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MASTER LBED

ABHFORD PLAC

(Act 59 of the

This Master Deed made and executed this QY day .of. May,
1990, by ASHFORD PLACE, INC., a Michigan corporation, . d/b/
TRI-MOUNT/ASHFORD PLACE, INC. hereinafter sometimes referred
as the "Developer” whose address is 41115 Jo Drive
Michigan 48050, and pursuant to the provisions of Act 59 of .
the Public Acts of 1978 as amended, and Act 538 of the . Public .. PR
Acts of 1982, as amended, hereinafter referred to as the "act®, ‘ i

WITNESBETHE:

WHEREA8, the Developer desires by recording this Master
Deed together with Condominium Bylaws attached hereto as ; Exhi-"
bit "A" and together with the Condominium Subdivisgic
attached hereto as Exhibit "B" (both of which are hereby
porated by reference and made a part hereof) to establish,
real property described in Article IT below, together with . -
improvements located and to be located thereon and the appur-
tenances thereto as a residential condominium project under the.
pravisions of the Act.

NOW, THEREFORE, the Developer does, upon the recording
hereof, establish ASHFORD PLACE as a Condominium Project. under
the Act and declare that ASHFORD PLACE {hereinafter referred to
as  "The Condominium Project®™) shall after establishment be
held, conveyed, hypothecated, encumbered, leased, rented,
occupied, improved or in any other manner utilized subject to

- the provisions of the Act and to the covenants, restrictions,

- conditions, uses, 1limitation and affirmative ocbligationps. set
forth in this Haster Deed together with Exhibits "A™ apd "p®
hereto, all of which shall be deemed to run with the land. and

- shall be a burden and of benefit to the Developer, its succes-
sors and assigns, and any person acquiring or owning. an
interest in the said real Property, their grantees, successors,
heirs, executors, administrators and assigns in furtherance of
the establishment of the said "Condominium Project®™, it is
hereby provided as follows:

ARTICLE I
TITLE AND NATURE

The Condominjium Project shall be known as ASHFORD PLACE,
Washtenaw County Condominium Subdivision Plan No. /39 . The
architectural plans for the Project were approved in accordance
with the requirements of the City of Ann Arbor, Michigan. . The
Condominium Project is established in accordance with the Act,
The buildings and units contained in the Condominium, including
the number, boundaries, dimensions and area of each unit
therein are set forth completely in the Condominium Subdivision
Plan attached as Exhibit "B" hereto. Each building centains =
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 Condominiunm
Project. FEach co-cuner in the Cendeonminium  Project shall  hawe
an  exclusive right to his unit and shall ha.e undivided arjg
inseparakle rights to crare with other co-cwners the com<en
glerents  ©f the Copdersiniunm Froject as are designated by the
Master Deed.

(REV. 05-21-20) -1 -



ARTICLE II

LE PRI LEGAL DEBCRIPTION

. s»Thesland which is submitted to the Condominium Project
gestablished by this Master Deed is described as follows:

A part of Section 15, T2S, R6E, City of Ann
Arbor, Washtenaw County, Michigan, described
as commencing at the northeast corner of
Section 15 and proceeding thence south
00°05°10" west 365.26 feet to the point of
beginning; thence south 00°05/10" west
304.00 feet along the east line of Section
15; thence south 89°32/38" west 1266.61 feet
to the east line of Nixon Road; thence along
said line north 00°02/50" east 520.94 feet;
thence north 66°11704" east 43.45 feet;
thence the following four courses and
distances along the socuth R.O.W. line from
Green Road (100 feet wide); 116.63 feet
along the arc of a curve to the right,
having a radius of 1176.24 feet, a central
angle of 05°40°55", a chord length of 116.60
feet and a chord bearing of south 74°45’23"
east and south 71°54'55" east 417.75 feet
and 385.88 feet along the arc of a curve to
the left having a radius of 1250.00 feet, a
central angle of 17°41/15%, a chord length
of 384.35 feet and a chord bearing of south
80°45732% east and south 89°36710" east
337.88 feet to the point of beginning, being
subject to easements and restrictions of
record.

ARTICLE IIX
DEFINITIONS

:Certain terms are utilized not only in this Master Deed and
xh1b1 » "A" and "B" hereto, but are or may be used in various
ther instruments such as by way of example and not by way of
im' ation, the Articles of Incorporation and Corporation
-and Rules and Regulations of the ASHFORD PLACE ASSOCIA-
.2 Michigan non-profit corporation, deeds, mortgages,
-land contracts, easements and other instruments affect-
g1 the establishment of or transfer of interest in ASHFORD
;PLAC as.a condominium. Wherever used in such documents or any
+,0ther: pqrtinent instruments, the terms set forth below shall be
defined as follows:

©y o iAe 2 :The "Act" means Act 59 of the Public Acts of 1978, as
I --amended and Act 538 of the Public Acts of 1982, as
anended.

- By - "ASsociation of Co-Owners"™ shall mean the non-profit
-corporation organized under the Michigan Law of which
:-all co-owners shall be members, which corporation
:shall ad=minister, operate, manage and maintain the

R L S R ccondoniniv=, Any actions required of cr permitted to
droLro oL L S the Asscclaticn shall be exercisable by :ts Beard of
) Cirectors 2unless specifically reser.ed teo its rerkters

by the Ceocrisminiun Docurents or the Laws <¢f the State

¢f Michigan,



(REV

The Association is the person designated in the
Cendominium Documents to administer the Condominium
Project,

"Condominium Bylaws” means Exhibit »A" ‘attached hereto
being ‘the Bylaws setting forth the substantive rights
and obligations of the co-owners and required by the
"Act" to be recorded as part of the Master Deed,

'?Coﬁﬁé&igiohi'aylnws' means the corporate Bylaws of
. ASHFORD = PLACE ASSOCIATION, the Michigan 'non-profit
. .corporation.  organized to manage, = maintain and

administer the Condominium.

"Unit* means the enclosed space constituting a single,

complete, residential unit in ASHFORD PLACE as such
Space may be described in Exhibit "B" hereto as the
term "Condominium Unit" as defined by the Act.

"Condominium Doouments® wherever used means and
includes this Master Deed and Exhibits "A" apg "gn
hereto, the Articles of Incorporation, Corporation
Bylaws and Rules and Regulations, if any, of the
Association.

"Condominium" or "Project® means ASHFORD PLACE as an
approved Condominium Project established in conformity
with the provisions of the Act.

"Condominiunm Bubdivision Plan" means Exhibit wBn
hereto,

"Consoclidating Master Deed™ means the final Amended
Master Deed which shall describe ASHFORD PLACE as a
completed condominium project and shall reflect the
entire land area added to the condominium from time to
time pursuant to the provisions of this Master Deed
and all units and common elements therein and which
shall express percentages of value pertinent to each
unit as finally readjusted. Such Conseolidating Master
Deed when recorded in the office of the Washtenaw
County Register of Deeds shall supersede the pre-
vicusly recorded Master deed for the condeminium and
all amendments thereto.

"Construction and Sales Perica”, For purposes of the
condominium documents and the rights reserved to the
Developer thereunder, the pericd commencing with the
recording of the Master Deed and continuing as long as
the Developer owns any unit which it offers for sale,
or for so long as the Developer is entitled to expand
the project as provided in the Master Deed.

"Developer" means ASHFORD PLACE, INC. d/b/a TRI-MOUNT/
ASHFORD PLACE, 1INC., a Michigan corporation which has
made and executed thig Master Deed and its successors
and assigns. Both successors and assigns shall always
be deemed to be included within the term "Developer”®
whenever, however, and wherever such terms are used in
the condominium documents,
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"Co-Owner" means a person, firm, corporation, partner-
ip, association, trust or other legal entity or any
mbination thereof who, or which owns one or more

inits in the Condominjum Project. The term "Cwner"

wherever used will be synonymous with the term "co-

““Owner". o '

ocondorinium  Premises" means and includes the land and
‘buildings, all improvements and structures thereon. .

NCcommon Elezents® where used without ;;mbdification
shall mean both the general and limited common ele-
wents described in Article IV hereof. ST

MF¥irst Annual Meeting” nmeans the initial neeting at
hich non-developer co-owners are permitted to vote
for the election of all directors and upon all other
iatters which properly may be brought before the meet-~
ng. Such meeting is to be held (a) in the Develo-
er’s sole discretion after fifty (50%) percent of the
fnits which may be created are sold, or {b} wmandator-
ly within (i) 54 mponths from the date of the first
nit conveyance, or (ii) 120 days after seventy-five
{75%) percent of all units which may be created are
“sold, whichever first occurs.

"Transitional Contrcl Date" means the date on which a
.Board of Directors of the Association takes office
pursuant to an election in which the votes which nay
e cast by eligible co-owners unaffiliated with the
Developer exceed the votes which may be cast by the
‘Developer.

1aoiCondominium Premises means and includes the land
"‘'described in Article II above, all improvements and
tructures thereon and all easements, rights and
ppurtenances belonging to ASHFORD PLACE as described
above. .

Whenever any reference herein is made to one. gender,
the same shall jinclude a reference to any and all
genders where the same would be appropriate; simi-
larly, whenever a reference is made herein to a
.. singular, a reference shall also be included to the
" plural where the same would be appropriate.

ARTICLE IV
COMMON BLEMENTS
common elements of the project described in Exhibit "p®
hereto and the respective responsibilities for main-
_decoration, repair or replacement thereof are as fol-
A, The General Common Elements are:
N The land described in Article II hereof, includ-
.ing sidewalks and roadways but specifically excluding

" the apprecach and driveways leading from the wmain road-
ways intc the carage area of each condoniniuz onit




2. The welectrical transmission aystem throughout the
project up to but not including the electric meter tor
each unit, together with common lighting for the pro-
ject, . : L

g ; The gas distribution system  throughout the Pro-
~Ject up: to but not  including the gas meter for each

4. The telephone systenm throughout-the=?ro}ect up to
-the.point of entry to each unit. -.. . . :

S.. ~'The water distribution system throughout the pro-
ject up to the point of connection where each unit’s
water :line: donnects with a particular plumrbing facil-
ity serving a particular condeminium unit including
that contained within unit walls. Where applicable,
the water 1line (general common element) may pass
through a condominium unit other than that served by

the particular water line,

6. The sanitary sewer system throughout the project
Up to the point of connection with a Plunbing facility
which may be located in an individual condominium unit.

7. The storm drainage systems throughout the project.

8. The foundations, supporting columns, unit roofs,
walls, as shown on Exhibit np» ceilings, floor con~
struction and furnace chimneys which pProtrude from the
roof excluding windows and doors appurtenant to each
condoeminium unit,

9. All elements of the project designated as general
common elements in Exhibit "B* to this Master Deed.

10. Such other elements of the Project not herein
designated as general or limited common elements which
are not enclosed within the boundaries of a condomin~
ium unit which are not designated as limited common
elements in Exhibit "B* or in subsection B of this
Article and which are intended for common use or
hnecessary to the existence, upkeep and safety of the
project,

11. The telecommunications system, if and wvhen it may
be installed, up to but not including connections to
provide service to individual units.

Some or all of the utility lines, systems {including mains
and service leads) and equipment, described above may be owned
by the local public authorities or by the company that is pro-
viding the pertinent service. Accordingly, such utility lines,
systems and equipment shall be general common elements only to
the extent of a co-owner’s interest therein, 1if any, and the
Developer makes no warranty whatever with respect to the nature
or extent of such interest, if any.

Some or all of the utility lines, systems (including mains
and service leads) and equipment described above ("utility
system") rpay service single buildings containiry rzre <har cne

CoRICSTInLYD unLlt

(REV. 03-21-30} -5 -




- dingly, and where necessary or applicable, there shall be
.an,, easement for that common element through each condominium
unit to eénable the utility system to appropriately serve each
of the condominium units in the subject building. .

B. The Limited Common Elements are:

Interior surfaces of unit perimeter walls, ceil-
and floors contained within such units all . of
shall be subject to the exclusive enjoyment and

usage of the co-owner of each such unit. o

rf. All windows, doors and screens shall be limited
“fn use to the owners of the units to which they are
attached. o -

. Each individual furnace, air conditioner and
compressor shall be 1imited in use to the co-owner of
the individual unit which is served by each such
described appliance including all duct work and trans-
mission lines appurtenant thereto.

"4. Cooling and heating duct work, electrical wiring,

...floor and ceilings of each unit shall be limited in
use to the co-owner who is served by such cooling and
heating duct work.

5. Each building contains a single sump pump which
services all of the condominium units in that build-
S . ing. That sump pump 1is a Limited Common Element
.. limited in use to and applicable to all of the indi-

) ‘vidual condominium units included in the applicable
- building.

,g;;_ Meters for natural gas and electricity shall be
f.imited Common Elements respectively pertinent to each
unit for which they measure such utility service.

The driveway approach leading from the private
{("Maitland Drive")} servicing all of the condo-
minium units to the garage entrance of each 1individual
" condominium unit, as indicated on Sheet 3 of Exhibit
. “B" to this Master pDeed shall be limited in use to the
‘co-owners whose units are served by such driveway
approach. :

L ;;hi{,gi?;' B o .. 7's. Each porch and patio deck appurtenant to each
: C A Ay condominium unit shall be limited in use to the co-
owner of the applicable individual condominium unit.

TS, The walkway from the driveway approach to the

., .front porch and entranceway of each unit shall be

“*J{mited in use to the co-owner of the applicable
individual condominium unit.

"'10. Each bullding contains a single water meter which
- ..provides and measures water used by all of the condo-
. minium units located in each such building. That
water nmeter is a Limited Common Element limited in use
to and applicable to all of the individual cendominium

snits irci:ded in the applicable Eiilding

11, Thcse areas desigrnated as lizited Cerrmon Elerents
in stser 3 arnd Sheets 5 through 12, inclusive of
Exhipiz "5" harsic



: C. Costs of maintenance, repair and replacement of..all
' general common elements described in sub-paragraph A of this
Article .shall be borne by the Association except as noted below.

1. .. The . common. expenses associated with the main- .
tenancé, " “repair, renovation, ’‘restoration or- replace~
ment: of ‘a limited common elemeht shall be specifically
assessed against the condominium unit to which that
limited common element was assigned at the time the
‘expenses. . are” - incurred. 'Any '~ other unusual common
expenses benefitting less than all of the condominium
units. or any expenses incurred as a result of the
conduct of less than all of those entitled to occupy
the condominium project, or by  their 1licensees or R
e invitees - shall be specifically assessed against the Sen
L condominium unit or condominium units involved in .
accordance with the reasonable provisions and as is
set forth in Section 69 of the Act.

2. The amount of all common expenses not specific-
ally assessed in accordance with the foregoing shall
be assessed against the condominium unit in “preportion
to the number of votes in the Association of Co-Owners
appurtaining to each condominium unit 4in the manner
set forth in Section 69(3) of the Act,

- - 3. The Asscciation shall have the specific respon-
sibility to decorate, maintain, repair and replace the
following items; the cost for these items shall be
considered expenses of administration:

a. All landscaped areas,

b. All sidewalks and private roadways.
_ c. The exterior of all buildings including trim and
- hardware.

d. Mailbox and mailbox stands, if any.

e, Rubbish removal systems, it any.

£. All common lighting.
= g. The underground water sprinkling system,

h. All other items as set forth in Section A above
and referred to as General Common Elements.
i. All exterior painting including windows and doors.

4. Each co-owner shall have the responsibility to
&f%y decorate, maintain, repair and replace the following
/ items:

a. All appliances within a unit and supporting hard-
ware including but not limited to furnace, humid-
ifier, air cleaner, air conditioning and compres-
sor, garbage disposal, dishwasher, range and
oven, vent fan, duct work, vent covers and fil-
ters and hot water heaters.

b. Individual unit entry doors, all doors and win-
dows (including door-walls), screens related
) hardware within the individual unit,. Painting
>f— (| and decorating of the exterior of such units
: shall be the responsibility of the Association in
accordance with the provisions of Subparagraph

C.3., rareirnzkz.e

(RE¥  25-21-390) -7 -



All electrical fixtures or appliances within an
individual unit including but not limited to,
lighting. fixtures, switches, outlets, antenna
outlets and circuit breakers. Any modification
to  the - existing. electrical system must be.
approved by the Board of Directors in writing and
completed by a licensed electrician.

Any electrical outlets connected to an individual

unit’s electrical meter but located on the exter-
ior of a unit. :

All plumbing fixtures including shut-off valves,
wax rings and washers located on or within an
individual unit’s perimeter walls.

All cabineté, counters, interior doors, closet
doors, sinks, tile (either floor or wall) and
related hardware.

All improvements or decorations including but not
limited to paint, wallpaper, carpeting and trim.

Individual unit drain 1lines located within the
unit perimeter walls.

All limited common elements assigned to an indi-
vidual condominium  unit excluding driveway
approaches and driveways.

All other items not specifically enumerated above
which may be located within an individual unit’s
perimeter walls,

The costs of decoration and maintenance of al
surfaces referred to in Article IV B.1 shall t
borne by the co~owner of each unit teo which saic
Limited Common Elements are appurtenant.

.. No co-owner shall use his unit or the common elements in
‘any Bahner inconsistent with the purposes of the project or in
ny “manrer which will interfere with or impair the rights of
any’other co-owner in the use and enjoyment of his unit or the

U ¢common eélements.

. CIATES)

ARTICLE V
UNIT DESCRIPTION AND PERCENTAGE OF VALUE

‘ Ao Each unit in the condominium project is described in
©_this paragraph with reference to the Condominium Subdivision

-“P;ah='off'ASHFORD PLACE as surveyed by ZEIMET-WOINIAK & ASSO-
( LINC. and attached hereto as Exhibit "B", Each
‘condominium unit shall include all that space contained within

the ‘interior, finished, unpainted walls and ceilings and from
- the finished sub-floor or basement floor where applicable, and
- including garage area, all as is shown on the fleoor plans and

sections ' in Exhibit "B" hereto. The dimensions shown on the
Perimeter plan in Exhibit "B" have been or will be physically
measured.’ In the event that the dircensions on a measured
peritetes plan n¢ any srecific unit, including the jarage area,
S differ’  from tie dizersions c¢f the typical ‘surdation or
perireter plan for such unit in Exhibit "an, then the typical
upper-£flcor plarn  for such unit, including ne garage area,

.
th
shall be deered to be autcratically changed for sich specific

unit’ in ele.aticrsg

(REV. 05-21-90) -8 -



. - B. The .'percentage of value assigned to each condominiim
“unit is set forth in subparagraph ¢ below, The percentagag of
. ., value are computed on the basis of assigning an equal percent- . e
7" age of value i:for each unit with the resulti éntages. .
_ reasonably: adjusted to: total: precisely 100%. The percent
"“value assigned td: each unit shall be determinative : of
co-ewner’s < ..undivided interest “in' the common elemerits
proportionate ‘share of each prospective co-owner in’ ¢
proceeds  and -expenses of the administration and the valus
tico-owner’s; vota ‘at meetings of the  Association”
., Co-Owners. :The 'total value  of the project is 100%. . The @
' centage of value allocated to each condominium unit -may b
"'changed only  with the unanimous consent of all co-owners
.expressed in an amendment to this Master Deed, duly approved . '
“and recorded, - except that changes may be specifically made in '
the percentages of value by the Developer without the consent
of any co-owners. and without the consent of the mortgagee of
any co-owner for the purposes of enlarging the condominium
development in accordance with the provisions of Article VI so
as to increase the number of condominium units and reallocate
the percentage of value computed in accordance with the fore-
going formula and distributed over the entire condominium
development as enlarged shall not exceed and shall equal 100%,
or for the purpose of increasing the number of condoninium
units by converting units designated as ™need not be huilt" to
"must be built". Any increase in the total number of condo-
. minium units by such redesignation shall require the Developer,
without the consent of the co-owners or their mortgagees, to
reallocate the percentage of value set forth below so that the
total percentage of value computed in accordance with the fore-
going formula and distributed over the entire condominium
development as so increased, shall not exceed and shall equal
100%. The Developer’s rights to reallocate and reassign per-
centages of value as set forth in this paragraph shall not be
limited and may be exercised by the Developer repeatedly up te
but not exceeding the inclusion of the total of Sixty-Eight

{68) condominium- units. Thereafter, the Developer’s rights to
reassign percentages of value without the consent of the
- co-owners shall expire.
c. Set forth below aras:

(1) Each condominium unit number as it appears on the
Condominium Subdivision Plan.

{2) The percentage of value assigned to each condo-
minium unit. -

UNIT NUMBER PERCENTAGE OF VALUE
1 .25
2 .25
3 .25
4 25

Each condominium unit shall have an undivided interest in
the conron elements preportionate to its percentage cf value as
hereirabc.e set fcrth  in the rmarrar provided fer in Zection 37

£ e ~
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The dimensions of units and/or limited common elements
nant to any units described in Exhibit "g® may be modi-
) Developer’s sole discretion by enlargement or
SN in size by amendment affected solely by the Developer
., successors, without the consent of any' other person so
‘Bhch modifications do not unreasonably - impair or dimi-
e appearance of the project or the view, privacy or
significant attribute or amenity of. any  unit which
or is proximate to the modified unit of limited common
Such modified unit shall not be constructed without
) amendment of the Master Deed. The Developer may in
nnection with any such amendment, readjust percentages of
[ue” for all units in a manner which gives reasonable recog-
O such unit or limited common element “modification
pon the method of original determination of percentage
or the project. All of the co-owners and mortgagees
-5 or other persons interested to become interested in
ject from time to time shall be deemed to have unani-
.Consented to such amendment to this Master Deed to
ate the foregoing and, subject to the limitations set
‘hérein, proportionate reallocations of percentages of
..Of existing units which the Developer or its successors
y determine necessary in conjunction with such amendment or
ndmetits. All such interested persons irrevocably appoint
1 Toper or its successors as agent and attoerney for the
pose’ “of execution of such amendment cor amendments to the
er Déed and all other documents necessary to effectuate the
“foregoing.

e

ARTICLE VI

EXPANSION OF THE CONDOMINIUM

ws o JFhe  condominium project established pursuant to this ini-
.fal Master Deed of ASHFORD PLACE consists of four (4} units.
: ¢f these units, designated 1 through 4, inclusive, must be
“Units 5 through 32 need not be built. In addition
" the Developer reserves the right to expand the condo-
ip to a2 maximum of Sixty Eight (68) <condominiur units.
Tl xpansion will utilize the future development area indi-

‘cated in Sheet 3 of Exhibit "B", fThose units need not be built
" as ig'set forth in Article VII of this Master Deed.

e . BNY. provisions of this Master Deed notwithstanding, the
7 UAunber of units in the project may at the option of the Develo-
Cpe or 1its successors or assigns, from time to time be
‘. increased by the addition to the condominium of any portion of
future development and the construction of residential
"thereon. The location, nature, appearance, design
r and exterior) and structural components of all such
: nal units as may be constructed thereon shall be
... . determined by the Developer in 1its sole discretion, subject
- LT onky T €00 approval by the City of Ann Arbor. Such increase in
... 7 'siza‘of ‘this condominium shall be given effect by an appre-
U priate amendment or amendments to this Master Deed in the
R N i”‘)_,Jf”ﬁanﬁér provided by law. Such amendment or amendments shall be
T T T e e 7. prepared by and at the discretion of the Developer or its
'Successors and in which the percentages of value as set forth
in_ Article V hereof shall be proporticnately readjusted in
“ordér to reserve a total value of 100% for the entire pr “ect
resulting fros  suck amerdrent cr  arendrencs s this M tar
Ceed.
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~i:.The precise determination ‘'of the readjustments and percéhfages’ =

of value shall be made within the sole judgment of the Develo=-
-per. Such readjustments,- how.ver, shall. retlect A
reasonable'_relationship— amqnq percentaqes

'fJor the- project

Any amendmentp or" amendments to the Haster Deed shall also.
gontain such”further definitions - ‘and redefinitions: ‘of :geéneral
or = llmlted ‘common’ eleménts’ as'’ may be necessary te adequately
-describe, 'sefve and: ‘providé ‘access to the “additional. “gondo-'"
-minium units- being . added‘to the project by such amendmeit. In

-connection with any such ‘amendment,- the ‘Developer .shall’ have

-included in the project for any purpose reasonably. necessary to'-
. achieve the purposes of 'this Article, including but not Iimited’
-to, the connection of roadways and sidewalks in the .project to°
any roadway and sidewalk that may be located on or planned for
the area of future development and to provide access to any
unit that is located on or planned for the area of future
development from the roadways and sidewalks located in the
project. S

All of the co-owners and mortgagees of units and other per-
sons interested or to become interested in the project from
time to time shall be deemed to have irrevocably and unani-
mously consented tc such amendment or amendments to this Master
Deed to effectuate the foregoing and to any proportion or real-
location of percentages of value of existing units which
Developer or its successors may determine necessary in conjunc-
tion with such amendment or amendments. All such interested
persons irrevocably appoint the Developer or its successors as
agent and attorney for the purpose of execution of such amend-
ment or 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 exhi~
bits hereto; provided, however, that 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 the development. The Consolidating Master Deed vhen
recorded shall supersede the previocusly recorded Master Deed
and all amendments thereto. The Developer, or its successors
and assigns, may in its discretion establish all or a portion
of said future development as a rental development, a separate
condominium project, or any other form of development. There
are no restrictions on the election of the Developer to expand
the project other than as explicitly set forth herein. There
is no obligation on the part of the Developer to construct
those condominium units designated on Exhibit "B" as "Need Rot
Be Built" all as is set forth in the succeeding Article in this
Master Deed.

In no event shall there be any change in the percentage
interests in the common elements more than six (6) years after
the effective date of this Master Deed.

ARTICLE VII

NON-REQUIRED CCNSTRUCIION

Tre tand  zervprising this  condeminium relect has  Efeen
apprcwed t, the City of Ann Arbor for the constructicn ¢f up to
SixTy Sl 5} zzpdsriniun units.

{REV. GE-21.-50) -11l-
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As is designated in-Exhibit‘*B*;
bullt., Units s through 32

as.setioforth in the site plan’_ approved by;itgeggcigg 0f  Ann
Arbor, :shall be at: the sole option of the Developer and shal)] :
beiisubject to the Developer’s uncontrolled discretion. : In the
event. that any condominium unit labeled "need not be built" on
B" to this Master Deed shall, at the ‘opticn  of the

‘Developen; be congtructed, the .Developer shal}l file an amend~-

‘ment stenthis Master Deed redesignating such prcpéséd.fggnstruc-

tiom:iass "must be built®, -and: shall thereupon “incly e in that

amendment:te the Master Deed a reallocation of the percentages

of-covalyes applicable to the - increased number of condominium

g t applying a pro-rata application of the pPercentage of

ralue - each unit in accordance with the formula set forth in

sXrticle Viso that the resulting total of Percentages of value

rapplied: over the increased number of condominium units that

: "must berbuilt® equal 100%, all as is set forth in Article v.

ARTICLE VIII

ASBIGNMENT OF LINITED COMNON ELEMENTS

Any limited common element as set forth within the Master
‘Deed . may. be reassigned in accordance with Section 39 of the
-vAct. »:The:limited common elements may be reassigned upon the
i weitten:application of the Co-owners concerned to the principal
.~ officer;of the Association of Co-Owners. The officer or per-

::SORS  $0--whom the application is duly made shall promptly p:x
Pare and execute an amendment to the Master Deed reassign. .
all: rights and obligations .with respect to the limited conmon
element:involved, The amendment shall be delivered to the
‘He0-owners: of the condominium units concerned upon payment by
them:.of all reasonable costs for the preparation and recording

-« of ithe: amendment to the Master Deed.

A commoen element not previously assigned as a limited
20 Lp commen:telement shall be so assigned only in pursuance of the
provisicns of the condominium documents and of the Act.

ARTICLE IX

CONVERSION OF CONVERTIDLE AREA
INTO UNITS OR COMMON ELEMENTS

The Developer may convert 2ll or any portion of any con-

! vertible.- area into condominium units or common elements,

ineluding, without limitation, 1limited common elements to

v »facilitate the purposes set forth in Article VIII. 1In such

‘levent,: the Developer shall promptly prepare, execute and record

©ooesel o an amendment to the Master Deed describing the conversion. The

i # tmioesamendment. shall assign  an identifying number to each condo~

TR minium funit formed out of convertible areas and shall allocate

- 02 to. each 'condominium unit a portion of the undivided interest in

fra ©the::icommon elements appertaining to that area. The amendment

- :shallidescribe or delineate any limited common  elements formed

out  of  the convertiple area showing er designating the ceorde-
Timivnm usit or cendoriniun units to wnich 2ach 1s assigresd

(REV. 05-21-90) -12-




§ . The canvertiblqAarea referred to in this Article is desig= :“7v3
T 'nated " in"Exhibit ""B" "to " this Master Dead. Condominium Gfits
may be created within the convertible area resulting in a total
of up Sthy“ Six’ . (66) condominium‘units in' thé condeéminiim
: shall bé ?fesidéntial-fdwellﬁnqs“
compatible “in“"design with- thosek&nits”:
theretofore constricted. To facilitate the purpose of! o
Art1cle, the uDeveloperl does hereby reserve the unrest.ic ed‘

subsequen
: - ed “‘common _elements to fulfill the purpose of
-vexpandzng the cond mlhlum development to a potential pf Six;y“‘
ﬁsix (66) con m ium nits. N AR

Bl The provision 'set forth in this Article shall exp1xe six
" (6) years from the date of recording of this Master Deed.

'ARTICLE X

SUBDIVISION CONSOLIDATION AND
OTHER MODIPICATIONS OF UNITRH

Notwithstanding any other provision of the Master Deed or

the Bylaws, units in the condominium may be subdivided, con-

) solidated, modified and the boundaries relocated in accordance
with Section 48 and 49 of the Act and this Article: such
changes in the affected unit or units shall be promptly

reflected in a  duly recorded Amendment or Amendments te this
Master Deed.

A. BY THE DEVELOPER

- The Developer reserves the sole right during the Construc-

- tion and sSales’ Period and without the consent of any other
co-owner or any mortgagee of apy unit to take the following
action: _ .

A) To subdivide or re-subdivide any units which it owns
and in connection therewith to construct and install
walls, floors, ceilings, utility conduits and connec-
tions and any other improvements reascnably necessary
to affect the subdivision, any or all of which may be
designated by the Developer as general or limited
commeon elements; such construction shall not adversely
affect the structural integrity of the buildings nor
disturb any utility connections serving units other
than temporarily. Such subdivision or re-subdivision
of units shall be given effect by an appropriate
amendment or amendments to this Master Deed in the
manner provided by law, which amendment or amendments
shall be prepared by and at the sole discretion o¢f the
Developer, its successors or assigns.

B} To consolidate under single ownership two or more
units which are separated only by unit perimeter
walls, In connection with such consolidation, the
Developer may alter or remove all or portions of the
intervening wall, provided that the structural integ-
rity of the bul*d;ng is not affected thereby and
provided =hat o :tility cennscticns serving otker
uNits are Zisturted sther than temporarily.

(REV. 05-21-%3) -13-



Such consolidation of units:shall:be given effect by - an appro- -

r mendment or amendments to this Master Deed 1in the .
r provided by Law, which amendment or amendments shall be
ared " by -and at::the -sole -discretion of:the- Developer, its -
" 'slccessors or assigns.icint o Lpone Seiat tro whmatioelr s

To relocate any  boundaries between adicining units
separated only by unit perimeter walls or :other’'common
2lements not i necessary for the reasonable use of uRits "
other than: those::subject to the ' .relocation. 7 Ip="
onnection with such -relocation, Developer may aiter
r remove all or -portions - of the intervening: walls,
rovided that -the structural integrity of the building -
S not affected ‘thereby and provided  further ‘that no
tility connections :serving other uhits-are ‘disturbed
Jother than teamporarily. .The relocation of ‘ such ° bound-
aries shall be ' given: effect by appropriate amendment

r amendments to this Master Deed in the manner pro-
ided by 1law, 'which  amendment or amendments shall be
prepared by and at the sole discretion ‘of the Develo-
per, its successors or assigns.

AN any amendment or amendments resulting from the
‘exercise of the rights reserved to the Developer
bove, each portion of the unit or units resulting
rom such subdivision shall be separately identified
Y number and the percentage of value as set forth in
‘Article V hereof for the unit or units subdivided,
consolidated or as to which boundaries are relocated
‘shall be proportionately alleocated to the new condo-
minium units resulting in order to preserve a total
value of 100% for the entire project resulting from
.. 'such amendment or amendments to this Master Deed. ™
precise determination of the readjustments and r
centages of value shall be within the sole judgment
.Developer. Such readjustments, however, shall reflecrt
A continuing reascnable relationship among percentages .
of value among. the various units. Such amendment or -
amendments to the Master Deed shall alsc contain such o
further definitions of general or limited common
elements as may be necessary to adequately describe
the buildings and units in the condominium project as
so subdivided. All of the co-owners and mortgagees of
units and other persons interested or to become inter-
ested in the project from time to time shall be deemed
to have irrevocably and unanimously consented to such
amendment or amendments to this Master Deed to effect-
.uate the foregoing and to any proportionate realloca-
_.tion of percentages of value of units which Developer
_or its successors may determine necessary in conjunc-
tion with such amendment or amendments., All such
interested persons irrevocably appoint Developer or
its successors as agent and attorney for the purpose
of execution of such amendment or amendments to the
Master Deed and all other documents necessary to
..., effectuate the foregoing. Such amendments pay be
. effected without the necessity of re-recording an
" entire Master Deed or exhibits hereto.

(REV  05-21-90} . o=14-




‘.;after  -rebuilding” in the event of any destruction. There: sﬁall'

%yt ... ARTICLE XTI

!AB!XBHTS

settling or noving of a: build ing r

! . errors..or  construction :deviations,: recipt
easements - shq 1 exist ‘for the’ paintenance of such ‘encroachn i
so long as- -guch’ encroachment exists for ‘the ' maintenance theredf,

shifting,.

be easemernits to;" through and over those portions of the " land
structures, - buildings, improvements and walls {including" inter
ior unit walls) contained therein for the ‘continuing mainte:

ance and  repair of all utilities of the Condominium. _There '~

shall exist easements of support with respect to any unit’s”
interior wall- which supports the Common Element.

B. REBBRYATIOH oF EABEMENT BY DEVELOPER FOR SALES
FACILITIES

The Developer reserves for the benefit of itself, its
successors and assigns such easements as may be necessary for
access to a sales office on the premises and for the continued
use of such sales office until all of the Condominium Units
have been sold. Accordingly, the Developer and its duly autho-
rized agents, representatives and employees nay maintain
offices, model units and other facilities on the subject premi-~
ses and may make such uses of said facilities as are resasonably
necessary or desirable to facilitate the sale of the units in
the project. The Developer shall pay all costs related to the
Condominium Units or Common Elements while owned by the
Develcper and shall restore the facility to habitable status
upon termination of use in accordance with Section 45 of the
Act. :

c. RESERVATION OF EASEMENT BY DEVELOPER FOR UeE OF ROADS,
DRIVEIAYS AND WALKWAYS

The Developer reserves for the benefit of itself, its suc-
cessoms and assigns perpetual easements for the unrestricted
use of all roads, driveways and walkways in the condominium
project for purposes of ingress and egress to or from all or
any portion of the parcel described in Article II or any por-
tion or portions thereof and any other land contigquous to the
condominium premises which may be now owned or hereafter
acquired by the Developer or its successors.

D. RESERVATION OF EASEMENT BY DEVELOPER FOR USE OoF
UTILITY LINES

The Developer also hereby reserves for the benefit of it-
self, its successors and assigns and all future owners of the
land described in Article II or any portion or portions thereof
perpetual easements to utilize, tap, tie into, extend and
enlarge all utility mains located in the condominium prenises
including but not limited to, water, gas, telephone, electri-
cal, cable television, storm and sanitary sewer nmains. In the
event that the Developer, its successors or assigns, utilizes,
taps, ties into, extends or enlarges any utilities located on
the condeninium premises, it shall be obligated to pay all of
the experses reascnably necessary to restore the condominium
prerises to their state ixmrediately prior te such utilization,
tapping, tying in, extensicns cr enlargements.

(REV. 05-21-90) =15~




All expenses of maintenénce}'ubkéép,'rapair and .repldcéﬁént of
sthes utility mains described in thig Article shall be shared by

“in-Article II_ypqﬂpqy pgp§t£t‘fron suchﬁutiligy mains.

cribe

o:tine for payment of ;tg’fp:Oporticnate]‘sﬁare ‘of  saigd
! which share "Shﬁglﬁgbg'dgternineduby multiplying such

The co-owners of this condominiunm shallib;?reéponsiﬁ@e,f:dﬁ_

in this condominium, and“the‘dendniqqtqr of "
% prised of the number of such units plus -all = other’
~units in the land described’ in Article II who benefit
tutility mains, provided, however, that the foregoing
re to be so paid and- ' if such expenses are
utility; provided,
shall be applicable
& and all ‘expenses of maintenance, upkeep,
leads shall be borne by the
re located on the condo-

2 portion thereof ‘upon which are located the
dwellingiunits which such lead or leads service.

B REBERVATION OF RIGHTS BY DEVELOPER TO DEDICATE UTILITY
©<LiT'LINES TO APPROPRIATE GOVERNMENTAL AGENCIES

Developer reserves the right at any time during the con-
' struction  and sales’ period to grant easexents for utilities
“over, ‘under and across the condeminium to appropriate govern-
ental::-agencies or public utility companies and to transfer
title of the utilities to governmental agencies or to utility
* companies, Any such easement or transfer of title may be
.- 'conveyed.-by the Developer without the consent of any co-owner,

' _mortgagee or other person and shall be evidenced by an appro-
‘¥ priatg amendment to this Master Deed and to Exhibit *pw hereto
“as 'recorded in the Washtenaw County Records. All of the
‘i Cco~oWners: and mortgagees of units and other persons interested
» ‘or 4o:become interested in the project from time to time shall
- be: deemed to have irrevocably and unanimously consented to such
17" amendment: or amendments or this Master Deed as may be ragquirad
- terugffectuate  the foregoing grant of easements or transfer of
fEitleys o T

F.  AUTHORITY DESIGNATED TO ABSOCIATION TO GRANT EASEMENTS

The BAssociation acting through its lawfully constituted
: 'rd ‘of+<Directors (including any Board of Directors acting
ST priorititer  the Transitional Control Date) shall be empowered and
- ‘obligated. to grant such easements, licenses, rights of way over
- and’ rights of entry, under and across the condominium premises
“ifor utility purposes, access Purposes or other lawful purposes
Ué.asﬂ'may “be necessary for the benefit of the condominiumx, or for
° any :}and 'described in Article I hereof, subject, however, to
““the “approval of the Developer so long as the construction and

“ . sdles period has not expired.

G.  ESTABLISHMENT OF EASEMENTS FOR DEVELOPER, ABSOCIATION
-~ - AND THE UTILITIES FOR MAINTENANCE AND REPAIR

The Developer, the Association and all public eor private
utilities shall have such easerents over, under, acrcss and
through ‘the condeniniun prezises including all units and cornon
elexsnts, as ray he necessary to fulfill any respcnsibilities
and maintenance, repair, decoration eor replacerent, which they
Cr-dny of them are required or permitted to perforn under the
cerndeniniun docurants aor by law.

(REV  05-21-90) -i6-
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These easementa include, :without any implication of limtgg;gppw_g E
the right .of the Association to obtain access during reasonable
hours and wupon reasonable notice to vater meters, sprinkler ..
control valves}csumpwpumps“;apgj;pthar common  elements Jdogated
Within ;..any..individualsicondoniniumunit ~or its appurtenant .
limited common elements. .

H.. . AUTHORIT BEOCIATION. TO - GRANT . MIBCELLANEODS =
- EASEMENTE - :AND -; IGHTH: OF . IA!ifas;auntﬁnzsnsguxazn:rpagﬂ:
. CONBTRUCTION 'AND (COMPLETION OF PROJECT g P

.. The.Association, -acting through its duly. constituted;: Boar
et LDiregtorsé‘(inCLudinQn but not limited to: any ‘Board.,
. Directors acting. prior té6 the Transitional Control Date nd
‘.'subject .to. the. Developer’s approval during the Construction
'~ Sales Period shall.  have the power to grant such easements.
Iicenses . ‘and -other -~ rights of way and rights of entry, use.and.
access and to:.enter into ‘any contract or agreement, including
wiring - agreements, rights of way agreements, access agreements, .
and multi-unit agreements, and to the extent allowed by law, .
contracts . for ' sharing of any installation or periodic sub-
scriber service fees as may be necessary, convenient or desgir-
able to provide for telecommunications, video text, broad band .
cable, satellite dish, earth antenna and similar services (col- .
lectively "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 pericdic subscriber service fees,
shall be receipts affecting the administration of the condo-
minium project within the meaning of the Act and shall be paig
over to and shall be the property of the Association,

_ARTICLE XII
LEASING OF CONDOMINIUM UNITS

The Developer reserves the right to lease one or more
Condominium Units in accordance with the provisions of sSectioen
112 of the Act.

ARTICLE XIII
INFROVEMENTS OR ALTERATIONS TO CONDOMINIUM UNITS

A Co-Owner may make improvements or alterations within the
interior of a Condominium Unit provided that said improvements
or alterations do not impair the structural integrity of the
structure or otherwise lessen the import of a portion of the
Condominium Project. No Co-Owner shall do anything which would
change the exterior appearance of a Condominium Unit or any
other portion of the Condominium Project except by the follow-
ing procedure:

A, Application for such alterations or changes shall be
made to the Board of Directors of the Association
together with sufficiens plans, drawings, or render-
ings as ray e necessary to enable the Association to
understand ard evaluate the proposed charges.
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B, ., The Board of Directors shall then appoint an archi-
' ‘tectural contreol coomittee for purposes of reviewing
the proposal. The members of said committee need not
e members -‘of : the ..Board of Directors but a Director

“the Development and: shall;, - within a -'reasonable time,. -
prescribed by ‘the  Directors ' render - .-a recommendation
‘and report to the Board of Directors... . . . - .

... The Board offDirécfors sha11 thereupoh'ad6p€q a fesolu-
“tion either -granting - the -pernission for such altera-
tion or denying‘sany.f‘ N L

E In the event -that' such application .for changes are
.approved by the Board of Directors it shall be subject
to a written undertaking by the Co-Owner acknowledging
‘that all of the improvements are to be at the Co-
Owner’s sole expense, That injury, if any, to the
Common Elements will be - repaired promptly by the Co-
Owner at his sole expense and that the improvements
will be completed by a date to be determined and
established by the Board of Directors.

..Through and including the time that the Developer
“conveys the last of the maximum number of condominium
units which may be built pursuant to the provisions of
‘this Master Deed, all actions of the Architectural
“‘Control Committee pursuant to this Article sh~11
‘require the specific approval of the Developer.

_The Developer is specifically excluded from the provisions
€his® paragraph. The Developer specifically reserves to
" he right to alter, charige, modify, redesign, or improve

ominium Unit through and including such time  as a Deed

€n  executed and delivered from the Developer to an

dal purchaser. ) o

“%fndivid

oo w11 Al proceedings under this Article shall be specifically in
e ‘accordande with Section 47 of the Act.

ARTICLE XIV
CONDEMNATION

... Except as may otherwise be provided by statute, in the case
|, 9of " condemnation or substantial loss to the units and/or common
“elements of the Condominium Project and at least 2/3 of the
first ‘mortgagees (based upon one vote for each mortgage owned)
“'or’ owners (other than the Sponsor, Developer or Builder) of the
", individual condominium units have given their prior written
. approval; the Condominium Owners Association shall not be
entitled" to:

A. By act or omission to seek to abandon or terminate the
© 77 Condominium Project;

B.  Change the pro-rata interest or obligations of any
condominium unit for purposes if levying assesszents
~©or charges, for allocating distributicrs of hazard
insurance proceeds or condemnatieon awards, or deter-
mining the prs-rata share of cwnership of each unit in

the cormon elecents:
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CEET IR L an

.“?artitionlo:fgubdivide any condominium unit;e o

By act or omission to seek to abandon, partition, sub= .
dividesnand:;encunber, :sell- or transfer the-:o: mmon. ele- . .
entiiyi Thegranting - of | easements: tor::public: utili-
r&ies . or for other public purposes consistent with the
intended use of the common elements by the Condeominium
‘Projeeticishakl v imot  be.: deemed::a transfer. within the .
weanhing dfi:this: clause.: : iy

Use ‘hazard”insurance proceeds for losses to any ‘pgné¢-
w-ominium property:: (whether:: to units : :or: to: common ele-

= . ments):iiiforT other  than . the repair, replacement . or
i Eeconstruction of such improvements., FRee pod I

ARTICLE XV

G B 'ASSIGNMENT

Any or . all® of the rights and powers granted or reserved -to,
the Developer in the condominfium documents or by law, including
the power to- appréve or disapprove any act, use or proposed
action or any other matter or thing may be assigned by |
any other entity or to the Association. Any such assignment
shall be by appropriate instrument in writing and duly recorded
in the office of the Washtenaw County Register of Deeds. -

ARTICLE XVI

DEVELOPER’B RIGHET TO
CONTRACT TEE CONDOMINIUM

The condeminium project shall be a contractable condominium
pursuant to the 'provisions of MCLA 559,113, Developer.. has
reserved the right to contract the condominium project at any P
time prior to May . 2¥ , 1396, six {6) years following the  date S
of recording of this Master Deed without the consent of the . ' g
Co-owners or mortgagees., '

The land which may be withdrawn from the condozinium shall
be that area designated as "future development area® as indi-
cated on Sheet 3 of Exhibit wpr,

ARTICLE XVII
AMENDMENT

A. Administration of the condominium project shall be
governed by Bylaws recorded as part of this Master
Deed and  designated as Exhibit nwan to this Master
Deed. An amendment to the Bylaws shall be governed by
the ' provisions of those Bylaws, Exhibit "A" to this
Master Deed and by Section 54 of the Act. Any amend-
ment shall be inoperative until recorded.

B. A change in the condominium project shall be reflected
by an amendment to the appropriate condominium docu-
ments, If a changse involves a change in the boun-
daries of a condominium unit or the addition or eli-
mination of condominiunm units, a replat of the Condo-
=iniun Zubdivision Plan shall ke prepared and recorded

2ssigrirg a2 condorinius unit rumber to each condenmini-
<3 Unit in the arerded project. The foregoingy shall
tnfeorm U5 the reguirenents of Section §7 of the Act



(1) The condoninium d

7:the consent of co-owhers’

uments may be amended without
" mortgagees if the amend-

: r
iment  does not materially alter or change. the rights of .

co-owner or mortgigee ccordingly, isthe. Developer. .
oes _—hereby.‘reserveé”“th ‘right "to effectiiate such an
zamendment for that purpcse.  An  amendment which does
not materially change the rights of a _Co-owner or.: ..
mortgagee includes, ht‘“ﬁﬁiﬁqgipn(ﬁ”aﬁ-ﬁ,fi:icét;opr_
ef the types and’d ot Uhsold condéminium units and .
Ehere appurteﬁaﬁfflfm{téuféoﬁﬁbh:elements. s ’

(2) Except as provided ° in this Article, the’ Master
Deed, Bylaws and “Condominium Subdivisioﬁﬁplan Eay be
amended, even“ifEthé"dmgggﬁgnt will materially alter

or change the 'rights “of the co-owners. or mortgagees
with the consent of not léss than two-thirds --(2/3) of
the votes of ‘the ‘Co-owners and mortgagees. The
imortgagee shall have ‘one vote for each mortgage held.

(3) The Developer does ‘hereby reserve the right to
~;amend materially, ‘the condominium documents to achieve
the purposes designated elsewhere in this Master Deed
excluding, however, an amendment of the method or
formula used to determine the percentage of value of

nits in the project for other than voting purposes
~and any provisions relating to the ability or terms
nder which a co-owner may rent a unit. Such modifi-
‘cations require the consent of each affected co-owner
and mortgagee. The co-owner’s condominium unit dimen-
‘sions or appurtenant limited common elements may not
‘be modified without the consent of  the affected
c-owner. The Developer further reserves the right to
‘amend the site plan set forth in Exhibit "B®, to
‘alter, amend, change or refine the number and designa~-
tion of condominjum units, the location of roadways,
-the design and specifications applicable to unbuilt
nits and the size and selling price of such units, or
*to change, alter or amend other physical characteris-
s> tics of the project.

. (4) Co-owners and mortgagees of Tecord shall be gnoti-

“ii-fled of proposed améendments under this Section, not
‘“"less than ten {10) days before the amendment is
~recorded.

{5} The person causing or requesting an amendment to
“~the condominium decuments shall be responsible for
costs and expenses of the améendment except for amend-
ments based upon a vote of two-thirds (2/3} of co-
‘rowners and wmortgagees or based upon the advisory
scommittee’s decision, the costs of which are expenses
~7of administration. '

(6) A Master Deed amendment including the Consolidat-
‘it ing Master Deed dealing with the addition, withdrawal
“-or modification of units or other physical character-
istics of the project shall comply with the standards
prescribed in Section 66 for preparation of an origi-
-"nal condeminium subdivision plan foer the project.

(7) Nething contained in this Article shall te desered

- --t2 abridge in any ~ay the C[Ceveloper’s right +tp5 avend
this lMaster (Ceed faor turpeses of enlarging the czndo-
Tiniuo in acceordance with the rrovisions of Article &I
of this Master Deed

(REV  05-21-30} =20~
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(10) A copy of the recorded

‘- Khendménts  ‘pursuant to “said Article
unilaterally by the Developer
owners at the Developer’s sole discretion. -
Rer ANRE LT B BY U oy iy i oo

person’ caidsing:‘or requesting Amen
ﬁ&éﬁﬁﬁidﬁf‘Décﬁmehtsﬂ?shall=-be'fre§pons¥ble
i ‘pen'ses of the amendment
' a’ote of ‘a‘préscribed ‘majority of
v based upon
“the  costs

s amendmént to the Master Deed ‘or * other recordédf
condominium- ddcuments
amendment “'is recorded.
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VI may be made
consent of any
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without

n -amendzent to
for
except “ ‘for-“ amend-

the Advisory Committee’s
of_whicp_arg_expenses“ofﬁadminis-

shall not be effective until the

amendment shall be

delivered to each co-owner of the project.
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t‘- .
on this QZ day of V/J'lh/

ABHFORD PLACE, INC. d/b/a
TRI-MOUNT/ASHFORD PLACE, INC.,
a Michigan corporaticn,

.y SO NN \"'\-W\Qf"ﬁd

Stanley M. Moffitt, Secretary

+ 1950, before me

a Notary Public in
- STANLEY M.
swaorn,
the within

and for

instrument,

INC.,

DRAFTED BY AND WHEN RECORDED
RETURN TO:

David S. 3Snyder, Esq.
SNYDER AND HANDLER, P.cC.
1365 2r2r:iza

said’ County,
MOFFIT, to me personally known,
did say that he is the person named in

d/b/a TRI~MOUNT/ASHFORD PLACE,

personally appeared
who being by me duly
and who executed

and that said instrument was signed by
himself as his free act and deed

on behalf of ASHFORD PLACE,
INC. .
[
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o~ ) " Notdry Public
s Ll (v County, Michigan
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ASHFORD PLACE

AMENDED AND RESTATED EXHIBIT MaM

BYLAWE

ARTICLE I

ASSOCIATION OF CO-OWNERS

Ashford Place, a residential Condominium project located in
the city of Ann Arbor, Washtenaw County, Michigan, shall be
administered by an Association of Co-owners which shall ‘be a
non-profit corporation, hereinafter called 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 Condominium Documents
and the laws of the State of Michigan. These Bylaws shall consti-
tute both the Condominium Bylaws referred to in the Master Deed and
required by Section 3(8) of the Act and the Association Bylaws
provided 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 funds and assets of the Association cannot be assigned, pledged
or transferred in any manner except as an appurtenance to his Unit.
The Association shall keep current copies of the Master Deed, all
amendments to the Master Deed, and other Condominium Documents for
the Condominium Project available at reasonable hours to Co-owners,
prospective purchasers and prospective mortgagees of Units in the
Condominium Project. All Co-owners in the Condominium Project and
all persons using or entering upon or acquiring any interest in any
Unit therein or the Common Elements thereof shall be subject to the
provisions and terms set forth in the aforesaid Condominium

Documents.

ARTICLE 1II

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 and the
Co-owners thereof in accordance with the following provisions:

Section 1. Assessments for Common Elements., All costs
incurred by the Association in satisfaction of any liability
arising within, caused by, or connected with the Common Elements or
the administration of the Condominium Project shall constitute




expenditures affecting the administration of the Project, and all
sums received as the proceeds of, or pursuant to, any policy of
insurance securing the interest of the Co-owners against liabili-
ties or losses arising within, caused by, or connected with the
Common Elements or the administration of the Condominium Project
shall constitute receipts affecting the administration of the
Condominium Project, within the meaning of Section 54(4) cf the
Act.

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

(2) Budget. The Board of Directors of the Association
shall establish an annual budget in advance for each fiscal
year and such budget shall project all expenses for the
forthcoming year which may be required for the proper opera-
tion, management and maintenance of the Condominium Project,
including a reasonable allowance for contingencies and
reserves. An adequate reserve fund for maintenance, repairs
and replacement of those common Elements that must be replaced
on a periodic basis shall be established in the budget and
must be funded by regular monthly payments as set forth in
Section 3 below rather than by special assessments. At a
minimum, the reserve fund <hall be equal to 10% of the
Association’s current annual budget on a non-cumulative basis.
Since the minimum standard required by this subparagraph may
prove to be inadequate for this particular project, the
Association of Co-owners should carefully analyze the Condo-~-
minium 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,
although the delivery of a copy of the budget to each Co-owner
shall not affect or in any way diminish the liability of any
Co-owner for any existing or future assessments. Should the
Board of Directors at any time decide, in the sole discretion
of the Board of Directors: (1) that the assessments levied
are or may prove to be insufficient to pay the costs of
operation and management of the condominium, (2) to provide
replacements of existing Common Elements, (3) to provide
additions to the Common Elements not exceeding $1,500.00
annually for the entire condominium Project, -or (4) in the
event of emergencies, the Board of Directors shall have the
authority to increase the general assessment or to levy such
additional assessment or sssessments as it shall deem to be
necessary. The Board of Directors also shall have the
authority, without Co-owner consent, to levy assessments
pursuant to the provisions of Article V, Section 4 hereof.
The discretionary authority of the Board of Directors to levy
assessments pursuant to this subparagraph shall rest solely
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with the Board of Directors for the benefit of the Association
and the-members thereof, and shall not be enforceable by any
creditors of the Association or of the members thereof.

(b) Special BAssessments. 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 needs
or requirements of the Association, including, but not limited
to: (1) assessments for additions to the Common Elements of
a cost exceeding $1,500.00 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 to purchase a Unit for use as a resident manager’s
Unit, or (4) assessments for any other appropriate purpose not
elsewhere herein described. Special assessments referred to
in this subparagraph (b) (but not including those assessments
referred to in subparagraph 2(a) above, which shall be levied
in the sole discretion of the Board of Directors) shall not be
1evied 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 subpara-
graph is solely for the benefit of the Association and the
members therecof and shall not be enforceable by any creditors
of the Association or the members thereof.

8ection 3. Apportionment of Assessments and Penalty for
Default. Unless otherwise provided herein or in the Master Deed,
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 the percentage of value allocated to each Unit
in Article V of the Master Deed, without increase or decrease for
the existence of any rights to the use of Limited Common Elements
appurtenant to a Unit. Annual assessments as determined in
accordance with Article II, Section 2(a) above shall be payable by
Co-owners in 12 equal monthly installments, commencing with accept-
ance of a deed to or a land contract vendee’s interest in a Unit,
or with the acquisition of fee simple title to a Unit by any other
means. The payment of an assessment shall be in default if such
assessment, or any part thereof, is not paid to the Association in
full on or before the due date for such payment. A late charge of
$25 per installment per month may be added to each installment in
default for 5 or more days until each installment together with the
applicable rate charges is paid in full. Each Co-owner (whether 1
or more persons) including a land contract vendee, shall be, and
remain, personally 1liable for the payment of all assessments
(including fines for late payment and costs of collection and
enforcement of payment) pertinent to his Unit which may be levied
while such Co-owner is the owner thereof, except a land contract
purchaser from any Co-owner including Developer shall be so person-
ally liable and such land contract seller shall not be perscnally
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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
contract purchaser in the Unit. Payments on account of install-
ments of assessments 1in default shall be applied as follows:
first, to costs of collection, and enforcement of payment, includ-
ing reasonable attorneys fees; second, to any interest charges and
fines for late payment on such installments; and third, to install-
ments in default in order of their due dates.

Section 4. Waiver of Use or Abandonment of Unit. No
Co-owner may exempt himself from liability for his contribution
toward the expenses of administration by waiver of the use or
enjoyment of any of the Common Elements or by the abandonment of

his Unit.

gection 5. Enforcement.

(a) Remedies. In addition to any other remedies
available to the Association, the Association may enforce
collection of delinguent assessments by a suit at law for a
money judgment or by foreclosure of the statutory lien that
secures payment of assessments. In the event of default by
any Co-owner in the payment of any installment of the annual
assessment levied against his Unit, the Association shall have
the right to declare all unpaid installments of the annual
assessment for the pertinent fiscal 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 7 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 neeting of the Assocla-
tion 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 Unit. In a judicial
foreclosure action, a receiver may be appointed to collect a
reasonable rental for the Unit from the Co-owner thereof or
any per sons claiming under him. The Association may assess
an automatic late charge, not to exceed $25 for each month
that a maintenance assessment remains delinguent. Maintenance
assessments shall be deemed to be delinquent if not paid
within 30 days after they become due. Additionally, the
Association may assess additional fines for chronic -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 Proceedings. Each Co=-owner, and every
other person who from time to time has any interest in the
Project, shall be deemed to have granted to the Assoclation
the unqualified right to elect to foreclose the lien securing
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payment of assessments either by judicial action or by adver-
tisement. The provisions of Michigan law pertaining to fore-
closure 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 Assocliation to
sell or to cause to be sold the Unit with respect to which the
assessment(s) is or are delinguent and to receive, hold and
distribute the proceeds of such sale in accordance with the
priorities established by applicable law. Each Co-owner of a
Unit in the Project acknowledges that at the time of acquiring
title to such Unit, he was notified of the provisions of this
subparagraph and that he voluntarily, intelligently and know-
ingly waived notice of any proceedings brought by the Associa-
tion 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) Notice of Action. Notwithstanding the foregoing,
neither a judicial foreclosure action nor a suit a law for a
money judgment shall be commenced, nor shall any notice of
foreclosure by advertisement be published, until the expira-
tion of 10 days after mailing, by first class majil, postage
prepaid, addressed to the delinquent Co-owner(s) at his or
their last known address, a written notice that 1 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 10 days after the date of mailing. Such written
notice shall be accompanied by a written affidavit of an
authorized representative, of the Association that sets forth
{i) the affiant’s capacity to make the affidavit, (ii) the
statutory and other authority for the lien (iii) the, amount
outstanding (exclusive of interest, costs, attorney’s 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 Register
of Deeds in the county in which the Project is located prior
to commencement of any foreclosure proceeding, but it need not
have been recorded as of the date of mailing as aforesaid. If
the delinquency is not cured within the 10 day peried, the
Association may take such remedial action 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 notify the delinquent Co-owner and shall
inform him that he may request a judicial hearing by bringing
suit against the Association.
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(d) Expenses of Collection. The expenses incurred in
collecting unpaid, assessments, including interest, costs,
actual attorneys fees (not limited to statutory fees) and
advances for taxes or other liens paid by the Association to
protect its lien, shall be chargeable to the Co-owner in
default and shall be secured by the lien on his Unit.

Section 6. Liability of Mortgagee. 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
mortgagee 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 accrue prior to the time such holder comes into posses-
sion 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).

section 7. Developer’s Responsibility for Assessments.
During the Construction and Sales period as defined in Article III
of the Master Deed, the Developer of the Condominium, even though
a member of the Association, shall not be responsible for payment
of the monthly Association assessment. Developer, however, shall
during the Construction, and Sales Period pay a proportionate share
of the Association’s current maintenance expenses actually incurred
from time to time based upon the ratic of completed Units owned by
Developer at the time the expense is incurred to the total number
of Units in the Condominium. In no event shall Developer be
responsible for payment, during the construction and Sales Period,
of any assessments for deferred maintenance, reserves for replace-
ment, for capital 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 unbuilt Units
notwithstanding the fact that such unbuilt Units may have been
included in the Master Deed. "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
city of Ann Arbor, Washtenaw County.

8ection 8. pProperty Taxes and Special 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 9. Personal Property Tax Assessment of Association
Property. The Association shall be assessed as the person or
entity in possession of any tangible personal property of the
Condominium owned or possessed in common by the Co-owners, and



personal property taxes pased thereon shall be treated as expenses
of administration.

section 10. Mechanic’s Lien. A mechanic,s lien otherwise
arising under Act No. 497 of the Michigan Public Acts of 1980, as
amended, shall be subject to Section 132 of the Act.

section 11. gtatement as to Unpaid Assessments. The
purchaser of any Unit may request a statement of the Assocliation as
to the amount of any unpaid Association assessments thereon,
whether regular or special. Upon written request to the Associa-
tion accompanied by a copy of the executed purchase agreement
pursuant to which the purchaser holds the right to acquire a Unit,
the Association shall provide a written statement 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 i{ien for assessments as to such Unit
shall be deemed satisfied; provided, however, that the failure of
a purchaser to request such statement at least 5 days prior to the
closing of the purchase of such Unit shall render any unpaid
assessments and the lien securing same fully enforceable against
such purchaser and the Unit itself, to the extent provided by the
Act. Under the Act, unpaid assessments constitute a lien upon the
Unit and the proceeds of sale thereof prior to all claims except
real property taxes and first mortgages of record.

ARTICLE III

ARBITRATION
S8ection 1. Scope and Blection. Disputes, claims, or

grievances arising out of or relating to the interpretation or the
application of the Condominium Documents, or any disputes, clainms
or grievances arising among OF between the Co-owners and the
Association, upon the election and written consent of the parties
to any such disputes, claims or grievances (which consent shall
include an agreement of the parties that the judgment of any
circuit court of the State of Michigan may be rendered upon any
award pursuant to such arbitration), and upon written notice to the
Association, shall be submitted to arbitration and the parties
thereto shall accept the arbitrator’s decision as final and
binding, provided that no question affecting the claim-of title of
any person to any fee or life estate in real estate is involved.
The Commercial Arbitration Rules of the American Arbitration
Association as amended and in effect from time to time hereafter
shall be applicable tc any such arbitration.

Section 2. Judicial Relief. 1In the absence of the elec-
tion and written consent of the parties pursuant to Section 1
above, no Co-owner or the Association shall Dbe precluded from
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petitioning the courts to resoclve any such disputes, claims or
grievances.

Section 3. Blection of Remedies, Such election and
written consent by Co-owners or the Association to submit any such
dispute, claim or grievance to arbitration shall preclude such
parties from litigating such dispute, claim or grievance in the
courts,

ARTICLE IV
INSURANCE

Section 1. Extent of Ccoverage. The Association shall
carry fire and extended coverage, vandalism ,and malicious mischief
and liability insurance and workmen’s compensatlon insurance, if
applicable, pertinent to the ownership, use and maintenance of the
Common 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 mort-
gagees, as their interests may appear, and provision shall be
made for the issuance of certificates of mortgagee endorse-
ments to the mortgagees of Co-owners. Each Co-owner may
obtain insurance coverage at his own, expense upon his Unit.
It shall be each Co-owner’s respon51b111ty to determine by
personal 1nvest1gatlon or from his own insurance advisors the
nature and extent of insurance coverage adequate toc his needs
and thereafter to obtain insurance coverage for his personal
property and any additional fixtures, equipment and trim (as
referred to in subsection (b) below) located within his Unit
or elsewhere on the Condominium and for his personal liability
for occurrences within his Unit or upon Limited Common
Elements appurtenant to his Unit, and also for alternative
living expense in event of fire, and the Association shall
have absoclutely no respon31b111ty for obtaining such cover-
ages. The Association, as to all policies which it obtains,
and all Co-owners, as to all policies which they obtain, shall
use their best efforts to see that all property and liability
insurance carried by the Association 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

8



endorsement, in an amount egual 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 replace-
ment costs. Such coverage shall be effected upon an agreed-
amount basis for the entire Condominium Project with appropri-
ate 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 informa-
tion in the Association’s records regarding insurance coverage
shall be made available to all Co-owners upon regquest and
reasonable notice during normal business hours so that cCo-
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 applicable coverages, if so determined.

Upon such annual re-evaluation and effectuation of coverage,
the Association shall notify all Co-owners of the nature and
extent of all changes in coverages. Such coverage shall also
include interior walls within any Unit and the pipes, wire,
conduits and ducts contained therein. It shall be each Co-
owner’s 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, and the Association shall
have no responsibility whatsocever for obtaining such coverage
unless agreed specifically and separately between the Associa-
tion and the Co-owner in writing.

(c) Premium Expenses. All premiums upon insurance

purchased by the Association pursuant to these Bylaws shall be
expenses of administration.

(d) Proceeds of Insurance Policies. Proceeds of all

insurance policies owned by the Association shall be received
by the Association, held in a separate account and distributed
to the Association, and the Co-owners and their mortgagees, as
their interests may appear; provided, however, whenaver 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, by ownership of a Unit in the Condominium
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Project, shall be deemed to appoint the Association as his true and
lawful attorney-in-fact to act in connection with all matters
concerning the maintenance of fire and extended coverage, vandalism
and malicious mischief, liability insurance and workmen'’s compensa-=
tion insurance, 1if applicable, pertinent to the Condominium Pro-
ject, his Unit and the common Elements appurtenant thereto, with
such insurer as may, from time to time, provide such insurance for
the Condominium Project. Without 1imitation on the generality of
the foregoing, the Association as said attorney shall have full
power and authority to purchase and maintain such insurance, to
collect and remit premiums therefor, to collect proceeds and to
distribute the same to the Association, the Co~owners and respec-
tive mortgagees, as their interests may appear (subject always to
the Condominium Documents), to execute releases of liability and to
execute all documents and to do all things on behalf of such
Co-owner and the Condominium as shall be necessary or convenient to
the accomplishment of the foregoing.

ARTICLE V

RECONSTRUCTION OR REPAIR

gection 1. petermination to Reconstruct or Repair. If any

part of the Condominium Premises shall be damaged, the determina-
tion of whether or not it shall be reconstructed or repaired shall

be made in the following manner:

(a) Partial pamage. 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 a unanimous vote of all of the Co-owners in the
Ccondominium that the Condominium shall be terminated.

(b) Total Destruction. 1f the Condoninium 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 destruction.

Section 2. Repair in Accordance with Plans and Specifica-
tions. 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 Tunless the Co-owners shall
unanimously decide otherwise. : )

section 3. Co-owner Responsibility for Repair,

(a) Definition of Co-ownerl 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 respon-
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sibility of the Co-owner to repair such damage in accordance
with sgbsection (b) hereof. In all other cases, the responsi-
pility for reconstruction and repair shall be that of the
Association.

(b) Damage to Interior of Unit. Each Coc-owner shall be
responsible for the reconstruction, repair and maintenance of
the interior of his Unit, including, but not limited to, floor
coverings, wall coverings, window shades, draperies, interior
walls (but not any Common Elemente therein), interior trim,
furniture, light fixtures and all appliances, whether free-
standing or built-in. In the event of damage to interior
walls within a Co-owner’s Unit, or to pipes, wires, conduits,
ducts or other Common Elements therein, then the reconstruc-
tion or repair shall 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 rela-
tive 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 part of the Common Elements, the Associa-
tion promptly shall so notify each institutional holder of a
first mortgagee lien on any of the Units in the Condominiun.

Section 4. Association Responsibjlity for Repair. Except
as provided in Section 3 hereof, the Association shall be responsi-
ble for the reconstruction, repair and maintenance of the Common
Flements. Immediately after 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 toO replace the damaged property
in a condition as good as that existing before the damage. If the
proceeds of insurance are not sufficient to defray the estimated
costs of reconstruction 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
Co-owners 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 trees and vegetation
with equivalent trees or vegetation.

Section 5. Timely Reconstruction and Repair., If damage to
Common Elements or a Unit adversely affects the appearance of the
Project, the Association or Co-owner responsible for the recon-—
struction, 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.
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Section 6. Eminent Domain. Section 133 of the Act and the
following provisions shall control upon any taking by eninent
domain:

(a) Taking 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 his mortgagee, they shall be
divested of all interest in the Condominium Project. 1In 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 his mortgagee, as their interests may appear.

(b) Taking 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-owners and their mortgagees in proportion to their
respective interests in the Common Elements and the affirma-
tive vote of more than 50% of the Co-owners in number and in
value shall determine whether to rebuild, repair or replace
the portion so taken or to take such other action as they deem

appropriate.

(c) Continuation of Condominium After Taking. In the

event the Condominium Project continues after taking by
eminent domain, then the remaining portion of the Condominiv -
Project shall be re-surveyed and the Master Deed amend-.
accordingly, and, if any Unit shall have been taken, then
Article V of the Master Deed shall dlso be amended 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 approval thereof by any Co-owner. Costs incurred to
accomplish matters required by this subsection shall be borne

by the Association.

(d) Notifjcation of Mortgagees. In the event any Unit

in the Condominium, or any portion therecf, or the Common
Elements or any portion thereof, is made the subject matter of
any condemnation or eminent domain proceeding or is otherwise
sought to be acquired by a condemning authority, the Associa-
tion promptly shall so notify each institutional holder of a
first mortgage lien on any of the Units in the Condominium.

Section 7. Notification of FHIMC. In the event any mort-
gage in the Condominium is held by the Federal Home Loan Mortgage
Corporation ("FHIMC") then, upon request therefor by FHLMC, the
Association shall give it written notice at such address as it may,
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from time to time, direct of any loss to or taking of the Common
Elements of the Condominium if the loss or taking exceeds
$10,000.00 in amount or damage to a Condominium Unit covered by a
mortgage purchased in whole or in part by FHLMC exceeds $1,000.

Section 8. Priority of Mortgagee Interests, Nothing
contained in the Condominium Documents shall be construed to give
a Condominium Unit 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 Condominium Unit 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:

Section 1. Residential Use. No Unit in the Condominium
shall be used for other than single-family residence purposes and
the Common Elements shall be used only for purposes consistent with
the use of single-family residences.

Section 2. Leagsing and Rental.

(a) Right to Lease. A Co-owner nay lease his 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 in
lieu of foreclosure, no Co-owner shall lease less than an
entire Unit in the Condominium and no tenant shall be permit-
ted to occupy except under a lease the initial term of which
is at least 6 months unless specifically approved in writing
by the Association. The terms of all leases, occupancy
agreements and occupancy arrangements shall incorperate, or be
deemed to incorporate, all of the provisions of the Condomini-
um Documents. The Developer may lease any number of Units in
the Condominium in its discretion, : - T

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

(1) A Co-owner, including the Developer, desiring
to rent or lease a Unit, shall disclose that fact in
writing to the Association at least 10 days before
presenting a lease form to a potential lessee of the Unit
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and, at the same time, shall supply the Association with
a copy of the exact lease form for its review for its
compliance with the Condominium Documents. A credit
report and background information on the proposed tenant,
including references shall be submitted with the proposed
Lease Agreement. If Developer desires to rent Units
before the Transitional Control Date, it shall notify
either the Advisory Committee or each Co-owner 1in
writing.

(2) No Unit shall be leased without the specific
written authority of the Association approving the
proposed Lease Agreement and proposed tenant.

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

(4) If the Association determines that the tenant
or non-co-owner occupant has failed to comply with the
conditions of the Condominium Documents, the Association
shall take the following action:

(i) The Association shall notify the Co-owner
by certified mail advising of the alleged violation
by the tenant.

(ii) 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.

(iii) 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 deriva-
tively by the Co-owners on behalf of the Associa-
tion, if it is under the control of the Developer,
an action for eviction against the tenant or non-
co-owner occupant and simultaneocusly for money
damages in the same action against the Co-owner and
tenant or non co-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 Condominium
Project.

(5) When a Co-owner is in arrears to the Associa-
tion for assessments, the Association may give written
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notice, of the arrearage to a tenant occupying a Co-
owner’s 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 Associa-
tion. 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 his Unit (including interior walls through or in
which there exist easements for support or utilities) or make
changes in any of the Common Elements, Limited or General, without
the express written approval of the Board of Directors, including
without limitation exterior painting or the erection of antennas,
lights, aerials, awnings, doors, shutters, newspaper holders,
mailboxes, basketball back boards 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 authoriz-
ing such installation. Should access to any facilities of any sort
be required, the Association may remove any coverings or attach-
ments 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 Acsociation be responsible for monetary damages of
any sort arising out of actions taken to gain necessary access.

S8ection 4. Activities. No immoral, improper, unlawful or
offensive activity shall be carried on in any Unit or upon the
Common Elements, Limited or General, nor shall anything be done
which may be or become an annoyance or a nuisance to the Co-owners
of the Condominium. No unreasonably noisy activity shall occur in
or on the Common Elements or in any Unit at any time and disputes
among Co-owners, arising as a result of this provision which cannot
be amicably resolved, shall be arbitrated by the Association. No
Co-owner shall do or permit anything to be done or keep or permit
to be kept in his Unit or on the Common Elements anything that will
increase the rate of insurance on the Condominium without the
written approval of the Association, and each Co-owner shall pay to
the Association the increased cost of insurance premiums resulting
from any such activity or the maintenance of any such condition
even if approved. Activities which are deemed offensive and are
expressly prohibited include, but are not limited to, the follow-
ing: Any activity involving the use of firearms, air rifles,
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pellet guns, B-B guns, bows and arrows, or cother similar dangerous
weapons, projectiles or devices.

Section 5. Aesthetics. The Common Elements, Limited or
General, 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.
Garage doors shall be kept closed at all times except as may be
reasonably necessary to gain access to or from any garage. No
unsightly condition shall be maintained on any patio, porch or deck
and only furniture and equipment consistent with the normal and
reasonable use of such areas shall be permitted to remain there
during seasons when such areas are reasonably in use and no
furniture or equipment of any kind shall be stored thereon during
seasons when such areas are not reasonably in use.

Trash receptacles shall 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 cf clothing or other fabrics. In general, no
activity shall be carried on nor condition maintained by a Co-
owner, either in his Unit or upon the Common Elements, which is
detrimental to the appearance of the Condominium.

Section s. pets. Except as hereafter provided, no animals
shall be maintained by any Co-owner unless specifically approved in
writing by the Association. The Developer shall be entitled to
make an exception to the foregoing limitation for an owner c.
occupant who owns a cat, or who owns a dog, at the time of taking
occupancy after the initial purchase of a Unit from the Developer.
When such cat or dog dies or is otherwise disposed of, it may not
be replaced without the prior written consent of the Association.
No more than one dog and/or two cats are allowed per Condominium
Unit. No animal may be kept or bred for any commercial purpose and
shall have such care and restraint to as not to be cbnoxious or
offensive on account of noise, odor or unsanitary conditions. 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 Common Elements, Limited or
General. No savage or dangerous animal shall be kept and any Co-
owner who causes any animal to be brought or kept upon the premises
of the Condominium shall indemnify and hold harmless the Associa-
tion 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
therefor,. EACH CO-OWNER SHALL BE RESPONSIBLE FOR THE IMMEDIATE
COLLECTION AND DISPOSITION OF ALL FECAL MATTER DEPOSITED BY ANY PET
MAINTAINED BY SUCH CO-CWNER. No pet shall be permitted to be
tethered on the Common Elements. No dog which barks and can be
heard on any frequent or continuing basis shall be kept in any Unit
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or on the Common Elements. It is the Co-owner’s responsibility to
have all animals registered and licensed with the City of Ann

Arbor.

The Association may charge all Co-owners maintaining animals a
reasonable additional assessment to be collected in the manner
provided in Article II of the Ashford Place 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. 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 vieclation of the
restrictions imposed by this policy. The Association shall have
the right to require that any pets be registered with it and may
adopt such additional reasonable rules and regqulations with respect
to animals as it may deem proper. In the event of any violation,
the Board of Directors of the Association may assess fines for such
violation in accordance with Article II of the Ashford Place Bylaws
and in accordance with duly adopted rules and regulations.

saction 7. vehicles. No house trailers, commercial
vehicles, boat trailers, boats, camping vehicles, camping trailers,
motorcycles, all terrain vehicles, snowmobiles, snowmobile trailers
or vehicles, other than automobiles or vehicles used primarily for
general personal transportation use, may be parked or stored upon
the premises of the Condominium, unless parked in the garage with
the door closed. No inoperable vehicles of any type may be brought
or stored upon the Condominium Premises either temporarily or
permanently. Commercial vehicles and trucks shall not be parked in
or about the Condominium (except as above provided) unless while
making deliveries or pickups in the normal course of business.
Each Co-owner shall park his car in the garage space provided
therefor and shall park any additional car which he owns in the
Limited Common Element space assigned to him immediately adjoining
his garage space. Co-owners shall, if the Association shall
require, register with the Association all cars maintained on the
Condominium premises. Use of motorized vehicles and commercial
vehicles as provided in this Section 7, is absolutely prohibited.
Overnight parking on any street in the condominium is prohibited
except as the Association may make reasonable exceptions thereto
from time to time. The Association shall have the right to place
or cause to be placed adhesive windshield stickers on cars
improperly parked and to tow vehicles to off-premises locations,
all without any liability on the part of the Association to the
owners or users of .any such improperly parked vehicles.

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 "For Sale"
signs, without written permission from the Association and, during
the Construction and Sales Period, from the Developer.
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gection 9. Rules and Requlations. It is intended that the
Board of Directors of the Association may make rules and regula-
tions from time to time to reflect the needs and desires of the
majority of the Co-owners in the Condominium. Reasonable regula-
rions 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, regula-
tions and amendments thereto shall be furnished to all Co-owners.

S8ection 10. Right of Access of Assocjiation, The Associa-
tion 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 his Unit and any Limited Common Elements
appurtenant thereto during all periecds of absence, and in the event
of the failure of such Co-owner to provide means of access, the
Association may gain access in such manner as may be reasonable
under the circumstances and shall not be liable to such Co-owner
for any necessary damage to his 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.

saction i1i. Landscaping. Landscaping by an individual
co-owner on a patio which may be a limited common elenent assigned
to his particular unit must receive prior written approval from the
Board of Directors of the Association before installation or
significant alteration. The model units have been landscaped by
the Developer as part of the presentation of such units. However,
the Developer has reserved the right to install landscaping on the
various condeminium units in a manner which may or may not be
similar to that installed in the model units. PLEASE NOTE THAT
ALTERATIONS OF THE LANDSCAPING OR GRADING CAN CAUSE DRAINAGE
PROBLEMS. No landscaping may be installed or altered by any
co-owner without the express written consent of the Developer or

the Association.

Saction 12. Common Element Maintenance. Sidewalks, yards,
landscaped areas, driveways, roads, parking areas, shall not be
obstructed nor shall they be used for purposes other than for which
they are reascnably and cbviously intended. No bicycles, vehicles,
chairs or other obstructions may be left unattended on or about the

Common Elements.
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Section 13. Co-owner Maintenance. Each Co-owner shall
maintain his Unit and any Limited Common Elements appurtenant
therete for which he has maintenance responsibility in a safe,
clean and sanitary condition. Each Co-ownher shall also use due
care to avoid, damaging any of the Comzmon Elements including, but
not limited to, the telephone, water, gas, plumbing, electrical or
other utility conduits and systems and any other elements in any
Unit which are appurtenant to or which may affect any other Unit.
Fach 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 him, or his 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
responsibility, unless reimbursement to the Association is excluded
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 manner
provided in Article II hereof.

Section 14. Burglar Alarm System. If a co-owner wishes to
install a burglar alarm or other type of warning system, prior
approval must be obtained from the Association as to the type of
system to be installed. That approval shall not be unreasonably
withheld as long as the system to be installed has no exterior
appurtenance that will not unreasonably interfere with the rights

of other cc-owners.

Sectioﬁ 15. outbuildings. No co-owner shall construct any
outbuilding of any kind, nature or description or for any usage

whatsoever.

Bection 1is. ¥ire Lznes. The City of Ann Arbor may
designate all or a portion of the interior roadways of the
Condominium Premises as fire lanes. Blockage of those fire lanes
by parked vehicles is expressly prohibited.

S8ection 17. Parking Requlations. The Association may, from
time to time, establish reasonable parking regqulations applicable
to the Common Elements of the Condominium. The Association shall
have the full power and authority to cause the removal of vehicles

violating those regulations.

Section 18. Reserved Rights of Developer.

(a) Prior Approval by peveloper. During the Construc-
tion 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 structural elements of any Unit, nor shall any hedges,
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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 aesthetic or other reasonsj and in passing
upon such plans, specifications, grading or landscaping, it
shall have the right to take into consideration the suitabil-
ity 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 Condominium as a whole and
any adjoining properties under development or proposed to be
developed by Developer. The purpose of this Section is teo
assure the continued maintenance of the Condonminium as a
peautiful and harmonious residential development, and shall be
binding upon both the Association and upon all Co-owners.

(b) Developer’s Rights in Furtherance of Development and

gales. None of the restrictions contained in this Article VI
shall apply to the commercial activities or signs or bill-
boards, if any, of the Developer during the Construction and
Sales Period or of the Association in furtherance of its
powers and purposes set forth herein and in its Articles of
Incorporation, as the same may be amended from time to time.
Notwithstanding anything to the contrary elsewhere herein
contained, Developer shall have the right to maintain a sales
cffice, a business office, a construction office, model units,
storage areas and reason able parking incident to the forego-
ing and such access to, from and over the Project as may be
reasonable to enable development and sale of the entire
Project by Developer; and may continue to do so during the
entire Construction and Sales Period, or for so long as
Developer continues to construct or proposes to construct
additional residential units or owns or holds an option or
other enforceable interest in land for residential development
within one mile of the Condominium Premises. Developer shall
restore the areas so utilized to habitable status upon

termination of use.

(c) Enforcement of Bylaws. The condominium Project

chall at all times be maintained in a manner consistent with
the highest standards of a peautiful, serene, private, resi-
dential community for the benefit of the Co-owners and all
persons interested in the condominium. If at any time the
Association fails or refuses to carry out its obligation to
maintain, repair, replace and landscape in a manner consistent

20



with the maintenance of such high standards, then Develcper,
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 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 Constructiocn and Sales
Period notwithstanding that it may no longer own a Unit in the
Condominium which right of enforcement may include (without

limitation) an action to restrailn the Association or any
Co-owner from any activity prohibited by these Bylaws.

ARTICLE VII
MORTGAGES

Section 1. Notice to Association. Any Co-owner who
mortgages his Unit shall notify the Association of the name and
address of the mortgagee, and the Association shall maintain such
information in a book entitled "Mortgages of Units". The Associa-
tion may, at the written request of a mortgagee of any such Unit,
report any unpaid assessments due from the Co-owner of such Unit.
The Association shall give to the holder of any first mortgage
covering any Unit 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 notify each
mortgagee appearing in said book of the name of each company
insuring the Condominium against fire, perils covered by extended
coverage, and vandalism and malicious mischief and the amounts of
such coverage.

Section 3. Notification of Meetings. Upon recquest
submitted to the Association, any institutional holder of a first

mortgage lien on any Unit in the condominium shall be entitled to
receive written notification of every meeting of the members of the
Association and to designate a representative to attend such
meeting.

ARTICLE VIII
- VOTING '

Section 1. Vote. 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 wvalue.
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Voting shall be by value except in those instances when voting is
specifically required to be both in value and in number.

Bection 2. Eligibility to Vote. No Co-owner, other than
the Developer, shall be entitled to vote at any meeting of the
Association until he has presented 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 date of the
First Annual 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. The Developer shall be entitled to one vote for each Unit
which it owns and for which it is paying Association maintenance

expenses.

gection 3. Designation of Voting Representative, Each

Co-owner shall file a written notice with the Association designat-
ing the individual representative who shall vote at meetings of the
Association and receive all notices and other communications from
the Association on behalf of such Co owner. Such notice shall
state the name and address of the individual 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, partner ship, association, trust or other entity
who is the Co-owner. Such notice shall be signed and dated by the
Co~owner. The individual representative designated may be changed
by the Co-owner at any time by filing a new notice in the manner

herein provided.

Section 4. Quorum. 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 specifically required
by the Condominium Documents to require a greater quorum. The
written vote of any person furnished at or prior to any duly called
meeting at which meeting said person is not otherwise present in
person or by proxy shall be counted in determining the presence of
a quorum with respect to the guestion upon which the vote is cast.

Section 5. Voting. 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 proxy. Proxies and any
written votes must be filed with the Secretary of the Association
at or before the appointed time of each meeting of the members of
the Association. Cumulative voting shall not be permitted.
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Section §. Majority. A majority, except where other wise
provided herein, shall consist of more than 50% in value of those
qualified to vote and present in person oOr by proxy (or written
vote, if applicable) at a given meeting of the members of the

Association.

Whenever provided specifically herein, a majority may be required
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 applicable, at a given meeting of the members of the
Association.

ARTICLE IX
MEETIRGS

Section 1. Place of Meeting. Meetings of the Association
shall be held at the principal office of the Association or at such
other suitable place convenient to the Co-owners as may be
designated by the Board of Directors. Meetings of, the Association
shall be conducted in accordance with sturgis Code of Parliamentary
Procedure, Roberts Rules of Order or some other generally recog-
nized 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. Pirst Annual Meeting. 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 Ashford Place determined with reference to the recorded
Consolidating Master Deed have been sold and the purchasers thereof
qualified as members of the Association. In no event, however,
shall such meeting be called later than 120 days after the convey-
ance 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 of members for inform-
ative or other appropriate purposes prior to the First Annual
Meeting of members and no such meeting shall be construed as the
First Annual Meeting of members. The date, time and place of such
meeting shall be set by the Board of Directors, and at least 10
days written notice thereof shall be given to each Co-owner. The
phrase "Units that may be created" as used in this paragraph and
elsewhere in the Condominium Documents refers to the maximum number
of Units which the Developer is permitted, under the Condominium
Documents as may be amended, to include in the Condominium.

section 3. Annual Meetings. Annual meetings of members of
the Association shall be held on any day in April established by
the Board of Directors of each succeeding year after the year in
which the First Annual Meeting is held at such time and place as
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shall be determined by the Board of Directors; provided, however,
that the second annual meeting shall not be held soconer 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 property come before
them.

gsection 4. Special Meetings. 1t shall be the duty of the
President to call a special meeting of the Co-owners as directed by
resolution 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.

8ection 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 of 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
filed 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 meeting to 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
determine the voting power represented at the meeting; (b) proof of
notice of meeting or waiver of notice; (c¢) reading of minutes of
preceding meeting; (d) reports of officers; (e) reports of
committees; (f) appointment of inspector of elections (at annual
meetings or special meetings held for purpose of election of
Directors or officers); (g) election of Directors (at annual
meeting or special meetings held for such purpose)}; (h) unfinished
business; and (i) new business. For purposes of this Section, the
order of seniority of officers shall be President, Vice President,
Secretary and Treasurer.

Section 8. Action Without Meeting. Any action which may
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 seolicited in the sane
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manner as provided in Section 5 for the giving of notice of
meetings of members. Such solicitations shall specify (a) the
number of responses needed to meet the guorum requirements; (b) the
percentage of approvals necessary 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 specify
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 therewith. Approval by written ballot shall
be constituted by receipt within the time period specified in the
solicitation of (i) a number of ballots which equals or exceeds the
quorum which would be required if the action were taken at a
meeting; and (ii) a number of approvals which equals or exceeds the
number of votes which would 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.

.8ection 9. Consent of Absentees. The transactions at any
meeting of members, either annual or special, however called and
noticed, shall be as valid as though made at a meeting duly held
after regular call and notice, if a quorum be 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.

Sectiocn 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 facie evidence that such notice was given.

ARTICLE X
ADVIBSORY COMMITTEE

Within 1 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 Commit tee consisting of at
least 3 non-developer Co-owners. The Committee shall be estab-
lished and perpetuated in any 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 purpose of the Advisory Cormmittee
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shall be to facilitate communications between the temporary Board
of Directors and the non-developer Co-owners and to aid the
transition of control of the Association from the Developer to
purchaser Co-owners. The Advisory Committee shall cease to exist
automat i tally when the non-developer Co-owners have the voting
strength to elect a majority of the Board of Directors of the
Assoclation. The Developer may remove and replace at its discre-
tion at any time any member of the Advisory Comm ttee who has not
been elected thereto by the Co-owners.

ARTICLE XI

BOARD OF DIRECTORS

8ection 1. 4 alification of Director The
Board of Directors shall be comprised of five (5) members, 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 Beard of Directors. Directors shall serve without

compensation.

Section 2. Blaction of Directors,
(a) PFjlrst Board of Directors, The first Board of

Directors shall be composed of 3 persons and such first Board
of Directors or its successors as selected by the Developer
shall manage the affalrs of the Association until the appoint-
ment of the first non-developer Co-owners to the Board.
Elections for non-developer Co-owner Directors shall be held
as provided in subsections (b) and (¢) below. The Directors
shall hold office until their successors are elected and hold

their first meeting. . —

(b) Appeintment of Non-developer Co=-owners to Boaxrg
Prior to First Anpual Meeting, Not later than 120 days after
conveyance of legal or equitable title to non-developer
Co-owners of 25% in number of the Units that may be created,
1 of the 3 Directors shall be selected by non developer
Co-owners. When the required percentage level of conveyance
have been reached, the Developer shall notify the non-develop-
er Co-owners and request that they hold a meeting and elect
the required Director. Upon certification by the Co-owners to
the Developer of the Director so elected, the Developer shall
then immedjately appoint such Director to the Board to serve
until the First Annual Meeting of members unless he is removed
pursuant to Section 7 of this Article or he resigns or becomes

incapacitated.

(c) Elegctlen irector A -4 nual

Meeting.
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(i) Not later than 120 days after conveyance of
legal or equitable +itle to non-developer Co-owners of
75% “In 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 right to
designate at least 1 Director as long as the Units that
remain to be created and sold equal at least 10% of all
Units that may be created in the Project. Whenever the
75% conveyance level is achieved, a meeting of Co-owners
shall be promptly convened to effectuate this provision,
even if the First Annual Meeting has already occurred.

(ii) Regardless of the percentage of Units which
have been conveyed, upon the elapse of 54 months after
the first conveyance 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 equal to the
percentage of Units they own, and the Developer 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 in-
crease, 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.

(iiiy 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 frac-
tional number of members of the Board of Directors, then
a fractional election right of 0.5 or greater shall be
rounded up to the nearest whole number, which number
shall be the number of members of the Board of Directors
that the non-developer Co-owners have the right to elect.
After application of this formula the Developer shall
have the right to elect the remaining members of the

Board of Directors.

Application of this subsection shall-not eliminate the
right of the Developer to designate 1 member as provided
in subsection (i).

(iv) At the First Annual Meeting 3 Directors shall
be elected for a term of 2 years and 2 Directors shall be
elected for a term of 1 Yyear. At such meeting all
nominees shall stand for election as one slate and the 3
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persons receiving the highest number of votes shall be
elected for a term of 2 years and the 2 persons receiving
the next highest number of votes shall be elected for a
term of 1 year. At each annual meeting held thereafter,
either 2 or 3 Directors shall be elected depending upon
the number of Directors whose terms expire. After the
First Annual Meeting, the term of office (except for 3 of
the Directors elected at the First Annual Meeting) of
each Director shall be 2 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.

Bection 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 Condcminium Documents or required thereby
to be exercised and done by the Co-owners.

gection 4. Other Duties. In addition to the foregoing
duties imposed by these Bylaws or any further 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 levy and collect assessments from the members of
the Association and to use the proceeds thereof for the
purpose of the Association.

{c) To carry insurance and collect and alloccate the
proceeds thereof.

(d) To rebuild improvements after casualty.

(e) To contract for and employ persons, firms, corpora-
tions or other agents to assist in the management, operation,
maintenance and administration of the Condominium Project.

(f) To acquire, maintain and improve; and to buy,
operate, manage, sell, convey, assign, mortgage or lease any
real or personal property (including any Unit in the Condomin-
ium and easements, rights-of-way and license) on behalf of the
Association in furtherance of any of the purposes of the
Association.
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(g) To borrow money and issue evidences of indebtedness
in furtherance of any or all of the purposes of the business
of the Association, and to secure the same by mortgage,
pledge, or other lien, on property owned by the Association;
provided, however, that any such action shall also be approved
by affirmative vote of 75% of all of the members of the
Association in number and in value.

(h) To make rules and regulations in accordance with
Article VI, Section ¢ 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 Condominjium
and to delegate to such committees any functions or responsi-
bilities which are not by law or the condominium Documents
required to be performed by the Board.

(3) To enforce the provisions of the Condominium
Do¢uments.

Section 5. Management Agent. The Board of Directors may
employ for the Association a professional management agent (which
may include the Developer or any person or entity related thereto)
at 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 gections 3 and 4 of this
Article, and the Board may delegate to such management agent any
other duties or powers which are not by law or by the 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.

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 less
than a quorum, except that the Developer shall be solely entitled
to fill the vacancy of any Director whom it is permitted in the
first instance to designate. Each person soO elected shall be a
Director until a successor is elected at the next annual meeting of
the Association. Vacancies among non-developer Co-owner elected
Directors which occur prior to the Transitional Control Date may be
filled only through election by non-developer Co-owners and shall
be filled in the manner specified in section 2(b) of this Article.
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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 be elected to fill any vacancy 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 copportunity to be heard at the meeting. The Develcper
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 Co-owners to serve
before the First Annual Meeting may be removed before the First
Annual Meeting in the same manner set forth in this paragraph for
removal of Directors generally.

8ection 8. Pirst Meeting. The first meeting of a newly
elected Board of Directors shall be held within 10 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. Reqular Meetings. Regular meetings 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 10 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 3 days notice
to each Director, given personally, by mail, telephone or tele~
graph, 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 11. 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 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.
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Section 12. Quorum, At all meetings of the Board of
Directors, a majority of the Directors shall constitute a guorum
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 trans acted without further notice. The joinder of a Director
in the action of a meeting by signing and concurring in the minutes
thereof, shall constitute the presence of such Director for
purposes of determining a quorum.

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 Control 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 cf Directors as provided in the Condominium

Docunents.

Section 14. pidelity 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

OFFICERSE
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) President. The President shall be the chief execu-
tive officer-of the Association. He shall preside at all
meetings of the Association and of the Board of Directors. He
shall have all of the general powers and duties which are
usually vested in the office of the President of an associa-
tion, including, but not limited to, the power to appeoint
committees from among the members of the Association from time
to time as he may in his discretion deem appropriate to assist
in the conduct of the affairs of the Association.
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(b) Vice President. The Vice President shall take the
place of the President and perform his duties whenever the
President shall be absent or unable to act. If neither the
President nor the Vice President is able to act, the Board of
Directors shall appoint some cother 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 by the Board of Directors.

(c) Becretary. 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 shall have
charge of the corporate seal, if any, and of such books and
papers as the Board of Directors may direct; and he shall, in
general, perform all duties incident to the office of the

Secretary.

(d) Treasurer, The Treasurer shall have responsibility
for the Association funds and securities and shall be respon-
sible for keeping full and accurate accounts of all receipts
and disbursements in books belonging to the Association. He
shall be responsible for the deposit of all monies and other
valuable effects in the name and to the credit of the Associa-
tion, and in such depositories as may, from time to time, be
designated by the Board of Directors.

8ection 2. Blection. 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.

8ection 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 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 shall have been
included in the notice of such meeting. The officer who is
proposed to be removed shall 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
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have inscribed thereon the name of the Association, the words
"corporate seal", and "Michigan".

ARTICLE XIV
FINANCE

S8ection 1. Records. The Association shall keep detailed
books of account showing all expenditures and receipts of adminis-
tration which shall specify the maintenance and repair expenses of
the Common Elements and any other expenses incurred by or on behalf
of the Association and the Co-owners. Such accounts and all other
Association records shall be open for inspection by the Co~owners
and their mortgagees during reasonable working hours. The
Association shall prepare and distribute to each Co-owner at least
once a year a financial statement, the contents of which shall be
defined by the Association. The books of account shall be audited
at least annually by qualified independent auditors: provided,
however, that such auditors need not be certified public accoun-
tants nor does such audit need to be a certified audit. Any
institutional holder of a first mortgage lien on any Unit in the
Condominium shall be entitled to receive a copy of such annual
audited financial statement within 90 days following the end of the
Association’s fiscal year 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 Associa-
tion 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.

- Bection 3. Bank. Funde 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 agents 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 Insurance Corporation or the Federal
savings and Loan Insurance Corporation and may also be invested in
interest-bearing obligations of the United States Government.

ARTICLE XV

INDEMNIFICATION OF OFFICERS AND DIRECTORS

Every Director and officer of the Association shall be
indemnified by the Association against all expenses and liabili-
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ties, including counsel fees, reasonably incurred by or imposed
upon him in connection with any proceeding to which he may be a
party or in which he may become involved by reason of his being or
having been a Director or officer of the Association, whether or
not he 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 performance of his 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 reimbursenment
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 cof all
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.

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 pro posed b+
1/3 or more in number of the Co-owners by instrument in writin,

signed by them.

S8ection 2. Meeting. Upon any such amendment being
proposed, a meeting for concsideration of the same shall be duly
called in accordance with the provisions of these Bylaws.

S8ection 3, VYoting. These Bylaws may be amended by the
Co-owners at any regular annual meeting or a special meeting called
for such purpose by an affirmative vote of not less than 66-2/3% of
all Co-owners in number and in value. No consent of mortgagees
shall be required to amend these Bylaws unless such amendment would
materially alter or change the rights of such mortgagees, in which
event the approval of 66-2/3% of mortgagees shall be required with
each mortgagee to have one vote for each mortgage held.

Section 4. By_Developer. Prior to the Transitional
Control Date, these Bylaws may be amended by the Developer without
approval from any other person so long as any such amendment does
not materially alter or change the right of a Co-owner or mortgag-
ee.
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gection 5. When Effective. Any amendment to these Bylaws
shall become effective upon recording of such amendment in the
office of the Washtenaw County Register of Deeds.

Section 6. Binding. A copy of each amendment to the
Bylaws shall 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 all persons who have an interest in the Project irrespective
of whether such persons actually receive a copy of the amendment.

ARTICLE XVII
COMPLIANCE

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

ARTICLE 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
REMEDIES 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 for 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 thereocf, and such relief may be sought by the
Association or, if appropriate, by an aggrieved Co-owner or
Co-owners.
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Section 2. Recovery of cCosts. In any proceeding arising
because of an alleged default by any Co-owner, the Association, if
successful, shall be entitled to recover, the costs of the
proceeding and such reasonable attorneys fees (not limited to
statutory fees) as may be determined by the court, but in no,event
shall any Co-owner be entitled to recover such attorneys fees.

gection 3. Removal and Abatement. The Violation of any of
the provisions of the Condominium Documents shall alsc give the
Association or its duly authorized agents the right, in addition to
the rights set forth above, to enter upon the Common Elements,
Limited or General, or into any Unit, where reasonably necessary,
and summarily remove and abate, at the expense of the Co-owner 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 removal 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.

Section 5. Non-waiver of Right, The failure of the
Association or of any Co-owner to enforce any right, provisioen,
covenant or condition which may be granted by the Condominium
Documents shall not constitute a waiver of the right of the
Association or of any such Co-owner to enforce such right,
provision, covenant or condition in the future.

Section 6. Cumulative Rights, Remedies and Privileges,
All rights, remedies and privileges granted to the Association or
any Co-owner or Co-owners pursuant to any terms, provisions,
covenants or conditions of the aforesaid Condominium Documents
shall be deemed to 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 exercis-
ing such other and additional rights, remedies or privileges as may

be available to such party at law or in equity.

Section 7. Enforcement of Provigions of Condominium
Documents. A Co-owner may maintain an action against the Associa-
tion and its officers and Directors to compel such persons to
enforce the terms and provisions of the condominium Documents. A
Co-owner may maintain an action against any other Co-owner for
injunctive relief or for damages or any combination thereof for
non-compliance with the terms and provisions of the Condominium
Documents or the Act.
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ARTICLE XX
ABSESSMENT OF FINES

Bection 1. Gaeneral. The violation by any Co-owner,
occupant or guest of any of the provisions of the Condeminium
Documents including any duly adopted rules and regulations shall be
grounds 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 his personal
actions or the actions of his family, guests, tenants or any other
person admitted through such Co-owner to the Condominium 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 coffense 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.

(b) Opportunity to Defend. The offending Co-owner shall
have an opportunity teo appear before the Board and offer
evidence in defense of the alleged violation. The appearance
before the Board shall be at its next scheduled meeting, but
in no event shall the Co-owner be required to appear less than
10 days from the date of the notice.

(c) Default. Failure to respond to the notice of
viclation constitutes a default.

{(d) Hearing and Decision. Upon appearance by the
Co-owner before the Board and presentation of, evidence of
defense, 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) PFirst Violatioen. No fine shall be levied.
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(b} Becond Violation. Twenty-Five Dollar ($25.00)
fine.

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

(d) Fourth Violation and gsubsequent Violations. Cne
Hundred Dollar (5100.00) fine.

Section 4. Collection. 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
Condominium Documents including, without limitation, those
described in Article II and Article XIX of the Bylaws.

ARTICLE XXI
RIGETS RESERVED TO DEVELOPER

aAny or all of the rights and powers granted or reserved to the
Developer in the Condominium Documents or by law, including the
right and power to approve or disapprove any act, use, or proposed
action or any other matter 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 consent to the acceptance of such powers and rights
and such assignee or transferee shall there upon have the sane
rights and powers as herein given and reserved to the Developer.
Any rights and powers reserved or retained by Developer or its
successors shall expire and terminate, if not sooner assigned to
the Association, at the conclusion of the construction and Sales
Period as defined in Article III of the Master Deed. The immedi-
ately preceding sentence dealing with the expiration and termina-
tion of certain rights and powers granted or reserved to the
Developer is intended to, apply, insofar as the Developer is
concerned, only to Developer’s rights to approve and control the
administration of the Condominium and shall not, under any
circumstances, be construed to apply to or cause the termination
and expiration of any real property rights granted or reserved to
the Developer or its successors and assigns in the Master Deed or
else where (including, but not limited to, access easements,
utility easements and all other casements 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) .
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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 effect, alter, modify or impair in any manner
whatsocever any of the other terms, pro visions or covenants of such
documents or the remaining portions of any terms, provisions or
covenants held to be partially invalid or unenforceable.

DSS/wp:jcw/6871
(REV 01-31-95)
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ASBBOCIATION BYLAWS OF

ASBHFORD PLACE ABBOCIATION

ARTICLE I
APPLTCABILITY OF CONDOMINIUM BYLAWS

AND CORPORATION BYLAWS

Section 1. The Bylaws governing the Ashford Place
Association shall be divided into two parts and shall be Xnown
as Condominium Bylaws and Corporation Bylaws. Condominium
Bylaws shall refer to those particular Bylaws which are incor-
porated in and filed of record with the Master Deed or the
Superseding Consolidated Master Deed, both of which are herein-
after referred to as "Master Deed". Corporation Bylaws shall
refer to that portion of the Bylaws that are not filed of
record with the Master Deed, but are supplemental to Condo-
minium Bylaws, and are applicable to the operation and adminis-
tration of the Association as a corporate entity.

Section 2. Condominium Bylaws and Corporation Bylaws
may each be amended as specifically provided therein.

ARTICLE II

YOTING, MAJORITY OF OWNERS, QUORUM, PROXIES

Section 1, VYoting. Veting shall be on a percentage
basis and the percentage of the vote +to which the owner is
entitled is the percentage assigned to the unit(s) in the
Master Deed.

Section 2. Maitorjty of Owners. As used in these
Bylaws, the term "majority of owners*® shall mean those owners
helding fifty-one (51%) percent in value and in number of their
share of the total property in accordance with the percentage
allocated to each Unit in ths Master Dead.

Section 1. Quorum, Except as otherwise provided in
Condominium Bylaws and Corporation Bylaws, the presence in
person or by proxy of a "majeority of owners" as defined in
Section 2 of this Article shall constitute a gquorum.

Section 4. Proxies, Votes may be cast in person or
by proxy. Proxies must be filed with the Secretary before the
appeinted time of each meeting. Votes may also be cast by a

writing duly signed by the member.
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ARTICLE III
ADMINTSTRATION

Section 1. Associatjion Responsibjlities, The owners
of the units will constitute the Association of Owners (here-
inafter referred to as the "Association") who will have the
responsibility of administering the project, approving the
annual budget, establishing and cellecting monthly assessments
and arranging for the management of the project pursuant to an
agreement, pertaining to provisions relating to the duties,
obligations, removal and compensation of the management agent.
A simple majority in value of those voting in person or by
proxy shall be sufficient for the transaction of all business
of the Association, except on those matters where a greater
vote is required by Condominium Bylaws, Corporation Bylaws or
by statute.

Section 2., Place of Meeting. Meetings of the Asso-
ciation shall be held at the principal office of the Associa-
tion or at such other suitable place convenient to the
Co-owners as may be designated by the Board of Directors,

Section 3. Annual Meetings. The first annual meeting
of the Co-owners as members of the Association shall be called
within 180 days from the date fifty-one (51%t) percent of the
units in the Condominium have been sold and the purchasers of
same qualified as mpembers, but in no event later than December
1, 1991. The terms of the incorporators as members of the
Board of Directors shall automatically terminate as of the date

of such meeting.

Section 4. Special Meetings. It shall be the duty of
the President to call a special meeting of the co-owners when
requested in writing by three (3) members of the Board of
Directors or wupon a petition signed by twenty-five (25%) per-
cent of the co-owners of the Association or at the request of
the Federal Housing Commissioner or his duly authorized repre~
sentative. Notice of any special meeting shall state the tims
and place of such meeting and the purpose thereof. No business
shall be transacted at a special meeting except as stated in
the notice unless by consent of four-fifths (4/5ths) of the
co-owners present at such meeting.

Section 5. Notice of Meeting. After the first annual
meeting of co-owners, it shall be the duty of the Secretary to
serve a notice of each subsequent annual or special meeting,
stating the purpose thereof as well as the time and place vhere
it is to be held, upon each co-owner of record, at least ten
(10} days pricr to such meeting. The mailing 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 I,
Section 2(e) of the Condominium Bylaws shall be deemed notice
served.
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Annual meetings of the Association shall be held each year

thereafter in the month of May. Notice of annual meetings
shall be mailed to the Director of the local insuring office of
the Department of Housing and Urban Development - Federal
Housing Administration,

Section 6, dijourned Meetings. If any meeting of

owners cannot be held because & quorum is not in attendance,
the owners who are present may adjourn the meeting to a time
not less than forty-eight (48) hours from the time the original
meeting was called.

Section 7. oOrder of Business. The order of business

at all meetings of the owners of units shall be as follows:

A) Rell cCall
B) Proof of notice of meeting or waiver of notice

<) Reading of minutes of- preceding meeting R
D) Reports of Officers

E) Reports of committees

F) Election of inspectors of election

G} Election of directors

H) Unfinished business

I) New business

- Section 8. Voting at all elections shall be by secret
ballot, unless a nomination is made by acclamation.

ARTICLE IV

BOARD OF DIRECTORE

Sectiocn 1. Number and Qualification. The affairs of

the Corporation shall be governed by a Board of Directors
conposed of five (5) persons, all of whom must be members of
the corporation, except as provided in Section 2 hereof.

Section 2. corporators as Board of Directors. The
incorporators shall serve as the first Board of Directors, and
they shall wmaintain, manage and administer the affairs, the
real estate and other property of the Association until their
term of office terminates as provided in Article I1II, Section 3
hereof. Successive Boards of Directors shall retain all such
pgwers and duties necessary for the administration of the Asso-
clation.

Section 3, Transition of Board of Directors to

Co-Owners. An Advisory Committee of non-developer co-owners
will be established, either one hundred twenty (120) days after
conveyance of legal or equitable title to non-developer co-
owners of one-third (1/3} of the total wunits that may be
created in this condominium, or one (1) year after the initial
conveyance of title to a non-developer co-owner of a unit in
this condominium, whichever shall first cccur.
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The Adviscry Committee will meet with the condominium project
Board of Directors to facillitate communication and aid in the
transition of control to the Asscociation of co-owners. The
Advisory Committee shall cease-to exist when a majority of the
Board of Directors of the Association of co-owners is elected
by the non-developer co-owners.

Not later than one hundred twenty (120) days after the
conveyance of legal or equitable title to non-developer co-~
owners of twenty-five (25%) percent of the total unita that mnay
be created 1in this condominium, at least one director and not
less than twenty-five (25%) percent of the total Board of
pirectors of the Association of co-owners will be elected by
non~developer co-owners. Not later than one hundred twenty
(120) days after conveyance of legal or equitable title to
non-developer co-owners of fifty (50%) percent of the total
units that may be created in this condominium, not less than
one-third (1/3) of the Board of Directors will be elected by
the nondeveloper co-owners. Not later than one hundred twenty_ _ __
(120) days after conveyance of legal or equitable title to
non-developer co-owners of seventy five (75%) percent of the
units that may be created and before conveyance of ninety (50%)
percent of such units, the non-developer co-owners will elect
all Directors to the Board except that the Developer shall have
the right to designate at least one (1) director as long as the
Developer owns and offers for sale at least ten (10%) percent
of the wunits in the project, or as long as ten {10%) percent of
the units remain that may be created.

Notwithstanding the foregoing formula, fifty-four (54}
months after the first conveyance of legal or equitable title
to a non-developer co-owner of a unit in the project, if title
to not 1less than seventy-five (75%) percent of the units that
may be created has not been conveyed, the non-developer co-
owners have the right to elect as provided in the Condominium
Documents, a number of members ef the Board of Directors of the
Association of Co-Owners equal to the percentage of units they
hold and the Developer has the right to elect as provided in
the Condominium Documents, a number of members of the Board
equal to the percentage of units which are owned by :he
Developer and for which all assessments are payable bky the
Developer. This election may increase but shall not reduce the
minimum election and designation rights otherwise established
in the preceding Section of this Article. Application of this
Sub-Section does not require a change in the size of the Board
as determined in the Condominium Documents.

The calculatioen of the percentage of members of the
Board that the non-developer co-owners have the right to elect,
or if the product of the number of members of the Board
multiplied by the percentage of units held by the non-developer
co-owners results in a right of non-developer co-owners to
elect a fractional number of members of the Board, then a
fractional election right of 0.5 or greater shall ke rounded up
to the nearest whole number, which number shall be the number
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of members of the Board that the non-developer ce-owners have
the right to elect. After application of this formula, the
. Developer shall have the right to elect the remaining members
of the Board. This shall not eliminate the right of the

Developer to designate one {1) member.

Section 4. Powers and Duties. The Board of Directors
shall, from time to time, make and adopt such reasonable regu-

lations regarding the use and enjoyment of the units, the
1imited common elements and the common elements, including the
community facilities of the condominium, as are necessary for
the maintenance and control of same.

Section 5. Management Agent. The Board of Directors
may employ for the Association a management agent at compen-
sation established by the Board to perform such duties and
services as the Board shall authorize. The Board may also
employ such persons as are necessary for the maintenance and

operation of the condominium, ' including the community facili- .

ties.

Section 6, Election_ and Term of Office. At the first
annual meeting of the Co-owners of the Association, the term of
office of two (2) directors shall be fixed for three (3) years.
The term of office of two (2) Directors shall be fixed for two
(2) years, and the term of office of one (1) Director shall be
fixed at a one (1) year term. At the expiration of the initial
term of office of each respective Director, his successor shall
be elected to serve a term of three (3) years. The Directors
shall hold office until their successors have been elected and
hold their first meeting.

Section 7. Vacancies. Any vacancy in any Board of
Directors 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 remaining Directors, even
though they may constitute less than a quorum. Each person so
elected shall be a Director until a successor is elected at the
next annual mneeting of the Association to act for the unexpired
term of his predecessor, or until his term would otherwise
terminate.

Section 8. Removal of Directors. At any regular or
special meeting of the Association duly called, any one or more
of the Directors may be removed with or without cause by a
majority of the Co-owners and a successor may then and there be
elected to fill the vacancy thus created. Any Directors whose
removal has been proposed by the Co-owners shall bhe given an
opportunity to be heard at the meeting.

Section 9. Organization Meeting. The first meeting

of a newly elected Board of Directors shall be held within ten
{10) days of election at such place as shall be fixed by the
Directors at the meeting at which such Directors were elected,
and no notice shall be necessary to the newly elected Directors
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in order legally to constitute such meeting, providing a major-
ity of the whole Board shall be present.

Section 10. Regulayp-. Meetings, Regular meetings 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 (2) such meetings shall be held
during each fiscal vyear. Notice of reqular meetings of the
Board of Directors shall be given to each Director, personally
by mail, telephone or telegraph, at least five (5) days prior
to the date named for such meeting.

Section 12. Waiv o] . Before or at any
meeting of the Board of Directors, any Director may, in writ-
ing, waive notice of such meeting and such waiver shall be
deemed eguivalent to the giving of such notice. Attendance by
a Director at any meeting of the Board shall be deemed a waiver
of notice by him of the ¢time and place thereof. If all
Directors are present at any meeting of the Board, no notice
shall be required and any business may be transacted at such

meeting.

Section 13. Quorun. 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
qiorum is present shall be the acts of the Board of Directors.
If, at any nmeeting of the Board of Directors, there be less
than a gquorum present, the majority of those present may
adjourn the meeting from time to time. At any such adjourned
meeting, any business which might have been transacted at the
meeting as originally called may be transacted without further

notice.

Section 14. Fideljty Bonds, The Board of Directers
shall require that all cfficers and employees of the Associa-
tion handling or responsible for the Association funds shal
furnish adequate fidelity bonds. The premiums on such bonds
shall be expenses of administration.

ARTICLE V
OFFICERS

Section 1. Designation. The principal officers of
the Association shall be a President, a Vice President, who
shall be mnenbers of the Board of Directors, and a Secretary and
a Treasurer. The Directors may also appoint such other Assist-
ant Treasurers and Assistant Secretaries as in their judgment
may be necessary. Any two officers except that of President
and Vice President may be held by one person.
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Sectien 2. Election of Offjcers. The Officers of the

Association shall be elected annually by the Board of Directors
~at the organization meeting of each new Board and shall hold
office at the pleasure of the Board.

Section 3. Remaval of Officers, Upon an 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 successor elected at any regular meeting of the Board of
Directors, or at any special meeting of the Board called for

such purpose.

Section 4. President. The President shall be the
chief executive officer of the Association. He shall preside
at all meetings of the Association and of the Board of Direc~
tors. He shall have all the general powers and duties which
are usually vested iIn the office of President of an Associa-
tion, including but not limited to the power to appoint
committees from among members of the Asscciation from time to
time as he may in his discretion deem appropriate to assist ipn
the conduct of the affairs of the Association.

Section 5. Vice President. The Vice President shall
take the place of the President and perform his duties whenever
the President shall be absent or unable to act. If neither the
President nor the Vice President is able to act, the Board of
Difectors shall appoint some other member of the Beoard to do so
on an interim basis. The Vice President shall also perform
such other duties as shall from time to time be imposed upon

him by the Board of Directors.

Section 6. 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
shall have charge of such boocks and papers as the Board of
Directors may direct; and he shall, in general, perform all the
duties incident to the office of the Secretary.

Section 7. Treasurer, The Treasurer shall have
responsibllity for Association funds and securities and shall
be responsible for keeping full and accurate accounts of all
receipts and disbursements in books belonging to the Associa-
tion. He shall be responsible for the deposit of all monies in
such depositories as may, from time to time, be designated by
the Board of Directors. All funds shall be deposited in a bank
to be withdrawn only by designated officers of the Association.
In the alternative, operating funds may be withdrawn from
appropriate bank accounts by properly designated officers of
the professional managing agent, if applicable.

Section 8. Other Duties and Powers. The officers

shall have such other duties, powers and responsibilities as
shall, from time to time, bhe authorized by the Board of
Directors.
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ARTICLE VI

Section 1. Fiscal Year. The fiscal year of the
Association shall be on a calendar year basis, or such other
basis as may be adopted by the Board of Directors, in accord-

ance with the conditlcns of the Bylaws.

ARTICLE VII

Section 1. Amendments te the Corporation. Bvlaws.
Amendments to the corporation Bylaws can be proposed by the
Board of Directors or by 1/3 of the co-owners. The Bylaws can
be amended by an affirmative vote of 2/3 of the co-owners in
value, voting in person or by proxy as long as the amendments
are not inconsistent with the Master Deed or Condominium Bylaws,

Section 2. Conflick. In the event of a conflict
between the condominium documents, the statute and the Master

Deed shall control.
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: MICHIGAN DEPARTMENT OF COMMERCE — CORPORATION AND SECURITIES BUREAU
Oate Recaived

{(FGR BUREAU USE ONLY)

CORPORATION IDERTIFICATION NUMBER

ARTICLES OF INCORPORATION

For use by Domestic Nonprofit Corporations
{Please read Information and Instructions on last pags)

Pursuant to the provisions of Act 162, Public Acts of 1982, the undersignsd corporation executes
the following Articles:

ARTICLE 1
The name of the corporation ls;
ishford Place Assoclation

ARTICLE U
The purpose or purposes for which the corporation is organized are:
See attached Rider

"AATICLE It

’;‘h rporation is organized v noa-stock
® corpo v pan & prperyrre— basis.

1. if organized on & stock basis, the toial number of sharss which the corporation has authority to Issus

Is . If the shares are, or are to be,
divided into classes, the designalion of each class, the number of shares in each class, and the relative rights,
preferences and limifations of the shares of each cliass are as follows:
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ARTICLE I (con t}
2 8. W organized on a nonstock basis, the description and value of its real property assets are: (if none, insert ' nons h]

None
b. The description and value of fis personat property assets ere: (if nona, Insent ‘none )
None

c. The corporalion Is to be fingnced under the following generai plan:

Assessment of members, dues, admission fees, assessment of non-members

membership
d The corporation Is organized on a T basis.

ARTICLE VY
1. The address of the registered office is:
41115 Jo Drive Novi , Michigan 48050
(Struet Addrsea) < @F Cogey
2. The mailing address of the registered office i different than above:
Ty o , Michigan — s

.3, The name of the resident agent at the registered offica is: John Vincenti

ARTICLE V
The name(s} and eddress(es) of all the Incorporator(s) is (are) as follows:
- Name Residence or Business Address
John Vincent{ 41115 Jo Drive, Novi, Michigan 48050
.~ Stanley Moffitt . 41115 Jo Drive, Novi, Michigan 48050
Raymond Cousineau 41115 Jo Drive, Novi, Michigan 48050




Use space below lor additional Arlicles or for continuation of pravious Articles. Please Identify any Article baing
continuad or added Attach additlonal pages i needed.

See attached Rider

2N gay of YA 1014,

(Wa) the Inco?poralor(s) sign my {our) nams(s} this

<2 John Vlncenti
W 4
Y I7Y 2/

ymo d Cousineau




DOCUMENT WILL BE RETURNED TO NAME AND MAILING ADDRESS Nime of pe:son o organizaton
INDICATED IN THE BOX BELOW. include nzme, sties! and number remeting feas:

{or PO. box). city, siais and ZIP cods

i [e—

Preparer's name and busingss

David S. Sayder, Esq. lelophone number:

Snyder and Handler, P.C.

271777 Franklin Road, Suite 1365 David $. Snyder

Southfield, Michigan 48034

(313 ) 352-1909

St
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10.
1.

INFORMATION AND INSTRUCTIONS

The articles of incorporation cannot ba filed until this form, or a comparable document, Is submitied.
Submit one original copy of this document. Upon filing, a microfilm copy will be prepared for the racords
of the Corporation and Securities Bureau. The original copy will ba returned to the address appearing In
the box above as evidence of filing.

Since this document must be microfilmed, it Is important that the fling be legible. Documents with poor
black and white contrast, or otherwisa illegible, will be rejected.

This document is to be used pursuant to the provisions of the Act by one or more parsons for the
purpose of forming a domestic nonprofit corporation.

ARTICLE It — The purpose for which the corporation is organized must be included. It is not sufficiant to
state that the corporation may engags in any activity within the purposes for which corporations may be
organized under the Act

ARTICLE ill — The corporation must be organized on & stock or honstock basis Complete Article 1H(1)
or 1i{2) as appropriate, but not both, Real property assats are ilems such as land and buildings, Personal
property assels are items such as cash, equipment, fixtures afe

ARTICLE IV — A post office box may not be designated as the streel address of tha registered office,

ARTICLE V — The Act requires cne or more incorporators. The addresses should Include a street
number and name {or other designation), ¢ity and state.

This document is effective on the data approved and filed by the Bureau A laier sifective date, no more
than 80 days afer the date of delivery, may be stated as an additional article,

This document must be signed in ink by each Incorporator fisted in Article V. Howaver, If there are 3 or
more incorporators, they may, by resolution adopted at the organizational mesting by a written
instrument, designata one of them to sign the articles of Incorporation on behalf of all of them. in such
event, thesa articles of incorporation must be accompanied by & copy of the resoiution duly certified by
the acling secretary at the organizational meeting and a statemenl must be Placed in the articles
incorporating that resolution into them.

FEES: Filing fee & Franchisa lee {Make remittanca payable to State of M'ichlgan) ven $20.00

Mail form and fee to:

MICHIGAN DEPARTMENT OF COMMERCE
Corporation and Sacurities Bureau
Corporation Division

P.O. Box 30054

6548 Mercantile Way

Lansing, M!I 48309

Telephone: (517) 334.6302
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RIDER TO ARTICLES OF INCORPORATION OP
ASHFORD PLACE ABBOCIATION

ARTYCLE II
" The purposes of the corporation are as follows: '

To maintain, manage and administer the affairs, the real estate
and other property of Ashford Place.

To levey and collect assessments from the members and to use
the proceeds thereof for the purposes of the condominium.

To carry insurance on all of the real estate comprising Ashford
Place, as well as any personalty of the corporation exclusive
of any coverage for contents and personal effects belonging to
any of the members; to collect all premiums and charges for
same from the members; and to use, reimburse or expend the
proceeds for the rebuilding, repair, renovation, rehabilitation
and/or replacement of any loss or damage to any of the above
property as provided in the Bylaws.

To contract for and employ persons, firms or corporations to
assist in the management, operation, maintenance and adminis-

tration of the sald condominium;

To make and enforce reasonable regulations concerning the use
and enjoyment of the said condominiunm.

To own, maintain and improve and to buy, sell, convey, assign,
mortgage or lease real and personal property.

To borrow money and issue evidence of indebtedness in further-
ance of any or all of the objects of its business; to secure
the same by mortgage, pledge or other 1llen; to do all things
necessary or convenient ¢to assist and enable members to obtain
‘contracts or mortgages; to do anything required of or permitted
to it as administrator of the said condominium by the Condo-
minium Bylaws or by Act No. 59 of the Public Acts of 1978 as
from time to time amended;

In general, to enter into any kind of activity, to make and
perform any contract and to exercise all 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
thereof and without 1limiting the generality of the foregolng;
to allow any persons other than an owner or co-owner of a
condominium unit access to or utilization of any real estate
and facilities of the condominium association upon such ternms
and conditions and upon payment of such dues, admission fees or
assessments as will further the interest of the condominium
association and to subscribe to and own shares of stock or
Interest in any corporation or entity which may own any

-1~
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facility to be wutilized by the members and to pay charges and
make and collect assessments with respect to such facility.

ARTICLE VIII

Section 1, Qualification of members, the manner of
their admission to the corporation and the voting of such

members shall be as follows:

A} Fach co-owner of a unit in the condominium shall be a
member of the corporation and no other person or
entity shall be entitled to membership.

B) The Developer shall be entitled to membership in the
condominium and shall be entitled to vote conly so long
as it is the owner of a unit in the condominium,

C) The incorporators =shall be members of the condominium
and they shall constitute the Board of Directors unti}
six (6} months following closing of the sale of fifty-
one (51%) percent of the total number of wunits in the

condominium development.

D) Membership in the condominium shall be established by
recording with the Register of Deeds, Washtenaw
County, Michigan, a Deed or other instrument estab-
lishing record title to a unit in the condorminium in
the name of such co-owner and the delivery to the
corporation of a certified copy of such instrument.
Upon transferring of a condominium unit by a co-owner,
the new co-owner cualified for membership immediately
uvpon completion of the above procedures. The former
co-owner thereupon ceases to be a member and is no
longer entitled to any rights or privileges in the

condominium whatsocever.

E) The shares of a co-owner in the funds and assets of
the corporation cannot be assigned, pledged, encum-
bered or transferred in any manner except as an
appurtenance to his condominium unit in the condo-

minium development.

F) Voting by members shall be in accordance with the
provisiens of the Bylaws and the rules of this

corporation.

Section 2. The first Board of Directors shall consist
of the incorporators who shall serve as the Board of Directors
and the Developer shall fill vacancies in the Board of Direc-
tors until six (6} months following the cleosing on fifty-one
{51%) percent of the total units in the condominium develcpnment
but not later than the date specified in the Bylaws for holding
of the first annual meeting of the co-owners of the Association.



Section 3. The second Board of Directors and all
successive boards shall be elected by the co-owner members of
the condominium, each of whom must be a member of the condo~
minium, Said Directors shall be elected in the manner provided

" for in the Bylaws of the corporation.

Section 4, The Board of Directors may from time to
time with the approval of a majority of the members in value
and in number at any regular meeting of the Assoclation make
and adopt rules for the conduct of the business of the condo-

minium.

Section 5, officers of the corporation shall bhe
elected as provided for in the Bylaws of the corporation.
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Yanging, Michigan

This 15 fo Certify That

ASHFORD PLACE ASSOCIATION
was validly incorporated on June 7, 1890 as a Michigan nonprofit corporation, and said corpeiation
s validly in existence under the faves OF #his state

fhis certificate is issued o attast io e fact ihat the corporation is in good standing in Michigan &g of +'.'ru 3
daig and is duly authorized io transact business or conduct affairs in Michigan and for no othe: purpos

This certificate is in due form, made by me as the proper officer, and is entitled to have full faith and crecit
given it in every court and office within the United States ,\\\\ \

o

In testimony whereof, | have hereunto set my
“hand, in the City of Lafising, this 6th day
of February, 2003

Al TR

Bureau of Commercial Services
GOLD SEAL APPEARS ONLY ON ORIGINAL



