PLANNING COMMISSION

Chairperson
Larry Fox

HARTLAND TOWNSHIP
2655 CLARK ROAD
Hartland, MI 48353
(810) 632-7498 Office
(810) 632-6950 Fax
www.hartlandtwp.com

Vice-Chairperson
Jeff Newsom
Secretary
Keith Voight
Joseph Colaianne
Sue Grissim
Michael Mitchell
Tom Murphy

PLANNING COMMISSION AGENDA
THURSDAY, MAY 28, 2015
7:00 PM
1. Call to Order
2. Pledge of Allegiance
3. Roll Call
4. Approval of Meeting Agenda for May 28, 2015
5. Approval of Meeting Minutes
a.

Planning Commission - Regular Meeting - Apr 30, 2015 7:00 PM

6. Call to Public
7. Public Hearing
8. Old and New Business
a.
b.
c.

Site Plan # 528 - Woods Edge Final Site Condominium
Site Plan # 532 - Waldenwoods Resort
Set Public Hearing Date for Draft 2015 Comprehensive Plan Amendment (July 16, 2015)

9. Call to Public
10. Planner's Report
11. Committee Reports
12. Adjournment
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HARTLAND TOWNSHIP PLANNING COMMISSION REGULAR MEETING DRAFT MINUTES
April 30, 2015-7:00 PM

5.a

1. Call to Order - THE MEETING WAS CALLED TO ORDER BY CHAIRMAN LARRY FOX AT 7:00
PM
2. Pledge of Allegiance
3. Roll Call

4. Approval of Meeting Agenda
a.

Aprrove Agenda for April 30, 2015
RESULT:
MOVER:
SECONDER:
AYES:

APPROVED [UNANIMOUS]
Michael Mitchell, Commissioner
Joe Colaianne, Trustee
Colaianne, Fox, Newsom, Grissim, Mitchell, Voight

5. Approval of Meeting Minutes
a.

Planning Commission - Regular Meeting - Apr 16, 2015 7:00 PM
RESULT:
MOVER:
SECONDER:
AYES:

ACCEPTED [UNANIMOUS]
Sue Grissim, Commissioner
Keith Voight, Secretary
Colaianne, Fox, Newsom, Grissim, Mitchell, Voight

6. Call to Public
Director Campbell relayed that he had a recent discussion with the Fire Marshal, Mike Bernardin, regarding an issue
that the Fire Marshal wished to bring forward to the Planning Commission; however, the discussion occurred after
the packet had been sent. Director Campbell recommended that the Fire Marshall attend the meeting and briefly
address the issue of residential sprinklers under “Call to the Public” with the stipulation that additional information
be provided to the Planning Commission at a later date if requested. Fire Marshal Bernardin proceeded to give a
detailed overview to the Planning Commission on the importance of residential sprinklers along with the
requirements as they pertained to Michigan. He then requested that the Planning Commission consider the
information presented with the goal of supporting a requirement for residential sprinklers. The Planning
Commission was asked to notify the Director regarding their individual views on this issue.
No one else came forward.

7. Public Hearing
No public hearing scheduled

8. Old and New Business
a.

2015 Update to the Comprehensive Plan

The Director provided an overview of the Draft 2015 Comprehensive Plan Update and the process that has
occurred to date. He described the necessity of reviewing a Comprehensive Plan approximately every five
years indicating that the last Update was in 2011. Similar to that Update, this process focuses on the Future
Land Use Plan and Map with the express purpose of ensuring sufficient developable land for residential land
uses. He stated that a housing market specialist was hired to assess the local market, and described the process
undertaken by the Planning Commission to prepare revisions. He referred to the Public Workshop that occurred
on April 16th, and the input received from the public at that time. He described the “next steps” as well as the
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PRESENT: Joe Colaianne, Larry Fox, Jeff Newsom, Sue Grissim, Michael Mitchell, Keith Voight
ABSENT: Thomas Murphy

5.a
Minutes

Planning Commission

April 30, 2015

legal basis for the process outlined, emphasizing the importance of transparency. He referred the members to
the revised timeline included in the packet. He said the request before the Planning Commission at this point is
the formal authorization to transmit the Draft Update to the Board of Trustees for review.

- The west side of Bullard Road (north of M-59) is proposed to change from Multiple
Family to Office.
The rationale, which is to consolidate this area into a single
designation, was discussed. At the Public
Workshop, the property owners asked for
reconsideration of this change. Newsom stated that he
believed the likelihood of offices
being developed in this area was relatively low, and Colaianne and
Newsom questioned the need to make the change suggested. Voight agreed. Mitchell asked for clarification
on the owners request; the Director said that they wished a change from Multiple Family to
Low
Suburuban. It was confirmed that the owners did not want the designation to
remain Multiple Family.
Chair Fox indicated that the best option to protect the natural
features would be an Office designation. A
discussion on the location of nearby Land
Conservancy properties occurred. It was agreed that the
property would be designated Office.
- The Director asked for a similar discussion on the three properties just west of the park, stating that these
were previously Multiple Family and are proposed to be changed to
Office; the owners would like them
to remain as currently designated. Colaianne stated
that he liked the idea of a consolidating the Office
designation; Chair Fox said that there were no other significant areas of Office and this provides an important
development
opportunity. Mitchell emphasized the difference between zoning and the future land use
designation. Agreement was reached on leaving the designation as Office.
The Director briefly summarized the status of the proposed Draft Update, indicating that motion language was
suggested. He said that Grissim had a correction on the proposed text (spelling of her name); Mitchell also
pointed out a spelling error. The Director reiterated that in terms of process, the motion this evening was not for
final approval, but only to convey the Draft Update to the Board of Trustees. The Board would then be asked to
give approval to distribute the Draft Update for public comment in accordance with the provisions of the
Michigan Planning Enabling Act. There will be more opportunity for changes.
Motion by Colaianne, seconded by Voight, to forward the Draft Update to the Board of Trustees subject to
minor edits; motion carried 6-0.
RESULT:
MOVER:
SECONDER:
AYES:

APPROVED [UNANIMOUS]
Joe Colaianne, Trustee
Keith Voight, Secretary
Colaianne, Fox, Newsom, Grissim, Mitchell, Voight

9. Call to Public
No one came forward.

10. Planner's Report
The Director reported on the following:
The plan submitted by Team Speedway is under review and a public hearing will be
scheduled when
the plan is ready for Planning Commission consideration. A similar
proposal for a fuel station and Dunkin
Donuts/Baskin Robbins (corner of Clark and M-59) is expected next week.
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The Director asked for confirmation on the changes proposed to the Future Land Use Map. Chair Fox asked
that the changes specifically discussed at the last meeting be highlighted for the Planning Commission. The
Director briefly described the designations at issue:

5.a
Minutes

Planning Commission

April 30, 2015

The review of the Concept Plan for Walnut Ridge was before the Board at its April 21st meeting
and
many positive comments (similar to those of the Planning Commission)
were conveyed. Conversations on
connectivity are ongoing.
A preliminary plan application for Chestnut Development (25 units) was received, and
public hearing.

will

The next step on Woods Edge (21 units) is a final site condominium application; the
currently working on the master deed and submittal is expected shortly.

applicant

Input is being requested, through an online survey, on the types of new development
would like to see in the Township.

that the public

The Township-wide “Friendly by Nature” branding project is underway and logo
now available.

merchandise

Hard copies of the updated Township Zoning Ordinance are available.

-

New tablets are being considered.

a
is

is

11. Committee Reports
12. Adjournment
Submitted by,

Keith Voight
Planning Commission Secretary
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Hartland Township Planning Commission Meeting Agenda Memorandum
Submitted By: David Campbell
Subject:

Site Plan # 528 - Woods Edge Final Site Condominium

Date:

May 21, 2015

Recommended Action
Move to recommend the Hartland Township Board approve the Final Site Condominium Plan for Woods
Edge, Site Plan #528, conditional upon the following:
1. The applicant addressing all outstanding items noted in the review letters of the Planning
Department, Fire Marshal, DPW, and Township Engineer in the Construction Plans and/or the
Stamping Sets; and
2. The applicant submitting revised condominium documents for administrative review and
approval from both the Township Attorney and the Planning Department prior to submittal of
Construction Plans; and
3. (Any additional conditions the Planning Commission deems appropriate.)

Discussion
Site Plan #528 is a Final Site Condominium Plan for Woods Edge, comprised of 21 single-family home
sites on the south side of Maxfield Road at the south end of Maxfield Lake. The project has been through
preliminary review by both the Planning Commission and the Township Board. The final site plan is
primarily for review of the condominium documents, particularly the Master Deed.

The Planning Department has provided a review letter dated May 20, 2015 (attached). That letter was
finalized in anticipation of receipt of a thorough review by the Township Attorney on May 21.

Financial Impact

Attachments
SP 528 Woods Edge_Final Site Condo_Full Review Packet

(PDF)
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Woods Edge_Final Site Plan_5-4-2015 (PDF)
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Supervisor
William J. Fountain

OFFICE OF THE PLANNING DIRECTOR
David R. Campbell, AICP

Treasurer
Kathleen A. Horning

2655 Clark Road
Hartland, Michigan 48353
(810) 632-7498 Office
(810) 632-6950 Fax
dcampbell@hartlandtwp.com

Trustees
Joseph W. Colaianne
Matthew J. Germane
Glenn E. Harper
Joseph M. Petrucci

MEMORANDUM
Date:

May 20, 2015

To:

Hartland Township Planning Commission

From:

Planning Department

Subject:

Woods Edge Final Site Condominium
Site Plan Application # 528
Final Site Condominium Plan for 21 single-family units on 20.8 acres
(Parcel ID #’s 4708-27-018, -036, and -076)

Please note – The following review letter was completed on May 20, 2015. At the time of this
letter’s completion, the applicant’s attorney had just that day provided revisions to the proposed
condominium master deed to the Township Attorney for review. Those revisions were necessary
to address issues that were left outstanding in the original submittal. The Township Attorney
provided the Planning Director his assurance that his review of the condominium documents –
including the master deed – would be completed in time to include in a Planning Commission
agenda packet.
The Planning Director made the decision on May 20 to include the Final Site Condominium Plan
on the Planning Commission’s agenda for the regular meeting on May 28, 2015; the agenda
packet for that meeting is to be finalized, distributed and published by mid-day on May 21. The
Planning Director’s review letter is therefore being written without the benefit of comments from
the Township Attorney on the condominium documents.
The Planning Director is very aware of the Planning Commission’s aversion to considering
applications without the benefit of a through and timely review by staff and consultants. The
Planning Director is also sensitive to the demands of our many applicants seeking action on their
applications in an expedient manner. Were it not for the demands of this applicant, the Planning
Director’s preference would have been for the Final Site Condominium Plan for Woods Edge to
come before the Planning Commission at a later date with a more thorough review of the
condominium documents. As it stands, the Planning Director is finalizing this review letter without
the benefit of his own review of the revisions to the condominium documents, and without the
benefit of reviewing the comments of the Township Attorney.
The Planning Director’s hope is that the Planning Commission can appreciate the Planning
Director’s perpetual efforts to find a balance between accommodating the applicant’s demands
for expediency, and the demands of the Planning Commission for a thorough vetting of all
required information. Applicants tend to think in terms of weeks; the Planning Commission is
tasked with making decisions that will impact our community for decades. - DRC

1. Applicant
Applicant – SBTT Properties LLC (Steve Belanger and Tom Tecco)
Property Owner – SBTT Properties LLC (Steve Belanger and Tom Tecco)
Engineer – Livingston Engineering (David LeClair)
Packet Pg. 7
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2. Site Description
The subject property is a combined 20.8 acres on the south side of Maxfield Road, on the south
end of Maxfield Lake, west of the Forestbrook Hills residential planned development. The legal
description of the property is comprised of three parcels (4708-27-018, -036, and -076) along
with some vacated right-of-way from the never-developed Maxfield Park Subdivision plat of
1926; the three parcels and the vacated right-of-way combine to equal 20.8 acres. The subject
property is zoned SR-Suburban Residential, and is designated as Estate Residential on the
Township’s Future Land Use Map. The property has approximately 870 feet of frontage along
Maxfield Road, a public road under the jurisdiction of the Livingston County Road Commission.
Maxfield Road is paved along the majority of the property’s frontage, but converts to a gravel
surface approximately 170 feet from the west property line. The property is mostly wooded, and
according to the applicant’s Existing Conditions inventory, has portions of five wetlands
(Wetlands A through E) including two MDEQ regulated wetlands (Wetlands C and E).
The property is currently assessed for 20 Residential Equivalency Units (REU’s) of sanitary
sewer; the municipal sewer line traverses the property’s frontage along Maxfield Road. The
property is not served by municipal water.
Lone Tree Road traverses the south end of the property. The Planning Department’s
understanding based on correspondence with the Livingston County Road Commission is that
Lone Tree Road between Maxfield and Pleasant Valley Roads is considered a private road by
the LCRC. LCRC has confirmed that there is no public right-of-way across the section line
traversed by Lone Tree. The sole point of access for several properties is via the traveled way
of Lone Tree across the southern edge of the subject property.
3. Site History
As mentioned above, the subject property was platted as Maxfield Park subdivision in 1926.
This plat included 101 small cottage lots and right-of-way for four roads. The plats and the road
right-of-way were vacated at Livingston County Circuit Court in 2008, but the three legally
recorded parcels (-018, -036, and -076) remained with sewer REU’s allocated to each (see the
attached vicinity aerial)
Several different proposals came before the Township for the subject property over the years.
Most recently Glen Properties (George Duke) got as far as a conditional recommendation for
preliminary site plan approval from the Planning Commission in 2008 for a 22-unit single-family
site condominium. Presumably the economic conditions of the time stymied any further
advancement of that project. It is worth noting that project went before the Zoning Board of
Appeals (ZBA) in April 2006 for a determination regarding minimum lot size. The ZBA granted a
variance for the project, allowing a minimum lot size of 20,000 square feet. In consultation with
the Township Attorney, the Township has determined that the ZBA’s 2006 variance runs with
the land, allowing the Woods Edge project proposed in 2015 to have a minimum lot size of
20,000 square feet.
On January 29, 2015, SBTT Development appeared before the Planning Commission with their
initial submittal of Site Plan #528, a preliminary site condominium plan for Woods Edge. Based
in part on the recommendation of the Planning Department, the Planning Commission advised
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the Applicant to revise and resubmit their plans to address the outstanding issues noted in the
Planning Department’s letter dated Jan. 21, 2015.
The revised preliminary site condominium plan was reviewed by the Planning Commission on
March 12, 2015. The Planning Commission recommended approval of the preliminary site
condominium plan, subject to a number of issues to be addressed on the final site condominium
plan and/or in the condominium documents. On April 7, 2015, the Township Board approved
the preliminary site condominium plan subject to the recommended conditions of the Planning
Commission. Several of those conditions related to the condominium documents including the
master deed.
4. Review Procedure
The proposed project is a 21-unit site condominium to be reviewed per the procedures of
Section 6.3 – Condominium Development Standards – of the Hartland Township Zoning
Ordinance. The applicant is not requesting a rezoning to PD – Planned Development or
otherwise. The proposal is intended to comply with the use and dimensional standards of the
SR – Suburban Residential zoning district, taking advantage of the dimensional variance
granted by the ZBA in 2006.
Per Section 6.3, the review of a Site Condominium is a two-step process consisting of a
minimum of four meetings. The Preliminary Site Condominium appears before both the
Planning Commission and the Township Board, which includes a complete and thorough review
of the site plan. The Final Site Condominium again appears before both the Planning
Commission and the Township Board, and it is typically at this stage that the condominium
documents including the master deed and bylaws are reviewed. At both the preliminary and
final stages, the Planning Commission makes a recommendation and the Township Board has
the authority to approve.
In addition to meeting the applicable standards of the Township’s Zoning Ordinance, any
condominium project in the state must comply with the Michigan Condominium Act of 1978.
5. Proposed Concept Plan
A. General
The applicant proposes a 21-unit site condominium in the SR-Suburban Residential
zoning district. Per Section 3.1.6.A of the Zoning Ordinance, the intent of the SR zoning
district is “to provide neighborhoods adjacent to lakes with direct access to collector or
arterial roads” and to “serve as a transition between lower density residential land uses
and higher intensity land uses”. Per Sec. 3.1.6.B.i, Single Family Detached Dwellings
are a principal permitted use in the SR district. As such, a 21-unit single-family site
condominium is consistent with the intent and uses permitted in the SR district.
The proposed lot areas range from 20,571 square feet (Unit 13) to 62,334 square feet
(Unit 20), with the majority in the low-to-mid 20,000 square foot range. The minimum lot
size in the SR district is 20,000 square feet if a property is served by municipal water
and sewer, and 32,670 square feet (0.75 acres) otherwise. The subject property is
served by municipal sewer but not municipal water, which would mean the minimum lot
Packet Pg. 9
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size would typically be 32,670. However, on April 19, 2006, representatives of the
developer at that time (Glen Properties, George Duke) went before the ZBA for a
variance on minimum lot size. The ZBA granted that variance, allowing minimum lot
sizes of 20,000 square feet despite the lack of municipal water service. The Planning
Department has confirmed with the Township Attorney that the ZBA’s variance of 2006
runs with the land, and allows for subsequent development of the subject property to
have a minimum lot size of 20,000 square feet.
Properties in the SR district are required to have a minimum lot width of 120 feet,
measured at the front property line. Sheet 3 of the proposed Site Plan confirms that all
of the proposed lots have a minimum lot width of at least 120 feet.
The SR district has standards for maximum lot coverage and maximum building height.
No actual homes are proposed as part of the site plan, so compliance with those
standards will be verified when Land Use Permits are reviewed for individual homes.
B. Proposed Density and Open Space
Section 3.15.3 of the Zoning Ordinance requires all residential condominium
developments in the SR zoning district to provide a minimum of 25% open space, with a
minimum of 10% of the total open space to be useable open space (“useable open
space” is defined as land area suitable for active recreation). For the 20.8 acre site, this
would equate to a minimum of 5.2 acres of open space, with a minimum of 2.1 acres of
useable open space. Sheet NF-1 of the revised site condominium plan includes an open
space calculation, which proposes 5.47 acres of total open space (26.3% of the gross
acreage) with 3.24 acres (15.6% of the gross) of that open space comprised of “upland”.
The Planning Commission had an opportunity to discuss the proposed open space at
their meeting on March 12 and determined that the open space as proposed meets the
standards of section 3.15.3.
C. Maxfield Road Access
The applicant has obtained approval from the Road Commission (LCRC) for the location
of the proposed private road with respect to sight distance along Maxfield Road. The
LCRC confirmed on May 12, 2015 that both the proposed private road location and the
emergency access location have received sight distance approval from the LCRC. No
permit has been approved to construct either access within the Maxfield Road right-ofway; presumably, the applicant wishes to receive site plan approval from the Township
prior to applying for right-of-way construction permits. It is when the applicant applies for
the private road permit that the LCRC will review whether any improvements will be
required along Maxfield Road, including acceleration / deceleration tapers, drainage,
materials, signage, etc. In the Planning Department’s correspondence with the Road
Commission, it appears unlikely that the LCRC will require any improvements to
Maxfield Road (widening, lighting, etc.) other than the acceleration / deceleration tapers.
Proposed Units 18 and 19 will have direct access to Maxfield Road via private
driveways. Driveway permits will be required at the time of construction of those homes.
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An emergency access is proposed at the northwest corner of the property. The
emergency access has received sight distance approval from the LCRC. In the Fire
Marshal’s review letter of the original plan submittal (dated Jan. 20, 2015), he found the
emergency access drive to be acceptable so long as some conditions were met with
respect to its long-term maintenance and year-round accessibility.
D. Traffic Generation
As stated above, LCRC will determine what – if any – road improvements will be
required to accommodate the 21-unit proposal once the applicant submits for a permit
for the private road approach. Single-family homes generate a national average of
about 10 trips per day; 5 trips in and 5 trips out. The proposed development would
therefor generate approximately 210 new trips daily; 105 trips in and 105 trips out. The
applicant has not submitted a traffic impact analysis as part of the preliminary site plan;
per Section 6.5 of the Zoning Ordinance, an analysis is required if the proposal is
anticipated to generate more than 750 new trips per day.
E. Internal Vehicular/Pedestrian Circulation and Lone Tree Road
Access to the proposed 21 homesites is provided via a paved private road, shared
driveway, and/or direct access to Maxfield Road (Units 18 and 19 would have driveways
directly onto Maxfield). Units 1 through 17 would have direct access to the proposed
private road. Units 20 and 21 would access the proposed private road via a shared
residential driveway.
No interior sidewalk is proposed, and there is no existing sidewalk along Maxfield Road
(nor are there any immediate plans for one). The Planning Commission concurred
during their review of the preliminary plan that neither a frontage sidewalk nor an interior
sidewalk would be required for this proposal given its location, its natural features, and
the lack of any existing (or planned) sidewalk network to connect to.
Section 5.22 of the Zoning Ordinance requires that all roads in a site condominium shall
be hard surfaced, and shall connect to a hard-surfaced public road. The proposed
private road is paved (with open ditches) and connects to the paved portion of Maxfield
Road. The Township Engineer would review the specifications of the proposed private
road in detail upon approval of the site condominium plan.
Section 5.23 provides review and approval standards and procedures for private roads
and shared driveways. Private roads require approval from the Township Board,
whereas shared driveways require approval from the Planning Commission. When a
private road and/or shared driveway is proposed as part of a site condominium, approval
can be concurrent with approval of the overall site plan for the development. In other
words, if the Township Board were to approve the site condominium plan, they would
also be approving the private road and shared driveway as part of that plan. The design
and construction standards of Section 5.23 as they apply to private roads and shared
driveways within the proposed development are as follows:
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1. Private Road
 Private roads accessing 13-24 units must be paved and within a 66-foot
easement, with either a curb-and-gutter drainage system or an open ditch.
Applicant is proposing an open ditch system, which requires a 22-foot road
surface with a 2-foot shoulder on either side, 26-foot total width within a 66foot easement. Design details including geometrics, drainage, pavement and
sub-base will be reviewed by the Township Engineer at the time of
Construction Plan review.
 The proposed private road has only one point of public access to/from
Maxfield Road, and will terminate into a cul-de-sac near the midpoint of the
west side of the property. The midpoint of the cul-de-sac terminus is
approximately 1,000 feet in traveled length from the centerline of Maxfield
Road. Section 5.23 of the Zoning Ordinance strongly encourages private
roads that have a second point of public access, and/or opportunities for
future road connections in the form of future access easements to adjoining
parcels. The Planning Commission discussed these issues at the preliminary
site plan review stage and determined that there was no reasonable
opportunity to provide for road connections to existing and/or future
developments. The Township Board approved the preliminary site plan for
the private road as proposed.
 In lieu of a secondary point of public access, the applicant is proposing a
gated emergency access at the northwest corner of the site, traversing
across the property and connecting to the terminus of the cul-de-sac. The
Hartland Fire Marshal has provided comments relative to this
emergency access, including his desire to see assurances that the
emergency access would be built to support a maximum axel weight, be
clearly delineated and marked, be maintained and kept clear year-round,
and have adequate height clearance maintained in perpetuity.
 The approval procedures of Section 5.23 provide the Planning Commission
and the Township Board the discretion to waive requirements for secondary
public access and/or future secondary access and/or maximum cul-de-sac
length if they are satisfied that meeting the intent of those requirements is
impractical. In approving the preliminary site condominium plan as proposed,
the Planning Commission and Township Board have determined that a
second point of public access to Maxfield Road is not practical, nor is
providing an access easement to adjoining developable properties.
2. Shared Driveway
 The proposed shared driveway accessing Units 20 and 21 is shown as paved
and 22 feet wide. Section 5.23 includes requirements for the construction
requirements of a shared driveway (sub-base, drainage, vertical clearance,
etc) that will be reviewed by the Township Engineer at the review of the
construction plans.
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The length of the shared driveway is less than 600 feet from its connection to
the proposed private road; as such, a T-turnaround or cul-de-sac for the
shared driveway is not required but continues to be shown on the plans.
Despite preliminary site plan review comments suggesting otherwise, the final
site condominium plan shows a full 22-foot shared driveway to traverse
across the entire frontage of Unit 21. Staff recommended the Applicant show
the Planning Commission and the Board a reasonable location where the
private driveway for Unit 21 would split off from the shared driveway, such
that the remaining driveway across Unit 21 would cease to be a shared
driveway and would only be a private driveway across Unit 21 for the
exclusive use of Unit 20. An access easement for Unit 20’s private driveway
would have to be shown traversing across the remainder (ie the area east of
the split point) of Unit 21. This might save the Applicant the cost of
constructing a 22-foot shared driveway all the way across Unit 21, and would
potentially enhance the marketability of Unit 21 (more yard, less pavement).
A separate access easement and maintenance agreement will have to
be recorded for the shared driveway, and/or be otherwise recorded as
part of the master deed for the site condominium in a form approvable
upon review by the Township Attorney.
It is worth noting that, per the Zoning Ordinance, units abutting a shared
driveway are not “corner lots” and therefore are not required to meet front
setback requirements from the shared driveway. This is most relevant for
proposed Units 8, 9, and 21.
The Township will likely require assurances that the shared driveway
will be constructed at the same time as construction of the private road,
or a performance guarantee deposited to the Township for its future
construction. The Township does not want to find itself in a situation
where the future owners of Units 20 and 21 contest who is responsible
to bear the cost of the shared driveway

3. Lone Tree Road
The Planning Commission is aware that there was a fair amount of public
comment on January 29 regarding Lone Tree Road where it traverses across the
southern edge of the subject property, and whether the development of the
subject property would in any way preclude access for the several properties
along Lone Tree east of Maxfield. This development will actually clear up much
of the ambiguity of Lone Tree Road, or at least the 824 linear feet of it that
crosses this property. Sheet 3 identifies a 33’ easement for ingress/egress along
the entire south property line, and the applicant’s attorney has drafted a
preliminary legal description (attached) of that easement. The applicant is
proposing a 25’ natural features preservation buffer beyond the Lone Tree Road
easement along the south property line, with the exception of the portion with the
proposed detention pond which will be directly adjacent to the 33’ easement.
Included with the condominium documents is an Easement Use and
Maintenance Declaration for Lone Tree Road, granting a 33’ ingress/egress
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easement along the southern property line of the subject property, for the
benefit of seven properties. Planning Department notes that PIN 4708-34200-001 should be added as a “Benefited Property” to the seven already
listed in Exhibit B of the Declaration.
F. Setbacks
Building envelopes have been included for each unit demonstrating compliance with the
setback requirements of the SR zoning district (50 front, 25 rear, 15 either side). Units 1
and 17 are corner lots with frontage on both the private road and Maxfield Road. Certain
units have a smaller building envelope to avoid disturbances to the existing regulated
and non-regulated wetlands. The building envelopes are noted on Sheet 3 of the site
plan.
Section 11.2 and 11.5 of the proposed Master Deed speak to the structures permitted on
each unit. Sec. 11.2 states that “all homes shall be built within the building envelopes” of
their respective unit, and goes on to state that a permanent detached building up to 400
sf may be located “behind the house”. Section 11.5 states that accessory structures
including decks, patios and in-ground pools are permitted. It would be to the benefit of
the developer and their successors to clarify that all structures (principal, accessory,
attached and detached) including pools and their surrounds shall be built within the
building envelope. The Planning Department can say from experience that this issue
should be unambiguous in the Master Deed, since the Township’s Zoning Ordinance is
clear that accessory structures – including sheds, pools and pool surrounds – must
comply with setback requirements. The Master Deed should be consistent with the
Zoning Ordinance in this respect. This will be very relevant upon the inevitability that
units with building envelopes constricted by wetlands and/or the conservation easement
apply for HOA approval and a Township Land Use Permit for an accessory structure.
A conservation easement for the 25’ natural features preservation area around
most of the site’s perimeter (which will encumber several proposed lots and
prevent their future owners from removing vegetation within that conservation
easement) shall be recorded with the master deed.
G. Utilities
The subject property is served by municipal sewer, and 20 sewer REU’s have been
allocated to the three combined parcels. The DPW Director’s review letter on the
preliminary site condominium plan provided comments on how the existing balance on
the REU assessment will be redistributed and paid as each unit develops.
Each home will be served by a grinder pump to tie into the pressurized system. Private
wells are anticipated for potable water. Electricity and natural gas are accessible.
Detailed construction plans for connections to the municipal sewer will be reviewed by
the Township Engineer, DPW Director, and Livingston County.

Packet Pg. 14

Attachment: SP 528 Woods Edge_Final Site Condo_Full Review Packet (1688 : Site Plan #528 - Woods Edge Final Site Condominium)

Final Site Condominium – Site Plan #528
Woods Edge – SBTT Development
Page 8 of 13

8.a.a

Site drainage will be accommodated by a detention basin on the south side of the
property, outletting into the adjacent County drain. The Township Engineer and County
Drain Commission will both be reviewing drainage plans.
DPW Director’s review of the condominium documents (attached) states that public
easements for sanitary sewer – including for leads, grinder pumps, and electrical panels
for each unit – must be provided for in the condominium bylaws and shown on the
construction plans.
H. Natural Features (Wetlands and Woodlands)
The subject property has three unregulated and two regulated wetlands per their
wetlands inventory of October 2014. The Planning Department is of the understanding
that the developer intends to leave all wetlands undisturbed, relieving them of the
requirement for any permits from the MDEQ. If MDEQ permits will be required, this will
be determined during the review of the construction plans and/or upon issuance of
LCDC permits. A five-foot buffer is proposed between the individual units’ building
envelopes and all wetlands (regulated and non-regulated).
An inventory was provided of the existing mature trees within a 25’ perimeter of the
entire site, summarized on Sheet NF-1. That inventory shows existing vegetation
consisting of oaks, maples, cherries, hickories, elms and others of varying size, mostly
deemed to be in “Good” condition. Most of the existing vegetation along the perimeter
will be preserved in an effort to seek Planning Commission approval of waivers from a
strict application of the landscape standards of Section 5.11 (discussed in detail below).
Section 5.17.1 of the Zoning Ordinance requires a tree removal/protection plan for any
project in which 25% of the trees eight inches or greater in caliper are to be removed.
Sheet NF-1 shows a 25’ Natural Features Preservation Area along most of the perimeter
of the site, and a calculation of the total area to be cleared for grading, land balancing,
road construction, stormwater detention, etc. The total area proposed to be cleared
encompasses 7.35 acres, or 35.3% of the gross acreage of the site. As individual
homesites are developed, additional clearing will be required for each home’s building
envelope and driveways and to achieve desired grades. No tree protection plan was
provided to indicate how the trees outside the uncleared area will have their root
area (typically the area within the tree canopy’s drip line) preserved. The
applicant should consider providing a tree protection fence at the grading limits.
I.

Landscaping
The revised landscape plan (Sheet L1) proposes fifteen (15) new trees on the 20.8 acre
site. (10 shrubs are also proposed around the entranceway’s monument sign, but that
sign and its landscaping will be reviewed and approved under separate Sign Permit
application.)
The applicant is proposing 14 trees around the perimeter of the detention basin in the
rear of the site. No new frontage landscaping is proposed along Maxfield Road with the
exception of a single Red Maple at the proposed entrance, nor new screening along the
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site’s perimeter. In a cover letter submitted during the preliminary site plan review, the
applicant formally requested a waiver of most of the Township’s landscaping standards
(frontage greenbelt, perimeter buffering/screening, detention pond perimeter, street
trees, etc.) based on the adequacy of the existing vegetation to remain.
During their review of the preliminary site plan on March 12, the Planning Commission
affirmed that the landscaping plan as proposed – when combined with the natural
features to remain within a 25’ natural features conservation easement – satisfied the
spirit and intent of the perimeter landscaping requirements. The Planning Commission
has the discretion to waive a strict application of the landscaping standards per Sections
5.11.5 and 5.11.7 of the Zoning Ordinance. Based on the detailed tree inventory
provided by the applicant for the 25’ perimeter of the majority of the site, the Planning
Commission granted the necessary waivers (frontage greenbelt, detention basin, interior
street trees, and perimeter screening & buffering) to the applicable landscape standards
of Section 5.11.
A detailed summary of a strict application of the landscape standards of Section 5.11
was provided in the Planning Department’s review of the preliminary site plan. Given the
Planning Commission’s findings on March 12 relative to accepting the preservation of
existing vegetation in lieu of new landscaping, that detailed summary is not repeated in
this review of the final site condominium plan.
The landscape plan of Sheet L1 includes standard details to ensure compliance with the
standards of Section 5.11 as they pertain to proper installation and care of landscape
materials. A note has been included on Sheet L1 assuring compliance with irrigation
and maintenance requirements.
The Township Attorney’s forthcoming review letter is expected to comment on the
terms of the Natural Features Conservation Easement to ensure perpetual
protection of the perimeter vegetation which the Planning Commission accepted
in lieu of new perimeter landscaping.
J. Exterior Lighting
No exterior lighting is proposed, with the possible exception of some illumination of the
proposed entranceway sign to be reviewed under a separate Sign Permit.
K. Condominium Documents
1. Master Deed – The Planning Department defers to the comments of the
Township Attorney’s review of the Master Deed, a revised version of which
was received as recently as May 20. The Planning Director and the
Township Attorney had several conversations regarding the issues to be
addressed in the Master Deed, including but not limited to:
 Private road easement and maintenance agreement
 Emergency access road perpetual maintenance commitment
 Terms of natural features conservation easement
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Designation of shared driveway as general common element (with a
commitment of construction by the developer)
2. Bylaws – No Planning Department comments on the proposed condominium
bylaws.
3. Easements – The Easement Use and Maintenance Declaration refers to
Lone Pine Road where it should refer to Lone Tree Road. Further, one of
the benefitted properties to be listed in Exhibit B should be PIN 4708-34200-001
Hartland Township Attorney’s Review
As of the date of the Planning Department’s review (May 20, 2015) the Township Attorney
was in the process of reviewing condominium documents that had been revised and
resubmitted to him that day. The Planning Director had a phone conversation with the
Township Attorney on May 20; the Attorney indicated that he felt the outstanding issues could
be addressed administratively by the Attorney and Township Staff as a condition of Township
approval.
Hartland Township DPW Review
The DPW Director has submitted a review letter dated May 5, 2015 (attached). That review
notes that one additional sewer REU will need to be purchased as a condition of stamping set
approval, since 20 REU’s have been assessed to the property and 21 units are proposed. The
remaining assessment balance of the the 20 REU’s will then be evenly distributed across the 21
units. The letter also includes a requirement related to public utility easements for sanitary
sewer to be provided on the construction plans and final condominium documents.
Engineer’s Review
The Township Engineer (HRC) provided a review letter dated January 16, 2015 (attached), in
which the Engineer states that they have no concerns with the plans receiving preliminary site
plan approval. The Engineer declined a formal review of the final site condominium plans,
stating that their more pertinent comments would come at the time of construction plan review.
Hartland Deerfield Fire Authority Review
The Hartland Fire Marshal recommended conditional approval of the plans as submitted in his
review letter dated January 20, 2015 (attached). Similar to the Township Engineer, the Fire
Marshal declined a formal review of the final site condominium plans and will provide comments
upon submittal of the construction plans.
Recommendation
If the Planning Commission is confident that the outstanding issues noted in the reviews of the
Planning Department and the Township Attorney can be addressed administratively, then the
Planning Department recommends that the Planning Commission forward the Final Site
Condominium Plan to the Hartland Township Board with a recommendation of
conditional approval, consistent with the procedures of Section 6.3 of the Zoning Ordinance.
The condition of approval should be for the condominium documents to be resubmitted and
approved administratively by both the Township Attorney and the Planning Department prior to
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submittal of construction plans. Issues to be addressed in those revised condominium
documents include (but are not necessarily limited to):
 Private road easement and maintenance agreement
 Emergency access road maintenance agreement
 Natural features conservation easement
 Shared driveway easement and maintenance agreement
 Inclusion of additional Lone Tree Road properties in the list of Benefited Properties in the
Easement Use Declaration
Recommended Motion Language
Should the Planning Commission choose to forward the Preliminary Site Condominium Plan to
the Township Board with a recommendation of approval, the Planning Department recommends
the following motion language:
Move to recommend the Hartland Township Board approve the Final Site Condominium Plan for
Woods Edge, Site Plan #528, conditional upon the following:
1. The applicant addressing all outstanding items noted in the review letters of the Planning
Department, Fire Marshal, DPW, and Township Engineer in the Construction Plans
and/or the Stamping Sets; and
2. The applicant submitting revised condominium documents for administrative review and
approval from both the Township Attorney and the Planning Department prior to
submittal of construction plans; and
3. Administrative approval of a land combination application for the three existing platted
parcels and the vacated road right-of-way surrounding them; (and)
4. (Any additional conditions the Planning Commission deems appropriate.)
Attachments:
 Vicinity aerial
 Township Attorney’s review letter
 Township Engineer’s review of Preliminary Site Condominium Plan dated Jan. 16, 2015
 DPW Director’s review letter dated May 5, 2015
 Hartland Fire Marshal’s review of Preliminary Site Condominium Plan dated Jan. 20, 2015
Cc:

SBTT Development
Steve Belanger and Tom Tecco
5326 Lakes Forest
Brighton, MI 48116
steve@belangerbuilders.com
Tom Tecco
7344 Pine Vista Dr.
Brighton, MI 48116
ttecco@aol.com
Livingston Engineering
David LeClair, PE
3300 S. Old US-23
Brighton, MI 48114
M. Bernardin, Fire Marshal (email)
B. West, Director of Public Works (email)
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DEPARTMENT OF PUBLIC WORKS
2655 Clark Road
Hartland MI 48353
Phone: (810) 632-7498
Fax: (810) 632-6950
www.hartlandtwp.com

MEMO
TO:

David Campbell, Planning Director

FROM

Robert M. West, Public Works Director

DATE:

May 5, 2015

RE :

By-Laws Review

DEVELOPMENT:

Woods Edge subdivision; Maxfield Dr.
#4708-27-401-018, -036, -076

APPLICATION #

528

Applicant has provided condominium bylaws for review. Public Works requires the bylaws
specifically reference public sanitary sewer easements to each parcel. Public easements must
be granted for all for the agents of the sanitary sewer system, including leads from the sewer
main to, and including, the grinder pump and associated electric control panel. The
construction plans must also designate the easements as public.
The applicant is still required to purchase one (1) Sewer REU, as the property is currently assessed
for twenty (20) Sewer REU’s.
Please feel free to contact me with any further questions or comments regarding this matter,
and thank you for your time.

Robert M. West
Public Works Director
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January 16, 2015
PRINCIPALS
George E. Hubbell
Thomas E. Biehl
Walter H. Alix
Keith D. McCormack
Nancy M. D . Faught
Daniel W. Mitchell
Jesse B. VanDeCreek
Roland N. Alix
SENIOR ASSOCIATES
Gary J. Tressel
Kenneth A. Melchior
Randal L. Ford
William R. Davis
Dennis J. Benoit
Robert F. DeFrain
Thomas D. LaCross
ASSOCIATES
Jonathan E. Booth
Michael C. MacDonald
Marvin A. Olane
Marshall J. Grazioli
James F. Burton
Donna M. Martin
Charles E. Hart
Colleen L. Hill-Stramsak
Bradley W. Shepler
Karyn M. Stickel

HUBBELL, ROTH & CLARK, INC.
OFFICE: 105 W. Grand River
Howell, MI 48843
PHONE: 517.552.9199
FAX: 517.552.6099
WEBSITE: www.hrc-engr.com
EMAIL: info@hrc-engr.com

Hartland Township
2655 Clark Road
Hartland, MI 48353
Attn:

Mr. David Campbell, Planning Director

Re:

Site Plan Review
Woods Edge
Section 27, Hartland Township
Site Plan Application No. 528

HRC Job No. 20150023.20

Dear Mr. Campbell:
As requested, this office has reviewed the plans for the above project as prepared by
Livingston Engineering (plans dated January 8, 2015, received by the Township on
January 8, 2015). We have the following comments:
General
1. All permits are to be obtained prior to the start of construction. At this time, the
permits for this development may include: Livingston County Road Commission,
MDEQ Sanitary Sewer Construction; LCDC Soil Erosion, Drain Connection and
Sanitary Sewer; Hartland Township Sanitary Sewer.
Water Supply
1. The plans indicate that individual wells will be used to provide water service for
each lot. This will require approval of the County Department of Public Health at
the time of installation of the well.
2. The proposed emergency access road will require the review and approval of the
Hartland Deerfield Fire Authority.
Sanitary Sewer
1. The plans indicate that a low pressure force main with grinder pumps will be used
to provide sanitary sewer to each lot. The force main will connect to the existing 3
inch force main in Maxfield Road. All proposed sanitary sewer improvements
must be designed in accordance with the current standards of the Livingston
County Drain Commissioner’s Office and will also require their review and
permitting.
Storm Drainage
1. The proposed storm water collection system must be designed in accordance with
Hartland Township Engineering Design Standards.
2. A sediment forebay should be included in the proposed detention pond.

Y:\201500\20150023\06_Corrs\Design\2015_01_16_WoodsEdge_SitePlanReview.docx
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Mr. David Campbell, Planning Director
Woods Edge
January 16, 2015
HRC Job Number 20150023.20
Page 2 of 2

3. A detention basin maintenance agreement will be required to be submitted prior to
as-built plan approval.
Paving & Grading
1. The proposed paving and grading improvements must be designed in accordance
with Hartland Township Engineering Design Standards.
2. The dimensions and materials of the proposed private road will need to meet the
typical roadway cross-section shown on the Hartland Township Standard
Construction Detail Sheet for Pavement Standards. This shall include the use of
21AA limestone aggregate, eight (8) inches class II sand subbase, four (4) foot
gravel shoulders and one vertical to four horizontal ditch side slopes.
Subject to these items being addressed in future plan submittals; we have no objection
to the approval of the proposed site plan. One (1) complete set of the construction
plans should be submitted to the Township Planning Department for review.
If you have any questions or require any additional information, please contact the
undersigned.
Very truly yours,
HUBBELL, ROTH & CLARK, INC.

Michael P. Darga, P.E.
MPD/mpd
pc:

Hartland Twp; B. West; D. Lutz; M. Bernardin
LE; T. Appleton
HRC; R. Alix, J. Booth, File
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Hartland Area Fire Dept.
3205 Hartland Road
Hartland, MI. 48353-1825

Voice: (810) 632-7676
Fax: (810) 632-2176
E-Mail: firemarshal@hartlandareafire.com
January 20, 2015

TO:

Planning Commission
Attn: Zoning Department
Hartland Township
2655 Clark Road
Hartland, MI 48353

RE:

Application # 528, request for Site Plan, for Woods Edge.

Based upon review of the site plan stamped received by Hartland Township on 1/8/2015, the project was drawn
as being within the requirements for accessibility contingent upon the following:
 There is a maintenance agreement that specifies year around accessibility on the emergency vehicle
access (AHJ Requirement).
1. The maintenance agreement must include a vertical clearance of 13’6” and a minimum of 24’
width on both the shared private drive as well as the emergency vehicle access.
 A supra brand lock box shall be permanently mounted on the gate to ensure emergency access.
The Fire Marshals Office approves with the above contingencies the submittal of Application # 462.
Any revised drawings affecting the Fire Department must be submitted for review.
Additional Comments:
This office is willing to trade the emergency vehicle access road for residential fire sprinklers in ALL proposed
residential buildings. The residential fire sprinklers shall be installed and tested in accordance with NFPA 13D.
Yours In Fire Safety,

Michael R. Bernardin - Fire Marshal

cc: Fire Chief, Division Files
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MASTER DEED
WOODS EDGE SITE CONDOMINIUM

A 21 UNIT SITE CONDOMINIUM PROJECT LOCATED IN
HARTLAND TOWNSHIP, LIVINGSTON COUNTY, MICHIGAN

1
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MASTER DEED
WOODS EDGE SITE CONDOMINIUM
This Master Deed is made and executed on this _____ day of ________, 2015, by SBTT
PROPERTIES LLC (hereinafter referred to as the “Developer”), whose office address is 7344
Pine Vista Drive, Brighton, MI 48116 pursuant to the provisions of the Michigan Condominium
Act (Act 59 of the Public Acts of 1978, as amended).
WHEREAS, the Developer desires by recording this Master Deed, together with the
Bylaws hereto as Exhibit A, and the Condominium Subdivision Plan attached hereto as Exhibit
B, (said exhibits are hereby incorporated herein by reference and made a part hereof), to
establish the real property described in Article II below, together with the improvements located
and to be located thereon, and the appurtenances thereto, as a residential Site Condominium
Project under the provisions of the Act.
NOW, THEREFORE, the Developer, by recording this Master Deed, hereby establishes
Woods Edge Site Condominium (sometimes herein referred to as "Woods Edge”) as a
Condominium Project under the Act and declares that Woods Edge Site Condominium shall he
held, conveyed, hypothecated, encumbered, leased, rented, occupied, improved and otherwise
utilized, subject to the provisions of the Act, and the covenants, conditions, restrictions, uses,
limitations and affirmative obligations set forth in this Master Deed and Exhibits A, and B
hereto, all of which shall be deemed to run with the land and be a burden and a benefit to the
Developer, its successors and assigns, and any persons acquiring or owning an interest in the
Condominium Premises, and their grantees, successors, heirs, personal representatives and
assigns.
ARTICLE I
OVERVIEW
The Condominium Project shall be known as Woods Edge Site Condominium,
Livingston County Condominium Subdivision Plan No. ____. The Condominium Project is
established in accordance with the Act. The Units contained in the Condominium, including the
number, boundaries, dimensions, area and volume of each Unit, are set forth completely in the
Condominium Subdivision Plan attached to this Master Deed as Exhibit B. Each Unit is capable
of individual utilization by virtue of having its own entrance from and exit to either a public road
or a Common Element of the Condominium Project. Each Co-Owner in the Condominium
Project shall have an exclusive right to the Unit owned by said Co-Owner and shall have an
undivided and inseparable right to share with other Co-Owners the General Common Elements
of the Condominium Project.
ARTICLE II
LEGAL DESCRIPTION
The land which comprises the Condominium Project established by this Master Deed is
located in Hartland Township, Livingston County, Michigan and is described as follows:

2
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Legal Description:

Together with and subject to easements, restrictions and governmental limitations of record, and
the rights of the public or any governmental unit in any part of the subject property taken or used
for road, street or highway purpose. The obligations of the Developer under the foregoing
instruments are or shall be assigned to and thereafter performed by the Association on behalf of
the Co-Owners. Also subject to the easements and reservations established and reserved in
Article VI below.
ARTICLE III
DEFINITIONS
Certain terms are utilized in this Master Deed and Exhibits A, and B, and are or may be
used in various other instruments such as, by way of example and not limitation, the Articles of
Incorporation and rules and regulations of the Woods Edge Condominium Association, a
Michigan nonprofit corporation, and deeds, mortgages, liens, land contracts, easements and other
instruments affecting the establishment of, or transfer of, interests in Woods Edge. Whenever
used in such documents or any other pertinent Instruments, the terms set forth below shall be
defined as follows:

3
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Section 3.1 "Act" means the Michigan Condominium Act, Act 59 of the Public Acts of
Michigan of 1978, as amended.
Section 3.2 "Association" means the Woods Edge Condominium Association, which is
the nonprofit corporation organized under Michigan law of which all Co-Owners shall be
members, and which shall administer, operate, manage and maintain the Condominium. Any
action which the Association is required or entitled to take shall he exercisable by its Board of
Directors unless specifically reserved to its members by the Condominium Documents or the
laws of the State of Michigan.
Section 3.3 "Bylaws" means Exhibit A attached to this Master Deed, which sets forth the
substantive rights and obligations of the Co-Owners and which is required by Section 3(8) of the
Act to be recorded as part of the Master Deed. The Bylaws shall also constitute the corporate
bylaws of the Association as allowed under the Michigan Nonprofit Corporation Act.
Section 3.4 "Common Elements”, where used without modification, means both the
General and Limited Common Elements described in Article IV below.
Section 3.5 "Condominium Documents" means this Master Deed and Exhibits A and B
hereto, and the Articles of Incorporation of the Association, and rules and regulations, if any, of
the Association, as any or all of the foregoing may be amended from time to time.
Section 3.6 "Condominium Premises" means the land described in Article II above, all
improvements and structures thereon, and all easements, rights and appurtenances belonging to
Woods Edge Site Condominium.
Section 3.7 "Condominium Project, Condominium or Project" are used synonymously to
refer to Woods Edge Site Condominium.
Section 3.8 "Condominium Subdivision Plan" means Exhibit B to this Master Deed. The
Condominium Subdivision Plan depicts and assigns a number to each Condominium Unit and
describes the nature, location and approximate dimensions of certain Common Elements.
Section 3.9 "Consolidating Master Deed" means the amended Master Deed which shall
describe Woods Edge as a completed Condominium Project and shall reflect all Units and
Common Elements therein, and the percentage of value applicable to each Unit as finally
readjusted. Such Consolidating Master Deed, if and when recorded in the office of the
Livingston County Register of Deeds, shall supersede this recorded Master Deed for the
Condominium and all amendments thereto. In the event the Units and Common Elements in the
Condominium are constructed in substantial conformance with the proposed Condominium
Subdivision Plan attached as Exhibit B to this Master Deed, the Developer shall be able to satisfy
the foregoing obligation by filing a certificate in the office of the Livingston County Register of
Deeds confirming that the Units and Common Elements "as built" are in substantial conformity
with the proposed Condominium Subdivision Plan and that no Consolidating Master Deed need
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be recorded.
Section 3.10 "Construction and Sales Period” means the period commencing with the
recordation of this Master Deed and continuing during the period that the Developer owns (in fee
simple, as a land contract purchaser or as an optionee) any Unit in Woods Edge.
Section 3.11 "Co-Owner" means an individual, firm, corporation, partnership,
association, trust or other legal entity (or any combination thereof) who or which owns or is
purchasing by land contract one or more Units in the Condominium Project. Unless the context
indicates otherwise, the term "Owner", wherever used, shall be synonymous with the term "CoOwner".
Section 3.12 “Developer” means SBTT PROPERTIES LLC., an organization, which has
made and executed this Master Deed, and its successors and assigns. Both successors and
assigns shall always be deemed to be included within the term "Developer" whenever, however
and wherever such terms are used in the Condominium Documents. However, the word
"successor" as used in this Section 3.13 shall not be interpreted to mean a "Successor Developer"
as defined in Section 135 of the Act.
Section 3.13 “Expandable Condominium” means a condominium project to which
additional land may be added in accordance with the Act.
Section 3.14 "First Annual Meeting" means the initial meeting at which non-Developer
Co-Owners are permitted to vote for the election of all Directors and upon all other matters
which properly may be brought before the meeting.
Section 3.15 "Transitional Control Date" means the date on which a Board of Directors
of the Association takes office pursuant to an election in which the votes which may be cast by
eligible Co-Owners unaffiliated with the Developer exceed the votes which may be cast by the
Developer.
Section 3.16 "Unit or Condominium Unit" each mean a single condominium unit in
Woods EdgeSite condominium as the same is described in Section 5.1 of this Master Deed and
on Exhibit B hereto, and shall have the same definition as the term "Condominium Unit" has in
the Act. All structures and improvements now or hereafter located within the boundaries of the
Unit, including, by way of illustration only, dwelling, water well, Septic System and
Appurtenances, shall be owned in their entirety by the Co-Owner of the Unit within which they
are located and shall not, unless otherwise expressly provided in the Condominium Documents,
constitute Common Elements.
Wherever any reference is made to one gender, the reference shall include a reference to
any and all genders where the same would be appropriate; similarly, whenever a reference is
made to the singular, a reference shall also be included to the plural where that reference would
be appropriate, and vice versa.
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ARTICLE IV
COMMON ELEMENTS
The Common Elements of the Project described in Exhibit B to this Master Deed, and the
respective responsibilities for maintenance, decoration, repair, replacement, restoration or
renovation thereof are as follows:
Section 4.1 General Common Elements. The General Common Elements are as follows:
(a) Land. The land designated in Exhibit B as General Common Elements,
which shall include all roadways, emergency access drives and Shared Driveways in
the Project, as depicted in Exhibit B.
(b) Electrical. The electrical transmission mains and wiring throughout the
Project up to the point of lateral connection for Unit service located at the boundary
of the Unit, together with common lighting for the Project, if any, installed by the
Developer or Association in its/their sole discretion.
(c) Telephone. The telephone system throughout the Project up to the
ancillary connection for Unit service located at the boundary of the Unit.
(d)Gas. The gas distribution system throughout the Project, if and when it
may be installed, up to the point of lateral connection for Unit service located at the
boundary of the Unit and excluding the gas nester for each Unit.
(e) Cable TV and other Telecommunications. The cable television and other
telecommunications system throughout the Project, if and when it may be installed,
up to the point of the ancillary connection for Unit service located at the boundary of
the Unit.
(f) Paths. The sidewalks, bike paths, boardwalks, and walking paths
(collectively, 'Walkways”), if any, installed by the Developer or the Association
within the Land designated in Exhibit B as General Common Elements.
(g) Landscaping and other Improvements. All landscaping, sprinkler
systems, berms, trees, plantings and signage for the Project, Walkways, and other
structures and improvements, if any, located within the land designated in Exhibit B
as General Common Elements, and the specific signage for the Project placed at the
entrance to the Project, which may be constructed on Units 1 or 17.
(h) Storm Drainage. The storm water drainage system throughout the
Project, including open-ditch drainage, below-ground and above-ground drainage
systems, retention ponds and detention ponds, if any, up to the point of Unit service
located at the boundary of the Unit.
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(i) Sanitary Sewer and Water Systems. The sanitary sewer system
throughout the Condominium Project that is within the road right of way will be
dedicated to the Township of Hartland; the general common elements will include
any remaining part of the sanitary sewer systems that runs throughout the
condominium project up to the point such systems are connected with their
respective mains in the road right of way;
(j) Cul-de-Sac Islands. The landscaped islands, if any, within the roads in the
Project, subject, however, to the rights therein of the public and any governmental
unit.
(k) Easements. All easements (if any) that are appurtenant to and that benefit
the Condominium Premises pursuant to recorded easement agreements, reciprocal or
otherwise.
(l) Other. Such other elements of the Project not designated in this Section
4.1 as General or Limited Common Elements which are not enclosed within the
boundaries of a Unit , and which are intended for common use or are necessary for
the existence, upkeep or safety of the Project.
All of the roads, emergency fire access roadsand shared driveways in the Project will
be private, will be General Common Elements as depicted in Exhibit B, and will mustbe
constructed by the Developer as part of the construction of the Project. Some or all of the storm
water drainage system, utility lines, sanitary sewer systems (including mains and service leads)
and equipment and/or other telecommunications system described above may be owned by, or
dedicated by the Developer to, the local public authority or the company that is providing the
pertinent service. Accordingly, such storm water drainage system, other utility lines, systems
and equipment, and the cable television and/or other telecommunications system, if and when
constructed, shall be General Common Elements only to the extent of the Co-Owners' interest
therein, if any, and the Developer makes no warranty whatsoever with respect to the nature or
extent of such interest, if any. The provisions of this paragraph also apply to actions taken
pursuant to Article VI below.
Section 4.2 Limited Common Elements. Limited Common Elements shall be subject
to the exclusive use and enjoyment of the Co-Owner of the Unit to which the Limited Common
Elements are appurtenant. The Limited Common Elements are:
(a) Driveways. Each driveway leading from a road to a Unit or from a
shared driveway, extending beyond the portion depicted as a General Common
element on Exhibit B, shall be a Limited Common Element limited in use to the Unit
of corresponding number as designated in the Condominium Subdivision Plan
attached as Exhibit B to this Master Deed.
(b) Sanitary Sewer Systems. The portion of the sanitary sewer system for
Condominium Project that is contained within the boundaries of any Unit shall be
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considered a Limited Common Element applicable to such Unit.
(c) Wells. Each Co-Owner shall have the right, at its sole expense, to install,
maintain, operate, repair, restore, renovate and replace one (1) well on the CoOwner’s Unit for the purpose of providing water to the Unit for normal household
use. The well shall be a Limited Common Element limited in its use to the Unit, and
it shall be constructed in a location and in a manner approved in writing (prior to
installation) by the Livingston County Health Department and either the Developer
or the Association.
Section 4.3 Responsibilities. The respective responsibilities for the installations
within and the maintenance, decoration, repair, replacement, renovation and restoration of the
Units and Common Elements are as follows:
(a)
Co-Owner Responsibility for Units and Limited Common Elements. It
is anticipated that a separate residential dwelling (including attached garage and,
perhaps, porches) will be constructed within each Unit depicted on Exhibit B. It is
also anticipated that various improvements and structures appurtenant to each such
dwelling will or may also be constructed within the Unit and may extend into the
Limited Common Element appurtenant to the Unit, which improvements and
structures (collectively, "Appurtenances") may include, but are not limited to, a
driveway, well, Sanitary Sewer System, deck, balcony, patio, atrium, courtyard hot
tub, swimming pool, play structure, basketball backboard, lawn, berms, trees,
plantings and other landscaping. Except as otherwise expressly provided in this
Master Deed or the Bylaws, the responsibility for and the cost of installation,
maintenance, decoration, repair, renovation, restoration and replacement of any
dwelling and of any Appurtenances within a Unit and of any other Limited Common
Element appurtenant to the applicable Unit shall be borne by the Co-Owner of the
Unit which is served thereby; provided, however, that the exterior appearance of the
dwelling and the Appurtenances, to the extent visible from any other Unit or
Common Element within the Project, shall be subject at all times to the prior
approval of the Developer or the Association, pursuant to Article XII hereof. Each
Co-Owner shall also be responsible for arranging for and paying all costs in
connection with the extension of utilities from the mains or such other facilities as
are located at the boundary of the Common Element appurtenant to such Co-Owner’s
Unit to the dwelling or other structures located within the Unit, including but not
limited to grinder pumps for the sewer system. All costs of electricity, telephone,
natural gas, storm drainage, sewer system, cable television, other telecommunications
system and any other utility services shall be borne by the Co-Owner of the Unit to
which the services are furnished. All utility meters, laterals, leads and other such
facilities located or to be located within the Co-Owner's Unit shall be installed,
maintained, repaired, renovated, restored and replaced at the expense of the CoOwner whose Unit they service, except to the extent that such expenses are borne by
a utility company or a public authority, and the Association shall have no
responsibility with respect to such installation, maintenance, repair, renovation,
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restoration or replacement. In connection with any amendment made by the
Developer pursuant to Article VII of this Master Deed, the Developer may designate
additional Limited Common Elements that are to be installed, maintained, decorated,
repaired, renovated, restored and replaced at Co-Owner expense or, in proper cases,
at Association expense.
(b) Association Responsibility for Units and Limited Common Elements.
The Association, acting through its Board of Directors, may undertake regularly
recurring reasonably uniform, periodic exterior maintenance, repair, renovation,
restoration and replacement functions with respect to Units and the dwellings,
Appurtenances, and other Limited Common Elements associated therewith, as it may
deem appropriate (including, without limitation, snow removal from driveways).
Nothing contained herein, however, shall require the Association to undertake such
responsibilities. Any such additional responsibilities undertaken by the Association
shall be charged to any affected Co-Owner on a reasonably uniform basis and
collected in accordance with the assessment procedures established under Article II
of the Bylaws. The Developer, in the initial maintenance budget for the Association,
shall be entitled to determine the nature and extent of such services and reasonable
rules and regulations may be promulgated in connection therewith. The Association,
acting through its Board of Directors, may also (but has no obligation to) undertake
any maintenance, repair, renovation, restoration or replacement obligation of the CoOwner of a Unit with respect to said Unit, and the dwelling, Appurtenances and other
Limited Common Elements associated therewith, to the extent that said Co-Owner
has not performed such obligation, and the cost thereof shall be assessed against said
Co-Owner. The Association in such case shall not be responsible for any damage
thereto arising as a result of the Association performing said Co-Owner's
unperformed obligations.
(c) Common Lighting. The Developer and/or the Association may, but is/are
not required to, install illuminating fixtures within the Condominium Project and to
designate the same as common lighting as provided in Section 4-1(b) above. Some
of the common lighting may be installed within the General Common Elements or
may be located within Limited Common Elements or fixed to dwelling exteriors.
The cost of electricity for common lighting located within any Unit may he metered
by the individual electric meter of the Co-Owner to whose Unit the same is
appurtenant and shall be paid by such individual Co-Owner without reimbursement
therefore from the Association. Said fixtures shall be maintained, repaired,
renovated, restored, and replaced and light bulbs furnished by the Association. The
size and nature of the bulbs to be used in the fixtures shall also be determined by the
Association in its discretion. No Co-Owner shall modify or change such fixtures in
any way nor cause the electrical flow for their operation to be interrupted at any time.
If the fixtures operate on photo electric cells, the timers for such cells shall be set by
and at the discretion of the Association, and shall remain lit at all times determined
by the Association.
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(d) General Common Elements. The costs of making installations in the
General Common Elements (excluding those made by the Developer) and the costs
and responsibility for the decorating, maintaining, repairing, renovating. restoring
and replacing all General Common Elements and improvements and structures
therein, including but not limited to any costs associated with the roadways and
shared drives and the entry way landscaping and/or signage and sprinkler system
serving the entry way area, shall be borne by the Association, subject to any
provision in the Condominium Documents which expressly provides to the contrary.
The obligation to maintain the emergency access drive shall be a continuing
obligation of the Association. The Association shall maintain the emergency access
drive free from any trees, shrubs or other under growth, shall trim any tree branches
overhanging the emergency access drive to a height not less than 20 feet. The
emergency access drive must be maintained in a condition to support heavy
emergency vehicles.
(e) Residual Damage. Except as otherwise specifically provided in this
Master Deed, any damage to any Unit or the dwelling, Appurtenances or other
Limited Common Elements associated therewith arising as a result of the Association
undertaking its rights or responsibilities as set forth in this Section 4.3 shall be
repaired at the Association's expense.
Section 4.4 Use of Units and Common Elements. No Co-Owner shall use his Unit or
the Common Elements in any manner which is inconsistent with the purposes of the Project or in
any manner which will interfere with or impair the rights of any other Co-Owner in the use and
enjoyment of his Unit or the Common Elements. In addition, no Co-Owner shall be entitled to
construct or install any Appurtenances on or in any other Limited Common Element without the
prior written approval of the Developer or the Association.
ARTICLE V
UNIT DESCRIPTION AND PERCENTAGE OF VALUE
Section 5.1 Description of Units. Each Unit in the Condominium Project is described
in the Condominium Subdivision Plan attached to this Master Deed as Exhibit B. Each Unit
shall consist of the area contained within the Unit boundaries as shown on Exhibit B and
delineated with heavy outlines, together with all Appurtenances located within such Unit
boundaries.
Section 5.2 Percentage of Value. The percentage of value for each Unit shall be
equal. The determination that the percentages of value should be equal was made after
reviewing the comparative characteristics of each Unit in the Project and concluding that there
are no material differences among the Units that affect the allocation of percentages of value.
The percentage of value assigned to each Unit shall be determinative of each Co-Owners
respective share of the General Common Elements of the Condominium Project, the
proportionate share of each Co-Owner in the proceeds and expenses of the Association's
administration and the value of such Co-Owner's vote at meetings of the Association of Co-
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Owners. The total value of the Project is 100%.
ARTICLE VI
EASEMENTS AND RESERVATIONS
Section 6.1 Easement For Utilities and Maintenance of Encroachment. In the event
any portion of a Unit (or dwelling or Appurtenances constructed therein) or Common Element
(or Appurtenances constructed therein) encroaches upon another Unit or Common Element due
to shifting, settling or moving of the dwelling or the Appurtenances or other Limited Common
Elements associated therewith, or due to survey errors, construction deviations, replacement,
restoration or repair, or due to the requirements of the Livingston County Health Department or
the Township of Hartland, reciprocal easements shall exist for such encroachment, and for the
installation, maintenance, repair, restoration and replacement of the encroaching property.
dwelling, and/or Appurtenances or other Limited Common Elements associated therewith. In the
event of damage or destruction, there shall be easements to, through, under and over those
portions of the land, dwellings, and Appurtenances and other Limited Common Elements
associated therewith for the continuing maintenance, repair, renovation, restoration and
replacement of all utilities in the Condominium. One of the purposes of this Section is to clarify
that Co-Owners have the right to maintain these Appurtenances and other Limited Common
Elements which project into the Common Elements surrounding each Unit.
Section 6.2 Easements Retained by Developer.
(a) Utility Easements. The Developer reserves for itself and its agents,
employees, representatives, guests, invitees, independent contractors, successors and
assigns, and all future owners of any land contiguous to the Project, easements to
enter upon the Condominium Premises to utilize, tap, tie into, extend and enlarge and
otherwise install, maintain, repair, restore, renovate and replace all utility
improvements located within the Condominium premises, including, but not limited
to, gas, water, sanitary sewer, storm drains (including retention and detention ponds),
telephone, electrical, and cable television and other telecommunications. If any
portion of the Condominium Premises shall he disturbed by reason of the exercise of
any of the rights granted to Developer, its successors or assigns under this Section
6.2(b), Developer shall restore the disturbed portion of the Condominium Premises to
substantially the condition that existed prior to the disturbance. Except as otherwise
specified in this Master Deed, the Co-Owners of this Condominium shall be
responsible from time to time for the payment of a proportion of said expenses (to the
extent said expenses are not the responsibility of a governmental agency or public
utility), which shall he determined by multiplying such expenses by a fraction, the
numerator of which is the number of Units in this Condominium, and the
denominator of which is comprised of the numerator plus all other residential units in
the land contiguous to this Condominium that utilize such utility.
(b) Additional Easements. The Developer reserves for itself and its
successors and assigns, the right, at any time prior to the expiration of the
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Construction and Sales Period, to reserve, dedicate and/or grant public or private
easements over, under and across the Condominium Premises for the installation,
utilization, repair, maintenance, decoration, renovation, restoration and replacement
of rights-of-way, Walkways, the storm water drainage system, including retention or
detention ponds, water wells, sanitary sewer systems, electrical transmission mains
and wiring, telephone system, gas distribution system, cable television and other
telecommunication system and other public and private utilities, including all
equipment, facilities and appurtenances relating thereto. The Developer reserves the
right to assign any such easements to governmental units or public utilities or, as to
the storm water drainage system, Co-Owners of affected Units, and to enter into
maintenance agreements with respect thereto. Any of the foregoing easements or
transfers of title may be conveyed by the Developer without the consent of any CoOwner, mortgagee or other person who now or hereafter shall have any interest in the
Condominium, by the recordation of an appropriate amendment to this Master Deed
and Exhibit B hereto. All of the Co-Owners and mortgagees of Units and other
persons now or hereafter interested in the Condominium Project from time to time
shall be deemed to have unanimously consented to any amendments of this Master
Deed to effectuate the foregoing easements or transfers of title. All such interested
persons irrevocably appoint the Developer as agent and attorney to execute such
amendments to the Master Deed and all other documents necessary to effectuate the
foregoing.
Section 6.3 Grant of Easements by Association. The Association, acting through its
Board of Directors, shall be empowered and obligated to grant such easements, licenses, rightsof-entry and rights-of-way over, under and across the Condominium Premises as are reasonably
necessary or advisable for utility purposes, access purposes or other lawful purposes, subject,
however, to the approval of the Developer during the Construction and Sales Period. No
easements created under the Condominium Documents may be modified, nor may any of the
obligations with respect to such easements be varied, without the consent of each person
benefited or burdened thereby.
Section 6.4 Easements for Maintenance, Repair. Restoration, Renovation and
Replacement. The Developer, the Association and all public and private utilities and public
authorities responsible for publicly dedicated roads shall have such easements over, under and
across the Condominium Project, including all Units and Common Elements, as may be
necessary to fulfill any installation, maintenance, repair, decoration, renovation, restoration or
replacement responsibilities which any of them are required or permitted to perform under the
Condominium documents, by law or as may be necessary to respond to any emergency. The
foregoing easements include, without limitation, the right of the Association to obtain access
during reasonable hours and upon reasonable notice, for purposes of inspecting the dwelling
constructed on a Unit and/or other Limited Common Elements and/or Appurtenances constructed
therein to ascertain that they have been designed and constructed in conformity with standards
imposed and/or specific approvals granted by the Developer (during the Construction and Sales
Period) and thereafter by the Association. The Co-Owners of Units 1 and 17 specifically grant
easements on and across their Units to the Association for the construction, repair and
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maintenance of signage for the Project at the entrance to Maxfield road.
Section 6.5 Telecommunications Agreements. The Association, acting through its
Board of Directors and subject to the Developer's approval during the Construction and Sales
Period, shall have the power to grant such easements, licenses and other rights-of-entry, use and
access and to enter into any contract or agreement, including wiring agreements, right-of-way
agreements, access agreements and multi-unit agreements and, to the extent allowed by law,
contracts for sharing of any installation or periodic subscriber service fees, as may be necessary,
convenient or desirable to provide for telecommunications, videotext, broad band cable, satellite
dish, earth antenna and similar services to the Project or any Unit therein. Notwithstanding the
foregoing, in no event shall the Association, through its Board of Directors, enter into any
contract or agreement or grant any easement, license or right-of-entry or do any other act which
will violate any provision of any federal, state or local law or ordinance. Any and all sums paid
by any telecommunications or other company or entity in connection with such service,
including fees, if any, for the privilege of installing any telecommunications related equipment or
improvements or sharing periodic subscriber service fees, shall be receipts affecting the
administration of the Condominium Project within the meaning of the Act and shall be paid over
to and shall be the property of the Association except for funds previously advanced by
Developer for which he has a right of reimbursement from the Association.
Section 6.6 Easement for Municipal Wastewater Disposal Mains. There shall exist
and the Developer does hereby grant and convey to Hartland Township the non-exclusive right
to use the Utility Easements as depicted in Exhibit “B” and any replats thereof for the benefit of
Hartland Township, its agents, contractors, and any governmental body operating the municipal
wastewater disposal system that provides the sewage disposal service to the condominium units.
The easement shall be for purposes of construction, operation, maintenance, inspection, repair,
alteration, replacement, and/or removal of sewer mains, excavation and refilling of ditches and
trenches necessary for the location of installations and for all purposes incidental thereto. The
easement includes the right of the Township to enlarge, extend or tie into the sanitary sewer
mains as necessary for other Township purposes. If the Township or its assigns exercise the
right to use this easement, upon completion of any work on the easement, any disturbed areas
shall be restored to a like condition as existed prior to the commencement of the work.
Section 6.7 Conservation Easement.There shall exist and the Developer does hereby
grant and convey for the benefit of the Association and Hartland Township a Conservation
Easement, twenty five feet in width running around a portion of the perimeter of the Project, as
depicted in Exhibit “B” (as the "Preservation Area") and any replats thereof. The Conservation
Easement may not be amended without the prior written consent of Hartland Township. The
intent of the Conservation Easement is to assure that the property within the easement will be
perpetually preserved in its predominately natural, scenic, and historiccondition. The purposes of
the Conservation Easement are to protect the property's natural resources; to maintain and
enhance biodiversity; to retain quality habitat for native plants and animals, and to maintain and
enhance the natural features of the property. The following activities shall be prohibited within
the Conservation Easement:
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(a) Construction. The placement or construction of any human-made modification such
as, but not limited to, buildings, fences, roads, and parking lots.
(b) Cutting Vegetation. Any cutting of trees or vegetation, including pruning or trimming,
is prohibited, except for the cutting or removal of trees or vegetation which pose a
threat to human life or property.
(c) Land Surface Alteration. Any mining or alteration of the surface of the land is
prohibited, including any substance that must be quarried or removed by methods that
will consume or deplete the surface estate, including, but not limited to, the removal
of topsoil, sand, gravel, rock, and peat. In addition, exploring for, developing, and
extracting oil, gas, hydrocarbons, or petroleum products are all prohibited activities.
(d) Dumping. Waste and unsightly or offensive material is not allowed and may not be
accumulated on the Property.
Section 6.8Association Assumption of Obligations. The Association, on behalf of the
Co-Owners, shall assume and perform all of the Developer's obligations under any easement
pertaining to the Condominium Project or Common Elements.
Section 6.9Termination of Easements. Developer reserves the right to terminate and
revoke any utility or other easement granted in or pursuant to this Master Deed at such time as
the particular easement has become unnecessary. (This may occur, by way of illustration only,
when a utility easement is relocated to coordinate development of property adjacent to the
Condominium Project.) No easement for a utility may be terminated or revoked unless and until
all Units served by it are adequately served by an appropriate substitute or replacement utility.
Any termination or relocation of any such easement shall be effected by the recordation of an
appropriate termination instrument or, where applicable, amendment to this Master Deed in
accordance with the requirements of the Act.
ARTICLE VII
AMENDMENT
This Master Deed, the Bylaws (Exhibit A to this Master Deed) and the Condominium
Subdivision Plan (Exhibit B to this Master Deed) may be amended with the consent of two-thirds
of the Co-Owners except as hereinafter set forth:
Section 7.1 Co-Owner Consent. Except as otherwise specifically provided in this
Master Deed or Bylaws, no Unit dimension may be modified in any material respect without the
consent of the Co-Owners, mortgagee of such Unit and Hartland Township, nor may the nature
or extent of the Limited Common Elements appurtenant to such Unit or the responsibility for
installation, maintenance, decoration, repair, restoration, renovation or replacement thereof be
modified in any material respect without the prior written consent of the Co-Owner and
mortgagee of such Unit.
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Section 7.2 By Developer. In addition to the rights of amendment provided to the
Developer in the various Articles of this Master Deed, the Developer may, within two (2) years
following the expiration of the Construction and Sales Period, and without the consent of any
Co-Owner, mortgagee or any other Person, amend this Master Deed and the Condominium
Subdivision plan attached as Exhibit B in order to correct survey or other errors made in such
documents and to make such other amendments to such instruments and to the Bylaws attached
hereto as Exhibit A that do not materially affect the rights of any Co-Owners or mortgagees in
the Project and are approved by Hartland Township, including, but not limited to, amendments
for the purpose of facilitating conventional mortgage loan financing for existing or prospective
Co-Owners and to enable the purchase or insurance of such mortgage loans by the Federal Home
Loan Mortgage Corporation, the Federal National Mortgage Association, the Government
National Mortgage Association, the Veterans Administration or the Department of Housing and
Urban Development, or by any other public or private mortgage insurer or any institutional
participant in the secondary mortgage market.
Section 7.3 Change in Value of Vote, Maintenance Fee and Percentages of Value.
The value of the vote of any Co-Owner and the corresponding proportion of common expenses
assessed against such Co-Owner shall not be modified without the written consent of such CoOwner and his mortgagee, nor shall the percentage of value assigned to any Unit be modified
without such consent, except as provided in Article XV, Section 15.4 of the Bylaws and except
as provided in Article V, Article VI, Article VII, Article VIII, and Article X of this Master Deed.
Section 7.4 Mortgagee Approval. Pursuant to Section 90.(l) of the Act, the
Developer hereby reserves the right, on behalf of itself and on behalf of the Association of CoOwners, to amend this Master Deed and the Condominium Documents without approval of any
mortgagee, unless the amendment would materially alter or change the rights of a mortgagee, in
which event two-thirds of the mortgagees shall approve such Amendment. Each mortgagee shall
have one (1) vote for each mortgage held.
Section 7.5 Termination, Vacation, Revocation or Abandonment. The Condominium
Project may not be terminated, vacated, revoked or abandoned without the written consent of
85% of all Co-Owners.
Section 7.6 Developer Approval. During the Construction and Sales Period, the
Condominium Documents shall not be amended nor shall the provisions thereof be modified in
any way without the prior written consent of the Developer and Hartland Township.
Section 7.7 Health Department Restrictions. The provisions of the Master Deed
contained in Section l1.15 may not be changed, altered or amended without written approval of
the Livingston County Health Department.
ARTICLE VIII
DEVELOPER'S RIGHT TO USE FACILITIES
The Developer, its agents, representatives, employees, successors and assigns may, at all
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times that Developer continues to own any Units, maintain offices, model Units, parking, storage
areas and other facilities within the Condominium Project and engage in such other acts as it
deems necessary to facilitate the development and sale of the Project. Developer shall have such
access to, from and over the Project as may be reasonable to enable the development and sale of
Units in the Condominium Project. In connection therewith Developer shall have full and free
access to all Common Elements and unsold Units.
ARTICLE IX
ASSIGNMENT
Subject to the provisions of any land contract or mortgage, any or all of the rights and
powers granted or reserved to the Developer in the Condominium Documents or by law,
including the power to approve or disapprove any act, use or proposed action or any other matter
or thing, may be assigned by the Developer to and assumed by any other entity or the
Association. Any such assignment or transfer shall be made by appropriate instrument in writing
duly recorded in the office of the Livingston County Register of Deeds.
ARTICLE X
MODIFICATION OF UNITS AND LIMITED COMMON ELEMENTS
Notwithstanding anything to the contrary contained in this Master Deed or the Bylaws,
the Units in the Project and other Common Elements may be modified and the boundaries
relocated in accordance with Section 48 of the Act and this Article X; such changes in the
affected Unit or Units and its/their appurtenant Privacy Area(s) or other Common Elements shall
be promptly reflected in duly recorded Amendment or Amendments to this Master Deed.
Section 10.1 Modification of Units and Common Elements. The Developer may, in its
sole discretion, and without being required to obtain the consent of any person whatsoever
(except Hartland Township, written approval must be otainted) (including Co-Owners and
mortgagees of Units) modify the size, location, or configuration of Units or other General or
Limited Common Elements appurtenant or geographically proximate to any Units as described in
the Condominium Subdivision Plan attached hereto as Exhibit B or any recorded amendment or
amendments hereof. Any such modifications by the Developer shall be effective upon the
recordation of an amendment to the Master Deed. In addition, the Developer may, in connection
with any such amendment, re-adjust percentages of value for all Units in a manner which gives
reasonable recognition to such Unit modifications or Limited Common Element modifications,
based upon the method by which percentages of value were originally determined for the Project.
Except for Hartland Township, aAll of the Co-Owners and mortgagees of Units and all other
persons now or hereafter interested in the Project from time to time shall be deemed to have
irrevocably and unanimously consented to any amendment or amendments to this Master Deed
recorded by the Developer to effectuate the purposes of this Section 10.1 and, subject to the
limitations set forth herein, to any proportionate reallocation of percentages of value of existing
Units which Developer determines are necessary in conjunction with any such amendments.
Except for Hartland Township, aAll such interested persons irrevocably appoint the Developer as
agent and attorney for the purpose of executing such amendments to the Master Deed and all
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other documents necessary to effectuate the foregoing.
Section 10.2 Relocation of Boundaries of Units orCommon Elements. Subject to the
written approval of Hartland Township, tThe Developer reserves the right during the
Construction and Sales Period, and without the consent of any other Co-Owner or any mortgagee
of any Unit, to relocate any boundaries between Units. Such relocation of boundaries of Unit(s)
and/or appurtenant Privacy Area(s) shall be given effect by an appropriate amendment or
amendments to this Master Deed in the manner provided by law, which amendment or
amendments shall be prepared by and at the sole discretion of Developer, its successors or
assigns. In the event an amendment is recorded in order to accomplish such relocation of
boundaries of Units and/or appurtenant Privacy Areas, the amendment shall identify the
relocated Unit(s) and/or Privacy Area(s) by Unit number(s) and, when appropriate, the
percentage of value as set forth herein for the Unit(s) and/or Privacy Area(s) that have been
relocated shall be proportionately allocated to the adjusted Unit(s) in order to preserve a total
value of one hundred (100%) percent for the entire Project following such amendment to this
Master Deed. The precise determination of the readjustments and percentages of value shall be
within the sole judgment of Developer. However, the adjustments shall reflect a continuing
reasonable relationship among percentages of value based upon the original method of
determining percentages of value for the Project. Any such amendment to the Master Deed shall
also contain such further definitions of Common Elements as may be necessary to adequately
describe the Units in the Condominium Project as modified. All of the Co-Owners and
mortgagees of Units and all other persons (except Hartland Township) now or hereafter
interested in the Project from time to time shall he deemed to have irrevocably and unanimously
consented to any amendment or amendments to this Master Deed recorded by the Developer to
effectuate the purposes of this Section 10.2 and, subject to the limitations set forth herein, to any
proportionate reallocation of percentages of value of Units which the Developer determines are
necessary in Connection with any such amendment. All such interested persons (except Hartland
Township) irrevocably appoint the Developer as agent andattorney for the Purpose of executing
such amendments to the Master Deed and all other documents necessary to effectuate the
foregoing. Any such amendments may be accomplished without re-recording the entire Master
Deed or its Exhibits.
Section 10.3 Limited Common Elements. Limited Common Elements shall be subject to
assignment and reassignment in accordance with Section 39 of the Act, to accomplish the rights
to relocate boundaries described in this Article X or for other purposes.
ARTICLE XI
RESTRICTIONS
All of the Units in the Condominium shall be held, used and enjoyed subject to the
following limitations and restrictions:
Section 11.1 Residential Use. All units in the development shall be used for single family
residential purposes, except existing structures may be retained by developer. No structure shall
be erected, altered, placed or permitted to remain on any unit other than one single family
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dwelling with attached garage, which shall be designed and erected for occupancy by a single
private family, except existing structures retained by developer.
Section 11.2Dwellings. Dwellings shall be constructed in accordance with the applicable
governmental building codes and requirements. All dwellings to be erected, altered, placed or
permitted on any unit shall conform with the following minimum size requirements as to total
floor area.
(a) one story - Not less than 1,600 square feet
(b) two story - Not less than 2,000 square feet with at
least 1,200 square feet on the first story
(c) one and a half story - Not less than 1,800 square
feet with at least 1,200 square feet on the first
story
(d) Bi-levels, levels, tri-levels and multi-levels - Not less than 2,000 square feet on the
levels at or above the approximate grade of the street abutting the front yard line
Porches, breezeways, terraces, basements and garagesshall not be included in computing
the minimum total floor area. No old, used or manufactured homes shall be placed upon any unit
or anywhere within the development. All homes must have one private attached garage for not
less than two (2) cars that is a minimum of 24 feet by 24 feet, and a maximum of 36 feet by 36
feet. All homes shall be built within the building envelopes depicted on Exhibit B. No temporary
structure of any kind, such as a tent, trailer, shack, barn, or garage shall be erected or placed
upon any unit; however, temporary buildings to be used during construction of a dwelling shall
be removed from the premises within thirty (30) days of enclosure of the residential dwelling or
180 days, whichever first occurs. A permanent detached building may be built on the unit, if
built on a foundation and located behind the house, with the exterior matching the exterior of the
house, or other exterior approved by the Developer. Any such structure shall have a maximum
of 400 square feet. No pole barns will be permitted.
Section 11.3 Alterations and Modifications. A Co-Owner shall not make any alterations
to the exterior appearance or make structural modifications to the dwelling or Appurtenances or
other improvements constructed within the perimeter of his Unit or make changes in any of the
General or Limited Common Elements, without the express written approval of the Board of
Directors, including without limitation, exterior painting or the erection of antennas, lights,
aerials, awnings, doors, shutters, newspaper holders, mailboxes, fences, walls, basketball
backboards or other exterior attachments or modifications. If a Co-Owner causes any damage to
any General or Limited Common Elements or to any other Unit as a result of making any
alterations (regardless of whether or not such alteration was authorized) the Co-Owner shall be
responsible for the cost of repairing any damage caused by the Co-Owner, his agents or
contractors. If necessary for providing access to any General or Limited Common Elements or
other facilities regarding which the Association has the right or obligation to provide
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maintenance, the Association may remove any coverings, additions or attachments of any nature
that restrict such access and the Association will have no responsibility or liability for repairing,
replacing or restoring any such materials, nor shall the Association be liable for monetary
damages.
Section 11.4 Unit maintenance and Landscaping.All units in the development, not owned
by Ddeveloper, shall be kept neat, and free of debris. No unit shall be used as a dumping ground
and all rubbish, trash, garbage or other waste shall be kept in sanitary containers. Containers
may be placed at the roadside for pick-up but shall not be left there for more than twenty-four
(24) hours in any week. Any debris resulting from the damage or destruction of any
improvement on a unit shall be removed with all reasonable dispatch in order to prevent an
unsightly or unsafe condition. All brush or other debris piles and accumulations on any unit or
units must be removed within ninety (90) days of its accumulation. No dirt shall be removed
from any parcel without approval from the architectural review committee.
All units shall be landscaped in a suitable manner, including finish grading, seeding or
sodding, and ornamental planting. Co-Owners shall be responsible for completion of the portion
of the Landscaping plan depicted on Exhibit B that is within the boundaries of their Unit.
Landscaping shall be completed prior to occupancy, unless a bond or other security in form and
amount satisfactory to the Developer is posted with the Developer to guarantee that the
landscaping will be completed. In the event, the landscaping shall be completed within eight (8)
months after initial occupancy, and if it is not so completed the Developer may complete the
same and be reimbursed for the cost thereof from the bond or other security. A minimum of 40
feet from the road edge and running the length of the property frontage shall be grass routinely
cut and maintained. Each fence, wall, tree, hedge, bush, shrub or other planting, or obstacle shall
be placed or maintained within twenty-five (25) feet of any roadway if the same would obstruct
sight along the roadway or another roadway at elevations between three (3) and six(6) feet due to
curvature of the roadway or intersection with another roadway. However, trees may be planted
or maintained within this area if the foliage line is maintained at sufficient height to prevent such
obstruction of sight. All unit owners are encouraged to reduce the use of fertilizers, herbicides
and pesticides in maintaining their landscape. Any Unit which includesregulated wetlands shall
not grade the area and shall preserve it in its natural state. No living trees shall be cut or
removed from a parcel twelve (12) months after the residence is completed without review and
approval of the architectural review committee.
Section 11.5 ExteriorSurfaces and Areas.Only new, unused materials, or used materials
which are approved as to quality and appearance by the Developer, shall be used in construction.
All structures shall be erected upon a foundation constructed on suitably permanent material
extending below the frost line. Any exposed exterior foundation shall be covered with brick or
stone when visible from the street. Exterior walls of any structure in the development shall be
constructed of brick or such other exterior siding materials as approved by the architectural
review committee. No aluminum, except fascia soffits and pillars, or asphalt siding and no
exposed concrete or cinderblock shall be allowed. All structures shall have one or more offsets
in the front wall. All fireplace chimneys on the front of the house shall be made of brick. No
fireplaces may be cantilevered on the dwelling, and no pipes or chimney chases of shall be

19
Packet Pg. 45

Attachment: SP 528 Woods Edge_Final Site Condo_Full Review Packet (1688 : Site Plan #528 - Woods Edge Final Site Condominium)

8.a.a

visible on the front of the home. Roof pitches shall be a minimum of 6/12 pitch and roof shingles
shall have a minimum grade of 235#. Each dwelling shall have gutters and downspouts.
A dwelling may have decks, patios and a below ground swimming pool with related
facilities such as fences, hearers and pumps. No above-ground pools shall be permitted, unless
approved due to special circumstance. Satellite dishes or freestanding antennae may be erected
or maintained with the approval of the Developer.
Only central air conditioning shall be permitted, and “through the wall” air conditioners shall not
be installed or maintained in any dwelling. Outside compressors for central air conditioning
shall be located in a rear yard, shall lie within five (5) feet of the rear wall of the dwelling or
garage and shall not extend beyond the side of the building into the side yard unless suitably
screened from view.
Section 11.6 Easements.All utility lines, including electric, gas, telephone and television
cables, shall be installed underground. Easements for installation and maintenance of utilities
and drainage facilities are reserved as shown on the recorded site plan and no buildings are to be
constructed or placed within the easements. Each owner shall maintain the surface area of
easements within his or her property, shall keep grass and weeds cut, shall keep the area free of
trash and debris, and shall take such action as may be necessary to eliminate surface erosion. No
Unit Owner or other person may change the direction or alter the flow of surface runoff in the
drainage easements.
Section 11.7 Fences. No fence or wall shall be placed, erected or permitted to remain on
any unit without approval of the developer or the architectural review committee. Fences which
are required by local ordinance to enclose swimming pools shall be allowed provided they are
kept in good condition and repair at all times. In general, ornamental fences, garden walls and
similar devices may be approved, provided that the same do not exceed four (4) feet above grade
in height, and if more than two (2) feet above grade in height do not extend further toward the
front of the Lot than the rear line of the house. No perimeter orchain link fences will be
permitted.Dog runs are allowed, except as stated herein.
Section 11.8Walkways and Driveways. Each dwelling shall have a driveway and
walkway adequate to provide access. Walkways shall be paved with brick or concrete. A
driveway permit shall be obtained from the Livingston County Road Commission, if required,
prior to any earth excavation or construction on any unit. All driveways shall be constructed with
hard surfacing of asphalt, concrete, or brick paving, and shall be installed prior to occupancy of
the residence, weather permitting. If completion of the drive will be delayed by weather until
after the owner occupies the premises, the owner shall guarantee, in writing, to complete the
driveway by the following June 1 and shall escrow 125% of the estimated cost of completing the
driveway with a title insurance company together with a contract with the company being hired
to complete the driveway and instructing disbursement of the funds upon completion of the
contract.
Section 11.9 Grade changes. The units have been left in as natural a state as possible and
as a result of the construction of roads, there are low spots and other areas in which water may
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accumulate and stand temporarily. Neither the Developer nor the Livingston County Drain
Commissioner is under any obligation to correct any such condition. The grade of any unit in the
development may not be altered so as to increase or direct water runoff to any other unit or the
development's wetland areas. Surface water runoff shall be directed to the development's storm
water system. All water retention areas shall be allowed to remain in a state of nature. No
structures shall be erected nor shall nay bushes, trees or other plants be planted thereon or any fill
or other material deposited or placed thereon. No soil or minerals shall be dredged or removed,
nor shall any water be drained therefrom.
Section 11.10 Vehicle storage. No commercial vehicles, house trailers, boat trailers,
boats, camping vehicles or camping trailers may be parked on or stored on any unit in the
development for any period in excess of forty eight hours, unless stored, fully enclosed within an
attached garage. Commercial vehicles and trucks shall not be parked in the development on any
unit therein, except while making deliveries or pickups in the normal course of business. This
shall not apply to developer's vehicles and structures, or vehicles and equipment used in
connection with and during the period of home construction.
Section 11.11 Activities. Use of the common open areas shall be restricted to unit
owners and their guests. All unit owners shall have the right and easement of enjoyment of the
common areas and such easement shall be appurtenant to and shall pass with the title of every
unit in the development. Only foot traffic and bicycles will be allowed in the common areas. No
off-road motorcycles, scooters, all- terrain vehicles or any type of loud or noisy vehicle, cars or
trucks will be allowed to operate anywhere in the development and/or common areas. No
hunting shall be allowed anywhere in the development including the common open areas and
wetlands. Only street legal motor vehicles and motorcycles driven by licensed drivers shall be
allowed on the roads of the development.
No immoral, improper, unlawful or offensive activity shall be carried on in any Unit or
upon the Limited or General Common Elements, nor shall anything be done which may be or
become an annoyance or a nuisance to the Co-Owners of the Condominium Project. No
unreasonably noisy activity shall occur in or on the Common Elements or in any Unit at any time
and disputes among Co-Owners, arising as a result of this provision which cannot be amicably
resolved, shall be arbitrated by the Association. No Co-Owner shall conduct or permit any
activity or keep or permit to be in his Unit or on the Common Elements anything that will
increase the rate of insurance on the Condominium, without the written approval of the
Association, and, if approved, the Co-Owner shall pay to the Association the increased insurance
premiums resulting from any such activity. Activities which are deemed offensive and are
expressly prohibited include, but are not limited to, any activity involving the use of firearms, air
rifles, pellet guns, BB guns, bows and arrows, or other similar dangerous weapons, projectiles or
devices.
Section 11.12 Association.An Aassociation of the development's residents shall be
created within twelve (12) months of the Ttownship's approval of the final plan. All unit
purchasers agree to become members of the Aassociation, which shall consist of and exist for the
benefit of all persons who shall at any given time own units in the development. The
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Aassociation shall have no jurisdiction over the Ddeveloper or Ddeveloper's unsold units. The
Ddeveloper shall not be required to maintain undeveloped phases to the same standards as
required by the Aassociation for other units in the development. The Ddeveloper shall be
required to maintain all unsold lots in the developed phases to the same standards as required by
the Aassociation for other units in the development. The Aassociation shall have the authority to
establish rules, regulations, voting procedures and policies for the betterment of the
Aassociation, including the authority to make and enforce regulations pertaining to the use and
maintenance of the common areas. Upon establishment of the Aassociation, the Aassociation
shall have the authority to enforce building and use restrictions on the units that have been sold.
Section 11.13 AssociationDues.The owners of each unit in the development agree to pay
a proportionate share of the taxes, maintenance, improvements, insurance and other costs
incurred against the common areas. The initial amount due from each unit owner is One
Hundred and Fifty Dollars ($150.00) per year and said amount may be increased or decreased by
the association. The developer is not required to pay association dues for any unsold units. The
association dues shall be used exclusively for the purpose of promoting the recreation, health,
safety, and welfare of the residents and for the operation and maintenance of common areas. The
balance of the funds collected will be turned over to the association upon its formation, along
with title to the common areas. The association shall agree to abide by the terms of this
agreement, the Building & Use Restrictions, and the final plan.
Section 11.14 Signs.No sign of any kind shall be displayed to the public view on any unit
in the development except one not more than five (5) square feet in area, for the purpose of
advertising the property for sale or lease. This shall not apply to the signs erected by the
developer during the initial development of the development.
Section 11.15 ArchitecturalReview.No building or structure shall be erected or
maintained, nor shall any exterior addition, change or alteration to any structure be made until
the plans and specifications are submitted to and approved, in writing, by the architectural review
committee. Said plans and specifications, prepared by a competent architect, should show the
shape, elevation, facade, height, materials, color scheme and location on unit of the structure
and/or addition, as well as the grading plan of the unit to be built upon. The developer shall be
the architectural review committee until said function is taken over by the homeowner's
association after the Construction and Sales Period. The architectural review committee shall
prescribe from time to time the procedures to be followed and the information to be submitted in
conducting architectural review. The committee may refuse to consider any request which does
not follow the prescribed procedures.
Section 11.16Subletting and leasing.If a Unit is leased or sublet, the Co-Owner shall
provide the name and contact information of the tenant or tenants to the Association and shall at
all times remain responsible for its tenants compliance with the obligation of the Project and the
Association.
Section 11.17 Pets. No animals, livestock or poultry of any kind shall be raised, bred,
trapped, injured or killed, or kept in any Unit or other Limited Common Elements, except dogs,
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cats or other common household pets, and except that a Co-Owner may trap or dispose of ay
animal which constitutes a nuisance or a threat to health or safety. No animal may be kept or
bred for any commercial purpose and every permitted pet shall be cared for and restrained so as
not to be obnoxious or offensive to other Co-Owners. If pets are allowed in the yard of a
residence, the same shall be controlled and restrained by "invisible fencing." No animal may be
permitted to run loose at any time upon the General Common Elements and an animal shall at all
times be leashed and accompanied by some responsible person while on the General Common
Elements. No dangerous animal shall be kept and any Co-Owner who causes any animal to be
brought or kept upon the Condominium Premise shall indemnify and hold harmless the
Association for any loss, damage or liability which the Association may sustain as a result of the
presence of such animal on the premises, whether or not the Association has given its permission
therefor. No dog which barks and can be heard on any frequent or continuing basis shall be kept
in any Unit or on the Common Elements. No runs, pens or shelters for pets shall be permitted
within a Unit or other Limited Common Elements unless such runs, pens or shelters do not
exceed 150 square feet in area and are located adjacent to an exterior wall of a dwelling or
garage on the opposite side of the Unit from the street. The run or pen shall be fenced and the
exterior shall be landscaped or planted so as to screen the view of adjoining units. The
Association may charge all Co-Owners maintaining animals a reasonable additional assessment
to be collected in the manner provided in Article II of the Bylaws in the event that the
Association determines such assessment is necessary to defray the Association's costs of
accommodating animals within the Condominium. The Association shall have the right to
require that any pets be registered with the Association and may adopt such additional reasonable
rules and regulations with respect to animals as it deems proper. In the event of any violation of
this Section, the Board of Directors of the Association may assess fines for such violation in
accordance with the Bylaws and in accordance with its duly adopted rules and regulations.
Section 11.18 Aesthetics. The Limited and General Common Elements shall not be used
for the storage of supplies, materials, personal property or trash or refuse of any kind, except in
accordance with the duly adopted rules and regulations of the Association. Garage doors shall be
closed at all times, except as may be reasonably necessary to gain access to or from any garage.
No unsightly condition shall be maintained on any porch, courtyard or deck and only furniture
and equipment consistent with the normal and reasonable use of such areas shall be permitted to
remain there during seasons when such areas are reasonably in use, and no furniture or
equipment of any kind shall be stored thereon during seasons when such areas are not reasonably
in use. Trash receptacles shall at all times be maintained within garages and shall not be
permitted to remain elsewhere on the Common Elements except for such short periods of time as
may be reasonably necessary to permit the periodic collection of trash. The Common Elements
shall not be used in any way for the drying, shaking or airing of clothing or other fabrics. In
General, no activity shall be carried on nor any condition maintained by a Co-Owner, either in
his Unit or upon the Common Elements, which is detrimental to the overall appearance of the
Condominium.
Section 11.19 Rules and Regulations. It is intended that the Board of Directors of the
Association may adopt rules and regulations from time to time to reflect the needs and desires of
the majority of the Co-Owners in the Condominium. Reasonable regulations consistent with the
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Act, this Master Deed and the Bylaws concerning the use of the Common Elements may be
adopted and amended from time to time by any Board of Directors prior to the Transitional
Control Date. Copies of all such rules, regulations and amendments thereto shall be furnished to
all Co-Owners and shall become effective thirty (30) days after mailing or delivery thereof to the
designated voting representative of each Co-Owner. Any such regulation or amendment may be
revoked at any time by the affirmative vote of greater than 50% of the Co-Owners in number and
value, except that the Co-Owners may not revoke any regulation or amendment prior to the First
Annual Meeting of the entire Association. Any rules and regulations adopted by the Association
shall not limit Developer's construction, sales or rental activities.
Section 11.20 Right of Access of Association. The Association and its duly authorized
agents shall have access to each Unit, and the dwelling and other Appurtenances and
improvements constructed on such Unit, and any other Limited Common Elements appurtenant
thereto from time to time, during reasonable working hours, upon notice to the Co-Owner
thereof, as may be necessary for the performance of the maintenance of the Common Elements.
In addition, the Association and its agents shall at all times without notice have access to each
Unit dwelling and Appurtenances, and other improvements constructed thereon, and any Limited
Common Elements appurtenant thereto as may be necessary to make emergency repairs to
prevent damage to the Common Elements or to another Unit. Each Co-Owner shall be obligated
to provide the Association with a means of access to his Unit, the dwelling and Appurtenances
and other improvements constructed on such Unit and any Limited Common Elements
appurtenant thereto during the Co-Owner’s absence, and in the event such Co-Owner fails to
provide a means of access thereto the Association may gain access in such manner as may be
reasonable under the circumstances and shall not be liable to such Co-Owner for any necessary
damage thereto or for the repair or replacement of any doors or windows damaged in gaining
such access.
Section 11.21 Co-Owner Maintenance. Each Co-Owner shall maintain his Unit, the
dwelling, Appurtenances, and other improvements constructed thereon and any Limited
Common Elements appurtenant thereto for which he has maintenance responsibility in a safe,
clean and sanitary condition. Each Co-Owner shall also use due care to avoid damaging any of
the General Common Elements including, but not limited to, the telephone, gas, electrical or
other utility conduits and systems and any other elements in any Unit which are appurtenant to or
which may affect any other Unit. Each Co-Owner shall provide maintenance for the Sanitary
Sewer System and well serving its Unit as may be required by the Livingston County Health
Department. Each Co-Owner shall be responsible for the repair, restoration or replacement, as
applicable, of any damage to any Common Elements or damage to any other Co-Owner's Unit,
or improvements thereon, resulting from the negligent acts or omissions of a Co-Owner, his
family, guests, agents or invitees, except to the extent the Association obtains insurance
proceeds; provided, however, that if the insurance proceeds obtained by the Association are not
sufficient to pay for such costs, the Association may assess the Co-Owner for the excess amount
necessary to pay. No Co-Owner shall fill, dredge or alter a regulated wetland without the
required permits from Hartland Township and the Michigan Department of Natural Resources.
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Section 11.22 Unit division. No unit may be divided, split or reduced in size by any
method, without the proper approval of the Developer and compliance with all applicable local
ordinances and state laws. Units may be enlarged by consolidation with one or more adjoining
units under one ownership. If more than one unit is developed as a unit, all restrictions shall
apply as to a single unit.
Section 11.23 Livingston County Health Department Restrictions. The following
restrictions placed on Woods Edge Site Condominium Community by the Livingston County
Health Department are not severable and shall not expire under any circumstances unless
otherwise amended or approved by the Livingston County Health Department.
(a)
Woods Edge has been approved for 21 individual Units as described in Livingston
Engineering, site plan, Job #14237 dated ____________, 2015. The wells shall be
located in the area indicated on the preliminary site plan.
(b)

The minimum criteria for the well is as follows:
All wells shall be drilled by a licensed Michigan well driller, shall be a minimum
of four inches in diameter and penetrate a minimum 10 foot protective clay
barrier, of sufficient areal extent or maintain a minimum of 50 ft. from the static
water level to the bottom of the casing if adequate clay protection not
encountered. Test well information indicates that wells will most likely be
completed between __________ ft.

(c) The test wells used to determine onsite water supply adequacy have been drilled on
Units __and__ and may be used for the potable water supply. If these wells are not
intended for use as potable water supplies, they must be properly abandoned according to
Part 127, Act 368 of the Groundwater Quality Control Act. The test wells throughout the
project which are not functionable must be abandoned according to Part 127, Act 368,
P.A. 1976 of the Groundwater Quality Control Act. A Certification of the abandonment
must be provided to the Livingston County Health Department.
------ insert additional requirements, if any
(k) There shall be no activity within the regulated wetlands unless permits have been
obtained from the Michigan Department of Environmental Quality.
(l) County Health Department restrictions are not severable and shall not expire under
any circumstances unless otherwise amended or approved by the Livingston County
Health Department.
Section 11.24 Reserved Rights of Developer.
(a) Prior Approval by Developer. The purpose of this Section is to promote an
attractive, harmonious residential development having continuing appeal. Therefore,
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during the Construction and Sales Period, no buildings, fences, walls, retaining walls,
drives, Walkways or other structures or improvements of any kind shall be commenced,
erected, maintained nor shall any addition, change or alteration to any structure be made,
except interior alterations which do not affect structural elements of the dwelling or
Appurtenances or other improvements constructed within any Unit, nor shall any hedges,
trees or substantial plants be installed or landscaping modifications be made, thereon
until plans and specifications acceptable to the Developer, showing the nature, kind,
shape, height, materials, color scheme, location and approximate cost of such structure,
Appurtenances or other improvements and the grading or landscaping plan of the area to
be affected shall have been submitted to and approved in writing by Developer, its
successors or assigns. Developer shall have the right to refuse to approve any such plan
or specifications, or grading or landscaping plans which are not suitable or desirable in its
opinion for aesthetic or other reasons, and in reviewing such plans and specifications,
Developer shall have the right to take into consideration the suitability of the proposed
structure, improvement or modification, the site upon which it is proposed to be located,
and the degree of harmony with the Condominium as a whole. The Developer shall be
entitled to charge each applicant a review fee in an amount not to exceed $250.00, to
reimburse the Developer for any actual costs incurred in connection with the review of
said applicant's plans, specifications and related materials. Neither Developer nor the
Association shall incur any liability whatsoever for approving or failing or refusing to
approve all or any part of any submitted plans, specifications or other materials. At the
expiration of the Construction and Sales Period, the rights exercisable by Developer
under this Section, shall be exercised by the Association.
(b) Developer’s Rights In Furtherance of Development and Sales. None of the
restrictions contained in this Article XI shall apply to the commercial activities or signs
or billboards, if any, of the Developer during the Construction and Sales Period or of the
Association in furtherance of its powers and purposes set forth herein and in the Articles
of Incorporation, as the same may be amended from time to time. Notwithstanding
anything to the contrary contained elsewhere in this Master Deed or the Bylaws, the
Developer shall have the right, during the Construction and Sales Period, to maintain a
sales office, a business office, a construction office, model units, construction and/or
sales trailers, storage areas and parking incident to the foregoing and such access to, from
and over the Project as may be reasonable to enable the development and sale of the
entire Project. The Developer shall restore the areas utilized by the Developer to
habitable status upon its termination of use.
(c)Enforcement of Restrictions. The Condominium Project shall at all times be
maintained in a manner consistent with the highest standards of a beautiful, serene,
private, residential community for the benefit of the Co-Owners and all persons interested
in the Condominium. If at any time the Association fails or refuses to carry out its
obligation to provide maintenance with respect to the Condominium Project in a manner
consistent with such high standards, then the Developer, or any entity to which it may
assign this right, may elect to provide such maintenance as required by this Master Deed
or the Bylaws and to charge the cost thereof to the Association as an expense of
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administration. The Developer shall have the right to enforce this Master Deed and the
Bylaws throughout the Construction and Sales Period regardless of whether or not it
owns a Unit in the Condominium. The Developer's enforcement rights under this Section
may include, without limitation, an action to restrain the Association or any Co-Owner
from performing any activity prohibited by this Master Deed and/or the Bylaws.

In witness whereof, the Developer has executed this Master Deed on the date first written
above.
IN THE PRESENCE OF:

SBTT PROPERTIES LLC.

__________________________

_____________________________
By: __________________________
Its: __________________________

___________________________
STATE OF MICHIGAN
COUNTY OF LIVINGSTON
The foregoing instrument was acknowledged before me this ___ day of _________,
2015, by _________________________, an officer of SBTT PROPERTIES LLC., a Michigan
corporation, on behalf of the corporation.
_________________________________
NOTARY PUBLIC
COUNTY OF: LIVINGSTON
MY COMMISSION EXPIRES: ________

DRAFTED BY AND WHEN RECORDED RETURN TO:
Cooper & Riesterer, PLC
7960 Grand River, Suite 270
Brighton, MI 48114
810-227-3103
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EXHIBIT “A”
CONDOMINIUM BYLAWS
WOODS EDGE SITE CONDOMINIUM

ARTICLE I
ASSOCIATION OF CO-OWNERS
Section 1.1 Formation; Membership. Woods Edge Site Condominium, (sometimes
referred to herein as "Woods Edge") a residential Condominium Project located in Hartland
Township, Livingston County, Michigan, shall be administered by the Woods Edge Site
Condominium Association, which shall be a non-profit corporation, hereinafter called the
"Association", organized under the applicable laws of the State of Michigan. The Association
shall be responsible for the management, maintenance (which term, for purposes of these
Bylaws, shall also mean decoration, repair, renovation, restoration and replacement, unless
otherwise specified), operation and administration of the Common Elements, easements and
affairs of the Condominium Project in accordance with the Condominium Documents and the
laws of the State of Michigan. These Bylaws shall constitute both the Condominium Bylaws
referred to in the Master deed and required by Section 53 of the Act and the Association Bylaws
provided for under the Michigan Non-Profit Corporation Act. Each Co-Owner shall be a
member in the Association and no other person or entity shall be entitled to membership. CoOwners are sometimes refered to as "Members" in these Bylaws. A Co-Owner's share of the
Association's funds and assets cannot be assigned, pledged or transferred in any manner except
as an appurtenance to his Unit. The Association shall retain in its files current copies of the
Master Deed, all amendments to the Master Deed, and other condominium Documents for the
Condominium Project, all of which shall be available at reasonable hours for review by CoOwners, prospective purchasers and prospective mortgagees of Units in the Condominium
Project. All Co-Owners in the Condominium Project and all persons using or entering upon or
acquiring any interest in any Unit therein or the Common Elements thereof shall be subject to the
provisions and terms set forth in the Condominium Documents.
Section 1.2 Definitions. Capitalized terms used in these Bylaws without further
definition shall have the meanings ascribed to such terms in the Master Deed, or the Act unless
the context dictates otherwise.
Section 1.3 Conflicts of Terms and Provisions. In the event there exists any conflict
among the terms and provisions contained within the Master deed or these Bylaws, the terms and
provisions of the Master Deed shall control.
ARTICLE II
ASSESSMENTS
Section 2.1 Assessments Against Units and Co-Owners. All expenses arising from the
management, administration and operation of the Association in accordance with the
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authorizations and responsibilities prescribed in the Condominium Documents and the Act shall
be levied by the Association against the Units and the Co-Owners thereof, in accordance with the
provisions of this Article II.
Section 2.2 Assessments for Common Elements; Personal Property Taxes Assessed
Against the Association. All costs incurred by the Association to satisfy any liability or
obligation arising from, caused by, or connected with the Common Elements or the
administration of the Condominium Project shall constitute expenditures affecting the
administration of the Project, and all sums received as the Proceeds of; or pursuant to, any policy
of insurance securing the interest of the Co-Owners against liabilities or losses arising within,
caused by, or connected with the Common Elements or the administration of the Condominium
Project shall constitute receipts affecting the administration of the Condominium Project, within
the meaning of Section 54(4) of the Act.
Section 2.3 Determination of Assessments.
accordance with the following provisions:

Assessments shall be determined in

(a)
Budget. The Board of Directors of the Association shall establish an
annual budget ("Budget") in advance for each fiscal year and such Budget shall project all
expenses for the ensuing year which may be required for the proper operation, management and
maintenance of the Condominium Project, including a reasonable allowance for contingencies
and reserves. An adequate reserve fund for maintenance of the Common Elements that must be
repaired or replaced on a periodic basis shall be established in the budget and must be funded by
regular annual payments as set forth in Section 2.4 below, rather than by special assessments. At
a minimum, the reserve fund shall be equal to 10% of the Association's current annual Budget on
a non-cumulative basis. Since the minimum standard required by this subparagraph may prove
to be inadequate for the Project, the Association of Co-Owners should carefully analyze the
Condominium Project to determine if a greater amount should be set aside, or if additional
reserves should be established for other purposes from time to time. Upon adoption of a Budget
by the Board of Directors, copies of the Budget shall be delivered to each Co-Owner and the
assessment for said year shall be established based upon said Budget. The applicable annual
assessments, as levied, shall constitute a lien against all Units as of the first day of the fiscal year
in which the assessments relate. Failure to deliver a copy of the Budget to each Co-Owner shall
not affect or in any way diminish such lien or the liability of any Co-Owner for any existing or
future assessments. Should the Board of Directors at any time determine, in its sole discretion
that the assessments levied are or may prove to be insufficient: (1) to pay the actual costs of the
Condominium Project's operation and management, (2) to provide for maintenance of existing
Common Elements, (3) to provide additions, restoration, renovation and replacement to the
Common Elements not exceeding $5,000.00 annually for the entire Condominium Project, or (4)
in the event of emergencies, the Board of Directors shall have the authority to increase the
general assessments and to levy such additional assessment or assessments as it shall deem to be
necessary. The Board of Directors shall also have the authority, without Co-Owner or mortgagee
consent, to levy assessments for repair, restoration, renovation and replacement in the event of
casualty, pursuant to the provisions of Section 5.4 below. The discretionary authority of the
Board of Directors to levy assessments pursuant to this subparagraph shall rest solely with the
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Board of Directors for the benefit of the Association and its Members, and shall not be
enforceable by any creditors of the Association or its Members.
(b) Special Assessments. Special assessments, in addition to those required in
Section 2.3(a) above, may be made by the Board of Directors from time to time, subject to CoOwner approval as hereinafter provided, to meet other needs or requirements of the Association,
including, but not limited to: (1) assessments for additions to the Common Elements of a cost
exceeding $5,000.00 for the entire Condominium Project per year, (2) assessments to purchasea
Unit upon foreclosure of the lien for assessments described In Section 2.6 below, or (3)
assessments for any other appropriate purpose that could not be covered by the annual
assessment. Special assessments referred to in this subparagraph (b) (but not including
assessments referred to in Section 2.3(a) above, which shall be levied in the sole discretion of the
Board of Directors) shall not be levied without the prior approval of the Co-Owners representing
60% or more of all Co-Owners. The authority to levy assessments pursuant to this subparagraph
is solely for the benefit of the Association and its Members and shall not be enforceable by any
creditors of the Association or its Members.
If any Co-Owner fails to provide proper
(c)
Remedial Assessments.
maintenanceof any Limited Common Element which is appurtenant to his Unit, which failure, in
the opinionof the Board of Directors adversely affects the appearance of the Condominium
Project as a whole, or the safety, health or welfare of the other Co-Owners of the Condominium
Project, the Association may, following notice to such Co-Owner, take any actions reasonably
necessary to provide such maintenance for the unit, and the cost thereof shall be assessed against
the Co-owner who has the responsibility under the Master Deed or these Bylaws to maintain
such unit. The Association may also take the actions permitted under Section 4.3(b) of the
Master Deed, and the cost(s) thereof shall be assessed as provided in said Section 4.3(b).
(d) Working Capital Contribution. Any Co-Owner who acquires a Unit from the
Developer shall pay to the Association, on the date said Unit is conveyed to the Co-Owner, an
amount equal to the then current annual assessment, which sum constitutes a one-time nonrefundable contribution to the Association's working capital account.
Section 2.4 Apportionment of Assessments and Penalty for Default. Unless otherwise
provided in these Bylaws or in the Master Deed, all assessments levied against the Co-Owners to
cover management, maintenance, operation and administration expenses shall be apportioned
among and paid by the Co-Owners in accordance with the respective percentages of value
allocated to each Co-Owner's Unit in Article V of the Master Deed. Annual assessments
determined in accordance with Section 2.3(a) above shall be paid by Co-Owners in one (1)
installment, commencing with the acceptance of a deed to or a land contract vendee's interest in a
Unit, or with the acquisition of fee simple title to a Unit by any other means. A Co-Owner shall
be in default of his assessment obligations if he fails to pay any assessment installment when
due. A late charge not to exceed $25.00 per month shall be assessed automatically by the
Association upon any assessments in default for ten (10) or more days until the assessment
installment(s) together with the applicable late charges are paid in full. Each Co-Owner
(whether one or more persons) shall be, and remain, personally liable for the payment of all
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assessments (including fines for late payments and costs of collection and enforcement of
payment) relating to his Unit which may be levied while such Co-Owner owns the Unit.
Payments to satisfy assessment installments in default shall be applied as follows: first, to the
costs of collection and enforcement of payment, including reasonable attorneys' fees; second, to
any interest charges and fines for late payment on such installments, and third, to the installments
in default in the order of their due dates.
Section 2.5 Waiver of Use or Abandonment of Units. No Co-Owner may exempt himself
from liability for his assessment obligations by waiving the use or enjoyment of any of the
Common Elements or by abandoning his Unit.
Section 2.6 Liens for Unpaid Assessments. The sums assessed by the Association which
remain unpaid, including but not limited to regular assessments, special assessments, fines and
late charges, shall constitute a lien upon the Unit or Units in the Project owned by the Co-Owner
at the time of the assessment and upon the proceeds of sale of such Unit or Units. Any such
unpaid sum shall constitute a lien against the Unit as of the first day of the fiscal year in which
the assessment, fine or law charge relates and shall be a lien prior to all claims except real
property taxes and first mortgages of record. All charges which the Association may levy
against any Co-Owner shall be deemed to be assessments for purposes of this Section 2.6 and
Section 108 of the Act.
Section 2.7 Enforcement.
(a) Remedies. In addition to any other remedies available to the Association, the
Association may enforce the collection of delinquent assessments by a suit at law or by
foreclosure on the statutory lien that secures payment of assessments. In the event any CoOwner defaults in the payment of any annual assessment installment levied against his Unit, the
Association shall have the right to declare all unpaid installments of the annual assessment for
the pertinent fiscal year to be immediately due and payable. The Association may also
discontinue furnishing any utilities or other services to a Co-Owner in default upon seven (7)
days' written notice to such Co-Owner. A Co-Owner in default shall not be entitled to utilize any
of the General Common Elements of the Project and shall not be entitled to vote at any meeting
of the Association until the default is cured; provided, however, this provision shall not operate
to deprive any Co-Owner of ingress or egress to and from his Unit or the dwelling or other
improvements constructed thereon or in the appurtenant Privacy Area. In a judicial foreclosure
action, a receiver may be appointed to collect a reasonable rental for the Unit from the Co-Owner
thereof or any persons claiming under him. The Association may also assess fines for late
payment or non-payment of assessments in accordance with the provisions of Section 17.4 of
these Bylaws. All of these remedies shall be cumulative and not alternative.
(b) Foreclosure Proceedings. Each Co-Owner, and every other person who from
time to time has any interest in the Project, shall be deemed to have granted to the Association
the unqualified right to elect to foreclose the lien securing payment of assessments either by
judicial action or by advertisement. The provisions of Michigan law pertaining to foreclosure of
mortgages by judicial action and by advertisement, as the same may be amended from time to
-4Packet Pg. 59

Attachment: SP 528 Woods Edge_Final Site Condo_Full Review Packet (1688 : Site Plan #528 - Woods Edge Final Site Condominium)

8.a.a

time, are incorporated herein by reference for the purposes of establishing the alternative
procedures to be followed in lien foreclosure actions and the rights and obligations of the
partiesto such actions. In addition, each Co-Owner and every other person who from time to
time has any interest in the Project, shall be deemed to have authorized and empowered the
Association to sell or to cause to be sold the Unit with respect to which the assessment(s) is or
are delinquent and to receive, hold and distribute the proceeds of such sale in accordance with
the priorities established by applicable law. Each Co-Owner of a Unit in the Project
acknowledges that at the time of acquiring title to such Unit, he was notified of the provisions of
this subparagraph and he voluntarily, intelligently and knowingly waived notice of any
proceedings brought by the Association to foreclose any assessment liens by advertisement and
waived the right to a hearing prior to the sale of the applicable Unit.
(c) Notices of Action. Notwithstanding the provisions of Section 2.7(b), the
Association shall not commence a judicial foreclosure action or a suit for a money judgment or
publish any notice of foreclosure by advertisements, until the expiration of 10 days after mailing,
by first class mail, postage prepaid, and addressed to the delinquent Co-Owner at his last known
address, of a written notice that one or more assessment installments levied against the pertinent
Unit is or are delinquent and that the Association may invoke any of its remedies under these
Bylaws if the default is not cured within 10 days from the date of mailing. Such written notice
shall be accompanied by a written affidavit of an authorized representative of the Association
that sets forth (i) the affiant's capacity to make the affidavit, (ii) the statutory and other authority
for the lien, (iii) the amount outstanding (exclusive of interest, costs, attorney fees and future
assessments), (iv) the legal description of the subject Unit(s) and (v) the name(s) of the CoOwner(s) of record. Such affidavit shall be recorded in the office of the Livingston
CountyRegister of Deeds prior to the commencement of any foreclosure proceeding. If the
delinquency is not cured within the 10-day period, the Association may take such remedial
action as may beavailable to it under these Bylaws and under Michigan law. In the event the
Association electsto foreclose the lien by advertisement, the Association shall notify the
delinquent Co-Owner of the Association's election and shall inform him that he may request a
judicial hearing by bringing suit against the Association.
(d) Expenses of Collection.
The expenses incurred by the Association in
collecting unpaid assessments, including interest, costs, actual attorneys' fees (not limited
to statutory fees) and advances for taxes or other liens paid by the Association to protect its lien,
shall be chargeable to the defaulting Co-Owner and shall be secured by a lien on his Unit.
Section 2.8 Liability of Mortgagees. Notwithstanding any other provisions of the
Condominium Documents, the lienholder of any first mortgage covering any Unit in the Project
which comes into possession of the Unit pursuant to the remedies provided in the mortgage or by
deed (or assignment) in lieu of foreclosure, and any purchaser at a foreclosure sale, shall take the
property free of any claims for unpaid assessments or against the mortgaged Unit which accrue
prior to the time such holder comes into possession of the Unit (except for claims for a pro rata
share of assessments or charges resulting from a pro rata reallocation of assessments or charges
to all Units including the mortgaged Unit).
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Section 2.9 Developer’s Responsibility for Assessments. The Developer, although a
Member of the Association, shall not be responsible at any time for the payment of Association
assessments, except with respect to Units owned by the Developer which contain a completed
and occupied residential dwelling. A residential dwelling is complete when it has received a
certificate of occupancy from Hartland Township and a residential dwelling is occupied if it is
being utilized as a residence. In addition, in the event Developer is selling a Unit with a
completed residential dwelling thereon by land contract to a Co-Owner, the Co-Owner shall be
liable for all assessments and the Developer shall not be deemed the owner of the applicable Unit
and shall not be liable for any assessments levied up to and including the date, if any, upon
which Developer actually retakes possession of the Unit following extinguishment of all rights of
the land contract purchaser in the Unit. However, the Developer shall at all times pay the
maintenance expenses pertaining to the Units that it owns, together with a proportionate share of
all current maintenance expenses actually incurred by the Association (excluding reserves) for
utility maintenance, landscaping, sign lighting and snow removal, but excluding management
fees and expenses related to the maintenance and use of Units in the Project that are not owned
by the Developer. For purposes of the foregoing sentence, the Developer's proportionate share
of such expenses shall be based upon the ratio of all Units owned by the Developer at the time
the expense is incurred to the total number of Units then in the Project. In no event shall the
Developer be responsible for assessments for deferred maintenance, reserves for maintenance,
capital improvements or other special assessments, except with respect to Units that are owned
by the Developer which contain completed and occupied residential dwellings. Any assessments
levied by the Association against the Developer for other purposes, without the Developer's prior
written consent, shall be voidand of no effect. In addition, the Developer shall not be liable for
any assessment levied in whole or in part to purchase any Unit from the Developer or to finance
any litigation or claims against the Developer, any cost of investigating or preparing such
litigation or claim, or any similar or related costs.
Section 2.10 Property Taxes and Special Assessments. All property taxes and
specialassessments levied by any public taxing authority shall be assessed in accordance with
Section 131 of the Act.
Section 2.11 Personal Property Tax Assessment of Association Property. The
Association shall be assessed as the person or entity in possession of any tangible personal
property of the Condominium owned or possessed in common by the Co-Owners, and personal
property taxes based thereon shall be treated as expenses of administration.
Section 2.12 Construction Liens. A construction lien otherwise arising under Act No 497
of the Michigan Public Acts of 1980, as amended, shall be subject to Section 132 of the Act.
Section 2.13 Statement as to Unpaid Assessments. The purchaser of any Unit may
request a statement from the Association identifying the amount of any unpaid Association
regular or special assessments relating to such Unit. Upon written request to the Association
accompanied by a copy of the executed purchase agreement pursuant to which the purchaser
holds the right to acquire a Unit, the Association shall provide a written statement identifying
-6-
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any existing unpaid assessments or a written statement that none exist, which statement shall be
binding upon the Association for the period stated therein. Upon the payment of the sum
identified in the statement within the period identified in the statement, the Association's lien for
assessments as to such Unit shall be deemed satisfied; provided, however, if a purchaser fails to
request such statement at least five (5) days prior to the closing of the purchase of such Unit, any
unpaid assessments and the lien securing them shall be fully enforceable against such purchaser
and the Unit itself, to the extent provided by the Act. Under the Act, unpaid assessments
constitute a lien upon the Unit and the sale proceeds thereof which has priority over all claims
except tax liens in favor of any state or federal taxing authority and sums unpaid on a first
mortgage of record, except that past due assessments which are evidenced by a notice of lien,
recorded pursuant to Section 2.7 have priority over a first mortgage recorded subsequent to the
recording of the notice of the lien.

ARTICLE III
ARBITRATION
Section 3.1 Scope and Election. Disputes, claims or grievances arising out of or relating
to the interpretation or the application of the Condominium Documents, or any disputes, claims
or grievances arising among or between the Co-Owners and the Association, upon the election
and written consent of the parties to any such disputes, claims or grievances (which consent shall
include an agreement of the parties that the judgment of any circuit court of the State of
Michigan may be rendered upon any award pursuant to such arbitration), and upon written notice
to the Association, shall be submitted to arbitration, and the parties shall accept the arbitrator’s
decision as final and binding, provided that no question affecting the claim of title of any person
to any fee or life estate in real estate is involved. The Commercial Arbitration Rules of the
American Arbitration Association as amended and in effect from time to time shall be applicable
to any such arbitration.
Section 3.2 Judicial Relief. In the absence of the election and written consent of the
parties pursuant to Section 3.1 above, any Co-Owner or the Association may petition the courts
to resolve any disputes, claims or grievances.
Section 3.3 Election of Remedies. The election and written consent by the disputing
parties to submit any dispute, claim or grievance to arbitration shall preclude such parties from
thereafter litigating such dispute, claim or grievance in the courts. Nothing contained in this
Article III shall limit the rights of the Association or any Co-Owner, described in Section 144 of
the Act.
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ARTICLE IV
INSURANCE
Section 4.1 Extent of Coverage. The Association shall, to the extent appropriate in light
of the nature of the General Common Elements of the Project, carry fire and extended coverage,
vandalism and malicious mischief and liability insurance (in a minimum amount to be
determined by the Developer or the Association in its discretion), officers' and directors' liability
insurance and workmen's compensation insurance, if applicable, and other insurance the
Association may deem applicable, desirable or necessary pertinent to the ownership, use and
maintenance of the General Common Elements and such insurance shall be carried and
administered in accordance with the following provisions:
(a) Responsibilities of the Association. All of the insurance referenced in this
Section 4.1 shall be purchased by the Association for the benefit of the Association, and the CoOwners and their mortgagees as their interests may appear, and provision shall be made for the
issuance of mortgagee endorsements to the mortgagees of Co-Owners.
(b) Insurance of Common Elements. All General Common Elements of the
Condominium Project shall be insured against fire and other perils covered by a standard
extended coverage endorsement in an amount equal to the current insurable replacement value,
excluding foundation and excavation costs, if any, as determined annually by the Board of
Directors of the Association in consultation with the Association's insurance carrier and/or its
representatives, utilizing commonly employed methods for the reasonable determination of
replacement costs.
(c) Premium Expenses. All premiums on insurance purchased by the Association
pursuant to these Bylaws shall be expenses of administration.
(d) Proceeds of Insurance Policies. Proceeds of all insurance policies owned by
the Association shall be received by the Association, held in a separate account and distributed to
the Association, and the Co-Owners and their mortgagees, as their interest may appear, provided,
however, whenever repair, restoration or replacement of any part of the Condominium shall be
required as provided in Article V of these Bylaws, the proceeds of any insurance received by the
Association as a result of any loss requiring same shall be retained by the Association and
applied for such repair, restoration or replacement, as applicable.
Section 4.2 Authority of Association to Settle Insurance Claims. Each Co-Owner, by
ownership of a Unit in the Condominium Project, shall be deemed to appoint the Association as
his true and lawful attorney-in-fact to act in connection with all matters concerning the
maintenance of fire and extended coverage, vandalism and malicious mischief, liability
insurance and workman's compensation insurance, if applicable, pertinent to the Condominium
Project and the General Common Elements appurtenant thereto. Without limiting the foregoing,
the Association shall have full Power and authority to purchase and maintain such insurance, to
collect and remit premiums thereunder, to collect insurance proceeds and to distribute the same
-8-
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to the Association, the Co-Owners and respective mortgagees, as their interest may appear
(subject always to the Condominium Documents), and/or to utilize said proceeds for required
repairs, restoration or replacement, to execute releases of liability and to execute all documents
and to do all things on behalf of such Co-Owner and the Condominium as shall be necessary or
convenient to accomplish the foregoing purposes.
Section 4.3 Co-Owner Responsibilities. Each Co-Owner shall be responsible for
obtaining fire and extended coverage and vandalism and malicious mischief insurance with
respect to the dwelling, appurtenances, and all other improvements constructed or to be
constructed within the perimeter of his Unit, any Privacy Area and/or other Limited Common
Elements appurtenant thereto and for his personal property located therein or thereon or
elsewhere in the Condominium Project. The Association shall have no responsibility whatsoever
to provide such insurance. In addition, each Co-Owner shall be obligated to obtain insurance
coverage for personal liability (and, where applicable, workmen's compensation insurance) for
occurrences within the perimeter of his Unit and any appurtenant Privacy Area and other Limited
Common Elements, naming the Association and the Developer as additional insureds, and also
for any other personal insurance coverage that the Co-Owner wishes to carry. Each Co-Owner
shall deliver certificates of insurance to the Association from time to time to evidence the
continued existence of all insurance required to be maintained by the Co-Owner under this
Section 4.3. If a Co-Owner fails to obtain such insurance or to provide evidence of such
insurance to the Association, the Association may, but is not obligated to, obtain such insurance
on behalf of the Co-Owner and the premiums for such insurance shall constitute a lien against
the Co-Owner's Unit which may be collected in the same manner that assessments may be
collected Under Article II of these Bylaws.
Section 4.4 Waiver of Subrogation. The Association, as to all policies which it obtains,
and all Co-Owners, as to all policies which they obtain, shall use their best efforts to see that all
Property and liability insurance carried by the Association and any Co-Owner shall contain
appropriate provisions whereby the insurer waives its right of subrogation as to any claims
against any Co-Owner or the Association.
Section 4.5 Indemnification. Each individual Co-Owner shall indemnify and hold
harmless every other Co-Owner, the Developer and the Association for all damages and costs,
including attorney's fees, which the other Co-Owners, the Developer or the Association may
suffer as a result of defending any claim arising out of an occurrence on or within an individual
Co-Owner's Unit. Each Co-Owner shall carry insurance to secure the indemnity obligations
under this Section 4.5, if required by the Association, or if required by the Developer during the
Construction and Sales Period. This Section 4.5 is not intended to give any insurer any
subrogation right or any other right or claim against any individual Co-Owner.
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ARTICLEV
MAINTENANCE
Section 5.1
Co-Owner Responsibilityfor Maintenance.
Each Co-Owner shall
beresponsible for all maintenance of the dwelling, Appurtenances, and all other improvements,
fixtures and personal property within his Unit. If any damage to the dwelling or other
improvements constructed within a Co-Owner's Unit adversely affects the appearance of the
Project, the Co-Owner shall proceed to remove, repair or replace the damaged property without
delay.
Section 5.2 Association Responsibility for Maintenance. The Association shall be
responsible for the maintenance of the General Common Elements, including roads, shared
drives and the emergency access drive. Immediately following a casualty to property for which
the Association has such maintenance responsibility, the Association shall obtain reliable and
detailed cost estimates to repair, restore or replace, as applicable, the damaged property to a
condition comparable to that existing before the damage. If the proceeds of insurance are not
sufficient to defray the estimated costs of such repair, restoration or replacement, or if at any
time during such repair, restoration or replacement or upon completion of such repair, restoration
or replacement; there are insufficient funds for the payment of such repair, restoration or
replacement, the Association shall make an assessment against all Co-Owners for an amount,
which when combined with available insurance proceeds, shall be sufficient to fully pay for the
cost of such repair, restoration or replacement of the damaged property. Any such assessment
made by the Board of Directors of the Association shall be governed by Section 2.3(a) of these
Bylaws. Nothing contained in this Section 5.2 is intended to require the Developer or the
Association to replace mature trees and vegetation with equivalent trees or vegetation.
Section 5.3 Timely Repair. Restoration or Replacement. If any damage to Common
Elements or a Unit adversely affects the appearance of the Project, the Association or Co-Owner
responsible for the maintenance thereof shall proceed to repair, restore or replace, as applicable,
the damaged property without delay, and shall use its best efforts to complete such action within
6 months from the date upon which the property damage occurred.
Section 5.4 Eminent Domain. Section 133 of the Act and the following provisions shall
control in the event all or a portion of the Project is subject to eminent domain:
(a) Taking of a Unit or Related Improvements. In the event all or a portion of a
Unit are taken by eminent domain, the award for such taking shall be paid to the
Co-Owner of such Unit and the mortgagee thereof, as their interest may appear. If the entire
Unit is taken by eminent domain, on the acceptance of such award by the Co-Owner and his
mortgagee, they shall be divested of all interest in the Condominium Project.
(b) Taking of Common Elements. If there is a taking of any portion of the General
Common Elements, the condemnation process relative to such taking shall be paid to the CoOwners and their mortgagees in proportion to their respective undivided interest in the General
-10-
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Common Elements unless pursuant to the affirmative vote of Co-Owners representing greater
than 50% of the total votes of all Co-Owners qualified to vote, at a meeting duly called for such
purpose, the Association is directed to repair, restore or replace the portion so taken or to take
such other action as is authorized by a majority vote of the Co-Owners. If the Association is
directed by the requisite number of Co-Owners to repair, restore, or replace all or any portion of
the General Common Elements taken, the Association shall be entitled to retain the portion of the
condemnation proceeds necessary to accomplish the repair, restoration or replacement of the
applicable General Common Elements. The Association, acting through its Board of Directors,
may negotiate on behalf of all Co-Owners for any condemnation award for General Common
Elements and any negotiated settlement approved by the Co-Owners representing two-thirds
(2/3) or more of the total votes of all Co-Owners qualified to vote shall be binding on all CoOwners.
(c)
Continuation of Condominium After Taking.
In the event the
Condominium Project continues after a taking by eminent domain, then the remaining portion of
the Condominium Project shall be resurveyed and the Master Deed amended accordingly, and,
ifany Unit shall have been taken, in whole or part, then Article V of the Master Deed shall also
be amended to reflect such taking and to proportionately readjust the percentages of value of the
remaining Units, based upon the continuing value of the Condominium being 100%. Such
amendment may be effected by an officer of the Association duly authorized by the Board of
Directors without the necessity of obtaining the signature or specific approval of any Co-Owner,
mortgagee or other person
(d)
Notification of Mortgagees. In the event all or any portion of a Unit in the
Condominium, or all or any portion of the Common Elements is made the subject matter of any
condemnation or eminent domain proceeding or is otherwise sought to be acquired by a
condemning authority, the Association shall notify each institutional holder of a first mortgage
lien on any of the Units in the Condominium that is registered in the Association's book of
"Mortgagees of Units" pursuant to Section 6.1 of these Bylaws.
Section 5.5 Notification of FHLMC. In the event any mortgage in the Condominium is
held by the Federal Home Loan Mortgage Corporation ("FHLMC") then, upon request therefor
by FHLMC, the Association shall give FHLMC written notice, at such address as it may from
time to time direct, of any loss to or taking of the Common Elements of the Condominium, if the
loss or taking exceeds $10,000.00 in amount or if the damage or taking relates to a Unit covered
by a mortgage purchased in whole or in part by FHLMC and exceeds $1,000.00.
Section 5.6 Priority of Mortgagee Interests. Nothing contained in the Condominium
Documents shall be construed to give a Unit Owner, or any other party, priority over any rights
of first mortgagees of Units pursuant to their mortgages with respect to any distribution to Unit
Owners of insurance proceeds or condemnation awards for losses to or a taking of Units and/or
Common Elements.
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ARTICLE VI
MORTGAGES
Section 6.1 Notice to Association. Any Co-Owner who mortgages his Unit shall notify
the Association of the name and address of the mortgagee, and the Association shall maintain
such information in a book entitled "Mortgages of Units". The Association may, at the written
request of a mortgagee of any such Unit, report any unpaid assessments due from the Co-Owner
of such Unit. The Association shall give to the holder of any first mortgage covering any Unit
written notification of any default in the performance of the obligations of the Co-Owner of such
Unit that is not cured within 60 days.
Section 6.2 Insurance. The Association shall notify each mortgagee appearing in the
book referenced in Section 6.1 of the name of each company insuring the Condominium against
fire, perils covered by extended coverage, and vandalism and malicious mischief and the
amounts of such coverage.
Section 6.3 Notification of Meetings. Upon request submitted to the Association, any
institutional holder of a first mortgage lien on a Unit shall be entitled to receive written
notification of every meeting of the Members of the Association and to designate a
representative to attend such meeting.

ARTICLE VII
VOTING
Section 7.1 Vote. Except as otherwise specified in those Bylaws, each Co-Owner shall be
entitled to one vote for each Condominium Unit owned.
Section 7.2 Eligibility to Vote. No Co-Owner, other than the Developer, shall be entitled
to vote at any meeting of the Association until he has presented to the Association evidence that
the Co-Owner owns a Unit. Except as provided in Section 10.2 of these Bylaws, no Co-Owner,
other than the Developer, shall be entitled to vote prior to the date of the First Annual Meeting of
members held in accordance with Section 10.2. The vote of each Co-Owner may be cast only by
the individual representative designated by such Co-Owner in the notice required in Section 7.3
below or by a proxy given by such individual representative. The Developer shall be the only
person entitled to vote at a meeting of the Association until the First Annual Meeting of
Members and shall be entitled to vote during such period notwithstanding the fact that the
Developer may own no Units at some time or from time to time during such period. At the First
Annual Meeting, and thereafter, the Developer shall be entitled to vote for each Unit which it
owns.
Section 7.3 Designation of Voting Representative. Each Co-Owner shall file with the
Association a written notice designating the individual Representative who shall vote at meetings
of the Association and receive all notices and other communications from the Association on
behalf of the Co-Owner. If a Co-Owner designates himself as the individual representative, he
need not file any written notice with the Association. The failure of any Co-Owner to file any
written notice shall create a presumption that the Co-Owner has designated himself as the voting
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representative. The notice shall state the name and address of the individual representative
designated, the address of the Unit or Units owned by the Co-Owner and the name and address
of each person, firm corporation, partnership, association, trust or other entity who is the CoOwner. The notice shall be signed and dated by the Co-Owner. An individual representative
may be charged by the Co-Owner at any time by filing a new notice in accordance with this
Section 7.3. In the event a Unit is owned by multiple Co-Owners who fail to designate an
individual voting representative for such Co-Owners, the Co-Owner whose name first appears on
record title shall be deemed to be the individual representative authorized to vote on behalf of all
the multiple Co-Owners of the Unit(s) and any vote cast in person or by proxy by said individual
representative shall be binding upon all such multiple Co-Owners.
Section 7.4 Quorum. The presence in person or by proxy of Co-Owners representing
51% of the total number of votes of all Co-Owners qualified to vote shall constitute a quorum for
holding a meeting of the Members of the Association, except for voting on questions specifically
required by the Condominium Documents to require a greater quorum. The written vote of any
person furnished at or prior to any duly called meeting at which said person is not otherwise
present in person or by proxy shall be counted in determining the presence of a quorum with
respect to the question upon which the vote is cast.
Section 7.5 Voting. Votes may be cast in person or by proxy by a writing duly signed by
the designated voting representative not present at a given meeting in person or by proxy.
Proxies and any written votes must be filed with the secretary of the Association at or before the
appointed time of each meeting of the Members of the Association. Cumulative voting shall not
be permitted.
Section 7.6 Majority. When an action is to be authorized by vote of the Co-Owners of
the Association, the action must be authorized by a majority of the votes cast at a meeting duly
called for such purpose, unless a greater percentage vote is required by the Master Deed, these
Bylaws or the Act.

ARTICLE VIII
MEETINGS
Section 8.1 Place of Meeting. Meetings of the Association shall be held at the principal
office of the Association or at such other suitable place convenient to the Co-Owners as may be
designated by the Board of Directors. Meetings of the Association shall be conducted in
accordance with generally recognized rules of parliamentary procedure, which are not in conflict
with the Condominium Documents or the laws of the State of Michigan.
Section 8.2 First Annual Meeting. The First Annual Meeting of members of the
Association may be convened by the Developer in its discretion at any time prior to the date the
First Annual Meeting is required to be convened pursuant to this Section 8.2. Notwithstanding
the foregoing, the First Annual Meeting must be held (i) within 120 days following the
conveyance of legal or equitable title to non-developer Co-Owners of 75% of all Units; or (ii) 54
months from the first conveyance to a non-Developer Co-Owner of legal or equitable title to a
Unit, whichever is the earlier to occur. The Developer may call meeting of Members for
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informative or other appropriate purposes prior to the First Annual Meeting of Members and no
such meeting shall be construed as the First Annual Meeting of Members. The date, time and
place of such meeting shall be set by the Board of Directors, and at least 10 days written notice
thereof shall be given to each Co-Owner's individual representative.
Section 8.3 Annual Meetings. Annual meetings of Association Members shall be held
not later than May 30 of each succeeding year following the year in which the First Annual
Meeting is held, at a time and place determined by the Board of Directors. At each annual
meeting, the Co-Owners shall elect members of the Board of Directors in accordance with
Article X of these Bylaws. The Co-Owners may also transact at annual meetings such other
Association business as may properly come before them.
Section 8.4 Special Meeting. The President shall call a special meeting of Members as
directed by resolution of the Board of Directors or upon presentation to the Association's
Secretary of a petition signed by Co-Owners representing ½ of the votes of all Co-Owners
qualified to vote. Notice of any special meeting shall state the time and place of such meeting
and the purposes thereof. No business shall be transacted at a special meeting except as stated in
the notice.
Section 8.5 Notice of Meetings. The Secretary (or other Association officer in the
secretary's absence) shall provide each Co-Owner of record, or, if applicable, a Co-Owner's
individual representative, with notice of each annual or special meeting, stating the purpose
thereof and the time and place where it is to be held. A notice of an annual or special meeting
shall be served at least 10 days but not more than 60 days prior to each meeting. The mailing,
postage prepaid, of a notice to the individual representative of each Co-Owner at the address
shown in the notice filed with the Association under Section 7.3 of these Bylaws shall be deemed
properly served. Any Co-Owner or individual representative may waive such notice, by filing
with the Association a written waiver of notice signed by such Co-Owner or individual
representative.
Section 8.6 Adjournment. If any meeting of Co-Owners cannot be held because a
quorum is not in attendance, the Co-Owners who are present may adjourn the meeting to a time
not less than 48 hours from the time the original meeting was called. When a meeting is
adjourned to another time or place, it is not necessary to give notice of the adjourned meeting if
the time and place to which the meeting is adjourned are announced at the meeting at which the
adjournment is taken and only such business is transacted at the adjourned meeting as might
have been transacted at the original meeting. However, if after the adjournment, the Board of
Directors fixes a new record date for the adjourned meeting, a notice of adjourned meeting shall
be given to each Co-Owner or Co-Owner's individual representative.
If a meeting is adjourned in accordance with the provisions of this Section 8.6 due
to the lack of a quorum, the required quorum at the subsequent meeting shall be two thirds (2/3)
of the required quorum for the meeting that was adjourned, provided that the Board of Directors
provides each Co-Owner (or Co-Owner's individual representative) with notice of the adjourned
meeting in accordance with Section 8.5 above and provided further the subsequent meeting is
held within sixty (60) days from the date of the adjourned meeting.
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Section 8.7 Action Without Meeting. Any action required or permitted to be taken at a
meeting of Members, may be taken without a meeting, without prior notice and without a vote, if
all of the Co-Owners (or their individual representatives) entitled to vote thereon consent thereto
in writing. If the Association's Articles of Incorporation so provide, any action required or
permitted to be taken at any meeting of Members may be taken without a meeting, without prior
notice and without a vote, if a written consent setting forth the actions so taken, is signed by the
Co-Owners (or their individual representatives) having not less than the minimum number of
votes that would be necessary to authorize or take the action at a meeting at which all CoOwners entitled to vote thereon were present and voted. Prompt notice of any action that is
taken without a meeting by less than unanimous written consent shall be given to the Co-Owners
who have not consented in writing.
Section 8.8 ElectronicParticipation in a Meeting. A Co-Owner may participate in a
meeting by means of conference telephone or similar communications equipment by means of
which all persons participating in the meeting can hear each other, if such option is available. If
there is a cost to this option, the Co-Owner (or Owners) utilizing this option shall bear the cost.
Participation in a meeting pursuant to this Section 8.8 constitutes presence at the meeting.
ARTICLE IX
ADVISORY COMMITTEE
Within one year after the first conveyance to a non-Developer Co-Owner of legal or
equitable title to a Unit in the Project or within 120 days following the conveyance to nonDeveloper Co-Owners of 1/3 of the total number of Units that may be created, whichever first
occurs, the Developer shall cause to be established an Advisory Committee consisting of at least
three non-Developer Co-Owners. The Committee shall be established in any manner the
Developer deems advisable. The purpose of the Advisory Committee shall be to facilitate
communications between the temporary Board of Directors and the non-Developer Co-Owners
and to aid in the transition of control of the Association from the Developer to purchaser CoOwners. The Advisory Committee shall automatically cease to exist when a majority of the
Board of Directors of the Association is elected by non-Developer Co-Owners. The Developer
may at any time remove and replace at its discretion any member of the Advisory Committee.

ARTICLE X
BOARD OF DIRECTORS
Section 10.1 Number and Qualification of Directors. The Board of Directors shall
initially be comprised of three Directors. At such time as the non-Developer Co-Owners are
entitled to elect two members of the Board of Directors in accordance with Section 10.2 below,
the Board shall automatically be increased in size from three to five persons. At such time as the
Board of Directors is increased in size to five persons, all Directors must be Co-Owners, or
officers, partners, trustees or employees of Co-Owners that are entities.In the event that the
Association cannot locate five Co-Owners who are willing to serve as Directors, the Board may
operate with less than five persons, and such reduced size shall not affect the validity of any
decision made by the Board.
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Section 10.2 Election of Directors.
(a) First Board of Directors. Until such time as the non-Developer Co-Owners
are entitled to elect one of the members of the Board of Directors, the Developer shall select all
of the Directors, which persons may be removed or replaced by Developer in its discretion.
(b) Appointment of Non-DeveloperCo-Owners to Board prior to First Annual
Meeting. Not later than 120 days following the conveyance to non-Developer Co-Owners of
legal or equitable title to 25% of the Units that may be created, one member of the Board of
Directors shall be elected by non-Developer Co-Owners. The remaining Members of the Board
of Directors shall be selected by Developer. Not later than 120 days following the conveyance to
non-Developer Co-Owners of legal or equitable title to 50% of the Units that may be created, the
Board of Directors shall be increased to five Members and two of the five Directors shall be
elected by non-Developer Co-Owners. The remaining Members of the Board of Directors shall
be selected by Developer. When the required percentage levels of conveyance have been
reached, the Developer sha11 notify the non-Developer Co-Owners and request that they hold a
meeting to elect the required number of Directors. Upon certification by the Co-Owners to the
Developer of the Director or Directors elected, the Developer shall immediately appoint such
Director or Directors to the Board, to serve until the First Annual Meeting of Co-Owners, unless
he is removed pursuant to Section 10.7 or he resigns or becomes incapacitated.
(c) Election of Directors at and after First Annual Meeting
(i) Not later than 120 days following the conveyance to non-Developer
Co-Owners of legal or equitable title to 75% of the Units that may be created, the non-developer
Co-Owners shall elect all of the Directors on the Board, except that the Developer shall have the
right to designate at least one Director so long as the Developer owns and offers for sale at least
l0% of the Units in the Project or as long as the Units that remain to be created and sold equal at
least 10% of all Units that may be created in the Project. Whenever the 75% conveyance level is
achieved, a meeting of Co-Owners shall promptly be convened to effectuate this provision, even
if the First Annual Meeting has already occurred.
(ii) Regardless of the percentage of Units which have been conveyed,
upon the elapse of 54 months after the first conveyance to a non-Developer Co-Owner of legal or
equitable title to a Unit on the Project, and if title to not less than 75% of the Units that may be
created has not been conveyed, the non-Developer Co-Owners have the right to elect a number
of members of the Board of Directors in proportion to the percentage of Units they own, and the
Developer has the right to elect a number of members of the Board of Directors in proportion to
the percentage of Units which are owned by the Developer and for which assessments are
payable by the Developer. This election may increase, but shall not reduce, the minimum
election and designation rights otherwise established in Section 10.2(b) or l0.2(c)(i) above.
Application of thissubsection does not require a change in the size of the Board of Directors.
(iii) If the calculation of the percentage of members of the Board of
Directors that the non-Developer Co-Owners have the right to elect under subsection (ii) above,
or if the product of the number of members of the Board of Directors multiplied by
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thepercentage of Units held by the non-Developer Co-Owners under subsection (b) results in a
right of non-Developer Co-Owners to elect a fractional number of members of the Board of
Directors, then a fractional election right of 0.5 or greater shall be rounded up to the nearest
whole number, which number shall be the number of members of the Board of Directors that the
non-Developer Co-Owners have the right to elect. After application of this formula, the
Developer shall have the right to elect the remaining members of the Board of Directors.
Application of this subsection shall not eliminate the right of the Developer to designate one
director as provided in subsection (I) above.
(iv) At such time as the non-Developer Co-Owners are entitled to elect all
of the Directors, three Directors shall be elected for a term of two years and two Directorsshall
be elected for a term of one year. At such meeting, all nominees shall stand for election as one
slate and the three persons receiving the highest number of votes shall be elected for a term of
two years and the two persons receiving the next highest number of votes shall be elected for a
term of one year. At each annual meeting held thereafter, either two or three Directors shall be
elected depending upon the number of Directors whose terms expire, and the term of office of
each Director shall be two years. The Directors shall hold office until their successors have been
elected and hold their first meeting.
Section 10.3 Powers and Duties. The Board of Directors shall have the powers and
duties necessary for the administration of the affairs of the Association and may do all acts and
things as are not prohibited by the Condominium Documents or specifically required to be
exercised and done by the Co-Owners.
Section 10.4 Specific Powers and Duties. In addition to the duties imposed by these
Bylaws or any further duties which may be imposed by resolution of the Co-Owners of the
Association, the Board of Directors shall have the following powers and duties:
(a) To manage and administer the affairs of and maintain the Condominium
Project and the Common Elements.
(b) To collect assessments from the Co-Owners and to expend the proceeds for
the purposes of the Association.
(c) To carry insurance and collect and allocate the proceeds thereof:
(d) To reconstruct or repair improvements after casualty.
(e) To contract for and employ persons, firms, corporations or other agents to
assist in the management, operation, maintenance and administration of the
Condominium Project.
(f) To acquire, maintain and improve; and to buy, operate, manage, sell, convey,
assign, mortgage or lease any real or personal property (including any Unit in the
Condominium and easements, rights-of-way and licenses) on behalf of the Association in
furtherance of any of the purposes of the Association.
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(g) To borrow money and issue evidences of indebtedness in furtherance of any
or all of the purposes of the Association, and to secure the same by mortgage, pledge, or
other lien, on property owned by the Association; provided, however, that any such
action shall also be approved by the affirmative vote of the Co-Owners (or their
individual representatives) representing 75% of the total votes of all Co-Owners qualified
to vote.
(h) To establish rules and regulations in accordance with Section 11.811.19 of the
Master Deed.
(I) To establish such committees as the Board of Directors deems necessary,
convenient or desirable and to appoint persons thereto for the purpose of implementing
the administration of the Condominium and to delegate to such committees any functions
or responsibilities which are not by law or the Condominium Documents required to be
exclusively performed by the Board.
(j) To enforce the provisions of the Condominium Documents.
Section 10.5 Management Agent. The Board of Directors may employ for the
Association a professional management agent (which may include the Developer or any person
or entity related thereto) at a reasonable compensation established by the Board to perform such
duties and services as the Board shall authorize, including, but not limited to, the duties listed in
Sections 10.3 and 10.4, and the Board may delegate to such management agent any other duties
or powers which are not by law or by the Condominium Documents required to be exclusively
performed by or have the approval of the Board of Directors or the Members of the Association.
Section 10.6 Vacancies. Vacancies in the Board of Directors which occur after the
Transitional Control Date caused by any reason other than the removal of a Director by a vote of
the Co-Owners of the Association shall be filled by vote of the majority of the remaining
Directors, even though they may constitute less than a quorum, except that the Developer shall
be solely entitled to fill the vacancy of any Director whom it is permitted in the first instance to
designate. Each person so elected shall be a Director until a successor is elected at the next
annual meeting of the Association. Vacancies among non-Developer Co-Owner elected
Directors which occur prior to the Transitional Control Date may be filled only through election
by non-Developer Co-Owners and shall be filled in the manner as specified in Section 10.2(b).
Section 10. 7 Removal. At any regular or special meeting of the Association duly called
with due notice of the removal action proposed to be taken, any one or more of the Directors
elected by the non-Developer Co-Owners may be removed with or without cause by the
affirmative vote of the Co-Owners (or their individual representatives) who represent greater
than 50% of the total votes of all Co-Owners qualified to vote, and a successor may then and
there be elected to fill any vacancy thus created. Any Director whose removal has been
proposed by a Co-Owner shall be given an opportunity to be heard at the meeting. The
Developer may remove and replace any or all of the Directors selected by it at any time or from
time to time in its sole discretion. Any Director selected by the non-Developer Co-Owners to
serve before the First Annual Meeting may also be removed by such Co-Owners before the First
Annual Meeting in the manner described in this Section 10.7.
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Section 10.8 First Meeting. The first meeting of the elected Board of Directors shall be
held within 10 days of election at a time and place fixed by the Directors at the meeting at which
such Directors were elected, and no notice shall be necessary in order to legally convene such
meeting, provided a majority of the Board shall be present.
Section 10.9 Regular Meetings. Regular meetings of the Board of Directors may be held
at such times and places as shall be deemed from time to time by a majority of the Directors, but
at least two such meetings shall be held during each fiscal year of the Association. Notice of
regular meetings of the Board of Directors shall be given to each Director, personally, by mail,
telephone or telegraph at least 10 days prior to the date named for such meeting.
Section 10.10 Special Meetings. Special meetings of the Board of Directors may be
called by the President on 3 days' notice to each Director, given personally, by mail, telephone or
telegraph, which notice shall state the time, place and purpose of the meeting. Special meetings
of the Board of Directors shall be called by the President or Secretary in like manner on the
written request of two or more Directors.
Section 10.11 Quorum and Required Vote of Board of Directors. At all meetings of the
Board of Directors, a majority of the members of the Board of Directors then in office shall
constitute a quorum. The vote of the majority of Directors at a meeting at which a quorum is
present constitutes the action of the Board of Directors, unless a greater plurality is required by
the Michigan Non-profit Corporation Act, the Articles of Incorporation, the Master Deed or
these Bylaws. If a quorum is not present at any meeting of the Board of Directors, the Directors
present at such meeting may adjourn the meeting from time to time without notice other than an
announcement at the meeting, until the quorum shall be present.
Section 10.12 Consent in Lieu of Meeting. Any action required or permitted to be taken
at a meeting of the Board of Directors may be taken without a meeting if all members of the
Board of Directors consent in writing. The written consent shall be filed with the minutes of the
proceedings of the Board of Directors. The consent has the same effect as a vote of the Board of
Directors for all purposes.
Section 10.13 Electronic Participation in a Meeting. A Director may participate in a
meeting by means of conference telephone or other electronic or digital communications
equipment by means of which all persons participating in the meeting can hear each other.
Participation in a meeting pursuant to this Section 10.13 constitutes presence at the meeting.
Section 10.14 Fidelity Bonds. The Board of Directors may require that all officers and
employees of the Association handling or responsible for Association funds furnish adequate
fidelity bonds. The premiums on such bonds shall be expenses of administration.
Section 10.15 Compensation. The Board of Directors shall not receive any
compensationfor rendering services in their capacity as Directors, unless approved by the CoOwners (or theirindividual representatives) who represent 60% or more of the total votes of all
Co-Owners qualified to vote.
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ARTICLE XI
OFFICERS
Section 11.1 Selection of Officers. The Board of Directors, at a meeting called for such
purpose, shall appoint a president, secretary and treasurer. The Board of Directors may also
appoint one or more vice-presidents and such other officers, employees and agents as the Board
shall deem necessary, which officers, employees and agents shall hold their offices for such
terms and shall exercise such powers and perform such duties as shall be determined from time
to time by the Board of Directors. Two or more offices, except that of president and vicepresident, may be held by one person who may also be a Director. An officer shall be a CoOwner, or shareholder, officer, director, employee or partner of a Co-Owner that is an entity.
Section 11.2 Term, Removal and Vacancies. Each officer of the Association shall hold
office for the term for which he is appointed until his successor is elected or appointed, or until
his resignation or removal. Any officer appointed by the Board of Directors may be removed by
the Board of Directors with or without cause at any time. Any officer may resign by written
notice to the Board of Directors. Any vacancy occurring in any office may be filled by the
Board of Directors.
Section 11.3 President. The President shall be a Member of the Board of Directors and
shall act as the chief executive officer of the Association. The President shall preside at all
meetings of the Association and of the Board of Directors. He shall have all of the general
powers and duties which are usually vested in the office of the President of an Association,
subject to Section 11.1 above.
Section 11.4 Vice President. The Vice President shall take the place of the President
andhis duties whenever the President shall be absent or unable to act. If neither the President nor
the Vice President is able to act, the Board of Directors shall appoint some other member of the
Board to do so on an interim basis. The Vice President shall also perform such other duties as
shall from time to time be imposed upon him by the Board of Directors.
Section 11.5 Secretary. The Secretary shall keep the minutes of all meetings of the
Board of Directors and the minutes of all meetings of the Co-Owners of the Association. He
shall have charge of the corporate seal, if any, and of such books and papers as the Board of
Directors may direct; and he shall, in general, perform all duties incident to the office of the
Secretary.
Section 11.6 Treasurer. The Treasurer shall have responsibility for the Association funds
and securities and shall be responsible for keeping full and accurate accounts of all receipts and
disbursements in books belonging to the Association. He shall be responsible for the deposit of
all monies and other valuable effects in the name and to the credit of the Association, in such
depositories as may, from time to time, be designated by the Board of Directors.
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ARTICLE XII
SEAL
The Association may (but need not) have a seal. If the Board determines that the
Association shall have a seal, then it shall have inscribed thereon the name of the Association,
the words "corporate seal", and "Michigan".

ARTICLE XIII
FINANCE
Section 13.1 Records. The Association shall keep detailed books of account showing all
expenditures and receipts of administration which shall specify the maintenance and repair
expenses of the Common Elements and any other expenses incurred by or on behalf of the
Association and the Co-Owners. Such accounts and all other Association records shall be open
for inspection by the Co-Owners and their mortgagees during reasonable working hours. The
Association shall prepare and distribute to each Co-Owner at least once a year a financial
statement, the contents of which shall be determined by the Association. The books of account
shall be audited at least annually by qualified independent auditors; provided, however, that such
auditors need not be certified public accountants nor does such audit need to be a certified audit,
unless the annual revenues of the Association exceed $20,000. Upon request, any institutional
holder of a first mortgage lien on any Unit in the Condominium shall be entitled to receive a
copy of such annual audited financial statement within 90 days following the end of the
Association's fiscal year. The costs of any such audit and any accounting expenses shall be
expenses of administration.
Section 13.2 Fiscal Year. The fiscal year of the Association shall be an annual period
commencing on the date initially determined by the Directors. The Association's fiscal year may
be changed by the Board of Directors in its discretion.
Section 11.3 Bank Accounts. The Association's funds shall initially be deposited in such
bank or savings association as may be designated by the Directors. All checks, drafts and order
of payment of money shall be signed in the name of the Association in such manner and by such
person or persons as the Board of Directors shall from time to time designate for that purpose.
The Association's funds may be invested from time to time in accounts or deposit certificates of
such bank or savings association that are insured by the Federal Deposit Insurance Corporation
of the Federal Savings and Loan Insurance Corporation and may also be invested in interestbearing obligations of the United States Government.

ARTICLE XIV
INDEMNIFICATION OF OFFICERS AND DIRECTORS
Section 14.1 Third Party Actions. To the fullest extent permitted by the Michigan NonProfit Corporation Act, the Association shall, subject to Section 14.5 below, indemnify any
person who was or is a party defendant or is threatened to be made a party defendant to any
threatened, pending or completed action, suit or proceeding, whether civil, criminal,
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administrative or investigative (other than an action by or in the right of the Association) by
reason of the fact that he is or was a Director or officer of the Association, or is or was serving at
the request of the Association as a Director, officer, employee or agent of another corporation,
partnership, joint venture, trust or other enterprise, against expenses (including actual and
reasonable attorney fees), judgments, fines and amounts reasonably paid in settlement actually
and reasonably incurred by him in connection with such action, suit or proceeding if he acted in
good faith and in a manner he reasonably believed to be in or not opposed to the best interests of
the Association or its members, and with respect to any criminal action or proceeding, had no
reasonable cause to believe his conduct was unlawful. The termination of any action, suit or
proceeding by judgment, order, settlement, conviction, or upon a plea of nolo contendere or its
equivalent, shall not, of itself, create a presumption (a) that the person did not act in good faith
and in a manner which he reasonably believed to be not opposed to the best interests of the
Association or its members, and (b) with respect to any criminal action or proceeding, that the
person had reasonable cause to believe that his conduct was unlawful.
Section 14.2 Actions in the Right of the Association. To the fullest extent permitted by
the Michigan Non-profit Corporation Act, the Association shall, subject to Section 14.5 below,
indemnify any person who was or is a party defendant to or is threatened to be made a party
defendant of any threatened, pending or completed action or suit by or in the right of the
Association to procure a judgment in its favor by reason of the fact that he is or was a Director or
officer of the Association, or is or was serving at the request of the Association as a Director,
officer, employee or agent of another corporation, partnership, joint venture, trust or other
enterprise against expenses (including actual and reasonable attorney fees) actually and
reasonably incurred by him in connection with the defense or settlement of such action or suit
and amounts reasonably paid in settlement if he acted in good faith and in a manner he
reasonably believed to be in or not opposed to the best interests of the Association or its
members, except that no indemnification shall be made in respect of any claim, issue or matter as
to which such person shall have been adjudged to be liable to the Association unless and only to
the extent that the court in which such action or suit was brought shall determine upon
application that, despite the indication of liability but in view of all circumstances of the case,
such person is fairly and reasonably entitled to indemnity for such expenses which such court
shall deem proper.
Section 14.3 Insurance. The Association may purchase and maintain insurance on
behalf of any person who is or was a Director, employee or agent of the Association, or is or was
serving at the request of the Association as a Director, officer, employee or agent against any
liability asserted against him and incurred by him in any such capacity or arising out of his status
as such, whether or not the Association would have power to indemnify him against such
liability under Sections 14.1 and 14.2 above. In addition, the Association may purchase and
maintain insurance for its own benefit to indemnify it against any liabilities it may have as a
result of its obligations of indemnification made under Sections 14.1 and 14.2 above.
Section 14.4 Expenses of Successful Defense. To the extent that a person has been
successful on the merits or otherwise in defense of any action, suit or proceeding referred to in
Sections 14.1 and 14.2 above, or in defense of any claim, issue or matter therein, or to the extent
such person incurs expenses (including actual and reasonable attorney fees) in successfully
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enforcing the previsions of this Article XIV, he shall be indemnified against expenses (including
attorney fees) actually and reasonably incurred by him in connection therewith.
Section 14.5 Determination that Indemnification is Proper. Any indemnification under
Sections 14.1 and 14.2 above (unless ordered by a court) shall be made by the Association only
as authorized in the specific case upon a determination that indemnification of the person is
proper under the circumstances, because he has met the applicable standard of conduct set forth
in Sections 14.1 or 14.2 above, whichever is applicable. Notwithstanding anything to the
contrary contained in this Article XIV, in no event shall any person be entitled to any
indemnification under the provisions of this Article XIV if he is adjudged guilty of willful or
wanton misconduct or gross negligence in the performance of his duties. The determination to
extend such indemnification shall be made in any one (1) of the following ways:
(a) By a majority vote of a quorum of the Board of Directors consisting of
Directors who were not parties to such action, suit or proceeding; or
(b) If such quorum described in (a) is not obtainable, then by a majority vote of a
committee of Directors who are not parties to the action, suit or proceeding. The
committee shall consist of not less than two (2) disinterested Directors; or
(c) If such quorum described in (a) is not obtainable (or, even if obtainable, a
quorum of disinterested Directors, so directs), by independent legal counsel in a written
opinion.
If the Association determines that full indemnification is not proper under Sections 14.1 or 14.2
above, it may nonetheless determine to make whatever partial indemnification it deems proper.
At least 10 days prior to the payment of any indemnification claim which is approved, the Board
of Directors shall provide all Co-Owners with written notice thereof.
Section 14.6 Expense Advance. Expenses incurred in defending a civil or criminal action,
suit or proceeding described in Sections 14.1 and 14.2 above may be paid by the Association in
advance of the final disposition of such action, suit or proceeding as provided in Section 14.4
above upon receipt of an undertaking by or on behalf of the person involved to repay such
amount unless it shall ultimately be determined that he is entitled to be indemnified by the
Association. At least 10 days prior to advancing any expenses to any person under this Section
14.6, the Board of Directors shall provide all Co-Owners with written notice thereof.
The
Section 14.7
Former Representatives, Officers, Employees or Agents.
indemnification provided in this Article XIV shall continue as to a person who has ceased to be a
Director, officer, employee or agent of the Association and shall inure to the benefit of the heirs,
executors and administrators of such person.
Section 14.8 Changes in Michigan Law. In the event of any change of the Michigan
statutory provisions applicable to the Association relating to the subject matter of this Article
XIV, the indemnification to which any person shall be entitled hereunder arising out of acts or
omissions occurring after the effective date of such amendment shall be determined by such
changed provisions.
No amendment to or repeal of Michigan law with respect to
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indemnification shall restrict the Association's indemnification undertaking herein with respect
to acts or omissions occurring prior to such amendment or repeal. The Board of Directors are
authorized to amend this Article XIV to conform to any such changed statutory provisions.

ARTICLE XV
AMENDMENTS
Section 15.1 By Developer. In addition to the rights of amendment provided to the
Developer in the various Articles of the Master Deed, the Developer may, within two years
following the expiration of the Construction and Sales Period, and without the consent of any
Co-Owner, mortgagee or any other person, amend those Bylaws provided such amendment or
amendments do not materially alter the rights of Co-Owners or mortgagees.
Section 15.2 Proposal. Amendments to these Bylaws may be proposed by the Board
ofDirectors of the Association upon the vote of the majority of Directors or may be proposed 1/3
or more in number of the Co-Owners by a written instrument signed by the applicable CoOwners.
Section 15.3 Meeting. If any amendment to these Bylaws is proposed by the Board of
Directors or the Co-Owners, a meeting for consideration of the proposal shall be duly called in
accordance with the provisions of these Bylaws.
Section 15.4 Voting. These Bylaws may be amended by the Co-Owners at any regular
meeting or a special meeting called for such purpose by an affirmative vote of 66-2/3% or more
of the total votes of all Co-Owners qualified to vote. No consent of mortgagees shall be required
to amend these Bylaws unless such amendment would materially alter or change the rights of
such mortgagees, in which event the approval of 66-2/3% of all mortgagees of Units shall be
required. Each mortgagee shall have one vote for each mortgage held. Notwithstanding anything
to the contrary contained in this Article XV, during the Construction and Sales Period, these
Bylaws shall not be amended in any way without the Prior written consent of the Developer.
Section 15.5 Effective Date of Amendment. Any amendment to the Bylaws shall become
effective upon the recording of such amendment in the office of the Livingston County Register
of Deeds.
Section 15.6 Binding Effect. A copy of each amendment to the Bylaws shall be furnished
to every member of the Association after its adoption; provided, however, that any amendment to
these Bylaws that is adopted in accordance with this Article XV shall be binding upon all
persons who have an interest in the Project irrespective of whether such persons actually receive
a copy of the amendment.
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ARTICLE XVI
COMPLIANCE
The Association or any Co-Owners and all present or future Co-Owners, tenants, future
tenants or any other persons acquiring an interest in or using the facilities of the Project in any
manner are subject to and shall comply with the Act, as amended, and the mere acquisition,
occupancy or rental of any Unit or an interest therein or the utilization of or entry upon the
Condominium Premises shall signify that the Condominium Documents are accepted and
ratified. In the event the Condominium Documents conflict with the provisions of the Act, the
Act shall govern.

ARTICLE XVII
REMEDIES FOR DEFAULT
Any default by a Co-Owner of its obligations under any of the Condominium Documents
shall entitle the Association or another Co-Owner or Co-Owners to the following relief:
Section 17.1 Legal Action. Failure to comply with any of the terms or provisions of the
Condominium Documents shall be grounds for relief, which may include, without limitation, an
action to recover damages, injunctive relief, foreclosure of lien (if there is a default in the
payment of an assessment) or any combination thereof and such relief may be sought by the
Association or, if appropriate, by an aggrieved Co-Owner or Co-Owners.
Section 17.2 Recovery of Costs. In any proceeding arising because of an alleged default
by any Co-Owner, the Association, if successful, shall be entitled to recover the costs of the
proceeding and such reasonable attorneys' fees (not limited to statutory fees) as may be
determined by the court, but in no event shall any Co-Owner be entitled to recover such
attorneys' fees.In addition, in the event of a default which does not result in a legal proceeding,
the Association shall have a right to assess to any Co-Owner all costs and expenses incurred,
including all attorneys’ fees.
Section 17.3 Removal and Abatement. The violation of any of the provisions of the
Condominium Documents shall also give the Association or its duly authorized agents the right,
in addition to the rights set forth above, to enter upon the Common Elements, Limited or
General, or into any Unit and the improvements thereon, where reasonably necessary, and
summarily remove and abate, at the expense of the Co-Owner in violation, any structure or
condition existing or maintained in violation of the provisions of the Condominium Documents.
The Association shall have no liability to any Co-Owner arising out of the exercise of its rights
under this Section 17.3.
Section 17.4 Assessment of Fines. The violation of any of the provisions of the
Condominium Documents by any Co-Owner shall be grounds for the assessment by the
Association, acting through its duly constituted Board of Directors, of monetary fines against the
applicable Co-Owner. No fine may be assessed unless rules and regulations establishing such
fines have first been duly adopted by the Board of Directors of the Association and notice thereof
given to all Co-Owners in the same manner as prescribed in Section 8.3 of these Bylaws.
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Thereafter, fines may be assessed only upon notice to the offending Co-Owner, and an
opportunity for such Co-Owner to appear before the Board no less than seven days from the date
of the notice and offer evidence in defense of the alleged violation. All fines duly assessed may
be collected in the same manner as provided in Article II of these Bylaws. No fine shall be
levied for the first violation. No fine shall exceed $25.00 for the second violation, $50.00 for the
third violation or $100.00 for any subsequent violation.
Section 17.5 Non-waiver of Rights. The failure of the Association or of any Co-Owner to
enforce any right, provision, covenant or condition which may be granted by the Condominium
Documents shall not constitute a waiver of the right of the Association or of any such Co-Owner
to enforce such right, provision, covenant or condition in the future.
Section 17.6 Cumulative Rights, Remedies and Privileges. All rights, remedies and
privileges granted to the Association or any Co-Owner or Co-Owners pursuant to any of the
terms, provisions, covenants or conditions of the Condominium Documents shall be deemed to
be cumulative and the exercise of any one or more of such rights or remedies shall not be
deemed to constitute an election of remedies, nor shall it preclude the party exercising the same
from exercising such other and additional rights, remedies or privileges as may be available to
such party under the Condominium Documents or at law or in equity.
Section 17.7 Enforcement of Provisions of Condominium Documents. A Co-Owner may
maintain an action against the Association and its officers and Directors to compel such persons
to enforce the terms and provisions of the Condominium Documents. A Co-Owner may
maintain an action against any other Co-Owner for injunctive relief or for damages or any
combination thereof for noncompliance with the terms and provisions of the Condominium
Documents or the Act.

ARTICLE XVIII
RIGHTS RESERVED TO DEVELOPER
Any or all of the rights and powers granted or reserved to the Developer in the
Condominium Documents or by law, including the right and power to approve or disapprove any
act, use or proposed action or any other matter, may be assigned by the Developer to any other
entity or to the Association. Any such assignment or transfer shall be made by an appropriate
written instrument in which the assignee or transferee evidences its consent to the acceptance of
such powers and rights. Any rights and powers reserved or retained by Developer or its
successors and assigns shall expire, at the conclusion of two (2) years following the expiration of
the Construction and Sales Period, except as otherwise expressly provided in the Condominium
Documents. The immediately preceding sentence dealing with the expiration and termination of
certain rights and powers granted or reserved to the Developer are intended to apply, insofar as
the Developer is concerned, only to Developer's rights to approve and control the administration
of the Condominium and shall not under any circumstances, be construed to apply to or cause the
termination and expiration of any real property rights granted or reserved to the Developer or its
successors and assigns in the Master Deed or elsewhere (including, but not limited to, access
easements, utility easements and all other easements created and reserved in such documents
which shall not be terminable in any manner hereunder) and which shall be governed only in
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accordance with the terms of the instruments, documents or agreements that created or reserved
such property rights.

ARTICLE XIX
SEVERABILITY
In the event that any of the terms, provisions or covenants of these Bylaws or the
Condominium Documents are held to be partially or wholly invalid or unenforceable for any
reason whatsoever, such invalidity shall not affect, alter, modify or impair in any manner
whatsoever any of the other terms, provisions or covenants of such documents or the remaining
portions of any terms, provisions or covenants held to be partially invalid or unenforceable.
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EASEMENT USE AND MAINTENANCE DECLARATION

-JP(i /

This declaration is made this 2.1!.b.day of
,2015, by SBTT Properties,
LLC, of7344 Pine Vista drive, Brighton, MI 48116, "Grantor".
Background
•

Grantor is the title holder of certain real property located in Hartland Township,
Livingston County, Michigan, more particularly described in Exhibit A attached hereto
as the Burdened Property.

• It is believed that at one time a road which was intended to be a public road, known as
We should confirm
Lone Pine road existed along the boundary between the Burdened Property and certain
this is correct.
real property immediately south of the Burdened Property, identified on Exhibit B as the
Benefited Property. Such road was never accepted by any public body, nor established
as a public road. No roadway or easement appears in the chain of title for the Burdened
Property or the Benefited Property.

•

A gravel roadway, however, does exist along the southernmost boundary of the Burdened
Property, which has been used in some limited capacity for access to the Benefitted
Property in prior years.

•

It is the desire of the Grantor grant an easement for the benefit ofthe Benefited Property
over the Burdened Property and to clarif'y the usage rights of the easement to allow for
the continued use of the road in the future in a safe and equitable manner, and to
document the intent for the future benefit of all parties.

IT IS THEREFORE, AGREED by the parties as follows:

EASEMENT DECLARATION
1.
Grant. The Grantor grants, transfers, establishes and declares a non-exclusive,
perpetual easement for ingress and egress, improved or unimproved, for the benefit of the
Benefited Property, over and across the south thirty three (33) feet of the Burdened Property (the
"Easement").
2.
Binding on Land. The Easement shall be binding upon and inure to the benefit of the
current owners of the Benefited Parcel and their heirs, representatives, successors and assigns,
and shall run with the land and title, and shall be appurtenant thereto.
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EASEMENT USE AND MAINTENANCE
3.
Use. The Owners of the Benefitted Property "Grantees" and their successors and
assigns shall have the right at all times to go upon and use the Easement for access to their
respective properties, and to maintain and repair the Easement, as described below, subject to the
provisions herein. The Easement shall be used to access residential properties, and shall not be
used to access commercial property, or any commercial enterprise. The Grantees shall refrain
from prohibiting, restricting, limiting or in any manner interfering with normal ingress and
egress and use by any other Grantee. Normal ingress and egress and use shall include use by
family, guests, invitees, vendors, tradesmen, delivery persons and others bound to or returning
from any of the Benefited Property and having a need to use the road. Grantor and their
successors and assigns shall at all times have the right to make all use of the Easement that does
not interfere with the use of the Easement and rights granted to Grantees hereunder. The
Easement may not be extended to any other parcel, nor may the total number of parcels using the
Easement as Benefitted Property be increased. Any Grantee that does not desire to use the
Easement may file an Affidavit of non-use, and be exempted for any and all obligations
hereunder. Upon the filing ofan Affidavit of non-use, the grant of Easement for such Grantee 's
property shall cease and such Grantee and their successors and assigns shall have no further
rights to use the Easement.
4.
Indemnity and Property Repair. Grantor gives this grant of easement upon the
expectation that the Grantees shall be solely responsible for the use, maintenance and repair of
the Easement and further expects that the by accepting the Easement and continuing to use the
Easement, the Grantees shall indemnifY and hold Grantor harmless from any liability or claims
for damages, alleged or real, resulting from the use, maintenance or repair of the Easement by
the Grantees, or anyone making a claim as a result of such Grantee ' s use, maintenance or repair.
5.
Cost of Maintenance and Improvements. In order to maintain the Easement in a safe
condition suitable for safe and efficient travel by the Grantees, their guests, governmental
agencies, emergency services providers and public utilities, any Grantee using the Easement
shall be responsible for maintaining and improving the Easement. The share of the cost shall be
based upon the total number of parcels of property using the Easement, each parcel being one
unit or share, and subject to the conditions and definitions hereinafter set forth. Prior to any
costs being incurred for maintenance or improvement of the Easement, a majority of the
improved parcels using the Easement shall agree to such improvement or maintenance being
performed and the cost thereof. The Grantees shall be separately responsible to repair any
damage caused to the easement due to extraordinary use by such Grantee. "Extraordinary use"
shall include but not be limited to, movement of construction equipment, moving vans,
commercial trucks, or other heavy loads, movement of recreational vehicles or increased usage
not ordinarily consistent with normal traffic.

SIGNATURES NEXT PAGE
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GRANTOR:
SBTT PROPERTIES, LLC

~

/JI-tryY\

~

I,.gM~

(f<)

By: Thomas Tecco
Its: Manager

STATE OF MICHIGAN)
COUNTY OF LIVINGSTON)
"
, 20 IS, before me personally appeared Thomas Tecco, on behalf of the
On this 9 }f'i I day of
Grantor, who exec)!! , e foregoing instrument and acknowledged the same to be their free act and deed.

C4/{ v---t

.

Drafted By and Return To:
Cooper & Riesterer, PLC
By: Catherine A. Riesterer
7960 Grand River, Ste. 270
Brighton, MI48114
(810) 227-3103
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EXHIBIT A
BURDENED PROPERTY

The land which comprises the Condominium Project established by this Master Deed is located
in Hartland Township, Livingston County, Michigan and is described as follows:
Legal Description:
All of Lots 18 thru 119 including Grove Ave. (width varies),
Plainfield Ave. (width varies), Division St. (width varies) and South
Line Rd. (33 feet wide) all lying south of the south Right-of-Way line
of Maxfield Lake Road (66 feet wide, recorded as "Lake Drive RD."
per the plat of "Maxfield Park Sub.") and being a part of "Maxfield
Park Sub.", part of the West 112 of the Southeast 114 of Section 27,
T3N-R6E, Hartland Township, Livingston County Michigan as
recorded in Liber 2 of Plats, Page 98 L.C.R. being more particularly
described as follows:
BEGINNING at the South 1/4 comer of said Section 27, said 1/4
comer being marked by a 4" concrete monument; thence along the
west line of said "Maxfield Park Sub." as monumented, N 00°45 '00"
E, 944.52 feet to a point on the south line of Maxfield Lake Rd. (66 ft
wide, recc~ded as "Lake Drive RD." per the plat of "Maxfield P ~k
Sub. "); thence along the south line of said Maxfield Lake Road, as
monumented N 72°15'35" E (recorded as N 72°17' E), 868.68 feet to a
point on the east line of said "Maxfield Park Sub.", as monumented;
thence S 00°44'47" W (recorded as S 00°45' W), 1252.65 feet along
said east line of "Maxfield Park Sub. " to a point on the south line of
Section 27, said point being north 3.16 feet of a found concrete
monument; thence N 86°58'57" W, 824.56 feet (recorded as N 86°42'
W, 824.86 feet) along the south line of said Section 27; to the South
1/4 Comer of said Section 27 and the POINT Of BEGINNING.
Containing 20.80 acres and subject to any easements and restrictions
of record.

4

Packet Pg. 86

Attachment: SP 528 Woods Edge_Final Site Condo_Full Review Packet (1688 : Site Plan #528 - Woods Edge Final Site Condominium)

8.a.a

8.a.a

Attachment: SP 528 Woods Edge_Final Site Condo_Full Review Packet (1688 : Site Plan #528 - Woods Edge Final Site Condominium)

EXHIBITB
BENEFITED PROPERTIES
4708-34-200-005:
SEC. 34 T3N, R6E, W 112 OF NE 114 80A
4708-34-200-004:
SEC. 34 T3N, R6E, W 112 OF NE 114 OF NE 1I420A
4708-34-200-003 :
SEC. 34 T3N, R6E, NE 1/4 OF NE 114 OF NE 1/4 lOA
4708-34-200-002:
SEC. 34 T3N, R6E, SE 1/4 OF NE 114 OF NE 1/4 lOA
4708-35-100-011 :
SEC. 35 T3N, R6E, N 113 OF W 112 OF W 3/4 OF NW 114 OF NW 1/4 5A
4708-35-100-012:
SEC. 35 T3N, R6E, E 112 OF S 2/3 OF W 112 OF W 3/4 OF NW 1/4 OF NW 1I45A
4708-35-100-013 :
SEC. 35 T3N, R6E, W 112 OF S 2/3 OF W 112 OF W 3/4 OF NW 1/4 OF NW 1/4 5A
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Hartland Township Planning Commission Meeting Agenda Memorandum
Submitted By: David Campbell
Subject:

Site Plan # 532 - Waldenwoods Resort

Date:

May 21, 2015

Recommended Action
Move to approve specific components of Site Plan Application #532 for Waldenwoods Resort, as follows:
1. Approve the proposed site drainage and stormwater management plan as submitted, subject to the
applicant addressing the Township Engineer’s review letter dated May 20, 2015 on the
forthcoming construction plans; and
2. Approve retroactively the filling of the former pond, subject to a determination that the fill
material was free of contamination and on the condition that the reclaimed land is not utilized in a
manner which will intensify the existing use; and
3. Approve the widening of the existing uncurbed commercial driveway. (and)
4. (Any other components as determined by the Planning Commission)

This motion is based on a finding of the following:
1. The Planning Commission waives the requirement for perimeter landscaping around the proposed
detention basin; and
2. The proposed uncurbed gravel parking area cannot be approved because it does not meet the
applicable standards of the Hartland Township Zoning Ordinance or the Engineering Design
Standards; and
3. The proposed uncurbed gravel commercial driveways cannot be approved because they do not
meet the applicable standards of the Hartland Township Zoning Ordinance or the Engineering
Design Standards; and
4. The proposed concrete slab cannot be approved because it has the potential to intensify the
existing use without improvements to mitigate that intensification. (and)
5. (Any other findings as determined by the Planning Commission)

Discussion
Site Plan application #532 proposes several site improvements at Waldenwoods Resort. Please see the
attached review package of the Planning Department dated May 20, 2015 for a thorough discussion.
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Attachments
SP532_Waldenwoods Outdoor Venue_Full Review package
PLAN SET 5-5-15

(PDF)

(PDF)

MDEQAcceptanceLetter

(PDF)

Packet Pg. 96

8.b.a
Supervisor
William J. Fountain

OFFICE OF THE PLANNING DIRECTOR
David R. Campbell, AICP

Clerk
Larry N. Ciofu

Trustees
Joseph W. Colaianne
Matthew J. Germane
Glenn E. Harper
Joseph M. Petrucci

MEMORANDUM
Date:

May 20, 2015

To:

Planning Commission

From:

David Campbell, Planning Director

Subject:

Waldenwoods Resort
Site Plan Application No. 532

RE:

Multiple Proposed Improvements to Existing Resort
9840 Crouse Road (Resort Address)
Parcel ID #4708-20-200-004

Planning Department Recommendation
The Planning Department can only recommend the Planning Commission approve certain
components of the proposed site improvements of Site Plan #532; other components cannot be
recommended for approval given the extent to which those proposed improvements are out of
compliance with the applicable standards of the Zoning Ordinance and the Engineering Design
Standards. While the Planning Department can appreciate the unique nature of the
Waldenwoods Resort and its PD – Planned Development zoning designation, staff cannot justify
exempting the applicant from meeting the design and development standards applicable to any
other commercial entity in Hartland Township.
As such, the Planning Department recommends approval of the following components of Site
Plan Application #532:
1. The proposed / in-progress stormwater management and drainage improvements,
subject to the applicant addressing the outstanding items noted by the Township
Engineer in their review letter dated May 20, 2015 and based on a determination by the
Planning Commission to waive the perimeter landscaping requirements for the
stormwater basin; and
2. Filling of land resulting in a change in site elevation of greater than 3 feet, subject to a
determination that the fill material was free of contamination and on the condition that
the reclaimed land is not utilized in a manner which will intensify the existing use; and
3. The widening of the existing uncurbed commercial driveway.
The Planning Department cannot recommend approval on the following components of Site
Plan Application #532:
1. The proposed unpaved/uncurbed gravel parking area; or
2. The proposed unpaved/uncurbed commercial driveways; or
3. The 50’ x 100’ concrete slab.
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The Planning Department’s recommendation is based on a finding that only portions of the
proposed improvements on the site plan meet the applicable design standards of the Hartland
Township Zoning Ordinance and the Hartland Township Engineering Design Standards. With
respect to the concrete slab, the finding of the Planning Department is that the slab can only
serve to intensify the use of the property without adequate provisions to bring the surrounding
site into a level of conformity reasonably proportional to that increase in intensity.
Applicant Information
Property Owner / Applicant: Brian Crouse, Waldenwoods Resort President and COO
Project Engineer:
Desine Inc. (Wayne Perry, PE)
Site Description
Waldenwoods Resort and Conference Center is a 1,000+ acre resort on the west side of US-23
north of M-59. The property is divided into several separate parcels under the common
ownership of Waldenwoods Properties LLC, with the exception of the Majestic at Lake Walden
golf course property owned by Majestic Golf LLC.
The proposed project is located within Parcel 4708-20-200-004, a 117-acre parcel on the east
side of Lake Walden (see Vicinity Aerial attached). Approximately two thirds of the parcel’s
legal description is encompassed by the lake. The subject site is between the existing
Friendship and Cromaine Lodges, along the eastern shore of the lake in an area that until
recently was comprised of a man-made pond and its seasonally-marshy surroundings.
Overview and History of the Project
The Planning Commission is well aware that Waldenwoods Resort has a long and venerable
history in Hartland Township for which the Planning Department cannot do justice in a review
letter. The history of this particular project as the Planning Department understands it can be
traced as far back as the early 1980’s, around when Waldenwoods had a pond dug in an area
that prior to that pond was a marshy low-lying area that was the recipient of the stormwater
drainage from the uplands surrounding it. The pond’s overflow outlet was to Lake Walden.
Over the years, the pond and its outlet became a maintenance challenge for the resort,
culminating in their decision prior to the late fall of 2014 to fill it. Rather than allow the filled-in
pond area to return to its previous state as a low-lying marshy area, the resort had a stormwater
drainage system installed consisting of a network of catch basins, drain tile and a swale all
ultimately outletting to the lake. Along with this drainage project, the resort did some dredging
along the lakeshore in an effort to restore/improve its availability as a useable beach.
Intentional or not, this work commenced without any Township, County, or State approvals.
Improving the drainage around the former pond was the resort’s near-term objective, but its midterm objective was to create a dry, stable area for the foundation of a future building. Until that
future building could be approved and constructed, the resort intended to pour a 50’ x 100’
foundation slab that in the interim could be used for hosting tented outdoor events. Adjacent to
that slab would be a gravel parking area, accessed by new gravel driveways across what had
been the pond and its surrounding marshy areas.
In December 2014, the Planning Department was made aware of significant clearing and earth
work occurring inside Waldenwoods Resort, along with reports/rumors of a supposed pending
delivery of a significant amount of concrete. The Planning Department visited the site upon
receipt of this information, and was provided a guided tour of the project by Brian Crouse. Mr.
Crouse gave the Township better information on the scale of the project, including assurances
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that it was not the resort’s intent to build any new buildings without the necessary reviews and
approvals. However, given the scale of the earth work and its proximity to Lake Walden, the
Township was obligated to seek input from the Livingston County Drain Commission who then
forwarded the matter on to the Michigan Department of Environmental Quality (MDEQ). The
MDEQ subsequently sent Mr. Crouse an Order to Restore letter dated January 6, 2015. It is the
Township’s understanding based on correspondence from Mr. Crouse that the MDEQ has
subsequently issued the necessary permits for him to conclude the drainage and earthwork
conditional on Township site plan approval. As of the date of this letter, the Planning
Department has not received verification of such.
Assuming Waldenwoods is in good standing with the MDEQ conditional on Township approval,
then the project is left to seek the necessary approvals from Hartland Township. The process of
those approvals is discussed in the following section of this letter. The resort is effectively
applying for:
 Retroactive approval of filling activity resulting in a site elevation change greater than
three feet (Sec. 5.3)
 Approval to construct a 50’ x 100’ concrete pad to be used for hosting tented outdoor
events (Sec. 6.1)
 Approval of an uncurbed gravel surface to be used as a seasonal parking area for
outdoor events and/or overflow parking for events in existing facilities (Sec. 5.8)
 Approval of an 18’ gravel driveway around the perimeter of the proposed gravel surface
(Sec. 5.8)
 Expansion of an existing paved driveway along the north perimeter of the proposed
project area (Sec. 5.8)
 Approval of the stormwater management facilities (bio-swales and detention ponds.,
Sec. 5.8 and Engineering & Design Standards)
 Waiver of the applicable landscaping requirements for a parking area (interior and
perimeter; Sec. 5.11)
 Waiver of the applicable landscaping requirements around the perimeter of a stormwater
basin (Sec. 5.11)
 Waiver of the applicable exterior lighting requirements for a parking lot (5.13)
Approval Process
The Planning Director, Township Manager and the Site Plan Committee had one meeting and
several subsequent correspondences with Mr. Crouse and his representatives regarding the
appropriate approval procedure for what all agree is a unique proposal. All of the properties
within Waldenwoods Resort are collectively zoned PD – Planned Development, despite the
known existence of an approved development agreement or development master plan. Without
the benefit of those recorded documents to guide the decisions of the Township with respect to
improvements on the subject property, we are left to develop a reasonable review and approval
procedure intended to be proportionate to the scale of the proposal. After much discussion, it
was decided to treat this proposal as a site plan that can be reviewed per the procedures of
Section 6.1 of the Zoning Ordinance. The alternative would have been to determine that the
proposed project is the trigger to finally require a development agreement and development
master plan (or an amendment to such if they exist) for the entire Waldenwoods Resort by going
through the full Planned Development review and approval process. That was deemed out of
proportion with the scope of the proposal.
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In our discussions with Mr. Crouse, it was made clear that the expectation would be for
any new improvements to comply with the current standards of the Township Zoning
Ordinance. As such, this review letter will list each proposed improvement relative to the
applicable standards of the Zoning Ordinance.
Filling of Land
Section 5.3 of the Zoning Ordinance states that any filling of land which changes site elevation
by more than 3 feet requires an approved site plan, and per Section 6.1 site plans are approved
by the Planning Commission. The former pond on the site was filled during or sometime before
December 2014, and while the Planning Department cannot confirm its former depth, it is
reasonable to assume it was greater than 3 feet. It is worth noting that the pond was not
natural; aerial photography appears to show the pond not there in 1980 but there in 1985. This
is consistent with Mr. Crouse’s recollection that his father had the pond dug around 1984.
In reviewing the applicable Grading Standards of Section 5.3, it appears all of the standards
have been met with the filling of the pond so long as it can be confirmed that the fill material
did not contain hazardous materials. The Planning Department’s understanding is that the
spoils from the lake dredging and other land balancing were used as the fill for the pond, which
would indicate that the fill material was non-hazardous.
50’ x 100’ Concrete Pad
Not surprisingly, the Hartland Township Zoning Ordinance does not have any dimensional
standards specific to a large concrete pad intended to host seasonal tented outdoor events.
The Zoning Ordinance, including Section 5.8, requires a review of all applicable standards of the
Zoning Ordinance when the intensity of a use is increased. One of the Township’s concerns
with the addition of the concrete pad is the potential for intensifying the overall use of the resort,
including hosting more and/or larger outdoor events than what they already do. In so doing, the
question is whether the existing infrastructure at the resort (access, parking, internal driveway
network, etc) has the capacity to safely handle the additional number of resort patrons,
particularly a “rush” of resort patrons coming in going at the same time for scheduled events.
Mr. Crouse addressed this issue in a letter dated March 30, 2015 (attached). While the letter at
one point states that the addition of the pad will not allow them to host more events than they
already do but only improve on the events they already host, it does go on to say that it will
allow them to host slightly larger groups.
Part of the Planning Commission’s consideration therefore needs to be whether the
proposed improvements intensify the use to the extent that additional improvements are
necessary to accommodate any increase in capacity. This could include improvements to
the site’s public access, and/or provisions for improved emergency access.
Gravel and/or Uncurbed Surfaces (Parking Lot and Driveways) without Lighting or
Landscaping
As discussed below, a gravel parking surface, gravel commercial driveways and a widened
uncurbed driveway are proposed where the Zoning Ordinance requires all such improvements
to be paved and curbed (and in the case of a parking lot, striped, landscaped and illuminated).
The Planning Commission does have the discretion to grant relief to a strict application of the
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design and dimensional requirements of the Zoning Ordinance given that the subject property is
zoned Planned Development (PD), and the planned development mechanism is established as
a discretionary development tool. In other words, if the Planning Commission were to be
convinced that – as an example - a commercial driveway of a width less than the typicallyrequired minimum is a reasonable concession, it is within their authority (and not the authority of
the Zoning Board of Appeals) to make that determination.


Gravel Parking Surface
Proposed to the east of the concrete pad described above is a gravel surface that is
intended to be used for seasonal event parking and/or overflow parking. The surface is
irregular in shape, but is approximately 160’ x 200’ or 32,000 sf (approx. 0.75 acre). No
calculation or proposed parking layout is provided indicating the number of vehicles that
could be accommodated by the proposed surface.
Section 5.8 of the Zoning Ordinance includes the standards for an off-street parking
facility. Sec. 5.8.5 requires most parking facilities to be hard-surfaced (asphalt or
concrete), curbed, striped and drained. Section 5.11 requires parking lots be
landscaped, and Section 5.13 requires they be illuminated.
The paved-and-curbed requirement would apply to the proposed parking area given that
it does not comply with the limited criteria for allowance of a gravel surface parking lot
per Section 5.8. Gravel surfaced lots are permitted for public and quasi-public parks,
cemeteries and churches for uses that are seasonal in nature. Gravel surfaces are also
permitted for heavy machinery storage areas.
The applicant may contend that, while Waldenwoods Resort is not a public or quasipublic organization, the use of the proposed gravel area is seasonal in nature and
consistent with the intent of the Township’s allowance of gravel parking areas in limited
instances. The Zoning Ordinance already recognizes that there are scenarios where a
gravel parking area for a seasonal use is a reasonable allowance (for parks, cemeteries,
etc) and could not that same reasonable intent be applied to this proposal?
The Township could counter that there are likely other instances where a commercial
enterprise would benefit from additional gravel parking of a seasonal nature, and the
Township may set a difficult precedent if they allow seasonal gravel parking for one
commercial enterprise but not another. There are likely commercial businesses in
Hartland Township that might desire to have a gravel addition to their conforming paved
parking lot to accommodate their busiest seasons. The Planning Commission would be
in a difficult position treating those commercial businesses differently if Waldenwoods
were permitted a gravel parking lot.
If the Planning Commission were to consider a gravel parking surface, it should
be upon the condition that the applicant submit a maintenance plan addressing
issues including normal wear, repair and dust control, a requirement in instances
where a seasonal gravel parking lot is permitted. The Township Engineer’s review
dated May 20, 2015 includes a review of the proposed drainage for the gravel parking
surface.
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and gravel nature of the proposed lot could also apply to an unlit lot without any
landscaping (interior or perimeter). If any new exterior lighting is to be installed for the
proposed parking area, concrete pad or driveways, that lighting should comply with the
standards of the Zoning Ordinance with respect to being full cutoff.


Gravel Commercial Driveways
Similar to the discussion above regarding a gravel parking area, Section 5.8.5 requires
that access lanes, driveways and maneuvering lanes also be paved and curbed. The
site plan proposes a new 18’ gravel drive circulating around the east and south of the
proposed gravel parking area, connecting that parking area to the existing parking areas
for the Friendship and Sunshine Lodges. Site plan also proposes a short 12’ gravel loop
driveway near the northwest corner of the proposed concrete pad, presumably to serve
as a drop-off area for events being held on the pad.
If the Planning Commission is inclined to consider gravel driveways, that consideration
should take into account much of the same rationale as consideration of a gravel parking
lot. It is worth pointing out however that the Zoning Ordinance does require that – where
gravel commercial driveways are to be permitted – they should be constructed to the
design standards of a gravel private road (22’ minimum in width with 4’ of shoulder, 26’
in width total). The gravel driveways proposed are 18’ and 12’ respectively. So in
addition to making a determination that gravel driveways can be permitted on a
commercial property that is not a public or quasi-public use, the Planning Commission
would also have to make a determination that commercial driveways can be permitted of
a width less than that required. As explained above, the Planning Commission does
have that discretion for this project given its Planned Development (PD) zoning.



Uncurbed Commercial Driveway expansion
Commercial driveways are typically required to be paved and curbed per Section 5.8.5.
An existing asphalt driveway running east-to-west between the Cromaine Lodge and the
proposed concrete pad is proposed to be widened from 10’ to 20’, but remain uncurbed.
As already discussed, the Planning Commission does have the discretion to provide
relief to this curbing requirement. The Planning Department would question the
sensibility of requiring a curb only along the new portion of pavement, particularly given
the location and function of the proposed bio-swale just below it.

Township Department of Public Works Review
The DPW reviewed the plan submittal but declined a formal review letter for this project since
the existing site is not connected to municipal water or sanitary sewer, nor would it be required
as a condition of approval for this project.
Township Engineer’s Review
Please see the review from Hubbell, Roth, and Clark (HRC) dated May 20, 2015 (attached).
The Engineer recommends approval, subject to issues to be addressed on submittal of the
construction plans as a condition of site plan approval.
Hartland Deerfield Fire Authority Review
The Fire Marshal reviewed the plan submittal but declined a formal review letter for this project.
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Suggested Motion Language
Should the Planning Commission choose to approve certain components of Site Plan
application #532 for Waldenwoods Resort as recommended by the Planning Department, the
Planning Department offers the following motion language:
Move to approve specific components of Site Plan Application #532 for Waldenwoods Resort,
as follows:
1. Approve the proposed site drainage and stormwater management plan as submitted,
subject to the applicant addressing the Township Engineer’s review letter dated May 20,
2015 on the forthcoming construction plans; and
2. Approve retroactively the filling of the former pond, subject to a determination that the fill
material was free of contamination and on the condition that the reclaimed land is not
utilized in a manner which will intensify the existing use; and
3. Approve the widening of the existing uncurbed commercial driveway. (and)
4. (Any other components as determined by the Planning Commission)
This motion is based on a finding of the following:
1. The Planning Commission waives the requirement for perimeter landscaping around the
proposed detention basin; and
2. The proposed uncurbed gravel parking area cannot be approved because it does not
meet the applicable standards of the Hartland Township Zoning Ordinance or the
Engineering Design Standards; and
3. The proposed uncurbed gravel commercial driveways cannot be approved because they
do not meet the applicable standards of the Hartland Township Zoning Ordinance or the
Engineering Design Standards; and
4. The proposed concrete slab cannot be approved because it has the potential to intensify
the existing use without improvements to mitigate that intensification. (and)
5. (Any other findings as determined by the Planning Commission)
Attachments:
Site Plan by Desine Inc. dated May 5, 2015 (received May 12, 2015)
Vicinity aerial
Township Engineer (HRC) review letter dated May 20, 2015
Letter from Brian Crouse dated March 30, 2015
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CC:

Brian Crouse
9840 Crouse Road
Howell, MI 48855
crousebr@waldenwoods.com
Desine Inc.
Wayne Perry, PE
2183 Pless Drive
Brighton, MI 48114
waynep@desineinc.com
Mike Bernardin, Hartland-Deerfield Fire Marshal (via email)
Jon Booth, HRC – Township Engineer (via email)
Mike Darga, HRC – Township Engineer (via email)
Kim Hiller, Livingston Co. Road Commission (via email)
Mike Homier, Foster Swift – Township Attorney (via email)
Todd Cox, Livingston County Drain Commission (via email)
Robert West, Township DPW Director (via email)

May 20, 2015
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PRINCIPALS
George E. Hubbell
Thomas E. Biehl
Walter H. Alix
Keith D. McCormack
Nancy M. D . Faught
Daniel W. Mitchell
Jesse B. VanDeCreek
Roland N. Alix
SENIOR ASSOCIATES
Gary J. Tressel
Kenneth A. Melchior
Randal L. Ford
William R. Davis
Dennis J. Benoit
Robert F. DeFrain
Thomas D. LaCross
Albert P. Mickalich
ASSOCIATES
Jonathan E. Booth
Michael C. MacDonald
Marvin A. Olane
Marshall J. Grazioli
James F. Burton
Donna M. Martin
Charles E. Hart
Colleen L. Hill-Stramsak
Bradley W. Shepler
Karyn M. Stickel

Hartland Township
2655 Clark Road
Hartland, MI 48353
Attn:

Mr. David Campbell, Planning Director

Re:

Site Plan Review
Walden Woods Friendship Event Site
Section 20, Hartland Township
Site Plan Application No. 532

HRC Job No. 20150410.20

Dear Mr. Campbell:
As requested, this office has reviewed the plans for the above project as prepared by
Desine, Inc. (plans dated May 5, 2015, received by the Township on May 12, 2015).
We have the following comments:
General
1. All permits are to be obtained prior to the start of construction. At this time a
LCDC Soil Erosion permit is required.
Water Supply
1. It appears that no new water supply improvements are proposed.
Sanitary Sewer

HUBBELL, ROTH & CLARK, INC.
OFFICE: 105 W. Grand River
Howell, MI 48843
PHONE: 517.552.9199
FAX: 517.552.6099
WEBSITE: www.hrc-engr.com
EMAIL: info@hrc-engr.com

1. It appears that no new sanitary sewer improvements are proposed.
Storm Drainage
1. The proposed storm water collection system must be designed in accordance with
Hartland Township Engineering Design Standards.
2. Calculations need to be included on the plans to verify that adequate storm water
detention is provided for the proposed improved area in accordance with
Livingston County Drain Commissioner Standards for a 100 year storm.
Paving & Grading
1. The proposed paving and grading improvements must be designed in accordance
with Hartland Township Engineering Design Standards.
2. Include a pavement cross-section on the plans for the proposed paving of the
access drive.

Y:\201504\20150410\06_Corrs\Design\2015_05_20_WaldenWoods_SitePlanReview.docx

Attachment: SP532_Waldenwoods Outdoor Venue_Full Review package (1687 : Site Plan #532 - Waldenwoods Resort)

May 20, 2015

Packet Pg. 106

Hartland Township
Walden Woods Friendship Event Site
May 20, 2015
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3. Per the Township’s Engineering Design Standards, parking lots are to be 3 inches
of HMA on 7 inches of 21AA limestone. Installation of the proposed gravel
parking lot will require approval by the Planning Commission.
Subject to these items being addressed in future plan submittals; we have no objection
to the approval of the proposed site plan. One (1) complete set of the construction
plans should be submitted to the Township Planning Department for review by this
office.
If you have any questions or require any additional information, please contact the
undersigned.
Very truly yours,
HUBBELL, ROTH & CLARK, INC.

Michael P. Darga, P.E.
MPD/mpd
pc:

Hartland Twp; B. West; D. Lutz
HRC; R. Alix, J. Booth, File
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W ALDENWOODS
2975 Old US 23 P.O. Box 248 Hartland, Mi 48353
810-632-6400 FAX 810-632-5187
www. waldenwoods.com
email crousebr@waldenwoods.com
March 30, 2015
David R. Campbell
Hartland Township Planning Director
2655 Clark Road
Hartland, Michigan 48353
Dear David Campbell,
Thank you for gather some key members of the Township staff on March 4, 2015 to review the process for how
Waldenwoods Resort needs to follow to obtain site plan approval under its currently approved PD.
The plan we have been considering was a simple one that would improve our existing outdoor venue by:
1) improving drainage: the existing drainage system had failed
2) adding a back access road: driving in the front of the site is undesirable
3) create an improved gravel parking area: so we have better controlled parking
4) add a concrete pad: to improve walking conditions for guests and staff
On March 1Oth, I received your email summarizing the Township's position regarding our meeting which left
me very disappointed. The message I got was that the township would not allow any special considerations
despite our approved Planned Development with the township for Waldenwoods Resort and its historical
architectural standards but would likely to require that all township commercial ordinances be strictly adhered
to. Furthermore, you noted that the addition of a building exactly like we added about 10 years ago would now
"trigger" the need for us "to go through the PD/PD amendment process" a very costly and time consuming
effort. When we constructed that building, it was treated as a minor change to our PD plan. What we are
proposing now is even more "minor."
After our discussion of this matter on March 24th, you suggested that Hartland Township understood from our
meeting that our plan would significantly intensify the use of the Friendship area; you suggested it might be
worth my while to write a letter to clarify since this is not my belief. After our talk I have also received
feedback from the MDEQ stating they are going to approve our drainage plan, so the next hurdle is getting
township approval so we can complete this project. Thanks for this suggestion, and I do hope this helps.
The Friendship site project is about improving our product not expanding or significantly intensifying
our use. We already conduct numerous events at this location every summer weekend but it is not up to the
standards that Waldenwoods is known for. Things to consider:
1) The site has no separate public access and there is no public visibility to the site.
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3) We started this as a maintenance project, but as we opened it up, it became clear that engineering design and
township approval would likely be required. We have since engaged Desine Inc and ASTI Environmental for
engineers and have hired an architect to develop plans.
4) We will not be able to do any more events as a result of this project. The main goal is to improve the existing
site not expand its use. We have been doing multiple events at this location for decades.
5) People park their cars on the grass and in other lots nearby and it works but not well. However, with
improved parking, the experience will be improved. Remember, this is for summer use only.
6) Similarly, a dry level pad will not change the size of tent utilized but will improve the experience. We will
not be able to put up bigger tents because of this project.
7) We are not building any new buildings on this site. However, at a conceptual level we are envisioning a
building that could one day be built on that location: we are not prepared to build such a building now. If we
did this, it would add a year round use to the site which would change our goals considerably but that is
potentially another project down the road. On an overall basis, a building at this site should still be a minor
change - as measured by percentage of current buildings total square footage.
8) We hope this will allow us to better serve our guests and enable handling slightly larger groups easier for us.
While we typically serve 150 guests under a tent today, we have done single events as large as 300 on this
location. We are hoping a concrete pad will make serving 200 easier for us to pull off. There is nothing
limiting us from seating 200 now; it is just hard to manage on grass. We sometimes have multiple smaller
events that could be as large as 500 people in all outdoor locations.
Again, our goal is to improve the quality not quantity of what we do at the site based on the project we've
outlined to the Township. However, we need to get approval from the Township to complete our new drainage
plan designed by our engineers at Desine Inc as quickly as possible. The rest of it is nice to have but we'd like
to get the Township's approval. However, if we have to pave the entire surface, put curb and gutter everywhere,
and conform to commercial codes designed for M59 and US23, the project no longer makes sense and I guess
we'll have to pull back and continue to serve our customers with tents erected over grass.
Please let me know if there is any further clarification that I can provide.

Bri

C. Crouse
President & COO, Waldenwoods Family Recreation Resort

"Building Quality Into The Lives Of Our Members and Guests"
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PROPOSED RUNOFF COEFFICIENT CALCULATION
1.00
Structure

Pond

0.90

0.80

Pavement Gravel

0.95

0.20

0.15

(ACRES)

Building

Lawn

Natural

Area

C Factor

2.56

2.77

0.19

0.58

0.33

401

0.13

0.02

0.06

206

0.09

0.02

0.47

205

0.04

0.15

0.07

0.26

0.29

204

0.04

0.13

0.31

0.48

0.23

Overland

0.25

0.65

0.67

2.31

0.45

6.40

0.31

0.74

Overall:
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Attachment: PLAN SET 5-5-15 (1687 : Site Plan #532 - Waldenwoods Resort)

Bio‐swale Calculations
Tributary Area Conditions:
Pavement Area =
Gravel Area =
Building Area =
Lawn Area =
Undeveloped Area =

0.55
0.74
0.04
1.46
3.61

Runoff Coefficient =

Acres
Acres
Acres
Acres
Acres

C
0.90
0.80
0.95
0.20
0.15

0.31

Water Volume Required:
Tributary Area =
Rainfall Event Depth =
Percent Impervious Cover =

A =
RE =
I =

6.40
1.00
20.8

0.05 + 0.009 (I) =

Rv =

0.237

Required Volume:
3,630 (A ) ( RE ) ( Rv) = WQv =

Bio‐swale Length =
Bio‐swale Avg. Width =
Bio‐swale Depth =

L=
W=
D=

Bio‐swale Volume Provided =

Acres
inches
%

5,507

cubic feet

220.0
15.0
1.75

feet
feet
feet

5,775

cubic feet

0.33

feet / sec.

Velocity Calculation:
10‐Year Recurrence Storm

V=
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Attachment: MDEQAcceptanceLetter (1687 : Site Plan #532 - Waldenwoods Resort)
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8.c

Hartland Township Planning Commission Meeting Agenda Memorandum
Submitted By: David Campbell
Subject:

Set Public Hearing Date for Draft 2015 Comprehensive Plan Amendment (July 16, 2015)

Date:

May 21, 2015

Recommended Action
Move to set a public hearing on July 16, 2015 for the draft 2015 amendment to the Hartland Township
Comprehensive Plan, consistent with the procedures of the Michigan Planning Enabling Act.

Discussion
At its May 19th meeting, the Hartland Township Board of Trustees formally authorized the Planning
Commission Secretary to distribute the 2015 Draft Comprehensive Plan Update in accordance with the
Michigan Planning Enabling Act. The Board also formally adopted a Resolution asserting the right to
approve/reject the Update.

Prior to distribution, a public hearing should be set for a date subsequent to the required 42 day review
and comment period. The date recommended by staff and contained in the attached timeline is July 16th,
2015. Should the Planning Commission choose to make a motion to set a public hearing to consider
adoption of the 2015 Draft Comprehensive Plan Update, the date, time and place will be included in the
public hearing notices.

Financial Impact

Attachments
2015 CP Scope & Timeline RVSD_PC May 28 2015

(PDF)
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Clerk
Larry Ciofu
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Hartland, Michigan 48353
(810) 632-7498 Office
(810) 632-6950 Fax
dcampbell@hartlandtwp.com

Trustees
Joseph W. Colaianne
Matthew J. Germane
Glenn E. Harper
Joseph M. Petrucci

MEMORANDUM
Date:

May 20, 2015

To:

Hartland Township Planning Commission

From:

Planning Department

Subject:

Comprehensive Plan 2015 Amendment - Proposed Timeline (Revised)

The following is a proposed update to the timeline pertaining to the Hartland Township
Comprehensive Plan 2015 Amendment (CP 2015 Amendment). The timeline incorporates the
notice and adoption provisions required per Act 33 of 2008, the Michigan Planning Enabling Act.
As the Township Board will recall, the purpose of the amendment is primarily to ensure that the
Township has adequately provided for future residential development and varied housing
options in appropriate locations. To prepare for this discussion, the Township contracted with
the consulting firm of Zimmerman/Volk Associated, Inc. for an Analysis of Residential Market
Potential in Hartland. The analysis was completed and delivered to the Township in August of
2014. The document is serving as a tool for analyzing potential changes to the Future Land
Use Designations contained in the Comprehensive Plan.
Although a significant number of tasks associated with the 2015 Comprehensive Plan
Amendment have been accomplished as noted below, revisions to the timeline are necessary in
order to provide an accurate schedule for project completion.
September 25, 2014 TASK ACCOMPLISHED
Planning Commission discusses the Analysis of Residential Market Potential and informally
accepts the findings and conclusions. Planning Commission adopts a motion to formally begin
the CP 2015 Amendment process.
October 7, 2014 TASK ACCOMPLISHED
The Planning Department sends a notice to the attached list of specified entities indicating that it
intends to prepare an amendment to the Township’s Comprehensive Plan, and requests
cooperation and comments. The notice must be sent by 1st class mail, and must include a
notice that electronic mail may be used in the future, unless an objection is received.
October 23, 2014 TASK ACCOMPLISHED
The Planning Commission and Township Board discuss the CP 2015 Amendment as it relates
to the Analysis of Residential Market Potential. Specific topics include the following:
- Discussion of the conclusions reached by Zimmerman/Volk
- Review of projected housing types and recommended locations
- Discussion of implications of proposed changes to the Future Land Use Map
- Discussion of 2011 Comprehensive Plan residential policy concerns
- Review of proposed CP 2015 Amendment timeline

Attachment: 2015 CP Scope & Timeline RVSD_PC May 28 2015 (1686 : Set Public Hearing Date for Draft 2015 Comprehensive Plan Amendment)

Supervisor
William J. Fountain
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Suggested materials for the Joint Meeting agenda packet:
- 2011 Future Land Use Map
- Target Properties Map (proposed for incorporation into the new Future Land Use Map)
November 6, 2014 TASK ACCOMPLISHED
Planning Commission discusses the outcome of the Joint Meeting and impact to the Future
Land Use Designations and Future Land Use Map.
The Planning Commission reviews potential changes to the Future Land Use policies contained
in the 2011 Comprehensive Plan based in relation to the conclusions reached in the Analysis
of Residential Market Potential:
- Residential Development Policies
- Settlement Area Development Policies
November 20, 2014 TASK ACCOMPLISHED
Planning Commission begins review of the Single Family Residential future land use
designations and associated map:
- Rural Residential
- Estate Residential
- Low Suburb Density Residential
December 4, 2014 TASK ACCOMPLISHED
Planning Commission continues review of the following Single Family Residential future land
use designations and associated map:
- Medium Suburban Density Residential
- Medium Urban Density Residential
- High Density Residential
December 18, 2014 TASK ACCOMPLISHED
Planning Commission begins review of the following future land use designations and
associated map:
- Multiple Family Residential
- Hartland Settlement Area
- Parshallville Settlement Area
January 15, 2015 TASK ACCOMPLISHED
Planning Commission begins review of the following future land use designations and
associated map:
- Planned Industrial Research and Development (as needed)
- Residential Recreation
- Public/Quasi-Public (as needed)
- M-59/Pleasant Valley/Fenton Road Special Planning Area
- Natural Resource/Conservation Recreation Description
January 29, 2015
No Comprehensive Plan related activity by the Planning Commission
February 12, 2015
Planning Commission Meeting cancelled.
February 26, 2015 TASK ACCOMPLISHED
Planning Commission considers revisions to the Future Land Use map. Following this
discussion, the Planning Commission may wish to set April 16th as the date for a Public
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Workshop. The purpose of the Public Workshop is to discuss proposed changes to the Future
Land Use Map with property owners, School District representatives, developers, and any other
interested entity.
March 12, 2015 TASK ACCOMPLISHED
Planning Commission considers revisions to the Future Land Use map. If the date for the
Public Workshop has not yet been set, the Planning Commission should consider setting it for
April 16th.
March 26, 2015 TASK ACCOMPLISHED
Planning Commission considers revisions to the Future Land Use map. If the date for the
Public Workshop has not yet been set, the Planning Commission should consider setting it for
April 16th.
(Note: if the Public Workshop date is not set by March 26th, revisions to the timeline will be
necessary)
March 30, 2015 TASK ACCOMPLISHED
If the Public Workshop date is set for April 16th, Planning Department sends notice to interested
entities as directed by the Planning Commission.
April 16, 2015 TASK ACCOMPLISHED
Planning Commission continues to evaluate revisions to the Future Land Use map. It conducts
a Public Workshop as part of its regular meeting to obtain input any proposed changes.
April 30, 2015 TASK ACCOMPLISHED
Planning Commission reviews a completed DRAFT CP 2015 Amendment and authorizes
submittal to the Township Board for review and comment. The process for adopting the
Amendment shall not proceed further unless the Township Board approves the
distribution of the proposed DRAFT on May 19th (TASK ACCOMPLISHED).
May 19, 2015 TASK ACCOMPLISHED
The Township Board considers approval of the proposed CP 2015 Amendment and, upon
approval, formally notifies the Secretary of the Planning Commission that it may be distributed.
It also determines whether it wishes to have final approval authority for the CP 2015
Amendment. If so, it should adopt a resolution stating such.
May 28, 2015
Planning Commission sets a Public Hearing to consider formal adoption of the CP 2015
Amendment. The date must be set for after the 42 day review and comment period
described below. Notice of the time and place of the Public Hearing must be provided in the
newspaper, not less than 15 days before the date of the hearing. The recommended Public
Hearing date is July 16, 2015 with notice sent to the newspaper by June 18, 2015, for
publication by June 25, 2015.
June 1, 2015
The Planning Department distributes the proposed CP 2015 Amendment and notification of the
Public Hearing date by 1st class mail, or electronic mail, if no objections to its use were received.
A link to a website containing the draft plan may be included. The draft and notice must be sent
to the following, and the entities in the attached must be provided 42 days to review and
comment.
If the Livingston County Planning Commission submits comments, they must, at a minimum,
include a statement as to whether or not the County Planning Commission considers the
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proposed CP 2015 Update to be inconsistent with the master plan of any municipality, region, or
the County’s master plan.
July 16, 2015
Planning Commission holds the Public Hearing and considers input received.
July 30, 2015
Planning Commission approves (or recommends approval) of the CP 2015 Amendment by
adoption of a resolution. The resolution must specifically refer to the maps and descriptive
information. A statement recording the approval signed by the Chair of the Planning
Commission shall be included on the inside of the front or back cover.
Approval by the Planning Commission is the final step unless the Township Board, by
resolution, has asserted the right to approve or reject the amendment. If so, it must then be
submitted to the Township Board for consideration.
August 18, 2015
Township Board considers approval of the CP 2015 Amendment. A statement recording the
approval signed by the Supervisor shall be included on the inside of the front or back cover.
August 20, 2015
The approved CP 2015 Amendment is distributed to the required entities.
NOTIFICATION
Notice must be sent to the Planning Commissions of contiguous municipalities, the County
Planning Commission, each public utility company, railroad, or public transportation system
within the local jurisdiction:
- Hartland Township Board of Trustees
- Tyrone Township Planning Commission
- Highland Township Planning Commission
- Brighton Township Planning Commission
- Oceola Township Planning Commission
- Genoa Township Planning Commission
- City of Milford Planning Commission
- Village of Milford Planning Commission
- Rose Township Planning Commission
- Deerfield Township Planning Commission
- City of Brighton Planning Commission
- Livingston County Planning Commission
- Consumer Energy
- Detroit Edison
- Ameritech
- Comcast
- Michigan Consolidated Gas
- AT&T Mobility
- Michigan Bell Telephone
- New Cingular Wireless PCS
- Vector Pipeline
- ITC Transmission
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It is recommended for transparency purposes, that the following entities be notified as well:
- Hartland Consolidated Schools
- Livingston County Road Commission
- Oakland County Planning Commission
- Southeast Michigan Council of Governments
- Michigan Department of Transportation
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