THE POINTE AT ISLAND L AKE
EXHIBIT A
BYLAWS

ARTICLE |
ASSOCIATION OF CO-OWNERS

The Pointe at Istand Lake, a residential Condominium Project located in the Township of
Ypsilanti, County of Washtenaw and State of Michigan, shall be administered by an Association
of Co-owners which shall be a nonprofii corperation, hereinafter called the "Association”,
organized under the applicable laws of the State of Michigan, and responsible for the
managsment, maintenance, operation and adminisiration of the Comimon Elements, easements
and affairs of the Condominium Project in accordance with the Condominium Documents and
the laws of the Staie of Michigan These Bylaws shall constitute both the Bylaws referred to in
the Master Deed and required by Section 8 of the Act and the 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 entitied 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 io the Master Deed, and other Cendominium Documents for the Condominium
Project avajlable at reasonable hours to Co-owners, prospeciive purchasers and prospective
mortgagees of Units in the Condominium Project. All Co-owners in the Candominium 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 N
ASSESSMENTS

All expenses arsing from the management, administration and operation of the
Association in pursuance of iis authorizations and responsibiliies as set forth in the
Condominium Documents and the Act shali be levied by the Associstion against the Units and
the Co-owners thereof in ascordance with the following provisions:

Section 1.  Assessments for Commen Elements. Al costs incurred by the Association
in satisfaction of any liability arising within, caused by, or connected with the Generat Common
Elements or the adminisfration of the Condominium Project shall constitute expenditures
affecting the administration of the Condominium Project, and all sums received as the proceeds
of, or pursuant o, any policy of insurance securing the interest of the Co-owners against
liabilities or [osses arising within, caused by, or connected with the General Common Elements
or the administration of the Condominium Project shall constiiute receipts affecting the
administration of the Condominium Praject, within the meaning of Section 54{4) of the Act

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

T

B (R

B R



(&) Annual Budget. The Board of Directors of the Association shall establish an
annuai budget in advance for each fiscal year and such budget shall profect all expenses
for the forthcoming year which may be required for the proper operation, management
and maintenance of the Condominium Project, including a reasonable allowance for
contingencies and reserves An adequate reserve fund for mainienance, repairs and
replacement of those General Common Elements that must be repaired or replaced on
a periodic basis shall be established in the budget and must be funded by requiar
payments as set forth in Section 3 below rather than by special assessmenis. At g
minimum, the reserve fund shall be equal to ten (10%) percent of the Association's
curren{ annual budget on a noncumulative basis Since the minimum standard required
by this subparagraph may prove o be inadequate for this particular project, the
Assaciafion of Co-owners should carefully analyze the Condominium Project o determine
if a greater amount should be set aside, or if additional reserve funds should he
established for other purposes from fime to time  Reserve funds shall be held in an
interest bearing account by the Association for the collective benefit of the Co-owners.
Upon adoption of an annual budget by the Board of Directors, copies of the budget shali
be delivered to each Co-owner and the assessment for said year shall be estghlished
based upon said budget, although failure to deliver 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, that the assessments levied are or may prove o be
insufficient (1} to pay the costs of operation and management of the Condominium, (2)
to provide repairs or replacernents of existing General Commeon Elemsnts, (3) to provide
additions fo the General Commeon Elements not exceeding Eight Thousand ($8,000.00)
Dollars 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 addiiional assessment or assessments as it shall deem io be necessary. The
Board of Directors also shall have the authority, without a Co-owner's consent, to levy
assessments pursuant to the provisions of Article V, Section 3 hereof regarding the
Associgtion's responsibififies for repair and maintenance. The discretionary authonity of
the Board of Directors to levy assessments pursuant to this subparagraph shall rest sclsly
with the Board of Direciors for the benefit of the Association and the members thereof,
and shall not be enforceable by any creditors of the Association or of the members
thereof.

{b)  Special Assessments. Special assessments, in addition to those required in
subparagraph {a) above, may be made by the Board of Direciors from time to time and
approved by the Co-owners as hereinafter provided fo mest other requirements of the
Association, including, but not fimited to: {1) assessments for additions to the General
Commeon Elements of a cost exceeding Eight Thousand ($8,000.00) Dallars for the entire
Condominium Project per year, (2) assessments to purchase a Unit upon foreciosure of
the lien for assessments described in Section 5 hereof, or (3) assessments foi any other
appropriate purpose not elsewhere herein described. Special assessments referred to
inthis subparagraph {c) (but notincluding those assessments referred to in subparagraph
2(=a) above, which shall be levied in the sole discretion of the Board of Directors) shali not
be levied without the prict approval of more than sixty (80%) percent of ali Co-owners.
The authority to levy assessments pursuant to this subparagraph is solely for the benefit
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cf the Association and the members thereof and shall not be enforceable by any creditors
of the Assaciation or of the members theraof.

Section 3 Apportionment of Assessments and Penalty for Default. Unless othewise
provided herein or in tha Master Deed, all assessments levied against the Co-owners to cover
expenises of administration shall be apporioned among and paid by the Co-owners in
accordance with the percentage of value allocated to each Unit in Article VI of the Master Deed,
without increase or decrease for the existence of any righis to the use of Limited Common
Elements appurtenantto a Unit Annual assessments as determined in accordance with Article
ll, Section 2(a} above shalt be payable by Co-owners either in twelve (12) equal monthly
installments, quarterly or annually, in the discretion of the Board of Directors, subject to Section
7 below, commencing with acceptance of a deed to or aland contract vendee's interest in a Unit,
or with the acquisition of fee simple fitle 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 fee of Twenty Five
{$25.00) Dollars per month shall be imposed on each instaliment which is in default for ten (10)
or more days. The Association may increase or assess such other reasonable dutomatic late
charges or may, pursuant to Article XX hereof, levy additional fines for late payment of
assessmenis as the Association deems necessary from time to time. The increased automatic
late charges that may be imposed by the Association pursuant to this provision may take the
form of per diem interest charged on the delinquent assessment at & any rate up to the
maximum rate allowed by law. Each Co-owner {(whether one or more persons) shall be, and
remain, personally liable for the payment of all assessments (including fines for late payment
and costs of collection and enforcernent 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 shaill be so perscnally liable and such land contract seller shall not be
parsonally liable for all such assessment levied up fo and including the date upon which such
land contract seller actually takes possession of the Unit following extinguishment, of all righis
of the land confract purchaserin the Unit. Payments on account of installments of assessments
in default shalt be applied as follows: first, to costs of collection and enforcement of payment,
including reasonable attorneys' fees; second, to any inferest charges and fines for late payment
on such instaliments; and third, to installments in default in order of their due dates

Section4  Waiver of Use or Abandonmentof Unit No Co-owner may exempt himself
from liability for his contribution foward the expenses of administration by waiver of the use or
enjoyment of any of the Common Elements or by the abandonment of kis Unit,

Section 5 Enforcement.

{a) Remedies In addition to any other remedies availabie to the Association, the
Assaciation may enforce coliection of delinquent assessments by a suit at law for a
money judgment or by foreclosure of the statutory lien that secures payment of
assessments. Inthe event of default by any Ce-owner in the payment of any installment
of the annual assessment lavied against his Unit, the Association shall have the right to
declare all unpaid instaliments of the annual assessment for the periinent fiscal year
immediately due and payable. The Association also may discontinue the furnishing of
services to a Co-owner in defauit upon seven (7) days' written ngtice fo such Co-owner
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of its intention to do so A Co-owner in default shall not be entitled o utilize any of the
General Common Elemenis of the Gondominium and shall net be entitled to vote atany
mesting of the Association so long as such default continues; provided, however, this
provision shall not opérate 1o deprive any Co-owner of ingress or egress to and from his
Unit In a judicial foreclosure action, a receiver may be appointed to collact a reasonable
rental for the Unit from the Co-owner thereof or any persons claiming under him. The
Association may also assess fines for late payment or non-payment of assessments in
accordance with the provisions of Article XX of these Bylaws. All of these remedies shall
he cumuilative and not alfernative.

(b}  Eoreclosure Proceedings. Each Co-owner, and every other person who from time
to time has any interest in the Condominium, shail be deemed to have granted to the
Association the unqualified right to elect to foreclose the lien securing payment of
assessments either by judicial action or by advertisement. The provisions of Michigan
taw pertaining to foreclosure of mortgages by judicial action and by advertisement, as the
same may be amended from time to time, are incorporated herein by reference for the
purposes of establishing the alternative procedures to be followed in lien foreclosure
zctions and the rights and obligations of the parties to such actions.

(c) PowerofSals Further, each Co-owner and every other person who from time to
time has any interest in the Condominium shall be deemed to have authorized and
empowered the Association to sell or 1o cause fo be sold the Unit with respect to which
the assessment(s) is or are delinqueni and fo 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 Condominium 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 knowingly waived notice of any proceedings brought by the Association
to foreclose by advertisement the lien for nonpayment of assessments and a hearing on
the sams prior to the sale of the subject Unit

(d) HNotice of Action. Notwithstanding the foregoing, neither a judicial foreclosure
action nor a suit at law for a money judgment shall be commenced, nor shall any notice
of foreclosure by advertisement be published, until the expiration of ten (10) days afier
mailing, by first class mail, postage prepaid, addressed to the delinquent Co-owner(s) at
his or their last known address, a written notice that cne or more installments of the
annua! assessment levied against the periinent Unit is or are delinquent and that tie
Association may invoke any of ifs remedies hereunder ifthe default is not cured within ten
(10) days after the date of mailing. Such written notice shall be accompanied by a written
affigavit of an authorized representative of the Association that sets forth (i} the affiant's
capacity to make the affidavit, (i) the statutory and other authority for the lien, (i) the
amount outstanding (exclusive of interest, costs, attorneys' fees and future assessments),
{iv) the legal description of the subject Unit(s), and (v) the name(s) of the Co-owner(s) of
record  Such affidavit shall be recorded in the office of the Register of Deeds of
Washtenaw County prior to commencement of any foreclosure progceedings, but it need
not have been recorded as of the date of mailing as aforesaid  If the delinguency Is not
cured within the ten {{0) day period, the Association may take such remedial action as
may be available to it hereunder or under Michigan law. In the event the Association
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elects toforeclose the lien by advertisement, the Association shall so notify the delinguent
Co-owner and shall inform him that he may request a judicial hearing by initiating suit
against the Association.

{e) Expensesof Collection. The expenses incurred in collecting unpaid assessments,
including interest, costs, actual atterneys’ fees (not limited to statutory fees) and
advances for taxes or cther liens paid by the Association to protect its lien, shall be
chargeable {o the Co-owner in default and shall be sacured by the lien on his Unit,

Section 6.  Liability of Mortgages  Notwithstanding any other provisions of the
Condominium Documents, the holder of any first morigage covering any Unit in the
Condominium Project which comes into possession of the Unit pursuant to the remedies
provided in the mortgage or by deed (or assignment) in lieu of foreclosure, or any purchaser at
a foreclosure sale, shall take the property free of any ciaims for unpaid assessments or charges
against the mortgaged Unit which accrue prior to the time such holder comes into possession
of the Unit (except for claims for a pro rata share of such assessments or charges resulting from
a prorata reallocation of such assessments or charges to all Units including the mortgaged Unit).

Section7. Developer's Responsibiiity for Assessments. Untilthe First Annual Mesting
is held in accardance with the provisions of Article [X, Seclion 2 of these Bylaws, the Developer,
even though a member of the Assoclation, shall not be responsible for payment of the regular
assessments of the Association established pursuant to subsection 2{a} above The Developer,
hawever, shall during the period up to the First Annual Meeting pay a proporionate share of the
Association's curreni maintenance expenses actually incurred from ime to fime based upon the
ratio of completed Units owned by the Developer at the time the expense is incurred to the tolal
number of completed Units in the Condarminium. In no event shall the Developer be responsible
for payment, until after the First Annual Meeting, of any assessments for deferred maintenance,
reserves for replacement, capital improvements or other special assessments, except wiih
respect fo occupied Units owned by it. After the First Annual Meeting, Developer shall be
responsible for payment of the full amount of any regular Association assessments for all
completed Units owned by it Developer shall not be responsible at any time for payment of
regular assessments or payment of any expenses whatsoever with respect to unbuilt Units
noiwithstanding the fact that such unbuilt Units may have been included in the Master Deed.
Further, the Developer shall in no event be liable for any assessment levied in whole or in part
to purchase any Unit from the Developer or to finance any lifigation or other claims against the
Developer, any cost of investigating and preparing such litigation or claim, or any similar or
related cost. "Completed Unit” shall mean a Unit with respect fo which a certificate of occupancy
has been issued by the local public authority.

Section 8  Property 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 Assessmeni of Association Property The
Associafion shall be assessed as the person or entity in possession of any tangible personal
property of the Condaminium owned or possessed in common by the Co-owners, and personal
property taxes based thereon shall be treated as expenses of administration.
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Section 10 Constryction Lien. A construction lien otherwise arising under Act No. 497
of the Michigan Public Acts of 1980, as amended, shall be subject to Section 132 of the Act.

Section 11. Statement as te Unpaid Assessments. The purchaser of any Unit may
request a statement of the Association as to the amount of any unpald Association assessments
thereon, whether reguiar or special  Upon written request to the Association accompaniad 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.  The wiitten statement from the Association shail also
disclose the amounts of any interest, late charges, fines, costs and/or attorney fees due and
owing with respect to the Unit (the “Related Costs”) Upon payment of the sums set forth in the
Association's written statement within the period stated, the Assaciation's lien for assessmenis
and Related Costs as to such Unit shall be deemed satisfied; provided, however, that the failure
of a purchaser to request such statement at least five (5) days prior to the closing of the
purchase of such Unit shall render any unpaid assessments and Related Costs and the lien
securing the same fully enforceable against such purchaser and the Unit itself, to the extent
provided by the Act Under the Act, unpaid assessments and Related Costs constitufe 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 {li
ARBITRATION

Section 1 Scope and Election Disputes, claims orgrievances arising out of or relating
to the interpretation or the application of the Condominium Documents, or any disputes, claims
or grievances arising ameng or beiween Co-owners and the Association shall, upon the election
and written consent of the parties to any such disputes, claims or grisvances and written nofice
to the Association, be submiited to arbitration and the parties thereto shall accept the arbifrator's
decision as final and binding. At the exclusive option of the Association, a contract o ssttle by
arbitration shall be executed by the Developerwith respect to any claim that might be the subject
of a civil action against the Developer, which claim arises out of or rejates to the Common
Elements of the Condominium Project i the amount of the claim is Ten Thousand ($10,000.00)
Dollars or less At the exclusive option of a Co-owner, any claim which might be the subject of
a civil action against the Developer which involves an amount less than Two Thousand Five
Hundred {$2,500.00) Doliars and arises out of or relates to a Co-owner's Unit or the
Condominium Project, shall be settled by binding arbitration. The Commercial Arbitration Rules
of the American Arbitration Association as amended and in effect from time to time hereafier
shall be applicable to any such arbifration

Section 2. Judicial Refief. In the absence of the slection and written consent of the
parties pursuant to Section 1 above, no Co-owner or the Association shall be preciuded from
petitioning the courts to resolve any such disputes, claims or grievances

Section 3 Elegtion of Remedies Such election and written consent by Co-owners orf
the Association to subrmit any such dispute, claim or grievance to arbitration shall preciude such
parties from litigating such dispute, claim or grievance in the courts.
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ARTICLE IV
INSURANCE

Section 1. Association Coverage. The Association shall carry all risk insurance
covering all commoniy insured accurrences against all risks of direct physical loss; and against
all accurrences commonly insured against for death, bodily injury, and property damage arising
ot of orin connection with the use, ownership or maintenance of the Common Elements. Such
insurance shall include, hut not be limited to, fire and extended coverage, vandalisim and
malicicus mischisf, host liability, all inciusive liability insurance and worker's compensation
insurance, whare applicable and available

(@)

Basic Policy Provisions. insurance policies varried by the Association shall, i

available without extraordinary premium charges, provide that:

(1

)

(3)

(4)

(5)

Each Unit Owner is an insurad person under the policy with respect to liability
arising out of his interest in the Common Elements or membership in the
Assodciation. ’ o

The insurer waives its right to subrogation under the policy against any Co-owner
or member of such Co-owner's household.

No act or cmission by any Ce-owner, unless acting within the scope of his
authority on behalf of the Association, will void the policy or be a condition for
recovery under the policy.

If, at the time of a loss under the policy, there is other insurance in the name of a
Co-owner covering the same risk coverad by the pelicy, the Association's policy
provides primary insurance.

That insurance proceeds must be disbursed first for repairs or restoration of the
damaged property, unless and subject to the following:

Ay  The Condominium is terminated;

(B} Repair or replacement would be illegal under any state or local health or
safety statute or ordinance; or '

(C)  Wore than eighty (80%) percent of the Co-owners of all of the Units in the
Condominium vote not to rebuild. The cost of repalr or replacement in excess of
insurance proceeds and reserves is a common expense. If the entire
Condominium is not repaired or replaced, then: (i} the insurance proceeds
aftributable to the damaged Commor Elements must be used to restore the
damaged area io a conditian compatible with the remainder of the Condominium;
(i) the insurance proceeds attributable to Units and Limited Common Elements
which are not rebuilt must be distributed i the Co-owners of those Unils and the
Co-owners of the Units te which thosa Limited Common Elements were assigned,
or to lien holders, as their interests may appear; and (i) the remainder of the
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proceeds must be distributed fo ali of the Co-owners or llen holders, as their
interests may appear, in proportion to the Cammon Element interest of ali of the
Units. If the Co-owners voté not to rebuild any Unit, that Unif's aliocated interests
are automatically reallocated as if the Unit had been condemnead under Article V,
Section b of these Bylaws, and the Association shall promptly prepare, execute,
and record an amendment to the Master Deed reflecting the reallocations

{b) Insurance Replacement Values for Common Elements. All General Common
Elements of the Condominium shall be insured against all risks, in an amount equal to
the current insurable reptacement value, excluding foundation and excavation costs, as
determined annually by the Board of Directors of the Association or by an insurance
agent retained by the Board of Directors at each anniversary renewal date of said
insurance. The Board may engage professional appraisers for this puipose

{c) Insurance for Standard Improvements Located Within Unit-Interiors and Limited
Common Elements The standard interiorimpravements in alt Units {including the Limited
Commeon Elements appurtenant io a Unif) shali be covered by all risk insurance procured
and paid for by the Association as patt of its policy of insuring the Common Elements in
amounts equal fo the insurable replacement value of all of the interior structural and
aftendant and related building materials required to establish a structure for the Unit at
the paints and surfaces where it begins, including, without limitation, the finished
subfloors; basement floors; basement walls;, drywall; cabinets, finished carpentry;
electrical and plumbing conduits, supplies and fixtures, file; lighting fixtures; doors; door
jams; glass doorwalls; hardware and all other materials as may be defined as standard
by the Board of Direclors of the Association from time to time in a published set of
specifications (the "Standard Specifications”). Should the Board fail to publish such
specifications, the Standard Specifications fo be used for repair and replacement shall
be determined by reference fo the original installations, given the passage of time, as a
standard.

(d)  Premium Expenses All premiums of insurance purchased by the Association
pursuant to these Bylaws shall be expenses of administration,

() Raceipt and Distribution of 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 distiibuted to the Association and the Co-owners and their
mortgagees, as their interests may appear; provided, however, that whenever repair or
reconsfruction of damaged poriiens of the Condominium shalt be required as provided
in Article V of these Bylaws, the insurance proceeds received by the Assoclation shall be
first applied to such repair or reconstruction unless the other provisions of the
Condominium Documents mandate ctherwise,

Section2.  Authority of Association to Maintain Insurance and Seitle Claims. Each Go-
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owner appoinis the Association as his true and lawful attorney-in-fact to act in connection with
all matters concerning the maintenance for all insurance for the Condominium Project, including
the insurance to be carried by such Co-owner under this Article IV, Saction 3 balow, if the Co-
owner fails to meet his respansibilities thereundar  The Asscciation as said attorney shall have
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full power and authaority to purchase and maintain such insurance, to collect and remit premiurmns
therefor, to collect proceeds and to distribute the same to the Association, the Co-owners and
respeciive mortgageaes, as their inferests may appear (subject to limiting or defining provisions
of the Condominium Documents), to execute releases of liability and to exacute all documents
and to do all things on behalf of the Asscciation and any of its Co-owner members as shall be
necessary to accomplish the foregoing. - o

Section3.  [nsurance Respansibilities of Co-Owners. £ach Co-ownershall be obligated
and responsible for:

(a)  Ohbtaining ali risk liability and property insurance {generally in the form of an HO(B)
policy, or such other specifications as the Association may prascribe or as may be
commonly extant from time to time, and herein sometimes referred to as "Co-owner's
Insurance"} with respect to the improvements, decorations and any other personal
nroperty in his Unit which have been added to the Standard Improvements defined (or to
be defined) in Section 1{c) of this Article [\/ or any other property contained within kis Unit
which is not covered by the Association's policy This provision shall not preclude the
Association from acquiring a blanket policy which covers the contents within a Unit under
terms and conditions acceptable to the Association and the insurance carrier.

{b)  Providing insurance coverage for alf risk liability for injury to property and persons
oceurring in the Unit to the limits prescribed from time to fime by the Board of Directors
of the Assaciation, but in amounts not less than $100,000.00 for damage to properiy and
$500,000 00 for injury fo parsons on a per event basis.

{c) Insuring his personat property located within his Unit or elsewhere on the
Condominium Project.

All Co-owner praperty insurance shall be carried in an amount equal to the maximum
insurable replacament value of said improvements, A Co-owner's failure fo fully insure his
contents shall be a risk which he solely carries Each Co-owner shall, on or before the annual

anniversary dates of the issuance of his Go-owners’ insurance, deliver cerlificates of suché-

insurance io the Associgtion. The Co-owner's policy of insurance_shall also name the
Association gnd such professional management agent as may be retained by the Association
plrsuant to Adicle XI, Section 5 below as insured parties under his liability coverage If a Co-
owner fails to obtain such insurance (which may be assumed to be the case if the Co-owner fails
to timely provide evidence thereof to the Association), the Association may obtain such
insurance on hehalf of such Co-owner and the premiums therefor (if not reimbursed by the Co-
owner on demand) shall constitute a lien against the Co-ownars's Unit which may be collected
from the Co-owner in the same manner that Association assessments may be collected in3
accordance with Article It herecf The Association shall under no circumsiance have any
obligation to obtain any of the insurance coverage described in this Section 3 orincur any liability
to any person for failure to do so. The Association may, on its own or through its paid agents,
maintain a roster of Co-owners's insurance setfing forth such relevant data as it deems helpful
and useful to monitor the implementation of this Section 3.
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The Co-owner's policy hereunder shall contain a thirly (30) day non-cancelable clause
with mandatory thirty (30) day notice of cancellation to be mailed to the Association.

Section 4.  Walver of Rights of Subrogation. The Association and all Co-owners shall
use thefr hest efforts to cause all property and liability insurance carried by the Association or
any Co-owner fo contain approptiate provisions whereby the insurer waives its right of
subrogation as to any claims against any Co-owner or the Association.

Section &8, Additional Insurance.  The Asscciation may, as an expense of
administration, purchase anumbrella insurance policy which covers any risk required hereunder
which was not covered due fo lapse or failurg {o procure

Section8  Modifications to Insurance Requirements and Criteria. The Board of
Directors of the Association may, with the consent of thirty-three and one-third (33-1/3%) percent
of the Co-owners, revise the types, amounts, provisions, speciiications and other provisions of
this Article IV, except where prohibited by the Act.

ARTICLE V
RECONSTRUCTION OR REPAIR

Section1.  Responsibility for Reconstruction or Repair. ifany pait of the Condominium
Premises shall be damaged as a result of fire, vandalism, weather or other natural or person
caused phenomeanen or casualty, the determination of whether or not it shall be reconstructed
or repaired, and the responsibility therefor, shall be as follows:

(a) General Common Elements. If the damaged property is a General Common
Element, the damaged property shall he rebuilt or repaired.

~

(by  Unit_or lmprovements Thereon I the damaged property is a Unit or an
improvement thereon or appurtenancsthereto, the Association shall expeditiously rebuild
and/for repair the damaged property fo the specifications set forih. in these Bylaws.
FPending rebuilding or repair, the Co-owner shall remove all debris and maintain the Unit
and Improvements thereon in a clean and sightly manner and in the best condition
reasonable efforis can achieve  The Co-owner shall be responsible for the determination
and coordingtion of the rebuilding of internal improvements beyond the Standard
Specifications established pursuant to Article [V, Section 1{c) above if the Co-ownar
elecis to exceed the Standard Specifications. The Association may reject any changes
to the Siandard Specifications which it deems not to be in the best interest of the
Condominium Project. No change to the exterior appearance of any building shall be
permitied. The Association and Ce-owner shall cooperate in coordinating their respective
repair and replacement responsibilities

Section2.  Repair in Accordance with Master Deed  Reconstruction or repair shall be
substantially in accordance with the Master Deed, the Condominium Subdivision Plan attached
thereto as Exhibit B, and the originzl plans and specifications for the Condominium as updated
by the published Standard Specifications
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Section3.  Association Responsibility for Repair. immediately after the occurrence of
a casualty causing damage fo property for which the Association has the responsibility of
maintenance, repair and reconsfruction, the Association shali obtain reliable and detailed
estimates of the cost fc place the damaged properiy in a condition as good as that existing
before the damags. If the proceeds of insurance are not sufficient to defray the estimated cost
of reconstruction or repair required to be performed by the Association, or if at any time during
such reconstruction or repair, or upon completion of such reconstruction or repait, the funds for
the payment of the cost thereof are insufiicient, assessment shall be made against all Co-owners
for the cost of reconstruction or repair of the damagead 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

Section4.  Timely Reconstruction and Renair. If damage to the Common Elements
adversely affects the appearance of the Condominium, the Association shall proceed with
replacement of the damaged property without délay,

Section5.  EminentDomain The following provisions shall controf upon ariy taking by
eminent domain:

{a)  Jaking of Unit or Improvements Thereon. Inthe event of any taking of all or any
portion of a Unit by eminent domain, the award for such taking shall be paid to the Co-
ownar of such Unit and the mortgagee thereof, as their interests may appear,
notwithstanding any provision of the Act fo the contrary. If a Co-owner's entire Unit is
taken by eminent domain, such Co-owner and his mortgagee shall, after acceptance of
the condemnation award therefor, be divested of all interest in the Gondominium Project.

{by  Taking of Common Elements Ifthere is any taking of any portion of the Common
Elements, 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 affirmative vote of more than 50% of the Co-owners shall determine
whether fo rebuild, repair or replace the portion so faken or to take such other action as
they deem appropriate

(c}  Continuation of Condominium After Taking. Inthe eventthe Condominium Project
continues after faking by eminent domain, then the remaining portion of the Candominium
Project shall be resurveyad and the Master Deed amended accordingly, and, if any Unit
shall have beentaken, then Article VI of the Master Deed shall also 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 Beard
of Directors without the necessity of execution or specific approval thereof by any Co-
OWner.

(d) Notification of Morigagees. In the event any Unit in the Condominium, or any
portion thereof, or the Common Elements or any portion thereof, is made the subject
maiter of any cendemnation or eminent domain preceeding or is otherwise sought to be
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{b)  Aesthetic and Archifectural Control in General. Subject to the fimitation stated
below, the Board of Directors of the Association, on its own initiative, acting through a
sub-committee of one or mare persons appointed by the Board with the Board's approvai,

may issue and enforce reasonable and uniform rules and regutations which deal with one
of more of the following:

(1)  Posting of "For Sale” signs;

(2)  The exterior appearance of exterior and interior {which are visible from the
exterior) windaow freatments;

{3} The display, maintenance or placement of any plants, furniture, decorations or any
other item on patios, balconies, porches or entry decks; provided that such rules
and regulations may prohibit the display or placement of items on porches and
eniry decks;

(4) The establishment and publication of Standard Specifications consistent with the
Condominium Documents for the rebuilding, repair or renovation of the exteriors
and infertors of each Unif and the Common Eiements;

(5)  Any other rules and regulations permitied by the Act and the Condominium
Documents which are reasonable and promulgated for the common benefit of the
Co-owners.

The Board of Directors may establish and publish other rules and regulations which deal
with the implementation of the criteria it establishes for architectural and aesthetic
contrals which shall be uniformly, fairly and reascnably applied. Any rule or regulation
adopted pursuant to this provision duiing the Development and Sales Period must first
be approved in writing by the Developer.

(c) General Rules and Regufations Reasonable regulations consistent with all laws
and the Condominium Documents concerning the use of the Common Elements,
inctuding any recreational facilities constructed within the Condominium, or the righis and
responsibilities of the Co-owners and the Association with respect to the Condominium
or the manner of operation of the Association and of the Condominium may be made and
amended from time to time by any Board of Directors of the Association, including the first
Beard of Directars {or its successors) prior to the Transitional Contro] Date  Copigs of all
such rules, regulations and amendments thereto shall be furnished to all Co-owners or
posted on a General Common Element. Any such regulation or amendment may be
revoked at any time by the affirmative vote of a majority of the Co-owners,

Section 3. Proscribed Activities. No hoxious or offensive activity shail be performed
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within any Unit or upon the Coemmon Elemenis, nor shall anything be done thereon that tends
to cause embarrassment, discomfort, annoyance or nuisance to the occupants or Co-owners's
of Units within the Condominium No charcoal gsills or grills using any other type of fuel, other
than propane gas, shall be used anywhere within the Condominium, including, without limitation,
on any balcony, patio orporch Al windows must have white-backed draperies or white-backed
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window treatments . All garage doors must be kept closed except when necessary for burposes
of ingress to and egress from the garage. There shail not be maintained any animal or device
orthing of any sort whose normai activities or existence is in any way noxious, noisy, dangerous,
unsightly, unpleasant or of a nature as may diminish or destroy the reasonable enjoyment of
Units. The Board of Directors of the Association shall be the final arbiter of whether a patiicular
animmal, device or thing is in violation of the foregoing restrictions No Co-owner shall da or
permit anything to be done or keep or permit to be kept in the Co-owner's Unit or on the
Comman Elements anything that will increase the cost of insurance on the Condominium withous
the written approval of the Association, and each Co-owner shall pay to the Association the
increased cost of insurance premiums resuliing from any such activity or the maintenance of any
such condition even if approved, which increased cost may be assessed {o and collected from
the Co-owner in the manner provided in Article il hereof

Section4  Animals or Pets No animals or fowl, except for no more than two (2)
househald pets, shall be kept or maintained on any Unit at any time and no dog shall be kept
on any Unit that exceeds forty (40} pounds in weight, fully grown. Any pets kept in the
Condominium shall have such care and restraint as not to be obnoxious on accouit of noise,
odor or unsanitary conditions. No savage or dangerous animal shall be kept No animal may
be permitted to run loose upon the Gornmon Elements, and any animal shall at all times be
attended by a responsible persan while on the Common Elements. Any person who causes or
permits an animal to be brought or kept on the Condominium property shall indemnify the
Association and hold it harmless for any loss, damage or fiability which the Association may
sustain as a resuit of the presence of such animal on the Condominium property. No doghouse,
dog run or pet shelter of any kind shail be installed or maintained on the premises of the
Condominium, including any General or Limited Common Element area

Section 5 Vehicles. No trailers, boats, aireraft, commercial vehicles, boat trailers,
boats, camping vehicles, camping traiters, snowmobile trailers, jet skis, jet ski trailers or other
recreational vehicles, or any other vehicles, other than passenger cars, passenger vans, pick-up
trucks or sport utilify vehicles shall be parked or maintained within the Condominium unless in
an attached garage included within a Unit. No vehicie that is used to promote a commercial
enterprise, or used in conneciion with such an enterprise, shall be parked In the Condominium,
or on any Unit, unless parked in a garage as provided above, except while making deliveries or
pickups in the normal course of business. No vehicle shall be parked on any portion of the roads
within the Condominium on an overnight basis or for an extended period of time. The
Association through its Board of Directors shall have the right to impose rules and regulations
regarding parking on the roads within the Condominium and such rules may impose time timits
far such parking.

Section 6. Signs, Advertising and Mailboxes. No commercial signs of any kind shall
be placed or maintained within or upen any tUnit except with the written permission of the Board
of Birectors or except as may be required by tegal proceedings  If such permission is granted,
the Board of Directors shal have the right to restiict the size, color and content of such signs.
The Develaper shall have the right to control or preciude the placement of any “for sale” sigh or
other advertiserment anywhere in the Condominium throughout the duration of the Development
and Sales Pericd and the Board of Directors shall have this same right thereafter. Any and all
mailboxes instalied within the Condominium shall throughout the Development and Sales Period
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conform to such standards as may be esiablished by the Developer and those standards shall

remain in effect after the Development and Sales Period uniess reasonably modified by the
Board of Directars.

Section?  Co-owner Mainfenance. Each Co-owner shall maintain his or her Unit and
any Limited Cormmon Elements appurtenant thereto for which the Co-owner has maintenance
responsibility in a safe, clean and sanitary condition. All vacant Units must be kept free of
debris, litter and trash and appropriate measures must be taken to protect such Units from winter
weather-caused damage. Each Co-owner shall be responsible for damages or costs to the
Association resulting from negligent damage to or misuse of any of the Common Elements by
the Co-owner or the Co-owner's family, guests, agents or invitees, unless such damages or
cosis are covered by insurance catried by the Association in which case there shall be no such
responsibilify, 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 o and collected
from the responsible Co-owner in the manner provided in Article II hereof

Section8.  Common Elements. The Common Elements shall not be obstructed in any
way nor shall they be used for purposes other than for which they are reasonably and absolutely
infended. No Co-owner may leave personal property of any description (including by way of
example and not limitation: bicycles, vehicles, sculptures or statues, chairs and benches)
unattended on or about the Common Eiements. Ne Co-owner may decorate or modify the
exterior of any building in the Condominium {said exteriors comprising General Common
Elements), except in accordance with rules adopted by the Association. (This limitation includes
the installation of lights and otheer decorations during holiday seasons.) Use of all Common
Elements may be limited to such times and in such manner as the Board of Directors shall
detertnine by duly adopted regulations.

Section9.  Alterations and Medifications of the Common Elements No Co-owner shall
make changes in any of the Common Elements, limited or general (including, without limitation,
the addition or removal of any plants, trees, shrubs or flowers), without the express written
approval of the Board of Directors {and the Developer during the Development and Sales
Period). The Board of Direciors may adopt reasonable rules permitiing the addition and
maintenance of plants and flowers to limited common element patio areas, entry decks, porches
and balconies situated within the Condominium. Except as specifically permitted in the Master
Deed and/or By-Laws, no Co-owner shall construct or maintain any improvement of any sort
upan any Generat or Limited Common Elements or cause or parmit any alteration or damage
to any natural area that might be included in the Condominium

Section 10, Weapons. Mo Co-owner shali use, or permit the use by any occupant,
agent, employee, invitee, guest or member of his or her family of any firearms, air rifies, pellet
guns, B-B guns, bows and arrows, sting shots, or other similar weapons, projectiles or devices
anywhere on or about the Condominium.

15

BRI

T



Section 11, Leasing and Rentsl

{a) Right to Lease. A Co-owner may lease or sell his Unit for the same purposes set
forth in Section 1 of this Article Vi; provided that written disclosure of such lease
transaction is submitied to the Board of Directars 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 liey
of foreclosure, no Co-owner shall lease less than an entire Unit in the Condominium and
no tenant shall be permitted o occupy except under a lease the initiat term of which is af
least six (6) months uniess specifically approved in writing by the Association. The terms
of all leases, accupancy agreements and occupancy arrangements shall incorporate, or
be deemed to incorporate, all of the provisions of the Condominium Documents. The
Developer may lease any number of Units in the Condeminium in its discretion. These
ieasing provisions may not be revised prior ta the Transitional Control Date without the
Developer's prior written consent Any revisions {o these leasing provisions shall be
subject to the limitation set forth in Article Vlil, paragraph (d) of the Master Deed.

(b Leasing Procedures. The leasing of Unis in the Condominium Project shall
conform to the following provisions:

(1) A Co-owner, including the Developer, desiring fo rent or lease a Unit, shall disclose
that fact in writing to the Association af least ten (10) days before presenting a
lease formio a potential lessee 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. if the Developer desires to rent Units before the
Transitional Confrol Date, Beveloper shall notify either the Advisory Committee or
each Co-owner in writing.

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

{3)  |ithe Agsociation determines that the tenant or non-owner cccupant has failed to
comply with the conditions of the Condominium Documents, the Association shall
take the following action:

{N The Association shall nofify the Co-owner by certified mail advising of the
alleged violation by the tenant

(it The Co-owner shall have fifteen (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

(iit) I after fifisen (15) days the Association believes that the alleged breach is
not cured or may be repeated, it may institute on its behalf or derivatively
by the Co-owners on behalf of the Assoctation, if it is under the conirol of
the Developer, an aclion for eviction against the tenant or non-cwner
occupant and gimultaneously for money damages in the same action
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against the Ce-owner and tenant cr non-gwner occupant for breach of the
conditions of the Condominium Documents. The relief provided for in this
subparagraph may be by summary proceeding The Assaciation may hold
both the fenant and the Co-owner liable for any damages to the General
Common Elements caused by the Co-owner or tenant in connection with
the Unit or Condominiurn Project.

(4) When a Co-owner is in ariears fo the Association for assessments, the
Association may give written notice of the arrearage to a tenant occupying a Co-
owner's Unit under a lease or rental agreement and the fenant, after receiving the
notice, shall deduct from rental payments due the Co-owner the arrearage andg
future assessments as they fall due and pay them fo the Association. The
deductions shall not constitute a breach of the rental agreement or lease by the
tenant. If the tenant, after being notified, fails or refuses to remit rent othenyise
due the Co-owner ta the Association, then the Association may taks the following
aciions:

(D The Association may issue a statutory notice to quit for ner-payment of rent
to the tenant and shall have the right to enforce that notice by summary
proceeding

(i} The Association may initiate proceedings for eviction and money damages
as described in subparagraph (3)(iif} above following the tenant's failure to
remit rent otherwise due within fifteen (15) days after issuance of natice by
the Association to the tenant by ceriified mail.

Section 12 Speglat Assessment Districts for Improvement of Dedicated Roads At
some time subsequent to the recording of the Master Deed, it may become necaessary to pave
of improve some or all of the roads within or adjacent to the Condominium Project. If any such
roads have been dedicated in accordance with Arficle Vil, paragraph (b} of the Master Deed,
such improvement may be financed, in whols or in part, by the creation of a special assessment
district or districts which may be comprised of or include the Condominium. The acceptance of
a conveyance or the execution of a land contract by any Co-owner shall constitute the
agreement of such Co-owner, his or her heirs, executors administrators or assigns that the
Board of Directors of the Association shall be vested with full power and autharity to abligate all
Co-owners to participate in a special assessment district, sign pefitions requesting said special
assessment, and consider and otherwise act on all assessment issuss on behalf of the
Association and all Co-owners with respect to any dedicated roads or streets; provided, that prior
to signature by the Asscciation on a petition for improvement of such public roads, the
desirability of said improvement shall be approved by an affirmative vote of not less than 51%
of all Co-owners. No consent of morigagees shall be required for'approval of said public road
Improvement. All road improvement assessmentis levied by any public taxing authority shall be
assessed in accordance with Section 131 of the Act.

Section 13, Non-Disturbance of Wetlands A portion of the land in the Condominium
is open space which includes wetland areas protected under Part 303 of the Natiral Resources
and Environmental Protection Act ("NREPA”), as amendad by Public Act No. 59 of 1995 These
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acquired by a condemning authority, the Association promptly shall so nofify each
institutional holder of a first morigage lien on any of the Units in the Condominium.

(e)  Aoplicability of the Act. To the extent not inconsistent with the foregoing
provisions, Section 133 of the Act shall confrol upon any taking by eminent domain.

Section 6.  Priority of Mertgagee inferests. Nothing contained in the Condominium
Documentis shall be construed to give a Co-awner or any ather party priority over any rights of
first mortgagees of Condeminium Units purstiant to their morigages in the case of a distribution
to Co-owners of insurance proceeds or condemnation awards for losses to or a taking of
Condominium Units and/or Commeoen Elements

Section 7. Noftification of EHLMC, FNMA, Efe. In the event any morigage in the
Condominium is held by the Federal Home Loan Mortgage Corporation ("FHLMGC"), Federal
National Morlgage Association (“"FNMA"), Government National Mortgage Association ("GNMA™),
the Michigan State Housing Development Authority ("MSHDA™, or insured by the Veterans
Administration ("VA"), Department of Housing and Urban Development ("HUD"),-Federal
Housing Association ("FHA") or any private or public mortgage insurance program, then the
Association shail give the aforementioned parties written notice, at such address as they may
frem time to fime direct, of any loss to or taking of the Common Elements of the Condominium
if the loss or taking exceeds Ten Thousand and 00/100 ($19,000.00) Dollars in amount or
damage to a Condominium Unit or dweliing covered by a mortgage purchased, held or insured
by them

ARTICLE VI
RESTRICTIONS

Section 1 Uses Permitted No Unit shall be used for other than single-family
residential purposes; provided, however, that from time to time a Unit may also be occupied by
a reasonable number of guests {(which may include aif of the members of another family). In no
event may any Unit be used as a residence for more than one family and no Unit shall be used
to conduct any business, trade or profession; provided, however, that any Co-owner may
maintain a professional library in a Unit, maintain personal records and conduct personal
business within a Unit, and participate in business or professional telephone calls from within the
Unit.

Section 2. Architectural and Aesthetic Control; Rules and Regulations

(a) Standards for Construction and Replacement of Improvements. During the
Development and Sales Period, any and all improvements constructed within the
Condeminium shall be constructed by the Developer or with the prior written approval of
the Developer. The approval of any improvement not constructed by Developer during
the Davelopment and Sales Period shall be within the sole and absoiute discretion of the
Developer for the purpose of ensuring that the Condorinium is developed as an
attractive residentiat development that is in harmony with its surroundings
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areas are shown on the Condominium Subdivision Plan. Under the provisions of Part 303 of
NREPA, activities affecting watland areas may only be undertaken after a permit has been
obtained from the Michigan Department of Environmental Quality. Restricted activities include
any disturbance of a wefland by depositing material in the wetland, dredging or removing
material from the wetland, draining water from the weltland and constructing, operating or
maintzining any use or development in the wetland. in order fo assure thaf no inadvertent
violations of the Part 303 of NREPA or any other applicable statute occur, no Co-owner may
disturb the wetland or wetland buffer areas contained in {he areas designated in the
Condominium Subdivision Plan as subject {o the Easemeant for Wetland Preservation resarved
in Article VIi of the Master Deed . In addition, no fertilizers or other toxic chemicals may be used
by the Co-owners which may, in the estimation of the Asscciation acting through its Board of
Directors, damage any wetlands which may be located within or bordering on the Condominium.
The Association may ban fertilizers or ioxic chemicals which may damage any such wetlands
from use in the Condominium

Section 14.  Non-Disturhance of Wefland Mitigation Areas. Porlions of the open space
areas located within the Condorinium have heen established as Wetland Mitigation Areas as
shown on the Condominium Subdivision Plan. Said mitigation areas (the *Mitigation Areas”) are
inciuded in the Easement for Wetland Preservation described in Section 13 immediately above
and are subject fo the resirictions set forth in that provision. In addition, any cutting of newly
established vegetation within the Mitigation Areas is expressly prohibited and, except for
chemicals specifically suited for the control of purple loosestrife (lythrum salicatia) and giant reed
grass (phragmites austrafis), no fertilizers, herbicides, insecticides, algicides, rodenticides, or
other toxic chemicais shall be applied to or used within the Mifigation Areas.

Section 15. Protected Woodlands A partion of the land in the Condominium includes
woodlands that are subject to regulation under the ordinances of Ypsilanti Township These
regulated woodland areas are designated as such on the Candominium Subdivision Flan. In
order to assure that no inadverient viclations of applicable Township ordinances regarding
protected woodlands occur, no Co-owner may causa or permit any tree or other vegetation
iocated within the areas designated on the Plan as protected woodlands o be cut or otharwise
disturbed.

Section 16. Use of the Pond and Other Recreafion Facilities. Due to the very shallow
nature of the pond located within the Condominium, no motorized craft of any sort shall be
faunched from any part of the Condominium or otherwise used on the pond Navigation of the
pond shall be limited to paddle boats, rowboats, cahoes, kayaks or windsurfers. Due {o the
shallowness of the pond adjacent to the shore land included in the Condominium, ne diving shall
be permitted from any fishing or swimming dock installed or maintained on or from such shore
land No Co-owner shall use or permit tha use of any portion of the Condorninium established
as a nature preserve area for any use other than hiking on established nature trails through such
area. The autharity to make rules and regulations accorded to the Board of Directors of the
Association in subsection 2(c) of this Article VI shall include, without limiting the same, the
authority to make reasonable rules and reguiations regarding the use of any recreation facilities
established or constructed as part of the General Common Elements of the Condominium,
including any clubhouse, swimming pocl, gazeboes, or any swimming, fishing or boating dock or
beach constructed or established on or within the shore land portion of the Condominium The
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Association, through its Board of Directors, may elect to maintain a limited number of paddie
boats, canoes or similar non-motorized craft for use by Co-owners and their guests, tenants or
invitees on such terms and conditions as may be deemed reasonable by the Board of Directors
or said Board of Directors may elect to rent or lease slips or docking spaces for small, non-
motorized craft to Co-owners pursuani to rules and regulations adopted by the Board of
Directors

Section 17 Resemved Rights of Developer.

(@)  Developer's Righis in Furtherance of Development and Sales. None of the
restrictions contained in this Article VI shall apply to the commercial activities or signs or
bililboards of the Developer with respect fo unoccupied Units owned by the Developer, or
of the Asseciation in furtherance of its powers and purposes  Notwithstanding anything
to the contrary elsewhere herein contained, untit all Units in the entire Condominium
Project are sold and conveyed by Developer, Developer shal have the right {o maintain
a sales office, a business office, a construction office, model units, stardge areas for
supplies and consiruction materials and reasonable parking incident to the foregoing and
such access to, from and over the Condominium as may be reasonable to enable
development and sale of the entire Condominium by the Developer.

(b)  Enforcement of Bylaws. The Condominium shali at afl imes be maintained in a
manner consistent with the highest standards of a first class, beautiful, serene, private
residential community for the benefit of the Co-owners and all persons having an interest
in the Condominiumn  If at any time the Association fails or refuses to carry out its
obligation to maintain, repair, replace or iandscape in a manner consistent with the
maintenance of such high standards, then the Developer, or any entity to which it may
assign this right, at its option, my elect to maintain, repair and or replace any Common
Elements and/or do any landscaping required by the Bylaws and charge the cost thereof
to the Association as an expense of administration. The Developer shall have the right
to enforce these Bylaws during the Development and Sales Perfod, which right of
enforcement shall include without limitation an action to restrain the Association or any
Co-owner from any activity prohibited by these Bylaws

{c} Developer's Assignment Rights. Any and all rights and powers of the Developer
that have been granted or reserved by law cr herein (or in any of the other Condominium
Documents) to Developer {including, without limitation, any right or power to approve or
to disapprove any act, use or proposed action or any other matter or thing) may be
assigned by Developer to any person or eniity, including, without limitation, the
Association Any assignment by Developsr must be evidenced by a written instrument
that must also be signed by the assignee to evidence the assumption by that assignee
of the rights of the Developer hereunder. Notwithstanding the foregoing, as of the
expiration of the Development and Sales Period, any and all of the rights hereunder of
Developer that have not been theretofore assigned by Developer will be deemed to have
heen assigned io and assumed by the Association; provided, howaver, that In no eveni
will Developer be deemed to have thereby assigned or in any other manner relinguished
any real property rights granted or reservaed to Developer or iis successors and assigns
in the Master Deed or in any other Condominium Docurnants or recorded Declarations,
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including, without fimitation, any access easements, utility easements or any other
easements created or reserved in the Master Deed, any of the other Condominium
Documents or any recorded Declaration (any of which may only be terminated by a
written instrument signed by Developer and recorded with the Washtenaw County
Register of Deeds).

(d) Method of Evidencing Developer's Approval. ANY APPROVAL, WAIER, OR
OTHER ACTION HEREUNDER BY DEVELOPER WILL NOT BE EFFECTIVE UNLESS
THAT APPROVAL, WAIVER, OR GTHER ACTION IS IN WRITING AND IS SIGNED BY
DEVELOPER. CO-OWNERS, THE ASSOCIATION AND ANY OTHER PERSONS OR
ENTITIES MAY NOT RELY UPON ANY APPROVAL, WAIVER, OR OTHER ACTION
HEREUNDER IF THAT APPROVAL, WAIVER, OR OTHER ACTION IS GRANTED OR
TAKEN BY ANY PERSON {INCLUDING, WITHOUT LIMITATION, ANY EMPLOYEES
OR REPRESENTATIVES OF DEVELOPER} OTHER THAN DEVELOPER. AGENTS,
EMPLOYEES, CONSULTANTS, ATTORNEYS AND OTHER REPRESENTATIVES AND
ADVISORS OF DEVELGPER ARE NOT LIABLE WITH RESPEGT TO ANY
APPROVALS, WAIVERS OR OTHER ACTIONS UNDER THE CONDOMINIUM

DOCUMENTS.
ARTICLE VIl
MORTGAGES, MORTGAGE INSURERS
AND MORTGAGE GUARANTORS
Section 1. Notice to Association. Any Co-Owner who mortgages his Unit shall nofify

the Association of the name and address of the mortgages, and the Association shall maintain
such information In a book entitled "Morigages of Units”. The Association may, at the written
request of a mortgagee of any such Unit, reportany 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 Condominium Project written notification of any defaultinthe performance of the obligations
of the Co-owner of such Unif that is not cured within sixty (60) days.

Section 2. Insurance The Assaciation 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. Nofification of Meetings. Upon request submitted to the Assaciation, any
institutional holder of a first mortgage lien on any Unit in the Condominium shafl be enfitled to
receive written notification of every meeting of the members of the Association and to designate
a representative to attend such meeting

Section4  Applicabifity to Mortgage Insurers and Guarantors. Any of the rights in the
condominium document which are granted to first mortgagees shall also be exiended fo insurers
and guarantors of such mortgages, provided that they have given the Association notice of their
interests. However, when voting rights are atfributed fo a mortgagee, only one vote may be cast
per mortgage as to the mergage in question regardless of the number of morigagees,
assignees, insurers and guarantors interested in the mortgage
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Section 5 Nofification of Amendments and Other Matters All holders of first
mortgages and insurers and guarantors thereof who have requested notice, are entitled to timely
written notice of. (a) any amendment affecting a unit in which they have an interest, (b) any
amendment affecting a change in the general common elements, or limited comron element
appuitenant to a unit in which they have an interest, (¢} a material change in the voting rights or
use of a unit in which they have an interest, (d) any proposed termination of the condominium,
{e) any condemnation or casualty loss which affects a materiat portion of the condominium or
a unit in which they have an interest ot (f) any lapse, cancelfiation or material modification of any
insurance policy maintained by the Association

ARTICLE Vil)
VOTING

Section 1 Vole. Except as limited in these Bylaws, sach Co-owner shall be entitled
¢ one voie for each Condominium Unit owned.

Section 2. Eligibility to Voie. No Co-owner, other than the Developer, shall be entitied
to vote at any meeting of the Associafion untit he has presented evidence of ownership of a Unit
in the Condominiurn Project {o the Assoclation. Except as provided in Article X!, Section 2 of
these Bylaws, no Co-owner, other than the Developer, shall be entitled to vote prior to the date
ofthe 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 VIil below or by a proxy given by such
individual representative  The Developer shalt be the only person entitled to vote at a meeting
of the Assaciation until the First Annual Meeting of members and shall be entitied to vote during
such period notwithstanding the fact that the Developer may own no Units at some time or from
time to time during such period At and after the First Annual Meeting the Developer shalt be
entitled to one vote for each Unit which it owns.

Seclion 3. Designation of Voling Representative. Each Co-owner shall file a written
notice with the Assaciation designating the individual representative who shall vote at mestings
of the Asscciation and receive all notices and other communications from the Association on
behaif of such Co-owner. Such notice shall state the name and address of the individual
representative desighated, 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, parinership,
association, trust ot 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 fime by filing a new notice in the manner herein provided.

Section 4 Quorum. The presence in person or by proxy of thirty-five {35%) percent
of the Co-owners qualified to vote shall constifute a quorum for holding a meeting of the
members of the Association, except for voting on questions specifically required by the
Condominium Documants to require a greater quorum. The written vote of any person furnished
at or prior to any duly called meefing at which meeting sald person is not ctherwise present in
person or by proxy shall be counted in determining the presence of a quorum with respect to the
question upon which the vete s cast
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Section 5. Voting Votes may be cast only in person or in 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 Asscciation. Cumulative voting shall not
be permitted.

Section8.  Majority A majerity, except where gtherwise provided harein, shall consist
of more than fiity (50%) percent of thase qualified to vote and present in person or by proxy {or
written vote, if applicable) at a given meeting of the members of the Association. Whanever
provided spegcifically herein, a majority may be required to exceed the simple majarity
hereinabove set forth

ARTICLE X
MEETINGS

Section 1 Plage of Meeting. Meetings of the Association shall be held at the principal
office of the Association or af such other suitable place convenient to the Co-owners as may be
designated by the Board of Directors. Meetings of the Asscciation shall be conducted in
aceordance with Sturgis Code of Parliamentary Procedure, Roberts Rules of Order or some
other generally recognized manual of parliamentary procedure, when not otherwise in conflict
with the Condominium Documents (as defined in the Master Deed) or the laws of the Staie of
Michigan.,

Section 2 First Annual Meeting. The First Annual Meeting of members aof the
Association may be convened only by the Developer and may be called at any time after more
than fifty (50%) percent of the fotal number of Units that may be created in the Candominium
have been sold and the purchasers thereof qualified as members of the Association. In no
avent, however, shall such meeting be called later than one hundred twenty (120) days after the
conveyance of lagal or equitable tille to non-developer Co-owners of seventy five (75%) percent
of the total number of Units that may be created in the Condominium, or fifty four (54) months
after the first conveyance of legal or equitable title to a non-devaloper Co-owner of a Unit in the
Condominium Project, whichever first occurs. Devaloper may call meetings of members for
informative or other appropriate purposes prior to the First Antual Mesting of members and no
stich 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 ten (10) days' written
notice thereof shall be given to each Co-owner. '

Section 3 Annual Meetings. Annual meetings of members of the Association shall be
held on a date chosen by the Board of Directors of the Association in each succeeding year after
the year in which the First Annual Meating Is held, at such time and ptace as shall be determined
by the Board of Directors; provided, however, that the second annual meeting shall nct be held
sooner than eight (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 accerdance with the
requirements of Article X1 of these Bylaws. The Co-owners may also transact at annual
meelings such other business of the Association as may properly come before them
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Section 4. Special Megtings. It shall be the duty of the President fo calf a special
meeting of the Co-owners as directed by resolution of the Board of Directors or upon a peiition
signed by one third (1/3) of the Co-owners presanted to the Secretary of the Association. Nofice
of any special mesting shall state the tims and place of such meeting and the purposes thereof
No business shall be transacted &t a special meeting except as stated in the natice.

Section 5. Notice of Meetings. It shall be the duty of the Secretary (or other

Association officer in the Secratary's absence) to serve a notice of each annual or special
meeting, stating the purpose thereof as well as the time and place where it is to be held, upon
each Co-owner of record, at least ten (10) days but not more than sixty (60} days prior to such
meeting The 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 VI, 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  Adiournment 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 forty ight (48) hours from the time the original mesting was called.

Section 7.  Order of Business The order of business at all meetings of the members
shalt be as follows: {a) roli call fo determine the voting power represented at the meeting; (b}
proof of notice of meeting or waiver of notice; (¢} reading of minutes of preceding meeting; (d)
reports of officers; (e} reports of committees; {f) appointment of inspectors of election (at annual
meetings or special meetings held for the purpose of electing Directors or officers); (g) election
of Directors (at annual mesting or special meetings held for such purpose); (h) unfinished
business; and (i) new business. Meetings of members shall be chaired by the most senior
officer of the Association present at such mesting. For purposes of this Section, the order of
seniority of officers shall be President, Vice President, Secretary and Treasurer

Sectien 8. Action Without Meeting Any action which may be taken ata meeting of the
members (except for the slection or removal of Dirsctors) may be taken without a mesting by
written bailot of the members. Ballots shall be solicited in the same manner as provided in
Section 5 for the giving of notice of meetings of members. Such solicitations shall specify (a)
the number of responses needed to meet the quorum 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 wiitten 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 (if) a number of approvals which equals or exceeds the number of votes which
woudd be required for approval if the action were taken at a meeting at which the total number
of voles cast was the same as the total number of ballots cast

Section 9 Censeniof Absentees The transactions atany meeting of members, either
annual or special however catied and noticad, shall be as valid as though made at a meeting
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duly held after regular call and notice, if a quorum is present either in person or by proxy; and
if, either before or after the meeting, each of the members not present in person or by proxy,
signs a written waiver of notice, or a consent fo the holding of such meeting, or an approval of
the minuies thereof Ali such waivers, consents or approvals shalf be filed with the corporate
records or made a part of the minutss of the meeting

Section 16. Minutes, Presumption of Notice. Minutes or a similar record of the
procesdings of meetings of members, when signed by the President or Secretary, shall be
presumed to evidence the matiers 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
ADVISORY COMMITTEE

Within one year after conveyance of legal or equitable title to the first Unit in the
Condominium to a purchaser or within one hundred fwenty {120} days after convéyance to
purchasers of cne third {1/3) of the tofal number of Units which may be created in the
Condominium, whichever first cccurs, the Developer shall cause to be established an Advisory
Commitlee consisting of at least three {3) non-developer Co-owners. The Committee shall be
established and perpetuated in any manner the Developer deems advisable except that ifmore
than fifty (50%) percent of the non-developer Co-owners petition the Board of Directors for an
slection fo select the Advisory Committee, then an election for such purpose shall be held. The
purpose of the Advisory Committee shall be tofacilitate communications between the temporary
Board of Directors and the other Co-owners and o aid in the transition of control of the
Association from the Developer fo purchaser Co-owners. The Advisory Commitiee shall cease
to exist automaticaily when the non-developer Co-owners have the voting strength to elect a
majority of the Board of Directors of the Association. The Developer may remove and replace
at its discretion at any time any member of the Advisory Committee who has not been elacted
thereto by the Co-owners.

ARTICLE Xl
BOARD OF DIRECTORS

Section 1 Mumber and Qualification of Directors The Board of Directors shall be
comprised cf 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 Board
of Directors  Directors shall serve without compensation

Section 2 Election of Direclors

(a) First Board of Directors. The first Board of Directors, or its successors as selected
by the Developer, shall manage the affairs of the Association until the appointment of the
first non-developer Co-owners to the Board. Elections for non-developer Co-owner
Directors shall be held as provided in subsections (b} and (c) below
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(b} Appointment of Non Developer Co-owners 1o Board Prior to First Annual Meeting.
Not later than one hundred twenty (120) days after conveyance of legal or equitable fitle
to nen-Developer Co-owners of fwenty five (25%) percent in number of the Units that may
be created, one of the five (5) Directors shall be selected 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 in number of the Units that may be
created, two (2) of five (5) directors shall be elected by non-Developer Co-owners. When
the required number of conveyances has been reached, the Developer shall notify the
non-Beveloper Co-owners and request that they hold a meeting and elect the required
Director. Upon certification by the Ca-owners to the Developer of the Director so elected,
the Developer shall then immediately 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 incapaciiated

{c}  Election of Directors at and After First Annual Meefing.

{1} Not later than one hundred twenty (120} days afler conveyance of legal or
equitable title to non-developer Co-owners of seventy five (75%) percent ir
number of the Units that may be created, the non-Developer Co-owners shall elect
ali Directors on the Board, except that the Developer shall have the right to
designate at least one (1) Director as long the Units that remain to be created and
canveyed equal at least ten (10%) percent of all Units in the Condominium.
Whenever the required conveyance level is achieved, a meeting of Co-owners
shall be promptly convened to efiectuate this provision, even if the First Annual
Meeting has already cccurred

(2) Regardiess of the percentage of Units which have been conveyed, upon the
expiration of fifty four (54) months after the first conveyance of legal or equitable
title to a non -Developer Co-owner of a Unit in the Condominium Project, the non-
Developer Co-owners have the right to elect a number of mambers of the Board
of Directors equal to the perceniage of Unifs they own, and the Developer has the
right to elect a number of members of the Board of Directars equal to the
percentage of Unils which are owned by the Developer and for which all
assessments are payable by the Developer. This election may increase, but shall
not reduce, the minimum slection and designation rights otherwise established in
subsection (1) Application of this subsection does not require a change in the
size of the Board of Directors.

{3) 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 (2), 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)
Tesults in a right of non-Developer Co-owners to elect a fractional number of
members of the Board of Directors, then a fractional election right of 3 5 or greater
shall be rounded up to the nearest whole number, which numher shall be the
aumber of members of the Board of Directors that the non-Developer Co-owners
have the right fo elect. After application of this formula the Daveioper shall have
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the right to elect the remaining members of the Board of Directors. Application of
this subsection shall not eliminate the right of the Developer to designate one (1)
Director as provided in subsection (1}

{4)  Atthe First Annual Meeting, three (3) Directors shall be elected for a term of two
{2) years and two (2) Directors shall be elected for a term of one (1) year. Atsuch
meeting all nominees shall siand for election as one slate and the three (3)
persons reseiving the highest number of votes shall be elected for a term of two
(2) years and the two (2) persans receiving the next highest number of votes shall
be elected for a term of one (1) year. At each annual meefing held thereafter,
either three (3) or two (2) Directors shall be elected depending upon the number
of Directors whose ferms expire. Afler the First Annual Meeting, the tenm of office
{except for two (2) of the Directors elected at the First Annual Meeting) of each
Director shall be two (2) years. The Directors shall hold office until their
successors have been elected and hold their first meeting

{8)  Once the Co-owners have acquired the right to elect a majority of the Board of
Directors, annual meetings of Co-owners to elect Direciors and conduct other
business shall be held in accordance with the provisions of Article X, Section 3
hereof

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

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

(a) Tomanage and administerthe affairs of and fo maintain the Condominium FProject
and the General Cammon Elements thereof;

(b)  Tolevyand collect assessments from the members of the Association and fo use
the proceeds thereof for the purposes of the Association;

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

{d) To rebuild improverments after casualty;

{e)  To contract for and employ persons, firms, corporations or other agents to assist
in the management, aperation, 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
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Condominium and easements, rights-of-way and licenses) on behalf of the Association
in furtherance of any of the purposes of the Association;

(1)  To borrow money and isste evidences of indebtedness in furtherance of any or
all of the purposes of the Association, and to secure the same by mortgage, pledge, or
other lien on property owned by the Association; provided, howsver, that any such action
shall also be approved by affirmative vote of seventy five (75%) percent of all of the
members of the Association in number and in valusg;

(h)  Tomake rules and regulations in accordance with Article VI, Section 2(b) and (c)
of these Bylaws and to maintain and operate such recreation facilities as may be
constructed or established as General Common Elements of the Condaminium:

{ To establish such cominitiees as it deems necessary, convenient or desirable and
to appoint persons thersto for the pumpose of implementing the administration of the
Condoeminium and to defegate to such committees any functions or responsibilities which
are not by law or the Condominium Documerys required to be performead by the Board;
and

i To enforce the provisions of the Condominium Documents.

Section 5 ManagementAgent The Beard of Directors may employ forthe Association
a professional management agent (which may include the Developer or any person or entity
related thereto) at reasonable compensation established by the Board to perform such duties
and services as the Board shall authorize, including, but not limited to, the duties listed in
Sections 3 and 4 of this Articie, and the Board may delegate to such management agent any
other duties or powers which are noi by law or by the Condominium Documents required to be
performed by or have the approval of the Board of Direcicrs or the members of the Association.
In no event shall the Board be authorized fo enter info 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 three (3) years or which is not terminable by
the Assoclation upon ninety (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. Vacangies. Vacancies in the Board of Directors which ocour after the
Transitionai 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 vole of the majority of the remaining
Directors, even though they may consiitute less than a guorum, except that the Developer shall
ba solely entitled io fill the vacancy of any Director whom i is permitted in the first instance to
designate Each person so elected shall be a Director until a successor is elected at the next
annualmeeting of the members of the Association. Vacancies among non-Developer Co-owner
elected Directors which oceur 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,

Section 7 Removal At any regular or special meeating of the Association duly called
with due notice of the removal action proposed to be taken, any one or more of the Directors
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may be removed with or without cause by the affirmative vote of more than fifty (50%) percent
of all of the Co-owners qualified to vote and a successor may then and there be elected to il
any vacancy thus created. The quorum requirement for the purpose of filling such vacancy shall
be the normal thirty five (35%) percent requirement set forth in Article Vill, Section 4 Any
Director whose removal has been proposed by the Co-owners shall be given an apportunity to
be heard at the meeting The Developer may remove and replace any or all of the Directors
selected by i at anytime or from time to time in ifs sole discretion. Likewise, any Director
selscted 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.

Section 8 First Meeting The first meeting of a newly elacted Board of Direcfors 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 nofice 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$.  RegularMeetings Regular meetings of the Board of Directors may be held
at stch times and places as shall be determined from time to time by a majority of the Directors,
but at least two (2) such mestings shall be held during each fiscal year. Notice of regular
meetings of the Board of Directors shall be given fo each Dirsctor personally, by mail, telephone,
telefax or electronic mail, at loast ten (10) days prior to the date named for such meeting

Section10. SpecialMeetings. Special meetings ofthe Board of Directors may be called
by the President on three (3) days notice to each given personally, by mail, telephone, telefax,
orelectronic mail, 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 (2) 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 fo 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 shail be required and any business may be
transacted at such meeting.

Section 12 Quorum, At all maetings of the Board of Directors, a majority of the
Directors shall constitute a quorum for the transaction of business, and the acts of the majority
of the Directors present at a meeting at which a quorum is present shall be the acts of the Board
of Directors. If, at any meeting of the Board of Directors, there be less than a quorum present,
the majority of those present may adjourn the meeting to a subsequent time upon twenty four
(24) hours prior written notice delivared to all Directors not present At any such adjourned
meeting, any business which might have been transacted at the meefing as originally calied may
be transacted without further notice The joinder of a Director in the action of a meeting by
signing and concurring in the minutes thereof, shall constitute the presence of such Director for
purpeses of determining a quorum
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Section 13, First Board of Directors. The actions of the first Baard of Directors of the
Association or any sueccessors thereto selsctad before the Transitional Conirel Date shall be
binding upon the Association so long as stich actions are within the scope of the powers and
duties which may be exercised generally by the Board of Directors as provided in the
Condominium Documents.

Section 14.  Fidelity Bonds. The Board of Directors shall require that all officers and
employees of the Association handling or responsible for Association funds shall furnigh
adequate fidelity bonds The premiums on such bonds shall be expenses of administration.

ARTICLE XII
OFFICERS

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

(@)  President. The President shall be the chief executive officer of the Association,
He shali 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
Fresident of an association, including, but nat limited to, the power to appeint 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.

(B)  Mige President. The Vice President shall take the place of the President and
perform his duties whanever the President shall be absent or unableto act K neither the
President ner the Vice Presiderit is able to act, the Board of Directors shall appoint some
other member of the Board to so do on an interim basis. The Vice President shall also
perform such other duties as shall from fime to time be imposed upon him by the Board
of Directors.

{¢)  Secrefary The Secretary shall keep the minutes of all meetings of the Board of
Directors and the minutes of ail meetings of the membets 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 shalt, in general, perform all duties incident to the office of
the Secretary

(d)  Treasurer. The FTreasurer shall have responsibility for the Association's funds and
securities and shall be responsible for keeping full and accurate accounts of all receipts
and disbursements in books belonging to the Association He shall be responsible forthe
deposit of alf monies and other valuable effects in the name and fo the cradit of the

Association, and in such depositories as may, from time to time, be designated by the -

Board of Directors
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Section2  Elsction. The officers of the Association shall be elected annually by the
Board of Directors at the arganizational meeting of each new Board and shall hold office at the
pleasure of the Board.

Section 3.  Remgval 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 succassor elected
at any reguiar meeting of the Board of Directers, or at any special maeting of the Board called
for such purpose. No such removal action may be taken, however, unless the matter shal 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.

Section4.  Duties  The officers shall have such other dutiss, powers and
responsibilities as shall, from time to time, be authorized by the Board of Directors.

ARTICLE X1If
SEAL

The Association may (but need not} have a seal. If the Board determines that the
Association shall have a seal, then it shall have inscribed thereon the name of the Assaciation,
the words “corporate seal”, and "Michigan™

ARTICLE XIV
FINANCES

Section ©  BRecords. The Assaciation shail keep detailed books of account showing
all expenditures and receipts of administration, and 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 shali be
open for inspection by the Co-owners and their mortgagees during reasonahle working hours.
The Association shall prepare and disfribute fo each Co-owner at least once a year a financiat
statement, the contents of which shall be defined by the Association Thebooks of account shall
be audited at least annually by qualified independent auditors; provided, however, that such
auditors need not be certified public accountants nor does such audit need to be a certified
audit 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 ninety (90) days
following the end of the Assodiation's fiscal year upon request therefor. The costs of any such
audit and any accounding expenses shall be expenses of administration.

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

Section 3. Bank. Funds of the Association shall be initially deposited in such bank or
savings association as may be designated by the Direciors and shali 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 fime to time in accounts
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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 or their current
statutory successors and may aiso 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 indemuified by the Association
against all expenses and liabiiities, including actual and reasonable counsel fees and amounts
paid in settlernent, incurred by or imposed upon him in connection with any threatened, pending
or completed action, suit, or proceeding, whether civil, criminal, administrative, or investigative
and whether formal or informal, 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 fime such expenses are incurred, except as otherwise prohibited by
law; provided that, in the event of any claim for reimbursement or indemnification heraunder
based upon a seiflement by the Director or officer seeking such reimbursement or
indemnification, the indemnification herein shall apply only if the Board of Directors {with the
Director sesking reimbursement abstaining) approves such settlement and reimbursement as
being in the best interest of the Association, The foregoing right of indemnification shall be in
addition to and not exclusive of all other rights to which such Director or officer may be entitled.
Al least ten (10} days prior to payment of any indemnification which it has approved, the Boasd
of Directors shall notify all Co-owners thereof. Further, the Board of Directors is authorized to
carry officers' and directors' iability insurance covering acts of the officers and Directors of the
Assodiation in such amounts as it shall deem appropriate

ARTICLE XV!
AMENDMENTS

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

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

Seclion3.  Bythe Co-owners These Bylaws maybe amended by the Co-owners at any
regular annual mesting or a special meeting called for such purpose by an affirmative vote of not
less than sixty six and two thirds {(66-2/3%) percent of all Ce-owners No consent of morigagees
shall be required fo amend these Bylaws unless such amendment wouid materially alter or
change the rights of such mortgagees, in which event the approval of sixty six and two thirds (66-
2/3%) percent of the mortgagees shall be required, with each mortgagee ta have ane vote for
each first mortgage held

Section 4 By Developer Prior to the Transitionai Control Date, these Bylaws may be
amended by the Developer without approval from any other person so long as any such
amendment does not materiaily alter or change the fight of a Co-owner or mortgagee.
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Section 5. When Effective Any amendment to these Bylaws shail bacome effactive
upon recording of such amendment in the office of the Washtenaw County Register of Deeds

Section6  Binding A copy of each amendment to the Bylaws shall be furnished to
every member of the Association after adeption; provided, however, that any amendment to
these Bylaws that is adopted in accordance with this Article shall be binding upon all persons wiho
have an intetest in the Condominium Project irrespective of whether such persons actually
raceive a copy of the amendment.

Section 7. Approval of the Township of Ypsilanti. Any amendment to these Bylaws
which affeots the conditions imposed on the Condominium by the Township of Ypsilanti or the
rights of the Township shall require the prior written consent of the Township, which consent will
not be unreasonably withheld.

ARTICLE XVH
COMPLIANCE

The Association and all present or future Co-owners, tenants, future fenants, or any other
persons acquiring an inferest in or using the Condaminium 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 raiified. In the event the
Condominium Documents condlict with the provisions of the Act, the Act shall govern

ARTICLE Xvlif
DEFINITIONS

All terms used herein shall have the same meaning as set forth in the Master Desd to
which these Bylaws are attached as an Exhibit or as set forih 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
Candominjum Documents shall be grounds for relief, which may include, without intending to lirnit
the same, an action to recover sums due for damages, injunctive relief, foreclosure of lien (if
default in payment of assessment) or any combination thereof, and such relief may be sought
by the Association or, if appropriate, by an aggrieved Co-owner or Co-owners.

Seclion 2 Recovery of Costs. Inany proceeding arising because of an alleged default
by any Co-owner, the Association, if successful, shall be entitled o recover the cosis 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 fo recover such attorney's
fees.
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Section 3.  Removal and Abatement  The violalion of any of the provisions of the
Condominium Documents shall also give the Association or its duly authorized agents the right,
in addition to the rights set forth above, to enter upon the Common Elements, where reasonably
necessary, and summarily remove and abate, at the expense of the Co-owner in viclation, any
structure, thing or condition existing or maintained conirary to the provisions of the Condominium
Documents. The Association shall have no ligbility to any Co-owner arising out of the exercise
of its removal and abatement powes authorized herein.

Section4, Assessment of Fines The violation of any of the provisions of the
Condominium Documents by any Co-owner shaki be grounds for assessment by the Association,
acting through its duly constituted Board of Directors, of monetary fines for such violations. No
fine may be assessed uniess in accordance with the provisions of Article XX below

Section 5. Nop-Waiver of Right The failure of the Association or of any Co-owner to
enforce any right, provision, covenant or candition which may be granted by the Condominiutn
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. Cumulstive Rights, Remedies and Privileges. Al 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 shali 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 exercising such
other and additional rights, remedies or privileges as may be available {o such party atlaw orin
equily

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

ARTICLE XX
ASSESSMENT OF FINES

Secltioni.  General. Theviolation by any Co-owner, occupant or guest of any provisions
of the Condominium Documents including any duly adopted rules and regulations shall be
grounds for assessment by the Association, acting through its duly constituied Board of Rireciors,
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 personaj actions or the actions of his
family, guests, tenants or any ather parson admitted through such Co-ownerto the Condominium
Premises.

Section 2 Procedures.  Upon any such violation being alleged by the Board the
following procedures will be followed:
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@  Nofice. Notice of the violation, including the Condeminium Doctanent provision
violated, together with a description of the factual nature of the alleged offense set forth
with such reasonable specificity as will place the Go-owner on notice as to the violation,
shall be sent by first class maill, postage prepaid, or personally delivered o the
representative of said Co-owner at the address as shown in the notice reguired to be filed
with the Association pursuant ta Article VIil, Section 2 of these Bylaws.

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

{c}  Default Faiiure to respond to the Notice of Violation 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 oeccurred
The Board's dacision is final.

Section3  Amounis Upon violation of any of the provisions of the Candominium
Documents and after default of the offending Co-owner or upen the decision of the Board as
recited above, the following fines shall be levied:

(a)  First Violation No fine shall be leviad.

(b}  Second Violation A fine of Seventy-Five Dollars ($75.00).

(c}  Third Violation. A fine of One Hundred Dollars ($100 00).

(d} FEourth Viclation and Subsequent Viclations. A fine of One Mundred and Fifty
Doliars ($150 00) for each violation

The Association, acting through its Board of Directors, may increase or decrease the fine
schedule set forth above by Board resoclution after giving priot writfen notice to the Co-owners of
the proposed change. The resolution and a proof of notice shall then be recorded in the
Washtenaw County Records and the new schedule shall be effective upon recording.

Section4  Collection. Fines levied pursuant fo 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-
ownerto all liabilities set forth in the Condominium Documents including, without limitation, those
desacribed in Article [ and this Article XX of these Bylaws
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ARTICLE XXI
JUDICIAL ACTIONS AND CLAIMS

Actions on behaif of and against the Co-owners shall be brought in the name of the
Association.  Subject to the express limitations on actions in these Bylaws and in the
Association’s Articles of Incorporation, the Associafion may assert, defend or setfle claims on
behalf of all Co-owners in connection with the Common Elements of the Condominium. As
provided in the Articles of Incorporation of the Association, the commencement of any civil action
(other than one to enforce these Bylaws or collect delinquent assessments) shali require the
approval of a majority in number and in value of the Co-owners, and shall be governed by the
requirements of this Article. The requirements of this Arlicle will ensure that the Co-ocwners are
fully informed regarding the prospects and likely costs of any civil actions actually filed by the
Associafion. These requirements are imposed in order to reduce both the cost of litigation and
the risk of improvident litigation, and in order to avoid the waste of the Association’s assets in
fitigation where reasonable and prudent alternatives to the lifigation exist Each Co-owner shall
have standing to sue to enforce the requirements of this Ardticle. The following procedures and
requirements apply to the Association’s commencement of any civil action other than an action
to enforce these Bylaws or to collect delinquent assessments:

Section §.  Board of Directors’ Recommendation to Co-owners. The Assoclation's
Board of Directors shall be responsible in the first instance for recommending to the Co-owners
that a ¢ivil action be filed, and supervising and directing any civil actions that are filed

Section 2. Litigation Evaluation Meeting. Before an attorney is engaged for purposes
of filing a civil action on behalf of the Association, the Board of Directors shall call a special
meaeting of the Co-owners (“litigation evaluation meeting”) for the exprass purpose of evaluating
the merits of the propased civil action. The written nofice to the Co-owners of the date, time and
ptace of the litigation evaluation meeting shali be sent to all Co-owners not less than twenty (20)
days before the date of the meafing and shall including the following information copied onto 8-
1/2" x 11" paper:

(@) A certified resotution of the Board of Directors setting forth in detail the
congerms of the Board of Directors giving rise to the need to file a civil action and further
certifying that:

(i it is in the best interests of the Association to file a lawsuit;

(i) that at least one member of the Board of Directors has personaily
made a good faith effort to negotiate a seftlement with the putative defendant(s) on
behalf of the Assoctation, without success;

(i) litigation is the only prudent, feasible and reasonable alternative; and

(ivy the Board of Directors’ proposed attornsy for the civil action is of the

wiilten opinion that litigation is the Association's most reascnable and prudent
alternative
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(by A written summary of the relevant experience of the attorney (Mitigation
attornay”) the Board of Directors recommends be refained to represent the Association
inthe proposed civil action, including the following information: (i) the number of years the
{litigation attorney has practiced law; end {ii) the name and address of every condominium
and homeowner association for which the attorney has filed a civil action in any court,
iogether with the case number, county and court in which each civil action was filed

(e}  The liligation attorney’s written estimate of the amount of the Association’s
likely recovery in the proposed lawsuit, net of iegal fees, court costs, expert withess fees
and all other expenses expected to be incurred in the litigation.

(d)  Thelitigation attorney’s written estimate of the cost of the civil action through
a trial on the merits of the case (“total estimated cost”}. The total estimated cost of the
civil action shall including the lifigation attorney’'s expected fees, court costs, expert
witness fees, and all other expenses expected o be Incusred in the civil action.

(e} The litigation attorney’s proposed wiitien fes agreement

{f) The amountio ba specially assessed against each Unit in the Condominium
1o fund the estimaied cost of the civil action both in total and on a monthly per Unit basis,
as required by Section 6 of this Aricle .

Section3.  Independent Experi Opinian. If the lawsuit relates to the condition of any of
the Common Elements of the Condominium, the Board of Directors shall obtain a written
independent expert opinion as to reaseonabie and practical alternative approaches to repairing
the problems with the Common Elements, which shall st forth the estimated cosis and expected
viabiiity of each alternative. In obfaining the independent expert opinion required by the
preceding sentence, the Board of Directors shall conduct its own investigation as to the
qualifications of any expert and shall not retain any expert recommended by the litigation afforney
or any cther atiorney with whom the Board of Directors consults. The purpose of the
independent expert opinion is to avoid any potential confusion regarding the condition of the
Common Elements that might be created by a report prepared as an instrument of advocacy for
use in a civil aclion. The independent expert opinion will ensure that the Co-owners have a
realistic appraisal of the condition of the Common Elements, the likely cost of repairs to or
replacement of the same, and the reasonable and prudent repair and replacement alternatives.
The independent expert opinion shall be sent to all Co-owners with the written notice of the
litigation evaluation mesting.

Section4.  Fee Agreementwith Litigafion Aftorney. The Association shailhave a written
fee agreemeant with the litigation attorney, and any other attorney retained to handle the proposed
civil action. The Association shali not enfer into any fee agreement that is a combination of the
retained attorney’s hourly rate and a contingent fee arrangement unless the existence of the
agreement is disclosed to the Co-owners in the text of the Asscciation's written notice to the Co-
ownars of the litigation evaluation meeting.

Section 5 Co-owner Vote Required. Atthe litigation evaluation meeting the Co-ownars
shall vote an whether to authorize the Board of Directors to proceed with the propoesed civil action
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and whether the matter should be handled by the litigation atiorney The commencement of any
civil action by the Association (other than a suit to enforce these Bylaws or ¢ollect delinquent
assassments) shall require the approval of a majority in number and in value of the Co-owners.
Any proxies to be voted at the litigation evaluation meeting must be signed at least seven (7)
days prior to the litigation evaluation meeting. Notwithstanding any other provision of the
Condominium Documents, nolitigation shall be initiated by the Association against the Developer
until such litigation has been approved by an affirmative vote of seventy-five (75%) percent of all
members of the Association in number and value attained after a iitigation evaluation meeting
held specifically for the purpose of approving such action.

Section€.  Litigation Special Assessment. All legal fees incurred in pursuit of any civil
action that is subject to Sactions 1 through 10 of this Article shall be paid by special assessment
of the Co-owners (“fitigation special assessment”). The litigation special assessment shall be
appraved at the litigation evaluation meeting {or any subsequent duly calied and noticed meeting)
by a majority in number and in value of all Co-owners in the amount of the estimated total cost
of the civil action. If the litigation attorney proposed by the Board of Directors is not retained, the
litigation special assessment shall in an amount equal fo the estimated total cost of the civil
action, as estimated by the attorney actually retained by the Association. The litigation special
assessment shall be apportioned ic the Co-owners in accordance with their respective
percentage of vaiue interests in the Coendominium and shall be collected from the Co-owners on
amonthly basis  The total amount of the litigation special assessment shall be collected monthly
over a period not to exceed twenty four {24} months

Section 7.  Aftorney's Wriften Report. During the course of any civit action authorized
by the Co-owners pursuant fo this Arlicle, the retained altorney shall submit a written report
(“attorney’s written repert”} to the Board of Directors every thirty (30) days setting forth:

(a)  Theattorney's fees, the fees of any expsris retained by the attorney, and all
other costs of the litigation during the thirly (30} day period immediaiely preceding the date
of the attorney’s written report (freporting period”™}

(b}  Aliactions taken in the civil action during the reporting period, together with
copies of all pleadings, court papers and correspondence filed with the court or sent o
opposing counsel during the reporting period.

{c) A detailed description of all discussions with opposing counsel during the
reporting period, writfen and oral, including, but not limited to, settlement discussions.

(d)  The costs incurred in the civil action through the date of the wiitten report,
as compared to the aftorney's estimated total cost of the civil action.

(e}  Whether the originally estimated total cost of the civii action remains
accurate

Section 8 Monthly Board Meetings  The Board of Directors shall meet monthly during
the course of any civil action to discuss and review:
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8y the sfatus of the litigation;
(b) the status of seftlement efforts, if any; and
{c}  the attorney's writien report.

Section 9. Changes in the Litigation Special Assessment  If, at any time during the
course of a civil action, the Board of Directors determines that the originally estimated total cost
of the civil action or any revision thereof is inaccurate, the Board of Directors shall immediately
prepare a revised estimate of the total cost of the civil action . If tha revised estimate exceeds the
litigation special assessment previously approved by the Go-owners, the Board of Directors shall
call a special meeting of the Co-owners to review tha status of the Jitigation, and fo atlowthe Co-
owners {o vole on whether to continue the civil action and increase the litigation spocial
assessment The meeting shall have the same quorum and voting requirements as a litigation
evaluation meeting

Section 1¢.  Disclosure of Litigation Expenses The atforneys’ fees, court costs, expert
witness fees and all other expenses of any civil action filed by the Association (“litigation
expenses”) shall be fully disclosed to Co-owners in the Associatien’s annual budget. The
litigalion expenses for each civil action filed by the Association shall be listed as a separate line
item captioned “liigaticn expenses” in the Association’s annual budgst

ARTICLE XXl
RIGHTS RESERVED TO DEVELOPER

Any or all of the righis and powers granted or reservad 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 matier or thing, may be assigned by it to any other endity
or entities or to the Association Any such assignment or iransfer shall be made by appropriate
Instrument in writing in which the assignee or transferee shall join for the purpose of evidencing
its acceptance of such powers and rights and such assignee or transferee shall thereupon have
the same rights and powers as herein given and reserved to the Developer. Any rights and
powers reserved or granted fo the Developer or its succassors shall terminate, If not sooner
assigned to the Association, upon expiration of the Development and Sales Pericd  The
immediately preceding sentence dealing with the tarmination of certain rights and powers granted
or reserved to the Developer is intended fo apply, insofar as the Developer is congerned, only
to the Developer's rights to approve and controt the administration of the Condominium and shall
not, under any circurnstances, be construed fo apply to or cause the termination of any real
property rights granted or reserved to the Developer or Iis successors and assigns in the Master
Beed or elsewhera (inciuding, but not limited to, access easements, utility easements and all
other interests or sasements created, excepted or 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, exception or reservation and not hereby)
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ARTICLE XX
SEVERABILITY

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

GWDl\condos\painte\bylaws
June 1 2001
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