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DECLARATION OF COVENANTS, CONDITIONS,
EASEMENTS, RESTRICTIONS AND RESERVATIONS OF

THE MEADOWSIN THE SANDHILLS

ThisDECLARATION OF COVENANTS, CONDITIONS, EASEMENTS,
RESTRICTIONS AND RESERVATIONSOF THE MEADOWSIN THE
SANDHILLS (the “Declaration”) is made this day of , 2005,
by The Meadows in the Sandhills, L.L.C., aNorth Carolina Limited Liability Company

(the “Declarant”), concerning the planned community to be known as The Meadowsin
the Sandhills (the “Meadows”).

WITNESSETH

WHEREAS, it isthe Declarant’ s intent to establish ageneral plan of
development of the property as a planned residential community together with common
elements, roadways, equestrian easements, entrances, and signage as shown on the
recorded plat of the property; and

WHEREAS, Declarant desires to preserve, enhance and protect the value,
attractiveness, and desirability of The Meadows and the Tracts and Common Elements
constituting The Meadows; and

WHEREAS, Declarant has formed or shall form The Meadows in the Sandhills
Homeowners Association, Inc. (the “ Association”) as a North Carolina non-profit
corporation for the purpose of performing the functions set forth herein, enforcing this
Declaration and organizing and furthering the common interests of the owners of
property in The Meadows;

NOW, THEREFORE, Declarant declares that al the real property shown on the
plat recorded in Plat Cabinet _ , Slide_, Moore County Registry and Plat
Cabinet  ,Slide__, Hoke County Registry (the “Plat”) and each part of such
property shall be held, sold, and conveyed subject to the covenants, conditions,
easements, restrictions and reservations contained and set forth in this Declaration, which
shall run with the land and which shall be binding on al parties, their heirs, successors,
and assigns, having any right, title or interest in the described property or any part of such
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property; and the same shall inure to the benefit of each owner of any part of such

property, and his heirs, successors, and assigns.

SECTION 1
DEFINITIONS

All words and phrases herein shall be accorded their common and ordinary
meaning unless a contrary intent is clearly and specifically expressed. The following
words and phrases that are used frequently herein or have specia significance are defined
asfollows:

1.1. Association means The Meadows in the Sandhills Homeowners
Association, Inc.

1.2. Common Elements meanstherea estate and other property in the
Development owned by the Association, other than the numbered Tracts in the
Development and the Sales Office.

1.3. Declarant Control Period means the period of time during which

Declarant shall retain control of the Association and during which Declarant may appoint
and remove amajority of the Executive Board of the Association without the consent of
any Owner, as set forth in Section 3.4 of this Declaration.

14. Development (when used as a noun) means The Meadows, as shown on
the Plat (Exhibit “A™), and any amendments or revisions to the Plat, together with such
additional property as may be annexed into The Meadows by the Association or by the
Declarant. The term Development aso refers to the Planned Community as that term is
defined herein.

15. Equestrian Easement means the easements identified and articulated on

the Plat as Equestrian Easements.
1.6. Plat (Exhibit “A”) meansthe plat of the Development recorded by
Declarant as referenced herein, which Plat is recorded in both Moore and Hoke Counties.

1.7. Tract or L ot meansthe numbered platted tracts or lots of land with
delineated boundary lines appearing on the Plat.

1.8. Member means members of the Association, and includes only the
Owners of Tracts and the Declarant.
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1.9. Owner means the record owner (whether one or more persons),
including the Declarant, who owns fee simpletitle to any Tract which is part of The
Meadows, but excluding any person or entity who has an interest merely as security for
the performance of an obligation or as atenant or lessee.

1.10. Planned Community means property with respect to which an Owner is

obligated, by this Declaration or the By-Laws of the Association, to pay property taxes,
insurance premiums or other expenses to maintain, improve or benefit other Tracts or
Lots or other real estate described in this Declaration. The Planned Community is
referred to herein as the “Development” or as“ The Meadows.”

1.11. Private Roads means the roadways shown on the Plat as *Pasture Circle”
and “Meadows Lane”, and any additional roadways that may be constructed within
roadway easements shown on the Plat or within additional property developed by
Declarant and made a part of the Meadows.

1.12. Sales Office means the house located at 14650 US Hwy. 15/501 and
situated on the Common Elements, which house may be removed from the Common

Elements by Declarant at Declarant’s option as set forth in this Declaration.

SECTION 2
PROPERTY SUBJECT TO DECLARATION

21  Existing Property: The Property subject to this Declaration islocated
partialy in Moore County, North Carolina and partially in Hoke County, North Carolina,
and is comprised of all the rea property shown on the Plat recorded in Plat Cabinet
., Slide____,Moore County Registry andin Plat Cabinet  , Slide_,
Hoke County Registry.

2.2  Additional Property: The Declarant may subject additional property
adjacent to the Development to this Declaration at any time and without the consent ofthe
Association, any Member or any Owner. Any additional property made subject to this
Declaration shall be described and delineated by the recording of plat(s) of the additional
property in the office(s) of the Register of Deeds for the counties in which the property
lies. Accessto any additional property made subject to this Declaration may be over and

across such reserved easements as are shown on the Plat of the existing property. Any
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additional property made subject to this Declaration may be comprised of additional Lots
or Tracts, none of which shall be smaller in acreage than the smallest Lot or Tract shown
on the Plat of the Existing Property; and any additional property made subject to this
Declaration may be comprised of additional Common Elements, Equestrian Easements,
Access Easements and Private Roads that shall become part of the Development. Any
additional property made subject to this Declaration shall be governed by the

Association.

SECTION 3
THE MEADOWSIN THE SANDHILLS HOMEOWNERS ASSOCIATION

3.1. TheAssociation: Declarant has established or shall establish The

Meadows in the Sandhills Homeowners Association, Inc. for purposes of governing The

Meadows. A copy of the Articles of Incorporation is attached to this Declaration as
Appendix 1. Asset forth in this Section and in the By-Laws of the Association attached
to this Declaration as Appendix 2, Declarant shall control the Association during the
Declarant Control Period. The Association shall have those powers enumerated in the
By-Laws of the Association and in this Declaration.

3.2.  Membership: Each Owner of a Tract shall be a Member of the
Association; and such membership shall be appurtenant to and not severable from Tract
ownership as set forth in the By-Laws of the Association. As set forth in the By-Laws
and in this Declaration and subject to the expiration of the Declarant Control Period, each
Tract shall have one vote on all Association matters after the expiration of the Declarant
control period has terminated in accordance with Section 3.4 of this Declaration and as
set forth in the By-Laws of the Association.

3.3. Governance of Association: The Association shall be governed in
accordance with this Declaration and the By-Laws of the Association.

3.4. Declarant Control Period: Declarant shall control the Association and

shall be entitled to appoint the Board of Directors of the Association, the Executive
Board of the Association, all Officers of the Association and the Architectural Control
Committee until the earlier of:

@ The date that Declarant rel eases such control in writing;
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(b) The date that falls sixty (60) days after Declarant’ s sale of an aggregate
number of Tracts constituting more than seventy-five percent (75%) of the
total Tracts shown on the Plat.

3.5. Rules The Association, with the approval of two-thirds (2/3) of the
Members, may make and publish such written rules pertaining to the use of the Common
Elements that it deems necessary and appropriate from time to time; provided, however,
that all such rules shall be consistent with this Declaration. No such rules shall be valid
and enforceable until copies thereof have been distributed to all Owners and Members.

3.6. FEinesand Suspensions The Association may establish fines for the
violation of this Declaration and for violation of such rules as may be established by
authority of this Declaration. Before imposing afine against an Owner or Member or
other person subject to these Declarations, the Association must provide written notice of
the violation to the person sought to be fined, and must give such person theright to a
hearing before an adjudicatory panel established by the Executive Board. Such hearing
shall take place no sooner than thirty (30) days following the giving of notice to the
person sought to be charged. No fine imposed by the Association shall exceed one
hundred fifty dollars ($150.00) for a one time violation; and no fine shall exceed fifty
dollars ($50.00) per day for a continuing violation. No fine shall be collectable until a
hearing has been held. After ahearing and the imposition of afine, such fine shall be
collectable in the same manner as an Assessment and shall congtitute alien in the same
manner as an uncollected Assessment would constitute alien.

3.7. Voting and Proxies Procedures for voting in person and voting by proxy

are set forth in the By-Laws of the Association.

SECTION 4
COMMON ELEMENTS

41  TheCommon Elements The Common Elements means all property,

including real and affixed personal property, shown on the Plat other than the numbered

Tracts, and the “Common Elements’ specifically include those portions of property
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shown on the Plat as the “Community Stables’, and together with al improvements made
or fixtures thereto; provided, however, that the Sales Office is not a part of the Common
Elements and may be removed from the property by Declarant at any time.

4.2. Titletothe Common Elements Until the expiration of the Declarant

Control Period, title to the Common Elements shall remain vested in Declarant; and
Owners of Tracts shall have the right, title and easement to use the Common Elements,
with the exception of the Sales Office during the Declarant Control Period, as
set forth in and subject to the provisions of this Declaration. Within sixty (60) days after
the expiration of the Declarant Control Period, Declarant shall convey the Common
Elements to the Association.

4.3. Declarant’s Easements Declarant retains an easement to use and access

the Common Elements, all easements shown on the Plat, all Private Roads shown on the
Plat (including the roadways identified on the Plat as “Pasture Circle” and “Meadows
Lane’ and all other roadway easements reserved for future development), and Equestrian
Easements shown on the Plat, which easement(s) shall survive Declarant’s conveyance of
the Common Elements to the Association, and such easements shall be expressly
reserved in the Deed or other instrument(s) conveying the Common Elements to the
Association. Declarant’s easement shall include, among other things, the right to use and
access the Common Elements for the purpose of developing property that is adjacent to
the property shown on the Plat; provided, however, that Declarant retains the right to
remove and relocate the Sales Office building in the event that Declarant moves the Sales
Office, Declarant shall be solely responsible for al costs thereof.
4.4. Sales Office. Declarant shall be solely responsible for al utility

and maintenance costs associated with the house located at 14650U.S. Hwy. 15/501 for
so long as Declarant occupies the same as its Sales Office. In the event that Declarant
elects to convey the Common Elements to the Association without removing the Sales
Office Building, then the Sales Office shall become the property of the Association and
the Association shall be responsible for al costs of any kind related to the Sales Office
Building.
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SECTION 5
COMMON EXPENSES OF THE ASSOCIATION

51. Assessments: The Ownersof Tracts, by acceptance of a Deed or other
conveyance of a Tract, covenant and agree to pay the following Assessments to the
Association for Common Expenses of the Development and of the Common Elements:

@ Annua Assessments based upon a budget of common and ordinary

expenses anticipated on aannual basis; and

(b) Specia Assessments for capital improvements as approved by the
Association as set forth herein;

(c) Emergency Assessments required to repair damage to the Common
Elements caused by natural disasters such as hurricanes, snow storms,
tornadoes, floods or excessive rain.

(d) Assessments for fines or penaltiesimposed for violation of this
Declaration or rules made by the Association.

The foregoing Assessments, together with applicable interest, costs of collection
and attorneys fees, shall be the personal obligation of the owner of a Tract at the time the
Assessment isimposed, and shall also be acharge against and lien upon a Tract upon
which the Assessment was imposed, in accordance with N.C.G.S. § 47F-3-102, et sq.
when recorded as provided herein and as otherwise provided by North Carolina law.

5.2.  Common Expenses The common expenses of the Association to be paid
with funds collected from Assessments shall include:

@ Expenses of enforcing and carrying out the provisions of the By-Laws,
this Declaration, the Architectural Review Standards and other rules
imposed by the Association.

(b) Expenses of maintaining and repairing the Common Elements.

(c) Ad valorem property taxes and specia assessments imposed by any
governmental body for the Common Elements.

(d) Insurance premiums for insurance policies insuring the Common
Elements, the Association or Declarant.

(e Expenses of al utility services for the Common Elements, including
expenses related to the well(s) and pump(s) situated on the Common
Elements.
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) Expenses for the general operating expenses of the Association and for
purposes of maintaining sufficient reserves in order to insure continuity in
the maintenance of the Common Elements.

(9) Expenses for professional legal or accounting services rendered to the
Association.

(h) Expenses for the hiring of any employees or subcontractors to maintain or
safeguard the Common Elements.

(1) Expensesincurred as aresult of the imposition of liability against the
Association for any reason.

53. Special Assessments The Association may impose Special Assessments
for capital improvements to any portion of the Common Elements in such an amount and
at such time as determined at aregular or special Association meeting by avote of at
least seventy-five percent (75%) of the Members of the Association entitled to vote.
During the Declarant Control Period, there shall be no Special Assessments unless all
Members of the Association, including Declarant, unanimously consent thereto.

54. Emergency Assessments The Executive Board of the Association may
impose and collect Emergency Assessments to repair or replace Common Elements or
portions thereof that are destroyed by natural disasters to the extent that the Common
Elements are not useable or are unsafe. Emergency Assessments may be imposed by the
Executive Board in its discretion without any vote of the Members. Emergency
Assessments may be imposed during the Declarant Control Period if necessary.
Emergency Assessments shall not exceed $100.00 per year per Tract; and any Emergency
Assessments exceeding such amount shall be considered, treated and voted upon as
Specia Assessments in accordance with the procedure set forth hereinbel ow.

55. Assessment Procedure Declarant shall impose and collect Assessments

during the Declarant Control period, provided that Declarant may not impose Special
Assessments unless all Members of the Association, including Declarant, unanimously
consent thereto. The Annua Assessment for the 2005 calendar year shall be $250.00 per
Tract. Declarant shall determine the Annual Assessment for the 2006 calendar year not
later than October 1, 2005; and shall provide al Owners with written notice of the
Annua Assessment for the 2006 calendar year not later than October 15, 2005. Annual
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Assessments for the 2005 calendar year shall be due from each purchaser at the closing of

the sale of each Tract during 2005 and shall not be pro-rated. Annual Assessments for

the 2006 calendar year and subsequent years shall be due as set forth by the Executive

Board; provided that the due date for Annual Assessments shall not be later than January

10 of the year of the Annual Assessment.

After the Declarant Control Period has terminated in accordance with the

provisions of this Declaration and the By-Laws, the procedure for establishing Annual

Assessments shall be as follows:

@

(b)

(©
(d)

The Board of Directors shall annually by August 15" adopt a proposed
budget and proposed Annual Assessments for the next succeeding
calendar year.

The Executive Board shall provide copies of the proposed budget or a
summary thereof, together with written notice of proposed Annual
Assessments, to all Members of the Association at least thirty (30) days
prior to the annual meeting of the Association in accordance with the By-
Laws.

The Members shall vote on the proposed budget at the annual meeting.

In the event that the proposed budget is not adopted or ratified by avote of
the Members at the annual meeting, the annual budget and Annual
Assessments in effect shall continue in effect until anew budget is
proposed and adopted by the Association.

After the Declarant Control Period has terminated in accordance with the

provisions of this Declaration and the By-Laws, the procedure for establishing Specia

Assessments shall be as follows:

@

(b)

The Board of Directors shall provide all Members with a summary of the
proposed Special Assessment at least thirty (30) days prior to the annual
meeting or any special meeting of the Association.

The Members shall vote upon the proposed Special Assessment at the
meeting specified by the Board of Directors.

After the Declarant Control Period has terminated in accordance with the
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provisions of this Declaration and the By-Laws, voting on all matters concerning
assessments shall be by majority vote with such quorum requirements as are set forth in
the By-Laws.

5.6. Unpaid and L ate Assessments. Assessments not paid within thirty (30)

days of the due date shall bear interest at the rate of one percent (1%) per month until
paid. In addition, the Association may charge and add alate fee, not to exceed ten
percent (10%) of the delinquent sum, to any delinquent payments. Upon the filing of a
lien in the office of the Superior Court in accordance with N.C.G.S. § 47F3-116 and all
other laws or statutes referred to therein, the unpaid assessment(s), together with all late
fees, accrued interest, filing costs and reasonable attorneys fees, shall constitute alien
upon the Tract for which the assessment has not been paid. Such liens and the filing
thereof shall comply in all respects with the By-Laws and with N.C.G.S. 8 47F-3-116 and
all other laws or statutes referred to therein. Such liens may be foreclosed in the manner
set forthin N.C.G.S. § 47F3-116 and al other laws or statutes referred to therein. In
addition to filing alien and any suit to foreclose a lien, the Association may file suit
against any Owners or Members owing delinquent assessments. In the event that suit is
filed, the Association shall be entitled to collect al costsincurred in filing suit, including
reasonabl e attorneys fees.

5.7. Suspensionsof Privilegesfor Non-Payment of Assessments: Owners of

Tracts who fail to pay assessments within thirty (30) days of the due date may not vote on
Association matters; and their right to vote shall be restored when al past due
assessments, together with all other charges and fees, have been paid in full. Owners of
Tracts serving as Directors, Officers or Members of the Architectural Review Committee
who fail to pay assessments within thirty (30) days of the due date shall be automatically
removed from office, and may not serve again unless duly el ected by the Association.
Owners of Tractswho fail to pay assessments within ninety (90) days of the due date
may have their privileges to use the Common Elements suspended until such delinquency
iscured in full.

5.8. Surplus Fundsfrom Assessments In the event that the collection of

Annua Assessments exceeds Common Expenses for a calendar year, the Board of
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Directors of the Association may in its sole discretion, apply such surplus fundsin whole
or in part asfollows:

@ To retain on hand as designated reserves; or

(b) To designate as a credit in establishing a budget for the next succeeding
calendar year; or

(© To refund to Association Members or to credit Association Members to
reduce their future common expense assessments on a pro-rata basis.

SECTION 6
EASEMENTS

6.1. Equestrian Easements: The Equestrian Easements are dedicated to the

use of Owners of Tractsin The Meadows. The Equestrian Easements shall remain
unpaved so they may be used for equestrian purposes. Each Owner of a Tract, by
accepting titleto a Tract, is permanently obligated to repair, reconstruct, and maintain
any fencing on his Tract that has been erected to define portions of the Equestrian
Easements within the boundary of his Tract. No hedge or mass planting may be made
along the fences in such amanner that interferes with the Equestrian Easements. The
Declarant hereby grants and conveys to each Tract in the Development and the Owner
thereof the nonexclusive right to use, access, ingress, egress, and regress over the
Equestrian Easements shown on the Plat, subject to the restriction that the use of the
Equestrian Easements is restricted to horses and riders, horse-drawn carriages and
pedestrians. No motorized vehicles of any kind or type are permitted on the Equestrian
Easements a any time, except as may otherwise be provided in the Association rules and
regulations established from time to time. In the event that an Owner acquirestitle to two
(2) or more contiguous Tracts, those Equestrian Easements running along the common
border(s) of such contiguous Tracts shall be abolished and merged into such Owner’s fee.
6.2. Access Easement: Access Easements are hereby granted to each Tract
over the Private Roads identified on the Plat as “Pasture Circle” and “Meadows Lane”

and such other roadways as are designated by the Declarant and/or the Association as
necessary for pedestrian and vehicular ingress and egress to and from any such Tract over
such roadways, and to and from U.S. Highway 15/501. Such Access Easement(s) are
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appurtenant to the Tracts and shall pass with title to the Tracts without express dedication
or reference in any conveyance.

6.3. Utility Easementsfor Tracts Easements are hereby granted in favor of
each Tract and the Owner thereof to and throughout the Common Elements and, if
necessary, the setback areas of any other Tracts, as may be necessary for the installation
or maintenance of underground utilities and services now or hereafter existing. The
foregoing notwithstanding, no Owner (other than Declarant) may exercise the easement
rights reserved in this Section without prior written approval of the Association and the
Declarant, so long as Declarant owns a Tract in the Development. Nothing in this
Section shall be construed to mean that an Owner may place any portion of a septic
system on any Tract other than his own Tract or upon any portion of the Common
Elements. Nothing in this Section shall be construed to mean that an Owner may place
any portion of a septic system within any Equestrian Easement.

6.4. Utility Easements Reserved: Easements are hereby reserved and

granted in favor of the Declarant and the Association through each Tract (provided that
such easements shall not materially and unreasonably interfere with the use of any
dwelling located upon any Tract) and the Common Areafor the purpose of installing,
laying, maintaining, repairing and replacing any pipes, wires, equipment, fixtures, utility,
power or communication lines or equipment, or other components throughout the
Common Areas. Without limiting any other provision in this Section, it is understood
that Declarant’ s easement rights reserved herein may be utilized for the benefit of
property within or outside of the Development or as may subsequently be added to the
Development. Each Owner of a Tract and his respective mortgagee(s), by acceptance of
adeed, hereby irrevocably appoint Declarant, or the Association, as the case may be, as
their attorney in fact, to execute, acknowledge and record such easements or other
instruments consistent with this Section. The easements contained herein shall be
perpetual and shall run with the Tracts and shall be binding upon the Owners, their heirs,
successors and assigns.

6.5. Easement for Use of Common Elements Easements are hereby
granted to the Association and to each Tract in the Devel opment and the Owner thereof
for access to and use of the Common Elements pending conveyance of the Common
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Elementsto the Association. Such easements are appurtenant to the Tracts and shall be
subject to the terms of this Declaration; provided, however, that this easement and the
corresponding right to use the Common Elements may be suspended for non-payment of
assessments pursuant to Section 5.7 of this Declaration.

6.6. Reservation of Access Easement by Declarant: Declarant reserves an

access easement for itself, its grantees, successors and assigns, to enter upon the
Development for vehicular and pedestrian access, ingress and egress to and from U.S.
Highway 15/501. This easement shall be over the Common Elements, al Access
Easements shown on the Plat (including the roadways identified on the Plat as “Pasture
Circle’ and “Meadows Lane"), those areas identified on the Plat as easements for future
development), and Equestrian Easements shown on the Plat and other access ways, if
any, within the Development. Declarant further reserves the right to extend or connect
any easement, roadway, walkway or other means of access that are located on or
constituted by the Common Elements of the Development, to properties added to the
Development. This reservation of access easements and the right of connection should be
construed liberally in favor of the Declarant in order to facilitate the development of all
or any portion of Development and such additional property as may be made subject to
this Declaration.

6.7. Reservation of Construction Easement by Declarant: Declarant
reserves for itself, its grantees, successors and assigns, the non-exclusive right and
easement to temporarily go upon any portion of the Development, including all Tracts,
Common Elements and easements of any kind, in order to complete the Devel opment and
the construction of the improvements to be located therein. This easement should be
construed broadly in favor of the Declarant, including giving the Declarant the right to
temporarily store construction materials, equipment or dirt. After completion of
construction, Declarant shall, at Declarant’s cost, repair any damage done to the
Development. As soon as reasonably possible after Declarant has completed such
construction, Declarant shall remove all debris, equipment and materials from the

Devel opment.
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6.8. Easementsto Run with Land: All easements and rights described in

this Section 6 are easements appurtenant to and running with the land, to remain
perpetually in full force and effect, and said easements shall at all timesinure to the
benefit of and be binding on the Declarant, its successors and assigns, the Association
and any Owner, purchaser, mortgagee, and other person or entity now or hereafter having
an interest in the Development, or any part or portion of it.

6.9. Referenceto Easementsand Deeds Referencesin deeds and other
instruments to the easements and rights described in this Declaration, shall be sufficient
to create and reserve such easements and rights to the respective grantees, mortgagees
and trustees in said instruments as fully and completely asif those such easements and
rights were recited fully and set forth in their entirety in such instruments. The
conveyance of a Tract shall constitute a conveyance of each any every easement that is
appurtenant to such Tract, notwithstanding any absence of specific language referring to
such easements.

6.10. Maintenance of Easements The Lot Owners shall at their expense

maintain those portions of the Private Roads not located within the Common Elementsin
good condition at all times. “Good condition” with respect to maintenance of the Private
Roads shall mean such condition as to make the roads passable in all weather conditions.
The Lot Owners shall at their expense maintain the Equestrian Easements not |ocated
within the Common Elements in good condition at all times. “Good condition” with
respect to maintenance of the Equestrian Easements shall mean such condition as to make
the Equestrian Easements suitable for equestrian use and free of debris and obstructions
a all times. The Lot Owners may designate the Association as their agent for the
purpose of maintaining the Private Roads and the Equestrian Easements not | ocated
within the Common Elements, and provide the Association with funds necessary to
maintain the Private Roads and the Equestrian Easements; and in that event, the
Association, as agent of the Lot Owners, shall discharge the Lot Owners' obligation to
maintain the Private Roads and the Equestrian Easements not located within the Common
Elementsto the extent that such maintenance can be accomplished as is practicable with
the funds provided to the Association by the Lot Owners. Nothing in this Declaration
shall be construed to impose liability upon the Association for the maintenance, repair or
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other expenses related to Private Roads or Equestrian Easements that are not Common
Elements absent a designation and request made by the Lot Owners in accordance with
this section. Any portions of the Private Roads and Equestrian Easements |ocated within
the boundaries of the Common Elements shall be maintained by the Association and at
the expense of the Association.

Nothing herein shall preclude the Associdion from voting to assume primary
liability for the maintenance of the Private Roads and Equestrian Easements, and
including al costs thereof in the computation of Annual Assessments.

SECTION 7
USE RESTRICTIONS

Tractsin the Development shall be occupied and used only and subject to the

following restrictions:
7.1. Nonoxiousor offensive activities No noxious or offensive activities

shall be carried on upon any Tract. “Offensive or Noxious Activity” means any activity
or behavior involving or generating loud noise, unpleasant odors or bright lighting that
interfere(s) with the use of The Meadows by the Owners. In addition, activity, behavior
or conditions that is/are in violation of laws relating to offenses to the normal senses of
individuals, or activity, behavior or conditions that is/are in violation of environmental
laws shall constitute offensive or noxious activity for the purposes of this Declaration.
No Owner shall use aTract or the Common Elementsin such away that constitutes a
nuisance to other Owners, other Tracts, the Common Elements or the Association or as
the term nuisance is construed under North Carolinalaw. All manure and barn debris
shall be screened from view of adjoining Tract owners and from the view of persons

using the Common Elements and Equestrian Easements. All debris that constitutes a
burn pile shall be temporary in nature and shall be burned or removed within sixty (60)
days of creation. All burning shall be done in a safe manner and no less than consi stent
with the guidelines set forth by all governing bodies or agencies having jurisdiction. The
discharging or firing of weapons and/or explosives of any kind is prohibited. Hunting of
any kind is prohibited. The setting of “hinged snap traps” is prohibited unless such

activity is coordinated with the Association.
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7.2. Residential Use The Tracts shall be used for residential purposes,

equestrian pursuits, and related uses.

7.3. Commercial Uss No commercia business activity or trade of any
kind shall take place on any Tract, except that the Owner of a Tract may buy, sell, trade,
and board horses, and give and receive equestrian training on the Owner’s Tract. All
guests (borders included) must be accompanied by an Owner when using Equestrian
Easements and Common Elements. Professional equine instruction or training upon the
Common Elements shall be subject to the written permission and approval of the
Association’s Board of Directors only. The Association may declare an applicable guide
and “user” feethat may allow for guests (horse borders included) to use the Common
Elements when unaccompanied. Organized group activities (private social parties,
equine clinics and lessons) upon the Common Elements may be allowed by Owners by
authorization from the Association’s Board of Directors. The Association has the
responsibility to limit the frequency of private sponsored parties that crowd other Owners
from using the facilities. Any such authorization for commercial uses of the Common
Elements by the Board shall require the receipt from the Owner of the appropriate
release, indemnification and hold harmless agreement as required by the Association.

7.4. Permitted Animals Permitted animals shall include the following equine

animals: horses, donkeys, burros, mules, llamas, alpacas. Permitted animals shall also
include: dogs; cats, and household animals that are kept exclusively indoors. Other
animals may be permitted only by the affirmative vote of seventy-five (75%) of the
Owners and approval of Declarant. There shall be no more than one (1) adult equine
animal per (0.75) acre of fenced pasture on any Tract. On Tracts containing ten (10) or
more acres, there shall be no more than six(6) adult equine animals permitted on such
Tract. On Tracts containing seven (7) or less acres, there shall be no more than three (3)
adult equine animals permitted on such Tract. There shall be no more than (3) adult dogs
maintained on a Tract at any one time. Except for permitted animals, no animals may be
kept, maintained or bred on any Tract or within any Permitted Structure.

7.5 Trailers Notralers shall be permitted on any Tract in the Development

under any circumstances or at any time, subject to the following exceptions:

page 18 of 49



(@ Thisprohibition does not apply to horse trailers and farm trailers kept for
personal use, which are expressly permitted.

(b) Onetrailer shall be permitted on a Tract during the period of active
construction of astructure on a Tract; provided, however, that such trailer
shall not remain on the Tract for more than one (1) year and may not serve
as living quarters.

(c) All controversies concerning trailers, the placement of trailers on Tracts and
the interpretation of this Section shall be resolved by the Architectural
Review Committee, whose decisions regarding trailers shall be binding,
final and non-appealable.

7.6  Refuse Trash and Waste No refuse, trash or manure receptacle,

container or device shall be placed, either permanently or temporarily, closer than 100
feet to any Tract boundary line or within site of “Pasture Circle” and “Meadows Lane’.
Refuse, trash and manure must be removed from every Tract with sufficient frequency to
avoid unsightly or noxious conditions.

7.7  Boats No boats may be stored on a Tract unless stored out of view from
all Private Roads and Equestrian Easements.

7.8  Signs Nosignsare permitted on any Tract except signs identifying the
Tract for sale; and signs identifying the owner of the Tract, the name and street number
of afarm located on the Tract. “For Sale” signs identifying the Tract for sale, with the
exception of those posted by the Declarant, shall have a white background with dark
green lettering, shall be sized no larger than 12’ x 18’, shall be posted on a single “half
round” timber, and shall be limited to one (1) sign per Tract.

7.9 Storage No trade materias or inventories may be stored upon or kept on
any Tract, and no trucks, tractors, or other vehicles may be stored or regularly parked on
any Tract unless the same are stored in a structure approved by the Architectural Review
Committee.

7.10 FEirearmsand Fireworks: The discharge of firearms and
firework is prohibited at al timesin the Development. Due to the danger posed to horses
by the discharge of firearms and fireworks, there shall not be any exceptionsto this

provision.
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711 Commercial Vehicles No commercial vehicles unrelated to Permitted

Activities shall be parked on any street or Tract longer than is reasonably necessary for
the driver thereof to perform the business functions to which the commercial vehicle
relates; or, as may be allowed to remain on a Tract by prior approval of the Declarant,
and then only in agarage, or in the rear yard appropriately screened from the view any
neighboring Tracts and Private Roads.

7.12 Traffic: Declarant during the Declarant Control Period and the
Association shall have the right and power to option to establish and enforce rules and
regulations governing the operation of vehicles and conveyances, motor powered or
otherwise, on the streets within the Development. Such rule and regulation making power
and option shall include, but isin no way limited to, the establishment and enforcement
of speed limits, stop signs, yield signs, no parking zones, and other traffic control and
safety devices, rules and regulations together with reasonable remedies, including fines
for violations of such rules or regulations and the removal of offending vehicles from the
Planned Community. A copy of all Traffic Regulations established hereunder and any
amendments hereto shall be made available to all Members at the office of the
Association or shall be mailed to all Members.

7.13 Antennas, Satellites, etc: No television or radio antennae, satellite

receiver or towers may be erected or maintained anywhere upon the Devel opment
without prior written consent of the Architectural Review Committee upon such
conditions as the Architectural Review Committee may feel appropriate to minimize any
visual impact of the structure to others.

7.14 Wash: All drying of wash must be indoors or in an area screened from
view from any other Tract, Residence, street or Common Property. No permanent
exterior clothes dryer shall be erected, installed, or maintained on any Tract, or on any

structures thereon.
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SECTION 8
ARCHITECTURAL REVIEW

8.1. Purposeand Intent: In order to promote a general scheme of uniform
development at The Meadows, and in order to protect, preserve and enhance the property
values and desirability of Tracts within The Meadows, the structures built on the Tracts
and the Development in general, Declarant has established architectural standards for the
design and construction of structures, landscaping, driveways, fencing and other
improvements that may be constructed on the Tracts.

8.2. Appointment and Creation: Subject to the provisions set forth below,
the Association shall appoint an Architectural Review Committee (the “ARC")to be
responsible for reviewing the plans of al proposed construction, additions, or
modifications to be placed,built or erected on any Tract.

8.3. Committee Members: The Architectural Review Committee shall
consist of three (3) members, one of whom shall be designated annually by the
Association, with theinitial members to serve varying terms so as to achieve staggered
terms and continuity of membership of such committee. Theinitial committee members
shall be James Tepatti, McGowin Patrick and Jamie McDevitt. McGowan Patrick or his
designee shall serve aterm of three (3) years, James Tepatti or his designee shall servea
term of two (2) years; and Jamie McDevitt shall serve aterm of one (1) year.

8.4. Architectural Standards: Architectural Standards for structures,
landscaping, driveways, fencing and other improvements are attached to this Declaration
as“Appendix 3”; and the Architectural Standards are to be interpreted in accordance and
in harmony with this Declaration.

85. Review and Approval Process Prior to applying for abuilding permit

with the applicable governmental body, any Owner seeking to construct, alter or modify
any structure, landscaping, driveway, fencing and other improvementson a Tract shall
submit the plans therefor to the Architectural Review Committee for review in
accordance with the Architectural Review Standards and this Declaration. No
construction, change, modification or alteration on any Tract in the Development shall
commence until the plans and specifications showing the nature, kind, shape, height,

materials, and location of the same have been submitted in writing to and approved in
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writing by the Architectural Review Committee as to compliance with the Architectural
Review Standards and as to the harmony of external design and location in relation to
surrounding structures and topography, size, estimates of costs, and such other factors
that the Architectural Review Committee considers necessary, appropriate, and relevant
to maintain the property values in the Development. In the event the Architectural
Review Committee fails to approve or disapprove such design and location plans within
forty-five (45) days after such plans have been submitted to it, approval will not be
required and full compliance with this section and Declaration will be deemed to have
occurred. The Architectural Review Committee, in its discretion, shall also approve the
location and number of pass gates to be installed, at the Owner’s expense, in the fencing
bordering the Equestrian Easements, which pass gates shall be constructed of the same
materia as the other Equestrian Easement fencing.

8.6. Bonds: The Association or the Architectural Review Committee shall
require each Tract Owner to post a $1,000 cash bond with the Architectural Review
Committee in conjunction with the approval process to repair any damages caused to the
Common Elements, including Private Roads and Equestrian Easements, during the course

of construction on a Tract.

SECTION9
BUILDING AND LAND RESTRICTIONSAND REQUIREMENTS

The following genera building restrictions shall apply to all Tracts in the
Devel opment:

9.1. Prohibited Structures The following are not permitted upon any Tract
in the Development:

@ M obile Homes, meaning those structures commonly known as mobile
homes, and including any structure eligible to bear a vehicle identification
number.

(b) Manufactured Homes, meaning structures constructed off-site and
transported to alot or parcel of land.

(c) Modular Homes, meaning those structures manufactured off-site in
component parts and assembled on-site and designed to be used as a
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dwelling unit which has been labeled indicating compliance with the
North Carolina State Uniform Residential Building Code, Volume VI

(d) Any other structure that is not site-built upon a Tract.

(e Metal buildings or similar prefabricated structures.

9.2. Permitted Structures: No structure shall be erected, atered, placed or
permitted to remain on any Tract, except:

@ One (1) single-family residence not to exceed two (2) storiesin height,
exclusive of basement, with aminimumheated and cooled living area of
2,000 square feet; and

(b) One (1) detached garage not to exceed two (2) stories in height; and

(© One (1) detached structure not to exceed two stories in height, to be used
as a private barn containing no more than eight (8) stalls.

(d) One (1) turnout shed per paddock; provided, however, there shall no more
than four (4) such turnout sheds on Tracts containing ten (10) or more
acres and no more than two (2) such turnout sheds on Tracts containing
less than ten (10) acres. No turnout shed may have afootprint greater than
twenty-four (24) feet by forty (40) feet. No turnout shed may have a
second story.

Either a garage or abarn (but not both) may contain living quarters having not
less than 900 square feet of heated and cooled living area. Barn/house combinations
(“Hunt Boxes") are permitted in lieu of asingle-family residence, subject to Architectural
Review Committee approval; provided, however, that Hunt Boxes incorporating stables
and living quarters shall have a minimum heated and cooled living area of 900 square feet
and aminimum of two (2) 12’ x 12" horse stalls.

9.3. Setbacks Building and structure setbacks are hereby established on all
Tracts to insure that structures are not built so close to boundary lines as to compromise
the scheme of the Development as an equestrian community in a natural setting.

Building and structure setbacks for all Tractsin the Development are as follows, with all
measurements made from Tract boundary lines as shown on the Plat:

@ Dwelling Houses (including Hunt Boxes) — 100 feet from all Tract
boundary lines that are contiguous with roadways; and 40 feet from all
other Tract boundary lines.
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(b) Garages— 100 feet from al Tract boundary lines that are contiguous with
roadways, and 40 feet from all other Tract boundary lines.

(©) Barns (including Hunt Boxes) — 100 feet from all Tract boundary lines that
are contiguous with roadways; and 40 feet from all other Tract boundary
lines.

(d) Turnout Sheds— 100 feet from all Tract boundary lines that are contiguous
with roadways; and 40 feet from al other Tract boundary lines.

At the sole discretion of the Architectural Review Committee, variances from the
foregoing setbacks may be granted to the Owners of Tracts of |ess than ten (10) acres.

9.4. Multi-Family Dwellings: Multi-family dwellings are not permitted on
any Tract.

9.5. FEencing: No fencing may be constructed on any Tract without the
approval of the Architectural Review Committee. All pasture fences shall be “Post and
Rail” fences as such fencingis commonly known; and only “creosote” or “salt” treated
timbers are permitted as fencing materials. Training rings or round pens shall be
constructed with “Post and Rail” or “Post and Board” fencing. All other fencing (dog
fencing, garden fencing, etc.) shall be approved by the Architectura Review Committee
prior to erection. No fencing shall obstruct the Equestrian Easements. Horse paddock
gates shall be custom made from natura products or shall be products manufactured
specifically for horse farm gate use. No fence with aheight greater than fifty-four (54)
inches may be erected within seventy-five (75) feet of the boundary line of aTract. No
fence of any kind may be erected within fifteen (15) feet of the boundary line of a Tract.

9.6. Walls: Nowall may be constructed on any Tract without the approval of

the Architectural Review Committee. No wall shall be erected closer than twenty-five
(25) feet to the boundary line any Tract.

9.7. Driveways. No driveway may be constructed on any Tract without the
approval of the Architectural Review Committee; and all driveways shall be constructed
in accordance with the Architectural Review Standards. All driveways shall be
constructed at the expense of the Tract Owner with a culvert over drainage ditches and
areas that are adjacent to roadways, sufficient to allow water to flow unimpeded through
drainage ditches and areas that are adjacent to roadways. Each Tract Owner shall be
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responsible for keeping his culvert(s) clear and free of debrisand dirt and for all expenses
of the same. There shall be no more than two (2) driveways into each Tract greater than
ten (10) acresin size and no more than one (1) driveway into tracts less than ten (10)
acresin size.

9.8. Subdivision of Tracts No Tract shall be subdivided to create a

greater number of smaller lots. However, two (2) or more adjacent Tracts may be
combined into one Tract if the adjacent Tracts are owned by the same person. If two or
more Tracts are so combined, then the Owner of same shall file with the Register of
Deeds of Moore County, North Carolina, a declaration of such combination also signed
by the Association to evidence the Association’s approval of such combination; and the
setback and related restrictions herein shall then apply to the exterior boundaries of the
combined Tracts as if the boundary line between the two origina Tracts did not exist. |If
two or more tracts are so combined, the owner thereof may divide the Tracts into the two
original platted Tracts at alater date if and only if the division will not result in a
violation of the setback requirements upon either Tract. If the division into the originally
platted Tracts will result in aviolation of the setback requirements upon either Tract, then
the division shall not be permitted.

9.9. Temporary Structures Any structurethat is erected on a Tract to

remain thereon for more than seven (7) consecutive days shall be approved by the
Architectural Review Committee before it is erected.
9.10. Swimming Poolsand Spas Swimming pools and spas are permitted;

provided, however, that a swimming pool or spa constructed on a Tract shall not be
constructed so that it is visible from “Pasture Circle’ and “Meadows Lane” after
permitted fencing and landscaping is completed. Above-ground swimming pools and
gpas are not permitted on any Tract under any circumstances.

9.11. Utility Lines Exposed utility or power lines are not permitted on
any Tract.

9.12. Clearing Restrictions Itistheintention of the Declarant to mantain an

open pastoral setting with aforest buffer surrounding all Tracts. Forest property buffers
shall be thirty (30) feet in width, and shall be maintained along al Tract boundary lines.
Owners may at their discretionthin and clear brush or other vegetation within the forest
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buffer measuring less than three (3”) inches in diameter. Any other vegetation measuring
larger than three (3”) inches in diameter can not be cut down or removed from the forest
buffer without the prior written approval of the Architectura Review Committee after the
submission of awritten clearing proposal by the Tract Owner. Any areas not within the
designated forest buffer area may be thinned, treed, or planted as desired by the Owner.
9.13 SiteAlterations All planned Tract grading and excavation must be
approved in writing in advance by the Architectural Review Committee. No Tract may
be filled to a point higher than the highest point on the Tract in its natural state. No
changesto natural grades and drainage are permitted without prior written approval of the

Architectura Review Committee.

SECTION 10
ANNEXATION AND DEVELOPMENT OF ADDITIONAL PROPERTY

10.1. Additional Development Rights: For a period of twenty (20) years from

and after the recordation of this Declaration, the Declarant shall have the absolute right
without consent or joinder of the Association or any Owner to annex additional Tracts
and Common Elements into the Development by filing an Amendment to this Declaration
in the Moore County and Hoke County Public Registries, together with such plat or plats
as reflect such annexation, provided such Tracts or Common Elements are contiguous to
the Development as it then exists.

SECTION 11
ENFORCEMENT

11.1. Enforcement Rights Declarant, the Association or any Owner shall have
the right to enforce, by any proceeding at law or equity, all restrictions, conditions,
covenants, easements, reservations, liens, and charges now or hereafter imposed by the
provisions of this Declaration. Failure of the Declarant, the Association or any Owner to
enforce any provision contained in this Declaration shall in no event be deemed awaiver
of theright to do so at alater date.
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SECTION 12
SEVERABILITY

12.1. Severablity: Invalidation of any one of the provisions contained in this
Declaration by judgment or court order shall in no way affect any other provisions which
shall remain in full force and effect.

SECTION 13
AMENDMENTS

13.1. Amendment During Declarant Control Period: This Declaration may

not be amended during the Declarant Control Period except by aduly recorded
instrument executed and acknowledged by Declarant.
13.2. Amendment After Declarant Control Period: This Declaration may not

be amended after the expiration of the Declarant Control Period except by aduly
recorded instrument executed and acknowledged by Declarant and by not less than eighty
percent (80%) of the Owners of the Tracts.

SECTION 14
DURATION

14.1. Duration: This Declaration shall run with and bind the Tracts and
Common Elements, and shall inure to the benefit of and be enforceable by the Owners for
an unlimited time.

SECTION 15
BINDING EFFECT

15.1. Tract OwnersBound: Each person or entity owning a Tract, by
acceptance of a Deed to property shown on the Plat, acknowledges that he has read this
Declaration and understands the same, and that he and his property shown on the Plat are

bound by this Declaration and all Appendices to this Declaration.
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IN WITNESS WHEREOF, the said Declarant has caused this instrument to be
signed by itsduly authorized manager by authority of its Members, the day and year first

above written.
THE MEADOWSIN THE SANDHILLS, L.L.C.
By:
Bowater Timber 1, LLC (aDelaware Limited
Liability Company).
By: IPC Industries, Inc., Manager of Bowater
Timber 1, LLC.
By:
Aslts:
* Notary Acknowledgement *
STATE OF ALABAMA
COUNTY OF
l, , aNotary Public of the said State and
County, do hereby certify that , personally
came before me this day and acknowledged that heis of IPC

Industries, Inc., (an Alabama Corporation), which corporation is Manager of Bowater
Timber 1, LLC (aDelaware Limited Liability Company), that Bowater Timber 1, LLC is
Member/Manager of The Meadows in the Sandhills, LLC, and that in his capacity as

of IPC Industries, Inc., Manager of Bowater Timber 1,
LLC, Member/Manager of The Meadows in the Sandhills, L.L.C., and being authorized

to do so, executed the foregoing on behalf of the Limited Liability Company.
Witness my hand and official seal or stamp, this day of , 2005.

Notary Public

My Commission Expires:
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