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STATE OF SOUTH CAROLINA ] MASTER DEED OF 23 QUEEN STREET
] CONDOMINIUMS HORIZONTAL

COUNTY OF CHARLESTON 1 PROPERTY REGIME

THIS MASTER DEED made by SJS HOLDINGS, LLC, (Grantor),
pursuant to the Honizontal Property Act of South Carolina (the "Act") for the
purpose of creating a Horizontal Property Regime (the "Regime") to be known
as 23 QUEEN STREET CONDOMINIUMS HORIZONTAL PROPERTY
REGIME and establishing certain easements, covenants and restrictions to
run with the land;

WITNESSETH:
ARTICLE Y
A LAND: The land ("Land") owned in fee simple absolute by the
Grantor and hereby submitted to the Regime 1s described as follows:
See Exhibit "A"

B. APARTMENTS AND UNITS: The terms "apartment" or "unmit" when
used in this Master Deed, Bylaws or any Exhibit shall mean the same thing
and refer to a dwelling “apartment” or “unit” of which there are seven (7). 23
QUEEN STREET CONDOMINIUMS HORIZONTAL PROPERTY REGIME
consists of a total of seven (7) units, six (6) of which are contamed in the
three-story building and one (1) of which is the detached carriage house. The
seven (7) units with reasonable construction tolerances the dimensions, areas,

and elevations of the various units, and the limited common areas are shown
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on Exhibits D and E-1 through E-20. The building and surrounding area of the
land is shown on Exhibit D.

C. THE UNITS: The unit designations will be identified by the use of the
numerical designation of 23 being the street number of the building followed
by the alphabetical letter of the unit followed by Queen Street being the street
address. More specifically, the units located on the first floor of the main
house will be designated as Units A and B with Unit A being closest to Queen
Street and Unit B being farthest away from Queen Street; the units located on
the second floor of the main house will be designated as Umits C and D with
Unit C being closest to Queen Street and Unit D being farthest away from
Queen Street; the units located on the third floor of the main house will be
designated as Units E and F with Unit E being closest to Queen Street and Unit
F being farthest away from Queen Street; the unit consisting of the carriage
house will be designated as Unit G.

A general description of each unit including its designations, locations,
areas and other data necessary for its proper identification, i1s set forth on
Exhibit E-1 through E-20 attached hereto.

The Units A, B, C, D, E, F, and G encompass and include the space
of that portion of the building designated as being a separate unit and
bounded by:

1.  The upper surface of the floor;
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2. The interior surface of all wall studs, the unfinished inside surface
of door and window frames; the unfinished exterior surface of doors leading
to an from the unit; the exterior surface of windows and door glass;

3.  The unfinished surface of the ceiling;

The Units A, B, C, D, E, F, and G consequently further include the following:

1. All window and door glass and screens;

2. All exterior doors except for their finished exterior surface;

3. All wallboard;

4. All interior doors and walls;

5. All interior paints and finishes whether applied to floors, walls,
ceilings, cabinets or other woodwork and trim;

6. All carpet and sheet viny! and related underiay;

7 All ceramic tile;

8. All built-in cabinets and shelves;

9 All interior lighting fixtures and the bulbs used in exterior lighting
fixtures;

10. All exhaust fans and their ducts;

11. The heating, ventilating and air conditioning systems serving such
unit exclusively;

12.  All electric, telephone and other wiring and receptacles, switches
and breaker boxes contained in the floors, walls and ceilings bounding such

unit and serving such unit exclusively;
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13. All water, drain, sewer and vent pipes and all conduits for wiring
such units exclusively;

14, All hot water heaters and plumbing fixtures for such units
exclusively.
D. GENERAL COMMON EILEMENTS: General Common Elements include
the land, all sidewalks, yard, trees and shrubs, (excepting the land, sidewalk,
yard and courtyard that 1s specifically designed as a imited common element
for Unit G) sewer pipes or any other plumbing fixtures, serving more than one
unit, main building basement and/or crawlspace, area hghting systems,
foundations, framing exterior walls, roofs, garbage receptacle storage, and
any entry, porch or hallway that furnishes the means of access to the general
common elements to more than one unit. General Common Elements may be
altered or modified by a unit owner pursuant to Article VI subsections (A) and

(B) or by such other manner as provided herein.

E. LIMITED COMMON_ELEMENTS:

(a) The entries that are reserved for the use of the unit for which they
furnish the means of access to the general common elements (if an entry
furnishes the means of access to the general common elements to more than
one unit then such entry 1s a general common element.)

(b) The ground or surface area outside a particular unit on which the
heating and air conditioner of the building serving a particular unit is located

are limited common elements and for use with the unit for which they serve.
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(c) Except as otherwise designated on such plans, any chute, pipe,
flute, duct, wire, conduit, bearing, wall, beam, column or any other fixture
lying partially within and partially outside the designated boundaries of a unit,
serving only that unit, is a Limited Common Element.

(d) All doors, windows, or other fixtures, hardware and trim
associated with such fixtures, designed to serve a single unit, are Limited
Common Elements allocated to that unit.

(e) The sidewalk, yard, patio, ramp, stone bridge, planting bed,
stucco wall, and pond adjacent to Unit G that either currently exists or I1s
permitted pursuant to Article VI, Section B, as shown on Exhibit D and G1
through G4 are Limited Common Elements for Unit G.

(f)  The basement and/or crawlspace of Unit G.

(g) The attic areas above Units E and F subject to the nght of Unit E
and F owners to incorporate the attic area into their unit pursuant to Article VI
subsection (A) at which time the attic spaces will no longer be Limited
Common Elements.

F. VALUE: The percentages of undivided interest in the Common
Elements appertaining to each unit and its owner(s) are set forth on Exhibit C
hereto and made a part hereof. These percentages are based on the value
assigned to each unit at the date of this Master Deed 1n relation to the value of
all of the units. The total percentage of the undivided interests of all of the
units equals one hundred (100). The values are affixed for the sole purpose

of complying with the Condominium Act and shall not prevent any Co-Owner
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from fixing a different value to his unit in all types of acts and contracts.

G. NAMES: The name by which the horizontal property regime shall be
known is 23 QUEEN STREET CONDOMINIUMS HORIZONTAL PROPERTY
REGIME.

H. WATER _METER: There 1s currently only one (1) water meter for the
property regime. The Association and/or its agent or manager shall assess
each unit owner their pro-rata share of the water bill based on a monthly basis
in accordance with the percentage of ownership in the Common Elements as
set forth in Exhibit C. This assessment for the water bill shall be incorporated

into the Regime budget.

I. ELECTRIC METERS: There are currently seven (7) electric meters, one
meter for each unit. The Common Area electricity 1s included on the electric
bill for Unit A. Therefore, the Regime shall reimburse the owner of Unit A
$15.00 of the total monthly electric bill for Unit A. The owner of Unit A shall
notify the Regime Manager and provide the Regime Manager with a copy of
the monthly electric bill within ten (10) days of receipt for reimbursement.
Reimbursement shall occur within fifteen (15) days of presentment of the bill.
All other unit owners are responsible for the payment of the electnic bill for
their respective units.
ARTICIEII
A. EORMATION: Every owner, as hereinafter defined, shall be a

member of and constitute the Council of Co-Owners (the "Association") which
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shall be managed by a Board of Administrators (The "Board of Directors"),
elected by and from the Owners and by a professional administrator (The
"Manager™") if the Board of Co-Owners so elect.

B. OWNER: As used herein, the term "Owner" means an individual,
corporation, partnership, association, trust or other legal entity, or any
combination thereof, which owns a unit.

C. BYLAWS: The Association and the administration of the Property shall
be governed by the Bylaws (The "Bylaws") annexed hereto as Exhibit B.

D. MOTING: On all matters relating to the Association or the property
upon which a vote or the Owners is conducted, the Owners shall vote in
proportion to their respective percentage interest in the Common Elements.
All action taken by a vote of the Owners shall be by the affirmative vote of the
Majority of the Owners, hereinafter defined, unless a different majority 1s
specified in this Master Deed or in the Bylaws.

E. MAIORITY: Whenever used in this Master Deed "Majority of the
Owners" means the Owners of fifty-one (51%) percent or more of the basic
value of the Property, as a whole, in accordance with their interest in the
Common Elements.

F. BINDING EFFECT: All agreements, decisions, and determinations lawfully
made by the Association in accordance with the voting percentages
established in the Act, this Master Deed or the Bylaws shall be deemed to be

binding on all Owners.
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ARTICLE II1
COMMON_ELEMENTS

A. EXPENSES: To the extent attributable to Common Elements and
administration of the Condominium and the Council of Co-Owners, funds for
the payment of current expenses, and for the creation of reserves for the
payment of future expenses, including certain improvements, replacements
and additions, and such other reserve requirements as may be accepted by
the Council of Co-Owners, shall be Common Expenses and shall be obtained
by assessments against the Co-Owners in proportion to their percentage
interests in the Common Elements except as set forth in Article VI, Paragraphs
A and B.
B. INCOME: All income and revenues received by the Association shall
be applied and expended in the following order:

1. To the payment of expenses incurred in generating or collecting
such income and revenues;

2. To the payment of Common Expenses;

3. To the distributions to the Owners in proportion to their respective
interest in the Common Elements,
C. LIABILITY OF QWNER: No Owner may exempt himself from liability for
his contribution towards the Common Expenses by waiver of the use or
enjoyment of the Common Elements or by abandonment of his unit.
D. SALEQF UNIT: Upon the sale or conveyance of a unit, all unpaid

assessments against an Owner for his pro rata share of the Common
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Expenses shall first be paid out of the sales price or by the acquirer n
preference over any other assessments or charges of whatever nature, except
the following:

1. Assessments, liens and charges for taxes past due and unpaid on
the unit; and

2. Payments due under mortgage instruments or encumbrances duly
recorded;

3. In the event of the sale of a unit, the seller of a unit shall be
obligated to furnish the Regime Manager (or the Treasurer of the Board of
Directors if there 1s no Regime Manager) with name of the purchaser and the
date, time and place of the closing so that the Regime Manager (or the
Treasurer of the Board of Directors if there 1s no Regime Manager) can notify
the prospective purchaser and/or closing agent of any unpaid assessments.

E. LIEN ON UNIT: All sums assessed by the Association but unpaid for
the share of the Common Expenses chargeable to any unit shall constitute a
lien on such unit prior and superior to all other liens except only (i) tax liens
on the unit in favor of any assessing unit and (i1) mortgage and other lens,
duly recorded, encumbering the unmit. Such lien may be foreclosed by suit by
the Manager or the Board of Directors, acting on behalf of the Association, in
like manner as a mortgage of real property. In any foreclosure, the Owner
shall be required to pay a reasonable rental for the unit after the
commencement of the foreclosure action, and the Plaintiff in such foreclosure

shall be entitled to the appointment of a Receiver to collect the same. The
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Manager or the Board of Directors, acting on behalf of the Association, shall
have power to bid on the unit at any foreclosure sale, and to acquire, hold,
lease, mortgage encumber and convey the same. Suit to recover a money
judgment for unpaid Common Expenses shall be maintainable without
foreclosing or waiving the lien securing the same.

F. ACQUISITION BY MORTGAGEE: Where the mortgagee of any first
mortgage of record or other purchaser of a unit obtains title to the unit as a
result of foreclosure of such mortgage or deed in lieu of foreclosure, such
acquirer of title, his heirs, successors and assigns, shail not be liable for the
share of the Common Expenses or assessments by the Association chargeable
to such unit occurring after the date of recording such mortgage. Such unpaid
share of the Common Expenses or assessments shall be deemed to be
Common Expenses collectible from all Owners, including such acquirer, his
heirs, successors and assigns.

G. RECORDS: The Board of Directors shall keep, or cause to be kept, a
book with the detalled account, in chronological order, of the receipts and
expenditures affecting the Property and its administration and specifying the
maintenance and repair expenses of the Common Elements and any other
expense incurred. Both said book and vouchers accounting for entries made
thereupon shall be available for examination by all the Owners at convenient
hours on working days that shall be set and announced for general

knowledge.
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ARTICLE. IV
EASEMENTS, COVENANTS AND RESTRICTIONS

A. USE.QOF THE PROPERTY:Each Owner shall be entitled to the exclusive
ownership and possession of his unit and may use the Common Elements In
accordance with the purpose for which they were intended without hindering
or encroaching upon the lawful rights of other Owners. The Board of Directors
shall resolve any question regarding the intended use of the Common
Elements. The buildings are intended to be used as residential buildings and
for no other use.

B. RESTRICTIONS: The following covenants conditions and restrictions
relating to this condominium regime shall run with the land and bind all Co-
Owners, tenants of such Owners, and any other persons who use the
property, including the persons who acquire the interest of any Co-Owner
through foreclosure, enforcement of any lien or otherwise:

(a) The Association is the vehicle for the management of the
condominium. Each Co-Owner shall automatically be deemed a member of
said Association. The Bylaws of said Association are also Bylaws of this
condominium and are annexed hereto and marked Exhibit B.

(b) The Association shall from time to time establish rules and
regulations for the use of the Common Elements and all Co-Owners and users
shall be bound thereby. The Association shall have the sole junsdiction over
and responsibility for making alterations, improvements, repairs and

maintenance of Common Elements other than is set forth in Article VI.
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(c) Each Co-Owner shall be responsible for the following:

1. To maintain, repair and replace at his expense, all portions
of this unit which are not included in the definition of Common Elements.

2. To refrain from painting, decorating or changing the
appearance of any portion of the exterior of the building, unless approved by
the Board of Directors in writing.

3.  To refrain from hanging sheets or flags over windows.

4, To maintain garbage receptacles in therr designated
location.

5. To refrain from the installation of any exterior satellite
dishes or television antennas.

6. To promptly report to the Board of Administrators any
defect or need for repairs which are the responsibility of the Association.

(d) No unit may be subdivided into a smaller unit.

(e) No practice or use shall be an unreasonable annoyance to other
Owners or occupants or which shall interfere with their peaceful and safe use
and enjoyment of their property. All portions of the property and of the unit
shall be kept clean and sanitary and no use thereof shall be made which
constitutes a violation of any laws, zoning ordinances, governmental
regulations or regulations of the Association.

C. UTILITY FASEMENT: There shall be appurtenant to each unit a non-

exclustve easement for use of all pipes, wires, cable, conduits, utility lines,
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flues and ducts serving such unit and situated in any other unit. Each unit
shall be subject to an easement in favor of other units for use of all pipes,
wires, conduits, utility liens, flues and ducts situated in such unit and serving
such other units. Grantor further reserves the rnight to grant easements to
public or private utility companies or governmental bodies for the purpose of
installation and maintenance of general utilities and drainage.

D. ENCROACHMENTS: If any portion of the Common Elements now
encroaches upon any unit, or If any unit now encroaches upon any other unit
or upon any portion of the Common Elements, or If any such encroachment
shall occur hereafter as a result of (i) setthng of a unit or units; (ii) repair,
alteration or reconstruction of the Common Elements made by or with the
consent of the Association; (iii) repair or reconstruction of a unit or units
following damage by fire or other casualty; or (iv) condemnation or eminent
domain then and in such event a vahd easement shall exist for such
encroachment and for the maintenance of the same so long as the Property
remains subject to the Act.

E. RIGHT OF ACCESS: The Association shall have the irrevocable nght
to be exercised by the Board of Directors, their designee or the Regime
Manager (if any), to have access to each unit from time to time during
reasonable hours as may be necessary for the maintenance, repair or
replacement of any of the Common Elements thereon or accessible therefrom,
or for making emergency repairs therein necessary to prevent damage to the

Common Elements or to another unit.
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F. MAINTENANCE QF COMMON ELEMENTS: The necessary work of
maintenance, repair and replacement of the Common Elements and the
making of any addition or improvements thereto shall be carred out as
provided in the Act, this Master Deed, and the Bylaws.

G. PROHIBITED WORK: No Owner shall do any work which would
jeopardize the soundness or safety of the Property, reduce the value thereof,
or impair any easements or hereditaments without in every such case
unanimous consent of all of the Owners affected being first obtained.

H.  PARTITION:The Common Elements shall remain undivided and no
Owner or any other person shall bring any action for partition or division of
any part hereof unless the Property has been removed from the provisions of
the Act in the manner therein provided. Any covenant to the contrary shall be
null and void.

I. MAINTENANCE AND REPAIRS OF UNITS:

(a) All maintenance of and repairs to any unit and any Limited
Common Element exclusive thereto, structural or non-structural, ordinary or
extraordinary, (other than maintenance of and repairs to any Common
Elements contained therein, and not necessitated by the negligence, misuse or
neglect of the Owner of such unit) shall be made by the Owner of such unit,
specifically including, but not limited to, the air conditioning unit for that unit,
whether located on a Common Element or not. Each unit Owner or contract
purchaser shall be responsible for all damages to any and all other units

and/or to the Common Elements, that his failure to maintain or repair may
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cause. Should modifications be performed pursuant to Article VI, Paragraph
B, the Owner of Unit G shall be responsible for the maintenance of the yard,
patio, stone bridge, planting bed, stucco wall, pond and the Limited Common
Elements as shown on Exhibit G1 through G4.

(b) All maintenance, repairs and replacements to the General
Common Elements, whether located inside or outside of the units (unless
necessitated by the negligence, misuse or neglect of a unit Owner, in which
case such expenses shall be charged to such unit Owner) shall be made by the
Board of Directors and be charged to all the unit Owners as a Common
Expense.

(c) Al repairs of internal installations of Units A, B, C, D, E, F, and G
other than General Common Elements, if any, shall be at the expense of the
unit Owner; such installations shall include, but not limited to, telephone, air
conditioners, sewage, sanitary installations, water, light, gas, power, doors,
windows, lamps, and all other accessories belonging to the unit.

(d) All maintenance and repairs shall be performed properly and
diligently by each unit Owner obligated to do the same, and each Owner shall
be expressly responsible for the damages and liabilities that his failure to
maintain or repair may cause.

(e) A unit Owner shall reimburse the Regime for any expenditures
incurred in repairing or replacing any General or Limited Common Elements

damaged through his neglect.
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J. (1) Additions, alterations, or improvements costing Five Hundred and
NO/100 ($500.00) Dollars or less may be performed by the Board of Directors
without approval of the unit Owners, and the cost hereof shall constitute part
of the Common Expense. Such additions, alternations, or improvements in
excess of Five Hundred and NO/100 ($500.00) Doliars must be approved by
the Board of Directors and by fifty-one (51%) percent in number and in
percentage Interest of the umt Owners present in person and/or proxy and
voting at a meeting duly held. Upon such approval, the Board shall proceed
with such additions, alterations, or improvements and shall assess all unit
Owners for the cost thereof as a common charge.

(2) In the event of any dispute or disagreement between any unit
Owners relating to the condominium or any question or interpretation or
application of the provisions of the Master Deed or Bylaws, the determination
thereof by the Association shall be final and binding on each and all of such
unit Owners.

(3) Each unit Owner shall be entitled to the percentage of ownership
in the Common Elements (including Limited Common Elements and any
common fund held by or through the Association for repair, maintenance or
otherwise) allocated to the respective unit owned by such unit Owner, as set
forth in this Master Deed and by reference made a part hereof as though fully
set forth herein. Said ownership interest in accordance with their respective

percentages of ownership.
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(4) All walkways and common avenues of ingress and egress shall be
used for no other purpose than normal transit through them. No unit Owner
shall place or cause to be placed in said passages and common avenues any
furniture, packages or obstructions of any kind. Such nights and obligations
shall extend to each unit Owner and the agents, servants, tenants, family
members and invitees of each unit Owner. Each unit Owner shall have the
right to the exclusive use of the Limited Elements allocated to the unit owned
by such unit Owners. Use of the Common Elements and amenities shall be
subject to and governed by the provisions of the Act, this Master Deed, and by
Bylaws and the rules and regulations of the Association.

ARTICILEN
INSURANCE

The Association shall insure the Property against risks without prejudice
to the right of each Owner to insure his unit on his own account and for his
own benefit. The Board of Directors or any person representing said Board
shall not be liable for any deficiency to the form of or amount of coverage
afforded under the Master Policy and each owner is charged with the
responsibility of securing sufficient coverage to protect his investment and
protect him from liability.

ARTICLE VI
REPAIR, RESTORATION AND MODIFICATIONS

A. MODIFICATIONS TO UNITS E AND F: The Owners of Units E and F are

expressly authorized to modify their units so as to incorporate the attic space
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above each unit respectively into the unit so as to contain vaulted ceilings for
each unit. The modifications to Units E and F to incorporate the attics which
are designated as Limited Common Elements as of the time of recording this
Master Deed Into the living areas of each unit so as to create vaulted cellings
for each unit and such changes shall become a part of each unit and shall be
completed as shown in Exhibits F1 through F4. Such modifications shall be
done as shown in Exhibits F1 through F4 with plans drawn by a licensed and
insured architect and work performed by a licensed and insured general
contractor. The general contractor shall provide the Regime Manager with
evidence of commercial general liability insurance with $1,000,000.00 in
coverage naming the Association as an additional insured. Upon compietion,
the Unit Owner must furnish the Regime with a sealed opinion letter from a
licensed architect or engineer stating that the modifications were done
pursuant to the architect’s plans and as shown in Exhibits F1 through F4 and
that the modifications are structurally sound. In the event such modifications
are not completed within twenty-four (24) months of the filing of this Master
Deed, then no such modifications shall be allowed and the attic areas shall
remain Limited Common Elements for Units E and F respectively. Should
modifications pursuant to Exhibits F1 through F4 have begun but are not
completed within the aforesaid twenty-four (24) month period, then the unit
must be immediately restored to its condition at the time of the filing of the
Master Deed and no further renovations will be aliowed. The costs of any and

all modifications as set forth In this paragraph shall be the sole expense of
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Unit Owners E and F respectively. No modifications made pursuant to this
paragraph will effect the percentage or ownership In the Common Elements.

B. MODIFICATIONS TO UNIT G: The Owner of Unit G is expressly

authorized to modify their unit in one of two different manners pursuant to the
plans as set forth in Exhibits G1 through G4 with G1 and G2 being known as
Option 1 and G3 and G4 being known as Option 2. Such modifications should
the Owner of Unit G choose Option 1 as shown 1in G1 and G2, shall include the
addition of a living room off of the rear or the unit and various modifications to
the yard as shown. Should the Owner of Unit G choose Option 2 as shown in
G3 and G4 shall include the addition of a living room off of the rear of the
Unit, removing and expanding a portion of the roof to include a second floor
bathroom and expand the third floor living space and various modifications to
the garden as shown. Prior to the commencement of any work, the plans
must be approved by the Board of Architectural Review or any other
governmental or regulatory body as may be required. Such modifications
shall be done as shown in Exhibits G1 through G4 with plans drawn by a
licensed and insured architect and work performed by a licensed and insured
general contractor. The general contractor shall provide the Regime Manager
with evidence of commercial general liability insurance with $1,000,000.00 in
coverage naming the Association as an additional insured. Upon completion,
the Umt Owner must furnish the Regime with a sealed opinion letter from a
licensed architect or engineer stating that the modifications were done

pursuant to the architect’s plans and as shown in either Exhibits G1 and G2 or
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