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ROLLING OAKS PROFESSIONAL PARK
DECLARATION OF CONDOMINIUM

rd
Made this O/Z day of QC*’D@C«V , 2008, by Villages Property Investors, LLP, a
Florida limited liability partnership, hereinafter called “Developer,” for itself, its successors, grantees, and
assigns.

WHEREIN the Developer makes the following declarations:

l. PURPOSE. The purpose of this Declaration is to submit the lands described in this
instrument and improvements on those lands to the condominium form of ownership and use in the
manner provided by Chapter 718, Florida Statutes, hereafter called the “Condominium Act’.

1.1 Name and Address. The name by which this condominium is to be identified is
ROLLING OAKS PROFESSIONAL PARK, a condominium. Mailing address is P.O. Box 206, Ocala,
Florida 34478. It is hereinafter called "the Condominium."

1.2 The Land. Developer, by this Declaration of Condominium, hereby submits to
the condominium form of ownership, those certain lands described in Lake County, Florida, described in
Exhibit “1.2” attached hereto.

Il DEFINITIONS. The terms used in this Declaration and in its exhibits shall have the
meanings stated in the Condominium Act and as follows, unless the context otherwise requires.

2.1 Assessment means a share of funds required for payment of Common Expenses
which are from time to time assessed against the Unit Owner. :

2.2 Association means Rolling Oaks Professional Park Condominium Association,
Inc., a Florida not-for-profit corporation, and its successors, created pursuant to Articles of Incorporation,
a copy of which are attached to this Declaration as Exhibit “2.2".

2.3 Board of Directors means the board of administration responsible for the
administration of the Association. ’

24 Building Envelope means the area shown on the Survey as Building100
Envelope, Building 200 Envelope, Building 500 Envelope and Building 600 Envelope, upon which
Unconstructed Units are located.

2.5 Bylaws means the Bylaws of the Association existing from time to time. A copy
of the initial Bylaws, a copy of which are attached to this Declaration as Exhibit “2.5".

2.6 Common Elements means the portion of the Condominium Property not included

in the Units.

27 Common_Expenses shall include all those items specifically authorized under
Section 718.115(1)(a), Florida Statutes, whether incurred before or after the date control is transferred
from the Developer to the Unit Owners. The Common Expenses of this Condominium shall include those
expenses directly related to this Condominium together with expenses of the Association related to the
Condominium Property or Common Elements within this Condominium in which all Members of the
Association have use rights. The Board of Directors shall have the obligation to distinguish between
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expenses which shall be allocated to all Units (for example, maintenance of the parking lot, signage,
lighting, liability insurance, etc.), expenses which shall apply solely to the Constructed Units (for example,
building maintenance and casualty insurance) and expenses which shall apply solely to the
Unconstructed Units (for example, any additional insurance or maintenance costs incurred during, and
arising out of, activities involving the construction of additional buildings).

2.8 Condominium has the meaning stated in the Condominium Act.  This
Condominium consists of Eighteen (18) Units that will be used exclusively as offices for professional and
business services. Retail sales may be allowed in conjunction with the provision of professional or
business services.

29 Condominium_Parcel means a Unit, together with the undivided share in the
Common Elements appurtenant to the Unit.

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

2.11  Declaration or Declaration of Condominium means the instrument or instruments
by which the Condominium is created, as may be from time to time amended.

2.12 Institutional Mortgagee means a bank, savings and loan association, an
insurance company, a pension fund, a real estate investment trust, a mortgage banker, Federal or State
agencies, or other like business entities holding a mortgage on a Unit and insurers or guarantors of same.

2.13  Land means the surface of the parcel of real property described in Section 1.2
above, and shall include the air space lying above and subterranean space lying below such surface.

2.14  Limited Common Elements means the improvements located within the Common
Elements, but serving only one specific Unit. Limited Common Elements shall be depicted in the Plot
Plan attached hereto as Exhibit “3.2.1” and identified as LCE.

2.15  Special Assessment means any Assessment levied against Unit Owners other
than the Assessment required by a budget adopted annually. An amendment to an annual budget is not
considered a special assessment.

2.16  Storm Water Management System means the storm water management system
as permitted by the St. Johns River Water Management District under ERP #42-069-42461-3 (the
“Drainage Permit’), including but not limited to, all inlets, ditches, swales, culverts, water control
structures, retention and detention areas, ponds, lakes, floodplain compensation areas, wetlands and any
associated buffer areas, and wetland mitigation areas. The Surface Water Management System facilities
are located on land that is designated as part of the Common Elements of the Condominium, and the
Association is obligated to pay for operation, maintenance and management costs thereof.

2.17  Unit means a part of the Condominium Property that is subject to exclusive
ownership, as depicted in the Plot Plan attached hereto as Exhibit “3.2.1". The square footage of each
Unit is set forth in Exhibit “3.2.2” attached hereto. Those Units that are constructed as of the date of this
Declaration (Units 301, 302, 401, 402, 403 and 404) may be referred to as Constructed Units. Those
Units that are not constructed as of the date of this Declaration may be referred to as Unconstructed
Units, until such time as a structure is constructed upon a Building Envelope and converted to the status
of a Constructed Unit in accordance with the provisions of Section 3.7 herein.

2.18  Unit Owner means the Unit Owner as defined by the Condominium Act. The Unit
Owner shall automatically be a Member of the Association.

2.19  Voting Interest means the voting rights distributed to the Association members
pursuant to Section 718.104(4)(i), Florida Statutes.
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Ill.  DEVELOPMENT PLAN. The subject condominium is described and established as
follows:

3.1 Survey. A survey of the Land upon which the improvements are to be made in
accordance with this Declaration of Condominium is attached hereto as Exhibit “3.1” and by reference
made a part hereof (the “Survey”). The Survey depicts Building 100 Envelope, Building 200 Envelope,
Building 500 Envelope and Building 600 Envelope, and depicts certain Units upon each of said Building
Envelopes. At the date - of this Declaration, the structures that will be located upon the Building Envelopes
reflected on the Survey and within which the Units depicted thereon will be located have not been
constructed. Provisions governing future construction of the structures on the Building Envelopes shall
be governed by the provisions of Section 3.7 below.

3.2 Plot Plan. The improvements upon the Land shall be constructed substantially in
accordance with the Plot Plan and graphic description of the improvements attached hereto as Exhibit
"3.2.1" (hereafter referred to as the “Plot Plan”). Units 301, 302, 401, 402, 403 and 404 have been
constructed as of the date of this Declaration (“Constructed Units”) and are represented in the Plot Plan in
actual form. The remaining Units (“Unconstructed Units”) are anticipated to be constructed in the future
and the construction thereof shall be governed by the provisions of Section 3.7 below. The square
footage of each Unit (both the Constructed Units and the Unconstructed Units), as calculated by the
project architect, and which shall be the basis for allocation of interests in the Common Elements and
Surplus is attached hereto as Exhibit “3.2.2". The dimensions shown on the Plot Plan and the square
footages as calculated by the architect are used for allocation of interests in the Common Elements and
Surplus of the Association, however, such dimensions and square footages may actually vary slightly,
particularly with respect to the Unconstructed Units, and are not represented to be exact interior
measurements of the Units, but are based on the architectural drawings which were used in the
construction of the Constructed Units, and which are expected to be followed in the construction of the
Unconstructed Units.

3.3 Easements.

(@) Utility Easements. Easements are reserved in favor of the Association
through the Common Element portions of the Condominium Property as may be required for utility service
to serve the condominium adequately and the Association may grant permits, licenses and easements
over, under or upon the Common Element portions of the Condominium Property for utility services or
other purposes reasonably necessary or useful for the proper maintenance or operation of the
Condominium. In the event a Unit Owner has specific utility needs that are not then in place, the Unit
Owner may request that a utility service easement be granted over and upon the Common Element
portions of the Condominium Property for the purpose of providing such utility services (for example, to
locate an auxiliary power generator), and same shall be granted by the Association, provided that the
easement does not require modification of the improvements then in place that would adversely affect
other Unit Owners, including specifically no change to the parking areas or driveways of the
Condominium, and further provided that the easement shall require all work to be done in accordance
with permits issued by governmental authorities having jurisdiction, filing of as-built plans with the
Association and full repair or restoration of any damage to Common Element property. If such easement
is for the use and benefit of a specific Unit Owner or Owners, it shall be designated as a Limited Common
Element appurtenant to such Unit or Units and all future repairs or maintenance associated therewith
shall be assessable separately to such Unit or Units.

(b) Easements for Encroachments. Each Unit shall be subject to an
easement for encroachments which now exist or hereafter exist, caused by settlement or movement of
the building, or caused by minor inaccuracies in building or rebuilding, which encroachments shall be
permitted to remain undisturbed and such shall continue until such encroachments no longer exist.

() Ingress_and Egress Easement. Each Unit shall have a non-exclusive
easement for ingress and egress between said Unit and the public roads and streets serving the
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Condominium over the canopied entry areas, walks, ramps and other exterior access areas and other
portions of the Common Elements of the Condominium.

(d) Surface Water or_Stormwater Management System Easements. The
Association shall have a perpetual non-exclusive easement over all areas of the Surface Water or
Stormwater Management System for access to operate, maintain or repair that portion of the system
located upon the Land in compliance with the Drainage Permit. No person shall alter the drainage flow of
the Surface Water or Stormwater Management System, including buffer areas or swales, without the prior
written approval of the St. Johns River Water Management District.

(e) Easement to Make Repairs. The Association has an easement for
access to each Unit during reasonable hours, when necessary for routine maintenance, repair or
replacement of any Common Element or Limited Common Element for which the Association has such
responsibility and at all other hours for making emergency repairs necessary to prevent damage to the
Common Elements or to another Unit.

(j)] Easements as Appurtenances. The easements and other rights created
herein shall be appurtenant to each Unit and all conveyances of title to a Unit shall be deemed to include
a conveyance of the easements and rights as are herein provided, even though no specific reference to
such easements and rights appears in any such instrument.

34 Unit Boundaries. Each Unit is reflected in the Plot Plan.

(a) Upper and Lower Boundaries. The upper and lower boundaries of each
Unit shall be determined in the following manner: (i) the upper boundary shall be the interior face of the
roof trusses above the Units, as reflected in the Plot Plan. Any light fixtures and HVAC vents and any
suspended acoustical ceiling grid and tiles (or drywall ceiling) shall be property of the Unit within which
installed. (i) The lower boundary shall be the interior surface of the concrete floor slab upon which the
Unit is located.

(b) Parametrical Boundaries. The parametrical boundaries of each Unit
shall be the vertical projections of the two-dimensional and horizontal boundary lines of the Units as
depicted in the Plot Plan, extending from the lower boundary to the upper boundary as defined in (@)
above as measured at the interior faces of the vertically installed drywall that covers or is expected to
cover the boundary walls of each Unit.

(c) Notwithstanding the Unit boundaries established by (a) and (b) above,
each Unit shall be deemed to have an easement within the Common Element area as follows: (i) each
Unit shall be allowed to install electrical and HVAC lines (including mounting of the air handler or water
heater in the attic space if allowed by local building codes), as well as any other needed utility lines, within
the area occupied by the roof trusses directly above the Unit or within the area of the boundary walls of
the Unit, provided that no installation shall materially impact the structural integrity of the improvements as
installed by Developer.

(d) Units 401, 402 and 403, as depicted on the Plot Plan, are presently not
separated by dividing walls and therefore, the parametrical boundary between said Units shall be deemed
to extend to a line which is at a point in the middle of the “Proposed Future Dividing Walls” of said Units,
as depicted on the Plot Plan. The Owner of said Units has the right at any time in the future, without
amendment of this Declaration, to install the dividing walls to divide the Units, and provided such
improvements are constructed in the location depicted on the Plot Plan and in compliance with all local
building code requirements, the Association shall accept such improvements as additional Common
Elements upon formal written request of the Owner of said Units and delivery to the Association of a
Certificate of Occupancy or final inspection certificate indicating completion of the installation in
accordance with local building code requirements. Notwithstanding any other provisions of this
Declaration, this provision may not be amended without the approval of a majority of the Unit Owners of
Units 401,402 and 403.
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3.5 Alteration of Unit Plans. The interior plan of a Unit may be changed by its owner
without prior approval of the Association, provided however that no alteration of a Unit shall encroach
upon Common Elements, except as allowed in Section 3.4 (c) or (d) above, nor upon other Units. Any
alterations must be performed in accordance with all State Laws and Local Ordinances and a copy of the
approved plans shall be deposited with the Association prior to commencement of any work. No Unit
may be subdivided, provided however, this shall not be construed to prevent joint ownership of a Unit or
simultaneous use by more than one party.

3.6 Developer's Reserved Rights. The Developer reserves the right to make minor
changes within Units, or to the boundaries of the Units during construction-as long as those changes do
not decrease the size of any Unit by more than one (1%) percent of the square footage depicted in Exhibit
“3.2.2". Notwithstanding such minor changes, the Unit square footages set forth in Exhibit “3.2.2" shall
govern determination of the share of all Units in the Common Elements and Surplus, unless this
Declaration is otherwise amended in accordance with provisions set forth elsewhere in this Declaration.

3.7 Future Buildings. For purposes hereof, the reference to “Building Envelope” is a
reference to the Survey described in Section 3.1 above and attached hereto as Exhibit “3.1".

(a) Statement of Intent. Units 101 and 102 (located upon Building 100
Envelope), 201 and 202 (located upon Building 200 Envelope), 501, 502, 503 and 504 (located upon
Building 500 Envelope) and 601, 602, 603 and 604 (located upon Building 600 Envelope) are, as of the
date of this Declaration, not yet constructed (“Unconstructed Units”). It is the intent however that these
Unconstructed Units shall be presently created and have all of the rights and privileges of the Units that
are presently constructed, as set forth in this Declaration. Further, it is the intent that these
Unconstructed Units shall share in the obligation for Common Expenses in accordance with the
provisions of Article VI of this Declaration.

(b) Reservation of Right to Erect Future Buildings. The Developer reserves
the right unto itself and in favor of any other owner of any Unconstructed Unit to construct the buildings to
house such Units, on the land described in the Survey referenced in Section 3.1 above and referred to
therein as Building Envelope 100, Building Envelope 200, Building Envelope 500 and Building Envelope
600. Such buildings shall be constructed in approximately the location reflected in the Survey, provided
that the approved setback of five (5) feet from the property boundary shall be observed in the construction
of buildings upon Building Envelopes 100 and 200. The footprint of the buildings shall match the exterior
dimensions reflected on the Plot Plan and the Survey. The exterior elevation of the buildings shall be the
same or similar to the elevations reflected on the Plot Plan, provided that any brick used and the colors of
paint or other non-brick wall finish, and the roofing materials, shall only be as previously approved by the
Town of Lady Lake. The proposed building design, elevation and/or finishes, for all buildings proposed to
be constructed upon the Unconstructed Units shall first be submitted to the Design Review Committee in
accordance with the provisions of subsection (d) below. All construction shall be undertaken in a manner
such as to protect the Common Elements from any damage, and if any damage is incurred it shall be
immediately repaired to the same condition as before construction activity commenced. Placement of
construction materials and staging facilities (trailers, storage containers, dumpsters, etc.) shall be placed
off of the pavement if at all possible, or if placed on the pavement plywood shall be laid underneath to
help protect the asphalt. The activities undertaken may occupy or reserve only the parking area directly
adjacent to the Building Envelope (only those parking spaces touching the sidewalk that directly abuts the
Building Envelope) and otherwise shall not interfere with the remaining parking or traffic circulation,
except for temporary blockage that is necessary and unavoidable (example, trucks unloading). The party
undertaking construction shall provide Builder's Risk Insurance (including premises liability in favor of the
Association) during the term of construction, up until the Units are recognized as Constructed Units under
the provisions of (c) below.

(c) Completion of Construction and Assessment Status. Upon completion of
construction of any building, as measured by the earlier of issuance of Certificate of Occupancy or actual
occupancy of any portion thereof, the Units within such building shall thereupon be reclassified as
Constructed Units for all purposes of assessment, and the Developer (or other Unit owner undertaking
construction) shall provide to the Association an Amendment to Declaration, in the form attached hereto

-5-

Book3694/Page530 CFN#2008124178 Page 5 of 52



as Exhibit “3.7” (the "Amendment to Declaration"), which shall be filed in the Public Records of Lake
County, Florida, containing the specific legal description of the exterior perimeter of the building and
include a survey map thereof certified by a licensed surveyor as required by Florida Statute, together with
a graphic description of the actual improvements that have been constructed, certified by a licensed
architect or engineer, which shall contain at least the same information with respect to the improvements
as was included with this Declaration and shall otherwise meet all requirements of the Condominium Act.
Such Amendment to Declaration shall be executed and acknowledged by the Developer (or other Unit
owner undertaking construction), joined with the consent of any lender holding a lien against the Units,
and delivered in recordable form to the Association. The Amendment to Declaration shall be approved as
to form and content by the Association Board of Directors which shall provide its consent in writing and
forward same to the Clerk of Court for recording in the Public Records of Lake County, Florida.

(d) Design Review Committee Approval. The Board of Directors of the
Association shall act as the Design Review Committee. Any proposed construction that is based upon
the same or similar design standards, and is to be constructed using the same exterior brick and the
same finish color and texture for all non-brick surfaces, as well as the same roofing material as previously
approved by the Town of Lady Lake shall be approved by the Design Review Committee without
discretion, except for the determination of whether there are material variations from such prior approvals.
If the Design Review Committee determines that there are material variations, then the proposed plans,
including detail of all design elements, finishes, materials (including roofing materials) shall be first
submitted to the Design Review Committee, which shall have a period of 30 days from and after receipt of
such detail, to review and approve the variations. If the Design Review Committee does not review and
provide a written response to the applicant within the 30 days, the details as submitted shall be deemed
approved. The written response from the Design Review Committee shall specify with particularity any
concerns so that the applicant may address those concerns by providing additional detail or by revising
the details. Notwithstanding any review by the Design Review Committee, any material changes will
remain subject to review and approval by the Town of Lady Lake, in accordance with their Commercial
Design Standards (Land Development Regulations, Chapter 20), at the applicant's sole cost and
expense.

In addition to the design documents, the applicant shali submit details for landscaping around the
building and extension of irrigation lines from the irrigation system of the Association. All proposed
landscaping shall be the same or similar to what is already in existence in order to maintain a unified
appearance and facilitate uniformity in maintenance requirements over the entire development.

The standard for review by the Design Review Committee shall be to maintain harmony of the
external design and color, quality of workmanship and materials, size of structure, and the location of said
structures with respect to location on Building Envelope, topography, and finish grade elevation.

IV. THE UNITS. The Units of the Condominium are described more particularly and the
rights and obligations of their Owners are established as follows:

4.1 Unit Numbers. The Condominium consists of eighteen (18) Units, which are
identified by the Unit numbers set forth on the Survey.

4.2 Appurtenances to Units. The Owner of each Unit shall own a share and certain
interest in the Condominium Property, which share and interest is appurtenant to the several Units as:

(@) Common FElements and Common Surplus. An undivided share in the
Common Elements and the Common Surplus for each Unit being a fraction calculated with the square
footage of a Unit as the numerator and the total square footage of all Units as the denominator. The
schedule of square footage for purposes of this calculation is attached hereto as Exhibit “3.2.2".

(b) Vote. Each Unit shall be entitled to a Voting Interest of one (1) vote, said
vote to be cast by the Unit Owner, unless otherwise assigned in the manner prescribed by the Bylaws of
the Association.
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