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STATE OF SOUTH CAROLINA ) MASTER DEED OF
: THE LYONS AT PORT ROYAL

COUNTY OF BEAUFORT ) HORIZONTAL PROPERTY REGIME

THIS Master Ceed is made by The Hansford at Port Royal, LLC (hereinafter
referred to as "Declarant”), a limited liability company duly organized and existing under
the laws of the State of South Carolina with its principai offices and place of business at
Cotumbia, South Caralina, this 18th day of June, 1999.

WITNESSETH
ARTICLE 1
Establishment of Horizontal Property Regime

1.1 The purpose of this Master Deed is to establish, pursuant to the Horizontal
Property Act of the State of South Caroiina, a horizontal property regime to be known
as THE LYONS AT PORT ROYAL HORIZONTAL PROPERTY REGIME (hereinafter
referred to as "Regime”). The land and improvements to be submitted to the provisions
of the Horizontai Property Act and to the terms of this Master Deed are described in
their totality in Article 3 as to the Condominium Property. Declarant, by filing of record
this Master Deed, publishes and declares that the Condominium Property shall be
owned, occupied, used, conveyed, encumbered, leased and improved in accordance
with the provisions of the Horizontal Property Act of the State of South Carolina and in
accordance with the covenants, restrictions, encumbrances and abligations set forth or
incorporated by reference in this Master Deed, all of which shall be deemed to be
covenants and obligations running with the Land.

1.2 The buildings and improvements constituting the Regime have been
constructed in one stage which is referred to and described in this Master Deed as the
Regime.

ARTICLE 2
Defimtions

Certain terms when used in this Master Deed and its exhibits shall have the
foliowing meanings unless the context clearly requires otherwise:

2.1 "Assessments" means that portion of the common expenses which is to be
paid by each Vilia Owner in proportion to his percentage interest in Common Elements.

2.2 "Association” means and refers to The Lyons at Port Royal Owners
Association, Inc., a South Carolina Non-Profit corporation (hereinafter referred.to as the
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“Agsociation™), and shall be the inoorporéted enm'y responsible for operationand
management of the Common Elements reserved unto the Council of Co-Owners as
same is defined in the Horizontal Property Act. ’

2:3 "By-Laws" means the rules and procedures prescribed for government of the
Association which are attached to this Master Deed as Exhibit "D". All references to
By-Laws shall be consirued to include amendments to the By-Laws duly adopted from
time to time. . ' - ' '

2.4 "Board of Directors” or "Board” means the body of Persons selected,
authorized and directed to manage and operate the Common Elements and the affairs
of the Association as provided by this Master Deed and the By-Laws.

2.5 *Common Elements” means ali those portions of the Condominium Property
not included within the Villas.

2.6 "Common Expenses" means the actual and estimated expenses of
operating and managing the Common Elements, including reasonable reserves as
determined by the Board.

2.7 "Common Surplus” means the excess of all receipts of the Association
including, but not limited to, assessments, rents, prafits and revenues from the
Common Elements over the amount of Common Expenses. ;

2.8 "Condominium Property” means the Land described in Exhibit "A”, the
buildings, Villas and other improvements real, personal or mixed, or constructed on the
Land, intended for use in connection with the Regime.

2.8 "Horizonial Property Act" means the Horizontal Property Act of the State of
South Carolina, Title 27, Chapter 31, Code of Laws of South Carolina, 1976,as
amended. All references to the "Horizonial Property Act” shall be construed to inciude
any amendments to the Horizontal Property Act adopted and enacted from time to time.

2.10 "Land" means the tract of land designated as the Regime and described by
courses and distances in Exhibit "A". '

2 11 "Plans" means the floor plans and elevations depicting the design, layout
and dimensions of the Villas, which have been prepared and certified by an architect
duly authorized and licensed to practice in the State of South Caroiina and which are
attached hereto and made a part hereof as Exhibit "C".

2.12 "Plat" means the physical survey of the compieted improvements of which
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the Regime is composed, prepared by Antoine Vinei, SCRLS No. 9064 showing the .
dimensions and site iocations of the buildings, the twelve Villas, the parking areas,
roads, walkways and other improvements in the Regime as reflected on Exhibit "B"

attached hereto and made a part hereof.

2.13 "Person” means a naiural pérsoh, a corporation, parinership, iimited liability
company, trustee or other.legal entity. o

2.14 "Regime" means the Land; the six (6} buildings constructed upon the Land
covering a ground area of 12,719 square feet, situated as shown on the Plat; the twelve
(12} Villas enclosed within such buildings which are described verbailly in this Master
Deed and which are portrayed graphicaily on the Plans; and all other elements of the
Condominium Property constructed or to be constructed on the Condominium Property,
rationally of common use or necessary to the existence, upkeep and safety of the
Condominium Property and in general all other devices or instaliations existing for
common use, which are made part of Regime by this Master Deed. -

2.15 "Villa" means one of the condomihium units enclosed within the boundaries
defined in Article 3, Paragraph 3.2, which is subject to separate ownership.

2.16 “Villa Owner" means the Person or Persons owning one or more of the
Viilas. ‘

ARTICLE 3
The Condominium Prope

3.1 Land. Declarant owns in fee simpie the Land subject to various covenants,
festrictions, and easements as recorded in the Office of the Register of Deeds for
Beaufort County, South Carolina. :

3.2 Villas. Deciarant has constructed upon the Land six (6) buildings containing
twelve (12) condominium units (the "Villas"). The site locations of the buildings and
Villas are shown on the Plat and the Villas also are described verbally in Article 6 of this
Master Deed. Each Villa is composed of the interior cubic space, fixiures, appliances,
furnishings, walls, ficors, ceilings and building materials enclosed within the following
boundaries:

{i)  The horizontal (upper and lower) boundaries of each Villa shall extend to
the interior unfinished surfaces of the floors and ceilings of each Villa.

(i The vertical or perimeter boundaries of each Villa, extended to an

intersection with the upper and lower boundaries, are as follows: {a) as to all Villa
exterior walls which physicalily divide the Viila from Common Elements of the
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building, it shall ba the vertical plane of the interior surface of the exterior
sheathing and the vertical plane of the centeriine of all insulated glass windows
and all doors; (b) as to all Villa exterior walls which physically divide one Villa
from another Villa, it shali be the vertical glane of the centeriine of said partition .
walls; (c) all vertical planes of each Villa shali extend to intersections with each
other. : - :

(i) The boundaries of each Vilia shall extend aiso to include the area enclosed
or bounded by the screens, partitions, railings, balustrades or fences of any
deck, terrace, balcony, stoop and steps, porch, courtyard or patio which is an
integral and exclusive part of that particular Viila. if any such area is not thus
bounded or enciosed, the boundaries of the Villas shall be extended to include
the area defined or actually covered by any such deck, terrace, balcon;, stoop
and steps, porch, courtyard or patio, save and except that the steps leading from
the ground level to the main living floor of each Villa shalt be limited Common
Eiements as defined hereineisewhere.

(iv) Each Villa shall aiso encompass and inciude and each Villa Owner shali be
responsible for maintenance and repair of the foliowing: (a) the doorways,
windows, vents and other structural elements in walls, floors and ceilings of the
Villa which are regarded as enclosures of space: {b) the doors opening into the
Villa and into any mechanical area or courtyard integral to the Viila, including the
frames, casings, hinges, handles and other fixtures which are part of the doors;
(c) the window glasses, screens, frames, wells and casings which are part of the
windows opening from the Villa; (d) the metal fiue and plumbing and mechanical
vents which exclusively serve the Villa; (e) the appliances, air conditioning and
heating units, hot water heaters, lavatories, bath trim, ceilings, non perimeter
walls, and other fixtures, furnishings and building materials which are part of the
Vilta when detivered to the initial Vilia Owner; (f) the screens, partitions, railings,
balustrades or fences bounding or enclosing any deck, teirace, balcony,
courtyard or service area that is integral and exclusive to the Villa, and the
treated wood decking or concrete surface within any such area; {g) all pipes,
wires, electrical appurtenances which are integral and exclusive to the Villa,
inciuding lamps attached to the exterior of the Villa, and inciuding water pipes
serving the Villa extending to the meter, sewer pipes serving the Viila extending
five feet from the Villa and the underground drainage system beneath the Viila;
and (h) the storage area and doors locafed within the parking area iocated
beneath each Villa.

3.3 Common Elements. The Common Elements, either general or limited, of the
entire Condominium Property, exclusive of the Vilias, are shown on the Plat.

F \irocton0anneisncockiiyonsimas odd -4-




3.3.1 The general Common Elements shall include, without limitation, the -
following:

(i) The Land upon which the buildings enclosing the Villas are situated
containing approximately 12,719 square feet; the paved parking area containing
3,571 square feet; the area of asphalt containing 11,776 square feet; the
walkways; the remaining common arcas surrounding the Villas containing 45,533
square feet; and ali gasements, rights and hereditaments appurtenant to the -
Land and shown on the Piat.

(i)  Ailimprovements, exclusive of the Villas and limited Common Elements,
erected upon the Land including without limitation: (a) the roofs covering the
Villas, including shingies, roofing felt, sheathing and fiashing; (b) the exterior
siding, fascia, sheathing and building paper on the buildings enclosing the Villas;
(c) the framing, floor joists, trusses, beams, insulation, structural slab and fill,
pipes, wires, conduits, pumps, mators and other equipment instatied to provide
utility service {o the Villas or to portions of the Common Elements; (d) the roads,
streets, parking areas, street signs, storm draining, gutiering, retaining walls,
wallways, paths, trees, gardens and landscaping located upen the Land; (e) any
swimming pool, bath house and other recreational facilities which may now or
hereaiter be located upon the Land; (f) all other elements of the Condominium
Property rationally of commuon use or necessary to its existence, maintenance
and safety.

(i) Al those certain areas as shown on the Plat as roads, parking areas, and
recreation areas shall be for the use and enjoyment of ali the Villas as may be
developed on the entire site. )

3.3.2 The limited Common Elements shall include the rear and front yards and
service areas shown on the Plat if any, adjacent to each Villa, the storage cabinets, i
any, located in the service areas and the fences screening the service areas and the
storage and other area located immediately beneath each Villa. ~

ARTICLE 4
The Lyons at Port Royal Owners Association, Inc.

4.1 Formation. Every Vilia Owner shall be a member of the Association. The
Association shall be managed by the Board elected by and from the Villa Owners.

4.2 By-Laws. The affairs of the Association and the administration of the
Condominium Property shall be governed by the provisions of this Master Deed and the
By-Laws. The By-Laws may be amended from time to time, but only in the manner
expressly provided in the By-Laws and Article 12 of this Master Deed.
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4.3 Voling. On all matiers relating to the Association or to the Condomisiium
Property upon which a vote of the Villa Owners is taken, the Villa Qwners shali vote in
proportion io their respective interests in the Common Eiements as set forth in Exhibit
“E". Any motion shall carry if it receives the affirmative vote of a simple majority of Villa
Owners, uniess a different majority is specified in this Master Deed or in the By-Laws.
A simple majority of the Villa Owners shall consist of fifty-one per cent or more of the
total interest in Common Elements. : .

4.4 Bingding Effect. All agreements, decisions and resolutions legally made by
the Association in accordance with the provisions of this Master Deed and the By-Laws
shall be binding upon all Villa Owners.

4.5 Management Agent. The responsibility for administeation of the
Condominium Property may be delegated by the Association to a professional
management agent. By proper resolution of the Association, such a management
agent may be authorized to assume any of the functions, duties and powers assigned
to the Board in the By-Laws or in this Master Deed.

ARTICLE §
Qwnership and Use

5.1 Ownership of Vilias. Each Villa, together with its undivided interest in the
Common Elements, shall constitute a separate parcel of real property, and each Villa
" Owner shall be entitied to exclusive ownership and possession of his Villa, subject to
(a) the provisions of this Master Deed and the easements, restrictions, covenants and
encumbrances set forth herein or as may be recorded in the Office of the Register of.
Deeds for Beaufort County, South Carolina; (b} the By-Laws as they may be amended
from time fo time, together with the regulations and resoiutions that may be adopted by
the Association or its Board pursuant to the By-Laws; and (c) the Horizontal Property
Act.

5.2 Legal Description. Every Villa shall be sufficiently described for purposes
of deeds, morigages, leases and other conveyances by referring to its designated unit
number and letter(s) and by reciting that it is part of Regime as established by this
Master Deed. The conveyance of an individual Villa shall be deemed to convey the
undivided interest in the Common Elements appurtenant to that Villa. The ownership of
an undivided interest in the Comman Elements appurtenant to a Villa shall be
inseparable from the Villa, and no such undivided interest may be conveyed or
encumbered except as an appurtenance to the Villa.

5.3 Maintenance and Repair. Each Villa Owner shall be responsible at his own

expense for maintaining, repairing and decorating all walls, ceilings, floors and other
elements of his Villa as defined in Article 3, Section 3.2. However, no Villa Owner shall
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make structural modifications or alterations to his Villa nor shail any Villa Owner alter
any door, window, vent, fiue, terrace, deck, balcony, garage, or courtyard without
cbtaining the prior written approval of the Board. Written notice of any intended
modification shall be given to the Board setting forth details and requesting approval.
The Board shall consider the reguest and decide whether approval shall be granted.
The Board shall advise the Villa Ownes of its decision in writing within thirty (30) days .
from its receipt of the request. Nothing in this section shall relieve any Villa Owner from
obtaining approval for alterations required by other applicabie covenants, resirictions of
easements. No Villa Owner shall undertake to modify any portion of the Common
Elements, save and except as may be provided for hereineisewhere.

ARTICLE 6
Location_and Description

5.1 Villa Location. The Villas in the Regime are enclosed within the following
pbuildings, to wit: in building 1, there are two Villas numbered consecutively 1A and
2AR; in building 2, there are two Villas numbered consecutively 3A and 4AR,; in building
3, there ate two Villas numbered consecutively 5A and BAR; in building 4, there are two
Villas numbered consecutively 7AR and 8A; in buiiding 5, there are two Villas numbered
consecutively 8AR and 10A; and in building 6, there are two Villas numbered
consecutively 11AR and 12A.

6.2 yiilg_ Description. Each Villais described as follows:

“A" Villa - Entrance into Villa A is gained into a 14° - 9" x 15' - 3" living room with
a fireplace and shelves on each side of the far wall. Tothe leftis & 11'-0"x 11" -0"
dining room with a sofit and two columns. The 11'- 0" x 11' - 0" kitchen is lccated
above the dining rocm and has an island bar with a range. Straight ahead down the
hallis a5 - 0" x 7' - 0" haif bath, and tothe leftisa 8 -6"x g - 0" utility room with a
linen closet and a hait closet. To the rightisa 11°-0"x 11" - 6" master bedroom. To
the right inside the master bedroom is a doorto a 5' - 0" x 11" - 6" double vanity and
walk in closet. Through another door is a &' - 0" x 10" - 0" master bath with 2 separate
shower, tub and toilet. Back in the hall between the utility roorm and the kitchen is a
stair to the upper ievel. At the top of the stairs is a 12'-6" x 14' - 0" play room. To the
rightis a 11'- G"x 11' - 6" bedroom with a 4' - 6" long closet. Tothe rightisa 5’ - 0"x9
- 0" bathroom with a shower/tub, toiiet, vanity and a linen closet. Back in the play room
is a half with a 5' - 6" closet and attic access and another 3'- 6" closet at the end of the
hall. To the leftis a 15' - 0" x 11' - 8" bedroom with a 4' - 0" wide closet. Inside the
bedroom and to the left is a 5' - 0" x 9' - 0" bathroom with a showerftub, toilet, vanity
and linen closet. Back in the hall and straight ahead is a 16' - 6" x 12' - 0" bedroom with
a 4' - 0" wide closet. inside the bedroom to the right is a 10' - 6" x €' - 6" bathroom with
a private toilet room, two head shower and a vanity.
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"AR" Viila - The AR type Villa is a mirror image of the "A" type Villa.

ARTICLE 7
Common Elements: QOwnership and Use

- 7.1 Ownership of Common Elements. Each Viila Owner shall own as an
appudenance to his Villa the undivided interest in Common Elements specified in
Exhibit "E". The percentage interests set out in this Exhibit represent the valuss of
_ each Villa in proportion to the total vaiue of all Villas in the Regime.

7.2 No Parition. So long as this Master Deed has not been terminated in
accordance with the provisions of Article 13 and so iong as two-thirds (2/3) of the
Condominium Property hias not been substantiaily destroyed within the meaning of
Agiicle 11, the Common Elements shaii remain undivided; and no Villa Owner shall
have the right to bring any action for partition or division of the Common Elements.

7.3 Use of Common Eilements Each Villa Owner shall have the right to use the
Common Elements for their intended purposes in common with all other Villa Owners.
£ach Villa Owner shall have also a non-exclusive easement appurtenant to his Villa for
ingress and egress over the Common Elements for access to and from his Villa, which
shall extend to the family members, agents, servants, and guests of the Viila Owner.
Ail rights to use and enjoy the Common Elements shail be subject to the provisions of
the Horizontal Property Act, this Master Deed, the easements, restrictions, covenants
and encumbrances described in Article 5, Section |, the By-Laws, and all rules and
regulations adopted by the Association pursuant to the By-Laws.

-7.4 Operation and Mainignance. The maintenance, repeir, replacement.
management, operation, and use of the Common Eiements shail be the responsibility of
the Board and the expenses incunad for such purposes shall be assessed as Common
Expenses. The Board may, however, deicgate these duties to a management agent.

ARTICLE 8
COMMON EXPENSES

8.1 Enumeration of Expenses. Each Villa Owner shali bear in proportion to his
respective interest in the Common Elements the following expenses:

(i) Expenses incurred in operating, maintaining, improving, repairing, and
replacing the Common Eiements.

(i) Expenses incurred in administering the affairs of the Association including

salaries, wages, and any compensation paid to a managing agent for such
purpose.
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(i) Expenses incurred in pro&iding public liability insurance and hazard
insurance adequate to cover the Condominium Property, exclusive of Villa
contents and furnishings, as provided in Article 10 of this Master Deed.

(iv) Contributions to provide sufficient working capital and general reserves to
operate the Common Elements and to administer the affairs of the Association.

{v) Contributions to provide sufﬁcieht reserves to make such major repairs or
replacements to the Common Elements as may be required from time te time.

{(vi) Any other costs related to the operation of the Common Elements or the
administration of the affairs of the Assaciation which are declared by this Master
Deed to be Common Expenses, and any valid charge against the Common
Elements as a whole.

8.2 Assessments. All Assessments of Common Expenses shail be fixed by the
Board and made payable at such times as the Board determines, but not less
frequently than quarterly.

iability of Villa Cwner. No Villa Owner may exempt himself from liability for
Common Expenses by waiving the use or enjoyment of the Common Elements or by
abandoning his Villa.

8.4 Liability of Declarant. For all Villas owned by Declarant, the assessment
owed for @ach such Villa shall be the lesser of the cumulative total of ail assessments
on all unsold and unconveyed Villas or the sum equal to the operating deficit
experiencad by the Association during the applicable calendar year; however, no
amount held in reserve for the replacement of Common Elements shall be included in
the above referenced sum. The above referenced sum which is equal to the above
described operating deficit shall be determined at the end of annual accounting period
adopted by the Association, and the amount of any deficit shall be determined by
subtracting the cash expenses of the operations of the Association from the total
revenues received by the Assaciation from the payment of any and ali assessments.
The assessments as may be owed on any Villas owned by the Declarant shall be due
and payabie on the last day of each ysar.

8.5 Lien Upon Vilta. Alf Assessments of the Association which are unpaid after
becoming due shall thereupon constitute a lien against such Villa prior and superior to
all other liens except (i) liens for property taxes upon the Villa in favor of any taxing
authority, and (i) mortgage liens duly recorded pricr to such delinquency. The lien for
such Assessments may be foreciosed by the Board acting in behalf of the Association
in the same manner as a morigage upon real property. In the event of foreclosure, the
Villa Owner shali be required to pay a reasonable rental for the Villa during pendency of
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the foreclosure action, and a receiver may be appointed to coliect the rentals during
such period. The Board in behalf of the Association may bring suit for judgment against
the Villa Owner in the amount of delinquent Assessments. In the event of foreciosure
or suit for money judgment, a reasonable amount shall be added to the sum due for
aftorney's fees and other costs of collection. The lien created by this section shall
inciude rentals accruing during the pendency of the foreclosure action and any
feasonable amount of attorney's fees and other costs of coliection,

8.6 Sale of Villa. Upon the sale or conveyance of a Villa, ali unpaid
Assessmenis against a Villa Owner shall first be paid out of the sales price or by the
purchaser or grantee in preference over any other assessments, charges, or liens,
except the foliowing:

(i} Lien for taxes and special assessments upon the Villa which are unpaid.

(i) Payments due under morigages upon the Villa which are duly recorded
prior to such sale or conveyance.

8.7 Foreclosure Purchaser. If the morigagee of a Vilia acquires titie by
foreclosure of its mortgage, or by deed in lieu of foreclosure, or if a purchaser acquires
titie at a foreciosure sale, such purchaser shali not be liable for the share of Common
Expenses assessed by the Association upon the Villa so acquired accruing after the
date of recording of such mortgage bui prior to the acquisition of title. The unpaid
Assessments occuiting during such period shall be deemed Common Expenses
collectible from all Villa Owners, including such purchaser, his sucgessors, heirs and
assigns.. The provisions of this section, however, shall not release any Villa Owner
from personal liability for unpaid Assessments together with reascnable costs and
attorneys' fees for the collection thereof.

8.8 Records. The Board, or a managing agent which it employs, shall keep
accurate and detailed records, in chronological order, of receipts and disbursements
connected with the operation, administration, raintenance, repair, and replacement of
the Common Elements. Such records, together with the vouchers authorizing payment,
shall be available for examination by the Vilia Gwners at convenient hours on working
days, with the appropriate hours being set and announced for general knowledge.

ARTICLE 9
- Restrictions, Covenants, Easements

9.1 Covenant to Comply with Restrictions and Obligations. Each Villa Owner by
acceptance of a deed to a Villa in the Regime ratifies and covenants to observe on
behalf of himself, his heirs, successors, and assigns, this Master Deed, the By-Laws,
decisions and resolutions of the Association, the Board, or their representatives, as
lawfully amended from time to time, and the easements, covenants and restrictions,
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