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BELLEVUE PARK 

MASTER DECLARATION OF PLANNED COMMUNITY 

BELLEVUE PARK PARTNERS, L.P., a Pe1msylvania limited partnership, 
currently maintaining its principal place of business address at P.O. Box 449, Borough of 
Mars, Butler County, PA 16046 (''Declaraot") hereby makes this Master Declaration of 
Pl,mned Community (the "Declaration") with respect to certain real estate described 
herein. 

PREAMBLE 

WHEREAS, Dec[arant is the owner ofreal property located in Cranbe1ry 
Township, Butler County, Pennsylvaoia, consisting of 121.074 Acres as shown on the 
Belle Vue Park Plan - Phas';, 1 as recorded at Instrument No. 6/56?1/E.6508::J::lt:J.;}7 
and Plan Book Volume 31.L) , Pages '.:j6-Le.b, in the Office of the Recorder of 
Deeds of Butler County, Pennsylvania (the "Plan"); and 

WHEREAS, pursuaot to this Declaration, Declarant will create a master planned 
community !mown as "Belle Vue Park Master Planned Community" ("Master Planned 
Community") with respect to those portions of the Plan d\'signated as the Park Area, open 
spaces including Parcel "D-1", Parcel "D-2", Parcel "E-1", Parcel "E-2", Parcel "F", a 
public right-of-way known as Hamstead Laoe, a public right-of-way known as Hounslow 
Road, a public right-of-way known as Isleworth Lane, a public right-of-way known as 
Lewisham Road, a public right-of-way known as Paddington Lane, a public right-of-way 
lmown as "Unknown road No. 1" (including the areas designated as "Green Space A'.' 
.and "Green Space B"), a public right-of-way known as Graham Park Drive, a public 
,right-of-way known as Wealdstone Road, a public right-of-way !mown as Westminster 
Lane (including the areas designated as Central Linear Boulevard Parks "A'.', ''B", "C", 
"D", "Park Block Square A'.' and "Park Block Square B"), the area designated as 
"Rochester Road Right-of-Way, Dedication No. 1 ", and the area designated as 
"Rochester Road Right-of-Way Dedication No. 2". The streets are intended to be 
dedicated for public use and shall be included within the Master Planned Community as 
shown on the Plan until such time as such streets are accepted for dedication by 
Cranbeny Township (the "Property"); and 

'WHEREAS, in connection with the development of the Property, certain 
improvements will be made by Declarant with respect to the Property, which 
improvements inclnde entry monuments, streetlights and other various improvements; 
and 

WHEREAS, Declaraot hereby declares that the Property shall be held, improved, 
maintained and sold subject lo the following covenants, conditions and restrictions which 
are for the purpose of protecting the value and desirability of the Prope1ty, which shall 
run as a covenant with the land subject to this Declaration; and which shall be binding on 
all parties having any right, title, or interest in the Property or any part thereof, and their 
heirs, successors, and assigns; and which shall inure to the benefit of each Owner ( as 
hereinafter defined) and Cranberry Township. 
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NOW THEREFORE, Declarant hereby declares the following covenants, 
conditions and restrictions affecting the Property, with the intent to be legally bound 
hereby. 

ARTICLE I 
SUBMISSION 

1. 1 Declarant hereby makes the Property subject to the following covenants, 
conditions, reservations and restrictions. It is the intent of the Declarant that the Master 
Planned Community subject to this Declaration shall constitute a "planned community," 
as that te,m is defined in the Pennsylvama Uniform Planned Community Act, 68 Pa.C.S. 
§§ 5101, et seq. (the "Act"). 

1.2. Purposes, 

. a. To manage, -own and maintain the Master Planned Community 
including, but not limited to: the maintenance, repair and replacement of entryways, the 
common area sidewalks (including snow and ice removal), the streetlights and fixtures, 
all improvements and landscaping in the Common Elements as shown 011 the Plan, and 
intended for the use and enjoyment of all residents of the Master Planned Community, all 
sto1m water facilities located within the Master Planned Community un.til such time, if 
ever, such facilities are dedicated and accepted by Cranberry Township, any walking 
trails and other recreational areas or amenities, intended for the use of all residents of the 
Master Planned CommU11ity, all streets intended for public dedication until such time as 
:such streets are _dedicated and accepted by Cranberry Township. 

b. To own, purchase, manage, maintain, repair and repiace any or all 
of the equipment, facilities and buildings used in connection with the operation of the 
Master Planned Community including. 

c. To establish an orderly and efficient system of billing to pay for 
the expenses incurred in the fmtherance of the purposes listed in 1.2 (a.) and (b.) above. 

d. To promulgate such rnles and regulations and perform such 
actions as are necessary to achieve the purposes listed in 1.2 ( a.), (b.) and ( c.) above. 

ARTICLE II 
DEFINITIONS 

As used in this Declaration, the following terms shall have the meaning 
designated: 

2.1. "Common Elements" shall mean all real and personal property located 
within the Property to be maintained by the Master Association for the common use and 
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enjoyment of all of the Me)llbers of the Master Association, inclndiilg "Common 
Facilities" and "Controlled Facilities", including all entry monuments, all streets and 
storm water facilities until dedication to Cranberry Township. 

2.2. "Declarant" shall mean BELLEVUE PARK PARTNERS, L.P ., and its 
successors and assigns. The term "Declarant" does not include any other parties or entities, 
unless Special Declarant Rights are transferred through a signed and recorded instrument 
pursuant to the requirements of§ 5304 of the Act. 

2.3. "Declaration" shall mean this Declaration of Master Planned Community 
for the Property. 

2.4. "Individual Associations" shall mean those associations which are made a 
part of this Master Association. Currently the plam1ed communities of STRATFORD 
PARK/ PADDINGTON SQUARE, WESTMINSTER ESTATES and EDMONTON 
COMMONS and the condominium of VILLAS AT ISLEWORTH are contemplated to 
be included within the Master Association. 

2.5. "Lot" shall mean each single family lot included within a planned 
community, included within the Property, and as shown on the Plan and the various plans 
to be recorded in the future affecting the Property. 

2.6. "Master Association" shall mean the BELI,EVUE Park Master 
Association formed solely to own and operate the Master Planned Community. 

2.7. "Master Planned Community" shall mean the Master Planned Community 
which was created by this Master Declaration. 

2.8. "Master Association Representative" shall mean an elected Representative 
who is chosen by the hldividual Associations who will serve as a Member of the Master 
Association Executive Board. 

2.9. "Member" sh~ll have the meaning described in Section 5.1. 

2.10. "Mo1tgage" shall mean and refer to a permanent or construction mortgage, 
including any collateral security documents executed in connection therewith, secured by 
a mortgage on the Property or any part thereof. 

2.11. "Mortgagees" shall mean and refer to a beneficiary or holder of a 
Mortgage. 

2.12. "Owner" shall mean and refer to any owner of a Lot or a Unit in the 
Prope,ty. 

2.13. "Pattern Book" shall mean those certain architectural guidelines proposed 
by the Declarant and as approved by Cranberry Township. 

5 



•' 

2.14. "Plan" shall mean and refer to the Belle Vue Park Plan-Phase 1 as 
recorded on .febnJ()...I'{ .6 ,200~,atPlanBookVolume 3Q.6 .Page 
'-/!:> ~(po in the Office o'fthe Recorder of Deeds of Butler County, Pennsylvania, as the 
same may be amended from time to time 

2.15. "Representative" shall have the meaning described in 2.8. 

2.16. "Umt" shall mean each condominium unit, included within the Property, 
and as shown on the Plan and the various plans to be recorded in the future affecting the 
Property. 

ARTICLE III 
EASEMENTS 

3.1. Utility Easements. Declarant hereby reserves an easemenl over the 
Property, in favor of the Declarant, appropriate utility service companies and 
govennnental agencies or authorities for such public and private utility and service lines 
and equipment as may be necessary or desirable to serve any portion of the Property. 
The easements created in this Section 3.1 shall include, without limitation, the rights of 
the Declarant, gove1nmental agencies or authorities to install, lay, maintain, repair, 
relocate and replace gas lines, pipes and conduits, water mains and pipes, sewer and drain 
lines, telephone wires and equipment, television equipment and facilities ( cable or 
otherwise), electric wires, conduits, equipment, ducts and vents, over, under, through, 
.along and on the Property. Declarant grants Ryan Homes the right to use such easements 
.. as necessary for the construction of improvements on the Property. 

No storm sewers, sanitary sewers, electrical lines, water lines, Ol' other utilities 
may be installed or relocated in the Property, except as may be approved by the 
Declarant. 

Should any entiiy furnishing a service covered by the general easement herein 
provided request a specific easement by separate recordable document, the Declarant 
shall have the right to grant such easement over the Plan without conflicting with the 
terms hereof. The easements provided for in this Article shall in no way adversely affect . 
any other recorded easement on the Plan. 

The Declarant shall have the power to dedicate portions of the Connnon Elements 
to Cranberry Township, or to any other local, state or federal governmental entity andior 
any utility supplier at any time. 

3.2. Easement for Access to Common Elements. Declarant, on its behalf and 
on behalf of its successors and assigns, including future members of the Master 
Association, reserves a non-exclusive perpetual right of access and easement on, over and 
under those portions of the Common Elements for the purpose of pedestrian and 
vehicular ingress, egress and regress to all or any pa:tt of the Property, including the right 
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to modify the location of improvements to the Common Elements to facilitate such 
ingress, egress and regress, including without limitation the removal of obstructions to 
the exercise of such rights of ingress, egress and regress, and the grading or regarding of 
landscaped areas of the Common Elements. 

3.3. Declarant's Easement to Correct Drainage. Dec]arant reserves an 
easement on, over and under those portions of the Common Elements for the purpose of 
maintaining and correcting drainage of surface water in order to maintain a reasonable 
standard of health, safety and appearance. The easement created by this Section 3.3 
expressly includes the right to cut any trees, bushes or shrubbery, to grade the soil, or to 
take any other action reasonably necessary to achieve this purpose, following which the 
Declarant shall restore the affected Common Elements as closely to its original condition 
as possible. Declarant grants the foregoing easement to correct drainage to Ryan Homes 
with respect to Lots and Units as required to maintain and correct drainage of surface 
water on the Property. 

3.4. Declarant's Easement for Development of the Property-in the Master 
Planned Community. Declarant reserves an easement on, over and nnder those portions 
of the Common Elements for all purposes relating to the construction, development, 
leasing and sale of improvements in the Master Plam1ed Community. This easement 
shall include, without limitation, the right of vehicular and pedestrian ingress and egress, 
the 1ight to park motor vehicles and to engage in construction and marketing activities of 
any nature whatsoever, including the movement and storage ofbuilding materials and 
equipment, the conduct of sales, leasing and management activities, the maintenance of 

.models and offices and the erection and maintenance of directions and promotional signs . 
.Declarant grants the rights to maintain models, sales offices and signs under Section 5217 
-of the Act to Ryan Homes, subject to the limitations and protections afforded pursuant to 
the provisions of Section 5304(e)(3) of the Act. All rights granted and reserved herein 
are subject to compliance with Cranberry Township ordinances. 

3 .5. Easement for Use of Common Elements. 

(a) Grant of Easement. Each Owner and each person lawfully on the 
Property is hereby granted a non-exclusive perpetual right and 
easement of access to and enjoyment in common with others of the 
Cmmnon Elements 

(b) Extent of Easement. The rights and easements of access and 
enjoyment created hereby sha!l be subject to the right of the 
Association to adopt Rules and Regulations governing the use of the 
Common Elements .. 

As a condition of the enjoyment of the easement created by Section 3.5, each Unit 
Owner shall pay to the Master Association each month an assessment levied exclusively 
for a prop011ionate share of the costs for the management, operation, repair, replacement 
and maintenance of the Property and for services and facilities related thereto. The 
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· assessment payable by each such record owner shall equal the amount determined by 
multiplying the actual operational expenses and estimated reserves for replacements and 
capital improvements less any income for the Prope1ty by a fraction, the numerator of 
which shall be the number of occupied J;,ots and Units which such record owner owns 
and the denominator of which shall be the sum of the occupied Lots and Units within all 
Individual Associations. The assessment levied shall be adjusted anmially by the Master 
Association to reflect changes in the number of occupied Lots and Units. All such 
assessments shall be deemed a General Common Expense, subject to collection as 
provided in Article VI of this Declaration. If the cash requirement estimated at the 
beginning of any fiscal year shall prove to be insufficient to cover the actual Common 
Expenses for such fiscal year, the Executive Board of the Master Association shall have 
the power, at any time ( and from time to time) it deems necessary and proper, to levy one 
or more Special Assessments against each Unit Owner. 

3.6. Easement for Reconstmction. Improvement, Repair or Maintenance of 
Cmmnon Facilities and Controlled Facilities. Easements to permit the doing of every 
necessary and proper act by the Declarant and/or the Master Association to properly 
maintain the Connnon Elements and Controlled Facilities are hereby granted and 
established. These acts shall include, but not be limited to, entry upon, over and under 
the Lots, Units or any part thereof, the right to use all necessary and usual equipment for 
the perfonnance of such acts, the usual and common noise level associated with the use 
of such equipment, together will all the other common and usual activity associated with 
such activities. 

3.7. Access Easement for Cranberry Community United Presbyterian Church. 
The Common Elements are hereby subject to an easement for access purposes in favor of 
'.Cranberry Connnunity United Presbyterian Church for a roadway connecting the existing 
church parking lot to the Belle Vue Park road system further connecting to Rochester 
Road. 

ARTICLE IV 
MAINTENANCE AND RELATED EXPENSES REPONSIBILlTY 

4.1. Master Association's Responsibility. The Master Association created by 
the Master Planned Community Declaration known as "Belle Vue Park Master Planned 
Community'' shall be responsible for the maintenance, repair and replacement of 
entryways, the common area sidewalks (including snow and ice removal), the streetlights 
and fixtures, all improvements and landscaping in the Master Common Elements as 
shown on the Plan and intended for the use and enjoyment of all Members of the Master 
Planned Connnunity, all storm water facilities located within the Master Planned 
Cmmnunity until such time, if ever, such facilities are dedicated and accepted by 
Cranberry Township, any walking trails aud other recreational areas or amenities, 
intended for the use of all residents of the Master Planned Connnunity, all streets 
intended for public dedication until such time as such streets are dedicated and accepted 
by Cranberry Township. The Master Association shall not be responsible for the cost of 
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maintenance of the Common Elements contained within the Individual Associations or 
within Lot 191 as shown on the Plan. 

ARTICLEV 
BELLEVUE PARK MASTER ASSOCIATION 

5.1. Membership. In accordance with the provisions of §5222 of the Act and 
for the purpose of ownership and maintenance oftbe Co1nmon Elements and all common 
community services of every kind of nature required or desired within the Master 
Planned Co1nmunity for the general use and benefit of all Owners, each and every 
Owner, in accepting a deed or contract for Lot or Unit in the Master Planned Community, 
agrees to.and shall be subject to the obligations and duly enacted Bylaws and Rules and 
Regulations of the Master Association. The Members of the Master Association shall be 
the Declarant and all Owners. With respect to the affairs of the Master Association, the 
Owner of each Lot shall have one vote. 

5.2. Succession. Upon the transfer ofDeclarant's control of the Master 
Association in accordance with Section 9.2(a), the Master Association shall succeed to 
the position of the Declarant with respect to the provisions of these covenants, conditions,. 
reservations and restrictions, and the term "Declarant" herein shall then mean the "Master 
Association.n 

5.3. Powers of the Master Association. The Master Association shall have the 
following powers: 

(a) To adopt and amend Bylaws and Rules and Regulations; provided, 
however, the Master Association may amend the foregoing only 
after expiration of a period of seven (7) years after the date of 
recording of this Declaration, unless the Declarant otherwise 
consents, 

(b) To adopt and an10nd budgets for revenues, expenditures and 
reserves and collect assessments for Common Expenses from the 
Members. 

(c) To hire and terminate managing agents and other employees, 
agents and independent contractors. 

(d) To institute, defend or intervene in litigation or administrative 
proceedings in its own name on behalf of itself or two or more 
Members on matters affecting the Master Association. 

(e) To make contracts or incur liabilities. 

(f) To regulate the use, maintenance, repair, replacement and 
modification of the Common Elements, 
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(g) To cause additional improvements to be made to the Common 
Elements, 

(h) To acquire, hold, encumber and convey in its own name any right, 
title or interest to real or personal prope1ty, but the Common 
Elements may be conveyed or subjected to a security interest only 
in accordance with the provisions of §5318 of the Act. 

(i) To grant easements, leases, licenses and concessions through or 
over the Common Elements; provided, however, that any exercise 
of such power which would materially impair the quiet enjoyment 
of a Member shall require the prior written approval of the affected 
Member. 

(j) To impose and receive payments, fees or charges for the use, rental 
or operation of the Common Elements. 

(k) To impose charges for late payment of assessments and, after 
notice and an opportunity to be heard, levy reasonable fines for 
violations of this Declaration and the bylaws and rules and 
regulations of the Master Association. 

(1) To impose reasonable charges for the preparation and recording.of 
amendments to this Declaration, and for resale certificates required 
by the Act. 

(m) To provide for the indemnification of its officers and executive 
board and to maintain directors' and officers' liability insurance. 

(n) To exercise any other powers conferred by the Act, this 
Declaration or the bylaws of the Master Association. 

(o) To exercise all other powers that may be exercised in the 
Commonwealth of Pennsylvania by legal entities of the san1e type 
as the Master Association. 

(p) To exercise any other powers necessary and proper for the 
governance and operation of the Master Association. 
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5 .4. Executive Board. 

(a) The Executive Board shall initially be composed oftbree natural 
persons, all of whom shall be designees of the Declarant. Not later 
than 60 days after conveyance of25% of the Lots and Units which 
may be constructed within Master Planned Community to Owners 
·other than the respective declarants of the Individual Associations, 
the number of members shall be increased to nine (9), five (5) of 
whom shall be designated byDeclarant and four (4) of whom shall 
be elected by the Lot Owners ( one from each Individual 
Association) If this alteration to the number ofrepresentatives 
shall result in an even number of members to the Executive Board, 
the Declarant shall choose one additional representative to sit on 
the Executive Board. Such members shall serve until the annual 
meeting of the Master Association following the meeting at which 
they. were elected. Following this initial election, the election of 
representatives following the transfer of control in accordance with 
Section 9.2(a) hereof is to be determined in accordance with the 
Bylaws of the Master Association. Necessary elections shall be 
held to ensure that one representative will be elected to represent 
every fifty (50) Lots, or a portion thereof, within each of the 
Individual Associations. 

(b) The Executive Board shall elect the officers of the Master 
Association. The members of the Executive Board and the officers 
shall take office upon election. The Execntive Board shall not 
have power to determine the qualifications, powers and duties or 
tenns of office of the members of the Executive Board. Vacancies 
in membership ofthe·Executive Board from the Declarant 
appointed members shall be filled designation ofDeclarant. 
Vacancies in membership of the Executive Board from members 
appointed from the Individual Associations shall be filled by the 
Executive Board of the Individual Association from which the 
removed Member made came (for the unexpired portion of any 
term). The Members, by a two-thirds (2/3) vote of all persons 
present and entitled to vote at any meeting of the Members at 
which a quorum is present, may remove any member of the 
Executive Board with or without cal!se, other than a member 
appofoted by the Declarant. 

5.5. Bylaws. The Bylaws of the Master Association shall provide for all of the 
following: 

(a) The number of members of the Executive Board and the titles of 
the officers of the Master Association. 
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(b) 

(c) 

(d) 

(e) 

Election by the Executive Board of a President, Treasurer, 
Secretary and any other officers of the Master Association the 
Bylaws specify. 

The qualifications, powers and duties, terms of office and manner 
of electing and removing members of the Executive Board and 
officers and filling vacancies. 

Which, if any, of its powers the Executive Board or officers may 
delegate to other persons or to a managing agent. 

Which of its officers may prepare, execute, certify and record 
amendments to this Declaration on behalf of the Master 
Association. 

(f) The method of amending the Bylaws. 

Subject to the provisions of this Declaration and the Act, the Bylaws may provide 
for any other matters that the Master Association deems necessary and appropriate. 

ARTICLE VI 
BUDGETS; COMMON EXPENSES; ASSESSMENTS AND ENFORCEMENT 

6. L Budgets; Capital Expenditures. The Executive Board shall adopt a budget 
for revenues, expenditures and reserves at least annually. The Executive Board shall 
deliver to all Members copies of each budget approved by the Executive Board and 
notice of any capital expenditure approved by the Executive Board promptly after such 
approval. The Members, by affirmative vote of sixty percent (60%) of all Members, 
pursuant to procedures applicable to voting by members of the Master Association as set 
forth in the Bylaws of the Master Association, may reject any budget or capital 
expenditure approved by the Executive Board within thirty (30) days after approval. 

6.2. Monthly Assessments. All Common Expenses assessments made in order 
to meet the reqnirements of the Master Association's annual budget shall be deemed to be 
adopted and assessed on an annual basis payable in monthly installments, and shall be 
due and payable in advance on the first day of the month. Each Lot and Unit within the 
Master Plalllled Community shall be responsible for its pro-rata share of the Common 
Expense Assessments determined by dividing the number 100 by the number of Lots and 
Units having individual separate ownership existing within the Master Planned 
Community frorri time to time (which share will be adjusted with the creation of any Lots 
or Units within the Additional Real Estate as defined within the Individual Association 
Declarations). Declarant shall be responsible for all costs of the Master Association until 
such time as ihe Execntive Board of the Master Association establishes an assessment 
against Lots and Units. For assessment purposes, a Lot or Unit is deemed to be created, 
and thus subject to the payment of assessments, only upon issuance of an occupancy 
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permit for that Lot or Unit or possession of such Lot or Unit, whichever first occurs. 
Declarant shall not be assessed on unsold Lots or Units that have not yet been created, 
but shall only be responsible for any actual costs incurred by the Master Association with 
respect to such Lots and Units to which Declarant holds title (upon an equal cost basis 
with Lots and Units that are sold and occupied). 

6.3. Special Assessments. The Board may adopt special assessments relating 
to each distinct Individual Association or relating to the Planned Community in its 
entirety. Special Assessments shall be due and payable in one or more installments as 
detennined by the Executive Board. Special Assessments may be subject to special 
allocation in accordance with the Act. 

6.4. Lien for Assessments, Fines and Interest. The Master Association shall 
have a lien against each Lot and Unit for any Common Expense assessments levied 
against that Member or fines imposed against that Member from the time the assessment 
or fine becomes due. Fees, charges, late charges, fines and interest charged under 
Sections 5.3(j), 5.3(k) and 5.3(1) and the reasonable the costs and expenses of the Master 
Association, including legal fees, incurred in com1ection with collection of any sums due 
to the Master Association by a Member or enforcement of the provisions of this 
Declaration or the Bylaws, Rules or Regulations of the Master Association against a 
Member are collectable as assessments under this Section. 

6.5. Limitation on Expenditures. All expenses, charges and costs of the 
maintenance, repair or replacement of the Common Elements, and any other expenses, 
charges or costs which the Master Association may incur or expend pursuant hereto, shall 
be approved by the Executive Board, and a written memorandum thereof prepared and 
signed by the Treasurer of the Master Association. There shall be no structural 
alterations, capital additions to, or capital improvements on the Common Elements ( other 
than for purposes ofrepairing, replacing and restoring portions of the Common Elements) 
requiring an expenditure in excess of Ten Thousand Dollars ($10,000) without the prior 
approval of sixty percent (60%) of the Members. 

6.6. Reserve. Each annual budget for monthly assessments of Common 
Expenses shall include an amount reasonably considered by the Executive Board to be 
sufficient as a reserve for replacements and contingencies. Extraordinary expenditures 
1101 originally included in the annual budget that may become necessary during the year 
may be charged first against such reserve, as the Executive Board shall determine. The 
Master Association shall have the right to segregate all or any portion of the reserve for 
any specific replacement or contingency upon such conditions as the Executive Board 
deems appropriate. The Master Association shall also have the right to apply any reserve 
amounts to Common Expenses as the Executive Board deems appropriate. 

6.7. Master Association Records. The Master Association shall keep financial 
records sufficiently detailed to enable the Master Association to comply with §5407 of 
the Act. All financial and other records shall be made reasonably available for 
examination by any Member and authorized agents. Within one hundred and eighty 
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(180) days after the close of its fiscal year, the Master Association shall prepare annual 
. financial statements consisting of at least a balance sheet and a statement of revenues and 

expenses for the Master Association. The cost of preparing the financial statements shall 
be a Common Expense. Each Member shall be entitled to receive from the Master 
Association, within thitiy (30) days after submitting a written request to the Master 
Association, a copy of the annual financial statements and, if such financial statements 
are audited, reviewed or compiled by an independent certified public accountant or 
independent public accountant, a copy of the independent accountant's. report on the 
financial statements. The Master Association may charge a fee not to exceed the cost-of 
producing copies ofrecords other than the financial statement. 

6.8. Further Assessments. If any amrnal budget proves inadequate for any 
reason, including nonpayment of any Member's monthly assessments, or any 
nomecurring Common Expense or any Common Expense not set forth in the annual 
budget as adopted, the Executive Board may at any time levy further monthly 
assessments. Such further monthly assessments shall be payable over such period of time 
as the Executive Board may dete11nine. The Executive Board shall serve notice of such 
further assessments on all Members by a statement in writing giving the amount and 
reasons therefore, and such further monthly assessments shall become effective as 
dete11nined by the Executive Board. 

6.9. Surplus. Any amounts accumulated from assessments for Common 
Expenses and income from the operation of the Cormnon Elements in excess of the 
amount required for actual Common Expenses and reserves for future Common Expenses 
as allocated by the Executive Board shall be credited to each Member in proportion to the 
:share of Common Expenses payable by each such Member. These credits shall be 
-applied to the next monthly assessments of Common Expenses due from each Member 
under the cmTent fiscal year's budget, and thereafter, until exhausted. 

6.10. Acceleration. ff a Member is in default in the payment of the aforesaid 
charges or monthly assessments for sixty (60) days, the Executive Board may, in addition 
to all other remedies set forth in this Declaration, accelerate all other monthly 
assessments to become due for the fiscal year in which such default occurs. 

6.11. Interest and Charges. All sums assessed by the Master Association against 
any Member that remain unpaid shall bear interest thereon at a rate determined by the 
Executive Board (but not more than fifteen (15%) percent per annum) from the thirtieth 
(30th

) day following the due date for payment. Initially the interest rate on unpaid 
assessed amounts shall be 8% percent per annum. Any delinquent Member shall also be 
obligated to reimburse (i) all expenses of the Master Association, including reasonable 
attorney's fees, incurred in the collection of the delinquent assessments by legal 
proceedings or otherwise; (ii) any amoU11ts paid by the Master Association for taxes or on 
account of superior liens or otherwise to protect its liens, which expenses and an1ounts, 
together with accrued interest, shall be deemed to constitute part of the delinquent 
assessments and shall be collectible as such, subject to Section 6.2 above. 
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6.12. Independent Covenant. The obligation to pay assessments is a separate 
and independent covenant on the part of each Member. No diminution or abatement of 
assessments or set-off shall be claimed or allowed for any alleged failnre of the Master 
Association or the Executive Board to take some action or perform some function 
required of it, or for inconvenience or discomfort atising from the making of repairs or 
improvements or from any other action it takes. 

6.13. Implementation. The Master Association shall adopt in its Bylaws such 
additional or other procedures and requirements as it deems necessary and desirable to 
implement the provisions of this Article 6, and to otherwise provide for the efficient 
fiscal operation and management of the Common Elements. 

6.14. Violations and Assessments. If a Member violates any of the terms of this 
Declaration, the Declarant and/or the Master Association shall have the right to undertake 
correction of the violation and the costs incmred by Declarant and/or the Master 
Association in co,recting such violation so shall be immediately due and payable by the 
Member in the form of an assessment. 

6.15. Subordination to the Lien of Mortgages. The lien of the assessment, 
provided for herein, shall be subordinate to any first lien mortgage placed upon a Lot. 
The sale or transfer of the Lot pursuant to or in lieu of mortgage foreclosure shall 
extinguish the lien of such assessment as to payment that became due prior to such sale or 
transfer. No such sale or transfer shall relieve such Owner or Lot from the obligation or 
liability for any assessments thereafter coming dne or from the lien on any such 
subsequent assessments. 

ARTICLE VII 
INSURANCE OF COMMON ELEMENTS 

7. 1. Coverages. The Master Associatio:1 's duly authorized agent shall have the 
authority to and shall obtain, blanket, all-risk, casualty insnrance, if reasonably available, 
for all insurable improvements comprising the Common Elements. If blanket all risk 
coverage is not reasonably available, then at a minimum an insurance policy providing 
fire and extended coverage shall be obtained. This insurance shall be in an amount 
sufficient to cover one hundred percent (100%) of the replacement cost of any repair or 
reconstruction in the event of damage or destruction from any insured hazard. 

The Master Association shall also obtain a public liability policy covering the 
Common Elements and the Members for all damage or injury caused by the negligence of 
Master Association, or any of the Members or their agents. The public liability policy 
shall have at least a One Million and No/100 Dollars ($1,000,000.00)minimUlll property 
damage limit. 
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7.2. Premiums. Premiums for all insurance on the Common Elements shall be 
paid by the Master Association. Such policies may contain a reasonable deductible, and 
in the case of casualty insurance, the amount thereof shall be added to the face amount of 
the policy in determining whether the insurance at least equals the full replacement cost. 
The deductible shall be paid by the Master Association. 

7.3. Contracts. All insurance coverage obtained by the Master Association 
shall be written in the name of the Master Association as trustee for the respective 
benefited parties, as further identified in subsection ( a) below. Such insurance shall be 
governed by the provisions hereinafter set forth: 

(a) All policies on the Common Elements shall be for the benefit of the 
Declarailt, the Master Association, the Members and Mmtgagees, as their 
interest may appear, providing financing on the Common Elements. 

(b) Exclusive authority to adjust losses under policies obtained by the Master 
Association shall be vested in the Master Association; provided, however, 
no Mortgagee having an interest in such losses may be prohibited from 
participating in the settlement negotiations, if any, related thereto. · 

(c) In no event shall the insurance coverage obtained and maintained by the 
Master Association hereunder be brought into contribution with insurance 
purchased by the Members, occupants, or their Mortgagees. 

7.4. Workers Compensation. In addition to the other insurance required by this 
Article, the Master Association shall obtain worker's compensation insurance, if and to 
the extent required by law. 

ARTICLE VITI 
GENERAL PROVISIONS 

8.1 Amendments. Prior to the transfer ofDeclarant control pursuant to Section 
9.2(a), Declarant may amend this Declaration so long as the amendment, in the 
reasonable discretion of the Declarant, has no material adverse effect upon the 
development of the- Master Planned Community. No ainenchnent required by any state or 

. local government authority or agency will be deemed material. After the transfer of 
Declarant control, this Declaration may be amended only by the affirmative vote or 
written consent, or any combination thereof, of eighty percent (80%) of the Members, 
unless unanimous consent of the Members is required by the Act. Any amendment to be 
effective must be recorded in the public records of Butler County, Pennsylvania. No 
amendment may remove, revoke, or modify any right or privilege ofDeclarant without 
the written consent ofDeclarant or of the assignee of such right or privilege. No 
amendment may impair the validity or priority of the lien of any Mortgage held by a 
Mo1tgagee or impair the rights granted to Mortgagees herein without the prior written 
consent of such Mortgagees. 
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8.2. Limitation of Liability. The Declarant, its successors, adininish·ators, 
executors, assigns, members, officers and employees [(i) tlu·ough (iv) below shall be 
effective only from and after the Declarant's transfer of control of the Master Association 
in.accordance with Section 9]: 

(i) Shall not be liable for the failure of any service obtained or the 
failure to so obtain any service needed or for any injury or darn~ge 
to persons or property, however and wheresoever caused, except . 
for any injury or dan1age caused by'the willful misconduct or gross 
negligence of the Declarant, its members, officers or employees; 

(ii) Shall not be liable as a result of the performance of the Declarant 
for any mistake of judgment, negligence or ofuerwise except for 
the Declarant's willful misconduct or gross negligence; 

(iii) Shall have no personal liability to any person for any loss or 
damage caused by theft of or damage to personal prope,ty in or on 
the Common Elements or other places within the Plan and shall 
have no liability arising out of the use, misuse, or condition of the 
Common Elements, except for the Declarant' s willful misconduct. 

(iv) The Declarant and its principals and officers shall be indemnified 
by the Master Association against all expenses and liabilities, 
including attorney's fees incnrred by or imposed in connection 
with any proceedings, except for liability arising out of the willful 
misconduct or gross negligence of the Declarant; 

(v) The Declarant may obtain such insurance as it deems appropriate, 
where available and in such amounts and on such terms as the 
Declarant deems advisable, to satisfy the liability requirements of 
fuis Declaration. 

8.3. Severability. Invalidation of any one of these covenants or restrictions by 
judgment or court order shall in no way affect any other provisions, which shall remain in 
full force and effect. 

8.4. Use of the Words "Belle Vue Master Planned Community" and 
"BELLEVUE Park". No person shall use the words "Belle Vue Master Planned 
Community" and "Belle Vue Park" or any derivative thereof in any printed or 
promotional material without the prior written consent of the Declarant. However, 
Members and Ryan Homes may use the terms "Belle Vue Master Planned Community" 
and "Belle Vue Park" in printed or promotional matter where such term is nsed solely to 
specify paiiicular property or Lots or Units located within the Plan. 

8.5. Incorporation of Recitals. The recitals set forth in the Preamble section of 
this document are hereby incorporated herein as if fully set forth and repeated herein. 
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8.6. Conflicts with Q·anberry Township Ordinances. In the event that any of 
the provisions, tenns, conditions or covenants contained in this Declaration conflict with 
any provisions of the Ordinances of Cranberry Township, the Tentative Approval with 
Conditions dated March 8, 2007, the Final Approval with Conditions dated May 3rd, 
2007, or the Developer's Agreement dated September 14, 2007 (individually and 
collectively the "Township Requirements"), the applicable provisions, terms and 
conditions of the Township Requirements shall prevail for all matters involved in any 
conflicts. 

8.7. Conflicts with the Uniform Planned Community Act. In the event that 
any of the provisions, terms, conditions or covenants contained in this Declaration 
conflict with any provisions of the Uniform Planned Community Act, the applicable 
provisions, terms, conditions and provisions of the Uniform Planned Connnunity Act 
shall prevail. 

ARTICLE IX 
DECLARANT'S RIGHTS 

9.1. Any or all of the special rights and obligations of the Declarant maybe 
transferred by the Declarant to other persons, provided that the transfer shall_ not reduce 
an obligation nor enlarge a right beyond that contained herein, and provided further, no 
such transfer shall be effective unless it is a written instrument signed by the Declarant 
and duly recorded in the public records Butler County, Commonwealth of Pennsylvania. 

9.2. Control. 

(a) Subject to Section 9.2(b), for a period of seven (7) years from the 
date of the recording of this Declaration, the Declarant shall have sole power and 
authority to appoint and remove the officers and members of the Executive Board 
of the Master Association, unless the Declarant earlier voluntarily surrenders the 
right to Appoint and remove the officers and members of the Executive Board. 
However, this period of Declarant' s control will te1minate no later than the earlier 
of: (i) Sixty (60) days after the conveyance of ·seventy-five percent (75%) of the 
Lots and Units to Owners other than a Declarant (percentage of Units and Lots is 
based upon the total of Units and Lots that may be created, including the 
Additional Real Estate of each planned community and/or the condominium 
created within the Master Planned Community); (ii) two (2) years after a 
Declarant has ceased to offer Lots or Dnits for sale in the ordinary course of 
business; or (iii) two· (2) years after any development right to add new Lots or 
Units (within the planned communities or the condominium created within the 
Master Planned Community) was last exercised. 

(b) Not later than sixty (60) days after conveyance of twenty-five 
percent (25%) of the Lots and Units (percentage of Units and Lots is based upon 
the total of Units and Lots that may be created, including the Additional Real. 
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Estate of each planned community and/or the condominium created within the 
Master Planned Community) to Members, at least one member and not less than 
twenty-five percent (25%) of the members of the Executive Board shall be elected 
by the Members. Not later than sixty (60) days after conveyance of fifty percent 
(50%) of the Lots and Units (including Lots and Units created in the Additional 
Real Estate of each planned community and/or the condominium) to Members, 
not less than thirty-three percent (33%) of the members oftl1e Executive Board 
shall be elected by the Members. Necessary elections shall be held to ensure that 
one representative will be elected to represent every fifty (50) Lots and/or Units, 
or a portion thereof, within each of the Individual Associations. 

9.3. Conveyance of Common Elements to Association. No later than at 
transfer ofDeclarant's control of the Master Association in accordance with Section 
9.2(a), the Declarant shall grant and convey to the Master Association title to the 
Common Elements by special warranty deed. No consideration will be paid for this 
conveyance and all costs of deed preparation and recording shall be borne by the 
Declarant. Notwithstanding the foregoing, Declarant shall not convey the Common 
Elements to the Master Association until all improvements to tl1e Common Elements as 
may be required by Cranberry Township pursuant to any development approvals have 
been completed by Declarant. This obligation to convey title to the Common Elements 
shall be binding upon any successor in interest to the rights of the Declarant hereunder. 

ARTICLEX 
TERMJNATION 

10.1. Means of Termination. The Master Planned Community may be 
tem1inated in the following manner: 

a. By Statute. As provided by the Act. 

b. Destruction. In the event there is substantial destruction of all of 
the Common Elements and eighty percent (80%) of the Owners directly affected 
by said destruction, voting as in all other instances, shall duly resolve not to 
proceed with repair or restoration, then and in that event, the Planned Community 
fo1m of ownership will be thereby te1minated. The determination not to 
reconstrnct after casualty shall be evidenced by a certificate of the Executive 
Board executed by the President and Secretary certifying as to the facts effecting 
the termination, which certificate shall become effective upon being recorded in 
the public records of Butler Comity, Pennsylvania. 

c. General Provisions. The termination of tl1e Master Planned 
Community shall be evidenced by a certificate of the Executive Board execnted 
by its President and Secretary certifying as to facts effecting the termination, 
which certificate shall become effective upon being recorded in the public records 
of Butler County, Pennsylvania. When the Property has been removed from the 
provisions of the Act, the former Owners shall, at the time such removal becomes 
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effective, become tenants in common of the Property. The undivided interest in 
the Property owned in conunon which shall appertain to each Owner following 
such removal shall be in the same proportion of the fair market value of such 
Owner's interest to the fair market value of the interest of all Owners determined 
in accordance with §5220 of the Act. All :funds held by the Executive Board and 
all insurance proceeds, if any, shall be and continue to be held for the Owners in 
proportion to the amount of their respective Percentage Interests determined as 
aforesaid in accordance with §5220 of the Act. The costs incurred in connection 
with such tem1ination shall be a Common Expense. 

d. Removal from Act. If the Property shall be removed from the 
provisions of the Act, then the Property may be subject to an action for partition 
by any Owner or lien holder as if owned in conm1on in which event the net 
proceeds of sale shall be divided among all the Owners in proportion to the fair 
market value of their respective Interests determined in accordance with §5220 of 
the Act; provided, however, that no payment shall be made to a Owner until there 
has first been paid from his share of such net proceeds all liens or charges on his 
Lot or Unit. Such removal of the Property from the provisions of the Act shall 
not preclude its subsequent submissions to the provisions thereof in accordance 
with the terms of the Act. 

[signature page attached] 
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IN WITNESS WHEREOF, the undersigned Dec!arant has executed this 
Declaration as of this ,:,'L-;,, day of ]-<..h.,,.. ,

0
7008. 

~T: ,._,) '~ ·. BELLEVUE PARK PARTNERS, 
L.P., a Pennsylvania limited 
partnership 

ACKNOWLEDGEMENT 

COMMONWEALTH OF PENNSYLVANIA 

COUNTY OF BUTLER 

) 
) 
) 

SS: 

On this !:f{;i, day of Yd 2008, before me, a Notary Public, the 
undersigned officer, personally appeared illiam J. Weaver, who acknowledged 
himself to be the President of Commercial Building Corporation, general partne,· of 
BELLEVUE PARK PARTNERS, L.P. a Pem1sylvania limited paiinership, and that he, as 
such officer, being authorized to do so, executed the foregoing instrument for the 
purposes therein contained by signing the name of the limited partnership by himself as 
such officer of the general partner. 

IN WITNESS WHEREOF, I have hereunto set my hand and official seal. 

My Commission Expires: 
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Kathy M. $f)M<;.y, No1;;11y Publlc 

Monroe\JJ!b Eon';, AHegtwiny County 
IViy Comn1l.s:ibn t:~pires Aug, 18, 2009 
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CATEGORY/ 
VIOLATION 

Pets '(general) 

Pets ( damage to 
lawn and shrubs) 

Stored/unmoved 
vehicle 

BELLEVUE PARK MASTER PLANNED COMMUNITY 
SCHEDULE OF VlOLATlONS AND PENALTIES 

lSTNOTICE 

Written request to pet owner for 
compliance and notice of 
consequences for subsequent 
violations 

Written request to pet owner for 
damage repair within 30 days and 
notice of consequences for inaction 

Vehicle ticketed and/or written 
request for compliance within 72 
hours 

2NDNOTICE 

A $25.00 fine will be imposed for a 
second violation 

A $25.00 fine will be imposed 

After 72 hours Municipality Police 
will be notified to tow, vehicle 
owner will be billed 

l;:l.weaYerlbufrnan pareel\bell1:we p:1,1: pc and coolkl documenwion\m:lslei-pJ.:u,ncd eommunl()'\ruks,02050!l.doe4 

3RDNOTICE 

A $100 fine will be imposed for 
each subsequent violation 

A $100 fine and costs will be 
imposed 





BYLAWS 

OF 

BELLEVUE PARK.MASTER ASSOCIATION 



BYLAWS 
OF 

BELLEVUE PARK MASTER ASSOCIATION 

ARTICLE I 

Introductory Provisions 

1.1. Applicability. These Bylaws provide for lite govemance ofthe Master Association 
created by the recording oftlte Declaration of Master Association for the Planned Communities 
at Belle Vue Park, in the office of Recorder of Deeds of Butler County, PenruJylvania at Deed 
Book Volume __ , page__, pursuant to the requirements of Section 5306 of the 
Pennsylviutla Uniform Pliumed Community Act("tbeAct"). 

1.2. Definitions. Capitalized tenns used herein without definition shall have the 
meanings specified for such tenns in the Declaration of the Master Association or, if not def med 
therein, the meanings specified or used for such terms in the Act. 

1.3. Compliance. Pursuant to the provisions of the Act, every Owner and all Persons 
entitled to occupy a Lot and/or Unit shall comply with these Bylaws. 

1.4. Office. The office of the Master Association and the Executive Board shall be 
located at the Property or at such other place as may be designated from time to time by the 
Executive Board. 

ARTICLE II 

The Master Association 

2.l. Composition. The Master Association is hereby organized on the date hereof as an 
unincorpoi-ated association. The Master Association shall consist of all of the Owners of the 
Individual Associations, as the the responsibility of term is defined in the BelleVue Park 
Declarntion of Master Planned Community. Currently the planned communities of 
STRATFORD PARK / PADDINGTON SQUARE, WESTMINSTER ESTATES and 
EDMONTON COMMONS and the condominhun of VILLAS AT ISLEWORTH are 
contemplated to be included within the Master Association. The Master Association shall have 
administering the Property, establishing the means and methods of collecting assessments and 
charges, arrangillg for the management of and performing all of the other acts that may be 
required or permitted to be perfo11ncd by the Master Association pursuant to the Act and the 
Declaration, The foregoing responsibilities sl1all be performed by the Executive Board or 
Managing Agent as more particularly set forth in these Bylaws. 

2.2. A1mual Meetings. An annual meeting of the Master Association shall be held each 
year in the sa1ne month as the first annual meeting (of the first of the ·1ndividual Associations to 
hold an annual meeting) at a date and time to be designated by the Executive Board. At such 
annual meetings, the Executive Board, whose members are to he elected in accordance with the 



Bylaws of the Individual Associations, shall transact such business as may properly come before 
the meeting. 

2.3. Place of Meetings. Meetings of the Master Association shall be held at the principal 
office of the Master Association or at such other suitable place convenient to the Owners as may 
be designated by the Executive Board. 

2.4. Special Meetings. The President shall call a special meeting of the Master 
Association if so directed by resolution of the Executive Board ot upon a petition signed and 
presented to the Secretary by Owners entitled to cast at least 25% of the votes in the Master 
Associaiion. The notice of any special meeting shall state the time, place and purpose thereof. 
Such meeting shall be held within 45 days after receipt by the president of said resolution or 
petition; provided, however, if the purpose includes the consideration of the rejection of a budget 
or capital expenditure pursuant to Section 5.9 below, such meeting shall be held within 15 days 
after receipt by the President of said resolution or petition. No business shall be transacted at a 
special meeting except as stated in the notice. 

2.5. Notice of Meetings. The Secretary shall give to each Owner a notice of each annual 
or xegu1arly-scheduled meeting of the Master Association at least twenty but not more t11an sixty 
days, and of each special meeting of the Owners at least ten but not more than fo1ty-five days, 
prior to such meeting, stating the time, place and purpose thereof. The giving of a notice of 
meeting in the manner provided in this Section and Section 9.1 of these Bylaws shall be 
considered service of notice. The Notice of Meeting must state the time and place of the 
meeting, the items on the agenda, including the general nature of any proposed amendment to the 
declaration or bylaws, any budget or assessment changes and any proposal to remove an 
executive board member of officer. 

2,6. Adjournment of Meetings. If at any meeting of the Master Association a quorum is 
not present, Owners entitled to cast a majority of the votes represented at such meeting may 
adjourn tile meeting to a time not less than f01ty-eight hours after the time for which the original 
meeting was callecL 

2. 7. Voting. 

(a) In General. Voting at all meetings of the Master Association shall be 011 a 
Lot and/or Unit basis, with each Owner entitled to one (1) vote. 

(b) Multiple Owners. Where the ow11ership of a Lot or Unit is in more tha11 one 
Owner, the Owner who shall be entitled to cast the vote of such Lot or Unit sl1all be the Owner 
named in a certificate executed by all of the Owners of such Lot or Unit and filed with the 
Secretary (the "Designated Owner"). Such cc1tificate shall be valid unless revoked l>y a 
subsequent ce1iificate similarly executed. In the absence of such named Designated Owner from 
the meeting, the Owner who shall be entitled to cast the vote of such Lot or Unit shall be the 
Owner owning such Lot or Unit who is presenl If the Designated Owner is not present, and 
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more than one other Owner or Owners owning such Lot or Unit is present, then such vote shall 
be cast only in accordance witl1 their unanimous agreement pursuant to Section 53 l0(a) of the 
Act. There shall be deemed to be unanimous agreement if any one of the multiple owners casts 
fl1e votes allocated to 1hat Lot or Unit without protest being made promptly to the person 
presiding over the meeting by any of the other Owners of the Lot or Unit. Any certificate 
executed by all Owners shall be valid until revoked by a subsequent certificate similarly 
executed. Except where execution by owners of a Lot or Unit in the same manner as a deed is 
required, and subject to the provisions of the Act, the Declaration and these Bylaws, wherever 
the approval or disapproval of a Owner is required by this subpart, the Declaration or the 
Bylaws, such approval or disapproval shall be made only by the person who would be entitled to 
cast the vote of such Lot or Unit at any meeting·of the Master Association. 

(c) Ownership by an Entity other than an Itldividual. If the Owner ofa Lot or 
Unit is a corporation, joint venture, partnership or unincorporated association, the natmal person 
who shall be entitled to cast the vote for such Lot or Unit shall be the perso11 named in a 
certificate executed by such entity pursuant to its governing documents, If the Owner of a Lot or 
Unit is a trust, the trustee or trustees shall be deemed to be th.e Owner for the voting purposes, 
however the Trustees shall designate one Trustee to cast the vote of such Lot or Unit. The 
natural person who shall be entitled to east the vote of such Lot or Unit shal1 be the person 
named in a certiiicate executed by all of the Owners of sucl1 Lot or Unit and filed with the 
Secretary 01·, in the absence of such named person from the meeting of the failure to execute and 
file such a certificate, the person who shall be entitled to case t11e vote of such Lot or Unit shall 
be the person owning such Let or Unit who is present. If more than one of the multiple Owners 
are present, the votes allocated to that Lot or Unit may be cast only in accordance with their 
unanimous agreement unless the declaration expressly provides otherwise. There shall be 
deemed to be unanimous agreement if any one of the multiple Owners casts the votes allocated 
to that Lot or Unit without protest being made promptly to the person presiding over the meeting 
by any of the other owners of the Lot or Unit. Such ee1tificate shall be valid until revoked by a 
subsequent cel'tificate similarly executed. Except where execution by Owners of a Lot or Unit in 
the same mam1er as a deed is required, and subject to the provisions of the Act, the Declaration 
and these Bylaws, wherever the approval or disapproval of a Owner is required by this subpart, 
the Declaration or tl1e Bylaws, such approval or disapproval shall be made only by the person 
who would be entitled to cast the vote of iruch Lot or Unit at any meeting of the Master 
Association, 

( d) Votes Requil'ed. Except where a greater number is required of members of 
the Executive Board and except where a greater number is required by the Act, the Declaration 
or these Bylaws, the Owners of more than fifty (50%) percent of the aggregate munber of Lots 
and Units, voting in person or by proxy at one time at a duly convened meeting at which a 
quorum is present, is required to adopt decisions at any meeting of the Master Association. 
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(e) Declarant's Votes. If U1e Declarant owns or holds title to one or more 
Lots and/or Units, the Declarant shall have the tight at any meeting of the Master 
Association to cast the votes to which such Lot/s and/or Unit/s are entitled. 

(f) Master Association Votes No votes al!ocated to a Lot and/01· Unit 
owned by the Master Association may be cast. 

(g) Cumulative and Class Voting. There shall be no cumulative or 
class voting. 

2.8. Election by Mail. All matters which might be voted upon at a meeting of the 
Owners may also be submitted, at the election of the Executive Board, to the Owners by a 
mail ballot. The Executive Board shall prepare for distribution an official ballot fonn and 
shall circulate a ballot to each Owners authorized to vote pursuant to paragraph 2. 7 above 
as if a meeting were being held on the date of the ballot All Ow11ers shall be req,1ired to 
execute the ballot unless a certificate has been filed with the Secretary naming 
Designated Owner. Ballots shall be distributed and counted in accordance with Rules 
and Regulations to be adopted by the Executive Board. 

2.9. Proxies. A vote may be cast in person or by proXY, Such proxy may be 
granted by any Owner or in case of multiple Owners, by the Designated Owner, in favor 
of only another Owner, a Permitted Mo1tgagee or the Declarant. Proxies shall be duly 
executed in writing, shall be valid only for the particular meeting designated therein and 
must be filed with the Secretary before the appointed time of the meeting. Such proxy 
shall be deemed revoked only upon actual receipt by the person presiding over the 
meeting of written notice ofrevocation from the grantor(s) of the proxy. No pn:,xy shall 
be valid for a period in excess of one year after the execution thereof. A proxy is void if 
it is not dated 01· purports to be wvocable without notice. 

2.10. Quorqn;i. Except as set forth below, the presence in person or by proxy of 
Owners of one-third (1/3) or more of the aggregate Percentage Interests at the 
commencement of a meeting shall constitute a quorum at all meetings of the Owners 
Master Association . If a meeting is adjourned pursuant to Section 2.6 above, 1he qnornm 
at such second meeting shall be deemed present throughout any meeting of the Master 
Association if persons entitled to cast ten (10%) percent of the votes are present in person 
or by proXY at the begim1ing of the meeting. 

2.11. Conduct of Meetings. The President ( or in his absence, the Vice-President) 
shall preside over all meetings of the Master Association and the Secretary shall keep 
the minutes of the meeting and record in a minute book all resolutions adopted at the 
meeting as well as a record of all transactions occurring at each meeting. The President 
may appoint a person to serve as parliamentarian at any meeting of the Master 
Association. The then current edition of Robert's Rules of Order shall govem the conduct 
of all meetings of the Master Association when not in conflict with the Declaration, these 
Bylaws or the Act. All votes shall be tallied by tellers appointed by the President. 
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ARTICLE III 

Executive Board 

3. I. Number and Qualification. The affairs of the Master Association shall be 
governed by an Executive Board. Each Individual Association shall independently vote 
for its own representatives. The Executive Board shall initially be composed of three 
natural persons, all of whom shall be designees of the Declarant. Not later than sixty (60) 
days after the conveyance of twenty-five percent (25%) of the total number of Lots to Lot 
Owners other than the Declarant, the number of members shall be increased to nine (9), 
five of whom shall be designated by Declarant and four (4) of whom shall be elected by 
the Lot Owners ( one from each Individual Association). At such 'time, a special meeting 
of the Master Association sl1all be held at which the Executive Board shall transact such 
business as may properly come before the meeting. If the number of then-existing 
Individual Associations shall result in an even number of members to the Executive 
Board; the Declarant shall choose 011e additional representative to sit on the Executive 
Board. Within sixty (180) days after conveyance of seventy-five (75%) percent of the 
total Lots and Utrits within all Individ,wl Associations to Owners other than the 
Declarant, one representative will be elected for each fifty (50) Lots or Units, or a portion 
thereof, created within each of the Individual Associations. No more tl1an one member 
shall be elected from any Lot and/or Unit. The number of Executive Board members may 
be increased to accommodate the number of Lots and/or Units in an Individual 
Association at any annual meeting of the Owners by a vote of a majority of the Owners 
within said Individual Association. 

3.2. Delegation of Powers; Managing Agent. The Executive Board may employ 
a "Managing Agent" at a compensation established by the Executive Board. The 
Managing Agent shall perform such duties and services as the Executive Board shall 
authorize, including, but not limited to, all of the duties listed in the Act, the Declaration 
and these Bylaws; provided, however, w11ere a Managing Agent does not have the power 
to act under the Act, the Declaration or these Bylaws, such duties shall be performed as 
advisory to the Executive Board. The Executive Board may delegate to the Managing 
Agent all of the powers granted to the Executive Board by the Act, the Declaration and 
these Bylaws other U1an the following powers: 

(a) to adopt the annual budget and any amendment thereto or to assess 
any Common Expenses; 

(b) to adopt, repeal or an1end Rules and Regulations; 

(c) to designate signatories on Master Association bank accounts; 

(d) to borrow money on behalf of the Master Association; 

6 



Any contract with the Managing Agent must provide that it 1nay be tetminated 
with cause on no more than thirty days' written notice and without cause on no more than 
ninety days' written notice. The term of any such contract may not exceed one year. 

3.3, Election and Term of Office. 

(a) Following the transfer of control of the Association (in accordance 
with Article IX of the Declaration) from the Declarant, at the annual meetings of the 
Individual Associations, and subject to the Declaration of each Individual Association, 
the separate Individual Associations will hold elections to appoint Master Association 
Representatives who will make up the Master Association Executive Board. One 
representative will be elected to represent each fifty (50) Lots and/or Units, or a portion 
thereof, created within each of the Individual Associations. At the first annual meeting 
following transfer of control from the Declarant, the board members elected sh,all serve 
staggered te1ms. One"half or Jess (if an odd number) of the board members elected, those 
receiving the most votes from their respective Individual Associations shall serve two 
year tcnns and the remaining board members shall serve one year tenns. Thereafter, the 
term of office of any Executive Board member to be elected (except as set forth in 
Section 3.5 hereof) shall be two years. The members of the Executive Board shall hold 
office lll'ltil the earliest to occur of 1he election of their respective successors or their 
death, adjudication of incompetency, removal, or resignation. An Executive Board 
member may serve an unlimited number of terms and may succeed himself. 

{b) Within sixty (60) days after conveyance oftwenty-:five (25%) percent 
of the Lots and Units to Owners other 1han the Declarant, a special meeting of each of the 
Individual Associations shall be held at which the Owners of each Individual Association 
shall elect one representative for their respective Individual Associations to the Executive 
Board. If this alteration to the number of representatives shall result in an even number of 
members to !he Executive Board, the Declarant shall choose one ad(jitional representative 
to sit on the Executive Board. Such members shall serve until the annual meeting oftlie 
Master Association following the meeting at which they were elected. 

(c) Within 180 days after conveyance of seventy-five (75%) percent of 
the Lots and Units to Owners other than Declarant, a special meeting of each of the 
Individual Associations shall be held at which time the remaining Declarant-appointed 
Board members shall resign and the Owners, including the respective declarants, if the 
declarant owns more than one Lot and/or Unit, shall thereupon elect successor members 
of the Executive Board for their respective Individual Associations to act in the place and 
stead of tl1ose resigning. Necessary elections shall be held to ensure that one 
representattve will be elected to represent every fifty (50) Lots and/or Units, or a portion 
thereof, created within each Individual Association. The tetm of each member of the 
Executive Board shall be established pursuant to the provisions of Section 3.3(a) hereof. 

(d) Notwithstanding the foregoing, if any meeting required pursuant 
to subparagraphs (a), (b) or (c) above could be held on the date an annual tlleeting of the 
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( d) Notwithstanding the foregoing, if any meeth1g required pursuant 
to subparagraphs (a), (b) or (c) above could be held on the date an annual meeting of the 
Individual Association is scheduled, then such meeting(s) shall be held concurrently with 
snch annual meeting, 

3.4. Removal or Resignation of Members of the Executive Board. 

(a) Except with respect to members designated by Declarant, at any 
regular or special meeting of the Master Association duly called, any one or more of the 
members of the Executive Board may be removed with or without cause by Owners 
entitled to cast a majority of all votes in the Master Association and a successor may then 
be elected to fill the vacancy thus created in accordance with the tenns of Section 3, 5, 
Any Owner proposing removal of a Board member shall give notice thereof to the 
Secretary. Any member whose removal has been proposed by a Owner sha11 be given at 
least ten days notice by the Secretary of the time, place and pmpose of the meeting and 
shall be given an opportunity to be heard at the meeting. 

(b) A member of the Executive Boai-d may resign at any time and shall 
be deemed to have resigned upon transfer of title to his Lot and/01· Unit if the Owner is 
other than a person. Declm-ant shall have the right to remove and replace any or all 
members appointed by Declarant at any time and from time to tinle until the required 
resignation date specified in this Section III. 

3.5. Vacancies. Except as set forth in Section 3,4 above with respect to members 
appointed by Declarant, vacancies in the Executive Board caused by any reason other 
than the removal of a member by a vote of the Owners shall be filled by a vote of a 
majo1ity of the members at a special meeting of Individual Association Executive Board, 
from which such vacancy occul1'ed, held for such plu-pose promptly after the occu1Tence 
of any such vacancy, even though the members present at such meeting may constitute 
less than a quorum. Each person so elected shall be a Master Planned Community 
Representative for the remainder of the te1m of the member being replaced and until a 
successor shall be elected at the next annual meefo1g of the Association at which such 
seat is to be filled upon expiration of the term of his predecessor. In the case of multiple 
vacancies, the member receiving the greatest number of votes shall be elected for the 
longest term. 

3.6. Organization Meeting. The first meeting of the Executive Board following 
each annual meeting of the Master Association shall be held within ten days thereafter at 
such time and place as shall be fixed by the President ( even if he is the outgoing 
President) at the meeting at which such Executive Board shall have been elected, and no 
notice shall be necessary to the newly elected members of the Executive Bom·d in order 
legally to constitute such meeting, if a majo1ity of the Executive Board members shall be 
present at such meeting, 
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meetings of the Executive Board shall be given to each member, by mail or telegraph, at 
least-five (5) business days prior to the day named for such meeting. 

3.8. Special Meetings. Special meetings of the Executive Board may be called 
by the President on at least three business days' notice to each member, given by mail or 
facsimile, which notice shall state the time, place and purpose of the meeting. Special 
meetings of the Executive Board shall be called by the President or Secretary in like 
manner and on like notice on the written request of at least two members of the Executive 
Board. 

3.9. Waiver of Notice. Any member may at any time, in writing, waive notice of 
any meeting of the Executive Board, and such waiver shall be deemed equivalent to the 
giving of such notice. Attendance by a member at any meeting of the Executive Board 
shall constitute a waiver of notice by him of the time, place and purpose of such meeting. 
If all members are present at any meeting of the Executive Board, no notice shall be 
required and any business may be transacted at such meeting. 

3.10. Quorum of the Executive Board. At all meetings of the Executive Board a 
majority of the members shall constitute a quorum for the U'fillSaction of business, and the 
votes of a majority of the members present at a meeting at which a quorum is present 
shall constitute 1he decision of the Executive Board. If at any meeting of the Executive 
Board there shall be less than a quorum present, a majority of those present may adjourn 
the meeting from time to time. At any such adjourned meeting at which a quorum is 
present, any business which might have been transacted at the meeting originally called 
may be transacted without further notice. One or more members of the Executive Board 
may participate in and be cOlmted for quorum purposes at any meeting by mealls of 
conference telephone or similar communication equipment by means of which all persons 
participating in the meeting can hear each otl1er. 

3.11. Compensation. No member of the Executive Board shall receive any 
compensation from the Master Association for acting as such, but may be reirnbmsed for 
a11y expenses incu11·ed in the perfonnance of his duties. 

3.12. Conduct of Meetings. The President shall preside over all meetings of the 
Executive Board and the Secretary shall keep a minute book of the Executive Board 
meetings, recording all resolutions adopted by the Executive Board and a reconl of all 
transactions and proceedings occurring at such meetings. The then current edition of 
Robert's Rules of Order shall govern the conduct of the meetings of the Executive Board 
if and to the extent not in conflict with the Declaration, these Bylaws or the Act. 

3.13. Action Without Meeting. Any action by the Executive Board required or 
permitted to be taken at any meeting may be taken without a meeting if all of the 
members of the Executive Board shall individually or collectively consent in writing to 
such action. Any such written consent shall be filed with the minutes of the proceedings 
of the Executive Board, Action may a1so be taken by conference, telephone 01· similar 
electronic means where all Board members can participate simultaneously, 
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3.14. Validity of Contracts with Interested Executive Board Members. No 
contract or other transaction between the Master Association and one or more of its 
Executive Board members or between the Master Association and any corporation, firm, 
or association in which one or more of the Executive Board members are directors or 
officers, or are financially interested, shall be void or voidable because such Executive 
Board member or members are present at any meeting of the Executive Board which 
authorized or approved the contract or transaction or because his or their votes are 
counted, if the circumstances specified in either of the following subparagraphs exists: 

(a) The fact tbat a11 Executive Board member is also such a director or 
officer or has such financial interest is disclosed or known to the Executive Board and is 
noted in minutes , and the Executive Board authorizes, approves or ratifies the contract or 
transaction in good faith by a vote sufficient for the purpose without counting the vote or 
votes of such Executive Board member or members with a financial interest; or 

(b) The contract or transaction is made in good faith and is not 
unconscionable to the Master Association at the time it is authorized, approved or 
ratified. 

3.15. Inclusion of Interested Executive Board Members in the Ouornm. Any 
Executive Board member holding such director or officer position or having such 
financial intetest in another corporation, firm or association may be counted in 
determining the presence of a quo1um at a meeting of the Executive Board or a 
committee tbereofwhicl1 authorizes, approves or ratifies a conll'act or transaction of the 
type described in Section 3.14 hereof. 

ARTICLE IV 

Officers 

4.1. Designation. The principal officers of the Master Association shall be the 
President, the Secretary and the Tteasurer, all of whom shall be members of and elected 
by the Executive Board. The offices of Secretary and Treasurer may be held by one 
person. The Executive Board may appoint a vice-president, assistant treasurer, assistant 
secretary and such other officers as in its judgment maybe necessary. 

4.2. Election of Officers. The offi.cers of the Master Association shall be elected 
annually by the Executive Board at the organization meeting of each new Boal'd and shall 
hold office at the pleasure of the Executive Board. 

4 .3. Removal of Officers. Upon the affirmative vote of a majority of all members 
of the Executive Board, any officer may be removed, either with or without cause. The 
resulting vacancy ·shall be filled, from the pool of potential candidates of the Individual 
Association from which the vacancy occurs, by a vote of a majority of the Executive 
Board of the Individual Association from which the vacancy occurred, at a special 
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meeting l:)eld for such pmpose promptly after the occurrence of any such vacancy, even 
though the members present at such meeting may constitute less than a quornm, Each 
person so elected shall be a member of the Executive Board for the remainder of the tenn 
of the member being replaced and until a successor shalt be elected at the next annual 
meeting of the Individual Association, from which the vacancy occurred, at which such 
seat is to be filled upon expiration of the term of his predecessor. 

4.4. President. The President shall be the chief executive officer of the Master 
Association, shall preside at all meetings of the Master Association and of the Exect1tivc 
Board and have all of the general powers and duties which are incident to the office of 
president of a corporation organized under the laws of Pennsylvania, including without 
limitation, the power to appoint committees from among the Owners from time to time as 
the President may in his discretion decide is appropriate to assist in the conduct of the 
affairs of the Master Association. The President shall cease holding such office at such 
time as he ceases to be a member of the Executive Board. 

4.5. Vice President. The Vice President (if any) shall take the place of the 
President and perform the duties of the President whenever·the President shall be absent 
or unable to act. If neither the President nor the Vice President ls able to act, the 
Executive Board shall appoint another member of the Executive Board to act in the place 
of the President on an interim basis, The Vice President shall also perform such other 
duties as shall from time to time be delegated 01· assigned him by the Executive Board or 
by the President. 

4.6. Secretary. The Secretary shall keep the minutes of all meetings of the 
Master Association and of the Executive Board, have charge of such books and papers as 
tho Executive Board may direct, maintain a register setting forth the place to which all 
notices to Owners and holders of mortgagees on any Lots and/or Units hereunder shall be 
delivered and, in general, perfonn all the duties incident to the office of secretary of a 
corporation organized U11der the Laws of Pennsylvania, The Secretary shall, upon request, 

. provide any person, or cause to be provided, to any person entitled thereto a written 
statement or certification of the infurmation required to he provided by the Master 
Association pursuant to Sections 5315(g), 5407(b) of the Act and Sections 5.10 and 5.12 
below, upon payment of the fee set by the Executive Board for such service. 

4. 7. Treasurer. The Treasurer shall have the responsibility for the safekeeping of 
Master Association funds and securities, be responsible for keeping full and accurate 
financial records and books of account showing all receipts and disbursements, and for 
the preparation of all required financial data, and be responsible for th.e deposit of all 
monies in the name of the Executive Board, the Master Association or the Managing 
Agent, in such depositories as may from time to ti.me be designated by the Executive 
Board and, in general, perform all the duties incident to the office of treasurer of a 
corporation organized under the laws of the Commonwealth of Pennsylvania. 

4.8. Execution of Documents. All agreements, contracts, deeds, leases, checks 
and other instruments of the Master Association for expenditures or obligations in excess 
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of $2,500 shall be executed by two officers of the Master Association . All instruments 
for expenditures or obligations of $2,500 or less may be executed by any one officer of 
the Master Association . 

4.9. Compensation of Officers. No officer who is also a member of the 
Executive Board shall receive any compensation from the Master Association for acting 
as such officer, but may be reimbursed for any out-of-pocket expenses incurred in 
performing his duties; provided, however, the Secretary and Treasurer may be 
compensated for their se1vices if the Executive Board determines such compensation to 
be appropriate. 

ARTICLEV 

Common Expenses; Budgets 

5. J. Fiscal Year. The fiscal year of the Master Association shall be the calendar 
year unless otherwise determined by the Executive Board; provided, however, that the 
first fiscal year shall begi11 upon the recordation of the Declaratio11. 

5.2. Preparation and Approval of Budget, 

(a) On or before the first day of December of each year (or thirty days 
before the beginning of the fiscal year if the fiscal year is other tha11 the calendar year), 
the Executive Board shall adopt any annual budget for the Master Association containing 
an estimate of the total amount considered necessary to pay the cost of maintenance, 
management, operation, repair and replacement of the Common Elements and the cost of 
wages, materials, i11surance premiums, services, supplies and other expenses that may be 
declared to be Common Expenses by the Act, the Declaration, these Bylaws or a 
resolution of the Master Associatio11 and which will be required during the ensuing fiscal 
year for the administration, operation, maintenance and repair of the Property and the 
rendering to the Owners of all related services. Such budget shall also include such 
reasonable amounts as the Executive Board considers necessary to provide worki11g 
capital, a general operating reserve and reserves for contingencies and replacements. 

(b) On or before the. fifth day of December (or twenty days before the 
beginning of the fiscal year if the fiscal year is other than the calendar year), the 
Executive Board shall make the budget available for inspection at the Master Association 
office and shall send to each Owner a copy of the budget h1 a reasonably itemized fonn 
that sets forth the amount of the Common Expenses. Such budget shall constitute the 
basis for detennining each Owner's assessments for General Common Expenses of the 
Master Association and shall automatically take effect at the beginning of the fiscal year 
for which it is adopted, subject to Section 5.9 below. 
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(c) The Executive Board shall make reasonable efforts to meet the 
deadlines set forth above, but compliance with such deadlines shall not be a condition 
precedent to the effectiveness of any budget. 

5.3. Assessment and Payment of Common Expenses. 

(a) Common Expenses. The Executive Board shall calculate the monthly 
assessments for Common Expenses against each Lot and/or U11[t by multiplying (i) the 
total amount of the estimated funds required for the operation of the Property set forth in 
the budget adopted by the Executive Board for the fiscal year in question, after deducting 
income expected to be received from sources other than Common Expenses assessments 
and the operation of the Reserved Common Elements to which the Common Expenses 
pertain, by (ii) the Percentage Intere&t (expressed in decimal form) allocated to such Lot 
and/or Unit, and dividing the resultant product by (iii) the number of months in such 
fiscal year. Such. assessments shall be deemed to have been adopted and assessed on a 
monthly basis and not on an annual basis payable in monthly installments, shall be due 
and payable on the first day of each month and shall be a lien against each Owner's Lot 
and/or Unit as provided in the Act and the Declaration. Within ninety clays after the end 
of each fiscal year, the Executive Board shall prepare and deliver to each Owner an 
itemized account of the Common Expenses and funds received during such fiscal year 
less expenditures actually incurred and sums paid into reserves, Any net shortage with 
regard to General Common Expenses, after application of such reserves as the Executive 
Board may determine, shall be assessed promptly against the Owners in accordance with 
their Percentage Interests and shall be payable in one or more monthly assessments, as 
the Executive Board may determine. 

(b) Supplemental Assessments. If the Executive Board detennines that 
the estimate of total cliarges for the crment fiscal year is, or will become, inadequate to 
meet all Common Expenses for any reason, it shall irrnnediately dete1min,e the 
approximate amount of the inadequacy. Subject to the provisions of Section 5.4, the 
Board shall have the authority to levy, at any time by a majority vote, a Supplemental 
Assessment, reflecting a revision of the total Common Expense Assessment Written 
notice of any change in the amount of Supplemental Assessments levied by the Master 
Association through the Board sl1all be given to all Owners not less than thirty (30) days 
prior to the effective date of such Supplemental Assessment. 

(c) Reserves. The Executive Board may build up and maintain reasonable 
reserves for working capital, operations, contingencies and replacements. Extraordinary 
expenditures not originally included in the annual budget which may become necessary 
during the year may be charged first against such reserves. If the reserves are deemed to 
be inadequate for any reason, including non-payment of any Owner's assessments, the 
Executive Board may at any time levy further assessments for Common Expenses which 
shall be assessed against the Owners according to their respective Percentage Interests 
with regard to Common Expenses and shall be payable in one or more monthly 
assessments as the Executive Board may determine. Payments for said purposes may be 
classified as capital contributions at the discretion of the Board. 
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5.4. Further Assessments. The Executive Board shall serve notice on all Owners 
of any fmther assessments pursuant to Sections 5.3( a) or (b) or otherwise as permitted or 
required by the Act the Declaration and these Bylaws, including, but not limited to, the 
right to levy fines, by a statement in writing giving the amount and 1·easons therefore, and 
such further assessments shall, unless otherwise specified in the notice, become effective 
with the next monthly assessment if pursuant to Section 5.3 which is due more than thirty 
(30) days after the delive1y of such notice off\nther assessments. All Owners so assessed 
shall be obligated to pay the amount of such monthly assessments. Such assessments 
shall be a lien as of the effective date as set forth in the preceding Sections. 

5.5. Fines. The Executive Board shall have the power to levy fines as set forth in 
the Act, which shall be considered as a further assessment against the Lot and/or Unit as 
set forth in Section 5.4 hereof. 

5.6. Initial Budget. At or prior to the time assessment of Common Expenses 
conunences, the Executive Board shall adopt the budget, as described in thls Atticle, for 
the period commencing on the date the Executive Board determines that assessment~ 
shall begin and ending on the last day of the fiscal year during which such 
commencement date occurs. Assessments shall be levied and become a lien against the 
Owners during such period as is provided in Section 5.3 above. 

5. 7. Effect of Failure to Prepare 01· Adopt Budget, The failure or delay of the 
Executive Board to prepare or adopt a budget for any fiscal year sha11 not constitute a 
waiver or release in any manner of a Owner's obligation to pay his allocable share of the 
Common Expenses as herein provided whenever the same shall be determined and, iu the 
absence of any annual budget or adjusted budget, eanh Owner shall continue to pay each 
monthly assessment at the rate established for the previous .fiscal year until the new 
annual or adjusted budget shall have been adopted. 

5.8. Accounts. All sums collected by the Executive Board with respect to 
assessments against the Owners or from any other source may be commingled into a 
single fund. Reserves shall be maintained in a separate fund, although different types of 
reserves may be commingled in one fund. All books and records of the Master 
Association shall be kept in accordance with good and accepted accounting practices, and 
the same shall be reviewed and a compilation prepared at least once each year by an 
independent accountant retained by the Executive Bow:d. 

5.9. Rejection of Budget: Limitations on Expenditures and Borrowing. Anything 
herein to the contrary notwithstanding, the Master Association, by majority of all votes in 
the Master Association, may reject any budget or capital expenditure approved by the 
Executive Board, within thhty days after approval by the Executive Board. The power of 
the Executive Board to expend funds, incur expenses or borrow money on behalf of the 
Master Association is subject to· the requirement that the consent of Owners entitled to 
cast at ]east two-thirds of the votes in the Master Association, obtained at a meeting duly 
called and held for such purpose in accordance with the provisions of these Bylaws, shall 
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be required to (i) expend funds or incur expenses that it is reasonably anticipated will 
cause the aggregate amount of all expenses in the budget (including reserves) to be· 
exceeded by more than 10% of such aggregate amom1t after taking into account any 
projected increases in income, and (ii) to borrow money so that loans of the Master 
Association then outstanding would exceed l 0% of such aggregate amount. 

5.10. Payment of Common Expenses. Each Owner shall pay the Common 
Expenses assessed by the Executive Board pursuant to the provisions of this Article V, 
provided that for assessment purposes, a Lot is deemed to be created, and thus subject to 
the payment of assessments, only upon issuance of an occupancy permit for that Lot or 
occupancy of the improvements contained within such Lot, whichever first occurs. 
Declarant shall not be assessed on unsold Lots, but shall only be responsible for any 
actual costs incurred by the Association with respect to such Lots to which Declarant 
holds title on an equal basis with Lots that are sold and occupied. No Owner may exempt 
himself from liability for his contribution toward Common Expenses by waiver of the use 
or enjoyment of any of the Common Elements or by abandonment of his Lot and/or Unit. 
No Owner shall be liable for the payment of any part of the Common Expenses asses$ed 
against his Lot and/or Unit subsequent to the date ofrecordation of a conveyance by him 
in fee of such Lot and/or Unit. The purcliaser of a Lot and/or Unit shall be jointly and 
severally liable with the selling Owner for all unpaid assessments against the latter for his 
proportionate share of the Common Expenses up to the time of such recordation, without 
pwjudice to the purchaser's 1ight to recover from the selling Owner amounts paid by the 
purchaser therefore; provided, however, that any such purchaser sha11 be entitled to a 
statement setting forth the amount of the unpaid assessments against the selling Owner 
within five days following a w1itten request therefore to the Executive Board or 
Managing Agent and such a purchaser shall not be liable for, nor shall the Lot and/or 
Unit conveyed be subject to a lien for, any unpaid assessments in excess of the amount 
therein set forth; and, provided further that, subject to Section 53l5(b)(2) of the Act, each 
Permitted Mortgagee who comes into possession of a Lot and/or Unit by virtue of 
foreclosure or by deed or assignment in lieu of foreclosure, or any purchaser at a 
foreclosure sale, shall take the Lot and/or Unit free of any claims for unpaid assessments 
or charges against such Lot and/or Unit which accrue prior to the time such holder comes 
into possession thereof, except for claims for a pro-rata share of such assessments or 
cliarges resulting from a pro-rata reallocation of such assessments or charges to all Lots 
and Units including the mortgaged Lot and/or Unit. 

5.11. Collection of Assessments. The Executive Board, or the Managing Agent 
at the request of the Executive Board, shall take prompt action to collect any assessments 
for Common Expenses due from any Owner which remain unpaid for more than thirty 
days from the due date for payment thereof Any assessment not paid within five days 
after its due date shall accrue a late charge in the aniount of 5% of the overdue 
assessment In addition to interest at the rate of fifteen (15%) percent per amium (or such 
other rate as may be detennined by the Executive Board) on the amount of the unpaid 
assessment tln:ough date of payment. 
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5.12. Statement of Common Expenses. Upon request, the Executive Board shall 
promptly provide any Owner, contract purchaser or proposed mortgagee witl1 a wdtten 
statement of all unpaid assessments for Common Expenses due. Further, the Executive 
Board may charge a reasonable fee for the preparation of such statement to cover the cost 
of its preparation, to the extent pennitted by the Act. 

5.13. Surplus. Any amounts accumulated from Assessments for Common 
Expenses and income from the operation of the Common Elements, in excess of the 
amount required for actual Common Expenses and reserves for future Common Expenses 
shall be credited to each Lot and/or Unit in accordance with such Lot's and/or Units 
interests in Common Ele1nents. These credits will be applied, unless the Declarntion 
provides otherwise, to the next monthly Assessments of Common Expenses against that 
Lot and/or Unit under the then cmrent fiscal yea1·'s budget and thereafter, until exhausted. 

5.14. Negligence. If any Connnon Expense is caused by the neg!igellCe or 
misconduct of any Owner, the Master Association may assess that expense exclusively 
against his Lot and/or Unit. 

ARTICLE VI 

Compliance and Default 

6.1. Relief, Each Owner shall be governed by, and shall comply with, all of the 
terms of the Declaration, these Bylaws, the Rules and Regulations and the Act, as any of 
the forgoing may be amended from time to time. In addition to the remedies provided in 
the Act and the Declaration, a default by an Owner shall entitle the Master Association, 
acting through its Executive Board or through the Managing Agent, to the following 
relief: 

(a) Additional Liability. Each Owner shall be liable for the expense of all 
maintenance, repair or replacement rendered necessary by his act, neglect or carelessness 
or the act, neglect or carelessness of his tenants, guests, invitees or licensees, ·but only to 
the extent that such expense is not covered by the proceeds of insurance carried by the 
Executive Board. Such liability shall include any increase in casualty insurance 
premiums occasioned by improper use, misuse, occupancy or abandonment of any Lot. 
and/or Unit or its appurtenances, Nothing contained herein, however, shall be constrned 
as modifying any waiver by any insurance company ofits rights of subrogation, 

(b) Costs a11d ,Attorney's Fees, In any proceedings arising out of any 
alleged default by an Owner under the Declaration, tl1ese Bylaws, the Rules and 
Regulations or the Act, the Master Association shall be entitled to recover the reasonable 
costs and expenses of the Master Association, including attorney's fees. 

(c) No Waiver of Rights. The failure of the Master Association, the 
Executive Board or of an Owner to enforce any right, provision, covenant or condition 
which may be granted by the Declaration, these Bylaws, the Rules and Regulations or the 

16 



Act shall not constitnte a waiver of !he right of the Master Association, the Executive 
Board or the Owner to enforce snch right, provision, covenant or condition in the fi.1ture. 
All rights, remedies and privileges gt'!lllted to the Master Association, the Executive 
Board 01· any Owner pursuant to any term, provision, covenant or condition of the 
Declaration, these Bylaws, the Rules and Regulations or the Act shall be deemed to. be 
cumulative and the exercise of any one or more thereof shall not be deemed to constitute 
an election of remedies, nor shall it preclude the· party exercising the same from 
exercising such other privileges as may be granted to such paity by the Declaration, these 
Bylaws, the Rules and Regulations or the Act or at law or in equity. 

(d) Abating and Enjoining Violations by Owners. The violation of any of 
the Rules and Regulations adopted by the Executive Board, the breach of any Bylaws 
contained herein or of any provision of the Declaration or the Act shall give the 
Executive Board the right, in addition to any other rights: (i) to enter the Lot and/or Unit 
in which, or as to which, such violation or breach exists and summarily to abate and 
remove, at the expense of the defaulting Owner, a11y structure, thing or condition that 
may exist therein contrary to the intent and meaning of the provisions hereof, and the 
Executive Boai·d shall not fuereby be deemed gnilty in any manner of trespass; or (ii) to 
enjoin, abate or remedy by appropriate legal proceedings, either at Jaw or in equity, the 
continuance of fillY such breach. 

(e) Tennination of Services. The Master Association shall have the right 
to terminate any services which it perfonns or provides to or for an Owner, including 
utility service to individual Lots and/or Units, in tl1e event of delinquency. Prior to 
teimination of a11y service, !he Executive Board shall give at least ten (10) days written 
notice and an opportUllity to appear at a meeting of the Executive Board to any 
delinquent Lot Owner. 

(f) Suspension of Voting Rights. Any Owner who is more than thirty (30) 
days delinquent at ti1e time of the annual meeting shall not be pennitted to vote at any 
meeting or mail ballot. 

ARTICtEVII 

Amendments 

7.1. Amendme11ts to Bylaws. These Bylaws may be modified or ainended only 
by vote of Owners entitled to cast a majority of the votes in the Master Association, 
except as otherwise expressly set forth herein or in the Act; provided, however, that until 
the date on which all Declarant-appointed Boai·d members voluntarily resign or are 
required to resign pursuant to Article IX of the Declaration, a11d Section 3.l hereof, this 
Section 7.1 may not be amended without the consent in writi11g 9f Declarant. 
Additionally, if any amendment is necessary in the judgment of the Executive Board to 
cure any ambiguity or to correct or supplement any provision of these Bylaws that is 
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defective, missing or inconsistent with any other provision hereof, or with the Act or the 
Declaration, or if such amendment is necessary to conform to the requirements of the 
Federal National Mortgage Association or the Federal Home Loan Mortgage 
Corporatio11, then at any time and from time to time the Executive Board may effect an 
appropriate corrective amendment without the approval of the Owners or the holders of 
any liens on all or any part of the Property, upon receipt by tlie Executive Board of an 
opinion ftom independent legal counsel to the effect that the proposed amendment is 
permitted by the terms of this sentence. 

7 .2. Approval of Mortgagees. These Bylaws contain provisions concerning 
various rigl1ts and interests of Eligible Mortgagees. Such provisions in these Bylaws are 
to be constrned as covenants for the protection of such Pennitted Mo1tgagees on which 
they may rely in making loans secured by such mortgages. Accordingly, no amendment 
or modification of these Bylaws substantially impairing or affecting the rights, priorities, 
remedies or interests of a Pe,mitted Mo1tgagee shall be adopted without its or their prior 
written consent. 

7 .3. Amendments to thg Declaration. Any two officers or Executive Board 
members of the Master Association may prepare, execute, certify and record properly 
adopted amendments to the Declaration on behalf of the Master Association. 

ARTlCLE VIII 

Maintenance, Repair, Replacement and Other Common Expenses 

ll.l. By the Master Association. The Master Association shall be responsible for 
the mahitenance, repair and replacement (unless, ifin the opinion of not Jess than two­
thirds (2/3) of the Executive Board such expense was necessitated by the negligence, 
misuse <n· neglect of an Owner) of all of the Common Elements as defmed herein or in 
the Declaration. 

ARTICLE IX 

Misccl)aneon~ 

9.1. Notices. All notices, demands, bills, statementil or other conunnnications 
-under these Bylaws shall be in writing and shall be deemed to have been duly given if 
delivered personally or if sent by United States mail, postage prepaid, ( or otherwise as the 
Act may pennit), (i) if to a Owner, at the single address wl1ich the Owner shall designate 
in writing and file with the Secretary or, ifno such address is designated, at the address of 
the Lot and/or Unit of such Owner, or (ii) if to the Master Association, the Executive 
Board or to the Managing Agent, at the p1incipal office of the Managing Agent or at snch 
other address as shall be designated by notice in writing to the Owners pursuant to this 
Section. If a Lot and/or Unit is owned by more than one Person, each such Person who 
so designates a single address in writing to the Secretary shall be entitled to receive all 
notices hereunder. 
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9.2. Captions. The captions herein are inserted only as a matter of convenience 
and for reference, and in no way define, limit or desclibe the scope of these Bylaws or the 
intent of any provision thereof. 

9.3 Capitalized Terms. Capitalized Tem1s not otherwise defined herein shall be 
defined as set forth in the Declaration or in the Act, as applicable. 

9.4. Gender. The use of the masculine gender in these Bylaws shall be deemed to 
include tbe feminine and neutral genders and the use of the singular shall be deemed to 
include the plural, and vice versa, whenever the context so requires. 

ARTICLEX 

AMENDMENTS 

10.1. Meetings. After termination of the period of Declarant control in 
accordance with Article 11 of the Declaration, these Bylaws may be amended at a regular 
or special meeting of the Members by a vote of a majority of a quorum of Members 
present in person or by proxy. 

10.2. Conflicts. In the case of any conflict between the Declara!ion and 1hese 
Bylaws, the Declaration shall control. 

[signntm·e page attncheclj 
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IN WITNESS WHEREOF, these Bylaws have been adopted this ___ day of 

-------~2008. 

THE MASTER ASSOCIATION FOR THE 
PLANNED COMMUNITIES AT BELLEVUE 
PARK 

BY: ______________ _ 
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RULES AND REGULATIONS 

OF 

T:BE BELLEVUE PARK MASTER PLANNED COMMUNITY 

Specifically defined herein, the terms used in these Rules and Regulations shall 
have the same meanings as defined in the Declaration of Condominium of the property 
known as THE BELLEVUE PARK MASTER PLANNED COMMUNITY, a master 
plam1ed community created under and subject to the Pennsylvania Unifonn Planned 
Community Act, 68 Pa.C.S. §§ 5101, et seq. (the "Act'). All present and future ownern, 
mOligagees, lessees and occupants of the Units and of the Common Elements ru1d their 
agents, employees, guests, and any other person or entity who or which may use the 
facilities of the Property are subject to and bound by these rules and all amendments 
thereof. 

A. DEFINITIONS 

1. "Association" is the master planned community which shall be known as 
the "BELLEVUE PARK MASTER ASSOCIATION". 

2. "By-Laws" means By-Laws of the Association. 

3. "Common Elements" are all ]lol'tions of the Property as defined in the 
Declaration. 

4. "Declaration" is the Declaration of the BELLEVUE PARK MASTER 
PLANNED COMMUNITY, as the same maybe runended from time to 
time. 

5. "Executive Board" is the Executive Board of the Association. 

B. GENERAL 

1. These Rules and Regulations are adopted pursuant to the Declaration and 
the By-Laws and may be enforced in accordance with those documents. 

2. The Executive Board reserves the right to runend tl1ese Rules and 
Regulations at any time from tune to time. 



3. The Common Element~ shall be used only for the pmposes set forth in the 
Declaration and By-Laws. 

4. Unit Owners are responsible for any property damage caused by the 
families, pets, guests or decorative items including wreaths or other door 
decorations. 

5. Maintenance of the Common Elements and sl1uctural repair of the Limited 
Common Elements is the responsibility of the Association, but is charged 
as a General Common Expense or a limited Common Expense, as the 
Declaration provides. 

6. The Association shall in no event be liable for the loss, destniction, theft or 
damage of personal property placed on any Common or Limited Common 
Elements. 

7. Bicycle riding is pennitted on paved areas only. 

8. Playing games on driveway areas and streets is prohibited. 

9. Statues, artificial plants and trees, and other decorative accessories, except 
planters, are not permitted. Planters should only be placed on stoops and 
not in the Co1mnon Elements. 

C. SAFETY 

1. Sidewalks sl1all not be obstJ:ucted. 

D. STRUCTURAL 

1. 

E. 

l. 

No Common Elements shall be altered without the prior written consent of 
the Executive Board. 

REGULATION OF TRAFFIC AND PARKING 

Only licensed motorized vehicles are allowed in driveways and streets of 
the Condominium. No parking ill the private stt·eets contained within the 
Condominium is pennitted. On street parking is pe1mitted ill public streets 
in areas designated and approved by the Township. 

2 



2. No motor-homes, boats, or the like shall be parked in the driveways or 
streets in excess of one twenty-four (24) hour period dming any six (6) 
month period. 

3. No vehicles of any kind not utilized on a daily basis shall be "stored" in the 
driveways or streets. No autos shall be stored under protective coverings 
during the winter months in the driveways or streets. 

4. No vehicle which is undrivable, due to damage or mechanical failure, or 
which is not bearing a valid registration plate or current inspection sticker, 
will be parked for more than seventy-two (72) hours in the driveways or 
parking areas. Such vehicles will be towed in accordance with the 
Schedule of Violations and Penalties set forth in these llules and 
Regulations. 

F. PETS 

1. All pets must be registered and irtoculated as required by law. 

2. Each Unit Owner shall indemnify and hold ha1mless the .Association from 
any claims of property damage and/or personal injury made as a result of 
the action of their (or their tenant's, guest's, etc,) pets. 

3. Pets must be leashed and accompanied by a responsible adult at all times. 
Leashes may not exceed six (6)feet in length. No pet maybe tied, staked, 
attached to run or be allowed outside the Unit unattended in any other way. 

4. Unit Owners must comply with all ordinances of Cranberry Township 
goveming pe!s. 

5. Unit Owners must protect the property of others from damage by their pets 
and will be liable for any damages caused by their pets. 

6. Unit Owners must promptly remove and properly dispose of their pets' 
droppings. 

7. The Association may require the permanent removal of any pet violating 
these rules upon written notice lo the Unit Owner. 
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CATEGORY/ 
VIOLATION 

Pets (general) 

Pets (damage to 
lawn and shrubs) 

Stored/unmoved 
vehicle 

BELLEVUE PARK MASTER PLAN!'IED COMMUNITY 
SCHEDULE OF VIOLATIONS AND PENALTIES 

lSTNOTICE 

Written request to pet owner for 
compliance and notice of° 
consequences for subsequent 
violations 

Written request to pet owner for 
damage repair within 30 days and 
notice of consequences for inaction 

Vehicle ticketed and/or written 
request for compliance within 72 
hours 

2NDNOTICE 

A $25.00 fine will be imposed for a 
second violation 

A $25.00 fine will be imposed 

After 72 hours Municipality Police 
will be notified to tow, vehicle 
owner will be billed 

l:::\~ver\b;cfio:w. p:,recl\1x:Dcvu~ p:r~ p-:, :md t(IW., doeum;Jl:-.J.ti=m.\ro.~~ pllMCd corom,mltt\rulei.02050tl.O:X4 

3RDNOTICE 

A $100 fine will be imposed for 
each subsequent violation 

A $100 fine and costs will be 
imposed 



MASTER ASSOCIATION BUDGET 

OPERATING BUDGET 

EXPENSES 

ITEM: 

ADMINISTRATION 
Management Fees 
legalFl!C.$ 
Accounting 
Postage 
Copying/Pl'intillg 
MIS.I::. EX})ellses 
l3aukFecs 

Subtoflll Adtidnistr11tion 

OPERAUNGEXPENSES 

UNIT OF 
MEASURE· 

Landscape.Mabdenn.nee (grass strips both sldcs ofl'ublic ROW) 
Spring Cleanup 
Grnss cutting 
Lawn fertU pmgmm 
Fal!Clean Up 
Plant replacem(mt 

St\btornl Lnndscapc .Mnint 

Sm:rw Removal 
Snow Removal (Public Streets) 
Cle11rin~ of Walks 
le.a Mi;lter of Walks 

Subtotal Snow R:entOvill 

Sidewalk Maintemrnce/Repait' 
Unknown C-3 
Westminster 
Unknown C-1 
UnknownC-2 
Wealdstone 
Barnstead 
Rochester 
Unknown A 

Subtotal SidcwalkMfrmtenRnct!Repair 

Stl'cet '.Lights 
Maintenance 
Rep1drs 

· Opemting Costs 

Subtotal Street Light Mainknancc/Re1inil' 

PROPOSEO 
BUDGl!."T 

$ 750.00 
$ 750.00 
$ 
$ 480.00 
$ 

$ 1,200.00 
s 250.00 

$ 3,430.00 

$ 975.00 
$ 14,300.00 
$ 760.00 
$ 350.00 
$ 1,000.00 

$ 17,385.00 

$ l,900.00 
$ ll,850.00 
s 4,500.00 

$ 18,250.00 

$ 729.00 
$ 157.50 
$ 58.50 
$ 355.50 
$ 351.00 
$ 1,453.50 
$ 1,072.80 
$ 2,128.50 

$ 613-06,30 

$ 

$ 
s 
$ 
$ 



Park Malntenance 

Neighborhood Park nt Comnmnity Building 
Centl'fll .'8ouleval'd :Park 
Pnrk Block Square 
Neighborhood Park on Wen1dslone at Hams tend 

Subtofnl PnrkMt'lintenttnee 

Storm Water Facilties (ponds) 
Pond No 1 @Stratford Pnt·k 
Pond No, i @Weslminsler Park 
Pond No . .3@ Westrutnstcr Park 
l'ondNo.4 @Villas ntlslewol'th 
Po nil No. 5 @ Villas at Islbwoftll 
Poud No. 0 @Villas atlsfoworth 
Pond No. 7@ Future Conm11.11·cl11l 
Routlm, Ma!nteunnce a11il ClenrtinR/Mueklngl Testing 

S1tbtotnI Storm Watet FaciUtfcs Maintenance 

Strt:et Sign Mabttcnancc 
Maintenance 
Re_pain> 

Subtotal Sleet Sign Mnintennnce 

Front Ent.mnco J\.fouum1mts (nt Haine School an a Dover) 
Opcntfon Costs 
Spring clelUl ll]l 
Flowers 
Plaut :te,l)IRCOment 

SubtotAlEntranee Maint<mancc 

FIXED EXPENSES 

Insurance 

TOTAL EXPENSES 
Type 

Westminster Estates ConMllution Estntcs 
Str11tford Pnk/Paddlngton Squal't Neos 
Edmonton Commons Towns 
VillAS at Isle.worth Multi 

TOTAL 

RESERVES 

Uopairs .and neplacemcnt ~fSidowallts 

Totnls 

33 
71 
81 

108 

Z93 

Pcl'centages 

11.26'%, 
24.23% 
27.65% 
36.86% 

100.00% 

$ 
$ 
$ 
$ 

$ 

$ 

$ 

$ 
$ 
$ 

$ 
5 
5 

$ 

$ 
$ 

$ 

$ 
$ 
$ 
$ 

$ 

$ 

$ 

$ 
$ 

s 
$ 

$ 

$ 

1,000 
1,000 
1,000 
1,000 

4,000.00 

500.00 
560.00 
290.00 
800.00 
600.00 
400.00 

1,400.00 
7,000.00 

11jsso.oo 

300.00 
600.00 

900.00 

650.00 
150.00 
500.00 
500.00 

1i800.{10 

66)121,30 

7,447.U 
16}022.57 
18;279,27 
24,372.36 

66,121,30 

84,500,00 
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DECLARATION OF RECREATION ASSOCIATION FOR TIIE PLANNED 
COMMUNITIES AT BELLEVUE PARK 

BELLEVUEP ARI(P ARTNERS, L.P., a Penmylvania limited pa1tnership, 
currently maintaining its principal place of business address at P.O. Box 449, Borough of 
Mars, Butler County, PA 16046 ("Deolarant') hereby makes this DECLARATION OF 
RECREATION ASSOCIATION FOR TBE PLANNED COMMUNITIES AT 
BELLEVUE P ARf( (the "Declaration") with respect to certain real estate described 
herein. 

PREAMBLE 

WHEREAS, Declarant is the owner ofreal property located in Cranberry 
Township, Butler County, Permsylvania, consisting of 121.074 Acres as shown on the 
Belle Vue Park Plan -Phase 1, as recor<led at liisirument No.@80'.;I0:5 ce6 0/I 0,7 
and Plan BookVofome,8 6i , Pages.1./5-/o.O , in the Office ofthe Recorder of 
Deeds ofButler County, Pennsylvania (the "Plan"); and 

WHEREAS, pursuant to thls Declaration, Declarant w111 create a master 
associatio1d01own as the ''.Recreation Association for the Plam1ed Communities at 
Belle Vue Park" ("Recreation Association'') with respect to those portions of tbe Plan , 
being designated as Lot 191 (the "Property''; and 

WHEREAS, in connection with the development of the Property, certain 
improvements will be made by Dec[arant with respect to the Property, which 
improvements include the club.house, the parking area and all appurtenances thereto; and 

'WHEREAS, Deolarant hereby declares that the l'roperty shall be held, improved, 
maintained and sold subject to the following covenants, conditions and restrictions which · 
are for the pUlJlose of protecting the value and desirability of the Prope1ty, which shall 
mn as a covenant with the land subject to this Declaration, and wl:iich shall be binding on 
all parties having any right, titlo, or interest in the Prope11y or any part thereof, and their 
heil'S, successors, and assigns; and wl:iich shall inure to 1he benefit of each Owner (as 
hereinafter defined) and Cranberry Township. 

NOW 'IREREFORE, Dec la rant hereby declares the following covenants, 
conditions and restrictions affecting the Property, with the intent to be legally bound 
hereby, 

ARTICLE I 
SUBMISSlON 

L I Declm:ant hereby makes the Property subject to the following covenants, 
conditions, reservations and restrictions. It is the intent of the Declarant that the Property 
subject to this Declaration shall constitute a "planned com1mmity," as tliat tennis defi11ed 
in thel.'ennsylvania U1:iif01mP!anned Community Act, 68 Pa.C.S, §§ 5101, et seq. (the 
"Act''). 



l : 

' . 

1.2. Purposes. 

a. To manage, own m1d maintain the Property including, but not 
limited to: the clubhouse building and appurtenmt parking. 

b. To own, pmchase, manage, maintahl, repair and replace any or all 
of the equipment, facilities and buildings used in COlll1ection with the operation of the 
Recreation Association including. 

c. To establisl1 an orderly and efficient system of billing to pay for 
the expenses incun-ed in the furtherance of the pmposes listed in 1,2 (a.) and (b.) above. 

. d. To promulgate such rule.• md regulations and perform such 
actions as are necessm:y to achieve the purposes listed in 1.2 (a.), (b.) and (c.) above. 

ARTICLE XI 
DEFINITIONS 

As used in•this Declaration, the following terms shallhave the meaning 
designated: 

2.1. "Affiliated Plaoned Communities" shall mean the planned communities of 
"WESTMINSTER ESTATES", "STRATFORD PARK I PADDINGTON SQUARE" and 
"EDMONTON COMMONS" which are contemplated to be included within the 
:Recreation Association. 

• 2.2. "Common Elements" shall mean all real ·and personal property located 
within the Property to be maintained by the Recreation Association for the common use 
and enjoyment ofall of the Members of the Recreation Association. 

2,3. "Declarant" shall mean BELLEVUE PARK PARTNERS, L.P., and its 
successors and assigns. The te1m "Declarant'' do<:S notinclnde any other parties or entities, 
unless Special Declarant Rights are transfe1red through a signed and recorded instrument 
pursuant to the requirements of§ 5304 of the Act. 

2,4. "Declaration" shall mean this document, as the same rnJly be amended 
from time to time. 

2.5. "Lot" shall mem each single family lot included within a planned 
, community, included within the Property, and as shown on th~ Plm nnd the various pll\lls 
to be recorded in the fuhire affecting the Property. 

2.6. "Lot Owner" or "Owner" means the fee simple owner or owners of a Lot. 

2,7. "Member" shall have the meaning _descl'ibed in Section 5. L 

........... ---· ............ .. A ... ......... . 
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2.8. ''Mortgage" shall mean and refer to a permanent or constmclion mortgage, 
including a11y collateral security documents executed in com1ection therewith, secured by . · 
a mortgage on the Property or any pait thereof. 

2,9, "Mortgagees" shall mean aod refer to a beneficiazy or holder of a 
Mortgage, 

2.10. "Owner'' shall mean and refer to any owner of a Lot or a: Unit in the 
Prope1ty .. 

2.11. "Pattern Book" shall mean those certain architectural guidelines proposed 
by the Declarant and as approved by Cranberry Township. 

2.12. "Plan" shall mean and refer to the Belle Vue Park Plan-Phase 1 as 
recordedon 'febf'(J'.J;.f~ -'.'.S ,200~atPlanBookVolume,.56'.'5 ,Page 
46-(9-6 in the Office;; the Recorder of Deeds of Butler County, Pennsylvania, as the 

same may be amended from time to time. 

2.13. Recreation Association" shall mean the Recreation Association for the 
Planned Communities at Belle Vue Park fo1med solely fo own and operate the Recreation 
Association. 

2.14. "Representative" shall have the meanit1g described in 2.8. 

ARTTCLEffi 
EASEMENTS 

3,1, · Utility Easements. Declarant hereby reserves an easement ove.~the 
Prope1ty, in favor of the Peclaraot, appropriate utility service companies and 
gove=ental agencies or authorities for such pnblic and private utility and service lines 
and equipment as may be necessary or desirable to serve any portion of the Property. 
The easements created.in this Section 3.1 shall include, without limitation, the rights of 
the Declarant, governmental agencies or autho1ities to install, lay, maintain, repair, 
relocato and replace gas lines, pipes and conduits, water mains and pipes, sewer and drain 
Jines, telephone wires and equipment, television equipment and facilities ( cable or 
othenvise), electdc wires, ·conduits, equipment, ducts and vents, over, under, through, 
along and on the Property, Declarant grants Ryan Homes the right to use such easements 
as necessary for the constrnotion of improvements on the Property. 

No st01m sewers, sanitary sewers, electrical lines, water lines, or other utilities 
may be installed or relocated in the Property, except as may be approved by the 
Declarai1t. 
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Should any entity furnishing a service covered by the genernl easement herein 
provided reqnest a specific easement by separatereoordablo document, the Declarant 
shall have the right to grant such easement over the Plan without conflicting with the 
te1ms hereof. The easeml)llts provided for in this Article shall in no way adversely affect 
:IDY othel' recorded easement on the Plan. 

The Declarant shall have the power to dedicate portions of the Common Elements 
to Cranberry Township, or to any other local, state or federal governmental entity and/or 
any utility supplier at any time, 

3.2. Easement for Access to Common Elements. Declarant, on its behalf and 
on behalfofits successors and assigns, including future members of the Recreation 
Association, reserves a non-exclusive perpetual right of access and easement on, over aud 
under those portions of the Common Elements for the putpose of pedestrian and 
vehicularingress, egress and regress to all or any part of the Property, including the right 
to modify the location of improvements to the Common Elements to facilitate such 
ingress, egress and regress, including without limitation the removal of obstructions to 
the exercise of snch rights of ingress, egress and regress, and the grading or regarding of 
landscaped areas of the Common Elements. 

3.3. Declarant's Easement to Correct Drainage. Declarantreserw,s an 
easement on, over and under tliose portions of the Common Elements for the purpose of 
maintaining and correcting drainage of surface•water in order to maintain a reasonable 
standard of health, safety and appearance. The easement created by this Section 3.3 
expressly includes the right to cut any trees, bushes or shrubbery, to grade the soil, 01• to 
take any other action reasonably necessary to ac)liove this purpose, following which the 

· Declarant shall restore the affected Co=on Elements as closely to its original condition 
as possible. Declarant grants the foregoing easement to correct drainage to Ryan Homes 
with respect to Lots as required to maintain and correct drainage of surface water on the 
Property. 

3.4. Declarant's Basement for Development of the Property in the Recreation 
Association. Declarantrcserves an easement on, over and under th,iseportions of the 
Common Elements for all purposes relating to the constructio:ti, development, leasing and 
sale ofimprovements in the Recreation Association. This easement shall include, 
without limitation, the right of vehicular and pedestrian ingress and egress, the right to 
park motor vehicles and to engage in constmction and marketing activities of any nature 
whatsoever, including the movement and storage ofbuildlng materials and equipment, 
the conduct of sales, leasing and management activities, the maintenance of models and 
offices and the erection and maintenance of directions and promotional signs. Declarant 
grants the rights to maintain models, sales offices and signs under Section 5217 of the 
Act to Ryan Homes, subject to the limitations and protections afforded pursuant to the 
provisions of Section 5304(e)(3) of the Act. All rights granted and reserved herein are 
subject to compliance with Cranben'Y Township ordinances. 
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3.5. Easement for Use of Common Elements. 

(a) Grant of Easement, Eaoh Owner and each person lawflllly on the 
Property is hereby granted a non-exclusive perpetual right and 
easement of access to and enjoyment in connnon with others of the 
Connnon Elements · · 

(b)' Extent ofE9sement. The rights and easements of access and 
enjoyment created hereby shall be subject to the right of the 
Association to adopt Rules and Regulations governing the use of the 
Common Elements. 

As a condition of the enjoyment of the easement created by Section 3.5, each 
Owner shall pay to theRecreationAssocia\ion each month an assessment levied 
exclusively for a proportionate share of the costs fo1• the management, operation, repair, 
replacement and maintenance of the Property and for services and facilities related 
thereto. The assessment payable by each such record owner shall equal the amount 

. detem1ined by multiplying the actual operational expenses and cstinJ.ated rese,-ves for 
replacements and capital improvements less any income for the Property by a fraction, 
the numerator of which shall be the number ofoccupied Lots which such record owner 
owns and the denominator of which shall be the sum of the occupied Lots within all 
Affiliated Planned Communities. The assessment levied shall be adjusted a1l!lually by 
the Recreation Association to reflect changes in the number of occupi,;d Lots. All such 
assessments shall be deemed a Genera1 Common Expense, subject to coµection as 
provided in Article VIof this Declaration. If the cash requirement estimated at the 
.beginning of any fiscal year shall prove to be insufficient to cover the actual Common 
Expenses for such fiscal year, the Executive Board of the Recreation Association shall 
have the powe,·, at any time (and from time to time) it deems necessary and proper, to 
levy'one or more Special Assessments against each Owner. 

3.6. Eesement for Reconst:rnction, Improvemellt, Repair or Maintenance of 
Common Facilities and Controlled Facilities.· Easements to pennit the doing of every 
necessary and proper act by the Declarant ai1d/or the Recreation Association to properly 
maintain the Common Elements and Controlled Facilities are hereby granted and 
established. These acts shall include, but not be limited to, entry upon, aver and under 
the Lots, or any part thereof, the right to use all necessary and usual equipment for the 
performance of such acts, the usual and connnon noise kwel associated with the use of 
such equipment, together will all the other common 8lld usual activity associated with 
s\lch activities. 
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ARTICL.ElV 
MAINTENANCE AND RELATED EXPENSES RESPONSIDIUTY . 

4, !. Recreation Association's Responsibility. The Recreation Association 
shall be responsible for the maintenance, repair and replacement of, all improvements and 
landscaping in the Common Elements as shown on the Plan and intended for the use and 
enjoyment of all Members ofthe Recreation Assocfation. The Recreation Association 
shall not be responsible for the cost of maintenance of the Common Elements contained 
with.in the Belle Vue Park Master Planned Community, the Affiliated Planned 
Communities or witltln the condomi111um ofVlLLAS AT ISLE WORTH (the 
"Condominium") as shown on tho Plan, 

/\,RTICLEV 
BELLEVUE PAID{ RECREATION ASSOCIATION 

5, L Membership .. fn accordance with the provisions of §5222 of the Act and 
fol' the purpose of ownership and maintemmce of the Common Elements and all common 
community services of every kind of nature required or desired within the Recreation 
Association for the general use and benefit of all Owners, each and every Owner, in 
accepting a deed or contract for a Lot in the Recreation Association, agrees to and shall 
be subject to the obligations and duly enacted Bylaws and Rules and Regulations of the 
Recraation Association. The Members of the Recreation Association shall be the 
Declarant and all Owners, With respect to the affairs of the Recreation Association, the 
Owner of each.Lot shall have one vote. 

5.2. Succession, Upon the transfer ofDeclarant's control of the Recreation 
.:Association in accordance with Section 9.2(a), the Recreation Association shall succeed 
to the position of the Peclarant with respect to the pro1'isions of 1hese covenants, 
conditions, reservations and restrictions, and the term "Declarant" herein shall then mean 
the ''Recreation Association," 

5.3, Powers of the Recreation Association, The Recreation Association shall 
have the following powers: 

(a) To adopt and amond Bylaws and Rules and Regulatiom; provided, 
howevex, the Recreation Association may amend the foregoing 
only after expiration of a period of seven (7) years after the date of 
recording of this Declaration, unless the Declarant otherwise 
consents. 

(b) To adopt and amend budgets forrevenues, expenditures and 
reserves and collect assessments for Common Expenses from the 
Members, 

(c) To hire and terminate managing agents and other employees, 
agents and independent contractors . 
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(d) To institute, defend or intervene in litigation or a_dministrative 
proceedings in its own name on behalf of itself or two or moro 
Members on matters affec1ing the Recreatlon Association. 

(e) To make contracts or incur liabilities. 

(f) To regulate the use, maintenance, repair, replacement and 
modification of the Common Elements. 

(g) To cause additional improvements to be made to the Common 
Elements. 

(h) To acquire, hold, encumber and convey in its own name ai1yright, 
title or interest to real or personal property, but Ute Common 
Elements may be conveyed or subjected to a security interest only 
in accordance with the provisions of §5318 of the Act. · 

(i) To grant easements, leases, licenses and concessions through or 
over the Common Elements; provided, however, that any exercise 
of such power which would materially impair the quiet enjoyment 
of a Member shall require the prior written approval of the affected 
Member. 

(i) To impose and receive payments, fees or charges for the use, ren!al 
or operation of the Common Elements. 

(k) To impose charges for late payment of assessments at\d, after 
notice and an opportunity-to be heard, levy reasonable fines fo1• 
violations of this Declaration and the bylaws and rules and 
regulations of the Recreation Association. 

(1) To impose reasonable charges for the preparation and recording of 
amendments to this Declaration, and for resale certificates required 
by the Act. 

(m) To provide for the indemnification ofits officers and execntive 
1,oard and to maintain dlrectors' and officers' liabilityinsorance. 

(n) To exercise any other powers conferred by the Act, t!Jis 
Declaration or the bylaws of the Recreation Association. 

(o) To exercise all other powers that maybe exercised in the 
Commonwealth of Pennsylvania by legal entities of the same type 
as the Recreation Association • 
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(p) To exercise any other powers necessary and proper for Ute 
governance and operation of the Recreation Association, 

5.4, Executive Board. 

(a) The Execntive Board shall initially be composed of three natural 
persons, all ofwhom shall be designees oflhe Declarant Not later 
than 60 days after conveyance of25% of the Lots which may be 
constructed within Recreation Assooiaticn to Owners other than 
tl1e respective declarants of the Affiliated Phmned Communities, 
the number of members shall be increased to nine (9), five (5) of 
whom shall be designated by Declarant and four {4) of whom shall 
be elected by the Lot Ownei:s (one from each Individual 
Association) if this alteration to !be number of representatives 
shall result in an even number of members to the ExecntiveBoard, 
the Declarant shall choose one additional representative to sit 011 

the Executive Board. Such members shall serve w1til the annual 
meeting of the Master Association following the meeting at which 
they were elected. Following this initial election, the election of 

, representatives following the transfer of control in accordance with 
Section 9.2( a) hereof is to be determined in accordance with the 
Bylaws of the Master Association, Necessary elections sha11 be 
held to ensure that one representative will be elected to represent 
every fifty (50) Lots, or a portion thereof, within each of the 
Individual Assoeiations, 

{b) The Executive Board shall elect the officers o:fthe Recreation 
Association, The members of the Executive Board and the officers 
shall take office upon election, The Executive Board shall not 
have power to detelllline the qualifications, powers and duties or 
tenns of office of the members of the Executive Board. Vacru1cies 
in membership of tlu, Executive Board from the Declarant . 
appointed members shall be filled designation ofDeclarant 
Vacancies ih membership of the Executive Boal'd from members 
appointed from the Affiliated Planned Communities shall be :filled 
by the Executive Board of the Individual Association :from which 
the removed Member made came (for the unexpired portion of any 
term). The Members, by·a two-thirds (2/3) vote of all persons 
present and entitled to vote at any meeting of the Members at 
which a quorum is present, may remove anymember of the 
Executive Board wi!h or without cause, other than a member 
appointed by the Declarant. 

5.5, Bylaws. The Bylaws of the Recreation Association shall provide for all of 
the following: 
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(a) The number of members of the Executive Board and the titles of 
the officers of the Recreation Association. 

(b) Election by the Executive Board of a President, Treasure1; 
Secretary and auy other officers of the Recreation Association the 
Bylaws specify. 

(c) The qualifications, powers and duties, tenns of office and manner 
of electing and removing members of the Executive Board and 
officers and filling vacancies. 

(d) Which, if any, ofits powers the Executive Board or officers may 
delegate to other persons or to a managing agent. 

( e) Which of its officers may prepare, execute, certify and record 
amendments to this Declaration on behalf of tl1e Recreation 
Association. 

(±) TI1e method of amending the Bylaws. 

Subject to the provillions of this Declaration and the Act, the Bylaws may provide 
for any other matters that the Recreation Association deems necessary and a_ppropriato. 

ARTICLE VI 
BUDGETS; COMMON EXPENSES; ASSESSMENTS AND ENFORCEMENT 

6.1. Budgets: Capital Expenditures. The Executive Board shall adopt a budget 
for revenues, expenditures and reserves at least annually. The Executive Board shall 
deliver to all Members copies of eacl1 budget approved by the Executive Board and 
notice of any capital expenditure approved by the Executive Board promptly after such 
approval, The Members, by af:finnative vote ofsixtypercent (60%) ofall Members, 
pursuant to procedures applicable to voting by members of the Recreation Association as 
set forth in the Bylaws of the Recreation Association, may reject any budget or capital 
expenditure approved by the Executiv~ Board within thirty (30) days after approval. 

6.2. Monthly Assessments. All Common Expenses assessments made in order 
to meet the requirements of the Recreation Association's annual budget shall be deemed 
to he adopted and assessed on an annual basis payable in monthly fostallments, and shall 
bo due and payable in advance on the first day of the month. Each Lot within the 
Recreation Association shall be responsible for its pro-rata share ofthe Common Expense 
Assessments detennined hy dividing the number 100 by the number of Lots having 
individual separate ownership existing within the.Recreation Association from time to 
time (which share will be adjusted with the creation of any Lots within the Additional 
Real Estate as defined within the Affiliated Planned_ Community Declarations). 
Declarant shall bo responsible for aJI costs of the Recreation Association uutil snch time 
a$ the Executive Board of the Recreation Association establishes an assessment against 
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Lots, For assessment purposes, a Lot is deemed to be created, and thus subject to tl,e 
payment ofassessments, only upon issuance of an occupancy pennit for that Lot or 
possession of suoh Lot, whichever first occurs. Declarant shall not be assessed on unsold 
Lots that have not yet been created, but shall only be ,esponsible for any actual costs 
incurred by the Recreation Association with respect to su_ch Lots to which Declarant 
holds title (upon an eq_ual cost basis with Lots that are sold and ocoupied). 

6.3. Special Assessments, The Board may adopt special assessments relating 
to each distinct Individual Association or relating to the Planned Community in its 
entirnty. Specia! Assessments shall be due and payable in one or more installments as 
determined by the Executive Board. Special Assessments may be subject to special 
allocation in ~ccordance with the Act, 

6.4. Lien for Assessments, Fin® and Interest. The Recreation Association 
shall have a lien against each Lot for any Common Expense assessments levied against 
that Member or :fines imposed against that Member from the time the assessment or fine 
becomes due. Fees, charges, late charges, fines and interest charged under Sections 
5.3(j), 5.3(k) and 5.3(1) and the reasonable the costs and expenses of the Recreation 
Association, including legal fees, incu1red in connection \jlith collection of any sums due 
to the Recreation Association by a Memper or enforcement of the provisions of this 
Declaration or the Bylaws, Rules or Regulations of the Recreation As.sociation against a 
Member al'e collectable' as assessments under this Section. 

6.5, Limitation on Expenditures. All expenses, charges and costs of the 
maintenance, repair or replacement of the Common Elements, and any other expenses, 
cl1arges or costs which the Recreation Association may inci1r or expend pursuant hereto, 
shall be approved by the Executive Board, and a written memorandum thereof prepared 
and signed by the Treasurer of the Recreation Association. There shall be no stmctural 
alterations, capital additions to, or capital improvements on the Common Elements (other 
thau for purposes ofrepairing, replacing and restoring portions ofthe Common Elements) 
requiring an expenditure in excess of Ten Thousand Dollars ($10,000) without the prior 
approval ofsixty'percent (60%) of the Members. 

6.6. Reserve. Each annual budget for monthly assessments of Common 
Expenses shall include an amount reasonably considered by the Exeoutive Board to be 
sufficient as a reserve forreplacements and contingencies. Extraordinary expenditures 
not ol'.iginally included in the a!mual budget that may become necessary during-the year 
may be charged first against such reserve, as the Executive Board shall dete1mine. The 
Recreation Asso'ciation shall have l111$right to segregate all or any1?01tion of the reserve 
for any specific replacement or contingency upon such conditions as the Executive Board 
deems appropriate, The Recreation Association shall also have the right to apply any 
reserve amounts to Common Expenses as the Executive Board deems appropriate. 

6. 7, Recreation Association Records. The Recreation Association shall keep 
· financial records sufficiently detailed to enable the Recreation Association to comply 
with §5407 of the Act. All financial and otherreoords shall be made reasonably available 
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for examination by any Member and authorized agents. Within one hundred aud eighty 
(180) days after the close of its fiscal year, the Recreation Association shall prepare 
annual financial statements consisting of at least a balance sheet and a statement of 
revenues and expenses for the Recreation Association. The cost of preparing the 
financial sta1ements shall be a Common Expense. Each Member shall be entitled to 
receive from the Recreation Association,-withjn: thirty (30) days after submitting a written 
request to the Recreation Association, a copy of the-annual financial statements and, if 
such financial statements are audited, reviewed or compiled by an independent certified 
public accountant or indepeudent public accountant, a copy of the independent 
accountant's report on the financial statements. The Recreation Association may charge 
a fee not to exceed the cost of producing copies ofrecords other titan the financial 
statement. 

6.8. Further Assessments. If any ammal budget proves inadequate for any. 
reason, including nonpayment of any Member's montlily assessments, or any 
nonrecurring Common Expense or any Common Expense not set forth in the annual 
budget as adopted, the Executive Boa,;d may at any time levy further monthly 
assessments. Such further monthly assessments shall be payable over such pe1'iod of time 
as the Executive Board may detennine. The Executive Board shall serve no1ice of such 
further assessments on all Members by a statement ln writing giving the amount and 
reasons therefore, and such futther monfuly assessments shall become effective as 
detennined by the Executive Board. 

6.9. Surphts. Any amounts accumulated from assessments for Common 
Expenses and income from the operation of the Common Elements in excess of the 
amount required for actual Common Expenses and reserves for future Common Expenses 
as allocated by the Executive Board shall be credited to each Member in pro1iortion to the 
sl1are of Common Expenses payable by each such Member, These credits sliall be 
applied to the next monthly" assessments of Common Expenses d11e from each Member 
under the current fiscal year's budget, and thereafter, until exhallsted. 

6.10. Acceleration. lf a Member is in defaultin the payment of the aforesaid 
charges or montltly assessments for sixty (60) days, the Executive Board may, in addition 
to all other remedies set forth in this Declaration, accelerate all other monthly 
assessments to become due for the fiscal year in which such default occurs. 

6.11. Interest and Charges. All sums assessed by the Recreation Association 
against any Member that remain unpaid shall bear interest thereon at a rate determined by 
!he Executive Board (but not more than fifteen (15%) percent per anni1m) from the 
thirtieth (30th

) day following the due date for payment, Initially the interest rate on unpaid 
assessed amounts shall be 8% percent per annum. Any delinquent Member shaU also be 
obligated to reimbmse (i) al[ expenses of the Recreation Association, including 
reasonable attomey's fees, incurred ill the collection of!he delinquent assessments by 
legal proceedings or otherwise; {ii) any amonnts paid by the Recreation Association for 
taxes or on account of superior Hens or otherwise to protect its liens, whlch expenses and 
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amouiits, together withaccmed interest, shall be deemed to constitute part of the 
delinquent assessments and shall be collectible as such, subject to Section 6.2 above. 

6.12. Independent Covenant, The obligation to pay assessments is a sepai:atc 
and independent covenant on the part of each Mernbet. No diminution or abatement of 
assessments or set-off shall be claimed or allowed for any alleged failure of the 
Recreation Association or the Executive Board to talce some action orperfonn some 
function required of it, orfor inconvenience or discomfort arising from the making of 
repairs or improvements or from any other action it talces. 

6.13. Implementation. The Recreation Association shall adopt in its Bylaws 
s11oh additional or other procedures and requil'ements as it deems necessary an'd desirable 
tQ implement the provisions ofthls Article 6, and to otherwise provide for the efficient 
fiscal operation and management of the Commo11 Elements. · 

6.14. Violatjons and Assessments. If a Member violates any of the terms of this 
Deolaration, the Declarant and/or the Recreation Association shall have the right to 
undertake correction of the violation and the costs incurred by Declarant and/or the 
Recreation Association in c01recting such violation so shall be immediately due and 
payable by the Member in the fonn of an assessment. 

6.15. Subordination to the Lien of Mortgages. The lien of the assessment, 
provided for herein, shall be subordinate to any first lien mortgage placod upon a Lot. 
The sale or transfer of the Lot pursuant to or in lieu of mortgage foreclosure shall 
extinguish the lfon of such assessment as to payment tl1at became due prior to such sale or · 
transfer. No such sale or transfer shall relieve such Owner or Lot from the-obligation or 
Hability for any assessments thereafter coming due or from the lien on any such 
subsequent assessments. 

ARTICLE VII 
INSURANCE OF COMMON ELEMENTS 

7.1. · Coverages. The Recreation Association's duly authorized agent shall have 
the authority to and shall obtain, blanket, all-1:isk, casualtyinsnrance, ifreasonably 
available, for all insurable improvements comprising the Common Elements. lfblanlcet 
all risk coverage ls not reasonably available, then at a xni:nimum an insurance policy 
providing fue and extended coverage shall be obtained. This insurance $hall be in an 
amount sufficient to cover one hundred percent (100%) of the replacement cost of any 
repair or reconstruction in the event of damage 01· destruction from any insured hazard. 

Th<, Recreation Association shall also obtain a public liability policy covering the 
Common Elements and the Members for all damage or iqjury ca1ised by the negligence of 
Recreation Association, or any of the Members or their agents. The public liability 
policy shall have atloast a One Million andNo/100 Dollars ($1,000,000.00) minimum 
property damage _limit. 
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7.2. Premiums. Pl'emiums .for all insurance on the Common Elements shall be. 
paid by the Recreation Association. Such policies inay contain a reasonable deductible, 
and in the case of casualty insurance, the amount thereof shall be added to the face 
amount of the policy in detenni:ning whether the insurance at least equals the full 
replacement cost. The deductible shall be paid by the Recreation Association. 

7.3. Contracts. All insurance coveruge obtained by the Recreation Association 
shall be written in the name of the Recreation Association M trustee for the respective 
bene:fited parties, as :furtheridentified h1 subsection (a) below. Such insurance shall be 
govemed by the provisions hereinafter set forth: · 

(a) All policies on the Common Elements shal! be for the benefit offhe 
Declarant, the Recreation Association, the Members and Mortgagees, ns 
their interest may appear, providing financing on the Common Elements. 

(b) Exclusive authol'ity to adjust losses under policies obtained by the 
Recreation Association shall be vested in the Recreation Association; 
provided, however, no Mortgagee having an interest m such losses m11-y be 
prohibited from pru.ii!'ipating in the settlement negotiations, if any, related' 
thereto. · 

(c) In no event shall the insurance coverage obtained and maintained by the 
Recreation Association hereunder be brought int6 contribution with 
insurance purchased by the Members, occupants, or their Mortgagees. 

7.4. Workers Compensation, In addition to the otherinsurance required by this 
Article, the Recreation Association shall obtain worker's compensation insurance, if and 
to the extent required by law. 

ARTICLE Vlll 
GENERAL PROVXS!ONS 

8.1 Amendme11ts. Pl'iorto the transfer ofDeclaraot control pursuant to Section 
9.2(a), DecJarant may amend tllis Declaration so long as the amendment, in the · 
reasonable discretion of the Declarant, has no material adverse effect upon the 
development of the Recreation Association. No amendment required by any state or 
local government authority or agency will be deemed material. After the transfer of 
Declarant control, this Declaration may be amended only by the affumative vote or 
written consent, or any combination thereof, of eighty percent (80%) of the Members, . 
unless unanimous consent of the Members is required by the Act . .Pmy amendment to be 
effective must be recorded in the public records of Butler County, Pennsylvania, No 
amendment may remove, revoke, or modify any right or privilege ofDeclarant withont 
the written consent ofDeclarant orofthe nssignee of such right orpl'ivilege. No 
amendment may hnpair the validity or priority of the lien of any Mortgage held by a 
Mortgagee or hnpair the rights granted to Mortgagees herein without the prior written 
consent of $\.\ch Mortgagees. 
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8.2. Limitation of Liability. The Declarant, its successors, administrators, 
executors, assigns, members, officers and empjoyees [(i) through (iv) below shall be 
effective ouly from and after the Dcclarant's transfer of control of the-Recreation 
Association in accordance with Section: 9]: 

(i) Shall not be liable for the failure of any service obtained or the 
failure to so obtain any service needed 01· for nny injury or damage 
to persons or property, however and wheresoever caused, except 
for any injury or damage caused by the willful misconduct or gross 
negligence of the Declarant, its members, officers or employees; 

(ii) Shall not be liable as a result of the perf01mance of the Dec!arant 
for any mistake of judgment, negligence or otherwise except for 
_the Declarant's wiliful misconduct or gross negligence; 

(iii) Shall have no personal liability to any person for any loss or 
damage caused by theft of or damage to personal property in or on 
the Common Elements or other places within the Plan and shall 
have no liability arising out of the use, misuse, or condition of the 
Common Elements, except for the Declarant's willful misconduct 

(iv) The Declarant and its principals and officers shall be indemnified 
by the Recreation Association against all expenses and liabilities, 
including attorney's f<;es incurred by or imposed in connection 
with any proceedings, <ll(Cept for liability arising out of the willful 
misconduct or gross negligence of the Declarant; 

(v) The Declarant 1nay obtain such insurance as it deems appropriate, 
where available and in such amounts and on sucb, teims as the 
Declarant deems advisable, to satisfy the liability requirements of 
this Declaration. 

8.3. Severabi!ity. Invalidation of any oue of these covenants or restdctions by 
judgment or court order shall in no way affect any other provisions, whlch shall remai11 in 
full force and effect · 

8.4. Use of the Words "BelleVue Recreation Association" and 
"BELLEVUE Park". No person shall use !he words "Belle Vue Recreation 
Association" and "Belle Vue Park" or any dedvative thereof in any printed or 
promotional material without the prior written consent of the Declarant. However, 
Members and Ryan Homes may use the terms ''Belle Vue Recreation Association" and 
"BelteVue Park" in printed -or promotional matter where such term is used solely to 
specify particular property or Lots located within tlie Plan. · 
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8.5. Inc01poration ofRecitals. The recitals set forth in the Preamble sect[on of 
this document are hereby incorporated herein as if fully set forth and repeated herein. 

8.6. Conflicts with Cranberry Township Ordinances. In the event that any of 
the provisions, tenns, conditions or covenants contained in this Declaration conflict with 
any provisions of the Ordiuanoes of Cranberry Township, the Tentative Approval with 
Conditions dated March 8, 2007,the FJual Approval with Conditions dated May 3rd, 
2007, or the Developer's Agreement dated September 14, 2007 (individually and· 
collectively the ''Townshi11 Requiremenls"), the applicable provisions, terms and 
conditions of the Township Requirements shall prevail for all matters involved in any 
conflicts. 

8.7. Conflicts with the Unifonn Planned Community Act, rn the event that 
any of the provisions, terms, conditions or eovenants contained in this Declaration 
conflict with any provisions oftl1e Unif.ormPlanned Community Act, the applicable 
provisions, tenns, conditions and provisions of the Uniform Planned Community Act 
shall prevail, 

ARTXCLEIX 
DECLARANT'S RIGHTS 

9 .1. .A.n.y or all oflhe special rights and obligations of the Declarant may be 
transferred by the Declarant to other persons, provided that the transfer shall not reduce 
an obligation nor enlarge a right beyond that contained herein, and provided further, no 
such transfer shall be effective unless it fo a written instrument signed by the Declarant 
and duly '.ecordedin the public records Butler County, Commonwealth of Pennsylvania. 

9.2. Control. 

(a) Subject to Section 9.2(b), for a period of seven (7) years from the 
date of the recording of this Declaration, the Declarant shall have sole power and 
authorlty to appoint and remove the officers ~nd members of tho Executive Board 
of the Recreation Association, unless the Declarant earlier voluntarily surrenders 
the right to Appoint and remove the officers and members of the :Exec11tive Board. 
However, Ibis period ofDeclarant's control will tenninate no later than the earlier 
of: (i) Sixty (60) days aftertbe conveyance of seventy-:fivepercent (75%) of the 
Lots to Owners other than a Dcclarant (percentage of Lots is based upon the total 
of Lots that maybe created, including the additional Real Estate of each planned 
community created within the Recreation Association); (ii) two (2) years after a 
DecJa,ant has ceased to offer Lots for sale in the ordinary course of business; or 
(iii) two (2) years after any development right to add new Lots (within the 
planned communities created within ihe Recreation Association) was last 
exercised. 

(b) Not later tlian sixty (60) days after conveyance of twenty-five 
percent (25%) of the Lots (JJe!'centage ofLots is based upon the total of Lots that 
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may be created, including the Additional Real Estate of each planned community 
created within the Recreation Association) to members, at least one member and 
not Jess than twenty-five percent (25%) of the members of the Executive Board 
shall be elooted by the Members. Not later than sixty (60) days after conveyance 
of fifty petcent (50%) o:fthe Lots (inclµding Lots created in the Additional Real 
Estate of each planned community) to Members, not less than thirty-three p~rcent 
(33%) of the members of the Executive :Soard shall be elected by the Members. 
Necessary elections shall be held to ensure that one representative will be elected 
to represent every fifty (50) Lots,' or a portion thereof, within each of the 
Affiliated Planned Communities. 

9.3. Conveyance of Common Elements to Association. No later tban at 
trai1Sfer ofDeclarant's control of the Recreation Association in accordance with Section 
9.2(a), the Del'larant shall grant and convey to the Recreation Association title to the 
Common Elements by special warranty deed, No consideration will be paid for this 
conveyance and all costs of deed preparation and recording shall be borne by the 
Declarant. Notwithstanding the foregoing, Declarant shall not convey the Common 
Elements to the Recreation Association until all improvements to the Common Elements 
as may be required by Cranberry Township pursuant to any development approvals have 
been completed by Declarant. This obligation to convey title to the Conwon Elements 
shall be binding upon any successor in interest to the rights of the Declarant hereunder. 

ARTXCl'.,E X · 
TERMINATION 

10.1. Means ofTennination. The Recreation Association may be tenninated in 
the following manner! · · 

a. · )3y Statute. As provided by the Act. 

b. Destruction. In the event there is substantial destruction of all of 
the.Common Elements and eighty percent (80%) of the Owners dkectly affected 
by said destruction, voting as in all other instances, shall duly resolve not to 
proceed with repair or restoration, then and in that event, -the Planned Community 
form of ownership will be thereby terminated. The determination 1101 to 
reconstruct after casualty shall be evidenced by a certificate of the Executive 
Board executed by the President and Secretary certifying as to the facts effecting 
the tern1ination, which certificate shall become effectivey upon being rec,orded in 
the public records of Butler County, Pennsylvania. 

c. General Provisions. The termination of the Recreation Association 
shall be evidenced by a certificate of Jhe Executive Board executed by its 
President and Secretary certifying as to facts effecting the termination, which 
certificate shall become effective upon being recorded in the publis: records of 

. Butler County, Pennsylvania. When U1e Ptoperty has been removed :from the 
provisions of the Act, the fo1mer Owners shall, at the lime such remo'llal becomes 
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effective, become tenants in common of the Property. The undivided interest in 
the Property owned in common which shall appertain to each Owner following 
such removal shall be in the same proportion of the fair market valne of S\lch 
Owner's interest to the fair market value of the interest of all Owners determined 
in accordance with §5220 of the Act. All funds held by the Executive Board and 
all insurance proceeds, if any, shall be and continue to be held for the Owners in 
proportion to the amount of their respective Percentage Tnterests determined as 
aforesaid in accordance with §5220 of !he Act. The costs incurred in connection 
with such tennination shall be a Common Expense. 

d, Removal from Act. If the Property shall be removed from the 
provisions of the Act, then the Property may be subject to an action for partition 
by any Owner or lien holder as if owned i1t coilll)'lon in which event the net 
proceeds of sale shall be divided among all the Owners in propotiion to the fair 
market value of their respective Interests determined in accordance with §5220 of 
the Act; provided, however, that no payment shall be made to a Owner until there 
has :first been paid from his share of such net proceeds all liens or charges on his 
Lot, Such removal of the Property from the provisions of the Act shall not 
preclude its subsequent submissions to tlte provisions thereof in accordance with. 
the tenns of the Act. 

[signature page attached] 
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lN WITNESS WHEREOF, the undersigned Dealarant has executed this 
Declarationasofthis "51ft day of :f'm , 2008. 

A~ .._)t~• :BELLEVUE PARR PARTNERS, 
L.P., a Pennsylvania limited 
partoersh~> 

By: 
Name: 
Title: 

ACKNOWLEDGEMENT 

COlYlMONWEALTI:I OF PENNSYLVANIA 

COUNTY OF BUTLER 

) 
) 
) 

SS: 

On this ~ay of~:.J&'.'.!~":::!~!:.--2008, before me, a Notary Public, the 
1mdersigned officer, personally appea William J. Weaver, who acknowledged 
liimself to be the President of Conmte1·cinl Building Corporation, general partnor of 
BELLEVUE PARK PARTNERS, L.P. a Pem1sylvania limited pmtnership, and that he, as 
.such office!', behig authorized to do so, executed the foregoiµginstrument for the 
purposes therein contained by signing the name of the limited partnership by himself as 
such officer of the general partner. 

IN WITNESS WBEREOF, I have hereunto set my !1and a11d official seal. 

My Commission Expires: 

COUIIViON"•ii':-"r:::-LQF FENNSYLW\N!P1 
I\ ::---;aj 

Kal/lyM.$<1-... • "V Pubf~ 
Monroevi!($ Soro, Alr1.111 .. ,,,1!f C<lunly 

MyCommlss1w. · fjqllrooAug. i8,:'!009 
Mambor, Poonsylvmiiu Pl!l:iOOi-9.Uon 9f NoJarios 
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ooi;r..~ONWEtiLTH or PENNSYLV,•ii\l'.::\ 
Noiruial5oal 

Kalhy M, Se\'lay, Nolruy Public 
Monroeville Bo10, A~egheny County 

MyC-Ommlsslon Expinas Aug.18,2008 
M1;1mber, Paonsylva!lla As~oclallon of Notarlus 



BYLAWS 

OF 

THE RECREATION ASSOCIATION 

FOR 

THE PLANNED COMMUNITIES AT BELLEVUE PARK 



BYLAWS 
OF 

THE RECREATION ASSOCIATION FOR 
THE PLANNED COMMUNITIES AT BELLEVUE PARK 

ARTICLE I 

Introductory Provisions 

1.1. Applicability. These Bylaws provide for the governance of the Recreation 
Association created by the recording of the Declaration of Recreation Association for the 
Planned Communities at Belle Vue Park, in the office of Recorder of Deeds of Butler County, 
Pennsylvania at Deed Book Volume __ , page __ , pursuant to the requirements of Section 
5306 of the Pennsylvania Uniform Planned Community Act ("the Act"). 

1.2. Definitions. Capitalized terms used herein without definition shall have the 
meanings specified for such terms in the Declaration of the Recreation Association or, if not 
defined therein, the meanings specified or used for such terms in the Act. 

1.3. Compliance. Pursuant to the provisions of the Act, every Lot Owner and all Persons 
entitled to occupy a Lot shall comply with these Bylaws. 

1.4. Office. The office of the Master Association and the Executive Board shall be 
located at the Property or at such other place as may be designated from time to time by the 
Executive Board. 

ARTICLE II 

The Recreation Association 

2.1. Composition. The Recreation Association is hereby organized on the date hereof as 
an unincorporated association. The Recreation Association shall consist of all of the Lot 
Owners of the planned communities which are known as "WESTMINSTER ESTATES", 
"STRATFORD PARK I PADDINGTON SQUARE" and "EDMONTON COMMONS" The 
Recreation Association shall have the responsibility of administering the Property, establishing 
the means and methods of collecting assessments and charges, arranging for the management of 
and performing all of the other acts that may be required or permitted to be performed by the 
Recreation Association pursuant to the Act and the Declaration. The foregoing responsibilities 
shall be performed by the Executive Board or Managing Agent as more particularly set forth in 
these Bylaws. 

2.2. Annual Meetings. An annual meeting of the Recreation Association shall be held 
each year in the same month as the first annual meeting of the Lot Owners at a date and time to 
be designated by the Executive Board. At such annual meetings, the Executive Board, whose 
members are to be elected in accordance with the Bylaws of the Sub-Associations, may transact 
such business as may properly come before the meeting. 



2.3. Place of Meetings. Meetings of the Recreation Association shall be held at the 
principal office of the Recreation Association or at such other suitable place convenient to the 
Lot Owners as may be designated by the Executive Board. 

2.4. Special Meetings. The President shall call a special meeting of the Recreation 
Association if so directed by resolution of the Executive Board or upon a petition signed and 
presented to the Secretary by Lot Owners entitled to cast at least 25% of the votes in the 
Recreation Association. The notice of any special meeting shall state the time, place and 
purpose thereof. Such meeting shall be held within 45 days after receipt by the President of said 
resolution or petition; provided, however, if the purpose includes the consideration of the 
rejection of a budget or capital expenditure pursuant to Section 5.9 below, such meeting shall be 
held within 15 days after receipt by the President of said resolution or petition. No business shall 
be transacted at a special meeting except as stated in the notice. 

2.5. Notice of Meetings. The Secretary shall give to each Lot Owner a notice of each 
annual or regularly-scheduled meeting of the Recreation Association at least twenty but not more 
than sixty days, and of each special meeting of the Lot Owners at least ten but not more than 
forty-five days, prior to such meeting, stating the time, place and purpose thereof. The giving of 
a notice of meeting in the manner provided in this Section and Section 9.1 of these Bylaws shall 
be considered service of notice. The Notice of Meeting must state the time and place of the 
meeting, the items on the agenda, including the general nature of any proposed amendment to the 
declaration or bylaws, any budget or assessment changes and any proposal to remove an 
executive board member of officer. 

2.6. Adjournment of Meetings. If at any meeting of the Recreation Association a 
quorum is not present, Lot Owners entitled to cast a majority of the votes represented at such 
meeting may adjourn the meeting to a time not less than forty-eight hours after the time for 
which the original meeting was called. 

2.7. Voting. 

(a) In General. Voting at all meetings of the Recreation Association shall be 
on a Lot basis, with each Lot Owner entitled to one (I) vote. 
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(b) Multiple Owners. Where the ownership of a Lot is in more than one 
Owner, the Owner who shall be entitled to cast the vote of such Lot shall be the Owner 
named in a certificate executed by all of the Owners of such Lot and filed with the 
Secretary (the "Designated Owner"). Such certificate shall be valid unless revoked by a 
subsequent certificate similarly executed. In the absence of such named Designated 
Owner from the meeting, the Owner who shall be entitled to cast the vote of such Lot 
shall be the Owner owning such Lot who is present. If the Designated Owner is not 
present, and more than one other Owner or Owners owning such Lot is present, then such 
vote shall be cast only in accordance with their unanimous agreement pursuant to Section 
5310(a) of the Act. There shall be deemed to be unanimous agreement if any one of the 
multiple owners casts the votes allocated to that Lot without protest being made promptly 
to the person presiding over the meeting by any of the other Owners of the Lot. Any 
certificate executed by all Lot Owners shall be valid until revoked by a subsequent 
certificate similarly executed. Except where execution by owners of a Lot in the same 
manner as a deed is required, and subject to the provisions of the Act, the Declaration and 
these Bylaws, wherever the approval or disapproval of a Lot Owner is required by this 
subpart, the Declaration or the Bylaws, such approval or disapproval shall be made only 
by the person who would be entitled to cast the vote of such Lot at any meeting of the 
Recreation Association. 

( c) Ownership by an Entity other than an Individual. If the Owner of a 
Lot is a corporation, joint venture, partnership or unincorporated association, the natural 
person who shall be entitled to cast the vote for such Lot shall be the person named in a 
certificate executed by such entity pursuant to its governing documents. If the Owner of 
a Lot is a trust, the trustee or trustees shall be deemed to be the Owner for the voting 
purposes, however the Trustees shall designate one Trustee to cast the vote of such Lot. 
The natural person who shall be entitled to cast the vote of such Lot shall be the person 
named in a certificate executed by all of the Owners of such Lot and filed with the 
Secretary or, in the absence of such named person from the meeting of the failure to 
execute and file such a certificate, the person who shall be entitled to case the vote of 
such lot shall be the person owning such Lot who is present. If more than one of the 
multiple Owners are present, the votes allocated to that Lot may be cast only in 
accordance with their unanimous agreement unless the declaration expressly provides 
otherwise. There shall be deemed to be unanimous agreement if any one of the multiple 
Owners casts the votes allocated to that Lot without protest being made promptly to the 
person presiding over the meeting by any of the other owners of the Lot. Such certificate 
shall be valid until revoked by a subsequent certificate similarly executed. Except where 
execution by Owners of a Lot in the same manner as a deed is required, and subject to the 
provisions of the Act, the Declaration and these Bylaws, wherever the approval or 
disapproval of a Lot Owner is required by this subpart, the Declaration or the Bylaws, 
such approval or disapproval shall be made only by the person who would be entitled to 
cast the vote of such Lot at any meeting of the Recreation Association. 

( d) Votes Required. Except where a greater number is required of 
members of the Executive Board and except where a greater number is required by the 
Act, the Declaration or these Bylaws, the Owners of more than fifty (50%) percent of the 

- 4 -

f: \cli.ents \weaver\kaufman parcel \bellevue park pc and condo dccurr.enta tion \ recrea t:!.cn association \by laws rec. 02 0 50 8. doc 



aggregate number of Lots, voting in person or by proxy at one time at a duly convened 
meeting at which a quorum is present, is required to adopt decisions at any meeting of the 
Recreation Association. 

( e) Declarant's Votes. If the Declarant owns or holds title to one or 
more Lots, the Declarant shall have the right at any meeting of the Recreation 
Association to cast the votes to which such Lot or Lots are entitled. 

(t) Recreation Association Votes No votes allocated to a Lot owned 
by the Recreation Association may be cast. 

(g) Cumulative and Class Voting. There shall be no cumulative or 
class voting. 

2.8. Election by Mail. All matters which might be voted upon at a meeting of the 
Lot Owners may also be submitted, at the election of the Executive Board, to the Lot 
Owners by a mail ballot. The Executive Board shall prepare for distribution an official 
ballot form and shall circulate a ballot to each Lot Owners authorized to vote pursuant to 
paragraph 2. 7 above as if a meeting were being held on the date of the ballot. All Lot 
Owners shall be required to execute the ballot unless a certificate has been filed with the 
Secretary naming Designated Owner. Ballots shall be distributed and counted m 
accordance with Rules and Regulations to be adopted by the Executive Board. 

2.9. Proxies. A vote may be cast in person or by proxy. Such proxy may be 
granted by any Lot Owner or in case of multiple Owners, by the Designated Owner, in 
favor of only another Lot Owner, a Permitted Mortgagee or the Declarant. Proxies shall 
be duly executed in writing, shall be valid only for the particular meeting designated 
therein and must be filed with the Secretary before the appointed time of the meeting. 
Such proxy shall be deemed revoked only upon actual receipt by the person presiding 
over the meeting of written notice of revocation from the grantor(s) of the proxy. No 
proxy shall be valid for a period in excess of one year after the execution thereof. A 
proxy is void if it is not dated or purports to be revocable without notice. 

2.10. Quorum. Except as set forth below, the presence in person or by proxy of 
Lot Owners of one-third (1/3) or more of the aggregate Percentage Interests at the 
commencement of a meeting shall constitute a quorum at all meetings of the Lot Owners 
Recreation Association . If a meeting is adjourned pursuant to Section 2.6 above, the 
quorum at such second meeting shall be deemed present throughout any meeting of the 
Recreation Association if persons entitled to cast ten (10%) percent of the votes are 
present in person or by proxy at the beginning of the meeting. 

2.11. Conduct of Meetings. The President (or in his absence, the Vice-President) 
shall preside over all I)leetings of the Recreation Association and the Secretary shall keep 
the minutes of the meeting and record in a minute book all resolutions adopted at the 
meeting as well as a record of all transactions occurring at each meeting. The President 
may appoint a person to serve as parliamentarian at any meeting of the Recreation 
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Association. The then current edition of Robert's Rules of Order shall govern the conduct 
of all meetings of the Recreation Association when not in conflict with the Declaration, 
these Bylaws or the Act. All votes shall be tallied by tellers appointed by the President. 

ARTICLE III 

Executive Board 

3 .I. Number and Qualification. The affairs of the Recreation Association shall 
be governed by an Executive Board. Each Sub-Association shall independently vote for 
its own representatives. The Executive Board shall initially be composed of three natural 
persons, all of whom shall be designees of the Declarant. Not later than sixty (60) days 
after the conveyance of twenty-five percent (25%) of the total number of Lots to Lot 
Owners other than the Declarant, the number of shall be increased to seven (7), four ( 4) 
of whom shall be designated by Declarant, three (3) of whom shall be elected by the Lot 
Owners ( one from each Individual Association). At such time, a special meeting of the 
Recreation Association shall be held at which the Executive Board shall transact such 
business as may properly come before the meeting. Within sixty (I 80) days after 
conveyance of seventy-five (75%) percent of the total Lots and Units within all Sub­
Associations to Owners other than the Declarant, one representative will be elected for 
each fifty (50) Lots or Units, or a portion thereof, created within each of the Sub­
Associations. No more than one member shall be elected from any Lot and/or Unit. The 
number of Executive Board members may be increased to accommodate the number of 
Lots and/or Units in a Sub-Association at any annual meeting of the Owners by a vote of 
a majority of the Owners within said Sub-Association. 

3.2. Delegation of Powers; Managing Agent. The Executive Board may employ 
a "Managing Agent" at a compensation established by the Executive Board. The 
Managing Agent shall perform such duties and services as the Executive Board shall 
authorize, including, but not limited to, all of the duties listed in the Act, the Declaration 
and these Bylaws; provided, however, where a Managing Agent does not have the power 
to act under the Act, the Declaration or these Bylaws, such duties shall be performed as 
advisory to the Executive Board. The Executive Board may delegate to the Managing 
Agent all of the powers granted to the Executive Board by the Act, the Declaration and 
these Bylaws other than the following powers: 

(a) to adopt the annual budget and any amendment thereto or to assess 
any Common Expenses; 

(b) to adopt, repeal or amend Rules and Regulations; 

(c) to designate signatories on Recreation Association bank accounts; 

( d) to borrow money on behalf of the Recreation Association ; 
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Any contract with the Managing Agent must provide that it may be terminated 
with cause on no more than thirty days' written notice and without cause on no more than 
ninety days' written notice. The term of any such contract may not exceed one year. 

3.3. Election and Term of Office. 

(a) Following the transfer of control of the Association (in accordance 
with Article IX of the Declaration) from the Declarant, at the annual meetings of the Sub­
Associations, and subject to the Declaration of each Sub-Association, the separate Sub­
Associations will hold elections to appoint Recreation Association Representatives who 
will make up the Master Association Executive Board. One representative will be elected 
to represent each fifty (50) Lots, or a portion thereof, created within each of the Planned 
Communities. At the first annual meeting following transfer of control from the 
Declarant, the board members elected shall serve staggered terms. One-half or less (if an 
odd number) of the board members elected, those receiving the most votes from their 
respective Sub-Associations shall serve two year terms and the remaining board members 
shall serve one year terms. Thereafter, the term of office of any Executive Board 
member to be elected (except as set forth in Section 3.5 hereof) shall be two years. The 
members of the Executive Board shall hold office until the earliest to occur of the 
election of their respective successors or their death, adjudication of incompetency, 
removal, or resignation. An Executive Board member may serve an unlimited number of 
terms and may succeed himself. 

(b) Within sixty (60) days after conveyance of twenty-five (25%) percent 
of the Lots to Lot Owners other than the Declarant, a special meeting of each of the Sub­
Associations shall be held at which the Lot Owners of each Sub-Association shall elect 
one representative for their respective Sub-Associations to the Executive Board. If this 
alteration to the number of representatives shall result in an even number of members to 
the Executive Board, the Declarant shall choose one additional representative to sit on the 
Executive Board. Such members shall serve until the annual meeting of the Recreation 
Association following the meeting at which they were elected. 

(c) Within 180 days after conveyance of seventy-five (75%) percent of 
the Lots to Lot Owners other than Declarant, a special meeting of each of the Sub­
Associations shall be held at which time the remaining Declarant-appointed Board 
members shall resign and the Lot Owners, including the respective declarants, if the 
declarant owns more than one Lot, shall thereupon elect successor members of the 
Executive Board for their respective Sub-Associations to act in the place and stead of 
those resigning. Necessary elections shall be held to ensure that one representative will be 
elected to represent every fifty (50) Lots, or a portion thereof, created within each 
Planned Community. The term of each member of the Executive Board shall be 
established pursuant to the provisions of Section 3.3(a) hereof. 

( d) Notwithstanding the foregoing, if any meeting required pursuant 
to subparagraphs (a), (b) or (c) above could be held on the date an annual meeting of the 
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Sub- Association is scheduled, then such meeting(s) shall be held concurrently with such 
annual meeting. 

3.4. Removal or Resignation of Members of the Executive Board. 

(a) Except with respect to members designated by Declarant, at any 
regular or special meeting of the Recreation Association duly called, any one or more of 
the members of the Executive Board may be removed with or without cause by Lot 
Owners entitled to cast a majority of all votes in the Recreation Association and a 
successor may then be elected to fill the vacancy thus created in accordance with the 
terms of Section 3.5. Any Lot Owner proposing removal of a Board member shall give 
notice thereof to the Secretary. Any member whose removal has been proposed by a Lot 
Owner shall be given at least ten days notice by the Secretary of the time, place and 
purpose of the meeting and shall be given an opportunity to be heard at the meeting. 

(b) A member of the Executive Board may resign at any time and shall 
be deemed to have resigned upon transfer of title to his Lot if the Lot Owner is other than 
a person. Declarant shall have the right to remove and replace any or all members 
appointed by Declarant at any time and from time to time until the required resignation 
date specified in this Section III. 

3.5. Vacancies. Except as set forth in Section 3.4 above with respect to members 
appointed by Declarant, vacancies in the Executive Board caused by any reason other 
than the removal of a member by a vote of the Lot Owners shall be filled by a vote of the 
members at a special meeting of the Sub-Association Executive Board, from which such 
vacancy occurred, held for such purpose promptly after the occurrence of any such 
vacancy, even though the members present at such meeting may constitute less than a 
quorum. Each person so elected shall be a Recreation Association Representative for the 
remainder of the term of the member being replaced and until a successor shall be elected 
at the next annual meeting of the Association at which such seat is to be filled upon 
expiration of the term of his predecessor. In the case of multiple vacancies, the member 
receiving the greatest number of votes shall be elected for the longest term. 

3.6. Organization Meeting. The first meeting of the Executive Board following 
each annual meeting of the Recreation Association shall be held within ten days 
thereafter at such time and place as shall be fixed by the President ( even if he is the 
outgoing President) at the meeting at which such Executive Board shall have been 
elected, and no notice shall be necessary to the newly elected members of the Executive 
Board in order legally to constitute such meeting, if a majority of the Executive Board 
members shall be present at such meeting. 

3.7. Regular Meetings. Regular meetings of the Executive Board may be held at 
such time and place as shall be determined from time to time by a majority of the 
members, but such meetings shall be held at least once each fiscal year. Notice of regular 
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meetings of the Executive Board shall be given to each member, by mail or telegraph, at 
least five (5) business days prior to the day named for such meeting. 

3.8. Special Meetings. Special meetings of the Executive Board may be called 
by the President on at least three business days' notice to each member, given by mail or 
facsimile, which notice shall state the time, place and purpose of the meeting. Special 
meetings of the Executive Board shall be called by the President or Secretary in like 
manner and on like notice on the written request of at least two members of the Executive 
Board. 

3.9. Waiver of Notice. Any member may at any time, in writing, waive notice of 
any meeting of the Executive Board, and such waiver shall be deemed equivalent to the 
giving of such notice. Attendance by a member at any meeting of the Executive Board 
shall constitute a waiver of notice by him of the time, place and purpose of such meeting. 
If all members are present at any meeting of the Executive Board, no notice shall be 
required and any business may be transacted at such meeting. 

3.10. Quorum of the Executive Board. At all meetings of the Executive Board a 
majority of the members shall constitute a quorum for the transaction of business, and the 
votes of a majority of the members present at a meeting at which a quorum is present 
shall constitute the decision of the Executive Board. If at any meeting of the Executive 
Board there shall be less than a quorum present, a majority of those present may adjourn 
the meeting from time to time. At any such adjourned meeting at which a quorum is 
present, any business which might have been transacted at the meeting originally called 
may be transacted without further notice. One or more members of the Executive Board 
may participate in and be counted for quorum purposes at any meeting by means of 
conference telephone or similar communication equipment by means of which all persons 
participating in the meeting can hear each other. 

3.11. Compensation. No member of the Executive Board shall receive any 
compensation from the Recreation Association for acting as such, but may be reimbursed 
for any expenses incurred in the performance of his duties. 

3.12. Conduct of Meetings. The President shall preside over all meetings of the 
Executive Board and the Secretary shall keep a minute book of the Executive Board 
meetings, recording all resolutions adopted by the Executive Board and a record of all 
transactions and proceedings occurring at such meetings. The then current edition of 
Robert's Rules of Order shall govern the conduct of the meetings of the Executive Board 
if and to the extent not in conflict with the Declaration, these Bylaws or the Act. 

3 .13. Action Without Meeting. Any action by the Executive Board required or 
permitted to be taken at any meeting may be taken without a meeting if all of the 
members of the Executive Board shall individually or collectively consent in writing to 
such action. Any such written consent shall be filed with the minutes of the proceedings 
of the Executive Board. Action may also be taken by conference, telephone or similar 
electronic means where all Board members can participate simultaneously. 
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3.14. Validity of Contracts with Interested Executive Board Members. No 
contract or other transaction between the Recreation Association and one or more of its 
Executive Board members or between the Recreation Association and any corporation, 
firm, or association in which one or more of the Executive Board members are directors 
or officers, or are financially interested, shall be void or voidable because such Executive 
Board member or members are present at any meeting of the Executive Board which 
authorized or approved the contract or transaction or because his or their votes are 
counted, if the circumstances specified in either of the following subparagraphs exists: 

(a) The fact that an Executive Board member is also such a director or 
officer or has such financial interest is disclosed or known to the Executive Board and is 
noted in minutes , and the Executive Board authorizes, approves or ratifies the contract or 
transaction in good faith by a vote sufficient for the purpose without counting the vote or 
votes of such Executive Board member or members with a financial interest; or 

(b) The contract or transaction is made in good faith and is not 
unconscionable to the Recreation Association at the time it is authorized, approved or 
ratified. 

3.15. Inclusion of Interested Executive Board Members in the Quorum. Any 
Executive Board member holding such director or officer position or having such 
financial interest in another corporation, firm or association may be counted in 
determining the presence of a quorum at a meeting of the Executive Board or a 
committee thereof which authorizes, approves or ratifies a contract or transaction of the 
type described in Section 3 .14 hereof. 

ARTICLE IV 

Officers 

4.1. Designation. The principal officers of the Recreation Association shall be 
the President, the Secretary and the Treasurer, all of whom shall be members of and 
elected by the Executive Board. The offices of Secretary and Treasurer may be held by 
one person. The Executive Board may appoint a vice-president, assistant treasurer, 
assistant secretary and such other officers as in its judgment may be necessary. 

4.2. Election of Officers. The officers of the Recreation Association shall be 
elected annually by the Executive Board at the organization meeting of each new Board 
and shall hold office at the pleasure of the Executive Board. 

4.3. Removal of Officers. Upon the affirmative vote of a majority of all members 
of the Executive Board, any officer may be removed, either with or without cause. The 
resulting vacancy shall be filled, from the pool of potential candidates of the Sub­
Association from which the vacancy occurs, by a vote of a majority of the remaining 
members at a special meeting of the Executive Board held for such purpose promptly 
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after the occurrence of any such vacancy, even though the members present at such 
meeting may constitute less than a quorum. Each person so elected shall be a member of 
the Executive Board for the remainder of the term of the member being replaced and until 
a successor shall be elected at the next annual meeting of the Sub-Association, from 
which the vacancy occurred, at which such seat is to be filled upon expiration of the term 
of his predecessor. 

4.4. President. The President shall be the chief executive officer of the 
Recreation Association, shall preside at all meetings of the Recreation Association and of 
the Executive Board and have all of the general powers and duties which are incident to 
the office of president of a corporation organized under the laws of Pennsylvania, 
including without limitation, the power to appoint committees from among the Lot 
Owners from time to time as the President may in his discretion decide is appropriate to 
assist in the conduct of the affairs of the Recreation Association. The President shall 
cease holding such office at such time as he ceases to be a member of the Executive 
Board. 

4.5. Vice President. The Vice President (if any) shall take the place of the 
President and perform the duties of the President whenever the President shall be absent 
or unable to act. If neither the President nor the Vice President is able to act, the 
Executive Board shall appoint another member of the Executive Board to act in the place 
of the President on an interim basis. The Vice President shall also perform such other 
duties as shall from time to time be delegated or assigned him by the Executive Board or 
by the President. 

4.6. Secretary. The Secretary shall keep the minutes of all meetings of the 
Recreation Association and of the Executive Board, have charge of such books and 
papers as the Executive Board may direct, maintain a register setting forth the place to 
which all notices to Lot Owners and holders of mortgagees on any Lots hereunder shall · 
be delivered and, in general, perform all the duties incident to the office of secretary of a 
corporation organized under the Laws of Pennsylvania. The Secretary shall, upon request, 
provide any person, or cause to be provided, to any person entitled thereto a written 
statement or certification of the information required to be provided by the Recreation 
Association pursuant to Sections 5315(g), 5407(b) of the Act and Sections 5.10 and 5.12 
below, upon payment of the fee set by the Executive Board for such service. 

4.7. Treasurer. The Treasurer shall have the responsibility for the safekeeping of 
Recreation Association funds and securities, be responsible for keeping full and accurate 
financial records and books of account showing all receipts and disbursements, and for 
the preparation of all required financial data, and be responsible for the deposit of all 
monies in the name of the Executive Board, the Recreation Association or the Managing 
Agent, in such depositories as may from time to time be designated by the Executive 
Board and, in general, perform all the duties incident to the office of treasurer of a 
corporation organized under the laws of the Commonwealth of Pennsylvania. 
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4.8. Execution of Documents. All agreements, contracts, deeds, leases, checks 
and other instruments of the Recreation Association for expenditures or obligations in 
excess of $2,500 shall be executed by two officers of the Recreation Association . All 
instruments for expenditures or obligations of $2,500 or less may be executed by any one 
officer of the Recreation Association. 

4.9. Compensation of Officers. No officer who is also a member of the 
Executive Board shall receive any compensation from the Recreation Association for 
acting as such officer, but may be reimbursed for any out-of-pocket expenses incurred in 
performing his duties; provided, however, the Secretary · and Treasurer may be 
compensated for their services if the Executive Board determines such compensation to 
be appropriate. 
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ARTICLE V 

Common Expenses; Budgets 

5.1. Fiscal Year. The fiscal year of the Recreation Association shall be the 
calendar year unless otherwise determined by the Executive Board; provided, however, 
that the first fiscal year shall begin upon the recordation of the Declaration. 

5.2. Preparation and Approval of Budget. 

(a) On or before the first day of December of each year (or thirty days 
before the beginning of the fiscal year if the fiscal year is other than the calendar year), 
the Executive Board shall adopt any annual budget for the Recreation Association 
containing an estimate of the total amount considered necessary to pay the cost of 
maintenance, management, operation, repair and replacement of the Common Elements 
and the cost of wages, materials, insurance premiums, services, supplies and other 
expenses that may be declared to be Common Expenses by the Act, the Declaration, these 
Bylaws or a resolution of the Recreation Association and which will be required during 
the ensuing fiscal year for the administration, operation, maintenance and repair of the 
Property and the rendering to the Lot Owners of all related services. Such budget shall 
also include such reasonable amounts as the Executive Board considers necessary to 
provide working capital, a general operating reserve and reserves for contingencies and 
replacements. 

(b) On or before the fifth day of December ( or twenty days before the 
beginning of the fiscal year if the fiscal year is other than the calendar year), the 
Executive Board shall make the budget available for inspection at the Recreation 
Association office and shall send to each Lot Owner a copy of the budget in a reasonably 
itemized form that sets forth the amount of the Common Expenses. Such budget shall 
constitute the basis for determining each Lot Owners' assessments for General Common 
Expenses of the Recreation Association and shall automatically take effect at the 
beginning of the fiscal year for which it is adopted, subject to Section 5.9 below. 

( c) The Executive Board shall make reasonable efforts to meet the 
deadlines set forth above, but compliance with such deadlines shall not be a condition 
precedent to the effectiveness of any budget. 

5.3. Assessment and Payment of Common Expenses. 

(a) Common Expenses. The Executive Board shall calculate the monthly 
assessments for Common Expenses against each Lot by multiplying (i) the total amount 
of the estimated funds required for the operation of the Property set forth in the budget 
adopted by the Executive Board for the fiscal year in question, after deducting income 
expected to be received from sources other than Common Expenses assessments and the 
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operation of the Reserved Common Elements to which the Common Expenses pertain, by 
(ii) the Percentage Interest ( expressed in decimal form) allocated to such Lot, and 
dividing the resultant product by (iii) the number of months in such fiscal year. Such 
assessments shall be deemed to have been adopted and assessed on a monthly basis and 
not on an annual basis payable in monthly installments, shall be due and payable on the 
first day of each month and shall be a lien against each Lot Owner's Lot as provided in 
the Act and the Declaration. Within ninety days after the end of each fiscal year, the 
Executive Board shall prepare and deliver to each Lot Owner an itemized account of the 
Common Expenses and funds received during such fiscal year less expenditures actually 
incurred and sums paid into reserves. Any net shortage with regard to General Common 
Expenses, after application of such reserves as the Executive Board may determine, shall 
be assessed promptly against the Lot Owners in accordance with their Percentage 
Interests and shall be payable in one or more monthly assessments, as the Executive 
Board may determine. 

(b) Supplemental Assessments. If the Executive Board determines that 
the estimate of total charges for the current fiscal year is, or will become, inadequate to 
meet all Common Expenses for any reason, it shall immediately determine the 
approximate amount of the inadequacy. Subject to the provisions of Section 5.4, the 
Board shall have the authority to levy, at any time by a majority vote, a Supplemental 
Assessment, reflecting a revision of the total Common Expense Assessment. Written 
notice of any change in the amount of Supplemental Assessments levied by the 
Recreation Association through the Board shall be given to all Lot Owners not less than 
thirty (30) days prior to the effective date of such Supplemental Assessment. 

( c) Reserves. The Executive Board may build up and maintain reasonable 
reserves for working capital, operations, contingencies and replacements. Extraordinary 
expenditures not originally included in the annual budget which may become necessary 
during the year may be charged first against such reserves. If the reserves are deemed to 
be inadequate for any reason, including non-payment of any Lot Owner's assessments, 
the Executive Board may at any time levy further assessments for Common Expenses 
which shall be assessed against the Lot Owners according to their respective Percentage 
Interests with regard to Common Expenses and shall be payable in one or more monthly 
assessments as the Executive Board may determine. Payments for said purposes may be 
classified as capital contributions at the discretion of the Board. 

5.4. Further Assessments. The Executive Board shall serve notice on all Lot 
Owners of any further assessments pursuant to Sections 5.3(a) or (b) or otherwise as 
permitted or required by the Act, the Declaration and these Bylaws, including, but not 
limited to, the right to levy fines, by a statement in writing giving the amount and reasons 
therefore, and such further assessments shall, unless otherwise specified in the notice, 
become effective with the next monthly assessment if pursuant to Section 5 .3 which is 
due more than thirty (30) days after the delivery of such notice of further assessments. 
All Lot Owners so assessed shall be obligated to pay the amount of such monthly 
assessments. Such assessments shall be a lien as of the effective date as set forth in the 
preceding Sections. 
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5.5. Fines. The Executive Board shall have the power to levy fines as set forth in 
the Act, which shall be considered as a further assessment against the Lot as set forth in 
Section 5.4 hereof. 

5.6. Initial Budget. At or prior to the time assessment of Common Expenses 
commences, the Executive Board shall adopt the budget, as described in this Article, for 
the period commencing on the date the Executive Board determines that assessments 
shall begin and ending on the last day of the fiscal year during which such 
commencement date occurs. Assessments shall be levied and become a lien against the 
Lot Owners during such period as is provided in Section 5.3 above. 

5.7. Effect of Failure to Prepare or Adopt Budget. The failure or delay of the 
Executive Board to prepare or adopt a budget for any fiscal year shall not constitute a 
waiver or release in any manner of a Lot Owner's obligation to pay his allocable share of 
the Common Expenses as herein provided whenever the same shall be determined and, in 
the absence of any annual budget or adjusted budget, each Lot Owner shall continue to 
pay each monthly assessment at the rate established for the previous fiscal year until the 
new annual or adjusted budget shall have been adopted. 

5.8. Accounts. All sums collected by the Executive Board with respect to 
assessments against the Lot Owners or from any other source may be commingled into a 
single fund. Reserves shall be maintained in a separate fund, although different types of 
reserves may be commingled in one fund. All books and records of the Recreation 
Association shall be kept in accordance with good and accepted accounting practices, and 
the same shall be reviewed and a compilation prepared at least once each year by an 
independent accountant retained by the Executive Board. 

5.9. Rejection of Budget; Limitations on Expenditures and Borrowing. Anything 
herein to the contrary notwithstanding, the Recreation Association, by majority of all 
votes in the Recreation Association, may reject any budget or capital expenditure 
approved by the Executive Board, within thirty days after approval by the Executive 
Board. The power of the Executive Board to expend funds, incur expenses or borrow 
money on behalf of the Recreation Association is subject to the requirement that the 
consent of Lot Owners entitled to cast at least two-thirds of the votes in the Recreation 
Association, obtained at a meeting duly called and held for such purpose in accordance 
with the provisions of these Bylaws, shall be required to (i) expend funds or incur 
expenses that it is reasonably anticipated will cause the aggregate amount of all expenses 
in the budget (including reserves) to be exceeded by more than I 0% of such aggregate 
amount after taking into account any projected increases in income, and (ii) to borrow 
money so that loans of the Recreation Association then outstanding would exceed 10% of 
such aggregate amount. 

5.10. Payment of Common Expenses. Each Lot Owner shall pay the Common 
Expenses assessed by the Executive Board pursuant to the provisions of this Article V, 
provided that, for assessment purposes, a Lot is deemed to be created, and thus subject to 
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the payment of assessments, only upon issuance of an occupancy permit for that Lot or 
occupancy of the improvements contained within such Lot, whichever first occurs. 
Declarant shall not be assessed on unsold Lots, but shall only be responsible for any 
actual costs incurred by the Association with respect to such Lots to which Declarant 
holds title on an equal basis with Lots that are sold and occupied. No Lot Owner may 
exempt himself from liability for his contribution toward Common Expenses by waiver 
of the use or enjoyment of any of the Common Elements or by abandonment of his Lot. 
No Lot Owner shall be liable for the payment of any part of the Common Expenses 
assessed against his Lot subsequent to the date of recordation of a conveyance by him in 
fee of such Lot. The purchaser of a Lot shall be jointly and severally liable with the 
selling Lot Owner for all unpaid assessments against the latter for his proportionate share 
of the Common Expenses up to the time of such recordation, without prejudice to the 
purchaser's right to recover from the selling Lot Owner amounts paid by the purchaser 
therefore; provided, however, that any such purchaser shall be entitled to a statement 
setting forth the amount of the unpaid assessments against the selling Lot Owner within 
five days following a written request therefore to the Executive Board or Managing 
Agent and such a purchaser shall not be liable for, nor shall the Lot conveyed be subject 
to a lien for, any unpaid assessments in excess of the amount therein set forth; and, 
provided further that, subject to Section 53 l 5(b )(2) of the Act, each Permitted Mortgagee 
who comes into possession of a Lot by virtue of foreclosure or by deed or assignment in 
lieu of foreclosure, or any purchaser at a foreclosure sale, shall take the Lot free of any 
claims for unpaid assessments or charges against such Lot which accrue prior to the time 
such holder comes into possession thereof, except for claims for a pro-rata share of such 
assessments or charges resulting from a pro-rata reallocation of such assessments or 
charges to all Lots including the mortgaged Lot. 

5.11. Collection of Assessments. The Executive Board, or the Managing Agent 
at the request of the Executive Board, shall take prompt action to collect any assessments 
for Common Expenses due from any Lot Owner which remain unpaid for more than 
thirty days from the due date for payment thereof. Any assessment not paid within five 
days after its due date shall accrue a late charge in the amount of 5% of the overdue 
assessment in addition to interest at the rate of fifteen (15%) percent per annum ( or such 
other rate as may be determined by the Executive Board) on the amount of the unpaid 
assessment through date of payment. 

5.12. Statement of Common Expenses. Upon request, the Executive Board shall 
promptly provide any Lot Owner, contract purchaser or proposed mortgagee with a 
written statement of all unpaid assessments for Common Expenses due. Further, the 
Executive Board may charge a reasonable fee for the preparation of such statement to 
cover the cost of its preparation, to the extent permitted by the Act. 

5.13. Surplus. Any amounts accumulated from Assessments for Common 
Expenses and income from the operation of the Common Elements, in excess of the 
amount required for actual Common Expenses and reserves for future Common Expenses 
shall be credited to each Lot in accordance with such Lot's interests in Common 
Elements. These credits will be applied, unless the Declaration provides otherwise, to the 
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next monthly Assessments of Common Expenses against that Lot under the then current 
fiscal year's budget and thereafter, until exhausted. 

5.14. Negligence. If any Common Expense is caused by the negligence or 
misconduct of any Lot Owner, the Recreation Association may assess that expense 
exclusively against his Lot. 

ARTICLE VI 

Compliance and Default 

6.1. Relief. Each Lot Owner shall be governed by, and shall comply with, all of 
the terms of the Declaration, these Bylaws, the Rules and Regulations and the Act, as any 
of the forgoing may be amended from time to time. In addition to the remedies provided 
in the Act and the Declaration, a default by a Lot Owner shall entitle the Recreation 
Association, acting through its Executive Board or through the Managing Agent, to the 
following relief: 

(a) Additional Liability. Each Lot Owner shall be liable for the expense 
of all maintenance, repair or replacement rendered necessary by his act, neglect or 
carelessness or the act, neglect or carelessness of his tenants, guests, invitees or licensees, 
but only to the extent that such expense is not covered by the proceeds of insurance 
carried by the Executive Board. Such liability shall include any increase in casualty 
insurance premiums occasioned by improper use, misuse, occupancy or abandonment of 
any Lot or its appurtenances. Nothing contained herein, however, shall be construed as 
modifying any waiver by any insurance company of its rights of subrogation. 

(b) Costs and Attorney's Fees. In any proceedings arising out of any 
alleged default by a Lot Owner under the Declaration, these Bylaws, the Rules and 
Regulations or the Act, the Recreation Association shall be entitled to recover the 
reasonable costs and expenses of the Recreation Association, including attorney's fees. 

(c) No Waiver of Rights. The failure of the Recreation Association, the 
Executive Board or of a Lot Owner to enforce any right, provision, covenant or condition 
which may be granted by the Declaration, these Bylaws, the Rules and Regulations or the 
Act shall not constitute a waiver of the right of the Recreation Association, the Executive 
Board or the Lot Owner to enforce such right, provision, covenant or condition in the 
future. All rights, remedies and privileges granted to the Recreation Association, the 
Executive Board or any Lot Owner pursuant to any term, provision, covenant or 
condition of the Declaration, these Bylaws, the Rules and Regulations or the Act shall be 
deemed to be cumulative and the exercise of any one or more thereof shall not be deemed 
to constitute an election of remedies, nor shall it preclude the party exercising the same 
from exercising such other privileges as may be granted to such party by the Declaration, 
these Bylaws, the Rules and Regulations or the Act or at law or in equity. 
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( d) Abating and Enjoining Violations by Lot Owners. The violation of 
any of the Rules and Regulations adopted by the Executive Board, the breach of any 
Bylaws contained herein or of any provision of the Declaration or the Act shall give the 
Executive Board the right, in addition to any other rights: (i) to enter the Lot in which, or 
as to which, such violation or breach exists and summarily to abate and remove, at the 
expense of the defaulting Lot Owner, any structure, thing or condition that may exist 
therein contrary to the intent and meaning of the provisions hereof, and the Executive 
Board shall not thereby be deemed guilty in any manner of trespass; or (ii) to enjoin, 
abate or remedy by appropriate legal proceedings, either at law or in equity, the 
continuance of any such breach. 

(e) Termination of Services. The Recreation Association shall have the 
right to terminate any services which it performs or provides to or for a Lot Owner, 
including utility service to individual Lots, in the event of delinquency. Prior to 
termination of any service, the Executive Board shall give at least ten (I 0) days written 
notice and an opportunity to appear at a meeting of the Executive Board to any 
delinquent Lot Owner. 

(f) Suspension of Voting Rights. Any Lot Owner who is more than thirty 
(30) days delinquent at the time of the annual meeting shall not be permitted to vote at 
any meeting or mail ballot. 

ARTICLE VII 

Amendments 

7.1. Amendments to Bylaws. These Bylaws may be modified or amended only 
by vote of Lot Owners entitled to cast a majority of the votes in the Recreation 
Association, except as otherwise expressly set forth herein or in the Act; provided, 
however, that until the date on which all Declarant-appointed Board members voluntarily 
resign or are required to resign pursuant to Article IX of the Declaration, and Section 3. I 
hereof, this Section 7. I may not be amended without the consent in writing of Declarant. 
Additionally, if any amendment is necessary in the judgment of the Executive Board to 
cure any ambiguity or to correct or supplement any provision of these Bylaws that is 
defective, missing or inconsistent with any other provision hereof, or with the Act or the 
Declaration, or if such amendment is necessary to conform to the requirements of the 
Federal National Mortgage Association or the Federal Home Loan Mortgage Corporation 
with respect to planned community projects, then at any time and from time to time the 
Executive Board may effect an appropriate corrective amendment without the approval of 
the Lot Owners or the holders of any liens on all or any part of the Property, upon receipt 
by the Executive Board of an opinion from independent legal counsel to the effect that 
the proposed amendment is permitted by the terms of this sentence. 

7.2. Approval of Mortgagees. These Bylaws contain provisions concerning 
various rights and interests of Eligible Mortgagees. Such provisions in these Bylaws are 
to be construed as covenants for the protection of such Permitted Mortgagees on which 
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they may rely in making loans secured by such mortgages. Accordingly, no amendment 
or modification of these Bylaws substantially impairing or affecting the rights, priorities, 
remedies or interests of a Permitted Mortgagee shall be adopted without its or their prior 
written consent. 

7.3. Amendments to the Declaration. Any two officers or Executive Board 
members of the Recreation Association may prepare, execute, certify and record properly 
adopted amendments to the Declaration on behalf of the Recreation Association. 

ARTICLE VIII 

Maintenance, Repair, Replacement and Other Common Expenses 

8.1. By the Recreation Association. The Recreation Association shall be 
responsible for the maintenance, repair and replacement (unless, if in the opinion of not 
less than two-thirds (2/3) of the Executive Board such expense was necessitated by the 
negligence, misuse or neglect of a Lot Owner) of all of the Common Elements as defined 
herein or in the Declaration. 

ARTICLE IX 

Miscellaneous 

9.1. Notices. All notices, demands, bills, statements or other communications 
under these Bylaws shall be in writing and shall be deemed to have been duly given if 
delivered personally or if sent by United States mail, postage prepaid, ( or otherwise as the 
Act may permit), (i) if to a Lot Owner, at the single address which the Lot Owner shall 
designate in writing and file with the Secretary or, if no such address is designated, at the 
address of the Lot of such Lot Owner, or (ii) if to the Recreation Association, the 
Executive Board or to the Managing Agent, at the principal office of the Managing Agent 
or at such other address as shall be designated by notice in writing to the Lot Owners 
pursuant to this Section. If a Lot is owned by more than one Person, each such Person 
who so designates a single address in writing to the Secretary shall be entitled to receive 
all notices hereunder. 

9 .2. Captions. The captions herein are inserted only as a matter of convenience 
and for reference, and in no way define, limit or describe the scope of these Bylaws or the 
intent of any provision thereof. 

9.3 Capitalized Terms. Capitalized Terms not otherwise defined herein shall be 
defined as set forth in the Declaration or in the Act, as applicable. 

9.4. Gender. The use of the masculine gender in these Bylaws shall be deemed to 
include the feminine and neutral genders and the use of the singular shall be deemed to 
include the plural, and vice versa, whenever the context so requires. 
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ARTICLEX 

AMENDMENTS 

I 0.1. Meetings. After termination of the period of Declarant control in 
accordance with Article 11 of the Declaration, these Bylaws may be amended at a regular 
or special meeting of the Members by a vote of a majority of a quorum of Members 
present in person or by proxy. 

I 0.2. Conflicts. In the case of any conflict between the Declaration and these 
Bylaws, the Declaration shall control. 

[signature page attached] 

IN WITNESS WHEREOF, these Bylaws have been adopted this ___ day of 
--------' 2008. 

THE MASTER ASSOCIATION FOR THE 
PLANNED COMMUNITIES AT BELLEVUE 
PARK 

BY:---------------~ 
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RULES AND REGULATIONS 

OF 

THE RECREATION ASSOCIATION FOR THE PLANNED 
COMMUNITIES AT BELLEVUE PARK 



RULES AND REGULATIONS OF THE RECREATION ASSOCIATION FOR 
THE PLANNED COMMUNITIES AT BELLEVUE PARK 

Specifically defined herein, the terms used in these Rules and Regulations shall 
have the same meanings as defined in the RECREATION ASSOCIATION FOR THE 
PLANNED COMMUNITIES AT BELLEVUE PARK of the property known as Lot 191 
(the "Property"), created under and subject to the Pennsylvania Uniform Planned 
Community Act. All present and future owners, mortgagees, lessees and occupants of the 
Lots and of the Common Elements and their agents, employees, guests, and any other 
person or entity who or which may use the facilities of the Property are subject to and 
bound by these rules and all amendments thereof. 

A. DEFINITIONS 

1. "Association" is the master recreation association which shall be 
known as the "RECREATION ASSOCIATION FOR THE PLANNED 
COMMUNITIES AT BELLEVUE" (hereafter "RECREATION 
ASSOCIATION"). 

2. "Building" or "Buildings" refers to any building located on the 
Property. 

3 "By-Laws" means By-Laws of the RECREATION 
ASSOCIATION. 

4. "Common Elements" are all portions of the Property except the 
Lots. 

5. "Declaration" is the Declaration of the RECREATION 
ASSOCIATION, as the same may be amended from time to time. 

6. "Executive Board" is the Executive Board of the RECREATION 
ASSOCIATION. 

7. "Limited Common Element" are any portions of the Common 
Elements which are (a) described as such in the Act, and/or (b) identified 
as such in the Declaration, and or ( c) identified as such in the Plats and 
Plans. 

8. "Lot" is a Lot as described in the Declaration and shown in the 
Plats and Plans. 
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B. GENERAL 

1. These Rules and Regulations are adopted pursuant to the 
Declaration of RECREATION ASSOCIATION and the By-Laws and may 
be enforced in accordance with those documents. 

2. The Executive Board reserves the right to amend these Rules and 
Regulations at any time from time to time. 

3. The Lots and Common Elements (including Limited Common 
Elements) shall be used only for the purposes set forth in the Declaration 
and By-Laws. 

4. No resident shall make or permit any noise to be made that will 
disturb or annoy the occupants of any of the Lots in the RECREATION 
ASSOCIATION or do or permit anything to be done that will interfere 
with the rights, comfort, or convenience of other residents. This includes 
motorized vehicles, radios, fireworks, discharge of firearms, etc. 

5. Lot Owners are responsible for any property damage caused by the 
families, pets, and/or guests. 

6. Maintenance of the Common Elements and structural repair of the 
Limited Common Elements is the responsibility of the Association, but is 
charged as a General Common Expense or a limited Common Expense, as 
the Declaration provides. 

7. The Association shall in no event be liable for the loss, destruction, 
theft or damage of personal property placed on any Common or Limited 
Common Elements. 

8. Bicycle riding is permitted on paved areas only. 

9. Playing games on driveway areas and streets is prohibited. 

C. AESTHETICS 

I. Residents shall not hang laundry, towels, rugs, etc. outdoors on 
lines, fences or deck railings. 

2. No Owner or Tenant shall repair or restore any vehicle while on 
Common or Limited Common Elements. 
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D. SAFETY 

I. Sidewalks and entrances to the Property shall not be obstructed. 

E. STRUCTURAL 

I. No Common Elements shall be altered without the prior written 
consent of the Executive Board. 

2. No exterior changes or alterations, including painting, can be made 
to the Building unless approved by Executive Board. 

F. USE RESTRICTIONS 

I. No Lot Owner or occupier shall permit anything to be done or kept 
in the Common Elements which will violate any law, statute, ordinance or 
regulation of any governmental body. 

G. REGULATION OF TRAFFIC AND PARKING 

H. PETS 

I. Only licensed motorized vehicles are allowed in driveways and 
streets of the Property. 

2. No motor-homes, boats, or the like shall be parked in the Property. 

I. All pets must be registered and inoculated as required by law. 

2. Each Lot Owner shall indemnify and hold harmless the Association 
from any claims of property damage and/or personal injury made as a result 
of the action of their (or their tenant's, guest's, etc.) pets. 

3. Pets must be leashed and accompanied by a responsible adult at all 
times. Leashes may not exceed six (6) feet in length. No pet may be tied, 
staked, attached to run or be allowed outside the Lot unattended in any 
other way. 

4. Lot Owners must comply with all ordinances of the Township of 
Cranberry governing pets. 
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5. Lot Owners must protect the property of others from damage by 
their pets and will be liable for any damages caused by their pets. 

6. Lot Owners must promptly remove and properly dispose of their 
pets' droppings. 

I. RECREATIONAL FACILITIES 

1. All persons using any of the recreational facilities do so at their own 
risk and sole responsibility. The Association does not assume any 
responsibility for any occurrence, accident or injury in connection with 
such use. No Lot Owner shall make any claim against the Association, its 
servants, agents, or employees, for or on account of any loss or damage to 
life, limb or property sustained as a result of or in connection with any such 
use of any of the recreational facilities. Each Lot Owner shall hold the 
Association harmless from any and all liabilities and any action of 
whatsoever nature by the tenants, guests, invitees, or licensees of such Lot 
Owner growing out of the use of the recreational facilities, except where 
such loss, injury or damage cart be clearly proved to have resulted from and 
been proximately cause by direct negligence of the Association or its 
agents, servants or employees in the operation, care or maintenance of such 
facilities. 

2. In addition to all other rights which the Executive Board has for 
nonpayment of assessments, the Executive Board shall have the right to bar 
the use by a Lot Owner of any of the recreational facilities for failure to 
make payment of any assessments or fees due. 

3. The Executive Board shall have the right to suspend any Lot Owner 
from the privilege to use the recreational facilities for abusing the privilege 
to use same or for violation of the Rules and Regulations. (See Schedule of 
Violations and Penalties) 

4. At the election of the Lot Owner, his lessee or sublessee in 
possession of a Lot, and the members of the family of such lessee and 
sublessee residing in the Lot, may use the recreational activities in the place 
of such Owner and his family and such lessee and sublessee shall be 
entitled to all the rights and be subject to all the restrictions that the Owner 
of such Lot would possess or bear; provided, however, that such Lot Owner 
and such lessee or sublessee shall be jointly and severally liable for, and 
shall indemnify and hold harmless the Association of, from and against any 
damage or injury suffered by reason of such use. Notwithstanding the 
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foregoing, use of recreational act1v1ties by the lessee or sublessee in 
possession of a Lot may be prohibited by the Executive Board (at its 
election) if and when the Executive Board receives written notice from 
either such lessee or sublessee or such Lot Owner that the person giving 
such notice refuses to accept the liability and duty of indemnification 
described in the immediately preceding sentence. 

J. SWIMMING POOL 

The pool is for the exclusive use of the residents and their guests. Any person who 
cannot be identified as a resident, or who is not accompanied by a resident, will be asked 
to leave the pool area. The pool rules are: 

1. All persons using the pool and pool facilities do so at their own risk 
and sole responsibility. There is no lifeguard. 

2. All children under the age of eighteen (18) must be accompanied by 
an adult resident age eighteen (18) or older. 

3. Guests (non-residents) are limited to three (3) per household not to 
exceed six ( 6) total guests per month, and must be accompanied by a 
resident at all times. Guests will be asked to leave if the resident is not 
present. Pool passes may be required. 

4. The following are prohibited in the pool area: 

a. Animals or pets 
b. Glass or other breakable items 
c. Running, diving or disruptive behavior 
d. Excessive noise, splashing or radios without headphones 
e. Private pool parties 
f. All rafts and body floats 
g. Electrical devices 

5. Swimming is permitted only in garments sold as swim wear. 
Infants must also wear swim suits - no diapers are permitted in the water. 

6. Lounge chairs or tables may not be reserved by residents and must 
be repositioned in the order intended ( orderly fashion), after use. 

7. The pool will be open daily during swimming season until 9:00 
p.m. 
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8. Wet swimwear is not permitted in the Clubhouse lounge area. 

9. The gas grill is to be operated by adult residents only and cleaned 
after use. 

K. COMMUNITY CENTER (CLUBHOUSE) 

The Community Center is for private use of the residents. It is available for rental 
to residents only for non-profit parties or meetings. The following policy applies: 

1. A $175.00 refundable deposit is required. Reservations are granted 
on a first request basis. 

2. Children and teenage parties are prohibited except as approved by 
the Executive Board as to time, number of guests, activities and extent of 
adult supervision. Children under the age of eighteen (18) must be 
accompanied by an adult resident. 

3. The renting resident will have exclusive use of the party room only. 
The guests of the party room may not use the exercise equipment. No party 
items will be furnished by the Association. Dishes and supplies are 
available for use. 

4. The renting resident is responsible for all clean-up and trash 
removal. Clean-up must be done ( completely) the day of the party. 

5. Damage to the Community Center or equipment and any 
(additional) follow-up cleaning done by the Association will be deducted 
from the deposit. If the deposit is an insufficient amount, the renting 
resident will be billed for the difference. 

L. EXERCISE EQUIPMENT 

1. The fitness center is for use by residents only. 

2. Residents use the fitness equipment at their own risk. 

3. No use is permitted by children under eighteen (18). 
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4. Residents should always consult a physician before beginning any 
exercise program. 
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RECREATION ASSOCIATION FOR THE PLANNED COMMUNITIES AT BELLEVUE PARK CONDOMINIUM ASSOCIATION 
SCHEDULE OF VIOLATIONS AND PENAL TIES 

CATEGORY/ 
VIOLATION 

Pets (general) 

Pets ( damage to 
lawn and shrubs) 

Recreational 
Facilities 

lSTNOTICE 

Written request to pet owner for 
compliance and notice of 
consequences for subsequent 
violations 

Written request to pet owner for 
damage repair within 30 days and 
notice of consequences for inaction 
After 30 days, fine of $25.00/month 
until the lease is received 

Written warning, reqnest for 
compliance and/or reimbursement of 
costs of any damage, and notice of 
consequences of repeated violations. 
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2NDNOTICE 

A $25.00 fine will be imposed for a 
second violation 

A $25.00 fine will be imposed 

30-day suspension of privilege to 
use recreational facilities (If 
damage, snspension will last until cost 
of damage is paid) 

3RDNOTICE 

A $100 fine will be imposed for 
each subsequent violation 

A $100 fine and costs will be 
imposed 

6-month suspension of privilege 
to use recreational (If damage, 
snspension will last until cost of 
damage is paid) 




