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DISCLOSURE STATEMENT

HIGH POINTE RIDGE

DEVELOPER

R & H DEVELOPMENT CO., INC.
3123 High Pointe Ridge Drive
Lake Orion, Michigan 48354

(248) 698-4230

High Pointe Ridge is a 64-unit residential condominium which may not be further expanded.
The condominium may be contracted to not less than 4 units on or before September 26, 2003. If
contracted, Developer has reserved the right to re-expand the project at a later date (but no later
than six years after the date the Master Deed was recorded, being September 26, 1997

THIS DISCLOSURE STATEMENT IS NOT A SUBSTITUTE FOR THE MASTER DEED,
THE CONDOMINIUM BUYERS HANDBOOK OR OTHER APPLICABLE LEGAL
DOCUMENTS AND BUYERS SHOULD READ ALL SUCH DOCUMENTS TO FULLY
ACQUAINT THEMSELVES WITH THE PROJECT AND THEIR RIGHTS AND
RESPONSIBILITIES RELATING THERETO.

IT IS RECOMMENDED THAT PROFESSIONAL ASSISTANCE BE SOUGHT PRIOR TO
PURCHASING A CONDOMINIUM UNIT.

November _______, 1997



DISCLOSURE STATEMENT
HIGHPOINTE RIDGE

I.

Condominium development in Michigan is governed largely by Act 59 of the Michigan
Public Acts of 1978, as amended (the Condominium Act). As required under the Condominium
Act, this Disclosure Statement, together with copies of the legal documents required for the
creation and operation of the project, are thrnished each purchaser because the Condominium
Act requires that the Developer of a condominium project disclose to prospective purchasers the

characteristics of the condomitüum units that are offered for sale.

11. The Lenl Concent of Condominiums

A condominium is a method of subdividing, describing and owning real property. A
condominium unit has the same legal attributes as any other form of real property under
Michigan law and may be sold, mortgaged or leased, subject only to such restrictions as are
contained in the condominium documents and as othetwise may be applicable to the property.

Each owner receives a deed to his or her individual condominium unit. Each owner

owns, in addition to his or her unit, an undivided interest in the other components ("common
elements) of the project. Title to the common elements is included as part of, and is inseparable

from, tiUe to the individual condominium units. Each owners proportionate share of the
common elements is determined by the percentage of value assigned to his or her unit in the
Master Deed described in Section IV of this Disclosure Statement.

All portions of the project not included within the units constitute the common elements.
Limited common elements are those common elements that are set aside for use by less than all

unit owners. Genera' common elements are all common elements other than limited common
elements,

The project is administered generally by a non-profit corporation of which all owners are
members (the "Associatiotf). The nature and duties of the Association are described more ftlly
in Section VI of this Disclosure Statement.

Except for the year in which the project is established, or, in the case of units added to a
project by subsequent amendment to the Master Deed, the year in which such amendment is
recorded, real property taxes and assessments are levied individually against each unit in the
project. The separate taxes and assessments cover the unit and its proportionate share of the
common elements. No taxes or assessments are levied independently against the common

• elements. In the year in which the project is established or in which an amendment adding units
is recorded, the taxes and assessments for the units covered by the Master Deed or amendment



including the number, boundaries, dimensions and area of each Unit therein, are set forth

completely in the Condominium Subdivision Plan. Each building contains individual Units for

residential purposes and each Unit is capable of individual utIlization on account of having its

own entrance from and exit to a Common Element of the Condominium Project. Each Co-

Owner in the Condominium Project shail have an exclusive right to his or her Unit and shall have
undivided and inseparable rights to share with other Co-Owners the Common Elements of the

Condominium Project.

ARTICLE II

LEGAL DESCRIPTION

The land which is submitted to the Condominium Project established by this Master Deed

is described as follows:

Part of the northwest 1/4 of Section 28, T4N, RIOP, Orion Township, Oakland County,

Michigan, described as:

Commencing at the northwest corner of said Section 28, thence N 89°IO'48" E 819.K8

feet along the north tine of said Section 28, said line being the centerline of Walden

Road, to the point of beginning, thence continuing N 89°1O'48" E 349.26 feet along the

north line of said Section 28 and said centerline; thence S OO04912' E 5000 feet; thence

N 89°lO'48" E 143.81 feet; thence S 00°i8'05" W 88.81 feet; thence S 89°41'SS" £

60.00 feet to a point on the centerline of Joslyn Road; thence S OO°18'OS" W 871.59 feet

along said centerline;thence S 89°11'Ol" W 528.12 feet; thenceN 0l0O954 W 1021.38

feet to the point of beginning and conlaining 12.28.

Subject to the rights of the public over the northerly 33.0feet for Waldon Road and the
easterly 33.0 feet for Joslyn Road. Also subject to easements and restrictions of record, if

any

ARTICLE III

DEFINITIONS

Certain terms are utilized not only in this Master Deed and the attached Exhibits A and B,

but are or may be used in various other instruments such as, by way of example and not
limitation, the Articles of incorporation and rules and regulations of the High Pointe Ridge
Association, a Michigan non-profit corporation, and deeds, mortgages, liens, land contracts,

easements and other instruments affecting the establishment of, or transfer of, interests in High

Pointe Ridge as a condominium. Wherever used in such documents or any other pertinent

instruments, the terms set forth below shall be defined as follows:

Section 1. . The "Act" means the Michigan Condominium Act, being Act 59 of

the Public Acts of 1978, as amended.



usually are billed to the Association and are paid by the owners of such units in proportion to the
percentages of value assigned to the units owned by them.

Although the foregoing is generally accurate as applied to most residential condominium
developments, the details of each development may vary substantially. Accordingly, each
purchaser is urged to review carefully all of the documents contained in the High Pointe Ridge
Purchaser Jufonnation Booklet as well as any other documents that the Developer has delivered
to the purchaser in connection with this condominium project. Any purchaser having questions
pertaining to the legal aspects of the project is advised to consult his or her owil lawyer or other
professional advisor.

III. Dechntiop of the Condominium Project

A. Size. Scope and Physical Characteristics of the Project. High Pointe Ridge is a
64—unit residential condominium project located on the southwest corner of Waldon Road and
Joslyn Road in Orion Township, Oakland County, Michigan (the "Project"). The Project is
expected to contain 16 buildings with four units in each building with a mixture of ranch,
carriage and townhouse units. The ranch and townhouse Units have basements. All Units have a
one-car attached garage.

B. IJ1jjjtjs. The Project is served by public roads, water, sanitaiy and storm sewers,
gas, electric, telephone, and (upon activation by the cable company) cable television service.
Gas set-vice is furnished by Consumers Energy Company and is individually metered to each unit
for payment by the co-owner. Cable television will be provided by TCI Cablevision and will be
paid for by each co-owner individually. The activation of the Project's cable television service
depends upon the schedule established by the abIe television company and is not within the

Developer's control. The DeveLoper cannot guarantee cable service Will be immediately
available. Electricity is furnished by Detroit Edison and telephone service is provided by
Ameritech. The cost of these services will also be paid by the co-owner individually. The costs
of water and sanitary sewer services will be collected by the Association and paid as an
Association expense. Units will not be separatdy metered for water and sewer charges. The
anticipated cost of those services are set forth on the budget attached as Appendix I to this
Disclosure Statement. Water charges for common areas (for irrigation, exterior maintenance,
etc.) will also be paid by the Association as a common expense. The costs of maintaining the
sanitary and storm sewer systems serving the Project, to the extent those systems are located
within the Project boundaries, will be borne by the Association.

C. The roads in High Pointe Ridge are private and will be maintained
(including, without limitation, snow removal) by the Association. Replacement, repair and
resurfacing will be necessary from time to time as circumstances dictate. It is impossible to
estimate with any degree of accuracy future roadway repair or replacement costs. It is the
Associations responsibility to inspect and to perform the preventative maintenance of
condominium roadways on a regular basis in order to maximize the life of project roadways and
to minimize repair and replacement costs.
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D. Reserved Rights of Developer.

(1) Contradiction: WithdrawaL of Land. The Developer has also reserved the
right to contract the Project to not less than four (4) units by recording an amendment to the
Master Deed at any time on or before September 26, 2003. The Devetoper has reserved
easements over the Project to serve any land which may be withdrawn. In connection with such
contraction the Developer has reserved the right to define and redefine generaL or limited
common elements as may be necessary to adequateLy service the withdrawn area and to change
the nature of any common element previously included in the Project to achieve the purposes of
such contraction, including but not limited to connection of existing roadways and sidewalks
within the Project or on the land to provide access to the withdrawit land.

(2) Re-Exnansion of Proict, The Developer has reserved the right to re-
expand the Project to no more than 64 units by the reincorporation of land which might be
withdrawt any time on or before September 26, 2003. In connection with such re-expansion, the

Developer has reserved the right to define and redefine general or limited common elements as

may be necessary to adequately describe and service the re-incorporated land and to change the

nature of any common eLement previously included in the Project to achieve the purposes of such
re-expansion, including, but not limited to, the connection of existing roadways and sidewalks to

any roadways and sidewalks planned for the land, and to provide access to any condominium
units over such roadways and sidewalks.

(3) Convertible Areas. The Developer has reserved the right to construct
patios or decks within the convertible areas identified as such on the Condominium Subdivision

Plan.

(4) Improvements and Landscaping. Until all of the units in the Projec( have

been sold, no exterior modifications of any type may be made without the Developer's approval.

(5) Conduct of Commercial Activities. The Developer has reserved the right,
until all of the units in the Project that may be created have been so'd, to maintain in the Project a
sales office, a business office, model units, storage areas, reasonable parking incident to the use

of such areas, and such access to, from and over the Project as may be reasonable to enable the

development and sale of the entire Project The Developer is obligated to restore the areas so
utiLized to habitabLe status upon termination of use.

(6) Right to Amend. The Developer has reserved the right to amend the
Master Deed without approval from owners and mortgagees for the purpose of correcting errors
and for any other purpose. Any such amendment that would materially alter the rights of an
owner or mortgagee may be made only with the approval of 66-2/3% of the owners and first
mortgagees. Further, certain provisions of the Master Deed cannot be amended without the
Developer's approval.
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(7) Easements.

(a) For Maintenance. Repair and ReDlacement. The Developer has
reserved such easements over the Project (including all units and common dements) as may be.l
required to perform any of the Developers maintenance, repair, decoration or replacement1
obligations.

(b) EQY Use of Ulilities. The Deve]oper has reserved easements to

utilize, tap, tie into, extend and enlarge all utility mains in the Project in connection with the
exercise of its rights with respect to the re-expansion and contraction of the Project or the
devdopment of separate projects on the withdrawn land. The Devdoper has also reserved the
right to grant easements for utilities to appropriate governmental agencies and public utilities.

(c) For Use of Roa4s. The Deve]oper has reserved easements aid
rights of use over any roads and walkways in the Project for the purpose of ingress and egress to
and from all or any portion of the land that hereafter may be added or withdrawn from the
Project, regarcfless of how such land ultimately may be used.

(d) Dedications to Public Authojities, The Developer has also
reserved the right to make dedications to the public of roadst rights of way and utilities. The
Association will also have those rights afier the Transitional Contro' Date.

(8) Enforcement of Bylaws. The Developer has reserved the right to enforce
the Bylaws as long as the Developer owns any unit in the project that it offers for sale or until six
years after the Master Deed was recorded, whichever is longer.

(9) General. In the condominium documents and in the Condominium Act,
certain rights and powers are granted or reserved to the Developer to facilitate the development
and sa]e of the project as a condominium, including the power to approve or disapprove a variety
of proposed acts and uses and the power to secure representation on the Board of Directors of the
Association.

IV. Legal Documentation

A. General. High Pointe Ridge was established as a condominium project pursuant
to the Master Deed recorded in the Oakland County Records and contained in the High Pointe
Ridge Purchaser Information Booklet. The Master Deed includes the Bylaws as Exhibit A and
the Condominium Subdivision Plan as Exhibit B.

B. Master Deed. The Master Deed contains the definitions of certain terms used in
the condominium documents, the percentage of value assigned to each unit in the Project, a
general description of the units and common elements induded in th Project and a statement
regarding the relative responsibilities for maintaining the common elements. Article VI of the
Master Deed contains the provisions relating to re-expansion of the Project if landis withdravm,
Article VII of the Master Deed contains provisions relating to contraction of the Project, Article
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X covers easements, Article XI covers the provisions for amending the Master Deed and Article
XII provides that the Developer may assign to the Association or to another entity any or all of
its rights and powers granted or reserved in the condominium documents or by law.

C. ByJw. The Bylaws contain provisions relating to the operation, management
and fiscal affairs of the Project and, in particular, set forth the provisions relating to assessments
of Association members for the costs of operating the Project. Article VI of the Bylaws contains
certain restrictions upon the ownership, occupancy and use of the Project. Article VI of the
Bylaws also contains provisions permitting the adoption of rules and regulations governing the
common e)ements. At the present time no rules and regulations have been adopted by the Board
of Directors of the Association.

D. Condominium Subdivision Plan. The Condominium Subdivision Plan is a three
dinensiona] survey depicting the physical location and boundaries of each of the units and all of
the common elements in the Project.

V. The Developer and Other Service Owanizatioitc

A. Develone?s Back2round and Pxperience. R & H Development Co., Inc. is a
Michigan corporation which was formed for the purpose of developing condominium projects
including High Pointe Ridge. It is a licensed residential builder. Herman Kaplan and Richard
Kaplan, the principals of It & H Development, Inc., have been involved in the development of
over 200 condominium units in the past several years including Pine Tree Ridge, Hidden Ridge
of Waterford and Colonial Oaks. Each of those projects are located in Waterford, Michigan.

B. Affiliates. There are no affiliates of the Developer involved in the Project.

C. Broker. The sales agent for the Project is Lawrence Geethood, a licensed real
estate salesperson. Mr. Geelhood has approximately three years of experience in real estate
sales. This is the third condominium Project with which he has been involved.

D. Liaai Proceedings lnyplvin2 the Condominium Project or the Developer. The
Developer is not aware of any pending judicial or administrative proceedings involving the
Project or the Developer.

VI. Operation and Management of the Condominium Project

A. The Cnndpminiuin Association. The responsibility for management and
maintenance of the Project is vested in the High Pointe Ridge Association, which has been
ncorporated as a non-profit corporation under Michigan law. The Articles of Incorporation of
the Association are contained in the Purchaser Information Booklet. The Bylaws include
provisions that govern the proceduraL operations of the Association. The Association is governed
by its Board of Directors, the initial members of which are designees of the Developer.
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Within 120 days after closing the sales of 25% of the units that may be created in the
Project, one of the five directors of the Board of Directors will be selected by non-developer
oers of units in the Project; within 120 days after closing the sales of 50% of the units that
may be created in the Project, not less than two of the five directors will be selected by non-
developer owners of units in the Project; and within 120 days after closing the sales of 75% of
the units that may be created in the Project, the non-developer owners of units in the Project will
elect all five directors, except that the Developer will have the right to designate at least one
director as long as it ovms at least 10% of the units in the Project. Regardless of the number of
units conveyed, 54 months after thc first conveyance, the non-developer owners of units in the
Project may elect directors in proportion to the number of units that they own.

Within 120 days after closing the sales of one third of the units in the Project or one year
from the date of the first conveyance of a unit within the Project, whichever first occurs, the
Developer must establish an advisory committee to serve as liaison between the non-developer
owners of units in the Project and the Developer.

The First Annual Meeting may be convened any time after 50% of the units that may be
created in the Project have been sold and must be held on or before the expiration of 120 days
after 75% of the units that may be created in the Project have been sold or within 54 months after
conveyance of the first unit within the Project, whichever first occurs. At the First Annual
Meeting, the members of the Association will elect directors, and the directors in turn will elect
officers for the Association.

The Deveopers voting rights are sct forth in Article VIII, Scction 2 of the Bylaws.

B. Percentaes of Value. The percentages of value for the units in the Project were
assigned based on the area of each unit with a discount factor applied to the basement area
because of the lower utility of the basement. While several ranch units in the Project have a
larger square footage area, the Developer has assigned the same percentage of value to afl of the
ranch units. The total percent values assigned to all of the units in the Project must be equal to
%0O%. The particular assignment of values set forth in the Master Deed was completed so that
the values assigned to each unit, when added together, are equal to 100%. The percentage of
value assigned to each unit determines, among other things, the value of each owners vote and
his or her proportionate share of regular and special Association assessments and of the proceeds
of administration of the Project.

C. Project Finances.

(I) Budget. Article II of the Bylaws requires the Board of Directors to adopt
an annua' budget for the operation of the Project. The initial budget was formulated by the
Developer and is intended to providc for the normal and reasonably predictable expenses of
administration of the Project, and includes a reserve for major repaits to and replacement of
common elements during the initial years of the Project. For instance, estimates for water and
sewer charges may be different from those budgeted once actual leveEs of use are ascertained.
Similarly, costs for maintenance of the buildings and improvements will increase over time;

-6-



however, building maintenance expenses should be low initially because the buildings are new

and it can reasonably be expected that many repairs (if any are required) will be covered under

the warranty described in Article VII, Section C(2) of this Disclosure Statement Inasmuch as

the budget must necessarily be prepared in advance, it reflects estimates of expenses made by the

Developer based in part upon experience in similar Projects and in part upon the estimates of

others. The estimates recognize that the Project is in the initial stages of development. As a

resuit, costs may increase in subsequent years when the Project is finally developed. To the

extent that estimates prove inaccurate during actual operation and to the extent that the goods and

services necessary to service the condominium Project change in cost in the future, the budget

and the expenses of the Association also will require revision. The current budget of the

Association has been included as Appendix Ito this Disclosure Statement.

(2) Assessments, Each owner of a unit, including the Developer, must

contribute to the Association to defray expenses of administration; while the Developer is

obligated to contribute to the Association for such pulpose, its contributions are determined

differently than the other owners' contributions are determined. See Article II, Section 3 of the

Bylaws. Assessments are based upon the percentages of value assigned to the units. The Board

of Directors may also levy special assessments in accordance with the provisions of Article II,

Section 2(b) of the Bylaws.

(3) Foreclosmt of Lien. The Association has a lien on each unit to secure

payment of Association assessments. The Bylaws provide that the Association may foreclose its

lien in the same fashion that mortgages may be foreclosed by action or by advertisement under

Michigan law. By closing on the purchase of a unit, each purchaser will be deemed to have

waived notice of any proceedings brought by the Association to foreclose its lien by

advertisement and notice of a hearing prior to the sale of his unit.

(4) Other Possible LiabiIhi. Each purchaser is advised of the possible

liability of each owner under Section 58 of the Condominium Act:

If the holder of the first mortgage or other purchaser of a condominium

unit obtains title to that unit by foreclosing that mortgage, the holder of the

first mortgage or other purchaser is not liable for unpaid assessments that

are chargeable against that unit and that became due prior to foreclosure.

These unpaid assessments are common expenses that are collectible from

all unit owllers including the holder of the first mortgage who has obtained

title to the unit through foreclosure.

D. Condominium Association Mana2emeflt Contract. The Association recently

entered into a new management agreement with Marcus Management, Inc., a Michigan

corporation, whose address is 28545 Orchard Lake Road, Suite A, Farmington Hills, Michigan

48334 (the "Management Agreement"). The Management Agreementhas been entered into for

an initial term of two years at a fee of $1 50 per unit per month. The Management Agreement

is terminable by either party upon thirty (30) days prior written notice by mutual consent of the

parties, with 60 days notice for cause if a default has not been cured, or at the end of two years by
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either party within 90 days of the end of the term. The management company is not affiliated
with the Developer.

E. Insurance.

(1) Title Insurance. The Purchase Agreement provides that the Developer
shall furnish each purchaser a commitment for an owners title insurance policy issued by
Transnation Title Insurance Company at or prior to closing, and that the policy itself shall be
provided within a reasonable time after closing. The cost of the commitment and policy is to be
borne by the Developer. Each purchaser should review the titie insurance commimient with a

qualified advisor of his or her choice prior to closing to make certain that it conforms to the
requirements of the Purchase Agreement.

(2) Other insurance. The condominium documents require that the
Association carzy fire and extended coverage for vandalism and malicious mischief and liability
insurance and workers' compensation insurance, if applicable, with respect to all of the common
elements of the Project. The insurance policies have deductible clauses and, to the extent
thereof, losses will be borne by the Association. The Board of Directors is responsible for
obtaining insurance coverage for the Association. Each owne?s pro rata share of the annual
Association insurance premiums is included in the monthly assessment. The Association
insurance policies are available for inspection during normal working hours. A copy of the
certificate of insurance with respect to the Project wilt be furnished to each owner upon request.

Each owner is responsible for obtaining personal property, liability and other individual
insurance coverage with respect to his or her unit to the extent indicated in Article IV of the
Bylaws. The Association should periodically review all insurance coverage to be assured of its
continued adequacy and owners should each do the same with respect to their personal insurance.

F. Restrictions on OwnershiD. Occunancy and Use. AiticleVl of the Bylaws sets
forth restrictions on the ownership, occupancy and use of a unit in the Project. It is impossible to
paraphrase these restrictions without risking the omission of some provision that may be of
significance to a purchaser. Consequently, each purchaser should examine the restrictions with
care to be sure that they do not infringe upon an important intended use. The following is a list
of certain of the more significant restrictions:

(I) Units are to be used only for single-family residential purposes.

(2 Animals may be maintained by any owner only if registered with the
Association and there are detailed restrictions appLicable to keeping a pet in the Project.

(3) There are substantial limitations upon physical changes which may be
made to the common ejements and to the units in the condominium, Sd upon the uses to which
the common elements and units may be put.
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(4) Reasonable regulations may be adopted by the Board of Directors of the
Association concerning the use of common elements, without vote of the owners.

(5) There are restrictions on parking and vehicle use within the Project.

None of the restrictions apply to the commercial activities or signs of the Developer.

VII. Rights and Obtigations as Between Develoner and Owners

A. Before Clpsin. The respective obligations of the Developer and the purchaser of
a unit in the Project prior to closing are set forth in the Purchase Agreement and the
accompanying Purchase Escrow Agreement. Those documents should be closely examined by
all purchasers in order to ascertain the disposition at closing of earnest money deposits advanced

by the purchaser, anticipated closing adjustments and other important matters. The Escrow
Agreement provides, pursuant to Section HUb of the Condominium Act, that the escrow agent
shall maintain sufficient funds or other security to complete those improvements shown as "must
be bunt on the Condominium Subdivision Plan until such improvements are substantially
complete. Absent such security, fimds retained in escrow are not to be released to the Developer
until issuance of a certificate of occupancy, if applicable, conveyance to a purchaser of title to a
unit and confirmation by the escrow agent that all improvements labeled 'must be built' are
substantially complete. The Developer is providing the fimds necessary to complete the
construction of all improvements shown on the Condominium Subdivision Plan as must be

built.

B. ALQfljng. Each purchaser will receive by warranty deed fee simple titLe to his
or her unit subject to no liens or encumbrances other than the condominium documents and those
other easements and restrictions that are specifically set forth in the condominium documents and
title insurance commitment.

C. After Clpsin2.

(1) General. Subsequent to the purchase of the unit, relations between the
Deveioper and the owner are governed by the Master Deed and the Condominium Act, except to
the extent that any contractual provisions of the Purchase Agreement are intended to survive the
closing.

(2) Condominium Project Warranties. The only wananty given by the
Developer is the Limited Warranty attached to the Purchase Agreement. It should be careftily
examined. As is more particularly described in the warranty, the Developer is warranting that for
one year from the date of closing of a unit, the unit will be free from defects as provided for in
the Limited Warranty. For this reason all wananty claims must be submitted in writing to the
Developer at the address appearing on the cover of this Disclosure Statement and in the Limited
Warranty. The unit's Limited Warranty is extended to the initial unit Owner only. It is

recommended that you examine the Limited Warranty and review it with advisors of your choice
prior to the execution of the Purchase Agreement and the closing on the purchase of your unit.

-9-



VIII. Purpose of Disekisure Statement

The Developer has prepared this Disclosure Statement in good faith, in reliance upon
sources of information believed to be accurate and in an effort to disclose material facts about the
Project. Each purchaser is urged to engage a competent lawyer or other advisor in connection
with deciding whether to purchase a unit. In accepting title to a unit, each purchaser shalL be
deemed to have waived any cLaim or rigjn arising out of or relating to any immaterial defect,
omission or misstatement in this Disclosure Statement. The teims used herein are defined in the
Condominium Act.

The Michgan Department of Commerce publishes The Condominium Buyers Handbook

that the Developer has delivered to you. The Developer assumes no obligation, liability or
responsibility as to the statements contained therein or omitted from The Condominium Buyers
Handbook.

The descriptions of the Master Deed and other instruments contained herein are in

summaiy form only and may or may not completely and adequately express the content of the
various condominium documents. Each purchaser is referred to the original Master Deed and
other original instruments as contained in the Purchaser Information Booldet, In accordance with
the rules of the Michigan Departmentof Commerce, legal phraseology, technica' terms and

terms of art have been minimized and brevity has been the objective to the extent consistent with
the purposes of the Disclosure Statement and rules of the Michigan Department of Commerce.

86406
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APPENDIX

HIGH POINTE RIDGE ASSOCIATION
PROJECTED AND ESTIMATED 1997-1 998 BUDGET

BASED ON 64 UNITS

ADMINISTRATIVE EXPENSES:

Postage and Mailings S 240.00

Legal Expenses $ 40000

Accounting Fees $ 700.00

Management Fees $ 8,83200

Miscellaneous Administrative $ 50000

TOTAL ADMINISTRATIVE EXPENSES: $ 10,672.00

UTILITY EXPENSES:

Electricity Expenses $ 5,00000

Water and Sewer Expenses $ 13,82400

TOTAL UTILITY EXPENSESt $ 18,824.00

GROUNDS MAINTENANCE EXPENSES:

Lawn Service — Bed Care $ 9,25000

Snow Removal $ 6,80000

Lawn Fertilization/Weed Control $ 80000

Tree Maintenance $ 600.00

Irrigation System $ 1,200.00

Miscellaneous Grounds Repairs $ 600.00

TOTAL GROUNDS MAINTENANCE EXPENSES: S 19,250.00

(Contthued)
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ThisMasterpedismaxicandcxcctitedonthis23xddayofstptemb&,l996,bYR&H
Development Co., Inc.. a Mithign corporation (the "Developer'), whose address is 2295 Cameo

Lake Drive, Bloomficid Hills, Michigan 48302. iii pursuancc of the provisions of the Michigan
C6de!iEiuM Act (bQing Act 50 of th. Public Acit of 197g, 2 snsndø4

WHEREAS, the Developer dcsirts b recording tins Matei Deed, together with the
Bylaws attached as Exhibit A and the Condomiiüum Subdivision Plan attached as Exhibit B
(both of which are hcrvby incorporated herein by refete5ce and made a part hereof), to establish

real property described in Ar6 tie II below, together with the Improvement located thd to be
cated thereon, and the appurtenances thcrto as a residantial Con domi,iwn Project under the

provisions of th Act.

140W, TUEREFOBE. the Developer does, upon the recording hereof, establish High
Pointe Ridge as a Condominium Project undcr the Act an4 does declare that High Pointe Ridge
eZiall, after such ebblhbment, be held, conveyed, hypothecated, exicuzubared, leased, rented
occupied, unproved, or in any other macntr utili2ed, subject to the provisions of the Act, and to
the covenants, con4ition, reitticifocs. uses, limitations and affimiative obligations set frth in
this ?vlastc Deed, the Bylaws and the Condominium Subdivision Plan. all of which shall be
deemed to am with the Jand'and shall be abuzden and a benefit to the Dcveloper and aiiy persons
acquiring or owning an intcrcst in the Condominium Premises and their respective successors
and assigns. In furthcnnce of the establltncnt of the Condominium Project, it h provided as
follows:

ARTICLE I

TITLE AND NAWRE

The Condominium Prect shall be known as Nigh Pointe Ridge, Oakland County
Condominium Subdivision Plan No.______ The engineeiing and axvhitectwal pIns for the.roject were approved by, and ate on file with, the Township of Orion. The Condominium
rojvt is established in accordance with the Act. The bUildings contained lathe Condominium,

248698423! 10-20—9? 02Z9AM P002 I9



Section 2. Association. "Association' means High Pointe Ridge Association, which

is 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.

Section 3. Bylaws. Bylaws' means the attached Exhibit A, being the Bylaws 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. The Bylaws shall also constitute the corporate

bylaws of the Association as provided for under the MichiganNonprofit Corporation Act.

Section 4. Common Elements. 'Common Elements," where used without

modification, means both the General and Limited Common Elements described in Article IV,

below.

Section 5. Condominium Documents. "Condominium Documents' means and

includes this Master Deed and the attached Exhibits A and B, and the Articles of Incorporation

and rules and regulations, if any, of the Association, as all of the same may be amended from

time to time.

Section 6. Condominium Premises. "Condominium Premises' means and includes

the land described in Article II above, all improvements and structures thereon, and all

easements, rights and appurtenances belonging to High Pointe Ridge as described above.

Section 7. Condominium Project Condominium or Project. "Condominium

Project, 'Condominium" or "Project" each mean High Pointe Ridge as a Condominium Project

established in conformity with the Act.

Section.S. Condominium Subdivision Plan. "Condominium Subdivision Plan'

means the attached Exhibit B.

Section 9. Consolidating Master Deed. 'Consolidating Master Deed means the final

amended Master Deed which shall describe High Pointe Ridge as a completed Condominium

Project and shall reflect the entire land area added to the Condominium from time to time under

Article VI, below, and all Units and Common Elements therein, and which shall express

percentages of value pertinent to each Unit as finally readjusted. Such Consolidating Master

Deed, when recorded in the office of the Oakland County Register of Deeds, shall supersede the

previously recorded Master Deed for the Condominium and all amendments thereto.

Section IQ. Cpnstniction and Sales Peñod. 'Construction and Sates Period,' for the

purposes of the Condominium Documents and the rights reserved to the Developer thereunder,

means the period commencing with the recording of the Master Deed and continuing for as long

as the Developer owns any Unit which it offen for sale or for so long a the Developer is entitled

to add Units to the Project as provided in Article VI hereof, whichever is longer.

Section 11. Co-Owner CT Owner. "Co-Owner' means a person, firm, corporation,

partnership, association, trust or other legal entity or any combination thereof who or which owns
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one or more Units in the Condominium Project. The term 'Owiier," wherever used, shall be
synonymous with the term "Co-Owner."

Section 12. Develpoer. "Developer" means R & H Development Co., Inc., a Michigan
corporation, which has made and executed this Master Deed, and its successors and assigns.
Both successors and assigns shall always be deemed to be included within the term "Developer
whenever, however and wherever such term is used in the Condominium Documents.

Section 13. First Annual Meeting. "First Annual Meeting" means the initial meeting
at which non-developer Co-Owners are permitted to vote for the election of all Directors and

upon all other matters which properly may be brought before the meeting. Such meeting is to be

held (a) in the Developer's sole discretion after 50% of the Units which may be created are
conveyed, or (b) mandatorily within (1)54 months from the date of the first Unit conveyance, or

(ii) 120 days after 75% of all Units which may be created are conveyed, whichever first occurs.

Section 14. Transitioi1 Control Date. "Transitional Control Date' means the date on

which a Board of Directors of the Association takes office pursuant to an election in which the

votes which may be cast by eligible Co-Owners unafihliated with the Developer exceed the votes

which may be cast by the Developer.

Section 15. Unit or Condominium Unit. "Unit" or RCondomiilium Unit" each mean
the enclosed space constituting a single complete residential Unit in High Pointe Ridge, as such

space may be described in the Condominium Subdivision Plan, and shall have the same meaning

as the term 'Condominium Unit as defined in the Act.

Whenever any reference herein is made to one gender, the same shall include a reference

to any and all genders where the same would be appropriate; similarly, whenever a reference is

made herein to the singular, a reference to the plural shall also be induded where the same would

be appropriate and vice versa.

ARTICLE IV

COMMON ELEMENTS

The Common Elements of the Project and the respective responsibilities for maintenance,
decoration, repair or replacement thereof, aTe as follows:

Section 1. General Common Elements. The General Common Elements are:

(a) Land. The land described in Article II hereof, including the driveways, roads,
sidewalks and parking spaces located thereon not identified as Limited Common

Elements.
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(b) Electrical. The electrical transmission system throughout the Project, including
that contained within Unit walls and including any electrical meters, up to the
point of connection with, but not including, electrical fixtures, plugs and switches
within any Unit.

(c) Exterior Li2hting. The exterior lighting system throughout the Project including

all electrical transmission lines, lighting fixtures and related equipment.

(d) Telephone. The telephone system throughout the Project up to the point of entry

to each Unit.

(e) Q. The gas distribution system throughout the Project, including that contained

within Unit walls and including any gas meters, up to the point of connection with

gas fixtures within any Unit.

(1) Water. The water distribution system throughout the Project, including that
contained within Unit walls and including any water meters, up to the point of

connection with pjumbing fixtures within any Unit.

(g) Sanitary Sewer. The sanitary sewer system throughout the Project, including that

contained within Unit walls, up to the point of connection with plumbing fixtures

within any Unit.

(h) Stonu Sewer. The storm sewer system throughout the Project.

(i) Telecommunications. The telecommunications system throughout the Project, if

and when it may be installed, up to, but not including, connections to provide

service to individual Units,

U) Construction. Foundations, supporting columns, Unit perimeter walls (but not
roofs, ceilings, halls, floor construction

between Unit levels and chimneys.

(k) Suing Pumps. The sump pumps, if any, throughout the Project, including all

accessories related to their operation, located in some Units.

(I) Irrigation System. The irrigation system throughout the Project, including all

accessories related to their operation, wherever located.

(m) Other. Such other elements of the Project not herein designated as General or

Limited Common Elements which are not enclosed within the boundaries of a
Unit, and which are intended for common use or are necessary to the existence,

upkeep and safety of the Project.
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Some or all of the utility lines, systems (including mains and service leads) and
equipment described above may be owned by the local public authority or by the company that is
providing the pertinent service. Accordingly, such utility lines, systems and equipment, shall be
General Common Elements only to the extent of the Co-Owners' interest therein, if any, and the
Developer makes no warranty whatsoever with respect to the nature or extent of such interest, if
any.

Section 2. Limited Common Elements. Limited Common Elements shall be subject
to the exclusive use and enjoyment of the owner of the Unit to which the Limited Common
Elements are appurtenant. The Limited Common ELements are:

(a) Balconies or Decks. Each individual balcony, deck or patio, if any, in the Project
is restricted in use to the Co-Owner of the Unit which opens onto such balcony,
deck or patio as shown on Exhibit B hereto.

(b) Furnace/Air Conditioners. Each individual furnace/air conditioner in the Project
is restricted in use to the Co-Owner(s) of the Unit(s) which such furnace/air
conditioner services.

(c) Garage Interiors. Storage Areas and Driveways. Each individual garage interior,
adjacent storage area, if any, and adjacent driveway are appurtenant to certain
Units as Limited Common Elements as designated on Exhibit "B" attached
hereto.

(d) Interior Surfaces. The interior surfaces of Unit and garage perimeter walls,
storage area perimeter walls, windows, doors, ceilings and floors contained within
a Unit, storage area perimeter walls, the garage and the storage area shall be
subject to the exclusive use and enjoyment of the Co-Owner of such Unit.

(e) Windows. Storm Windows and Window Screens. AU windows, whether fixed or
removable, all removable storm windows, all fixed and removable window
screens, all door windows and screens and doorwall, doorwalt windows and
doorwall screens, if any, appurtenant to each Unit shall be subject to the exclusive
use and enjoyment of the Co-owner of such Unit.

(1) Fireplace Combustion Chamber. The fireplace combustion chamber, if any, for a
Unit shall be subject to the exclusive use and enjoyment of the Co-Owner of the
Unit served thereby.

Section 3. ResDonsihj1iti. The respective responsibilities for the maintenance,
decoration, repair and replacement of the Common Elements are as folkws:

(a) flkpniec. Decks or Patioc. The costs of maintenance and decoration of each
balcony, deck and patio, if any, described in Article IV, Section 2(a) above shall
be borne by the Co-Owner of the Unit which opens into such balcony, deck or
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patio (but not the costs of repair and replacement, which shall be the

responsibility of the Association).

(b) Furnace/Air Conditioners. The costs of maintenance, repair and replacement of
each individual furnace/air conditioner described in Article IV, Section 2(b) above
shall be borne by the Co-Owner(s) of the Unit(s) which such furnace/air
conditioner services.

(c) Interior Surfaces. The costs of decoration and maintenance (but not repair or
replacement except in cases of Co-owner fault) of the interior of the garage and
storage area, if any, referred to in Article IV, Section 2(c) and all surfaces refeffed

to in Article IV, Section 2(d) above shall be borne by the Co-owner of each Unit

to which such Limited Common Elements are appurtenant, and Co-owners shall
be solely responsible for decoration, maintenance repair and replacement of the
garage floor and storage area floor, if any, appurtenant to their Units.

(d) Windows Storm Windows and Window Screens. The cost of maintenance, repair
and replacement of aLl windows (whether fixed or removable), all removable
storm windows, all fixed and removable window screens, afl windows and screens
in doors, and doorwalls, doorwall windows and doorwall screens, if any, refered
to in Article IV, Section 2(e) shall be borne by the Co-owner of the Unit to which

they are appurtenant.

(e) Fireplace Combustion Chamber. The costs of maintenance, repair and

replacement of each individual fireplace combustion chamber described in Article
IV, Section 2(f) above shall be borne by the Co-Owner(s) of the Unit(s) which
such fireplace combustion chamber services.

(f) Other. The costs of maintenance, repair and replacement of all General and
Limited Common Elements other than as described above shah be borne by the
Association, subject to any provisions of the Bylaws expressly to the contrary.

No Co-Owner shall use his or her Unit or the Common Elements in any manner
inconsistent with the purposes of the Project or in any manner which will interfere with or impair
the rights of any other Co-Owner in the use and enjoyment of his or her Unit or the Common
Elements.

ARTICLE V

UNIT DESCRIPTION AND PERCENTAGE OF VALUE

Section 1. Dcriptinn of Units. Each Unit in the Condominium Project is described
in this paragraph with reference to the Condominium Subdivision Plan of High Pointe Ridge as

prepared by Kieft Engineering, Inc. Each Unit shall include: (1) with respect to each Unit

7



basement, all that space contained within the unpainted surfaces of the basement floor and walls

and the uncovered underside of the first-floor joists, and (2) with respect to the upper floors of

Units, all that space contained within the interior finished unpainted walls and ceilings and from

the finished subfloor, all as shown on the floor plans and sections in the Condominium

Subdivision Plan and delineated with heavy outlines. The dimensions shown on basement and

foundation plans in the Condominium Subdivision Plan have been or will be physically

measured by Kieft Engineering, Inc.

In the event that the dimensions on the measured foundation plan of any specific

Unit differ from the dimensions on the typical foundation plan for such Unit shown in the

Condominium Subdivision Plan, then the typical upper-floor plans for such Unit shall be deemed

to be automatically changed for such specific Unit in the same manner and to the same e%tent as

the measured foundation plan.

Section 2. Emcenta2e of Value. The percentage of value assigned to each Unit is set

forth below. The percentages of value were computed on the basis of the relative square foot

area of the Units, with the resulting percentages reasonably adjusted to total precisely 100%.

The percentage of value assigned to each Unit shall be determinative of each Co-Owners

respective share of the Common Elements of the Condominium Project, the proportionate share

of each respective Co-Owner in the proceeds and expenses of the administration and the value of

such Co-Owner's vote at meetings of the Association.

Section 3. Ercenta2e of Value Assignment. Set forth below are:

(a) Each Unit number as it appears on the Condominium Subdivision Plan; and

(U) The percentage of value assigned to each Unit.

Unit Percentages

Number

1.83

2 1.83

3 1.83

4 128

5 1.83

6 1.51

7 1.51

S 1.28

9 1.83

10 151

II 1.51

12 128

13 1.83
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59
1.51

60 1.28

61
1.83

62
1.83

63
1.83

64 1.28

The percentage of value assigned to each Unit shall be determinative of each Co-Ownef

respective share of the Common Elements of the Condominium Project, the proportionate share

of each respective Co-Owner in the proceeds and expenses of the administration and the value of

such Co-Owne?s vote at meetings of the Association of Co-OWlerS

ARTiCLE VI

EXPANSION OF CONDOMINIUM

SectiOn 1. 8x of Future Develonment. The Condominium Project established

pursuant to the initial Master Deed of High Pointe Ridge and consisting of 64 Units is intended

to be the a single phase condominium. 1-lowever, if land is withdrawn from the project as

provided for under Articte Vii, below and such land shall be deemed to be an "area of future

development" and the project may be subsequentlY reexpanded as an Expandable Condominium

under the Act to contain in its entirety a maximum of 64 Units.

Section 2. Number of Units. Any other provisions of this Master Deed

0twithstanding, the number of Units in the Project may, at the option of the Devetoper, from

time to time, within a period ending no later than 6 years from the date of recording this Master

Deed, be reexpanded by the addition to this Condominium of any portion of the area of future

development formerly withdrawn and the construction of residential Units thereon. The location,

nature, appearance. design (interior and exterior) and structural components of all such additional

Units as may be constructed thereon shall be determined by the Developer in its sole discretion

subject only to approval by the Township of Orion All such improvements shall be reasonably

compatible with the existing structures in the Project, as determined by the Developer in its sole

discretion. No Unit shall be created within the area of future development that is not restricted

xclusivey to residential use.

Section 3. pansiofl Not MandatQty Nothing herein contained shall in any way

obligate the Developer tO reexpand the Condominium Project beyond the phase established by

this Master Deed and the Developer may, in its discretion, establish aft or a portion of said area

as a rental development, a separate condominium project (or projects) or any other form of

development. There are no restrictions on the election of the Developef to reexpand the Project

other than as explicitly set forth herein There is no obligation on the part of the Developer to

add to the Condominium Project all or any portion of the area of future development previously

withdraWi as descdbed in this Article VI, nor is there any obligation to add portions back to the
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Condominium Project in any particular order nor to construct particular improvements thereon in

any specific locations.

ARTICLE VII

CONTRACTION OF CONDOMINIUM

Section 1. Right to Contract. As of the date this Master Deed is recorded, the

Developer intends to establish a Condominium Project consisting of 64 Units on the land
described in Article II hereof all as shown on the Condominium Subdivision Plan Developer

reserves the right, however, to establish a Condominium Prect consisting of fewer Units than

described above and to withdraw from the project all or some portion of the following described

land: being Units I througb 2R and Units 33 through 64 and the improvements needed to service

those Units. (hereinafter referred to as 'contractible area'). Therefore, any other provisions of

this Master Deed to the contraly notwithstanding, the number of Units in this Condominium
Project may. at the option of the Developer, from time to time, within a period ending no later

than 6 years from the date of recording this Master Deed, be contracted to any number
determined by the Developer in its sole judgment, but in no event shall the number of buildings

be less than one (I) and the number of Units be less than four.

Section 2 Withdrawal of l2nd. In connection with such contraction, the Developer

unconditionally reserves the right to withdraw from the Condominium Project such portion or

portions of the land described in this Article VII as is not ieasonaby necessary to provide access

to or otherwise serve the Units included in the Condominium Project as so contracted.

Developer reserves the right to use the portion of the land so withdrawn to establish, in its sole

discretion, a rental development, a separate condominium project (or projects) or any other form
of development. Developer further reserves the right, subsequent to such withdrawal but prior to

6 years from the date of recording this Master Deed, to expand the Project as so reduced to
include all or any portion of the Land so withdrawn.

ARTICLE VIII

CONVERTIBLE AREAS

Section 1. Designation of Convertible Areas. Certain areas adjacent to individual
Units have been designated on the Condominium Subdivision Plan as Convertible Areas within

which the Units and Common Elements may be modified as provided herein.

Section 2. Develoners piJit to Mcjdifv Units and Common Elements. The

Developer reserves the right, in its sole discretion, during a period ending no later than six (6)

years from the date of recording this Master Deed, to modi& the size, location, design or

elevation of Units andlor General OT Limited Common Elements appurtenant or geogiaphically
proximate to such Units within the ConvertibLe Areas designated for such purpose on the
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Condominium Subdivision Plan, so long as such modifications do not unreasonably impair or
diminish the appearance of the Project or the view, privacy or other significant attribute or
amenity of any Unit which adjoins or is proximate to the modified Unit or Common Element.

Section 3. Developer's Ri2ht to Construct Patios or Decks. The Developer reserves
the right, from time to time, within a period ending no later than six (6) years from the date of
recording this Master Deed, to construct patios or decks on all or any portion or portions of the
Convertible Areas which will be Limited Common Elements of the Units to which they are
appurtenant. The precise number and location of patios or decks which may be constructed shall
be determined by Developer to construct any patios or decks whatsoever. The patios or decks
shall be assigned by the Developer as appurtenant to individual Units on an equitable basis. Any
consideration paid by a Co-owner of the construction and assignment of a patios or decks shall
insure solely to the benefit of Developer; provided that such consideration will be returned to the
Co-owner if such assignment is not made.

Section 4. Co-owners' Right to construct Patios or flecks. The Developer reserves
the right, during the Construction and Sales Period, for individual Co-owners to construct patios
or decks containing not more than 200 square feet of area within the convertible Area designated
for such purpose, subject to the prior written approval from the Developer of the architectural
plans for such improvements. Such enclosed areas shalt be Limited Common Elements for the
Units to which they are appurtenant. The Association shall have no responsibility for the
maintenance, repair, decoration or replacement of such enclosed areas. As provided for under
the Act, the Association may specially assess Units with such areas for the cost of their
maintenance if the Association undertakes to maintain them. Any such improvements shall be
completed by Co-owner prior to the time the Developer files as-built plans for the Condominium
pursuant to the Act.

Section 5. Comnahi!itv of hnpiovements. All improvements constructed within the
Convertible Areas described above shall be reasonably compatible with the structures on other
portions of the Condominium Project. No improvements, other than as above indicated, may be
created on the Convertible Areas.

ARTICLE IX

OPERATIVE PROVISIONS

Any expansion, conversion or contraction in the Project pursuant to Articles VI, VII or
VIII above shall be governed by the provisions as set forth below.

Section I. Amendment of Master Deed ad Modification bf Percentages of Vajue.
Such expansion or contraction of this Condominium Project shall be given effect by appropriate
amendments to this Master Deed in the manner provided by law, which amendments shall be
prepared by and at the discretion of the Developer and in which the percentages of value set forth
in Article V hereof shall be proportionately readjusted when applicable in order to preserve a
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total value of 100% for the entire Project resulting from such amendments to this Master Deed.
The precise determination of the readjustments in percentages of value shall be made within the
sole judgxent of the Developer. Such readjustments, however, shall reflect a continuing
reasonable relationship among percentages of value based upon the original method of
determining percentages of value for the Project.

Section 2, Redefinition of Common Elements. Such amendments to the Master Deed
shall also contain such further definitions and redefinitions of GeneS or Limited Common
Elements as may be necessary to adequately describe, serve and provide access to the additional
parcel or parcels being added to (or withdrawn from) the Project by such amendments. In
connection th any such amendments, the Developer shall have the right to change the nature of
any Common Element previously included in the Project for any purpose reasonably necessary to
achieve the purposes of this Article, including, but not limited to, the connection of roadways
and sidewalks in the Project to any roadways and sidewalks that may be located on, or planned
for the area of future development or the contxactible area, as the case may be, and to provide
access to any Unit that is located on, or planned for the area of future development or the
contractible area from the roadways and sidewalks located in the Project.

Section 3. Ri2ht to Modify floor Plans. The Developer fbrther reserves the right to
amend and alter the floor plans and/or elevations of any buildings and/or Units described in the
Condominium Subdivision Plan attached hereto. The nature and appearance of all such altered
buildings and/or Units shall be determined by the Developer in its sole judgment; but, in no
event shfl such altered buildings andlor Units deviate substantially from the general
development plan approved by the Township of Orion. All such improvements shall be
reasonably compatible with the existing structures in the Project, as determined by the Developer
in its sole discretion. No Unit shall be created within the area of future development that is not
restricted exclusively to residential use.

Section 4. ConsoIidahin2 Master Deed. A Consolidating Master Deed shall be
recorded pursuant to the Act when the Project is finally concluded as determined by the
Developer in order to incorporate into one set of instruments all successive stages of
development. The Consolidating Master Deed, when recorded, shall supersede the previously
recorded Master Deed and all amendments thereto.

Section 5. Consent of Interested Persons. All of the Co-Owners and mortgagees of
Units and other persons interested or to become interested in the Project from time to time shall
be deemed to have irrevocably and unanimously consented to such amendments to this Master
Deed as may be proposed by the Developer to effectuate the purposes of Articles VI, VII and
VIII above and to any proportionate reallocation of percentages of value of existing Units which
the Developer may determine necessary in conjunction with such amendments. All such
interested persons irrevocably appoint the Developer as agent and attorney for the purpose of
execution of such amendments to the Master Deed and all other documents necessary to
effectuate the foregoing. Such amendments may be effected without the necessity of rerecording
the entire Master Deed or the Exhibits hereto and may incorporate by reference all or any
pertinent portions of this Master Deed and the Exhibits hereto.
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EASEMENTS

Section 1. Easement for Maintenance of Encroachments and Utilities. in the event

any portion of a Unit or Common Element encroaches upon another Unit or Common Element

due to shifting, settling or moving of a building, or due to survey errors, or construction

deviations, reciprocal easements shall exist for the maintenance of such encroachment for so long

as such encroachment exists, and for maintenance thereof after rebuilding in the event of any

destruction. There shall be easements to, through and over those portions of the land, structures,

buildings, improvements and wafts (including interior Unit walls) contained therein for the

continuing maintenance and repair of all utilities in the Condominium. There shall exist

easements of support with respect to any Unit interior walL which supports a Common Element.

Section 2. Easements Retxine*1 by Developer.

(a) Roadway Easements. The Developer reserves for the benefit of itself, its

successors and assigns, and all future owners of the Land described in Articles Vi

and VH or any portion or portions thereof, an easement for the unrestricted use of

all roads and waLkways in the Condominium for the purpose of ingress and egress

to and from all or any portion of the parcel described in Articles VI and Vii. All

expenses of maintenance, repair, replacement and resurfacing of any road referred

to in this Section shall be shared by this Condominium and any developed

portions of the land described in Asticles Vi and Vil whose closest means of

access to a public road is over such road or roads. The Co-Owners of this

Condominium shall be responsible for payment of a proportionate share of such

expenses which share shall be determined by multiplying such expenses by a

fraction, the numerator of which is the number of dwelling Units in this

Condominium, and the denominator of which is comprised of the numerator plus

all other dwelling Units in the land described in Articles VI and Vii whose closest

means of access to a public road is over such road.

(b) Dedication to the Public. The Developer reserves the right at any time during the

Construction and Sales Period to dedicate to the public a right-of-way of such

width as may be required by the local public authority over any or all of the

roadways in High Pointe Ridge, shown as General Common Elements in the

Condominium Subdivision Plan. Any such right-of-way dedication may be made

by the Developer without the consent of any Co-Owner, mortgagee or other
person and shall be evidenced by an appropriate amendment to this Master Deed

and to the Condominium Subdivision Plan hereto, recorded in the Oakland

County Records. All of the Co-Owners and mortgagees of Units and other

persons interested or to become interested in the Project from time to time 5haIL be

deemed to have irrevocably and unanimously consented to such amendment or

amendments of this Master Deed to effectuate the foregoing right-of-way

dedication.
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(c) Utility Fasements. The Devejoper also hereby reserves for the benefit of itself, its
successors and assigns, and all future owners of the land described in Articles VI
and VII or any portion or portions thereof, perpetual easements to utilize, tap, tie
into, extend and enlarge all utility mains located in the Condominium, including,
but not limited to, water, gas, storm and sanitary sewer mains. In the event
Developer, its successors or assigns, utilizes, taps, ties into, extends or enlarges
any utilities located in the Condominium, it shall be obligated to pay all of the
expenses reasonably necessary to restore the Condominium Premises to their state
immediately prior to such utilization, tapping, tying-in, extension or enlargement.
All expenses of maintenance, repair and replacement of any utility mains referred

to in this Section shall be shared by this Condominium and any developed
portions of the land described in Articles VI and VII which are served by such
mains. The Co-Owners of this Condominium shall be responsible from time to
time for payment of a proportionate share of said expenses which share shall be

determined by multiplying such expenses times a fraction, the numerator of which

is the number of dwelling Units in this Condominium, and the denominator of
which is comprised of the numerator plus all other dwelling Units in the 1aid

described in Articles VI and VII that are served by such mains.

(d) Grant of Easements. The Developer reserves the right at any time during the
Construction and Sales Period to grant easements for utilities over, under and
across the Condominium to appropriate govermnental agencies or public utility
companies and to transfer title of utilities to governmental agencies or to utility

companies. Any such easement or transfer of title may be conveyed by the

Deveioper without the consent of any Co-Owner, mortgagee or other person and
shall be evidenced by an appropriate amendment to this Master Deed and to
Exhibit B hereto, recorded in the Oakland County Records. AU of the Co-Owners
and rnortgagees of Units and other persons interested or to become interested in
the Project from time to time shall be deemed to have irrevocably and
unanimously consented to such amendments to this Master Deed as may be
required to effectuate the foregoing grant of easement or transfer of title.

Section 3. Grant of Easements and Dedications by Association. The Association,
acting through its lawfully constituted Board of Directors (including any Board of Directors
acting prior to the Transitional Control Date) shall be empowered and obligated to grant such
easements, licenses, rights-of-entry and rights-of-way over, under and across the Condominium
Premises for utility purposes, access purposes or other lawful purposes as may be necessary for

the benefit of the Condominium or for the benefit of any other land described in Article VI

hereof subject, however, to the approval of the Developer during the Consnction and Sales
Period. No easements created under the Condominium Documents may be modified, nor may
any of the obligations with respect thereto be varied, without the consent of each person
benefitted thereby. The right shall include the right to dedicate mads within the Condominium
Project to the public.
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Section 4. Easements for Maintenance Renair and Replacement. The Developer, the

Association and all public or private utility companies shall have such easements over, under,
across and through the Condominium Ptemises, including all Units and Common Elements as
may be necessary to develop, construct, market and operate any Units within the land described
in Article H, VI anti VII hereof, and also to flilfilI any responsibilities of maintenance, repair,
decoration or replacement which they or any of them are required or permitted to perform under
the Condominium Documents or by law. These easements include, without any implication of

limitation, the right of the Association to obtain access during reasonable hours and upon
reasonable notice to water meters, sprinkler controls and valves and other Common Elements

located within any Unit or its appurtenant Limited Common Elements.

Section 5. Telecommunications Agreements. The Association, acting through its

duly constituted Board of Directors and subject to the Developers approval during the
Construction and Sales Period, shall have the power to grant such easements, licenses and other

rights of entry, use and access and to enter into any contract or agreement, including wiring

agreements, right-of-way agreements, bulk service agreements, access agreements and multi-unit

agreements and, to the extent allowed by law, contracts for sharing of any installation or periodic

subscriber service fees as may be necessaly, convenient or desirable to provide for

telecommunications, satellite conmunications, videotext, broad band cable, satellite dish, earth
antenna and similar services (collectively 'Telecommunications") to the Project or any Unit
therein. Notwithstanding the foregoing, in no event shall the Board of Directors enter into any

contract or agreement or grant any easement, license or right of entry or do any other act or thing
which will violate any provision of any federal, state or local law or ordinance. Any and all sums

paid by any telecommunications or other company or entity in connection with such service,
including fees, if any, for the privilege of installing same or sharing periodic subscriber service

fees, shalt be receipts affecting the administration of the Condominium Project within the
meaning of the Act and shall be paid over to and shalt be the property of the Association.

ARTICLE X

AMENDMENT

This Master Deed and the Condominium Subdivision Plan may be amended with the
consent of 66-2/3% of the Co-Owners, except as hereinafter set forth:

Section 1. Modification of Units or Common E1emnts. No Unit dimension may be
modified in any material way without the consent of the Co-Owner and mortgagee of such Unit

nor may the nature or extent of Limited Common Elements or the responsibility for maintenance,
repair or replacement thereof be modified in any material way without the written consent of the

Co-Owner and mortgagee of any Unit to which the same are appurtenant, except as otherwise

expressly provided in this Master Deed or in the Bylaws to the contrary.
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Section 2. Mortgagee Consent Whenever a proposed amendment would materially

alter or change the rights of mortgagees generally, then such amendments shall require the

approval of 66-2/3% of all first mortgagees of record, allocating one vote for each mortgage held.

Section 3. By Developer. Prior to 1 year after expiration of the Construction and

Sales Period, the Developer may, without the consent of any Co-Owner or any other person,

amend this Master Deed and the Cotidominium Subdivision Plan attached as Exhibit in order

to correct survey or other errors made in such documents and to make such other amendmenls to

such instruments and to the Bylaws attached hereto as Exhibit A as do not materially affect any

rights of any Co-Owners or mortgaees in the Project.

Section 4. Chanc!e in Percentage of Value. The value of the vote of any Co-Ovmer

and the corresponding proportion of common expenses assessed against such Co-Owner shall not

be modified without the written consent of such Co-Owner and his or her mortgagee, nor shall

the percentage of value assigned to any Unit be modified without like consent, except as

provided in this Master Deed or in the Bylaws.

Section 5. Termination. Vacation. Revocation or Abandonment. The Condominium

Project may not be terminated, vacated, revoked or abandoned without the written consent of the

Developer and 80% of non-developer Co-Owners

Section 6. Develnner ApDrOVaI. During the Construction and Sales Period, the

Condominium Documents shall not be amended nor shall the provisions thereof be modified by

any other amendment to this Master Deed without the written consent of the Developer. No

easements created under the Condominium Documents may be modified or obligations with

respect thereto varied without the consent of each owner benefitted thereby.

ARTICLE Xl

ASSIGNMENT

Any or all of the rights and powers granted or reserved to the Developer in the

Condominium Documents or by law, including the power to approve or disapprove any act, use

or proposed action or any other matter or thing, may be assigned by it to any other entity or to the

Association. Any such assignment or transfer shall be made by appropriate instrument in writing

duly recorded in the office of the Oakland County Register of Deeds.

[N THE PRESENCE OF: It & H Development Co., Inc., a Michigan

A'& .

corporation, ,, J/
print: 1C'zney .7. 6#44tsr,

A'chard Kaplan, Président

print: T2iu,q Al M4DXc
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STATE OF MICHJGAN
SS.

COUNTY OF OAKLAND)

The foregoing instrument was acknowledged before me this 23rd day of September,
1997, by Richard Kaplan, President of R&H Development Co., Inc., a Michigan corporation, on
behalf of the corporation.

(irego '3. aMaiski, Notary Public
Oakland County, Michigan
My commission expires: December 7, 1998

Master Deed drafted by and
when recorded return to:

GREGORY J. (JAMALSKT, Attorney
Maddin, Hauser, Wartell, Roth,

Heiler & Pesses, P.C.
28400 Northwestern Hwy., 3rd Floor
Southfield, Michigan 48034
(810) 827-1893
4S127
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HJGH POINTE RJDGE

R & H Development Co., Jnc.
3123 High Pointe Ridge Dr.
Lake Orion, Michigan 48359

NOTICE TO CO.OWNER/MORTGAG REGARDING PROPOSED AMENDMENTS

Dear owaer/Mortgaget

Under the Master Deed for the High Poi*te Ridge Condominium project, it & B
Development Co., Inc., the Developer, has rncrved the tight to amend the condominium project

documelits for the ptirposcs of adding units and/or }and, or withdrawing units nd/or land.

As provided for under Section 90 of the Michigan Condominium Act, the Developer is hereby

providing notice to you of its intention to fuflber amend the MaMa Deed for the purposes set

forth above. As further nqcired under the Act, the Co-owners and Mortagees will be

provided with copies of any such amendment once it is recorded. At this time, it is impossible

to predict the munber of amendments which may he made by the Developer for the purposts

set forth above, however, you wIlJ receive notice of any other amendments for porposes other

than those set forth in this notice.

sincerely,

R & H Development Co., Jnc.
a Michlga.' corporation



O
RECORDED OCTOBER 10,1997
IN LIBER t7672, PACES 9498
OAKLAflD COUNTY RECORDS

1.iRST AMENDMENT To TIlE
MASTER LWFI) OF HIGH FOENTE HEDGE

K & 11 Developmnit Co. Inc. a Michigan corporation (the Dcveiopcr). whose address is 2295 Cameo

Lakc Drive. BLoomfield i-fills, Mic1tian 4*302, being thy Dcvcloper of High !'ointe Ridge, a Condominium Project,

establislicd pursuant to the Master Deed recorded on Septembcr 26. 1997 tia Liter 17626, Pages 98 through,
Oakland County Records, and known us Oakland County Condominium Subthvision Plan No. 1073 (tbc 'Master
Ueed'), as the owner of all of the Units in thc Condominium Project amends the Master Deed, pursumnt to the

authority re,erved in Aiticle X, Section 3 of the Master Deed for the purposes adding Article Xl which will provide
certain rights and privileges for the benefit of public agencies. When this Amendment is rccorded in thc office of the
Oakland County Reg5ster vi Deeds, the Master Deed shall be amcndcd in the foJJowin manner:

Aiticle Xl is added to the Mastcr Decd:

ARTJCLE Xl
I'RIVATE ROADS, STORM DRAIN+GE. EMERGLNCY VEHICLES.

The following provisions arc added for the bcnefltof the Charter Township of Orion and all other public
agencies h;ing jurisdictiou ovcr or providing services to the Condominium Project.

Section I. PHvalc Roads. The privuLeroads os shown on thc Condominium Su&iivision Plan
will be majornijied (ncJuthng, without limitation, snow removal), replaced, repairvd, and resurfaced as necessary by
Ihc Association. It is the Associations rcsponsibility to ihspect and to perform prenntative maintenance of the
condominium madway! nn a regulnr begis In order to maximize their useful Life and to minimize repair and
replacement costs. In the event the Association faiLs to ide adequate maintenance, repair, or rvplaccintnt of the
pri VaLe roads, the Charter Township of Orion may scrve wiitten notice of such faiLure upon the Association. Such
wTitlen notice shalt contain a demand that the dc6ciencies of maintenance. rvpair or replacement be cured within a
stated rra,onablc time period if such deficiencies arc aoL urcd, the Township may undertake such maintenancc,
repair, or rvplacement and the costs, plus a 25% Rdministrativc fee may be aessed against the co-owners acid
collected as a spvcial asscssmcnt on the next annual Clinrier Township of Orion tax roll.

2. Section 2. Rctcnlion BaJ,iystcmnsLStonn Wiler Drainace. The costs of maintenancc,
repair, and replaceincat of rnly retentiun basin system andor storm water thainagt system shall be borne by the
Association In the event the Association fals to provide adequnte maintenance, repair. or replacement of the
retention basin system or the stonu water dmthage system, the Charter Township of Orion may serve written noLice
of such failure upon the Association. Such wi-itten notice shall contain a demand that deficiencies of maintenance,
repair, or replacement be eared within a stated rensonabic Lime period. If such deficiencies are not cured, the
Township may undertake such maintenance, rcpair, reptacnnent and the costs, plus a 25% adminisfrative fcc may
be assessed uganst the co-owners and collected as a special asse5sment on the ne,t annual Chartcr Township of
Orion ta roLl.



t
3. Section 3. Emerntncv Vehicle Access Easnncnt. There shall exist fin thr benefit of the Chatter

Township of Orion or any emergency scrvice agency an casement ovrr alt roads in the condominium for use by the

Township and/or cmergency vehicles. Thc casement shall be for purposes of ingress and egrvss to provide, without

limitation. ike .uid polke pmtec6on, ,rnhulanct and rescue soviets, and other lawful governmental or private

emcrgcncy services to the condominium pmject and coowntn. - This grant of ca3vmeuL shall in no way be

construed us dedication of any sucets. roads or driveways to the pubLic

4. Section 4. TpwnsMn ApntoYaLSmtudmnlL flit provisions of Article Xl may not be

amended w,thoul thc prior written consent the Charter Town*hip of Orion.

lii all other respects, other than as set foiTh in this First Amendment, the originai Master Peed of High Pointe

rndge, including the Bylaws and Condominium Subdivision Plan, itcorded as set forth above, is ,atifled. confirmed

and redeclared.

Doted Uelohtr 10,1997.

IN THE PRESENCE OF: ft & H Development Co.. Inc.. a Michigan
coqotation

s/si awrciiccS3rignod
print: s/z l.awTenccr.ctlgood By: sic Richgr41CpIan

Riehaid Kaplan. President

s/s Susan Kaplan
print: s/s Susan Kaplan

STATE OF P4LCfUGAI'I

)SS.
COUNTY OF OAKLAND)

The foregoing instrument was aoknowlcdgcd befurt me this 10th day of October, by Ricbnsd Kaplan,

President of R&H Dcvclopiuecit Co. Inc., a Michigan corporation, on bcbalf of the corporation.

Susan Kaplan, Notary Public
Oakland County, Michigan
My Commission Expires: September 10. 2001

FIRST AMENDMENT TO MASTER DEED
DRAFTED DY AND WHEN RJCOtWED RETURN TO:

Grcory i. Gzmakki, Esq.
Maddin. Hauser, Waitcil. Roth, Heller & Roth, P.C.
2Z400 Northwestern Highway, Third Floor - gsçex Cenkv
Southrield, Mi 4&034

(8111)827-! 893
g7435
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EXHIBIT A

BYLAWS

HIGH POINTE RIDGE

ARTICLE I

ASSOCIATION OF CO-OWNERS

High Pointe Ridge, a residentiM Condominium Project located in theTownship of Orion,
Oakland County, Michigan, shall be administered by an Association of Co-Owners which shall
be a non-profit corporation (the "Association'), organized under the applicable laws of the State
of Michigan, and responsible for the management, maintenance, operation and administration of
the Common Elements, easements and affairs of the Condominium Project in accordance with
the Condomthju Documents and the laws of the State of Michigan. These Bylaws shall
constitute both the Bylaws referred to in the Master Deed and required by Section 3(8) of the Act
and the Bylaws pmvided for under the Michigan Nonprofit Corporation Act: Each Co-Owner
shall be entitled to membership and no other person or entity shall be entitled to membership.
The share of a Co-Owner in the fimds and assets of the Association cannot be assigned, pledged
or transferred in any manner except as an appurtenance to his or her Unit. The Association shall
keep current copies of the Master Deed, au amendments to the Master Deed, and other
Condominium Documents for the Condominium Project available at reasonable hours to Co-
Owners, prospective purchasers, mortgagees and prospective mortgagees of Units in the
Condominiuni Project. All Co-Owners in the Condominium Project and all persons using or
entering upon or acquiring any interest in any Unit therein or the Common Elements thereof shall
be subject to the provisions and terms set forth in the aforesaid Condominium Documents.

ARTICLE TI

ASSESSMENTS

All expenses arising from the management, administration and operation of the
Association in pursuance of its authorizations and responsibilities as set forth in the



Condominium Documents and the Act shall be levied by the Association against the Units andthe Co-Owners thereof in accordance with the following provisions:

Section 1. Asse&smen for Common Elements. MI costs incurred by theAssociation in satisfaction of any liability arising within, caused by, or connected with theCommon Elements or the administration of the Condominium Project shall constituteexpenditures affecting the administration of the Project, and all sums received as the proceeds of,
or pursuant to, any policy of insurance securing the interest of the Co-Owners against liabilitiesor losses arising within, caused by, or connected with the Common Llements or theadministration of the Condominium Project shall constitute receipts affecting the administrationof the Condominium Project, within the meaning of Section 54(4) of the Act.

Section 2. Determination of Assessments. Assessments shall be determined in
accordance with the following provisions:

(a) The Board of Directors of the Association shall
establish an annual budget in advance for each fiscal year and such budget shallproject 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 adequatereserve ftnd for maintence, repairs and replacement of those Comnon
Elements that must be replaced on a periodic basis shall be established i thebudget and must be funded by regular payments as set forth in Section 2(c) belowrather than by special assessments. At a minimwn, the reserve fund shall be equalto 10% of the Associations current annual budget on a noncumulative basis.Since the minimum standard required by this subparagraph may prove to beinadequate for this particular project, the Association of Co-Owners should
carefully analyze the Condominium Project to determine if a greater amount
should be set aside, or if additional reserve funds should be established for other
purposes from time to time. Upon adoption of an annual budget by the Board of
Directors, copies of the budget shall be delivered to each Co-Owner and the
assessment for said year shall be established based upon said budget. The annual
assessments as so determined and levied shall constitute a lien against all Units asof the first day of the fiscal year to which the assessments relate. Failure todeliver a copy of the budget to each Co-Owner shall not affect or in any waydiminish such lien or the liability of any Co-Owner for any existing or future
assessments Should the Board of Directors at any time decide, in the solediscretion of the Board of Directors (1) that the assessments levied are or mayprove to be insufficient to pay the costs of operation and management of theCondomji1 (2) to provide replacements of existing Common Elements, (3) toprovide additions to the Common Elements not exceeding $3000 00 annually forthe entire Condominium Project, or (4) that an emergency exists, the Board ofDirectors shall have the atithority to increase the general assessment or to levysuch additional assessment or assessments as it shall deem to be necessary. The

2



Board of Directors also shall have the authority, without Co-Owner consent, to
levy assessments pursuant to the provisions of Article V, Section 4 hereof. The
discretionaxy authority of the Board of Directors to levy assessments pursuant to
this subparagraph shall rest solely 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) Snecial Assessments. Special assessments, in addition to those required in
subparagraph (a) above, may be made by the Board of Directors from time to time
and approved by the Co-Owners as hereinafter provided to meet other
requirements of the Association, includthg, but not limited to: (1) assessments for
additionCto the Common Elements of a cost exceeding $3000.00 for the entire
Condominium Project per year, (2) assessments to purchase a Unit upon
foreclosure of the lien for assessments described in Section 5 hereof, (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 th subparagraph 2(a) above, which shall be levied th the
sole discretion of the Board of DirectoTs) shall not be levied without the prior
approval of more than 60% of all Co-Owners in number and in value. The
authority to levy assessments pursuant to this subparagraph is solely 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.

(c) Apportiomnent of Assessments. All assessments levied against the Co-Owners to
cover expenses of administration shall be apportioned among and paid by the Co-
Owners in accordance with each Co-Owne?s proportionate share of the expenses
of administration as provided in Article V, Section 2 of the Master Deed and
without increase or decrease far the existence of any rights to the use of Limited
Common Elements appurtenant to a Unit except as otherwise specifically
provided in the Master Deed. Annual assessments as detemiined in accordance
with Article II, Section 2(a) above shall be payable by Co-Owners in periodic
installments, commencing with acceptance of a deed to or a land contract vendees
interest in a Unit, or with the acquisition of fee simple title to a Unit by any other
means.

Section 3. Developers Responsibility for Assessments. During the Construction and
Sales Period as defined in Article III, Section 10 of the Master Deed, the Developer of the
Condominium, even though a membeT of the Association, shall not be responsible for payment
of the monthly Association assessment. The DevelopeT, however, shall, during the Construction
and Sales Period, pay a proportionate share of the Associations current maintenance expenses
actually incuned from time to time based upon the ratio of Completed Units owned by

Developer at the time the expense is incurred to the total number of UnIts ii the Condominium.
In no event shall Developer be responsible for payment, during the Construction and Sales
Period, of any assessments for defened maintenance, Teserves loT replacement, for capital

3



improvements or other special assessments, except with respect to Occupied Units owned by it.
Developer shall not be responsible at any time for payment of said monthly assessment or
payment of any expenses whatsoever with respect to Units not Completed notMthstanding the
fact that such Units not Completed may have been included in the Master Deed. Further, the
Developer shall in no event be liable for any assessment levied in whole or in part to purchase
any Unit from the Developer or to finance any litigation or other claims 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. "Completed Unit shall mean a Unit
with respect to which a certificate of occupancy has been issued by the Township of Orion.

Section 4. ftjpltjes for Default. The payment of an assessment shall be in default if
any installment thereof is not paid to the Association in full on or before the due date for such
installment. A late charge not to exceed $25.00 per installment may be assessed automatically
by the Association upoFi each installment in default for ten or more days until paid in fill. The
Association may, pursuant to Article XIX, Section 4 and Article XX hereof, levy fines for late
payment of assessments in addition to such late charge. Each Co-Owner (whether one or more
persons) shall be, and remain, personally liable for the payment of all assessments (including
fines for late payment and costs of collection and enforcement of payment) pertinent to his or herUnit which may be levied while such Co-Owier is the owner thereof, except a land contract
purchaser from any Co-Owner including Developer shall be so personally liable and such land
contract seller shall not be personally liable for all such assessment levied up to and including the
date upon which such land contract seller actually takes possession of the Unit following
extinguishment of all rights of the land contact purchaser in the Unit. Payments on account of
installments of assessments in default shall be applied as follows: first, to costs of coLlection and
enforcement of payment, including reasonable attorneys fees; second, to any interest charges andfines for late payment on such instailmerith; and third, to installments in default in order of their
due dates.

Section 5. Liens for Unpaid Msessments. Sums assessed to the Association which
remain unpaid, including but not limited to regular assessments, special assessments, fines and
late charges, shall constitute a lien upon the Unit or Units in the Project owned by the Co-Ownerat the time of the assessme[lt and upon the proceeds of sale thereof. Any such unpaid sum shall
cOnstitute a lien against the Unit as of the first day of the fiscal year o which the assessment, fineor late charge relates and shall be a lien prior to all claims except real property taxes and first
mortgages of record. Alt charges which the Association may levy against any Co-Owner shall be
deemed to be assessments for purposes of this Section and Section 108 of the Act.

SectioFi 6. Waiver of tJse or Abandonment of Unit. No Co-Owner may exempt hitor herself from liability for his or her contribution toward the expenses of athninistration by
waiver of the use or enjoyment of any of the Common Elements or by the abandonment of Co-Ownees Unit.

Section 7. Enforcement
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(a) Remedies. In addition to any other remedies available to the Association, the
Association may enforce collection of delinquent assessments by a suit at law for
a money judgment or by foreclosure of the statutory lien that secures payment of
assessments. In the evetit of default by any Co-Owner in the payment of any
installment of the annual assessment levied against his or her Unit, the

Association shall have the iight to declare all unpaid installments of the annual
assessment for the pertinent fiscal year immediately due and payable. The
Association also may discontinue the furnishing of any utilities or other services
to a Co-Owner in default upon seven days' written notice to such Co-Owner of its
intention to do so. A Co-Owner in default shall not be entitled to utilize any of
the General Common Elements of the Project and shall not be entitled to vote at
any meeting ôf the Association so long as such default continues; provided,
however, this provision shall not operate to deprive any Co-Owner of ingress or
egress to and from his or her Unit. In ajudicial foreclosure action, a receiver may
be appointed to collect a reasonable rental for the Unit from the Co-Owner thereof
or any persons claiming under him or her. The Association may also assess fines
for late payment or non-payment of assessments in accordance with the provisions
of Article XIX. Section 4 of these Bylaws. All of these remedies shall be
cumulative and not alternative.

(b) Foreclosure ProceedinQs. Each Co-Owner, and every other person who from time
to time has any interest in the Project, shall be deemed to have granted to the
Association the unqualified right to elect to foreclose the lien securing payment of
assessments either by judicial action or by advertisement. The provisions of
Michigan law pertaining to foreclosure of mortgages by judicial action and by
advertisement, as the same may be amended from time to 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. 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 assessment(s) is or are delinquent and to receive, hold and distribute the
proceeds of such sale in accordance with the priorities established by applicable
law. Each Co-Owner of a Unit in the Project acknowledges that at the thne of
acquiring title to such Unit, he or she was notified of the provisions of this
subparagraph and that he or she voluntarily, intelligently and knowingly waived
notice of any proceedings brought by the Association to foreclose by
advertisement the lien for nonpayment of assessments and a hearing on the same
prior to the sale of the subject Unit.

(c) Nc,tice of Action. Notwithstanding the foregoing, neither a judicial foreclosure
action nor a suit at law for a money judgment shall be commenced, nor shall any
notice of foreclosure by advertisement be published, until the expiration of ten
days after mailing, by first class mail, postage prepaid, addressed to the delinquent
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Co-Owner(s) at Co-Owner's !t known address, a written notice that one or more
instalLments of the annual assessment levied against the pertinent Unit is or are
delinquent and that the Association may invoke any of its remedies hereunder if
the default is not cured within ten days after the date of mailing. Such VQritten

notice shall be accompanied by a written affidavit of an authorized representative
of the Association that sets forth (i) the affiants capacity to make the affidavit, (ii)
the statutory and other authority for the lien, (iii) the amount outstanding
(exclusive of interest, costs, attorneys fees and future assessments), (iv) the legal

description of the subject Unit(s), and (v) the name(s) of the Co-Owner(s) of
record. Such affidavit shall be recorded in the office of the Oakland County
Register of Deeds prior to commencement of any foreclosure proceeding, but it
need not have been recorded as of the date of mailing. If the delinquency is not
cured within the ten-day period, the Association may take such remedial actioi as
may be available to it hereunder or under Michigan law. In the event the
Association elects to foreclose the lien by advertisement, the Association shall so
noti& the delinquent Co-Owner(s) and shall inform said Co-Owner that he/she
may request ajudicial heaxing by bringing suit against the Association.

(d) Expenses of Collection. The expenses incurred in collecting unpaid assessments,
including interest, costs, actual attomey'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 Ca-
Owners Unit,

SectionS. Statement as to Unpaid Assessments. The purchaser of any Unit may
request a statement of the Association as to the amount of any unpaid Association assessments
thereon, whether regular or special. Upon written request to the Association accompanied by a
copy of the executed purchase agreement pursuant to which the purchaser holds the rightto
acquire a Unit, the Association shall provide a written statement of such unpaid assessments as
may exist or a statement that none exist, which statement shall be binding upon the Association
for the period stated therein. Upon the payment of that sum within the period stated, the
Association's lien for assessments as to such Unit shall be deemed satisfied; provided, however,
that the failure of a purchaser to request such statement at least five days prior to the closing of
the purchase of such Unit shall render any unpaid assessments and the lien securing the same
fully enforceable against such purchaser and the Unit itself, to the extent provided by the Act.

Section 9, Liability of Mort2pgee. Notwithstanding any other provisions of the
Condominium Documents, the holder of any first mortgage covering any Unit in the Project
which comes into possession of the Unit pursuant to the remedies provided in the mortgage or by
deed (or assignment) in lieu of forecLosure, or any purchaser at a foreclosure sale, shall take the
property free of any claims for unpaid assessments or charges against the mortgaged Unit which
accnie prior to the time such holder comes into possession of the Unit (except for claims for a
pro rata share of such assessments or charges resulting from a pro rata reallocation of such
assessments or charges to all Units including the mortgaged Unit).
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Section 10. ProDertv Taxes and Sçceial Assessments. All property taxes and special
assessments levied by any public taxing authority shall be assessed in accordance with Section
131 of the Act.

Section II. Personal Pronerty Tax Assessment of Association Property. The
Association shall be assessed as the person or entity in possession of any tangible personal
property of the Condominium owned or possessed in common by the Co-Owners, and personal
property taxes based thereon shall be treated as expenses of administration.

Section 12. Conctructjpn Liejj. A constniction lien otherwise arising under Act No.
497 of the Michigan Public Acts of 1980, as amended, shall be subject to Section 132 of the Act.

ARTICLE III

ALTERNATIVE DISPUTE RESOLUTION

In the event of a dispute between the Association and a Co-owner other than the
Developer, or a dispute or any claims or grievance between the Co-owners related to the
application or enforcement of any Condominium Project documents, any party to the dispute
may demand the dispute be resolved by either binding mediation or binding arbitzation
("Alternative Dispute Resolution" or 'ADR").

I. Demand and Election.

(a) The party making the demand for Alternative Dispute Resolution shall do so
before any litigation in the courts is commenced. By cothrnencement àf litigation in the courts
the right to demand Alternative Dispute Resolution shall be barred to all parties to the litigation.

(b) If the demand for Alternative Dispute Resolution is made, no lawsuit may be
commenced in any court.

(c) When the demand is made it shall state that the party on whom the demand is
served shall be entitled to elect the form of Alternative Dispute Resolution which shall be used.
That election shall be final and binding on all parties.

(d) If the demand is made of more than one otherparty, the vote of the majority of the
affected parties receiving the demaiid for Alternative Dispute Resoluflon shall control the
ejection of form. The election of form shall be made within ten business days of the demand. If
no election is made, it shall be assumed that arbitration has been elected as the form of
Alternative Dispute Resolution.

7



(e) If only one of several parties makes an election of form, its choice shall decide the
form of Alternative Dispute Resolution to be used.

(1) If the rules of the ADR forum elected provide a means for selecting the
mediator(s) or arbitrator(s), those rules shall be adopted. If the ADR form selected does not have
such rules, for instance if a party elects mediation with a private mediator, the cther party shall
be entitled to select the mediator or arbitrator. That choice must be made within len (10) days
after receipt of the election of form. In the event more than one party is involved, the majority
choice of the responding parties shall control. In the event of a tie in the responses, the first
response received shall control the election of fonmt If there are no responses the party which
chose the form of ADR must choose the mediator, arbitrator or other ADR facilitator.

2. Rijks. The commercial arbitration rules of the American Arbitration Association
(or any recognized successor or equivalent of the AAA should it no longer exist) shall govern
arbitration proceedings if arbitration is elected. The rules of a qualified mediation service shall
govern mediation proceedings, including mediation conducted by a mediator not affiliated with
such a service.

3. Attorney Feec and Costs. Unless the mediation or arbitration rules specifically
provide to the contrary, the prevailing arty, as determined by the mediator or arbitrator, shall be
reimbursed for its actual costs and attorney fees as part of any award.

4. Enforcement. The decision made in any alternative dispute resolution forum shall
be enforceable in circuit court (or district court if a monetary award is below the circuit court
jurisdictional amount).

5. Lien Claims Not Subject to ADR Electhm. Disputes related to assessments and
liens for assessments may not be subjected to the provisions of this Article, including contests of
the lien or any subsequent foreclosure proceedings, except with the consent of the Association,
which may be wititheld in the Association's absolute and sole discretion. The consent of the
Association in thatcjrcumstajce must be in writing.

6. Not Anpijeable to the Devetpr,er. The provisions of this Article shall not apply to
disputes between the Association and the Developer or between a Co-owner and the Developer
unless the Developer has consented to be subject to these provisions in writing.

ARTICLE IV

INSURANCE

Section 1. Extent of Coverage. The Association shall carry fire and extended
coverage, vandalism and malicious mischief and liability insurance, and workmen's
compensation insurance, if applicable, pertinent to the ownership, use and maintenance of the
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ICommon Elements and certain other portions of the Condominium Project, as set forth below,
and such insurance, other than title insurance, shall be carried and administered in accordance
with the following provisions:

(a) Responsibilities of Co-Owners and Association. All such insurance shall be
purchased by the Association for the benefit of the Association, and the Co-
Owners and their mortgagees, as their interests may appear, and provision shall be
made for the issuance of certificates of mortgagee endorsements to the mortgagees
of Co-Owners. Each Co-Owner may obtain insurance coverage at Co-Owner's
own expense upon his or her Unit. It shall be each Co-Owner's responsibility to
determine by personal investigation or from his or her own insurance advisors the
nature and extent of instirance coverage adequate to Co-Ownefs needs and
thereafter to obtain insurance coverage for Co-Owners personal property and any
additional fixtures, equipment and trim (as referred to in subsection (b) below)
located within Co-Owner's Unit or elsewhere on the Condominium and for his or
her personal liability for occurrences within Co-Owner's Unit or upon Limited
Common Elements appurtenant to Co-Owner's Unit, nd also for alternative
living expense in event of fire, and the Association shall have absolutely no
responsibility for obtaining such coverages. The Association, as to all policies
which it obtains, and all Co-Owners, as to all policies which they obtain, shall use
their best efforts to see that all property and liability insurance canied by the
Association or any Co-Owner shall contain appropriate provisions whereby the
insurer waives its right of subrogation as to any claims against any Co-Owner or
the Association,

(b) Insurance of Common Elements and Fixtures. All Common Elements of the
Condominium PrOject shall be insured against fire and other perils covered by a
standard extended coverage endorsement, in an amount equal to the current
insurable replacement value, excluding foundation and excavation costs, as
determined annually by the Board of Directors of the Association in consultation
with the Association's insurance carrier and/or its representatives in light of
commonly employed methods for the reasonable determination of replacement
costs. Such coverage shall be effected upon an agreed-amount basis for the entire
Condominium Project with appropriate inflation riders in order that no co-
insurance provisions shall be invoked by the insurance carrier in a manner that
will cause loss payments to be reduced below the actual amount of any loss
(except in the unlikely event of total project destruction if the insurance proceeds
failed, for some reason, to be equal to the total cost of replacement). All
information in the Assodations records regarding insurance coverage shall be
made available to all Co-Owners upon request and reasonable notice during
nomaI business hours so that Co-Owners shall be enabled to judge the adequacy
of coverage and upon the taking of due Association procedures, to direct the
Board at a properly constituted meeting to change the nature and extent of any
app]icable coverages, if so determined. Upon such annual re-evaluation and
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effectuation of coverage, the Association shall noti' all Co-Owners of the nature
and extent of afl changes in coverages. Such coverage shall also include interior
walls within any Unit and the pipes, wire, conduits and ducts contained therein
azd shall further include all fixtures, equipment and trim within a Unit which
were furnished with the Unit as standard items in accord with the plans and
specifications thereof as are on file with the Township of Orion (or suchreplacements therf as do not exceed the cost of such standard items). It shall be
each Co_Owners responsibility to determine the necessity for and to obtain
insurance coverage for all fixtures, equipment, trim and other items or
attachments within the Unit or any Limited Common Elements appurtenant
thereto which were installed in addition to said standard items (or as replacements
for such standard items to the extent that replacement cost exceeded the original
cost of such standard items) whether installed originally by the Developer or
subsequently by the Co-Owner, and the Association shall have no responsibility
whatsoever for obtaining such coverage unless agreed specifically and separately
between the Association and the Co-Owner in writing.

(c) Premium Expenses. All premiums upon insurance purchased by the Association
pursuant to these Bylaws shall be ecpenses ofadministntjon.

(d) Proceeds of Insurance Policies. Proceeds of all insurance policies owned by the
Association shall be received by the Association, held in a separate account and
distributed to the Association, and the Co-Owjiers and their n]ortgagees, as their
interests may appear; provided, however, whenever repair or reconstruction of the
Condominium shall be required as provided in Article V of these Bylaws, the
proceeds of any insurance received by the Association as a result of any loss
requiring repair or reconstruction shall be applied for such repair or
reconstruction

Section 2. Authority of Association to Settle Insurance Claims. Each Co-Owner, byownership of a Unit in the Condominium Project, shall be deemed to appoint the Association ashis or her true and lawful attorney-in-fact to act in connection with all matters concerning themaintenance of fire and extended coverage, vandalism and malicious mischief, liability insuranceand workmen's compensation insurance, if applicable, pertinent to the Condominium Project,Co-Owner's Unit and the Common Elements appurtenant thereto, with such insurer as may, fromtime to time, provide such insurance for the Condominium Project. Without limitation on thegenerality of the foregoing, the Association as said attorney shall have full power and authorityto purchase and maintain such insurance, to collect and remit premiums therefor, to collectproceeds and to distribute the same to the Association, the Co-Owners and respectivemortgagees, as their interests may appear (subject always to the Condominium Documents), toexecute releases of liability and to execute all documents and to do all things on behalf of such
Co-Owner and the Condominium as shall be necessary or convenient to the accomplishment ofthe foregoing.
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ARTICLE V

RECONSTRUCTJON OR REPAIR

Section 1. Determination to Ronstruct or Renpir. If any part of the Condominium

Premises shalt be damaged, the determination of whether or not it shall be reconstructed or

repaired shall be made in the following manner:

(a) Partial Damage. If the damaged property is a Common Element or a Unit, the
property shall be rebuilt or repaired if any Unit in the Condominium is tenantable,
unless it is determined by an affirmative vote of 80% of the Co-Owners in the

Condominium that the Condominium shall be terminated

(b) Total Destruction. If the Condominium is so damaged that no Unit is tenantable,
the damaged property shall not be rebuilt unless 80% or more of the Co-Owners
in value and in number agree to reconstruction by vote or in writing within 90

days after the destmction.

Section 2. Repair in Accordance with Plans and Soecifications. Any such

• reconstruction or repair shall be substantially in accordance with the Master Deed and the plans

and specifications for the 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. Co-Owner Responsibility for Renair.

(a) Definition of Co-Owner Responsibility. If the damage is only to a part of a Unit
which is the responsibility of a Co-Owner to maintain and repair, it shall be the

responsibility of the Co-Owner to repair such damage in accordance with
subsection (b) hereof. In all other cases, the responsibility for reconstruction and

repair shall be that of the Association

(b) DamaQe to Interior of Unit. Each Co-Owner shall be responsible for the
reconsfruction, repair and maintenance of the interior of Co-Ownefs Unit,
including, but not limited to, floor coverings, wall coverings, window shades,
draperies, interior walls (but not any Common Elements therein), interior trim,
furniture, light fixtures and all appliances, whether free-standing or built-in. In

the event damage to interior walls within a Co-Owners Unit, or to pipes, wires,
conduits, ducts or other Common Elements therein, or to any fixtures, equipment

and trim which are standard items within a Unit is covered by insurance held by

the Association, then the reconstruction or repair shaU be the responsibility of the
Association in accordance with Section 4 of this Article V. If any other interior
portion of a Unit is covered by insurance held by the Association for the benefit of
the Co-Owner, the Co-Owner shall be entitled to receive the proceeds of insurance
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relative thereto, and if there is a mortgagee endorsement, the proceeds shall be

payable to the Co-Owner and the mortgagee jointly. in the event of substantial

damage to or destruction of any Unit or any pait of the Common Elements, the

AssociatIon promptly shall so notify each institutional holder of a first mortgage

lien on any of the Units in the Condominium.

Section 4. Association Responsibility fr Repair Except as provided in Section 3

hereof, the Association shall be responsible for the reconstruction, repair and maintenance of the

Common Elements. Immediately after the occurrence of a casualty causing damage to property

for which the Association has the responsibility of maintenance, repair and reconstruction, the

Association shall obtain reliable and detailed estimates of the cost to place the damaged property

in a conthtion as good as that existing before the damage. If the proceeds of insurance are not

sufficient to defray the estimated cost of reconstruction or repair required to be perfonned by the

Association, or if at any tine during such reconstnlction or repair, or upon completion of such

reconstruction or repair, the funds for the payment of the cost thereof are insufficient, assessment

shall be made against all CoOwners for the cost of reconstruction or repair of the damaged

property in sufficient amounts to provide funds to pay the estimated or actual cost of repair. This

provision shall not be construed to require replacement of mature tees and vegetation with

equivalent trees or vegetation.

' Section S. Timely Reconstruction and Renair. If damage to Common Elements or a

Unit adversely affects the appearance of the Project, the Association or Co-Owner responsible

for the reconstruction, repair and maintenance thereof shall proceed with replacement of the

damaged property 'without delay, and shall complete such replacement within 6 months after the

date of the occurrence which caused damage tO the property.

Section 6. Pninent Domain. Section 133 of the Act and the following provisions

shall control upon any taking by eminent domain:

(a) Eing of Unit. In the event of any taking of an entire Unit by eminent domain,

the award for such taking shall be paid to the Co-Owner of such Unit and the

mortgagee thereof, as their interests may appear. After acceptance of such award

by the Co-Owner and Co-Owner's mortgagee, they shall be divested of all interest

in the Condominium Project. In the event that any condemnation award shall

become payable to any Co-Owner whose Unit is not wholly taken by eminent

domain, then such award shall be paid by the condemning authority to the Co-

Owner and Co-Owner's mortgagee, as their interests may appear.

(b) Takiiw of Common Elements. If there is any taking of any portion of the

Condominium other than any Unit, the condemnation proceeds relative to such

taking shall be paid to the Co-Owrrs and their mortgagees in proportion to their

respective interests in the Common Elements and the affirmative vote of more

than 50% of the Co-Ovmers in number and in va'ue shall determine whether to
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rebuild, repair or replace the portion so taken or to take such other action as they
deem appropriate.

(c) Continuation of Condominium After Taking. in the event the Condominium
Project continues after taking by eminent domain, then the remaining portion of
the Condominium Project shall be resurveyed and the Master Deed amended
accordingty, and, if any Unit shall have been taken, then Article V of the Master
Deed shall also be aniended to reflect such taking and to proportionately readjust
the percentages of value of the remaining Co-Owners based upon the continuing
value of the Condominium of 100%. Such amendment may be effected by an
officer of the Association duly authorized by the Board of Directors without the
necessity of execution or specific apprval thereof by any Co-Owner.

(d) Notification of Mortcrp2ees. In the event any Unit in the Condominium, or any
portion thereof, or the Common Elements or any portion thereof, is made the
subject matter of axiy condemnation or eminent domain proceeding or is otherwise
sought to be acquired by a condemning authority, the Association promptly shall
so notify each institutional holder of a first mortgage lien on any of the Units in
the Condominium.

Section 7. Notification of FHLMC and FNMA. In the event any mortgage in the
Condominium is held by the Federal Home Loan Mortgage Corporation ("FHLMC") dr by the
Federal National Mortgage Association ("FNMA") then, upon request therefor by FHLMC, or
FN1vLk, as the case may be, the Association shall give it written notice at such address as it may,
from time to time, direct of axiy loss to or taking of the Common Elements of the Condominium
if the loss or taking exceeds $10,000 in amount or damage to a Condominium Unit covered by a
mortgage purchased in whole or in part by FHLMC or FNMA exceeds $1,000.

SectionS. Priority of Mnrtp2ee Interests. Nothing contained itt the Condominium
Documents shall be construed to give a Co-Owner or any other party priority over any rights of
first mortgagees of Condominium Units pursuant to their mortgages in the case of a distribution
to Co-Owners of insurance proceeds or condemnation awards for losses to or a taking of
Condominium Units and/or Common Elements.

ARTICLE VI

RESTRICTIONS

All of the Units in the Condominium shall be held, used and enjoyed subject to the
following limitations and restrictions:
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Section 1. Residential Use. No Unit in the Condominium shall be used for other than
single-family residential purposes and the Comnon Elements shall be used only for purpcses
cens[stent with single-family residential use.

Section 2. Leasin2 and Rental.

(a) RiQht to Lease. A Co-Owner may lease his or her Unit for the same purposes set
forth in Section 1 of this Article VI; provided that written disclosure of such lease
transaction is submitted to the Board of Directors of the Association in the manner
specified in subsection (b) below. With the exception of a lender in possession of
a Unit following a default of a first mortgage, foreclosure or deed or other
arrangement n lieu of foreclosure, no Co-Owner shall lease less than an entire
Unit in the Condominium and no tenant shall be permitted to occupy except under
a lease the initial teim of which is at least 6 months unjess specifically approved
in writing by the Association. The terms of all leases, occupancy agreements and
occupancy arrangements shall incorporate, or be deemed to incorporate, all of the
provisions of the Condominium Documents. The Developer may lease any
number of Units in the Condominium in its discretion.

(b) Leasin2 Procedures. The leasing of Units in the Project shall conform to the
following provisions:

(1) A Co-Owner desiring to rent or lease a Unit shall supply the Association
with a copy of the exact lease form for its review for its compliance with
the Condominium Documents. If the Developer desires to rent units
before the Transitional Control Date, it shall noti& either the Mvisory
Committee or each Co-Owner in writing.

(ii) Tenants and non-owner occupants shall comply with all of the conditions
of the Condominium Documents and all leases and rental agreements shall
so state.

(iii) If the Association determines that the tenant or non-owner occupant has
- failed to comply with the conditions of the Condominium Documents, the

Association shall take the following action:

a. The Association shall noti& the Co-Owner by certified mail
advising of the alleged violation by the tenant.

b. The Co-Owner shall have 15 days after receipt of such notice to
investigate and correct the alleged breach by the tenant or advise
the Association that a violation has not occurred.
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c. If after 15 days the Association believes that the alleged breach is
not cured or may be repeated, it may institute on its behalf or
derivatively by the Co-Owners on behaif of the Association, if it is
under the control of the Developer, an action for eviction against
the tenant or non-owner occupant and simultaneously for money
damages in the same action against the Co-Owner and tenant or
non-owner occupant for breach of the conditions of the
Condominium Documents. The relief provided for in this
subparagraph may be by summary proceeding. The Association
may hold both the tenant and the Co-Owner liable for any damages
to the Common Elements caused by the Co-Owner or tenant in
connection with the Unit or Coii1ominium Project.

(iv) When a Co-Owner is in arrears to the Association for assessments, the
Association may give written notice of the arrearage to a tenant occupying
a Co-Owners 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 deductions shall not constitute a breach of the rental
agreement or lease by the tenant.

Section 3, Alterations and Modifications. No Co-Owner shall make alterations in
exterior appearance or make structural modifications to Co-Owner's Unit (including interior
walls through or in which there exist easements for support or utilities) or make changes in any
of the Common Elements without the express switten approval of the Board of Directors,
including without limitation exterior painting or the erection of antennas, lights, aerials, awnings,
doors, shutters, newspaper holders, mailboxes, basketball backboards or other exterior
attachments or modifications. No Co-Owner shall in any way restrict access to any plumbing,
water line, water line valves, water meter, sprinkler system valves or any other element that must
be accessible to service the Common Elements or any element which affects an Association
responsibility in any way. It shall be permissible for Co-Owners to cause to be installed
television antennas in the attic areas above Units; providing, however, that any damage or
expense to the Common Elements or to the Association resulting from such installation shall be
borne by the Co-Owner performing or authorizing such installation. Should access to any
facilities of any sort be required, the Association may remove any coverings or attachments of
any nature that restrict such access and will have no responsibility for repairing, replacing or
reinstalling any materials, whether or not installation thereof has been approved hereunder, that
are damaged in the course of gaining such access, nor shall the Association be responsible for
monetary damages of any sort arising out of actions taken to gain necessaiy access.

Section 4. ActiviEj. No immoral, improper, unlawful or offensive activity shall be
carried on in any Unit or upon the Common Elements nor shall anything be done which may be
or become an annoyance or a nuisance to the Co-Owners of the Condominium. No unreasonably
noisy activity shall occur in or on the Common Elements or in any Unit at any time arid disputes
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among Co-Owners, arising as a result of this provision which cannot be amicably resolved, shall
be arbitrated by the Association. No Co-Owier shall do or permit anything to be done or keep or
permit to be kept in his or her Unit or on the Common Elements anything that will increase the
rate of insurance on the Condominium without the written approval of the Association, and each
Co-Owner shall pay to the Association the increased cost of insurance premiums resuiting from
any such activity or the maintenance of aiy such condition even if approved. Activities which
are deemed offensive and are expressly prohibited include, but are not limited to, the following:
Any activity involving the use of firearms, air rifles, pellet guns, B-B guns, bows and arrows, or
other similar dangerous weapons, projectiles or devices.

Section 5. The following restrictions shall apply to pets:

(a) No more than two (2) pets may be maintained in a Unit.

(b) All pets must be registered th the Associalion prior to being brought
onto the Condominium Premises or into a Unit. The Association may adopt a pet
registration form.

(c) All animals must be cared for and restrained so as not to be obnoxious or
offensive on account of, by way of illustration and not as limitation, excessive or
persistent barking, odor, or unsanitary conditions.

(d) No animal may be kept or bred for any commercial purpose.

(e) No animal may be permitted to run loose at any time upon the Common
Elements and any animal shall at all times be leashed and attended by some responsible
person while on the Cothmon Elements. No pets may be "tied out" on the Common
Elements. While on the common Elements, all animals shall be Jeashed or restrained on a
leash not to exceed ten (10) feet in length. When on the Common Elements, all animals
must be accompanied by the owner or other responsible adult.

(1) No savage or dangerous animal shall be kept in the Condominium.

(g) Any Co-owner who causes any animal to be brought or kept upon the
within Condomjniuni shall indemni& and hold harmless the Association for any loss,
damage or liability which the Association may sustain as the result of the presence of
such animal on the premises, whether or not the Association has given its permission
therefore.

(h) Each Co-owner shall be responsible for collection and disposition of all
fecal matter deposited by any animal maintained by such Co-owner.

(i) The Association may charge all Co-owners maintaiiiing animals a
reasonable additional assessment to be collected in the maimer provided in Article II of
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these Bylaws in the event that the Association determines such assessment necessary to
defray the maintenance cost to the Association of accommodating animals within the
Condominium.

(j) The Association may, without liability to the owner thereof, remove or

cause to be removed any animal from the Condominium which it determines to be in
violation of the restrictions imposed by this Section.

(k) The Association shall have the right to adopt such additional reasonable
rules and regulations with respect to animals as it may deem proper.

(I) Stray animals and wild animals, such as squirrels, pigeons, chipmunks,

raccoons, etc., shall not be fed or housed by Co-owners, nor shaH Co-owners allow any
condition to exist within their Unit or the Common Elements, Limited or General,
appurtenant to their Units, which may attract stray or wild animals.

(m) In the event of any violation of this Section, the Board of Directors of the
Association may assess fines for such violation in accordance with these Bylaws and in
accordance with duly adopted rules and regiIations of the Association.

Section 6. Aesthetics. The Common Elements shall not be used for storage of
supplies, materials, personal property or trash or refuse of any kind, except as provided in duly
adopted rules and regulations of the Association. No unsightly condition shall be maintained eQ

any patio, porch, baicony or deck and only furniture and equipment consistent with the normal
and reasonable use of such areas shall be permitted to remain there during seasons whet such
areas are reasonably in use aM no furniture or equipment of any kind shall be stored thereon
during seasons when such areas are not reasonably in use. Trash receptacles shall be maintained
in areas designated therefor at all times and shall not be permitted to remain elsewhere on the
Common Elements except for such short periods of time as may be reasonably necessary to
permit periodic collection of trash. (The Common Elements shall not be used in any way for the
drying, shaking or airing of clothing or other fabrics.J In general, no activity shall be carried on
nor condition maintained by a Co-Owner, either in Co-Owner's Unit or upon the Common
Elements, which is detrimental to the appearance of the Condominium.

Section 7. hjc1. The following restrictions shall apply to vehicles:

(a) Any Co-owners must park all of their vehicles in the Limited Common
Element garage and parking areas assigned to their Units. Any vehicles parked on the
General Common Elements must be moved not less than every 48 hours or they will be
deemed abandoned and subject to removal by the Association at the expense of the
vehicle's owner.



(b) Any unlicensed or non-operative vehicle parked on within the
Condominium Premises for more than 48 hours will also be deemed abandoned and
subject to removal at the expense of the owner.

(c) All vehicles regularly parked within the Condominium Premises must be
registered with the Association.

(d) No vehicle repair or non-emergency maintenance or similar repairs are
allowed on the common elements, except within the garages of the Units.

(e) Washing or polishing of vehicles may only be undertaken in the garage or
on the driveway appurtenant to the Co-owner's Unit.

(f) No vehicles may be parked, stored or maintained on any laMi areas within
the Condominium Premises.

(g) Any damage to the Condominium Premises or Project caused by violation
of these vehicle restrictions are the responsibility of the Co-owner who owns the vehicle
or the Co-owner of the T.Jnit which the operatorlowner of the vehicle is visiting.

(h) No house trailers, commercial vehicles, boat trailers, boats, camping
vehicles, camping trailers, all terrain vehicles, snowmobiles, snowmobiLe trailers or
commercial vehicles, other than automobiles or vehicles used primarily for general
personal transportation purposes, may be parked or stored on the Condominium Premises
except in the garage appurtenant to a Co-owner's Unit, or parked in an area specifically
designated therefor by the Association (however, the Association is not necessarily
obliged to designate such an area).

(i) If the prior approval of the Association has been obtained, a Co-owner
may park a vehicle of the type listed in subparagmph (h), above, on the Condominium
Premises for a period not to exceed 72 consecutive hours not more than once per month.

(j) All other uses of motorized vehicles anywhere on the condominium
Premises, other than passenger cars, authorized maintenance vehicles and commercial
vehicles as provided in this Section 7, is absolutelyprohibited.

(k) It will be the responsibility of the Co-owner to assure that his or her
garage is available for parking of the Co-owner's vehicle. The fact that garage is used for
storage shall not entitLe a Co-owner to park a vehicle on the General Common Elements
or to appropriate unassigned parking spaces.

Section 8. Advertising. No signs or other advertising devices of any kind shall be
displayed which are visible from the exterior of a Unit or on the Common Elements, including
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!For Sale" signs, during the Construction and Sales Period, and, subsequent thereto, only with

prior written permission from the Association.

Section 9 B.ujes and Re2ulations. It is intended that the Board of Directors of the

Association may make rules and regulations from time to time to reflect the needs and desires of

the majority of the Co-Owners in the Condominium. Reasonable regulations consistent with the

Act, the Master Deed and these Bylaws concerning the use of the 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) prior to the Transitional Control Date. Copies of all

such rules, regulations and amendments thereto shall be furnished to all Co-Owners.

Section 10. Right of Access of Association. The Assdiation or its duly authorized

agents shall have access to each Unit and any Limited Common Elements appurtenant thereto

from time to time, during reasonable working hours, upon notice to the Co-Owner thereof, as

may be necessary for the maintenance, repair or replacement of any of the Common Elements.
The Association or its agents shall also have access to each Unit and any Limited Common
Elements appurtenant thereto at all times without notice as may be necessary to make emergency

repairs to prevent damage to the Common Elements or to another Unit. It shall be the

responsibility of each Co-Owner to provide the Association means of access to Co-Owner's Unit

and any Limited Common Elements appurtesnt thereto during all periods of absence, and in the

event of the failure of such do-Owner to provide means of access, the Association may gain

access in such maimer as may be reasonable under the circumstances and shall not be liabk to

such Co-Owner for any necessary damage to Co-Owners Unit and any Limited Common
Elements appurtenant thereto caused thereby or for repair or replacement of any doors or

windows damaged in gaining such access.

Section II. Landscaping. No Co-owner shalt perform any landscaping or plant any

trees, shrubs or flowers or place any onathenta1 materials upon the Common Elements without

the prior written approval of the Association. Any landscaping installed by the Co-owner

pursuant to this Sec fun 11 shall be maintained by the Co-owner and the Association shall have

no responsibility for Us maintenance. The Developer shall not be responsible for the death,

damage to or the destruction of any tree, shrub or plant growth which is native to the

Condominium Project site due to the Developer's activities related to the construction and

development of the Project. The Developer makes no warranties with respect to existing trees.

shrubs and plant growth.

Section 12. Common Element Maintenance. Sidewalks, yards, landscaped areas,
driveways, roads, parldng areas, and porches shall not be obstructed nor shall they be used for

purposes other than that for which they are reasonably and obviously intended. No bicycles,

vehicles, chairs or other obstructions may be left unattended on or abou the Common Elements.

Use of any recreational facilities in the Condominium may be limited to such times and in such

manner as the Association shall determine by duly adopted rules and regulations.
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Section 13. Cø-Owner Maintenance. Each Ca-Owner shall maintain his or her Unit
and any Limited Common Elements appuitenant thereto for which he or she has maintenance
responsibility in a safe, clean and sanitary condition. Each Co-Oter shall also use due care to
avoid damaging any of the Common Elements including, but not limited to, the telephone, water
gas, plumbing, electrical or other utiiity conduits and systems and any other Common Elements
in any Unit which are appurtenant to or which may affect any other Unit. Each Co-Owner shall
be responsible for damages or costs to the Association resulting from negligent damage to or
misuse of any of the Common Elements by Co-Owner(s), or Co-Owners family, guests, agents
or invitees, unless such damages or costs are covered by insurance carried by the Association (in
which case there shall be no such respoDsibility, unless reimbursement to the Association is
limited by virtue of a deductible provision, in which case the responsible Co-Owner shall bear
the expense to the extent of the deductible amount). Any costs or damages to the Association
may be assessed to and collected from the responsible Co-Owner in the maimer provided in
Article!! hereof

Section 14. Reserved Rights of Developer.

(a) PriDr Anproval by Deveinner. During the Construction and Sales Period, no
buildings, fences, walls, retaining walls, drives, walks or other structures or
improvements shall be commenced, erected, maintained, nor shall any addition to,
or change or alteration to any structure be made (including in color or design),
except interior alterations which do not affect sthictural elements of any Unit, nor
shall any hedges, trees or substantial plantings or landscaping modifications be
made, until plans and specifications, acceptable to the Developer, showing the
nature, kind, shape, height, materials, color, scheme, location and approximate
cost of such structure or improvement and the grading or landscaping plan of the
area to be affected shall have been submitted to and approved in writing by
Developer, its successors or assigns and a copy of said plans and specifications,
as finally approved, lodged permanently with Developer. Developer shall have
the right to refuse to approve any such plan or specifications, or grading or
landscaping plans which are not suitable or desirable in its opinion for atsthetic or
other reasons; and in passing upon such plans, specifications, grading or
landscaping, it shall have the right to take into consideration the suitability of the
proposed structure, improvement or modification, the site upon which it is
proposed to effect the same, and the degree of harmony thereof with the
Condominhmi as a whole and any adjoining properties wider development or
proposed to be developed by Developer. The purpose of this Section is to assure
the continued maintenance of the Condominium as a beautiftl and harmonious
residential development, and shall be binding upon both the Association and upon
all Co-Owners.

(b) lkvelot,ers Ri2hts in Furtherance of Development and Sales. None of the
restrictions contained in this Article VI shall apply to the commercial activities or
signs or billboards, if any, of the Developer during the Construction and Sales
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Period or of the Association in furtherance of its powers and purposes set forth
herein and in its Articles of Jncorporation, as the same may be amended horn time
to time. Notwithstanding anything to the contrary elsewhere hereLn contained,
Developer shall have the right to maintain a sales office, a business office, a
construction office, model units, storage areas and reasonable parking incident to
the foregoing and such access to, from and over the Project as may be reasonable
to enable development and sate of the entire Project by Developer; and may

continue to do so during the entire Construction and Sales Period. Developer

shall restore the areas so utilized to habitable status upon termination of use.

(c) Enforcement of Bylaws. The Condominium Project shall at all times be
maintained in a manner consistent with the highest standards of a beautifuL
serene, private, residential community for the benett of the Co-Owners and all
persons interested in the Condominium. If at any time the Association fails or
refuses to carry out its obligation to maintain, repair, replace and landscape in a
manner consistent with the maintenance of such high standards, 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
required by these Bylaws and to charge the cost thereof to the Association as an
expense of administration. The Developer shall have the right to enforce these
Bylaws throughout the Construction and Sa'es Period notwithstanding that it may
no longer own a Uflit in the Condominium, which right of enforcement shall
include (without limitation) an action to restrain the Association or any Co-Owüer
from any activity prohibited by these Bylaws.

ARTICLE VII

MORTGAGES

Section 1. Notice to Association. Any Co-Owner who mortgages his or her Unit
shall noti& the Association of the name and addressof the mortgagee, and the Association shall
maintain such information in a book entitled 'Mortgages of Units". The Association may, at the
iitten request of a mortgagee of any such Unit, report any unpaid assessments due from the Co-
Owner of such Unit. The Association shall give to the holder of any first mortgage covering any
Unit in the Project written notification of any default in the performance of the obligations of the
Co-Owner of such Unit that is not cured within 60 days.

Section 2. Insurance. The Association shall noti& each mortgagee appearing in said
book of the name of each company insuring the Condominium against fire, perils covered by
extended coverage1 and vandalism and malicious mischief and the amounts of such coverage.

Section 3. Nctification of Meetings. Upon request submitted to the Association1 any
institutional holder of a first mortgage lien on any Unit in the Condominium shall be entitled to
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receive written notification of every meeting of the members of the Association and to designate
a representative to attend such meeting.

ARTICLE VIII

VOTING

Section 1. YQI. Except as limited in these Bylaws, each Co-Owner shall be entitled
to one vote for each Condominium Unit owned when voting by number and one vote, the value
of which shall equal the total of the percentages allocated to the 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 in value and in number.

Section 2. Eligibility to Vote. No Co-Owner, other than the Developer, shall be
entitled to vote at any meeting of the Association until such Co-Owner has presented evidence of
ownership of a Unit in the Condominium Project to the Association. Except as provided in
Article XI, Section 2 of these Bylaws, no Co-Owner, other than the Developer, shall be entitled
to vote prior to the dateof the First Aimual Meeting of members held in accordance with Section
2 of Article IX. The vote of each Co-Owner may be cast only by the individual representative
designated by such Co-Owner in the notice required in Section 3 of this Article VIII below or by
a proxy given by such individual representative. The Developer shall be the only person entitled
to vote at a meeting of the Association until the First Annual Meeting of members and shall be
entitled to vote during such period notwithstanding the fact that the Developer may own no Units
at some time or from time to time during such period. At and after the First Annual Meeting the
Developer shall be entitled to one vote for each Unit which it owns and for which it is paying
Association maintenance expenses.

Section 3. Desi2natip of Votin2 Representative. Each Co-Owner shall file a 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 onbehalf of such Co-Owner. Such notice shall state the name and address of the individual
representative designated, the number or numbers of the Condominium Unit or Units owned by
the Co-Owner, and the name and address of each person, firm, corporation, partnership,
association, trust or other entity who is the Co-Owner. Such notice shall be signed and dated by
the Co-Owner. The individual representhtjve designated may be changed by the Co-Owner at
any time by filing a new notice in the manner herein provided.

Section 4. Ouorum. The presence in person or by proxy of 35% of the Co-Owners in
number and in value qualified to vote shall constitute a quorum for holding a meeting of the
members of the Association, except for voting on questions spedifically required by the
Condominium Documents to require a greater quorum. The written vote of any person furnishedat or prior to any duly called meeting at which meeting said person is not otherwise present in
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person or by proxy shall be counted in determining the presence of a quorum with respect to the
question upon which the vote is cast.

Section 5. YQtjn. Votes may be cast only in person or by a writing duly signed by
the designated voting representative not present at a given meeting in person or by prwcy.
Proxies and any written votes must be filed with the Secretary of the Association at or before the
appointed time of each meeting of the members of the Association. Cumulative voting shall not
be permitted.

Section 6. jjjiy. A majority, except where otherwise provided herein, shall
consist of more than 50% in value of those qualified to vote and present in person or by proxy (or
written vote, if applicable) at a given meeting of the members of the Asociation. Whenever
provided specifically herein, a majority may be Tequired to exceed the simple majority
hereinabove set forth and may require such majority to be one of both number and value of
designated voting representatives present in person or by proxy, or by written vote, if applicab)e,
at a given meeting of the members of the Association.

ARTICLE IX

MEETINGS

Section I. Place of Meeting. Meetings of the Association shalt be held at the
principal office of the Association or at such other suitable place convenient to the Co-Owners as
may be designated by the Board of Diiectors. Meetings of the Association shall be conducted in

accordance with Sturgis Code of Parliametitary Procedure, Roberts Rules of Order or some other
generally recognized manual of parliamentary procedure, when not otherwise in conflict with the
Condominium Documents (as defined in the Master Deed) or the laws of the State of Michigan.

Section 2. First Annual Meetin2. The First Annual Meeting of members of the
Association may be convened only by Developer and may be calLed at any time after more than
50% in number of the Units in High Pointe Ridge determined with reference to the recorded
Consolidating Master Deed have been conveyed arid the purchasers thereof qualified as members
of the Association. In no event, however, shall such meeting be called later than 120 days after
the conveyance of Legal or equitable title to non-developer Co-Owners of 75% in number of all
Units that may be created or 54 months after the first conveyance of legal or equitable title to a
non-developer Co-Owner of a Unit in the Project, whichever fust occurs. Developer may call
meetings of members for infomiatve or other appropriate purposes prior to the First Annual
Meeting of members and no such meeting shall be construed as the First Annual Meeting of
members. The date, time and place of such meeting shall be set by the Board of Directors, and at
least Ia days' written notice thereof shall be given to each Co-Owner. The phrase Units that
may be created" as used in this paragraph and etsewhere in the Condominium Documents refers
to the maximum number of Units which the Developer is permitted under the Condominium
Documents to inc'ude in the Condominium.
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Section 3. Annual Meetines, Annual meetings of members of the Association shall
be held on the second Tuesday of April each succeeding year after the year in which the First
Annual Meeting is held, at such time and place as shall be determined by the Board of Directors;
provided, however, that the second annual meeting shall not be held sooner than 8 months after
the date of the First Annual Meeting. At such meetings there shall be elected by ballot of the Co-
Owners a Board of Directors in accordance with the requirements of Article XI of these Bylaws.
The Co-Owners may also transact at annual meetings such other business of the Association as
may properly come before them.

Section 4. Special Meetings. it shall be the duty of the President to call a special
meeting of the Co-Owners as directed by iesohition of the Board of Directors or upon a petition
signed by 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 stated in the notice.

Section 5. Notice of Meetings. 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 10 days but not more than 60 days prior to such meeting. The
mailing, postage prepaid, of a notice to the representative of each Co-Owner at the address
shown in the notice required to be filed with the Association by Article VIII, Section 3 of these
Bylaws shall be deemed notice served. Any member may, by written waiver of notice signed by
such member, waive such notice, and such waiver, when flied in the records of the Association,
shall be deemed due notice.

Section 6. Adjournment. If any meeting of Co-Owners cannot be held because a
quorum is not in attendance, the Co-Owners who are present may adjourn the meetingto a time
not less than 48 hours from the time the original meeting was called.

Section 7. Order of Business. The order of business at all meetings of the members
shall be as follows: (a) roll call to detennine the voting power represented at the meeting; (b)
proof of notice of meetbg or wthver of notice; (c) reading of minutes of preceding meeting; (d)
reports of officers; (e) reports of committees; (f) appointment of inspectors of election (at annual
meetings or special meetings held for the purpose of electing Directors or officers); (g) election
of Directors (at annual meeting or special meetings held for such purpose); (h) unfinished
business; and (i) new business. Meetings of members 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 arid Treasurer.

Section 8. Action Without Meetirw. Any action which maj be taken at a meeting of
the members (except for the election or removal of Directors) may be taken without a meeting by
written ballot of the members. Ballots shall be solicited in the same manner as provided in
Section 5 for the giving of notice of meetings of members. Such solicitations shall specify (a)
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the number of responses needed to meet the quorum requirements; (b) the percentage of
approvals necessaiy to approve the action; and (c) the time by which balLots must be received in
order to be counted. The form of written ballot shall afford an opportunity to speci' a choice
between approval and disapproval of each matter and shall provide that, where the member
specifies a choice, the vote shall be cast in accordance thereth. Approval by written ballot
shall be constituted by receipt, within the time period specified in the solicitation, of 0) a number
of ballots which equals or exceeds the quorum which wou!d 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 be 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.

Section 9. Consent of Absentees. The transactions at any meeting of meinbers, either
annual or special, however called and noticed, shall be as valid as though made at a meeting duty
held after regular call and notice, if a quorum is present either in person or by proxy; and if,
either before or after the meeting, each of the members not present in person or by proxy, signs a
written waiver of notice, or a consent to the holding of such meeting, or an approval of the
minutes thereof. All such waivers, consents or approvals shall be filed with the corporate records
or made a part of the minutes of the meeting.

Section 10. Minutes: Presumption of Notice. Minutes or a similar record of the
proceedings of meetings of members, when signed by the President or Secretary, shall be
presumed truthfully to evidence the matters set forth therein. A recitation in the minutes of any
such meeting that notice of the meeting was properly given shall be prima fade evidence that
such notice was given.

ARTICLEX

ADVISORY COMIyIIflEE

Within one year after conveyance of legal or equitable title to the first Unit in the
Condominium to a purchaser or within 120 days after conveyance to purchasers of 1/3 of the
total number of Units that may be created, whichever first occurs, the Developer shall cause to be
established an Advisory Committee consisting of at least 3 non-developer Co-Owners. The
Committee shall be established and perpetuated in nny manner the Developer deems advisable,
except that if more than 50% in number and in value of the non-developer Co-Owners petition
the Board of Directors for an election to select the Advisory Committee, then an election for such
purpose shall be held. The puqxse of the Advisory Committee shall be to facilitate
communications between the temporary Board of Directors and the other Co-Owners and to aid
in the transition of control of the Association from the Developer to purchaser Co-Owners. The
Advisory Committee shall cease to existautomatically when the non-developer Co-Owners have
the voting strength to elect a majority of the Board of Directors of the Association. The
Developer may remove and replace at its discretion at any time any member of the Advisory
Committee who has not been elected thereto by the Co-Owners.
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ARTICLE Xl

BOARD OF DIRECTORS

Section 1. Nimber and Ouatjficptjpn of Directors. The Board of Directors shall
initially be comprised of 3 members aid shall continue to be so comprised until enlarged to 5
members in accordance with the provisions of Section 2 hereof. Thereafter, the affairs of the
Association shall be governed by a Board of 5 Directors, all of whom must be members of the
Association or officers, partners, trustees, employees or agents of members of the Association,
except for the first Board of Directors. Directors shall serve without compensation.

Section 2. liketign of Dhecto.

(a) First Board of Directors. The first Board of Directors, or its successors as selected
by the Developer, shall manage the affairs of the Association until the
appointment of the first non-developer Co-Owners to the Board. Immediately
prior to the appointment of the first non-developer Co-Owners to the Board, the
Board shall be increased in size from 3 persons to 5 persons. Thereafter, elections
for non-developer Co-Owner Directors shall be held as provided in subsections
(b) and Cc) below.

(b) ADoointiflent of Non-Deveigner Co-&w))ers to Board Prior to First Annual
Meeting. Not later than 120 days after conveyance of legal or equitable title to
non-DevelQper Co-Owners of 25% in number of the Units that may be created, 1
of the S Directors•shall be selected by non-developer Co-Owners Not later than
120 days after conveyance of legal or equitable title to non-developer Co-Owners
of 50% in number of the lJtht.s that may be created, 2 of the S Directors shall be
elected by non-developer Co-Owners. When the required percentage of
conveyances have been reached, the Developer shall noti& the non-developer Co-
Owners and convene a meeting so that the Co-Owners can elect the required
Director or Directors, as the case may be. Upon certification by the Co-Owners to
the Developer of the Director or Directors so elected, the Developer shall then
immediately appoint such Director or Directors to the Board to serve until the
First Annual Meeting of members unless he or she is removed pursuant to Section
7 of this Article or he or she resigns or becomes incapacitated.

(c) Election of Directors at arid After First Annual Meeling.

(i) Not later than 120 days after conveyance of legal or equitable title
to non-developer Co-Owners of 75% th number of the Units that
may be created, the non-developer Co-Owners shall elect all
Directors on the Board, except that the Developer shall have the
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right to designate at least one Director as long as the Units that
remain to be created and conveyed equal at least O% of all Units
that may be created in the Project. Whenever the 75% conveyance
level is achieved, a meeting of Co-Owners shall be prom ptlv
convened to effectuate this provision, even if the First Annual
Meeting has already occurred.

(ii) Regardless of the percentage of Units which have been conveyed,
upon the expiration of 54 months after the first conveyance of legal
or equitable title to a non-developer Co-Owner of a Unit in the
Project, the non-developer Co-Owners have the right to elect a
number of members of the Board of Directors eual to the
percentage of Units they own, and the Deve!oper has the right to
elect a number of members of the Board of Directors equal to the
percentage of Units which are owned by the Developer and for
which maintenance expenses are payable by the Developer. This
election may increase, but shall not reduce, the minimum election
and designation rights otherwise established in subsection (i).
Application of this subsection does not require a change in the size
of the Board of Directors.

(iii) if the calculation of the percentage of members of the Board of
Directors that the non-developer Co-Owners have the right to elect
under subsection (ii), or if the product of the number of members
of the Board of Directors multiplied by the percentage of Units
held by the non-developer Co-Owners under subsection (b) results
in a right of non-developer Co-Owners to elect a fractional number
of members of the Board of Dixectors, then a fractional election
right of 0.5 or greater shall be rounded up to the nearest whole
number, which number shall be the number of members of the
Board of Directors that the non-developer Co-Owners have the
right to elect. After application of this foimula the Developer shall
have the right to elect the remaining members of the Board of
Directors. Application df this subsection shall not eliminate the
right of the Developer to designate one Director as provided in
subsection (i).

(iv) At the First Annual Meeting, 3 Directors shall be elected for a term
of two years and 2 Directors shall be elected for a term of one year.
At such meeting all nominees shall stand for election as one slate
and the 3 persons receiving the highest number of votes shall be
elected for a term of two years and the 2 persons receiving the next
highest number of votes shall be elected for a term of one year. At
each annual meeting held thereafter, either 2 or 3 Directors shail be
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elected depending upon the number of Directors whose terms
expire. Afterthe First Annual Meeting, the term of office (except
for 2 of the Directors elected at the First Annual Meeting) of each
Director shall be two years. The Directors shall hold office until
their successors have been elected and hold their first meeting.

(v) Once the Co-Owners have acquired the right hereunder to elect a
majority of the Board of Directors, annual meetings of Co-Owners
to elect Directors and conduct other business shall be held in
accordance with the provisions of Article IX, Section 3 hereof.

Section 3. Powers and Duties. The Board of Directors shall have the powers and
duties necessary for the administration of the affairs of the Association and may do all acts and
things as are not prohibited by the Condominium Documents or required thereby to be exercised
and done by the Co-Owners.

Section 4. Other Duties. In addition to the foregoing duties imposed by these Bylaws
or any thrther duties which may be imposed by resolution of the members of the Association, the
Board of Directors shall be responsible specifically for the following:

(a) To manage and administer the affairs of and to maintain the Condominium
Project and the Common Elements thereof.

(b) To Jevy and coliect assessments from the members of the Association and to use
the proceeds thereof for the purposes of the Association.

(c) To carry insurance and collect and allocate the proceeds thereof.

(d) To rebuild improvements after casualty.

(e) To contract for and employ persons, firms, corporations or other agents to assist in
the management, operation, maintenance and administration of the Condominium
Proj ect.

(f) To acquire, maintain and improve; and to buy, operate, manage, sell, convey,
assign, mortgage or lease any real or personal property (including any Unit in the
Condominium and easements, rights-of-way and licenses) on behalf of the
Association in furtherance of any of the purposes of the Association.

(g) To borrow money and issue evidences of indebtedness in furtherance of any or all
of the purposes of the Association, aad 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 75% of all of the
members of the Association in number and in value.
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(h) To make riles and regulafions in accordance with Article VI, Section 9 of these

Bylaws.

(I) To establish such committees as it deems necessary, convenient or desirable and

to appoint persons thereto for the purpose of implementing the administration of

the Condominium and to delegate to such committees any functions or

responsibilities which are not by law or the Condominium Documents required to

be performed by the Board.

(j) To enforce the provisions of the Condominium Documents.

SectionS. Mana2ement A2eu1. The Board of Directors may employ for the

Association a professional management agent (which may include the Developer or any person

or entity related thereto) at reasonable compensation established by the Board to perform such

duties and services as the Board shall authorize, including, but not limited to, the duties listed in

Sections 3 and 4 of this Article, and the BoaTd may delegate to such management agent any other

duties or powers 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.

In no event shall the Board be authorized to enter into any contract with a professional

management agent, or any other contract providing for services by the Developer, sponsor or

builder, in which the maximum term is greater than 3 years or which is not terminable by the

Association upon 90 days' written notice thereof to the other party and no such contract shall

violate the provisions of Section 55 of the Act. THE DEVELOPER HAS THE monT TO

DISAPPROVE ANY DECISION BY THE BOARD OF DIRECTORS TO SELFMANAGE

THE PROJECT WITHOUT THE BENEFIT OF A PROFESSIONAL MANAGEMENT

SERVICE. THIS DISAPPROVAL mGHT SHALL END WHEN THE CONSTRUCTION

AND SALES PERIOD EXPIRES.

Section 6. Vacancies. Vacancies in the Board of Directors which occur after the

Transitional Control Date caused by any reason other than the removal of a Director by a vote of

the members of the Association shall be filled by vote of the majority of the remaining Directors,

even though they may constitute 'ess than a quomm, except that the Developer shall be solely

entitled to flU the vacancy of any Director whom it is pennitled in the first instance to designate.

Each person so elected shall be a Director until a successor is elected at the next annual meeting

of the members of the Association. Vacancies among non-developer CoOwner elected

Directors which occur prior to the Transitiona' Control Date may be filled only through election

by non-deve'oper Co-Owners and shall be filled in the manner specified in Section 2(b) of this

Artic'e.

Section 7. Removal. At any regular or special meeting of the Association duly calLed

with due notice of the removal action proposed to be taken, any one or more of the Directors may

be removed with or without cause by the affirmative vote of more than 50% in number and in

value of all of the Co-Owners and a successor may then and there he elected to fill any vacancy
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thus created. The quorum requirement for the purpose of filling such vacancy shall be the
normal 35% requirement set forth in Article VIII, Section 4. Any Director 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 non-developer Ce-
Owners to serve before the First Annual Meeting may be removed before the First Annual
Meeting in the same maimer set forth in this paragraph for removal of Directors generally.

Section 8. First Meetiny. The first meeting of a newly elected Board of Directors
shall be held within ten days of election at such place as shall be fixed by the Directors at the
meeting at which such Directors were elected, and no notice shall be necessary to the newly
elected Directors in order legally to constitute such meeting, providing a majority of the whole
Board shall be present.

Section 9. Regular Meetings. Regular meethigs of the Board of Directors may be
held at such times and places as shall be determined from time to time by a majority of the
Directors, but at least two such meetings shall be held during each fiscal year. Notice of regular
meetings of the Board of Directors shall be given to each Director personally, by mail, telephone
or telegraph, at least O days prior to the date named for such meeting.

Section 10. Special Meetings. Special meetings of the Board of Directors may be
called by the President on three days' notice to each Director given personally, by mail, teLephone
or telegraph, which notice shall state the time, place and purpose of the meeting. Special
meetings of the Board of Directors shall be called by the President or Secretary in like manner
and on like notice on the written request of two Directors.

Section 1. Waiver of Notice. Before or at any meeting of the Board of Directors, any
Director may, in writing, waive notice of such meeting and such waiver shall be deemed
equivalent to the giving of such notice. Attendance by a Director at any meetings of the Board
shall be deemed a waiver of notice by him or her of the time and place thereof. if all the
Directors are present at any meeting of the Board, no notice shall be required and any business
may be transacted at such meeting.

Section U. Ouprum. At all meetings of the Board of Directors, a majority of the
Directors shall constitute a quorum for the transaction of business, and the acts of the majority of
the Directors present at a meeting at which a quorum is present shall be the acts of the Board of
Directors. if, at any meeting of the Board of Directors, there be less than a quorum present, the
majority of those present may adjourn the meeting to a subsequent time upon 24 hours prior
written notice delivered to all Directors not present. At any such adjourned meeting, any
business which might have been transacted at the meeting as originally called may be transacted
without further notice, The joinder of a Director in the action of a meeting by signing and
concurring in the minutes thereof, shall constimte the presence of such Director for purposes of
determining a quorum.
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Section 13. First Board of Directors. The actions of the first Board of Directors of the
Association or any successors thereto selected or elected before the Transitional Contra! Date
shall be binding upon the Association so long as such actions are within the scope of the powers
and duties which may be exercised generally by the Board of Directors as provided in the
Condominium Documents.

Section 14, Fidelity Bonds. The Board of Directors shall require 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 XII

OFFICERS

Section 1. Officers. The principal officers of the Association shall be a President,
who shall be a member of the Board of Directors, a Vice President, a Secretary and a Treasurer,
The Directors may appoint an Assistant Treasurer, and an Assistant Secretary, and such other
officers as in their judgment may be necessary. Any two offices except that of President and
Vice President may be held by one person.

(a) Pregjcject. The President shall be the chief executive officer of the
Association. He or she shall preside at all meetings of the Association aM
of the Board of Directors. He or she shall have all of the general powers
and duties which are usually vested in the office of the President of an
association, including, but not limited to, the power to appoint comminees
from among the members of the Association from time to time as he or
she may in his or her discretion deem appropriate to assist in the conduct
of the affairs of the Association.

(b) Vice President. The Vice President shall take the place of the President
and perform his or her duties whenever the President shall be absent or
Ur)able to act. If neither the President nor the Vice President is able to act,
the Board of Directors shall appoint some other member of the Board to so
do on an interim basis. The Vice President shall also perform such other
duties as shall from time to time be imposed upon him or her by the Board
of Directors.

(c) Secretary. 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
Association; he or she shall have charge of the doiporate seal, if any, and
of such books and papers as the Board of Directors may direct; and he or
she shall, in general, perform all duties incident to the office of the
Secretmy.
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(d) Tjeasrz. The Treaiurer shall have responsibility for the Associations
funds and secuñties and shall be responsible for keeping full and accurate
accounts of all receipts and disbursements in books belonging to the
Association. He or she shall be responsible for the deposit of all monies
and other valuable effects in the name and to the credit of the Association,
and in such depositories as may, from time to time, be designated by the
Board of Directors.

Section 2. Election. The officers of the Association shall be elected annually by the
Board of Directors at the organizational meeting of each new Board and shall hold office at the
pleasure of the Board.

Section 3. Removal. Upon affirmative vote of a majority of the members of the
Board of Directors, any officer may be removed either with or without cause, and his or her
successor elected at any regular meeting of the Board of Directors, or at any special meeting of
the Board called for such purpose. No such removal action may be taken, however, unless the
matter sha'l have been included in the notice of such meeting. The officer who is proposed to be
removed shail be given an opportunity to be heard at the meeting.

Section 4. Duties. The officers shall have such other duties, powers and
responsibilities as shall, from time to time, be authorized by the Board of Directors.

ARTICLE XIII

SEAL

The Association may (but need not) have a seaL If the Board determines that the
Association shall have a seal, then it shall have inscribed thereon the name of the Association,
the words corporate seal, and Michigan1.

ARTICLE XIV

FINANCE AND RECORDS

Section 1. Records. The Association shall keep detailed books of account showing
all expenditures and receipts of administration, and which shall speci& the maintenance and
repair expenses of the Common Elements and any other expenses incurjed by or on behalf of the
Association and the Co-Owners. Such accounts and all other Association records shall be open
for inspection by the Co-Owners and their mortgagees during reasonable working hours. The
Association shall prepare and distribute to each Co-Owner at least once a year a financial
statement, the contents of which shall be defined by the Association. The books of account shall
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be audited at least annually by qualified independent auditors; provided, however, that such
auditors need not be certified public accowitants tior does such audit tieed to be a certified audit.
Any institutional bolder of a first mortgage lien oti any Unit in the Condominium shall be
entitled to receive a copy of such annual audited financial statement within 90 days following the
end of the Association's fiscal year upon request therefor. The costs of any such audit and any
accounting expenses shall be expenses of administration.

Section 2. Fiscal Year. The fiscal year of the Association shall be an annual period
commencing on such date as may be initially determined by the Directors. The commencement
date of the fiscal year shall be subject to change by the Directors for accounting reasons or other
good cause.

Section 3. Bank. Funds of the Association shall be initially deposited in such bank or
savings association as may be designated by the Directors and shall be withdrawn only upon the
check or order of such officers, employees or agenls as are designated by resolution of the Board
of Directors from time to time. The funds may be invested from time to time in accounts or
deposit certificates of such bank or savings association as are insured by the Federal Deposit
Insuranice Corporation or the Federal Sav'mgs and Loan Insurance Corporatioti and may also be
invested in interest-bearing obligations of the United States Government.

Section 4. Co-Owner Access to Book and Records: Procedures. Each Co-owner has
the right to review the books and records of the Association. The following procedures are to be
followed regarding such requests.

(a) In order to review the records the requesting Co-owner must submit a request in
writing to the Board of Directors in care of the management agent (or if there is not
management agent to the secretary of the Association).

(i) The request must state which books and records the Co-owner seeks to
review,

(ii) The request must state whether the Co-owner will require copies of the
records which are requested.

(iii) The request must have the name, address and telephone number of the
requesting party.

(b) Upon receipt of the request from a Co-owner to review the records, the
management agent (or Secretary of the Association if there is not management agent) will
advise the Board of Directors of the Association of the request. The management agent
(or Secretary if there is no management agent) will then infonn the Co-owner of a
convenient time, place and date where the requested records may be reviewed. The Co-
owner shall be advised of the time place and date within five (5) working days of the
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receipt of the Co-owners initial request The Co-owner shall be advised at that time of
the following:

(I) The Co-Owner will be responsible for payment of the actual costs of all
reproductions or copies of the requested documents. The Co-owner shall be
informed of the per page copying cost before copies are made.

(ii) The Co-Owner shall be responsible for payment for time spent by
management agent personnel at the rate set by the management contract.

(c) Each Co-Owner may make only one such request per calendar quarter

(d) These procedures shall also apply to requests for copies of books and records
made by mortgagees of Units.

ARTICLE XV

INDEMNIFICATION OF OFFICERS AND DIRECTORS

Every Director aiid officer of the Association shall be indemnified by the Association
against all expenses and liabilities, including counsel fees, reasonably incurred by or imposed
upon him or her in connectioti with any proceeding to which he or she may be a party or in which
he or she may become involved by reason of his or her being or having been a Director or officer
of the Association, whether or not he or she is a Director or officer at the time such expenses are
incurred, except in such cases wherein the Director or officer is adjudged guilty of willful or
wanton misconduct or gross negligence in the perforrnaiice of his or her duties; provided that, in
the event of any claim for reimbursement or indemnification hereunder based upon a settlement
by the Director or officer seeking such reimbursement or indemnification, the indemnification
herein shall apply only if the Board of Directors (with the Director seeking reimbursement
abstaining) approves such settlement and reimbursement as being in the best interest of the
Association. The foregoing right of indemnification shall be in addition to and not exclusive of
all other rights to which such Director or officer may be entitled. At least 10 days prior to
payment of any indemnification which it has approved, the Board of Directors shall notify all
Co-Owners thereof. Further, the Board of Directors is authorized to carry officers and directors'
liability insurance covering acts of the officers and Directors of the Association in such amounts
as it shall deem appropriate.
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ARTICLE XVI

AMENDMENTS

Section 1. Proposal. Amendments to these Bylaws may be proposed by the Board of
Directors of the Association acting upon the vote of the majority of the Directors or may be
proposed by 1/3 or more in number of the Co-Owners by instrument in writing signed by them.

Section 2. Meetin?. Upon any such amendment being proposed, a meeting for
consideration of the same shall be duly called in accordance with the provisions of these Bylaws.

Section 3. Vptin. These Bylaws may be amended by the Co-Owners at any regular
annual meeting or a special meeting cailed for such purpose by an affirmative vote of not tess
than 66-2/3% of all Co-Owners in number and in value. No consent of inortgagees shall be
required to amend these Bylaws unless such amendment would materially alter or change the
rights of such mortgagees, in which event the approval of 67% of the mortgagees shalt be
required, with each mortgagee to have one vote for each first mortgage held.

Section 4. By Develoner. Prior to the Transitional Control Date, these Bylaws may
be amended by the Devdoper without approval from any other person so tong as any such
amendment does not materially alter or change the right of a Co-Owner or mortgagee.

Section 5. When Effective. Any amendment to these Bylaws shall become effective
upon recording of such amendment in the office of the Oakland County Register of Deeds.

Section 6. Binding. A copy of each amendment to the Bylaws shail be furnished to
every member of the Association after adoption; provided, however, that any amendment to
these Bylaws that is adopted in accordance with this Article shall be binding upon ailpersots
who have an interest in the Project irrespective of whether such persons actually receive a copy
of the amendment.

ARTICLE XVII

COMPLIANCE

The Association and aI present or future Co-Owners, tenants, future tenants, or any other
persons acquiring an interest in or using the Project in any manner are subject to and shall
comply with the Act, as amended, and the mere acquisition, occupancy or rental of any Unit or
an interest therein or the utilization of or entry upon the Condominium Premises shall signify
that the Condominium Documents are accepted and ratified. In the event the Condominium
Documents conflict with the provisions of the Act, the Act shall govern.



ARTICLE XVIII

DEFINITIONS

All terms used herein shall have the same meaning as set forth in the Master Deed to
which these Bylaws are attached as an Exhibit or as set forth in the Act.

ARTICLE XIX

REMEDJES FOR DEFAULT

Any default by a Co-Owner shall entitle the Association or another Co-Owner or Co-

Owners to the following relief:

Section 1. Legal Action. Failure to comply with any of the terms or provisions of the
Condominium Documents shall be grounds foT relief, which may include, without intending to
limit the same, an action to recover sums due for damages, injunctive relief, foreclosure of lien

(if default in payment of assessment) or any combination thereof, and such relief may be sought

by the Association or, if appropriate, by an aggrieved Co-Owrjeror Co-Owners.

Section 2. Recovery of Costs. In any proceeding arising because of an alleged
default by any Co-Owner the Association, if successftui, shall be entitled to recover the costs of
the proceeding and such reasonable attomey's fees (not limited to statutory fees) as may be
determined by the court, but in no event shall any Co-Owner be entitled to recover such
attorneyts fees.

-

Section 3. Removal and Abatement. The violation of any of the provisions of the
Condominium Documents shall also give the Association or its duly authorized agents the right,

in addition to the rights set forth above, to enter upon the Common Elements or into any Unit,
where reasonably necessary, and summarily remove and abate, at the expense of the Co-Owier
in violation, any structure, thing or condition existing or maintained contrary to the provisions of
the Condominium Documents. The Association shall have no liability to any Co-Owner arising
out of the exercise of its Temoval and abatement power authorized herein.

Section 4. Assessment of Fines. The violation of any of the provisions of the
Condominium Documents by any Co-Owner shall be grounds for assessment by the Association,
acting through its duly constituted Board of Directors, of monetary fines for such violations in
accordance with Article XX of these Bylaws. No fine may be assessed unless rules and
regulations establishing such fine have first been duly adopted by the Board of Directors of the
Association and notice thereof given to all Co-Owners in the samemanner as prescribed in
Article IX, Section 4 of these Bylaws.
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Section 5. Non-waiver of Right. The failure of the Association or of any Co-Owner
to enforce any right, provision, covenant or condition which may be granted by the
Cordomjnjum Documents shall not constitute a waiver of the right of the Association or of any
such Co-Owner to enforce such right, provision, covenant or condition in the future.

Section 6. Cumulative Rights. Remedies mid Privileges. A]! rights, remedies andprivileges granted to the Association or any Co-Owner or Co-Owners pursuant to any terms,
provisions, covenants or conditions of the aforesaid Condominium Documents shall be deemedto be cumulative and the exercise of any one or more shall not be deemed to constitute an
election of remedies, nor shall it preclude the party thus exercising the same from exercising such
other and additional rights, remedies or privileges as may be available to such party at law or inequity.

Section 7. Enforcement of Provisions of Cnndpnijpjum Documents. A Co-Owner
may maintain an action against the Association and its officers and Directors to compel such
persons to enforce the terms and provisions of the Condominium Documents. A Co-Owner maymaintain an action against any other Co-Owner for injunctive relief or for damages or any
combination thereof for noncompliance with the terms and provisions of the Condominium
Documents or the Act.

ARTICLE XX

ASSESSMENT OF FINES

Section 1. Genera]. The violation by any Co-Owner, occupant or guest of any of the
provisions of the Condominium Documents including any duly adopted rules and regulations
shall be gromds for assessment by the Association, acting through its duly constituted Board of
Directors, of monetary fines against the involved Co-Owner. Such Co-Owner shall be deemed
responsible for such violations whether they occur as a result of Co-Owner's personal actions orthe actions of Co-Owner's family, guests, tenants or any other person admitted through such Co-
Owner to the Condominiwn Premises.

Section 2. Procedures. Upon any such violation being alleged by the Board, the
following procedures will be followed:

(a) Notice. Notice of the violation, including the Condominium Document provision
violated, together with a description of the factual nature of the alleged offense set
forth with such reasonable specificity as will place the Co-Owner on notice as to
the violation, shall be sent by first class mail, postage prepaid, or personally
delivered to the representative of said Co-Owner at the address as shown in the
notice required to be filed with the Association pursuant to Article VIII, Section 3
of these Bylaws.
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(b) Onportunitv to Defend. The offending Co-Owner shall have an opportunity to
appear before the Board and offer evidence in defense of the alleged violation.
The appearance before the Board shall be at its next scheduied meeting, but in no
event shall the Co-Owner be required to appear less than 10 days from the date of
the notice.

(c) 1)fjj. Failure to respond to the notice of violation constitutes a default

(d) Hearing and Decisp. Upon appearance by the Co-Owner before the Board and
presentation of evidence ofdefense, or, in the event of the Co-Owner's default, the
Board shall, by majority vote of a quorum of the Board, decide whether a
violation has occurred. The Board's decision is final.

Section 3. Amounts. Upon violation of any of the provisions of the Condominium
Documents and after default of the offending Co-Owner or upon the decision of the Board as
recited above, the following fines shall be levied:

(a) First Violation. No fine shall be levied.

(b) Second Violation. Twenty-Five Dollar ($25.00) fine.

(c) Third Violation Fifty Dollar ($50.00) fine.

(d) Fourth Violation and Subsequent Violations. One Hundred Dollar ($100.00) fine.

Section 4. CoIIectj11. The fines levied pursuant to Section 3 above shall be assessed
against the Co-Owner and shall be due and payable together with the regular Condominium
assessment on the first of the next following month. Failure to pay the fine will subject the Co-Owner to all liabilities set forth in the Condomjnjwn Document including, without limitations,those described in Article II and Article XJX of the Bylaws.

ARTJCLEX)U

RIGHTS RESERVED TO DEVELOPER

Any or all of the rights and powers granted or reserved to the Developer in the
Condominium Documents or bylaw, including the right and power to approve or disapprove any
act, use, or proposed action or any other matter or thing, may be assigned by it to any other entity
or to the Association. Any such assignment or transfer shall be made by appropriate instrument
in writing in which the assignee or transferee shall join for the purpose of evidencing its
acceptal)ce of such powers and rights and such assignee or tansferee shall thereupon have the
same rights and powers as herein given and reserved to the Developer. Any rights and powers
reserved or granted to the Developer or its successors shall temiinate, if not sooner assigned to
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the Association, at the conclusion of the Construction and Sales Period as defined in Article III
of the Master Deed. The immediately prectding 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 Developers rights to approve and control the administration
of the Condominium and shall not, under arty circumstances, be construed to apply to or cause
the termination of any real property Tights granted or reserved to the Developer or its successors
and assigns in the Master Deed or elsewhere (including, but not limited to, access easements,
uti]ily easemexts and all other easements created and reserved in such documents which shall not
be terminable in any manner hereunder and which shall be governed only in accordance with the
terms of their creation or reservation and not hereby).

ARTICLE XXII

SEVERABILITY

In the event that any of the terms, provisions or covenants of these Bylaws or the
Condominium Documents are held to be partially or wholly invalid or unenforceable for any
reason whatsoever, such holding shall not affect, alter, modi& or impair in any manner
whatsoever any of the other terms, provisions or covenants of such documents or the remaining
portions of any terms, provisions or covenants held to be partially invalid or unenforceable.

48620
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ARTICLES OF INCORPORATION

HIGH POINTE RIDGE ASSOCIATION '
These Articles of Incorporation aie signed and acknowledged by the incorporator for the

purpose of forming a nonprofit corporation under the provisionS of Act No. 62 of the Public

Acts of 1982, as follows:

-7
AR]TICLEI

NAME

The e of the corpotiofl is High Pointe dge Associaion. /
ARTICLE II

PURPOSES

The purposes for which the corporation is formed aie as follows:

(a) To manage and a&ninister the affairs of and to maintain High Pointe

Ridge, a condominium (hereinafter called "Condominium").

(b) To levy and collect assessments against and from the members of the

corporation and to use the proceeds thereof for the purposes of the corporation;

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

(d) To rebuild improvements after casualty;

(e) To contract for and employ persons, firms or corporations to assist in

management, operation, maintenance and administration of said Condominium;

(1) To make and enforce reasonable regulations concerning the use and

enjoyment of said Condominium;



(g) To own, maintain and improve, and to buy, sell, convey, assign, mortgage,

or lease (as landlord or tenant) any real and personal property, including but not limited
to, any Unit in the Condominium, any easements or licenses or any other real property,
whether or not contiguous to the Condominium, for the purpose of providing benefit to
the members of the corporation and in furtherance of any of the purposes of the
corporation;

(h) To borrow money and issue evidences of indebtedness in furtherance of

any or all of the objects of its business; to secure the same by mortgage, pledge or other

lien;

(i) To enforce the provisions of the Master Deed and Bylaws of the
Condominium and of these Articles of Incorporation and such By'aws and mles and
regulations of this corporation as may hereinafter be adopted;

(j) To do anything required of or permitted to it as administrator of said
Condominium by the Condominium Master Deed or Bylaws or by Act No. 59 of the

Public Acts of 1978, as amended and;

(Ic) in general, in connection with the foregoing purposes set forth in Article

II, Sections (a) through U) to enter into any kind of activity, to make and perform any

contract and to exercise alt powers necessary, incidental or convenient to the

administration, management, maintenance, repair, replacement and operation of said
Condominium and to the accomplishment of any of the purposes set forth in Article II,

Sections (a) through Q), above.

ARTICLE UI

ADDRESS

Address of the first registered office is 2295 Cameo Lake Drive Bloomfield Hills,

Michigan 48302.

ARTICLE IV

RESIDENT AGENT

The name of the first resident agent is Richard Kaplan.

ARTICLE V
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INCORPORATOR

The name of the incorporator is Gregory J. Gamaiski and his place of business is 28400

Northwestern Highway. Third Floor Essex Centre. Southfield. Michigan 48034.

ARTICLE VI

BASIS OF ORGANIZATION AND ASSETS

Said corporation is organized upon a non-stock, membership basis.

The value of assets which said corporation possesses is:

Real Property: None

Personal Property: None

Said corporation is to be financed under the following general plan: Assessment of

Members

ARTICLE VII

EX!STENCE

The term of corporate existence is perpetual.

ARTICLE VIII

MEMBERSHIP AND VOTING

The qualifications of members, the manner of their admission to the corporation, the

termination of membership and voting by such members shall be as follows:

(a) The Developer of the Condominium and each Co-owner of a Unit in the

Condominium shalt be members of the corporation and no other person or entity shall be

entitled to membership; except that the subscriber shall be a member of the corporation

until such time as his membership shall terminate, as hereinafter provided.

(b) Membership in the corporation (except with respect to the incorporator.

who shall cease to be a member upon the recording of the Master Deed) shall be
established by acquisition of fee simple title to a Unit in the Condominium and by
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recording with the Register of Deeds of Oakland County, Michigan, a deed or other
instrument establishing a change of record title to such unit and the furnishing of
evidence of same satisfactory to the corporation (except that the Developer of the
Condominium shall become a member immediately upon establishment and the
Condominium) the new Co-owner thereby becoming a member of the corporation and the
membership of the prior Co-owner thereby being terminated. The Developer's
membership shall continue until no Units remain to be created in the Condominium and
until the Developer no longer owiis any Units in the Condominium.

(c) The share of a member in the funds and assets of the corporation cannot be
assigned, pledged, encumbered or transferred in any manner except as an appurtenance to
Owner's Unit in the Condominium.

(d) Voting by members shall be in accordance with the provisions of the
Bylaws of this corporation.

ARTICLE IX

LIMITATION OF LIABILITY OF DIRECTORS

p No volunteer director or officer, as that term is defined in Act 162, Public Acts of 1982,
as amended ('Act"), shall be personally liable to the corporation or its members for monetary
damages for breach of fiduciary duty as a director or officer, provided that the foregoing shall not
eliminate the liability of a director or officer for any of the following: (i) breach of the director's
or officer's duty of loyalty to the coiporation or its members; (ii) acts or omissions not in good
faith or that involve intentional misconduct or a knowing violation of law; (iii) a violation of
Section 551(1) of the Act; (iv) a transaction from which the director or officer derived an
improper personal benefit; or (v) an act or omission that is grossly negligent. If the act hereafter
is amended to authorize the further elimination or limitation of the liability of directors or
officers, then the liability of a director or officer of the corporation, in addition to the limitation
on personal liability contained herein, shall be limited to the fullest extent permitted by the
amended Act. No amendment or repea! of this Article DC shall apply to or have any effect on the
liability of any director or officer of the corporation for or with respect to any acts or omissions
of such director occurring prior to such amendment or repeal.

As provided under MCL 450.2209, and 1996 Public Act 397 the corporation will assume
liability for all acts or omissions of a volunteer director, volunteer officer or other volunteer
which occurred after the date of these Articles if all of the following conditions are met: (i) the
volunteer was aeting or reasonably believed he or she was acting within the scope of his or her
authority; (ii) the volunteer was acting in good faith, (iii) the volunteers conduct did not amount
to gross negligence or willful and wanton misconduct; (iv) the volunteer's conduct was not an
intentional tort, and (v) the volunteer's conduct was not a tort arising out of the ownership,
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maintenance, or use of a motor vehicle for which tort liability may be imposed as provided in
Section 3135 of the insurance code of 1956; 1956 Public Act 218, being MCL 500.3135.

$
Signed this day of Pcct.u'&, 1996.

GRE 0 Y GAMALSKJ, Incorporator

When filed, return to:

GREGORY J. GAMALSKI, ESQ.
MADDIN, 1-JAUSER, WARTELL, ROTH,

HELLER & PESSES, P.C.
Third Floor Essex Centre
28400 Northwestern Highway
Southfield, Michigan 48034
810/827-1893
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