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MASTER DEED 

CRESTMOOR ON THE LAKE 

This Master Deed is made and executed on this 5th 
-------

day of _Ja nuary_ __________ ,• 1996, by The Genesee Company of 
Michigan, LTD., a Colorado corportion, hereinafter referred to as 
"Developer", whose post office address is 534 Commons Drive, 
Golden, Colorado 80401, in pursuance of the provisions of the 
Michigan Condominium Act (being Act 59 of the Public Acts of 
1978, as amended), hereinafter referred to as the "Act". 

WHEREAS, the Developer desires by recording this Master 
Deed, together with the Bylaws attached hereto as Exhibit A and 
together with the Condominium Subdivision Plan attached hereto as 
Exhibit B (both of which are hereby incorporated herein by refer
ence and made a part hereof), to establish the real property 
described in Article II below, together with the improvements 
located and to.be located thereon, and the appurtenances thereto, 
as a residential Condominium Project under the provisions of the 
Act. 

NOW, THEREFORE, the Developer does, upon the recording 
hereof, establish Crestmoor on the Lake as a Condominium Project 
under the Act and does declare that Crestmoor on the Lake (here
inafter referred to as the "Condominium", Project" or the "Condo
minium Project") shall, after such establishment, be held, con
veyed, hypothecated, encumbered, leased, rented, occupied, im
proved, or in any other manner utilized, subject to the provi
sions of the Act, and to the covenants, conditions, restrictions, 
uses, limitations and affirmative obligations set forth in this 
Master Deed and Exhibits A and B hereto, all of which shall be 
deemed to run with the land and shall be a burden and a benefit 
to the Developer, its successors and assigns, and any persons 
acquiring or owning an interest in the Condominium Premises, 
their grantees, successors, heirs, personal representatives and 
assigns. In furtherance of the establishment of the Condominium 
Project, it is provided as follows: 

ARTICLE I 

TITLE AND NATURE 

The Condominium Project shall be known as Crestmoor on the 
Lake, Oakland County Condominium Subdivision Plan No. The 
Condominium Project is established in accordance with the Act. 
The Units contained in the Condominium, including the number, 
boundaries, dimensions, area and volume of each Unit therein, 
are set forth completely in the Condominium Subdivision Plan 
attached as Exhibit B hereto. Each Unit is capable of individual 
utilization on account of having its own entrance from and exit 
to a Common Element or the Condominium Project. Each Co-owner in 
the Condominium Project shall have an exclusive right to his 
Unit and shall have undivided and inseparable rights to share 
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with other Co-owners the Com�on Elements of the Condominium 
Project as are designated by the Master Deed. 

ARTICLE II 

LEGAL DESCRIPTION 

The land which is submitted to the Condominium Project 
established by this Master Deed is particularly described as 
follows: 

Part of the Southwest 1/4 of Section 27 and part of the 
Southeast 1/4 of Section 28, T. 5 N., R. 10 E., Oxford 
Township, Oakland County, Michigan described as commencing 
at the Southeast corner of said Section 28 also being the 
Southwest corner of said Section 27; thence N. 45 ° W., 84.85 
feet to the point of beginning; thence N. 45 ° W., 416.68 
feet, to a point on the Easterly line of the Grand Trunk 
Western Railroad right of way; thence N. 15 ° 22 1 31 11 E., 
1104.61 feet along said Easterly right of way; thence s. 59 ° 

12 1 4911 E., 430.25 feet; thence s. 89 ° 29' 44 11 E., 836.29 
feet; thence Due South, 780.14 feet; thence Due West, 437.72 
feet; thence Due South, 350.00 feet to a point on the South 
line of· said Section 27; thence Due West, 766.39 feet along 
said South line to the point of beginning. Containing 33.46 
acres. 

Sidwell No. 

Reserving therefrom any portion deeded, taken or used for 
road purposes and subject to all easements and restrictions 
of record and all governmental limitations, the rights of 
riparian owners and the public to use the surface, subsur
face and bed of Powell Lake, any claims arising out of the 
relocation of the bed of .Powell Lake for any reason. 

ARTICLE III 

DEFINITIONS 

Certain terms are utilized not only in this Master Deed and 
Exhibits A and B hereto, but are or may be used in various other 
instruments such as, by way of example and not limitation, the 
Articles of Incorporation and rules and regulations of the Crest
moor on the Lake Association, a Michigan non-profit corporation, 
and deeds, mortgages, liens, land contracts, easements and other 
instruments affecting the establishment of, or transfer of, 
interests in Crestmoor on the Lake as a condominium. Wherever 
used in such documents or any other pertinent instruments, the 
terms set forth below shall be defined as follows: 

Section 1. Act. The "Act" means the Michigan Condomini-
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um Act, being Act 59 of the Public A�ts of 1978, as amended. 

Section 2. Association. "Association II means Crestmoor 
on the Lake Association, which is the non-profit corporation 
organized under Michigan law of which all Co-owners shall be 
members, which corporation shall administer, operate, manage and 
maintain the Condominium. Any action required of or permitted to 
the Association shall be exercisable by its Board of Directors 
unless specifically reserved to its members by the Condominium 
Documents or the laws of the State of Michigan. 

Section 3. Bylaws. "Bylaws" means Exhibit A hereto, 
being the Bylaws setting forth the substantive rights and obliga
tions of the Co-owners and required by Section 3(8) of the Act to 
be recorded as part of the Master Deed. The Bylaws shall also 
constitute the corporate bylaws of the Association as provided 
for under the Michigan Nonprofit Corporation Act. 

Section 4. common Elements. "Common Elements", where 
used without modification, means both the General and Limited 
Common Elements described in Article IV hereof. 

Section 5. Condominium Documents. "Condominium Documents" 
means and includes this Master Deed and Exhibits A and B hereto, 
and the Articles of Incorporation, and rules and regulations, if 
any, of the Ass6ciation, as all of the same may be amended from 
time to time. 

Section 6. Condominium Premises. "Condominium Premises" 
means and includes the land described in Article II above, all 
improvements and structures thereon, and all easements, rights 
and appurtenances belonging to Crestmoor on the Lake as described 
above. 

Section 7. condominium Project, Condominium or Project. 
"Condominium Project", "Condominium" or "Project" means Crestmoor 
on the Lake, a Condominium Project established in conformity witn 
the provisions of the Act. 

Section 8. condominium subdivision Plan. "Condominium 
Subdivision Plan" means Exhibit B hereto. 

Section 9. Development and Sales Period. "Development 
and Sales Period" means the period commencing with the recording 
of the Master Deed and continuing as long as the Developer owns 
any Unit which it offers for sale. 

Section 10. co-owner. "Co-owner" means a person, firm, 
corporation, partnership, association, trust or other legal 
entity or any combination thereof who or which own one or more 
Units in the Condominium Project and shall include a Land Con
tract Vendee. The term "Owner", wherever used, shall be synony
mous with the term "Co-owner". 
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Section 11. Developer. "Developer" means The Genesee Compa
ny of Michigan, LTD., a Colorado corporation, which has made 
and executed this Master Deed, and its successors and assigns. 
Both successors and assigns shall always be deemed to be included 
within the term "Developer" whenever, however and wherever such 
terms are used in the Condominium Documents. 

Section 12. First Annual Meeting. "First Annual Meeting" 
means the initial meeting at which non-developer Co-owners are 
permitted to vote for the election of all Directors and upon all 
other matters which properly may be brought before the meeting. 
Such meeting is to be held (a) in the Developer's sole discretion 
after 50% of the Units which may be created are sold or (b) 
mandatorily after the ·elapse of 54 months from the date of the 
first Unit conveyance or (c) mandatorily after 75% of all Units 
which may be created are sold, whichever first occurs. 

Section 13. Transitional Control Date. "Transitional 
Control Date" means the date on which a Board of Directors of the 
Association takes office pursuant to an election in which the 
votes which may be cast by eligible Co-owners unaffiliated with 
the Developer exceeds the votes which may ?e cast by the Develop
er. 

Section 14. Unit or condominium Unit. !'Unit" or "Condo
minium Unit" each mean a single Unit in Crestmoor on the Lake, as 
the same is described in Article V, Section 1 hereof and on 
Exhibit B hereto, and shall have the same meaning as the term 
"Condominium Unit" as defined in the Act. Developer does not 
intend and is not obligated to install any buildings or improve
ments with the Units. All structures and improvements now or 
hereafter located within the boundaries of a Unit shall be owned 
in their entirety by the Co-Owner of the Unit within which they 
are located and shall not, unless otherwise expressly provided in 
the Condominium Documents, constitute Common Elements. 

Whenever any reference· herein is made to one gender, the 
same shall include a reference to any and all genders where the 
same would be appropriate; similarly, whenever a reference is 
made herein to the singular, a reference shall also be included 
to the plural where the same would be appropriate and vice versa. 
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ARTICLE IV 

COMMON ELEMENTS 

The Common Elements of the Project described in Exhibit B 
attached hereto, and the respective responsibilities for mainte
nance, decoration, repair or replacement thereof, are as follows: 

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

(a) Land. The land described in Article II hereof, 
excluding the portion of the land described in Article V, 
Section 1 below and in the Condominium Subdivision Plan as 
constituting the Condominium Units. 

(b) Electrical. The electrical transmission mains 
throughout the Project, up to the point of lateral connec
tion for Unit service, together with common lighting for 
the Project, if any is installed. 

(c) sanitary Sewer. The sanitary sewer system 
throughout the Project up to the point of lateral connec
tion for Unit service. 

(d) storm sewers. Any storm sewer system which may 
ultimately be installed in the Condominium and the easements 
within which the same �re located. 

(e) Telephone. The telephone system throughout the 
Project up to the point of lateral connection for Unit 
service. 

(f) Gas. The gas mains throughout the Project up to 
the point of lateral connection for Unit service. 

(g) Roads. The road contained within the Project as 
shown on Exhibit B hereto. 

(h) Telecommunications. The telecommunications sys
tem, if and when it may be installed, up to the point of 
lateral connection for Unit service. 

(i) Other. Such other elements of the Project not 
herein designated as General Common Elements which are not 
enclosed within the boundaries of a Unit, and which are 
intended for common use or are necessary to the existence, 
upkeep and safety of·the Project. 
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Section 2. Responsibilities. The respective responsibil
ities for the maintenance, decoration, repair and replacement of 
the Common Elements are as follows: 

(a) co-owner Responsibilities.

(i} Units. The responsibility for and the costs 
of maintenance, decoration, repair and replacement of 
each Unit (including all improvement located within the 
Unit) shall be borne by the Co-owner of such Unit; 
provided, however, that the exterior appearance of such 
Units, to the extent visible from any other Unit or 
Common Element on the Project, shall be subject at all 
times to the approval of the Association based on 
reasonable aesthetic and maintenance standards pre
scribed by the Association in duly adopted rules and 
regulations. 

(ii) Utility Services. All costs of electrici
ty, sanitary sewer, natural gas, cable television, 
telephone and any other utility services shall be borne 
by the Co-owner of the Unit to which such services are 
furnished. All utility laterals and leads shall be 
maintained, repaired and replaced at the expense of the 
Co-owner whose Unit they serv,ice, except to the extent 
that such expenses are borne by a utility company or a 
public authority and the Association shall have no 
responsibility therefor. 

(iii) Wells. All costs of initial installation 
and subsequent maintenance, repair and replacement of 
the well located within any Unit shall be borne by the 
Co-owner of the Unit to which they appertain. 

(b) Association Responsibilities. The Costs of mainte
nance, repair and replacement of all General Common Elements 
shall be borne by the Association, subject to any provisions 
of the Bylaws expressly to the contrary. 

Section 3. utility systems. Some or all of the utility 
lines, systems (including mains and service leads) and equipment 
and the telecommunications system, if and when constructed, de
scribed above may be owned by the local public authority or by 
the company that is providing the pertinent service. According
ly, such utility lines, systems and equipment, and the telecommu
nications system, if and when constructed, shall be General 
Common Elements only to the extent of the Co-owners' interest 
therein, if any, and Developer makes no warranty whatever with 
respect to the nature or extent of such interest, if any. The 
extent of the Developer's and Association's responsibility will 
be to see to it that sanitary sewer, telephone, electric and 
natural gas mains (but not cable television transmission lines) 
are installed within reasonable proximity to, but not within, the 
Units. Each Co-owner will be entirely responsible for arranging 
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for and paying all costs in connection with extension of such 
utilities by laterals from the mains to any structures and fix
tures located within the Units. In the event that, in the fu
ture, it shall be required by a public authority or public au
thorities or at the election of the Developer, which election is 
hereby reserved by the Developer, to install, construct, operate, 
inspect, maintain, repair, alter, replace, remove or extend 
public water mains or other utilities including but not limited 
to those which are necessary for sewage, water and storm water 
pipelines, mains, conduits and run off across, through and under 
the project and excavating and refilling necessary ditches and 
trenches to serve the Units in the Condominium, then such im
provement shall be made and the collective costs assessable to 
the Condominium Premises as a result of such improvement, shall 
be borne by the Co-owners. The public authority or authorities 
shall be given all easements and rights which are necessary to 
enter upon the Condominium Premises for the foregoing purposes. 
Nothing contained in the foregoing shall preclude the right of 
Township to specially assess benefited properties for public 
improvements, which assessments, if not paid, may result in a 
levy against the benefited real property. In the event of in
stallation of such public sewer and/or public water systems, only 
the mains shall be General Common Elements and lateral connec
tions to serve Units hall be individual responsibilities of the 
respective Co-owners. 

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 the Common 
Elements. 

ARTICLE V 

UNIT DESCRIPTION AND PERCENTAGE OF VALUE 

Section 1. Description of Units. Each Unit in the Condo
minium Project is ·described in this paragraph with reference to 
the Condominium Subdivision Plan of Crestmoor on the Lake as 
prepared by Gildner Engineering, and attached hereto as Exhibit 
B. Each Unit shall consist of the land located within Unit bound
aries as shown on exhibit B hereto and delineated with heavy
outlines together with all appurtenances thereto.

Section 2. Percentage of Value. The percentage of value 
assigned to each Unit is equal. The percentages of value were 
computed on the basis of comparative characteristics of the Units 
and concluding that there are not material differences among them 
insofar as the allocation of the Percentages of Value is con
cerned. The total value of the Project is precisely 100%. The 
percentage of value assigned to each Unit shall be determinative 
of each Co-owner's respective share of the Common Elements of the 
Condominium Project, the proportionate share of each respective 
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Co-owner in the proceeds and expenses of the administration and 
the value of such Co-owner's vote at meetings of the Association 
of Co-owners. 

ARTICLE VI 

CONVERTIBLE AREAS 

Section 1. Designation of convertible Areas for Modifica
tion of Units and Common Elements. The Units and all General 
Common Elements are Convertible Areas within which the individual 
Units and General Common Elements may be modified as provided 
herein. 

Section 2. Developer's Right to Modify Units and General 
Common Elements. Developer reserves the right, in its sole 
discretion, during a period ending no later than 6 years from the 
date of recording this Master Deed, to modify the size or loca
tion of individual Units and General Common Elements within the 
Convertible Areas. 

Section 3. Compatibility of Improvements. All improve
ments, if any, constructed within the Convertible Areas described 
above shall be reasonably compatible with the structures on the 
other portion of the Condominium Project. No improvements, other 
than as above indicated, may be created on the Convertible Areas. 

Section 4. Amendment of Master Deed. Modifications within 
this Condominium Project shall be given effect by an appropriate 
amendment to the Master Deed in the manner provided by law, which 
amendment shall be prepared by and at the discretion of the 
Developer or its successors and in which the percentages of value 
set forth in Article V hereof shall remain equal and shall be 
proportionately readjusted in.order to preserve a total value of 
100% for the entire Project resulting from such amendment or 
amendments to this Master Deed. The precise determination of the 
readjustments in percentages of value shall be made within the 
sole judgment of Developer. Such readjustments, however, shall 
reflect a continuing reasonable relationship among percentages of 
value based upon the method of original determination of percent
ages of value for the Project. 

Section 5. Consent of Interested Persons. All of the Co
owners and mortgagees of Units and other persons interested or to 
become interested in the Project from time to time shall be 
deemed to have irrevocably and unanimously consented to such 
amendment or amendments to this Master Deed to effectuate the 
foregoing and to any proportionate reallocation of percentages of 
value of existing Units which Developer or its successors may 
determine necessary in conjunction with such amendment or amend
ments. All such interested persons irrevocably appoint Developer 
or its successors as agent and attorney for the purpose of execu
tion of such amendment or amendments to the Master Deed and all 
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other documents necessary to effectuate the foregoing. The 
Developer's reservation of rights and discretion are limited by 
any Township ordinance in effect at the time of the modification. 

ARTICLE VII 

EASEMENTS 

Section 1. Easement for Maintenance of Encroachments and 
Utilities. In the event any portion of a Unit or Common Element 
encroaches upon another Unit or Common Element due to shifting, 
settling or moving of a building, or due to survey errors, or 
construction deviations, reciprocal easements shall exist for the 
maintenance of such encroachment for so long as such encroachment 
exists, and for maintenance thereof after rebuilding in the event 
of any destruction. There shall be easements to, through and 
over those portions of the land, structures, buildings and im
provements for the continuing maintenance, repair, replacement, 
enlargement of or tapping into all General Common Element utili
ties in the Condominium. 

Section 2. Rights Retained by Developer. The Developer 
reserves the right at any time until the elapse of two (2) years 
after the expiration of the Development and Sales Period to 
dedicate to the public a right-of-way of such width as may be 
required by the local public authority over any or all of the 
roadways in Crestmoor on the Lake shown as General Common Ele
ments on Exhibit B. Any such right-of-way dedication may be made 
by the Developer without the consent of any Co-owner, mortgagee 
or other person and shall be evidenced by an appropriate amend
ment to this Master Deed and to Exhibit B thereto, recorded in 
the Oakland County Records. All of the Co-owners and mortgagees 
of Units and other persons interested or to become interested in 
the Project from time to time shall be deemed to have irrevocably 
and unanimously consented to such amendment or amendments of this 
Master Deed to effectuate the foregoing right-of-way dedication. 

The Developer reserves the right at any time until the 
elapse of two (2) years after the expiration of the Development 
and Sales Period to grant easements for utilities over, under and 
across the Condominium to appropriate governmental agencies or 
public utility companies and to transfer title of utilities to 
governmental agencies or to utility companies. Any such easement 
or transfer of title· may be conveyed by the Developer without 
the consent of any Co-owner, mortgagee or other person and shall 
be evidenced by an appropriate amendment to this Master Deed and 
to Exhibit B thereto, recorded in the Oakland County Records. 
All of the Co-owners and mortgagees of Units and other persons 
interested or to become interested in the Project from time to 
time shall be deemed to have irrevocably and unanimously consent
ed to such amendment or amendments of this Master Deed to effec
tuate the foregoing grant of easement or transfer of title. 
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Section 3. Grant of Easements by Association. The Associa
tion, acting through its lawfully constituted Board of Directors 
(including any Board of Directors acting prior to the Transition
al control Date) shall be empowered and obligated to grant such 
easements, licenses, rights-of-entry and rights-of-way over, 
under and across the Condominium Premises for utility purposes, 
access purposes or other lawful purposes as may be necessary for 
the benefit of the Condominium; subject, however, to the approval 
of the Developer so long as the Development and Sales Period has 
not expired. No easements created under the Condominium Docu
ments may be modified, nor may any of the obligations with re
spect thereto be varied, without the consent of each person 
benefited or burdened thereby. 

Section 4. Association and Developer Easements for Main-
tenance, Repair and Replacement. The Developer, the Association, 
and all public or private utilitie� shall have such easements 
over, under, across and through the Condominium Premises, includ
ing all Units and Common.Elements, as may be necessary to fulfill 
any responsibilities of maintenance, repair, decoration, replace
ment or upkeep which they or any of them are required or permit
ted to perform under the Condominium Documents or by law or to 
respond to any emergency or common need of the Condominium. The 
Charter Township of Oxford is hereby granted all necessary ease
ments for the purpose of construction, operating, inspecting, 
maintaining, repairing, altering, replacing and/or moving pipe
lines, mains conduits, and other installations of similar charac
ter (hereinafter collectively called "Public Structures") for the 
purpose of providing public utilities, including conveyances of 
sewage, water and storm water runoff across, through and under 
the property subject said easement, and excavating and refilling 
ditches and trenches necessary for the location of such struc
tures. While it is intended that each Co-owner shall be solely 
responsible for the performance and costs of all maintenance, 
repair and replacement of and decoration of the residence and all 
other appurtenance and improvements constructed or otherwise 
located within his Unit, it is nevertheless a matter of concern 
that a Co-owner may fail to properly maintain the exterior of his 
Unit in a proper manner and in accordance with the standards set 
forth in Article VI of the Bylaws. Therefore, in the event a co
owner fails, as required by this Master Deed, the Bylaws or any 
Rules and Regulations promulgated by the Association, to properly 
and adequately maintain, decorate, repair, replace or otherwise 
keep his Unit or any improvements or appurtenances located there
in, the Association (and/or the Developer during the Development 
and Sale Period) shall have the right, and all necessary ease
ments in furtherance thereto, (but not the obligation) to take 
whatever reasonable action or actions it deems desirable to so 
maintain, decorate, repair or replace the Unit, all at the ex
pense of the Co-owner of the Unit. Failure of the. Association (or 
the Developer) to take any such action shall not be deemed a 
waiver of the Association's (or the Developer's) right to take 
any such action at a future time. Failure of the Association (or 
the Developer) to take any such action shall not be deemed a 
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waiver of the Association's (or the Developer's) right to take 
any such action at a future time. However, if the Co-owner and 
the Association fail, within 60 days after receiving notice from 
the Township of Oxford, to take such actioh as is needed in order 
to maintain, reconstruct or repair any of the General Common 
Elements or the individual septic systems, the Township shall 
have the right to maintain, reconstruct or repair such system or 
Common Element and charge the Co-owner and/or the Association for 
all costs incurred by the Township in connection therewith. 
Failure of the Co-owner and/or the Association to reimburse the 
Township may result in the Township recording a levy against the 
benefited real property. All costs incurred by the Association 
or the Developer in performing any responsibilities which are 
required, in the first instance to be borne by any Co-owner, 
shall be assessed against such Co-owner and shall be due and 
payable with his annual assessment next falling due; further, 
the lien for nonpayment shall attach as in all.cases of regular 
assessments and such assessments may be enforced by the use of 
all means available to the Association under the Condominium 
Documents and by law for the collection of regular assessments 
including, without limitation, legal action, foreclosure of the 
lien securing payment and imposition of fines. 

Section 5. Telecommunications Agreements. The Associa
tion, acting through its duly constituted Board of Directors and 
subject to the Developer's approval during the Construction and 
Sales Period, shall have the power to grant such easements, 
licenses and other rights of entry, use and access and to enter 
into any contract or agreement, including wiring agreements, 
right-of-way agreements, access agreements and multi-unit agree
ments and, to the extent allowed by law, contracts for sharing of 
any installation or periodic subscriber service fees as may be 
necessary, convenient or desirable to provide for telecommunica
tions, videotext, broad band cable, satellite dish, earth antenna 
and similar services (collectively "Telecommunications") to the 
Project or any Unit therein. Notwithstanding the foregoing, in 
no event shall the Board of Directors enter into any contract or 
agreement or grant any easement, license or right of entry or do 
any other act or thing which will violate any provision of any 
federal, state or local law or ordinance. Any and all sums paid 
by any Telecommunications or other company or entity in connec
tion with such service, including fees, if any, for the privilege 
of installing same or sharing periodic subscriber service fees, 
shall be receipts affecting the administration of the Condominium 
Project within the meaning of the Act and shall be paid over to 
and shall be the property of the Association. 

Section 6. Wetland Areas. Certain portions of the Condo
minium, including certain Unit areas, have been designated on the 
Condominium Subdivision Plan as "Wetlands''· The Wetlands are not 
to be disturbed either by fill, clearing of trees or construction 
of any improvements without the prior approval of Oxford Town
ship. 
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ARTICLE VIII 

SUBDIVISION, CONSOLIDATION 
AND OTHER MODIFICATIONS OF UNITS 

Notwithstanding any other provision of the Master Deed or 
the Bylaws, Units in the Condominium may be subdivided, consoli
dated, modified and the boundaries relocated, in accordance with 
Sections 48 and 49 of the Act and this Article; such changes in 
the affected Unit or Units shall be promptly reflected in a duly 
recorded amendment or amendments to this Master Deed. 

Section 1. By Developer. Developer reserves the sole right 
during the Development and Sale Period and without the consent of 
any other Co-owner or any mortgagee of any Unit to: 

(a) Subdivide Units; Consolidation of Units; Relocation
of Boundaries. Subdivide or re-subdivide any Unit which it 
owns, consolidate under single ownership two or more Units 
which are located adjacent to one another, and relocate any 
boundaries between adjoining Units. Such subdivision or 
re-subdivision of Units, consolidation of Units and reloca
tion of boundaries of Units shall be given effect by an 
appropriate amendment or amendments to this Master Deed in 
the manner provided by law, which amendment or amendments 
shall be prepared by and at the sole discretion of Develop
er, its successors or assigns. 

(b) Amendments to Effectuate Mo dification. In any 
amendment or amendments resulting from the exercise of the 
rights reserved to Developer above, each portion of the Unit 
or Units resulting from such subdivision shall be separately 
identified by number and the percentage of value as set 
forth in Arti9le V shall remain equal for the entire Project 
resulting from such amendment or amendments to this Master 
Deed. such amendment or amendments to the Master Deed shall 
also contain such further definitions of General or Limited 
Common Elements as may be necessary to adequately describe 
the Units in the Condominium Project as so subdivided. All 
of the Co-owners and mortgagees of Units and other persons 
interested or to become interested in the Project from time 
to time shall be deemed to have irrevocably and unanimously 
consented to such amendment or amendments of this Master 
Deed to effectuate the foregoing and to any proportionate 
reallocation of percentages of value of Units which Develop
er or its successors may determine necessary in conjunction 
with such amendment or amendments. All such interested 
persons irrevocably appoint Developer or its successors as 
agent and attorney for the purposes of execution of such 
amendment or amendments to the Master Deed and all other 
documents necessary to effectuate the foregoing. Such 
amendments may be effected without the necessity of rere
cording an entire Master Deed or the Exhibits hereto. The 
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Section 5. Termination, Vacation, Revocation or Abandon
ment. The Condominium Project may not be terminated, vacated, 
revoked or abandoned without the written consent of 85% of all 
Co-owners. 

Section 6. Developer Approval. During the Development 
and Sales Period, this Master Deed and Exhibits A and B hereto 
shall not be amended nor shall the provisions thereof be modified 
in any way without the written consent of the Developer. 

Section 7. Township Approval. This Master Deed and Exhib
its A and B hereto shall not be amended without the prior written 
approval of the Charter Township of Oxford Planning Commission. 

ARTICLE X 

ASSIGNMENT 

Any or all of the rights and powers granted or reserved to 
the Developer in the Condominium Documents or by law, including 
the power to approve or disapprove any act, use or proposed 
action or any other matter or thing, may be assigned by it to any 
other entity or to the Association. Any such assignment or 
transfer shall be made by appropriate instrument in writing duly 
recorded in the office of the Oakland County Register of Deeds. 

WITNfSSES:

nJ,,;ulf.1W 
Nancy'Es es 

�1�, 0- �1-�
Tamara A. Car 
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By:� 
Roert.short,President 



STATE OF MICHIGAN) 
) ss. 

COUNTY OF Macomb ) 

on this 5th day of January , 1996, the fore-
going Master Deed was acknowledged before me by Robert R. Short, 
the President of The Genesee Company of Michigan, LTD., a Colora-
do corporation, on behalf of the C'Jl'poration. 

�-�// .J:ue·iUJl/kl /« �( /J?V(�

Master Deed drafted by: 

Mark J. Abdo 
Attorney at Law 
42550 Garfield Road 
Suite 104A 

Sllsanne M. Thomas 
Notary Public, Macomb County, 
Michigan 
My Commission Expires: 8-9-99 

Clinton Township, Michigan 48028 

When recorded, return to drafter 
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EXHIBIT A 

BYLAWS 

CRESTMOOR ON THE LAKE 

ARTICLE I 

ASSOCIATION OF CO-OWNERS 

Crestmoor on the Lake, a residential Condominium Project 
located in Oxford Township, Oakland County, Michigan, shall be 
administered by an Association of Co-owners which shall be a non
profit corporation, hereinafter called the "Association", organ
ized under the applicable laws of the State of Michigan, and 
responsible for the management, maintenance, operation and admin
istration 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 con
stitute 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 Non-profit Corporation 
Act. Each Co-owner shall be entitled to membership and no other 
person or entity shall be entitled to membership. The share of a 
Co-owner in the funds and assets of the Association cannot be 
assigned, pledged or transferred in any manner except as an 
appurtenance to his Unit. The Association shall keep current 
copies of the Master Deed, all amendments to the Master Deed, and 
other Condominium Documents for the Condominium Project available 
at reasonable hours to Co-owners, prospective purchasers and 
prospective mortgagees of Units in the Condominium Project. All 
Co-owners in the Condominium Project and all persons using or 
entering upon or acquiring any interest in any Unit therein or 
the Common Elements thereof shall be subject to the provisions 
and terms set forth in the aforesaid Condominium Documents. 

ARTICLE II 

ASSESSMENTS 

Section 1. Assessments Against Units and Co-owners. All 
expenses arising from the management, administration and opera
tion of the Association in pursuance of its authorizations and 
responsibilities as set forth in the Condominium Documents and 
the Act shall be levied by the Association against the Units and 
the Owners thereof in accordance with the following provisions. 

Section 2. Assessments for Common Elements. All costs 
incurred by the Association in satisfaction of any liability 
arising with, caused by, or connected with the Common Elements or 
the administration of the Condominium Project shall constitute 
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expenditures affecting the administration of the Project, and all 
sums received as the proceeds of, or pursuant to, any policy of 
insurance securing the interest of the Co-owners against liabili
ties or losses arising within, caused by, or connected with the 
Common Elements or the administration of the Condominium Project 
shall constitute receipt affecting the administration of the 
Condominium Project, within the meaning of Section 54(4) of the 
Act. 

Section 3. 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 opera
tion, management and maintenance of the Condominium Project, 
including a reasonable allowance for contingencies and 
reserves. An adequate reserve fund for maintenance, repairs 
and replacement of those Common Elements that must be re
placed on a periodic basis shall be established in the 
budget and must be funded by regular annual payments as set 
forth in Section 4 below rather than by special assessments. 
At a minimum, the reserve fund shall be equal to 10% of the 
Association's current annual budget on a noncumulative 
basis. since the minimum standard required by this subpara
graph 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 
liability of any Co-owner for any existing or future assess
ments. Should the Board of Directors at any time determine, 
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 Condo
minium, (2) to provide replacements of existing Common 
Elements, (3) to provide additions to the Common Elements 
not exceeding $1,000.00 annually for the entire Condominium 
Project, or (4) in the event of emergencies, the Board of 
Directors shall have the authority to increase the general 
assessment or to levy such additional assessment or assess
ments as it shall deem to be necessary. The Board of Direc
tors also shall have the authority, without Co-owner 
consent, to levy assessments pursuant to the provisions of 
Article V, Section 4 hereof. The discretionary authority of 
the Board of Directors to levy assessments pursuant to this 
subparagraph shall rest solely with the Board of Directors 
for the benefit of the Association and the members thereof, 
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and shall not be enforceable by any creditors of the Associ
ation or the members thereof. 

(b) Special Assessments. Special assessments, in 
addition to those required in subparagraph (a) above, may be 
made by the Board of Directors from time to time and ap
proved by the Co-owners as hereinafter provided to meet 
other needs or requirements of the Association, including, 
but not limited to: (1) assessments for additions to the 
Common Elements of a cost exceeding $1,000.00 for the entire 
Condominium Project per year, (2) assessments to purchase a 
Unit upon foreclosure of the lien for assessments described 
in Section 6 hereof, or (3) assessments for any other appro
priate purpose not elsewhere herein described. Special 
assessments referred to in this subparagraph (b) (but not 
including those assessments referred to in subparagraph 3(a) 
above, which shall be levied in the sole discretion of the 
Board of Directors) shall not be levied without the prior 
approval of more than 60% of all Co-owners in number and in 
value. The authority to levy assessments pursuant to this 
subparagraph is solely for the benefit of the Association 
and the members thereof and shall not be enforceable by any 
creditors of the Association or the members thereof. 

Section 4. 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 ex enses of 
a ministra ion s a 1 e a  ortioned among and paid b the Co
o ners in accordance with the percenta e of va ue allocated o 
each Unit in Artie e V of the Master Deed, wi ou increase or 
·aecrease for the existence of any rights to the use of Common
Elements appurtenant to a Unit. �nnual assessments as determined
in accordance with Article II Sec ion 3 a above shall be pa -
a e by Co-owners in one installment, which is due and pa able on
January 1 of eac ear or any o er date whic e board my
determine at its discretion). e Board in its sole discretion
ma re uire assessments to be a able in uarterly or bi-annual
installments. In the initial year, the payment shal be prorat
ed commencing 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. The payment of an
assessment shall be in default if such assessment, or any part
thereof, is not aid to the Association in full on or before tne

ue date or such a me A 1 s a 1 
be assesse automatically by nts 
in default for ive or more ays il inst r with 
the a licable late charges is aid in full. Each owner 
(whether 1 or more persons shall be, and remain, personally 
liable for the payment of all assessments (including fines for 
late payment and costs of collection and enforcement of payment) 
pertinent to his Unit which may be levied while such Co-owner is 
the owner thereof. Payments on account of installments of as
sessments in default shall be applied as follows: first, to 
costs of collection and enforcement of payment, including reason-
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able attorneys' fees; second, to any interest charges and fines 
for late payment on such installments; and third, to installments 
in default in order of their due dates. 

Section 5. Waiver of Use or Abandonment of Unit. No Co
owner may exempt himself from liability for his contribution 
toward the expenses of administration by waiver of the use or 
enjoyment of any of the Common Elements or by the abandonment of 
his Unit. 

Section 6. Enforcement. 

(a) Remedies. In addition to any other remedies 
available to the Association, the Association may enforce 
collection of delinquent assessments by a suit at law for a 
money judgment or by foreclosure of the statutory lien that 
secures payment of assessments. In the event of default by 
any Co-owner in the payment of any installment of the annual 
assessment levied against his Unit, the Association shall 
have the right to declare all unpaid installments of the 
annual assessment for the pertinent fiscal year immediately 
due and payable. The Association also may discontinue the 
furnishing of any utilities or other services to a Co-owner 
in default upon 7 days' written notice to such Co-owner of 
its intention to do so. A Co-owner in default shall not be 
entitled to utilize any of the General Common Elements of 
the Project and shall not be entitled to vote at any meeting 
of the Association so long as such default continues; pro
vided, 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 also assess fines for late payment or non-payment of 
assessments in accordance with the provisions of Article 
XIX, Section 4 of these Bylaws. All of these remedies shall 
be cumulative and not alternative. 

(b) Foreclosure 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 unqualified right to elect to foreclose the lien secur
ing payment of assessments either by judicial action or by 
advertisement. The provisions of Michigan law pertaining to 
foreclosure of mortgages by judicial action and by adver
tisement, as the same may be amended from time to time, are 
incorporated herein by reference for the purposes of estab
lishing the alternative procedures to be followed in lien 
foreclosure actions and the rights and obligations of the 
parties to such actions. Further, each Co-owner and every 
other person who from time to time has any interest in the 
Project, shall be deemed to have authorized and empowered 
the Association to sell or to cause to be sold the Unit with 
respect to which the assessment(s) is or are delinquent and 
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to receive, hold and distribute the proceeds of such sale in 
accordance with the priorities established by applicable 
law. Each Co-owner of a Unit in the Project acknowledges 
that at the time of acquiring title to such Unit, he was 
notified of the provisions of this subparagraph and that he 
voluntarily, intelligently and 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 subject Unit. 

(c) Notices 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 expira
tion of 10 days after mailing, by first class mail, postage 
prepaid, addressed to the delinquent Co-owner(s) at his or 
their last known address, of a written notice that 1 or more 
installments of the annual assessment levied against the 
pertinent Unit is or are delinquent and that the Association 
may invoke any of its remedies hereunder if the default is 
not cured within 10 days after the date of mailing. Such 
written notice shall be accompanied by a written affidavit 
of an authorized representative of the Association that sets 
forth (i), the affiant's capacity to make the affidavit, 
(ii) the statutory and other authority for the lien, (iii)
the amount outstanding (exclusive of interest, costs, attor
ney 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 against
the Association.

(d) Expenses of Collection. The expenses incurred in 
collecting unpaid assessments, including interest, costs, 
actual attorneys' fees (not limited to statutory fees) and 
advances for taxes or other liens paid by the Association to 
protect its lien, shall be chargeable to the Co-owner in 
default and shall be secured by the lien on his Unit. 

Section 7. Liability of Mortgagee. Notwithstanding any 
other provisions of the Condominium Documents, the holder of any 
first mortgage covering any Unit in the Project which comes into 
possession of the Unit pursuant to the remedies provided in the 
mortgage or by deed (or assignment) in lieu of foreclosure, or 
any purchaser at a foreclosure sale, shall take the property free 
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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 assessments or charges resulting from a pro rata 
reallocation of such assessments or charges to all Units includ
ing the mortgaged Unit). 

Section 8. Developer i s Responsibility for Assessments. The 
Developer of the Condominium, although a member of the Associa
tion, shall not be responsible at any time for payment of the 
annual Association assessment. The Developer, however, shall at 
all times pay all expenses of maintaining the Units that it owns, 
including the improvements located thereon, together within 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 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 
the Developer at the time the expense is incurred to the total 
number of Units then in the Project. In no event shall the 
Developer be responsible for payment of any assessments for 
deferred maintenance, reserves for replacement, for capital im
provements or other special assessments, except with respect to 
Units owned by it on which a completed building is located. For 
instance, the only expense presently contemplated that the De
veloper might be expected to pay is a pro rata share of snow 
removal and other road maintenance from time to time as well as 
a pro rata share of any administrative costs which the Associa
tion might incur from time to time. Any assessments levied by 
the Association against the Developer for other purposes shall be 
void without Developer's consent. Further, the Developer shall 
in no event be liable for any assessment levied in whole or in 
part to purchase any Unit from the Developer or to finance any 
litigation or other claims against the Developer, any cost of 
investigating and preparing such litigation or claim or any 
similar or related costs. A "completed building" shall mean a 
building with respect to which a certificate of occupancy has 
been issued by Oxford Township. 

Section 9. 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 10. Personal Property Tax Assessment of Association 
Property. The Association shall be assessed as the person or 
entity in possession of any tangible personal property of the 
Condominium owned or possessed in common by the Co-owners, and 
personal property taxes based thereon shall be treated as ex
penses of administration. 

Section 11. Mechanic's Lien. A mechanic's lien otherwise 
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arising under Act No. 497 of the Michigan Public Acts of 1980, as 
amended, shall be subject to Section 132 of the Act. 

Section 12. Statement as to Unpaid Assessments. The pur
chaser of any Unit may request a statement of the Association as 
to the amount of any unpaid Association assessments thereon, 
whether regular or special. Upon written request to the Associa
tion accompanied by a copy of the executed purchase agreement 
pursuant to which the purchaser holds the right to acquire a 
Unit, the Association shall provide a written statement of such 
unpaid assessments as may exist or a statement that none exist, 
which statement shall be binding upon the Association for the 
period stated therein. Upon the payment of that sum within the 
period stated, the Association's 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 enforce
able against such purchaser and the Unit itself, to the extent 
provided by the Act. Under the Act, unpaid assessments consti
tute a lien upon the Unit and the proceeds of sale thereof prior 
to all claims except real property taxes and first mortgages of 
record. 

ARTICLE III 

ARBITRATION 

Section 1. Scope and Election. Disputes, claims, or griev
ances arising out of or relating to the interpretation or the 
application of the Condominium Documents, or any disputes, claims 
or grievances 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 an agreement of the parties that the judgment of any 
circuit court of the State of Michigan may be rendered upon any 
award pursuant to such arbitration), and upon written notice to 
the Association, shall be submitted to arbitration and the par
ties thereto shall accept the arbitrator's decision as final and 
binding, provided that no question affecting the claim of title 
of any person to any fee or life estate in real estate is in
volved. The Commercial Arbitration Rules of the American Arbi
tration Association as amended and in effect from time to time 
hereafter shall be applicable to any such arbitration. 

Section 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 petition
ing the courts to resolve any such disputes, claims or griev
ances. 

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

ARTICLE IV 

INSURANCE 

Section 1. Extent of Coverage. The Association shall, to 
the extent appropriate in light of the nature of the General 
Common Elements of the Project, carry liability insurance, if 
applicable, and any other insurance the Association may deem 
applicable, desirable or necessary, pertinent to the ownership, 
use and maintenance of the Common Elements and administration of 
the Condominium Project. Each Co-owner shall be obligated and 
responsible for obtaining fire and extended coverage and vandal
ism and malicious mischief insurance with respect to the build
ings and all other improvements constructed or to be constructed 
within the perimeter of his Condominium Unit and for his personal 
Property located therein or thereon or elsewhere on the Condomin
ium Project. Each Co-owner also shall be obligated to obtain 
insurance coverage for his personal liability for occurrences 
within the perimeter of his Unit or the improvements located 
thereon, and also for any other personal insurance coverage that 
the Co-owner wishes to carry. The Association shall under no 
circumstances have any obligation to obtain any of the insurance 
coverage required to be carried by a Co-owner. 

Section 2. Indemnification. Each individual Co-owner shall 
indemnify and hold harmless every other Co-owner, the Developer 
and the Association for all damages and costs, including attor
neys' fees, which such other Co-owners, the Developer or the 
Association may suffer as a result of defending any claim arising 
out of an occurrence on or within such individual Co-owner's Unit 
and shall carry insurance to secure this indemnity if so required 
by the Association (or the Developer during the Development and 
Sales Period). This Section 2 shall not be construed to go give 
any insurer any subrogation right or other right or claim 
against any individual Co-owner, however. 

Section 3. Premium Expenses. All premiums upon insurance 
purchased by the Association pursuant to these Bylaws shall be 
expenses of administration. 

ARTICLE V 

RECONSTRUCTION OR REPAIR 

Section 1. Association Responsibility for Repair. Immedi
ately after a casualty causing damage to General Common Element, 
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 reconstruc-
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tion or repair required to be performed by the Association, or if 
at any time during such reconstruction or repair, or upon comple
tion of such reconstruction or repair, the funds for the payment 
of the cost thereof are insufficient, assessment shall be made 
against all Co-owners for the cost of reconstruction or repair of 
the damaged property in sufficient amounts to provide funds to 
pay the estimated or actual cost of repair. 

The access to the Units in the Condominium is via a private 
road which neither Oxford Township nor Oakland County is 
obligated to maintain. In order to ensure safe and convenient 
access to all of the Units in the Condominium for the owners, 
their guests, authorized vendors and contractors, and public 
emergency service vehicles and personnel, the Board of Directors 
shall do the following: 

(a) The Board shall obtain from at least two (2)
private road contractors each year, the cost of maintaining 
the private road in accordance with reasonable standards of 
the Township of Oxford. The determination of the necessity 
for repairs or maintenance to the private road shall be made 
by the Board and shall include, but is not limited to, 
grading, repair of drainage structures, repair of frost or 
water damage, removal of trees, snow removal or plowing. 
The selection of the party or parties to provide the materi
als and/or labor for the repairs or maintenance shall be 
made by the Board. 

(b) Any costs of repair or maintenance in excess of
the Association's annual budget shall be charged to the Co
owners as an assessment pursuant to Article II Section 2(a) 
of these Condominium Bylaws. 

(c) The Board shall authorize and provide for such
maintenance and repair work and provide for payment of the 
same in the Board's usual course of business. 

(d) The Board shall provide to the clerk for the
Township of Oxford the name and address of the representa
tive appointed by the Board for responsibility for road 
maintenance. In the event the Association neglects to 
maintain or repair the road, and following 30 days after 
transmittal of notice from the Township of Oxford to the 
last name and address provided to the Township for the 
appointed representative, the Township, or its successor 
shall have the power and authority to enter upon the proper
ty, or cause its agents or contractors to do so, and perform 
such maintenance and repair as the Township determines to be 
appropriate. The cost and expense of such maintenance may 
be collected by the Township by the establishment of a 
special assessment district. 

Section 2. Timely Reconstruction and Repair. If damage to 
the General Common Elements adversely affects the appearance or 
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utility of the Project, the Association shall proceed with re
placement of the damaged property without delay. 

Section 3. co-owner•s Responsibility. Each Co-owner shall 
be responsible for all maintenance, repair and replacement re
quired within his Unit. 

Section 4. Eminent Domain. 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 an entire 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. After acceptance of 
such award by the Co-owner and his mortgagee, they shall be 
divested of all interest in the Condominium Project. 

(b) Taking of General 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 50% of the Co-owners in number 
and in value shall determine whether to rebuild, repair or 
replace the portion so taken or to take such other action as 
they deem appropriate. 

(c) continuation of Condominium After Taking. In the 
event the Condominium Project continues after taking by 
eminent domain, then the remaining portion of the Condomini
um 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 re
flect such taking and to proportionately readjust the per
centages 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 au
thorized by the Board of Directors without the necessity of 
execution or specific approval thereof by any Co-owner. 

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

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

10 



Section 5. Priority of Mortgagee Interests. Nothing con
tained in the Condominium Documents shall be construed to give a 
Condominium Unit owner, or any other party, priority over any 
rights of first mortgagees of Condominium Units pursuant to their 
mortgages in the case of a distribution to Condominium Unit 
Owners of insurance proceeds or condemnation awards for losses to 
or a taking of Condominium Units and/or Common Elements. 

ARTICLE VI 

RESTRICTIONS 

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

Section 1. Residential Use. No Unit in the Condominium 
shall be used for other than single-family residence purposes 
and the Common Elements shall be used only for purposes consist
ent with single-family residential use. No building of any kind 
shall be erected except private residences and structures ancil
lary thereto. Only one residence may be erected within any Unit. 

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 
default of a first mortgage, foreclosure or deed or other 
arrangement in lieu of foreclosure, no Co-owner shall lease 
less than an entire Unit in the Condominium and no tenant 
shall be permitted to occupy except under a lease the ini
tial 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 Condominium in its discre
tion without approval by the Association. 

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

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

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

(3) If the Association determines that the tenant
or nonco-owner occupant has failed to comply with the 
conditions of the Condominium Documents, the Associa
tion shall take the following action: 

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

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

(iii) If after 15 days the Association 
believes that the alleged breach is not cured or 
may be repeated, it may institute on its behalf or 
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 nonco-owner occupant and simultaneously 
for money damages in the same action against the 
Co-owner and tenant or nonco-owner occupant for 
breach of the conditions of the Condominium Docu
ments. The relief provided for in this subpara
graph may be by summary proceeding. The Associa
tion may hold both the tenant and the Co-owner 
liable for any damages to the Common Elements 
caused by the Co-owner or tenant in connection 
with the Unit or Condominium Project and for 
actual legal fees incurred by the Association in 
connection with legal proceedings hereunder. 

(4) When a Co-owner is in arrears to the Associa
tion 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 constitute a 
breach of the rental agreement or lease by the tenant. 
The form of lease ·used by any Co-owner shall explicitly 
contain the foregoing provisions. 
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Section 3. Architectural Control.

(a) No building, 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 existing buildings, structure or improvement, 
unless plans and specifications therefor, containing such 
detail as the Developer may reasonably request, have first 
been approved in writing by the Developer. Construction of 
any buildin� or other improvements must also receive any 
necessary approvals from the local public authority. De
veloper shall have the right to refuse to approve any such 
construction plans or specifications, or grading or land
scaping 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 suitability of the proposed 
structure, improvement, modification or landscaping, the 
site upon which it is proposed to be constructed and the 
degree of harmony thereof with the Condominium as a whole. 
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 
Association and upon all Co-owners. Developer's rights 
under this Article VI, Section 3 may, in Developer's discre
tion, be assigned to the Association or other successor to 
Developer. Developer may construct any improvements or 
effect any landscaping upon the Condominium 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. 

(b) All residences shall have finished exteriors of
brick, stone, wood or vinyl or a combination thereof and at 
least 50% of the front of the exterior of the first floor 
shall be brick or stone. No used materials (except re
claimed bricks) may be used in the construction of any 
dwelling. No dwelling shall have a flat roof or roll type 
roof. No prefabricated, factory-built and/or modular homes 
shall be located on any Unit. Generally, no material may be 
used which the Developer considers unsuitable for the pro
posed use. All exterior paints, stains and material colors 
must be shown as a part of the plans submitted for approval 
and which must be approved by Developer; samples thereof 
shall be furnished to Developer upon request. All garages 
must be attached to the dwelling and must accommodate at 
least 2 and no more than 3 automobiles. All driveways shall 
be hard surfaced with concrete or brick pavers. 

(c) Size of Residences. No residence shall be herein
after constructed on any Unit of less than the following 
sizes of finished living areas as calculated on exterior 
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dimensions, exclusive of porches, patios, garages and base
ments: 

One Story Home 

Two Story Home 

1,500 square feet 

1,600 square feet 

All bi-level and two story homes shall have a minimum 
of 1,000 square feet on the first floor. 

(d) Inground swimming pools may be installed with the
prior written approval of the Developer. 

(e) No fence or wall of any kind shall be erected or
maintained on any Unit, except fences surrounding swimming 
pools as the same may be required by Oxford Township and 
approved by the Developer. No cyclone fences shall be 
allowed. All fences shall be no larger than 4 feet in 
height, except as may be required by Township Ordinance for 
swimming pools and shall require the prior written approval 
of the Developer. 

(f) All dwellings shall be located within the Units
and the setbacks as set forth on the Condominium Subdivision 
Plan. 

The Developer shall have the right (but not the 
obligation) to permit setbacks other than those established 
above if in its sole discretion the grade, soil or other 
physical conditions pertaining to a Unit justify such a 
variation. 

(g) Each Unit must be landscaped within the time
limits set forth in paragraph (1) of this Section 3. The 
Developer shall have the right to determine the reasonable 
value of the landscaping. 

(h) No single-level flat roofs shall be permitted on
the entire main body of any dwelling, building or other 
structure, including outbuildings. Flat roofs may be in
stalled over Florida rooms, porches or patios, and tasteful 
flat roofs may be installed on multiple levels of a dwell
ing, but only if the same are approved by the Developer. 
The pitch of any proposed roof shall be depicted on plans 
submitted to the Developer and the degree of pitch accept
able shall be at Developer's discretion. No white roofs 
shall be perinitted. 

(i) The size, color, style, location and other at
tributes of the mailbox for any residence shall be as speci
fied by the Developer, in order to ensure consistency and 
uniformity within the Condominium. 

(j) No external air conditioning unit shall be placed
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in or attached to a window or wall of any dwelling. To the 
extent reasonably possible, external components of an air 
conditioning system, heat pump or like system shall be 
located so as to minimize any disruption or negative impact 
thereof on adjoining Units in terms of noise or view. The 
Developer shall have the conclusive authority to determine 
the location of any such system and whether a system com
plies with the foregoing requirements. 

(k) Once commenced, all construction activity shall be
prosecuted and carried out with all reasonable diligence, 
and the exterior of all dwellings and other structures must 
be completed as soon as practical after construction com
mences and in any event within twelve (12) months after such 
commencement, except where such completion is impossible or 
would result in exceptional hardship due to strikes, fires, 
national emergencies or natural calamities. 

(1) All landscaping must be completed within 6 months 
after initial occupancy of the dwelling or, in the case of 
speculative or unsold homes, within 6 months after the 
exterior of the dwelling has been (or with due diligence 
should have been) substantially completed, weather permit
ting. 

(m) Units 23, 24 and 25 may erect permenant docks with
the prior written approval of the Developer and may 
each maintain not more than 1 non-motorize boat. 

(n) Standard for Developer's Approvals; Exculpation 
from Liability. In reviewing and passing upon the plans, 
drawings, specifications, submissions and other matters to 
be approved or waived by the Developer under this Section, 
the Developer intends to ensure that the dwellings and other 
features embodied or reflected therein meet the requirements 
set forth in this Section; however, the Developer reserves 
the right to  waive or modify such restrictions or 
requirements pursuant to paragraph (o) of this Section. In 
addition to ensuring that all dwellings comply with the 
requirements and restrictions of this Section 3, the 
Developer (or the Association, to the extent approval powers 
are assigned to it by the Developer) shall have the right to 
base its approval or disapproval of any plans, designs, 
specifications, submissions or other matters on such other 
factors, including completely aesthetic considerations, as 
the Developer (or the Association) in its sole discretion 
may determine appropriate or pertinent. The Developer 
currently intends to take into account the preservation of 
trees and of the natural setting of the Condominium in 
passing upon plans, designs, drawings, specifications and 
other submissions. Except as otherwise expressly provided 
herein, the Developer or the Association, as the case may 
be, shall be deemed to have the broadest discretion in 
determining what dwellings or other structures will enhance 
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the aesthetic beauty and desirability of the Condominium, or 
otherwise further or be consistent with the purposes for 
any restrictions. In no event shall either the Developer 
(or the agents, officers, employees or consultants thereof), 
or the Association have any liability whatsoever to anyone 
for any act or omission contemplated herein, including 
without limitation the approval or disapproval of plans, 
drawings, specifications, elevations of the dwellings or 
other structures subject thereto, whether such alleged 
liability is based on negligence, tort, express or implied 
contract, fiduciary duty or otherwise. By way of example, 
neither the Developer nor member of the Association shall 
have liability to anyone for approval of plans, 
specifications, structures or the like which are not in 
conformity with the �revisions of this Section 3 or any 
other provision contained in the Condominium Documents, or 
for disapproving plans, specifications, structures or the 
like which arguably are in conformity with the provisions 
hereof. In no event shall any party have the right to 
impose liability on, or otherwise contest judicially, the 
Developer or any other person for any decision of the 
Developer (or alleged failure of the Developer to make a 
decision) relative to the approval or disapproval of a 
structure or any aspect or other matter as to which the 
Developer reserves the right to approve or waive under this 
Master Deed. The approval of the Developer (or the 
Association, as the case may be) of a building, structure, 
improvement or other matter shall not be construed as a 
representative or warranty that the structure or matter is 
properly designed or that it is conformity with the ordi
nances or other requirements of Oxford Township or any other 
governmental authority. Any obligation or duty to ascertain 
any such non-conformities, or to advise the Owner or any 
other person of the same (even if known), is hereby dis
claimed. 

(o) Developer's Right to Waive or Amend Restrictions.
Notwithstanding anything herein to the contrary, the De
veloper reserves the right to approve any structure or 
activities otherwise prescribed or prohibited hereunder, or 
to waive any restriction or requirement provided for in this 
Section 3, if in the Developer's sole discretion such is 
appropriate in order to maintain the atmosphere, architec
tural harmony, appearance and value of the Condominium and 
the Units therein, or to relieve the Owner of a Unit or a 
contractor from any undue hardship or expense. In no event, 
however, shall the Developer be deemed to have waived or be 
estopped from asserting its right to require strict and full 
compliance with all the restrictions sent forth herein, 
unless the Developer indicates its intent and agreement to 
do so in writing and, in the case of an approval of noncon
forming structures, the requirements of paragraph (a) of 
this Section are met. 
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Section 4. Public Health Requirements. The provisions 
hereinafter set forth have been required by the Oakland County 
Health Department. 

(a) No Unit shall be used for other than single family
residential use. 

(b) All dwellings shall be served by a potable water
system. All on-site wells shall be drilled by a well drill
er registered by the state of Michigan, to depths which
penetrate a protective clay overburden indicated at 95 feet.
In the absence of a suitable clay aquaclude, the minimum
well depth shall be 100 £eet. All wells shall be properly 
grouted for their entire casing length. A completed well 
log shall be submitted to the Oakland County Health Division 
within 60 days following the completion of each well. All 
test wells not meeting these criteria or the required 50 
foot isolation distances from approved sewer lines, must be 
abandoned, or not used as a potable water supply, by a well 
driller registered by the State of Michigan. 

(c) As previously indicated the high hardness level of
370 mg/1 may be aesthetically objectionable. Prospective 
residents must be made aware that water treatment systems 
may be necessary. 

(d) All dwellings shall be connected to a municipal
sewer system. 

Section 5. Alterations and Modifications. No Co-owner 
s 1 make alterations in exterior appearance or make structural 
modifications to his Unit or make changes in any of the Common 
Elements without the express written approval of the Board of 
Directors, including without limitation exterior painting or the 
erection of antennas, lights, aerials, awnings, flag poles or any 
other attachments or modifications. No Co-owner shall in any way 
restrict access to any utility line or any element which affects 
an Association responsibility in any way. No lawn ornaments, 
sculptures or statues shall be placed or permitted to remain on 
any Unit. 

Section 6. Activities. No immoral , improper, unlawful or 
offensive activity shall be carried on in any Unit or upon the 
Common Elements nor shall anything be done which may be or become 
an annoyance or a nuisance to the Co-owners of the Condominium. 
No unreasonably noisy activity shall occur in or on the Common 
Elements or in any Unit at any time and disputes among Co-owners, 
arising as a result of this provision which cannot be amicably 
resolved, shall be arbitrated by the Association. No Co-owner 
shall do or permit anything to be done or keep or permit to be 
kept in his Unit·or on the Common Elements anything that will 
increase the rate of insurance on the Condominium without the 
written approval of the Association, and each Co-owner shall pay 
to the Association the increased cost of insurance premiums 
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resulting from any such activity or the maintenance of any such 
condition even if approved. Activities which are deemed offen
sive and are expressly prohibited include, but are not limited 
to, the following: Any activity involving the use of firearms, 
air rifles, pellet guns, B-B guns, bows and arrows, or other 
similar dangerous weapons, projectiles or devices. 

Section 7. Pets. No animals, including household pets, 
except 2 dogs or 2 cats, or a combination of 2 such animals, 
shall be maintained by any Co-owner unless specifically approved 
in writing by the Association which consent, if given, shall be 
revocable at any time for infraction of the rules with respect to 
animals. No animal may be kept or bred for any commercial pur
pose and shall have such care and restraint so as not to be 
obnoxious or offensive on account of noise, odor or unsanitary 
conditions. No animal may be permitted to run loose at any time 
upon the Common Elements and any animal shall at all times be 
leashed and attended by some responsible person while on the 
Common Elements, Limited or General. No savage or dangerous 
animal shall be kept and any Co-owner who causes any animal to be 
brought or kept upon the premises of the Condominium shall indem
nify and hold harmless the Association for any loss, damage or 
liability which the Association may sustain as the result of the 
presence of such animal on the premises, whether or not the 
Association has given its permission therefor. 

Section 8. Aesthetics. The Common Elements shall not be 
used for storage of supplies, materials, personal property or 
trash or refuse of any kind, except as provided in duly adopted 
rules and regulations of the Association. No exterior radio, 
television aerial, antenna, satellite dish or other reception or 
transmission device shall be constructed, altered or maintained 
on any Unit without the prior written consent of Developer, which 
the Developer may withhold in its sole discretion. 

Section 9. Vehicles. No house trailers, commercial vehi
cles, boat trailers, boats, camping vehicles, camping trailers, 
motorcycles, all terrain vehicles, snowmobiles, snowmobile trail
ers or vehicles, other than automobiles or vehicles used primari
ly for general personal transportation use, may be parked or 
stored upon the premises of the Condominium, unless in garages. 
Passenger vehicles shall be parked in garages to the extent 
possible. Garage doors shall be kept closed when not in use. No 
inoperable vehicles of any type may be brought or stored upon the 
Condominium Premises either temporarily or permanently. Commer
cial vehicles and trucks shall not be parked in or about the 
Condominium (except as above provided) unless while making deliv
eries or pickups in the normal course of business. 

Section 10. Advertising. No signs or other advertising 
devices of any kind shall be displayed which are visible from the 
exterior of a Unit or on the Common Elements, including "For 
Sale" signs, without written permission from the Association and, 
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during the Development and Sales Period, from the Developer 
except as follows: 

(a) During the construction of a dwelling, a sign may
be erected so as to identify the Unit number and the name of 
the builder, but only if the Developer provides written 
authority for the erection of the sign. The Developer may 
withhold such authority in its sole discretion. The size, 
location, color and content of any sign permitted by the 
Developer shall be as specified by the Developer. 

(b) A street address sign shall be erected in connec
tion with the construction of a dwelling on a Unit. The 
size, content, location and color of the sign shall be 
specified by the Developer 

(c) All "For Sale" signs shall be no larger than 6 
square fee and professionally constructed. 

Section 11. Rules and Regulations. It is intended that the 
Board of Directors of the Association may make rules and regula
tions from time to time to reflect the needs and desires of the 
majority of the Co-owners in the Condominium. Reasonable regula
tions 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. Any such regulation or amendment may be revoked at any 
time by the affirmative vote of more than 50% of the Co-owners in 
number and value, except that the Co-owners may not revoke any 
regulation or amendment prior to the First Annual Meeting of the 
entire Association. 

Section 12. Common Element Maintenance. Sidewalks, if any, 
yards, landscaped areas, driveways and roads shall not be ob
structed nor shall they be used for purposes other than for which 
they are reasonably and obviously intended. No bicycles, vehi
cles, chairs or other obstructions may be left unattended on or 
about the Common Elements. 

Section 13. Reserved Rights of Developer. 

(a) Developer•s Rights In Furtherance of Development
and Sales. None of the restrictions contained in this
Article VI shall apply to the commercial activities or signs
or billboards, if any, of the Developer during the Develop
ment and Sales Period or of the Association in furtherance
of its powers and purposes set forth herein and in the
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 construe-
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tion office, model units, storage areas and reasonable 
parking incident to the foregoing and such access to, from 
and over the Project as may be reasonable to enable develop
ment and sale of the entire Project by Developer, and may 
continue to do so during the entire Development and Sales 
Period. Developer shall restore the areas so utilized to 
habitable status upon termination of use. 

(b) 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 
all persons interested in the Condominium. If at any time 
the Association fails or refuses to carry out its obligation 
to maintain, repair, replace and landscape in a manner 
consistent with the maintenance of such high standards, then 
Developer, or any entity to which it may assign this right, 
at its option, may elect to maintain, repair and/or replace 
any Common Elements and/or to do any landscaping required by 
these Bylaws and to charge the cost thereof to the Associa
tion as an expense of administration. The Developer shall 
have the right to enforce these Bylaws throughout the Devel
opment and Sales Period notwithstanding that it may no 
longer own a Unit in the Condominium which right of enforce
ment may include (without limitation) an action to restrain 
the Association or any Co-owner from any activity prohibited 
by these Bylaws. 

(c) Prior approval by Developer. During the Develop
ment and Sales Period, no buildings, drives, walks or other 
structures or improvements shall be commenced, erected, 
maintained, nor shall any addition to, or change or altera
tion 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, trees 
or substantial plantings be made, until plans and specifica
tions, acceptable to the Developer, showing the nature, 
kind, shape,· height materials, color scheme, location and 
approximate cost of such structure or improvements and the 
grading plan of the area to be affected shall have been 
submitted to and approved in writing by Developer, its 
successors or assigns, a copy of said plans and specifica
tions, as finally approved, lodged permanently with the 
Developer. The Developer shall have the right to refuse to 
approve any such plan or specifications, or grading or 
landscaping plans which are not suitable or desirable in its 
opinion for aesthetic or other reasons; and in passing upon 
such plans, specifications, grading or landscaping, it shall 
have the right to take into consideration the suitability of 
the proposed structure, improvement or modification, the 
site upon which it is proposed to effect the same, and the 
degree of harmony thereof with the Condominium as a whole. 
The purpose -of this Section is to assure the continued 
maintenance of the Condominium as a beautiful and harmonious 
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residential development, and shall be binding upon both the 
Association and upon all Co-owners. 

ARTICLE VII 

MORTGAGES 

Section 1. Notice to Association. Any Co-owner who mortgages 
his Unit shall notify the Association of the name and address of 
the mortgagee, and the Association shall maintain such informa
tion 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 first mortgage 
covering any Unit in the Project written notification of any 
default in the performance of the obligations of the Co-owner of 
such Unit that is not cured within 60 days. 

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

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

ARTICLE VIII 

VOTING 

Section 1. Vote. Except as limited in these Bylaws, each 
Co-owner shall be entitled to one vote for each Condominium Unit 
owned when voting by number and one vote, the value of which 
shall equal the total of the percentages allocated to the Unit 
owned by such Co-owner as set forth in Article V of the Master 
Deed, when voting by value. Voting shall be by value except in 
those instances when voting is specifically required to be both 
in value and in number. 

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

section 3. Designation of Voting Representative. Each 
Co-owner shall file a written notice with the Association 
designating the individual representative who shall vote at 
meetings of the Association and receive all notices and other 
communications from the Association on behalf of such Co-owner. 
Such notice shall state the name and address of the individual 
rep resentative designated, the number or numbers of the 
Condominium Unit or Units owned by the Co-owner, and the name and 
address o f  each person, firm, corporation, partnership, 
association, trust or other entity who is the Co-owner. Such 
notice shall be signed and dated by the Co-owner. The individual 
representative designated may be changed by the Co-owner at any 
time by filing a new notice in the manner herein provided. 

Section 4. Quorum. The presence in person or by proxy of 
35% of the Co-owners in number and in value qualified to vote 
shall constitute a quorum for holding a meeting of the members of 
the Association, except for voting on questions specifically 
required by the Condominium Documents to require a greater quo
rum. The written vote of any person furnished at or prior to any 
duly called meeting at which meeting said person is not otherwise 
present in person or by proxy shall be counted in determining the 
presence of a quorum with respect to the 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 
written votes must-be filed with the secretary of the Association 
at or before the appointed time of each meeting of the members of 
the Association. Cumulative voting shall not be permitted. 

Section 6. 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 hereinabove set 
forth and may require such majority to be one of both-number and 
value of designated voting representatives present in person or 
by proxy, or by written vote, if applicable, at a given meeting 
of the members of the Association. 
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ARTICLE IX 

MEETINGS 

Section 1. Place of Meeting. Meetings of the Association 
shall be held at the principal office of the Association or at 
such other suitable place convenient to the Co-owners as may be 
designated by the Board of Directors. Meetings of the Associa
tion shall be conducted in accordance with Sturgis' Code of 
Parliamentary Procedure, Roberts Rules of Order or some 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 Meeting 
of members of the Association may be convened only by Developer 
and may be called at any time after more than 50% in number of 
the Units in the Project (determined with reference to the re
corded Consolidating Master Deed) have been sold and the purchas
ers thereof qualified as members of the Association. In no 
event, however, shall such meeting be called later than 120 days 
after the conveyance of legal or equitable title to nondeveloper 
Co-owners of 75% in number of all Units that may be created or 
54 months after the first conveyance of legal or equitable title 
to a non-developer Co-owner of a Unit in the Project, whichever 
first occurs. Developer may call meetings of members for inform
ative or other appropriate purposes prior to the First Annual 
Meeting of members and no such meeting shall be construed as the 
First Annual Meeting of members. The date, time and place of 
such meeting shall be set by the Board of Directors, and at least 
10 days' written n6tice thereof shall be given to each Co-owner. 
The phrase "Units that may be created" as used in this paragraph 
and elsewhere in the Condominium Documents refers to the maximum 
number of Units which the Developer is permitted, under the 
condominium Documents as may be amended, to include in the Condo
minium. 

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 determined by the 
Board of Directors. At such meetings there shall be elected by 
ballot of the Co-owners a Board of Directors in accordance with 
the requirements of Article XI of these Bylaws. The Co-owners 
may also transact at annual meetings such other business of the 
Association as may properly come before them. 

Section 4. Special Meetings. It shall be the duty of the 
President to call a special meeting of the Co-owners as directed 
by resolution of the Board of Directors or upon a petition signed 
by 1/3 of the Co-owners presented to the Secretary of the Associ
ation. Notice of any special meeting shall state the time and 
place of such meeting and the purposes thereof. No business 
shall be transacted at a special meeting except as stated in the 
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notice. 

Section 5. Notice of Meetings. It shall be the duty of 
the Secretary (or other Association officer in the Secretary's 
absence) to serve a notice of each annual or special meeting, 
stating the purpose thereof as well as 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 mail
ing, postage prepaid, of a notice to the representative of each 
Co-owner at the address shown in the notice required to be filed 
with the Association by Article VIII, Section 3 of these Bylaws 
shall be deemed notice served. Any member may, by written waiver 
of notice signed by such member, waive such notice, and such 
waiver, when filed in the records of the Association shall be 
deemed due notice. 

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

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

Section 8. Action Without Meeting. Any action which may 
be taken at a meeting of the members (except for the election or 
removal of Directors) may be taken without a meeting by written 
ballot of the members. Ballots shall be solicited in the same 
manner as provided in Section 5 for the giving of notice of 
meetings of members. Such solicitations shall specify (a) the 
number of responses needed to meet the quorum requirements; (b) 
the percentage of approvals necessary to approve the action; and 
(c) the time by which ballots must be received in order to be
counted. The form of written ballot shall afford an opportunity
to specify a choice between approval and disapproval of each
matter and shall provide that, where the member specifies a
choice, the·vote shall be cast in accordance therewith. Approval
by written ballot shall be constituted by receipt within the time
period specified in the solicitation of (i) a number of ballots
which equals or exceeds the quorum which would be required if the
action were �aken at a meeting; and (ii) a number of approvals
which equals or exceeds the number of votes which would be re-
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quired for approval if the action were taken at a meeting at 
which the total number of votes cast was the same as the total 
number of ballots cast. 

Section 9. Consent of Absentees. The transactions at any 
meeting of ·members, either annual or special, however called and 
noticed, shall be as valid as though made at a meeting duly held 
after regular call and notice if a quorum be present either in 
person or by proxy; and if, either before or after the meeting, 
each of the members not present in person or by proxy, signs a 
written waiver of notice, or a consent to the holding of such 
meeting, or an approval of the minutes thereof. All such waiv
ers, 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 truthful
ly to evidence the matters set forth therein. A recitation in 
the minutes of any such meeting that notice of the meeting was 
properly given shall be prima facie evidence that such notice was 
given. 

ARTICLE X 

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 1/3 of the total number of 
Units that may be created, whichever first occurs, the Developer 
shall cause to be established an Advisory Committee consisting of 
at least 2 non-developer Co-owners. The Committee shall be 
established and perpetuated in any manner the Developer deems 
advisable, except that, if more than 50% in number and in value 
of the non-developer Co-owners petition the Board of Directors 
for an election to select the Advisory Committee,then an election 
for such purpose shall be held. The purpose of the Advisory 
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 votin� strength to elect a majority of the Board of 
Directors of the Association. The Developer may remove and 
replace at its discretion at any time any member of the Advisory 
Committee who has not been elected thereto by the Co-owners. 
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ARTICLE XI 

BOARD OF DIRECTORS 

Section 1. Number and Qualification of Directors. The 
Board of Directors shall initially be comprised of 3 members and 
shall continue to be so comprised until enlarged to 5 members in 
accordance with the provisions of Section 2 hereof. Thereafter, 
the affairs of the Association shall be governed by a Board of 5 
Directors all of whom must be members of the Association, except 
for the first Board of Directors, or its successors as selected 
by the Developer.. Directors' compensation, if any, shall be set 
by the affirmative vote of 60% of all Co-owners. Directors of 
the Association who serve prior to the Transitional Control Date 
shall receive no compensation. 

Section 2. Election of Directors. 

(a) First Board of Directors. The first Board of 
Directors or its successors as selected by the Developer, 
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 ap
pointment of the first non-developer Co-owners to the Board. 
Immediately prior to the appointment of the first non-de
veloper Co-owners to be Board, the Board shall be increased 
in size from 3 persons to 5 persons. Thereafter, elections 
for non-developer Co-owner Directors shall be held as pro
vided in subsections (b) and (c) below. 

(b) Appointment of Non-developer co-owners to Board
Prior to First Annual Meeting. Not later than 120 days 
after conveyance of legal or equitable title to non-develop
er Co-owners of 25% in number of the Units that may be 
created, 1 of the 5 Directors shall be selected by non
developer Co-owners. Not later than 120 days after convey
ance of legal. or equitable title to non-developer Co-owners 
of 50% in number of the Units that may be created, 2 of the 
5 Directors shall be elected by non-developer Co-owners. 
When the required percentage levels 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 or Directors, as the case may be. Upon 
certification by the Co-owners to the Developer of the 
Director or Directors so elected, the Developer shall then 
immediately appoint such Director or Directors to the Board 
to serve until the First Annual Meeting of members unless he 
is removed pursuant to Section 7 of this Article or he 
resigns or becomes incapacitated. 

(c) 
Meeting. 

Election of Directors at and After First Annual 

(i) Not later than 120 days after conveyance of
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legal or equitable title to non-developer Co-owners of 
75% in number of the Units that may be created, the 
non-developer Co-owners shall elect all Directors on 
the Board, except that the Developer shall have the 
right to designate at least 1 Director as long as the 
Units that remain to be created and sold equal at least 
10% of all Units that may be created in the Project. 
Whenever the 75% conveyance level is achieved, a meet
ing of Co-owners shall be promptly convened to effectu
ate this provision, even if the First Annual Meeting 
has already occurred. 

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

(iii) If the calculation of the percentage of
members of the Board of Directors that the non-develop
er 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 subsec
tion (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 num
ber, 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. Applica
tion of this subsection shall not eliminate the right 
of the Developer to designate 1 member as provided in 
subsection (i). 

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

(v) once the Co-owners have acquired the right
hereunder to elect a majority of the Board of Direc
tors, 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: 

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

(b) To 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 improvements after casualty.

(e) To contract for and employ persons, firms, corpo
rations or other agents to assist in the management, opera
tion, maintenance and administration of the Condominium 
Project. 

(f) To acquire, maintain and improve; and to buy,
operate, manage, sell, convey, assign, mortgage or lease any 
real or personal property (including any Unit in the Condo
minium 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 indebted-
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ness in furtherance of any or all of the purposes of busi
ness 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 ap
proved by affirmative vote of 75% of all of the members of 
the Association in number and in value. 

(h) To make rules and regulations in accordance with
Article VI, Section 15 of these Bylaws. 

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

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

Section 5. Management Agent. The Board of Directors may 
employ for the Association a professional management agent (which 
may include the Developer or any person or entity related there
to) at reasonable compensation established by the Board to per
form such duties and services as the Board shall authorize, 
including, but not limited to, the duties listed in Sections 3 
and 4 of this Article, and the Board may delegate to such manage
ment agent any other duties or powers which are not by law or by 
the Condominium Documents required to be performed by or have the 
approval of the Board of Directors or the members of the Associa
tion. 

Section 6. Vacancies. Vacancies in the Board of Directors 
which occur after the Transitional Control Date caused by any 
reason other than the removal of a Director by a vote of the 
members of the Association shall be filled by vote of the majori
ty of the remaining Directors, even though they may constitute 
less than a quorum, except that the Developer shall be solely 
entitled to fill the vacancy of any Director whom it is permitted 
in the first instance to designate. Each person so elected shall 
be a Director until a successor is elected at the next annual 
meeting of the Association. Vacancies among non-developer Co
owner elected Directors which occur prior to the Transitional 
Control Date may be filled only through election by non-developer 
Co-owners and shall be filled in the manner specified in Section 
2(b) of this Article. 

Section 7. Removal. At any regular or special meeting of 
the Association duly called with due notice of the removal action 
proposed to be taken, any one or more of the Directors may be 
removed with or without cause by the affirmative vote of more 
than 50% in number and in value of all of the Co-owners and a 
successor may then and there be elected to fill any vacancy thus 
created. The quorum requirement for the purpose of filling such 
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vacancy shall be the normal 35% requirement set forth in Article 
VIII, Section 4. Any Director whose removal has been proposed by 
the Co-owner 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 Directors generally. 

Section 8. First Meeting. The first meeting of a newly 
elected Board of Directors shall be held within 10 days of elec
tion at such place as shall be fixed by the Directors at the 
meeting at which such Directors were elected, and no notice shall 
be necessary to the newly elected Directors in order legally to 
constitute such meeting, providing a majority of the whole Board 
shall be present. 

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

Section 10. Special Meetings. Specia·l meetings of the 
Board of Directors may be called by the President on 3 days' 
notice to each Director, given personally, by mail, telephone or 
telegraph, which notice shall state the time, place and purpose 
of the meeting. Special meetings of the Board of Directors shall 
be called by the President or Secretary in like manner and on 
like notice on the written request of two Directors. 

Section 11. Waiver of Notice. Before or at any meeting of 
the Board of Directors, any· Director may, in writing, waive 
notice of such meeting and such waiver shall be deemed equivalent 
to the giving of such notice. Attendance by a Director at any 
meetings of the Board shall be deemed a waiver of notice by him 
of the time and place thereof. If all the Directors are present 
at any meeting of the Board, no notice shall be required and any 
business may be transacted at such meeting. 

Section 12. Adjournment. At all meetings of the Board of 
Directors, a majority of the Directors shall constitute a quorum 
for the transaction of business, and the acts of the majority of 
the Directors present at a meeting at which a quorum is present 
shall be the acts of the Board of Directors. If, at any meeting 
of the Board of Directors, there be less than a quorum present, 
the majority of those present may adjourn the meeting to a subse
quent time upon 24 hours' prior written notice delivered to all 
Directors not present. At any such adjourned meeting, any busi
ness which might have been transacted at the meeting as original
ly called may be transacted without further notice. The joinder 
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of a Director in the action of a meeting by signing and concur
ring in the minutes thereof, shall constitute the presence of 
such Director for purposes of determining a quorum. 

Section 13. First Board of Directors. The actions of the 
first Board of Directors of the Association or any successors 
thereto selected or elected before the Transitional Control Date 
shall be binding.upon the Association so long as such actions are 
within the scope of the powers and duties which may be exercised 
generally by the Board of Directors as provided in the Condomini
um Documents. 

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

ARTICLE XII 

OFFICERS 

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

(a) President. The President shall be the chief 
executive officer of the Association. He shall preside at 
all meetings of the Association and of the Board of Direc
tors. He shall have all of the general powers and duties 
which are usually vested in the office of the President of 
an association, including, but not limited to, the power to 
appoint committees from among the members of the Association 
from time to time as he may in his discretion deem appropri
ate to assist in the conduct of the affairs of the Associa
tion. 

(b) Vice President. The Vice President shall take the
place of the President and perform his duties whenever the 
President shall be absent or unable to act. If neither the 
President nor-the Vice President is able to act, the Board 
of Directors shall appoint some 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 up�n him by the Board of Directors. 

(c) Secretary. The Secretary shall keep the minutes 
of all meetings of the Board of Directors and the minutes of 
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all other Associatior
i 

records shall be open for inspection by the 
Co-owners and their mortgagees during reasonable working hours. 
The Association shall prepare and distribute to each Co-owner at 
least once a year a financial statement, the contents of which 
shall be defined by the Ass9ciation. 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 Associa
tion shall be an annual period commencing on such date as may be 
initially determined by the Directors. The commencement date of 
the fiscal year shall be subject to change by the Directors for 
accounting reasons or other good cause. 

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

ARTICLE XV 

INDEMNIFICATION OF OFFICERS AND DIRECTORS 

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

ARTICLE XVI 

AMENDMENTS 

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

Section 2. Meeting. Upon any such amendment being pro
posed, a meeting for consideration of the same shall be duly 
called in accordance with the provision_s of these Bylaws. 

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

Section 4. By Developer. Prior to the Transitional Control 
Date, these Bylaws may be amended by the Developer without ap
proval from any other person so long as any such amendment does 
not materially alter or change the right of a Co-owner or mortga
gee. 

Section 5. Township Approval. These Condominium Bylaws 
shall not be amended without the prior written approval of the 
Charter Township of Oxford Planning Commission. 

Section 6. When Effective. Any amendment to these Bylaws 
shall become effective upon recording of such amendment in the 
office of the County Register of Deeds. 

Section 7. Binding. A copy of each amendment to the Bylaws 
shall be furnished to every member of the Association after 
adoption; provided, however, that any amendment to these Bylaws 
that is adopted in accordance with this Article shall be binding 
upon all persons who have an interest in the Project irrespective 
of whether such persons actually receive a copy of the amendment. 
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ARTICLE XVII 

COMPLIANCE 

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

ARTICLE XVIII 

DEFINITIONS 

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

ARTICLE XIX 

REMEDIES FOR DEFAULT 

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

Section 1. Legal Action. Failure to comply with any of the 
terms or provisions of the Condominium Documents shall be grounds 
for relief, which may include, without intending to limit the 
same, an action to recover sums due for damages, injunctive 
relief, foreclosure of lien (if default in payment of assessment) 
or any combination thereof, and such relief may be sought by the 
Association or, if appropriate, 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 in no 
event shall any Co-owner be entitled to recover such attorneys' 
fees. 

Section 3. Removal and Abatement. The violation of any of 
the provisions of the Condominium Documents shall also give the 
Association or its duly authorized agents the right, in addition 
to the rights set forth above, to enter upon the Common Elements 
or into any Unit and the improvements thereon, where reasonably 
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necessary, and summarily remove and abate, at the expense of the 
Co-owner in violation, any structure, thing or condition existing 
or maintained contrary to the provisions of the ·condominium 
Documents. The Association shall have no liability to any co
owner arising out of the exercise of its removal and abatement 
power authorized herein. 

Section 4. Assessment of Fines. The violation of any of 
the provisions of the Condominium Documents by any Co-owner shall 
be grounds for assessment by the Association, acting through its 
duly constituted Board of Directors, of monetary fines for such 
violations. No fine may be assessed unless in accordance with 
the provisions of Article XX of these Bylaws. 

Section 5. Non-waiver of Right. The failure of the Associ
ation or of any Co-own�r to enforce any right, provision, cove
nant or condition which may be granted by the Condominium Docu
ments shall not constitute a waiver of the right of the Associa
tion or of any such Co-owner to enforce such right, provision, 
covenant or condition in the future. 

Section 6. cumulative Rights, Remedies and Privileges. All 
rights, remedies and privileges granted to the Association or any 
Co-owner or Co-owners pursuant to any terms, provisions, cove
nants or conditions of the Condominium Documents shall be deemed 
to be cumulative and the exercise of any one or more shall not be 
deemed to constitute an election of remedies, nor shall it pre
clude 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 Docu
ments. 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 
noncompliance 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, occu
pant or guest of any of the provisions of the Condominium Docu
ments 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 person
al actions or the actions of his family, guests, tenants or any 
other person admitted through such Co-owner to the Condominium 
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Premises. 

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

(a) Notice. Notice of violation, including the Condo
minium Document provision violated, together with a descrip
tion of the factual nature of the alleged offense set forth 
with such reasonable specificity as will place the Co-owner 
on notice as to the violation, shall be sent by first class 
mail, postage prepaid, or personally delivered to the repre
sentative of said Co-owner at the address as shown in the 
notice required to be filed with the Association pursuant 
to Article VIII, Section 3 of these Bylaws. 

(b) Opportunity to Defend. The offending Co-owner 
shall have an opportunity to appear before the Board and 
offer the 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 day� from the date of the notice. 

(c) Default. Failure 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 deci
sion is final. 

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

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

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

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

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

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

RIGHTS RESERVED TO DEVELOPER 

Any or all of the rights and powers granted or reserved to 
the Developer in the Condominium Documents or by law, including 
the right and power to approve or disapprove any act, use, or 
proposed action or any other matter or thing, may be assigned by 
it to any other entity or to the Association.· Any such assign
ment or transfer shall be made by appropriate instrument in 
writing in which the assignee or transferee shall join for the 
purpose of evidencing its consent to the acceptance of such 
powers and rights and such assignee or transferee thereupon have 
the same rights and powers as herein given and reserved to the 
Developer. Any rights and powers reserved or retained by De
veloper or its successors shall expire and terminate, if not 
sooner assigned to the Association, at the conclusion of the 
Construction and Sales Period as defined in Article III of the 
Master Deed. The 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 to or cause the 
termination and expiration of any real property rights granted or 
reserved to the Developer or its successors and assigns in the 
Master Deed or elsewhere (including, but not limited to, access 
easements, utility 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 Documents are held to be 
partially or wholly invalid or unenforceable for any reason 
whatsoeyer, such holding shall not affect, alter, modify or 
impair in any manner whatsoever any of the other terms, provi
sions 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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SECTIONS 27 AND 28. OXFORD TOWNSHIP 
OAKLAND COUNTY. MICHIGAN 

DEVELOPER 
THE GENESEE COMPANY of MICHIGAN, LTD. 
534 COMMONS DRIVE 
GOLDEN, COLORADO 80401 
{303) 526-9000 

ENGINEER: 
GILDNER ENGINEERING, P. C. 
4000 SOUTH OAK STREET PO BOX 405 
METAMORA, MICHIGAN 48455 
C BJOJ 678-3000 
(810) 678-2264 FAX

LEGAL DESCRIPTION 

Part of the Southwest 1/4 of Section 27 and part of the Southeast 1/4 
of Section 28, T-5-N. R-10-E. Oxford Township, Oakland Co .• Michigan, 
described as Com■encing at the Southeast corner or said Section 28 also 
being the Southwest corner of said Section 27; thence N. 45'11. 84. 85 feet to 
the point of beginning; thence N. 45'11. 416. 68 feet, to a point on the easterly 
Ii ne of the Grand Trunk Western Ra i I road right of way; thence N. 15' 22· 31' E., 
110�6I feet along said easterly right of way; thence &59'12'49"E.. 43� 25 feet 
thence S. 89' 29' 44' E.. 836. 29 feet; thence Due South, 780. 14 feet; thence 
Due West. 437. 72 feet: thence Due South. 350. 00 feet to a point on the south 
I ine or said Section 27: thence Due West. 766. 39 feet along said south I ine 
to the point of beginning. Containing 33.46 
acres. SuDJect to any easements, 

restrictions, and right-of-ways of record, If any. 
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LOCATION PLAN 

I. GARY S. GI LONER. REG I STEREO PROFESSIONAL ENG I NEER OF THE
STATE OF MICHIGAN, HEREBY CERTIFY:

THAT THE SUBDIVISION PLAN KNOWN AS • CRESTNOOR ON THE LAKE. ' 
SUBDIVISION PLAN No. • AS SHOWN ON THE ACCOMPANY I NG 
DRAWINGS. REPRESENTS A SURVEY ON THE GROUND MADE UNDER 
NY DIRECT ION, THAT THERE ARE NO EXIST ING ENCROACHMENTS 
UPON THE LANDS ANO PROPERTY HERE IN DESCRIBED. 

THAT THE REQUIRED MONUMENTS AND IRON MARKERS HAVE BEEN 
LOCATED IN THE GROUND AS REOU I RED BY RULES PRONULGA TED 
UNDER SECT ION U2 OF ACT No. 59 OF THE PUBLIC ACTS OF 1978. 

THAT THE ACCURACY OF THIS SURVEY IS WITHIN THE LIMITS 
REQUIRED BY THE RULES PROMULGATED UNDER SECT ION U2 OF ACT 59 
OF THE PUBLIC ACTS OF 1978. 

THAT THE BEARINGS. AS SHOWN. ARE NOTED ON THE SURVEY PLAN 
AS REOUIRED BY THE RULES PROMULGATED UNDER SECT ION 142 OF ACT 
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T-5-N. A-10-E 
OXFIJlll IIIP. 

'"·•-�:,:.;_,:..::.;.,: -·
SURVE:Y PLAN 

Crcstmoor on the Lake 
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BEARINGS ARE RELATIVE TO THE 
SOUTH LINE OF SECT ION 27, T-5-N. 
R·!O·E. OXFORO TWP .. OAKLANO CO .. 
�I. BEING DUE WEST. AS SURVEYED 
BY JAMES T. BAILEY. P.S.No.3396B. 
JOB • 894-525. DATED B/ I 5/94. 

Curve • 
Cl 
C2 
C3 

C4 
cs 
C6 
C7 
CB 
C9 
CIO 
Cl I 
Cl2 
Cl3 
Cl4 
CIS 
Cl6 
Cl 7 
CIB 

(0e 
LI 

L2 
L3 
L4 
LS 
L6 
L7 
LB 
L9 
LIO 
Lit 
Ll2 
Ll3 
LI◄ 
LIS 
us 

U7 
LIB 

IUl!ltl SHUT 

N SEC. 28 
I 

SEC. 
iii t .MC II:. .. 1c:u., 1 r-· ·- u� 
f 

LOCATION PLAN 

Radius Len2.!11___ Chord Distance/Bearin 
200. oo· 154. o· iso. 6□' N22·01· □4'H 
266.00' 21.16' 21.16' N41'57'23'H 
60. oo· 301. 11 • 66. oo· N32' 49• 26' w 

200. oo· !IB. BS' 117. II' N42'26'5l'H 
266. oo· 15B. 06' 155. 74' N42' 26' 54' N 
6□. oo· 51. or 49. 55· N49' 4a· 42' w 
60. oo· BJ. BJ' 77. 17' N34' 10· 23' H 
60. oo· 176. 04· 119_ 35· s10· 54· 35• E 

200. oo· II B. 84' 117.l o· S42' 26' 54' E 
266. oo· 6□. 02· 60. 59· ss2· 55· 1 s· E 
292. BO' 92. 30' 91. 92' N59' 47' 10' E 
60. oo· 34. 09· 33. 63' N52' 32· 30' E 
60. oo· 268. 92' 94. 04' SIS' 19'59'E 
60. oo· 53. 2s· s1. 52· se1· 30· 32• 11 

226. BO' 45. 37' 45. 29' 556' 29' 11' If 
266. 00' 31. OB' 31. 06' S2B' 46' 16' E 
200. 00' 65. 66' 65. 37' S34' '°' ,a, 
266. oo· 209. 22· 203_ 05· 521 

Bear i ng/LengTh !
N45' oo· oo· E 20. 20· 
DUE NORTH 35. 7 I. 
N44' 14' 08' N 220. 56' 
557' 10· 34'11 142. 35' 
N57' 10' 34' E 142. 67' 
N25' 25' 27' W 75. 53' 
N59' 2B' !6' N 78. 79' 
N25' 25' 33' II 69. 77' 
N74' 33' 17' II 3. 74' 
Nl5' 26' 43' E 20. oo·
S74' 33' I 7" E 3. 74' 
S25' 25' 33' E 122. 62' 
S59' 28' 16' E 78. 79' 
NS0' 45' 20' f 165. 02' 
S50' 45' 20' II 165. 02' 
S25' 25' 27" E 75. 53' 
S◄4' 14· oa· E 265. oo· 
545' oo· OD' E 2B. 32' 
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UTILITY INFORMATION

ALL UNITS TO BE SERVICED
BY I ND IV I DUAL WELLS. 

UTI Ll TJ SCHEDULE 
UTILITY 

SANITARY SEWER 
STORM SEWER 
ELECTRICAL 
NATURAL GAS 
TELEPHONE 
CABLE TELEVISION

OWNER COCATT ON s·ooAtr

OXFORD TOWNSHIP GILDNER ENGINEERING
CRESTMOOR ON THE LAKE GILDNER ENGINEERING
DETROIT EDISON PLAN BY OWNER 
CONSUMERS POWER PLAN BY OWNER 
AMERITECH PLAN BY OWNER 
CONCORD CABLEVISION PLAN BY OWNER

<3> DENOTES SANITARY SEWER LOCATION

� DENOTES STORM SEWER LOCATION

LEGEND

PROPOSED SANITARY SEWER
PROPOSED STORM SEWER 
PROPOSED NATURAL GAS 
• LOCATION OF LINES ARE APPROXIMATE 

ONLY ANO WI LL BE SHOWN ON AS-BU I LTS 

NOTE: ALL ----·· 
L EASEMENTS FOR SANITARY SEWER SHALL .r,:� .. c i ,., ,

BE 20' IN WIDTH ANO CENTERED ON ! , � CONSTRUCTED SEWER LI NE. .--;" "' 
2. EASEMENTS FOR STORM SEWER SHALL .;"!. ,: / GA,,Y S 

BE !2' IN WIDTH ANO CENTERED ON .• -r Gi' ON"" CONSTRUCTED SEWER LI NE. -. ;; "N:., .• t; 
3. EASEMENTS FOR NA TUR AL GAS SHALL . �, � ,,-,N::i:1 

BE !O' IN WIDTH ANO CENTERED ON •· \ ,,c_,_ 
CONSTRUCTED LINE. ·-:_ \ ::,'3Jc 

4. PRIVATE EASEMENT FOR PUBLIC �-' 

; ... 
rt ,,, .. ,,:. 

{• . 
<" • 

.,-;• ..,_' 
l • 
! 
i ... -

, < 

I- ,

/,,_.:-_ UTILITIES SHALL BE !2' IN WIDTH AND":� ,.,
� ADJACENT ANO PARALLEL TO 66' GENERAL"':-..�·!·,. • "'' ,•· 

COMMON ELEMENT FOR ROADWAY. ., ,. ' . ·0 : '-.., -· 

EAS£1ENT FlJl IHJEAGllOUNl 
�&TEA llNC FOR FIRE 
OEPAAlNENT USE. 

UT IL I TY PLAN 
Crestmoor on the Lake 

Dxrora Townsn/p. Daklana Co., HI. 
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PNT • N. COOR□. E. COOR□. 

>c: <
C z =>
C> 
a, 

I 
2 
3 
4 
5 
6 
7 
B 
9 

10 
II 
12 
13 
14 
15 
16 
17 
18 
19 
20 

r.n 
I 

21 
� 22 z 23 => 24

25 
26 
27 

28 
29 
30 
31 
32 
33 
34 
35 
36 
37 
38 

14297. BS 
14357. 85 
14652. 49 
15717. 56 
15497. 35 
15489. 9B 
14707. 85 
14707. 85 
14357. BS 

14357. BS 
14441. BS 
14441.39 
14598. 53 
14784.21 
14766. 59 
14798. 00 
14B69. 51 
14921. 61 
15039. 55 
15426. 00 
15464. 57 

15360. B2 
15259. 55 
15236. 46 
15231. 13 
15225. 21 
15335. 15 
15183. 43 
15070. 60 
15108. 01 
15337. 34 
15346. 66 
15341. 99 
15408. 06 
15242. 54 
15072. 44 
14993. 00 
14889. 23 

12847. 53 
12767.53 
12492.89 
127B5. 77 
13155. 39 
13991. 64 
13991. 64 
13553.92 
13553.92 

12848. 02 
!2B4B. 70
l276B. 27 
12664.04 
12696. 94 
12725. 30 
12765.B2 
12725.62 
12662.91 
!259B. B2 
12705.61
12793.59
12914.62
12B09.99
12780. 20 
12779. 21
12782. 02 
12923. 83
13003. 41
13166. 36
13234.41
13201. 72
13292. 45
13358. BB
13569. 25
13549. 46 
13596. BO
13633. 39
13460.92 

.•-: "� ·� 

COORDINATE DATA 

PNT I N. COOR□. E. COOR□. PNT • N.COORD. E. COOR□. PNT • N. COOR□. E.COORD. UNIT I UN I T S I ZE SF. 

39 
40 
41 
42 
43 
44 
45 
50 
51 
52 
53 
54 
55 
56 
57 
SB 
59 
60 
61 
62 
63 

U) 

I 
64 

� 65 
s 66 

67 
6B 
69 
70 
71 
72 
73 
74 
75 
76 
77 
7B 
79 
BO 
Bl 
82 

15044.B2 
15037. 77 

15035.65 
15010. 64 
14B64. 22 
14749. 59 
14608. 92 
14357.B5 
14377. 85 
14413. 56 
14516. 02 
14357. B5 
W2I. 43 
14553. OB 
14591. 39 
144B9. 93 
1464B. 71 
14547. 15 
14711.11 
14726. 84 
14649. 68 
14590. 98 
14442. 39 
14600. B9 
1463B.03 
146B1. 91 
14705. 14 
14780. 29 
14845. 20 
147B2. 48 
14850. 69 
14882. 49 
14937. 10 
14977. 13 
14984.04 
l503B. 30 
15092.05 
15104.01 
15049. 78 
14976. 27 

13345. 27 
132B5.97 
13234.49 
13196. 73 
13299. 44
13411. 06 
13553.92 
13296. 92 
13316.92 
13316.92 
13288.69 
13146. 51 
13130. II
13260. 22 
13222.92 
13112. 44 
13167. 11 
13056. 52 
13106.35 
13092. 21 
12972.58 
12921. 93 
12945. 36 
12878. 48 
12853. 84 
12861. 62 
12936. 81 
12873.54 
12826.69 
13056. 70 
13024. 27 
13005. 36 
12945. 23 
12877. 36 
12866. 27 
12806. 21 
12772. 25 
12766.56 
12679. 01 
12633.21 

83 
84 
BS 
86 
BB 
87 
89 
90 
91 
92 
93 
94 
95 
96 
97 
9B 
99 

100 
IOI 
102 
103 

r.n 
I

104 
'.:: 105 
s 106 

107 

108 
109 
110 
111 
112 
113 
114 
115 
116 
117 
118 
119 
120 
121 

122 

15155. 06 12742. 29 A I 
!SIB� 03 12704. 44 A 2 
15250. BB 12661. 09 � A 3 
15251. BB 12657. 49 < A 4 
15270. 16 12666. 42 � A 5 
15271. 16 12662. Bl � A 6 
15297. 56 12749. 29 en A 7 

15443. 73 l2BI 7. 90 A B 
15155.28 12815.27 A 9 
15256.0B 12965. 31 
15120.38 l2B3I. B6 
150B3. 30 l 2B54. 74 B I 
I 5033. 98 I 2910. B9 B 2 
ISOIB.87 12936.50 B 3 
15133. 01 13076. 23 B 4 
14993. 95 12978. 76 B 5 
14957. 36 13027. 1B f5 B 6 
15061. 76 13154. 98 � B 7 
1512B. 47 13261. 10 en B B 
15151. 83 13321. 15 � B 9 
15127. 54 l335B. 52 § BIO 
15239. 22 13516. 99 ui Bil 
15084. IB 1336B. B3 B12 
15055.77 13560.60 B13 
14906. 25 1306B. 93 B14 
14B79. 02 I 30B3. BB B 15 
14810. Bl 13116. 30 B16 
14917. 95 13261. 75 
14757. 15 13153. 64 
14739. 24 13171. 08 
14681. 92 13226. B9 
14806. 91 13355. 25 
14624. 61 132B2. 70 
14567. 29 13338. 50 
14693. 45 13468. 07 
14511. 62 !33BO. 05 
14447.59 13405. 64 
l44B5. 48 13553.92 
14377. BB 13413. B9 
14357.85 13433.92 

PROPOSED OCT. 1, 1995 
MUST BE BUILT 

14322. 85 
14377. 85 
14523. 05 
14765. 91 
14926. 72 
15077. 72 
15294.55 
14604.B9 
15146.92 

1467B. 14 
14598.87 

14502.65 
14489. 40 
1449B.66 
14612. 9B 
14701. 1B 
14783. ID 
14795. 59 
l4B93.38 
l499B. 19 
15019. OD 
15074. 70 
15066. 20 
15037.28 
15045. 7B 

13505. 49 
13408. 92 
13367. 35 
13132.67 
13041. 95 
12846. 44 
12744. 15 
12891. 94 
13320. 18 

I 20. 391 
2 13,956 
3 12. DOI
4 17,455 
5 19. 901
6 17,051 
7 20,854 
B 20, B54 
9 15. !09 

ID 16,317 

11 12. 89B 
13523. 12 12 17,020 
13533. 92 13 14. 48D
13361.97 14 14,408 
13323. 49 15 20,400 
12806. 63 16 14. 071 
128B5. 62 17 15. 743
12949. I I 1B 14, B09 
13076. 12 19 14. B23 
13100. 41 20 16, 945 
12753. 35 21 1B. 64B
128B2. 07 22 25, 382 
12895. 11 23 39. 204 
13192. 05 24 25, 9B6
13197. 30 25 32. 2B6 
13215

�

18 26 18,718 
13209. 92 27 14, 193 

2B 14,333 

1 
, 29 14. 333

30 14, 400 
31 17,646 ' � 1�8� 
33 15. 354

� 

34 2B, 521

.'·/ �;:\'.:':j --,_-�--� . COORDINATE DATA 

:.'. i �g·,,i'J�i:� i.:· Crea tmoor on the Lake 
.� \ ';�\�1• j � �xfard ToHnShio, Oakland Co .• NJ. 
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FEB 2 11996 

Administrator 

NON-PROFIT � 
ARTICLES OF INCORPORATION 

096Dti9117 0216 DRG8,FI $20.00 

RECEiVED 

FEB 1 61996 

MICHIGAN DEPARTMENTOFCOMMERC! 
Corporation & Securities Bureau CRESTMOOR ON THE LAKE 

MICHIGAN DEPT. OF COMMERCE
ASSOCIATIO!C"RPORATION&SECURITIES�

These Articles of Incorporation are signed and acknowledged 
by the incorporator for the purpose of forming a non-profit 
corporation under the provisions of Act No. 162 of the Public 
Acts of 1982, as follows: 

ARTICLE I 

NAME 

Thy name of the corporation is Crestmoor on the Lake Associ
ation. j 

ARTICLE II

PURPOSES 

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

(a) To manage and administer the affairs of and to
maintain Crestmoor on the Lake, a condominium (hereinafter 
called "Condominium"); 

(b) To levy and collect assessments against and from
the members of the corporation and to use the proceeds 
thereof for the purposes of the corporation; 

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

(d) To rebuild improvements after casualty;

(e) To contract for and employ persons, firms, or
corporations to assist in management, operation, maintenance 
and administration of said Condominium; 

(f) To make and enforce reasonable regulations con
cerning the use and enjoyment of said Condominium; 

(g) To own, maintain and improve, and to buy, sell,
convey, assign, mortgage, or lease (as landlord or 
tenant) any real and personal property, including, but not 
limited to, any Unit in the Condominium or any other real 
property, whether or not contiguous to the Condominium, for 
the purpose of providing benefit to the members of the 
corporation and in furtherance of any of the purposes of the 
corporation; 
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(h) To borrow money and issue evidences of indebted
ness in furtherance of any or all of the objects of its 
business; to secure the same by mortgage, pledge or other 
lien; 

(i) To enforce the provisions of the Master Deed and
Bylaws of the Condominium and of these Articles of Incorpo
ration and such Bylaws and Rules and Regulations of this 
corporation as may hereinafter be adopted; 

(j) To do anything required of or permitted to it as 
administrator of said Condominium by the Condominium Master 
Deed or Bylaws or by Act No. 59 of Public Acts of 1978, as 
amended; 

(k) In general, to make and perform any contract and
to exercise all powers necessary, incidental or convenient 
to the administration, management, maintenance, repair, 
replacement and operation of said Condominium and to the 
accomplishment of any of the purposes thereof. 

ARTICLE III 

ADDRESSES 

Location of the first registered office is 2410 Metamora, 
Oxford Township, Oakland County, Michigan 48371. 

Post office address of the first registered office is 2410 
Metamora, Oxford Township, Michigan 48371. 

ARTICLE IV 

RESIDENT AGENT 

The name of the first resident agent is Tom Haner. 

ARTICLE V 

BASIS OF ORGANIZATION AND ASSETS 

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

The amount of assets which said corporation possesses is: 

Real Property: None 
Personal Property: None 
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Said corporation is to be financed under the following 
general plan: Assessment of members. 

ARTICLE VI 

INCORPORATOR 

The name and place of business of the incorporator is Mark 
J. Abdo, 42550 Garfield Road, Suite 104A, Clinton Township,
Michigan 48038.

ARTICLE VII 

EXISTENCE 

The term of corporate existence is perpetual. 

ARTICLE VIII 

MEMBERSHIP AND VOTING 

The qualifications of members, the manner of their admission 
to the corporation, the termination of membership, and voting by 
such members shall be as follows: 

(a) Each Co-owner (including the Developer) of a Unit
in the Condominium shall be a member of the corporation, and 
no other person or entity shall be entitled to membership; 
except that the subscribers hereto shall be members of the 
corporation until such time as their membership shall termi
nate, as hereinafter provided. 

(b) Membership in the corporation (except with respect
to any nonco-owner incorporators, who shall cease to be 
members upon the qualification of membership of any Co
owner) shall be establishE�d by acquisition of fee simple 
title to a Unit in the Condominium and by recording with the 
Register of Deeds in the county where the Condominium is 
located, a deed or other ins1trument establishing a change of 
record title to such Unit and the furnishing of evidence of 
same satisfactory to the corporation (except that the De
veloper of the Condominium shall become a member immediately 
upon establishment of the Condominium) the new Co-owner 
thereby becoming a member of the corporation, and the mem
bership of the prior Co-owner thereby being terminated. 

(c) The share of a member in the funds and assets of
the corporation cannot be assigned, pledged, encumbered or 
transferred in any manner except as an appurtenance to his 
Unit in the Condominium. 
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(d) Voting by members shall be in accordance with the
provisions of the Bylaws of this corporation. 

ARTICLE IX 

VOLUNTEER DIRECTORS 

Pursuant to Section 209(c) of the Michigan Nonprofit Corpo
ration Act (being Act No 162 of the Public Acts of 1982, as 
amended) a volunteer director (as defined in in Section 110(2) of 
the the Michigan Nonprofit Act) of Crestmoor on the Lake Associa
tion, is not personally liable to the corporation or its members 
for monetary damages for a breach of the director's fiduciary 
duty. However, this section shall not eliminate or limit the 
liability of a director for any of the following: 

(a) A breach of the director's duty of loyalty 
to the corporation or its members. 

(b) Acts or omissions not in good faith or that in
volve intentional misconduct or a knowing violation of law. 

(c) A violation of Section 551( 1) of the Michigan 
Nonprofit Corporation Act. 

(d) A transaction from which the director derived an
improper personal benefit. 

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

crestmoor on the Lake Association hereby assumes all liabil
ity to any person other than the corporation or its members for 
all acts or omissions of a volunteer director. 

Signed this 3rd day of January, 1996. 

�� .a o 
Mark J. Abdo, ncorporator 
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DISCLOSURE STATEMENT 

CRESTMOOR ON THE LAKE 

Oxford Township 
Oakland County, Michigan 

DEVELOPER 

The Genesee Company of Michigan, LTD. 
534 Commons Drive 

Golden, Colorado 80401 

Telephone (303) 526-0643 

Crestmoor on the Lake is a 34-unit residential condominium. 

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

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

Effective date: 
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I. Introduction

DISCLOSURE STATEMENT 

CRESTMOOR ON THE LAKE 

condominium development in Michigan is governed by Act 59 of 
the Michigan Public Acts of 1978, as amended (the "Condominium 
Act") . 

This Disclosure Statement, together with copies of the legal 
documents required for the creation and operation of the project, 
are furnished to each purchaser pursuant to the requirement of 
Michigan law that the Developer of a condominium project disclose 
to prospective purchasers the characteristics of the condominium 
units which are offered for sale. 

II. The Condominium Concept

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

Each owner receives a deed to his individual condominium 
unit. Each owner owns, in addition to his unit, an undivided 
interest in the common facilities ("common elements") which 
comprise the project. Title to the common elements is included 
as part of, and is inseparable from, title to the individual 
condominium units. Each owner's proportionate share of the 
common elements is determined by the percentage of value assigned 
to his unit in the Master Deed described in Section IV of this 
Disclosure Statement. 

All portions of the project not included within the units 
constitute the common elements. 

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

Except for the year in which the project is established, 
real property taxes and assessments are levied individually 
against each unit in the project. The separate taxes and as
sessments cover the unit and its proportionate share of the 
common elements. No taxes or assessments are levied independent
ly against the common elements. In the year in which the 
project is established or in which an expansion amendment is 
recorded, the taxes and assessments for the units covered by the 
Master Deed or expansion amendment are billed to the Association 
and are paid by the owners of such units in proportion to the 
percentages of value assigned to the units owned by them. 
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Although the foregoing is generally accurate as applied to 
most residential condominium developments, the details of each 
development may vary substantially. Accordingly, each purchaser 
is urged to carefully review the Master Deed, Condominium Bylaws 
and Condominium Subdivision Plans as well as any other documents 
that have been delivered to the purchaser in connection with 
this development. Any purchaser having questions pertaining to 
the legal aspects of the project is advised to consult his own 
lawyer or other professional advisor. 

The condominium units on Crestmoor on the Lake consist only 
of the individual building sites within which each residence is 
to be located, and the common elements do not include the resi
dential dwellings and other improvements located within the 
sites . . Each condominium unit consist only of the area included 
within the site and each owner holds an absolute and undivided 
title to his unit and to the dwelling and other improvements 
located thereon. Since the dwelling structures do not constitute 
common elements in Crestmoor on the Lake, the residential build
ings and the surrounding yard areas will be maintained by and at 
the expense of each individual owner. Flexibility has been 
retained in the Master Deed, however, so that certain maintenance 
tasks can be assumed by the Association in its discretion. 
Determination as to whether such responsibilities will be under
taken will initially by made by the Developer and, thereafter, by 
the Association members. Each owner in Crestmoor on the Lake 
will be responsible for placement of fire and extended coverage 
insurance on his Unit and the dwelling and other improvements 
located thereon, as well as personal property, liability and 
other personal insurance coverage. The Association will maintain 
only liability insurance coverage for occurrences on the general 
common elements and otherwise as is specified in the condominium 
documents. 

III. Description of the condominium Project

A. Size and Scope. Crestmoor on the Lake is an 34-Unit 
residential Condominium Project. In Crestmoor on the Lake the 
Developer does not intend to and is not obligated to install any 
structures, buildings or other improvements within the Units. No 
Co-owner may construct any building, structure or other improve
ment or install any landscaping within the Condominium Unit or 
elsewhere within the Condominium Project, without the express 
written approval of the Developer. Each purchaser is urged to 
carefully and completely review Article VI, Section 3, (Architec
tural Control) of the Condominium Bylaws with his professional 
advisor in connection with his decision to purchase a unit in 
Crestmoor on the Lake. 

B. Utilities.

(1) Gas, Electricity, Sanitary Sewer and Telephone
Service. Crestmoor on the Lake is served by natural gas, elec
tric, sanitary sewer and telephone service. All utilities will 
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be separately metered for payment by the individual unit owners. 
The costs of installing lateral connections from residential 
dwellings or other improvements to utility mains are required to 
be borne by the owners of the units within which such residential 
dwellings are respectively located. 

(2) Water Supply. Each individual unit will be re-
quired to have a private well for water supply which must be 
installed and maintained solely by and at the individual expense 
of each owner. Public health requirements concerning such in
stallation must be strictly observed and permits for the instal
lation of such facilities must be obtained from the Oakland 
County Health Department and other pertinent agencies. Each 
Purchaser should review the Oakland County Health Department 
requirements as set forth in Article VI, Section 4, of the Condo
minium Bylaws with his attorney. 

It is possible that public water will be extended in the 
future to service parcels in the condominium. In such event, the 
costs of extending the water main to serve Crestmoor on the Lake 
will be shared by the condominium owners. The costs will be 
borne by all co-owners equally as will the costs of extending the 
water main within the condominium premises. Each co-owner will 
be individually responsible for costs of lateral connections to 
serve his unit. 

C. Roads. Crestmoor on the Lake is served by Drahner Road 
leading to the condominium. The interior roads in Crestmoor on 
the Lake are private and will be maintained by the Association. 
Replacement, repair and resurfacing of all roads and drives 
within the project will be necessary from time to time as circum
stances dictate. It is impossible to estimate with any degree of 
accuracy future roadway repair or replacement costs. It shall be 
the responsibility of the Association to inspect and perform 
preventive maintenance of condominium roadways on a regular basis 
in order to maximize the life of project roadways and to minimize 
repair and replacement costs. The Developer has reserved the 
right in the Master Deed, at any time until the elapse of 2 
years after the expiration of the Development and Sales Period to 
dedicate to the public any or all of the roadways in the project. 

D. Reserved Rights of Developer.

(1) Conduct of Commercial Activities. The Developer 
has reserved the right to maintain on the condominium premises an 
office for conduct of commercial activities as it may elect 
together with a sales office, a business office, model units, 
storage areas, reasonable parking incident to the use of such 
areas, and such access to, from and over the condominium prem
ises, as may be reasonable to enable development, sale and opera
tion. 

(2) Right to Amend. The Developer has reserved the 
right to amend the Master Deed without approval from owners and 
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mortgagees for the purpose of correcting errors and for any other 
purpose so long as the amendment would not materially alter or 
change the rights of an owner or mortgagee. Further, certain 
provisions of the Master Deed cannot be amended without Developer 
approval. 

(3) Easements .. The Developer has reserved such ease
ments over the condominium project (including all units and 
common elements) as may be required to perform any of the De
veloper's or the Association's maintenance, repair, decoration or 
replacement obligations. 

(4) Convertible Areas. The Developer has reserved in
Article VI of the Master Deed the right to modify the size or
location of individual units and/or general common elements
appurtenant to such units within the convertible areas designated
therein. The Developer must exercise this right within 6 years
from the date of recording of the Master Deed.

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

E. Flood Plain. Certain Units and other portions of the 
project lie with in a "flood plain" as shown on the Condominium 
Subdivision Plan. A flood plain is a designation for a geographi
cal area expected to have at least 1% chance of flooding within 
any given year. Stated differently, such lands are thought to be 
subject to flooding once every 100 years. Units which are af
fected by the flood plain are shown on the Condominium Subdivi
sion Plan. Dwellings on these Units must be located outside of 
the flood plain area. For more information regarding the flood 
plain and insurance, please see Section VI E(2) of this Disclo
sure Statement. 

F. Wetland Areas. Certain portions of the Condominium, 
including certain Unit areas, have been designated as "Wetlands". 
The Wetlands are not to be disturbed either by fill, clearing of 
trees or construction of any improvements without the prior 
approval of Oxford Township. 

IV. Legal Documentation

A. General. Crestmoor on the Lake was established as a 
condominium project pursuant to a Master Deed recorded in the 
Oakland County Records. The Master Deed includes the Condominium 
Bylaws as Exhibit A and the Condominium Subdivision Plan as 
Exhibit B. 

B. Master Deed. The Master Deed contains the definitions 
of certain terms used in connection with the project, the per-
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centage of value assigned to each unit in the project, a general 
description of the units and common elements included in the 
project and a statement regarding the relative responsibilities 
for maintaining the common elements. Article VI covers converti
ble area, Article VII covers easements, Article VIII covers 
subdivision of Units, consolidation of Units and relocation of 
boundaries between Units, Article IX provisions for amending the 
Master Deed and Article X provides that the Developer may assign 
to the Association or to any other entity any or all of its 
rights and powers granted or reserved in the condominium docu
ments or by law. 

c. Condominium Bylaws. The Condominium Bylaws contain 
provisions relating to the operation, management and fiscal 
affairs of the condominium and, in particular, set forth the 
provisions relating to assessments of Association members for the 
purpose of paying the costs of operation of the condominium 
project. Article VI contains certain restrictions upon the 
ownership, occupancy and use of the condominium project. Article 
VI also contains provisions permitting the adoption of rules and 
regulations governing the common elements. At the present time, 
no rules and regulations have been adopted by the Board of Direc
tors of the Association. 

D. Condominium Subdivision Plan. The Condominium Subdivi
sion Plan is a three-dimensional survey depicting the physical 
location and boundaries of each of the units and all of the 
common elements in the project. 

v. The Developer

A. Developer's Background and Experience. The Genesee 
Company of Michigan, LTD., a Colorado corporation, was estab
lished for the sole purpose of developing Crestmoor on the Lake. 
Robert R. Short, the President of The Genesee Company of Michi
gan, LTD., has extensive experience in residential development. 

B. Legal Proceedings Involving the Condominium Project or
the Developer. The Developer is not presently aware of any 
material pending judicial or administrative proceedings involving 
the condominium project or the Developer. 

VI. Operation and Management of the Condominium Project

A. The Condominium Association. The responsibility for 
management and maintenance of the project is vested in the Crest
moor on the Lake Association, which has been incorporated as a 
non-profit corporation under Michigan law. The Bylaws include 
provisions that govern the procedural operations of the Associa
tion. The Association is governed by its Board of Directors 
whose initial members are designees of the Developer. 

Within 120 days after conveyance of legal or equitable title 
to non-developer co-owners of 25% in number of the units that may 
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be created, 1 of the 5 directors will be selected by non-develop
er co-owners of units; within 120 days after conveyance of legal 
or equitable title to non-developer co-owners of 50% in number of 
the units that may be created, not less than 2 of the 5 directors 
will be selected by non-developer co-owners of units; and 120 
days after conveyance of legal or equitable title to non-develop
er co-owners of 75% in number of the units that may be created, 
the non-developer co-owners shall elect all directors, except 
that the Developer shall have the right to designate at least 1 
director as long as it owns at least 1 unit in the project. 
Regardless of the number of units conveyed, 54 months after the 
first conveyance, non-developer co-owners may elect directors in 
proporation to the number of units which they own. 

Within 120 days after 1/3 of the total number of units that 
may by created have been conveyed or 1 year from the date of the 
first conveyance, whichever first occurs, the Developer shall 
establish an advisory committee to serve as liasion between the 
non-developer co-owners and the Developer. 

The First Annual Meeting must be held on or before the 
expiration of 120 days after the conveyance of legal or equitable 
title to non-developer co-owners of 75% in number of all units 
that may be created or within 54 months after conveyance of the 
first unit, whichever first occurs. At the First Annual Meeting, 
the co-owner members of the Association will elect directors, and 
the directors in turn shall elect officers for the Association. 
The Developer's voting rights are set forth in Article VIII, 
Section 2 of the Bylaws. 

B. Percentages of Value. The percentages of value for 
Crestmoor on the Lake were computed on the basis of comparative 
characteristics of various units. The percentage of value for 
each unit is equal. Total value for the entire project is pre
cisely 100. In Crestmoor on the Lake, the percentage of value 
assigned to each unit determines, among other things, the value 
of each co-owner's vote and his proportionate share of regular 
and special Association assessments and of the proceeds of admin
istration of the project. 

c. Project Finances.

(1) Budget. Article II of the Condominium Bylaws 
requires the Board of Directors to adopt an annual budget for the 
operation of the project. The initial budget for the project was 
formulated by the Developer and is intended to provide for the 
normal and reasonably predictable expenses of administration of 
the project, and includes a reserve for replacement of major 
structural and other components of the project in the future. 
Inasmuch as the budget necessarily must be prepared in advance, 
it reflects the estimates of expenses made by the Developer. To 
the extent that estimates prove inaccurate during actual opera
tions and to the extent that the goods and services necessary to 
service the condominium project change in cost in the future, the 
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budget and the expenses of the Association also will require 
revision. The current budget of the Association has been at
tached to this Disclosure Statement. 

(2) Assessments. Each co-owner of a unit, including 
the Developer, must contribute to the Association to defray 
expenses of administration; while the Developer is obligated to 
contribute to the Association for such purpose, its contribu
tions are determined differently than the other owners' contribu
tions are determined. See Article II, Section 8 of the Bylaws. 
Assessments are based upon the percentages of value assigned to 
the units. The Board of Directors may also levy special assess
ments in accordance with the provisions of Article II, Section 3 
of the Condominium Bylaws. 

(3) Possible Additional Liability. Each purchaser is 
advised of the following possible liability of each co-owner 
under Section 58 of the Condominium Act: 

If the holder of the first mortgage or other purchaser of a 
condominium unit obtains title to that unit by foreclosing 
that mortgage, the holder of the first mortgage or other 
purchaser is not liable for unpaid assessments which are 
chargeable against that unit and which had become due prior 
to foreclosure. These unpaid assessments are common ex
penses which are collectible from all unit owners including 
the holder of the first mortgage who has obtained title to 
the unit through foreclosure. 

(4) Foreclosure of Lien. the Association has a lien 
on each unit to secure payment of the Association assessments. 
The Bylaws provide that the Association may foreclose its lien in 
the same fashion that mortgages may be foreclosed by action or by 
advertisement under Michigan law. By closing on the purchase of 
a Unit, each purchaser will be deemed to have waived notice of 
any proceedings brought by the Association to foreclose its lien 
by advertisement and notice of a hearing prior to the sale of his 
unit. 

D. Condominium Association Management Contract. The Condo
minium Bylaws do not require that the Association employ a pro
fessional management agent to manage the affairs of the condo
minium. The Association has entered into a management agreement 
with Condominium Services, Inc., whose address is 24380 Orchard 
Lake Road, Suite 114, Farmington Hills, Michigan 48336. The 
management fee is shown in the budget attached hereto. The 
Association may terminate the agreement on the "transitional 
control date" or at any time within 90 days thereafter. The 
"transitional control date" means the date on which a Board of 
Directors for the Association takes office pursuant to an elec
tion in which the votes which may be cast by eligible co-owners 
unaffilated with the Developer exceed the votes which may be cast 
by the Developer. 
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E. Insurance.

(1) Title Insurance. The Purchase Agreement provides 
that the Developer shall furnish each purchaser with a commitment 
for an owner's title insurance policy issued by Chicago Title 
Insurance Company at or prior to closing, and that the policy 
itself shall be provided within a reasonable time after closing. 
The cost of the commitment and policy is to be borne by the 
Developer. Each purchaser should review the title insurance 
commitment with a qualified advisor of his choice prior to clos
ing to make certain that it conforms to the requirements of the 
Purchase Agreement. 

(2) Flood Insurance. A portion of the project 
(including certain portions of the condominium units) is desig
nated as being within a ''flood plain" (See Section III F above). 
Flood insurance policies in the form specified by the federal 
government covering the contents of individual dwellings con
structed within the condominium units are available through any 
licensed insurance agent. Flood insurance is available only with 
respect to buildings, however, so any flood damage to common 
elements such as landscaping and roadways would not be covered by 
such insurance. Purchasers are responsible for obtaining insur
ance on buildings constructed with their unit at their own cost 
in amounts and on terms that they determine. 

(3) Other Insurance. The condominium documents re
quire that the Association carry liability insurance insurance, 
if applicable, and any other insurance the Association may deem 
applicable, desirable or necessary with respect to the gener
alcommon elements of the project. The insurance policies have 
deductible clauses and, to the extent thereof, losses will be 
borne by the Association. The Board of Directors is responsible 
for obtaining insurance coverage for the Association. Each co
owner 's  pro rata share of the annual Association insurance premi
ums is included in the annual assessment. The Association 
insurance policies are available for inspection during normal 
working hours. A copy of the Certificate of Insurance with 
respect to the condominium project will be furnished to each co
owner upon closing the sale of his unit. Each co-owner is re
sponsible for obtaining fire and extended coverage and vandalism 
and malicious mischief insurance with respect to the buildings 
and all other improvements constructed or to be constructed 
within the perimeter of his condominium unit and for his personal 
property located therein or thereon or elsewhere on the condomi
mium project to the extent indicated in Article IV of the Condo
minium Bylaws, as well as for any other personal insurnace cover
age that the co-owner wishes to carry. The Association should 
periodically review all insurance coverage to be assured of its 
continued adequacy and co-owners should each do the same with 
respect to their personal insurance. 

F. Restrictions on Ownership, Occupancy and Use. Article 
VI of the Condominium Bylaws contains comprehensive restrictions 
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on the use of the condominium units and the common elements. It 
is impossible to paraphrase these restrictions without risking 
the omission of some portion that may be of significance to a 
purchaser. Consequently, each purchaser should examine the 
restrictions with care to be sure that they do not infringe upon 
an important intended use. 

The following is a list of certain of the most significant 
restrictions: 

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

(2) With certain exceptions, no co-owner may lease 
less than his entire unit, nor lease his unit for less than an 
initial term of 6 months without the approval of the Association. 
Although it is the Developer's intention to sell all of the units 
that it owns in the project, it will necessarily require some 
time for the Developer to achieve this goal. Further, market 
conditions and other factors beyond the Developer's control may 
impede the Developer's efforts to complete its sales program and 
may necessitate the suspension of the sales program from time to 
time. Accordingly, the Developer may lease all unsold units in 
the project for such terms as may be most compatible with 
achievement of the Developer's sales program in an effort to keep 
the project fully occupied throughout the duration of such pro
gram. 

(3) No animal, including household pets, except 2 dogs
or 2 cats, or any combination of 2 such animals, shall be kept 
without the prior written consent of the Board of Directors, 
which consent, if given, shall be revocable at any time by the 
Board for failure by pets or their owners to observe provisions 
of the Bylaws or rules and regulations of the Association per
taining to pets. 

(4) There are substantial limitations upon physical
changes which may be made to the units and common elements in the 
project, and upon the uses to which the common elements and units 
may be put. 

(5) Reasonable regulations may be adopted by the Board
of Directors of the Association concerning the use of common 
elements, without vote of the co-owners. 

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

VII. Rights and Obligations as Between Developer and co-owners

A. Before Closing. The respective obligations of the 
Developer and the purchaser of a condominium unit in the project 
prior to closing are set forth in the purchase agreement and the 
accompanying escrow agreement. Those documents should be closely 
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examined by all purchasers in order to ascertain disposition of 
earnest money deposits advanced by the purchaser at the time of 
closing, anticipated closing adjustments, and the obligation of 
both parties with respect to modifications to the standard unit 
and extra installations. The Escrow Agreement provides, pursuant 
to Section 103b of the Condominium Act, that the escrow agent 
shall maintain sufficient funds or other security to complete 
improvements shown as "must be built" on the Condominium Subdivi
sion Plan until such improvements are substantially complete. 
Funds retained in escrow are not to be released to Developer 
until issuance of a certificate of occupancy, if applicable, 
conveyance of title to a purchaser and confirmation by the escrow 
agent that all improvements labeled "must be built" are substan
tially complete. 

B. At Closing. Each purchaser (except a purchaser under 
land contract) will receive by warranty deed fee simple title to 
his unit subject to no liens or encumbrances other than the 
condominium documents and those other easements and restrictions 
as are specifically set forth in the condominium documents and 
title insurance commitment. 

c. After Closing.

(1) General. Subsequent to the purchase of the unit, 
relations between the Developer and the co-owner are governed by 
the Master Deed, except to the extent that any contractual provi
sions of the Purchase Agreement are intended to survive the 
closing. 

(2) Condominium Project Warranties. The Developer is 
selling the Condominium Units in Crestmoor on the Lake in an "as 
is" condition and makes no warranties as to the units or common 
elements of which the condominium project is comprised. Each 
purchaser is urged to inspect the unit and common elements his 
professional advisor so that he is satisfied with its condtion. 

VIII. Purpose of Disclosure statement

The Developer has prepared this Disclosure Statement in good 
faith, in reliance upon sources of information believed to be 
accurate and in an effort to disclose material facts about the 
project. Each purchaser is urged to engage a competent lawyer or 
other advisor in connection with his or her decision to purchase 
a unit. In accepting title to the unit in the condominium 
project, each purchaser shall be deemed to have waived any claim 
or right arising out of or relating to any immaterial defect, 
omission or misstatement in this Disclosure Statement. 

The Michigan Department of Commerce publishes The Condomini
um Buyer's Handbook which the Developer has delivered to you. 
The Developer assumes no obligation, liability, or responsibility 
as to the statements contained therein or omitted from The Condo
minium Buyer's Handbook. 
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December 5, 1995 

Gildner Engineering, P.C. 
4000 S. Oak St. 
P.O. Box 405 
Metamora, Ml. 48455-0405 

Re: Preliminary Plat of 
Crestrnoor on the Lake 
Site Condominiums 

L. BROOKS PATTERSON, OAKLAND COUNTY EXECUTIVE

HEAL-I-' )1Vl$10"J 

9osP.•r1,;1r;i,:, Rc,·,,-r.ey. A I\., M.r:i.H., \.�.,'1&1QG:r 

Sec. 27 & 28 Oxford Twp., Oakland County 

Dear Mr. Gildner: 

In accordance with Act 59, Public Acts of 1978 as amended, plans for the proposed development 
have been reviewed and granted health division approval in accordance with the restrictions 
included in this letter. 

As proposed, the project consists cf 34 single family residential lots on 34.5 acres of land. All 
lots are to be served by a municlpal sanitary sewer system. Waier is to be supplied to each lot 
by individual on-site water wells. 

A review of a test well log indicates a layer of clay 23 feet thick which should provide an adequate 
aquaclude for groundwater protection. Information from this test well indicates that a sufficient 
quantity of water is available for the project's needs. Water samples taken from this well Indicate 
the source is bacteriologically satisractory. The chemical an:alysis Indicates the water to be 
satisfactory with the exception of hardness at 370 mg/I. Alth.ough not considered health related, 
the high hardness level may be considered to be aesthetically objectionable. 

The test well completed 11/7/95 to a depth of 120 feet and indicated as being 11 ½ feet from a 
sewer line must be properly abandoned. Part 127 - Act 368 of the Public Acts of 1978, as 
amended. and rules R 325.1622 regarding wells, distances frorn contamination states In section 
(g) "Ten feet from any of the following: (i) A buried gravity-flow sewer that Is constructeid of
service weight or heavier ductile-iron pipe with watertight joints, schedule 40 PVC plastic with

• watertight joints, or other material and joints that are 1:lpproved, in writing, by the director."
Consulting with the Michigan Department of Publlc Health, it was determined that SDR 35 ASTM
0-3034 611 with o-ring joints does not meet these requirements. The abandonment must be
completed by a well driller registered by the State of Michigan. As we discussed, the possiblllty
of replacing the sewer line with one that meets the requirements is an option. If this option Is
taken we must be notified so that we can be on-site and have lhe proper documentation
submitted to our office regarding the specifications of the replacement pipe.

12'JC I� ELEG::C..\PH RD CEF'T ,1:?2 

PONTIAC Ml 48'.;�1-0432 
19(:i OA.r<l.ANC AVE 

=•ONT;Ac M: .!3:342 
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�;(;l.)TH�IELD Ml 40076-315<'b 
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Under the rules promulgated by Act 59, Public Acts of 1978, as amended, the plat, as submitted, 
with publlc sewage disposal and privale on-site wells is approved by this division, with the 
following restrictions to be made part of the final plat documenis: 

1) No lot shall be used for other than single family residential use.

2) All dwellings shall be served by a potable water system. All on-site wells shall be drilled
by a well driller registered by the State of Michigan, to depths which penetfate a protective
clay overburden indicated ai 95 feet. In lhe absence of a suitable clay aquaclude, the

minimum well depth shall be 100 reel. All wells shall be properly grouted for their entire

casing length. A completed well log shall be submitted to the Oakland County Health
Division within 60 days following the completion of each well. All lest wells not meeting
these criteria or the required 50 fool isolation distances from approved sewer lines, must
be abandoned, or not used as a potable water supply, by a well driller registered by the
State of Michigan.

3) As previously Indicated the high hardness level of 370 mg/I may be aesthetically
objectionable. Prospective residents must be made aware that water treatment systems
may be necessary.

4) All dwellings shall be connected to a municipal sewer system,

l
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require addilional information, please contact me at 858-1323. 

Ga� /;i,, R.S., M.P.H.
Environmental Health Supervisor 
Environmental Health Services 

GF/taf 

·- ,,,,_ ···•· -------


