AMENDED AND RESTATED
DECLARATION OF CONDOMINIUM
oF

REEVES HOUSE, A CONDOMINIUM

Prepared by and Return to:

KENNETH D. MORSE, ESQUIRE
MORSE & MESSERVEY, P.A.
501 H. Magnolia Avenue
Suite A

Orlando, Florida 32801
(407) 422-2411



10.
11.
12.

13.

14.
15.
16.
17.
1.

19.

20.
21.

22.

213.
24.
25.
26.
27.
28.
29.

30.

REEVES HOUSE, A CONDOMINIUM

TABLE OF CONTENTS

Hame

Land

pefinitions
Identification of Units
The Condominium

Share in Common Elements, Expenses
and Surplus

Condominium Assoclation
Maintenance and Repair

Assessments

Lien of the Association

Transfer Fees and Security Deposit
Transfer of Condominium Units

Rights of Heirs and Devisees of
Deceased Unit Owners

Insurance

Liability Insurance

Purpose and Use Restrictions
Condominium Association Amendments
Bylaws

Membership in Association and
Voting Rights

Amendment to Declaration of Condominium

Alteration of Units

Alterations, Additions and Improvements

to Commcn Elements
Mortgages and Mortgagees
Termination

Easements and Encroachments:
Subject to Declaration
Paragraph Headings
Notice
Compliance and Default

Construction of Terms

Page

11
13
14

14

16
16

20
20

30

30

31
31

a2

33
34
34
33
5
33
i3
e

36



REEVES HOUSE, A CONDOMINIUM

TABLE OF CONTENTS

Page

31. Separability of Provisions 37

EXHIBITS

"a"  pmended and Restated Articles of Incorpeoration

"B" Mmended and Restated Bylaws

SEE ORIGINAL DECLARATION OF CONDCMINIUM recorded February 13, 1985,
at official Records Book 3607, Page 1046, et. seg., Public Records
of Orange County, Florida, for Plot Plan and Survey.



AMENDED AND RESTATED
DECLARATION OF CONDOMINIUM
FoR

REEVES HOUSE, A CONDOMINIUM

This is the Amended and Restated Declaration of Condominium
for Reeves House, a Condominium. ° This document is a substantial
rewording of, and amends and restates the Declaration of
Condominium, adopted pursuant to  Chapter 718 of the Florida
Statutes (hereinafter called the "Condominium Act"™), recorded on
February 13, 1985, at Cfficial Records Book 3607, Page 1046 et,

seqg., Public Records of Orange County, Florida (hereinafter
referred to as the "Original Declaration" and any and all
subsequent amendments of such Original Declaration). [SEE THE

ORIGINAL DECLARATION FOR THE PRESENT TEXT.]

1. HAME: The name by which the Condominium is to be Xnown
and identified is REEVES HOUSE, A CONDOMINIUM.

2. LANHD: The real property included in REEVES HOUSE, A
CONDOMINIUM, is located in Orlando, at the corner of Reobinson and
Broadway Streets in Orange County, Florida, and 1is more
particularly described as follows:

Begin at a point 110 feet West of the
Southeast corner of Lot 4, HILLMAN'S ADDITION
TO ORLANDO, FLORIDA, according to the Plat
thereof as recorded in Plat Book D, Page 56,
Public Records of Orange County, Florida. Run
thence North 209.50 feet to the North line of
the South 1/2 of Lot 11 of said Addition,
thence run West 30-1/2 feet to the West line
of said Lot 11, thence run South 68.50 feet to
the HNorth line of Lot 2 of sald Addition,
thence West 44-1/2 feet, thence South 141 feet
to the South line of Lot 2 of said Addition,
thence East 75 feet to the Point of Beginning.
Begin also described as follows: The East 47-
2/3 feet of Lot 2, and the West 27-1/3 feet of
Lot 3, and the West 30.50 feet of the South
68.50 feet of Lot 11, all in HILLMAN'S
ADDITION TO ORLANDO, according to the Plat
thereof as recorded in Plat Bock D, Page 56,
Public Records of Orange County, Florida.

AND ALSO: All of Lot 1, the West 21 feet of
Lot 2, and all of Lots 9% and 10, less the
Horth B0 feet of the Easterly 65.25 feet of
said Lot 10, HILLMAN'S ADDITION TO ORLANDO,
according to the Plat thereof as recorded in
Plat Book D, Page 56, Public Records of Orange
County, Florida.

3. DEFINITIONS: The terms used in this Amended and Restated
Declaration of Condominium and in its exhibits, including the
Amended and Restated Articles of Incorporation and Bylaws of REEVES
HOUSE OWNERS ASSOCIATION, INC., shall be defined in accordance with
the provisions of the Florida Condominium Act, and as follows,
unless the context otherwise requires;

3.1 gondominium Unit: Means as defined by
the Condominium Act and the, land thereunder.

3.2 gcopdominjum Unit Owper: Means unit owner
as defined by the Condominium Act.



3.3 Association: Means REEVES HOUSE OWHERS
ASSOCIATION, INC., and its successors.

3.4 Members;: Means the owner of a condominium
unit.

3.5 Common Elements: © Shall include:

a. All of those stated in the
Condominium Act.

b. Tangible personal property required
for the maintenance and operation of the
condominium, ewven though owned by the
Associatien.

c. Portions of the condeminium preoperty
which are not included as a condominium unit.

3.6 Common Expenses: Include; a) all expenses
and assessments which are properly incurred by the
Association for the Condominium; b) expenses of
administration and management of the condominium
praperty; c) expenses of maintenance, insurance,
operation, repair, replacement or betterment of the
common elements, and of the portions of the units to
be maintained by the Associatien; d) expenses of the
administration and management of the Association as
hereinafter set forth and as set forth in the Articles
of Incorporation and Bylaws of the Association; e)
expenses declared common expenses by the provisions
of this Amended and Restated Declaration or by the
Bylaws of the Association, or any subsequent amend-
ment thereto; f} any valid charge against the condo-
minium property as a whole,

3.7 BPrility Service: Utility service shall be
limited to electrical power, water, air conditioning,
garbage and sewage disposal for the common elements.
Each unit will be separately metered and each unit
owner shall pay all of his own utility expenses,
including electrical power, water, air conditioning,
garbage and sewage disposal and cable television.

4. IDENTIFICATION OF UMITS:

4.1 The Condominium Property consists of the
land described in Paragraph 2 herecf and all esase-
ments and rights appurtenant thereto, together with
the building and other improvements constructed
thereon which include the units, common elements
and limited commen elements. .The principal improve-
ments oh the real property submitted herewith to
condominium ownership consist of one 8-story concrete
frame and masonry apartment building containing a
total of forty (40) condominium apartment units, a
lobby, a manager's apartment, a manager's coffice,
storage rooms, a recreation roem, a billiards room,
an exercise room with sauna, 59 garage parking
spaces, a plaza with swimming pool and whirlpeool
and 29 exterior parking spaces.

4.2 The unit number, location and floor plan
of each unit and the parking area and storage area
assigned to each unit as appurtenant limited commeon
elements are shown on the Plot Plan attached as
Exhibit "A" to the Original Declaration. Each unit
shall have as an appurtenant limited common element
one storage closet on the third floor of the
recreational wing of the building. The storage
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closet assigned to each unit:is ipdicated by place-
ment of the unit number within the boundaries of

the storage cleoset on the Plot Plan attached as
Exhibit "A"™ to the Original Declaration. Each unit
shall have, as anp appurtenant limited common element
a minimum of one garage parking space., The original
location and assignment of each unit's parking space
are shown on the Plot Plan attached as Exhibit "pa»
to the Original Declaratien, which has been changed
by subsequent placement cf the unit number within
the boundaries of the actual parking space. Addi-
tional parking spaces, within the parking garage
and/or in the exterior parking spaces may be assigned
by Board of Directors as limited copmon elements
appurtenant te any unit or units except that the
Board of Directors may not assign a total number of
spaces to units which will result in fewer than 10
spaces remaining unassigned and available as common
elements for guest parking.

4.3 The balconies, terraces and porches
abutting each condominium upit are limited common
elements appurtenant to those units to which they
abut, serve or are assjigned, and the use of any
limited common element is restricted to the unit
to which it is appurtenant.

Any room or spaces which are not within the
boundaries of a condominium unit are common
elements or limited common elements and shall
be used, occupied, dealt with and mapaged as.
provided for in the Condominium Act, in the
Original Declaration of Condominium and in this
Amended and Restated Declaration of Condominium.

4.4 Each unit shall include that part of
the building that lies within the boundaries of
the unit, which boundaries are as follows:

4. Upper Boundary. The upper
boundaries shall be the plan (or exten-
gion thereof in order to meet the para-
metrical boundary) of the unfinished,
unpainted interior surface of the ceil-
ing at its various locatiens within the
parametrical boundaries®

b. Lower Boundary. The lower
boundary shall be the horizental plane
(or extension thereof in order to meet
the parametrical boundary) of the un-
finished, unpainted interier surface of
the ceiling at its various locations
within the parametrical boundaries.

¢. Parametriecal Eégngg:ies. The

parametrical boundaries of the unit
shall be the yertical planes of the
unfinished, interior surfaces of the
walls abounding the unit extended to
their planar intersections with each
other and with the upper and lower
boundaries. No part of the nonstruc-
tural interior partition walls shall
be considered a boundary of the ynit.

d, Apertures. Where there are
apertures in any boundary, including,
but not "limited to, windews, doors,
skylights, louvers or vents, such

&



boundaries shall be extencud to include
the interior, untinished :murfaces of
such apertures, including all frameworks
thereof. Exterior surfaces made of
glass or other transparent material,

and all framings and casings therefor,
however, shall ba included in the
boundaries of a init.

e. Exceptjons. In uases not
specifically covared above, and/or in
any case of conllict or anbiguity, the
survey of the units set forth as Exhibit
“AY to the Original Declacation shall
control in deterwining the boundaries
of the unit.

4.5 All conduits and wires up to the individual
unit fuse box and all of the utility lines and pipes
to their outlets, reqardless of location, constitute
part of the common elements. uUnless otherwise
specifically set forth herein, the boundary lines of
each condominium terrace, bkalcony or porch are the
interior, wertical surfaces thoreof and the exterior,
unpainted, unfinished surface of the perimeter balus-
trade or railing abutting the porch, terrace or
balcoeny, or if said j.orch, tervace, or balcony is
enclosed, the exterior, unfinished surface of the
perimeter wall and tlie interior, finished surface or
surfaces of the floor or celling of said porch. In
cases where a unit or limited common element appur-=
tenant to a unit is served by a stairwell or walkway,
that stairwell or walkway shall be deemed a limited
common element appurtenant to that unit or to those
units served thereby and those units which can
reasaonably be expected to be served thereby.

4.6 HNotwithstanding the ubove definitions of a
unit or the locations of the Loundaries of a unit as
shown on Exhibit "A" to the Original Declaration,
the actual location of the flours, unfinished walls
and ceilings as the same may exist from time to time
shall govern the actual boundayies of the unit.

4.7 Each condouwinium parcel includes a con-
dominium unit, together with the undivided share in
and to the common eluments which are appurtenant
to the unit and the interest of each unit in any
limited common element appurtenant te that unit,
such as balconies, terraces, porches, stairways,
parking spaces, or storage closets.

5. THE CONDOMINTUM: Is described as follows:

5.1 BSurvey. There is.attached as an exhibit
to and made a part of and recorded simultaneously
with the Original Declaration, a Survey, Plot Plan
and Graphic Description of Improvements mentioned
above, showing the units, common elements and
limited common elements, their location and approxi-
mate dimensions in sufficient detail to identify
them, and said Survey, Plot Plan and Graphic
Description of Improvementsiand the notes and
legends appearing thereen are wade a part of and
shall be deemed and identified as Exhibit "aA" to
the Original Declaration. Said Exhibit "a" te the
Original Declaration has been certified to and in
the manner reguired by Florida Statute 718.014(4)(e),
the Condominium Act.



5.2 Limited Comnwgpn Elements. Shall include
the balconies, terrac.s, storagu closets, and
parking spaces, as shuawn on the Plot Plan attached
te the Original Declavcation as kxhibit “A".

5.3 Common Elepcpts. Include, in addition
to those previcusly described horein, all of the
real property and imp.fovements located on REEVES
HOUSE, A CONDOMINIUM, which ave not included in
the definition of a condominiuwm unit or a limited
common element, including, but not limited to, a
swimming pool with deck, plaza awrea, Wwhirlpool,
exercise room and sauna, lobby, recreation room
billiards room unassigned parling spaces, if
any, a managers apariment and .ifice, storage
areas, concrete asphult drives, and walkways.

6. UNMDIVIDED SHARES [H THE COMON ELEMENTS AND SHARE IN THE
COMMON EXPENSES AND COMMON SURPLUS ! PPURTENANT TO EACH UNIT.

6.1 There shall be appuricnant teo each unit in
this Condominium, an egqual own.rship of the common
elements and a membel ship in HEEVES HOUSE OWNERS
ASS0CIATION, INC. Tle fracticual interest in the
common elements appul'tenant .to eéach unit shall be
an undivided 1/40th 1nterest.

6.2 Each unit .uner shall be liable for a
proporticnate share f the comwwocn expenses and
entitled to a proporiionate share of the common
surplus, such share heing the :same as the undivided
share in the common ulements appurtenant to his/her
unit as set forth abuve. 5

6.3 In the event the terawination of the Con-
dominium or any portion af the Condominium, the
Condominium Property shall be owned in common Ly
all of the unit owne,s in accucdance with the
provisions contained in Paragi.ph 24 entitled

"TERMINATION".

7. CONDOMINTUM ASSOUTATION. ‘'ie Association responsible for
the operation of the Condominium is the REEVES HOUSE OWHERS
ASSOCIATION, INC., a Flocida corpuration, not-for-profit. The

powers and duties of the Association include those set forth in
Chapter 718, Florida Statutes (1921) and, except as expressly
limited or restricted in Florida Statutes 718, those set forth in
the Amended and Restated peclaratiun and Bylaws and Chapters &07
and 617, Florida Statutes, as applicable.

1]
7.1 Power to Manage Condomipium Property and to
Coptract, Sue and Be Sued. The Asscciation may con-

tract, sue or be sued with respect to the exercise

or non-exercise aof iks powers. These powers include,
but are not limited co, maintcnance, management and
operation of the Condaminium kroperty. The Associa-
tion may institute, wsaintain, settle or appeal actions
or hearings in its pname, on behalf of all unit owners,
concerning matters of commonh interest teo most or all
unit owners, including, but' not limited to, the
common elements; the roof and structural components
of a building or othor improvoments; mechanical,
electrical, and plumbing elemcnts serving an improve-
ment or building; protesting «d valorem taxes on
commonly used facilities. WNothing in this Amended

and Restated Declarstion of Condominium limits any
statutory or common law right of any individual

unit owner teo bring any action without participa-
tion by the Association which may otherwise be
available,



7.2 Assassmonts Manﬂggmpur of Common Elemenl.s.
The Association has the power to make and collect
assessments, and to l.ase, maintain, repair, and re-
place the common elemcnts. The Asscciation may
charge a fee against . unit owner for the use of the
recreational faciliti.:s, as move particularly
appears in the Rules .nd Regulations and Bylaws of
the Association.

7.3 Right of Ac.ess to Units. The Assaciation
has the irrevocable right of access to each unit
during reasconakle houvs, when necessary for the main-
tenance, repair, or replacement of any commeon elemants
or of any portion of . unit to be maintained by the
Association pursuant to this Amended and Restated
Declaration of Condominium, or as pecessary te pre-
vent damage to the ccamon eleanLs ar to a unit or
units.

7.4 Title to Pioperty.. ‘The Association has
the power to acguire title te property or otherwise
hold, convey, lease and mortgage Association property
for the use and benefit of its members. This power
shall be exercised sclely by the Board of Directors,
which shall be the r&presenﬁative body responsible
for the administration of the Association. HNo
approval of the unit owners shall be necessary for
the Association to acquire title to personal or
real property through foreclpsure of a duly recorded
lien or assessment of the Asscciation, or as a result
of any levy, garnishment or jexecution in favor of the
Association.

7.5 Purchase ef Units. The Association has the
power, unless prohibited by this Amended and Restated
Declaration, Articles of Incorporation or Bylaws of
the Association, to purchase units in the Condominium
and to acguire and hald, lease, mortgage and convey
them. There shall be no limitation on the Associa-
tion's right to purchase a unit at a foreclosure
sale resulting from the Association's foreclosure of
its lien for unpaid ussessments, or to take title by
deed in liew of foreclosure.

3. MATHTEMANCE AlID REPATIRS. Responsibility for the
maintenance of the Condominium Property shall be as follows:

8.1 Maintenanci by Unit Owners. The owner of
each condominium unit shall, at his or her own
expense, be solely responsible for the maintenance
of his unit and all equipment, furniture, furnish-
ings and fixtures located therein, inecluding, but
not limited to, all air conditioning egquipment
(including compresscrs for hls unit located within
a unit, or on the common eléments] and must promptly
ccrrect any cenditions whichi would, if left un-
corrected, cause any damaqe to another unit. The
owner of each unit shall be.respensible for any
damages caused by his actlops or by his intentional,
careless or negligent act or failure to act, or by
the intentional conduct, carelessness or ntligence
af his family, or that of his guests, tenants, lessees
and agents. Furthermore, the owner of each unit
‘'shall, at his or her own expense, be responsible for
the up-keep and maintenance, including, but not
limited to, painting, replastering, ceiling and
pelishing, of the interior finished surface of
the perimeter walls, ceilings and floers which
constitutes the boundary lines of the unit
{including its abutting limited common elements);
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and all doors, all scoeens, all window and plate
glass in windows, anu plate gluss or screens in

the perimeter walls of the unit and its attached
baleonies. The foregaing maintenance and repair
obligation notwithstauding, the Asscciatien, in

the exercise of its ciscretion, may require
established levels ol maintenance and up-keep of

the varicus condominiam unit owners with respect

to their balconies, patios, stairways, entry ways,
and parking areas, ai.l may reasonably regulate and
control and make rules relating to the appearance,
painting and decorating and utilization of the
balconies, patios, eniry ways, garage areas, hallways,
storage areas, all e:cerior sucfaces and parking
areas. The Association may likewise undertake the
painting, maintenancc andfor repair of all exterior
walls of the Condomiiium, whether or not falling
within or including i balcony, balustrade or railing,
and of any or all otl.er limited common elements,
including, but not liwmited to, entry courts, porches,
balconies or planter:, as part of an Assoclation
program of maintenance and repair. Unit owners

shall be individually responsible for the maintenance
of the electrical sy:tem and electrical distribution
systems within their own units from and including

the fuse box applical.le, and servicing the unit
inward; which means L1 distribution lines surfacing
only the condominium and ocutlets within each condo-
minium unit. It shail be the responsibility of the
hssoclation to maint.in and repair the electrical
system and distribution linegs up to the individual
unit fuse boxes. Thi.: unit ownar shall be solely respon-—
sible for all conduiis, ducts, plumbing, wiring and
any other utility se.vice within the individual condo-
minium unit.

8.2 By the Copdlgminium Association. Except
as provided in this smended.and Restated Declara-

tion, the Associatiouw shall be responsible and
provide for the mainlenance, repalr and operation
af the commen elemeni s and limited common elements
af the Condominium. 7The Asscocviation shall main-
tain, repair and replace, at its expense, all
exterior portions of a unit, all conduits, ducts,
plumbing, wiring and other facilities for the
furnishing of utility services te the unit, and
all incidental damag.: caused to a unit by

reason of maintenanc.:, repair and replacement
accomplished pursuanc teo the provisions of this
Amended and Restated Declaration of Condominium.
Wothing, however, contained in this Amended and
Restated Declaration of Condowinium shall be
construed to prevent the Asscuiation from seek-
ing reimbursement, iustituting litigation or
levying assessments ..r fines, where authorized

by the Amended and R.stated Declaration of Condominium,
Bylaws or Rules and itegulatiens, from and against
any unit owner or any other person for the cost of
the repairs or such repairs.that are reguired
because of the negligent or’ ctherwise intentional,
careless or harmful .nd wrongful acts or omissilions
of the unit owner or any other person. The
Assocciation shall have all powers necessary

to discharge its responsibility for maintenance
and repalr, and may cxercise these powers
exclusively if it so desires, or may delegate

them as elsewhere provided for in this Amended

and Restated Declaracion, or in the Bylaws or
Rules apd Regulatiens of the Association.

Each unit owner has a duty and shall promptly
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