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EXHIBIT “A” 

DESCRIPTION OF REAL PROPERTY 

SEE FOLLOWING PAGES
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EXHIBIT “B” 

SCHEDULE OF CONTRACTS 

[TO BE PROVIDED BY SELLER] 
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EXHIBIT “C” 

SCHEDULE OF PERSONAL PROPERTY 

[TO BE PROVIDED BY SELLER] 
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EXHIBIT “D” 

FORM OF RECREATIONAL COVENANTS 
 
THIS DOCUMENT PREPARED BY 
AND RETURN TO: 
 
 
 
 
 
 

DECLARATION OF COVENANTS AND RESTRICTIONS 
 

THIS DECLARATION is made this __ day of _______, _____, by Deerwood Country Club, Inc., a Florida 
not for profit corporation, hereinafter called the “Declarant,” and The Deerwood Improvement Association, Inc., a 
Florida not for profit corporation (“DIA”) for itself and its successors, grantees and assigns. 
 

WHEREAS, Declarant is the owner of certain improved real property which is more particularly described 
on Exhibit “A” attached hereto (hereinafter referred to as the "Property");  

 
WHEREAS, the Property includes a golf course, clubhouse, various sporting and recreational facilities, 

open space and other improvements related thereto; 
 
WHEREAS, DIA is a homeowners’ association described in Chapter 720, Florida Statutes, whose members 

(the “Members”) consist of persons or entities owning real property in the Deerwood subdivisions as further 
described in the Articles of Incorporation for DIA (originally filed with the Florida Department of State on or about 
June 14, 1963, and amended on or about December 6, 2004); and 
 
 WHEREAS, the Declarant is conveying the Property to DIA and a condition of such conveyance is that the 
parties execute, deliver and record this Declaration at the time of the conveyance, such that the covenants and 
restrictions herein shall be binding and effective upon such conveyance and shall not be subordinate to any 
mortgages or other encumbrances arising in connection with such conveyance; 
 

NOW THEREFORE, Declarant, for itself and its successors and assigns, hereby declares that the Property 
shall be held, occupied, used, rented, enjoyed, transferred, conveyed, mortgaged or otherwise encumbered subject to 
the following covenants, easements, rights and restrictions, which are for the purpose of protecting the value and 
desirability of the property owned by the Members, and which shall run with the Property and bind all parties having 
any right, title or interest in the Property or any part thereof, including their heirs, successors and assigns: 
 

1.  Use Restrictions. The Property shall be used solely for open space, outdoor recreation, park 
purposes, and/or other uses which are consistent with the operation of a country club on the Property. The Property 
may be used for any one or more of the foregoing uses, singly or jointly. For the purposes of this Declaration, the 
term "outdoor recreation" shall be deemed to include, by way of illustration and not in limitation thereof, golf, tennis 
and swimming. For the purposes of this Declaration, “uses which are consistent with the operation of a country 
club” shall be deemed to include, by way of illustration and not in limitation thereof, operation of a club house, food 
and beverage services, social gatherings and events, and operation of services and facilities for outdoor recreation 
and fitness centers. The Property shall not be used for the development or construction of single family residential 
homes, multi-family residential units, commercial business buildings, cell phone or other communication towers, or 
other improvements which are inconsistent with the permitted uses.  
 
 2. Country Club.  The Property, in whole or part, may be operated as a country club by DIA or its 
affiliates, contractors or lessees (the “Operator”), consistent with the uses set forth in section one above. The 
covenants of this Declaration are intended solely to control the permitted use of the Property, and do not, and are not 
intended to, grant Members independent use rights to the Property or rights to apply for membership in any country 
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club thereon. DIA and its successors and assigns reserve the right to promulgate rules and regulations governing the 
use of the Property by Members and other persons or parties.  In the event a country club is formed to operate on 
any portion of the Property, DIA or an Operator shall set (i) the standards for admission as a member to any country 
club, (ii) initiation fees, dues and usage fees, (iii) bylaws, procedures, rules and regulations controlling club 
governance, membership and use of the club’s facilities, and (iv) all other matters incident to the operation of a 
country club.  Notwithstanding any provision herein to the contrary, all Members shall have the right to join any 
country club which utilizes any portion of the Property on terms which are equal to those offered to other members 
of the country club, provided, however, the foregoing does not guarantee that any Member will be offered club 
membership.  The foregoing shall not preclude the use of different classes or categories of membership in a country 
club.  
 
 3. Amendment or Termination. This Declaration may be amended, changed or supplemented from 
time to time, or terminated, upon the affirmative vote in person or by proxy, or by written consent, or any 
combination thereof, of Members holding at least three-fourths (3/4) of the total votes in DIA.  Any such 
amendment or termination must be duly recorded in the public records of Duval County, Florida. Any amendment to 
this Declaration which alters the surface water or storm water management system, or which impacts any 
conservation easements, must have the prior approval of the St. Johns River Water Management District and/or 
other applicable governmental agencies. 
 

4. Duration. The covenants and restrictions set forth in this Declaration shall be covenants running 
with the land and shall be binding on all persons or parties having an interest in any portion of the Property for a 
period of twenty-five (25) years from the date this Declaration is recorded in the public records of Duval County, 
Florida, after which time the same shall be automatically extended for successive periods of twenty-five (25) years 
unless terminated in accordance with the terms of this Declaration.  DIA shall revitalize or revive this Declaration as 
necessary or appropriate from time to time in accordance with applicable law. 

 
5. Remedies for Violation.  Upon any breach or violation of the covenants and restrictions set forth 

in this Declaration, DIA or any one or more Members shall have the right, in addition to any other rights or remedies 
which may exist at law or in equity, to compel compliance with the terms of this Declaration, and to prevent any 
further breach or violation of the same. If a person or party files suit in a court of law or equity in order to enforce or 
interpret the provisions of this Declaration, the non-prevailing party shall pay the reasonable attorneys’ fees and 
costs of the prevailing party, including any fees and costs of appeal. 

 
6. Severability. The invalidation by judgment or court order of any provision, covenant or restriction 

contained in this Declaration shall not affect any other provisions, covenants or restrictions herein, which shall 
remain in full force and effect.  

 
IN WITNESS WHEREOF, this Declaration has been duly executed as of the day and date first set forth 

above. 
 

Signed, sealed and delivered     Deerwood Country Club, Inc. 
in the presence of: 
  
       By: ________________________________ 
_____________________________________  Print Name: _________________________ 
Print Name: ____________________________  
       Its: ________________________________ 
 
_____________________________________ 
Print Name: ____________________________ 
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STATE OF FLORIDA 
 
COUNTY OF DUVAL 
 
 The foregoing instrument was acknowledged before me this ___ day of _________, 20___, by 
________________________, the _______________________ of Deerwood Country Club, Inc., on behalf of said 
company, by (__) physical presence or (__) online notarization. _______________________________________ is 
(__) personally known to me or (__) produced _____________________________________________ as 
identification. 
 
 
      ____________________________________ 
      Notary Public, State of Florida, at Large 
 
      My Commission Expires: 

 
 
 
 

The Deerwood Improvement Association, Inc. 
  
       By: ________________________________ 
_____________________________________  Print Name: _________________________ 
Print Name: ____________________________  
       Its: ________________________________ 
 
_____________________________________ 
Print Name: ____________________________ 
 
 
 
 
STATE OF FLORIDA 
 
COUNTY OF DUVAL 
 
 The foregoing instrument was acknowledged before me this ___ day of _________, 20___, by 
________________________, the _______________________ of The Deerwood Improvement Association, Inc., 
on behalf of said company, by (__) physical presence or (__) online notarization. 
_______________________________________ is (__) personally known to me or (__) produced 
_____________________________________________ as identification. 
 
 
      ____________________________________ 
      Notary Public, State of Florida, at Large 
 
      My Commission Expires: 
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EXHIBIT “E” 

INTENTIONALLY OMITTED 
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EXHIBIT “F” 

LIST OF DUE DILIGENCE DOCUMENTS 

Due Diligence Document List 
 

1) Copy of Seller’s most recent survey of the Property 
 2) Copy of Seller’s ALTA title policy & copies of all underlying documents 

3) Real Estate and other tax bills - 3 Years 
4) Copies of any warranties 
5) Maintenance Records, if any 
6) Construction Contracts 
7) Seller’s Operating Budget for up-coming and current years 
8) Building Plans 
9) All governmental approvals and permits 
10) Any studies or reports relating to the presence (or absence) of hazardous/toxic materials 

(including, but not limited to, asbestos and volatile organic compounds) at the Property or 
the condition of the soil underlying the Property 

11) Existing Environmental Assessment Reports 
12) Member Activity Register for all Current Members (billings & payments) 

 13) Property Operating Results - Most recent 3 Years 
14) Property Capital Expenditures - Most recent 3 Years 
15) Audited Financial Statements (if not available, unaudited statements) - 3 Years 
16) Year to Date Financials & YTD detail general Ledger 

 17) Existing Service Agreements and Warranties 
18) Five years loss history - reported claims 

 19) Most Recent Year Expense Recovery Reconciliation 
20) Proof Sales Tax Payments are Current 
21) Appraisal (last available) 

 22) Utility Bills for last 12 months, plus deposit information 
23) Existing Title Insurance Policy 

 24) Available Inspection Reports (environmental, roof, structural, etc.) 
25) Summary of Member Contacts (with address and telephone numbers) 

 26) Tax plat map 
27) Insurance Claims History for previous 3 years (property damage and liability) 
28) Zoning Information 
31) Club Membership List 

 32) List of Delinquent Club Dues Payments 
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EXHIBIT “G” 

LIST OF ENVIRONMENTAL REPORTS 

 

1. Phase I and Limited Phase II Environmental Site Assessment dated September 17, 2003, 
prepared by Aerostar Environmental Services, Inc.
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EXHIBIT “H” 

[FORM OF ASSIGNMENT OF CONTRACTS] 

ASSIGNMENT AND ASSUMPTION OF CONTRACTS 
 

ASSIGNMENT AND ASSUMPTION OF CONTRACTS (this “Assignment”) made as of the 
______ day of ____________, 2021 (the "Effective Date"), by and between DEERWOOD COUNTRY 
CLUB, INC., a Florida corporation (“Assignor”), and DEERWOOD IMPROVEMENT ASSOCIATION, 
INC., a Florida corporation (“Assignee”). 

W I T N E S S E T H: 

WHEREAS, Assignor entered into those certain Contracts listed in the Schedule of Contracts as 
defined in that certain Exclusive Purchase Option and Sale Agreement by and between Assignee and 
Assignor dated _________________, 2021 (the “Contract”); and 

WHEREAS, Assignor has simultaneously herewith conveyed to the Assignee all of Assignor’s 
right, title and interest in and to the premises commonly known as Deerwood Country Club in Duval  
County, State of Florida, as more particularly described in EXHIBIT "A" attached hereto (the “Premises”), 
and in connection therewith, Assignor has agreed to assign to Assignee all of Assignor’s right, title and 
interest in and to those contracts referenced on the schedule attached as EXHIBIT "B" hereto 
(collectively, the “Contracts”). 

NOW, THEREFORE, in consideration of the sum of Ten Dollars ($10.00) and other good and 
valuable consideration, the receipt and sufficiency of which is hereby acknowledged, the parties hereto 
hereby agree as follows: 

1.  Assignor hereby assigns unto Assignee, all of the right, title and interest of Assignor in 
and to the Contracts; 

TO HAVE AND TO HOLD the same unto Assignee, its successors and assigns from and after the 
date hereof, subject to the terms, covenants and conditions of the Contracts. 

2.  Assignee assumes the performance of all of the obligations of Assignor under the 
Contracts to be performed from and after the date hereof.  Assignee agrees to indemnify, protect, defend 
and hold Assignor harmless from and against any and all claims, demands, liabilities, losses, costs, 
damages or expenses including, without limitation, reasonable attorneys’ fees and costs (collectively, 
“Claims”) arising out of or resulting from any breach or default by Assignee in its obligations under the 
terms of the Contracts from and after the date hereof. 

3.  Assignor hereby agrees to indemnify, protect, defend and hold Assignee harmless from 
and against any and all Claims arising out of or resulting from any breach or default by Assignor in its 
obligations under the terms of the Contracts prior to the date hereof. 

4. This Assignment shall be binding on and inure to the benefit of the parties hereto, their 
heirs, executors, administrators, successors in interest and assigns. 

5.  This Assignment may be executed in separate counterparts, which, together, shall 
constitute one and the same fully executed Assignment.  Delivery of an executed counterpart of a 
signature page of this Assignment by facsimile or other electronic transmission shall be effective as 
delivery of a manually executed original counterpart of this Assignment. 
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IN WITNESS WHEREOF, this Assignment has been duly executed as of the date first above 
written. 

 “ASSIGNEE” 

DEERWOOD IMPROVEMENT ASSOCIATION, INC. 
a Florida corporation  

By:  
Name:  
Its:  

Tax Identification No.:  

 
“ASSIGNOR” 

  
DEERWOOD COUNTRY CLUB, INC., a Florida 
corporation 
 
 
By:  
Name:  
Title:  
 
Tax Identification No:  
 
 
  

List of Exhibits: 
 
Exhibit A - Legal Description of the Property 
Exhibit B - List of Service Contracts  
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EXHIBIT “I” 

[FORM OF SPECIAL WARRANTY DEED] 

THIS SPECIAL WARRANTY DEED is made, executed and delivered this ______ day of 
____________, 20___, between DEERWOOD COUNTRY CLUB, INC., a Florida corporation 
(“Grantor”), whose address is     , and DEERWOOD IMPROVEMENT 
ASSOCIATION, INC., a Florida corporation (“Grantee”), whose address is    . 

W I T N E S S E T H: 

That Grantor, for and in consideration of the sum of Ten and NO/100 Dollars and other good and 
valuable consideration, to it in hand paid by Grantee, the receipt and sufficiency whereof are hereby 
acknowledged, hereby grants, sells and conveys with special warranty to Grantee, its successors and 
assigns forever, the following described land, situate, lying and being in the County of Duval, State of 
Florida to wit (the “Land”): 

See Exhibit “A” attached hereto and by this 
reference made a part hereof. 

 

together with all improvements, rights, alleys, ways, easements, privileges, tenements, hereditaments and 
appurtenances of Grantor belonging or in any wise appertaining to the Land (collectively, the “Property”), 
subject to the following permitted exceptions (the “Permitted Exceptions”): 

 1. Real estate taxes for the current year and subsequent years; and  

 2. Those matters set forth on Exhibit "B" attached hereto, reference to which shall not 
operate to reimpose same.  

To have and to hold the Property in fee simple forever. 

And Grantor, for itself and its successors and assigns, does hereby warrant the title to said 
Property, will defend the same against the lawful claims of all persons claiming by, through, or under 
Grantor, but not otherwise, and will execute such further assurances thereof as may be requisite. 

 

 

 

[SIGNATURES APPEAR ON THE FOLLOWING PAGE] 
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IN WITNESS WHEREOF, the said Grantor has caused this instrument to be executed in its name 
by its duly authorized representative the day and year first above written. 

Signed, sealed and delivered 
in the presence of: 

 
 
      
Print Name:     
 
      
Print Name:     

 “GRANTOR” 
 
DEERWOOD COUNTRY CLUB, INC., a Florida 
corporation 
 
By: __________________________________ 
Name:________________________________ 
Title: _________________________________ 
 
 

 

 

 

STATE OF FLORIDA 

COUNTY OF DUVAL 

The foregoing instrument was acknowledged before me by means of [__] physical presence or [__] online 
notarization, this ____ day of ____________, 20__, by ___________________, the ______________ of 
DEERWOOD COUNTRY CLUB, INC., a Florida corporation, on behalf of the corporation.  He/she (check 
one) [__] is personally known to me, or [__] has produced a valid driver’s license as identification. 
  

  
Print Name:  
Notary Public 
Commission Expires:  
Commission Number:  
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EXHIBIT “J” 

[FORM OF MEMORANDUM OF PURCHASE OPTION] 

This is a Memorandum and Short Form of Exclusive Purchase Option and Sale Agreement by and 
between DEERWOOD COUNTRY CLUB, INC., a Florida corporation (“Owner”), whose address is 
__________________ and DEERWOOD IMPROVEMENT ASSOCIATION, INC., a Florida corporation 
(“Option Holder”), whose address is _________________.  The provisions set forth in that Exclusive 
Purchase Option and Sale Agreement (the “Option”) between Option Holder and Owner 
dated_________________, 2021, are hereby incorporated in this Memorandum and Short Form of 
Option to Purchase. 

Effective Date of “Exclusive Option to Purchase Agreement”: ____________, 2021. 

The real property which is subject to the Option is a portion of the real property described as follows:  

See Exhibit “A” attached hereto and by this 
reference made a part hereof. 

During the Option, the Owner shall not enter into any contracts to sell the real property which is subject to 
the Option to any party other than Option Holder. 

The purpose of this Memorandum and Short Form of Purchase Option and Sale Agreement is to give 
record notice of the Option and of the basic rights and covenants created thereby, all of which are hereby 
confirmed but are more fully detailed in the actual Option between Option Holder and Owner.  This 
Memorandum and Short Form of Purchase Option and Sale Agreement is also a memorandum or short 
form entered into to place all parties on notice of the rights and interests of the Option Holder and Owner 
created pursuant to the Option, as amended from time to time. 

 

 

[SIGNATURES APPEAR ON THE FOLLOWING PAGE] 
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IN WITNESS WHEREOF, the parties have caused this Memorandum and Short Form of 
Exclusive Purchase Option and Sale Agreement to be executed as of the Effective Date of Option. 

 
 

 

“OPTION HOLDER” 

DEERWOOD IMPROVEMENT ASSOCIATION, INC. 
a Florida corporation  

By:  
Name:  
Its:  

Tax Identification No.:  

 

 
“OWNER” 

 DEERWOOD COUNTRY CLUB, INC., a Florida 
corporation 
 
 
By:  
Name:  
Title:  
 
Tax Identification No:  
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STATE OF FLORIDA 

COUNTY OF DUVAL 

The foregoing instrument was acknowledged before me by means of [__] physical presence or [__] online 
notarization, this ____ day of ____________, 20__, by ___________________, the ______________ of 
DEERWOOD IMPROVEMENT ASSOCIATION, INC., a Florida corporation, on behalf of the corporation.  
He/she (check one) [__] is personally known to me, or [__] has produced a valid driver’s license as 
identification. 
  

  
Print Name:  
Notary Public 
Commission Expires:  
Commission Number:  

 

 

STATE OF FLORIDA 

COUNTY OF DUVAL 

The foregoing instrument was acknowledged before me by means of [__] physical presence or [__] online 
notarization, this ____ day of ____________, 20__, by ___________________, the ______________ of 
DEERWOOD COUNTRY CLUB, INC., a Florida corporation, on behalf of the corporation.  He/she (check 
one) [__] is personally known to me, or [__] has produced a valid driver’s license as identification. 
  

  
Print Name:  
Notary Public 
Commission Expires:  
Commission Number:  

 

  

 


