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Running Ridge Covenants March 21, 2008 Revision

DECLARATION OF PROTECTIVE COVENANTS, RESERVATIONS,
~ RESTRICTIONS, AND EASEMENTS OF RUNNING RIDGE.

THIS DECLARATION OF PROTECTIVE COVENANTS, RESERVATIONS,
RESTRICTIONS, AND COMMON EASEMENTS, made the 21™ Day of March, 2008 by
RUNNING RIDGE LLC, with an address of 22 Beech Hill Road, Freeport, Maine 04032, herein
after referred to as the “Declarant” WITNESS.

WHEREAS, Declarant is the owner of a certain lot or parcel of land, situaied on the
northeasterly side of Ledgewood Lane, in the Town of Freeport, County of Cumbcerland and
State of Maine, and being more particularly described below hereto (the “Property™); and

WHEREAS, the Property is the subject of a subdivision and development known as “Running
Ridge” and more particularly shown on a Plan of “Running Ridge Subdivision™ prepared by
Brian Smith Surveying, Inc. and approved by the Town of Freeport Project Review Board on
September 7, 2005 (the “Subdivision™) and recorded in the Cumberland County Registry of
Deeds in Plan Book 205, Page 582 (the “Plan™); and

WHEREAS, the Declarant desires to provide for the improvement of the Subdivision in
accordance with a harmonious ptan for the relative location of residential structures, garages,
rights-of~way, cascments, roads, common areas, and general land use, all to assure the purchasers
of lots in the Subdivision, their heirs and assi gns owning such lots, that the use bencfit, and
enjoyment of the individual lots, common amenitics, facilitics, easements, and roads will not
conflict with the harmonious plan; and

WHEREAS, the Declarant desires to create a residential area off Running Ridge Subdivision
providing for the greatest possible degree of heallh, safety, environmental beauty, and amenity
for the property owners and inhabitants thereof and to effoct the foregoing purposes, desires 1o
subject the property lo protective covenants and common easements and to the provisions for a
homeowners association for the administration, and enforcement of same, the maintenance and
improvement of certain common facilities, and the establishment, collection and disbursement of
assessnicnts, all as set forth hereinafier, cach and all of which are for the benefit of the Property
and of each Lot of the protective covenants and easements hereinafter set forth, maintaining and
improving certain rights-of-way and other common facilities, and otherwise carrying out the
functions of a homeowners association and the provision and objectives of this Declaration.

NOW, THEREFORE, the Declarant hereby declares that the Property shall be held, oceupicd,
improved, transferred, sold, leased and conveyed subject to the profective covenants and
restrictions, the reservations and exceptions, the common rights and easernents, and the
provisions of a homeowners association hereinafier set forth, all of which are declared to be in
lurtherance of a uniform scheme for the development of the Property and that said protective
covenants, reservalions, restrictions, casements and provisions for a homeowners association are
intended to enhance and protect the value and desirability of the property as a whole, mutually
benefit each of the parcels Jocated thereon, 1o create mutual, equitable servitudes upon cach of
the parcels in favor of cach aund all other parcels therein and to create reciprocal rights and
privities of contract and estate belween all persons acquiring or owning any interest in any
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portion of the property including the Declarant, and the Declarant grantees, successors,
administrators, and assigus and shall be deemed to run with the land and be a burden and benefit
to and enforceable by all such persons, including the Declarant , the Declarant’s grantees,
successors, administrators, and assigns, and by the homeowners associations.

COVENANTS, EASEMENTS, CONDITIONS AND RESTRICTIONS

Lots T through 13, inclusive and including the common arca (the “subdivision™), as shown on
Plan approved September 7, 2005, entitled “Running Ridge Subdivision, Ledgewood Lane”
prepared by Brain Smith Surveying Inc. and recorded in Plan Book 205, Page 582, inclusive, in
the Cumberland county Registry of Deeds (collectively, the “Plan™). All real estate, including
roads, lots and common area shown on the Plan is collectively referred to hercin as the
“Development”.

Each lot is conveyed subject to the following covenants, casements, conditions and restrictions,
which shall be conveyed as real covenants running with the land:

I.

a}
b)

€)
d)
€)

Each lot shall be used for single family residential dwelling purposes only and there shall
be only one residence constructed upon each lot. Accessory Apartments as allowed by
the Freeport Zoning Ordinance are permitted. No portion of any lot shall be used or
improved for purposes of access to any other parcels or portions of land.

All exterior and site plans for the buildings on, and improvements to any lot will be
submitted to Running Ridge LLC (which includcs its successor in interest) for approval
prior to the start of construction. Running Ridge LLC’s response will be timely, and
approvals will not be unreasonably withheld as long as the proposed building conforms to
the general scheme of the development of the subdivision, and is not deemed to be
harmful to the best interest of the subdivision. Running Ridge LLC shall have the right
to approve all exterior architectural designs, exterior materials, exterior colors, signage
and such other matters as are sct forth in the guidclines below:

There shall be a minimum of 1600 square feet of living space for cach residence.

Log structurcs and cabin type homes may be constructed only with written consent of
Running Ridge LLC.

Split foyers are prohibited.

T-111 or other plywood type exterior siding on any such residence is prohibited.

Each residence shall contain a paved driveway, which may be comprised of brick or
concrete paving as well as asphalt paving.

Any chimneys to be constructed shall be of a brick or stone type.

Fach residence will be required to install a private sprinkler system as required by the
Town of Freeport Fire Departient.

Construction of the dwelling on a lot must be complete within one (1) year from the date
of construction (including excavation) begins. DBest management practices shall be
cmployed throughout the construction to prevent soil crosion and sedimentation, Upon
completion of construction the ot shall be graded, sceded and otherwise finished to
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10.

11.

2.

13.

assure the prevention of crosion and an aliractive appearance. All landscaping shall be
completed within nine (9) months from the completion of construction.

Clear cuiting of lots is prohibited. To the extent that it is consistent with residential use,
existing vegetation, including significant trees, shall be preserved, particularly along
boundary lines or common area. Permissible construction activitics outside of the
building envelope shown on the Plan shall be limited to installation of utilitics, which
must be underground, construction of a driveway, landscaping and removal of dead and
discased vegetation.

No commercial activities of any nature shall be carried on, in or about any of the lots.
Struciures or buildings additional to the residence are prohibited except if they are
ancillary or appurtenant to the residential structure such as a garage, tool shed, barn or
doghouse. .

No radio towers or satellite dish-type antennae shall be placed or maintained on any lot
except in a manner which shiclds the same from view from any other lot or road.

No house trailers, tractor trailers, or trade, business or commercial vchicles shall be
brought onto or parked or stored on any lot except that a trade or commercial vehicles
used by the lot owner in his/her business may be parked in a encloscd garage. WNo
unregistered vehicle may be kept on any lot except in an enclosed garage.

No sign of any nature or description shall be displayed or placed upon any part of any lot
except a “for sale” sign referring to the lot and any improvements thercon.

No building shall be erected on any lot in violation of any applicable land use, building or
construction law, regulation, ordinance or code. Trash, garbage and other waste shall be
kept in sanitary, covered containers inaccessible to animals and which shall not be visible
from the road or from any other lot, except for limited periods coincident with trash
collection. All terrain vehicles and dirt bikes may not be stored on a lot, except up to four
all terrain vehicles and dirt bikes may be stored in an enclosed garage or on a trailer on
the lot.

All terrain vehicles and dirt bikes may not be operated on the common area, on Acorn
Ridge Road or on any Jot.

The stone wall which is the boundary between the Development and the property N/IFF
Baker and extends into common arca within the Development, and is at the end of Acorn
Ridge Road, shall not be disturbed in any way cxcept for repair as nceded. A barrier of
rocks and/or trees shall be added or retained at the end of Acorn Ridge Road to prevent
any vehicular contact with the stone wall.

The keeping of poultry, swine, goats, dog kennels, livestock, or other animals shall not be
permitied on the property except household pets normally housed in a single family
residence.

Without limiting the generality or the limitations above set forth, these covenants are
independent of any requirements of restrictions imposed by the ordinances of the Town
of Freeport, and nothing in these covenants relieves any person of any obligation to
comply with such ordinances. The Town of Frecport has no authorily or responsibility to
enforce the covenants, easements, conditions and restrictions set forth herein.

So long as any portion of the property is served by a private sewage disposal system, no
amendment or termination of this Declaration relating to the repair, replacement,
operation or funding of said private sewage disposal system shall be effective unless
approved by the Town of Freeport Project Review Board.
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16. In the event of any malfunction of the sewage disposal system or any component thereof,
the Association shall be deemed to be the owner, occupant, lenant and occupant-in-
possession as those terms are used in Section 3428 of Title 30-A of the Maine Revised
Statutes, as it may be amended from time to time. The Town of Freeport may give all
notices, serve all orders and pursue all remedies provided in said statute directly against
the Association. The Association shall be responsible to the Town for remedying any
malfunction in the sewage disposal system and for abating any nuisance causcd by any
such malfunction.

17, No amendinent or termination of this Declaration relating to the repair, replacement,
operation or funding of the storm water drainage system shall be elfective unless
approved by the Town of Freeport Project Review Board.

18. In the event of a malfunction or obstruction of any storm water drain or other storm water
management device located on the property, to the extent that such malfunction or
obstruction damages any street or highway, the Association shall be deemed to be the
person using the drain as that term is uscd in Seetion 3426 of Title 30-A of the Maine
Revised Statutes, as such may amended from time to time, and the Town of Freeport may
give all notices, serve all orders and pursue all remedies provided under such statute
directly against the Association and the Association shall be responsible for remedying
any malfunctions, obstruction or disrepair of such drain or device and f(or repairing any
damage to the street or highway caused by such malfunction, obstruction or disrepair.

19.  All lots and all improvements, including common areas, roads and residences, shall be
maintained in a neat, attractive manner and kept in good repair. The Declarant shall
remain responsible for maintenance of Acorn Ridge Road and the common arcas until at
least 7 lots in the Subdivision have been sold, afler which time the Association shall
become responsible for such maintenance.

20. Upon the purchase of a lot from the Declarant, a lot owner shall pay the sum of $300 as
the initial fee to the Homeowners Association.

The purposes of all covenants, easements, conditions and restrictions sct forth is;

a) to insure that the use of cach lot will not disturb the residential propertics in the
neighbor hood,

b} to prevent nuisances,

¢) to retain the comumon area, and

d) to maintain the continued desired tone of the neighborhood, all thereby secure to cach
owner of residential property adjacent Lo and in the neighborhood of cach lot the full
benefit and enjoyment of his/her home.

Enforcement

By acceptance of the deed and as part of the consideration therefore, cach lot owner docs
covenant and agree for cach lot owner and all heirs, personal representalives, successors and
assigns, to comply with the Covenants, Easements, Conditions and Restrictions set forth, that
each and all of the same shall be considered as real covenants running with the land, and that any
failure so to comply, alter ten (10) days wrilten notice of violation and failure to cure any alleged
violation, shall be grounds for an action to enforce the Covenants, Conditions, Fasements and
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Restrictions through and proceedings at law or in equity, including for specific perforimance and
enjoining further violation, against any person or persons or entity, including but not limited to
against the lot owner, of any and all heirs, personal representatives, successors or assigns,
violating or threatening to violate such covenants, easements conditions and restrictions, and the
lot owner, for cach lot owner and all heirs, personal representatives, successors or assigns, does
acknowledge and confirm that adherence to each Covenant, Easement, Condition and Restriction
is a material inducement of the giving of the deed by Running Ridge LLC, and is a significant
and material part of the consideration for the deed and moncy damages for any breach by the lot
owrner, or any heirs, personal representatives, successors of assigns, would be wholly inadequate.
Without limiting the generality of the foregoing, by acceptance of the deed, and as a significant
and material part of the consideration therefore, cach lot owner does also agree for cach lot
owner and all heirs, personal representatives, successors and assigns, that enforcement of each
and any of the Covenants, Easements, Conditions and Restrictions in this deed may be
maintained against by each and any person or cntity holding an interest in and to all or any
portion of that certain real estate shown on said Plan, as well as be Running Ridge LLC, its
successors and assigns, and that in any proceedings to enforce any of the Covenants, Easements,
Conditions and Restrictions, the partly secking such cnforcement shall be entitled to receive and
shall receive reasonable attorney’s fees and expenses if they prevail. Running Ridge [.LC shall
be under no obligation for the enforcement of the foregoing Covenants, Easements, Conditions
and Restrictions and each and every lot owner shall have the ri ght, at its option, to enforce the
foregoing Covenants, Easements, Conditions and Restrictions.

Amendment of Covenants, Eascments, Conditions and Restrictions,

Prior to the sale of ten (10) lots Running Ridge LLC, its successors and assigns, may amend the
Covenants, Easements, Conditions and Restrictions by the recordings of a Declaration signed by
Running Ridge LLC, its successors and assigns, supplementing or amending these Covenants,
Easements, Conditions and Restrictions. Afier the sale of the sale of ten (10} lots and
amendment to the Covenants, Easements, Conditions and Restrictions shall be approved by
Running Ridge LILC, its successors or assigns and the Owners of sixty (60%) of the lots, except
that Running Ridge LLC its successors or assigns alone may at any time execute and record an
amendment of the Covenants, Easements, Conditions and Restrictions to correct any technical or
clerical errors or of any governmental body, depariment, board or agency, or 1o modify a
particular building envelope shown on the Plan where the application of the building envelope
shown on the Plan to any lot otherwise makes that lot unsuitable for construction of single family
dwelling. Any amendment executed by Running Ridge LLC its successors or assigns certifying
that Running Ridge LLC its successors or assigns, and sixty (60%) of the Owners have approved
the amendment shall be conclusive proof of the approval of the Owners. Any amendment
executed by Running Ridge LLC its successors or assigns cerlifying that any amendment
corrects any technical or clerical errors of makes the Covenants, Easements, Conditions and
Restrictions comply with any lawful order or rule of any government body, departiment, board or
agency of modifies a particular building envelope shown on the Plan because the application of
that building envelope shown on the Plan to any particular lot otherwise makes that lot
unsuitable for construction of single family residential dwelling shall be conclusive proof of the
same and be binding upon all parties at interest.
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Reserved Rights and Fasements.

Running Ridge LI.C, for itself and its successors or assigns, reserves the following rights and
casements over and upon the Development, and the Covenants, Easements, Conditions and
Restrictions shall not be construed as affecting or limiting, and shall not affect of limit:

a)

b)

David L. Marstaller, Jennifer Marstaller and Thomas EL Mars
assigns, reserves the followin

Enforcement Easement. The right and easement to cnable Running Ridge LLC its
successors or assigns to enter onto any and all portions of the Development, including the
lots but excluding any structure upon the lots, for the purposes of enforcing any of the
Covenants, Easements, Conditions and Restrictions and 1o correct violations of the
Covenants, Easements, Conditions and Restrictions. At least seventy-two (72) hours
notice shall be given to an Owner prior to any entry of a lot.

Roads and Utilities Easement. The right to transfer or convey any roads, utility arcas
and Common area, if any, of the Development to the Town of Freeport for public
ownership and use, or to a public utility for public utility use or to Running Ridge Road
Maintenance LLC, to be administered for the use of the lot owners, including the roads
and utilitics areas shown on the Plan.

Lot Lines. With respcct to portions of the Development which are owned by Running
Ridge LLC its successors or assigns Running Ridge LLC for itsclf its successors or
assigns reserves the right to adjust and amend boundary lines.

shall not affect of lmit:

a)

Roads and Utilities Easement. David L. Marstaller, Jennifer Marstaller and Thomas 11
Marstaller, for themselves and its successors or assigns, reserve the right to access,
connect to, and travel across any roads, utilities and comunon arca, servicing the
Development.

By extension and reference this document enforces the:

1.
2,

Bylaws of Running Ridge Homeowners Association

Standard Boundary Survey & Final Subdivision Plan of Running Ridge Subdivision,
Ledgewood Lane recorded in the Cumberland County Registry of Decds, Book 205,
Page 582.

The Stormwater Management Plan recorded in the Cumberland County Registry of
Deeds, Book 23253, Page 171.
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