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Planning Commission Meeting Agenda
Hartland Township Hall
Thursday, July 14, 2022

7:00 PM

Call to Order

Pledge of Allegiance
Roll Call

Approval of the Agenda

Approval of Meeting Minutes

a. Planning Commission Work Session Minutes of June 23, 2022
Livingston County Planning Visit, Kathleen J. Kline-Hudson, Director
Call to Public
Public Hearing

a. Site Plan/PD Application #22-006, Preliminary Planned Development Site Plan — Hartland Senior
Community, a Single-Family Residential Planned Development (PD)

Call to Public

10. Planner's Report

11. Committee Reports

12. Adjournment
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HARTLAND TOWNSHIP PLANNING COMMISSION WORK SESSION DRAFT MEETING
MINUTES

June 23, 2022— 7:00 PM

Call to Order: Chair Fox called the meeting to order at 7:00 p.m.

Pledge of Allegiance:

Roll Call and Recognition of Visitors:
Present — Commissioners Fox, Grissim, LaRose, Mayer, McMullen, and Mitchell
Absent — Murphy

Approval of the Meeting Agenda:
A Motion to approve the June 23, 2022 Planning Commission Meeting Agenda was made by
Commissioner Mitchell and seconded by Commissioner Grissim. Motion carried unanimously.

Approval of Meeting Minutes:

a. Planning Commission Work Session Meeting Minutes of June 9, 2022
A Motion to approve the Work Session Meeting Minutes of June 9, 2022 was made by
Commissioner LaRose and seconded by Commissioner Mitchell. Motion carried
unanimously.

Call to the Public:
None

Old and New Business:
a. Initiate Ordinance Amendment to Section 5.7 (Dumpster Enclosure), Section 5.11
(Landscaping and Screening), and Section 5.26 (Signs)

Chair Fox started the discussion, where the Planning Commission left off from the previous
meeting.

Director Langer provided an overview of the reasons for amending the Landscape and Screening
Ordinance (Section 5.11), and other sections of the Zoning Ordinance that pertain to Section 5.11.

The Planning Commission discussed the street tree requirements and were in agreement that the
street tree requirements should be consistent for residential developments and commercial
developments.

Commissioner Grissim noted some examples of deep-rooted street trees could be provided as
examples of street trees that wouldn’t conflict with underground utilities and sidewalks.

The Planning Commission discussed the potential to add language to preserve existing trees on a
development site. This discussion focused on an option of giving applicant’s credit for existing
trees as well as another option that would require the applicant to keep existing trees or replace




HARTLAND TOWNSHIP PLANNING COMMISSION DRAFT MEETING MINUTES
June 23, 2022 - 7:00 PM

10.

11.

them on a specific formula. The Planning Commission agreed to explore this later and examine if
other communities in Livingston County had similar ordinances.

Call to the Public:
None.

Planner Report:

Director Langer outlined that the Ordinance Review Committee was exploring an ordinance
amendment to reduce the minimum lot size for poultry from 2.5 acres to 2.0 acres. Also, the Ordinance
Review committee was exploring an ordinance amendment to permit outdoor storage in the LI (Light
Industrial) zoning district.

Committee Reports:
None

Adjournment:
A Motion to adjourn was made by Commissioner LaRose and seconded by Commissioner

Grissim. Motion carried unanimously. The meeting was adjourned at approximately 8:25 PM.
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Hartland Township Planning Commission Meeting Agenda Memorandum

Submitted By:  Troy Langer, Planning Director

Subiject: Site Plan/PD Application #22-006, Preliminary Planned Development Site Plan —
Hartland Senior Community, a Single-Family Residential Planned Development (PD)

Date: July 7, 2022

Recommended Action

Approval of Site Plan/PD Application #22-006, the Preliminary Planned Development Site Plan for
Hartland Senior Community, subject to the following conditions:

1. The Preliminary Planned Development Site Plan for Hartland Senior Community, SP PD #22-006, is
subject to the approval of the Township Board.

2. Waiver request on the minimum lot size requirement for a planned development, being less than 20
acres, is approved.

3. As part of the Final Plan Review, the applicant shall secure an ingress-egress easement agreement for
the proposed access drive connection to the adjacent property to the west (Hartland Sports Center, at
2755 Arena Drive), and the document shall be in a recordable format. In the event the applicant is not
able to reach an agreement with the adjacent property owner for said access drive connection, the
applicant shall install their portion of the emergency access drive on the planned development property
and provide applicable easement documents that are to be properly executed and recorded.

4. The applicant shall adequately address the outstanding items noted in the Planning Department’s
memorandums, dated July 7, 2022, on the Construction Plan set, subject to an administrative review by
Planning staff prior to the issuance of a land use permit.

5. Applicant complies with any requirements of the Township Engineering Consultant, Department of
Public Works Director, Hartland Deerfield Fire Authority, and all other government agencies, as
applicable.

6. (Any other conditions the Planning Commission deems necessary)
Discussion
Applicant: Khurram Baig

Site Description

The subject property is located east of Arena Drive, north of Highland Road, and north of Bella Vita Senior
Living (2799 Bella Vita Drive), in Section 22 of the Township. The undeveloped parcel (Parcel ID #4708-
22-400-028) is approximately 9.58 acres in size and zoned CA (Conservation Agricultural). The 2015
Future Land Use Map (FLUM) designates this parcel as Multiple Family Residential. The 2020-2021
Amendment to the FLUM has this same designation.
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Currently the property consists of an open field area in the center of the site, which is surrounded by forested
areas on the north, east, and west. The majority of the site is shown as forested on Sheet V-1.0 (Topographic
Survey). North Ore Creek and associated wetland areas occupy approximately 1.09 acres of the northeast
corner of the property, per the applicant. Floodplain areas associated with North Ore Creek are in this same
area. No modifications of the floodplain and wetland areas are proposed.

To the south, the property adjoins to the property associated with Bella Vita Senior Living facility. This
property is zoned CA (Conservation Agricultural). Bella Vita Senior Living Facility, approximately 41,500
square feet in size, is an assisted living center that was approved by the Township in 2017 under Site Plan
with Special Use Application #17-016. The FLUM designates this property as Multiple Family Residential.

The approximate 30.52-acre property to the east is undeveloped and zoned CA (Conservation Agricultural).
The FLUM designation for this property is Multiple Family Residential.

The adjacent property north of the subject site is currently occupied by a single-family home and is zoned
CA (Conservation Agricultural). This property is shown as Low Suburban Density Residential on the
FLUM.

Hartland Sports Center is west of the site at 2755 Arena Drive and is zoned GC (General Commercial) and
designated as Multiple Family Residential on the FLUM.

The point of access to the proposed residential planned development is from Bella Vita Drive, a private
road that commences at Highland Road and provides access for multiple parcels. The plans show a proposed
emergency access drive near the southwest corner of the site, which connects to a parking area associated
with 2755 Arena Drive.

Municipal water and sanitary sewer will be required for this project.

The applicant has entered into a purchase agreement with the current owner.

Site History
Originally the subject parcel was part of an approximate 20.7-acre site that had previously been occupied

by Fairway Golf driving range. In 2017, Bella Vita Senior Living was approved by the Township under
Site Plan with Special Use Application #17-016. The assisted living facility was initially located in the
center of the 20.7-acre site. A private drive (Bella Vita Drive) was constructed as part of this project to
provide access from Highland Road to the Bella Vita parking lot.

Site Plan Application #20-004

SP #20-004 was a request to construct a private road that would provide access to four (4) parcels. The four
(4) parcels would be created under a separate land division application. The existing portion of Bella Vita
Drive had been constructed per the private road standards. The request under SP #20-004 was to extend the
private drive approximately 200 feet to the north and terminate into a cul-de-sac. The dedication of the
drive to become a private road required a recommendation by the Planning Commission to the Township
Board, with the final decision by the Township Board. SP #20-004 was approved by the Township Board
on June 16, 2020.

Land Division Application #20-004

Upon approval of the private road under SP #20-004, the applicant intended to divide the approximate 20.7-
acre property into four (4) parcels, under a separate land division application. The land division application
was approved by the Township in 2020 (LD #20-004) and the subject 9.58-acre parcel was created as a
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result. Currently the paved portion of the private road ends at the north property line of the Bella Vita site.

Site Plan/PD Application #22-004 (Hartland Senior Community PD-Concept Plan)

The Concept PD Plan was discussed under Site Plan/PD Application #22-004. The Planning Commission
reviewed the project on April 14, 2022, which was followed up by the Township Board’s review on May
3, 2022.

Planned Development Procedure

Section 3.1.18 of the Township’s Zoning Ordinance provides standards and approval procedures for a PD
Planned Development. Approval of a Planned Development is a three-step process. A Concept Plan,
Preliminary Plan, and Final Plan are all reviewed by the Planning Commission and the Township Board,
with the Planning Commission making a recommendation and the Board having final approval at each step.

The process usually requires a rezoning from the existing zoning district to the Planned Development (PD)
zoning district. As part of the rezoning, a public hearing is held before the Planning Commission consistent
with the Michigan Zoning Enabling Act; this public hearing is held at the same meeting during which the
Planning Commission reviews and makes a recommendation on the Preliminary Plan. Approval of the Final
Plan by the Township Board usually constitutes a rezoning of the subject property to PD.

Given the requirements for publishing a notice for the planned development, the public hearing has been
scheduled for the July 14, 2022, Planning Commission meeting. Approval of the Final Plan by the Township
Board usually constitutes a rezoning of the subject property to PD.

For all intents and purposes, the Preliminary Plan step is essentially the same as a preliminary site plan
review for a conventional project in the Township. All the information and details required for a preliminary
site plan approval must be provided for the Preliminary PD review and approval. Final PD review will
involve detailed plans for those phases for which construction is intended to begin immediately, review of
the Planned Development Agreement, and other written documents as applicable.

Overview of the Preliminary Plan and Proposed Use

The proposed single-family residential Planned Development contains thirty-two (32) detached ranch style
condominium units. The target buyers are 55-plus years old, without children, and are to be owner occupied.
The Concept Plan had shown thirty (30) detached condominium units, however the Preliminary site plan
indicates the extent of the wetland area in the northeast corner of the property is smaller in scope than was
portrayed on the Concept Plan. This may have been a factor in allowing room for two (2) additional units.

Per the housing brochure provided with the Concept plan, several housing options are available. The
housing styles include a single-story ranch style house with two (2) bedrooms and an attached two (2) stall
garage. Other options include a three (3) bedroom house with an optional second floor bonus room and a
three (3) stall garage. Each unit has a private outdoor courtyard on the side of the house. The unit square
footage ranges in size from approximately 1,519 square feet to 4,060 square feet. The units are built on a
slab (no basement). Architectural plans are provided for the model Promenade 111, which is a two-bedroom
house with an optional upstairs bonus suite with an additional bedroom and bathroom.

Sheet C-1.1 shows thirty-two (32) condominium units, the building envelope, and a house footprint that is
stated to be approximately 2,545 square feet. This may not reflect other housing models which may have a
smaller or larger footprint. The unit dimensions vary in depth from 103 feet to 113 feet. The unit width is
typically 57 feet or 59.5 feet. It is assumed that the house and all built features will be constructed within
the unit building envelope.
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The building envelope is shown in dashed lines. The proposed building setbacks are as follows:

Front: 15 feet
Corner: 10 feet
Side: 7.5 feet
Rear: 10 feet

The condominium unit line (rear) extends to the property line of the parcel on the east, west. and south
sides. The rear building setback is ten (10) feet thus it is possible the leading edge of a house for several of
the units could be as close as ten (10) feet from the property line on those sides of the site, should a larger
house be built than portrayed on the plans. Also, the available green space area between the building
envelope and the property line is ten (10) feet.

The Concept Plan had showed a side setback of five (5) feet, meaning the buildings could be as close as ten
(10) feet apart. The side setback on the Preliminary Site plan is 7.5 feet, thus affording a 15-foot distance
between buildings.

Access to the development is via Bella Vita Drive, which is a private road with access from Highland Road
(M-59). Highland Road is under the jurisdiction of the Michigan Department of Transportation (MDOT).
A representative from MDOT has reviewed the plans and has no concerns with the proposed project, or the
use of Bella Vita Road as the only access to the residential development.

Internally vehicular circulation is provided by a small network of paved, private roads. The private roads
in the proposed development will be required to meet the standards of Section 5.23 of the Zoning Ordinance
for a road serving twenty-five (25) or more units or parcels. A private road is required to be constructed
consistent with public road requirements of the Livingston County Road Commission (LCRC). The plans
show the private roads to be paved with curb and gutter, 30 feet wide, with a 66- foot right-of-way easement.

The northern road runs east-west and dead-ends near the west property line. The southern road also runs
east-west and a connection is shown to the parking lot of the adjacent property to the west (2755 Arena
Drive-Hartland Sports Center). This serves as a second means of access for emergency purposes. The
emergency access is gated at the common property line. A detail drawing of the gate is provided.

The applicant has been in discussions with the property owner regarding this connection. Ideally it would
be beneficial to both property owners to agree to establishing an ingress-egress easement. The proposed
paved connection to the existing parking lot is routed through an existing parking island. Some existing
landscaping in the parking island and along the common property line will be removed to facilitate the road
connection.

A 5-foot wide, concrete sidewalk is shown on both sides of each private road within the development. A
separate sidewalk connects to a 5-foot wide, mulched pedestrian path, which travels along the wetland
boundary in the northeast corner of the site, continues around the detention basin in the northwest corner,
and returns to the starting point.

An on-site stormwater detention basin is shown in the northwest area of the site.
The Open Space Plan (Sheet C-1.0) states approximately 6.26 acres of the site are considered open space

(65% of the PD area). Approximately 5.34 acres are designated as usable open space (56% of the PD area).
More information is provided in this memorandum under “Open Space”.
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Municipal water and sanitary sewer will be required for this project. The applicant will need to work with
the Township and Livingston County regarding public water and sanitary sewer. They will also need to
work with the Hartland Township Department of Public Works (DPW) to acquire the necessary Residential
Equivalent Units (REU)’s for this development.

The property is approximately 9.58 acres, resulting in an estimated density of 3.34 dwelling units per acre.
More discussion on density is provided in the next section of this report.

Eligibility Criteria (Section 3.1.18.B.)
To be eligible for PD approval, the applicant must demonstrate that the criteria in Section 3.1.18.B. will be
met.

1. Recognizable Benefits. The planned development shall result in a recognizable and substantial benefit
to the ultimate uses of the project and to the community and shall result in a higher quality of
development than could be achieved under conventional zoning.

The applicant has provided a letter, dated June 1, 2022, that addresses this topic. Per the applicant, the
recognizable benefits include the following:

e The subject property is designated Multiple Family Residential (on the FLUM) and the calculated
maximum density is 77 dwelling units. The proposed development has thirty-two (32) dwelling
units which equates to 42% of the maximum density.

o A lower density will provide more open space, less impact on traffic, and less demand on public
utilities.

e Thetarget buyers are 55 years or older and without children, thus there will be little impact on local
schools.

2. Minimum Size. Planned Developments must be a minimum of 20 acres of contiguous land.

The proposed project is approximately 9.58 acres in size and does not meet the minimum size for a
planned development. Historically the Planning Commission has approved planned developments of
less than twenty (20) acres. The applicant has requested a waiver from this standard, which is
summarized in the letter dated March 25, 2022. The size of the development and waiver request were
discussed by the Planning Commission during the review of the Concept Plan, at their April 14, 2022
meeting. Reasons for the waiver include the following, as summarized by the applicant:

e The subject property is surrounded by commercial properties and environmentally sensitive areas.
Additional property is not available, that could be added to the proposal that makes economic sense.

e The proposed residential development is designed for the 55-year-old buyer (and older) which
includes detached homes, small yards, outdoor living space, maintenance free living, and reduced
maintenance demands for a homeowner’s association. The subject site meets these key points.

e The proposal is well within the residential density allowed for in the FLUM.
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e The proposed density is approximately three (3) dwelling units per one (1) acre and will use less
resources than if built to the density allowed for on the FLUM, for resources such as sewage, water
and gas.

e The proposed project will not put substantial stress on the school system given the target age group
of 55 years and older.

3. Use of Public Services. The proposed type and density of use shall not result in an unreasonable
increase in the use of public services, facilities and utilities, and shall not place an unreasonable burden
upon the subject site, surrounding land, property owners and occupants, or the natural environment.

The development is accessed from Bella Vita Drive, a private road, and internally, a looped system of
private roadways is proposed. The south end of Bella Vita Drive intersects Highland Road, which is
under the jurisdiction of the Michigan Department of Transportation (MDOT).

The applicant points out that the FLUM designates the subject property as Multiple Family Residential,
and potentially could allow for a maximum density of seventy-seven (77) units (apartments). In
comparison, the proposed residential single-family development with thirty-two (32) condominium
units, will generate less traffic and have less impact on Highland Road, by approximately 50%, per the
applicant.

Public water and sanitary sewer services will be required for the project. The Township Director of
Public Works has provided comments in the review letter dated July 3, 2022.

4. Compatibility with Comprehensive Plan. The proposed development shall not have an adverse
impact upon the Comprehensive Plan for the Township. Notwithstanding this requirement, the
Township may approve a Planned Development proposal that includes uses which are not called for
on the Future Land Use Map, provided that the Planning Commission and Township Board determine
that such a deviation from the Future Land Use Map is justified in light of the current planning and
development objectives of the Township.

The subject property is designated Multiple Family Residential on the adopted 2015 Future Land Use
Map (FLUM) and the 2020-2021 Amendment to the FLUM. This category designation envisions a
maximum density of eight (8) units per acre. Using the subject site acreage of 9.58 acres and allowing
a maximum of eight (8) units per acre, a maximum 76.64 units could be permitted (8 x 9.58 acres). The
proposed Preliminary Plan proposes a density of 3.34 dwelling units per acre (32 dwellings + 9.58
acres), which is consistent with the maximum allowed density for Multiple Family Residential.

5. Unified Control. The proposed development shall be under single ownership or control such that there
is a single person or entity having responsibility for completing the project, or assuring completion of
the project, in conformity with the Ordinance.

Ownership of the common areas including the streets will be owned by the condominium association.
Maintenance of the yards and open spaces, including mowing, and snow removal will be the
responsibility of the condominium association. The applicant provided a sample condominium
document that will serves as a template for this project. A thorough review of the condominium
document will occur with the Final Plan submittal.
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Planned Development Design Standards (Section 3.1.18.C.)
This section outlines the design standards for a planned development. Additional site standards will be
discussed from applicable sections of the Zoning Ordinance.

1. Permitted Uses. The predominant use on the site shall be consistent with the uses specified for the

parcel on the Township’s Comprehensive Plan for Future Land Uses.

The subject area for the planned development project is designated Multiple Family Residential on the
2015 adopted FLUM and the 2020-2021 Amended Future Land Use Map. This land use category is
considered appropriate for land that is bordered on one or more sides by nonresidential uses and on
other sides by lower intensity single-family designations. Additionally, the Multiple Family Residential
designation can serve as a buffer between higher intensity uses and single-family uses.

Multiple Family Residential developments may consist of single-family homes, townhouses, or one- or
two-story apartment buildings. New developments should have access to a paved primary road and
have paved internal streets, along with amenities including open space and park areas, sidewalks and
infrastructure built to an adequate capacity. Landscape buffer areas should be provided between the
multiple family use and adjacent single-family residential uses. The proposed use, a single-family
residential development appears to be an acceptable use of the site and is consistent with the FLUM
designation.

As outlined in the Comprehensive Development Plan, a maximum density of eight (8) units per acre is
permitted for Multiple Family Residential therefore, a maximum of 77 dwelling units could be
constructed on the subject site. Additional information on the proposed density is discussed in the next
section.

Residential Density. Residential density in a planned development shall be consistent with the
density designation within the Township’s Comprehensive Plan.

Section 3.1.18.C. of the Zoning Ordinance states the residential density in a planned development shall
be consistent with the density designation within the Township’s Comprehensive Plan. The subject
property is designated Multiple Family Residential on the adopted 2015 Future Land Use Map and the
2020-2021 Amendment to the FLUM. This category designation envisions a maximum density of eight
(8) units per acre. Using the subject site acreage of 9.58 acres and allowing a maximum of eight (8)
units per acre, a maximum 76.64 units could be permitted (8 x 9.58 acres). The Preliminary Plan
proposes a density of 3.34 dwelling units per acre (32 dwellings + 9.58 acres), which is consistent with
the maximum allowed density for Multiple Family Residential.

Per Section 3.1.18.C.iv., the Planning Commission may agree to recommend up to a forty (40%)
percent increase in units on a site in recognition of outstanding attributes as listed in this section. The
Township Board in it is sole discretion shall have the ability to approve such density increase up to
forty (40%) percent subsequent to an affirmative recommendation from the Planning Commission. In
this case if the Planned Development land area could accommodate 76.64 units (9.58 acres x 8 units
per acre), in accordance with the Comprehensive Plan, the Planned Development plan could include up
to 108 dwellings (77 + 31 additional units) if a maximum bonus were awarded by the Planning
Commission and Township Board. A density bonus is not being considered for this PD project.

10




SP #22-006 Hartland Senior Community PD-Preliminary Site Plan

July 7, 2022
Page 8

The chart below outlines residential density as discussed in this section.

Residential Density

Residential Units

Proposed 32
Permitted 77
Bonus — maximum 108

3. Design Details. The applicant shall prepare a detailed description of design details to be implemented

in the proposed planned development, to be presented in a Pattern Book.

The design details are provided on the submitted site plans and architectural drawings for the proposed

Planned Development.

4. Minimum Yard Requirements. The minimum yard requirements are noted in the chart below per

Section 3.1.18.C.vi.a. (Residential Use)

Yard Location Minimum PD Standard | Proposed setback™ Complies Yes/No
Along perimeter, 40 ft. 190 ft. (north) Yes

but not adjacent to a 10 ft. (south) No

road (north, south, 10 ft. (east) No

east & west 20 ft. (west) No

property lines) —

rear yard

Along an internal 40 ft. 15 ft. from edge of No

collector or local building envelope to

road — front yard unit line

*As measured to closest point of building envelope

Sheet C-1.1 lists the proposed setbacks as follows: front (15 feet); side (7.5 feet); rear (10 feet) and
corner (10 feet). The building envelope for each unit is shown on the plan and the footprint of an
approximate 2,545 square foot dwelling. There may be variations in the footprint of the dwelling, as
several design options are offered. Staff assumes the building and all built features will fit into the
building envelope.

Section 3.1.18.C.vi.b.(2) states that minimum rear yard setback and minimum lot size for detached
single-family structures in a planned development shall be based on good planning and design
principles taking into account several variables as follows: degree of compatibility between adjoining
uses; sensitivity to the characteristics of the site; the need for free access for emergency vehicles; the
need for adequate amounts of light and air between buildings; and the need for proper amounts of open
space for the exclusive use of residents on the site.

5. Distances Between Buildings. Spacing requirements for buildings in a planned development for any
detached single-family structure are outlined in Section 3.1.18.C.vi.b.(1). Any detached single-family
structure shall be located at least thirty (30) feet from any other detached single-family structure and
shall provide a minimum side yard setback of fifteen (15) feet on both sides.

The condominium units are shown and a typical building footprint as well as the building envelope as
defined by the proposed setbacks. Based on the plans, the side yard setback is 7.5 feet, which equates
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to fifteen (15) feet between two (2) structures. This would not meet the minimum required spacing
standards of thirty (30) feet between any other detached single-family structure. Per Section
3.1.18.C.vi.a., modification to yard requirements may be approved by the Township Board upon
recommendation from the Planning Commission, upon making the determination other setbacks would
be more appropriate.

The Hartland Deerfield Fire Authority has no concerns with the proposed plans as noted in the review
letter dated July 5, 2022.

6. Building Height. No building in a planned development shall be greater than thirty-five (35) feet in
height.

The one-story structures comply with this regulation. The mean building height is approximately
fifteen (15) feet.

7. Parking and Loading. Planned Developments shall comply with the parking and loading requirements
specified in Section 5.8, Off-Street Parking requirements, and Section 5.9, Loading Space Requirements
of the Zoning Ordinance.

Parking requirements are listed in Section 5.8.4.H (Table of Minimum Parking Space Requirements).
For the category, Residential, Family, two (2) parking spaces are required for each dwelling unit.

Each unit has an attached 2-stall garage, plus a 16-foot-wide driveway that is 20 feet long as measured
from the house to the leading edge of the public/common sidewalk.

8. Landscaping. Landscaping requirements are provided in Section 3.1.18.C.vi.e. These are considered
minimum design standards, typically for a commercial or office development. A more detailed review
of the landscaping is provided in this memorandum using applicable landscape standards outlined in
Section 5.11 (Landscaping and Screening).

9. Open Space. Open space shall be provided to complement and accentuate the high-quality design of
the proposed planned development. At minimum the planned development shall provide open space
consistent with the previous zoning designation for the site.

Per this section of the Zoning ordinance (Section 3.1.18.C.vi.f,), the planned development shall provide
open space consistent with the previous zoning designation for the site, at a minimum. Currently the
site is zoned CA-Conservation Agricultural. In CA, the open space requirement is a minimum of 85%,
for a single-family detached dwelling. The proposed plan states the open space is 65% of the site, and
thus would not comply. Historically however, open space requirements outlined in Section 3.15 of the
Zoning Ordinance have been applied for other single-family residential planned developments in the
Township such as Walnut Ridge Estates and Fiddler Grove.

Section 3.15 of the Zoning Ordinance states residential condominium developments (in several zoning
district classifications) should provide a minimum of 25% open space, with a minimum of 10% of the
total open space to be useable open space (“useable open space” is defined as land area suitable for
active recreation). For the proposed development consisting of 9.58 acres, this would equate to a
minimum of 2.4 acres of open space, with a minimum of 0.958 acres of useable open space.

The Open Space Plan states the proposed open space is approximately 6.26 acres, or 65% of the PD;
and 5.34 acres as useable open space, or 56% of the site.
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10.

11.

Open space areas include lawn, courtyards, landscaped spaces around the condominium units,
sidewalks, detention basin, and wetland/floodplain areas associated with North Ore Creek. These areas
are shown as green on Sheet C-1.0. The usable open space area, per the plan, excludes the stormwater
management detention basin and North Ore Creek area. Usable open space is shown as green with black
dots. A 5-foot-wide mulched pedestrian trail is shown within the usable open space area, on the north
side of the development.

Natural Features. Consistent with the stated intentions for creation of these regulation, the
preservation of the natural features of the Township are an important planning consideration. A PD
proposal must consider the natural topography and geologic features, scenic vistas, trees and other
vegetation and natural drainage patterns that exist on the site and propose a development pattern which
preserves and avoids disruption of those natural features as much as possible.

A Topographic Survey and Tree Inventory are provided, which show the existing features of the site.
Currently the site consists of an open field, wooded areas, and wetland and floodplain areas associated
with North Ore Creek in the northeast portion of the site. The open field area was previously used as
part of the driving range, prior to the establishment of Bella Vita Senior Living. Site work is not
proposed in the floodplain or wetland areas. The majority of the existing trees/vegetation, outside of
the floodplain/wetland areas, will be removed as part of the proposed development project. The limits
of disturbance are shown on Sheet V-3.1. as a light grey dashed line.

Sidewalks and Pedestrian Access. The applicant must demonstrate the PD site, and all uses within
the site, will be connected to any existing pedestrian and nonmotorized vehicle paths and trails within
a public right-of-way or easement open to the public.

A 5-foot-wide concrete, sidewalk is shown on both sides of each private road within the development.
The sidewalk is located within the road right-of-way. A 5-foot-wide mulched pedestrian trail is shown,
which is stated as 1,100 linear feet. The trail starts from a sidewalk located between Units 19 and 28
and follows the edge of the wetland in the northeast corner, then travels around the northern edge of
the detention basin in the northwest, and loops back to the starting point (sidewalk).

Requirements for Preliminary Review (Section 3.1.18.E.ii)

Following is a summary of items that have not been addressed in the previous review as part of the Design
Standards section.

1.

Sewer and Water.
The Department of Public Works has provided a review letter dated July 3, 2022, which outlines the
number of REU’s required for the proposed development.

Stormwater and Drainage Systems.

The applicant states the proposed detention basin is sized using the newly adopted standards of the
Livingston County Drain Commission. Stormwater will be conveyed via curb and gutter and pipe to
curb inlets, yard rains and catch basins, which will be directed to the proposed detention basin.

Traffic Impacts.

The proposed planned development is accessed via a private road, Bella Vita Drive, and is served by a
private looped road system internally. MDOT has reviewed the plans and has no concerns with traffic
generated by the proposed development as related to the intersection of Bella Vita Drive and Highland
Road. The applicant, in the letter dated June 1, 2022, explains the calculated maximum density per the
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FLUM designation, could be 77 units (apartments). The proposed project is proposing 42% of the
maximum density, with the development having 32 single-family homes. Given the lower density of
the project and the nature of the homebuyer, the applicant estimates the traffic impact on Highland
Road is less than 50% than that generated by a 77-unit apartment complex.

4. Vehicular Circulation.
The development has one (1) primary entrance and a looped private road system that is designed to the
Livingston County Road Commission (LCRC) standards. Section 5.23 of the Zoning Ordinance
outlines the standards for a private road serving twenty-five (25) or more units or parcels. The plans
show private roads within the development that are paved with curb and gutter, 30 feet wide (back of
curb to back of curb), with a 66-foot right-of-way easement.

Section 5.23.5.E.vi. of the Zoning Ordinance (Minimum Private Road Standards) states that private
roads serving more than twenty-four (24) parcels or dwelling units or combination thereof equaling
twenty-four (24) shall have at least two (2) points of access to a public road. In this case there is access
to Highland Road (public road) via Bella Vita Drive. A secondary emergency access is shown in the
southwest corner portion of the development via the internal private road, which connects to the parking
lot of the adjacent property to the west (Hartland Sports Center at 2755 Arena Drive). The access road
will be gated and used only in case of an emergency. The applicant should work with the Township
Fire Department regarding the automation device to be used for the gate at the emergency access and
other requirements of the Fire Department.

The applicant has been working with the adjacent property owner to work out the details for this access
point. A draft version of an ingress-egress easement between the property owners should be provided
as part of the documents for the Final Plan submittal. In the event the applicant is not able to reach an
agreement with the adjacent property owner, the applicant shall be required to install the emergency
access drive and gates on the planned development property and provide a recorded copy of the
easement for the emergency access drive.

5. Fiscal Impacts.
The applicant has provided a response to this topic in the letter dated June 1, 2022.

Landscaping (Section 5.11)
Applicable sections of Section 5.11 (Landscaping and Screening) will be applied to the PD, as outlined
below.

A. Canopy trees along Internal Roadways (Sec. 5.11.2.C.ii.) —

e Required — 15-foot-wide landscaped area along the length of internal roadways, planted with a
minimum of 1 canopy tree or evergreen tree for every 30 feet or portion thereof. Required canopy
tree size is a minimum 3-inch caliper tree at the time of planting

e Proposed — 7-foot-wide landscaped area between sidewalk and street (curb); generally, 1 canopy
tree is shown per unit except for Unit 3, 5, 7, and 15; tree planted in front of the unit but not at a
standard interval; street tree placed approximately five (5) feet from the edge of the sidewalk. Street
trees shown along corner lots and at entrance road. Proposed canopy tree size is 3-inch caliper tree
however the tree species is not listed.

o Meets Requirement? — TDB; street trees planted at varying intervals; 4 units do not have a
street tree; and plant schedule not provided.

e Comment —Planning Commission to determine if the proposed street tree locations are
acceptable. A plant schedule should be included on the landscape plan.
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B. Buffering or Screening (Sec. 5.11.2.G.i.) — Screening between Land Uses (east property line where
abutting single-family CA zoned properties)

Required — landscape buffer shall be provided to create a year-round visual screen at least eight (8)
feet in height along all adjoining boundaries of a non-residential use or a residential use of higher
density and abutting a single-family residential zoned property. Evergreen trees to be planted in a
staggered or clustered pattern with varying tree heights.

Proposed — eleven (11) conifer trees, in a single row, along the PD west property line (adjacent
property is zoned GC-General Commercial), within the 10-foot setback area of the PD property.
Type and size of conifer tree are not stated on the landscape plan. Landscape buffer is not provided
on the east property line of the PD, except the northeast corner where existing vegetation is to be
retained. The parcel to the east is zoned CA-Conservation Agricultural, which is considered single-
family residential and of a lower density than the PD.

Meets Requirement? — TBD

Comment — Planning Commission to determine if the proposed planting plan meets the intent
of the screening requirement. A plant schedule should be included on the landscape plan.

C. Detention/Retention Area Landscaping (Sec. 5.11.2.H.)

Required — detention/retention ponds must be integrated into the overall design of the property and
landscaped to provide a natural setting; 1 canopy or evergreen tree and 10 medium, 6 large shrubs
or ornamental trees must be planted for every 50 ft. of pond perimeter. Pond Perimeter - approx.
780 lineal ft. EQUATES TO: 16 canopy or evergreen trees, and 160 medium shrubs, or 96 large
shrubs or ornamental trees

Proposed — no new plant material proposed; existing trees to be preserved in this area (mostly on
the east side of the detention basin) could serve as some of the required landscaping for the
detention basin.

Meets Requirement? — TBD

Comment — Planning Commission to determine if the proposed planting plan meets the intent
of the detention landscaping requirements.

D. Requirements for Single Family Residential Districts (Sec. 5.11.6.B.)
Single Family Residential properties are encouraged to plant and maintain landscaping which provides
a good street side appearance. All unpaved portions of the front yard are to be planted with suitable live
plan material (grass, groundcover, and shrubs) and extending to any abutting street pavement edge.
Lawn is proposed around each unit as well as landscape beds in the front of the house and courtyard
areas. A typical landscape plan is provided for these areas.

Other site details

Irrigation

Per the
develop

applicant irrigation will be provided for landscaping around the monument/entrance sign to the
ment. Each homeowner will be responsible for maintaining landscaping around their unit.

Monument Sign
The plans show a monument sign footprint on Sheet C-1.1, essentially as a placeholder. Landscaping around

the sign

is not shown. As proposed the monument sign is located within the road right-of-way, of a private

road. The Planning Commission should approve the sign location as part of the Preliminary Site Plan. The

sign req

uires a separate permit which will be reviewed administratively.
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Lighting
Street lighting is not proposed. The architectural plans show decorative light fixtures as exterior lighting
for the house.

Architecture/Building Materials (Sec. 5.24)

Architectural standards for fagade materials are not provided in Section 5.24 for single-family buildings.
Architectural drawings and floor plans for one (1) house design option (Promenade 111) were submitted.
Facade material percentages are not required to be submitted.

Generally, the facade materials for Promenade I11 include fiber cement siding (horizontal; board and batten
vertical siding; rough split shake siding), glass, and cultures stone veneer. The specific fiber cement
products are to be determined per a note on the plans, typically to be identified on the construction set of
plans. Staff assumes similar fagade materials will be used on each house design option.

The brochure for housing materials shows eleven (11) color palette options. The siding colors are varying
tones of grey, tan/taupe, dark green, and brown. Accent colors include tan, black, dark red, and dark green.
The applicant intends to bring a fagade materials sample board to the public hearing,

Other Requirements-Zoning Ordinance Standards
Nothing additional at this time.

Hartland Township DPW Review
The DPW Director has provided a review letter dated July 3, 2022.

Hartland Township Engineer’s Review (Spaulding DeDecker)

The Township Engineer (SDA) has reviewed the Preliminary Site Plan and does not recommend approval
at this time due to the number and nature of the comments in the review letter dated June 8, 2022. It is
suggested the applicant should address the comments and resubmit plans for final review and approval.

Hartland Deerfield Fire Authority Review

The Hartland Deerfield Fire Authority has provided comments in the review letter dated July 5, 2022,
stating the plans as presented meets or exceeds the site accessibility and fire protection requirements of the
Fire Department.

Attachments:

1. DPW review letter 07.03.2022 — PDF version

2. Township Engineer (SDA) review letter 06.08.2022 — PDF version

3. Hartland Deerfield Fire Authority review letter 07.05.2022 — PDF version
4. Applicant’s Waiver request 03.25.2022 — PDF version

5. Applicant’s written response 06.01.2022 — PDF version

6. MDOT email 06.09.2022 — PDF version

7. Housing Brochure — PDF version

8. House materials — PDF version

9. Condo Documents 06.01.2022 — PDF version

10. Applicant’s response letter to Fire 06.30.2022 — PDF version

11. Applicant’s response letter to SDA comments 06.30.2022 — PDF version
12. Architectural plans 06.30.2022

13. Site Plans 06.30.2022
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CC:

Spaulding DeDecker, Twp Engineer (via email)
Mike Luce, Twp DPW Director (via email)

A. Carroll, Hartland FD Fire Chief (via email)

TA\PLANNING DEPARTMENT\PLANNING COMMISSION\2022 Planning Commission Activity\Site Plan Applications\SP
PD #22-006 Hartland Senior Community Prelim PD \Staff reports\Planning Commission\SP PD #22-006 Prelim PD Staff report
PC 07.07.2022.docx
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DEPARTMENT OF PuBLIC WORKS

Michael Luce, Public Works Director
2655 Clark Road
Hartland MI 48353
Phone: (810) 632-7498

TO: Planning Department

DATE: 7/3/2022

DEVELOPMENT NAME: Hartland Senior Community
APPLICATION #: SUP# 22-021

REVIEW TYPE: Site Plan

Site Plans for the proposed Hartland Senior Living proposes 32 Single Family Units. REUs are assigned for
single family homes as 1.0 per unit. Municipal water and sewer are available on the property. As
shown in the plans, the utilities will be in the street and greenbelt areas, per the location of the water
main the easement must be noted as public. Subsequently REU's can be purchased with each land
use permit as apposed to the overall site plan approval.

Sewer REUs Water REUs
Owned 0 0
Required 32 32
REU Difference 32 32
Cost Each $9.439.20 $5,816.10
Total Due Each $302,054.40 $186,115.20
TOTAL REU COST $488,1469.60

Hartland Township Public Works approves the Hartland Senior Community site plan subject to inclusion
of the following details on the construction plans:

Sanitary sewer material and sizes and connection detail sheet
Monitoring manhole for sewer connection and location if required
Utility easements noted as public or private.

Approval of the Livingston County Drain Commission.

AN~

Please feel free to contact me with any further questions or comments regarding this matter.

Michael Luce
Public Works Director
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June 8§, 2022

Troy Langer
Planning Director
Hartland Township, Ml

Re: Hartland Senior Community — PD Site Plan Review
SDA Review No. HL22-112

Dear Troy:

We have received the preliminary site plan submittal for the above referenced project prepared by
Monument Engineering Group Associates, Inc dated June 1, 2022 and received by our office on June 1,
2022. The plans were reviewed in accordance to Hartland Township Engineering Standards and the
following comments are our observations.

A. General
The site is located along Highland Road (M-59) east of US-23, along the private roadway Bella Vita
Drive. It is noted as 9.58 acres total area with approximately 8.47 acres being disturbed on site.
The site is currently vacant with wetlands and a 100-year floodplain located in the northeast corner
of the site. The proposed development will continue the private road at Bella Vita Drive to alooped
road network to support 32 condominium units.

1. Show all relevant proposed and existing easements including roadway, water main,
sanitary sewer, storm sewer, and franchise utilities per Hartland Township standards.

2. Declaration and By Laws are not reviewed as part of this letter as it appears to be
describing a site location that is different than the one shown in the proposed plan set.

3. Hartland Township Standard Detail Sheets are to be attached to the proposed plans when
applicable.

B. Water Main
The proposed 12-inch water main is showing to connect at two existing locations, an existing water
manhole is located on the eastern side of Bella Vita Drive at the south eastern edge of the site and
an existing 12-inch stub is shown south of the proposed drive connecting to the existing parking
lot at Hartland Ice House to the west. The water main will loop around the center units within the
66-foot Right-of-Way and create a connection at two existing stubs.

Based on this water main layout, we have the following comments:

1. The water main is located approximately 2’ off of the proposed Right-of-Way limits. The
water main will either have to be located at least a minimum of 10-feet from the ROW or
an easement will need to be established (20-feet from the centerline of the water main).
Additionally, the water main shall not be located under pavement (i.e. sidewalks,
roadway).

27333 Meadowbrook Rd., Suite 210 | Novi, MI 48377 www.sda-eng.d

Phone (248) 844-5400 | Fax (248) 844-5404
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2. The water main appears to cut the property corner at Unit 20 and 27, relocate this water
main within the roadway ROW or provide an easement.

a. The sidewalk should be placed approximately 1" from the ROW per Hartland
Township Zoning Ordinance Section 5.12. This would relocate the water main
between the sidewalk and back-of-curb.

3. The hydrant lead for HYD-1 shall be an 8-inch water main.

a. No service leads are allowed to connect to a hydrant lead. A reducer will be
required prior to the proposed hydrant if building service leads are to connect to
the dead end main.

b. Revise the water main layout to show the hydrant lead connecting to the proposed
main at a tee fitting.

4. Proposed water main valves shall be shown on the plan sheet.
5. The hydrant layout must be reviewed and approved by the Hartland Fire Marshall.

C. Storm Drainage/Grading
Storm water runoff is to be captured via catch basins along the proposed roadways. The storm
water will enter a proposed detention basin via a proposed forebay before entering the main
basin. No information is given at this time on the outlet control for the detention basin.

All storm water design calculations are to follow Hartland Township and Livingston County Drain
Commissioner standards and details. No impacts to existing wetlands or floodplains are shown on
this plan. All wetlands on the site shall be delineated and shown in the plan set along with having
the report forwarded to the Township Engineer for record.

1. Offsite surface runoff shall not be trapped along the development perimeter. If the
existing runoff from adjacent properties pass onto the proposed site, the proposed storm
sewer system must be sized to accommodate.

2. On-site drainage must be captured within the proposed development via the storm sewer
network and will not be allowed to drain to adjacent properties.

The existing property drains from the south to the north. There is an existing detention pond
south of Units 1-8 with what appears to be the detention pond outlet pipe directed at Unit 2.
The ultimate outlet for both properties is the North Ore Creek at the northeast corner of the
site.

1. A dedicated storm sewer will be needed to convey the existing detention basin outlet to
North Ore Creek without passing through the proposed on-site detention basin. An
easement must be provided for this storm sewer for maintenance purposes. Modification
of any existing storm water maintenance agreement for the adjacent property’s storm
water facilities as necessary. It appears drainage from the adjacent site drains onto the
subject site.

27333 Meadowbrook Rd., Suite 210 | Novi, MI 48377 www.sda-eng.d

Phone (248) 844-5400 | Fax (248) 844-5404
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D. Paving/Roadway
A proposed private roadway (name unknown) is shown to be 30 feet wide (BOC to BOC) with 5-
foot wide sidewalks on either side of the roadways, all contained in a 66-foot right-of-way. The
proposed roadway connects to Bella Vita Drive to the south and connects to the parking lot for
Hartland Ice House to the west. Private road shall meet the requirements of Hartland Township
Zoning Ordinance Article 30.00.

1. As stated in the site narrative under “Traffic Impact”, the private road will connect to Bella
Vita Drive via an existing private road easement.

a. Asshown on sheet C1.1, the existing roadway easement will have to be vacated in
the area occupied by Unit 1.

2. The proposed sidewalk is located 5’ from the ROW. Per section 5.12 of Hartland Township
Zoning Ordinance, the sidewalk shall be placed 1’ from the ROW. This would place the
proposed water main between the sidewalk and back-of-curb for the roadway.

3. Per section 5.23.5.C.vii of the Hartland Township Zoning Ordinance, a separate utility
easement with a minimum width of 12-feet shall be provided on both sides of the private
road easement. This easement should be in use for franchise utilities not stated in this site
plan.

4. As stated in the site narrative under “Vehicle Circulation”, the secondary access will
connect to the drive aisle of the existing parking lot and will be used only in case of
emergency.

a. Show the gate on the proposed site plan.

b. Ashared access agreement will be needed for the connection to the parking lot.

c. The gate and vehicle access shall be reviewed and approved by Hartland Fire
Marshall.

d. Coordination with the adjacent property will be required . We would expect the
loss of several parking spaces in the existing parking lot to accommodate the
access.

e. Label the secondary emergency access on the plans.

E. Sanitary Sewer
A proposed sanitary sewer is shown to be in the center of the proposed roadway for the

development. A lift station wet well, valve chamber, and meter pit is proposed before connecting
to the existing sanitary sewer along Highland Road via a force main.

All sanitary sewer design requirements are to follow current Livingston County Drain
Commissioner’s (LCDC) standards and details. LCDC sanitary sewer detail sheets shall be attached
to the proposed plans when applicable. LCDC may require lift station upgrades to handle the
additional flows from this development.

Livingston County Drain Commissioner’s Sanitary Sewer Standard Details sheets shall be attached
to the proposed plans when applicable.

27333 Meadowbrook Rd., Suite 210 | Novi, MI 48377 www.sda-eng.d
Phone (248) 844-5400 | Fax (248) 844-5404
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Permits Required

Based on those improvements depicted on the plans, the following permits may be required and will
need to be provided to the Township once available. Any changes to the approved site plan from the
following agencies that impact the design may require reapproval.

Hartland Township:

1. All necessary easements including water main and sanitary sewer. Easements must be on
Hartland Township Standard Easement document and include a sketch. A current title policy
for ownership verification shall be provided with all executed easement submittals, if
applicable.

2. Aland Use Permit will be granted after the pre-construction meeting.

3. Storm Water Agreement (for the storm water improvements on the site).

4. Maintenance bond and insurance for the water main to be dedicated to the township.

Livingston County:

1. Copy of Livingston County Drain Commissioner approval and permit.

2. Copy of a Soil Erosion and Sedimentation permit from Livingston County Drain Commissioner.
Michigan Department of Environment, Great Lakes, and Energy (EGLE):

1. MDEGLE Permit for all water main installation.

2. MDEGLE Permit for all public sanitary sewer installation.

3. NPDES Notice of Coverage Documentation.

4. MDEGLE Permit for all proposed work within the state-regulated wetlands, if applicable (site
report states that no modification to the floodplain and wetlands are proposed in this site

plan).
5. MDEGLE Permit for Inland Lakes and Streams, if applicable.

6. MDEGLE Permit for all proposed work in 100-year floodplain, if applicable (site report states
that no modification to the floodplain and wetlands are proposed in this site plan).
a. A lLetter of Map Revision must be requested through Federal Emergency Management
Agency (FEMA) for the Flood Insurance Rate Map (FIRM) where portions of the 100-
year floodplain limit is proposed to be relocated.

27333 Meadowbrook Rd., Suite 210 | Novi, MI 48377 www.sda-eng.d

Phone (248) 844-5400 | Fax (248) 844-5404

22




Y SPALDING DeDECKER

Engineering & Surveying Excellence since 1954

Please be aware that additional comments may arise with the submittal of the requested revisions
and/or additional information.

RECOMMENDATION

We do not recommend final approval of the site plan at this time. Based on the number and nature of
the comments, arevised site plan capturing all the above mentioned comments should be resubmitted
for final review and approval.

The comments are not to be construed as approvals and are not necessarily conclusive. The final
engineering plans for this development are to be prepared in accordance with the Hartland Township
Engineering Design Standards and 2008 Hartland Township Standard Details. Sanitary sewer and
water benefit fees may be applicable for this project.

If you have any questions regarding this matter, please contact our office at your convenience.
Sincerely,

SPALDING DEDECKER

y

Adam Chludzinski
Project Engineer

cc: Jeremy Schrot, Hartland Township Engineer (via email)

27333 Meadowbrook Rd., Suite 210 | Novi, M| 48377 www.sda-eng.d

Phone (248) 844-5400 | Fax (248) 844-5404
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HARTLAND DEERFIELD FIRE AUTHORITY

FIRE MARSHALS OFFICE

Hartland Area Fire Dept. Voice: (810) 632-7676
3205 Hartland Road Fax: (810) 632-2176
AUTHORITY Hartland, MI. 48353-1825 E-Mail: jwhitbeck@hartlandareafire.com

July 5, 2022

To:  Hartland Township
2655 Clark Road
Hartland Mi 48353

Re: Preliminary Plan Review: Issue 2
Hartland Senior Community
North of the Bella Vita Site/East of the Hartland Ice Arena

We have reviewed the proposed residential plans for Hartland Senior Community for the above
project (plans dated June 30, 2022, and as received by Hartland Township through electronic
submission on July 5, 2022). The project as drawn meets and/or exceeds the site accessibility and
fire protection requirements of the fire department.

We have no further comments at this time. Please forward any revised/future drawings affecting the
fire department for further review.

Sincerely,

Yours In Fire Safety,

Gofp Whth=

Jennifer Whitbeck
Fire Inspector
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SAEPCON

Developed by Baig Development LLC
25210 Five Mile Rd Redford MI 48239
Office 248 418 4000 | Fax 866 364 7300

PD Planned Development Waiver Request March 25, 2022

The Courtyards of Hartland consists of an approximatel0 acre site and as per
section 3.1.18 of the Hartland Township Zoning Ordinance the minimum size
required for the PD zoning is 20 acres. We would like to request a waiver for this
location so that we can utilize the PD zoning on a smaller site for the following
reasons.

1. The property is surrounded by commercial properties and environmentally
sensitive areas and there is no additional property that could be added to the
proposal that makes economic sense.

2. The nature of the product we intend to build for the 55+ buyer rarely fits within
base residential zonings as is the case with Hartland Township. Our buyers
are looking for detached homes but with smaller yards. Maintenance free
living pushes the developer to find a balance of adequate outdoor living space
with limiting the amount of maintenance for the Homeowners association.

3. The proposal is well within the densities anticipated in the townships future
land use plan.

4. The future plan for this area is of higher density and this project uses R3
spectrum, which means that on lacre of land, we will build 3 houses, hence it
would use lesser resources like sewage/water/gas.

5. This community will pay the taxes but again it would not put substantial stress
on the school system.

Sincerely,

Khurram Baig
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cVe
Date June 1, 2022

Troy Langer

Planning Director
Hartland Township

2655 Clark Road
Hartland, Michigan 48353

RE: Staff Report
Planned Development Preliminary Plan — Hartland Senior Community, a Single-
Family Residential Planned Development (PD)

Baig Development, LLC (Applicant) is a franchisee of Epcon Communities. Specializing in
building single-family homes and walkable neighborhoods for seniors with the amenities they
want and need.

Monument Engineering Group Associates, Inc. (MEGA) has prepared and submitted
Preliminary Plan drawings that demonstrate the feasibility of design as proposed. Including a
32 single family homes, a looped road, and properly sized storm water management detention
basin.

Eligibility Criteria (Section 3.1.18.B.)

The subject property is 9.57 acres. Per section 3.1.18 of the Hartland Township Zoning
Ordinance the minimum size required for the PD zoning is 20 acres but can be waived upon
request and approval.

We are requesting a waiver of the minimum Planned Development size requirement for this
location. The location was specifically chosen for its proximity to natural features and access to
a major road.

The following are the proposed benefits to the community:

1. The subject property is designated Multiple Family Residential. The calculated
maximum density is 77 units. This project is proposing 42% of the maximum density.
Which will provide more open space, overall less impact on traffic and demand on public
utilities.

2. The target buyers of the proposed homes are 55+ years old without children. There will
be little impact on local schools.

3. The nature of the homeowners and the reduced density results in considerably less
traffic generation.

The following are the unique characteristics of the project:
1. Completely walkable community of single-family homes. There is an accessible route to
and from each home.
2. Detached single story homes with smaller yards and maintenance free living is ideal for
seniors.

e Fowlerville e Battle Creek e Portage e
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3. Proximity to the creek and natural features is an amenity to the homebuyer and provides
additional open/recreational space.

4. The layout as proposed will provide views of nature/creek but also still have access to a
major road (M-59).

Unified Control

Ownership of the common areas including the streets with be owned by the condominium
association. The homeowners will be responsible for the exterior maintenance of their

homes. The yards and open spaces will be mowed and maintained by the COA. Snow removal
will also be completed for the streets, drive, and walks by the COA. Attached is a sample
Condominium document from a site in Columbus that would be base document converted to
comply with Michigan law.

Fiscal Impact

After an extensive review of our project, similar projects in our portfolio, and the Hartland market
we have assembled some data on the economic impact that we feel Courtyards of Hartland an
EPCON community have in Hartland Township.

Property Tax Impact:

Our plan currently proposes a 32-unit Neighborhood, and we project that property taxes for
each residence will amount to approximately $6,500.00 per unit or $208,000.00 annually for the
entire project, once complete.

Local School Impact:

Hartland of Courtyards is not an age specific community, but our product caters to the needs of
the active adult community who have historically had low impacts on the school systems and
generally provide positive tax incomes from like communities.

Community and Business Impact:

Courtyards of Hartland will mostly consist of 2 bedrooms and 2 bathrooms single family
detached Luxury Ranch Living catering to the active adult market, while preserving wetlands
and will provide a choice of living environments by creating a marketable housing product that
fills an unmet demand for this market segment, allowing Hartland Township active adult
population to still be part of their community.

We have been able to calculate our occupancy average to be about 1.8 individuals living in
each unit. Using this calculation, we would expect an average of 57 residents to live in this
community. An addition of 57+ individuals to this area will help support local commercial
business and add vibrancy to the growing eastern part of the Township.

Natural Features

North Ore Creek and wetlands occupy 1.09 acres of the northeast corner of the property. The
extent of the 100-Year Floodplain and wetlands is show on sheet V-1.1 Topographic Survey of
the site plan drawings. The project is proposing a mulch walking trail in the wooded area
adjacent to the North Ore Creek floodplain/wetlands. Overall, no modification to the floodplain
and wetlands is proposed.

Traffic Impact

The proposed planned development is accessed via an existing private road easement. The
private road easement is shown on the Topographic Survey with direct access to Highland
Road (M-59). The subject property is designated Multiple Family Residential. The calculated

22-027
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maximum density is 77 units (apartments). The proposed project is proposing 42% of the
maximum density (32 single-family homes).

Therefore, given the nature of the expected homebuyer and the reduced density the traffic
impact of the proposed project on Highland Road (M-59) will likely be less than 50% of a
possible 77-unit apartment complex.

Vehicle Circulation

The development has one primary entrance and a looped road system that is designed to the
Livingston County Road Commission standards. The proposed private road is centered on a
66’ wide easement. The overall width of the road is 30 feet (measure from back of curb to back
of curb) with a 2’ curb and gutter. A secondary (emergency) access has been coordinated with
the west adjacent property owner. The secondary access will connect to the drive aisle of the
existing parking lot. It will be gated and used only in case of emergency.

Storm Water and Drainage Systems

In general, the existing and proposed topographic slopes from south to north. The site
predominately has sandy soils with infiltration rates conducive to infiltration. Storm water will be
conveyed via curb and gutter and pipe to curb inlets, yard drains and catch basins then
conveyed to the proposed above ground detention basin. The proposed detention basin is in
the northwest corner of the property and is sized using the newly adopted standards of the
Livingston County Drain Commission. The detention basin will have an outlet control structure
with an outlet pipe towards North Ore Creek.

22-027
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Martha Wyatt

From: Martha Wyatt

Sent: Tuesday, June 28, 2022 2:18 PM

To: Martha Wyatt

Subject: FW: Proposed Development along M-59 (north of Bella Vita)

From: Heidelberg, Craig (MDOT)

Sent: Thursday, June 9, 2022 11:02 AM

To: Troy Langer <TLanger@hartlandtwp.com>

Cc: Martha Wyatt <MWyatt@hartlandtwp.com

Subject: RE: Proposed Development along M-59 (north of Bella Vita)

Hi Troy,

Thank you for sharing. We have no concerns with using Bella Vita Dr. as their access. And drainage seems to be
contained onsite and not discharged to MDOT’s ROW.

So no concerns from MDOT.

Craig Heidelberg, P.E.
MDOT Brighton TSC
Operations Engineer

From: Troy Langer <TLanger@hartlandtwp.com>

Sent: Wednesday, June 8, 2022 2:39 PM

To: Heidelberg, Craig (MDOT)

Cc: Martha Wyatt <MWyatt@hartlandtwp.com>

Subject: Proposed Development along M-59 (north of Bella Vita)

Craig,

Please find attached a proposed development plan for a residential development, located on the north side of M-59
(Highland Road). This would be north of the Bella Vita development and east of the Hartland Ice Arena facility.

Please let me know if you have any questions or comments.

Troy Langer
)’ ' Planning Director
T ARTLA 810.632.7498
HARTLANRY

s e 2655 Clark Road
Hartland, Ml 48353

‘-’ 0 @ @ www.hartlandtwp.com
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PalaZZO 2-3 BEDS | 2-3 BATHS | 1,519-2,034 SQ. FT. | POTZZCO 2-3 BEDS | 2-3 BATHS | 1,776-2,468 SQ. FT.

The Palazzo features an optional 4-seasons room ideal The Portico features an expansive kitchen with an

for a home office or flexible living space. Possibilities angled center island creating a welcoming area

abound with a first floor owner's suite, featuring an connected to the dining and living room. Dramatic

expansive walk-in closet, and an optional upstairs transitions like the formal entryway highlight the

bonus suite, providing the ideal space for guests. elegance and quality of the open, light-filled design.

ELEVATION A ELEVATION B

The spacious kitchen opens to the dining and living With two bedrooms on the first floor, a den and the

room so youTe never separated from your guests. option for an upstairs bonus suite, you'll have plenty

The Palazzo is a warm and lively home, energized by of space for guests. The den can become a home

abundant living space, contemporary amenities and office or flexible living space, and the first floor

natural light. owner's suite includes a large walk-in closet and

views of the private, outdoor courtyard.
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Promenade III 2-4 BEDS | 2-3.5 BATHS | 2,053-2,826 SQ. FT. PTO‘U@”G”C@ 2-3 BEDS | 2.5-3.5 BATHS | 2,847-4,060 SQ. FT.

Welcome to the Promenade III, an elegant and The Provenance invites you to live larger with

spacious home that can accommodate up to four features like two first floor owner's suites and a

bedrooms. The Promenade III features plenty of 3-car garage. It offers more space than any other

space and personalization options. For example, Epcon floorplan, and it's our grandest home yet.

you can upgrade the mudroom to include a half Built for entertaining, the luxurious design and

bath, dog wash station or wine bar. If you love highly personalized finishes will make each day

to entertain, the den can be converted into an more convenient for you. The flexible floorplan

additional bedroom. An optional upstairs bonus options truly bring living well to life.

suite adds even greater flexibility and comfort
for guests. And of course, the center island in the
kitchen will be everyone's favorite gathering spot.
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Live Well
In an Epcon Community

" el 4 b BB NS e E LUXURY RANCH HOMES

Our open, modern floor plans include abundant natural light,
and are designed for single-level living, everything you need is
on one floor - kitchen, living space, bedrooms, laundry and storage.

LOW-MAINTENANCE LIVING

We know what you want and need for a happier, healthier life. Sit back
and relax while we handle the mowing, mulching, edging, and raking.

PRIVATE COURTYARDS

Whether you're enjoying a cocktail under the stars or a quiet moment
with your morning coffee, connect with the outside world while
maintaining your privacy.

LOCK & LEAVE LIFESTYLE

Our HOA-maintained communities provide you with peace of mind.
You have freedom to do what your heart desires knowing that your
home is well taken care of.

FEATURES OF UNIVERSAL DESIGN 82

Epcon homes are designed to support your lifestyle now and in the future,
with firet floor owner's atjites and onen floor nlans Features of accessibilityv
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DECLARATION AND BYLAWS
CREATING AND ESTABLISHING A PLAN FOR
CONDOMINIUM OWNERSHIP
UNDER CHAPTER 5311 OF THE REVISED CODE OF OHIO
FOR

THE COURTYARDS AT MUIRFIELD RIDGE CONDOMINIUM

CERTIFICATE OF AUDITOR

Décember” 4, 2018

Receipt is hereby acknowledged of a copy of the Declaration, Bylaws, and Drawings of the

above-named Condominium.
é&s%ﬂém&m.- o
Delaware ®ounty Auditor

Plat £1led of
OR Vol. 1664 9. 1911

This instrument prepared by Calvin T. Johnson, Jr. and Emily L. Butler, attorneys at law,
Brosius, Johnson & Griggs, LLC, 1600 Dublin Road, Suite 100, Columbus, Ohio 43215.
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DECLARATION

This is the Declaration of The Courtyards at Muirfield Ridge Condominium made on or as
of the _23®0 day of iﬂejﬂf\be{‘ 2018, pursuant to the provisions of Chapter 5311 of the
Revised Code of Ohio.

Recitals

A EPCON MUIRFIELD, LLC, an Ohio limited liability company, "Declarant’, is the
owner in fee simple of all of the real property hereinafter described as being submitted by this
Declaration to the provisions of the Condominium Act and the improvements thereon and
appurtenances thereto.

B. Declarant desires to create of this property a site of individually owned units, and
commonly owned areas and facilities, and to these ends to submit this property to condominium
ownership under the Condominium Act.

Definitions

The terms used in this document shall have these meanings, unless the context requires
otherwise:

1. "Additional Property" means the land, and improvements thereon, that may, at a
subsequent time, be added to the Condominium Property and become a part of the Condominium.

2. "Articles" and "Articles of incorporation” mean the articles of incorporation, filed
with the Secretary of State of Ohio, incorporating The Courtyards at Muirfield Ridge Condominium
Association as a nonprofit corporation under the provisions of Chapter 1702 of the Revised Code of
Ohio (the State of Ohio's enabling nonprofit corporation act).

3. "Assessments” means all charges, of whatever nature, levied by the Association
against a Unit and its Unit Owners, and includes:

(a) “Operating Assessments;”
(b) “Special Assessments for Capital Improvements;” and
(c) “Special Individual Unit Assessments,” each of which is hereinafter

defined in this Declaration.

4. "Association" and “The Courtyards at Muirfield Ridge Condominium Association"
mean the nonprofit corporation created by the filing of the Articles of Incorporation and is also one
and the same as the association created for the Condominium under and pursuant to the
provisions of the Condominium Act.

5. "Board" and "Board of Directors" mean those persons who, as a group, serve as
the board of directors of the Association.

6. "Bylaws" means the bylaws of the Association, created under and pursuant to the
provisions of the Condominium Act for the Condominium, and which also serve as the code of
regulations of the Association under and pursuant to the provisions of Chapter 1702. A true copy
of the Bylaws is attached to this Declaration and made a part hereof.

7. "Common Elements" means all of the Condominium Property, except that portion
described in this Declaration as constituting a Unit or Units.

8. "Condominium" and “The Courtyards at Muirfield Ridge Condominium" mean the
condominium regime for the Condominium Property created under and pursuant to the provisions
of the Condominium Act.

9. "Condominium Act" means Chapter 5311 of the Revised Code of Ohio.

10. "Condominium Instruments" means this Declaration, the Bylaws, the Drawings,
any contracts pertaining to the management of the Condominium Property, the condominium
development disclosure statement provided for by the Condominium Act, and, as provided therein,
"any other documents, contracts, or instruments establishing ownership of or exerting control over
a condominium property or unit."
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11. "Condominium Organizational Documents" means the Articles of Incorporation, the
Bylaws, the Drawings, this Declaration, and amendments thereto.

12. "Condominium Property" means the tract of land hereinafter described as being
submitted to the Condominium Act, all buildings, structures and improvements situated thereon,
and all easements, rights and appurtenances belonging thereto.

13. "Declarant" means Epcon Muirfield, LLC, and its successors and assigns, provided
the rights specifically reserved to Declarant under the Condominium Organizational Documents
shall accrue only to such successors and assigns as are designated in writing by Declarant, or any
successor Declarant, as successors and assigns of such rights.

14. "Declaration” means this instrument, by which the Condominium Property is
hereby submitted to the provisions of the Condominium Act.

15. "Director" and "Directors" mean that person or those persons serving, at the time
pertinent, as a Director or Directors of the Association.

16. "Drawings" means the drawings for the Condominium, and are the Drawings
required pursuant to the provisions of the Condominium Act. A set thereof has accompanied the
filing of this Declaration for record and will be filed separately from this Declaration by the
appropriate public authorities.

17. "Eligible Mortgagee" and “Eligible Mortgagees” mean the holder or holders of valid
first mortgages on Units who have given written notice to the Association stating their names,
addresses and Units subject to their mortgages.

18. "Limited Common Elements" means those Common Elements serving exclusively
one Unit or more than one but less than all Units, the enjoyment, benefit or use of which are
reserved to the lawful Occupants of that Unit or Units either in this Declaration, or by the Board.

19. “Mortgagee” and “Mortgagees” mean the holder or holders of a valid mortgage or
mortgages on a Unit or Units.

20. "Occupant" means a person lawfully residing in a Unit, regardless of whether or
not that Person is a Unit Owner.

21. "Person" means a naturai individual, trustee, corporation, partnership, limited
liability company, or other legal entity capable of holding title to real property.

22. "Unit" and "Units" mean that portion or portions of the Condominium Property
described as a unit or units in this Declaration and designated by Unit designation on the Drawings,
and is that portion of the Condominium constituting a "unit" or "units" of the Condominium under
the provisions of the Condominium Act.

23. "Unit Owner" and "Unit Owners" mean that Person or those Persons owning a fee
simple interest in a Unit or Units, each of whom is also a "member" of the Association, as defined in
Chapter 1702 of the Revised Code of Ohio.

The Plan

NOW, THEREFORE, Declarant hereby makes and establishes the following plan for
condominium ownership of the property described in this Declaration and/or exhibits hereto as the
Condominium Property under and pursuant to the provisions of the Condominium Act:

ARTICLE |
THE LAND

Legal descriptions of the land constituting a part of the Condominium Property, located in
Concord Township, Delaware County, Ohio, and consisting of three parts, Part 1 containing 0.570
acres, more or less, Part 2 containing 0.169 acres, more or less, and Part 3 containing 0.289 acres,
more or less, are attached to this Declaration and marked "Exhibit A" and made part of this
Declaration by this reference.
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ARTICLE Il
NAME

The name by which the Condominium shall be known is “The Courtyards at Muirfield Ridge
Condominium".

ARTICLE NI

PURPOSES; RESTRICTIONS

Section 1. Purposes. This Declaration is being made to establish separate individual
parcels from the Condominium Property to which fee simple interests may be conveyed:; to create
restrictions, covenants and easements providing for, promoting, and preserving the values of Units
and the Common Elements and the well being of Unit Owners and Occupants; and to establish a
Unit Owners' association to administer the Condominium and the Condominium Property, to
administer and enforce the covenants, easements, charges and restrictions set forth in this
Declaration, and to raise funds through Assessments to accomplish these purposes.

Section 2. Restrictions. The Condominium and the Condominium Property shall be
benefited by and subject to the following restrictions:

(a) Animals. Except as hereinafter provided, no animals, livestock or
poultry of any kind shall be raised, bred or kept in any Unit or on the Common
Elements or Limited Common Elements. Notwithstanding the foregoing, household
domestic pets, not bred or maintained for commercial purposes, may be
maintained in the enclosed portion of a Unit, provided that: (i) the maintaining of
animais shall be subject to such rules and regulations as the Board may from time
to time promulgate, including, without limitation, the right to place limitations on the
size, number and type of such pets, and the right to levy enforcement charges
against Persons who do not clean up after their pets; and (ii) the right of an
Occupant to maintain an animal in a Unit shall be subject to termination if the
Board, in its full and complete discretion, determines that maintenance of the
animal constitutes a nuisance or creates a detrimental effect on the Condominium
or other Units or Occupants. In addition, any animal defined as “vicious” or
“dangerous” pursuant to the provisions of Ohio Revised Code Chapter 955, as the
same may be amended from time to time, or prohibited by any federal, state, or
local law, regulation, or ordinance, is specifically prohibited.

(b) Architectural Control. Except for improvements constructed by
Declarant or its designee during the initial construction, or as specifically permitted
hereby, no building, fence, wall, sign or other structure or improvement shall be
commenced, erected or maintained upon the Condominium Property, or any part
thereof, nor shall any exterior addition to or change or alteration therein be made
that is visible to the exterior, until the plans and specifications showing the nature,
kind, shape, height, materials, color and location of the same shall have been
submitted to and approved in writing by the Board or its designated representative
or representatives, in its or their sole and unfettered discretion. Except as
otherwise specifically provided herein, nothing visible to the exterior shall be
permitted to be hung, placed, displayed, or maintained on the exterior of a Unit or
in or on the Limited Common Elements or be otherwise visible from the outside of
a Unit unless approved, in writing, by the Board or its designated representative or
representatives, in its or their sole and unfettered discretion, or unless the same is
authorized by this Declaration or an existing rule or regufation adopted by the
Board. Notwithstanding any repair or maintenance provision contained herein to
the contrary, the Board may require, as a condition to approval, that the
responsibility for repairing and maintaining the addition or improvement shall be
the responsibility of the requesting Unit Owner and all future owners of that Unit.

(c) Common Element Uses. The Common Elements (except the
Limited Common Elements) shall be used in common by Unit Owners and
Occupants and their agents, servants, customers, invitees and licensees, in
accordance with the purposes for which they are intended, reasonably suited and
capable, and as may be required for the purposes of access, ingress to, egress
from, use, occupancy and enjoyment of Units. Unless expressly provided
otherwise herein, no Common Element (other than Limited Common Elements)
shall be used for any purpose other than the health, safety, welfare, convenience,
comfort, recreation or enjoyment of Unit Owners and Occupants. The Common
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Elements (including the Limited Common Elements) shall be subject to the
provisions of the Condominium Organizational Documents and to such rules and
regulations as may from time to time be duly promulgated by the Board.

(d) Construction in Easements. No structure, planting or other
material shall be placed or permitted to remain within the easements for the
installation and maintenance of utilities and drainage facilities which may damage
or interfere with the installation and maintenance of utility lines or which may
change the direction of the flow of drainage channels in the easements or which
may obstruct or retard the flow of water through drainage channels in the
easement areas. The utility facilities within the easement areas shall be subject to
the right of the Association to maintain the same, and its right to delegate that right
to a public authority or utility.

(e) Conveyances. [Each Unit shall be conveyed or transferred
(voluntarily or involuntarily) as a separately designated and legally described
freehold estate subject to the terms, conditions and provisions of the Condominium
Organizational Documents. The undivided interest of a Unit in the Common
Elements shall be deemed to be conveyed or encumbered with the Unit even
though that interest is not expressly mentioned or described in the deed, mortgage
or other instrument of conveyance or encumbrance. Any conveyance,
encumbrance, judicial sale, or other transfer (voluntary or involuntary) of an
interest in the Common Elements will be void unless the Unit to which that interest
is allocated is also transferred to the same transferee. In any instrument of
conveyance, or instrument creating an encumbrance, or in any other document
legally describing a Unit, it shall be sufficient to lawfully describe a Unit and its
interest in the Common Elements by referring to the Unit designation of the Unit
and the appropriate recording references of the initial page of this Declaration and
the Drawings. The right of a Unit Owner to sell, transfer or otherwise convey that
Unit Owner's Unit is not subject to any right of first refusal, and any Unit Owner
may transfer that Unit Owner's Unit free of any such limitation. To enable the
Association to maintain accurate records of the names and addresses of Unit
Owners, each Unit Owner agrees to notify the Association, in writing, within five
days after an interest in that Unit Owner's Unit has been transferred to another
Person. In addition, each Unit Owner agrees to provide to a purchaser of that Unit
Owner's Unit a copy of the Condominium Organizational Documents and all
effective rules and regulations.

(f) Discrimination/Handicapped Accommodation. No action shall at
any time be taken by the Association or its Board which in any manner would

unlawfully discriminate against any Unit Owner in favor of another. In addition,
notwithstanding any provision hereof, or any rule or regulation, the Board shall
make reasonable accommodation if necessary to afford a handicapped Person
equal opportunity to use and enjoy the Condominium Property, provided, that
nothing contained herein shall be construed to mean or imply that any such
accommodation be at the cost of the Association.

(9) Limited Common Element Uses. Those portions of the Common
Elements described herein and/or shown on the Drawings as Limited Common
Elements shall be used and possessed exclusively by the Unit Owners and
Occupants of the Unit or Units served by the same, as specified in this Declaration,
and shall be used only for the purposes intended and subject to the other
provisions of Condominium Organizational Documents and such rules and
regulations as may from time to time be duly promulgated by the Board.

(h) Offensive Activities. No noxious or offensive activity or abusive or
harassing behavior, or any form of intimidation or aggression, either verbal or
physical, shall be engaged in or carried on in any Unit, or upon the Common
Elements or Limited Common Elements, nor shall any be used in any way or for
any purpose which may endanger the health of or unreasonably disturb any
Occupant, or which might intimidate or interfere with the activities of any Occupant
or representative of the Association or its managing agent, or their licensees or
invitees.

(1) Reallocations. Except as otherwise provided by the Declaration or
Ohio law, boundaries between Units and/or appurtenant Limited Common
Elements shall not be adjusted nor undivided interests in Units reallocated (except
in the event of an expansion of the Condominium), nor rights to use Limited
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Common Elements reallocated, without the express prior written consent of the
Board, which it may exercise in its sole and unfettered discretion.

1)) Renting and Leasing. No Unit or part thereof shall be rented or
used for hotel purposes or transient purposes, which is defined as: (i) rental under
which Occupants are provided customary hotel services such as room service for
food and beverages, maid service, the furnishing of laundry and linen, busboy
service, and similar services; or (ii) rental to roomers or boarders, that is, rental to
one or more persons of a portion of a Unit only. No lease may be of less than an
entire Unit. No Unit may be rented for any period of less than thirty (30) days and
the lease shall not have an initial term of less than six months. Any lease
agreement shall be in writing, shall provide that the lease shall be subject in all
respects to the provisions of the Condominium Organizational Documents, and to
the rules and regulations promulgated from time to time by the Board, and shall
provide that the failure by the tenant to comply with the terms of the Condominium
Organizational Documents and lawful rules and regulations shall be a default
under the lease. The Association shall not have the right to initiate or prosecute
eviction proceedings to evict a tenant of a Unit, either in its own name, as agent of
the Association, or in the name of the Unit Owner. Prior to the commencement of
the term of a lease the Unit Owner shall notify the Board, in writing, the name or
names of the tenant or tenants, and all Occupants, and the time during which the
lease term shall be in effect. Except as otherwise specifically provided herein,
there are no limitations on the number of Units that may be rented or leased or the
number of Units that may be owned by any Unit Owner.

(k) Replacements. Any building erected to replace an existing
building containing Units shall be of new construction, be of comparable structure
type, size, design and construction to that replaced, and shall contain a like
number of Units of comparable size to the Units in the building replaced.

0] Rules _and Regulations. In addition to adopting and enforcing
rules and regulations in the instances specifically herein mentioned, the Board
may, from time to time, adopt and enforce such further reasonable rules and
regulations as it deems necessary or desirable to promote harmony, to serve the
best interests of the Unit Owners, as a whole, and the Association, and to protect
and preserve the nature of the Condominium and the Condominium Property. A
copy of all rules and regulations shall be furnished by the Board to the Unit Owners
prior to the time when the same shall become effective.

(m) Signs; Commercial Devices. No sign, insignia, display, device, or
form of external evidence of commercial advertising or use, of any kind, shall be
displayed to the public view on the Condominium Property or on anything on the
Condominium Property, except: (i) on the Common Elements, signs regarding and
reguiating the use of the Common Elements, provided they are approved by the
Board; (ii) on the interior side of the window of a Unit, one professionally prepared
sign not in excess of nine square feet in size, advertising the Unit for sale or rent;
and (iii) on the Common Elements, Limited Common Elements and mode! Units,
signs advertising the sale and/or rental of Units by Declarant during the period of
its sale and rental of Units shall be permitted, provided, if these limitations on use
of signs, or any part thereof, are determined to be unlawful, only the signs
described in subitem (i), above, shall be permitted after Declarant's period of sales
and rental of Units.

(n) Structural Integrity. Nothing shall be done in any Unit, or in, on or
to the Common or Limited Common Elements, which may impair the structural
integrity of any improvement.

(o) Unit Uses. Except as otherwise specifically provided in this
Declaration, no Unit shall be used for any purpose other than that of a residence
for individuals living together as a single housekeeping unit, and uses customarily
incidental thereto, provided, however, that no Unit may be used as a rooming
house, group home, commercial foster home, fraternity or sorority house, or any
similar type of lodging, care or treatment facility. Notwithstanding the foregoing: (i)
an Occupant maintaining a personal or professional library, keeping personal
business or professional records or accounts, conducting personal business
(provided that such use does not involve customers, employees, licensees or
invitees coming to the Unit), making professional telephone calls or corresponding,
in or from a Unit, is engaging in a use expressly declared customarily incidental to
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residential use and is not in violation of these restrictions; (ii) it shall be permissible
for Declarant to maintain, during the period of its sale or rental of Units, one or
more Units, whether hereby made a part of the Condominium, or added hereafter,
as sales and rental models and offices, and for storage and maintenance
purposes; and (iii) one or more of such Units or a portion thereof may be
maintained for the use of the Association in fuifilling its responsibilities.

(p) Vehicles. Excepting Declarant’s construction and sales activities,
commercial vehicles, vehicles with commercial writing on their exteriors, vehicles
primarily used or designed for commercial purposes, tractors, mobile homes,
recreational vehicles, trucks weighing in excess of three-fourths of a ton, trailers
(either with or without wheels), campers, camper ftrailers, boats and other
watercraft, and boat trailers shall be parked only in enclosed garages. Stored
vehicles and vehicles which are either obviously inoperable or do not have
operating licenses shall not be permitted on the Condominium Property except
within enclosed garages. For purposes hereof, a vehicle shall be considered
"stored" if it is put up on blocks or covered with tarpaulin for seven (7) consecutive
days without the prior written approval of the Board. Notwithstanding the
foregoing, service and delivery vehicles may be parked in the Condominium
Property during daylight hours for such period of time as is reasonably necessary
to provide service or to make a delivery to a Unit or the Common Elements. Any
vehicles parked in violation hereof or parking rules promulgated by the Board may
be towed. The driveway parking spaces may not be used unless the attached
garage parking space is already being used for vehicle parking. The use of the
attached garage for storage of anything which interferes with the storage of
vehicles is prohibited.

Further, the Board may promulgate rules and regulations restricting or
prohibiting the parking of automobiles, vans, buses, inoperable vehicles, trucks,
trailers, boats and recreational vehicles on the Common Elements, including the
Limited Common Elements, or parts thereof, and may enforce such regulations or
restrictions by levying enforcement charges, having such vehicles towed away, or
taking such other lawful actions as the Board, in its sole discretion, deems
appropriate.

(a) Visible Areas. Nothing shall be caused or permitted to be hung or
displayed on the outside or inside of windows (except interior inoffensive drapes,
curtains, or louvered blinds) or placed on the outside walls of a building or
otherwise outside of a Unit, or any part thereof, and no awning, canopy, shutter or
television or citizens' band or other radio antenna or transmitter, or any other
device, ornament, equipment, decoration or improvement shall be affixed to or
placed upon an exterior wall or roof or any part thereof, or the exterior of any door
or window, or in, on, or over a patio, porch or balcony, visible to the exterior,
unless authorized by the Board or required by applicable law to be permitted, but,
in such case, subject to such lawful rules and regulations as the Board may adopt
from time to time.

ARTICLE IV

IMPROVEMENT DESCRIPTIONS

Section 1. Residential Buildings. There are six (6) freestanding residential buildings each
containing a single Unit, making a total of six (6) Units, initially a part of the Condominium. The
residential buildings added hereby are of traditional architectural style, ranch type (although some
Units have an optional bonus suite on a partial second floor), with an attached two-car garage, a
private exterior entrance, a courtyard patio area with a concrete or paver patio and an exterior
parking area immediately in front of the Unit's attached garage. Some Units have a covered,
screened or enclosed porch or deck as part of the Unit. Units initially a part of the Condominium do
not have basements. Each of the buildings added hereby is of wood frame construction, on a
poured concrete foundation, with an exterior of composite wood siding, brick and/or cultured stone,
aluminum fascia, and an asphalt shingle roof. The principal materials of which the buildings are
constructed are some or all of: wood, glass, concrete, cultured stone, brick, vinyl soffit, aluminum
fascia, asphalt shingle, wood composite siding, and drywall. The residential buildings initiaily a part
of the Condominium are located as shown on the Drawings.

Section 2. Other. Also on and a part of the Condominium are portions of private
roadways, walkways, driveways, mailbox facilities, storm water facilities, and green and
landscaped areas.
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ARTICLE V
UNITS

Section 1. Unit Designations. Each of the dwelling units, each of which is called a "Unit",
is legally designated by a number, corresponding with Declarant's number for the building in which
that Unit is situated, a dash (-), and a number corresponding with the numerical portion of the street
address of that Unit. The number constitutes the Unit's “Unit designation.” The Unit designation of
each Unit is shown on the Drawings where that Unit is located. The location and designation of
each Unit is also shown on the sketch plot plan attached hereto as "Exhibit B" and made part
hereof by this reference. Information concerning the Units, with a listing of proper Unit
designations, is shown on the attached "Exhibit C" and made part hereof by this reference.

Section 2. Composition of Units.

(a) Composition. Each Unit constitutes a single freehold estate, and
includes any and all parts and components of the building, interior and exterior,
and includes, without limiting the generality of the foregoing:

(1) the structure of the Unit, including, without limitation, the
foundations, framing, roof, siding, gutters, downspouts, and all exterior and
interior walls, partitions, floors and ceilings, and including the basement, if
any, and attic walls, and all parts and components of each;

(2) all space within the Unit itself, space occupied by exterior
and interior walls, partitions, floors, ceilings, roofs and any other
improvements, and the walls, partitions, floors, ceilings, and roofs
themselves;

3) all surfaces (interior and exterior) of these structures and
each interior and exterior part of the structure, including all materials such
as, but not limited to, paint, lacquer, varnish, wall covering, tile, stucco,
cultured stone, cultured brick, cementitious materials, shingles, carpet, tile,
shingles, drywall, paneling and other finishing material applied to floors,
ceilings, interior and perimeter walls and roofs, and also all portions of the
floors, ceilings, walls and roofs themselves;

(4) all windows, skylights, if any, sun tunnels, and screens
and doors, including storm doors and windows, if any, and the frames,
sashes and jambs, and the hardware therefor;

(5) porches, stoops, decks, balconies, screened porches,
enclosed porches, and covered porches, if any, including any portion of
the concrete or paver patio pads which are attached to and part of the
exterior of the structure and are covered by the porch roof and shown on
the Drawings;

(6) all fixtures and appliances installed for the exclusive use
of the Unit, including, without limiting the generality hereof, built-in
cabinets, dishwashers, garbage disposal Units, refrigerators, stoves and
hoods, television antennas and cables, furnaces, hot water heaters, heat
pumps, air conditioning units (even though located outside the bounds of
the Unit), yard lights (even though located outside the bounds of the Unit),
fire pits and water features (even though located outside the bounds of a
Unit) and components of the foregoing, if any;

(7) all plumbing, electric, heating, cooling and other utility or
service lines, pipes, wires, ducts, sump pumps, ejector pumps, conduits,
apparatus, and specifically including electric lines, meters, underground
wires, and other apparatus, wherever located, which serve only that Unit;

(8) all control knobs, switches, thermostats and electrical
outlets and connections affixed to or projecting from the walls, floors and
ceilings which service the Unit or the fixtures located therein or part
thereof;
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(9) fireplaces, if any, and all components thereof, including
the stacks, vents, dampers and chimneys; and

(10)  the attic space or storage space above the Unit, and the
crawl space and/or basement below the Unit, if any, to which there is
direct and exclusive access from the structure;

excluding therefrom, however, all of the following items, whether or not located
within the bounds of the Unit if such items serve another Unit. all plumbing,
electric, heating, cooling, and other utility or service lines, pipes, wires, ducts, and
conduits that serve any other Unit.

(b) Unit Types, Sizes, Locations and Components. The type,
composition, and approximate interior area of each type of Unit that is or may be
part of the Condominium are shown on the attached “Exhibit D" attached hereto
and made a part hereof by this reference. The location, dimensions, type and
composition of each Unit are also shown on the Drawings. Each Unit has direct
access either over Common Elements or over a permanent access easement
located on Additional Property, leading to and from Manley Road, a public street.

ARTICLE VI

COMMON AND LIMITED COMMON ELEMENTS

Section 1. Common Elements - Description. All of the Condominium Property, including
all of the land and all improvements thereon and appurtenances thereto, except those portions
labeled or described herein or on the Drawings as a part of a Unit, are Common Elements.

Section 2. Limited Common Elements - Description. Those portions of the Common
Elements that are labeled or designated "Limited Common Elements" on the Drawings or as so
described herein are Limited Common Elements. In the case of each Unit these Limited Common
Elements consist of a driveway area in front of the Unit's garage, a service walk, a courtyard area
and the improvements in that area, any fencing surrounding the appurtenant courtyard area, and a
contiguous patio/yard area (but excluding items that are defined as being part of a Unit and utility
lines that serve another Unit). Each such Limited Common Element is reserved for the exclusive
use of the Unit Owners and Occupants of the Unit or Units it is designed or designated to serve.

Section 3. Par Values; Undivided Interests. The undivided interest in the Common
Elements of each Unit is shown on the attached Exhibit C, and, in each case, is based on each
Unit having an equal par value of one (1.00). The undivided interest of each Unit is determined by
dividing the par value of a Unit by the total of the par values of all Units in the Condominium, at any
time, and multiplying by 100, and rounding to hundredths of a percent, and further adjusted at
hundredths of a percent if necessary so that the undivided interests of all Units equals precisely
100.00%. The Common Elements shall be owned by the Unit Owners as tenants in common, and
ownership thereof shall remain undivided. No Unit Owner may waive or release any rights in the
Common Elements. Further, the undivided interest in the Common Elements of a Unit shall not be
separated from the Unit to which it appertains.

ARTICLE VII
ASSOCIATIONS
Section 1. Establishment of Association. The Association has been formed to be and to

serve as the Unit Owners' association of the Condominium. Declarant is initially the sole member
of the Association.

Section 2. Membership. Membership in the Association shall be limited to the Unit
Owners, and every Person who is or becomes a record owner of a fee or undivided fee simple
interest in a Unit is a Unit Owner and shall be a member. The foregoing is not intended to include
Persons who hold an interest merely as security for the performance of an obligation. Membership
shall be appurtenant to and may not be separated from ownership of any Unit, and transfer of a
Unit shall automatically transfer membership to the transferee.

Section 3. Voting Rights. Voting rights of members are as set forth in the Bylaws.

Section 4. Board of Directors. The number and composition, and the authority, rights and
responsibilities, of the Board of Directors shall be as provided in the Bylaws, provided that no
member of the Board need be a Unit Owner, but shall meet the qualifications set forth in the
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Bylaws. The Board shall exercise all powers and have all authority, under law, and under the
provisions of the Condominium Organizational Documents, that are not specifically and exclusively
reserved to the Unit Owners by law or by other provisions of the Condominium Organizational
Documents and, without limiting the generality of the foregoing, shall have those powers and
authority set forth in Article IV of the Bylaws.

Section 5. Security. The Association may, from time to time, provide measures of security
on or with respect to the Condominium Property and/or its Unit Owners, Occupants, invitees and
licensees. However, the Association is not and shall not be deemed to be a provider of security,
shall have no duty to provide any security on the Condominium Property or with respect to its Unit
Owners, Occupants, invitees or licensees, and shall not be held liable for any loss, cost, or damage
arising by failure of the Association to provide security or the effectiveness of security measures it
undertakes, if any. The obligation to provide security lies solely with each Unit Owner and
Occupant individually.

Section 6. Other Associations. There is no requirement that the Association or any Unit
Owners be members of a not-for-profit organization that provides facilities or recreation, education
or social services to owners of property other than the Condominium Property.

ARTICLE Vili
AGENT FOR SERVICE

The name of the Person to receive service of process for the Association, the Association's
"Statutory Agent", and that Person's residence or place of business, which is in the State of Ohio,
is:

Epcon StatAg, LLC
500 Stonehenge Parkway
Dublin, OH 43017-7572

In the event this Person for any reason ceases to be registered with the Secretary of State of Ohio
as Statutory Agent for the Association, the Person so registered shall be the Person to receive
service of process for the Association.

ARTICLE IX
MAINTENANCE AND REPAIR

Section 1. Common Elements. The Association, to the extent and at such times as the
Board, in its exercise of business judgment, determines to allocate funds therefor, shall maintain,
repair and replace all improvements constituting a part of the Common Elements, including, but not
limited to, the entryway features, the private roadways, the storm water drainage facilities and
infrastructure, sidewalks serving more than one Unit, the general landscaping outside of Limited
Common Elements, and private utility lines and apparatus serving more than one Unit, if any. The
Association shall maintain an adequate reserve fund for the periodic maintenance, repair and
replacement of these improvements.

Section 2. Limited Common Elements. Except as part of a common plan approved by the
Board for the maintenance and appearance of the Condominium Property, the Association shall
have no obligation to maintain, repair or replace, or bear the cost of maintaining, repairing or
replacing Limited Common Elements or components thereof. Each Unit Owner shall, at that Unit
Owner’s expense, be responsible for the maintenance, repair and replacement of all improvements
a part of the Unit Owner's appurtenant Limited Common Elements, including, but not limited to, the
maintenance, repair and replacement of the Unit's enclosed courtyard patio area including, but not
limited to, the courtyard fencing, the lawn and landscaping area, and the patio and concrete or
paver pad, the driveway and the service walk, and for the watering of lawns and landscaping that
are part of the Limited Common Elements, mowing, muiching, and landscaping the Limited
Common Elements, and snow removal for the Limited Common Elements.

Section 3. Units. Because of the unique character of the Condominium, in that it contains
free-standing individual single-family residential buildings, and thus only a single Unit per
residential building, the risk of loss as a result of damage or because of wear and tear to all
components of a Unit shall be borne by the Unit Owners of each Unit, and, accordingly, the cost of
maintaining, repairing, and replacing of all portions of a Unit as defined in this Declaration or
otherwise, including but not limited to the structural components of the Unit and all interior and
exterior portions of the building and Unit, and the items identified and defined in Article V as being
part of the Unit shall be borne by the Unit Owner or Unit Owners of the Unit, except to the extent
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that repairs and maintenance of utility lines and apparatus are to be made by a utility provider
pursuant to a service agreement entered into by the Association on behalf of all Unit Owners, and
provided that all exterior work shall be subject to and comply with the provisions of this Declaration,
as the same may from time to time be amended, and all rules and regulations duly adopted by the
Board.

Section 4. Other. Except as otherwise provided herein, responsibility for the maintenance,
repair, and replacement of the Unit and its appurtenant Limited Common Elements and any
improvements located thereon made by the Unit Owner, if any, shall be that of the Unit Owner or
Unit Owners of that Unit and the cost thereof shall be that of the Unit Owner or Unit Owners. In the
event a Unit Owner shall fail to make a repair or perform maintenance required of that Unit Owner,
or in the event the need for maintenance or repair of any part of any of the Common Elements or
Limited Common Elements is caused by the negligent or intentional act of any Unit Owner or
Occupant, or is as a result of the failure of any Unit Owner or that Unit Owner's predecessors in
title to timely pursue to conclusion a claim under any warranty, express, implied, or imposed by
law, the Association may perform the same, and if the cost of such repair or maintenance is not
covered by insurance, whether because of a deductible or otherwise, the cost thereof shall
constitute a Special Individual Unit Assessment, as hereinafter defined, on the Unit owned by that
Unit Owner or Unit Owners and on that Unit Owner or Unit Owners. The determination that such
maintenance or repair is necessary, or has been so caused, shall be made by the Board in its sole
and unfettered discretion.

ARTICLE X
UTILITY SERVICES

Each Unit Owner by acceptance of a deed to a Unit agrees to pay for utility services
separately metered (or sub metered) or separately charged to that Unit by the utility company, the
Board or a third party retained by the Board, to reimburse the Association for that Unit Owner's
Unit's share of any utility cost that the Board, or its designee, reasonably determines is attributable
to use by that Unit Owner's Unit. All other utility costs shall be common expenses and paid by the
Association.

ARTICLE XI

INSURANCE:; LOSSES

Section 1. Special Broad Form Casualty Insurance.

(a) Unit. A Unit consists of an entire building and the dwelling a part
thereof and all components thereof including the structure itself, (except utility
lines, if any, serving any other Unit or Units), and the risk of loss thereof is that of
the Unit Owner or Unit Owners. Accordingly, the Association shall have no
obligation to maintain insurance on the Unit or on improvements a part of
appurtenant Limited Common Elements against loss or damage by fire, lightning,
or such other perils as are ordinarily insured against by standard extended
coverage endorsements. The Unit Qwner or Unit Owners of each Unit SHALL
obtain such insurance with respect to their Unit and improvements a part of the
Unit's appurtenant Limited Common_Elements and the Association SHALL be
named as an additional insured, as an additional interested party, or the
substantial equivalent. The Unit Owner or Unit Owners of each Unit shall be
provided evidence of such coverage to the Board, upon request. The fire and
extended coverage insurance obtained and maintained by the Unit Owner or Unit
Owners of each Unit shall be in amounts not less than one hundred percent
(100%) of the current insurable replacement cost of the structures, fixtures and
equipment constituting part of that Unit, (exclusive of land, foundations, footings,
excavations, and other items normally excluded from coverage), and shall:

(i) have (a) an agreed amount and inflation guard
endorsement, when that can be obtained, and (b) building ordinance or
law endorsement, if any building, zoning, or land-use law will result in loss
or damage, increased cost of repairs or reconstruction, or additiona!
demolition and removal costs, and providing for contingent liability from the
operation of building laws, demolition costs, and increased costs of
construction;

(i) provide that no assessment may be made against a first
mortgage lender, or its insurer or guarantor, and that any assessment

10
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under such policy made against others may not become a lien on a Unit
and its appurtenant interests superior to a first mortgage;

i) contain or have attached the standard mortgage clause
commonly accepted by institutional first mortgage holders, insurers, and
guarantors, which must provide that the carrier shall notify the named
insureds and each first mortgagee named in the mortgage clause at least
ten days in advance of the effective date of any reduction in, cancellation
of, or substantial change in the policy;

(iv) have a deductible amount no greater than five percent of
the policy face amount; and

(v) meet such other requirements as may be required by
national institutional first mortgage holders, insurers and guarantors.

If any Unit Owner fails to maintain such insurance the Association may obtain the
same and assess the cost of such insurance to that Unit Owner and that Unit
Owner's Unit as a Special Individual Unit Assessment. Notwithstanding the
foregoing, the Unit Owners, if they desire to do so and the same is available, may
join together and obtain such insurance, and share the costs thereof in proportion
to the relative insurable values of their respective Units and improvements a part of
their appurtenant Limited Common Elements.

(b} Common Elements. The Board shall have the authority to and
shall obtain such insurance for all buildings, structures, fixtures and equipment,
and common personal property and supplies now or at any time hereafter
constituting a part of the Common Elements (but not Limited Common Elements),
or common property of the Association, to the extent the Association can obtain
such blanket coverage, in amounts not less than one hundred percent (100%) of
the current insurable replacement cost of such items (exclusive of land,
foundations, footings, excavations, and other items normally excluded from
coverage). This insurance shall also:

(i) have (a) an agreed amount and inflation guard
endorsement, when that can be obtained, and (b) building ordinance or
law endorsement, if any building, zoning, or land-use law will result in loss
or damage, increased cost of repairs or reconstruction, or additional
demolition and removal costs, and providing for contingent liability from the
operation of building laws, demolition costs, and increased costs of
construction;

(ii) provide that no assessment may be made against a first
mortgage lender, or its insurer or guarantor, and that any assessment
under such policy made against others may not become a lien on a Unit
and its appurtenant interests superior to a first mortgage;

(iii) be written in the name of the Association;

(iv) contain or have attached the standard mortgagee clause
commonly accepted by institutional first mortgage holders, insurers, and
guarantors, which (a) must provide that the carrier shall notify the named
insured and each first mortgagee named in the mortgage clause at least
ten days in advance of the effective date of any reduction in, cancellation
of, or substantial change in the policy, and (b) must be endorsed to
provide that any loss shall be paid to the Association;

) have a deductible amount no greater than five percent of
the policy face amount;

(vi) be paid for by the Association, as a common expense;
(vii) contain a waiver of the transfer of recovery rights by the

carrier against the Association, its officers and Directors, and all Unit
Owners; and
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(viii) provide that the insurance shall not be prejudiced by any
acts or omissions of individual Unit Owners who are not under the control
of the Association.

Section 2. Liability Insurance. The Association shall obtain and maintain, at the
Association's cost and as a common expense, a policy of commercial/general liability insurance
covering all of the Common Elements, Limited Common Elements and public ways and any other
areas under the Association's supervision, and Units, if any, owned by the Association, even if
leased to others, insuring the Association, the Directors, and the Unit Owners and Occupants, with
such limits as the Board may determine, but no less than the greater of (a) the amounts generally
required by institutional first mortgage holders, insurers, and guarantors for projects similar in
construction, location and use, and (b) one million dollars arising out of a single occurrence. This
insurance shall contain a "severability of interest” provision, or, if it does not, an endorsement
which shall preclude the insurer from denying the claim of the Association because of negligent
acts of the Association, the Board, or a Unit Owner or Unit Owners, and shall include, without
limitation, coverage for legal liability of the insureds for property damage, bodily injuries and deaths
of persons resulting from the operation, maintenance or use of the Common Elements, and legal
liability arising out of lawsuits related to employment contracts in which the Association is a party.
Each such policy must provide that it may not be canceled or substantially modified, by any party,
without at least ten days' prior written notice to the Association and to each holder of a first
mortgage on a Unit. The Unit Owner or Unit Owners of each Unit shall maintain such liability
insurance with respect to their Unit and the Unit's appurtenant Limited Common Elements as they
may determine, recognizing that liability insurance carried by the Association will not insure against
liability risk claims or losses arising with respect to a Unit or a Unit’s Limited Common Elements.

Section 3. Fidelity Coverage. The Board shall obtain or cause to be obtained and
thereafter maintain, at the Association's cost and as a common expense, a fidelity bond or policy
providing coverage for the Association against dishonest acts on the part of Directors, managers,
trustees, employees, agents, and volunteers responsible for or handling funds belonging to or
administered by the Association. The fidelity bond or policy shall name the Association as the
named insured and shall be written in an amount sufficient to provide protection, which is in no
event less than the greater of (a) an amount equal to the Association's reserve funds plus an
amount equal to no less than the then current amount of three months Assessments on all Units,
and (b) the maximum amount that will be in the custody of the Association or its managing agent at
any time while the bond or policy is in force. In connection with such coverage, an appropriate
endorsement to the bond or policy to cover any persons who serve without compensation shall be
added if the bond or policy would not otherwise cover volunteers. The bond or policy shall provide
that it shail not be canceled or substantially modified (including cancellation for non-payment of
premium) without at least ten days' prior written notice to the Association, and any insurance
trustee, and any servicer on behalf of any holder, guarantor or insurer of any mortgage on a Unit
who requires such rights. Any management agent who handles funds of the Association shall
maintain a fidelity bond or policy providing coverage no less than that required of the Association,
which bond or policy names the Association as an additional obligee, or obligee.

Section 4. Hazard Insurance Carrier. Each policy of hazard insurance obtained pursuant
hereto shall be obtained from an insurance company authorized to write such insurance in the
State of Ohio which has a "B" or better general policyholder's rating or a "6" or better financial
performance index rating in Best's Insurance Reports, an "A" or better general policyholder's rating
and a financial size category of "VII" or better in Best's Insurance Reports—International Edition,
an "A" or better rating in Demotech's Hazard Insurance Financial Stability Ratings, a "BBBQ"
qualified solvency ratio or a "BBB" or better claims-paying ability rating in Standard and Poor's
Insurer Solvency Review, or a "BBB" or better claims-paying ability rating in Standard and Poor's
International Confidential Rating Service. Insurance issued by a carrier that does not meet the
foregoing rating requirements will be acceptable if the carrier is covered by reinsurance with a
company that meets either one of the A M. Best general policyholder's ratings or one of the
Standard and Poor's claims-paying ability ratings mentioned above.

Section 5. Flood Insurance. In the event that any part of the improvements on the
Condominium Property are located in a “Special Flood Hazard Area” which is designated as A, AE,
AH, AO, AR, A1-30, A-99, V, VE, VI-30, or VO on a Flood Insurance Rate Map, the Association
shall obtain and maintain a “master” or “blanket” policy of flood insurance. The flood insurance
policy shall cover the Common Element buildings and any other common property, but generally
need not cover individual Units. The premiums shall be paid as a common expense. The amount
of coverage, if required, should be at least equal to the lesser of (a) one hundred percent (100%) of
the insurable value of each insured building (including all Common Elements and property) or (b)
the maximum coverage available under the applicable National Flood Insurance Program. The
maximum deductible amount for policies covering the Common Elements shall be the lesser of (a)
$5,000 or (b) one percent (1%) of the policy’s face amount.
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Section 6. Other Association Insurance. In addition, the Board may purchase and
maintain, at the Association's cost and as a common expense, contractual liability insurance,
directors' and officers' liability insurance, cybersecurity insurance, and such other insurance as the
Board may determine.

Section 7. Insurance Representative; Power of Attorney. There may be named under any
policy obtained by the Association, as an insured on behalf of the Association, its authorized
representative, including any trustee with whom the Association may enter into any insurance trust
agreement, or any successor to such trustee, who shall have exclusive authority to negotiate
losses under any such policy. Each Unit Owner, by acceptance of a deed to a Unit, irrevocably
appoints the Association or such designated representative, or such successor, as attorney-in-fact
for the purpose of purchasing and maintaining such insurance, including: the collection and
appropriate disposition of the proceeds thereof; the negotiation of losses and execution of releases
of liability; the execution of all documents; and the performance of all other acts necessary to
accomplish such purpose. The Association, or such designated representative, or such successor,
shall receive, hold or otherwise properly dispose of any proceeds of insurance, in trust, for Unit
Owners and their first mortgage holders, as their interests may appear. This power is for the
benefit of each and every Unit Owner, and their respective first mortgage holders, and the
Association, and the Community, runs with the land, and is coupled with an interest.

Section 8. Unit Owners' Other Insurance. Any Unit Owner or Occupant may carry such
other insurance in addition to that provided by the Association or required to be carried by the Unit
Owner with respect to a Unit or appurtenant Limited Common Elements pursuant to the provisions
of the Condominium Organizational Documents as that Unit Owner or Occupant may determine,
provided that no Unit Owner or Occupant may at any time purchase individual policies of insurance
against loss by fire or other casualty covered by the insurance carried pursuant hereto by the
Association. In the event any Unit Owner or Occupant violates this provision, any diminution in
insurance proceeds resulting from the existence of such other insurance shall be chargeable to the
Unit Owner who acquired or whose Occupant acquired such other insurance, who shall be liable to
the Association to the extent of any diminution and/or loss of proceeds. All such insurance
separately carried shall contain a waiver of subrogation rights by the carrier as to the Association,
its officers and Directors, and all other Unit Owners and Occupants.

Section 9. Sufficient Insurance. In the event the improvements forming a part of the
Common Elements (but not the Limited Common Elements) or any portion thereof shall suffer
damage or destruction from any cause or peril insured against by a policy or policies obtained by
the Association and the proceeds of any policy or policies insuring against such loss or damage
and payable by reason thereof shall be sufficient to pay the cost of repair or restoration or
reconstruction, such repair, restoration or reconstruction shall be undertaken by the Association
and the net insurance proceeds shall be used in payment therefor; provided, however, that in the
event that within sixty (60) days after such damage or destruction the Unit Owners and
Mortgagees, if they are entitled to do so pursuant to the provisions of this Declaration, shall elect to
terminate the Condominium, then such repair, restoration or reconstruction shall not be
undertaken.

Section 10. Insufficient Insurance. In the event the improvements forming a part of the
Common Elements (but not the Limited Common Elements), or any portion thereof, shall suffer
damage or destruction from any cause or peril which is not insured against in a policy or policies
obtained by the Association, or, if insured against, the net insurance proceeds from which shall not
be sufficient to pay the cost of repair, restoration or reconstruction, then, unless the Unit Owners
and Mortgagees if they are entitled to do so pursuant to the provisions of this Declaration, shall
elect within sixty (60) days after such damage or destruction not to make such repair, restoration or
reconstruction, the Association shall make repairs, restoration or reconstruction of the Common
Elements so damaged or destroyed at the expense (to the extent not covered by insurance) of all
Unit Owners in proportion to their respective undivided interests in the Common Elements. Should
any Unit Owner refuse or fail after reasonable notice to pay that Unit Owner's share of such cost in
excess of available insurance proceeds, the amount so advanced by the Association shall be
assessed against the Unit of such Unit Owner and that Assessment shall have the same force and
effect, and, if not paid, may be enforced in the same manner as herein provided for the
nonpayment of other Assessments.

Section 11. Lender Requirements. Notwithstanding the foregoing provisions of this Article,
the Association shall at all times, if so determined by the Board, maintain hazard insurance, liability
insurance, and fidelity insurance coverage conforming with the requirements then governing the
making of a first mortgage loan, or the purchase, guaranty, or insurance of first mortgages, by
national institutional lenders, guarantors or insurers of first mortgage loans on condominium units.
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ARTICLE Xl

DAMAGE RESTORATION; TERMINATION

Section 1. Substantial Unit Damage or Destruction.

(a) Restoration. In the event of substantial damage to or destruction
of a Unit or the Unit's Limited Common Elements, the Unit Owner or Unit Owners
of the Unit shall promptly restore or replace the same to a condition comparable to
that which existed prior to such damage or destruction, at their sole expense, by
contractors and subcontractors approved by the Association. The restoration or
replacement of the Unit and/or Limited Common Elements shall be completed
within eighteen (18) months following the substantial damage to, or destruction of,
the Unit or Limited Common Element. The Unit Owner or Unit Owners of the Unit
shall at all times continue to be responsible for the payment of Assessments. In
any event, within ninety (90) days of such substantial damage to or destruction of a
Unit or Limited Common Elements, the Unit Owner shall take such actions as are
necessary to restore the Unit and/or Limited Common Elements so as not to be a
nuisance, hazard or to detract from the value of the Condominium; provided that if
a Unit Owner fails to take such actions within ninety (90) days of such substantial
damage to, or destruction of a Unit, the Association may perform the same and the
cost thereof shall be assessed as a Special Individua! Unit Assessment against the
Unit.

(b) Non-Restored Unit. In the event that a Unit is not able to be
restored or replaced to a condition comparable to that which existed prior to the
substantial damage or destruction, the Unit Owner or Unit Owners of that Unit shall
at their sole cost and expense forthwith cause the remnants of the damaged or
destroyed Unit to be removed, the site of the Unit cleared, filled, and graded to the
grade of the surrounding land area, or, if they fail to do so, the Association may do
the same and the cost thereof shall be a charge upon the Unit Owner or Unit
Owners of such Unit and that Unit. Upon the determination of the Unit Owner or
Unit Owners of a Unit not to restore or replace the Unit after substantial damage or
destruction and with the consent of the holder of the first mortgage lien on the Unit
and the other provisions of this Declaration and applicable law, the Unit Owner or
Unit Owners of the Unit substantially damaged or destroyed shall be immediately
and automatically divested of any interest in the Condominium, the Condominium
Property, and the Association, including, without limiting the generality of the
foregoing, divestment of an undivided interest, vote, membership in the
Association, and liability for future common expenses. All such rights and interests
shall be reallocated among all other Units and Unit Owners in the same relative
proportions as those rights and interests were prior to such substantial damage or
destruction. To illustrate, upon a Unit being divested from the Condominium, (a)
the voting right of that Unit will be equally allocated among all other Units, and their
Unit Owners, since the Unit Owners of each Unit prior thereto had an equal vote,
and (b) the undivided interest of that Unit will be reallocated among all other Units
in the proportions of their relative undivided interests prior to such taking. In such
event the Unit and Limited Common Elements appurtenant to such Unit shall
become Common Elements.

Section 2. Common_Elements Damage or Destruction. In the event of damage or
destruction of the Common Elements, or any part thereof (but not the Limited Common Elements),
the Association shall restore or replace the same, and the cost thereof shall be a common
expense, unless Unit Owners entitled to exercise not less than eighty percent (80%) of the voting
power of Unit Owners, and the consent of Mortgagees hereinafter provided, both given within sixty
(60) days after damage or destruction, determine not to repair or restore the damage or
destruction, and to terminate the Condominium. In any such an event, all of the Condominium
Property shall be sold as upon partition. In the event of such an election not to repair or restore
substantial damage or destruction or reconstruct such Common Elements, the net proceeds of
insurance paid by reason of such damage or destruction, or the net amount of any award or
proceeds of settlement arising from such proceedings, together with the proceeds received from
the sale as upon partition, or in the case of an election otherwise to terminate the Condominium,
the net proceeds from the partition sale, shall be distributed among the owners of the Units, and
the holders of their respective first mortgage liens, (as their interests may appear), in the
proportions of their undivided interests in the Common Elements.
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ARTICLE Xl
CONDEMNATION

Section 1. Standing. Except as hereinafter provided, the Association, or its designated
representative, or authorized successor, as trustee, shall represent the Unit Owners in any
condemnation or eminent domain proceedings or in negotiations, settlements and agreements with
the condemning authority for acquisition of all or any part of the Common Elements, and shall have
the sole and exclusive right to settle losses with the condemning authority and to receive the award
or proceeds of settlement, for the use and benefit of the Unit Owners and their Mortgagees as their
interests may appear.

Notwithstanding the foregoing, in the event that a Unit Owner may lawfully separately
pursue and realize upon a claim for incidental and consequential losses or damage to that Unit
Owner resulting from a taking of Common Elements under the power of eminent domain, such as
for relocation and moving expenses, loss of favorable mortgage terms, and other such individual
incidental or consequential losses, that Unit Owner may, at that Unit Owner’s election, separately
pursue such claim, provided, that the pursuing of the same, or the realization of an award thereof,
neither jeopardizes, in any way, an action by the Association to recoup the losses incurred by the
Association, or any other Unit Owner, or the direct loss with respect to the Common Elements, or
with regard to the usability thereof, nor diminishes any award for any such loss. In any
condemnation or eminent domain proceedings or in negotiations, settlements and agreements with
the condemning authority for acquisition of all or any part of a Unit, the Unit Owner or Unit Owners
of that Unit shall have the sole and exclusive right to settle losses with the condemning authority
and to receive the award or proceeds of settlement.

Section 2. Use of Proceeds. The award or proceeds of settlement in any actual or
threatened condemnation or eminent domain proceeding involving Common Elements, after
reduction by the costs, if any, incurred in obtaining the same, shall be applied first to the cost of
restoring or replacing all damaged or taken improvements on the remaining Condominium Property
in accordance with the Drawings, or in accordance with any new plans and specifications therefor
approved by Unit Owners exercising no less than seventy-five percent (75%) of the voting power of
Unit Owners, and the consent of Mortgagees hereinafter provided.

Section 3. Insufficient Proceeds. In the case of awards or proceeds properly allocable to
the taking of Common Elements, if the award or proceeds are insufficient to restore or replace the
damaged or taken improvements or other Common Elements, the excess cost shall be paid by the
Association and, to the extent funds of the Association are insufficient therefor, in the judgment of
the Board, such excess cost shall be a common expense and assessed among the Units in the
same manner as Special Assessments for Capital Improvements are assessed. Except as
hereinafter provided, the balance of any such award or proceeds of settlement, if there is an
excess, shall be allocated and disbursed to the Unit Owners, and their first mortgagees, as their
interests may appear, in proportion to the relative undivided interests of the Units in the Common
Elements. In the case of awards or proceeds properly allocable to the taking of a Unit, or any part
thereof, if the award or proceeds are insufficient to restore or replace the damaged or taken Unit,
the Unit Owner or Unit Owners of the Unit so taken or damaged shall pay the deficiency, subject to
the provisions of Section 4 of this Article.

Section 4. Non-Restored Unit. In the event that a Unit is not able to be restored or
replaced to a condition comparable to that which existed prior to such taking, the Unit Owner or
Unit Owners of that Unit shall at their sole cost and expense forthwith cause the remnants of the
Unit to be removed, the site of the Unit cleared, filled, and graded to the grade of the surrounding
land area, and the Unit Owner or Unit Owners of that Unit shall be immediately and automatically
divested of any interest in the Condominium, the Condominium Property, and the Association,
including, without limiting the generality of the foregoing, divestment of an undivided interest, vote,
membership in the Association, and liability for future common expenses. All such rights and
interests shall be reallocated among all other Units and Unit Owners in the same relative
proportions as those rights and interests were prior to such substantial damage or destruction. To
illustrate, upon a Unit being divested from the Condominium, (a) the voting right of that Unit will be
equally allocated among all other Units, and their Unit Owners, since the Unit Owners of each Unit
prior thereto had an equal vote, and (b) the undivided interest of that Unit will be reallocated among
all other Units in the proportions of their relative undivided interests prior to such taking. In such
event the Unit and Limited Common Elements appurtenant to such Unit shall become Common
Elements.

Section 5. Power of Attorney. Each Unit Owner, by acceptance of a deed to a Unit,
appoints the Association, or its designated representative, as that Unit Owner’s attorney-in-fact to
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represent that Unit Owner, settle losses, receive and utilize the award or proceeds of settlement
involving the Common Elements, and do all things necessary or desirable for such attorney-in-fact
to exercise the rights and fulfill the responsibilities of the Association set forth in this Article with
respect to condemnation or eminent domain proceedings involving Common Elements. This power
is for the benefit of each and every Unit Owner, each holder of a first mortgage on a Unit, the
Association, and the real estate to which it is applicable, runs with land, is coupled with an interest,
and is irrevocable.

ARTICLE XIV

GRANTS AND RESERVATIONS OF RIGHTS AND EASEMENTS

Section 1. Easements of Enjoyment; Limitations. Every Unit Owner shall have a right and
easement of enjoyment in, over and upon the Common Elements and an unrestricted right of
access to and from that Unit Owner’s Unit, and an easement for utilities serving that Unit, subject to
the right of the Board to make reasonable rules and regulations concerning the use and
management of the Common Elements and the Limited Common Elements, provided that no such
rule or regulation shall limit or prohibit the right of ingress and egress to a Unit, or any part thereof,
or to that Unit's parking facilities. Each Unit Owner shall be deemed to have delegated that Unit
Owner's right of enjoyment to the Common Elements and to ingress and egress to the Occupants
of that Unit Owner's Unit.

Section 2. Easements for Encroachments. Each Unit and the Common Elements and
Limited Common Elements shall be subject to and benefited by easements for encroachments on
or by any other Unit and upon the Common Elements and Limited Common Elements created or
arising by reason of overhangs; or by reason of deviations in construction, reconstruction, repair,
shifting, settlement, or other movement of any portion of the improvements; or by reason of errors
on the Drawings. Valid easements for these encroachments and for the maintenance of same, as
long as the physical boundaries of the Units after the construction, reconstruction, repairs, etc. will
be in substantial accord with the description of those boundaries that appears herein or on the
Drawings, shall and do exist so long as the encroachments remain.

Section 3. Easements Reserved to Declarant. Non-exclusive easements are hereby
reserved to Declarant, its successors and assigns, over and upon the Common Elements and
Limited Common Elements as follows:

(a) for a two-year period of time from the date of the closing by
Declarant of the first sale of a Unit to a bona fide purchaser, to access to and for
the purpose of completing improvements for which provision is made in this
Declaration, provided that such right of access shall be to the extent, but only to
the extent, that access thereto is not otherwise reasonably available;

(b) for the periods provided for warranties hereunder or by law, for
purposes of making repairs required pursuant to those warranties or pursuant to
contracts of sale made with Unit purchasers;

(c) for the initial sales and rental period, to maintain and utilize one or
more Units and appurtenances thereto, and/or a portion or portions of the
Common Elements, for sales and management offices and for storage and
maintenance, and model Units, parking areas for sales and rental purposes, and
advertising signs;

In addition, non-exclusive perpetual and permanent easements are hereby reserved to
Declarant, its successors and assigns, and also granted to the future owners and occupants of all
or any portion of the property identified as Additional Property herein (irrespective of whether that
property is ever made part of the Condominium or continues to be identified or classified as
Additional Property), and their respective heirs, successors and assigns, for Declarant’s benefit, the
benefit of Declarant’s successors and assigns, and for the benefit of future owners and occupants
of the area into which the Condominium may be expanded as hereinafter described (the "Additional
Property"), for pedestrian and vehicular access in, on, over and upon roadways and walkways now
or hereafter within the Condominium Property for ingress and egress to and from all or any portion
of the Additional Property and a public street, and to extend the same onto the Additional Property.
Additionally, Declarant, for itself and its successors and assigns, hereby reserves an easement in,
over, under, upon, and across the Common Elements to reach, and the right to extend and tie into,
utility lines and improvements in the Common Elements, as permitted by public authority and the
utility company involved, and to extend such utility lines and improvements into and/or upon the
Additional Property to service the same. These easements and rights shall continue in effect
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whether or not all of the Additional Property, or any part thereof, is added to the Condominium or
not or continues to be identified or classified as Additional Property.

The rights and easements reserved pursuant to the provisions of this section shall be
exercised and utilized, as the case may be, in a reasonable manner, and in such way as not to
unreasonably interfere with the operation of the Association and the rights of owners and
Occupants of Units.

Section 4. Easements for Proper Operations. Easements to the Association shall exist
upon, over and under all of the Condominium Property for ingress to and egress from, and the
installation, replacing, repairing and maintaining of, all utilities, including, but not limited to water,
sewer, gas, telephone, electricity, security systems, master television antennas and cable
television, and the road system and all walkways, and for all other purposes necessary for the
proper operation of the Condominium Property. By these easements it shall be expressly
permissible for the Association to grant to the appropriate public authorities and/or the providing
companies and contractors permission to construct and maintain the necessary appurtenances and
improvements on, above, across and under the Condominium Property, so long as such
appurtenances and improvements do not unreasonably interfere with the use and enjoyment of the
Condominium Property. Should any public authority or other company furnishing a service request
a specific easement, permit, or license, the Board shall have the right to grant such easement,
permit, or license without conflicting with the terms hereof. In addition, in the event the Board
determines that the grant of easement rights to others is in the best interests of the Association, the
Association shall have the right to grant the same, provided that use of the same would not, in the
sole judgment of the Board, unreasonably interfere with the use and enjoyment of the
Condominium Property by Unit Owners and Occupants.

Section 5. Easement for Support. Every portion of a building or utility line or any
improvement on any portion of the Condominium Property contributing to the support of another
building, utility line or improvement on another portion of the Condominium Property shall be
burdened with an easement of support for the benefit of all other such buildings, utility lines,
improvements and other portions of the Condominium Property.

Section 6. Easement for Services. Non-exclusive easements are hereby granted to all
police, firemen, ambulance operators, mailmen, delivery men, garbage and trash removal
personnel, and all similar persons, and to the local governmental authorities and the Association,
but not to the public in general, to enter upon the Common Elements in the performance of their
duties, subject to such reasonable rules and regulations as the Board may establish from time to
time.

Section 7. Entry for Repair, Maintenance and Restoration. The Association shall have a

right of entry and access to, over, upon and through all of the Condominium Property, including
each Unit and the Limited Common Elements, to enable the Association to perform its obligations,
rights and duties pursuant hereto with regard to maintenance, repair, restoration and/or servicing of
any items, things or areas of or in the Condominium Property. In the event of an emergency, the
Association's right of entry to a Unit and its appurtenant Limited Common Elements may be
exercised without notice; otherwise, the Association shall give the Unit Owners or Occupants of a
Unit no less than twenty-four (24) hours advance notice prior to entering a Unit or its appurtenant
Limited Common Elements.

In addition, each Unit Owner and that Unit Owner's agents, contractors and designees
shall have a right of entry and access to, over, upon and through the Limited Common Element
courtyard/patio/yard areas appurtenant to another Unit that are contiguous to that Unit Owner’s
Unit, for the sole purpose of enabling the Unit Owner to perform obligations, rights, and duties
pursuant hereto with regard to maintenance, repair, and restoration of the Unit Owner’s Unit or its
appurtenant Limited Common Elements. In the event of an emergency, the Unit Owner’s right of
entry to adjacent Limited Common Elements may be exercised without notice: otherwise, the Unit
Owner shall give the Owners or Occupants of the adjacent Unit no less than twenty-four (24) hours
advance notice prior to entering the adjacent Unit Owner's Limited Common Elements and may
only do so at reasonable times and under reasonable circumstances. The Unit Owner of a Unit
whose Limited Common Elements are contiguous shall not do anything within the Limited Common
Elements that is likely to damage or otherwise harm the exterior surfaces of an adjacent Unit or do
anything so as to unreasonably impede the ability of the owner of the adjacent Unit to repair,
maintain or replace the exterior of that adjacent owner's Unit. Subject to the foregoing, a Unit
Owner requiring access to the Limited Common Elements appurtenant to another Unit shall
promptly restore any disturbed areas as nearly as possible to the condition prior to the occurrence
of the damage.
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Section 8. Power of Attorney. Each Unit Owner, by acceptance of a deed to a Unit,
appoints the Association or its designated representative, as that Unit Owner’s attorney-in-fact, to
execute, deliver, acknowledge and record, for and in the name of such Unit Owner, such deeds of
easement, licenses, permits, and other instruments as may be necessary or desirable, in the sole
discretion of the Board, or its authorized representative, to further establish or effectuate the
foregoing easements and rights. This power is for the benefit of each and every Unit Owner, the
Association, and the real estate to which it is applicable, runs with the land, is coupled with an
interest, and is irrevocable.

Section 9. Conservation Easement. Portions of the Condominium Property are subject to
a perpetual easement granted to the Delaware Soil and Water Conservation District for the
purposes of preserving a portion of Condominium Property in its natural state. Said easement is of
record Official Record Book 1493, Pages 2195 through 2213, both inclusive, of the Office of the
Recorder, Delaware County, Ohio.

Section 10. Access Easement. A non-exclusive permanent and perpetual easement over
and upon roadways and sidewalks located on the Additional Property is hereby reserved to each
Unit Owner and each Occupant of a Unit, and their respective invitees and licensees, for ingress
and egress to and from the Condominium Property and Manley Road, a public street.

Section 11. Easements Located on Adjacent Property.

(a) Path Easement. The Condominium Property is benefitted by an existing
perpetual and -non-exclusive easement over adjacent property (that is not part of the
Condominium) providing pedestrian ingress, egress, and access to and from Tartan Fields
Drive and the Condominium. As required by zoning and pursuant to the provisions of the
recorded easement, of record in Official Record Book 1546, Pages 2822-2833, both
inclusive, the Association shall be responsible for maintaining such easement area
(including the path located therein).

(b) Emergency Access Easement. As required by zoning, the Condominium
Property is benefitted by an existing perpetual and non-exclusive easement over adjacent
property (that is not part of the Condominium) for the limited purpose of providing
emergency ingress, egress, and access to and from Tartan fields Drive and the
Condominium. Pursuant to the provisions of the recorded easement, of record in Official
Record Book 1546, Pages 2834-2843, both inclusive, the Association shall be responsible
for maintaining such easement area and the improvements therein, including keeping the
‘Emergency Access Driveway’ free and clear of debris, trash, litter, and snow.

Section 12. General. Unless specifically limited herein otherwise, the foregoing
easements shall run with the land and pass with the title to the benefited properties, shall be
appurtenant to the properties benefited thereby, shall be enforceable by the owners of the
properties benefited thereby, and shall be perpetual. The easements and grants provided herein
shall in no way affect any other recorded grant or easement. Failure to refer specifically to any or
all of the easements and/or rights described in this Declaration in any deed of conveyance or in any
mortgage or other evidence of obligation shall not defeat or constitute an intention not to reserve
said rights or easements, but the same shall be deemed conveyed or encumbered, as the case
may be, along with the Unit.

ARTICLE XV

ASSESSMENTS AND ASSESSMENT LIENS; RESERVE FUNDS

Section 1. Types of Assessments. Declarant for each Unit within the Condominium
hereby covenants and agrees, and each Unit Owner by acceptance of a deed to a Unit (whether or
not it shall be so expressed in such deed) is deemed to covenant and agree, to pay to the
Association: (a) Operating Assessments, (b) Special Assessments for Capital Improvements, and
(c) Special Individual Unit Assessments, all of such Assessments to be established and collected
as hereinafter provided.

Section 2. Purpose of Assessments. The A ments levied by the Association shall be
used exclusively to promote and provide for the health, safety and welfare of Unit Owners and
Occupants and the best interests of the Condominium Property.

Section 3. Elements-Apportionment; Due Dates.

(a) Operating Assessments.
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(i) Prior to the time any Unit Owner is to be charged
Assessments by the Association, the Board shall establish for the
remainder of the Association's fiscal year, and prior to the beginning of
each fiscal year of the Association thereafter, the Board shall estimate for
the next fiscal year, and, in each case, prorate among all Units and their
Unit Owners on the basis of the undivided interest of each Unit in the
Common Elements, common expenses of the Association, consisting of
the following:

a. that period's estimated cost of the maintenance,
repair, and other services to be provided by the Association;

b. that period's estimated cost of the maintenance,
repair and other services to be provided by the Association for the
off-site easements described in Article XIV;

c. that period's estimated costs for insurance
premiums to be provided and paid for by the Association;

d. that period's estimated costs for utility services not
separately metered or charged to Unit Owners;

e. the estimated amount desired to be collected to
maintain a working capital reserve fund, to assure availability of
funds for normal operations of the Association, in an amount
deemed adequate by the Board, but in no event less than an
amount equal to two months' currently estimated Assessments on
all Units;

f. an amount deemed adequate by the Board in its
sole and unfettered discretion, and without vote of Unit Owners, to
establish or augment an existing reserve for the cost of
unexpected repairs and replacements of capital improvements and
for the repair and replacement of major improvements for which
cash reserves over a period of time in excess of one year ought to
be maintained; and

g. that period's estimated costs for the operation,
management and administration of the Association, including, but
not limited to, fees for property management, fees for legal and
accounting services, costs of mailing, postage, supplies and
materials for operating the Association, and the salaries, wages,
payroll charges and other costs to perform these services, and any
other costs constituting common expenses not otherwise herein
specifically excluded.

(ii) The Board shall thereupon allocate to each Unit that Unit's
share of all of these items, prorated in accordance with each respective
Unit's undivided interest in the Common Elements, and thereby establish
the Operating Assessment for each separate Unit. For administrative
convenience, any such Assessment may be rounded so that monthly
installments will be in whole dollars.

(iii) The Operating Assessment shall be payable in advance,
in equal monthly instaliments, provided that nothing contained herein shall
prohibit any Unit Owner from prepaying Assessments in annual,
semiannual, or quarterly increments. The due dates of any such
installments shall be established by the Board, or, if it fails to do so, an
equal monthly pro rata share of the Operating Assessment for a Unit shall
be due the first day of each month.

(iv) If the amounts so collected are, at any time, insufficient to
meet all obligations for which those funds are to be used, the deficiency
shall be assessed by the Board among the Units and their owners on the
same basis as heretofore set forth, provided, that if common expenses are
incurred by the Association prior to the time the Association commences to
levy Assessments against Units, Declarant shall pay the same (subject to
its right, if any, to reimbursement from Unit purchasers contained in
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individual contracts for the sale of a Unit or Units or, if not, from the
Association).

v) If Operating Assessments collected in the Association’s
fiscal year are in excess of the funds necessary to meet the anticipated
expenses for which the same have been collected, the excess shall be
retained as reserves, or as reductions in future Assessments, as
determined by the Board, in its sole discretion, and shall in no event be
deemed profits nor available, except on dissolution of the Association, for
distribution to Unit Owners, and each Unit Owner by virtue of acceptance
of a deed to a Unit consents to the same and grants to the Board an
irrevocable power of attorney and proxy to approve and authorize the
retention of any excess as reserves or reductions in Assessments.

(b) Special Assessments for Capital Improvements.
(1) In addition to Operating Assessments, the Board may

levy, at any time, Special Assessments for Capital Improvements to
construct, reconstruct or replace capital improvements on the Common
Elements to the extent that reserves therefor are insufficient, provided that
new capital improvements not replacing existing improvements (except
new capital improvements required to comply with applicable law or
governmental regulation, or to correct any deficiency or defect creating a
safety or health hazard to Occupants) shall not be constructed nor funds
assessed therefor, if the cost thereof in any fiscal year would exceed an
amount equal to five percent (5%) or more of that fiscal year's budget,
without the prior consent of Unit Owners exercising not less than seventy-
five percent (75%) of the voting power of Unit Owners and the consent of
Eligible Mortgagees hereinafter provided.

(i) Each Special Assessment for Capital Improvements shall
be prorated among all Units and their owners in proportion to the
respective undivided interests of the Units in the Common Elements, and
shall become due and payable on such date or dates as the Board
determines following written notice to the Unit Owners.

(c) Special Individual Unit Assessments. Subject to the applicable
provisions of the Bylaws regarding procedures with respect thereto, the Board may
levy Special Individual Unit Assessments against an individual Unit, or Units, and
the Unit Owner or Unit Owners thereof, to reimburse the Association for those
costs incurred in connection with that Unit or Units properly chargeable by the
terms of the Condominium Organizational Documents or the rules of the
Association to a particular Unit (such as, but not limited to, the cost of making
repairs the responsibility of a Unit Owner, the cost to reimburse the Association for
that Unit Owner's Unit's share of any utility cost that the Board, or its designee,
reasonably determines is attributable to that Unit Owner’s Unit, the portion of the
cost of casualty and/or liability insurance provided by the Association that the
Board determines is attributable to a particular use of a Unit or course of conduct
by a Unit Owner or Occupant of that Unit Owner’s Unit, returned check charges,
and a Unit Owner's interest, late charges, collection costs, and enforcement, and
arbitration charges properly chargeable to a Unit and its Unit Owners pursuant
hereto). Each Special Individual Unit Assessment shall become due and payable
on such date as the Board determines, and gives written notice to the Unit Owners
subject thereto.

Section 4. Effective Date of Assessment. Any Assessment created pursuant hereto shall
be effective, provided it is created as provided herein, if written notice of the amount thereof is sent
by the Board to the Unit Owner subject thereto at least ten (10) days prior to the due date thereof,
or if to be paid in installments, the due date of the first installment thereof. Written notice mailed or
delivered to a Unit Owner's or Unit Owners’ Unit shall constitute notice to that or those Unit
Owners, unless the Unit Owner or Unit Owners have delivered written notice to the Board of a
different address for such notices, in which event the mailing of the same to that last designated
address shall constitute notice to that Unit Owner or those Unit Owners.

Section 5. Effect of Nonpayment of Assessment; Remedies of the Association.

(a) If any Assessment or installment or portion of any installment of an
Assessment is not paid within at least ten (10) days after the same is due, the
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entire unpaid balance of the Assessment shall immediately become due and
payable, without demand or notice, unless the Board, in its sole discretion,
determines not to accelerate the instaliments.

(b) If any Assessment or installment or portion of any installment of an
Assessment is not paid within at least ten (10) days after the same is due, the
Board, at its option, and without demand or notice, may (i} charge interest on the
entire unpaid balance (including the accelerated portion thereof) at such rate as
the Board, from time to time, establishes by rule; or if the Board fails to establish a
rate by rule, at the rate of eight percent (8%) per annum, (ii) charge a reasonable,
uniform, late fee, as established from time to time by the Board, by rule, and (iii)
charge the cost of collection, including attorney fees and other out-of-pocket
expenses.

(c) Operating and both types of Special Assessments, together with
interest, late fees, and costs, including attorney fees, shall be a charge in favor of
the Association upon the Unit against which each such Assessment is made.

(d) Payments made by a Unit Owner for Assessments shall be
applied in the following priority: (i) to interest accrued on the delinquent
Assessment(s), or installments or portions of installments thereof; (ii) to
administrative late fees charged with respect to the delinquency; (iii) to reimburse
the Association for enforcement charges and collection costs, including, but not
limited to, attorney fees and paralegal fees incurred by the Association in
connection with the delinquency; and (iv) to the delinquent Assessment, or
installment or portion thereof.

(e) At any time after any Assessment or any installment of an
Assessment, or any portion of any installment of an Assessment levied pursuant
hereto remains unpaid for ten (10) or more days after the same has become due
and payable, a certificate of lien for the unpaid balance of that Assessment,
including all future installments thereof, interest, late fees, collection costs and
expenses, including attorney fees, and court costs and filing fees (“collection
costs”), may be filed with the Delaware County Recorder, pursuant to authorization
given by the Board. The certificate shall contain a description or other sufficient
legal identification of the Unit against which the lien exists, the name or names of
the record Unit Owner or Unit Owners thereof, and the amount of the unpaid
portion of the Assessments and charges, and shall be signed by the president or
other designated representative of the Association.

(f) The lien provided for herein shall become effective from the time a
certificate of lien or renewal certificate was duly filed therefor, and shall continue
for a period of five (5) years unless sooner released or satisfied in the same
manner provided by law in the State of Ohio for the release and satisfaction of
mortgages on real property, or discharged by the final judgment or order of a court
in an action brought to discharge the lien.

(9) Any Unit Owner who believes that an Assessment chargeable to
that Unit Owner’'s Unit (for which a certificate of lien has been filed by the
Association) has been improperly charged against that Unit may bring an action in
the Court of Common Pleas of Delaware County for the discharge of that lien. In
any such action, if it is finally determined that all or a portion of the Assessment
has been improperly charged to that Unit and its Unit Owners, the Court shall
make such order as is just, which may provide for a discharge of record of all or a
portion of that lien.

(h) Each such Assessment together with collection costs (including
attorney fees), shall also be the joint and several personal obligation of the Unit
Owners who owned the Unit at the time when the Assessment fell due. The
obligation for delinquent Assessments, interest, late charges and costs shall not be
the personal obligation of that or those Unit Owner's or Unit Owners' successors in
title unless expressly assumed by the successors, or required by applicable law,
provided, however, that the right of the Association to a lien against that Unit, or to
foreclose any lien thereon for these delinquent Assessments, interest, late charges
and costs, shall not be impaired or abridged by reason of the transfer, but shall
continue unaffected thereby, except as provided in Section 6 of this Article.
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(i) The Association, as authorized by the Board, may file a lien or
liens to secure payment of Assessments and/or collection costs (including attorney
fees), bring or join in an action at law against the Unit Owner or Unit Owners
personally obligated to pay the same, and/or an action to foreclose a lien, or any
one or more of these. In any foreclosure action, the Unit Owner or Unit Owners
affected shall be required to pay a reasonable rental for that Unit during the
pendency of such action. The Association in any foreclosure action involving a
Unit or Units shall be entitled to become a purchaser at the foreclosure saie. In
any action, interest and all costs of such action (including attorney fees) shall be
added to the amount of any such Assessment, to the extent permitted by Ohio law.

0) No claim of the Association for Assessments and charges,
whether in a collection action, foreclosure action, or otherwise, shall be subject to
setoffs, off sets, counterclaims, or cross claim, including, without limiting the
generality of the foregoing, claims that the Association has failed to provide the
Unit Owner with any service, goods, work, or materials, or failed in any other duty.

(k) No Unit Owner or Unit Owners may waive or otherwise escape
liability for the Assessments provided for in this Declaration by non-use of the
Common Elements, or any part thereof, or by abandonment of that Unit Owner’s or
those Unit Owners’ Unit.

0] Assessments shall run with the land, are necessary to continue
the care, repair and maintenance of Units and their undivided interests in the
Condominium Property, and to continue to provide utility and security service, and,
accordingly, Assessments accruing or becoming due during the pendency of
bankruptcy proceedings shall constitute administrative expenses of the bankrupt
estate.

Section 6. Subordination of the Lien to First Mortgages. The lien of the Assessments and
charges provided for herein shall be subject and subordinate to the lien of any duly executed first
mortgage on a Unit recorded prior to the date on which such lien of the Association arises, and any
holder of such first mortgage which comes into possession of a Unit pursuant to the remedies
provided in the mortgage, foreclosure of the mortgage, or deed or assignment in lieu of foreclosure,
and any purchaser at a foreclosure sale, shall take the property free of any claims for unpaid
instaliments of Assessments and charges against the mortgaged Unit which became due and
payable prior, in the case of foreclosure, to the date of the sale, and, in all other cases, to the date
legal title vested in the successor Unit Owner. The foregoing will not relieve any successor Unit
Owner from the obligation for Assessments accruing thereafter. Notwithstanding the foregoing,
rental payments a receiver collects during the pendency of a foreclosure action shall first be
applied to the payment of the portion of common expenses chargeable to the Unit and its owners
during the foreclosure action.

Section 7. Certificate Regarding Assessments. The Board shall, upon demand, for a
reasonable charge, furnish a certificate signed by the president, treasurer, secretary or other
designated representative of the Association, setting forth whether the Assessments on a specified
Unit have been paid. This certificate shall be conclusive evidence of payment of any Assessment
therein stated to have been paid.

ARTICLE XVI
EXPANSIONS
Section 1. Reservation of Expansion Option. Declarant expressly reserves the option to

expand the Condominium Property but only within the limitations, and subject to the terms, set forth
in this Article XVI.

Section 2. Limitations on Option. Declarant has no limitations on its option to expand the
Condominium Property except as provided in this Article XVI, or elsewhere in this Declaration, and
except as otherwise so expressly limited, has the sole right, power, and authority to expand the
Condominium Property without the consent of any Unit Owner or Unit Owners, the Association, the
Board or any Mortgagee.

Section 3. Maximum Expansion Time. Except as hereinafter provided, Declarant's option
to expand the Condominium Property shall expire and terminate at the end of seven years from the
date this Declaration is filed for record. The foregoing notwithstanding, Declarant, with the consent
of Unit Owners exercising not less than a majority of the voting power of Unit Owners other than
Declarant, may extend Declarant's option to expand the Condominium Property for an additional
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seven years, if Declarant exercises the right to so renew within six months prior to the expiration of
that initial seven year period. Declarant shall have the right to waive Declarant’s option to expand
at any time. There are no other circumstances that will terminate the option prior to the expiration
of the time limit.

Section 4. Legal Descriptions. A legal description or descriptions of all of the property that
is part of the Additional Property, and that, through exercise of Declarant's option, may be added to
the Condominium Property by submission to the Condominium Act as part of this Condominium, is
attached hereto and marked "Exhibit E" and made a part hereof by this reference.

Section 5. Composition of Portions Added. Neither all nor any portion of the Additional
Property must be added to the Condominium Property, nor, if any of the Additional Propenty is
added, shall it be required that a particular portion of the Additional Property must be added,
provided that portions added meet all other requirements set forth in this Article XVI and provided,
further, that all improvements a part of the Additional Property added to the Condominium Property
shall be substantially completed prior to the addition. There are no limitations fixing the boundaries
of portions added, or regulating the order in which portions are added.

Section 6. Time for Adding Portions. Portions of the Additional Property may be added to
the Condominium Property from time to time, and at different times, within the time limits previously
described.

Section 7. [mprovement Location Limitations. There are no established or defined
limitations as to the location of any improvements that may be made on any portion of the
Additional Property added to the Condominium Property except such limitations as may then be in
effect by reason of the laws and lawful rules and regulations of the appropriate governmental
bodies and authorities having jurisdiction.

Section 8. Maximum Number of Units. The maximum total number of Units that may be
created on the Additional Property and added to the Condominium Property is fifty-five (55),
permitting the Condominium to be expanded to include a maximum total of sixty-one (61) Units,
provided, that the foregoing shall neither limit nor restrict nor be so construed as to limit or restrict
the number of dwelling units or other improvements that may be constructed on all or any portion of
the Additional Property that is not added to the Condominium Property. Subject to the foregoing
total maximum of Units that may be added to the Condominium Property, there is no limit as to the
maximum number of Units per acre that may be created on any portion of the Additional Property
added to the Condominium Property other than as may, from time to time, be imposed by law.

Section 9. Non-Residential Uses. No Units may be created on the Additional Property or
portions thereof and added to the Condominium Property that are not restricted exclusively to
residential use.

Section 10. Compatibility of Structures. All structures erected on all or any portion of the
Additional Property and added to the Condominium Property will be consistent and reasonably
compatible with structures then on the Condominium Property in terms of structure type, quality of
construction, the principal materials to be used, and architectural style, and design. Comparable
style and design shall be deemed to exist if the exterior appearance of the structures on the
Additional Property is compatible and harmonious with those then on the Condominium Property.
Design shall not be deemed to be incompatible or not comparable because of changes in the
number of Units in a building, types or mix of types of Units in a building, changes in number of
garage parking spaces, construction of Units with or without basements (whether walk-out or not),
construction of Units with or without covered, screened or enclosed porches, verandas, or elevated
decks, variances in setbacks or locations of structures in relation to other improvements, changes
in design or finish detail, changes in elevations, or changes in size.

Section 11. Improvements Other than Structures Containing Units. If all or a portion of the
Additional Property is added to the Condominium Property, private drives, parking areas,
sidewalks, landscaped areas, storm water drainage facilities, other non-structural improvements
similar to those then on the Condominium Property, a sanitary pump station house, and other
improvements (to the extent such improvements are not to be owned and maintained by the
applicable utility or governmental entity), parkettes, an outdoor swimming pool and a clubhouse
built of similar architectural style and similar materials as the residential buildings may be
constructed on that Additional Property, and no other non-structural improvements. If built and
added to the Condominium, the clubhouse will contain approximately 2,739 square feet and include
a community room, exercise room, kitchen, mechanical room, storage room, restrooms, office,
gallery and a screened porch. There is no requirement that such improvements must be made and
there are no restrictions on limitations on the improvements that may be made.
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Section 12. Types of Units. All Units that are created on all or any portion of the Additional
Property and added to the Condominium Property shall be of the same types as the types of Units
then on the Condominium Property, or as described on Exhibit D attached hereto or as otherwise
described herein, provided, however, that any such Units shall be deemed of the same types
notwithstanding changes in interior layout, changes in design or finish detail, changes in size, the
inclusion of basements (whether walk-out or not), and/or the addition/substitution of covered,
screened or enclosed porches, verandas or elevated decks.

Section 13. Limited Common Elements. Declarant reserves the right with respect to all or
any portion of the Additional Property added to the Condominium Property to create Limited
Common Elements therein of substantially the same type as those areas and improvements now
so designated as such or as otherwise described herein. The precise size and number of such
newly created Limited Common Elements cannot be ascertained precisely, because those facts will
depend on how large each portion added may be, the size and location of the buildings and other
improvements on each portion, and other factors presently undetermined. Subject to the foregoing,
there are no limits as to the types, sizes, and maximum number of Limited Common Elements that
may be subsequently assigned to Units.

Section 14. Supplementary Drawings. Attached hereto and marked "Exhibit F" is a sketch
drawing showing the location and relationship of the Condominium Property and the Additional
Property. Declarant does not consider any other drawings or plans presently appropriate.
However, at such time as Declarant adds all or any portion of the Additional Property to the
Condominium Property it shall file drawings with respect to the Additional Property as required by
the Condominium Act.

Section 15. Procedures for Expansion. All or any portion of the Additional Property shall
be added to the Condominium Property by the execution and filing for record by Declarant, or its
successor as owner of the portion added and as assignee of the right to expand the
Condominium, in the manner provided by the Condominium Act, of an amendment to the
Declaration that contains the information and drawings with respect to the Additional Property
and improvements thereon added required by the Condominium Act. The approval of Unit
Owners, the Association, Mortgagee or any Eligible Mortgagee shall not be required for any
amendment expanding the Condominium to include all or any part of the Additional Property
pursuant to the provisions of this Article XVI and the Condominium Act.

Section 16. Effects of Expansion. Except as hereinafter specifically provided otherwise,
upon the recording with the Delaware County Recorder of an amendment to the Declaration adding
all or any portion of the Additional Property to the Condominium Property:

(a) the added portion shall thereafter be subject to and benefited by
all of the terms and provisions hereof, to the same extent and with the same effect
as if that added portion had been provided herein as constituting part of the
Condominium Property, that is, the rights, easements, covenants, restrictions, and
assessment plan set forth herein shall run with, bind, and benefit the added portion
in the same manner, to the same extent, and with the same force and effect as the
terms of this Declaration apply to the Condominium Property, provided, that non-
exclusive easements are reserved to Declarant, its successors and assigns, over
and upon the Common Elements and Limited Common Elements in property
added to the Condominium (i) for a two-year period of time from the date of the
closing by Declarant of the first sale of a Unit in that property added to a bona fide
purchaser, for access to and for the purpose of completing improvements in that
portion added:; (ii) for the periods provided for warranties, or by law, for purposes of
making repairs required pursuant to warranties; and (iii) for the initial sales and
rental period for Units to maintain and utilize one or more of those Units and
appurtenances thereto, and/or a portion or portions of the Common Elements, for
sales and management offices and for storage and maintenance, and model Units,
parking areas for sales and rental purposes, and advertising signs;

(b) the Unit Owner or Unit Owners of a Unit or Units in the added
portion shall thereupon become members of the Association, to the same extent,
with the same effect, subject to the same obligations, and imbued with the same
rights, as ail other members, including, without limiting the generality of the
foregoing, one vote for each Unit owned by that Unit Owner or those Unit Owners;
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(c) the undivided interests of Units in the Common Elements, as so
expanded, shall be reallocated on the basis of the par values of all Units in the
Condominium, including those added by any expansion;

(d) with respect to Units added, Operating Assessments shall
commence the later of (i) the first day of the calendar month next following the date
the documents adding the Units were duly recorded or (ii) the date established by
the Association for the commencement of any Operating Assessment, and shall be
prorated based on the number of full calendar months remaining in the year for
which the Operating Assessments were levied; and

(e) in all other respects, all of the provisions of this Declaration shall
include and apply to such additional portions, and to the Unit Owners, mortgagees,
and lessees thereof, with equal meaning and of like force and effect.

ARTICLE XVII

NOTICES TO AND VOTING RIGHTS OF LENDING INSTITUTIONS

Section 1. Notices. Any Eligible Mortgagee, upon written request to the Association
(which request states the name and address of such Eligible Mortgagee and the Unit Designation),
shall be entitled to timely written notice by the Association of:

(a) any proposed addition to, change in, or amendment of the
Condominium Organizational Documents of a material nature, including any
addition to, change in, or amendment of any provision establishing, providing for,
governing, or regulating: (i) any of the provisions governing voting rights; (ii) any of
the provisions governing increases in Assessments that raise the previously
assessed amount by more than twenty-five percent (25%), the basis of
Assessments, Assessment liens, or priority of such liens; (iii) any of the provisions
governing reductions in reserves for maintenance, repair, and replacement of
Common Elements; (iv) any of the provisions governing responsibility for
maintenance and repairs; (v) reallocation of interests in the Common Elements
(including the Limited Common Elements) except in the case of expansion of the
Condominium, or rights to their use; (vi) redefinition of boundaries of any Unit; (vii)
convertibility of Units into Common Elements or vice versa; (viii) any of the
provisions governing the method of expansion or the method of contraction of the
Condominium or the method of addition, annexation or withdrawal of property to or
from the Condominium; (ix) any of the provisions governing hazard, fidelity or other
insurance requirements; (x) imposition of any restrictions on the leasing of Units,
(xi) imposition of any restrictions on a Unit Owner's right to sell or transfer that Unit
Owner's Unit; (xii) if the Condominium consists of fifty (50) or more Units, a
decision by the Association to establish self-management if professional
management had been required previously by the Condominium instruments or by
an Eligible Mortgagee; (xiii) restoration or repair of the Condominium Property after
damage or partial condemnation in a manner other than specified in the
Condominium instruments; (xiv) termination of the legal status of the Condominium
after substantial destruction or condemnation occurs; (xiv) any provisions
expressly benefiting mortgage holders, insurers, or guarantors; (xv) any provisions
which affect the scheme of regulation or enforcement of standards for
maintenance, architectural design or exterior appearance of improvements on
Units; (xvi) any provisions governing the rights of any specific class of members;
(xvii) any provisions governing dissolution of the Association except pursuant to
consolidation or merger; (xviii) any provision governing the conveyance of any or
all Common Elements; or (xix) any other amendment to the Condominium
Organizational Documents. No addition to, change in, or amendment of the
Condominium Organizational Documents shall be considered material if it is for the
purpose of correcting technical errors, for clarification only or for purposes of
expanding the Condominium pursuant to the other provisions contained herein.

(b) any proposed decision or action that. (i) terminates professional
management and establishes self-management when professional management
has been required previously by an Eligible Mortgagee; (ii) causes restoration or
repair of the Condominium Property (after a hazard damage or partial
condemnation) in a manner other than that specified in the Condominium
Organizational Documents; (iii} substantial damage or destruction not be restored;
(iv) the Condominium Property be renewed or rehabilitated; (v) significant new
capital improvements not replacing existing improvements be constructed; or (vi)
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would, without addition to, change in, or amendment of the Condominium
Organizational Documents, make any change with respect to the items described
in subparagraph (a) of Section 1 of this Article XVII.

(c) (i) any condemnation, eminent domain proceeding or casualty loss
that affects either a material portion of the Condominium Property or the Unit
securing its mortgage; (i) any delinquency for sixty (60) days in the payment of
Assessments or charges owed by the Unit Owner of any Unit on which it holds the
mortgage; (iii) any lapse, cancellation, or material modification of any insurance
policy or fidelity bond maintained by the Association; (iv) any proposed
amendment or change for which a required percentage of Eligible Mortgagees
must consent pursuant to the provisions of this Declaration; (v) any proposed
termination of the Condominium as a condominium regime (which notice must be
given at least thirty (30) days before any action is taken); (vi) any decision by the
Association not to restore or repair any portion of the Condominium Property (after
damage or destruction or partial condemnation), or not to restore or repair such
property in a manner specified by the Condominium Organizational Documents;
(vii) any decision by the Association to renew or rehabilitate the Condominium
Property; (viii) times and places of Unit Owners’ meetings; and (ix) any default
under the Condominium Organizational Documents which gives rise to a cause of
action against a Unit Owner whose Unit is subject to the mortgage of such Eligible
Mortgagee. A holder, insurer or guarantor of a first mortgage lien on a Unit which
has sent a written request to the Association stating both its name and address
and the Unit Designation or address of the Unit on which it holds, insures or
guarantees the mortgage shall be entitled to timely written notices of the events
described in this subsection (c).

Section 2. Voting Rights. No action with respect to which Eligible Mortgagees are entitled
to notice, as provided in subparagraphs (a) or (b) of Section 1 of this Article XVII, may be taken
without the consent of Eligible Mortgagees of Units to which not less than fifty-one percent (51%) of
the votes of Units subject to mortgages held by Eligible Mortgagees appertain, provided, further,
that no action to terminate the Condominium or that would have that effect other than by reason of
substantial destruction or condemnation of the Condominium Property, shall be taken without the
consent of Eligible Mortgagees of Units to which not less than seventy-five percent (75%) of the
votes of Units subject to mortgages held by Eligible Mortgagees appertain.

Section 3. Notices to Mortgagees. Each Mortgagee and guarantor of a mortgage on a
Unit shall be entitled to timely written notice by the Association of:

(a) any proposed addition to, change in, or amendment of the
Condominium Organizational Documents of a material adverse nature to
Mortgagees (without limiting the generality of the following, no addition to, change
in, or amendment of the Condominium Organizational Documents shall be
considered material or adverse if it is for the purpose of correcting technical errors,
for clarification only, for the expansion of the Condominium as provided for in the
Condominium Organizational Documents or for the purpose of meeting the
requirements of institutional Mortgagees, guarantors and insurers of first mortgage
loans, or the requirements of insurance underwriters);

(b) any sixty (60) day delinquency in the payment of Assessments or
charges owed to the Association by a Unit Owner of a Unit on which it holds a
mortgage;

(c) a lapse, cancellation, or material modification of any insurance
policy maintained by the Association;

(d) any proposed action that requires the consent of a specified
percentage of Mortgagees, as provided in this Declaration; and

(e) any condemnation or casualty loss that affects either a material
portion of the Condominium Property or the Unit securing its mortgage.

Section 4. First Mortgagee Rights Confirmed. No provision of the Condominium
Organizational Documents gives a Unit Owner or any other party priority over any rights of the first
mortgagee of a Unit pursuant to its mortgage in the case of payment to the Unit Owner of
insurance proceeds or condemnation awards for losses to or a taking of Units and/or Common
Elements.
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ARTICLE XViil
AMENDMENTS

Section 1. Power to Amend. Except in the case of expansion of the Condominium as
provided in the Condominium Organizational Documents or as otherwise specifically provided in
this Declaration or Ohio law, additions to, changes in, or amendment of this Declaration (or the
other Condominium Organizational Documents) or the taking of any of the actions which require
the consent of Eligible Mortgagees representing Units exercising not less than a majority of the
voting power of Units subject to mortgages held by Eligible Mortgagees, as provided elsewhere
herein, shall, in addition to such consents of Eligible Mortgagees, require the consent of Unit
Owners exercising not less than seventy-five percent (75%) of the voting power of Unit Owners.
The foregoing notwithstanding:

(a) except as otherwise provided in the Condominium Organizational
Documents in the case of the expansion of the Condominium, the written consent
of all Unit Owners, including Declarant, so long as it owns a Unit or has the right to
expand the Condominium, in addition to the consent of Eligible Mortgagees to
which at least seventy-five percent (75%) of the voting power of Units subject to
mortgages held by Eligible Mortgagees appertain, shall be required for any
amendment effecting a change in:

(i) the boundaries of any Unit or the convertibility of Units into
Common Elements or vice versa;

(i) the undivided interest in the Common Elements
appertaining to a Unit or the liability for common expenses appertaining
thereto;

(iii) the constructions of an addition to or an expansion of a
Unit into Limited Common Elements or Common Elements;

(iv) the number of votes in the Association appertaining to any
Unit;

v) the fundamental purposes to which any Unit or the
Common Elements are restricted; or

(vi) the provisions and requirements of this Article XVIII;

or to impose restrictions, limitations or prohibitions against or inhibiting the rental of
any Unit or Units;

(b) except as otherwise provided herein, the consent of Unit Owners
exercising not less than eighty percent (80%) of the voting power of Unit Owners,
including the consent of Unit Owners other than Declarant who hold a majority of
the voting power of Unit Owners other than Declarant, and the consent of
Mortgagees on Units whose owners are entitled to exercise seventy-five percent
(75%) or more of the voting power of the owners of Units subject to mortgages
held by Mortgagees shall be required to terminate the Condominium;

(c) in any event, each Unit Owner by acceptance of a deed to a Unit
is deemed to and does give and grant a power of attorney, which right and power
is coupled with an interest and runs with the title to a Unit and is irrevocable:

(i) to Declarant, for so long as Declarant owns any Unit or
has the right to expand the Condominium, to amend the Condominium
Organizational Documents, to the extent necessary to (A) conform to the
requirements then governing the making of a mortgage loan or the
purchase, guaranty, or insurance of mortgages by an institutional lender or
an institutional guarantor or insurer of a mortgage on a Unit, provided that
the appropriate percentage (as described elsewhere herein) of Eligible
Mortgagees is obtained (if required), or (B) correct typographical or factual
or obvious errors or omissions the correction of which would not impair the
interest of any Unit Owner, Mortgagee, insurer, or guarantor, provided,
further, that if there is a Unit Owner other than Declarant, the Declaration
shall not be amended to increase the scope or the period of control of
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Declarant; and further provided that if the project has been approved by
the Department of Veterans Affairs, such amendment (except
amendments expanding or aiding in the expansion of the Condominium as
provided for in the Condominium Organizational Documents) must be
approved by the Secretary of the Department of Veterans Affairs;

(ii) to the Board, without a vote of Unit Owners or the
approval of Mortgagees, to amend the Declaration in any manner
necessary for any of the following purposes:

a. to meet the requirements of institutional
mortgagees, guarantors and insurers of first mortgage loans, or
the requirements of insurance underwriters;

b. to bring the Declaration into compliance with
requirements of the Condominium Act;

C. to correct clerical or typographical errors in this
Declaration or an exhibit or amendment hereto; and

d. to designate a successor to the person named to
receive service of process for the Association, provided, the
naming of a successor need not be by amendment hereto if the
change of statutory agent is appropriately filed with the Ohio
Secretary of State;

but for no other purpose; and

(d) in addition to the consent of Unit Owners set forth above, any
addition to, change in, or amendment of the Condominium Organizational
Documents of a material adverse nature to Mortgagees must also be agreed to by
Mortgagees on Units whose owners are entitled to exercise fifty-one percent (51%)
or more of the voting power of owners of Units that are subject to mortgages;
provided that the expansion of the Condominium as provided in the Condominium
Organizational Documents shall not be considered to be material adverse to
Mortgagees and provided further that any amendment provided for under sub-item
(c) above shall not be considered to be material adverse to Mortgagees.

An Eligible Mortgagee or Mortgagee of a Unit who receives a written request to approve
changes, additions, or amendments sent by certified or registered mail, return receipt requested,
and who does not deliver or post to the requesting party a negative response within sixty (60) days
after receipt of the same, shall be deemed to have approved such request.

Section 2. Method to Amend. An amendment to this Declaration (or the Drawings or the
Bylaws), adopted with the consents of Unit Owners and Eligible Mortgagees and/or Mortgagees
hereinbefore required, or by the Board, shall be executed with the same formalities as to execution
as this Declaration by two officers of the Association and shall contain their certification that such
amendment was duly adopted in accordance with the foregoing provisions. Any amendment
adopted by Declarant or a duly empowered successor Declarant pursuant to authority granted it
pursuant to the Declaration shall be duly executed by it with the same formalities as to execution as
this Declaration and shall contain the certification of such signor or signors that such amendment is
made pursuant to authority vested in Declarant or any duly empowered successor Declarant by the
Declaration. Any amendment duly adopted and executed in accordance with the foregoing
provisions shall be effective upon the filing of the same with the Delaware County Auditor and
Recorder.

Section 3. Approval of Veteran’s Administration During Declarant Control of Association.
If the Condominium has been approved by the Department of Veteran’s Affairs, any amendment

(other than amendments expanding or aiding in the expansion of the Condominium as provided for
in this Declaration) during the period that Declarant is in control of the Association must be
approved by the Secretary of the Department of Veterans Affairs.
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ARTICLE XIX
GENERAL PROVISIONS

Section 1. Covenants Running With the Land. The covenants, conditions, restrictions,
easements, reservations, powers of attorney, liens, and charges created hereunder or hereby shall
run with and bind the land, and each part thereof, and shall be binding upon and inure to the
benefit of all parties having any right, title or interest in or to all or any part of the Condominium
Property, and the Association, and their respective heirs, executors, administrators, successors
and assigns.

Section 2. Actions. In addition to any other remedies provided in this Declaration,
Declarant, (only with respect to those rights directly benefiting Declarant), the Association, and
each Unit Owner, shall have the right to enforce, by any proceeding at law or in equity, but not the
duty, all restrictions, conditions, covenants, easements, reservations, liens and charges set forth
herein or in the Bylaws or now or hereafter imposed by or through the Association's rules and
regulations. Failure by Declarant, the Association or by any Unit Owner to proceed with such
enforcement shall in no event be deemed a waiver of the right to enforce at a later date the original
violation or a subsequent violation, nor shall the doctrine of laches nor any statute of limitations bar
the enforcement of any such restriction, condition, covenant, reservation, easement, lien or charge.
Further, the Association and each Unit Owner shall have rights of action against each other for
failure to comply with the provisions of the Condominium Organizational Documents, rules and
regulations, and applicable law, and with respect to decisions made pursuant to authority granted
thereunder, provided, the Association shall have the right to assess reasonable charges against a
Unit Owner who fails to comply with the same, including the right to assess charges for the costs of
enforcement, and provided, further, that neither the Association nor its Directors, officers, or other
representatives, shall be liable to any Unit Owner or Occupant, or their invitees, for damage to any
Unit or any part thereof, or any personal property of such Unit Owner, Occupant or invitee, or for
injury to such person, unless the damage or injury was proximately caused by the gross negligence
or the intentional tortious act of the Association or such Director, officer or other representative. In
addition to all other remedies available by law, the Association may use summary abatement or
similar means to enforce any provisions hereof or restrictions against the Unit or its use, provided
that judicial proceedings shall be instituted before any items of construction may be altered or
demolished by summary means.

Section 3. Severability. Invalidation of any one or more of these covenants, conditions,
restrictions or easements by judgment or court order shall in no way affect any other provisions,
which provisions shall remain in full force and effect. in the event any language of this Declaration
conflicts with mandatory provisions of the Condominium Act, the latter's requirements shall prevail
and the conflicting language shall be deemed to be invalid and void, provided that such invalidity
shall in no way affect any other provisions of this Declaration, which provisions shail remain in full
force and effect.

Section 4. Successor Owner. A successor owner of Condominium Property or any part
thereof, or of Additional Property added to the Condominium Property, who is not an affiliate of
Declarant and who is a bona fide purchaser of the property for value, or a purchaser who acquires
the property at a sheriff's sale or by deed in lieu of foreclosure, shall not be liable in damages for
harm caused by an action or omission of Declarant or a breach of an obligation by Declarant.

Section 5. Limited Warranties. Declarant provides to each purchaser of a Unit from
Deciarant certain limited warranties which are described in a development statement provided to
each of those purchasers at or prior to the time the purchaser enters into a contract to purchase a
Unit from Declarant. Declarant specifically disclaims any and all warranties, express or implied,
other than as set forth in Declarant’s limited warranty and as required by Chapter 5311 of the Ohio
Revised Code and specifically disclaims any implied warranty of habitability, fitness for a particular
purpose, or construction in a workmanlike manner. In addition, the time limit for commencing the
prosecution of claims of negligence, breach of contract and/or the failure to construct
improvements in a workmanlike manner shall be one year commencing on the date the deed for
the Unit was recorded. The Declarant hereby assigns to the Association all warranties received by
the Declarant with regard to the Common Elements. In addition, all warranties received by the
Declarant with regard to the Common Elements added by any expansion shall automatically be
assigned to the Association upon the recording of an amendment to the Declaration expanding the
Condominium to include those Common Elements.

Section 6. Gender and Grammar. The singular wherever used herein shall be construed
to mean the plural when applicable, and the necessary grammatical changes required to make the

29

Book: 1609 Page: 1918  Page 33 of 59

76




provisions hereof apply either to corporations, partnerships, men or women, shall in all cases be
assumed as though in such case fully expressed.

Section 7. Captions. The captions of the various provisions of this Declaration are not part
of the context hereof, but are merely labels to assist in locating the various provisions hereof.

IN TESTIMONY WHEREOF, the undersigned has executed this instrument this 5 day
of Decenboer 2018

EPCON MUIRFIELD, LLC,
an Ohio limited liability company

¥ o e Q614

Rhoades Regional President

STATE OF OHIO
COUNTY OF FRANKLIN, SS:

This instrument was executed and acknowledged before me by Joel D. Rhoades, Regional
President of EPCON MUIRFIELD, LLC, an Ohio limited liability company, on behalf of said liability
company, this day of 2 2018.

Lria 0. ikl

Notary Public

TERESA D. GRUBBS

NOTARY PUBLIC
STATE OF OHIO

My Commission Expires
July 7, 2021
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EXHIBIT “A”

Declaration of Condominium
The Courtyards at Muirfield Ridge Condominium
0.570 Acres
Part 1

-1-
Situated in the State of Ohio, County of Delaware, Township of Concord, Virginia Military Survey Number 3014 and being
0.565 acres out of that original 9.648 acre tract as conveyed to Epcon Muirfield, LLC of record in Official Record 1530, Page
2419, and 0.005 acres out of that original 10.720 acre tract as conveyed to Epcon Muirfield, LLC of record in Official Record
1532 Page 1685, all deed references refer to the Records of the Recorder's Office, Delaware County, Ohio, and described as
follows:
Beginning for reference at a magnail found at the intersection of the common line of said VMS No. 3014 and VMS No. 2897
with the centerline of Manley Road at the southwesterly corner of Muirfield Village Phase 22, Part 1 of record in Plat Book
17, Pages 145 and 146, at the southeasterly corner of that 1.302 acres as conveyed to the Board of County Commissioners
of Delaware County, Ohio, of record in Official Record 1536, Page 2087,

Thence North 54°09'22" West with said centerline a distance of 438.50 feet to a magnail found at an angle point in said
centerling;

Thence North 54°23'14” West continuing with said centerline a distance of 362.75 feet to a point;

Thence North 35°36'46” East a distance of 60.83 feet to a point at the True Point of Beginning in the northerly
Right-of-way line of Manley Road;

Thence North 54°23'14" West with said northerly right-of-way line a distance of 22.51 feet to a point on a curve;

Thence across said original 9.648 acre tract and said original 10.720 acre tract the following courses:

With a curve to the left having a central angle of 5°36'27", a radius of 43.10 feet, an arc length of 4.22 feet, a chord
bearing and distance of North 39°00°46” East 4.22 feet to a point of tangency;

North 35°36'46" East a distance of 187.18 feet to a point;

North 54°23'14" West a distance of 114.89 feet to a point;

North 35°36'46" East a distance of 57.47 feet to a point;

South 54°23'14" East a distance of 360.05 feet to a point on a curve;

With a curve to the right having a central angle of 8°51'57", a radius of 239.00 feet, an arc length of 36.98 feet, a
chord bearing and distance of South 31°10°48" West 36.95 feet to a point at a point of tangency;

South 35°36'46" West a distance of 17.22 feet to a point;
North 54°23'14" West a distance of 117.92 feet to a point;
South 35°36'46" West 5.41 feet to a point;

North 54°23'14" West 108.09 feet to a point;

South 35°36'46" West a distance of 184.87 feet to a point of curvature;

C E S O . W:\PROJECTS\EPCON COMMUNITIES\755780-01 Muirfield
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Page 2 of 2

EXHIBIT “A”

Declaration of Condominium
The Courtyards at Muirfield Ridge Condominium
0.570 Acres
Part 1

-9-

With a curve to the left having a central angle of 6°34'54", a radius of 39.41 feet, an arc length of 4.53 feet, a chord bearing
and distance of South 32°19'47” West, a distance of 4.52 feet to the True Point of Beginning and containing 0.570 acres of
land more or less.

Subject to all covenants, restrictions, reservations and easements contained in any instrument of record pertaining to the
above described tract of land.

The basis of bearings for this description are based on a bearing of North 54°28'50" West for the centerline of a portion of
Manley Road as determined by GPS observations and Post Processed utilizing NGS Survey OPUS Solutions based on NAD83
(2011), Ohio State Plane North Zone.

All iron pins called as set are 5/8" x 30" rebar with yellow cap stamped “CESO".
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EXHIBIT “A”

Declaration of Condominium
The Courtyards at Muirfield Ridge Condominium
0.169 Acres
Part 2

Situated in the State of Ohio, County of Delaware, Township of Concord, Virginia Military Survey Number 3014 and being all
out of that original 9.648 acre tract as conveyed to Epcon Muirfield, LLC of record in Official Record 1530, Page 2419 all
deed references refer to the Records of the Recorder's Office Delaware County Ohio, and described as follows:

Beginning for reference at a magnail found at the intersection of the common line of said VMS No. 3014 and VMS No. 2897
with the centerline of Manley Road at the southwesterly corner of Muirfield Village Phase 22, Part 1 of record in Plat Book
17, Pages 145 and 146, at the southeasterly corner of that 1.302 acres as conveyed to Board of County Commissioners of
Delaware County, Ohio, of record in Official Record 1536, Page 2087;

Thence, North 54°09'22" West with said centerline a distance of 364.87 feet to a point;

Thence, North 35°50'38" East a distance of 144.48 feet to the True Point of Beginning for this description;

Thence, across said original 9.648 acre tract the following courses:

North 54°23'14" West a distance of 120.30 feet to a point on a curve;

With a curve to the left having a central angle of 85°51°04", a radius of 45.50 feet, an arc length of 68.18 feet, a
chord bearing and distance of North 10°38'35" West 61.98 feet to point of reverse curvature;

With a curve to the right having a central angle of 52°18'58", a radius of 24.50 feet, an arc length of 22.37 feet, a
chord bearing and distance of North 27°24'38" West 21.60 feet to point;

South 54°22'50" East a distance of 184.32 feet to a point;

South 35°36'46" West a distance of 52.63 feet to a point at the True Point of Beginning and containing
0.169 acres of land, more or less.

Subject to all covenants, restrictions, reservations and easements contained in any instrument of record pertaining to the
above described tract of land.

The basis of bearings for this description are based on a bearing of North 54°28'50" West for the centerline of a portion of
Manley Road as determined by GPS observations and Post Processed utilizing NGS Survey OPUS Solutions based on NAD83
(2011), Ohio State Plane North Zone.

Alliron pins called as set are 5/8" x 30" rebar with yellow cap stamped “CESQ".
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EXHIBIT “A”

Declaration of Condominium
The Courtyards at Muirfield Ridge Condominium
0.289 Acres
Part3

Situated in the State of Ohio, County of Delaware, Township of Concord, Virginia Military Survey Number 3014 and being all
out of that original 9.648 acre tract as conveyed to Epcon Muirfield, LLC of record in Official Record 1530, Page 2419 all
deed references refer to the Records of the Recorder's Office Delaware County Ohio, and described as follows:

Beginning for reference at a magnail found at the intersection of the common line of said VMS No. 3014 and VMS No. 2897
with the centerline of Manley Road at the southwesterly corner of Muirfield Village Phase 22, Part 1 of record in Plat Book
17, Pages 145 and 146, at the southeasterly corner of that 1.302 acres as conveyed to the Board of County Commissioners
of Delaware County, Ohio, of record in Official Record 1536, Page 2087,

Thence, North 54°09'22" West with said centerline a distance of 438.50 feet to a magnail found at an angle point in said
centerline;

Thence, North 54°23'14" West continuing with said centerline a distance of 116.93 feet to a point;

Thence, North 35°36'46" East a distance of 304.56 feet to a point on a curve, at the True Point of Beginning for this
description;

Thence, across said original 9.648 acre tract the following courses:

With a curve to the left having a central angle of 19°46'40", a radius of 261.00 feet, an arc length of 90.09 feet, a
chord bearing and distance of North 18°44'47" East 89.65 feet to a point;

South 87°10'57" East a distance of 106.95 feet to a point;

South 13°36'29" West a distance of 74.60 feet to a point;

South 23°55'24" West a distance of 76.13 feet to a point;

North 54°23'14” West a distance of 107.27 feet to the True Point of Beginning and containing 0.289 acres of land,
more or less.

Subject to all covenants, restrictions, reservations and easements contained in any instrument of record pertaining to the
above described tract of land.

The basis of bearings for this description are based on a bearing of North 54°28'50" West for the centerline of a portion of
Manley Road as determined by GPS observations and Post Processed utilizing NGS Survey OPUS Solutions based on NAD83
(2011), Ohio State Plane North Zone.

All'iron pins called as set are 5/8" x 30" rebar with yellow cap stamped “CESO".

(L2818

rNo 7211
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EXHAIBIT B
. . THE COURTYARDS AT MUIRFIELD RIDGE CONDOMINIUM
STATE OF OHIO, COUNTY OF DELAWARE, TOWNSHIP OF CONCORD,
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Unit
Designation

4-10824
7-10840
12-10857
156-10829
16-10825
21-10823

M Ynit with a basement.

EXHIBIT C

DECLARATION OF CONDOMINIUM
THE COURTYARDS AT MUIRFIELD RIDGE CONDOMINIUM

Unit Information

Unit
Address

10824 Errisberg Place
10840 Killaloe Drive
10857 Killaloe Drive
10829 Killaloe Drive
10825 Killaloe Drive
10823 Errisberg Place

@ Unit with a bonus suite.
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Type

po®

Undivided
Interest

16.66%
16.67%
16.67%
16.67%
16.66%
16.67%

TOTAL 100.00%
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EXHIBIT D

DECLARATION OF CONDOMINIUM
THE COURTYARDS AT MUIRFIELD RIDGE CONDOMINIUM

Unit Types and Par Values

(Palazzo). Contains a kitchen, living room, dining room, two baths, two bedrooms, and a
garage, all at ground level. May also contain any or all of: an optional second floor
bonus suite, 4-seasons room, basement, some of which may be a walk-out basement
accompanied by an elevated deck, and/or a screened or enclosed porch or sitting room.

(Portico). Contains a kitchen, living room, dining room, two baths, two bedrooms, a den,
and a garage, ali at ground level. May also contain any or all of: an optional second floor
bonus suite, basement, some of which may be a walk-out basement accompanied by an
elevated deck, and/or a screened or enclosed porch or sitting room.

(Promenade). Contains a kitchen, living room, dining room, two baths, two bedrooms, a
den, and a garage, all at ground level. May also contain any or all of: an optional second
floor bonus suite, 4-seasons room, basement, some of which may be a walk-out
basement accompanied by an elevated deck, and/or a screened or enclosed porch or
sitting room.

(Salerno). Contains a kitchen, living room, dining room, two baths, two bedrooms, and a
garage, all at ground level. May also contain any or all of: an optional second floor
bonus suite, finished veranda, basement, some of which may be a walk-out basement
accompanied by an elevated deck, a screened or enclosed porch located off the living
room, and/or a screened or enclosed porch or sitting room located off the master
bedroom.

(Torino). Contains a kitchen, living room, dining room, two baths, two bedrooms, finished
veranda, and a garage, all at ground level. May also contain any or all of: an optional
second floor bonus suite, screened or enclosed porch located off the living room,
basement, some of which may be a walk-out basement accompanied by an elevated
deck, and/or a screened or enclosed porch or sitting room located off the master
bedroom.

(Verona). Contains a kitchen, living room, dining room, two baths, two bedrooms, a den,
and a garage, all at ground level. May also contain any or all of: an optional second floor
bonus suite, finished veranda, basement, some of which may be a walk-out basement
accompanied by an elevated deck, screened or enclosed porch located off the living
room, and/or a screened or enclosed porch or sitting room located off the master
bedroom.
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EXHIBIT D (Continued)

DECLARATION OF CONDOMINIUM
THE COURTYARDS AT MUIRFIELD RIDGE CONDOMINIUM

Unit Types and Par Values (Continued)

Il. Unit Sizes and Par Values

Approximate
Gross Interior

Type Square Feet™  Par Value
PZ 1,519 - 3,543 1.00
PO 1,776 - 3.750 1.00
PE 1,995 - 4,419 1.00
SL 1,643 - 2,555 1.00
TO 1,888 — 2,735 1.00
VA 2,114 — 3,297 1.00

(1) Gross interior square feet means the approximate gross area constituting the Unit at all
levels, is measured from the undecorated inner surfaces of its boundary walls, and
includes space occupied by interior partitions, staircases and voids, as well as space in
any basement, whether finished or unfinished. This measurement is not the measurement
normally used in the real estate industry for sales and leasing purposes. Screened and
enclosed porches and garages are part of the Unit, however, that square footage is not
included in the square footage identified above.

(2) Each Unit includes or will include a garage containing approximately 450-550 square feet.
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EXHIBIT “E"

Declaration of Condominium
The Courtyards at Muirfield Ridge Condominium
18.038 Acres Additional Property

(1)

Situated in the State of Ohio, County of Delaware, Township of Concord, Virginia Military Survey Number 3014 and being all
out of that original 9.648 acre tract as conveyed to Epcon Muirfield, LLC of record in Official Record 1530, Page 2419 and
that original 10.720 acre tract as conveyed to Epcon Muirfield, LLC of record in Official Record 1532, Page 1685, all deed
references refer to the Records of the Recorder’s Office, Delaware County Ohio, and described as follows:

Beginning for reference at a magnail found in the common line of Virginia Military Survey 3014 and 2897, and being the
southeast corner of 1.302 acre tract as conveyed to the Board of County Commissioners of Delaware County Chio and being
in the centerline of Manley Road (County Road 128);

Thence, North 06°08'54" West along the easterly line of said 1.302 acre tract a distance of 88.26 feet to a found 5/8" rebar
with a cap inscribed “CEC INC” at the True Point of Beginning for this description;

Thence, along the northerly line of said 1.302 acre tract and being the northerly Right of Way Line of said Manley Road
(County Road 128) the following courses:

North 61°23'12" West a distance of 123.25 feet to a found 5/8" rebar with a cap inscribed “CEC INC";
North 63°14'02" West a distance of 127.29 feet to a found 5/8” rebar with a cap inscribed "CEC INC";
North 54°09'22" West a distance of 26.74 feet to a point;

North 35°50'38" East a distance of 30.83 feet to a point;

North 54°09'22" West a distance of 105.00 feet to a point;

North 54°23'14" West a distance of 442.11 feet to a point;

South 35°36'46" West a distance of 10.83 feet to a point;

North 54°23'14" West a distance of 160.70 feet to a point on the common line of said 9.648 acre and 10.720 acre
tracts;

Thence, South 59°51’50” West along said common line a distance of 54.84 feet to a found mag nail in the centerline of said
Manley Road (County Road 128);

Thence, North 54°28'50" West along said centerline a distance of 597.97 feet to a point;
Thence, North 59°5253" East along an easterly line of said original 10.720 acre tract a distance of 65.86 feet to a point;

Thence, South 54°28'50" East along the southerly line of a 2.033 acre tract as conveyed to Epcon Muirfield, LLC in Official
Record 1547, Page 2684 a distance of 241.34 feet to a point on a curve;

Thence, along the common line of said 2.033 acre tract and said original 10.720 acre tract the following courses:

With a curve to the right having a central angle of 90°00°00", a radius of 25.00 feet, an arc length of 39.27 feet, a
chord bearing and distance of North 9°28'50" West a distance of 35.36 feet to a point;

North 35°31'10" East a distance of 30.00 feet to a point;
North 40°35'48" East a distance of 121.90 feet to a point;
North 54°56'59" East a distance of 263.01 feet to a point;

North 44°16'55" East a distance of 320.27 feet to a point on the southerly line of a 1.145 acre tract as conveyed to
CF Arcis VIII LLC in Official Record 1263 Page 573;

Thence, North 83°24'30" East along said southerly line a distance of 414.80 feet to a point being the northeasterly corner of
said original 10.720 acre tract, the southeasterly corner of said 1.145 acre tract and the northwesterly corner of lot 1078 of a
plat entitled Muirfield Village Phase 22 Part 2 of record in Plat Book 18 Page 107,
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EXHIBIT “E”

Declaration of Condominium
The Courtyards at Muirfield Ridge Condominium
18.038 Acres Additional Property

)

Thence, South 6°08'54" East along the southwesterly line of said Muirfield Village Phase 22 Part 2 and the southwesterly line
of a plat entitled Muirfield Village Phase 22 Part 1, passing a found 3/4” iron pipe at a distance of 182.43 feet, passing a
found 3/4” iron pipe at a distance of 302.19 feet, passing a found 3/4" iron pin at a distance of 387.13 feet, passing a found
3/4" iron pipe at a distance of 389.41 feet, passing a found 3/4" rebar with a cap inscribed “BDM 7" at a distance of 486.50
feet; passing a found 3/4" rebar with a cap inscribed “BDM 7" at a distance of 571.58 feet; passing a found 3/4" rebar with a
cap inscribed “BDM 7" at a distance of 656.43 feet; passing a found 3/4" rebar with a cap inscribed “BDM 7" at a distance of
741.50 feet; passing a found 3/4" rebar bent northwest at a distance of 826.52 feet; passing a found 3/4" rebar with a cap
inscribed “BDM 7" at a distance of 911.57 feet; passing a found 3/4" rebar with a cap inscribed “BDM 7" at a distance of
996.60 feet, passing a found 3/4" iron pipe bent southwest at a distance of 1082.04 feet, passing a found 3/4" iron pipe at a
distance of 1166.78 feet, passing a found 1" iron pipe at a distance of 1256.79 feet, a total distance of 1361.04 feet to the
True Point of Beginning and containing 19.066 acres of land, more or less.

Less and except the following tracts of land:

Part 1

Situated in the State of Ohio, County of Delaware, Township of Concord, Virginia Military Survey Number 3014 and being
0.565 acres out of that original 9.648 acre tract as conveyed to Epcon Muirfield, LLC of record in Official Record 1530, Page
2419, and 0.005 acres out of that original 10.720 acre tract as conveyed to Epcon Muirfield, LLC of record in Official Record
1532 Page 1685, all deed references refer to the Records of the Recorder's Office, Delaware County Ohio, and described as
follows:

Beginning for reference at a mag nail found at the intersection of the common line of said VMS No. 3014 and VMS No. 2897
with the centerline of Manley Road at the southwesterly corner of Muirfield Village Phase 22, Part 1 of record in Plat Book
17, Pages 145 and 146, at the southeasterly corner of that 1.302 acres as conveyed to the Board of County Commissioners
of Delaware County, Ohio, of record in Official Record 1536, Page 2087,

Thence North 54°09°22" West with said centerline a distance of 438.50 feet to a mag nail found at an angle point in said
centerline;

Thence North 54°23'14" West continuing with said centerline a distance of 362.75 feet to a point;

Thence North 35°36'46" East a distance of 60.83 feet to a point at the True Point of Beginning in the northerly
Right-of-way line of Manley Road;

Thence North 54°23'14" West with said northerly right-of-way line a distance of 22.51 feet to a point on a curve;
Thence across said original 9.648 acre tract and said original 10.720 acre tract the following courses:

With a curve to the left having a central angle of 5°36'27", a radius of 43.10 feet, an arc length of 4.22 feet, a chord
bearing and distance of North 39°00°46" East 4.22 feet to a point of tangency;

North 35°36'46" East a distance of 187.18 feet to a point;

North 54°23'14" West a distance of 114.89 feet to a point;

North 35°36'46" East a distance of 57.47 feet to a point;

South 54°23'14" East a distance of 360.05 feet to a point on a curve,

With a curve to the right having a central angle of 8°51°57", a radius of 239.00 feet, an arc length of 36.98 feet, a
chord bearing and distance of South 31°10'48" West 36.95 feet to a point at a point of tangency;
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EXHIBIT “E"

Declaration of Condominium
The Courtyards at Muirfield Ridge Condominium
18.038 Acres Additional Property

&)
South 35°36'46" West a distance of 17.22 feet to a point;
North 54°23'14" West a distance of 117.92 feet to a point;
South 35°36'46” West 5.41 feet to a point;
North 54°23'14" West 108.09 feet to a point;
South 35°36'46" West a distance of 184.87 feet to a point of curvature;

With a curve to the left having a central angle of 6°34'54", a radius of 39.41 feet, an arc length of 4.53 feet, a chord bearing
and distance of South 32°19°'47" West, a distance of 4.52 feet to the True Point of Beginning and containing 0.570 acres of
land more or less.

Part 2

Situated in the State of Ohio, County of Delaware, Township of Concord, Virginia Military Survey Number 3014 and being all
out of that original 9.648 acre tract as conveyed to Epcon Muirfield, LLC of record in Official Record 1530, Page 2419 all
deed references refer to the Records of the Recorder's Office, Delaware County Ohio, and described as follows:

Beginning for reference at a mag nail found at the intersection of the common line of said VMS No. 3014 and VMS No. 2897
with the centerline of Manley Road at the southwesterly corner of Muirfield Village Phase 22, Part 1 of record in Plat Book
17, Pages 145 and 146, at the southeasterly corner of that 1.302 acres as conveyed to Board of County Commissioners of
Delaware County, Ohio, of record in Official Record 1536, Page 2087;

Thence, North 54°09'22" West with said centerline a distance of 364.87 feet to a point;

Thence, North 35°50'38" East a distance of 144.48 feet to the True Point of Beginning for this description;

Thence, across said original 9.648 acre tract the following courses:

North 54°23'14" West a distance of 120.30 feet to a point on a curve;

With a curve to the left having a central angle of 85°51'04", a radius of 45.50 feet, an arc length of 68.18 feet, a
chord bearing and distance of North 10°38'35" West 61.98 feet to point of reverse curvature;

With a curve to the right having a central angle of 52°18'58", a radius of 24.50 feet, an arc length of 22.37 feet, a
chord bearing and distance of North 27°24'38" West 21.60 feet to point;

South 54°22'50" East a distance of 184.32 feet to a point;

South 35°36’46" West a distance of 52.63 feet to a point at the True Point of Beginning and containing
0.169 acres of land, more or less.
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EXHIBIT “E”

Declaration of Condominium
The Courtyards at Muirfield Ridge Condominium
18.038 Acres Additional Property

4)
Part 3

Situated in the State of Ohio, County of Delaware, Township of Concord, Virginia Military Survey Number 3014 and being all
out of that original 9.648 acre tract as conveyed to Epcon Muirfield, LLC of record in Official Record 1530, Page 2419 all
deed references refer to the Records of the Recorder's Office, Delaware County Ohio, and described as follows:

Beginning for reference at a mag nail found at the intersection of the common line of said VMS No. 3014 and VMS No. 2897
with the centerline of Manley Road at the southwesterly corner of Muirfield Village Phase 22, Part 1 of record in Plat Book
17, Pages 145 and 146, at the southeasterly corner of that 1.302 acres as conveyed to the Board of County Commissioners
of Delaware County, Ohio, of record in Official Record 1536, Page 2087,

Thence, North 54°09'22" West with said centerline a distance of 438.50 feet to a mag nail found at an angle point in said
centerline;

Thence, North 54°23'14” West continuing with said centerline a distance of 116.93 feet to a point;

Thence, North 35°36'46" East a distance of 304.56 feet to a point on a curve, at the True Point of Beginning for this
description;

Thence, across said original 9.648 acre tract the following courses:

With a curve to the left having a central angle of 19°46'40", a radius of 261.00 feet, an arc length of 90.09 feet, a
chord bearing and distance of North 18°44'47" East 89.65 feet to a point;

South 87°10'57" East a distance of 106.95 feet to a point;

South 13°36'29" West a distance of 74.60 feet to a point;

South 23°55'24" West a distance of 76.13 feet to a paint;

North 54°23'14" West a distance of 107.27 feet to the True Point of Beginning and containing 0.289 acres of land,
more or less.

Total of remaining Parcel less exception is 18.038 acres of land, more or less.

Subject to all covenants, restrictions, reservations and easements contained in any instrument of record pertaining to the
above described tract of land.

The basis of bearings for this description are based on a bearing of North 54°28°50" West for the centerline of a portion of

Manley Road as determined by GPS observations and Post Processed utilizing NGS Survey OPUS Solutions based on NAD83
(2011), Ohio State Plane North Zone.

Altiron pins called as set are 5/8" x 30" rebar with yellow cap stamped “CESC".

CESOQ, Inc.
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EXHIBITF
THE COURTYARDS AT MUIRFIELD RIDGE CONDOMINIUM
STATE OF OHIO, COUNTY OF DELAWARE, TOWNSHIP OF CONCORD,
VIRGINIA MILITARY SURVEY NO 3014

NE1°23' 12°W

122 LOT 1031

NE°08'54" W
88.26°

CITY OF DUBLIN
§ PARCEL 20-WD

R.P.O.B.

Q.R. 696, PG. 571
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.

LEGEND

® 5/8" REBAR W/ CEC CAP
(UNLESS OTHERWISE NOTED)

1.D. CAP STAMPED "CESO"
MAG NAIL FND
IRON PIPE FND
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BYLAWS INDEX

NAME AND LOCATION (ARTICLE 1)
DEFINITIONS (ARTICLE 1I)

UNIT OWNERS (MEMBERS) (ARTICLE Ill)

Composition (Section 1)

Annual Meetings (Section 2)
Special Meetings (Section 3)

Notice of Meetings (Section 4)
Conduct of Meetings (Section 5)
Participation at Meetings (Section 6)
Quorum; Adjournment (Section 7)
Voting Rights (Section 8)

Voting Power (Section 9)

Proxies (Section 10)

Action in Writing Without Meeting (Section 11)

BOARD OF DIRECTORS (ARTICLE IV)

Initial Directors (Section 1)

Successor Directors (Section 2)

Removal (Section 3)

Qualification (Section 4)

Nomination (Section 5)

Election (Section 6)

Compensation (Section 7)

Regular Meetings (Section 8)

Special Meetings (Section 9)

Quorum (Section 10)

Voting Power (Section 11)

Action in Writing Without Meeting (Section 12)
Powers and Authority (Section 13)

Duties (Section 14)

Delegation of Authority; Management; Contracts (Section 15)

OFFICERS (ARTICLE V)

Enumeration of Officers (Section 1)
Election and Term (Section 2)
Special Appointments (Section 3)
Resignation and Removal (Section 4)
Duties (Section 5)

COMMITTEES (ARTICLE VI)
BOOKS AND RECORDS (ARTICLE Vi)
AUDITS (ARTICLE VIIl)

FISCAL YEAR (ARTICLE IX)

INDEMNIFICATION (ARTICLE X)

Third Party Actions (Section 1)

Derivative Actions (Section 2)

Other Determinations of Rights (Section 3)
Indemnification of Agents and Others (Section 4)
Advances of Expenses (Section 5)
Nonexclusiveness; Heirs (Section 6)

Purchase of Insurance (Section 7)

AMENDMENTS (ARTICLE XI)
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BYLAWS
(Code of Regulations)
OF
THE COURTYARDS AT MUIRFIELD RIDGE CONDOMINIUM ASSOCIATION
ARTICLE |
NAME AND LOCATION
The name of the Association is The Courtyards at Muirfield Ridge Condominium Association, (the
“Association"), which nonprofit corporation is created pursuant to the provisions of Chapter 1702 of the
Revised Code of Ohio, and which Association is also created pursuant to the provisions of Chapter 5311 of
the Revised Code of Ohio as the Unit Owners' association for The Courtyards at Muirfield Ridge
Condominium. The principal office of the Association shall be as set forth in its Articles of Incorporation (the
“Articles of Incorporation”), and the place of meetings of Unit Owners (members) and of the Board of
Directors (the “Board”) of the Association shall be at such place in Franklin County or Delaware County as
the Board may from time to time designate.
ARTICLE Il
DEFINITIONS

All of the terms used herein shall have the same meanings as set forth in the Declaration of
Condominium, (the “Declaration"), recorded simultaneously herewith with the Recorder’s office of Delaware
County, Ohio.

ARTICLE Il

UNIT OWNERS (MEMBERS)

Section 1. Composition. Each Unit Owner, as defined in the Declaration, is a member of the
Association.

Section 2. Annual Meetings. Regular annual meetings of the Unit Owners shall be held in the
second calendar quarter of each year hereafter, on a date and at an hour established, from time to time, by
the Board, provided, that, in any event, there shall be no more than fourteen (14) months between annual
meetings of the members.

Section 3. Special Meetings. Special meetings of the Unit Owners may be calied at any time by
the president or by the Board, or upon written request of Unit Owners entitled to exercise one-fourth (1/4) or
more of the voting power of Unit Owners, and when required by the Condominium Act.

Section 4. Notice of Meetings. Written notice of each meeting of Unit Owners shall be given by, or
at the direction of, the secretary or person authorized to call the meeting, by mailing a copy of such notice,
postage prepaid, at least five days before such meeting, to each Unit Owner entitled to vote at such
meeting, addressed to the Unit Owner's address last appearing on the books of the Association, or supplied
by such Unit Owner to the Association for the purpose of notice, or by delivering a copy of that notice at
such address at least five (5) days before the meeting. The notice shall specify the place, day and hour of
the meeting, and, in the case of a special meeting, the specific purposes of the meeting, and, in the case of
special meetings called by the petition and written request of Unit Owners, the specific motion or motions
(other than procedural) to be voted upon. Attendance by a Unit Owner, either in person or by proxy, at a
meeting of Unit Owners without protesting prior to or at the commencement of the meeting, the lack of
proper notice shall be deemed to be a waiver by the Unit Owner of notice of such meeting.

Section 5. Conduct of Meetings. All meetings of the Unit Owners shall be conducted by the Board,
and presided over by the president of the Association, or as otherwise directed by the Board.

Section 6. Participation at Meetings. Meetings of the Unit Owners shall be open to all Unit Owners
unless otherwise specified by the Board in the notice of meeting. The Board, in its sole discretion, may
exclude from attendance at a meeting of the Unit Owners, Unit Owners and their agents and
representatives (other than Declarant and its successors and assigns so long as Declarant owns a Unit or
Units in the Condominium or has the right to expand the Condominium) in these instances:

(a) A determination by the Board that the Unit Owner has a threatened or
pending adverse interest to the interests of the Association, or the Board, or any member of
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the Board, or any officer, employee, committee member, or agent of the Association, in
such Person’s capacity as such, if a subject of the meeting will be a discussion of a vote
with regard to such adverse interest; or

(b) for any other reason deemed by the Board, from the standpoint of the
Association’s best interests, to be of sufficient merit that attendance and participation at a
meeting by such Unit Owner would not be in the Association’s best interests;

provided, that nothing contained in this Section shall preclude or exclude a Unit Owner from voting by
proxy, on any matter properly voted upon at that meeting by Unit Owners.

Section 7. Quorum; Adjournment. The Unit Owners present, in person or by proxy, at any duly
called and noticed meeting of Unit Owners, shall constitute a quorum for such meeting. Unit Owners
entitled to exercise a majority of the voting power of Unit Owners represented at a meeting in person or by
proxy, may, at any time, adjourn such meeting. If any meeting is so adjourned, notice of such adjournment
need not be given if the time and place to which such meeting is adjourned are fixed and announced at
such meeting.

Section 8. Voting Rights. One vote on matters upon which Unit Owners are entitled to vote shall
be allocated to each Unit, exercisable as the owners of the undivided fee simple interests in that Unit may
from time to time determine. If the owners of the fee simple interests in a Unit are unable with respect to a
particular matter to agree among themselves as to the vote to be cast with respect to that Unit, no vote shall
be cast with respect to that Unit or that particular matter, provided, that unless timely challenged by an
owner of a fee simple interest in a Unit, any owner of a fee simple interest in that Unit may cast the entire
vote with respect to that Unit. The Board, from time to time, may suspend the right of the owner or owners
of a Unit to cast a vote with respect to that Unit if Assessments with respect to that Unit are overdue, or
there is at that time, with respect to the Unit Owners or Occupants of that Unit, a failure to observe any of
the terms of the Condominium Organizational Documents, or rules and regulations duly adopted by the
Board and then in effect.

Section 9. Voting Power. Except as otherwise provided in the Condominium Organizational
Documents, or by law, a majority of the voting power of Unit Owners voting on any matter that may be
determined by the Unit Owners at a duly called and noticed meeting shall be sufficient to determine that
matter. The rules of Roberts Rules of Order shall apply to the conduct of all meetings of Unit Owners
except as otherwise specifically provided in the Condominium Organizational Documents or by law.

Section 10. Proxies. At any meeting of Unit Owners, a Unit Owner may vote in person or by proxy.
All proxies shall be in writing and filed with the secretary prior to the meeting. A telegram, cablegram,
electronic mail or an electronic, telephonic or other transmission appearing to have been transmitted by a
Unit Owner, appointing a proxy, is a sufficient writing as is a photographic, photostatic, facsimile or
equivalent reproduction of a writing signed by a Unit Owner, appointing a proxy, is a sufficient writing.
Every proxy shall be revocable and shall automatically cease upon conveyance by a Unit Owner of that Unit
Owner's fee simple interest in that Unit, and, in any event, shall not be valid after the expiration of eleven
months after it is made unless it specifies the date on which it is to expire or the length of time it is to
continue in force.

Section 11. Action In Writing Without Meeting. Unless otherwise required by law, any action that
could be taken by Unit Owners at a meeting may be taken without a meeting with the affirmative vote or
approval, in a writing or writings, of Unit Owners or their proxies having not less than seventy-five percent
(75%) of the voting power of Unit Owners, or such greater proportion of the voting power as may be
required by the Condominium Organizational Documents, or by law.

ARTICLE IV
BOARD OF DIRECTORS
Section 1. [nitial Directors. The initial Directors and their business addresses are as set forth in the

Articles of Incorporation, or such other person or persons as may from time to time be substituted and
designated by Declarant.

Section 2. Successor Directors. No later than sixty (60) days after Declarant has sold and
conveyed Units to which twenty-five percent (25%) of the undivided interests in the Common Elements
appertain, the Unit Owners shall meet, and the Unit Owners other than Declarant shall elect one Director at
such meeting to replace whichever Director Declarant designates. Within the earlier of (a) five years from
the date of the establishment of the Association, and (b) sixty (60) days after the sale and conveyance, to
purchasers in good faith and for value, of Units to which seventy-five percent (75%) of the undivided
interests in the Common Elements appertain, the Association shall meet and all Unit Owners, including
Declarant, shall elect six Directors, whose terms shall commence at the end of the meeting during which
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they are elected, to replace all of those Directors earlier elected or designated by the Unit Owners or
Declarant, respectively. The terms of the six Directors shall be staggered so that the terms of one-third
(two (2)) of the Directors will expire and successors will be elected at each annual meeting of the
Association. Thereafter, at such annual meetings, successors to the Directors whose terms then expire
shall be elected to serve three-year terms. The foregoing notwithstanding, from and after the time that the
Association meets and the Unit Owners elect the six Directors, the Unit Owners, by the vote of Unit Owners
exercising not less than a majority of the voting power of Unit Owners, may, from time to time, change the
number and terms of Directors, provided, that in any such event the terms of not less than one-third of the
Directors shall expire annually. For purposes of computing undivided interests pursuant to the foregoing,
those interests shall be computed by comparing the number of Units sold and conveyed to the maximum
number of Units (sixty-one (61)) that may be in the Condominium. Declarant shall have the right at any
time to waive its right to select one or more Directors or to vote in an election of Directors. In addition,
notwithstanding any requirement as to the maximum time period during which Directors appointed by
Declarant may serve, Declarant reserves the right, at any time prior thereto to have the Unit Owners elect
Directors and for Declarant to turn over the functions of operation of the Association to those elected
Directors.

Section 3. Removal. Excepting only Directors named in the Articles of Incorporation or selected by
Declarant, any Director may be removed from the Board with or without cause, by the holders of not less
than seventy-five percent (75%) of the voting power of Unit Owners. [n the event of the death, resignation
or removal of a Director other than one named in the Articles of Incorporation or a substitute selected by
Declarant, that Director's successor shall be selected by the remaining members of the Board and shall
serve until the next annual meeting of Unit Owners, when a Director shall be elected to complete the term
of such deceased, resigned or removed Director. In the event of removal of all Directors, the Unit Owners
shall, at the meeting at which all Directors are removed, elect Directors to complete the terms of the
removed Directors. Declarant shall have the sole right to remove, with or without cause, any Director
designated in the Articles of Incorporation, or a substitute selected by Declarant, and select the successor
of any Director so selected who dies, resigns, is removed or leaves office for any reason before the election
of Directors by all of the Unit Owners as provided herein.

Section 4. Qualification. To qualify for nomination, election or appointment as a Director (other than
by Declarant), the prospect must be an individual who is a Unit Owner or Co-Owner of a Unit, the spouse of
a Unit Owner or Co-Owner of a Unit, or a designated principal, member of a limited liability company,
partner, director, officer, or employee of an entity or other organization that is a Unit Owner, and such Unit
Owner or Co-Owner of a Unit or the Unit Owner of such spouse must not then be delinquent in the payment
of any obligation to the Association, or then be an adverse party to the Association, or its Board or any
member thereof (in that member's capacity as a Board member) in any litigation involving one or more of
those parties.

Section 5. Nomination. Nominations for the election of Directors to be elected by the Unit Owners
may be made by a nominating committee appointed by the Board, or, if the Board fails to appoint a
nominating committee, by the Board itself. Nominations may also be made from the floor at the meetings.

Section 6. Election. Unless there are no more nominees than vacancies, election to the Board by
the Unit Owners shall be by secret written ballot. At such elections, the Unit Owners or their proxies may
cast, in respect to each vacancy, such number of votes as they are entitled to under the provisions of the
Declaration. The persons receiving the largest number of votes shall be elected, and, likewise, those
receiving the largest number of votes shall be elected to the longest terms. In cases of ties, a runoff
election between only those persons who received the same number of votes, and only for purposes of
resolving the tie vote, shall be conducted in the same manner as the original election. The person or
persons receiving the largest number of votes shall be elected Director or shall serve the length of the term
the subject of the runoff election. In no case shall cumulative voting be permitted.

Section 7. Compensation. Unless otherwise determined by the Unit Owners at a meeting duly
called and noticed for such purpose, no Director shall receive compensation for any service rendered to the
Association as a Director. However, any Director may be reimbursed actual expenses incurred in the
performance of duties as a Director.

Section 8. Regular Meetings. Regular meetings of the Board shall be held on such dates and at
such places and times as may be fixed from time to time by resolution of the Board, but not less than
quarterly.

Section 9. Special Meetings. Special meetings of the Board shall be held when called by the
president of the Board, or by a majority of the Directors, after not less than three days notice to each
Director.

Section 10. Quorum. The presence at any duly called and noticed meeting of Directors entitled to
cast a majority of the voting power of Directors, in person and/or by participation by means of
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communications equipment if all persons participating can hear each other, participate, and respond to
every other participating member of the Board, shall constitute a quorum for such meeting.

Section 11. Voting Power. Each Director shall be entitled to a single vote, and, except as
otherwise provided in the Condominium Organizational Documents, or by law, vote of a majority of the
Directors voting on any matter that may be determined by the Board at a duly called and noticed meeting at
which a quorum is present, in person or by participation as provided in Section 10, above, shall be sufficient
to determine that matter.

Section 12. Action In Writing Without Meeting. Any action that could be taken by the Board at a
meeting may be taken without a meeting with the written consent, in a writing or writings, of all of the
Directors.

Section 13. Powers and Authority. The Board shall exercise all powers and have all authority,
under law, and under the provisions of the Condominium Organizational Documents, that are not
specifically and exclusively reserved to the Unit Owners by law or by other provisions of the Condominium
Organizational Documents, and without limiting the generality of the foregoing, the Board shall have the
right, power and authority to:

(a) take all actions deemed necessary or desirable to comply with or to cause
compliance with all requirements of law, and the Condominium Organizational Documents;

(b) hire and fire managing agents, attorneys, accountants, and other
independent contractors and employees that the Board determines are necessary or
desirable in the management of the Condominium Property and the Association;

(c) commence, defend, intervene in, settle, or compromise any civil, criminal,
or administrative action or proceeding that is in the name of, or threatened against, the
Association, the Board, or the Condominium Property, or that relates to matters affecting
the Condominium Property;

(d) enter into contracts and incur liabilities relating to the operation of the
Condominium Property;

(e) regulate the use, maintenance, repair, replacement, modification, and
appearance of the Common Elements;

f obtain insurance coverage and bonds the Directors consider appropriate or
necessary; provided that insurance coverage and bonds required pursuant to the
provisions of the Declaration and in amounts no less than that required pursuant to the
provisions of the Declaration shall be obtained and maintained;

(9) enforce the covenants, conditions and restrictions set forth in the
Declaration;

h) cause additional improvements to be made as part of the Common

Elements;
(i) repair, maintain and improve the Common Elements;
() acquire, encumber, and convey or otherwise transfer personal property;
(k) grant easements, leases, licenses, and concessions through or over the

Common Elements;

0] impose and collect fees or other charges for the use, rental, or operation of
the Common Elements;

(m) establish, enforce, levy and collect Assessments, late fees, delinquent
interest and such other charges as are provided for in the Declaration and adopt, publish,
and enforce rules and regulations concerning the same;

(n) impose interest and late charges for the late payment of assessments and
impose returned check charges;

(o) adopt and amend rules that regulate the collection of delinquent
assessments and the application of payments of delinquent Assessments;
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[(2) impose reasonable charges for preparing, recording, or copying
amendments to the Declaration, Bylaws, resale certificates, or statements of unpaid
assessments;

(a) enter a Unit for bona fide purposes when conditions exist that involve an
imminent risk of damage or harm to Common Elements, another Unit, or to the health or
safety of the Occupants of that Unit or another Unit;

n adopt and publish rules and regulations governing the use of the Common
Elements and the personal conduct of Unit Owners, Occupants and their guests thereon,
provided that no such rules or regulations shall be intended to, or interpreted as, or create
distinctions or different criteria or standards between Unit Owners who are Occupants and
their interests, and Occupants who are not Unit Owners, and their interests;

(s) suspend the voting rights of a Unit Owner during any period in which such
Unit Owner shall be in default in the payment of any Assessment or other charge levied by
the Association (such rights may also be suspended after notice and hearing, for a period
not to exceed sixty (60) days for each infraction of published rules and regulations or of any
provisions of the Condominium Organizational Documents);

t) declare the office of a member of the Board to be vacant in the event such
Director shall be absent from three consecutive regular meetings of the Board;

(u) cause excess funds of the Association to be invested in such reasonable
investments that meet standards for fiduciary investments under Ohio law as the Board
may from time to time determine;

(v) borrow funds, as needed, and pledge and assign such security and rights
of the Association, including rights to levy and collect Association Assessments of every
type or nature, or other future income, and to file liens therefore and enforce collection
thereof, as might be necessary or desirable in the judgment of the Board, to obtain any
such loan;

(w) take such actions and expend the Association funds and Assessments as
the Board deems appropriate, in its sole discretion, to satisfy the requirements of
institutional mortgagees, and guarantors and insurers of first mortgage loans for the
financing or refinancing of Units a part of the Condominium;

(x) purchase, cause the Association to hold title to, and sell real property not
declared to be part of the Condominium Property, provided that (i) if any such transaction
takes place prior to the time Unit Owners other than the Declarant assume control of the
Association, approval of the transaction must be obtained from Declarant and Unit Owners
other than Declarant exercising not less than seventy-five percent (75%) of the voting
power of the members of the Association, as well as the Board, and (ii) if after Unit Owners
other than Declarant assume control of the Association, the approval of Unit Owners
exercising not less than seventy-five percent (75%) of the voting power of members of the
Association, as well as the Board; and

(y) do all things and take all actions permitted to be taken by the Association
by law, not prohibited or otherwise limited by the provisions of the Condominium
Organizational Documents, or not specifically reserved thereby to others.

Section 14. Duties. It shall be the duty of the Board to:

(a) cause to be kept a complete record of all its acts and corporate affairs,
including correct and complete books and records of account that specify receipts and
expenditures relating to Common Elements and other common receipts and expenses,
records showing the allocation, distribution, and collection of common profits, losses, and
expenses among and from Unit Owners, minutes of meetings of the members and
meetings of the Board, and records of the names and addresses of Unit Owners and their
respective undivided interests in the Common Elements;

(b) present the latest available financial statement of the Association to the
Unit Owners at each annual meeting of Unit Owners, or at any special meeting when
requested in writing by Unit Owners representing not less than a majority of the voting
power of Unit Owners;
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{c) cause to be enforced the legal requirement that each Person who obtains
a fee simple interest in a Unit provide to the Association, in writing, within thirty (30) days
after acquiring such interest:

(i) the home address, home and business mailing addresses, and the
home and business telephone numbers of the Unit Owner and all Occupants of the
Unit; and

(ii) the name, business address, and business telephone number of

any Person who manages the Unit Owner’s Unit as an agent of that Unit Owner,

and the requirement that each Unit Owner notify the Association in writing of any
change in the foregoing information within thirty (30) days of the change.

(d) supervise all officers, agents and employees of the Association and see
that their duties are properly performed,;

(e) cause an annual budget to be prepared, and amendments thereto as
needed; provided that the failure or delay of the Board to adopt a budget as provided in the
Condominium Organizational Documents shall not constitute a waiver or release of the
obligation of a Unit Owner to pay the Assessments and in such event, the budget last
adopted shall continue until such time as the Board adopts a new budget;

f) as more fully provided in the Declaration, establish, levy, enforce and
collect Assessments;

(9) subject to applicable law, issue, or to cause an appropriate representative
to issue, upon demand by any Person, a certificate setting forth whether or not any
Assessment has been paid,;

(h) procure and maintain insurance and bonds as provided in the Declaration,
and as the Board deems advisable;

(i) cause the property subject to the Association's jurisdiction to be
maintained within the scope of authority provided in the Declaration; and

)] take all other actions required to comply with all requirements of the
Condominium Organizational Documents.

Except in the case of Special Individual Unit Assessments for utility charges, interest, late charges,

returned check charges, court costs, arbitration costs, and/or attorney fees, prior to levying a Special
Individual Unit Assessment, as provided in the Declaration, the Board shall give the Unit Owner or Unit
Owners written notice of the proposed Assessment that includes:

(i) a statement of the facts giving rise to the proposed Special
Individual Unit Assessment, including, if applicable, a description of the property,
damaged, or the violation, of the restriction, rule or regulation allegedly violated;

(i) the amount of the proposed Special Individual Unit Assessment;

(iii) a statement that the Unit Owner has a right to a hearing before the
Board to contest the proposed Special individual Unit Assessment by delivering to
the Board a written notice requesting a hearing within ten days after the Unit Owner
receives written notice of the proposed Special Individual Unit Assessment; and

(iv) in the case of a charge for violation of a restriction, rule or
regulation, a reasonable date by which the Unit Owner must cure the alleged
violation to avoid the proposed Special Individual Unit Assessment.

The notice by the Board given pursuant to the foregoing may be delivered personally to the Unit Owner to
whom a Special Individual Unit Assessment is proposed to be charged, personally to an Occupant of that
Unit Owner’s Unit, by certified mail, return receipt requested, or by regular mail. In the event after such
hearing the Board determines to levy the Special individual Unit Assessment proposed, the Board shall
deliver to the Unit Owner written notice thereof within thirty (30) days of the date of that hearing.

Section 15. Delegation of Authority; Management; Contracts. The Board may delegate all or any

portion of its authority to discharge its responsibilities to a managing agent. This delegation of authority and
responsibility to a managing agent may be evidenced by one or more management contracts which may
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provide for the payment of reasonable compensation to such managing agent as a common expense,
provided, however, that any agreement for professional management shall be terminable by the Association
for cause on thirty (30) days' written notice; shall be terminable by either party without cause and without
penalty, on written notice of ninety (90) days or less; and shall be bona fide and commercially reasonable at
the time entered into under the circumstances then prevailing, provided that, in the case of any professional
management contract entered into before control of the Association is vested in Unit Owners other than
Declarant, the contract must give the Association the right to terminate it without cause and without penalty
at any time after control of the Association has been transferred to or assumed by Unit Owners other than
Declarant. Subject to the foregoing, nothing contained herein shall preclude Declarant, or any other entity
designated by Declarant, from being employed as managing agent. The managing agent, or the Board, if
there is no managing agent, shall have the authority to enter into contracts with Declarant or an affiliate of
Declarant, as defined by an institutional first mortgagee or an agency or organization which purchases,
insures, or guarantees first mortgages, for goods, services, or for any other thing, including, without limiting
the generality of the foregoing, contracts for the providing of maintenance and repair services, provided the
same are bona fide and commercially reasonable to the Unit Owners at the time entered into under the
circumstances then prevailing. In any case, no management contract or agreement by the Association
executed prior to the assumption of control of the Association by Unit Owners other than Declarant shall
extend more than ninety (90) days, and no other contract, except for necessary utility services, shall extend
more than one year, subsequent to that assumption of control unless renewed by vote of Unit Owners
pursuant to the provisions of these Bylaws.

ARTICLE V
OFFICERS
Section 1. Enumeration of Officers. The officers of this Association shall be a president, a

secretary, a treasurer and such other officers as the Board may from time to time determine. No officer
need be a Unit Owner or Director of the Association. The same person may hold more than one office.

Section 2. Election and Term. Except as otherwise specifically provided in the Declaration or by
law, the officers of the Association shall be elected by the Board, from time to time, to serve until the Board
elects their successors.

Section 3. Special Appointments. The Board may elect such other officers as the affairs of the
Association may require, each of whom shall hold office for such period, have such authority, and perform
such duties as the Board may, from time to time, determine.

Section 4. Resignation and Removal. Any officer may be removed from office, with or without
cause, by the Board. Any officer may resign at any time by giving written notice to the Board, the president,
or the secretary. Such resignation shall take effect on the date of receipt of such notice or at any later time
specified therein, and the acceptance of such resignation shall not be necessary to make it effective.

Section 5. Duties. The duties of the officers shall be as the Board may from time to time
determine. Unless the Board otherwise determines, the duties of the officers shall be as follows:

(a) President. The president shall preside at all meetings of the Board and
of Unit Owners, shall have the authority to see that orders and resolutions of the Board
are carried out, and shall sign all legal instruments on behalf of the Association.

(b) Secretary. The secretary shall record the votes and keep the minutes
and proceedings of meetings of the Board and of the Unit Owners, serve notice of
meetings of the Board and of the Unit Owners, keep appropriate current records showing
the names of Unit Owners of the Association together with their addresses, and shall act
in the place and stead of the president in the event of the president's absence or refusal
to act.

(c) Treasurer. The treasurer shall assume responsibility for the receipt and
deposit in such bank accounts, and investment of funds in such vehicles, as the Board
directs, the disbursement of such funds as directed by the Board, the keeping of proper
books of account, the preparation of a proposed annual budget and a statement of
income and expenditures to be presented to the Unit Owners at annual meetings, and the
delivery or mailing of a copy of each to each of the Unit Owners.
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ARTICLE VI
COMMITTEES

The Board may appoint a nominating committee and may appoint such other committees as it
deems appropriate in carrying out its purposes.

ARTICLE VI
BOOKS AND RECORDS

The books, records and financial statements of the Association, including current copies of the
Declaration, Bylaws, Articles of Incorporation and effective rules and regulations, shall be available during
normal business hours or under other reasonable circumstances, upon request to the Association, for
inspection by Unit Owners, lenders, and the holders, insurers and guarantors of first mortgages on Units,
pursuant to reasonable standards established from time to time by the Board by rule, including, but not
limited to standards governing the type of documents that are subject to examination and copying, the times
and locations at which those documents may be examined or copied, and the specification of a reasonable
fee for copying the documents; provided, further, the Board shall not be required to permit the examination
and copying of materials and information permitted to be excluded from examination and copying under the
Condominium Act or the disclosure of which is prohibited by the laws of the State of Ohio or of the United
States of America. During normal business hours or under other reasonable circumstances, the
Association shall make available to prospective purchasers current copies of the Declaration, Bylaws,
Articles, effective rules and regulations, and the most recent annual audited financial statement, if such is
prepared.

ARTICLE VIIi
AUDITS

The Board shall cause the preparation and furnishing of an audited financial statement of the
Association for the immediately preceding fiscal year, in the following circumstances:

(a) to each requesting Unit Owner within a reasonable time after request, at
the expense of the Association, upon the affirmative vote of Unit Owners exercising not
less than a majority of the voting power of Unit Owners;

(b) to each holder, insurer, or guarantor of a first mortgage upon a Unit which
requests the same, in writing, within a reasonable time thereafter, provided the audit, if an
audited statement is not already available, shall be prepared at the expense of such
requesting party; and

(c) during such time, if any, as the Condominium contains fifty (50) or more
Units, to each holder, insurer or guarantor of a first mortgage on a Unit who makes a
written request therefor, within one hundred twenty (120) days of the Association’s fiscal
year end.

ARTICLE IX
FISCAL YEAR

Unless otherwise changed by the Board, each fiscal year of the Association shall begin on the first
day of January and terminate at the end of the 31% day of December of that year, except that the first fiscal
year shall begin on the date of incorporation of this Association and terminate at the end of the next
following 31 day of December.

ARTICLE X
INDEMNIFICATION

Section 1. Third Party Actions. The Association shall indemnify any individual who is or was a
party or is threatened to be made a party to any threatened, pending, or completed civil, criminal,
administrative or investigative action, suit, or proceeding, including all appeals, other than an action, suit or
proceeding by or in the right of the Association, by reason of the fact that the individual is or was a Director,
officer, employee, or volunteer of the Association, against expenses (including attorney fees), judgments,
fines, penalties, and amounts paid in settlement actually and reasonably incurred by that individual in
connection with such action, suit or proceeding, if that individual acted in good faith and in a manner that
individual reasonably believed to be in or not opposed to the best interests of the Association and, with
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respect to any criminal action or proceeding, if that individual had no reasonable cause to believe that
individual's conduct was unlawful. The termination of any action, suit, or proceeding by judgment, order,
settlement, or conviction, or upon a plea of nolo contendere or its equivalent, shall not create, of itself, a
presumption that the individual did not act in good faith and in a manner which that individual reasonably
believed to be in or not opposed to the best interest of the Association and, with respect to any criminal
action or proceeding, a presumption that the individual had reasonable cause to believe that the individual's
conduct was unlawful.

Section 2. Derivative Actions. The Association shall indemnify any individual who is or was a
party, or threatened to be made a party, to any threatened, pending, or completed action or suit, including
all appeals, by or in the right of the Association to procure a judgment in its favor, by reason of the fact that
the individual is or was a Director, officer, employee, or volunteer of the Association, against expenses
(including attorney fees) actually and reasonably incurred by that individual in connection with the defense
or settlement of such action or suit, if the individual acted in good faith, and in a manner that individual
reasonably believed to be in or not opposed to the best interests of the Association, except that no
indemnification shall be made in respect of (a) any claim, issue, or matter as to which such individual is
finally adjudged to be liable for negligence or misconduct in the performance of that individual’s duty to the
Association unless, and only to the extent that, the court of common pleas or the court in which such action
or suit was brought determines, upon application, that, despite the adjudication of liability but in view of all
the circumstances of the case, such individual is fairly and reasonably entitled to indemnity for such
expenses as the court of common pleas or such other court considers proper, or (b) any action or suit in
which a Director is found liable only pursuant to the provisions of Section 1702.55 of the Ohio Revised
Code.

Section 3. Other Determinations of Rights. Unless ordered by a court, any indemnification under
Sections 1 and 2 of this Article shall be made by the Association only as authorized in the specific case,
upon a determination that indemnification of the Director, officer, employee or volunteer is proper under the
circumstances because that individual has met the applicable standard of conduct set forth in Sections 1
and 2 of this Article. Such determination shall be made in any one of the following manners: (a) by a
majority vote of a quorum consisting of Directors who were not and are not parties to or threatened with the
action, suit or proceeding referred to in Sections 1 and 2 of this Article, or (b) by the members by majority
vote.

Section 4. Indemnification of Agents and Others. The Association may, from time to time, and in
its sole discretion, indemnify any individual who is or was an agent, or other authorized representative of
the Association, other than those described under Sections 1 and 2 of this Article who may be indemnified,
or is or was serving at the request of the Association as a director, officer, or employee of another
corporation, limited liability company, partnership, joint venture, trust, or other enterprise, against any
liability asserted against that individual or incurred by that individual in any such capacity or arising out of
that individual's status as such, in the same manner and to the same extent as provided herein for
Directors, officers, employees and volunteers of the Association.

Section 5. Advances of Expenses. Expenses of each individual indemnified herein incurred in
defending a civil, criminal, administrative, or investigative action, suit, or proceeding (including all appeals),
or threat thereof, may be paid by the Association in advance of the final disposition of such action, suit, or
proceeding as authorized by the Directors, whether a disinterested quorum exists or not, upon receipt of an
undertaking by or on behalf of such individual, to repay such amount, if it is ultimately determined that that
individual is not entitled to be indemnified by the Association.

Section 6. Nonexclusiveness; Heirs. The foregoing rights of indemnification are not exclusive,
shall be in addition to any other rights granted to those seeking indemnification as a matter of law, or under
the provisions hereof, any lawful rules or regulations, any agreement, vote of members or disinterested
Directors, or otherwise, both as to actions in their official capacities and as to actions in another capacity
while holding their offices or positions, shall continue as to an individual who has ceased to be a Director,
officer, employee, member, agent, or volunteer, and shall inure to the benefit of the heirs, executors, and
administrators of such an individual.

Section 7. Purchase of Insurance. The Association may purchase and maintain insurance, or
furnish similar protection, including but not limited to trust funds, letters of credit, or self- insurance, for or on
behalf of any individual who is or was a Director, officer, agent, employee, or volunteer of the Association,
or is or was serving at the request of the Association as a director, officer, employee, member, manager,
agent or volunteer of another corporation, limited liability company, partnership, joint venture, trust, or other
enterprise, against any liability asserted against that individual or incurred by that individual in any such
capacity, or arising out of that individual's status as such, whether or not the Association would have the
power to indemnify that individual against such liability under the provisions of this Article or of the Ohio
nonprofit corporation law.
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ARTICLE XI
AMENDMENTS

Any modification or amendment of these Bylaws shall be made only by means of an amendment to
the Declaration, in the manner and subject to the approvals, terms and conditions set forth therein, and
shall be effective from the time a certificate setting forth such modification or amendment is delivered for
recording to the Delaware County Recorder's office.

IN TESTIMONY WHEREOF, the undersigned, the sole_member of the Association, has caused
these Bylaws to be duly adopted on or as of the jfzr" day of i Jecembes 2018.

EPCON MUIRFIELD, LLC,
an Ohio limited liability company

Joe[ D Rhoades, Regional President
of Epcon Muirfield, LLC

W\Servenshares\Public\L &Bdocs\Condo\DEC\Courtyards At Muirfield Ridge .Doc
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08 G, Monument Engineering Group Associates, Inc.

M E Z% monumentengineering.com
G Aﬁ (517) 223-3512

73 Developing Lifelong Relationships

298 Veterans Drive, Fowlerville, Ml 48836 (HQ)

Date: June 30, 2022 RECEI\/FP

Troy Langer JUN 20 ¢

3 0 202;
Planning Director o U 2022
Hartland Township HARTLAND
2655 Clark Road -AND TOWNSH)p

Hartland, Michigan 48353

RE: Review Response to The Courtyard at Hartland — Senior Community Preliminary
Site Plan Drawing

Monument Engineering Group Associates, Inc (MEGA) is in receipt of the June 23, 2022,
Hartland Deerfield Fire Authority (Review Letter) for the above referenced project. We offer the
following responses: the numbers below correspond to the Review Letter:
1. Maintenance agreement and easement will be provided after final engineering approval.
2. During the April 21, 2022, at that time the proposed used a 5 feet side setback (10 feet
between exterior walls). The Fire Authority expressed a concern over the closeness of
the buildings and recommended fire suppression sprinklers systems in each dwelling.

e In lieu of fire suppression sprinklers the Fire Authority expressed a willingness to
accept 15 feet between exterior walls and fiber cement siding on the exterior
walls of each dwelling to mitigate the risk of fire spreading from dwelling to
dwelling.

e The current proposed layout shows 7.5 feet side setback (15 feet between
exterior walls), and the architecture has been amended to indicate fiber cement
siding. Through the Planned Development process the Hartland Township
Planning Commission has expressed willingness to accept 15 feet between
exterior walls and that this is in line with other communities.

3. The architecture has been amended to indicate the use of fiber cement siding. The final
product has not been determined at this time. Specification of the final product will be
provided with the final engineering drawings.

Sincerely,
Monument Engineering Group Associates, Inc.

Wg_,,_.? |

Allan W Pruss, PE, PS
President

MF(’—OQ gcum,‘j}

David M. Davis
Project Enginee
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(517) 223-3512 i
cVe
Date: June 30, 2022

Troy Langer

Planning Director
Hartland Township

2655 Clark Road
Hartland, Michigan 48353

RE: Review Response to Spalding DeDecker Hartland Senior Community — PD Site Plan
Review SDA Review No. HL22-122

Monument Engineering Group Associates, Inc (MEGA) is in receipt of the June 8, 2022, Spalding
DeDecker Hartland Senior Community PD Site Plan Review SDA Review No- HL22-122 letter (Review
Letter) for the above referenced project. We offer the following responses: the numbers and sections
below correspond to the Review Letter:

A. General
e All relevant easements are shown on C-1.1.
o The Declaration and By Laws provided were meant to serve as an example. Site specific
Declaration and By Laws will be provided after final engineering approval.
e Standard Details sheets will be included.

B. Water Main
e Easement will be provided.
e Easement will be provided.

a. Due to the required 66’ width for the private road easement the sidewalk was
deliberately shifted 5’ from the ROW line to provide 20’ between the garage door
and the sidewalk for additional passenger vehicle parking. The Township
Planning Commission is aware of this and has not expressed concern.
Additionally, the Township desires street trees located between the sidewalk and
the back of curb which also impacted the proposed water main location.

e Hydrant Lead for HYD-1 diameter and length are called out.
a. 12" main will be used to a 12” to 8” reducer no closer than 25’ from the hydrant.
b. A tee connection is now shown.

e Valve now shown.

e The plans have been provided to the Fire Marshall for review.

C. Storm Drainage/Grading
Outlet control structure will be designed prior to final review.
1. Acknowledged. The parking lot for Hartland Ice House the west has curb and gutter. Any
offsite drainage will be accounted for. Rear yard drainage will be designed.
2. Acknowledged.
A structure will capture the drainage from the detention pond outlet to the south and convey it to
North Ore Creek.
1. Storm sewer has been added conveying the drainage from the existing detention basin
outlet under the proposed road with an outlet to the east to North Ore Creek.

e fowlerville e Battle Creek e Portage e
Page 1 of 2 104




Review Response to Spalding DeDecker Hartland Senior Community — PD Site Plan Review SDA
Review No. HL22-122

D. Paving/Roadway

o Existing easement for cul-de-sac style turnaround will be vacated and replaced with
private road easement as illustrated on C-1.1.

o Due to the required 66’ width for the private road easement the sidewalk was deliberately
shifted 5’ from the ROW line to provide 20’ between the garage door and the sidewalk for
additional passenger vehicle parking. The Township Planning Commission is aware of this
and has not expressed concern. Additionally, the Township desires street trees located
between the sidewalk and the back of curb which also impacted the proposed water main
location. Relocating the water main would place it under the desired street trees which is
possible but not ideal.

e The franchise utility easements are shown on C-1.1. We would like to explore the
possibility of locating the franchise utility easement in the rear yards.

e Secondary access gate has been provided.

a. The gate is now shown on the plans.

E. Sanitary Sewer
e The sanitary sewer system design will follow the current Livingston County Drain
Commissioner’s (LCDC) standards. LCDC sanitary sewer standard details will be
included in the final engineering plans.

Permits Required

Hartland Township:
1. Standard Easements sketches and supporting documents will be provided after final engineering
approval.
2. Acknowledged.
3. Storm Water Agreement will be provided with final engineering drawings.
4. Acknowledged.
Livingston County:
1. Final engineering drawings will be provided to LCDC for approval.
2. SESC Permit will be acquired before construction.
EGLE

1. Water main permit will be obtained using final engineering drawings.

2. Sanitary sewer permit will be obtained using final engineering drawings.

3. NPDES Notice of Coverage will be obtained using the final engineering drawings.

4. MEGA will confirm the necessity of this permit with EGLE. If deemed necessary, the permit will

be obtained using final engineering drawings.

MEGA will confirm the necessity of this permit with EGLE. If deemed necessary, the permit will

be obtained using final engineering drawings.

6. MEGA will confirm the necessity of this permit with EGLE. If deemed necessary, the permit will
be obtained using final engineering drawings.

o

Sincerely,
Monument Engineering Group Associates, Inc.

Allan W Pruss, PE, PS David M. Davis
President Project Engineer

22-027 Hartland Senior Community
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LA Gry Monument Engineering Group Associates, Inc.

(517) 223-3512

Date: June 30, 2022

Troy Langer

Planning Director
Hartland Township

2655 Clark Road
Hartland, Michigan 48353

RE: Review Response to The Courtyard at Hartland — Senior Community Preliminary
Site Plan Drawing

Monument Engineering Group Associates, Inc (MEGA) is in receipt of the June 23, 2022,
Hartland Deerfield Fire Authority (Review Letter) for the above referenced project. We offer the
following responses: the numbers below correspond to the Review Letter:
1. Maintenance agreement and easement will be provided after final engineering approval.
2. During the April 21, 2022, at that time the proposed used a 5 feet side setback (10 feet
between exterior walls). The Fire Authority expressed a concern over the closeness of
the buildings and recommended fire suppression sprinklers systems in each dwelling.

e In lieu of fire suppression sprinklers the Fire Authority expressed a willingness to
accept 15 feet between exterior walls and fiber cement siding on the exterior
walls of each dwelling to mitigate the risk of fire spreading from dwelling to
dwelling.

e The current proposed layout shows 7.5 feet side setback (15 feet between
exterior walls), and the architecture has been amended to indicate fiber cement
siding. Through the Planned Development process the Hartland Township
Planning Commission has expressed willingness to accept 15 feet between
exterior walls and that this is in line with other communities.

3. The architecture has been amended to indicate the use of fiber cement siding. The final
product has not been determined at this time. Specification of the final product will be
provided with the final engineering drawings.

Sincerely,
Monument Engineering Group Associates, Inc.

Allan W Pruss, PE, PS

President
e
David M. Davis

Project Enginee
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GENERAL NOTES
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ALL CONSTRUCTON AND NATERIALS SHAL BE N ACCORDANGE WITH THE CLRRENT
STANDIRDS AD SPECICATNS OF THE 10GA. NONGPAUIY, THE LGCAL VATER
RID/OR SEWER ATGRIN, THE COUNTY DM, THE COUNTY Do
CIRMTSENER, MG tereen o

RULES, REGULATONS OF LNS OF ARY CONTROLUNG GOVENMENTAL AGENGY
SHALE SOVER NIEW THEY ARE NORE STRWGENT T THE RECUREMENTS OF
TSt SPECReATONS.

RIS T ATIIL ST S R A,
e e e S
e S R
frt

I CONTRACTOR SHAL PEOVDE AL WATERALS, LIBOR AYD ESUPMENT, To

CONTRACTOR AGREES THAT I ACCORDANCE WTH GENERALLY AGGEPTED
EONSTRICHON PRACTCES. CONTRACTOR WL B¢ FEQURED Yo SSEUME solE
SRR REBSRIN  R B bl MR T e

5 NDT e LAMTED TONORMAL WORING OURS. A CONTRACTER

SOIE NEGLGENCE D THE DESIN PROFESSIONAL,

ARY NORKC WTHN, STEET OR HEHWAY RIGHT-0F-WAYS SHALL BE DONE I\
AR W, TIERE BN G Yl Stk ZelchE e

ALL NECESSURY PERMTS, BONDS, INSURANCES, E1C, SHALL BE FAD FOR BY THE
CONTRACTOR.

ALL ELETONS SHON ARE BASED. o) EENCHMARKS PROVDED B THE LOGAL
MORERAITY S DTEERWSE NOTED G HE DRAAGS.

THE CONTRACTOR, SHLL GE RESPONSELE FOR DUST GONTROL DURNG THE
PRG0S F GOuSTRUETON

AT LEAST THREE (3) WORKING DAYS PRIOR TO ANY BXCAVATN, THE CONTRACTOR
S ComiET WSS D (1-a0-ss3-7170) 10 v T Lockion cr

AL PROPERTIES OF FAGIUTES I THE SURROUNDING AFEAS. PUBLES OR. PANATE,
SEROIED S oM birthals oUeo CHGTAICToN, St ot
REPUGED A/ FESTORED To T ORGHAL CONDION G THE CONTRCTER,

Wik 15 CONSDERED ‘COMPLETE _ AGENCY REGUREMENTS FOR REGORD. DRANIGS
R B!

CINTRACTOR SHAL FOIONE MO DIPOS 0F OFF-STE AV TREES, BRUSH,
STUMPS, TRASH DR DIHER UNNTED DEsis. NERS DR

ALL REFERENGES TO MD.OT, SPECIICATONS REFER 10 THE MOST CURRENT
STANGRRD SPEGRRATONS FOR GORGTIGTON.

ALL CONTRACTERS BDDING THS PROECT SHALL HAVE VSIED T SIE To

THE LOGATIONS AND DINENSIDS SHOMN 0N THE PLANS FOR EXSTNG
o A LR 1, RS AALSEE R uann
VEED B 1T LTI SOuPES A0 SORTNTL SENCES IR

I OMNER NAY ENPLOY 4D PAY FOR THE SERVIES OF AN ENGNEER T0
SR B MO A R T Fh vt AL B

PABIENTS AN, CON AN, CUTIER AVE BEEN PLACED. A
CORITTES NOACSROMNE 1 T ELALE kD SrEGPCATENE o T
PO Gr i ENGNEER, THE WORK DOES NOT WEET T TECHNICAL OR

AL EXCAVATED MATERAL RENOVED FROM THE SANTARY.SENER, STORM SEVE
A it W HER R e TROISL R T
oG BB NG o SISt b vt PN, SHEVAY Tiche
DB PUANS, NOT SUTABLE FOR SACKFLL SWALL BE RENOVED FOM THESE.

G PUBLIC HGHTS-0r WA Taat 15 DISUREED BY 142 GPERATONS OF
CONTRACTOR, AL RESTORATION WORK N FUBLIC RIATS F NAY AL BE
EERTERIES o T SATEPAGTON OF T COERWAENT AEHOES HAINE

SRR SR T e
ek o

QSHA SAFETY RECURENENTS — ALL NORK, WORK PRACTIE, AND_ UATERIALS
ST COMFLY Wt AL AFPLICABLE LOCAL STATE AND FEDERAL SAPETT

REQURENENTS STRCT Y EVFORCED: LAND
WL G THE SOl RESPONSEIITY OF THE GNTRAGTOR.

1T SHALL BE THE GONTRAGTOR'S RESPONSIBITY To ARRANGE FOR, OR SUPPLY
TENPORARY WATER. SERUCE, SANITARY FACLITES AND ELECTRITY.

THE GONTRACTOR SHALL NOTE EXSTING UNDERGROUND LTS I THE PROEGT
EEhE e ke e e USRS SR R B
ST S0 ST 57 e Sl e ane

EROSION CONTROL STANDARDS

“

Teat, 46 MIBICED,

Unpes “ucars ey o covTICTON ATV

W T2 FROVSIONS 0F THESE RUES.

DALY NSPECTONS SUAL B MAOE BY CONTRACTOR WALE WORKNG 10

EROSION DAY SEONENTATION FROM WORK O THS STE SHALL BE.
CERTANED O THE ‘ST AD.NDT ALLOWED To QOLLAST ON 3 DFFSTE AREAS
GR T NERUAR e U2 St W A - GoE
SEATTIER Vit Red it o, A REETED cr THESE Piave

SALL U TeiporA USRS 1 Soo) 1 PR STSLITATO oF
SIOPES, DICHES, 1 OTHER EARTH CHANGE ARERS FAVE SEEN COMPLETED:

EROSION CONTROL STANDARDS
CONTINUED

FLAE M FERUHED o SRUAE HOGRESIVR SABLIATN OF ORTURGED

SO EROSKN CONTROL PRACTIES WL GE ESTARLIHED 1N EARLY STAGES OF
BOMSTRIGTON 3 TLE- CONTRICTOR, SEOMENT CONTHOL (RAGTGES WL BE
SPRLED A8 A FERMETER DEFENSE AGANET ANY TRARSPORTING OF SLT OFF THE

ALL WATER FROM DEWATERING GR SURFACE_ DRANAGE FRON THE GONSTAUGTION
B o o T G0 6 b e
TATERAATS eisihes e RO BY

ST B ST e A, et
*

AFTER TNAL GRADING. OR T EIAL EARTH CHANGE HAS PIETED.
IR, 1116 O1 FOSSEtE TO-FERMANENTLY STABLIZE & DT

AR oA BEEN COMPLETED O WHERE SIFIGANT EARIT CHANGE
BB COMPLETED OR WAERE. Gl 1 CHANGE ACTVTY CEASES,

STORM SEWER SPECIFICATIONS

N
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om

SESIEATONS AN T SPEGFIGATONS D DETAL SHELTS O i GOUERNNG
oS PR Gkl T 1< PO GE Vel T SreGkoaTons B
STRCTER SPEGRIOAIONS SHALL BE FOLLOVE

PROPER MPLENENTS, TOOLS AND FAGTES SHALL B PROVDED AWD USED
e O i AT S0 S o oA A e
o TG BAAGED T T RN R e Sl 'S e o
FMEDIATELY REUSVED R T S05 9

EALTIONS 0 PREVENT DAMAGE T WATERALS EaIFMENT D WORK

BPE BEDDING, UNLESS OTHERWSE NDIGKTED, SHAL BE L, Il SAND, CRUSHE
BN G BBl Sl Tk TPl s
/4" SEVE AND AT EAST 0% RETANED oM

RO RO O RAVEL CROED BT 1173 D 3/4° O PER FANS
BACKL, UNLESS, OTHERWSE NOTED, SHALL BE COMRE SAND, FINE GRAVEL CR
EARTH WAVIG. A LW PLASIIOITY NDEX, FEE G RGOS, DESh A0 DTHER
FoRta WATERALS D DEENED A8 AL Phssie THRGLGH 1 3/a° SEVE A
A POLTAIY GLIRDE (V) MO ACTRONTILE BUTADENE STYENE (105)
FOR AR UE T A NELUDNG 19" N CIMETER, SIAL colvony o
2. FENFORGED CONRETE PIPE, FOR PIPE 12° I DIANETER AND UP, SHALL
CONFRM 1o RSN §-7 CLASS Iv Uniss NEDIFED BY THE
CRANNGS, SONTS S IED' GROOVGD. TONGUE W

B CONFORMNG. 10 ARSHTD i NS TOR P\C A,
FESETIEE Rt SUAL B FREFABROATED COUPLNG W soLvT

MANHOLES, CATCH BASINS, AND INLETS SHALL BE OF THE SZE AND TYPE

B BFIOK SHALL BE SOUND, HARD-SURIED THROUGHOUT AND oF UNIFORM
SEE A CALY A SHALL W ACCERDANER WTH AKSHTO i 8.

RO GASTHES SHALL CONFCRM T0 ASTH A48, CLASS 30, BEARING SUBFACES
BEE G RO il GolErs oGS S TAGHNGD, TS
oG M MG MAnc 15 ARV Tocte ST B
FONGRY CoupANY 08 FAAL e
CONCRETE AND MASONRY MATERIALS FOR CONSTRUGTION OF STORM DRANAGE
STRIERRES AL SNGET OF e FoLLome

2. FINE AND COARSE AGGREGATES FOR GONGRETE SHALL BE PER ASTH G-33
AGGREGATE FOR GEMENT MORTAR SHALL BE GLEAN, SHARP SAND
CENFGRMMG T ASTH -ten.

£ VATER SHALL MEET THE REGURENENTS OF WDOT SFEC. SECTION 1
RENFORGNG STEEL FOR GONGRETE SHAL BE NTERMEDIATE-GRADE HEW
BULETSTERL TONFGRMNG TO ASTM A-815, GRADE 40

B CONCRETE, WHIRE EIPOSED 10 THE WEATHER, SHALL BE _AR-ENTRANED.
AR BT, TSR ol T o T
heanig 10 A 60 N SO SIAL 0 o £ doome:

USED STRGILY I ACCORDANGE W MANGFACTURERS FRNTED

. READY-MX CONCRETE SHALL CONFORM T0 THE REQUIREMENTS O ASTH
crd

i s 2 o s, v v o o oo o1
B T T T Rl
R T oy

. it 10 s e o conT: wsomy s o, cor

5 21172 pasTs Sann.
. MORTAR FOR GROUTHG OF RIP-RAP SHALL CONSIST OF 1 PART PORTLAD
fitinprg it A

STORM SEWER SPECIFICATIONS,
CONTINUED

GARE SHALL BE TAKEN NOT TO EXCAYATE BELOW THE DEPTHS INDIGATED 0N
BRANNGS, “MERE SXGESSIVE o (NAUOZED BXCAVATON TAKES. HAGE, THE
UERDCPTH SHAL BF BACKFLLED 10 THE FRORER. GRAGE WITH CONPACTED
BN MATERIAL, AT N SIPENSE 10 THE GINER.

EXCAVATION FOR DRANAGE STRUCTURES SHALL EXTEND A SUFFIGENT DISTANGE
ERGH. T WALLS RAD FODTINGS. 10 ALLGWS FoR FORMS, CONSTRUGTON OF
TALLS, CONNEETONS Anip O NSPECTIN.

20, PROVE REQURED TSR SHEETWG, BRACHG AVD SHORING, TO PROTECT SDES

»

DURMNS EXCAVATON, NATERAL SUTATLE FOR BACKELUNG SHALL BE PLED I A0
ORDERL ¥ MAMIER & SO DISTANGE CROW THE BAKS.OF TRENGHES 10
RV OVERLOADING, A1, 10 PREVBNT SUDES OF CAVE-NS.

HASONY UNTS OF RE-CAST CONGRETE WTH CAT RGN FRAMES, COVERS. AID
VARG ST
24, THE WALL THIKNESS. OF WANHOLES AND CATEH BASINS CONSTRUCTED o
AR 1 ERURBTS or THE GaVERING AGENEr Y BURED TS
CONGRETE  FRE-CAST
== R A

cooowow 3 o
Dt £ =

25 WHENEVER EXSTING MAWHOLES OF SEWER PIPE ARE T0 BE TAPPED, DRLL HOLES
5 GOER, To GONTR, AROLND T PERHERY O 0PEUNGS 10 CREATE A
PLARE G WEAKRESS Joni BEFCRE. BREAKNG SECTON OUT

il

ALL PN CMITRING OR LEAVNG DRANAGE STRUCTURES SHALL GE ABEQUATELY
SURFORTED BY POURED I-PLAGE CONGRETE AL FRON PIPE GENTER T0
DHBiTORBED GROOMD

SET FRANES N FULL BED OF STFF MORTAR OR BITUNNOUS WASTIC JONTHG

B

0. ALL TWBER SHEETING GELOW A PLANE 12 ABOIE TOP OF PIPE SHALL REMAN I
L GER SEETIG SRAGNG AND SHORNG.

0. DEDDNG USED FOR TRENCH BOTIOM SHALL BE EXTENDED UP THE SDES AND
CIRERULLY PLACED AROLND AND OVER PIP I & NAXMUM LATERS,
DY DENSIT A5 PR ASTH 01557 (MOOIED PROCTOR) LNTL 12 OF COVER

REVANDER OF TRENGH SHALL BE EAGKALLED WTH SPEGFIED BACKFLL MATERAL
T e et E ot STAET N ST R B 18 S
5 MAMON ORY GENSTY PR ASTH B 1557

°

7 Loos LATERS AT G THM MOSTIRE CONTENT (229 O
G ke e Doy it AT D157 QUDFED PROCTOR) SABLE
VATERALS FOURD B STE MAY B USED.

* SERESETUL i T 1
o it

34, AFTER NSTALLATION CF PPES AND DRANAGE STRLCTURES, oLEAN THEN, AND
AR TR D BN, GRS TR i

Sk B FITED WITh A A RO AU VELDED SEEL ROD GRATRG. R00S
SHALL BE SPAGED 6 0L0f MAXMUNL ' NELD' ROD AT ALL NTERSEGTINS. - GRATE
SHALL BE RBlCViele ow ACCESE wd tiemnG.

TS COuPACTED A% T GoeS, TROE 10'LWE. AL JONTS SHaLL 5 FLLe
T COUBNT NORTAR.  SURFACE STONE TO BE EXPOSED, CLEAN JONTS Wit
WAL ERUSH

THE COTRACTOR SHALL DO ALL REQUIRED EXCAVATON AND TRENCHNG WERK
b TeSaacTor it Aol S AR el
SEBRESGE oF R, PCRT, SBTERRANEAN, SRS, TBCISNE WATER %
THER DFAGULT OR UNANTORATED Su5- SURFACE PRENOMENA.

50 L COMEGTON, 1o S1STNS SHERS 1AL S PR NG LRI,

WATER MAIN SF‘EC\FICATIONS

SPECCATINS, THE SHCTER SPECRCATONS AL 6F FOLLOND:

DUCILE IRON PPE, 76" DIAMETER AND SUALLER, SHALL GONFORM 0 ANSI/AWYA
SPEGCATIN 151 /A2151, CLASS 54, DUCTLE RON FITTINGS SHALL CONFORM
o 138, SECTGAT G421 o STDATD TS ot o

q

»

NG TO' AV SPEGICATON AZ1. 4.

JOINTS FOR DUCTLE IRON VATER AN SHALL BE UL, PPE AND FOUNDRY
COUPANY TYTON JONT* OR APPROVED EGUAL.

"

FASS ST Sk o o STy St e STl Wil e
GE KEPTT0 A WNNAOM LENGTH BY THE U8 OF
VERTGAL 114 BENDS FRGPERLY ANCHORED:

BEFGRE ANY ATER MAN MLL BE ACCEPTED BY THE GOVERNNG AGENCY. 1T
T i A" SRESRE ST CouPLYNG WTH THE CORVENT SPEGROATIONS
5 PROGECURES OF The AGENCY:

-

»

THD INCH () DIAIETER CORPORATIN. STOPS SHALL BE PROVDED I B0TH THE
XSG WATER MAN AN THE NEW WATER MAN AT ALL NE CORNEGTIONS.

ALL TEES, BENDS CONNECTINS, ETC. ARE WCIDENTAL TO THE 408,

WATER MAIN SPECIFICATIONS,
D

CONTINUEI
NECESAaY FRECALITONS T FREVENT DAMAGE 10 NATCRALS SUENT AND
WoRk

12, PPE BEDDING, UNIESS OTHERWSE NDICATED, SHALL BE CRUSHED STONE, R
RELNDED GAEL - SEOON UATLRAL AL AV 5% EASSNG A 3/ SEVE

FOREGH NATERALS 41D DEFNED AS AL FASSNG THRGUGH A 3/8" SEVE AN
NOT NORE THAN To FERGENT (12 5Y VGLINE PASSNG THRGUGH A 200 WESH

15, THRUST BLOCKS. I REGURED BY THE MUNPAUTY, SHALL BE NADE OF 3000
P GONRETE Ve M
16, THE MAXMUM DT OF TRENCH T0 T0P OF PIPE SHALL BE AS FOLLOWS:
+ s ‘Tt i
- THRouGH 1 =
LS TRovG 36 ou. plus 24"
* s hou oo plus 30
TE M LReR o plus 36°
18, GARE SHALL BE TAKEN, NOT TO EXCAVATE BELOW THE DEPTHS NDIGATD

o
BRANNGS, "R SXGESSIE 0 (NAUTOHZED BXCAVATION TARES. HAGE, THE
ShEmaern ST o BB A ol gt S0E Wi ke e
BEBONG MATERIAL, AT NO SIPENSE 10 THE G

20, DCAVATION FOR STUGTIRES SHALL EXIEND & SUFFKIENT DISTAICE FROM THE.
AT AND FGOTIGS T ALLOW FOR FORMS, CONSTRUTION O WALLS,
EORREONE D Ton heFECTION

PRE CAST DONGRETE Wit CAST N FRAUES, COVERS A3 NANMOLE STEFS,

A GOMPLETLY FIL JONTS ON PRE-CAST GONGRETE SEGTONS WTH
SITURGS MASTC JGNTID GOMFOUND.OR IS SHALL CE WADE NTH
CEUENT NERTAR NTH INBDE PORTNG AND OUTSE RUBSER WAAP.

0 PRI Wt T Mo UCRE T 3/ W6 CRCEPT N
T WRTOWEST pART GE-JONT SHAtL NOT OXCED 147 LAY N TR
R AN WIEREVER DRAGTON. JONTS SHALL BF CAFEFULLY STRUCK
B PONTED O INSOE:
© Zﬁ‘% ARG A FOR, St e S DRECTEo Y THE CeoTEEhicH.
ISR AR, AT SPAGENTLY ) REMGVE A0

22, GATE WELL STEPS SHALL E BUILT INTO AND THOROUGHLY ANGHORED T0 WALLS.
AL PPIG EUTERNG OF LEAING GATE VELS SHAL BE 0EaIATILY

®

VELLS SINL S FLASTERED N, TROWELED SuOOTH W 173 LAVERS OF
ST WORTAR.
SET FRANES N FULL BED OF STFF MORTAR OR BIUNNOUS WASTIC JONTHG

»

2517 TSOUNED 8Y TIE MINGEALTY, PLICE LN /08 eBTCAL

URLiED, AL FITIGS SHALL HAVE RESTRANED JONTS PER T MANLTACTURER.

HE COST O FLNG O BALLGT AT THRUST BLOCHS SHALL BE NCLUDED N
THE PR o FoR VATER HAN.
PLACE AL CONCRLTE ANCHORAGES A0 DNCASDUENTS 45 CALED FOR 1L THE

B

GARERLLY PLACED AoihD e I 2 NARMUN, LAY
A DB ROV R SRR LY CoMtAEND 6 S or
GRY DENGITY 42 PER ASTH D-1SETMOBPED PRGETCR) INTL 120 oF COUER
R AR

&

o

WIHN 3 OF THE 45 INFLUENGE UNE OF THE SUBGRAE OF STREETS, DANES,
PARING (G T Akchs PAVD, B JREAS sl T B FAE,
(25 A CoMeAGTED T S5 OF MAYMUN ERY GENGITY 48 DETERANED Y
550 iss? (uooreo pracron).

BITORE BACITLUNG ARGUND STRUCTURES, ALL FORMS, TRASH AID DEGRIS
ST b A e W e B Wt
SUAL 5 PEACED STMCTREALLY O AL SOES N 0* NAMUN LAY Each

&

[

THE CONTRACTOR SHALL 00 AL REQUIRED DXCAVATION AND TRENCING WORK

ATES Wik, U7 hor' ey 16,
IE RESDUEE oo FEAT SBIEATAIEAL STFEAIS, DAV WATR On

SANITARY SEWER SPECIFICATIONS
THE GOVERNNG AGENGY WLL INSPECT THE WNSTALLATION OF ALL SANITARY
ek FNG

»

“

PROER INPLEENTS, TOOLS AND FACKITES SHALL BF PROVED AVD LSED FCR
I CONTRACIOR SHAL BE RESPONSBLE FOR THE SAFE STIRAGE OF
MTEEA S Yot B WERG E CRmacior SUAL T
7 FRECATONS T PREVENT DAMAGE TO MATERALS, EQLIPUENT 4D

»

"

%S s e f
R

b L)

P o T

SANITARY SEWER SPECIFICATION,
CONTINUED

A5 TG PROVDE FOR 4 SUGOTH AND GROERLY PROGRESSON T WiRK.

7. SANITARY SEWER PRI AND FITTNGS SHALL BE OF THE SZE AND TYE
HRCRED SRR N T Sl edlRelirs o

CONFORM TO ASTH G478 OF AASHTO M1

OPEN NO MORE TRENCH I ADVANCE OF PIE LAYIG THAN 1S NECESSARY 10
ERONE HE o

CINFACTED GEBONS MATERIAL AT KO EXPENE T0 THE OWER

1. PROUE REQURED TWBER SHEETIE, BRAGIG AND SHOGING TO PROTECT
DS G BAATON. B0 NG BRACE SHEETNG, AGANST .  PROVDE.
STAGNG AND SUTAGLE LADDERS WHERE REGUIRED.

©

12 UG EXCAVATEN, UATETAL SUTABLE FOR BACKPLUNG SHaLL SE PLED

13, JHEN NET EXGAVATON 5 ENOSUNTERED, THE TRENCH SHALL BE DE-YATERED
O 2 AL DAoLt 30 A Rily 3
FOOT Aaoie Tor GF

14, SANTARY SEWER CROSSINGS SHALL B WADE WITH 8 OF VER
PONT 19405 ON EITER PPE. GONSTRUCT SDDLES, OR PLACE PROTECTIVE
CONGRERE CoF" 10 PREVENT DAMALE,

ALL CONNECTION DRANCHES I THE SENER PIPE SHAL BE SECURELY AND.
CHNGIEIRLY FASTENED 15, OF FORMAD . T WAL 0P T e Bl
OF OWER'S REPRESENTATIE.

16, SERVICE LEADS SHALL TERMIATE (WTH AN APPROVED STOPPER) PER PLANS
5 AS DRECTED 81 OWNER OR GNER'S REPRESENTATVE

17, EACH PSR AND/DR SERVICE LEAD SHALL B WARKED WM A 2 NGH X 2
T B ol Ll FARBWO WARKER, RALES \ERTOALLY A1 W £10

DUNSPOUTS, WEEP TLE, FOOTIG DRAIS, 0R ANY OCNDUT, THAT CARRES
STENTGR SR e AL Y 62 AMRE 56 BRSBTS

P R Sl s B

e e
B ERliERR TN
R

20, JHEN COMIESTIONS ARE MADE WTH SEVERS OR DRANS OAFRYING FLUDS,
SRS R W o Wl o

21 AL TMBER SHEETING BELOW A PLANE 12" ABOIE TOP OF PPE SHALL FEMAN
N PUAGE I\ GRDER.NOT 70 DISTURB PPE GRADIG,  BEFORE BACKFLLRG
ROVGUE AL GTHER SHEETIG, BRAGHG AND SHORHG,

WO O DOUSTY AS 75 A5 D-1557 (WODRED FROCTOR) UNTL 12°
U DTS e Ar.

26, WIHN 3 OF THE 45 INFLUENE LINE OF THE SUBGRADE OF STREETS, DRVES,
PARNG LT v SR Aihs. 16

RN GYURINHRE TR AT W SBEwALK: BBont St
B CARRIED T0.3 FEET GEND-THE QURS UNE OR 3 FEET BEFND. HE SDE
F SOEWALK FARTAEST ARAY FRON THE PROFOSED PAVEMENT:

25 BEFORE BAGIILUNG AROUND MANKOLES, ALL FORMS, TRASH AND DES
FD TP,

SANITARY SEWER MANHOLES MUST BE WATER-TICHT AND SHALL BE PRECAST
T, A UGBIED GROGVED TONGLE ST Wi MUBRRR Chsiers:
e e AT oA KEn WORRS 500 ER APPROVED.

8

8

e EnsTie FEIFTRGED COUGRETE ML o SR Pecs A To o

NGO o APPROWD EQUAL.

B

AL SEWERS SHALL BE SUBIECTED 10 IALTRATIN, A1 OF EXPLTRATON
TR Boino T ) Ao U e TR
REQUREE "TUE SEVER AUTHORITYS STAUDARDS, PRIOR. TO

WS 0 21" DT L AL, NCHE GROND
WATER LEVEL ABOUE THE 10P OF SEVER IS OVER SEVEN () FEET,
YT S SR T AW

. o s st e o ot e st e
AR

c,%

u g >

£ enc

A

(e
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GRADING AND EARTHWORK
SPECIFICATIONS

B

»

3

¥

3

8

ATHOUGH A SUS-SURTACE INVESTIGTON s KAVE BEEN W B TiE OWNER,

CoNTRACTOR | ‘ACOVANT HNSELT Wt CONDIIONS.OF e
VORI ATEL THE QoNTRAFIon e T S0BSUREACE

T couTCIOR SuAL BE REsPIvSEE TR Ao ETERMID T0 S
AETAL SRk % P SRS S S Tl e
SR T CUATASTEY A SO of € sUgsTAT T TEES 40
GUATHES o UATEALS 10 5 BIbGERE, T
SrolhoNAToR COMDIMONS, T Wi CEVERAL A
PROR_To COMMENGNG THE EXCAVATION THE CONTRACTOR, SHALLSUBMIT A PLAN
GF e PaSZet St A e S EUIE Yo T DR % b
REPRESTNTATIE FOR THER APFF

RGN GRONOUATER COUTRG: Ok DTN MOSILIE COMENIG T
CONTRACTOR SHALL SUBMIT A OUTUNE OF 1S EARTINGEK METHODS Wi
< 6 BT A1 CONSTRICTEN, SSHBULE. - T PRICES

I CONTRAGTOR SHALL KETP INFORNED AND THE OHNER'S FEFFESENTATIE
FORED A AL UES 48 To kL SRS Of SomGE Suion
SHORAGE o "Wl & SUAbIE WATERAL AT 1, OO

GBS D EARTINGS. PERATON SIAL B T Sz TEPOISLTY o
T CONTUSTOR i [ Wi S REQURED 0 SLeriy i ErEcY

s nsansracToRy s
ERCRERTY G W ENTRACTR 15 B DSRISED G 1 o (EGAL MIMRER OrF

MATERIALS FOR FLL O SACKLL FEQUIED 0 GRATE THE SITE AN ADHEVE

N0 FLL MAY BE PLAGED UNTL THE EXPOSED SURFACES HAYE
e Rl T EURKEER. A AL WA RS SHALL B
APPROVED BY THE GEOTECHNICAL ENGINEER PROR 10 PLACEMENT.

T OGRS REPRESITATVE. AND GESGN ENGNEER PRER. 10 PROCEEDING,

ALL FLL NATERIAL SHALL BE PLAGED AND COUPACTED AT THE CETMUN
NaisTURE"GENTENT O ‘AS DREETED oY THE GROTECHRICAL ENGHELR.

NO ROCK GR SMILAR MATERIAL GREATER THAN €° DIANETER SHALL BE PLAGED
B L URLESS R COMMENDA TONS FOR S PIALEMENT LAVE SEEV

SURITIED Y THE GEOTECHNICAL CGNEER N ADVANGE AND AFPROVED BY THE
‘OWNER AND ONNER'S REPRESENTATNE.

DR DENGITY. AS DETERMNED BY AST B-1557 (MODIED PRo0TER)
SR RECOMEGED DY T CCOTENEAL DNGIEER MO ATROVD B
1D GINER'S FEPRESENTATIE,

- Ewems 0 WA DR DENSTY
+ i e aone (@xmone

SEENE FoSmis 47 % e o
+ FLL UNDER PAVEUENT (R SDEWALSS 05K

AL PLUMATERAL SHALL BE PLACED AND COUPACTED IN LTS, THAT WLL NOT
ES6EED THE DEFTH N HIOH THE OMACTON EGUFVENT EAN ACHIVE T

ENGHEER AND SHALL BE.TO THE SATSPACTON OF THE GROTECHWCAL ENGNEER,
OWER AND OWNER'S REPRESENTATIE.

SIppORT GROWY OF THE LANDSCAPNG WATERALS (Tca FoR e Loca
GUNATE) AND AS FROPOSED BY THE LANDSCAPE ARGHITECT

THE COVTRACTOR I RESPONSILE FOR THE FEMOVAL AID DISROSAL OF, IN A
CEGAL AN, Sl TR ! o s AT AR MR e

THE GONTRACIOR SHALL STOCKPILE EXCAVATED WATERAL ONLY IN DESIATED
AREAS A8 DIREGTED BY THE GWER OR OWNER'S REFRESENTATIE

DURNG T PEAFORIANGE OF ST GRADING OPERATONS, THE SUBGRADE SHAL

BN ARcka AT ARRSbED FL WATEUAL D I ACSORBANCE NTH
THE EARTH AL EONSTRUETCN PROBEDURE.

g{nﬁguw[n, "D GRADES' REESTABLSHED 10 THE REGURED ELEVATIONS AYD

T FNSHED SUSGRIDE SURFACE SHAL BE SHAPED T0 NICATED pRorLES

T, STADNG CONTACTOR SHAL BACKELL L PATONG LOT LAVTERS A
LU AREAS 10 NTHN 2 INGHES GF ILE TOF ADIAGENT CURS GUADES, HE
S NG M, 4L 5E TorSGiL e oW DGR D STONES
LSkt TR 1 NCH In DAMETER,

TIE CONTRACTOR SHALL PROVDE AL NECESSARY PUMFS, DITCHNG, VELL PONT
e

ST ARARGORATE ACTOR 15 0 T o, REGRADE 10 FROLORED
ELEVATIONS 4D GONPACT SOLS T THE SATSFACTEN GF THE GEOTECHNCAL
ENGEER AND OWNER'S FEFRESNTATME.

SETAN ROV o T [Seat SR MUony erre Dciarene
RONAGEE WATER TOTAEIR 1816k, SEE ERORON CONTRL. NOTES K
AODMONAL RECUREMENTS.

BITUMINOUS PAVING SPECIFICATIONS

- REERENCE SPECFICATONS WHERE APPLICABLE 10 WORK UNDER THS SECTION
RREREFERRED 16 B ABBREVATON AS FOLLONS

OIGALS (AASHTO)

B T ASPHALT WSTUTE (TA)

. MICHAN DEPARTMENT OF TRANSPORTATON CUBRENT STANDARD.
SPEBROATIONS FOR CONSTRUSTON (MDOD)
0. AMERICAN SOBETY FOR TESTIG MATERALS (ASTH)
2 MEET THE REQUIREMENTS o SEcnon 502 o
VBT SN SEoPeATON T ST M <AL covas
15 BRISHD AGGREGATE, THE USE OF SLAG 15 PROHBITED:

4 psenEEaTE s covssT o D ST

erusien e o et
"D CRUSHES GAVEL On

THER NER] NATERAL HAVNG. SHIIR GEARACTERRTIS. 1T SHALL OF

BB o AER 00 DURABLE SHACMENTS M A SCESS G FLAT

R ELHGATED BECES, Ab SALL DE. FREEDF QRN NATIER

SBEEIGIE S RETAeS M e 2 Redinelts Jf oo oo
CRCEATE SCREENED 1o NEET T REQUREHENTS  MODT F1AA MATERIAL

SR T ol St NATURAL SanG S
B8 COMPOSED OF ROUCH SURFAGED A
VUL CRANS G CLRHTE O itk JARD:DURABLE ROGK AR MEZT
SECURENTS G oot STAIRD SHEGEMONS SEEfol oa PO CLES 1
SR eI el AR SETRAGTOR WO Sl Tk
SBcREtire SRt T MEEY T RLGUEMTE  oST CLASS I8 0LASS

B ASPHALT COUENT SHALL CONPLY WTH THE REQURSHENTS OF WDOT SECTON
EA

HOT MDED ASPHALT () AL CONPLY WTH WDOT SECTON 501 0F
SRBARD SFEAEATOME (B Conrcnon

B SUTLMNOLUS LEVELING COURSE SHALL 5E MDGT HA. 134, UNIESS OTHERWSE
REGURER Y T WONIGPALITY OF Ros0. AGEY WTh RSDIETON

9. BTLMNOUS NEARING GOURSE SHALL BE MDOT 1A, 384 UNLESS GTHERWSE
REGURED) B THE WOVIGFATY DR RORD.AGDNGY Tt LRISDISTON
EN“NEE{;}DR WA SUBSTIUTE 135 WIH T AFPROVAL OF T OWER AND

SR SRR AT oAk NATERIAL 1T MERTS SPECHIED REGURENENTS

1. THE CONTRACIOR, SHALL SUBMI T THE GEOTEGHNICAL ENGNEER, J0B-MX
FORMILAS FOR CAGH FECIRED, ASPHALT, AGCREGATE MICURE. . ik CESNS
SIALL'GE T ALLONABLE TOLERANCES AS SFECIIED BY NDOT FOR WE

SUBGRADE SHAL B COMPACTED. PER PLANS AND DETALS. THE SUBGRADE

SRR RUE LN A GRACE.

GBUSHED AGGRECATE 84S COURSE SHIL BE CONRACTED To 4 CETY EOUN.

1 521557 (uoBPED FROCTOR).

APPUCIELE PORTONS OF SEGTON 301 OF THE MDGT STADARD SPEGHEATONS.

PR GOETROGTON

THE CONTRACTOR SHALL NOT PLACE THE AGGREGATE BASE COURSE OR THE.

GESTMGAL SiGHEDR, PHOR 10 I FLAGIENT 7 A SUCCEEONG COUREE

AEPLY BIUINOUS TACK COATS o W TPERATIAE 1S Yo gEE

S50 S5 GEGREE . AW WG AIG APPROIED BY TiE CEOTENIGA

THE BITIMINGUS CONCRETE SHALL BT TRANSPCRTED FROM THE MING PLANT To
The Boi G B W VEICEES ColFeriing 1o B REGUmEheis & Stion
CONCRET: PREPARED O GUE 0TS FUN AV BF COMPLETED DURIG DATGHT,
RLESS ADEGOATE ARTFTG AL LGHTING 13, FROVDED. - HAULIG DVER FRESHLY
PACED EITRINGUS WAT AL NOT B PERMTIED WL THE IYOMNGDS
CONGRETE WAS B GOUPACTED, A5 SPECHIED, AND ALIOHED T0 GO T
RCSPHERE TOIPERATURE:

TIGKESS D CONTORM To.THE SRADE Atb COVTOOR IWHIGATED, I SPEED

A7 TE DANE Ebes :

20 QU REAS WERE IREAILIIS R LINVGDABLE OBSTACES WAV T USE
T 250 NOR HERER T W RECOMMENDED TEWPERATURE OF THE BNDER.
FRODUCER R A3 DRECTED Y THE GEOTECHNIOAL ENEREER.

T BTANOUS CONCRETE MITURE SHALL B HORQUELY MO UNFORMLY

3

SDRONCE G ROLUNG GPRRATONS SHALL BE AT THE DISCRETION oF T
NTRACTOR,

25, THE SPEED OF T ROLIER SHALL AT AlL TWES, BE SUFIGENTLY SLOW TO
o SEA Tt o ST sl et 210 D
FROU Y OTHER CAURE, S B ¢
BT R S CoE Il Rl B e A e,
" SIRACE IS GF UNIFGRM TEXTRE AN TRUE 10 GRADE A
53 STl 5w TS HECIRED PELD. DINGTY Is GETANGD.

B

CONGRETE T PRECEDING LI O COURSE SHALL BE CLEARED OF ANY DEBRIS
G STANGNE WATER BY APRROMIATE NETHODS:
TO PREVENT ADHESION OF HE BITUMINOUS CONCRETE To HE ROLLER, THE.

B

5 A SN CONCRETE AT SEEONES L0k MO chorcl, WeD Wi
T SRR SANCBETE A MR KU B R et
BB itialk EereE Mo wzmum EBPACID 19 Eanl 1o T
PERATIG O HE WK, THE CONTRACTOR SHALL USE ADDITONAL FOLLERS
SEREGURED 1 GaTAM T, SPEGFIED RAVEMENT DENGIY:

BITUMINOUS PAVING SPECIFICATIONS,
CONTINUED

AT oF STy SUCISiNg Givs Vo TO DA 4 Soous

e e S I S s
Gt SR AL RS R Se 1 i
B e B RS B e
HERESR
T I L R W
S e R LR R R s
LERT

A LEVEUNG COURSE SURFACE: 1/4 INCH, FLUS OR MIJS 1/4 INCH,
& SuRrACE couRsE: 174 Mo
= 51 CROWNED SURFACES WTH A RO TOMPLATE,

TERED D AT FIGHT ARGLES 1O T GROWE. SUREACES WL NOT B
Amzmmz P THE FNSLED Cho SURACS VAR HORE THA 14 NGH

G BB CalRTE PR N1 1A% Bl 415 WARSENE
GEOTEICAL VGHEER.
5. THE AGCREGATE BASE MUST EXTEND A MNMUN OF 1" BEHND THE.
CONCRETE CURB, SIDEWALK AND
PAVEMENT SPECIFICATIONS
TESE SPEGCATIONS SHALL GOVERN THE CONSRUCTIN o ALL PAVENEITS,
Comng oo ArEas 26 WOEATED On THE SRAMER T
REEREIGE SPECFCATONS WHERE APPLICACLE 10 WORK UNGER THIS SECTION
SRERERERRED B ALOREVATION 48 FOLL OV
OIGALS (AASHTO)
& AMEEHN couERerE WSTUTE (AC)
. MO IEPATINT F FANSTGRTAION AT STHONRD

»

D, AMERICAN SOGETY FOR TESTIG AND MATERALS (ASTM)
3 THE FINC AGGREGATE SHALL WEET ALL REQUREMENTS 0F SECTON 502 O OF
WDOT SPECFICATON FOR No. 215 RATURAL Sall
4. THE COMRSE AGOREGATE SHALL WEET AL REQUREMENTS OF SECTION 502 OF
W0 SPECHEATON FOR GAA COARSE AGORLCATE
STRSTARE AT oA NATERIAL 1o MERTS SPECIIEE REGURENENTS
5. TIE CONTRACIOR SHAL SUBWTL TO THE CEOTECHUICAL ENGIEER, .08
U FORMSE ok EX ROy ek AGOREOAT WU 1 o
A GOMRESSVE STRENGTH AT 28 DAYS: 3500 PS1 M. OR AS NDICATED
SR

»

CONGRETE AND PROVDE SAFE AND SATISFACTORY FACIITES FOR GBTANG THE.
QURET

CONSTRUCT CONCRETE CURBING ONLY WHEN GROUND TENPERATURE 5 ABOVE 35

L JATER USKD I GONGRETE SHALL EET THE REGUREMENTS oF MOOT SEGT0N

AR ENTRANNG ADMXTURE SHALL BE SELECTED FROM THE WODT QUALIPED

BESEAATION O tRosth REABY. Mbah
QLT o FERSSIAL LooAIOL O BATEHNG P UST o Phigcrs
A e VORK, AND OTHER WFOMUATION A5 MAY BE
REGUESTED B THE owier.

CONGRETE: PHICK 10 ACTUA. DELVERY OF CONGRETE SUBMI To e
SEOTEGHIoAT ENGNEES. FOUR SOPIES OF STRTEMENT O FURGHASE SNG. THE
VEGHTS oF GRIENT AND & b
iy

5D ONCHETE O THE Qo Specrcn
VHATEVER STENGTAS AFE GOTAED, . GUANTITY F GOMENT USED SHALL.
VO BE LT TN, THE NNMOM SPEOR ED.
READY-MDED CONCRETE DELVERY TKKETS:  SUBMIT ONE OCPY OF EACH

b COMPLY WTH AGI 304 RECOMENDD
PR Fon MEAING, MG, TEANSPORTIG A PLAGHG. CONCRETE
ERGET S TrlERRSE SR R

T o AL ITRODUCTION GF THE MDUKG WATER R0 L BATEEE GNOR
N GiGUMSTANGES, AL THE ASHREVED MM NATER CONTONT B2
ENGEEDED NOR SHALL THE SLUMF ESCEED THE NAXMLM SPEGFIED.

smate o e cocnen s, e e w2 oo
L RS SR M G,

B

N HOT WEATHER (AR TENPERATUGE BO-DEGREES F. AND ABOVE) OR UNDER

2. CONCRETE DEUVERED IN COLD EATHER (4R TEMPERATURE AS-DEGREES . AND

CeEte PG W WLLNGT B8 FETED Wby e

22 SONCRETE oELNERED NG HoT MEATIE SONDITNS COUTRIUTHG 10 QU
STHB S TR tll AR T S ot 8
FONT o DARE 4T "E 0, AND I ACCOROANGE W AG 3058 o

25, N NO CASE SHALL THE MIXER OR TRUCK BE FLUSHED OUT ONTO THE STREET

RENFORGENENT BARS SHALL B PER MOOT SEGTION 505.
25 TE WRE SHALL BE BLACK, MUNEALED STEEL WRE, NOT LESS THAN 16 GAUCE.

CONCRETE CURB, SIDEWALK AND
PAVEMENT SPECIFICATIONS, CONTINUED

SONTANED W CONGRETE RENFOREING STEEL INSTIUTES (EXS) MANGAL
STAVDARD PRACTGE” PROVDE CHARS, SPACERS AND OTHER DECES SUTABLE
FLRPREPER"SFAGN SUPRURTING AND FRSTENNG RENFORONG GARS.

27, WHEN.FORNS. ARE USED AND THE CURD RADUS IS LESS THAN 200 FEET, THE
£ o L Bt

28, ALL NV cURS SHAL BE PLACED OILY O\ & PREPARED SUBGRADE, SHOOTH
A EVECES 0 GRABES ESTABLISHED BY T ENGNEER.

30, CONT SUBFAGES OF FORMS 10 BE I CONCRETE WTH A LIHT OLEAR PARAFAIN
SLGRPRRTIG GOMPOUND WHIH WL NoT STAN THE CONGRETE.

1. THE INTEROR SURFACES OF CONCRETE CONVETING. EQUIMENT SHAL BE
MARTARES O TARGolED CONCRETR. D, WATER, S, o M0

. RN a0 CNSTUCTED SR oY USE o rOuS G o A OO

£

PCLEn A0 FREE FROM OBECTOUABLE ROST
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GENERAL PLANTING NOTES

PLANTING DETAIL - CONIFER

[E] AL TREES TO HAVE CLAY OR LOAM BALLS.
TREES WITH SAND BALLS WILL BE REIECTED.
ALLSINGLE STEM SHADE TREES TO HAVE
STRAIGHT TRUNKS AND SYMMETRICAL
ALLSINGLE TRUNK SHADE TREES TO HAVE A
(CENTRAL LEADER. TREES WITH FORKED OR
IRREGULAR TRUNKS WILL NOT BE ACCEPTED. RUBSER HOSE 2/3 UP TREE
(5] ALLMULTISTEN Thees s Bt HeavLy

BRANCHED AND HAVE SYMMETRICAL CROWNS.
(ONE SIDED TREES OR THOSE WITH THIN OR
(OPEN CROWNS SHALL NOT BE ACCEPTED.

[E] /AL EVERGREEN TREES SHALL B HEAVILY

BRANCHED AND FULLTO A
SYMMETRICAL IN SHAPE AND NOT SHEARED
FOR THE LAST FIVE GROWING SEASONS.

rumeUoas oF 4
12 DOUBLE WiE
TSTED e
CABLE (5 PER THED)

47 MULGH 4D EARTH

[F]  NOMAGHINERY IS0 BE USED WITH IN THE AR5 e
DRIPLINE OF EXISTING TREES. HAND GRADE AL BURLAP AND ROPES. FROM

LAWN AREAS WITHIN DRIPLINE OF EXISTING ToP 173 F RooTaAIL

ALLTREE LOCATIONS SHALL BE STAKED &Y EARTH SAUCER:
LANDSCAPE CONTRACTOR AND ARE SUBJECT

7O THE APPROVAL OF THE COR PRIOR TO
INSTALLATION OF THE PLANT MATERIAL

[ ITIS MANDATORY THAT POSITIVE DRAINAGE IS
PROVIDED AWAY FROM ALL BUILDINGS, WALKS
AND PAVED AREAS.

[ ALLPLANTING BEDS SHALL RECEIVE 3*

SHREDDED BARK MULCH, SEE SPECIFICATIONS.
MULCH TO BE DOUBLED SHREDDED HARDWOOD BARK
MULCH,

'NO GROUND WOOD PALETTE MULCH PERMITTED.

22%30" HIRDNOOD STAE

TOPSOIL

CONTRACTOR TO TILL OR DISK SUBGRADE T
ANDIINSTALL 4" COMPACTED DEPTH TOPSOIL IN ALL
LAWN AND SEED AREAS - SEE SPECIFICATIONS FOR
SOURCE REQUIREMENTS.

PLANT MIX
PLANTING DETAIL - DECIDUOUS - 3" CALIPER & GREATER

ALL PLANTING/PERENNIAL BEDS TO RECIEVE:

1-6.CUL FT. BALE CANADIAN PEAT
1400 BAG DRIMANURE
1LB SHEMINS 13-13-13 MULTI PURPOSE FERTILZER

PER 10050 FT BED AREA
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