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EXHIBIT A o

RANDOLPH CREEK CONDOMINIUMS

BYLAWS

ARTICLE 1
ASSOCIATION OF CO-OWNERS

RANDOLPH CREEI\ CONDOMINIUMS, a residential Condommmm Project located
inthe City of Northville, Wayne County, Michigan, shall be administered by an . E
Association of Co-owners which shall be a non-profit corporation, hereinafter called the
"Association,” organized under the applicable laws of the State of Michigan, and
responsible for the management, maintenance, operation and administration of the.
Common Elements, easements and affairs of the Condominium Project in accordance
with the Condominium Documents and the laws of the State of Michigan. These Bylaws

shall constitute both the Condominium Bylaws referred to in the Master Deed and
required by Section 3(8) of the Act and the Association Bylaws provided for under the

. Michigan Nonprofit Corporation Act. Each Co-owner shall be entitled to membership
and no other person or entity shall be entitled to membership. The share of a Co-owner in

the funds and assets of the Association cannot be assigned, pledged or transferred in any

manner except as an appurtenance to his Unit: The Association shall keep current copies
of the Master Deed, all amendments to the Master Deed, and other Condomininm

Documents for the Condominium Project available at reasonable hours to Co-owners,

prospective purchasers and prospective mortgagees of Units in the Condominium Project.

‘All Co-owners in thé Condominium Project and all persons using or entering upon or,
acquiring any interest in any Unit therein or the Common Elements thereof shallbe

- subject to the provisions and terms set forth in the aforesaid Condominium Documents.

ARTICLEII
ASSESSMENTS-'

Al expenses ammg fromn the management, administration and operatxon of the
Association ini pursuance of its authorizations and responsibilities as set forth in the
Condominium Documents and the Act shall be levied by the Association against the
Units and the Co-owners thereof in accordance with the following provisions:

s
Wi

Section 1. ASSESSMENTS FOR COMMON ELEMENTS. Alicosts incurred by the
Association in satisfaction of any liability arising within, caused by, or connected with the
Common Elements or the administration of the Condominium Project shall constitute
expenditures affecting the administration of the Project, and all sums received as the
proceeds of, or pursuant to, any policy of insurance securing the interest of the Co-owners
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agamst l1ab:hues or losses’ arismo ‘within, caused by, or connected with the Common
Elements or the administration of the Condominium Project shall constitute receipts
affecting the administration of the Condonnmum Project, within the meaning of Section
54 (4) of the Act.-

| Section 2. DETERMINATION OF ASSESSMENTS. Assessments shall be
determined in accordance with the following provisions:

(a) BUDGET The Board of Directors of the Association shall establish an
annual budget in advance for each fiscal year and such budget shall project all
expenses for the forthcoming year which may be required for the proper
operation, management and maintenance of the Condominium Project,
including a reasonable allowance for contingencies and reserves. An adequate
reserve fund for maintenance, repairs and replacement of those Common '
Elements that must be replaced on a periodic basis shall be established in the
budget and must be funded by regular monthly payments as set forth in
Section 3 below rather than by special assessments. At a minimum, the

- reserve fiind shall be equal to 10% of the Association's current annual budget
on & non-cumnulative basis. Since the minimum standard required by this
subparagraph may prove to be inadequate for this particular project, the
Association of Co-owners should carefully analyze the Condominium Project
to determine if a greater amount should be set aside, or if additional reserve
funds should be established for other purposes from time to time. Upon
adoption of an annual budget by the Board of Directors, copies of the budget -
-shall be delivered to each Co-owner and the assessment for said year shall be
established based upon said budget, although the delivery of a copy of the
budget to each Co-owner shall not affect or in any way diminish the hability -
of any Co-owner for any existing or future assessmerits. Should the Board of
Directors at any time decide, in the sole discretion of the Board of Directors:
(1) that the assessments levied are or may prove to be insufficient to pay the
costs of operation and management of the Condominium, (2) to provide
replacements of existing Common Elements, (3).to provide additions to the
Common Elements not exceeding $1,500.00 annually for the entire
Condominium Project, or (4) in the event of emergencies, the Board of
Directors shall have the authority tc increase the general assessment or to levy
such additional assessment or assessments as it shall deem to be necessary.
_The Board of Directors also shall have the authority, without Co-owner
consent, to levy assessments pursuant 1o the provisions of Article V, Section 4
hereof. The discretionary authority of the Board of Directors fo levy
assessments pursuant to this subparagraph shall rest solely with the Board of

. Directors for'the benefit of the Association and the members thereof, and shall

. not be enforceable by any credltors of the Association or of the members
thereof :

'(b) SPECIAL ASSESSMENTS Special assessments, in addition to
those 1eq1ured in subparagraph (a) above, may be made by the Board of
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Dlrectors from time to time and approved by the Co-owners as heremaﬂer

© provided to meet other needs or requirements of the Association, including,
but not limited to: (1) assessments for additions to the Common Elements of a
cost exceeding $1,500.00 for the entire Condominium Project per year, {2)
assessments to purchase a Unit upon foreclosure of the lien for assessments
described in Section 5 hereof, (3) assessments for any other appropnate
‘purpose not elsewhere herein described Special assessments referred to in this
subparagraph (b) (but not including those assessments referred to in
subparagraph 2(a) above, which shall be levied in the sole discretion of the
Board of Directors) shall not be tevied without the prior approval of more than

60% of all Co-owners in number and in vatue. The authority to levy

assessments pursuant to this subparagraph is solely for the benefit of the
Association and the members thereof and shall not be enforceable by any
creditors of the Association or the members thereof

Section 3, APPORTIONMENT OF ASSESSMENTS AND PENALTY FOR
DEFAULT. Unless otherwise provided herein or in the Master Deed, all assessments
levied against the Co-owners to cover expenses of administration shall be apportioned
among and paid by the Co-owners in accordance with the percentage interest allocated to
each Unit in of the Master Deed, without increase or decrease for the existence of any
rights to the use of Limited Common Elements appurienant to a Unit. Annual
"assessments as determined in accordance with Article II, Section 2 {a) above shall be
payable by Co-owners in 12 equal monthly installments, comumencing with acceptance of
a deed to or a land contract vendee's interest in a Unit, or with the acquisition of fee
simple title to a Unit by any other means. :

An assessment shall be in default if such assessment, or any part thereof, is not paid to the
Association in firll on or before the due date for such payment. An administrative fee and
fate charge of $25.00 per installment per month may be added to each installment in
default for 5 or more days plus interest at the maximum late permitted by law until each
installment together with the applicable rate charges are paid in full. Further, all costs of
collection including attorney fees, shall be added to the amount due. Each Co-owner
{whether 1 or more persons) including a land contract vendee, shall be, and remain,

- personally and jointly and severally liable for the payment of all assessments (including
late charges and costs of collection and enforcement of payment) pertient 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 shal! be so personaily liable and such
land contract seller shall not be personally liable for all such assessment levied up to and .-
including the date upon which such land contract seller actually takes possession of the

" Unit following. extmgulshment of all rights of the land contract purchaser in the Unit.
Payments on account. of installments of assessments in default shall be applied as follows;

first, to costs of coliection and enforcement of payment, including reasonable attorneys'
fees; second, to any interest charges and fines for late payment on such mstallments and
third, to mstallments in default in order of their due dates.
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Secnon 4. WAIVER QOF USE OR ABANDONMENT OF UNIT. No Co-owner
may. exempt himself from liability for his contribution toward the expenses of
administration by waiver of the use or enjoyment of any of the Common Elements or by
the abandonment of his Unit.

Section 5. ENFORCEMENT.

{a) - REMEDIES. In addition to any other remedies avatlab!e to the
Association, the Association may enforce collection of delinquent assessments.
by a suit at law for a money judgment or by foreclosure of the statutory lien -
that secures payment of assessments. - In the évent of default by any Co-owner

. in the payment of any installment of the annual assessment levied against a

~ Unit, the Association shall have the right to declare all unpaid installments of

- the annual assessment for the pertinent fiscal year immediately due and
payable, The Association also may discontinue the furnishing of any utilities
or-other services to a Co-owner in default upon 7 days' written notice to such
Co-owner of its intention to do so. A Co-owner in default shall not be entitled
to utilize any of the General Common Elements of the Project and shall not be
entitled to vote at any meeting of the Association so long as such default
continues, provided, however, this provision shall not operate to deprive any
Co-owner of ingress or egress to and from his Unit. In a judicial foreclosure -
action, a receiver may be appointed to collect a reasonable rental for the Unit
from the Co-owner thereof or any persons claiming under him. The
Association may assess an automatic late charge, not to exceed $25.00 plus
accrued interest at the maximum rate allowable by law, for each month that a
maintenance assessment remains delinquent. Maintenance assessments shall
be deemed to be delinquent if not paid within 30 days after they become due.

 Additionally, the Association may assess costs of collection including attorney

~fees and fines for chronic late payment or non-payment of assessments in

accordance with the provisions of Article XIX, Section 4 of these Bylaws
All of these remedies shall be cumulative and not alternative.

(b) - FORECLOSURE PROCEEDINGS. Each Co-owner, and every other
person who from time to time has any interest in the Project, shall be deemed
to have granted to the Association the uniqualified right to elect to foreclose
the lien securing payment of assessments either by judicial action or by
advertisement. The provisions of Michigan law pemmmg to foreclosure of
mortgages by judicial action and by advertisement, as the same may be '
amended from time to time, are incorporated herein by reference for the
purposes of establishing the alternative procedures to be followed in lien
- foreclosure actions and the rights and obligations of the parties to such

actions. -Euﬁher, each Co-owner and every other person who from time to

" time hds-4ny interest in the Project shall be deemed to have authorized and
empowered the Association to sell or to cause to be sold the Unit with respect.
to which the assessment(s) is or are delinquent and to receive, hold and
distribute the proceeds of such sale in accordance with the priorities
established by applicable law. -Each Co-owner of a Unit in the Project
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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 same prior to the sale of the subject Unit.

(¢)  NOTICE 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 10 days atter 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 I or more installments of the annual
assessment levied against the pertinent Unit is or are delinquent and that the
Association may invoke any of its remedies hereunder if the default is not
cured within 20 days after the date of mailing. Such written notice shall be
accompanied by a2 written affidavit of an authorized representative of the
Association that sets forth (i) the affiant's capacity to make the affidavit, (ii)
the statutory and other authority for the lien, (iii) the amount outstanding -
{exclusive of interest, costs, attorney's fees and future assessments), (iv) the
legal description of the subject Unit(s), and (v) the name(s) of the Co-
owner(s) of record. Such affidavit shall be recorded in the office of the
Register of Deeds in the county in which the Project is located prior to
commencement of any foreclosure proceeding, but it need not have been
recorded as of the date of mailing as aforesaid.

If the delinquency is not cured within the 10-day period, the Association may .
take such remedial action as may be available to it hereunder or under
Michigan law. In the event the Association elects to foreclose the lien by
advertisement, the Association shall so notify the delinquent Co-owner and
shall inform him that he may request a judicial hearing by bringing suit

. agamst the Assocmnon

{d) EXPENSES OF COLLECTION. The expenses incurred in coﬂecfmg
unpaid assessments, including interest, costs, actual attorneys' fees (not

limited to statutory fees) and advances for taxes or other liens paid by the

- Association to protect its lien, shall be chargeable to the Co-owner in default
and shall be secured by the lien on his Unit in the same manner and method as
assessments - 5

Sectlon 6. LIABILITY OF MOR] IGAGE. Notwithstanding any other [Srovwlons of
the Condominium Documents, the holder of any first mortgage covering any Unit in the
Project which comes/mto possession of the Unit pursuant to the remedies provided in the

- mortgage or by deed (or assignment) in lieu of foreclosure, or any purchaser at a
foreclosure sale, shall take the property free of any claims for unpaid assessments or
charges against the mortgaged Unit which accrue prior to the time such holder comes into
possession of the Unit {except for claims for a pro rata share of such assessméf’nts or
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charges resultmg from a pro rata rea]locanon of such assessments or charaes 10 all Umts
including the mortgaged Unit).

Section7. DEVELOPER'S RESPONSIBILITY FOR ASSESSMENTS. The
Developer of the Condominium, even though a member of the Association, shall not be
responsible for payment of the monthly Association assessment. The Developer,
however, shall at all times pay all expenses of maintaining the Units that it owns,
inchuding the dwelling, and other improvements located thereon, together with a -
proportionate share of all current expenses of administration actually incurred by the
“Association from time to time, except expenses related to maintenance and use of the
Units in the Project and of the dwellings and other improvements constructed within or
appurtenant to the Units that are not owned by Developer. For purposes of the foregoing
sentence, the Developer's proportionate share of such expenses shall be based upon the
ratio of all Units owned by Developer at the time the expense is incurred to the total
- number of Units then in the Condominium. Such current expenses shall be limited to
liability insurance premiums (but not hazard insurance premiums), road maintenance costs
- {snow plowing and cleaning), landscaping of General Common Elements and
bookkeeping expenses. In no event shall Developér be responsible for payment of any
assessment for deferred maintenance, reserves for replacement, for capital improvements
or other special assessments, except with respect to Units owned by it on which a
completed residential dwelling is located. Further, the Developer shall in no event be
liable for any assessment levied in whole or in part to purchase any Unit from the
. Developer or to finance any litigation or other claims against the Developer, any cost of
1111.resngannar and prepanng such litigation or claim or any similar or refated costs. A

“completed residential dwelling" shall mean a dwelling with respect to which a certificate
of occupancy has been 1ssued by the City of Northwlie

. 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 ASSESSMENT OF ASSOCIATION
FROPERTY. The Association shall be assessed as the person or entity in possession of
any tangible personal property of the Condominium owned or possessed in common by
“the Co-owners, and personal propertv taxes based thereon shall be treated as expenses of
administration. : :

Section 10. MECHANIC'S LIEN. A mechanic's lien otherwise arising under Act
No. 497 of the Michigan Public Acts of 1980, as amended, shall be subject to Section 132
of the Act. ; .

Section 11: STATEMENT AS TO UNPAID ASSESSMENTS. The purchaser of
any Unit may requést a statement of the Association as to the amount of any unpaid
Association assessiments thereon, whether regular or special. Upon written request to the
Assoctation accompanied by a copy of the executed purchase agreement pursuant to
which the purchaser holds the right to acquire a Unit, the Association shall provide a
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written statement of such unpaid assessmems as may exist or a statement that none exist.
which statement shall be binding upon the Association for the period stated therein. Upon
- the payment of that sum within the period stated, the Association's lien for assessments as
to such Unit shall be deemed satisfied; provided, however, that the failure of a purchaser
to request such statement at least 5 days prior to the closing of the purchase of such Unit -
‘shall render any unpaid assessments and the lien securing same fully enforceable against
such purchaser and the. Unit itself, to the extent provided by the Act. Under the Act,
unpaid assessments constitute a lien upon the Unit and the proceeds of sale thereof prior to
all claims except real property taxes and first mortgages of record. The Association may
charge a reasonable administrative charge for furnishing said written: statement.

ARTICLE 111

- ARBITRATION _
- Section 1. SCOPE AND ELECTION. Disputes, claims, or grievances arising out of
or relating to the mterpretatlon or the application of the Condominium Documents, or any

- disputes, claims or grievanceés arising among or between the Co- -owners and the

Association, upon the election and written consent of the parties to any such disputes.
claims or grievances (which consent shall include am agreement of the parties that the
judgment of any circuit court of the State of Michigan may be rendered. upon any award
pursuant to such arbitration), and upon written notice to the Association, shall be
submitted to arbitration and the parties thereto shall accept the arbitrator's decision as final
" and binding, prowded that no questions affecting the claim of title of any person to any fee
or life estate in real estate is involved. The Commercial Arbitration Rules of the
American Arbitration Association as amended and in effect from time to time hereaﬁer
shall be apphcabie to any such arbitration, :

Sect_ion 2. JUDICIAL RELIEF. In the absence of the election and written consent
of the parties pursuant to Section 1 above, no Co-owner or the Association shall be
precluded from petitioning the courts to resolve any such disputes, claims or grievances

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

ARTICLE IV
INSURANCE

- Section 1. EXTENT OF COVERAGE. The Association shall carry fire and
extended coverage, vandalism and malicious mischief and liability insurance, and
* workmen's compensation insurance, if applicable, pertinent to the ownership, use and
maintenance of the Common Elements and certain other portions of the Condominium
Project, as set forth below, and such insurance, other than title insurance, shall be carrled
and administered in accordance with the following provisions: :
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(a) RESPDNSIBILITIES ‘OF CO-OWNERS AND ASSOCI ATION-
All such insurance shall be purchased by the Association for the benefit of the
Association, and the Co-owners and their mortgagees, as their interests may
appear, and provision shall be made for the issuance of certificates of -
mortgagee endorsements to the mortgagees of Co-owners. Each Co-owner
may obtain insurance coverage at his own expense upon his Unit. It shall be -
each Co-owner's responsibility to determine by personal investigation or from
his own insurance advisors the nature and extent of insurance coverage
adequate 10 his needs and thereafter to obtain insurance coverage for his
personal property and any additional fixtures, equipment and trim (as referred
to in subsection {b) below) located within his Unit or.elsewhere on the
Condominium and for his personal liability for occurrences within his Unit or
upon Limited Common Elements appurtenant to his Unit, and also for
alternative living expense in event of fire, and the Association shall have
absolutely no responsibility for obtaining such coverages. The Association, as
to all policies which it obtains, and all Co-owners, as+o alt policies which they
obtain, shall use their best efforts to see that all property and liability
.Insurance carried by the Association or any Co-owner shall contain
- appropriate provisions whereby the insurer waives its right of subroganon as
to any claims against any Co -owner or the Association.

;(b)~ ' INSURANCE OF DWELLINGS, COMMON ELEMENTS AND
FIXTURES All Common Elements of the Condominium Project shall be
insured against fire and other perils covered by a standard extended coverage
endorsement, in an ‘amount equal to the current insurable replacement value,
excluding foundation and excavation costs, as determined annually by the
Board of Directors of the Association in consultation with the Association's.
insurance carrier and/or its representatives in light of commonly employed
methods for the reasonable determination-of replacement costs. Such coverage
shall be effected upon an agreed-amount basis for the entire Condominium
Project with appropriate inflation riders in order that no Co-insurance

- provisions shall be invoked by the insurance cartier in a manmner that will cause
loss payments to be reduced below the actual amount of any loss (exeept in the

- unlikely event to total project destruction if the insurance proceeds failed, for
some reason, to be equal to the total cost of replacement). All information in
the Association's records regarding insurance coverage shall be made available
to ali Co-owners upon request and reasonable notice during normal business
hours so that Co-owners shall be enabled to judge the adequacy of coverage
and, upon the taking of due Association procedures, o direct the Board at a
properly constituted meeting to change the nature and extent of any applicable
coverages, if so determined. Upon such annual re-evaluation and effectuation
of coverage, the Association shall notify all Co~owners of the nature and extent
of all changes in coverages. Such coverage shall also include interior walls
within any dwelling and the pipes, wire, conduits and ducts contained therein
and shall further include all fixtures, equipment.and trim within a dwelling
which were furnished with the dwelling as standdrd items in accord with the
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p!ans and specxhcatlons thereof as are on file with the- Townsiup of Canton (or
such replacements thereof as do not exceed the cost of such standard items). It
shall be each Co-owner's responsibility to determine the necessity for and to
obtain insurance coverage for all fixtures, equipment, trim and other items
or attachments within the dwelling or any Limited Common Elements
appurtenant thereto which were installed in addition to said standard items
(or-as replacements for such standard items to the extent that replacement
cost exceeded the original cost.of such standard items) whether installed
originally by the Developer or subsequently by the Co-owner, and the
Association shall have no tesponsibility whatsoever for obtaining such
coverage unless agreed specifically and separately between the
Association and the Co-owner in writing.

(e)  PREMIUM EXPENSES. All premiums upon insurance
purchased by the Association pursuant to these Bylaws shall be expenses
of administration.

(d) PROCEEDS OF INSURANCE POLICIES. Proceeds of all
msurance policies owned by the Association shall be received by the
Association, held in a separate account and distributed to the Association,
and the Co-owners and their mortgagees, as their interests may appear,

provided, however, whenever repair or reconstruction of the Condominium’ -

shall be required as provided in Article V of these Bylaws, the proceeds of
any insurance received by the Association as a result of any loss requiring
repair or reconstruction shall be applied for such repair or reconstrucnon

Section 2. AUTHORITY OF ASSOCIATION TO SETTLE INSURANCE

- CLAIMS. Each Co-owner, by ownership of a Unit in the Condominium Project, shall
be deemed to appoint the Association as his or her true and lawfial attorney-in-fact to
act in connection with all matters concerning the maintenance of fire and extended
coverage, vandalism and malicious mischief, liability insurance and workmen's
compensation insurance, if applicable, pertinent to the Condominium Project, his Unit
and the Common Elements appurtenant thereto, with such insurer as may, from time
to time, provide such insurance for the Condominium Project. Without limitation on
the generality of the foregoing, the Association as said attorney shall have fuli power
and authority to purchase and maintain such insurance, to collect and remit premiums
therefore, to collect proceeds and to distribute the same to the Association, the Co-
owners and respective mortgagees, as their interests may appear {subject always to the
Condominium Dotuments), to executs releases of liability and to execute all
documents and-fo do all things on behalf of such Co-owner and the Condominium as
shall be necessary or convenient to the accomplishment of the foregoing, ~
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ARTICLE V

- Section 1. DETERMINATION TO RECONSTRUCT OR REPAIR. If any part
“of the Condominium Premises shall be damaged, the determination of whether or not -
it shall be reconstructed or repaired shall be made in the following manner:

{a) GENERAL COMMON ELEMENTS. Ifthe damaged property is
a General Common Element, the damaged property shall be rebuilt or
repaired by the Association unless all of the Co-owners and all of the
institutional holders of mortgages on any Unit in the PI'OJECt unanimously
agree to the contrary. :

| (b) UNIT OR IMPROVEMENTS THEREIN. If the damaged
property is a Unit or any improvements thereon, the Co-owner of such
Unit alone shall determine whether to rebuild or repair the damaged
property, subject to the rights of any mortgagee or other person or entity
having an interest in such property, and such Co-owner shall be .
responsible for any reconstruction or repair that he elects to make. The
Co-owner shall in any event remove all debris and restore his Unit and

_the improvements thereon to a clean and sightly condition satisfactory 1o
the Association and in accordance with the provisions of Article Vi
hereof as soon as reasonably possible following the occurrence of the
damage.

Section 2. REPAIR IN ACCORDANCE WITH MASTER DEED. Any such
reconstruction or repair shall be substantially in accordance with the Master Deed and
the original plans and specifications for any damaged improvements located within
the Units unless the Co-owners shall unanimously decide otherwise.

Section 3. ASSOCIATION RESPONSIBILITY FOR REPAIR. Immediately
after the occurrence of a casualty causing damage to property for which the
- Association has the responsibility of maintenance, repair and reconstruction, the
Association shall obtain reliable and detailed estimates of the cost to replace the
damaged property in a condition as good as that existing before the damage. If the
proceeds of insurance are not sufficient to defray the estimated costs of reconstruction
or repair required to be performed by the Association, or if at any time during such
reconstruction or repair, or upon completion of such reconstruction or repair, the
funds for the payment of the cost thereof are insufficient, assessment shall be made
a&,ainst all Co-owners for the cost of reconstruction or repair of the damaged property -
“in sufficient amounts to provide funds to pay the estimated or actual cost of repair.
This provision shall not be construed to require replacement of mature ‘trees and -
vegetation with equwalent trees or vegetation.

Section 4. TIMELY RECONSTRUCTION AND REPAIR. If damage to the
Condominium Premises adversely affects the appearance of the Project, the Association
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shall proceed with replacement of the damaged property without delay. - -

- Section 5. EMINENT DOMAIN. Section 133 of the Act and the following
provisions shall control upon any taking by eminent domain:

(a) TAKING OF UNIT OR IMPROVEMENTS THEREON. In the event of
any-taking of all or any portion of a Unit or any improvements thereon by
eminent domain, the award for such taking shall be paid to the Co-owner of
'such Unit and the mortgagee thereof, as their interests may appear,
‘notwithstanding any provision of the Act to 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 therefore, bf: divested of all interest in
the Condommlum Project.

() TAKING OF COMMON ELEMENTS. . If there is any taking of any
portion of the General 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 100% of the Co-owners shall determine whether
10 rebuild, repair or replace the portion so taken or to take such ofher action as
they deem appropriate.

(c) CONT]NUATION OF CONDOMINIUM AFTER TAKING. In the
event that Condominium Project continues after taking by eminent. domain,
then the remaining portion of the Condominium Project shall be re-surveyed -
and the Master Deed amended accordingly, and, if any Unit shall have been
taken, then Article V of the Master Deed shall also be amended to reflect such
taking and to proportionately readjust the percentages of value of the
remaining Co-owners based upon the continuing value of the Condominium
of 100%. Such amendment may be effected by an officer of the Association
duly authorized by the Board of Directors without the necessity of execution
or specific approval thereof by any Co-owner, Costsincurred to accomplish
matters required by this subsection shall be borne by the Association.

{d) NOTIFICATION OF MORTGAGEES. In the event any Unit in the
Condominium, or any portion-thereof, or the Common Elernents or any
portion thereof, is made the subject matter of any condemnation or eminent
domain proceeding or is otherwise sought to be acquired by a condemning
authority, the Association promptly shall so notify each institutional

holder of a first mortgage lien on any of the Units in the Condominium.

Section 6. NOTIFICATION OF FHLMC, in the event any mortgage in the
Condominium is held by the Federal Home Loan Mongage Corporation {"FHLMC") then,
upon request therefore by FHILMC, the Association shall give it written notice at such
- address as it may, from time to time, direct of any loss to or taking of the Common
Elements of the Condominium if the loss or taking exceeds $10,000.00 in amount or
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damage to a Condominium Umt covered bya mortgaj,e purchased in whole or in part bv
' FHLMC exceeds $1,000.00. ‘

Section 7. PRIORITY OF MORTGAGEE INTERESTS. Nothing contained in the
Condominium Documents shall be construed to give @ Condominium Unit Owner, or any
other party, pnorlty over any rights of first mortgagees of Condominium Units pursuant to
their mortgages in the case of a distribution to Condominium Unit Qwners of insurance
proceeds or condemnation awards for losses to or a taking of Condomlmum Units and/or
Common Elements.

ARTICLE VI
" RESTRICTIONS

All of the Umts in the Condominium shall be held, used and enjoyed subject to the
following limitations and restrictions; :

Section 1. RESIDENTIAL USE. No Unit in the Condominium shall be used for

~ other than single-family residence purposes and the Common Elements shall be used only

for purposes consistent with the use of single-family residences. Neither the Units nor the -
Common Elements shall be used in violation of applicable zoning and other ordinances of
the City of Northville or in violation of other pertinent laws and/or public regulations.

Section 2. LEASING AND RENTAL.

(a)  RIGHT TO LEASE. A Co-owner may lease his Unit for the same
purposes set forth in Section 1 of this Article VI; provided that written

.. disclosure of such lease transaction is submitted to the Board of Directors of

~ the Association in the manner specified in subsection (b) below, With the
exception of a lender in possession of a Unit following a default of a first
mortgage, foreclosure or deed or other arrangement in lieu of foreclosure, no
Co-owner shall lease less then an entire Unit in the-Condominium and no

“tenant shall be permitted to occupy except under a lease the initial term of

which is at least 6 months unless specifically approved in writing by the
Association. The terms of all leases, occupancy agreements and occupancy
arrangements shall incorporate, or be deemed to incorporate, all of the
provisions of the Condominium Documents, The Developer may lease any
number of Units in the Condormmum 1n its discretion.

~(b) LEASING PROCEDURES The leasmgj of Units in the Project shall
conform fo the follcwmg pi‘OVlSlOﬂS :

: (1) A Co-owner, including the Developer, desiring to rent or lease a Unit,

shall disclose that fact in writing to the Association at least 10 days before
presenting a lease form to a potential lessee of the Umt and, at the same
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its review for its compliance with the Condominium Documents. If
Developer desires to rent Units before the Transitional Control Date, it
shall notlfy esther the Advisory Comnuttee or each ‘Co-owner in writing..

(2) ‘ Tenants or HOH-CO-OWHEEF occupﬁnts shall com'ply with all of the
conditions of the Condominium Documents of the Condominium Project
and all leases and rental agreements-shall so state, :

(3) Ifthe Association determines that the tenant or non-Co-owner
oceupant has failed to comply with the conditions of the Condominium
Documents the Association shall take the folIowing action:

(1) The Association shall notify the Co-owner by certified mall advrsmﬁ
of the alleged violation by the tenant.

(i) The Co-owner shall have 15 days after receipt of such notice to
_investigate and correct the alleged breach by the tenant or advise the
Association that a violation has not occurred.

(1) If after 15 days the Association believes that the alleged breach is not
cured or may be repeated, it may institute on its behalf or derivatively by
the Co-owners on behalf of the Association, if it is under the control of the
Developer, an action for eviction against the tenant or non-Co-owner
occupant and simultaneously for money damages in the same action
against the Co-owner and tenant or non-Co-owner occupant for breach of
the conditions of the Condominium Documents. The relief provided for in

" this subparagraph may be by summary proceeding. The Association may

" hold both the tenant and the Co-owner liable for any damages to the -
Common Elements caused by the Co-owrer or tenant in connection with

- the Unit or Condominium Project.

(4) When a Co-owner is in arrears to the Association for assessments,
the Association may give written notice of the arrearage to a tenant
occupying a Co-owner's Unit under a lease or rental agreement and the
tenant, after receiving the notice, shall deduct from rental payments due the
Co-owner the arrearage and future assessments as they fall due and pay them

to the Association. The deductions shall not constltute a breach of the rental

agreement or lease by the tenant,

Section 3. ARCHITECTURAL CONTROL. No dwelling, structure or other
improvement shall be constructed within a Condominium Unit or elsewhere within the
Condominium Project, nor shall any exterior modification be made to any existidg
dwelling, structure or improvement, unless plans and specifications therefore, containing
such detail as the Developer may reasonably request, have first been approved in writing -
by the Developer. Construction of any dwelling or other improvements must also receive
any necessary approvals from the Township of Canton. Developer shall have the right to’
refuse to approve any such plans of spemhcatmns or grading or landscaping plans which
are not suitable or desirable in its opinion for aesthetic or other reasons; and in passing
upon such plans and specifications it shall have the right to take into consideration the
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ustabiiltv of the proposed structure, xmpmvement or modlﬁcatlon the site upon whlch it
is proposed to be constructed and the degree of harmony thereof with the Condominium
- as a whale. Developer may also, in its discretion, require as a condition of approval of
any plans, an agreement for special assessment of increased maintenance charges from
any Co-owner whose proposed dwelling and appurtenances and related xmprovcments
will cause the Association abnormal expenses in carrying out its responsibilities with -
respect thereto under the Master Deed. The purpose of this Section is to assure the
continued maintenance of the Condominium as a beautifu! and harmonious residential
development, and shall be binding upon both the Association and upon all Co-owners.
Developer's rights under this Article V1, Section 3 may, in Developer's discretion, be

‘assigned to the Association or other successor to Developer. Developer may construct any -

improvements upon the Condoeminium Premises that it may, in its sole discretion, elect to
make without the necessity of prior consent from the Association or any other person or
entity, subject only to the express limitations contained in the Condominium Documents.

- Section 4. ALTERATIONS AND MODIFICATIONS OF UNITS AND
COMMON ELEMENTS. No Co-owner shall make alterations, or changes in any of the
units or Common Elements, Limited or General, without the express written approval of
the Board of Directors (and the Developer during the Construction and Sales Period),
including, without limitation, the erection of antennas of any sort {(including dish
antennas), lights, aerials, awnings, newspaper holders, basketball backboards, mailboxes,
flag poles or other exterior attachments or modifications. No attachment appliance or
other item may be installed which is designated to kill or repel insects or other animals by
light or hunanly audible sound. No Co-owner shall in any way restrict-access to any
utility fine, or any other element that must be accessible to service the Common Elements
or any element, that affects an Association responsibility in any way.

~ Section 5. No immoral, improper, unlawful or offensive activity shall be carried on
in any Unit or upon the Common Elements, Limited or General, nor shall any thing be
done which may be or become an annoyance or a nuisance to the Co-owners of the
Condominium, No unreasonably noisy activity shall occur in or on the Common
Elements or in any Unit at any time and disputes among Co-owners, arising as a resnit of
this provision, which cannot be amicably resolved, shall be arbitrated by the Association.
No Co-owner shall do or permit anything to be done or keep or permit to be kept in his
Unit or on the Common Elements anything that will increase the rate of insurance on the
Condorminiuth without the written approval of the Association, and each Co-owner shall
pay to the Association the increased cost of't insurance premiums resulting from any such
 activity or the maintenance of any such condition even if approved. Activities which are
deemed offensive and are expréssly prohibited include, but are not fimited to, the
following: Any activity involving the use of firearms, air rifles, pellet guns, B-B guns,
‘bows and arrows, or other stmilar dangelous weapons, projectiles or devices.

Sectlon 6 PETS. No exotic animals or pets shall be permitted and no
animals, other than one (1) domesticated cat or one (1) domesticated dog, -shall be
maintained by any Co-owner unless specifically approved in writing by the Association.

No animal may be kept or bred for any commercial purpose and shall have such care and ‘
restraint $o as not to be- obnomous or offensive on account of noise, odor or unsanitary
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- conditions. No animal may be permitted to run loose at any time upon the Common
Elements and any animal shall at all times be leashed and attended by some responsible
person while on the Common Elements, No savage or dangerous animal shall be kept
and any Co-owner who causes any animal to be brought or kept upon the premises of the
‘Condominium shall indemnify and hold harmless the Association for any loss, damage or
lability which the Association may sustain as the result of the presence of such animal on

the premises, whether ornot the Association has given its permission therefore. Each Co-

- owner shall be responsible for coilection and disposition of all fecal matter deposited by
any pet maintained by such Co-owner. No dog that barks and can be heard on any
frequent or continuing basis shall be kept in any Unit or on the Common Elements. The
Association may charge all Co-owners maintaining animals a reasonable additional

_ assessment to be collected in the manner provided in Article II of these Bylaws in the

event that the Association determines such assessment necessary to defray the

maintenance cost to the Association of accomimodating animals within the Condominium.

The Association may, without liability to the owner thereof and at the owners cost and

expense, remove or cause to be removed any animal from the Condominium which it

determines to be in violation of the restrictions imposed by this Section. The Association
shall have the right to require that any pets be registered with it and may adopt such
additional reasonable rules and regulations with respect to animals as it may deem proper.

In the event of any violation of this Section, the Board of Directors of the Association

may assess fines for such violation in accordance with these Bylaws and in accordance

. with dufy adopted Rules and Regulations.

‘Section 7. AESTHETICS. The Common Elements, Limited or General, shall not be
sued for storage of supplies, materials, persanal property or trash or refuse of any kind,
except as provided in duly adopted rules and regulations of the Association. Garage doors
shall be kept closed at all times except as may be reasonably necessary to gain access to or
from any garage. No unsightly condition shall be maintained on any patio, porch or deck
and only furniture and equipment consistent with the normal and reasonable use of such
areas shall be permitted to remain there during seasons when such areas are reasonably in
use and no furniture or equipment of any kind shall be stored thereon during seasons when
such areas are not reasonably in use. Trash receptacles shall be maintained in areas
designated therefore at all times ang shall not be permitted to remain elsewhere on the
Common Elements except for such short periods of time as may be reasonably necessary
' to permit periodic collection of trash. The Common Elements shail not be used in any
way for the drying, shaking or airing of clothing or other fabrics, In general, no activity
shall be carried on nor-condition maintained by a Co-owner, either in his Unit or upon the
Common Elements, which is detrimental to the appearance of the Condominium.

Section 8. VEHICLES. No house trailers, commercial vehicles, boat trailers, boats,
camping y vehicles, camping trailers, motoréycles, all terrain vehicles, snowmobiles,
snowmaobile trallers or vehicles, other than automobiles or vehicles used pnmarlly for
general personal txan&portanon use, may be parked or stored upon the premises of the
Condominium, unless parked in the garage with the door closed. No inoperable vehicles
- of any type may be brought or stored upon the Condominium Premises either temporarily
or permanently. Commercial vehicles and trucks shall not be parked in or about the
Condominium {except as above provided) unless while making deliveries or pickups in
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the normal course of business. Each Co-owner shall park his carin the garage space .
provided therefore and shall park any additional car which he owns in the Limited
Common Element driveway area adjacent to his garage. Co-owners shall, if the
Association shall require, register with the Association all cars maintained on the
Condominium Premises. Use of motorized vehicles anywhere on the Condominium
Premises, other than passenger cars, authorized maintenance vehicles and commercial
vehicles as provided in this Section 7, is absolutely prohibited. Overnight parking on any
street in the Condominium is prohibited except as the Association may make reasonable
exceptions thereto from time to time. The Association shall have the right to place or
cause to be placed adhesive windshield stickers on cars impreperly parked to tow vehicles
.. to off-premises locations, all without any liability on the part of the Association to the
owners or users of any such improperly parked vehicles. '

 Section 9. ADVERTISING. No signs or other advertising devices of any kind shail
be displayed which are visible from the exterior of a Unit or on the Common Elements,
including “For Sale" signs, without written permission from the Assaciation and, during
the Construction and Sales Period, from the developer.

'Section, 10. RULES AND REGULATIONS. It is intended that the Board of
Directors of the Association may make rules and regulations from time o time to reflect
the needs and desires of the majority of the Co-owners in the Condominium. Reasonable
“regulations consistent with the Act, the Master Deed and these Bylaws concerning the use
of the Common Elements may be made and amended from time to time by any Board of

" Directors of the Association, including the first Board of Directors (or its successors) prior’

. to the Transitional Control Date. Copies of all such rules, regulations and amendments
thereto shall be furnished to all Co-owners.

Section 11. RIGHT OF ACCESS OF ASSOCIATION. The Association or its duly
authorized agents shall have access to each Unit, itnprovements constructed thereon and
any Limited Common Elements appurtenant thereto from time to time, during reasonable
working hours, upon notice to the Co-owner thereof, may be necessary for the
maintenance, repair ot replacement of any of the Common Elements. The Association or
its agents shall also have access to each Unit, improvements constructed thereon and any
Limited Common Elements appurtenant thereto at all times without notice as may be
necessary to make emergency repairs to prevent damage to the Common Elements or to
* another Unit; provided, however, that the Association and its agents shall be entitled to
enter a dwelling only in the event of circumstances which are life endangering or which
threaten substantial damage to property. The Association may gain any required access m
such manner as may be reasonable under the circumstances and shall not be liable to such
Co-owner for any necessary damage to his Unit, improvements thereon and any Limited
Common Elements appurtenant thereto caused thereby.

Section 12."LANDSCAPING. No Co-owner shall perform any landscaping or

plant any trees, shrubs, or flowers or place any ornamental materials upon the Common
Elements without the prior written approval of the Association.
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. Section 13, CO‘\/IMON ELEMENT MAINTENANCE. Sidewalks. yards

landscaped areas, driveways, roads, parking areas, shall not be obstructed nor shall they be

used for purposes other than, for which they are reasonably and obviously intended. No
‘bicycles, vehicles, chairs or other obstructions may be left unattended on or about the
Common Elements.

Section 14. CO-OWNER MAINTENANCE. Each Co-owner shall maintairi his -
Unit, the improvements thereon, and any Limited Common Elements appurtenant thereto
for which he has maintenance responsibility in a safe, clean and sanitary condition. Each
Co-owner shall also use due care to avoid damaging any of the Common Elements
- including, but not limited to, the telephone, water, gas, plumbing, electrical or other utility
conduits and systems and any other elements in any Unit which are appurtenant to or
which may affect any other Unit. Each Co-owner shall be responsxble for damages or
costs to the Association resulting from negligent damage to or misuse of any of the
Common Elements by him; or his family, guests, agents or invitees, unless such damages
or costs are covered by insurance carried by the Association (in which case there shall be
no such responsxb;hty, 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 1o and collected from the responsible Co-owner in the manner provided in Article
1T hereof. ' '

Section 15, RESER.VED RIGHTS OF DEVELOPER.

{a) PRIOR APPROVAL BY DEVELOPER. Durmg the Construction and
Sales Period, no buildings, fences, walls, retaining walls, drives, walks or other
structures or improvements shall be commenced, erected, maintained, nor shall
any addition to, or change or alteration to any structure be made (including in
color or design), except interior alterations which do not affect structural
elements of any Unit, nor shall any hedges, irees or substantial plantings or
landscaping modifications be made, until plans-and specifications, acceptabie

to the Developer, showing the nature, kind, shape, height, materials, color,
scheme, location and approximate cost of such structure or improvement and
the grading or landscaping plan of the area to be affected shall have been
submitted to and approved in writing by Developer, its successors or assigns,
and a copy of said plans and specifications, as finally approved, lodged
permanently with Developer. Developer shail have the right to refuse to

~ approve any such plan or sPeclhcauons or grading or landscaping plans which
are not suitable or desirable in its opinion for aesthetic or other reasons, and in
passing upon stich plans, specifications, grading or landscaping, it shall have
the right to take into consideration the suitability of the proposed structure,
improvement or modification, the site upon which it is proposed to effect the
same, ang the degree of harmony thereof with the Condominium as a whole
and any adjoining properties under development or proposed to be developed
by Developer. The purpose of this Section is to assure the continued
maintenance of the Condominium as a beautiful and harmonious residential
development, and shall be binding upon both the Assocmtlon and upon all Co-
OwWners.
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(b) DEVELOPER'S RIGHTS INF URTHERANCE OF
DEVELOPMENT AND SALES. None of the restrictions contained in this
Article V1 shall apply to the commercial activities or signs or billboards, if
any, of the Developer during the Construction and Sales Period or of the
Association in furtherance of its powers and purposes set forth herein and in
its Articles of Incorporation, as the same may be amended from time to time,
Notwithstanding anything to the contrary elsewhere herein contained,
Developer shall have the right to maintain a sales office, a business office, a
construction office, model urits, storage areas and reasonable parking incident
to the foregoing and such access to, from and over the Project as may be
reasonable to enable development and, sale of the entire Project by Developer,
and may continue to do so during the entire Construction and Sales Period.
Developer shall restore the areas so utilized to habitable status upon
termination of use.

(cy ENFORCEMENT OF BYLAWS. The Condominium Project shall at
all times be maintained in a manner consistent with the highest standards of a
beautiful, serene, private, residential community for the benefit of the Co-
owners and alf persons interested in the Condominium. If at any time the
Association fails.or refuses to carry out its obligation to maintain, repair,
replace and landscape in a manner consistent with the maintenance of such
high standards, then Developer, or any entity to which it may assign this right,
at its option, may elect to maintain, repair and/or replace any Common-
Elements and/or to do any landscaping required by these Bylaws and to charge
the cost thereof to the Association as an expense of administration. The

_. Developer shall have the right to enforce these Bylaws throughout the'

- Construction and Sales Period notwithstanding that it may no longer own a
{Jnit in the Condominium which right of enforcement may include {without
limitation) an action to restrain the Association or any Co-owner from any
. activity prohibited by these Bylaws.

ARTICLE VII
MORTGAGES

Section 1. NOTICE TO ASSOCIATION. Any Co-owner who mortgages his Unit
shalf notify the Association of the name and address of the mortgagee; and the _
Association shall maintain such information in a book entitled "Mortgages of Units". The
Association may, at the written request of a mortgagee of any such Unit, report any
unpaid assessments due-from the Co-owner of such Unit. The.Association shall give to
the holder of any h'rst thortgage covering any Unit in the Project written notification of
any default in the perform'mce of the obligations of the Co -owner of such Unit that is not.
cured within 60 days.

Section 2. INSURANCE. The Association shall notify each mortgagee appearing
in said book of the name of each company insuring the Condominium against fire, perils
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covered bv extended coverage, and vandalism and malicious mischief and the amounts of
such coverage.

Section 3, NOTIFICATION OF MEETINGS. Upon request submitted to the
- Association, any institutional holder of a first mortgage lien on any Unit in the

'Condomlmum shall be entitled to receive written notification of every meeting of the
members of the Association and to designate a representative to attend such meeting.

ARTICLE VI
VOTING

- Section 1. VOTE. Except as limited in these Bylaws, each Co-owner shall be
entitled to one vote for each Condomintum Unit owned.

Section 2, ELIGIBILITY TO VOTE. No Co-owner, other than the Developer,
shall be entitled to vote at any meeting of the Association until he has presented evidence
of ownership of a Unit in the Condominium Project to the Association. Except as
provided in Article X1, Section 2 of these Bylaws, no Co-owner, other than the
Developer, shall be entitled to vote prior to the date of the First Annual Meeting of
members held in accordance with Section 2 of Article IX. The vote of each Cc-owner
may be cast only by the individual representative designated by such Co-owner in the
notice required in Section 3 of this Article VIII below or by a proxy given by such
individual representative. The Deve!oper shalf be the only person entitled to vote at a
meeting of the Association until the First Annual Meeting of members and shall be
entitled to vote during such period notwithstanding the fact that the Developer may own -
no Units at some time or from time to time during such penod The Developer shall be
entitled to one vote for each Unit, which it owns,

Section 3. DESI(JNATION OF VOTING REPRESENTATIVE. Each Co-owner
shall file a written notice with the Association desngnatmg the individual representative
who shall vote at meetings of thé Association and receive all notices and other -
commumnications from the Association on behalf of such Co-owner. Such notice shall state
the name and addréss of the individual representative destgnated, the number or numbers
of the Condominium Unit or Units owned by the Co-owner, and the name and address of
each person, firm, corporation, partnership, association, trust or other entity who is the

Co-owner. Such notice shall be signed and dated by the Co-owner. The Co-owner may
change the individual representative designated at any time by filing a new notlce in the
manner herem provided.

Section 4. QUORUM. The presence in person or by proxy of 100% of the Co-
owners in number and in value qualified to vote shall constitute a quorum for holding a
meeting of the menibers of the Association, except for voting on questions specifically
required by the Condominium Documents to require a greater quorum. The written vote
of any person furnished at or prior to any duly called meeting at which meeting said
person is not otherwise present in petson or by proxy shall be counted in determining the
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presence of a quorum with respect to the question upon which the vote is cast.

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

. Cumulative voting shall not be permitted. : :

Section 6. MAJORITY. A majority, except where otherwise provided herein, shall
consist of more than 50% in value of those qualified to vote and present in person or by
proxy (or written vote, if applicable) at a given meeting of the members of the
Association. Whenever provided specifically herein, a majority may be required to
exceed the simple majority herein above set forth of designated voting representatives -
present in person or by proxy, or by written vote, 1f apphcable ata given meeting of the
" members of the Association.

ARTICLE IX MEETINGS

Section }. PLACE OF MEETING. Meetings of the Association shall be held at the
principal office of the Association or at such suitable place convenient t0 the Co-owners
as may be designated by the Board of Directors. Meetings of the Association shall be '
conducted in accordance with Sturgis' Code of Parliamentary Procedure, Roberts Rules of
Order or some other generally recognized manual of parliamentary procedure, when not
otherwise in conflict with the Condominium Documents (as defined in the Master Deed)
or the laws of the State of Michigan. '

Section 2. FIRST ANNUAL MEETING. The First Annual Mesting of members of
~ the Associatior may be convened only by Developer and may be called at any time after
 moré than 50% in number of the Units in Randolph Creek Condominium Phase 1
determined with reference to the recorded Consolidating Master Deed have been sold and

the purchasers thereof qualified as members of the Association. In nio event, however,
-shall such meeting be called later than 120 days after the conveyance of !egal or equitable
title to non-developer Co-owners of 100% in number of all Units that may be created or
54 inonths after the first conveyance of legal or equitable title to & non-developer Co-
owner of a Unit in the Project, whichever first occurs. Developer may call meetings of
members for informative or other appropriate purposes prior to the First Annual Meeting
of members and no such meeting shall be construed as the First Annual Meeting of
members. The Board of Directors shall set the date, time and place of such meeting, and
at least 10 days' written notice thereof shall be given to each Co-owner. The phrase |
"Units that may be creatgd" as used in this paragraph and elsewhere in the Condominium
- Documents refers to the maximum number of Units which the Developer is permitted,
under the Condominium Docurments as may be amended, to include in the Condominium.

Section 3. ANNUAL MEETINGS. Annual meetings of members of the

Association shall be held on the Second Tuesday of April each succeeding year after the '
year in which the First Annual Meeting is held at such time and place as shall be
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- determmed by. the Board of Dlrectora provided, however, that the second annual meeting
shall not be held sooner than 8 months after the date of the First Annual Meeting. At
such meetings there shall be elected by ballot of the Co-owners a Board of Directors in
accordance with the requirements of Article X1 of these Bylaws. The Co-owners may
also transact at annual meetmos such other business of the Association as may properly
come before them. :

Section 4. SPECIAL MEETINGS. It shall be the duty of the President to call 4

. special meeting of the Co-owners as directed by resolution of the Board of Directors or
upon a petition signed by both of the Co-owners presented to the Secretary of the
Association Notice of any special meeting shall siate the time and place of such
meeting and the purposes thereof. No business shall be transacted at a special meetm&,
except as stated in the notice.

Sectio‘n 5. NOTICE OF MEETINGS. It shall be thé duty of the Secretary (or other

_ Association officer in the Secretary's absence) to serve a notice of eacl annual or special

meeting, stating the purpose thereof as well as of the time and place where it is to be held,

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

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

Section 7. ORDER OF BUSINESS. The order of business at all meetings of the
members shall be as follows: (a) roll call to determine the voting power represented at the
meeting; (b) proof of notice of meeting or waiver of notice; (c) reading of minutes of
preceding meeting; (d) reports of officers; () reports of committess; (f) appointment of
inspector of elections (at annual meetings or special meetings held for purpose of election
of Directors of officers); (g) election of Directors (at annual meeting or special meetings
held for such purpose), (h) unfinished business; and (i) new business. Meeting of
members shall be chaired by the most senior officer of the Association present af such
meeting. For purposes of this Section, the order of seniority of officers shall be President,
Vice President, Secretary and Treasurer.

Section 8. ACTION WITHOUT MEETING. Any action which may be taken ata
meeting of the members (except for the election or removal of Directors) may be taken
without a meeting by ‘written ballot of the members. Ballots shall be solicited in the same
manner as provided in Section § 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 forim of written ballot
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shalt afford att opportunity to speclfv 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.
(i) a number of approvals which equals or exceeds the number of votes which would be
required for approvai if the action were taken at a meeting at which the total number of
votes cast was the same as the total number of ballots cast.

Section 9. CONSENT OF ABSENTEES. The transactions at any meeting of
“members, either annual or special, however called and noticed, shall be as valid as though
made at a meeting duly held after regular call and notice, if a quorum be present in person
~or by proxy, signs a written waiver of notice, or a consent to the holding of such meeting,
or an approval of the minutes thereof. All such waivers, consents or approvals shall be
filed with the corporate records or made a part of the minutes of the meeting.

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

ARTICLE X
ADVISORY COMMITTEE

Within 1 year after conveyance of legal or equitable title to the first Unit in the
Condominium to a purchaser or within 120 days after conveyance to purchasers of both
Units that may be.created, whichever first occurs, the Developer shall cause to be
established an Advisory Committee consisting of at least 2 non-Developer Co-owners.
The Committee shall be established and perpetuated in any manner the Developer deems
advisable, except that, if 100% in number and in value of the non-Developer Co-owners
~ petition the Board of Directors for an election to select the Advisory Committee, then an
election for such purpose shall be held.. The purpose of the Advisory Committee shall be
to facilitate communications between the temporary Board of Directors and the non-
developer Co-owners and to aid the transition of control of the Association from the
Developer to purchaser Co-owners, The Advisory Committee shall cease to exist
~automatically 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 Adwsm}r Committee who has not
been elected thereto by the Co-owners.

. /

Page 22 of 33



Liber—31086  Fage-657 -
ARTICLE XI |

. BOARD OF DIRECTORS

Section |. NUMBER AND QUALIFICATION OF DIRECTORS. The Board of
Directors shall be contprised of both members in 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 DIRECTORS.

(a) - FIRST BOARD OF DIRECTORS. The first Board of Directors shall
be composed of 3 persons and such first Board of Directors or its successors
as selected by the Developer shall manage the 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 (¢} below. The Directors shall hold office until their successors are
elected and hold their first meeting.

(b) APPOINTMENT OF NON-DEVELOPER CO-OWNERS TO
BOARD PRIOR TQ FIRST ANNUAL MEETING. Not later than 120 days
after conveyance of legal or equitable title to non-developer Co-owners of
both of the Units that may be created, 1 of the 2 Directors shall be selected by

* non-developér Co-owners. When the required percentage level of conveyance
have been reached, the Developer shall notify the non-developer Co-owners
and request that they hold a meeting and elect the required Director. Upon
certification by the Co-owners to the Developer of the Director so elected, the
Developer shall then 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 o he resigns or becomes incapacitated.

(c) ELECTION OF DIRECTORS AT AND AFTER FIRST ANNUAL
MEETING. - :

(i) Not later than 120 days after conveyance of legal or equitable title to non-
developer Co-owners of 100% of the Units that may be created, the non-
developer Co-owners shall elect all Directors on the Board, except that the

- Developer shall have the right to designate at least 1 Director as long as the
Units that remain to be created and sold equal at least 10% of all Units.

(ii) Regardless of the percentage of Units which have been conveyed, upon
the elapse of 54 months after the first conveyance of legal or equitable title to
a non-developer Co-owner of a Unit in the Project, the non-developer Co-
owners have the right to elect a number of members of the Board of Directors
equal to the percentage of Urits they own, and the Developer has the right to
elect a number of members of the Board of Directorséqual to the percentage
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of Units wlnch are owned by the Developel and for which mamtenance

_ expenses are payable by the Developer. This election may increase, but shall
not reduce, the minimum election and designation rights otherwise established
in subsection (i). Application of this subsection does not require a change in
the size of the Board of Directors. '

(iii) Ifthe calculation of the percentage of members of the Board of Director's
that the non-developer Co-owners have the right to elect under Subsection (ii).
or if the product of the number of members of the Board of Directors
multiplied by the percentage of Units held by the non-developer Co-owners
under subsection (b) results in a right of non-developer Co-owners to elect a
fractional number of members of the Board of Directors, then a fractional
election right of 0.5 or greater shall be rounded up to the nearest whole
‘numbet, which number shall be the number of members of the Board of
" Directors that the non-developer Co-owners have the right to elect. After
application of this formula the Developer shall have the right to.elect the
remaining members of the Board of Directors. Application of this subsection
shall not eliminate the right of the Developer to designate I member as
provided in subsection (i).

(iv) At the First Annual Meeting 2 Directors shall be elected for a term of 2
years ‘and 1 Director shall be elected for a term of 1 year. At such meeting all
nominees shall stand for election as 1 slate and the 2 persons receiving the
highést number of votes shall be elected for a term of 2 years and the | person
receiving the next highest number of votes shall be elected for 4 term of |
year. At each annual meeting held thereafter, either | or 2 Directors shall be -
elected depending upon the number of Directors whose terms expire. After
the First Annual Meeting, the term of office {except for 1 of the Directors
elected at the First Annual Meeting) of each Director shall be 2 years, The
Directors shall hold office until their successors have been elected and hold
their first meeting, '

(v) Once the Co-owners have acquived the right hereunder to elect a

~ majority of the Board of Directors, annual meetings of Co-owners to elect
Directors and conduct other business shall be held'in accordance with the

provisions of Article IX, Section 3 hereof. -

Section 3. POWERS AND DUTIES. The Board of Directors shall have the powers
and duties necessary for the administration of the affairs of the Association and may do all
acts and things as are not, prohibited by the Condominium Documents or required thereby

to be exercised and done by the Co- -owners.

Section 4. ‘OTHER DUTIES. In addition to the foregoing duties imposed by these
Bylaws or any further duties, which may be imposed by resolution of the members of the
Association; the Board of Directors shall be responsible specifically for the following:
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(a)  To manage and administer the affairs of and to maintain the |
Condominium Project and the Common Elements thereof,

(b) To levy and collect assessments from the members of the Association -
and to use the proceeds thereof for the purposes of the Association.

(c) ‘To carry insurance and collect and allocate the proceeds thereof.
(d) To rebuild General Common Elements after casuaﬁy.
(e) To contract for and employ persons, firms, corporations or other

agents to assist in the management, Operaﬂon maintenance and administration
of the Condominium Project.

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

behalf of the Association in furtherance of any of the purposes of the
Association. :

- (g) To borrow money and issue evidences of indebtedness in
furtherance of any or all of the purposes of the business of the Association, .
and to secure the same by mortgage, pledge, or other lien, on property owned
by the Association, provided, however, that any such action shall also be -
approved by affirmative vote of 75% of all of the members of the Association
" in number and in value: ' =

(b)  To make rules and regulations in accordance with Article VI,
Section 10 of these Bylaws.

(). To establish such committees as it deems necessary,
convenient or desirable and to appoint persons thereto for the purpose of
implementing the administration of the Condominium and to delegate to such
comimittees any functions or responsibilities which-are not by law or the
Condominium Documents required to be performed by the Board.

) To enforce the provisions of the Condominium Documents.

Sect:on 5. MANAGEMENT AGENT The Board of Directors may employ for the
Association 2 protessmna! 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’
1o, the duties listed in Sections 3 and 4 of this Article, and the Board may delegate to such
management agent any other duties or powers which are not by law or by the
Condcrmmum Documents required to be performed by or have the approval of the Board
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of Directors or the members of the Association. In no event shall the Board be authorized
to enter into any contract with a professional management agent, or any other contract
providing for services by the Developer, sponsor or builder, in which the maximum term
is greater than 3 years or which is not terminable by the Association upon 90 days' written
- notice thereof'to the other party and no-such contract shall violate the provisions of

- Section 55 of the Act.

- Section 6. 'VACANCIES. Vacancies in the Board of Directors which occur after the
Transitional Control Date caused by any reason other than the removal of a Director by &
vote of the members of the Association shall be filled by vote of the majority of the
remaining Directors; even though they may constitute less than a quorum, except that the
Developer shall be solely entitled to fill the vacancy of any Director whom it is permitted
- inthe first instance to designate. Each person so elected shall be a Director until 2

successor is elected at the next annual meeting.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 Secnon 2(b) of this Article.

Section 7. REMOVAL. - At any regular or special meeting of the Assoc:anon duly
called with due notice of the removal action proposed to be taken, any one or more of the
Directors may be removed with or without cause by the affirmative vote of more than 50%
of all of the Co-owners and a successor may than.and there be elected to fill any vacancy
thus created The quorum requirement for the purpose of filling such vacancy shall be the
requirement set forth in Article VIII, Section 4. Any Director whose removal has been
proposed by the Co-owners shall be given an opportunity to be heard at the meeting. The
- Developer may remove and replace any or all of the Directors selected by it at any time or
from time to time in its sole discretion. Likewise, any Director selected by the non-
developer 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
Dxrectors generally

Sect;on 8. FIRST MEETING. T he first meeting of a newly elected Board of
Directors shall be held within 10 days of election at such place as shall be fixed by the
Directors at the meeting at which such Directors’ were elected, and no hotice shall be
necessary to the newly elected Directors in order legally to constitute such meeting,
providing a majority of the whole Board shall be present. .

Section 9. REGULAR MEETINGS. Regular meetings of the Board of Directors
may be held at such times and places as shall be determined from time to time by a
majority.of the Directors, but at least two such meetings shall be held during each fiscal
year. Notice of regular meetings of the Board of Directors shall be given to each Director,
personally, by maii telephone or telegraph at least 10 days prior to the date named for
such meeting. :

.Section 10. SPECIAL MEETINGS. Special meetings of the Board of Directors
may be called by the President on 3 days' notice to each Director, given personally, by
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mail, tetephone or telegraph, which notice shall state the time, place and purpose of the
meeting. Special meetings of the Board of Directors shall be caIled by the President or
- Secretary in like manner and on like notice on the written require of two Directors

Sectlon 11 W AIVER OF NOTICE. Before or at any meesmg of the Board of
Directors, any Director may, in wrltmg, waiver notice of such meeting and such waiver
shall be deemed equivalent to the giving of such notice. Attendance by a Director at any
meetings of the Board shall be deemed a waiver of notice by him of the time and place
"~ thereof. Ifall the Directors are present at any meeting of the Board, no notice shali be
required and any ‘business may be trzmsacted at such meeting.

. Section 12, QUORUM. At all meetings of the Board of Directors, a majority of the

Directors shall constitute a quorum for the transaction of business, and the acts of the
majority of the Directors présent 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 2 quorum present, the majority of those present may adjourn the meeting to a
subsequent time upon 24 hours' prior written notice delivered to all Directors not present.
At any such adjourned meeting, any business which might have been transacted at the
meeting as originally called may be transacted without further notice. The joinder of a
Director in the action of a meeting by signing and concurring in the minutes thereof, shall
constitute the presence of such Director for purposes of determining a quorum.

Section 13. FIRST BOARD OF DIRECTORS. The actions of the first Board of
Directors of the Association of any successors thereto selected or elected before the
transitional Control Date shall be binding upon the Association so long as.such actions are
“within the scope of the powers and duties which may be exercised generally by the Board
of Directors as provided in the Condominium Documents.

" Section 14. FIDELITY BONDS. The Board of Directors shall require that all
officers and employees of the Association handling or responsible for Association funds
shall furnish adequate fidelity bonds. The premiums on such bOnds shall be expenses of

" administration. :

ARTICLE X1
OFFICERS

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

(a) . PRESIDENT. The President shall be the chief execiitive officer of _
the Association. He shall preside at all meetings of the Association and of the
Board of Directors. He shall have all of the general powers and duties which

Page 27 of 32



C :  Liber—310B6 -  Page—6BZ .. -

are usually vested in the office of the President of an association, including, -
~ but not limited to, the power to appoint 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) VICE PRESIDENT. The Vice President shall take the place of the

~ President and perform his duties whenever the president shall be absent or

. unableto act. If neither the president nor the Vice President is able to act, the
Board of Directors shall appoint some other member of the Board to so do on
an interim basis. The Vice President shall also perform such other duties as
shall from time to time be imposed upon him by the Board of Directors.

(¢) = SECRETARY:. The Secretary shall keep the minutes of all meetings
of the Board of Directors and the minutes of all meetings of the members of
the Association; he shall have charge of the corporate seal, if any, and of such
books and papers as the Board of Directors may direct; and he shall, in
general; perform all duties incident to the office of the Secretary.

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

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

Section 3, REMOVAL. Upon affirmative vote of a majority of the members of the
Board of Directors, any officer may be removed either with or without cause, and his
. successor elected at any regular meeting of the Board of Directors, or at any special
meeting of the Board for such purpose. No such removal action may be taken, however,
unless the maiter shall have been included in the notice of such meeting. The officer who
_ 18 proposed to be removed shall be given an opportunity to be heard at the meeting.

Section 4. DUTIES. The officers shall have such other duties, powers and

d

, ARTICLE X1l
s . SEAL

" The Assdciation may (but need not) have a seal. If the Boérd determines

that the Association shall have a seal, then it shall have inscribed thereon the name of the
Association, the words “corporate seal" and "Michigan".
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ARTICLE XIV
FINANCE

Section |. RECORDS. The Association shall keep detailed books of account
showing all expenditures and receipts of administration which shall specify the
maintenance and repair expenses of the Common Elements and any other expenses

“incurred by or on behalf of the Association and the Co-owners. Such accounts and afl
‘other Association records shall be open for inspection by the Co-owners and their
mortgagees during reasonable working hours. The Association shall prepare and
distribute to each Co-owner at least once a year a financial statement, the conterits of
which shall be defined by the Association. The books of account shall be audited at least
annually by qualified independent auditors; provided, however, that such auditors need not
be certified public 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 90 days

following the end of the Association's fiscal year upon request therefor. The costs of any
such audit and any accounting expenses shall be expenses of administration.

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

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

SectAionr4. BY DEVELOPER. Prior to the Transitional'Control Date; thése-Bylaws '
may be amended by the Developer without approval from any other person so long as any
such amendment does not materially alter or change the right of 2 Co-owner or mortgagee.

Section 5. WHEN EFFECTIVE. Any amendment to these Byvlaws shall become
. eﬁ'ectwe upon recor dmg of such amendment in the office of the Wayne County Reqxste:
of Deeds.

Section 6. BINDING. A copy of each amendment to the Bylaws shall be furnished
to every member of the Association after adoption; provided, however, that any
amendment to these Bylaws that is adopted in accordance with this Article shall be
binding upon all persons who have an interest in the Project 1rrespect1ve of whether such
persons actuaEly receive a copy of the amendment,
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- ARTICLE XVII COMPLIANCE

, The Association of Co-owners and alf present or future Co-owners, tenants, future

© tenants, or any ather persons acquiring an interest in or using the facilities of the Project in
any manner are subject to an shall comply with the Aet, as amended, and the mere _
acquisition, occupancy or rental of any Unit or an interest therein or the utilization of or
entry upon the Condominium Premises shall signify that the Condominium Documents are
accepted and ratified. In the event the Condominium Documents conflict with the
provisions of the Act, the Act shall govern.

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

ARTICLE XIX
REMEDIES FOR DEFAULT

~ Any default by a Co-owner shall entitle the Association or another Co-owner or Co-
owners to the following relief: -

Section 1. LEGAL ACTION. Failure to comply with any of the terms or provisions
of the Condominium Docuinents shall be grounds for relief, which may include, without
.intending to limit the same, an action to recover sums due for damages, injunctive relief,
foreclosure of lien (if default in payment of assessment) or any combination thereof, and
such relief may be sought by the Association or, if approprlate by an aggrieved Co-owner
or Co-owners. :

Section 2. RECOVERY OF COSTS. In any proceeding arising because of an
alleged default by any Co-owner, the Association, if successful, shall be entitled to
recover the costs of the proceeding and such reasonable attorneys' fees (not limited to
statutory fees) as may be determined by the court, but inno event shall any Co-owner be
entitled to recover such attorneys' fees.

Section 3. REMOVAL AND ABATEMERNT. The violation of any of the
provisions of the Condominium Documtents 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, Limjted or General, or into any Unit, where reasonably necessary, and
semmarily remove and abate, at the expense of the Co-owner in violation, any structure,
thing or condition existing ‘or maintained contrary to the provisions of the Condominium
. Documents. The Association shall have no liability to any Co-owner arlsmg out of the
exercise of its removal and abatement power authorized herein.

Section 4. ASSESSMENT OF FINES. The violation of any of the provisions of the
Condominium Daocuments by any Co-owner shall be grounds for assessment by the
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Association, acting through its duly constituted Board of Directofs, of monetary fines for
such violations in accordance with Article XX of these Bylaws. -

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

Section 6. CUMULATIVE RIGHTS, REMEDIES AND PRIVILEGES. All rights
-temedies and privileges granted to the Association or any Co-owner or Co-owners
pursuant to any terms; provisions, covenants or conditions of the aforesaid Condominium

. Documents shall be déemed 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 to such party at law or in equity,

*

Section 7. ENFORCEMENT OF PROVISIONS OF CONDOMINIUM
DOCUMENTS. A Co-owner may maintain an action against the Association and its
officers and Directors to compel such persons to enforce the terms and provisions of the
- Condominium Documents. A Co-owner may maintain an action against any other Co-

- owner for injunctive relief or for damages or any combination thereof for non-compliance
with the terms and provisions of the Condominium Documents or the Act,

ARTICLE XX
ASSESSMENT OF FINES

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

Secuon 2. PROCEDURES. Upon any such violation being aIIeged by the Board,
the followmg procedures will be followed:

{(a) NOTICE Notice of the violation, including the Condominium
Document provision violated, together with a description ofthe factual nature
of the aileged offense forth with such reasonable specificity as will place the
Co-owner on notice as to the violation, shall be sent by first class mail,
postage prepaid, or personally delivered to the representative of said Co-
owner at the address as shown in the notice required to be filed with the
Association pursuant to Article VIII, Section 3 of these Bylaws.
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(b) OPPORT[NETY 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 meeting, but in no event shall the Co-owner be required to appear
less than 10 days from the date of the notice. ‘

(c) DEFAULT. Failuré 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 occurred. The Board's decision is final.

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

(a) FIRST VIOLATION. No fine shall be levied.
(b) SECOND VIOLATION.®  Twenty-Five Dollar (§25.00) fine.
(¢) THIRD VIOLATION. Fifty Dollar ($50.00) fine.

~ (d) FOURTH.VIOLATION AND SUBSEQUENT VIOLATIONS. One
Hundred Dollar (3100.00) fine. ‘

Section 4, CONTINUING VIOLATIONS. In the event that a violation continues
beyond 10 days from the date of the offending Co-owner's hearing at which the Board
‘determines that a violation has occurred, the continuing violation will be treated as a
separate and subsequent violation and new and increased fines may be levied on each
occasion of any subsequent violation determination w1thout the- nece351ty of a further
hearing or hearings thereon.

- Section 5. COLLECTION. The fines levied pursuant té Section 3 above shall be .
- assessed against the Co-owner and shall be due and payable together with the regular
Condominium assessment on the first of the next following month. Failure to pay the
fine will subject the Co-owner to all fiabilities set forth in the Condominium
Documents including, without hmltatlon those described in Article I and Article XIX

- of the Bylaws. i

ARTICLE XXI
RIGHTS RESERVED TO DEVELOPER

-Any or all of the rights and powers granted or reserved to the Developer in the
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Condommxum Documents or by law including the right and power to approve or
disapprove any act, use, or proposed action or any other matter or thing, may be
assigned by it to any other entity or to the Association. Any such assignment or
transfer shail be made by appropriate instrument in writing in which the assignee or
transferee shall join for the purpose of evidencing its consent to the acceptance of such
powers and rights and such assignee or transferee shall thereupon have the same rights
and powers as herein given and reserved to the Developer. Any rights and powers
reserved or retained by Developer or its successors shall expire and terminate, if not
sooner assigned to the Association, at the conclusion of the Construction and Sales
Period as defined in Article IIl of the Master Deed. The immediately preceding
sentence dealing with the expiration and termination of certain rights and powers
granted or reserved to the Developer is intended to apply, insofar as the Developer is
concerned, only to Developer's rights to approve and control the administration of the
Condominium and shall not; under any circumstances, be construed to apply toor
cause the termination and expiration of any real property rights granted or reserved to
the Developer or its successors and assigns in the Master Deed or elsewhere
(including, but not limited to, access easements, ufility easements and all other -
easements created and reserved in such documents which shall not be terminable in
any manner hereunder and which shall be governed only in accordance with the terms
of their creation or reservation and not hereby).

ARTICLE XXII SEVERABILITY

‘In the event that any of the terms, provisions or covenants of these Bylaws or the
Condominium Documenis are held to be partially or wholly invalid or unenforceable for
any reason whatsoever, such holding shall not affect, alter, modify or impair in any
manner whatsoever any of the other terms, provisions or covenants of such documents or
the remaining portions of any terms, provisions or covenants held to be partially invalid or
unenforceable.
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. FIRST AMENDMENT TO MASTER DEED OF
RANDOLPH CREEK CONDGMINIUMS

This First Amendment 1o the Master Deed of Randoiph Creek Condominiums is made
and executed on this _/ ™ day of February, 2012 by Randolph Creek Condominiums Phase
1, a Michigan non-profit corporation, whose registered address is 27676 Cherry Hili, Ste. 102,
Garden City, M| 48135 (hereinafter referred to as the “Association”).

WHEREAS, the Association, organized to manage and administer the affairs of, and to
maintain, Randolph Cresk Condominiums, a condominium project pursuarit to a Master Deed
dated February 10, 2000 and recorded on February 14, 2000 in Liber 31086, Page 620 through
675, Wayne County Records and designated as Wayne County Condominium Plan No. 542,
desires to amend the Master Deed and the Condominium Bylaws attached to the Master Deed
as Exhibit A for the purpose of changing responsibilities for maintenance, repair and
replacement of the exterior of the condominium units from the Association to the Co-owners.

WHEREAS, the requisite consent of Co-owners and first morigagees to this First
Amendment pursuant to the Michigan Condominium Act has been obtained.

NOW, THEREFORE:

FIRST: Article IV, Section 3 of the Master Deed amended and restated in its
entirety with the following Section 3:

Section 3. RESPONSIBILITIES. The respective responsibilities for the
maintenance, decoration, repair and replacement of the Common Elements are
as follows;

(a) CONSTRUCTION. The responsibility for decoration,
maintenance, repair and replacement of foundations, supporting columns, unit
perimeter walls (including windows and doors therein), roofs, ceilings, halls,
construction between Unit levels and chimneys, and the costs thereof to the
extent not paid by insurance proceeds pursuant to Article IV of the Condominium
Bylaws, shall be borne by the Co-owner of the Unit or Units serviced by, to which
the item is appurtenant. I decoration, maintenance, repair or replacement
applies to an item that services or is appurtenant to more than one Unit, the costs
will be borne in equal shares by the Co-owners of the Units in the particular
building being decorated, maintained, repaired or replaced. By way of example,
painting of the exterior of the building comprising Units 1 and 2 will be paid by, or
assessed against, the Co-owners of Units 1 and 2 in equal shares; and
Maintenance of a chimney servicing only Unit 4 will be paid by, or assessed
against, the Co-owner of Unit 4.



(b} COURTYARDS AND PORCHES. The maintenance, repair and
replacement of each courtyard, porch and attachments described in Article 1V,
. Section 2(a) above and each deck or patio described in Article IV, Section 2(b)

- above and the costs thereof shall be borne by the Co-owner of the Unit which
opens into such courtyard, porch, deck or patio; provided, however, that the
periodicity thereof and the materials utilized in connect therewith shall be
determined solely by the Association.

(c) AIR CONDITIONERS AND COMPRESSORS. The maintenance,
repair and replacement of each individual air conditioner compressor, its related
pad and the ground surface immediately below the same as described in Article
IV, Section 2{¢) above and the costs thereof shall be borne by the Co-owner of
the Unit service by such air conditioner compressor.

(d) WINDOWS AND SCREENS. The maintenance, repair,
replacement and interior and exterior maintenance (including washing) of all
windows and screens referred o in Article Vi, Section 2(f) and the costs thereof
shall be bome by the Co-owner of the Unit to which any such windows and
screens are appurtenant.

{e) SIDEWALKS. The Association shall be responsible for the
maintenance, repair, replacement and snow removal subject to the following
sentence. The Association shall not be cobiigated to remove snow from porches
and from sidewalks inside courtyards where the Association determines such
removal to be too difficult because of restricted access.

4] UTILITY METERS. Al ulility services measured through Unit
meters shall be borne by each Co-owner of a Unit to which the same are
appurtenant.

{Q) INTERIOR SURFACES. The costs of decoration, maintenance
repair or replacement of all surfaces referred to in Article IV, Section 2(h) above
shall be borne by the Co-owner of each Unit io which such Limited Common

Elements are appurtenant.

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

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

ASSOCIATION REVIEW. All decoration, maintenance, repair and
replacement requires prior written approval of the Board of Directors if visible
from the exterior of a unit.



DISCRETIONARY REPAIR AND REPLACEMENT. The Board of
Directors may elect to perform exterior decoration, maintenance, repair and
replacement of any Common Element that is the responsibility of a Co-owner.
This provision shall not create any obligation by the Association to perform such
maintenance and repair. However, any such maintenance and repair shall be
charged to the Co-owner of the unit and such charges shall be deemed
assessments and may be collected in accordance with Aricle 1I of the
Condominium Bylaws.

in the event of a dispute between the Co-owners of Units 1 and 2 or the
Co-owners of Units 3, 4 and 5 as to exterior decoration, maintenance, repair and
replacement, the Board of Directors shall determine the maintenance, repair or
replacement to be performed and the nature and terms of the performance.

SECOND: Article IX of the Master Deed is amended and restated in its entirety
with the following Article IX:

ARTICLE IX
AMENDMENT

This Master Deed and Exhibit A being the Condominium Bylaws and
Exhibit B being the Condominium Subdivision Plan may be amended as provided
by the Act.

Section1.  CO-OWNER APPROVAL. Amendments may be made
and recorded by the Association on written approval of the Co-owners of 2/3 of
the units in the Condominium entitled to vote on the record date of the vote
except as hereinafter provided.

Section 2. MORTGAGEE APPROVAL. Approval by not less than 2/3
of all first mortgages of record is required for any amendment that would
materially alter or change the rights of mortgagees as defined in Section 90.a (9)
of the Act and such approval shall be obtained in accordance with Section 90.a
of the Act.

Section 3. MODIFICATION OF UNITS OR COMMON ELEMENTS. Unit
dimensions and appurtenant Limited Common Elements may not be modified
without the Co-owners consent.

Section 4. PERCENTAGE OF VALUE. The method or formula used to
determine the percentages of value of Units in the Condominium may not be
modified without the consent of each effected Co-owner and mortgagee except
as otherwise provided in the Act.

THIRD: Article V, Section 1 of the Condominium Bylaws is amended and restated
as follows:



Section 1. DETERMINATION TO RECONSTRUCT OR REPAIR. If any
part of the Condominium Premises shall be damaged by casualty or other
insurable event, the determination of whether or not it shall be recenstructed or
repaired shall be made in the following manner:

(a) PARTIAL DAMAGE. If the damaged property is a Common
Element or a Unit, the property shall be rebuilt or repaired if any Unit in the
Condominium is tenantable, unless it is determined by a unanimous vote of the
Co-owners in the Condominium that the Condominium shall be terminated and
each institutional holder of a first mortgage lien on any unit in the Condominium
has given prior written approval of such termination.

(b) TOTAL DESTRUCTION. If the Condominium is so damaged that
no Unit is tenantable and if each institutional holder of a first mortgage lien on
any Unit in the Condominium has given its prior wriffen approval of the
termination of the Condominium, the damaged property shall not be rebuilt
unless 80% or more of the Co-owners agree to reconstruction by vote or in
writing within 90 days after the destruction.

FOURTH: Article VI, Section 3 of the Bylaws regarding Architectural Control is
hereby deleted.

FIFTH: Article VI, Section 4 of the Bylaws is amended and restated in its entirety
with the following Section: '

Section 4. ALTERATIONS AND MODIFICATIONS OF UNITS AND
COMMON ELEMENTS. No Co-owner shall make alterations, or changes in any
of the units or Common Elements, Limited or General, without the express
written approval of the Board of Directors including, without limitation, the
erection of lights, aerials, awnings, newspaper holders, basketball backboards,
mailboxes, flag poles or other exterior attachments or modifications. Antennas,
DBS reception devices, and other technologies regulated by the Federal
Communications Commission, not to exceed one meter in diameter, may be
placed within a Unit or on the Limited Common Elements appurtenant to the Unit
without approval of the Association. All other installations and installations upon
or attached to or penetrating General Common Elements must be approved in
advance in writing by the Association in accordance with duly promulgated rules
and regulations of the Association, which shall at all times be construed so as not
to violate FCC regulations applicable thereto. No attachment, appliance of other
item may be installed which is designated to kil or repel insets or other animals
by light or humanly audible sound. No Co-owner shall in any way restrict access
to any utility line, or any other element that must be accessible to service the
Common Elements or any element, that affects an Association responsibility in
any way.



SIXTH: Article VI, Section 12 of the Bylaws is amended and restated in its entirety
with the following Section 12:

Section 12. LANDSCAPING. No Co-owner shall perform any
landscaping or plant any trees, shrubs or flowers or place any ornamental
materials upon the Common Elements without the prior written approval of the
Association; provided however, Co-owners may maintain flower beds adjacent to
their Units and ormamental trees located in the proximity of their Units. In the
event of any dispute between Co-owners as to responsibilities and entittements
with respect to flower beds and ornamental trees, the Board of Directors shall

resolve the matier.

Except as modified herein, the Master Deed with Exhibits is hereby ratified and
confirmad.

Randoiph Creek Condominiums Phase 1,
a Michigan non-profit Corpo

o Lty (@

Dated: February 7 , 2012 Anthony CatallosHresident




STATE OF MICHIGAN )
}ss.

COUNTY OF WAYNE )

The foregoing First Amendment to Master Deed of Randolph Creek Condominiums was
acknowledged before me, a Notary Public, on this “7™™ day of February, 2012, by Anthony
Catallo, President of Randolph Creek Condominiums Phase 1 ichigan non-profit
corporation, on behalf of the corporation. ; ' o ;

7
yd

“JULIE R. LoOGRASSC, Notary Public
Oakland County, State of Michigan
My Commission Expires: 9-28-2013
Acting in Wayne County

Drafted by and after
recording return to:

Steven E. Hall

Tilchin & Hall, P.C.

31731 Northwestern Hwy., Ste. 266
Farmington Hilis, Ml 48334

{(248) 855-0995
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