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ECEIVE

A3

O SOUNTY TREASURERS CERTIFIATE EL&HFIR7

JuL 14 2003

oy A fe S 07 TITEEY

LIZER 25603 FAGE 20
178,00 TEED - CONBINED
84,00 RERDRUNERTATT o1

G.W. Caddell Register of Deeds
Qakland County, MI

Bati/aon 1n:¢g:
' ) FECORDEL: - pey ‘
3 o1 14 PECORDED - DAL Ay copivry

hereinafter refer
Novi Road, Suite 120,
the Michigan Condomin
1978, as amended), herei

~in  the

degcribed as follows: <S)

MASTER DEED

VILLAGEWOOD PLACE CONDOMINTIUM

(Act 5%, Public Acts of 12318, As Amended

R DEED is made and executed on this ‘7fhday of July, 2003,

perties, L.L.C., a Michigan limited liability company,
as the '"Developer", whose office is situated at 23965
£S§Vi’ Michigan 48375, in pursuwance of the provisions of

ct as amended (being Act 59 of the Public Acts of
er raferred to as the "aAct".

WITNESSETH : O/(‘ -

WHEREAS, the Developer igfthe owner of certain real property located
City of Novi, County o kiand, Michigan, and more particularly

A part of the Southeast 1/4

Cakland County, Michigan; more Da

at the East 1/4 corner of said fion 25; thence S00°29'i7'R as

measured {(platted as Due South), 34 feet platted and measured,

along the East line of said Section 25 the centerline of Haggerty

Road; thence 889°07'01"W ag measured | i;$; as Due West), 60.00
3

e ) TIN, RBE, City of Novi,
cularly described as’ commencing

feet platted and measured to a point on the terly right-of-way of
said Haggerty Road and the Point of Beginning; hence S89°07!'01"W as
meagured {platted as Due West), 622.30 feet%ﬁted and measured;
thence NOCO°21'43"W as measured (platted as NOO°W) "E}, 191.30 feet
platted and measured; thence N839°07 ' 0L"E as measd§$§>(platted as Due
East), 621.88 feet as measured (621 .54 feet asg platted), toc the West
right-of-way of said Haggerty Road; thence S00°2%5'17"R as measured
{(platted as Due South), 191.30 feet platted and measured along the
West right-of-way of said Haggerty Road tec the Point of Beginning.

Containing 2.73 acres of land more or less. Together with and
subiect to easements and restrictions of record, if any;

WHEREAS, the Developer desires, by recording this Master Deed,

together with the Condominium By-Laws attached hereto as Exhibit "an and

Tax Code #: 50-22-25-426-070

38 8. RECEIPTE 41y
i CQE}BELLP'CLERKXREGIETER 0 o
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together with the Condominium Subdivision Plan attached hereto as Exhibit
"B" (both of which are hereby incorporated by reference and made a.part
hereof), to establish the real property, together with the improvements
located and to be located thereon and the appurtenances thereto, as a
Condominium under the provisions of the Act:

NOW, THEREFORE, the Developer does, upon the recording hereof,
establish Villagewood Place Condominium as a Condominium under the Act and
does declare that Villagewood Place Condominium (hereinafter referred to as
the "Condominium"} shall, after such establishment, be held, conveyed,
mortgaged, encumbered, leased, rented, occupied, improved, or in any other
manner utilized subject to the provisions of the Act and to the covenants,
conditions, respmictions, uses, limitationg, and affirmative obligations
get forth in thigfbaster Deed and Exhibits "A" and "B" hereto, all of which
shall be deemedixggpn with the land and shall be a burden and a benefit to
the Developer, it cessors and assigns, and any persons acquiring or
owning an interest 1 e said real property, their grantees, successors,
heirs, personal repr tatives, and assigns. In furtherance of the
establishment of said C inium, it is provided as follows:

O ARTICLE I

{"E‘?@TIONS

Certain terms are utilized no ly in this Master Deed and Exhibits
"A" and "B" hereto, but are or may uged in various other instruments
such as, by way of example and notsé%> limitation, the Articles of
Incorporation and corporate By-Laws a lies and Regulations of the
Villagewood Place Condominium Associ a Michigan non-profit
corporation, and deeds, mortgages, liens, contracts, easements, and
other instruments affecting the establishment or transfer of interests
in Villagewood Place Condominium as a condomini Wherever used in such
documents or any other pertinent instruments, ¢t tyrms set forth below
shall be defined as follows: ‘ )é

(1) The "Act" means the Michigan Condominiuqsp t, being Act 59
of the Public Acts of 1878, as amended.

{2) "Agsgociation® means = Villagewood Place Condominium
Association, the non-profit corporation organized under Michigan law
of which all co-owners shall be members, which corporation shall
administer, operate, manage, and maintain the Condominium. Any action
regquired of or permitted to the Association shall be exercisable by
its Board of Directors unless specifically reserved to its members by
the Condominium documents or the laws of the State of Michigan.

(3} "Association By-Laws" means the corporate By-Laws of
vVillagewood Place Condominium Association, the Michigan non-profit
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+ which may be created are sold, and {(ii
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corporation organized to manage, maintain and administer the
Condominium. :

(4) *Common elements", where used without modification, shall
mean both the general and limited common elements described in Article
IV hereof.

{5) "Condominium By-Laws" means Exhibit "A® hereto, being the
By~Laws setting forth the substantive rights and obligations of the
co-owners and required by Section 3{8) of the Act to be recorded as
part of the Master Deed.

{6) " ominium documents® wherever used means and includes
this Maste d and Exhibits "aA" and vy hereto, the Articles of
Incorporationdzgﬁf By-Laws, and the Rules and Regulations, if any, of

the Associatio

(7} "Condomi « Mmeans and includes the land and the buildings,
all improvements and ctures thereon, and all easements, rights and
appurtenances belongiygL to Villagewood Place Condominium as a
condominium project estabf?ﬁégd in conformity with the provisions of
the Act.

(8) "Condominium Subdiv{;%;lPian“ means Exhibit "B" hereto.

Condominium documents and the ri e reserved to the Developer
thereunder, the period commencing wi he recording of the Master
Peed and continuing as long as the De er owns any unit which it

offers for sale. <:>

(10) "Co-owner" means a person, firm, cﬁsbo tion, partnership,
associlation, trust, or other legal entity or any mbination thereof
who or which owns one or more units in the Co i
"owner", wherever used, shall be synonymous with t
"Co-ovwner" shall also include a land contract ven
land contract vendor and vendee shall have Hoin
responsibility for assessments by the Association.

(9) “"Conversion and sales pQQmeans, for the purposes of the

rm "co-owner®.
and both the
and ‘several

{11) "Developer" means Village wWood Properties, "L.L.C., a
Michigan limited liability company, which has made and executed this
Master Deed, and its successors and assigns,

(l2) "First annual meeting" means the initial meeting at which
nondeveloper co-owners are permitted to vote for the election of all
Directors and upon all other matie which properly may be brought
before the meeting. Such meeting Y )-tEy be held at any time, in the

Developer's sole discretion, afteqﬁmi_ty percent (50%) of the units
must be held within (a) fifty~

e
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four (54) months from the date of the first unit conveyance, O (b)
one hundred twenty (120) days after seventy-five percent (75%) of all
units which may be created are sold, whichever cccurs first. :

(13) "Mortgagee® means the individual, financial institution,
corporation, partnership, or other entity holding a first mortgage on
an individual condominium unit in Villagewood Place Condominium.

(14) "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 c¢o-owners
unaffiliated with the Developer exceed the votes which may be cast by
the Developeps

o‘"“d7

Q&gf g means the enclosed space constituting a single
complete condo am unit in Villagewood Place Condominium, as such
space may be des d in Exhibit "B" hereto.

Whenever any reference hec%BP is made to one gender, the same shall include
a reference to any and al azgpders where the same would be appropriate;
similarly, whenever a refer®fce

s made herein to the singular, a reference
shall also be included to the ﬁi> 1 where the same would be appropriate.

ART)%\ I

TITLE OF CcOERPuINIUM

agewood Place Condominium,
. Eﬁﬁf@ . The architectural
e City of Novi, Oakland
onstructed in 1983. The

The Condominium shall be known a r/‘r
Dakland County Condominium Subdivision Pla

plans for the Condominium were approved b
County, State of Michigan, when the building w
Condominium is established in accordance with t

c;;t.
ARTICLE TIT )\

NATURE OF CONDOMINIUM GQ

(1) The buildings and units contained in t Condominium,
including the number, boundaries, dimensions and area of each
condominium unit therein, are set forth completely in the Condominium
Subdivision Plan attached as Exhibit "B" hereto. The buildings
contain individual units for residential purposes and each unit is
capable of individual wutilization on account of having 1its own
entrance from and exit to a common element of the Condominium.

(2) Each co-owner in the Condominium shall have an exclusive
right to his condominium unit and shall have undivided and inseparable
rights to share with other co-owners the common elements of the
Condominium as are designated by this Master Deed.

&

-4

’

o | - _..u! g — if;-




J IR 29923P682Y

(3) No co-owner shall use his condominium unit or the COmmMon
elements in any manner inconsistent with the purposes of the
Condominium or in any manner which will interfere with or impair the
rights of any other co-owner in the use and enjoyment of his
condominium unit or the common elements.

ARTICLE IV
COMMON ELEMENTS
The common elements of the Condominium described in Exhikit *B*

attached hereto ¢ the respective responsibilities for the maintenance,
decoration, re 'r: or replacement thereof are as follows:

ot

and described in page one herecf, including
driveways, si

ks and visitor parking spaces;

e

@5(1 The ele ical wiring network throughout the
Condominium up to, .

unit; B

up to, but not including, gRs meter for each unit;

éd}I The telephone, telec
networks throughout the Condomi
connections to provide service to

E (eff/;he natural gas j network throughout the Condominium

ication and television wiring
up to, but not including,
KSividual units;

g (¢ The plumbing network throqshout the Condominium,
including that contained within unit? wadks, up to but not
including the point of connection with pl J1g fixtures within
any unit;

,'/

P J&ﬁ/ The sanitary sewer system and stoxﬂ(?%pinage system
M%é;éluéing sump pumps) throughout the Condominiud up to but not
including the point of connection with plumbing fixtures within
any unit; '
(g7 Foundations, supporting columng, unit perimeter walls
(including windows, doors and heating ducts therein), roofs,

ceilings, floor construction between unit levels, basement
floors, and chimneys;

t LH{I Such other elements of the Condominium not herein
designated as general or limited common elements which are not
enclosed within the boundaries of a unit and which are intended

-k
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for common use or necessary to the existence, upkeep and . safety
of the Condominium. 2

&%%/yEasements for all of the aforementioned utility systems
that are provided by or for the benefit of third parties are
hereby dedicated to them for that purpose in the locations as set
forth in Exhibit "B hereto.

Some or all of the utility lines (inciuding mains and service leads) and
equipment described in Article IV, paragraphs (1) (b), (c¢), (d), (&), and
(f) may be owned by the local municipal authority or by the company that is
providing the rtinent utility service. Accordingly, such utility lines
and equipment feshhll be general common elements only to the extent of the
co-owners' int t therein, and the Developer makes no warranty whatever
with respect to nature or extent of such interest, 1if any.

ed common elements ar;Z::}

#a) Eac dividual entry deck, planter box and individual
gidewalk in Condominium 1s restricted in use to the
co-owner (s} of th€:} L {s) which opens into such entry deck and
sidewalk, as shown nggﬁﬁibit "B" hereto.

{2} (The

() Each indivi Lusspatio in the Condominium is restricted
in use to the co-owner o <§ge unit which opens into such patio as
shown on Exhibit "B" herew®.

R .

{ Fach individual extet' r air conditioning unit and the
concrete pad upon which it sits 1 be restricted in use to the
co-owner of the unit to which it <:>connected°

(including windows and doors therein ceilings and floors
contained within a unit shall be subject®t he exclusive use and
enjoyment of the co-owner of such unit. <$>

{ The interior surfaces @}\nit perimeter walls
)

{3) The respective regponsibilities for he ~ insurance,
maintenance, decoration, repair, and replacement of the , common
elements are as follows:

{ﬁf/ The cost of insurance, maintenance, repair, and
replacement of the limited common elements described in Article
IV, paragraph (2) {¢) above _shall be borne by the co-owner.of the
unit to  which such.  limited common elements respectively
appertain; provided, however, that any fences betweéﬁ”ﬁﬁfﬁ%s
installed by the Developer or the Asscciation shall Dbe
maintained, repaired and replaced by the Association. Snow
removal from each individual entry deck and individual sidewalk
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is the responsibility of the co-owner of the unit to which such
limited common elements appertain.
s

@57 The cost of maintenance, repair and replacement of the
doors, glass door walls, screens, window glass and that portion
of the window frame attached to the glass referred to in Article
IV, paragraph (1} ({g), and any octher expense nct covered by
ingurance provided by the Association, such as the deductible
amount of the insurance coverage, shall be borne by the co-owner
of the unit in which such general common elements are located.

ggf: The cost of insurance, maintenance, repair, and
ent o0of all other general and limited common elements

repair and replacement is necessitated by co-owner
shall include actions by guests, agents, invitees,
e v members, or pets), in which casge the co-owner &t

%;jsuch costs as exceed any insurance proceeds,

tenants,
fault shall
including an uctikle amount. The cosgts of decoration, {(but
not repair ox ggggcement except in cases of co-owner fault} of
all surfaces re®frr to in Articie IV, paragraph (2) (d} shall be
kborne by the coﬁoﬂéégoof each unit to wnich such surfaces are

appurtenant.

@@fﬁXThe cost of md%étaznlng, repairing and replacing the

water heater, garage opener (if any), internal unit
plumbing, individual sump pumps, dishwasher,
refrigerator, stove, oven, SE;;@ e disposal, heating and ailr
conditioning equipment, light fixtures, and other items

servicing a unit that are not c on elements, whether or not
they are within the unit they €§§Kice, shall be the sole
responsmblllty of the co-owner who it is serviced by such

items. o
P )\

&é{‘ The individual co-owners shall
cost and installation of bulbs within the
front and back of their respective units, al

{?pemselves shall be malntalned by the Associat

egsponsible for the
t fixtures at the
h the fixtures

}/ fﬁ n the event a co-owner fails to maintain, decorate,
repalr or replace any itemg for which he ig responsible, the
Association (and/oxr the Developer during the conversion and sales
period} shall have the right, but nct the obligation, to take
whatever action or actions it deems desirable to so maintain,
decorate, repalr or replace any of such common elements, all at
the expense of the co-owner of the unit. Failure of the
Association {or the Developer) to take any such action shall not
be deemed a waiver of the Association's {(or the Developer's)
right to take any such action at a future time. All costs

T e
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incurred by the Association or the Developer in performing any
responsibilities under this Article IV which are required, in the
first instance to be borne by any co-owner, shall be assessed
against such co-owner and shall be due and pavable with his
monthly assessment next falling due; further, the lien for
nonpayment shall attach as in all cases of regular assessments
and such assessments may be enforced by the use of all means
available to the Association under the condominium documents and
by law for the collection of regular assessments including,
without Ilimitation, legal action, foreclosure of the lien
securing payment and imposition of fines.

< ’ ARTICLE V

ngé;%$§SCRIPTION AND PERCENTAGE OF VALUE

e
Ty EachAurdﬁ:>( the Condominium is described in this paragraph

with reference to o ondominium Subdivision Plan of Villagewood
Place Condominium as ~4£gyed by Jesus R. Anayas, P.E., and attached
hereto as Exhibit "B". acpaunit shall include: (1) with respect to

each unit basement, all space contained within the unpainted
surfaces of the basement flaéz} d walls and the uncovered underside
of the first flcor joists, andW/?$vﬁ¢j1rGSpect to the upper floors of
units, all that space contained wgéhin the interior finished unpainted
walls and ceilings and from the £ hed subfloor, all as shown on the
floor plans and sections in Exhibrt ' hereto and delineated with
heavy outlines. Aall dimensions sho *afloor plans in Exhibit “B®
have been physically measured by & Se R. Anavas, P.E, The
architectural plans and specifications f e Condominium were filed
with the City of Novi when the building wa nstructed.

#Z) The percentage of value assigned.qg? eych unit shall be
aegual. The percentage of value assigned to jgéh unit shall be
determinative of the proportionate share of each ective co-owner
in the common elements, proceeds and expenses of a istration and
the value of such co-owner's vote at meetings of the A lation. The
total value of the Condominium is 100.

I T s

Ty

~RIGHTS OF MORTGAGEES

[
-

=’

B RIS

Notwithstanding any other provision in this Master Deed or [ the ¢
Condominium By-Laws or any other documents, the following provisions shall,
apply and may not be amended or deleted without the prior written consent

of the holders of first mortgages on at least two-thirds (2/3) o0f the
condominium unit of record:

h»a!
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¢) A first mortgagee, at its reguest, is entitled to written
notification from the Association of any default by the co-owner of
such condominium unit in the performance of such co-owner's
obligations under the Condominium documents which is not cured within
sixty (60), days.

&2{ Any first mortgagee who obtains title to a unit pursuant to
the remedies provided in the mortgage or foreclosure of the mortgage
or deed (or assignment) in lieu of foreclosure shall be exempt from
any "right of first refusal" contained in the Condominium documents
and shall be free to sell or lease such unit without regard to any
such provision. '

{3) <§;} first mortgagee who obtains title to a unit pursuant to
the remedi rovided in the mortgage or foreclosure of the mortgage
or deed (or igmment) in lieu of foreclosure shall not be liable for
such unit's yd  dues or charges which accrue prior to the
acguisition of t'tgy to such unit by the mortgagee. .

{4} Unless at‘éé&gt two-thirds (2/3) of the co-owners and of the
first mortgagees, pusfia to Section 90a of the Act, have given their
prior written approval, Association shall not be entitled to:

{a)) by act or ongfsgpion seek to abandon or terminate the
Condominium (in which evggt 80% of the cd-owners and the first
mortgagees must give theidsapproval); -

(b).- change the pro ra pfferest or obligations of any
condominium unit for the purpo!? 0l (L) levying assessments or
charges or allocating distributi f hazard insurance proceeds
or condemnation awards, or {ii) detlgi'

n/@qing the pro rata share of
ownership of each unit in the commo issments;
(g;% partition or subdivide any con@é%ﬁnium unit;

@é;&,by act or omigsion seek to donn, partition,
subdivide, encumber, sell, or transfer the co elements. The
‘granting of easements for public utilities or r other public
purposes consistent with the intended use of the common elements
by the Condominium shall not be deemed a transfer within the
meaning of this clause;

@gi} use hazard insurance proceeds for losses to any
condominium property {(whether to units or to common elements) for
other than the repair, replacement or reconstruction of such

improvements, except as provided by statute in case of
substantial loss to the units and/or common elements of the
Condominium.

~Gm
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%f Each first mortgagee has the right to examine the books and
records of the Assgociation and the Condominium. :

#) No condominium unit owner, or any other party, shall have
priority over any rightse of first mortgagees of condominium units
pursuant to their mortgages in the case of a distribution to
condominium unit owners of insurance proceeds or condemnatiqn awards
for losses to or a taking of condominium units and/or common elements.

e

ol Any agreement for professional management of the condominium
regime or any other contract providing for services which exists
between the Association and the Developer or affiliates of the
Developer O/oidable by the Board of Directors of the Association on
the transi 1 control date or within ninety (90) days thereafter,
and on thir fgs{ days' written notice any time thereafter without

cause o:r:/aym & a termination fee.

( Notwith ding anything provided hereinabove to the
contrary, in the ev of a vote for an amendment to the condominium
documents, any mortg ballots not returned within ninety (90) days

of mailing shall be couqfad as approval for the change.

AR LE VIT

%
uMVIAGE T%DOMINIUM ;

e A N
In the event the Condominium isj:ially or totally damaged or
destroyed or partially taken by eminent &% , the repair, recongtruction
or digposition of the property shall be as ded by the By-Laws attached

hereto as Exhibit "av. <:>
ARTICLE VIII

EASEMENTS )\ o

In the event any portion of a unit or common elem
another unit or common element due to shifting, settli
building, or due to survey errors or construction deviati®ns, reciprocal
easements shall exist for the maintenance of such encroachment for so long
as such encroachment exists and for maintenance easements to, through and
over those portions of the land, structure, building, improvements, floors,
and walls (including interior unit floors and walls) contained therein for
the continuing maintenance and repair of all utilities in the Condominium
as originally converted by the Developer and for interior access to water
shut-off wvalves that provide water to the common elements. There shall
exist easements of support with respect to any unit interior wall which
supports a common element. The Board of Directors of the Association may
grant easements over or through or dedicate any porticn of any general
common element of the Condominium for utility, roadway or safety purposes.

-10-
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ARTICLE IX
AMENDMENT OR TERMINATION

Except asg provided in preceding paragraphs as set forth above, the
Condominium shall not be terminated or any of the provisions of this Master
Deed or Exhibits attached hereto amended unless done in compliance with the
following provisgsions:

{1) The Condeominium documents may be amended without the consent
of co-owners or mortgagees for any purpose if the amendment does not
material lter or change the rights of a co-owner or materially
impair tReg, Security of a mortgagee, as defined in Section 90a of the
Act, The veloper, for itself and for the Association (acting
through its fopyd of Directors), hereby expressly reserves the right
to amend the cminium documents for such a purpose. Amendments
modifying the t €§p and sizes of unsold units and their appurtenant
COMMOn elements howing minor architectural variances and
modifications to a ~?Z§, correcting survey or other errors made in the
Condominium documents, anges required by the City of Novi or any
other public authorit‘:Z;Bvlng jurisdiction over the Condominium,
changes deemed necessa comply with or include provisions
permitted by the Act, or fo e purpose of facilitating mortgage loan
financing for existing or ective co-owners and to enable the
purchase or insurance of such t
Mortgage Corporation, the Federa
Government National Mortgage Asso
the Department of Housing and Ur
institutional participant in the &

ge lcans by the Federal Home Loan
tlonai Mcrtgage Association, the
n, the Veterans Administration,
velopment, or by any other
dary mortgage market which

purchases or insures mortgages, shall amples of amendments which
do not materially alter or change th <$>ights of a co-owner ox
mortgagee,

2

{2) If there is no co-owner other thdﬁp he Developer, the
Develcoper, with the consent of any intere mortgagee, may
unilaterally terminate the Condominium or amend aster Deed. A
termination or amendment under this section shall ecome effective
upon the recordation thereof if executed by the Developer.

(3) If there is a co-owner other than the Developer, then the
Condominium shall be terminated only by the agreement of the
Developer, eighty percent (80%) of the unaffiliated co-owners of
condominium units to which all of the votes in the Association
appertain and the mortgagees of two-thirds (2/3) of the first
mortgages covering the condominium units. Any mortgagee ballots not
returned within ninety (90) days of mailing shall be counted as
approval for the termination.

-11-
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(4) Agreement of the reguired majority of co-~owners and
mortgagees to the termination of the Condominium shall be evidenced by
their execution of the termination agreement or of ratifications
thereof, and the termination shall become effective only when the
agreement is so evidenced of record.

(5) Upon recordation of an instrument terminating a Condominium,
the property constituting the Condominium shall be owned by the
co-owners as tenants in common in proportion to their regspective
undivided interests in the common elements immediately before
recordation. As long as the tenancy in common lasts, each co-ocwner or
the helrs, successors or assigns thereof shall have an exclusive right

of occupan of that portion of the property which formerly
constituted condominium unit,

(6) Upon fgggrdation of an instrument terminating a Condominium,
any rights the c#~pg¥mers may have to the assets of the Association
shall be in proport®j Lo their respective undivided interests in the
common elements immeqsa ely before recordation, except that common
profits shall be dis&l&buted, in accordance with the Condominium
documents and the Act. <:> :

(7) The Condominium dos;hents may be amended for a proper
purpose, other than as set Ighth in this Article, even if <the
amendment will materially alter Ié?bcange the rights of the co-owners,
mertgagees cr other interested pa egawith the prior written consent
of two-thirds (2/3) of the first mog,ees (based upon one (1) vote

for each mortgage owned), but only as"% equired in accordance with
Section 9C0a of the Act, and co-owners e individual condominium
units. A c¢o-owner's condominium unit ensions or appurtenant
limited common elements may not be modifi i thout his consent and

that of his mortgagee. Any mortgagee ball ot returned within
ninety (920) days of mailing shall be countaﬂngsapproval for the
change. The affirmative vote of two-thirds (¥ of co-owners is
considered two-thirds (2/3) of all co-owners entgszsi to vote as of

the record date for such votes.

(8) A person causing or requesting an am;EZZ;nt to the
Condominium documents shall be responsible for costs and expenses of
the amendment to the Condominium documents except for amendments based
upon a vote of a prescribed majority of co-owners or based upon the

Advisory Committee‘s decision, the costs of which are expenses of
administration.

(2) A Master Deed amendment dealing with the addition,
withdrawal or modification of units or other rhysical characteristics
of 'the Condominium shall comply with the standards prescribed in the

Act for preparation of an original Condominium Subdivision Plan for
the Condominium.

~12-
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(10) buring the conversion and sales period, this Master Deed,
and all Exhibits attached hereto, shall not be amended without the
written consent of the Developer.

STATE QOF MICHI COUNTY OF QAKLAND

T
Oon July{"iH ‘;{ , Amarjit S. Chawney appeared before me, and stated
under ocath that he ¢ a Member of Village Wood Properties, L.L.C., a
Michigan limited 1iabis%§y company, and that this document was signed on
behalf of the limited kz?}lity company, by authority of its operating
agreement, and he acknow ged this document to be the free act and deed of
the limited liability compaji)

f
)/\ﬁ'.\_?\é ee 1 Nta i S

/§ , Notary Public
kIAd County, Michigan
My ission expires:

This document was prepared by . 2004
and when recorded return to:

¥arl R. Frankena ($>
Conlin, McKenney & Philbrick, P.C. )\
350 §. Main Street, Suite 400 <S)
ann Arbor, Michigan 48104-2131

H: \KRF\VILLAGEWOOD PLACE\MASTER DEED-4.WPD

~13-
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EXHIBIT "A™
CONDCMINIUM BY-LAWS

VILLAGEWOOD PLACE CONDOMINIUM

ARTICLE I.
ASS0CIATION OF CO-CWNERS

Section 1. Villagewood Place Condominium, a condominium project,
lgcated in th ity of Novi, County of Oakland, and State of Michigan,
shall be admifistered by an association of co-owners which shall be a
non-profit corpdrgjion, hereinafter called the “"Association', organized
under the applica aws ¢f the State of Michigan and responsible for the
management, maint e, operation, and administration of the common
elements, easements QS%g;fairs of the condominium project in accordance

»

with the Master Deed, se By-Laws, the Articles of Incorporation, the
Assoclation By-Laws, uly adopted Ruleg and Regulations of the
Association, and the la of the State of Michigan. All co-owners in the
condominium project and all fe}gmns using or entering upon or acquiring any
interest in any condominium it§therein or the common elements thersof
shall be subject to the provisi92§ and terms set forth in the aforesaid
Concdominium documents. 6

Section 2. Membership in the AsS%c' tion and voting by members of the
Agsociation shall be in accordance wi he following provisions:

(a) Each co-owner shall be a mé%;ex of the Aggociation and no
other person or entity shall be entit to membership.

(b) The share of a co-owner in EﬁgSFunds and assets of the
Association cannot be assigned, pledged or¥tradgferred in any manner
except as an appurtenance to his condominium it in the Condominium.

(c) Except as limited by these By-Laws, co-owner who 1S
current in the payment of his assessments shall ntitled to one
vote for each condominium unit owned when voting number and one

vote, the wvalue of which shall egual the total of the percentage
allocated to the condominium unit owned by such co-~owner as set forth
in Article V of the Master Deed, when voting by value. Voting shall
be by value except in those instances when voting is specifically
required to be both by value and by number.

(d) No co-ownexr, other than the Developer, shall be entitled to
vote at any meeting of the Association until he has presented evidence
of ownership of a condominium unit in the condominium project to the
Association, such as a copy of a recorded deed, signed land contract
or title insurance policy. A land contract vendee shall be considered
the co-owner for voting purposes. No co-owner, other than the
Developer, shall be entitled to vote prior to the first annual meeting
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of members held in accordance with Section 6 of thig Article I. The
vote o©of each co-owner may only be cast by the individual
representative designated by such co-owner in the notice reguired in
subparagraph (e) below or by a proxy given by such individual
representative. The Developer may only vote for those units for which
it has a certificate of occupancy.

(e) Bach co-owner shall file & written notice with the
Association 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 such co-owner. Such
notice shall state the name and address of the individual
representaty designated, the number or numbers cf the condominium
unit or coxggiinium units owned by the co-owner, and the name and
address of ea erson, firm, corporation, partnership, association,
trust, or oth ntity who is the co-owner. Such notice shall be
signed and dat the co-owner. The individual representative
designated may be ged by the co-owner at any time by filing a new
notice in the mann (SQrein provided.

(f) Each conownecléﬁall notify the Association in writing of the

name and address of the m gee for his unit, as well as when there
is no longer a mortgage o Agi

unit,

{g) There shall be axz meetings of the members of the
Assocliation, commencing with th st oannual meeting held as provided
in Section 6 of this Article I. e eetings may be provided for in
the By~Laws of the Association. NQE;§§ of time, place and subject
matter of all meetings, as provided e corporate By-Laws of the
Association, shall be given to each ¢ er by mail or delivery to
each individual representative designate the respective co-owners.

(h) The presence in person or by proﬁgs?f thirty-five percent
(35%) in number and in value of the co-ownersuaMNfied to vote shall
constitute a quorum for holding a meeting Ofﬁl@ members of the
Association, except for voting on guestions spe ically set forth
herein to require a greater guorum. The written of any person,
furnished at or prior to any duly called meeting at w¥jz meeting said
person 1is not otherwise present in person or by p v, shall be
counted in determining the presence of a gquorum with Tespect to the
gquestion upon which the vote is cast.

(1) Votes may be cast in person or by proxy or 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
veting shall not be permitted.

(3) A majority, except where otherwise provided herein, shall

consist of more than fifty percent (50%) in value of those qualified
Lo vote and present in person or by proxy (or written vote, if

_2-
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applicable) at a given meeting of the members of the Association.
Whenever provided specifically herein, a majority may be reguired to
exceed the simple majority hereinabove set forth and may be required
to Dbe one of both number and value of designated voting
representatives present in person or by proxy, or by written ballot,
if applicable, at a given meeting of the members of the Association.

(k) Other provisions as to voting by members not inconsistent
with the provisions herein contained may be set forth in the
Assoclation By-Laws.

Section 3. The Association shall keep current copies of the recorded
Master Deed, all amendments to the Master Deed and other Condominium
documents for condominium project, and detailed books of account
showing all ex itures and receipts of administration which shall specify
the maintenance repalr expenses of the common elements and any other
expenses incurre €$pelr on behalf of the Association and the co-owners.
Such Condominium 4 nts shall be available during reasocnable working
hours for inspectio co-owners, prospective purchasers and theirx
mortgagees of condominss%ivnits in the condominium project. Such accounts
shall be open for inspedj by the co-owners during reasonable working
hours, and the books and cords shall be audited at least once each yearx
by gualified independent audﬁfaﬁgn if regquested in writing by any co-owner:
provided, however, that suc a
accountants nor does such audit

itors need not be certified public
to be a certified audit. The cost of
such professional accounting istance shall be an expense of
administration. Income, expenses a sition statements shall be prepared
at least once annually and distribuded gy each co-owner, the contente of
which ghall be defined by the Associatg o Any Ingtitutional holder of a
first mortgage lien on any unit in the CO9fginium shall be entitled, upon
request, to inspect the boocks and records e Condominium during normal
business hours and to receive the annual au financial gtatement of the
Condominium referred to above within ninety ( days fcllowing the end of
any fiscal vyear thereof. If an audited state is not available, any
holder of a first mortgage on & unit in the pr Z;>\shall be aliowed to
have an audited statement prepared at its own expefsg.

Section 4. The affairs of the Association sha e governed by a
Board of Directors, all of whom shall serve without co aticn and who
must be members of the Association, except for the first B d of Directors
which is designated by the Articles of Incorporation of the Association and
any successors thereto elected by the Developer prior to the first annual
meeting of members held pursuant to Section 6 of this Article TI. The
number, terms of office, manner of election, removal and replacement,
meetings, quorum and voting reguirements, and other provisions of or
relating to directors not inconsistent with the following shall be provided
by the Assgociation By-Laws.

{a) The Board of Directors shall have all powers and duties
necessary for the administration of the affairs of the Association and
may do all acts and things that are not prohibited by the Condominium
documents or required thereby to be exercised and done by the

-3-
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CO~0OWNers. In addition to the foregoing duties imposed by these
By-Laws or any further duties which may be imposed by resolution of
the members of the Association or which may bhe set forth in the
Association By-Laws, the Board of Directors shall be responsible
specifically for the following:

(1} To manage and administer the affairs and maintenance of the
condominium project and the common elements thereof.

{2} To levy, collect and disburse assessments against and from
the members of the Association and to use the proceeds
therecf Ifor the purpceses of the Association, to enforce
agsessments through liens and foreclosure proceedings when
apfrdpriate and to impose late charges for nonpayment of

s&a <jfsessments.

(3) To cazéSf’rﬁurance'and collect and allocate the proceeds
thereof é‘

(4) To rebuil rovements to the common elements after
casualty.

{5) To contract for 452 ploy persons, firmg, corporations, or
cther agents to in the management, operation,
maintenance, and‘adm ﬂﬁyratlon.of the condominium project.

a

{6} To acguire, maintain mprove and to buy, sell, convey,

assign, mortgage, orxr 1 v real or personal property
(including any unit in e Condominium, easements,
rights-of-way, and licenses) ehalf of the Association in
furtherance of any of the pu s of the Association.

{7} To borrow money and issue evi s of indebtedness in
furtherance of any and all of the oges of the business
of the Association, and to secure h%same by mortgage,
prledge or other lien on property owned the Association;
provided, howevexr, that any such act shall alsoc be
approved by the affirmative vote of sixty(&)gcent {60%}) of

all of the members of the Association in er and in
value.

(8) To contract for cable television or other equivalent
telecommunication services to the Condominium that shall be
available for all co-owners and the expenses for which may
be assessed equally to all co-owners as part of their
individual monthly assessments.

%

{9) To make reasonable rules and regulations governing the use
and enjoyment of units and of the Condominium by co-owners
and their tenants, guests, employees, invitees, families and
pets and to enforce such rules and regulations by all legal
methods, including, without limitation, imposing fines and

—4-
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late payment charges, or instituting eviction or legal
proceedings.

{10) To enforce the provisions of the Condominium documents .

(11) To make  rules and regulations and/or to enter into
agreements with institutional lenders, the purposes of which
are to enable obtaining mortgage loans by unit co-owners
which are acceptable for purchase by the Federal Home Loan
Mortgage Corporation, the Federal National Mortgage
Associlation, the Government National Mortgage Asgociation,
the Veterans Administration and any other agency of the
Federal government or the State of Michigan, or by any other
pctitutional participant in the secondary mortgage market

<which purchases or insures mortgages.

(12) ToYfeyy, collect and disburse fines against and from the
me {$>@i'the Association after notice and hearing thereon
T

and <S§e the proceeds thereof for the purposes of the
Agsocia

{13} To estabkﬂéﬁ such committees as it deems necessary,

convenient oxr irable and to appoint persons theretoc for
the purpose igplementing the administration of the
Condominium, and delegate to such committees any
functions or resp bilities which are not by law or the

Condominium documen ®aquired to be performed by the Board.

{14) To assert, defend or ‘gle claims on behalf of all
co-owners in connection“w the common elements of the
condominium prodject. The %shall provide at least a ten
(10)~day written notice to a -owners on actions proposed
by the Board with regard ther@,

(15) To do anything regquired of rmitted to it as
administrator of the condominium proifct, by the Condominium
By-Laws or by the Michigan Condominiqg)Act, as amended.

professional management agent (which may include the veloper or any
person or entity related thereto), at reascnable conmpensation
established by the Board, to perform such duties and services as the
Board shall authorize, including, but nect limited to, the duties
listed in Section 4(a) of this Article I, and the Board may delegate
to such management agent any other duties or prowers which are not by
law or by the Condominium documents required to be performed by or
have the approval of the Board of Directors or the members of the
Association. Any agreement or contract for professional management of
the condominium project shall provide that such management contract
may be terminated by either party without cause or payment of a
termination fee on thirty (30) days' written notice and that the term

(k)  The Board of Directorsg shall employ fo )?§Sﬁ£sociation a

G
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therecf shall not exceed one {1} vear, renewable by agreement of the
parties for successive one-year periods.

() All of the actions (including, without limitation, the
adeption of these By-Laws and any Rules and Regulations for the
Association, and any undertakings or contracts entered inte with
others on behalf of the Association}) of the first Board of Directors
of the Association named by the Developer before the first annual
meeting of members shall be binding upon the Association in the same
manner as though such actions had been authorized by a Board of
Directors duly elected by the members of the Association at the first
or any subsequent annual meeting of members, so long asg such actions
are within the scope of the powers and duties which may be exercised
by any Boar Directors as provided in the Condominium documents .,

number, terms of orLfige, gualifications, manner of election, duties,

removal, and replace of the officers of the Association, and may

contain any other provi gszé‘pertinent to cfficers of the Association in
h.

Section 5. T issociation By-Laws shall provide the designation,

furtherance of the provis and purposes of the Condominium documents and
not inconsistent therewit icers may be compensated, but only upon the

affirmative vote of sixty p ciis {60%) of all co-~owners in number and in
value.

Section 6. The first annual megf Mg of the members of the Association
may be convened only by the Develope ndéd may be called at any time after
more than fifty percent (50%) in xmassa and in number of all units in
Villagewood Place Condominium have be sgNd and the purchasers thereof
gqualified as members of the Association, &aid project to be converted
with twenty-four (24) condominium units, b no event later than fifty-
four (54) months after the first conveyan title to a unit in the
project toc a nondeveloper co-owner. The Dev er may call meetings of
members of the Association for informative or appropriate purposes
prior to the first annual meeting of members, and uch meeting shall be
construed as the first annual meeting of members. e;}h;e, time and place
of the first annual meeting shall be set by the Board #f irectors, and at
least ten (10) days written notice thereof shall be give each co-owner,

S

Thereafter, the annual meetings shall be held as specifi n the By-Laws
of the Assoclation. Upon the sale of seventy-five perce %) in value
and in number of all unitg in the development, the transififnal control
date shall occur, which is the date on which a Board of Directors for 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.

(&) The Developer shall provide for the election of a
nondeveloper Advisory Committee composed of three {3) co-owners no
later than cone hundred twenty (120) days after conveyance of legal or
equitable title to nondeveloper co-owners of one-third (1/3) of the
units that may be created, or one (1) vear after the initial
convevance of legal or equitable title to a nondeveloper co-owner of
a unit in the project, whichever occurs first. The Advisory Committee

-6-
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gshall meet with the condcominium project Board of Directeors for the
purpose of facilitating communication and aiding the transition of
control to the Association. The Advisory Committee shall cease to
exist when a majority of the Board of Directors of the Association is
elected by the nondeveloper co-owners. Following the formation of the
Advisory Committee, the first Board of Directors shall meet with it a
minimum of four (4) times each vear. The member of the Advisory
Committee shall serve for a period of one (1) vear or until his/her
successor i1g elected.

() Not later than one hundred twenty (120) days after
convevance of legal or eqguitable title to nondeveloper co-owners of
twenty-five percent (25%) of the units that may be created, at least
one (1) dfreptor and not less than twenty-five percent (25%) of the
Board of IN tors of the Association shall be elected by nondeveloper
CO-QOWNners. t later than one hundred twenty (120) days after
conveyance of al or equitable title to nondeveloper co-owners of
fifty percent of the units that may be created, not less than
thirty-three and ~third percent {33-1/3%) of the Board of Directors
shall be elected ondeveloper co-owners. Not later than one

v

hundred twenty (120 s after conveyance of legal or equitable title
to nondeveloper c¢o-0 of seventy-five percent {75%) of the units
that may be created, anjfa re conveyance of ninety percent {90%) of
o-owners shall elect all directors on
ggoper shall have the right to designate
as the Developer owns and cffers for

the units in the project or as long

§<:Erain that may be created.
*

{c) Notwithstanding the foxr provided in subsection (b)),
fifty-four (54) months after the - conveyance oI legal or
eguitable title to a nondeveloper co-offe of a unit in the project,
if title to not less than seventy-five pe t (75%) of the units that
may be created has not been conveyed, the n eéeloper co-owners have

such units, the nondeveldper
the Board, except that the D
at least one (1) director as
sale at least ten percent (10%
as ten percent (10%) of the unz

the right to elect as provided in the Condofini documents a number
of members of the Bcard of Directors of the A iation egual to the
percentage of units they hold, and the Devel has the right to
elect as provided in the Condominium documents a ar of members of
the Board of Directors of the Association equal t percentage of
units which are owned by the Developer and for whic 1]l assessments
are payable by the Developer. This election may increase, but shall
not reduce, the minimum election and designation rights otherwise
established in subsection (b). Application of this subsection does

not reguire a change in the size of the Roard as determined in the
Condominium documents.

(d} If the calculation of the percentage of members of the Board
that the nondeveloper co-owners have the right fto elect under
subsection (b), or if the product of the number of members of the
Board multiplied by the percentage of units held by the nondeveloper
co-owners under subsection (c¢) results in a right of nondeveloper
co-owners to elect a fractional number of members of the Board, then

-7
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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 that the nondeveloper co-owners have the right to elect.
After application cof this formula, the Developer shall have the right
to elect the remaining members of the Roarxd. Application of this
gubgection shall not eliminate the right of the Developer to designate
one (1) member as provided in subsection (b).

Section 7. Every director and every officer of the Agsociation ghall
be indemnified by the Agsociation against all expenses and liabilities,
including counsel fees, reasonably incurred by or imposed upon him in
connection with any proceeding to which he may be a party or in which he
may become involved by reason of his being or having been a director or
officer of the Agfo¥iation, whether or not he is a director or officer at
the time such e es are incurred, except in such cases wherein the
director ox offi&Ei is adjudged guilty of willful misfeasance or

malfeasance, willful d wanton migconduct or gross negligence in the
performance of his du ; provided, however, that, in the event of any
claim for reimburseme or indemnification hereunder basged upon a

settlement by the direcﬂ&ﬁ? or officer seeking such reimbursement ox
indemnification, the inde dfﬁication herein shall only apply if the Board
of Directors {(with the diredCor eking reimbursement abstaining) approves
such settlement and reimburseﬂ%éu\as being in the best interests of the
Association. The foregoing rig olSdndemnification shall be in addition
to and not exclusive of all other rj g to which such director or officer
may be entitled. Ten (10) days' mmjégén notice of any proposed action by
the Association to indemnify an offi 3§ynrdirector shall be given to all
co-owners. Where no judicial determimfti as to indemnification of the
officer or director has been made, an opiii%%,of independent legal counsel
as to the propriety of indemnification gha e obtained if a majority of
the co-owners vote to procure such opinion.

ARTICLE TII. <;>5

ASSESSMENTS s )\

Section 1. The Association shall be assessed as d&; erson or entity
in possession of any tangible personal property of the Co inium owned ox
possessed in common by the co-owners, and personal prop taxes based
thereon shall be treated as expenses of administration.

Section 2. All costs incurred by the Agssociation in satisfaction of
any liability arising within, caused by or in connection with the common
elements or the administration of the Condominium shall be expenses of
administration within the meaning of Public Act 59 of 1978, as amended, and
2ll sums received as proceeds of or pursuant to any policy of insurance
carried by the Association securing the interests of the co-owners against
liabilities cor losses arising within, caused by or in connection with the
common elements or the administration of the Condominium shall be receipts
of administration.
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Section 3. Assessments shall be determined in accordance with the
fellowing provisions:

{a) The Board of Directors of the Association shall establish an
annual budget in advance for each fiscal year and such budget shall
project all expenses for the forthcoming 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,
major repair and replacement of those common elements that must be
replaced on a periodic basis must be established in the budget and
must be funded by regular monthly payments as set forth in Section 4
below rather than by special assessments. Ar a minimum, the reserve
fund shall e egual to ten percent (10%) of the current annual budget
cn a noncyfmudative basis. Since the minimum standard reguired by this
subparagr ay prove to be inadequate for this particular project,
the Roard csyrectors should carefully analyze the condominium

project to de {$%§§a if a greater amount should be set aside or if

additional rese unds should be established for other purposes from
time ko time and, the event of such a determination, the Board of
Directors shall b powered to establish such greater or other
reserves without co_ er approval. Upon adoption of such annual
budget by the Board o irectors, copies of said budget shall be
delivered to each co-o aRd the assessment for said vear shall be
established, based upon sgijjbudg@t, although the delivery of a copy
of the budget to each co-cwde hall not affect the liability of any
co-owner for any existing or %; re assessments. The requirement of
establishing and furnishing a ggt shall also apply to the first
Board of Directors serving prior t e first meeting of members held
in accordance with Article T, ten 6. Should the Board of
Directors at any time determine, in ole discretion of the Board
of Directors, (1) that the assessment ied are or may prove to be
insufficient to pay the costs of operatioéig aintenance and management
of the Condominium, (2) to provide repl Esfnts of existing commcn
h

elements, (3) to provide additions to t coNmnonn elements not to
exceed 54,000.00 annually for the entire g}g%ect {(adjusted for
increases in the Consumers Price Index used the United States
Department of Labor, Bureau of Vital Statistics, opolitan Detroit
area, since the date of recording of the initial r Deed), or (4)
in the event of emergencies, the Board of Director hall have the
authority to increase the general assessment or? to levy such
additional assessment or assessments as it shall deem to be necessary.
The Board of Directors also shall have the authority, without co-owner
consent, to levy assessments pursuant to the provisions of Article v,
Section 5, hereof. The discretionary authority of the Board of
Directors to levy assessments pursuant to this subparagraph shall rest
sclely with the Board of Directors for the benefit of the Association
and the members thereof, and shall not be enforceable by any creditors
of the Association or of the members thereof.

(b) Special assessments, in addition to those required in (a)
above, may be made by the Board of Directors from time to time and
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approved by the co-owners 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
$4,000.00 annually for the entire condominium project (adjusted for
increages in the Consumers Price Index used by the United States
Department of Labor, Bureau of Vital Statistics, Metropolitan Detroit
area, sgince the date of recording of the initial Master Deed), ({2)
assessments to purchase a condominium unit upon foreclosure of the
lien for assessments desgcribed in Section 6 hereof, or (3) assessments
for any other appropriate purpose not elsewhere herein described.
Special assessments referred to in this subparagraph (b) (but not
including those assessments referred to in subparagraph 3{(a) above,
which shall e levied in the sole discretion of the Board of
Directors) 45;31 not be levied without the prior approval of at least
gixty percen

autheority to 1
for the benefit
not be enforceab
members thereof.

0%) of all co-owners in value and in number. The
ssessments pursuant to this subparagraph is solely
e Association and the menbers thereof and shall
any creditors of the Association or of the

Section 4. 211 asseaﬂ‘éhts levied against the co-owners to cover
expenses of administration sha be apportioned among and paid by the co-
owniers in accordance with the p ntage of value allocated to each unit in
Article V of the Master Deed, exc?9>\as gset forth below in subparagraphs
(a) and (b).

fa}) Common expenses associGSkd with the maintenance, repair,
renovation, restoration, or replacigﬁzr of a limited common element
shall be specially assessed against dominium unit to which that
limited common element was assigned the time the expenses were
incurred. If the limited common element lved was assigned to more
than one condominium unit, the expenses 1 he specially assessed
against each of the condominium units egual css that the total of the

special assessments egquals the total of the

pegses.
(b} Any other unusual common expenses ben?@ing iess than all
of the units, or any expenses incurred as a resul the conduct of
legs than all those entitled to occupy the Condom project, or
their tenants or invitees, shall be specifically asse against the
unit or units involved, in accordance with such reason#fble rules and

regulations as shall be adopted by the Board of Directors of the
Asgociation.

(c) Annual assessments as determined in accordance with Article
II, Section 3(a) above shall be pavable by co-owners in twelve (12)
equal monthly installments, commencing with acceptance of a deed to a
condominium unit or with acquisition of fee gimple title to a
condominium unit by any other means.

(d) The payment of an assessment shall be in default if such
assessment, or any part thereof, is not paid to the Association in
full on or before the due date for such payment and, if a delinguency
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occurs, the Board of Directors may accelerate the due date of the
balance of the unpaid annual assessment.

(e) Assessments in default shall bear interest at the rate of
not less than seven percent (7%) per annum, plus such additional
interest rate surcharge asg the Board of Directors shall approve, until
paid in full. Provided, however, that the interest rate and interest
rate surcharge combined applying to delinguent accounts shall not
exceed the limit set by usury laws of the State of Michigan. fThe
Board of Directors shall also adopt uniform late payment charges. All
of these remedies shall be cumulative and not alternative. Payments
on account of installments of assessments in default shall be applied

as follows: First, to the cost of collection and enforcement of
paymernit, #ndluding actual attorney's fees (not limited to statutory
feeg); se to late charges, interest and fines for late pavment on
such instal ts; and third, to installments in default in order of

their due da

{f) Each wner (whether one or more persons) shall be and
remain personally le for the payment of all assessments pertinent
to hig condominiUﬂl1rg&bwhich.may be levied while such co-owner is the
owner thereof. A pdTchpgser of a unit shall acguire the unit subject
to any unpaid assessmgzi against it and shall become personally
liable therefor. A co-ovner elling a unit shall not be entitled to

any refund whatsocever fro he Association with respect to any
account, reserve or other a of the Agsociation.

Section 5. No co-owner may eXem himself from liability for his
contribution toward the expenses of a ration by waiver of the use or
enjoyment of any of the common elemen r by the abandonment of his

condominium unit.

Section &. In addition to any other re &8 available to it, the
Association may enforce collection of delinquen s{ssments together with
all applicable late charges, interest, fines, costi;&advances paid by the
Assocliation to protect its lien, actual attorney es (not limited to
statutory fees) and other costs, by a suit at law £d oney judgment or
by foreclosure of the statutory lien that secures pa of assessments.
Each co-owner, and every other person who from time@ time has any
interest in the project, shall be deemed to have granted tofthe Association

the unqualified right to elect to foreclose such lien either by judicial
action or by advertisement.

(a) The provisions of Michigan law pertaining to foreclosure of
mortgages by judicial action and by advertisement, asg the same may be
amended from time to 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
parties to such actions. The redemption period for a foreclosure is
six (6) months from the date of sale unless the condominium unit is

abandoned, in which event the redemption period is one (1) month from
the date of sale.
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(b) Further, 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 assegsment(s) 1s or are
delinguent and to receilve, hold and distribute the proceeds of such
sale in accordance with the priorities established by Michigan 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 section and that he voluntarily, intelligently and
knowingly waived notice of any proceedings brought by the Asscciation
to foreclose by acdvertisement the lien for nonpayment of assessments
and a hearingaon the same prior to the sale of the subject unit.

{(d) N hstanding the foregoing, neither a judicial
foreclosure aSon nor a suit at law for money judgment shall be
commenced, nor <$? any notice of foreclosure by advertisement be
publighed, until expiration of ten (10) days after mailing, by
ordinary mail addr to the delinguent co-owner at his oy their
last known address por O the representative degignated in the
written notice reguir Article I 2(e) hereof to be filed with the
Association, of a written tice that one or more installments of the
annual assessment levie aingt the pertinent unit is or are
delinguent and that the As ozéicion may invoke any of its remedies
hereunder if the default is n ured within ten {(10) days after the
date of mailing.

(e} Such written notice sha e accompanied by a written
affidavit of an authorized represgent of the Asscciation that sets
forth (1) the affiant's capacity to the affidavit, {(ii) the
statutory and other authority for lien, {(iii) the amount
outstanding, (iv) the legal description © e subject unit, and (v)
the name(g) of the co-owner(s) of record. <$>

{(f) Such affidavit shall be recorded ir?&he Office of the
Register of Deeds in the ccunty in which the pro is located prior
to the commencement of any foreclosure proceedig§§ ut it need not
have been recorded as of the date of mailing as af%id.

{g) If the delinquency is not cured within theften (10) day
period, the Association may take such remedial action as it elects
hereunder or under Michigan law. In the event the Association elects
to foreclose the lien by advertisement, the Association shall so
notify the representative that he may request a judicial hearing by
bringing sult against the Association.

(h) The expenses incurred in collecting unpaid assessments,
including interest, costs, actual attorney's 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 co-owner in
default and shall be secured by the lien on his unit.

~12-
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(i) In the event of default by any co-owner in the payment of
any installment of the annual assessment levied against his unit, the
Association shall have the right to declare all unpaid installments of
the annual assessment for the pertinent fiscal vear immediately due
and payable. The Association also may discontinue the furnishing of
any utilities or other services to a co-owner in default upon ten (10)
days' written notice to such co-owner of its intention to do so. A
co-owner 1in default shall not be entitled to utilize any of the
general common elements of the project, except as shall be necessary
for purposes of ingress to and egress from his unit, and shall not be
entitled to vote at any meeting of the Association, and his percentage
of value shall not be taken into consideration when determining the
quorum regquirements for such meetings, so long as such default
continues

(5) 10
appointed to
co-ownexr there

not occupied, to

judicial foreclosure action, a receiver may be
lect a reasonable rental for the unit from the
any persons claiming under him and, if the unit is
ge the unit and collect and apply the rental there
from to any dell ncy owed to the Association. All of these
remedies shall be eggmlative and not alternative and shall not
preciude the Associa ongwxmtexercising'such other remedies as may be

available at law or in V.

assessments, interest, late charg fines, costs, and actual attorney's
fees {(not limited to statutory fees gsyainst the condominium unit shall be
paid out of the sale price or by the ;gt;ser in preference over any other

Upon the sale or conveya easof a condominium unit, all unpaid

assessments or charges of whatever na except the following:
(a) Amounts due the State, or @subdivision thereof, or any
municipality for taxes and special as c:wents due and unpaid on the
condominium unit. /\

(b} Payments due under a first mortga haWng priority thereto.

(c) A purchaser or grantee is entitled t written statement
from the Asscociation setting forth the amount o paid assessments,
interest, late charges, fines, costsg, and actual a ney's fees {not
limited f£o statutory fees) against the seller or ntor, and the

purchaser or grantee is not liable for nor is the Condominium unit
conveyed cor granted subiject to a lien for any unpaid assessments,
interest, late charges, fines, costs, and actual attorney's fees (not
limited to statutory fees) against the seller or grantor in excess of
the amount set forth in the written statement. Unless the purchaser
or grantee reguests a written statement from the Association as
provided in the Act, at least five (5) days before the sale, the
purchaser or grantee shall Dbe liable for any unpaid assessments
against the condominium unit together with interest, costs, fines,
late charges and actual attorney's fees (not limited to statutory
fees) incurred in the collection thereof. The Association may reguire
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the advance payment of a reasonable processing fee for the issuance of
such written statement.

sums assessed to a co-owner by the Association which are unpaid
constitute a lien upon the unit or units in the project owned by the
co-owner at the time of the assessment before other liens except tax liensg
on the condominium unit in favor of any State or Federal taxing authority
and sums paid on a first mortgage of record, except that past due
assessments which are evidenced by a notice of lien, recorded acceording to
the Act, have priority over a first mortgage recorded subsequent to the
recording of the notice of lien. The lien upon each condominium unit owned
by the co-owner shall be in the amount assessed against the condominium
unit, plus a p rtionate share of the total of all other unpaid
assessments attrxibtable to condominium units no longer owned by the
co-owner but whicl Jhecame due while the co-owner had title to the

condominium units. e lien may be foreclosed by an action or by
advertisement by the iation in the name of the condominium project on
behalf of the other co- rs.

Section 7. During tﬁS}?cnversion and sale period {which shall bhe
defined as the period up to time of the first annual meeting of members
held in accordance with the pr ions of Article I, Section 6, hereof),
the Develeoper of the CondominiumgZey though a member of the Association,
shall not be responsible fox‘paymenéé?itﬁmamonthlyyAssociation.assessment.
The Developer, however, shall, dufi the period up to the time of the
first annual meeting, pay a Dropor ate share of the Association's
current maintenance expenses actually iNtu d from time to time based upon
the ratio of converted condominium units qggsilnfthe Developer at the time
the expense is incurred to the total numbe onverted condominium units

in the Condominium. In no event shall the loper be responsible for
payment, until after said first annual meet3 of any assessments for
deferred maintenance, reserves for replacement, capital improvements,

or other special assessments except with,respectixt$>cupie§.units owned by
it. After the first annual meeting, the Developer S %§j>Qe responsible for
payment of the full monthly Association maintenancesds sessment for all
converted units owned by it and shall also maintain, débits own expense,

any incomplete units owned by it. Further, the Developer 11l in no event
be liable for any assessment levied in whole or in part urchase any
unit from the Developer or to finance any litigation o ther claimng
against the Developer, any cost of investigating and preparing such
litigation or claim, or any similar or related costs. "Occupied unit®
shall mean a unit used as a residence. "Converted unit® shall mean a unit

with respect to which a certificate of occupancy has been issued by the
local public authority.

Section 8. Special assessments and property taxes shall be assessed
against the individual condominium units identified as units on the
Condominium Subdivision Plan and not on the total property of the project
or any other part thereof, except for the vear in which the condominium
project was established subseguent to the tax day . Taxes and special
assessments which become a lien against the property in that vyear
subseguent to the establishment of the condominium project shall be
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expenses of administration of the project and paid by the co-owners as
provided in Section 6% of the Act. The taxes and special assessments shall
not be divided or apportioned on the tax roll, any provision of any Law to
the contrary notwithstanding. Special assessments and property taxes in
any vyear in which the property existed as an established condominium
project on the tax day shall be assessed against the individual condominium
unit, notwithstanding any subseguent vacation of the condominium project.
Condominium units shall be described for such purposes by reference to the
condominium unit number on the Condominium Subdivision Plan and the caption
thereof together with the liber and page of the county records in which the
Master Deed is recorded. Assessments for subsequent real property
improvements to a specific condominium unit shall be assessed to that
condominium unit description only. For property tax and special assessment
purposes, each dominium unit shall be treated as a separate single unit
cf real proper nd shall not be combined with any other unit or units,
and no assessmen any fractions thereof shall be made, nor shall any
division or split e assessnment or taxes c¢f any single condominium unit
be made notwithstan separate or common ownership thereof.

Secticn 8. A cons ion lien concerning a condominium arising under
Act No. 487 of the Publi s of 1980, being Section 570.1101 to 570.1305
of the Michigan Compiled W is subject to the following limitations:

(a) Except as otherwlgg rovided in this section, a construction

lien for an improvemen:t f hed to a condominium unit or to a
limited common element shal tach only to the condominium unit to
which the improvement was fur ed.

(b) A construction lien fo Jimprovement authorized by the
Developer of a condominium proje / d performed upon the common
elements shall attach only to the minium units owned by the
Develcper at the time of recording of claim of lien.

(c) A construction lien for an impreiyment authorized by the
Association shall attach to each condom¥niud\ unit only to the
proportional extent that the co-owner of t ondominium unit is
required to contribute to the expenses of admini€§kation, as provided
by the Condominium documents.

() A construction lien shall not arise@ attach to a
condominium unit for work performed on the common elements if the work
was not contracted for by the Developer or the Association.

Section 10. Any co-owner bringing an unsuccessful lawsuit against the
Agssociation and/or its Board of Directors for the administration of the
atfairs of the Association, found to be consistent with the provisions
contained in the condominium documents, shall be chargeable for all
expenses incurred by the Asscciation. Such expenses may be collected by
the Association in the same manner as an assessment.
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ARTICLE IIT.
ARBITRATION

Section 1. Disputes, claims or grievances arising out of or relating
£o the interpretation or the application of the Condominium documents or
the management agreement, if any, or any disputes, claims or grievances
arising among or between co-owners or between CO-OWHEIS and the Association
or with a management company shall, upon the election and written consent
of the parties to any such disputes, clajims or grievances and written
hotice to the Association, be submitted to arbitration, and the parties

thereto shall accept the arbitrator's decision as final and binding,

provided that no cion affecting the claim of title of any person to any
fee or life estatle i real estate is involved. The Commercial Arbitration
Rules of the Ameri Arbitration Association, as amended and in effect

from time to time he(éﬁ ter, shall be applicable to any such arbitration.

ence of the election and written consent of the
above, no co-owner or the Association shall

,jﬁi the courts to resolve any such disputes,

Section 2. In the
parties pursuant to Sect
be precluded from petitio
claims or grievances.

Section 3. Election by c0 rs or the Association to submit any
such dispute, claim or grievance totggb'trationsha;l preclude such parties
from litigating such dispute, clai ’gg'grievance in the courts.

Section 4. The Developer, the @xs iation and the co-owners (by
taking ownership of a unit) acknowled d agree that to the extent
permitted by applicable law (Section 144 e Act), any claim by a co-
owner which might be the subject of a civi yon against the Developer,
which involves an amount of $2,500.00 or more’ arises out of or relates

to the Project or a unit, or which involves a laim by the Association

against the Developer in excess of $10,000.00, & ises out of or relates
to the common elements of the Project, shall ~gettled by binding
arbitration conducted pursuant to the Commercial A;ba;iﬁthE Rules of the
American Arbitration Association, as amended and 1K gSéect from time to
time hereafter. The parties shall accept the arbit 's decision as
final and binding, provided that no gquestion affecting lglm.of title
of any person to any fee or life estate in reail p?Op@r{;EﬁS_anOEVGd-
Judgment upon the award by arbitration may be entered in a cifcult court of
appropriate jurisdiction.

Section 5. The commencement of any arbitration proceedings against
the Developer shall require the approval of two-thirds (2/3) in number of
all co-owners. This will ensure that the co-owners are fully informed
regarding the prospects and any likely expenses of any arbitration proposed
by the Association.
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ARTICLE IV.
INSURANCE

Section 1. The Association shall carry property coverage for all
risks of direct physical loss and liability insurance, fidelity coverage
and worker's compensation insurance, 1f applicable, pertinent to the
ownership, use and maintenance ¢f the common elements and condominium units
of the condominium project, and such insurance, other than title insurance,
shall be carried and administered in accordance with the £following
provigions:

(a) All such insurance shall be purchased by the Association for
the benefzzsyf the Association and the co-owners and their mortgagees,
as their rests may appear, and provision shall be made for the
issuance oféfi tificates of mortgagee endorsements to the mortgagees
of co-owners. ch co-owner may obtain additional insurance coverage
at his own e e upeon his condominium unit. It shall be each
Co-owner's res ibility to obtain insurance coverage for his
personal property ted within his condominium unit or elsewhere in
the Condominium, fodJﬁyprovements and betterments to his condominium
unit or upon limite®Cogron elements, including windows, screens and
docrs appurtenant to higz?pmdominium unit, and also for alternative
living expenses in eavefit f fire or other catastrophe. The
Association shall have absol y no responsibility for obtaining such
coverages; provided, howeve that, if the Agsociation elects to
include improvements made to t imited common elements against loss
in event of fire or other cataMrglie under its insurance coverage,
any additional premium cost to t ssociation attributable thereto
shall be agsessed to and borne socl v saild co-owner and collected
ag a part of or in addition to the a ments agalinst said co-owner
under Article II hereof. The Associatli nd all co-owners shall use
their best efforts to see that all pro and liability insurance
carried by the Association or any co-owner all contain appropriate
provisions whereby the insurer waives its r¥ghthof subrogation as to
any claims against any co-owner or the Associatfon, and such insurance
shall contain a severability of interest endor nt.

(k) All common elements and condominium unit he condominium
project shall be insured against all risks of direct vsical loss in
an amount equal to the maximum insurable replacement value, excluding
foundation and excavation costs ag determined annually by the Board of
Directors of the Association. Such coverage shall also extend to the
unpainted surface of interior walls within any condominium unit and
include the pipes, wires, conduits, and ducts contained therein and
shall further include all fixtures, equipment and trim within a
condominium unit which were furnished with the unit as standard items
in accordance with the plans and specifications thereof (or such
replacements thereof as do not exceed the cost of such standard
items). Any improvements made by a co-owner within his condominium
unit shall be covered by insurance obtained by and at the expense of
said co-owner; provided, however, that, if the Association elects to
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include such improvements under its insurance coverage, any additional
premium cost to the Association attributable thereto shall be assessed
to and borne solely by said co-owner and collected as & part of or in
addition to the assessments against said co-owner under Article II
hereof.

(c) All premiums for insurance purchased by the Association
pursuant to these By-Laws shall be expenses of administration and
collected as a part of or in addition to the assessments against said
co-owner undexr Article IT hereof,

{(d) Proceeds of all insurance policies owned by the Association
shall be received by the Association held in a separate account and
distributed the Association, and the co-owners and their
mortgagees, heir interests may appear; provided, however, that,
whenever repail reconstruction of the Condominium shall be required
as provided inggx icle V of these By-Laws, the proceeds of any
insurance recei déa(by the Association as a result of any loss
requiring repair o onstruction shall be applied to such repair or
reconstruction, andcigéno event shall hazard insurance proceeds be
used for any purpo ther than for repair, replacement or
reconstruction of the oj&ct unless two-thirds (2/3) of all of the
institutional holders of Gégbnmrtgages on units in the project have
given their prior written nsagt.

(e) On any claim on any<§k the above-mentioned policies of
insurance obtained and maintaine <S? the Association which is subject
to a deductible amount, said dedumtilMe amount shall be paid by the
co-owner of the unit which is damage which unit has appurtenant to

it the limited common element which & amaged. In the event that
more than one unit 1ls damaged, then sa ductible amount shall be
apportioned between and paid by the co ers of units which are

damaged or which units have appurtenant em the limited common
element which is damaged, based upon a fracti he numerator of which
is the dollar amount of the damage done to a aiééﬁular unit and the
denominator of which is the total dollar amount amage done to all
units from one specific incident. If the damadSS' to a limited
common element appurtenant to more than one unit, t he deductible
amount shall be paid proportionately by the appurte dﬁ%gunits based
upcn a fraction the numerator of which is the project rcentage of
value assigned to a particular unit and the denominator of which is
the sum o0f the percentages of value assigned to those units
appurtenant to the limited common element which is damaged. In the
case of damage to a general common element, the deductible shall be
praid by the Association.

Section 2. Each co-owner, by ownership of a condominium unit in the

condominium project, shall be deemed to appoint the Association as his true

lawful attorney-in-fact to act in connection with all matters

concerning the maintenance of property insurance, liability insurance,
fidelity coverage, worker's compensation insurance, if applicable, personal
property insurance, and coverage for alternate living expenses in event of
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fire or other catastrophe pertinent to the condominium project, his
condominium unit and the common elements appurtenant thereto with such
insurer as may, from time to time, provide such insurance for the
condominium project. Without limitation on the generality of the
foregoing, the Association, as said attorney, shall have full power and
authority to purchase and maintain such insurance, to collect and remit
premiums therefor, to collect proceeds, and to distribute the same t£o the
Agsoclation, the co-owners and their respective mortgagees, asg their
interests may appear (subject alwavs to the Condominium documents), to
execute releages of liability, and to execute all documents and to de all
things on behalf of such co-owner and the Condominium as shall be necessary
or convenient teo the accomplishment of the foregoing.

Section 3 ach individual co-owner shall indemnify and hold harmless
every cther co- r, the Developer and the Association for all damages and
costs, including ual attorney’'s fees (not limited to statutory fees),
which the other co g, the Developer or the Assocliatlion may suffer as
a result of defendi v ¢laim arising ocut of an occurrence on or within
an irndividual co-own unit. Each co-owner shall carry insurance to
secure the indemnity ob tions under this Section 3, if reguired by the
Agsociation, or if reqgui by the Developer during the construction and
sales period. This Sectio ig not intended fo give any insurer any
subrogation right or any otg:;ﬂ?igft or claim against any individual co-

Owiler .
Al E V.
RECONSTRUCTIOI\@ REPATIR
*

Section 1. TIf any part of the condoﬂ‘ iym property shall be damaged,
the determination of whether or not it sha e reconstructed or repaired
shall be made in the following manner: /‘

{a) If the damaged property is a comﬁsh. Jement or condominium
unit, the property sghall be rebuilt or repatiéﬁ if any condominium
unit in the Condominium 18 tenantable, unles igs determined by a
unanimoug vote of all of the co~owners in the dominium that the
Condominium shall be terminated and each instit nal holder of a
first mortgage lien on any unit in the Condominium iven its prior
written approval of such termination.

(b} If the Condominium is so damaged that no condominium unit is
tenantable, and if each institutional holder of a first mortgage lien
on any unit in the Condominium has given its prior written approval of
the termination of the Condominium, the damaged property shall not be
rebuilt and the Condominium shall be terminated, unless two-thirds
(2/3) or more of the co-owners in wvalue and in number agree %o

reconstruction by vote or in writing within ninety (90) days after the
destructicn.

Section 2. Any such reconstruction or repair shall be substantially
in accordance with the Master Deed and the plans and specifications for the
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project to a condition as comparable as possible to the condition existing
prior to damage unless the co-owners shall unanimously decide otherwise.

Section 3. If the damage is only to & part of a condominium unit
which is the responeibility of a co-owner to maintain and repair, it shall
be the responsibility of the co-ocwner to repair such damage in accordance
with Section 4 hereof. In all other cases, the responsibility for
reconstruction and repair shall be that of the Association. In the event
that a co-owner does not commence making repairs as reguired of such
co-owner herein within 30 days of the occurrence of the damage and
diligently pursue such repairs to completion, the RBoard of Directors may
make such repairs and the cost thereof shall constitute an additional
assessment again uch co-owner, due and enforceable as provided in these
By-Laws for othe?iglsessments.

Section 4. Eac —owner shall be responsible for the reconstruction,
repair and maintenanc the interior of his ceondominium unit, including,
but not limited to, r coverings, wall coverings, window shades,
draperies, intericr non _bearing walls (but not any common elements
rherein), walls containe Zholly within the unit, and pipes, wires,
conduits, and ducts therei (after connection with fixtures), interior
trim, furniture, light fixture d all appliances and equipment, whether
freestanding or built-in. In T exent damage to interior walls within a
co-owner's unit or to pilpes, wiggés conduits, ducts, or other common
elements therein is covered by insdr e held by the Asscciation, then the
reconstruction or repair shall be the ponsibility of the Association in
accordance with Section 8; provided, h veg, that any deductible amount be
paid by the co-owner to whom the damage2£z>urred. If any other interior
portion of a unit is covered by insuranc by the Association for the
henefit of the co-owner, the co-owner be responsible for the
deductible amount, if any, and shall be entit o receive the proceeds of
insurance relative thereto and, 1f there is tgage endorsement, the
proceeds shall be payable to the co-owner and ugﬁ- ortgagee jointly. In
the event of substantial damage to or destructio f v unit or any part
of the common elements, the Association shall progftily so notify each
institutional holder of a first mortgage lien on any dominium unit in
the Condominium. The Association shall have a lien fossgéy funds advanced
on behalf of any co-owner.

Section 5. Every co-owner shall perform promptly all@intenance and
repair work within his own unit, which, if omitted, would affect the common
elements or another unit or units, each co-owner being expressly
responsible for the damages conseguently resulting from such omission.
Repairs of installations within a unit such as telephone, heating and
cooling systems, water, sewer and plumbing systems, doors, lamps and all
other accessories including water faucets, tanks and fixtures, but
excluding water meters, shall be an expense of the co-owner of such unit.
REach co-owner shall reimburse the Association for any expense incurred in
repailring or replacing any common elements damaged through the fault of the
COo—-owner.
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Section 6. A co-owner who desires to make a repair or structural
modification of his or her condominium unit shall first obtain written
consent from the Association. The Association ghall not give its consent
if such repair or modification might jeopardize or impair the structural
soundness, safety, utility, or harmonicus appearance of the condominium
project.

Section 7. Any person designated by the Association shall have access
to each condominium unit as necessary during reasonable hours and upon
notice to the occupant thereof for maintenance, repair or replacement of
any of the common elements therein or accessible therefrom, and shall have
access to each condominium unit without notice for making emergency repairs
necessary to prevent damage to other condominium units or the common

elements, or QCEQ

Section 8. Association shall be responsible for the replacement,
recongtruction, ré%@'xy and maintenance of the common elements. An
adequate resgerve f or replacement, reconstruction and repair of the
common: elements must stablished and must be funded by regular monthly

payments rather than b gshcial assessments. Immediately after a casualty
causing damage to proper r which the Association has the responsibility
of maintenance, repair construction, the Association shall obtain
reliable and detailed estima f the cost to replace the damaged property
in a condition as good as that ing before the damage. If the proceeds
of insurance are not suff1czg?$’tx> defray the estimated costs of
reconstruction or repalr reguire OYbe performed by the Association, or if
at any time during such reconstiru n or repair, or upon completion of
such recongtruction or repair, theMLu for the payment of the costs
thereof are insufficient, asszessments {E;il be made against all co-owners
for the cost of reconstruction or re of the damaged property in
sufficient amounts to provide funds to pa estimated or actual cost of
repair. Any excess proceeds of insurance s belong to the Associlation.

Section 9. Section 133 of the Act and thg?éwjxmdng'provisions shall
control upen any taking by eminent domain:

{a) In the event of any taking of an entiﬁép ondominium unit by
eminent domain, the co-owner of such condom unit and his
mortgagee, ag their interest may aprear, shall be led to receive
the award for such taking and, after acceptance th of, he and his
mortgagee shall be divested of all interest in the condominium project
with regard to such unit. In the event that any condemmation award
shall become payable to any co-owner whose condominium unit is not
wholly taken by eminent domain, then such award shall be paid by the
condemning authority to the Association on behalf of such co-owner.
If only a part of any condominium unit is taken, the Association shall
rebuild the same as is necessary to make it habitable and remit the
balance of the condemmation proceeds pertinent to such condominium
unit to the co-owner thereof and his mortgagee, as their interests may
appear.
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(b) If there is any taking of any portion of the Condominium
other than any condominium unit, the condemnation proceeds relative to
such taking shall be paid to the Association, and the affirmative vote
of at least two-thirds (2/3) of the co-owners in number and in value
shall determine whether to rebuild, repair or replace the portion so
taken or to take such other action as they deem appropriate. If no
such affirmative vote is obtained, such condemnation proceeds shall be
remitted to the co-owners and their mortgagees, as their respective
interests may appear, in accordance with their respective percentages
of value set forth in Article V of the Master Deed.

(¢) In the event the condominium project continues after taking
by eminent dgmain, then the remaining portion of the condominium

project sha e resurveyed and the Master Deed amended accordingly
and, if any minium unit shall have been taken, then Article V of
the Master De hall also be amended to reflect such taking and to
proportionately djust the percentages of value of the remaining
co-owners based ugopfthe continuing value of the Condominium of 100%.
Such amendment may effected by an officer of the Association duly

autherized by the d of Directors without the necessity of
execution or specific ~j!;@xovafl therecf by any co-owner.

{(d) In the event any(%%f&ominium unit in the Condominium or any
portion thereof, or the cofmond)elements or any portion thereof, is
made the subject matter of condemnation or eminent domain
proceedings, or is otherwise sdgght to be acquired by a condemning
authority, the Association shall ptly so notify each institutional
holder of a first mortgage 1liéh any of the units in the
Condominium, provided that the na addresgss of each has been
provided to the Association.

(e) If portions of a condominium g;%g are taken by eminent
domain, the court shall determine the market value of the
portions of the condominium unit not taken. (S%e undivided interest
for each condominium unit in the common elementﬁé?ppertaining to the
condominium units shall be reduced in proportion he diminution in
the fair market wvalue of the condominium unit ting from the
taking. The portions of undivided interest in th on elements
thereby divested from the co-owners of a condominiuﬁaggit shall be
reallocated among the other condominium units in the condominium
project in proportion to their respective undivided interest in the
common elements. A condominium unit partially taken shall receive the
reallocation in proportion to its undivided interest as reduced by the
court under this subsection. The court shall enter a decree
reflecting the reallocation of undivided interests produced thereby,
and the award shall include just compensation to the co-owner of the
condominium unit partially taken for that portion of the undivided
interest in the common elements divested from the co-owner and not
revested in the co-owner pursuant to subsection (f), as well as for
that portion of the condominium unit taken by eminent domain.
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(f) If the taking of a portion of a condominium unit makes it
impractical to use the remaining portion of that condominium unit for
a lawful purpose permitted by the Condominium documents, then the
entire undivided interest in the common elements appertaining to that
condominium wunit shall thenceforth appertain to the remaining
condominium units, being allocated to them in proportion to their
regpective undivided interests in the common elements. The remaining
portion of that condominium unit shall thenceforth be a common
element. The court shall enter an order reflecting the reallocation
of undivided interests produced thereby, and the award shall include
just compensation to the co-owner of the condominium unit £for the
co~-owner's entire undivided interest in the common elements and for
the entire condominium unit.

(g} 6;\ g in the Association and liability for future expenses
of administ Lon  apperftaining toe a condominium unit taken or
partially tak eminent domain shall thenceforth appertain to the
remaining cond um units, being allocated to them in proportion to
the relative vot X strength in the Association. A condominium unit
partially taken sM receive a reallocation as though the wvoting
strength in the Assoté,iorl was reduced in proportion to the reduction
in the undivided in ag in the common elements.

Sectibn 10. The Associat#on,Nacting through its Board of Directors,

may negotiate on behalf of all co- rs for any taking of common elements,
and any negotiated settlement appr d by at least two-thirds (2/3) of the
co-owners pased upon assigned wvo rights shall be binding on all .

CO~OWners, Q
*
ARTICLE /

RESTRICTIONS O

’f\

{a) No condominium unit shall be ?d for other than
single-family residential purposes (except tha ersong not of the
same immediate family residing together may occC a unit with the
written consent of the Brard of Directors, which c t shall not be
unreagonably withheld). A family shall mean one per or a group of
two or more persons related by bonds of consanguinity, marriage or
legal adepticn, or as otherwise defined by the City of Novi Zoning
Ordinance. Upon written request, the Association may permit
reasonable exceptions to the restriction imposed by this section. The
operation of a family or group day care home within the Condominium is
prohibited.

Section 1.

(b) No more than four (4) persons may continuously occupy any
unit described as a two-bedroom unit, and no more than six (6) persons
may continuously occupy any unit described and/cr utilized as a
three-bedroom unit in the Master Deed. Continuous occupancy shall
mean occupancy for more than thirty (30) nights in any calendar year.
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Section 2.

(a) A co-owner, including the Developer, desiring to rent or
lease a condominium unit shall disclose that fact in writing to the
Agssociation at least ten (10) days before presenting a lease form or
otherwise agreeing to grant possession of a condominium unit +o
potential lessees or occupants, and at the same time, shall supply the
Association with a copy of the exact lease for its review for its
compliance with the Condominium documents. If no lease form is to be
used, then the co-owner or the Developer shall also provide the
Association with the name and address of the lessees or occupants,
along with the rental amount and due dates of any rental or
compensatio yable to a co-owner or the Developexr, the due dates of
that rentai ind compensation, and the term of the proposed
arrangement . <:>

{b) No roS;( ¢ & condominium unit may be rented. No tenant
ghall be permitte ccupy except under a lease, the initial term of
which is at least %(6} months, unless specifically approved in
writing by the Associ&Yjypon.

()  All leases and al agreements shall be in writing and
shall incorporate the con igm documents by reference. Tenants or
non co-owner occupants shal gsﬁb y with all of the conditions of the
Condominium documents. 5

{d) If the Association d rwines that the tenant or non
co-owner occupant falled to comp }th the conditions of the
Condominium dJdocuments, the Associa shall take the following
action:

(1} The Association shall notify‘the<gl owner by certified mail
adviging of the alleged violation/s the tenant.

(2) The co-owner shall have fifteen (15) after receipt of
the notice to investigate and correct t 1leged breach by
the tenant or advise the Association th violation has
not occurred.

(3) If, after fifteen (15) davs, the Association Eelieves that
the alleged breach is not cured or may be repeated, it may
institute on its behalf, or derivatively by the co-owners on
behalf of the Association if it is under the control of the
Developer, an action for both eviction against the tenant or
non co-owner occupant and simultaneously for money damages
in the same action against the co-owner and tenant or non
co-owner occupant for breach of the c¢onditiong of the
Condominium documents. The relief set forth in this section
may be by summary proceeding. The Association may hold both
the tenant and the co-owner liable for any damages to the
general common elements caused by the co-owner or tenant in
connection with the condominium unit or condominium project.
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{e) When a co-~owner is in arrearage to the Association for
assessments, the Association may give written notice of the arrearage
to the tenant occupying a co-owner's condominium unit under a lease or
rental agreement, and the tenant, after receiving the notice, shall
deduct from rental payments due the co-owner the arrearage and future
assessments as they fall due and pay them to the Association. The
deduction shall not be a breach of the rental agreement or lease by
the tenant. Any tenant failing to make such payments after receiving
written notice from the Association shall become personally liable for

their payment to the Association and the Association may do the
following:

(1) ue a statutory notice to quit for non-payment of rent to
tenant and shall have the right to enforce that notice

b <:fmmry proceedings.

{2) Init proceedings pursuant to subsection () (3)
herei e,

S Section 3. No COmoxﬁgﬁ shall make alterations in exterior appearance
or make structural mod ic:Zions to his condominium unit (including

interior walls through or i ich there exist easements for support or
utilities) or make changes i & cf the common elements, limited or
general, without the express a asce written approval of the Board of

Directors, including (but not by of limitation) exterior painting or
the erection of antennas (except,(&%thrn & unit, or, within a limited
common element adijacent to a unit, done in compliance with Federal
Communication Commission Rules), lightiigkxials, awnings, doors, shutters,
or other exterior attachments or modi ions, nor shall any co-owner
damage or make modifications or attachment common element walls between
units which in any way impairs sound—conditilgsrg provisions. The Board of
Directors may approve replacement of doors a /ﬂindows and only such cother
modifications as do not impair the soundn , safety, utility, or
harmonious appearance of the Condominium. This Provdgion shall not in any
way limit the rights of the Developer to de and convert the
Condominium and make alterations as part of such de pment.

Section 4. No immoral, improper, unlawful, or sive activity
shall be carried on in any condominium unit or upon the mmon elements,
limited or general, nor shall anything be done which may be or become an
annoyance or a nuisance to the co-owners of the Condominium, nor shall any
unreasonably noisy activity be carried on in any unit or on the common
elements. No co-owner shall do or permit anything to be done or keep or
permit to be kept in his condominium unit or on the common elements
anything that will increase the rate of insurance on the Condominium, and
each co-owner shall pay to the Association the increased cost of insurance
premiums resulting from any such activity or the maintenance of any such
condition, whether approved or not by the Association.

Section 5. ©No pets shall be maintained by any co-owner or tenant
unless specifically approved in writing in advance by the Association. The
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word "pets" as used herein means ordinary household pets as that term is
commonliy understood. It includes no more than one dog or two domestic cats,
or one dog and one domestic cat, small caged animals such as hamsters and
gerbilg, caged birds such as canaries and cockatoos, and aguarium fish.
Farm animals, large amphiblans, snakes, birds of prey, and other "exotic"
pets are prohibited.

{a} No pet may be kept or bred for arny commercial purpose, and
all pets shall have such care and regtraint so ag not to be cbnoxious
or offensive on account of noise, odor or unsanitary conditions. No
dog that barks and can be heard on any frequent or continuing hbasis
shall be kept in any unit or on the common elements,

{b) N‘:;kg houses or unattended tethering of dogs shall be
permitted on eneral common elements. No pet may be permitted to
run loose at a %ﬁ%ime upon the common elements, and any pet shall at
all timeg be on h and attended by some responsible person while

on the common elem , ilimited or general. No savage or dangerous
pet shall be kept, ny co-owner who causes any pet to be brought
or kept upon the prem of the Condominium shall indemnify and hold
harmless the Associati for any loss, damage or liability which the
Association may sustain a result of the presence of such pet on
the premises, whether or no h{ Association has given its permission
therefor. }

{c) Each co-owner shall g:%§§sponsible for the collection and
disposition of all fecal matter ted by any pet maintained by
such co-ocwner.

{d} The Association may charge afégéfrowners malﬂtalnlng pets a
reasonable additional assessment to ollected in the manner
provided in Article II of these By- 1a n the event that the
Aggociation determines such assessment gzi;ssary' to defray the
maintenance cost to the Agsociation of acco datyng pets within the
Condominium. Initially this charge shall be Ten)ibllars (£10.00) per
unit each month for a dog.

(e} The Association may, without liability the co-owner
thereof, remove or cause to be removed any pet from Condominium
which it determines to be in violation of the restrictidns imposed by
thig section.

(£) The Associlation shall have the right to require that any
pets be registered with it and may adopt such additional reasonable
rules and regulations with respect to pets as it may deem proper. In
the event of any vioclation of this Section, the Board of Directors may
assess fines for such violation in accordance with these By-Laws and

in accordance with duly adeopted rules and regulations of the
Associlation.

(g} Dogs in the following breeds shall not be permitted to
occupy a unit in the Condominium: Akita, Alaskan Malamute, Anatolian

_26-




E
s

R 269236854

Shepherd, Bernese Mountain Dog, Boxer, Bullmastiff, Chow Chow,
Doberman Pinscher, German Shepherd Dog, Glant Schnauzer, Great Dane,
Great Pyrenees, Greater Swiss Mountain Dog, Komondor, Kuvasz, Mastiff,
Newfoundland, Pit Bull-type, Portuguese Water Dog, Presa Canario,
Rottweiler, Saint Bernard, Samoved, Siberian Husky, Standard
Schnauzer, and Wolf-dog Hybrid.

Section 6. The common elements, limited or general, shall not be used
for storage of supplies, materials, personal property, or itrash or refuse
of any kind, except in enclosed garages or asg otherwise provided in duly
adopted rules and regulations of the Asscciation. Trash receptacles shall
be maintained in areas designated therefor at all times and shall not be
permitted to regain elsewhere on the common elements except for such short
periods of tifre) as may be reasonably necessary to permit periodic
collection of The common elements shall not be used in any way for
the drying, shak or airing of clothing or other fabrics. In general, no
activity shall be ried on nor condition maintained by any co-owner,
either in his condofiMum unit or upon the common elements, which spoils
the appearance of th ndominium.

Section 7. Sldew ; yards landscaped areas, driveways, and
porches, shall not bhe © st ted in any way nor shall they be used for
purposes other than for whi are reascnably and obvicusly intended.
No kicycles, vehicleg, chair benches may be left unattended on or

about the common elements.

Section 8. No house traileggs ommercial vehicles, boat trailers,
boats, camping wvehicles, camping: tp\lers, snowmobiles, snowmobille
trailers, ocr wvehicles other than vehicles uged for personal
transportation and automobiles may be par or stored upon the premises of
the Condominium unless stored fully enclo ithin a garage or parked in
an area specifically designated theref the Asgsociation. No
inoperative wvehicles of any type may be ht or stored upon the
Condominium premises either ‘Gtemporarily or rmagnently. Commercial
vehicles and trucks shall not be parked in or abo tagsk Condominium (except
as above provided) unless while making deliveries ickups in the normal
course of businegss. 2All automobiles shall be parke rnight in garages
or in the parking spaces in front of each garage. Mai nce of more than
two (2} carg by the occupants of any one condomini unit shall be
prohibited, except with the revocable written approval cf#he Association
in the event space is reasonably available therefor. Co-owners shall, if
the Association shall reguire, register with the Association all cars
maintained on the Condominium premises.

Section 9. No co-owner shall use or permit the use by any occupant,
agent, employee, invitee, guest, or member of his family of any firearms,
air rifles, pellet guns, B-B guns, bows and arrows, sling shots, or other
similar dangerous weapons, projectiles or devices anywhere on or about the
condominium premises.

Section 10. No signs or other advertising devices shall be displayed
which are visible from the exterior cof a condominium unit or on the common
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elements, excluding "for sale” signs which shall not excead three (3)
square feet in area per side, without written permission from the
Assoclation, and which shall also be in compliance with any sign ordinance
of the City of Nowvi.

Section 11. Reasonable regulations consistent with the 2aAct, the
Master Deed and these By-Laws concerning the use and enjoyment of the
condominium units and common elements may be made and amended from time to
time by any Board of Directors of the Association, including the first
Board of Directors {or its successors elected by the Developer) prior to
the first annual meeting of the entire Association held as provided in
Article I, Section 6, of these By-Laws. Copies of all such regulations and
amendments theretg shall be furnished to all co-owners and shall become
affective thirt)ﬁ(}) days after mailing or delivery thereof to the
designated votin resentative of each co-~owner. Any such regulation or

amendment may be r G at any time by the affirmative vote of more than
fifty percent (50%) 11 co-owners in number and in value. Such rules
may not be applied toflhit the Developer's conversion, sales or rental
activities.

Section 12. The Associgﬁéon or its duly authorized agents shall have
access to each condominium unit om time to time during reasonable working
hours and upon notice to the c© éﬂher thereof as may be necessary for the
maintenance, repair or replacem n;é>@ any of the common elements. The
Association or its agents shall al ve access to each ceondominium unit
at all times without notice as may cessary to.make emergency repairs
to prevent damage to the common elem 4§3 or to another condominium unit.
It shall be the responsibility of each Co- er to provide the Association
means of access to hig condominium unit & all periods of absence and,
in the event of the failure of such co-own Q provide means of access,
the Association may gain access in such mans s may be reasonable under
the circumstances and shall not be liable to co-owner for any neces-
sary damage to his condominium unit caused by or £foxr repalir or
replacement of any doors or windows damaged in g ;:s\guch access.

Section 13. No co-owner shall perform any lan ing or plant any
trees, shrubs or flowers or place any ornamental mater£g§§ upen the common
elements, except with the written approval of the Assocc 2O .

Section 14. Use of motorized vehicles anywhere on t condominium
premises other than passenger cars, authorized maintenance vehicles and
commercial vehicles as provided in Section 8 is prohibited. The Board of
Directors may, by duly adopted regulations, make reasonable exceptions to
thig section.

Section 15. No unsightly condition shall be maintained on any deck or
patio or any other place which is visible from the street or other common
elements, and only furniture and equipment consgistent with ordinary deck or
patic use shall be permitted to remain there during seasons when decks or
patios are reasonably in use, and no furniture or equipment of any kind
shall be stored on decks or patios during seasons when decks or patios are
not reasonably in use.
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Section 16. Each co-owner shall maintain his condominium unit and any
limited common elements appurtenant thereto for which he has maintenance
responsibility in a safe, clean and sanitary condition. Each co-ovwner
shall also use due care to avoid damaging any of the common elements,
inciuding, but not limited to, the telephone, water, gas, plumbing,
electrical, or other utility conduits and systems and any other elements in
a condominium unit which are appurtenant to any other condominium unit.

(a) Bach co-owner shall be respongible for damages or cosgts to
the Association resulting from negligent damage to or misuse of any of
the common elements by him or his family, guests, tenants, agents, or
invitees unless such damages or costs are covered by insurance carried
by the ZAgsociation, in which <case there shall be no such
responsiﬁé?}ty'(uniess reimbursement to the Association is excluded by
virtue o deductible provision, in which case the responsible
Co-owner s bear the expense to the extent of the deductible
amount) . An ts or damages to the Agsociation may be assessed to
and collected f%gﬁ the co-owner in the manner provided in Article ITI
herecf.

Section 17. Nmma&%iﬁkmzrestrictions contained in this Article VI
shall apply to the commertia ctivities or signs, if any, of the Developer
during the conversion and si;;x‘period as hereinafter defined, or of the
Association in furtherance of 12;>gpwers and purposes set forth herein and
in its Articles of Incorpoeratio d By-Laws, as the same may be amended
from time to time. For the purpagss of this section, the conversion and
sales pericd shall be deemed to co ue so long as the Developer cwns any
condominium unit which it offers for s Until a2ll condominium units in
the entire condominium project are s the Developer, the Developer
shall have the right to maintain a sales ice, storage areas, reasocnable
parking incident to the foregoing, and st access to, from and over the
project as may be reasonable to enable con ion and sale of the entire

project by the Developer. The Developer shal all costs related to the
condominium units or common elements while o v the Developer, and
restore the facilities to habitable status upcen' tegMination of use.

Secticon 18. The Condominium project shall at a(S) imes be maintained
in a manner consistent with the highest standards of autiful, serene,
private, residentilal community for the benefit of the’é%lowners and all
persons interested in the Condominium. If at any timedthe Association
fails or refuses to carry out its obligation to maintain, repair, replace
and landscape in a manner consistent with the maintenance of such high
standaxds, then Developer, or any entity to which it may assign this right,
at its option, may elect to maintain, repair and/or replace any common
elements and/or to do any landscaping reqguired by these By-Laws and to
charge the cost thereof to the Association as an expense of administration.
The Developer shall have the right to enforce these By-Laws throughout the
convergion and sales period notwithstanding that it may no longer own a
unit in the Condominium, which right of enforcement shall include (without
limitation) an action to restrain the Association or any co-owner from any
activity prohibited by these By-Laws.
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Section 19, All co-owners, their tenants and invitees, shall maintain
the heat in their units to a minimum of 55 degrees because of the danger of
freezing water pipes that would damage the common elements. Garage doors
shall remain closed at all times when the garages are not in active use.

ARTICLE VIT.
MORTGAGES
Section 1. Any co-ownery who mortgages his condominium 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 Asgociation shall, at the written request of a mortgagee of
any such unit, 1§yh shall provide its name and address, and the unit
number or addres the unit on which it has a mortgage, give written
notification to th rtgagee of any such condominium unit of any default
by the co-cwner of 'y condominium unit in the performance of his
obligations under the ominium documents which is not cured within sixty
{60) davs.

Section 2. The Assoc%é}&on shall notify each mortgagee appearing in
said book of the name of cheQompany insuring the Condominium against
fire, perils covered by "all:A;%x“property coverage, fidelity coverage,
public lisbility, and vandalism €nd licious mischief, and the amount of
such coverage, as well as of lapse, cancellation or material
modification of any insurance polia%f%r fidelity bond maintained by the

Association.

Section 3. The Association shall written notification to each
mortgagee appearing in said book at least:A{ rty (30) days prior to the
effective date of any change of manager (not?j uding change in employees
cf a corporate manager) of the condominium p .

’f\

Section 4. Any mortgagee which acquires tit(é)to a condominium unit
pursuant to the remedies provided in the mortgage Oé>§oreclosure of the
mortgage or deed {or assignment) in lieu of foreclofu shall be exempt

from any "right of first refusal" contained in the Co inium documents
and shall be free to sell or lease such unit without r d tce any such
provision, although no such provision exists at the pres ime,

Section 5. Unless at least two-thirds (2/3) of the co-owners and of
the first mortgagees, pursuant to Section 90a of the Act, have given their
prior written approval, the Association shall not:

{a) by act or omission seek to abandon or terminate the
condominium project (in which event 80% of the co-owners and the first
mortgagees must give their approval);

(b} following the recording of the Master Deed, change the Dro
rata interest or obligations of any condominium unit for the purYpose
of (i) levying assessments or charges or allocating distributions of
hazard insurance proceeds or condemnation awards, or (ii) determining
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the pro rata share of ownership of each condominium unit in
appurtenant real estate and any improvements thereon which are owned
by the co-owners in the condominium project in undivided pro rata
interests ("common elements");

(c) partition or subdivide any condominium unit:

(d) by act or omission seek to abandon, partition, subdivide,
encumber, sell, or transfer the common elements (the granting of
easements for public utilities or for other public purposes consistent
with the intended use of the common elements by the condominium
project shall not be deemed a transfer within the meaning of this
clause); ox

{e) hazard insurance proceeds for lesses to any condominium
property | er to condominium units or to common elements) for
other than repalr, replacement or reconstruction of guch
improvements, @%?6 t as provided by statute in case of substantial
loss to the ¢ minium units and/or common elements of the
condominium proje

the benefit of a mortgagee wh equiresg a ballot in support of or against
a proposal submitted by the As éi?&}on, the mortgagee shall respond within
d

ninety {(90) days of mailing of s otice or the lack of response thereto
shall be deemed as approval of thd:;roposal.

Section 6. Whenever%!%%zgsé reguirement appears in these By-Laws for
C

Section 7. Upon written reque®™t
institutional holder of a first m
Condeominium shall be entitled to receive
members of the Asgociation and to designat
such meetings.

mitted to the Aggociation, any
e lien on any wunit in the
ten notice of all meetings of

epresentative to attend all

9

Section 8. Notwithstanding any other pro(%?io s of the Condominium
e ;ia
d

documents, the holder of any first mertgage covelin ny condominium unit
in the project which comes into possession of the co inium unit pursuant
to the remedies provided in the mortgage or by deed (JSS signment) in lieu

of foreclosure, cor any purchaser at a foreclosure s shall take the
property free of any c¢laims for unpaid assessments or es against the
mortgaged condominium unit which accrue prior to the t#he such holder

acquires title to the condominium unit.

Section 8. The Association shall give the Federal Home Loan Mortgage
Corporation, the Federal National Mortgage Association and all other
mortgagees of record notice {c/o Servicer at Servicer's address) in writing
of any loss to or the taking of the common elements and related facilities
of the condominium project 1f such loss or taking exceeds Ten Thousand
Dollars ($10,000.00), or damage to a condominium unit covered by a mortgage
purchased in whole or in part by the Federal Home Loan Mortgage
Corporation, the Federal National Mortgage Association or any other
mortgagee if such damage exceeds One Thousand Dollars {$1,000.00). This
section shall apply only if the Federal Home Loan Mortgage Corporaticn, the
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Federal National Mortgage Association or any other mortgagees hold a
mortgage on a condominium unit in the Condominium and have given notice of
this ownership to the Association.

Section 10. Nothing contained in the Condominium documents shall be
construed to give a condominium unit owner or any cther party priority over
any rights of first mortgagees of condominium units pursuant to their
mortgages in cases of a distribution to condominium unit owners of
insurance proceeds or condemnation awards for losses to or taking of
condominium units and/or common elements.

ARTICLE VIII.

O AMENDMENTS

Section 1. Aﬂg; ents to these By-Laws may be proposed by the Becard
of Directors of the A%?g iation acting upon the vote of the majority of the
Directors or by ocne-t (1/3) or more in number of the co-owners voting
in person oY by instr t in writing signed by them. Upon any such
amendment being proposed, eting for consideration of the same shall be
duly called in accordance ~9£L the provisions of the Association By-Laws.

Section 2. These By—Laws(%%?\be amended by an affirmative voite of a
majority of the Board of Dire rovided that such amendments do not
materially alter or change the rl of co-owners, mortgagees or other
interested parties, and to keep the <§§ Laws in compliance with the Act.

Section 3. These By-Laws may be d by the Asscciation, at any
regular annual meeting or a special meeti @1lled for such purpose, by an
affirmative vote of two-thirds (2/3) of co-owners in number and in
vaiue. No consent of mortgagees shall be reff#fed to amend these By-Laws,
except as otherwise provided in Section 90a o Act, in which event the
approval of two-thirds (2/3) of the first mor egs shall be reguired,
with each mortgagee to have one vote for each mort Any mortgagee
ballots not returned within ninety (90) days of mai 1233&ha11 be counted as
approval for the change. The affirmative vote of tw rds (2/3) of co-
owners is considered two-thirds (2/3) of all the co- own tltled,to vote
as of the record date for such votes. A person causin eguesting an
amendment to the Condominium documents shall be respon51b?§2§0r costs and
expenses ©0f the amendment except for amendments based updwf a vote of a
prescribed majority of co-owners or based upon the Advisory Committee's
decision, the costs of which are expenses of administration.

Section 4. These By-Laws may be amended by the Developer, without
approval from any co-owner or mortgagee, to keep these By-Laws in
compliance with the Act and to make such other amendments to these By-Laws
as do not materially alter or change the rights of any co-owner or
mortgagee.

Section 5. A copy of each amendment to these By-Laws shall be

recorded in the Office of the Oakland County Register of Deeds and shall be
furnished to every member of the Association after adoption; provided,
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however, that any amendment to these By-Laws that is adopted in accordance
with this Article shall be binding upon all persons who have an interest in

the project irrespective of whether such persons actually received a copy
of the amendment.

Section 6, Eligible mortgage holders, those holders of a first
mortgage on a unit who have requested the Association to notify them on any
proposed action that reguires the consent of a specified percentage of
eligible mortgage holders, also shall have the right to FJoin in the
decision making about certain amendments to the Condominium documents .

Section 7. Any amendment to these By-Laws {(but not the Association
By-Laws) shall become effective upon recording such amendment in the Office
of the Oaklan ounty Register of Deeds. Without the pricr written
approval of tw&-thirds (2/3) of all institutional holders of first mortgage
liens on any uni n the Condominium, no amendment to these By-Laws shall
become effective ph involve any change, direct or indirect, in Article
I, Sections 3 an ﬂgyo, Article II, Sections 3(a) and 4, Article IV,
Section 1{(d), Articl cs? Sections 1, 4 and 8, Article VII, Sections 1, 4,
5, 8, 9, and 10, Artic:(&ggll, Sections 3 and 6, or Article XI, Section 1,
or to any other provisi reof that increases or decreases the benefitg
or obligations or maters#Tly affects the rights of any members of the
Assoclation, as further idepgiafied by the Federal National Mortgage
Association's legal guideline¢/ ingChapter 4, Conventional Projects, Legal
Requirements, of the current i#%e of the Federal National Mortgage
Association's Lending Guide. A ortgagee ballots not returned within
ninety (90) days of mailing shall csfmmnted as approval for the change.

ARTICLF@ .
COMPLIANC%

Section 1. The Association and all nt or future co-owners,

tenants, future tenants, or any other persons aquiring an interest in or
using the facilities of the project in any manne Zéa\subject to and shall
comply with the Act, as amended, and the mere acofs ition, occupancy or
rental of any unit or an interest therein or the utgélzation of or entry
upon the condominium premises shall signify that the minium documents
are accepted and ratified. In the event the Condominiuntd%ﬁgments conflict

with the provisions of the Act, the Act shall govern.
ARTICLE X.
DEFINITIONS

Section 1. All terms used herein shall have the same meaning asg set
forth in the Master Deed to which these By-Laws are attached as an Exhibit
or as set forth in the Act,
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ARTICLE XTI,
REMEDIES FOR DEFAULT

Section 1. Any default by a co-owner shall entitle the Asscciation or
ancther co-owner or co-owners to the following relief:

(a) Failure to comply with any of the terms or provisions of the
Condominium documents shall be grounds for relief, which may include,
without limitations, an action to recover sums due for damages,
injunctive relief, foreclosure of lien if default in payment of
assessments, or any combination thereof, and such relief may be sought
by the Assocjation or, if appropriate, by an aggrieved co-owner or
CO-OWners. <f§

{b) ﬂlé&E) roceedings arising because of alleged default by a

co-owner, the A wiation or the co-owner or co-owners bringing the
legal action, 1 uccessful, shall recover the costs of the
proceedings and suc tual and actual attorney's fees (not limited to
statutory fees), bu 1 no event shall any defending co-owner be

entitled to recover suc ttorney's fees.

{c} The violation o@)@ of the provisions of the Condominium
documents shall also give t%s)@ssociation or its duly authorized
agents the right, in addition #o ghe rights set forth above, to enter
upon the common elements, 1imitd§$br general, or into any condominium
unit where reasonably necessary, d summarily remove and abate, at

the expense of the co-owner in vro Lon, any structure, thing or
condition existing or maintained c to the provisgions of the
Condominium documents. The Associatio all have no liability to any
co-owner arising out of the exercige ts removal and abatement

power authorized herein.

> '
(d) The violation of any of the provi@‘xs of the Condominium !
documents by any co-owner shall be grounds f2§>hssassment by the
Association, acting through its duly constitute rd of Directors, ;
of monetary fines for such violations. No fine ma ssessed unless IE
rules and regulations establishing such fine hav prst been duly
adopted by the Board of Directors of the Associabﬂé@ and notice
thereof given to all co-owners in the same manner as prevfribed in the
Association By-Laws. Thereafter, fines may be assessed only upon
notice to the offending co-owner as prescribed in the Association
By-Laws and after an opportunity for such co-owner to appear before il
the Board no less than seven (7) days from the date of the notice and !l
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 By-Laws. No fine shall be levied for the first violation.
No fine shall exceed Fifty Dollars ($50.00) for the second violation,
One Hundred Dollars ($100.00) for the third violation, or be less than
One Hundred Dollars ($100.00) for any subsequent violation.
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{e) A co-owner may maintain an action against the Association
and its cfficers and Directors to compel these persons to enforce the
terms and provisions of the Condominium documents. In such a
proceeding, the Association, if successful, shall recover the costs of
the proceeding and actual attorney's fees {(not limited to statutory
fees). 2 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 Michigan Condominium Act.

(f) The failure of the Association or of any co-owner to enforce
any right, provision, covenant, or condition which mey be granted by
the Condominium documents shall not constitute a waiver of the right
cf the Asgodyation or of any such co-owner to enforce such right,
provigsion, 5enant, or condition in the future.

{g) A},O ights, remedies and privileges granted to the

Association or Co-Owner or co-owners pursuant to any terms,
provisions, cove S, or conditions of the aforesaid Condominium
documents shall be ed to be cumulative, and the exercise of any
one or more shall no deemed to constitute an election of remedies,

nor shall it precl e&:jua party thus exercising the same from
exercising such other an itional rights, remedies or privileges as
may be available to such €arth at law or in equity.

ART@@ XIT.

RIGHTS RESERVE@T EVELCPER

*
Any or all of the rights and powa( ranted or reserved to the

Developer in the Condominium documents or aw, including the right and
power to approve or disapprove any act, us proposed action or any
other matter or thing, may be assigned by it © other entity or to the

instrument in writing in which the assignee or tra ree shall join for
the purpose of evidencing its acceptance of such pow nd rights and such
assignee or transferee shall thereupon have the sameéS?. ts and powers as
herein given and reserved to the Developer. Any rights owers reserved
or granted to the Developer or its successors shall o jnate, if not
sooner assigned to the Association, at the conclusion of thefconversion and
sales period which shall continue for so long as the Developer is offering
any unit in the project for sale. The immediately preceding sentence
dealing with the termination of certain rights and powers granted or
reserved to the Developer is intended to apply, insofar as the Developer is
concerned, only to the 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 of any real property
rights granted or reserved to the Developer or its successors and assigns
in the Master Deed or elsewhere.

Association. Any such assignment or transfer sh bg made by appropriate
n;ie
i
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ARTICLE XIIT.
SEVERABILITY

Section 1. In the event that any of the terms, provisions or
covenants of these By-Laws or the Condominium documents are held to be
partially or wholly invalid or unenforceable for any reason whatsocever,
such holding shall not affect, alter, modify, or impair in any manney
whatsoever any of the other terms, provisions or covenants of such
documents or the remaining portions of any terms, provigions or covenantsg
heid to be partially invalid or unenforceable.
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Mr. Karl R. Frankena

Conlin, McKenney & Philbrick, p.C.
350 8. Main Street, Suite 400

Ann Arbor, Michigan 48104-2131

C\

O NON-PROFIT

QART ICLES OF INCORPORATION
(EEQ'#:nggEE o :ZL%LP
O/c%\

These Articles of Incorporati
purpcse of forming a non-profit %

re signed by the incorporator for the
oration, hereinafter referred to as

Agsociation, under the provisions ct No. 162 of the Public Acts of
1282, as amended, as follows:
ARTICLE Q/‘
The name of the corporation is Novi Vi e Woods Association. .-
ARTICLE I7I. /o

The purpose or purposes for which the Assoéi%;>hn is formed are as
follows:

{a) To manage and administer the affairs of and €§> aintain Village
Woods  Condominium, & condominium (hereind called the
"Condominium®™) ; é 5

{b) To levy and collect asgessments against and from the members of
the Asgociation and to use the proceads thereof for the purposes
of the Association, tc enforce assessments through liens and
foreclosure proceedings when appropriate, and to impose late
charges for nonpayment of assessmentsg;

(c}) To carry insurance and to collect and allocate the proceeds
thereof;

(d}  To rebuild improvements to the common elements after casualty;

{e] To contract for and employ persons, firms or corporations to

assist in the management, operation, maintenance, and admin-
istraticn of said Condominium; |




120,

Road,

(f} To make reascnable rules and regulations governing the use and
enjoyment of the Condominium by members and their tenants,
guests, employees, inviteeg, families and pets and to enforce
such rules and regulations by all legal methods, including,
without limitation, imposing fines and late payment charges, or
instituting eviction or legal proceedings;

{g) To own, maintain and improve, and to buy, mell, convey, assign,
mortgage, or lease {as landlord or tenant) any real and personal
property, or any interest therein, including, but not limited to,
any unit in the Condominium, any easements or licenses or any
other real property, whether or not contigucus to  the
Condominium, for the purpose of providing benefit to the members
of the Association and in furtherance of any of the purposes of
the Association;

{(h} To LLJw  money and issue evidences of indebtedness in
further€;>e of any or all of the objects of its business: to
secure Cf ame by mortgage, pledge or other Lien;

(1) To enforce %t rovigions of the Master Deed and By-Laws of the
Condominium of these Articles of Incorporation and such
By-Laws and R and Regulations of the Association as may
hereafter be aquZed;

{3}  To do anything requ£;2 [ or permitted to it as Administrator of
sald Condominium by tfle gdominium Master Deed or By-Laws or by
Act No. 58 of Public Ac 1978, as from time to time amendead;

n

{k}  To wmake and perform a ntract necessary, incidental or
convenient to the adminiMrgAon, management, maintenance,
repair, replacement, and opeze<§3§uof sald Condominium and to the
accomplishment of any of the |9) ){ es thereof.

ARTICLE TIT7T. O
Said Association is crganized upon a nonuségé* membership basis.
The amount of assets which said Assocciation posA

esses lg:
Real Property None @
Personal Property None <$>

Sald Association is to be financed under the followin; general plan:
Asgessment of Members

ARTICLE TV,

Location of the first registered office is: 23965 Novi Reoad, Suite
Novi, Michigan 48375.

Pogt office address of the first registered office ig- 23965 Novi
Suite 120, Novi, Michigan 48375.

The name of the first resident agent is: Amarjit S§. Chawney.




ARTICLE V.,

The name and place of business of the incorporator are as follows:
Karl R. Frankena
350 8. Main Street, Suite 400
Ann Arbor, Michigan 48104-21371

ARTICLE VI,

Any action required or permitted to be taken at an annual or special
meeting of members may be taken without a meeting, without prior notice and
without a vote, if a consent in writing, setting forth the action so taken,
ig signed by members having not less than the minimum number of votes rhat

would be nece 'Y to authorize or take the action at a meeting at which
all members effidled to vote therein were present and voted. Prompt notice
of the taking Che corporate action withoutr a meeting by less than

unanimous writt chsent shall be given to members who have not consented
in writing. 7
o ARTICLE VTI.

The qualificatbmusg?Lﬂ@mbers, the manner of their admission to the
Association, the termin®tiops of membership, and voting by such members

shall be as follows:

Condominium shall be 3 ber of the Assoclation, and no other

{a) Each co-owner (inclu ’%sn the Developer) of a unit in the
person or entity shall b cgrﬁitled Lo membership.

(b)  Membership in the Asscciatio e L be established by acquisition
of fee simple title o a uni N he Condominium, or purchases of
a unit on a land contract, and cording with the Register of

establishing a change of record F to such condominium unit
and the furnishing of evidence o me satisfactory to the
Association (except that the Develop ofzthe Condominium shall

Deeds of Oakland County, Michi <%;;(kﬂd or obther instrument

become a member immediately upon ablishment of the
Condominium), the new co-owner thereby ing a member of the
Association, and the membership of the p co-owner thereby
being terminated.

(¢} The share of a member in the funds and assets oFathe Association .
cannot be assigned, pledged, encumpered, or transferred in any
manner except as an appurtenance to his unit in the Condominium.

(d) Voting by members shall be in accordance with the provisions of
the By-Laws of the Association.

ARTICLE VITT,

A volunteer director or volunteer officer shall not be personally
liable to the aAssociation or its co-owners for monetary damages for breach
of the director's or officer's fiduciary duty, except whers there is-

(a) A breach of the director's or officer's duty of loyalty to the
Agsoclation or its CO-0OWNars;



(b} Bacts or omissions not in good faith or thatr involve intentional
misconduct or a krnowing violation of law:;

(¢} A violation of Michigan Compiled Lawsg Section 450.2551 (1) ;
(d) » transaction from which the director or officer derived an
improper personal benefit;: or

(e) An act or omigsion that is grossly negligent .

1f the Michigan Nonprofit Corporation Act ig subsequently amended to
authorize corporate action further eliminating or limiting fhe pPersonal
liability of directors, then the liability of 4 director of the Assoclation
shall be eliminated cr limited to the fullest extent permitted by the
Michigan Nonpizf%t Corporation Act, as so amendad ,

ANY repea
by the co-owners the Association shall not adversely affect any right or
protection of a dQeror of the Association existing at the time of such
repeal or modificat!€>(

@ ARTICLE IX.
The Associatrion assﬁ*%g he liability for a1l acts and omissions of 1
volunteer director, volunte ‘)gfficer Or other volunteer if all of the

following are met . )

(a)  The volunteer was actin L reasonably believed thar he or she
wWas acting within the s& of his or her authority;

(b)  The volunteer was acting in ‘faith;

{c) The volunteer's conduct did n unt to gross negligence or
willful and wanton misconduct ; <:>

(d)  The volunteer's conducr wWas not an ifr‘ tional tort; ang

(e} The volunteer'sg conduct was not a to€7>¥mising out of the
ownership, maintenance Or use of a motor % Lcle for which tort
liability may be imposed as provided in i
Insurance Code of 1956, Act No. 21g of the NC Acts of 19454
being gection 500.3135 of the Michigan Compil

ARTICLE X,

These Articles of Incorporation may be amended, altered, changed, or
led only by the affirmative vote of not less than two-thirds {2/3) of
the entire membership of the Asgociation; provided, that in ne event shall
any amendment make changes in the qualification for membership or the
voting rights of members without the unanimous consent of the membership .

I, the incorporator, Sign my name thisg 27th day of January, 2003.

Karl r. PQankena

H:\KRF\Virrace WOCBS \ART OF INC.weD
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MICHIGAN DEPARTMENT OF CONSUMER AND INDUSTRY SERVICES - CORPORATION, SECURITIES & LAND DEVELOPMENT BUREAU

Date Recaived

FEB 0 6 2003

(FOR BUREAU USE ONLY)

Mame

Karl R. Frankena
Conlin, McKenney & Phiibrick, P.C.

Address

350 South Main Street, Suite 400
city . EFFECTIVE DATE:

by Domestic Profit and Nonprofit Corporations

SEEve

CER"’*FICA'Q@§MENDMENT TO THE ARTICLES OF INCORPORATIO

Folu
{Pleas @1 tnformation and instructions on the last page)

Fursuant to the provisions of Ac/?? Public Acts of 1972 (profit corporations), or Act 162, Public Acts of
1982 (nonprofit corporationsj, the undeMgnedgaprporation executes the folfowing Certificate:

P o
V'
1. The present name of the corporation is: Noy ';age Woods Association

*
'/ﬂ
/”
fa
3. Article I of the Articles of Incorporation is hereby ameﬁd@o read as foliows:

2. The identification number assigned by the Bureau :s@?"bg,;:gfl (:?

The name of the corporation is Villagewood Place Condominium Associaw

Q.

- L 4
The foregoing amendment to the Articles of Incorporation was duly adopted on the 30th céy of January, 2003,
" in accordance with the provisions of the Act by the unanimous consent of the incorporator(s) before the first

meeting of the Board of Directors or Trusteas.

Karl R‘ Frankena(

Signed this 30th day of January, 2003.
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VILLAGEWOOD PLACE CONDOMINIUM ASSOCIATION

BY-LAWS

ARTICLE I.
ADOPTION OF CONDOMINIUM BY-LAWS
The By-Laws of Villagewood Place Condominium, a condominium,
{hereinafter own as the Condominium By-Laws) as attached to the Master
Deed and recyrdkd in Liber 29923, Page 820, Oakland County Records are

hereby incorp d by reference and adopted in their entirety as a part of
the By-Laws of is Corporation (hereinafter known as the Asgociation

By-Laws) . 7
' % ARTICLE TI.
.} MERTINGS

Section 1. Meetings of bgg‘ sociation shall be held at the principal

office of the Association or at other suitable place convenient to the
co-owners as may be designated by e Board of Directors. Meetings of the
Association shall be conducted in ordance with Roberts Rules of Order
when not otherwise in conflict wi e Articles of Incorporation and
By~Laws of the Asscciation, or the Ma Qeced, Condominium By-Laws or the
laws of the State of Michigan. /

Section 2. The first annual meeting oO e Cco-Oowners may be convened
only by the Developer and may be called at anék ime after more than fifty
percent (50%) in value and in number of all itq of Villagewocd Place
Condominium have been sold and deeds delivered to purchasers with said
project to be converted with twenty-four (24) condomgspum units, but, in no
event, later than fifty-four (54) months after th L ret conveyance of
title to a unit in the project to a nondeveloper co-o The date, time
and place of such meeting shall be set by the Board of rectors, and at
least ten (10} days written notice thereof shall be given to each co-owner.
Thereafter, the annual meetings of the co-owners shall be held on a date
set by the Board of Directors during the months of October or November each
succeeding year. At such meetings there shall be elected by ballot of the
co~owners a Board of Directors in accordance with the requirements of
Section 2 of Article III of these By-Laws. The co-owners may ailso transact
such other business of the Association as may properly come before them.
Upcn the sale of seventy-five percent (75%) in value and in number of all
units in the development the transitional control date shall occur and this
means the date on which the Board of Directors for 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. It shall be the duty of the President to call a special
meeting o©of the co-owners as directed by resolution of the Board of
Directors or upon a petition signed by one-third (1/3) of the co-owners

presented to the Secretary of the Association. 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

gtated in the notice.

Section 4. It shall be the duty of the Secretary (or other
Association officer in the Secretary's absence) to serve a notice of each:
annual or special meeting, stating the purpose thereof as well as the time
and place where it is to be held, upon each co-owner of record, at least
ten {10) days but not more than sixty (60) days prior to such meeting. The
maliling, postage prepaid, of a notice to the representative of each
co-owner at t¢ address shown in the notice required to be filed with the
Association b Ak¥ticle I, Section 2(e} of the Condominium By-Laws gshall be
deemed notice siE)ed. Any co-owner may, by written waiver of notice signed
by such co-owne aive such notice, and such waiver, when filed in the
records of the As tion shall be deemed due notice.

Section 5. The g§%§¥Hmmain person or by proxy of thirty-five percent
(35%) in number and 1 galue of the co-owners gualified to vote shall
constitute a guorum fo olding a meeting of the co-owners, except for
voting on guestions speci ly reguired herein to require a greater
quorum. The written vote o /E#& erson furnished at or prior to any duly
called meeting at which meetin id person is not otherwise present in
person or by proxy shall be cou in determining the presence of a guorum
with respect to the guestions upd <S$ich the vote is cast.

Section 6. If any meeting of
quorum 1s not in attendance, the co-ow
meeting to a time not less than forty-d
original meeting was called.

owners cannot be held because a
AHsho are present may adjourn the
ié%;p{48) hours from the time the

Section 7. The order of business at a{isyeetings of the co-owners
shall be as follows: ta} roll call to erfyine the voting power
represented at the meeting; (b) proof of notice meeting or waiver of
notice; (c) reading of minutes of preceding me?ﬁ%g;; {(d) reports of

officers; (e) reports of committees; {(f) appoint of inspectors of
election (at annual meetings or special meetings hel r the purpose of
electing Directors or officers); (g) election of Di% crs (at annual
meetings or. special meetings held for such purpose} ! {(h) unfinished
business; and (i) new business. Meetings of co-owners shall be chaired by
the most senior officer of the Association present at such meeting. For
purposes of this Section, the order of seniority of officers shall be
President, Vice President, Secretary, and Treasurer.

Section 8. Any action which may be taken at a meeting of the
co-cwners (except for the election or removal of Directcrs) may be taken
without a meeting by written ballot of the co-owners. Balliots shall be

solicited in the same manner as provided in Section 4 for the giving of
notice of meetings cf co-owners. Such solicitations shall specify (a) the
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number of responses needed to meet the quorum reguirements; (b) the
percentage of approvals necessary tc approve the action; and (c) the time
by which the ballots must be received in order to be counted. The form of
written ballot shall afford an opportunity to specify a choice betrween
epproval and disapproval of each matter and shall provide that, where the
co-owner specifies a cholice, the vote shall be cast in accordance
therewith. Approval by written ballot shall be constituted by receipt,
within the time period specified in the gsolicitation, of (i) a number of
ballots which eguals or exceeds the quorum which would be required if the
action were taken at a meeting; and (ii) a number of approvals which equals
or exceeds the number of votes which would he required for approval if the
action were taken at a meeting at which the total number of votes cast was
the same as the total number of ballots cast.

Sectiﬁzza. The transactions at any meeting of coc-owners, either
annual or g 1, however called and noticed, ghall be as valid as though
made at a mee duly held after regular call and notice if a guorum is
present either erson or by proxy and if, either before or after the
meeting, each of lg&! CO-OWners not present in person or by pProxy signs a
written waiver of CE Or a consent to the holding of such meeting or an
approval of the min thereof. All such waivers, consents or approvals
shall be filed with t ~Jﬁarporate&z records or made a part of the minutesg of
the meeting.

Section 10. Minutegfas; similar record of the proceedings of
meetings of co-owners, when sigfe by the President or the Secretary, shall
be presumed truthfully to eviéé;ce the matters set forth therein. A
recitation in the minutes of an

ssrh meetings that notice of the meeting
) <fijie evidence that such notice was

7/
ARTICLE'@
ROARD OF DIREC@!&

Section 1. The affairs of the Associary: 2¢?ha
Board of Directors all of whom must be co-ownefs except for the first
Board of Directors designated by the Developer. ﬂ§) ore than one (1) co-
owner from a condominium unit may serve on the Bos f Directors at the
same time. Directors shall serve without compensati

was properly given shall be pri
given.

1l be governed by the

Section 2. The first Board of Directors designated by the Developer
shall be composed of three (3) persons and such first Board of Directors
shall manage the affairs of the Association until a successor Board of
Directors 1s elected at the first meeting of members of the Association
convened at the time required by Article II, Section 2 of these Ry-Laws.
The term of office of two (2) directors shall be fixed at two (2) years.
The term of office of one (1) director shall be fixed at one (1) year. At
the expirations of the initial term of office of each respective director,
his successor shall be elected to gerve = term of two (2) years. The
directors shall hold office until their succesgors have been elected and
hold their first meeting. The Board of Directors shall have the option of

-3 -



increasing its members from three (3) persons to five (5) persons at any
subsequent annual meeting of members of the Asscciation by declaring the
increase in the number of Directors to be elected prior to such meeting.
The rerm of office of the first additional director shall be fixed at two
(2) years. The term of office of the second additional director shall be
fixed at one (1) year, with his successor to be elected to gerve a term of
two {(2) vears.

Section 3. The Board of Directors shall have all powers and duties
necessary for the administration of the affairs of the Assoclation and may
do all such acts and things as are not by law, the Master Deed (including
rhe Exhibits thereto) and Articles of Incorporation, or these By-Laws
prohibited or directed to be exercised and done by the co-owners.

Section A, In addition te the foregoing duties imposed by these
By-Laws or any ther duties wnich may be imposed by resolution of the
co-owners, the Bo (g/Of Directors shall be responsible specifically for the
following:

a. To manage 5553 sdminister the affairs and maintenance of the
condominium p&?iﬁgt and the common elements thereol.

o. To levy, collect I disburse assessments against and from the
co-owners and to u heg proceeds thereof for the purposes of the
Isseciation, to enforij;kssesgments through liens and foreclosure
proceedings when apprOp)Qate, and to impose late charges for
non-payment of said asd®e ents.

ol To carry insurance and colleif:>nd allocate the proceeds thereof.
*

a. To rebuild improvements Lo thd/ mpon elements after casualty.

a. To contract for and employ person irmg, corporations or other

agente to assist in the managemen eration, maintenance and

administration of the condominium pry ;:>k

f. To acguire, maintain, and improve, an buy, sell, convey,
assign, mortgage or lease any real personal property
(including any unit in the condominium S§}

ject, easements,
rights-of-way and licenses) on behalf of th lgéfociation in the
furtherance of any of the purposes of the AssO ilation.

g . To borrow money and issue evidences of indebtedness in
furtherance of any or alil of the purposes of the business 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 affirmative vote
of gixty percent (60%) of the co-owners in number and in value.

hi. 7o enforce the provisions of the Condominium documents.

Sé
|




i. To make rules and regulations governing the use and enjoyment of
unitce and of the Condomirium by co-owners and their tenants,
guests, emplovees, invitees, rfamilies and pets and to enforce
such rules and regulations by all legal methods, including,
without limitation, imposing fines and late payment charges, or
instituting eviction or legal procesdings.

7. To contract for «cable television or other equivalent
telecommunication services to the Condeminium that shall be
available for all co-owners and the expenses for which may Dbe
assessed equally to all co-owners as part of their individual
monthly assessments.

k. To make rules and regulations and/or to enter into agreements
wi institutional lenders the purposes of which are to enable
obW@IRING mortgage loans by unit co-owners which are acceptable
for hase by the Federal Home Loan Mortgage Corporation, the
Federa tional Mortgage Association, the Government National
Mortgad sociation, the Veterans Administration and any other
agency of egp Federal government or the State of Michigan, or by
any other itutional participant in the secondary wmortgage
market which chases or insures mortgages.

1. To  levy, collefsa)@md disburse fines against and from the
co-owners after #oti§e and hearing thereon and to use the
proceeds thereof for ’2; purposes of the Assgociation.

m. To establish such commi gsys as it deems necessary, convenient or
desirable and to appoi A sons thereto for the purpose of
implementing the adminisz’.on of the Condominium and to
delegate to such committee functions or responsibilities

which are not by law or the ¢ inium documents reqguired to be
performed by the Boaxd. <:>

n. To assert, defend, or settle claims pehalf of all co-owners in
connection with the common elementg ¥f e Condominium project.
The Board shall provide at least a ten 0J) day written notice to
all co-owners on actions proposed by @ Board with regard
thereto,

o, To de anything required of or permitted to it administrator of

the condominium project, by the Condominium By-Laws or by the
Michigan Condominium Act, as amended.

Section 5. The Board of Directors may wake, and amend from time to
time, regulations respecting the use and enjoyment of the condominium units
and common elements in the Condominium and such other regulations as are
necessary for the maintenance and contrcl of the Condominium. Copies of
all such 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

-5-



affirmative vote of more than fifty percent {50%) of all co-owners 1in
number and in value. Such rules may not be applied tce limit the
Developer's conversion, sales or rental activities. :

Section 6. The Board of Directors shall employ for the Association a
professional management agent (which may include the Developer or any
person or entity related thereto) at reasonable compensation established by
the Beard to perform such duties and services as the RBoard shall authorize,
including but not limited to, the duties listed in Sections 3 and 4 of this
Article, and the Board may delegate to such management agent any other
duties or powers which are not by law or by the Master Desd or Condominium
By-Laws or by the Articles of Incorporation or By-Laws of this Asscciation
required to be performed by or have the approval of the Board of Directors
or the co-owneysw Any agreement or contract for professional management of
the condomini oject shall provide that such management contract may be
terminated by e1<§>r party without cause or payment of a termination fee on
thirty (30} days jtten notice and that the texm thereof shall not exceed
one (1) yvear, rene by agreement of the parties for successive one-year

periods. @
Section 7. Vacana in the Roard of Directors which occur after the
trangsitional control dat aused by any reason other than the removal of a

director by a vote of the co rs shall be filled by vote of the majority
of the remaining directors, though they may constitute less than a
guorum, except that the develoéé&.shall be sclely entitled to f£ill the
vacancy of any director whom i€ J& permitted in the first iInstance to
designate. Each person so electe 11 be a director until a successor is
elected at the next annual meetirWVWoif, the co-owners. Vacancies among

nondeveloper co-owner elected dire?!; s which occur pricr to the
transitional control date may be N ) only throcugh electicon by
nondeveloper co-owners and shall be fil the manner gpecified in the
Condominium By-Laws.

Section 8. At any regular or special me g of the Association duly
called with due notice cf the removal action p csgd to be taken, any one
or more of the directors may be removed with oi;%ﬁth out cause by the
affirmative vote of more than fifty percent (50%) fn mber and in value of

all of the co-owners and a successor may then and t be elected to £ill
any vacancy thus coreated. The guorum reguirement the purpose of
filling such vacancy shall be the normal thirty- percent (35%]

regquirement set forth in Article II, Section 5. Any direcfor whose removal
has been proposed by the co-owners 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. Likewise, any director selected by the nondeveloper co-owners
to serve before the first annual meeting may be removed before the first
annual meeting in the same manner set forth in this paragraph for removal
of directors generally.

Section 9. The first meeting of a newly elected Board of Directors
shall be held within ten (10) days of election at such place as shall be
fixed by the directors at the meeting at which such directors were elected,

-6 -
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and no neotice shall be necessary to thg newly elected directorse in order
legally to censtitute such meeting, providing a maiority of the whole board
shall be present. :

Section 10. Regular meetings of the Board of Directors may be held at
such times and places as shall be determined from time ro rime by a
majority of the directors, but at least two gsuch meetings shall be held
during each fiscal vear. Notice of regular meetings of the Board of
Directors shall be given to each director, personally, by mail, e-mail,
fax, telephone or telegraph, at least ten (1¢) days prior to the date named
for such meeting.

Section 11. Special Meetings of the Board of Directors may be called
by the President on three (3) days notice to each director, given
personally, ail, e-mail, fax, telephone or telegraph, which notice
shall state t ime, place and purpose of the meeting. Special meetings
of the Board of ectors shall be called by the President or Secretary in
like manner and o(i}‘ke notice or on the written request of two directors.

7

Secticon 12. B or at any mgeting of the Roard of Directors, any
director may, in wri , walve notice of such meeting and such wailver
shall be deemed equiva to the giving of such notice. Artendance by =
director at any mesting Sle Board shall be deemed a waiver of notice by

him of the time and place t yé@ﬁ If all the directors are present at any
meeting of the Board, no notf€e §hall be required and any business may be
transacted at such meeting.

Section 13. At all mgeting§<§ he Board of Directors, a majority of
the directors shall constitute a gWrUWa for the transaction of business,
and the acts of the majority of the di OFs present at a meeting at which
a quorum is present shall be the acts Board of Directors. If at any
meeting of the Board of Directors, there ss than a quorum present the

majority of those present may adjourn the ring from time to time. At
any such adjourned meeting, any business wh ight have been transacted
at the meeting as originally called may bhe neacted without Ffurther
notice. The joinder of a director in the acti o\a meeting by signing

and concurring in the minutes thereof shall constitghe the presence of such
director for purposes of determining a gquorum. a g um of the directors

shall also permit the Board of Directors to take o n by the written
congsent of individual directors and by means of z ¢ one conference
between the directors. The Board of Directors ig n subiject to the

Michigan Open Meetings Act and may close portions of itg meetings to the
co-owners, and provide for confidentiality of the minutes of the closed
portion of its meetings, for such issues, ag an example, as discussion of
personnel employment and litigation matters,

Section 14. All of the actions (including, without limitation, the
adoption of these By-Laws and any Rules ang Regulations £for the
Assoclation, and any undertakings of contracts entered into with others on
behalf of the Association) of the first Board of Directors of the
Agsgociation named in its Articles of Incorporation or any sSuccessors
thereto elected before the first annual meeting of co-owners shall be
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hinding upon the Association in the same manner as though such actions had
been authorized by a Board of Directors duly elected by the co-owners at
the first or any subseguent annual meeting of co-owners so long as such
actions are within the scope of the powers and dutles which may be
exercised by the Board of Directors as provided in the Condominium
documents.

Section 15. The Board of Directors shall reguire that all officers
and employees of the Association handling or responsible for Association
funds shall furnish adequate fidelity bonds. The premiums on such bonds
shall be expenses of administration.

ARTICLE TIV.
% OFFICERS
Pregident who shal a member of the Board of Directors, a Vice

President, a Secret nd a Treasurer, all of whom shall serve without
compensation. The dixegzﬁﬁs may appoint an assistant Treasurer, and an

Section 1. f;ZErincipal officers of the Association shall be a
a

assigtant Secretary, an h other officers as in their judgment may be
necessary. any two coffifes cept that of President, Vice President and
Secretary may be held by on on.

Section 2. The officers of/g> Association shall be elected annually
by the Board of Directors at the nizational meeting of each new Board,
shall serve without compensation & hall hold office at the pleasure of

the Board. Q
*
Section 3. Upon an affirmative vo ;f

f a majority of the members of
the Roard of Directors, any officer may moved either with or without

cause, and his successor elected at any r ar meeting of the Board of
Directors, or at any special meeting of the called for such purpose.
No such removal action may be taken, however, ss the matter shall have
heen included in the notice of such meeting. e AZficer who is proposed
fo be removed shall be given an opportunity to be Meard at the meeting.
Section 4. The President shall be the chief exe ive officer of the
Association. He shall preside at all meetings of th ociation and of

rhe Board of Directors. He shall have all of the general wers and duties
which are usually vested in the office of the President of an assoclation,
including but not limited to the power to appoint committees from among the
co-owners from time to time as he may in his discretion deem appropriate to
assist in the conduct of the affairs of the Association.

Section §. The Vice President shall take the place of the President
and perform hig duties whenever the President shall be absent or unable to

act. If neither the President nor the Vice President ig able to act, the
Board of Directors shall appoint some other member of the Board to fill in
on an interim basis. The Vice President shall also perform such other

duties as shall from time to time be imposed upen him by the Board of
Directors.

-8 -
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Section 6. The Secretary shall keep the minutes of all meetings of
the Board of Directors and the minutes -of all meetings of the members of
the Asscciation; he shall have charge of the corporate seal 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 Becretary.

Secticn 7. The Treasurer shall have regponsgibility for 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 Agsociation in
such depositories as may from time to time be designated by the Board of
Directors.

Sectiof 8% The officers shall have such other duties, powers and
responsibilit s shall, from time to time, be authorized by the Board of
Directors.

% ARTICLE V.

%IGRTIONS OF THE CO-OWNERS

Section 1. The co—oﬁ?ﬁ shall not make structural modifications or
alterations to his condomiM#lmunit or the common elements, nor shall he
make any decorations or modifiéations which alter the exterior appearance
of the Condominium without pre€igsly notifying the Association in writing
through the management agent, ¥j ny, o©or through the President of the
Association if no management age igaemployed. Such notice shall state
the nature of the intended alteratioyg ‘modification and shall contain in

reascnable detail, the proposed mwfhe of its implementation. The
Association shall be obliged to appro disapprove the said alteration
a <s;;§n sixty (60) days of receipt

in writing to the person seeking approv
of such notification and failure to do so in the stipulated time shall

constitute approval by the Association of proposed modification or
alteration, if otherwise permitted by the cSdomynium documents and the
Michigan Condominium Acgt, The approval cnj;2§ilure to act by the
Association shall not prevent subseguent enford t ©of the condeminium
documents based on a violation thereof.

ARTICLE VI. %

SEAL

Section 1. The Association may (but need not) have a seal. If the
Board of Directors determines that the Association shall have a seal, then
it shall have inscribed thereon the name of the Agsgocliation and the words
"corporate seal”, and "Michigan®.



ARTICLE VII.
FINANCE

Section 1. The fiscal vyear of the Association shall be an annual
pericd commencing on such date as may be initially determined by the Boaxd
of Directors. The commencement date of the fiscal year shall be subject to
change by the Board fox accounting reasons or other good cause.

Section 2. The funds of the Association shall be deposited in such
bank ag may be designated by the Board of Directors, shall be withdrawn
only upon the check or ordery of such officers, employees or agents as are
designated by rgsolution of the Beard from time to time, and shall be

handled in acgbrYance with the Condominium By-Laws. The funds may be
invested from N fo time in accounts or deposit certificates of such bank
or @avings asso ion as are insured by the Federal Deposit Insurance
Corporation or th eral Savings and Loan Insurance Corporation and may
also be invested 1 hterest-bearing obligations of the United States
Government .

‘?} ARTICLE VIII.
INDEMNIFI Aia?ﬁ OF DIRECTCRS, OFFICERS,
COMMITTEE MEMEER EMPLOYEES, AND AGENTS

gection 1. Every director, icer, committee member, employee, and
agent of the Association shall be emnified by the Association against
all expenses and liabilities, ingluNen ounsel fees, reasonably incurred
by or imposed upon him in connection wi py proceeding to which he may be

a party, or in which he may become i d, by reason of his being or
having been a director, officer, committaég;'mber, employee, and agent of
the Association, whether or not he 1is : rector, officer, committee
member, employee, or agent at the time such(S%g@nses are incurred, except
in such cases wherein the director, officer, mittee member, employee,
and agent is adjudged gullty of willful misfeas e §r malfeasance, willful

and wanton misconduct or gross negligence in the pe rmance of his duties;
provided, that, in the event of any c¢laim (S%§> reimbursement oY
u

indemnification hereunder based upon a settlement by director, officer,
committee member, employee, or agent seeking s eimbursement oOr
indemnification, the indemnification herein shall onlf<§§ply if the Boaxrd
of Directors (with the director seeking reimbursement ab alning) approves
such settlement and reimbursement as being in the best interests of the
rssociation. The foregoing right of indemnification shall bhe in addition
o and not exclusive of all other rights to which such director, officer,
committee member, employee, or agent may be entitled. Ten (10} days
written notice of any proposed action by the Assccliation to indemnify a
director, officer, committes member, employee, or agent shall be given to
all co-cwners. Further, the Board of Directors is authorized to carry
directors' and officers' liability insurance covering acts of the
directors, officers, committee members, employees, 0r agents of the
Association in such amounts as it shall deem appropriate.
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ARTICLE IX.
COLLECTION OF ASSESSMENTS AND CHARGES

Section 1. Monthly assessments shall be due on the first day of each
month for that month. All other charges for services rendered by the
Association shall be due when billed.

Section 2. The Board of Directors shall establish a procedure for
collection of delinguent assessmentsg and charges, and shall set a schedule
of actions to be taken and a penalty fee for each action. These penalty
fees shall approximate the actual c¢osts to the Association, sc the
additicnal expense incurred in the collection of delinguent assessments
will be borne by the delinguent co-owners and not by all co-owners. This
procedure sha e reviewed and updated periodically to reflect changing
conditions ani eipenses.

Section 3.<:%$?essments and charges in default shall bear an interest

rate of not less seven percent (7%) per annum in accordance with
Article II, Section <Sf the Condominium By-Laws. The Board of Directors
shall be authorized ¢ prove an interest rate surcharge. The interest

rate and interesgt rate harge combined, applying to delinquent accounts,
ghall not exceed the limi)ﬁéet by usury laws of the State of Michigan. The
interest charges shall be C(j?ﬁgnded monthly on the unpaid balance of all

delinguent accounts.
Z\ CLE X.

AME@@EiTs

Section 1. These Ry-Laws {(but e Condominium By-Laws) may be
amended by the Association at a duly con typsed meeting for such purpose,
by an affirmative vote of at least two-th (2/3) of co-owners.

Section 2. Amendments to these By-Laws Z!‘ the Condominium By-Laws)
may be proposed by the Board of Directors of sociation acting upon
the vote of the majority of the Directors or by 02553hird (1/3) or more in
number of the co-owners whether meeting as co»owne_scgy by an instrument in
writing signed by them.

Section 3. Upon any such amendment being propoé%%? a meeting for
consideration of the same shall be duly called in aco®rdance with the
provisions of Article II of these By-Laws.

Section 4. At any meeting held to consider such amendment or
amendments to these By-Laws, the written vote of any co-owner sghall be
recognized if such co-owner 1is not in attendance at such meeting or
represented thereat by proxy, provided such written vote is delivered to
the Secretary of the Association at or prior to such meeting.
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ARTICLE XI.
VIOLATION PROCEDURE

Section 1. The Board of Directors of the Association shall enfocrce
the Condominium By-Laws in a fair and impartial manner.

Section 2. Violations of the Condominium By-Laws by any <cO-Owner,
and/or resident of record, shall be brought to the attention of the Beard
of Directors in writing signed by the complainant, except in c¢asgses of
emergency.

Section 3 The Board of Directors shall direct the management agent,
if any, to setg:) letter to the co-owner, and/or resident of record, citing
the violation ifbthe remedial action necesgary.

remedial action or compliance has not taken place
s, the co-owney, and/or resident of record, shall be
o meetr with the Board of Directors to discuss the

Section 4.
within thirty {(30)
given the opportuni
reason for non-compli

Section 5. This %4gg ing shall take place at the next vregularly
schaduled Board of Directo Ezgeeting; or at a designated time set by the
Board of Directors or upon wwltt request of the co-owner and/or resident
of record. %

Section 6. If the issue h ot been resolved, with the foregoing
steps, the Board of Directors shal ey the matter to its attorney. The
management agent shall notify the co<é:>gr, and/or resident of record, by
mail of the action taken by the Board ;? irecLors.

Section 7. 2ll attcrney fees and s incurred in enforcing the
condominium By-Laws will be charged to the /gwner of the unit involved in

rhe viclation. ($>

Section 8. The management agent employed by £ Association shall be
empowered to act as agent to enforce and impleme@ the decision c¢f the
Roard of Directors, as necessary.

ARTICLE XII. %

COMPLIANCE

These By-Laws are set forth to comply with the regquirements of Act No.
162 of the Public Acts of Michigan of 1982, as amended, Act No. 538 of the
public Acts of Michigan of 1978, as amended, and with the duly reccrded
Master Deed of the Condominium and Exhibits "A" and "B" attached thereto.
Im case any of these By-Laws conflict with the provisions of said statute
or with the provisions of said Master Deed or the exhibits thereto, the
provisions of the statute and said Master Deed shall be controlling.

H:\ERF\VILLAGEWOOD PLACE\BY-LAWS-ASSN.wWPD
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