Bylaws shall be expenses of
adm ni stration.

c. Proceeds O Insurance Policies. Proceeds of al
i nsurance policies owed by the Association shall be received by
the Association, held in a separate account and distributed to the
Associ ati on, the Co-owners and their nortgagees, as their
interests may appear. The Insurance proceeds received by the
Association as a result of any loss requiring repair or
reconstruction shall be applied to such repair or reconstruction.

d. Authority O Association To Settle Insurance C ains.
Each Co-owner shall be deened to appoint the Association as his
true and |awful attorney-in-fact to act in connection with all
matters concerning the insurance of the Condom nium Project
i ncludi ng the adjustnent and settlement of any |osses or clains.

Section 2. OGO OMER COVERAGE. Each co-owner shall obtain
fire and extended coverage, vandalism liability, and mnalicious
m schi ef insurance for the Condom nium residence and all other
i nprovenents constructed or to be constructed within the Unit or
within the Limted Common El enents appurtenant to the Unit. Al
such insurance shall be carried by each co-owner in an anount
equal to the maxinmum insurance replacenent value, excluding
foundati on and excavation costs. In addition, each co-owner shal
insure the personal property and contents within the Condom nium
resi dence and el sewhere within the Unit, and, also obtain coverage
for alternative living expense in the event of a fire. Under no




LIBER3127 PAGE745

Page 24 of 55

Copy
ci rcunstances shall the Association be responsible to obtain any
of the insurance coverage described in this Section 2.

Section 3. WAIVER OF SUBROGATI O\ The Association and all
co-owners shall wuse their best efforts to see that all property
and liability insurance carried by the Association or any co-owner
shall contain appropriate provisions whereby the insurer waives
its right of subrogation as to any clains agai nst any co-owner or
t he Associ ati on.

ARTI CLE V.
DESTRUCTI ON AND EM NENT DOVAI N

Section 1. DETERM NATI ON TO RECONSTRUCT OR REPAI R If all or
any part of the Condomnium Premses shall be damaged or
destroyed, the determnation of whether it shall be reconstructed
or repaired shall be nmade in the follow ng manner:

a. Partial Damage. If the damaged property is a Comon
Element or a residence constructed within a Unit, the property
shall be rebuilt or repaired if it is tenantable, unless it 1is
determned by a unaninous vote of all the Co-owners that the
Condom ni um Proj ect shall be term nated.

b. Total Destruction. | f the Condom nium Project is so
damaged that no residence is tenantable, the danmaged property
shall not be rebuilt unless eighty percent (80) or nore of the Co-
owner in percentage of value and in nunber agree to reconstruction
by vote or in witing wthin ninety (90) days after the
destruction.

Section 2. REPAIR OR RECONSTRUCTI ON. Any reconstruction or
repair shall be substantially in accordance with the Mster Deed,
t he Condom ni um Subdi vi sion Plan and the Condom nium Byl aws and to
a condition as conparable as possible to the condition existing
prior to the damage unless the Co-owners shall wunani nously decide
ot herw se.

Section 3. CO OMNER RESPONSI BI LI TY FOR REPAI R OR REPLACEMENT.

a. Definition O Co-owner Responsibility. If there is
damage to only a residence or other inprovenent constructed within
a unit or the Limted Comon Elenents appurtenant to said Unit,
which is the responsibility of a Co-owner to repair and replace, it
shall be the responsibility of the Co-owner to replace or to
repair such damage. In all other cases, the responsibility for
reconstruction and repair shall be that of the Association.
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b. Damage To Interior And Exterior O Residence. Each
Co-owner shall be responsible for the replacenent, repair,
decoration and maintenance of the exterior and interior of the
resi dence or other inprovenent constructed within their Unit or
the Limted Common Elenments appurtenant to their Unit. I n
addi tion, each co-owner shall be responsible for the replacenent,
decoration, repair, and maintenance of those areas within the Unit

specifically described in the Master Deed. If any portion of a
Unit is covered by insurance held by the Association for the
benefit of the Co-owner, the Co-owner shall be entitled to

receive the proceeds of insurance, and if there is a nortgage
endor senent, the proceeds shall be payable to the Co-owner and the
nortgagee jointly. In the event of substantial damage to or
destruction of any Unit or any part of the Common El enents, the
Associ ation shall pronptly so notify each institutional holder of
a first nortgage lien on any of the Units in the Condom ni um

Section 4. ASSOCIATION RESPONSIBILITY FOR REPAIR The
Association shall be responsible for the replacenent, repair.
decoration and mai ntenance of the General Comon El enents, and for
those areas within the Units specifically set forth in of the
Mast er Deed. | medi ately after a casualty causing damage to
property for which the Association has the responsibility of
mai nt enance, repair and reconstruction, the Association shal
obtain reliable and detailed estimtes of the cost to replace the
damaged property to a condition as conparable as possible to that
exi sting before the damage. If the proceeds of insurance are not
sufficient to defray the estimted costs of reconstruction or
repair, or upon conpletion of such reconstruction or repair, the
funds for the paynent of the cost are insufficient, the Board of
Directors shall have the authority wthout Co-owner consent, to
| evy assessnents against all Co-owners in sufficient anounts, to
provide funds to pay the estimated or actual cost of repair or
reconstruction.

Section 5. TIMELY RECONSTRUCTION AND REPAIR | f the danage to the
Common El enents, or to a Unit adversely affects the appearance of
the Project, the Association or Co-owner responsible for the
reconstruction, repair and naintenance shall proceed, wthout
del ay, and shall conplete the necessary work within six (6) nonths
after the date of the occurrence which caused danage to the

property.

Section 6. EM NENT DQOVAI N. The Condom nium Act and the
foll ow ng provisions shall control any taking by em nent domain.

a. Taking O Unit. 1In the event of a taking of an entire

10
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Unit or the Limted Conmmon Elenent appurtenant to such Unit by
em nent donmain, the award for such taking shall be paid to the
Co-owner of such Unit and the nortgagee, as their interests nmay

appear. After acceptance of such award by the Co-owner and his
nmortgagee, they shall be divested of all interest in the
Condom ni um Proj ect. In the event that any condemation award

shall becone payable to any Co-owner whose Unit is not wholly
taken by emnent domain, then such award shall be paid by the
condemming authority to the Co-owner and his nortgagee, as their
i nterests nmay appear.

b. Taking O Comon El enents. If there is a taking of any
portion of the Condom nium other than any Unit or the Limted
Common El enents appurtenant to such Unit, the award for such
taking shall be paid to the Co-owners and their nortgagees in
proportion to their respective interests in the Conmon Elenents.
An affirmative vote of nore than fifty percent (50% of the Co-
owners in nunber and in percentage of value shall determ ne
whether to rebuild, repair or replace the portion so taken or to
take such other action as they deem appropri ate.

c. Continuation O Condom nium After Taking. In the event
the Condom nium Project continues after a taking by em nent
domain, the remaining portion of the Condom nium Project
shall be re-surveyed and the Master Deed anmended accordingly.

d. Notification OfF Mortgagees. In the event any Unit or
the Common El enents is made the subject matter of any condemati on
or em nent domain proceeding or is otherw se sought to be acquired
by a condeming authority, the Association shall pronptly notify
each institutional holder of a first nortgage lien on any of the
units in the Condom ni um

ARTI CLE VI .

ARCHI TECTURAL AND BUI LDI NG SPECI FI CATI ONS
AND USE RESTRI CTlI ONS

Al | nprovenents nmade wthin any Unit, including the
construction of a residence and garage, shall conply fully wth
t hese Archi tectural and Bui | di ng Speci fications and Use
Restrictions. As set forth nore specifically in this Article,
before construction of any inprovenents are made to a Unit, plans
and specifications prepared and sealed by a |icensed M chigan
architect, including grading, site, landscaping and irrigation

pl ans, showing the nature, size, shape, elevations, height,
materials, color schene, and |ocation, shall be submtted to and

11
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approved in witing by the Architectural Control Commttee. The
Devel oper intends by these specifications and restrictions, to
create and perpetuate a beautiful, serene, private residential
condom ni uns comunity consistent with the highest standards.

Section 1. ONLY RESI DENTI AL USE AND NMAXI MUM NUMBER OF PERSONS
OCCUPYI NG A RESI DENCE. No Unit in the Condom nium shall be used
for other than single-famly residence purposes. No business,
trade, profession or comercial activity of any kind shall be
conducted within any Unit in the Condom nium

Section 2. LOCATION AND TYPE OF RESI DENCES. No residence
shall be constructed or located on any Unit except as delineated
on the Condom nium Subdivision Plan and approved by the
Architectural Control Commttee. No building shall be constructed
or permtted to remain on any Unit other than one (l) single-
famly condom niumresidence with an attached private garage.

Section 3. RESIDENTI AL BUI LDI NG SETBACKS. Except as may be
permtted by the appropriate officials of the Township of
Pittsfield and the Architectural Control Committee, the front
yard, side yard, and rear yard setbacks shall be governed by the
Townshi p of Pittsfield ordi nances.

Section 4. M N MM UNIT SIZE No Unit shall be split or
reduced in size by any nethod whatsoever wi thout the prior witten

consent of the Architectural Control Conmmttee. Units may be
enlarged by consolidation wth one (1) or nore adjoining Units
under one (1) ownership. If one (1) or nore Units are devel oped

toget her as one condom nium residence, all of the restrictions in
this Article shall apply as though a single Unit were involved
W t hout any increase in density.

Section 5. GRADI NG AND DRAI NAGE. The grade of any Unit in
t he Condom ni um nay not be changed from the G ading Plan approved
by Township of Pittsfield wthout the witten consent of the
Architectural Control Conmmttee and any governnmental authority
havi ng jurisdiction.

a. Surface Drainage. It shall be the responsibility of
each Co-owner to maintain the surface drainage grades of his Unit
as established by the Devel oper. Each Co-owner covenants that he
will not change the surface grade of his Unit in a manner which
will materially increase or decrease the storm water flow ng onto
or off of his Unit and will not block, pond or obstruct surface
wat er . The Board of Directors of the Association shall enforce
this covenant and may enter upon the units in the Condom nium to

12
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correct any violation of this covenant and shall charge the cost
of the correction to the Co-owner who has violated this covenant.

Section 6. QUTSIDE EQUI PVENT. Al outside equipnent,
including air conditioning conpressors and pads, shall be placed
and located within five (5 feet of the rear of the Condom nium
resi dence unl ess ot herw se approved in witing by t he
Architectural Control Conmmttee.

Section 7. REMOVAL AND CLEAN UP OF DEBRIS. All vacant Units
must remain free of debris, litter, and trash and be cleaned up
regul arly.

Section 8. GARAGE. No Unit shall be used or nmintained as a
dunping ground for rubbish, trash, garbage or other waste.
Garbage and trash shall be kept only in sanitary containers and
may not be put out for collection any earlier than the evening

before the day schedul ed for collection.

Section 9. EXTERIOR LI GHTI NG Al exterior lighting,
including |anps, posts, and fixtures, for any residence or garage
must conformto the general architectural scheme of the project.

Section 10. TEMPORARY STRUCTURES AND OLD OR USED BUI LDl NGS.
No tenporary occupancy shall be permtted in an unfinished
condom ni um resi dence. The use of a trailer for materials and
supplies to be used in the construction of a residence or other
i nprovenent and which shall be renoved from the prem ses upon
encl osure of the residence may be all owed. Accessory buil di ngs
shall be permtted within a Unit as provided for by the Township
of Pittsfield ordinances.

Section 11. LIVESTOCK AND POULTRY. No animals, |ivestock, or
poultry of any kind shall be raised, bred, or kept on any unit
except that dogs, cats or other animals as household pets may be
permtted as provided for in this Article.

Section 12. FENCES. Only black chain link fences, at a
hei ght of four (4) feet, may be erected along the perineter of a
Unit if in conpliance with the Township of Pittsfield ordinances
and approved, in witing, by the Architectural Control Conmmttee.
No perineter fences of any kind will be allowed in the front

portion of any residence constructed upon a Unit.

Section 13. POOLS JACUZZIS AND HOT TUBS. Swi nm ng pool s,
jacuzzis, and hot tubs may be installed only within a Unit and not
within any Limted Common Elenents appurtenant to such Unit and
only if permtted by the Township of Pittsfield. Any co- owner
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intending to construct any in swinmmng pool, jacuzzi, or hot tub

must submt to the Township of Pittsfield a detailed description

and proposed |ayout showing size, l|ocation, materials, shape,
| andscapi ng, fencing, screening, and type of construction. The
Architectural Control Committee nust approve any proposal and may
attach any conditions which it deens appropriate. Any approved

pools nust be maintained by the Co-owners in a safe and clean
condition and nust also be nmamintained in appearance consistent
with the standards of the Condom ni um

Section 14. LANDSCAPI NG AND WEED CONTRCL.

a. No co-owner shall perform any |andscaping or plant any
trees, shrubs, or flowers or place any ornanental materials upon
the General Conmmon Elenents without the prior witten approval of
the Architectural Control Commttee.

Section 15. ARCH TECTURAL CONTROL COVM TTEE AND ARCHI TECTURAL
CONTROL.

a. Until certificates of occupancy have been issued for
condom ni um resi dences on one hundred (100% percent of the units
in the Condom nium the Devel oper shall constitute and be the sole
menber of the first Architectural Control Commttee of the
Associ ati on. The purpose of this Committee is to assure that the
Condom nium is developed and nmaintained in a beautiful and
prof essional manner consistent with high quality and uniform
st andar ds. The nmenbers of the Commttee shall not receive any
conpensation. Once certificates of occupancy have been issued for
every Unit, the Devel oper shall forthwith resign as nenbers of the
Committee to be succeeded by three (3) persons selected by the

Board of Directors of the Association. Until certificates of
occupancy reach the one hundred (100% percent level, the
Developer my, in its sole discretion, assign all rights,
authority, and privileges of nenbership on the Architectural
Control Committee to the Association. Until certificates of
occupancy reach the one hundred (100% percent level, the

Architectural Control Committee shall have all of the renedies and
enforcement rights contained in these Byl aws.

b. Before constructing or nmaking any exterior inprovenent,
change, or elevation change upon any Unit, a Co-owner shal
receive the witten approval of the Architectural Contro
Comm ttee. No application for a building permt or application
for any other governnental approval or construction shall be filed
until witten approval of the Commttee is received.

c. The Architectural Control Commttee shall have the
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absolute right to waive any specifications in these Bylaws and the
right to refuse to approve any plans and specifications which are
not suitable or desirable in its sole and absolute discretion for
aesthetic or any other reasons. In no event shall the Commttee
have any personal liability for its actions. I n considering any
pl ans or specifications, the Commttee may take into consideration
any of the followng: (1) the suitability and aesthetic quality of
t he proposed building or other structure to be built, (2) the site
upon which it is proposed to erect the sanme, (3) the conpatibility
of the planned structure wth the adjacent or neighboring
resi dences, (4) whether the proposed inprovenent wll inpair the
structural integrity of a residence or common elenents, (5)
whet her the proposed inprovenent would create a nuisance or
annoyance to surrounding co-owners, and (6) the inpact on the
overal |l standards and appearance of the Condom ni um

d. The Architectural Control Conmmttee shall have thirty
(30) days after the receipt of al | required plans and
specifications to issue a witten approval or denial. If the
Commttee fails to issue a witten approval or denial of the plans
and specifications within the thirty (30) day period, then witten
approval will not be required and this Section shall be deened to
be fully conplied wth.

Section 16. ALTERATI ONS AND MODI FI CATI ONS. No co-owner shal
make any alterations in the exterior appearance of his Unit or
make changes in any of the General Common Elenents w thout the
express witten approval of t he Archi t ect ur al Contr ol
Comm ttee. No Co-owner shall in any way restrict access to or
tanper with any elenent that nust be accessible to service the
Common El enments or which affects an Association responsibility in
any way. Should access to any facilities of any sort be required,
the Association nmay renove any coverings or attachnment of any
nature that restrict such access and it Wil | have no
responsibility for repairing, replacing or reinstalling any
materials that are damaged in the course of gaining such access.

Section 17. ACTIVITIES. No immoral, inproper, unlawful or
of fensive activity shall be carried on in any Unit or upon the
Common El enents, Limted or General. Not hi ng shall be done which

may be or beconme an annoyance or a nuisance to the Co-owners of
the Condom ni um No unreasonably noisy activity shall occur on
the Cormon Elenments or in any Unit at any tinme. No Co-owner shal

permt anything to be done in his unit or on the Conmon El enents
that will increase the rate of insurance on the Condom nium
w thout the witten approval of the Association. Each Co- owner
shall pay to the Association the increased cost of insurance
premuns resulting from any such activity or the maintenance of
any such
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condition even if approved. Activities which are deened offensive
and are expressly prohibited include, but are not limted to, any
activity involving the use of firearns, air rifles, pellet guns,
B-B guns, bows and arrows, firecrackers or other simlar dangerous
weapons, projectiles or devices.

Section 18. AESTHETI CS. The Comon Elenents, Limted or
Ceneral, shall not be used for storage of supplies, materials,
personal property or trash of any kind, unless authorized by the
Associ ati on. The storage of any item of personal property shall
not violate any building, health, safety or fire code or
ordi nance, or cause the insurance premuns for the Unit or the
Condomi nium to increase. No wunsightly condition shall be
mai ntained in any private courtyard, patio, porch, deck or any
other exterior area. Trash receptacles shall be maintained by Co-
owners in designated areas and shall not be permtted to remain on
the Unit except for such short periods of time as my be
reasonably necessary to permt the periodic collection of trash
In general, no activity shall be carried on nor condition
mai ntained by a Co-owner, either in his Unit or upon the Common
El enent s, which is detrinental to the appearance of the
Condom ni um

Section 19. VEH CLES. O her than autonobiles, no house
trailers, vans, comercial vehicles, boat trailers, boats, canping
vehicles, canping trailers, notorcycles, all terrain vehicles,

snownobi |l es, snownpbile trailers or vehicles, nay be parked or
stored upon the prem ses of the Condom nium unless parked in the
Co-owner's garage or wupon the Unit if permtted by Cty of
West | and ordi nances. No inoperable vehicles of any type may be
br ought or stored upon the Condom nium Prem ses, ei t her
tenporarily or permanently. All vehicles which are parked outside
a garage shall be operable, well mintained, and conpatible in
appearance with other vehicles in the Condom nium Cl unkers and
junkers are not permtted. No vehicle or autonobile of any kind
shall be parked outside a garage for nore than two (2)
consecutive weeks. Co-owners shall, if the Association requires,
register with the Association, all wvehicles maintained on the
Condom ni um Prem ses. The Association shall have the right to tow
away i nproperly parked vehicles and nmay al so enable private tow ng
of inproperly parked vehicles to off-premses |ocations, al
wi thout any liability on the part of the Association to the Omner
or user of any such inproperly parked vehicle.

Section 20. GENERAL NAI NTENANCE STANDARDS. Each Co- owner
shall maintain his Unit and any Comon El enents for which he has
mai nt enance responsibility in a safe, clean and sanitary condition
and in a manner consistent with the overall appearance and
standards set forth in this article. Each Co-owner shall also use
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due care to avoid damaging any of the Common El enents including
but not limted to the tel ephone, water, gas, plunbing, electrical
or other utility conduits and systens which may affect any other
Unit. Each Co-owner shall be responsible for any danages or costs
incurred by the Association or any other Co-owner resulting from
negligent damage to or msuse of any of the Common Elenents by
him his famly, guests, agents or invitees. Any costs or danmnages
owing to the Association may be collected fromthe responsible Co-
owner in the manner provided in these Bylaws for collection of
assessnents.

Section 21. SIGNS AND ADVERTI SI NG Signs, billboards, or
ot her advertising devices of any kind may be displayed or |ocated
on a Unit or on the Common Elenents, including "For Sale" signs
in accordance with Township of Pittsfield ordi nances. During the
Construction and Sales Period approval of any signs or other
advertising devices shall be obtained from the Devel oper. Duri ng
the Construction and Sales Period, the Developer nay permt one
sign on the Unit advertising that the Unit, or the Condom nium
residence and Unit are for sale or |ease. Any approved sign shal
be constructed and installed in a professional manner. Any
approved sign shall be kept clean and in good repair during the
period of its maintenance on the Unit.

Section 22. PETS. Co-owners may maintain two (2)
donesticated pets in accordance with the followng restrictions.
No ani mal may be kept or bred for any comrercial purpose and shal
have such care and restraint so as not to be obnoxious or
of fensive on account of noise, odor or unsanitary conditions. No
animal may be permtted to run |oose at any tinme upon the Common
Elements and any animal shall at all tinmes be attended by sone
reasonable person while on the Comon Elenents, Limted or

Ceneral . No savage or dangerous animal shall be kept and any Co-
owner who causes any animal to be brought or kept upon the
prem ses of the Condom nium shall indemify and hold harm ess the

Associ ation of any |oss, damage or liability which the Association
may sustain as a result of the presence of such animal on the
prem ses, whether or not the Association has given its perm ssion
t heref ore. Each Co-owner shall be responsible for the collection
and disposition of all fecal matter deposited by any pet
mai nt ai ned by such Co-owner. The Association may charge all Co-
owners maintaining animals a reasonable additional assessnment to
be collected in the manner provided in the Bylaws in the event
that the Association determ nes such assessnment necessary to
defray the maintenance cost to the Association of accommodating
animals within the Condom nium The Association may, w thout
l[iability to the owner thereof, renove or cause to be renoved, any
animal from the Condom nium which it determnes to be in violation
of t he restrictions i nposed by this
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Section. The Association shall have the right to require that any
pets be registered with it and may adopt such additional
reasonable rules and regulations with respect to animals as it may
deem proper. Upon any violation of this Section, the Board of
Directors of the Association nmay assess fines for such violation
in accordance wth these Bylaws and in accordance wth duly
adopted rul es and regul ati ons.

Section 23. RULES AND REGULATI ONS. It is intended that the
Board of Directors of the Association may, fromtine to tinme, mnake
reasonable rules and regulations, wthout Co-owner approval, to
reflect the needs, desires, and problenms arising in the
Condom ni um Copies of all such adopted rules, regulations and
amendnents shall be furnished to all Co-owners.

Section 24. RIGHT OF ACCESS OF ASSOCI ATION. The Associ ation
or its agents shall have access to each Unit during business
hours, wupon notice to the Co-owner, as may be necessary for the
mai nt enance, repair or replacenment of any of the Conmmon El enents.
The Association or its agents shall al so have access to each Unit,
any inprovenents and any Conmmon El enents, upon advance notice, as
may be necessary to nake energency repairs to prevent damage to
the Common Elenents or to another Unit. The Association or its
agents shall also have access to each unit and any Common El enent
at all tinmes, upon advance witten notice, for the purpose of
inspection so as to assure conpliance with the terns of the

Condom ni um Docunents. It shall be the responsibility of each Co-
owner to provide the Association nmeans of access to his Unit and
any Common El enents during all periods of absence. In the event

of the failure of a Co-owner to provide neans of access, the
Association may gain access in such nmanner as nay be reasonable
under the circunstances and it shall not be liable to such Co-
owner for any necessary danmage to his Unit and any Common El enents
caused or for repair or replacenent of any doors or w ndows
damaged i n gai ning such access.

Section 25 LEASI NG AND LEASI NG PROCEDURES.

a. Ri ght to Lease. A Co-owner may |lease his Unit provided
that witten notice of the l|lease transaction is submtted to the
Board of Directors of the Association in the manner specified in

subsection (b) below. No Co-owner shall |ease |less than an entire
Unit in the Condom nium The terns of all |eases, occupancy
agreenents and occupancy arrangenents shall be deened to

incorporate all of the provisions of the Condom nium Docunents.
The Developer may, in its sole discretion, |ease any nunber of
Units or residences in the Condomnium at any tine, wthout
limtation as to the term of occupancy.
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b. Leasi ng Procedures. The leasing of Units in the

Project shall conformto the foll ow ng provisions:

(1) A Co-owner, including the Devel oper, desiring
to lease a Unit shall notify the Association in witing at |east
10 days before presenting a lease form to a potential |essee of
the Unit and, at the sanme tine, shall supply the Association with
a copy of the exact lease formfor its review for its conpliance
with the Condom nium Docunents. | f Devel oper desires to rent
Units before the Transitional Control Date as defined in the
Master Deed, it shall notify either the Advisory Conmttee or each
Co-owner in witing.

(2) Tenants or Non Co-owner occupants shall conply
with the Condom nium Docunents and all | eases and renta
agreenents shall so state.

(3) |If the Association determ nes that the tenant
or Non Co-owner occupant has failed to conply with the Condom ni um
Docunents, the Association shall take the foll ow ng action:

i) The Association shall notify the
Co- Omer, by certified mail, advising of the alleged violation by
t he tenant;

i) The Co-owner shall have fifteen (15)
days after receipt of such notice to investigate and correct the
all eged breach by the tenant or advise the Association that a
vi ol ati on has not occurred.

i) If after fifteen (15) days t he
Associ ation believes that the alleged breach is not cured or may
be repeated, it may institute on its behalf or derivatively by
the Co-owners on behalf of the Association, if it is under the
control of the Developer, an action for eviction against the
tenant or Non Co-owner occupant, and, simultaneously, for noney
damages in the sanme action against the Co-owner and tenant or Non
Co- owner occupant for breach of the conditions of the Condom nium
Docunents. The relief provided for in this subparagraph nmay be by
summary proceedi ng. The Association may hold both the tenant
and the Co-owner liable for any damages to the Conmon El enents
caused by the Co-owner or tenant in connection with the Unit or
Condom ni um Pr oj ect .

Section 26. NOTI FYI NG ASSOCI ATI ON PRIOR TO UNI T SALE

a. A Co-owner intending to make a sale of his unit shall
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notify the Association in witing at |east 21 days before the
closing date of the sale and shall furnish the nane and address of
the intended purchaser and such other information as the
Associ ation may reasonably require. The Devel oper shall not be
subject to this Section in the sale of any wunit followng
establi shment of the Condom ni um

b. The purpose of this Section is to enable the Association
to be aware at all times of the identities of all persons owning
or occupying a unit in the Condomnium Project and to facilitate
communi cation wth all such persons regarding the rights
obligations and responsibilities under the Condom nium Docunents.
Under no circunstances shall this provision be utilized by the
Association or any person for purposes of discrimnation against
any owner, occupant or prospective owner on the grounds of race,
color, creed, national origin, sex or other basis prohibited by
| aw.

Section 27. RESERVED RI GHTS OF DEVELOPER

a. Developer's R ghts In Furtherance O Devel opnent And
Sal es. None of the restrictions contained in this Article shal
apply to the commercial activities, signs or billboards, if any,
of the Developer during the Construction and Sales Period.
Devel oper shall have the right to maintain a sales office, a
business office, a construction office, nodel wunits, storage
areas, reasonable parking and such access to, from and over the
Project as may be reasonable to enabl e devel opnent and sale of the
entire Project by Devel oper. Developer shall restore the areas so
utilized upon term nation of use.

ARTI CLE VI I.
ASSESSMENT OF FI NES

Section 1. CGENERAL. The violation by any Co-owner, occupant
or guest, of any of the provisions of the Condom nium Docunents
i ncluding any duly adopted Rul es and Regul ati ons, shall be grounds
for assessnment by the Association, acting through its duly
constituted Board of Directors, of nonetary fines against the
i nvol ved Co- owner. Such Co-owner shall be deened responsible for
such violations whether they occur as a result of his personal
actions or the actions of his famly, guests, tenants or any other
person adm tted through such Co-owner to the Condom ni um Prem ses.

Section 2. PROCEDURES. Upon any such violation being
al l eged by the Board, the follow ng procedures will be foll owed:
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a. Notice. Notice of the wviolation, including the

Condom ni um Docunent provi si on violated, together wth a
description of the factual nature of the alleged offense set forth
with such reasonable specificity as wll place the Co-owner on
notice as to the violation, shall be personally delivered or sent
by first class mail, postage prepaid, to the Co-owner and to any
tenant, if applicable.

b. Opportunity To Defend. The Co-owner shall have an
opportunity to appear before the Board and offer evidence in
defense of the alleged violation. The appearance before the Board
shall be at its next scheduled neeting, but in no event shall the
Co-owner be required to appear less than ten days from the date of
the Notice of Violation set forth in (a) above.

c. Default. Failure to appear or respond to the Notice of
Violation in witing constitutes a default.

d. Hearing and Decision. After a hearing conducted by the
Board, the Board shall by majority vote of a quorum of the Board,
deci de whether a violation has occurred. |If the Co-owner fails to
appear for the hearing before the Board after proper notice, the
Board may proceed to conduct the hearing w thout the Co-owner.
The Board's decision is final.

Section 3. AMOUNTS. |f the Board decides that the Co-owner
has violated the Condom nium Docunents, the Board in its
di scretion may levy fines as foll ows:

First Violation. Up to a maxi mum $25.00 fi ne.
Second Violation. Up to a naxi mum $50. 00 fi ne.

o o 9w

Third Violation. Up to a maxi mum $75. 00 fi ne.

d. Fourth Violation and Subsequent Violations. Up to naximm
$100. 00 fi ne.

Section 4. COLLECTION. The fines levied pursuant to Section
3 above shall be assessed against the Co-owner and shall be due
and payable together with the regular Condom nium assessnent on

the first of the next follow ng nonth. Failure to pay the fine
will subject the Co-owner to all liabilities, late charges and
ot her r emedi es, including foreclosure, set forth in the

Condom ni um Docunent s.

ARTI CLE VI I |

REVMEDI ES FOR DEFAULT
Any default by a Co-owner in conplying with the Condom ni um
Docunents shall entitle the Association or another Co-owner or
Co-owners to the following relief:
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Section 1. LEGAL ACTI ON. Failure to comply with any of the
provisions of the Condom nium Docunents shall be grounds for
relief, which may include an action to recover suns due for
damages, injunctive relief, foreclosure of lien (if default in
paynment of assessnent) or any conbination thereof, and such relief
may be sought by the Association or, if permtted by law, an
aggri eved Co-owner or Co-owners.

Section 2. RECOVERY COF COSTS. In any proceeding arising

because of an alleged default by any Co-owner, the Association, if
successful, shall be entitled to recover all costs incurred by the
Association as a result of the default and the actual attorneys'
fees, not limted to statutory fees, incurred by the Association
as a result of the default. Costs and attorney fees incurred
before initiation of a lawsuit my also be recovered by the
Associ ati on.

Section 3. REMOVAL AND ABATENENT. The violation of any of
the provisions of the Condom nium Docunents shall also give the
Association or its duly authorized agents the right, in addition
to the rights set room above, to enter upon the Comon El enents,
Limted or General, or into any Unit, where reasonably necessary,
and summarily renove and abate, at the expense of the Co-owner in

vi ol ati on, any structure, thing or condition existing or
mai ntained contrary to the provisions of the Condom ni um
Docunent s. The Association shall have no liability to any Co-

owner arising out of the exercise of its renoval and abatenent
power .

Section 4. ASSESSMENT OF FINES. The violation of any of the
provi sions of the Condom nium Docunents by any Co-owner shall be
grounds for assessnment by the Association, acting through its duly
constituted Board of Directors, of nonetary fines for such
viol ations in accordance with these Byl aws.

Section 5. NON- WAl VER  OF Rl GHT. The failure of the
Association or of any Co-owner to enforce any right, provision or
condition which may be granted by the Condom ni um Docunents shall
not constitute a waiver of the right of the Association or of any
such Co-owner to enforce such right, provision or condition in the
future.

Section 6. CUMULATI VE RI GATS REMEDI ES AND PRI VI LECGES. Al
rights, renedies and privileges granted to the Association or any
Co- owner or Co-owners pursuant to the Condom ni um Docunents shall
be deened to be cunulative and the exercise of any one or nore
shall not be deened to constitute an erection of renedies.
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Section 7. ENFORCEMENT OF PROVISIONS OF CONDOM NI UM
DOCUNMVENTS. A Co-owner nmay maintain an action against the

Association and its officers and directors to conpel such persons
to enforce the terns and provisions of the Condom ni um Docunents.
A Co-owner May maintain an action against any other Co-owner for
injunctive relief or for damages or any conbination thereof for
nonconpliance with the ternms and provisions of the Condom nium
Docunents or the Act.

ARTI CLE | X.
AMENDMENTS

Section 1. PROPOSAL . Amendnents to these Bylaws may be
proposed by the Board of Directors of the Association acting upon
the vote of the mpjority of the Directors or may be proposed by
one-third (1/3) or nore in nunber of the Co-owners, in witing and
signed by them

Section 2. NEETI NG Upon the proposal of any anendnents, a
meeting for consideration of the sane shall be duly called in
accordance wth the provisions of these Byl ans

Section 3. VOITING These Bylaws nmay be anmended by the Co-
owners at any regular neeting, annual neeting or special neeting
called for such purpose by an affirmative vote of sixty-six and
two-thirds percent (66-2/3% of all Co-owners in nunber and in
percentage of val ue. No consent of the nortgagees shall be
required to anend these Bylaws unless such anendnent would
materially alter or change the rights of such nortgagees, in which
event the approval of sixty-six and two-thirds percent (66-2/3%
of the nortgagees shall be required with each nortgagee havi ng one
vote for each nortgage hel d.

Section 4. BY DEVELOPER  Prior to the First-Annual Meeting,
t hese Byl aws may be anended by the Devel oper w thout approval from
any other person so long as any such anendnent does not materially
alter or change the right of a Co-owner or nortgagee.

Section 5. VWHEN EFFECTI VE. Any Anendnent to these Byl aws
shall beconme effective upon recording of such anmendnent in the
of fice of the Wayne County Regi ster of Deeds

Section 6. BINDING A copy of each anendnent to the Byl aws
shall be furnished to every nenber of the Association after
adoption, provided however, that any anendnent to these Byl aws
that is adopted in accordance with this Article shall be binding
upon
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all persons who have an interest in the Project irrespective of
whet her such persons actually receive a copy of the anmendnent.

ARTI CLE X
MVEETI NGS

Section 1. PLACE OF MEETING Meetings of the nenbers of the
Association shall be held at such place as nay be designated by
the Board of Directors.

Section 2. MNUTES, PRESUVPTI ON OF NOTI CE. Mnutes or a
simlar record of the proceedings of the Association when signed
by the President or Secretary, shall be presumed to truthfully
evidence the matters set forth therein. A recitation in the mnutes
of any such neeting that notice of the neeting was properly given
shall be prima facie evidence that such notice was given

Section 3. ADJOURNVENT. If any neeting of the Association
cannot be held because a quorum is not in attendance, the Co-
owners who are present may adjourn the nmeeting to a tinme not |ess
than 48 hours fromthe time the original neeting was call ed.

Section 4. SPECI AL NMEETI NGS. It shall be the duty of the
President to call a special neeting of the Association as directed
by resolution of the Board of Directors or upon a petition signed
by one-third (1/3) of the Co-owners presented to the Secretary of
the Association. Notice of any special neeting shall state the tine
and place of such neeting and the purposes. No busi ness shall be
transacted at a special neeting except as stated in the notice.

Section 5. NOTICE. It shall be the duty of the Secretary (or
ot her Association officer in the Secretary's absence) to mail a
notice of each annual or special neeting, stating the purpose as
well as the time and place where it is to be held, to each Co-
owner of record, at least ten (10) days but not nore than sixty
(60) days prior to such neeting. The mailing, postage prepaid, of a
notice to the representative of each Co-owner at the address shown
in the notice required to be filed with the Association shall be
deened notice served. Any Co-owner nay waive such notice and such
wai ver, when filed in the records of the Association, shall be
deened due noti ce.

Section 6. FI RST ANNUAL NEETI NG The First Annual Meeting
of the Association nmay be convened by the Devel oper at anytine after
certificates of occupancy have been issued for condon nium
residences on nore than one-half (1/2) of the Units in the
Proj ect. The First Annual Meeting shall be called wthin one
hundr ed twenty
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(120) days after certificates of occupancy have been issued for
condom ni um resi dences on three quarters (3/4) of all Units in the
Project or fifty-four (54) nonths after the sale of the first Unit
in the Project, whichever first occurs. The Devel oper may call
meetings of Co-owners for informative or other appropriate
pur poses before the First Annual Meeting but no such neeting shall
be construed as the First Annual Meeting. The date, tinme and
pl ace of such neeting(s) shall be set by the Board of Directors
and at least ten (10) days witten notice shall be given to each
Co- owner .

Section 7. ANNUAL  MEETI NGS. Annual neetings of the
Associ ation shall be held each succeeding year after the year in
which the First Annual Meeting is held. The date, tinme and pl ace of
annual neetings shall be determ ned by the Board of Directors. At
all annual neetings the Co-owners shall elect a Board of Directors
in accordance wth the requirenents of these Byl aws. The
Associ ation may transact, at annual neetings, such other business
of the Association as nmay properly cone before them

ARTI CLE XI .
BOARD OF DI RECTORS

Section 1. NUMBER AND QUALI FI CATI ON OF DI RECTORS. Except for
the first Board of Directors and unless otherw se decided at the
First Annual Meeting, the affairs of the Association shall be
governed by a Board of three (3) Directors all of whom nust be
Co-owners of the Association. Directors shall serve wthout
conpensati on.

a. Advisory Committee. Wthin one hundred twenty (120) days
after certificates of occupancy have been issued for condon nium
resi dences on one-third (1/3) of all the Units in the Project or
one (1) year after the sale of the first Unit in the Project,
whi chever first occurs, the Board of Drectors shall call a
special nmeeting of the Co-owners for the purpose of electing three
(3) persons from anong the Co-owners, wunaffiliated wth the
Devel oper, to serve on an Advisory Commttee to the Board of
Directors. The Advisory Commttee shall nmeet with the first Board
of Directors for the purpose of facilitating comunication and aiding
in the transition of control of the Board of Directors to the Co-
owners. The Advisory Commttee shall automatically cease to exist
when a majority of the Board of Directors of the Association is
el ected by the Co-owners unaffiliated with the Devel oper.

Section 2. ELECTI ON OF Dl RECTORS.
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a. First Board of Directors. The first Board of Directors
shall be conposed of three (3) persons as selected by the

Devel oper.

b. Election of Non-Developer Co-owner Directors to Board
Before the First Annual Meeting. Wthin one hundred twenty (120)
days after certificates of occupancy have been issued for
condom ni um resi dences on one-quarter (1/4) of all the Units in
the Project, one (1) Director shall be elected by the Co-owners
unaffiliated with the Devel oper. The Director so elected shall
serve until the First Annual Meeting unless renoved pursuant to
Section 7 of this Article or resignation.

c. Election of Directors At and After First Annual Meeting
Wthin one hundred twenty (120) days after certificates of
occupancy have been issued for condom nium residences on three
quarters (3/4) of all Units in the Project, the Co-owners shall
all Directors to the Board, except that the Devel oper shall have
the right to designate at |least one (1) Director as long as the
Devel oper owns and offers for sale at least ten percent (10% of
the Units in the Project.

Section 3. POANERS AND DUTIES. The Board of Directors shall
have the powers and duties necessary for the adm nistration of the
affairs of the Association and may do all acts and things as are
not prohibited by law, by the Condom nium Docunents, or required
to be exercised by the Association.

Section 4. OTHER DUTI ES. In addition to the duties inposed by
these Bylaws and the Condom nium Bylaws, the Board of Directors
shal | be responsible specifically for the foll ow ng:

a. To manage and adm nister the affairs of and to maintain
t he Condom nium Project and the Common El enents.

b To levy and collect assessnents from the Co-owners of
the Association and to use the proceeds for the purposes of the
Associ ati on.

c. To carry insurance and collect and allocate the
proceeds.

d. To rebuild inprovenents after casualty.
e. To contract or and enploy persons, firns, corporations

or other agents to assist in the managenent, oper ati on,
mai nt enance and adm ni stration of the Project.

26



U%RBlZ?PME763

Page 42 of 55

Copy
f. To acquire, maintain and inprove, and to buy, operate,
manage, sell, convey, assign, nortgage or |ease any real or
personal property (including any Unit in the Condom nium and
easenent s, rights-of-way and |icenses) on behal f of t he

Association in furtherance of any of the purposes of the
Associ ati on.

g. To borrow noney and issue evidences of indebtedness in
furtherance of any or all of the purposes of the business of the
Association, and to secure the sanme by nortgage, pledge, or other
lien on property owned by the Association; provided, however, that
any such action shall also be approved by an affirnmative vote of
seventy-five percent (75% of all the Co-owners in nunber and in
val ue.

h. To nmake rules and regul ati ons.

i. To establish such conmttees as it deens necessary,
convenient or desirable and to appoint persons for the purpose of
i npl enmenting the admnistration of the Condom nium To del egate
to such commttees any functions or responsibilities which are not
by law or the Condom nium Docunents required to be perfornmed by
t he Boar d.

J. To enforce the provisions of the Condom ni um Docunents.

Section 5. MANAGEMENT AGENT. The Board of Directors may enpl oy
for the Association a professional mnmanagenent agent (which may
i nclude the Devel oper or any person or entity related thereto) at
reasonabl e conpensation established by the Board to perform such
duties and services as the Board shall authorize. 1In no event shal
the Board be authorized to enter into any contract wth a
prof essi onal nmanagenent agent or any other contract providing for
services by the Developer, sponsor or builder, in which the
maxi mum term is greater than three (3) years or which is not
term nable by the Association upon ninety (90) days witten notice
to the other party. No managenent contract shall violate the
Condom ni um Act, as anended.

Section 6. VACANCI ES. Vacancies on the Board of Directors
whi ch occur after the date on which the Board of Directors for the
Associ ation takes office pursuant to an election in which the
votes which may be cast by eligible Co-owners unaffiliated with
t he Devel oper exceed the votes cast by the Devel oper
(“Transitional Control Date”) shall be filled by a vote of the
majority of the remaining Dorectors, even though they may
constitute less than a quorum Each person so elected shall be a

Director until a successor is elected at the next annual neeting
of the Association. Vacancies anong elected Directors, who are Co-
owner s unaffiliated

27



LIBER3127 PAGE764

Page 43 of 55

Copy
with the Devel oper, which occur before the Transitional Control
Date, nmay be filled only through an el ection by such Co-owners.

Section 7. REMOVAL. At any regular or special neeting of the
Association where tinely notice of the renoval action proposed to
be taken has been given, any one or nore of the Directors may be
removed, with or wthout cause, by the affirmative vote of fifty-
one percent (51% in nunber of all the Co-owners in the Project.
A successor director may be elected to fill any vacancy thus
creat ed. The quorum requirenment for the purpose of filling such
vacancy shall be thirty-five percent (35% in nunber of all Co-
owners in the Project. Any Director whose renoval has been
proposed by the Co-owners shall be given an opportunity to be
heard at the neeting. The Devel oper may renove and repl ace any or
all of the Directors selected by it at any tine, or fromtine to
time, in its sole discretion. Li kewi se, any Director selected by
the Co-owners unaffiliated with the Devel oper to serve before the
First Annual Meeting may be renoved before the First Annual
Meeting in the sanme manner set forth in this paragraph for renoval
of Directors generally.

Section 8. FIRST MEETING The first neeting of a newy
el ected Board of Directors shall be held within ten (10) days of
election at such time and place as shall be fixed by the
Directors at the neeting at which such Directors were el ected.

Section 9. REGULAR MEETI NGS. Regul ar neetings of the Board
of Directors may be held at such tinmes and places as shall be
determned fromtine to tine by a majority of the Directors, but
at least two such neetings shall be held during each fiscal year.
Notice of regular neetings of the Board of Directors shall be
given to each Director, personally, by mil, telephone or
telegraph at least ten (10) days prior to the date named for such
meeting unl ess wai ved.

Section 10. SPECI AL MEETI NGS. Special neetings of the Board of
Directors may be called by the President on three (3) days notice
to each Director, given personally, by mil, telephone or
tel egraph, which shall state the time, place, and purpose of
the neeting. Special neetings of the Board of Directors shall be
called by the President in |like manner and on |ike notice on the
witten request of two (2) Directors.

Section 11. WAIVER OF NOTI CE. Before or at any neeting of
the Board of Directors, any Director may, in witing, waive notice
of such neeting and such waiver shall be deened equivalent to the
giving of such notice. Attendance by a Director at any neetings
of the Board shall be deemed a waiver of notice by him If all
t he
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Directors are present at any neeting of the Board, no notice shall
be required and any business may be transacted at such neeting.

Section 12. QJORUM At the neetings of the Board of Drectors,
a mgjority of the Directors shall constitute a quorum for the

transaction of business. The acts of the mjority of the
Directors present at a neeting at which a quorum is present shall
be the acts of the Board of D rectors. If at any neeting of the

Board of Directors less than a quorumis present, the majority of
those present may adjourn the neeting to a subsequent date upon
twenty-four (24) hours witten notice delivered to all Directors
not present. At any such adjourned neeting, any business which
m ght have been transacted at the neeting as originally called may
be transacted wi thout further notice. The joinder of a Director in
the action of a neeting by signing and concurring in the mnutes
shall constitute the presence of such Director for purposes of
determ ning a quorum

Section 13. FIRST BOARD CF D RECTCRS. The actions of the first
Board of Directors of the Association or any successors selected
or elected before the Transitional Control Date shall be binding
upon the Association so long as such actions are within the scope
of the powers and duties which may be exercised generally by the
Board of Directors as provided in the Condom ni um Docunents.

Section 14. FIDELITY BONDS. The Board of Directors shall

require that all officers and enployees of the Association
handling or responsible for Association funds shall furnish
adequate fidelity bonds. The premunms on such bonds shall be

expenses of adm nistration.

ARTI CLE XI 1.
OFFI CERS

Section 1. COFFI CERS. The principal officers of the Association
shall be a President, a Vice President, a Secretary and a
Treasurer, all of whom shall be nmenbers of the Board of Directors.
The Directors may appoint an Assistant Treasurer, an Assistant
Secretary, and such other officers as in their judgnent my be
necessary. Any two offices except the President and Vice
Presi dent may be held by one person.

a. President. The President shall be the chief executive
officer of the Association and shall preside at all neetings of
the Association and of the Board of Directors. The President shall
have all of the general powers and duties which are usually vested
in
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the office of the President of an Association, includin%, but not
limted to, the power to appoint conmttees from anong the nenbers
of the Association to assist in the conduct of the affairs of the
Associ at i on.

b. Vice President. The Vice President shall take the place
of the PreSirdent and perform the duties whenever the President
shall be absent or unable to act. |If neither the President nor the
Vice President is able to act, the Board of D rectors shal
appoint sonme other nenber of the Board to do so on an interim
basis. The Vice President shall also perform such other duties as
shall fromtinme to tinme be determ ned by the Board of Directors.

c. Secretary. The Secretary shall keep the mnutes of all
meeti ngs of e Board of Directors and the mnutes of all annua
and special neetings of the Association. The Secretary shall have
charge of the corporate seal, if any, such books and papers as the
Board of Directors may direct and shall, in general perform all
duties incident to the office of the Secretary.

d. Treasurer. The Treasurer shall have responsibility for
the Associafton funds and securities and shall be responsible for
keeping full and accurate accounts of all recei pts and
di sbursenments in books belonging to the Association. The Treasurer
shall be responsible for the deposit of all nonies and other
valuable property in the name and to the «credit of the
Association, and in such dePositories as may, fromtinme to tine,
be designated by the Board of Directors.

Section 2. ELECTION. After each annual neeting of the
Association, the Board of Directors shall elect Oficers at its
first organization neeting. Oficers shall hold office at the
pl easure of the Board.

Section 3. REMOVAL. Upon affirmative vote of a majority of the
Board of Directors, any Oficer may be renoved either with or
wi t hout cause, and a successor elected at any regul ar neeting of
the Board of Directors or at any special neeting of the Board

called for such purpose. No such renoval action may be taken,
however, unless the matter shall have been included in the notice
of such neeting. The Officer who is proposed to be renoved

shal |l be given an opportunity to be heard at the neeting.

Section 4. DUTIES. The officers shall have such other duties,

powers and responsibilities as shall, from time to tine, be
aut hori zed by the Board of Directors.
ARTI CLE XI 1|
VOTI NG

Section 1. VOIE. Each Co-owner shall be entitled to one vote
for each Condominrum Unit owned when voting by nunber and one
vote, the value of which shall equal the percentage in value
assi gned to
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the Co-owner's unit when voting by value. Voting shall be by
value except 1in those instances when voting is specifically
required to be both in value and in nunber.

Section 2. ELIG@BILITY TO VOTE. No Co-owner shall be entitled
to vote at any neeting of the Association until he has presented
evi dence of ownership of a Unit in the Project to the Association.
The vote of each Co-owner may be cast only by the individual
representative designated by such Co-owner in the notice required
in Section 3 below or by a proxy given by such individual
representative. At and after the First Annual Meeting the Devel oper
shall be entitled to vote for each Unit which it owns.

Section 3. DESI GNATI ON OF VOTI NG REPRESENTATI VE. Each Co- owner
shall file a witten notice with the Association designating the
i ndi vidual representative who shall vote at neetings of the
Association and receive all notices and other comunications from
t he Association on behalf of such Co-owner. Such notice shall state
the nane and address of the individual representative designated
the nunber of the Condom nium Units owned by the Co-owner and the
name and address of each person, firm corporation, partnershinp,
association, trust or other entity who is the Co-owner. Such notice
shall be signed and dated by the Co-owner. The i ndivi dual
representative designated may be changed by the Co-owner at any
time by filing a new notice.

Section 4. QUORUM The presence in person or by proxy of
thirty-five percent (35% of the Co-owners in nunber and in val ue
qualified to vote shall constitute a quorum for holding a neeting
of the Association except for voting on questions specifically
required by the Condom nium Docunents to require a greater quorum
The witten vote of any person furnished at or before any duly
called neeting who is not present in person or by proxy shall be
counted in determning the presence of a quorum with respect to
t he questions upon which the vote is cast.

Section 5. VOTI NG. Votes may be cast only by the
designated voting representative in person or in witing or by
pr oxy. Proxies and any witten votes nust be filed wth the
Secretary of the Association. Cumul ative voting shall not be
permtted.

Section 6. MAJORITY. Unl ess stated otherwse, a mgjority
shall consist of fifty-one percent (51% in nunber of those Co-
owners qualified to vote and present in person, by proxy or by
witten vote at a given neeting of the Associ ation.
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ARTI CLE XI V.

| NDEWMNI FI CATI ON OF OFFI CERS AND DI RECTORS

Section 1. | NDEWMNI FI CATI ON OF OFFI CERS AND DI RECTORS. Every
Director and every officer of the Association shall be indemified
by the Association against all expenses and liabilities, including
attorney fees, reasonably incurred by him or her in connection
with any proceeding to which he or she may be or have been a
Director or Oficer, whether or not he or she is a Director or
Oficer at the time such expenses are incurred. The right to
i ndemmi fication shall not apply in those cases where the Director or
Cficer is legally judged guilty of wllful and wanton m sconduct or
gross negligence in the performance of his or her duties. In the
event any claim for reinbursenment or indemification is based upon
a settlenment by the Director or Oficer seeking such rei nbursenent
or indemification, the right to indemification shall only apply
if the Board of Directors (wth the D rector seeking reinbursenent
abst ai ni ng) approve such settlenment and reinbursenment as being in
the Dbest I nt er est of the Association. The right of
i ndemmification shall be in addition to (and not exclusive of) all
other rights to which such Director or Oficer may be entitled.
At |east ten (10) days prior to paynent for any indemnification or
rei mbursenent which has been approved, the Board of Directors
shall notify all Co-owners of the intent to pay. The Board is
authorized to carry Oficers and Directors liability insurance
covering acts of the Oficers and Directors of the Association in
such amounts as it shall deem appropriate.

ARTI CLE XV.
MORTGAGES

Section 1. NOTICE TO ASSOCI ATI ON.  Any Co-owner who nortgages
his Unit shall upon request notify the Association of the nane and

address of the nortgagee. The Association may naintain, in its
discretion such information in a book entitled "Mrtgages of
Units". The Association may, at the witten request of a

nortgagee of any such Unit, report any unpaid assessnents due
fromthe Co-owner of such Unit. The Association shall give to the
hol der of any first nortgage covering any Unit in the Project
witten notification of any default in the performance of the
obligations of the Co-owner of such Unit that is not cured within
sixty (60) days.
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Section 2. INSURANCE. The Association shall, if requested by
the nortgagee, notify each nortgagee appearing in the Book of the
name of each conpany insuring the Condom nium against fire, perils
covered by extended coverage, vandalism and nalicious m schief and
t he anbunts of such coverage.

Section 3. NOTIFICATION OF MEETINGS. Upon witten request
submtted to the Association, any institutional holder of a first
nmortgage lien on any Unit in the Condom nium shall be entitled to
receive witten notification of every neeting of the Association
and to designate a representative to attend such neeting.

ARTI CLE XVI.
FI NANCE

Section 1. CGENERALLY. The finances of the Association shall be
handl ed i n accordance with the Condom ni um Docunments and the Act.

Section 2. FISCAL YEAR The fiscal year of the Association
shall be an annual period comencing on such date as nay be
determned by the Board of Directors. The fiscal year shall be
subject to change by the Board of Directors for accounting reasons
or ot her good cause.

Section 3. BANK ACCOUNTS. The funds of the Association shal
be deposited in such bank as nay be designated by the Directors
and shall be wthdrawmm only upon the check or order of such
O ficers, enployees or agents as are designated by resolution of
the Board of Directors from tine to time. The funds nmay be
invested from tinme to tinme in insured accounts, deposi t
certificates or in interest bearing obligations of the US
Gover nnent .

Section 4. RECORDS. The Associ ation shall keep detail ed books
of account showi ng all expenditures and recei pts of adm nistration
whi ch shall specify the maintenance and repair expenses of the
Common El enments and any ot her expenses incurred by or on behalf of
the Association and the Co-owners. Such accounts and all other
Associ ation records shall be open for inspection by the Co-owners
and their nortgagees during reasonable working hours. The
Association shall prepare and distribute to each Co-owner, at
| east once a year a financial statenent, the contents of which
shal |l be defined by the Association. The books of account shal
be audited
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at least annually by qualified independent auditors; provided,
however, that such auditors need not be certified public
accountants nor does such audit need to be a certified audit. The
costs of any such audit and any accounting expenses shall be
expenses of adm nistration.
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