C LY OF]

CITY of NOVI CITY COUNCIL

4

Agenda ltem D
April 7, 2014

\

]

v

cityofnovi.org

SUBJECT: Approval of Resolution Concerning Acquisition and Approving Declaration of

Necessity and Taking and authorization of Offer to Purchase in the total amount of $22,100
for a permanent pathway easement and temporary grading permit on a parcel owned
by Novi Mile, LLC (parcel 22-16-176-017) for the purpose of relocating an existing pathway
as part of the project to extend the existing right furn lane for westbound Grand River
Avenue near Beck Road; and approval of an additional appropriation in the amount of
$14,100 for this budget line item.
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SUBMITTING DEPARTMENT: Department of Public Services, Engineering Division B7C.

CITY MANAGER APPROVAL: /22—

EXPENDITURE REQUIRED $ 22,100

AMOUNT BUDGETED $ 8,000

APPROPRIATION REQUIRED $14,100 (from other projects see detail below)
LINE ITEM NUMBER 204-204.00-862.619

BACKGROUND INFORMATION:

The City received a Federal congestion mitigation/air quality (CMAQ) improvement grant
to extend the existing right turn lane for westbound Grand River Avenue to northbound
Beck Road several hundred feet to increase the capacity of the intersection. This project
would dlleviate the traffic back-ups that occur for westbound Grand River during the
afternoon peak hours. The grant covers 80% of the construction cost with the remaining
construction and all of the engineering and right-of-way costs to be the City's
responsibility. The City's share of the project costs was included in the approved FY2013-14
budget. A map of the area is attached for reference.

Early in the design process, one permanent and one temporary easement to facilitate
construction were identified for the project. Engineering staff has been working with the
property owner, Novi Mile, LLC, toward acquisition of the easements since September
2013 by providing design plans and answering questions about the project. The enclosed
January 22, 2014 letter was sent to Novi Mile requesting a donation of the permanent
pathway easement and temporary grading permits. Because the project is receiving
Federal funding, the easement acquisition process must follow Federal regulations and
conform to MDOT's grant requirements for this project. The January letter also informs the
property owner that they are entitled to just compensation for the fair market value of the
easements.

While engineering and easement acquisition costs are not covered by the grant, these
tasks must be performed in compliance with grant requirements to receive the funding.
Novi Mile has requested compensation for the easements, but has challenged the value
of the easements. Therefore, the staff and the City Attorney have contracted with a firm




to conduct an appraisal of the property. The attached appraisal from R.S. Thomas and
Associates indicates the value of the easements to be $22,100.

To formalize the valuation in form of an offer, staff has worked with the City Attorney to
prepare an Agreement of Sale and Offer to Purchase Easements over Real Property for
the parcel owned by Novi Mile, LLC on which easements are located for City Councll
consideration. The City Attorney has also prepared a Resolution Concerning the
Acquisition of Property and Approving Declaration of Necessity and Taking and a
Declaration of Taking to allow the City to begin proceedings to acquire the easements
through eminent domain in case the City is unable to acquire the easements for the
amounts stated in the offer. In order to stay on schedule for 2014 funding and
construction, easements must be recorded by the end of May 2014.

The amended FY13-14 budget includes $8,000 for easement acquisition for this project. An
additional appropriation of $14,000 is required for this budget line item. The appropriation
would be taken from the easement acquisition for the 13 Mile Pathway project, which is
proceeding as a donated easement and from the Southwest Quadrant Ring Road Study
which is nearing completion and will not require additional funds, as indicated in the table

below.
Budget Line lfem Description Amount
204-204.00-862.619  ROW-Grand River/Beck Right Turn Lane $14,100
204-204.00-862.620  ROW-13 Mile/Holmes Pathway ($7.000)
204-204.00-805.261  SW Quadrant Ring Road Study ($7,100)
$0

The construction of the Grand River Avenue Westbound Right Turn Lane Extension at Beck
Road project is scheduled to occur in 2014.

RECOMMENDED ACTION: Approval of Resolution Concerning Acquisition and Approving
Declaration of Necessity and Taking and authorization of Offer to Purchase in the total
amount of $22,100 for a permanent pathway easement and temporary grading permit on
a parcel owned by Novi Mile, LLC (parcel 22-16-176-017) for the purpose of relocating an
existing pathway as part of the project to extend the existing right turn lane for westbound
Grand River Avenue near Beck Road; and approval of an additional appropriation in the
amount of $14,100 for this budget line item.
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Mayor Gatt Council Member Markham
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Grand River/Beck Right Turn Lane Extenswn

Westbound Grand River Ave at Beck Rd

Beck Rd

Map Author: Croy

Date: 9/25/2013

Project: GR/Beck RT Trn Lane Ext
Version #: v2.0

City of Novi

Engineering Division
Department of Public Services
26300 Lee BeGole Drive
Novi, MI 48375
cityofnovi.org

MAP INTERPRETATION NOTICE

Map information depicted is not intended to replace or substitute for
any official or primary source. This map was intended to meet
National Map Accuracy Standards and use the most recent, 0 50 100 200 300
accurate sources available to the people of the City of Novi.
Boundary and area ions are )
and should not be construed as survey measurements performed by 1inch = 250 feet
a licensed Michigan Surveyor as defined in Michigan Public Act 132
of 1970 as amended. Pleased contact the City GIS Manager to
confirm source and accuracy information related to this map.
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January 22, 2014

Blair Bowman
Co-Manager

Novi Mile, LLC
46100 Grand River
Novi, Ml 48374

Re: Grand River Right Turn Lane Extension at Beck Road
Pathway Easement

Mr. Bowman:

As you are aware, the City of Novi is proposing to extend the
westbound right turn lane on Grand River at Beck Road. The
proposed improvement would extend the fum lone across a

portion of the frontage of your vacant parcel on Grand River (50-
22-16-176-017).

Enclosed is a plan (provided to you previously) showing the
proposed Improvements. The turn lane extension would be
constructed within the existing road right-of-way, however the
project also requires that a section of the existing pathway be
relocated outside the right-of-way, and will therefore require a
permanent pathway easement over this section of pathway as well
as a temporary easement for its construction. The proposed
permanent easement would be 10 feet wide (extending to the 60-
foot master planned right-of-way for the north side of Grand River).
The temporary grading easement would alsc be 10 feet wide, and
would expire once the project is complete. The proposed
easement language has been enclosed for your review.

The City is asking that the easements be donated in an effort to
minimize costs for the project. A property owner may choose to
donate all or a pertion of his or her property that is needed for a
project. However, we are obligated by law to determine the fair
market value of the easements and offer compensation to the
property owner. After being fully informed of his or her rights, the
property owner may then decide to donate the easements and
waive any right to just compensation.

The fair market value for the easements was determined based on
the value of the property per square foot on the basis of
assessment records and related information. We then multiplied
that by the area of the proposed easement (per federdl
guidelines). MDOT and Federal guidelines require that the
valuation of tfemporary easements be set at 10% of that value, and



that permanent easements be set at 50% of that value. The valuation for both

easements is estimated to be a total of $4,970 (see attached Valuation
Statement).

Pursuant o federal guidelines, you are entitled to an appraisal of the value of
the property interest being requested. In the event you would like an appraisal,
please let us know at your earliest possible opportunity. Alternatively, you may
wdive the required appraisal in connection with a donation of the easement
property.

If you are satisfied with the enclosed easement documents and valuation
statement, and choose to donate the easements, please sign and return the two
easement documents along with the enclosed donation form. In the event that
you choose to donate the easement, you should return one signed, notarized
copy of each document for approval by our City Council and subsequent
recording with the Register of Deeds. |If you choose not to donate the
easements for the project, please contact our office as soon as possible (no later
than February 4th) o discuss the next steps in the easement acquisition process.

We appreciate your cooperation in moving this project forward and invite you o
contact our office at 248-347-0454 with any questions.

Sincerely,
7
A=ty
Benjamin Croy, PE
Civil Engineer
Enclosures

cc: Brian Coburn; Engineering Manager
Beth Saarela; Johnson, Rosati, Shultz & Joppich



RESOLUTION CONCERNING THE ACQUISITION
OF PROPERTY AND APPROVING DECLARATION OF NECESSITY AND TAKING

City of Novi
County of Oakland, Michigan

Minutes of a Meeting of the City Council of the City of Novi, County

of Oakland, Michigan, held in the City Hall in said City on , at 7:00 o’clock

P.M. Prevailing Eastern Time.

PRESENT: Councilmembers

ABSENT: Councilmembers

The following preamble and Resolution were offered by Councilmember

and supported by Councilmember

WHEREAS, present conditions in the City of Novi, Oakland County, Michigan, necessitate
the extension of the westbound turn lane on Grand River at Beck Road resulting in the
relocation of a section of existing public pathway to a location in, over, upon and through a
portion of the following described premises situated in the City of Novi, Oakland County, State
of Michigan, to-wit:

PARCEL DESCRIPTION (50-22-16-176-017):

A PARCEL OF LAND IN THE NORTHWEST 1/4 OF SECTION 16, TOWN 1 NORTH, RANGE 8
EAST, CITY OF NOVI, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY
DESCRIBED AS FOLLOWS: COMMENCING AT THE NORTHWEST CORNER OF SAID SECTION
16; THENCE SOUTH 00 DEGREES 32 MINUTES 36 SECONDS WEST 1647.61 FEET ALONG THE
WEST LINE OF SAID SECTION 16; THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS
EAST 264.33 FEET TO A POINT ON THE NORTH RIGHT OF WAY LINE OF GRAND RIVER
AVENUE (100 FEET WIDE)AND THE POINT OF BEGINNING OF THIS DESCRIPTION; THENCE
NORTH 00 DEGREES 32 MINUTES 36 SECONDS EAST, PARALLEL WITH THE WEST LINE OF
SAID SECTION 16, 240.40 FEET; THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS EAST
PARALLEL WITH GRAND RIVER AVENUE 657.05 FEET; THENCE SOUTH 00 DEGREES 30
MINUTES 23 SECONDS WEST 240.52 FEET TO THE NORTH RIGHT OF WAY LINE OF GRAND



RIVER AVENUE; THENCE ALONG SAID NORTH LINE NORTH 70 DEGREES 53 MINUTES 34
SECONDS WEST

WHEREAS, proposed plans showing said improvements have been prepared and are on
file with the City Clerk’s Office; and

WHEREAS, it has been determined that said improvements are necessary for the use
and benefit of the public; and

WHEREAS, in order to construct said improvements, it is necessary that the City acquire
a permanent easement and other interests in that portion of the above-described real estate
described as follows:

PATHWAY EASEMENT DESCRIPTION:

A PORTION OF THE BELOW DESCRIBED PARENT PARCEL MORE PARTICULARLY DESCRIBED
AS FOLLOWS: COMMENCING AT THE NORTHWEST CORNER OF SECTION 16, TOWN 1 NORTH,
RANGE 8 EAST; THENCE SOUTH 00 DEGREES 32 MINUTES 36 SECONDS WEST 1647.61 FEET
ALONG THE WEST LINE OF SAID SECTION 16; THENCE SOUTH 70 DEGREES 53 MINUTES 34
SECONDS EAST 264.33 FEET TO A POINT ON THE NORTH RIGHT OF WAY LINE OF GRAND
RIVER AVENUE AND THE SOUTHWEST CORNER OF THE PARENT PARCEL, SAID POINT ALSO
BEING THE POINT OF BEGINNING OF THIS DESCRIPTION; THENCE NORTH 00 DEGREES 32
MINUTES 36 SECONDS EAST ALONG THE WEST LINE OF THE PARENT PARCEL, 10.55 FEET;
THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS EAST PARALLEL TO THE SOUTH LINE
OF THE PARENT PARCEL, 210.45 FEET; THENCE SOUTH 66 DEGREES 18 MINUTES 47
SECONDS EAST 125.25 FEET TO A POINT ON THE SOUTH LINE OF THE PARENT PARCEL;
THENCE NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST ALONG THE SOUTH LINE OF
THE PARENT PARCEL 331.94 FEET TO THE POINT OF BEGINNING.

CONTAINS 0.062 ACRES (2694 SQUARE FEET), MORE OR LESS.

TEMPORARY GRADING PERMIT DESCRIPTION:

GRADING EASEMENT LEGAL DESCRIPTION:

A PORTION OF THE BELOW DESCRIBED PARENT PARCEL MORE PARTICULARLY DESCRIBED
AS FOLLOWS: COMMENCING AT THE NORTHWEST CORNER OF SECTION 16, TOWN 1 NORTH,
RANGE 8 EAST; THENCE SOUTH 00 DEGREES 32 MINUTES 36 SECONDS WEST 1647.61 FEET
ALONG THE WEST LINE OF SAID SECTION 16; THENCE SOUTH 70 DEGREES 53 MINUTES 34
SECONDS EAST 264.33 FEET TO A POINT ON THE NORTH RIGHT OF WAY LINE OF GRAND
RIVER AVENUE AND THE SOUTHWEST CORNER OF THE PARENT PARCEL; THENCE NORTH 00
DEGREES 32 MINUTES 36 SECONDS EAST ALONG THE WEST LINE OF THE PARENT PARCEL,
14.77 FEET TO THE POINT OF BEGINNING; THENCE SOUTH 70 DEGREES 53 MINUTES 34
SECONDS EAST PARALLEL TO THE SOUTH LINE OF THE PARENT PARCEL, 130.01 FEET;



THENCE SOUTH 74 DEGREES 34 MINUTES 18 SECONDS EAST 75.14 FEET; THENCE SOUTH 70
DEGREES 23 MINUTES 49 SECONDS EAST 48.74 FEET; THENCE SOUTH 62 DEGREES 53
MINUTES 46 SECONDS EAST 132.27 FEET TO A POINT ON THE SOUTH LINE OF THE PARENT
PARCEL; THENCE NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST 48.06 FEET ALONG
THE SOUTH LINE OF THE PARENT PARCEL; THENCE NORTH 66 DEGREES 18 MINUTES 47
SECONDS WEST 125.25 FEET; THENCE NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST
210.45 FEET TO A POINT ON THE WEST LINE OF THE PARENT PARCEL; THENCE NORTH 00
DEGREES 32 MINUTES 36 SECONDS EAST 4.22 FEET TO THE POINT OF BEGINNING.
CONTAINS 0.56 ACRES (2422 SQUARE FEET) MORE OR LESS. .

WHEREAS, the City has caused an appraisal of the subject property to be prepared;

WHEREAS, the City has determined that it is in the best interests of the City to offer to
purchase the subject property from the owners of such property, and to take such other actions
as are deemed necessary to acquire the subject property for the purposes of constructing the
improvements;

NOW, THEREFORE, BE IT RESOLVED, by the authority vested in the City of Novi by law,
that it is hereby declared and determined that it is necessary to construct an extension of the
westbound turn lane on Grand River at Beck Road resulting in the relocation of a section of
existing public pathway in, over, upon, and through the above-described property within the
City of Novi in accordance with the plans prepared by the City Consulting Engineers, and that
said improvements are necessary for the use and benefit of the public; and

BE IT FURTHER RESOLVED, that the Mayor of the City is hereby authorized to execute,
on behalf of the City, a good faith Offer to Purchase, a copy of which is attached hereto as
Exhibit A, calling for the payment of Twenty-Two Thousand One Hundred ($22,100) Dollars for
the permanent Sidewalk Easement and Temporary Grading Permit acquisition. The above

amounts have been established as just compensation for the acquisition of the property, based

upon an appraisal of the subject property.



BE IT FURTHER RESOLVED, that after the execution of the good faith Offer to Purchase
by the Mayor, the good faith Offer to Purchase shall be submitted to the owners of the
property;

BE IT FURTHER RESOLVED, that in the event the Sellers fail to accept the good faith
Offer to Purchase within fourteen (14) days of the date of delivery, the City Manager is hereby
authorized to execute the Declaration of Taking, which is attached hereto;

BE IT FURTHER RESOLVED, that in the event the offer is not accepted as set forth
above, the Mayor, City Clerk, and City Attorney are authorized to take all actions required to
obtain a permanent Sidewalk Easement and Temporary Grading Permit in the subject property
by eminent domain.

BE IT FURTHER RESOLVED, that in the event the offer is not accepted as set forth
above, and the Declaration is executed, the City finance officer is authorized and directed to
place an amount equal to the amount contained in the good faith offer that was made to the
property owners ($22,100.00) into a separate account and to hold such money on deposit as
the estimated amount of just compensation to be paid in connection with the eminent domain
proceedings.

BE IT FURTHER RESOLVED, that all resolutions and part of resolutions insofar as they
conflict with the provisions of this Resolution be and the same hereby are rescinded.

AYES: Councilmembers

NAYES: Councilmembers

RESOLUTION DECLARED ADOPTED.

MARYANNE CORNELIUS, CITY CLERK



CERTIFICATION

I hereby certify that the foregoing is a true and complete copy of a Resolution adopted
by the City Council of the City of Novi at meeting held this
day of , 2014.

MARYANNE CORNELIUS, CITY CLERK



AGREEMENT OF SALE
OFFER TO PURCHASE EASEMENTS OVER REAL PROPERTY

1. The City of Novi, a Michigan municipal corporation (hereinafter “City”), hereby
offers and agrees to purchase easements in, over, upon, and through real property within the
City of Novi, described as:

PARCEL DESCRIPTION (50-22-16-176-017):

A PARCEL OF LAND IN THE NORTHWEST 1/4 OF SECTION 16, TOWN 1 NORTH, RANGE 8
EAST, CITY OF NOVI, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY
DESCRIBED AS FOLLOWS: COMMENCING AT THE NORTHWEST CORNER OF SAID SECTION
16; THENCE SOUTH 00 DEGREES 32 MINUTES 36 SECONDS WEST 1647.61 FEET ALONG THE
WEST LINE OF SAID SECTION 16; THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS
EAST 264.33 FEET TO A POINT ON THE NORTH RIGHT OF WAY LINE OF GRAND RIVER
AVENUE (100 FEET WIDE)AND THE POINT OF BEGINNING OF THIS DESCRIPTION; THENCE
NORTH 00 DEGREES 32 MINUTES 36 SECONDS EAST, PARALLEL WITH THE WEST LINE OF
SAID SECTION 16, 240.40 FEET; THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS EAST
PARALLEL WITH GRAND RIVER AVENUE 657.05 FEET; THENCE SOUTH 00 DEGREES 30
MINUTES 23 SECONDS WEST 240.52 FEET TO THE NORTH RIGHT OF WAY LINE OF GRAND
RIVER AVENUE; THENCE ALONG SAID NORTH LINE NORTH 70 DEGREES 53 MINUTES 34
SECONDS WEST

PATHWAY EASEMENT DESCRIPTION:

PATHWAY EASEMENT DESCRIPTION:

A PORTION OF THE BELOW DESCRIBED PARENT PARCEL MORE PARTICULARLY DESCRIBED
AS FOLLOWS: COMMENCING AT THE NORTHWEST CORNER OF SECTION 16, TOWN 1 NORTH,
RANGE 8 EAST; THENCE SOUTH 00 DEGREES 32 MINUTES 36 SECONDS WEST 1647.61 FEET
ALONG THE WEST LINE OF SAID SECTION 16; THENCE SOUTH 70 DEGREES 53 MINUTES 34
SECONDS EAST 264.33 FEET TO A POINT ON THE NORTH RIGHT OF WAY LINE OF GRAND
RIVER AVENUE AND THE SOUTHWEST CORNER OF THE PARENT PARCEL, SAID POINT ALSO
BEING THE POINT OF BEGINNING OF THIS DESCRIPTION; THENCE NORTH 00 DEGREES 32
MINUTES 36 SECONDS EAST ALONG THE WEST LINE OF THE PARENT PARCEL, 10.55 FEET,
THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS EAST PARALLEL TO THE SOUTH LINE



OF THE PARENT PARCEL, 210.45 FEET; THENCE SOUTH 66 DEGREES 18 MINUTES 47
SECONDS EAST 125.25 FEET TO A POINT ON THE SOUTH LINE OF THE PARENT PARCEL;
THENCE NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST ALONG THE SOUTH LINE OF
THE PARENT PARCEL 331.94 FEET TO THE POINT OF BEGINNING.

CONTAINS 0.062 ACRES (2694 SQUARE FEET), MORE OR LESS.

TEMPORARY GRADING PERMIT DESCRIPTION:

GRADING EASEMENT LEGAL DESCRIPTION:

A PORTION OF THE BELOW DESCRIBED PARENT PARCEL MORE PARTICULARLY DESCRIBED
AS FOLLOWS: COMMENCING AT THE NORTHWEST CORNER OF SECTION 16, TOWN 1 NORTH,
RANGE 8 EAST; THENCE SOUTH 00 DEGREES 32 MINUTES 36 SECONDS WEST 1647.61 FEET
ALONG THE WEST LINE OF SAID SECTION 16; THENCE SOUTH 70 DEGREES 53 MINUTES 34
SECONDS EAST 264.33 FEET TO A POINT ON THE NORTH RIGHT OF WAY LINE OF GRAND
RIVER AVENUE AND THE SOUTHWEST CORNER OF THE PARENT PARCEL; THENCE NORTH 00
DEGREES 32 MINUTES 36 SECONDS EAST ALONG THE WEST LINE OF THE PARENT PARCEL,
14.77 FEET TO THE POINT OF BEGINNING; THENCE SOUTH 70 DEGREES 53 MINUTES 34
SECONDS EAST PARALLEL TO THE SOUTH LINE OF THE PARENT PARCEL, 130.01 FEET;
THENCE SOUTH 74 DEGREES 34 MINUTES 18 SECONDS EAST 75.14 FEET; THENCE SOUTH 70
DEGREES 23 MINUTES 49 SECONDS EAST 48.74 FEET, THENCE SOUTH 62 DEGREES 53
MINUTES 46 SECONDS EAST 132.27 FEET TO A POINT ON THE SOUTH LINE OF THE PARENT
PARCEL; THENCE NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST 48.06 FEET ALONG
THE SOUTH LINE OF THE PARENT PARCEL; THENCE NORTH 66 DEGREES 18 MINUTES 47
SECONDS WEST 125.25 FEET; THENCE NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST
210.45 FEET TO A POINT ON THE WEST LINE OF THE PARENT PARCEL; THENCE NORTH 00
DEGREES 32 MINUTES 36 SECONDS EAST 4.22 FEET TO THE POINT OF BEGINNING.

CONTAINS 0.56 ACRES (2422 SQUARE FEET) MORE OR LESS.

And to pay therefore the sum of Twenty-Two Thousand One Hundred ($22,100.00) Dollars,
subject to the existing building and use restrictions, easements, and zoning ordinances, if any,
upon the following conditions:

0] Delivery of the permanent Sidewalk Easement to the City
as described above.
(i) Delivery of the Temporary Grading Permit to the City as
described above.
2. Upon Seller's acceptance of this Offer to Purchase, as evidence of title, the City

agrees to obtain a commitment for the title insurance with policy pursuant thereto to be issued

insuring the City. The City will pay the cost of the title insurance policy premium.



3. If this offer is accepted by the Seller and if title can be conveyed in the condition
required hereunder, the City agrees to complete the sale within fifteen (15) days after the
receipt of the commitment for title insurance.

4. If objection to the title is made, based on a written opinion of the City Attorney
that the title is not in the condition required for the performance hereunder, the Sellers shall
have thirty (30) days from the date they are notified in writing of the particular defects claimed,
to fulfill the requirements in the commitment for title insurance or to remedy the title defects
set forth in the City Attorney’s opinion. If the Seller is able to comply with such requirements or
remedy such defects within the time specified, as evidenced by written notification, revised
commitment or endorsement to commitment, the City agrees to complete the sale within
twenty (20) days of receipt thereof. If the Seller is unable to furnish satisfactory title within the
time specified, the City will commence condemnation proceedings to acquire the Property.

5. The Seller shall deliver and the City shall accept possession of said Property upon
the date of closing.

6. It is understood that the Property is being acquired in connection with the
extension of the westbound turn lane on Grand River at Beck Road resulting in the relocation of
a section of existing public pathway to a location over, across, upon and through the above-
described premises in the City of Novi, Michigan.

7. The City shall pay the cost of recording the easement and the cost of all
Michigan Real Estate Transfer Tax.

8. The City reserves its right to bring Federal or State cost recovery actions against
the present owners of the Property arising out of a release of hazardous substances at the

Property.



9. The covenants herein shall bind and inure to the benefit of the executors,
administrators, successors, and assigns of the respective parties.

10. If this Offer to Purchase is not accepted by Seller within Fourteen (14) days from
the date of its mailing to Seller, this Offer to Purchase shall be considered withdrawn and of no
further force and effect.

11. This Offer to Purchase may be executed in one or more counterparts as one
Agreement and shall be binding upon the City and the hereafter named Seller when executed
by the City of Novi and all of the hereafter named Seller.

The closing of this sale shall take place at the City of Novi offices located at 45175 Ten
Mile Road, Novi, Michigan.

WITNESSES: PURCHASER:

CITY OF NOVI, a Michigan
municipal corporation

By: ROBERT J. GATT

Its: Mayor

By: MARYANNE CORNELIUS
Its: City Clerk

Dated: , 2014

To the Above Named Purchaser:

The foregoing offer is hereby accepted and the Seller agrees to sell the Property upon
the terms stated:

By the execution of this instrument, the Seller acknowledges the receipt of a copy of this
Agreement.



IN THE PRESENCE OF: SELLER:

NOVI MILE LLC, a Michigan non-profit
corporation

By:

Dated: , 2014




PURCHASER’S RECEIPT OF ACCEPTED OFFER

The Purchaser hereby acknowledges receipt of the Seller's signed acceptance of the
foregoing Offer to Purchase.

CITY OF NOVI, a Michigan
municipal corporation, Purchaser

BY:

Its:

Dated: , 2014




DECLARATION OF TAKING

A Resolution of Necessity having been adopted by the City of Novi setting forth that
present conditions necessitate the extension of the westbound turn lane on Grand River at Beck
Road resulting in the relocation of a section of existing public pathway (the “Improvements”) in
the City of Novi, Oakland County, Michigan, in the interest of the public health, safety, and
welfare, and that it is necessary to acquire easements over certain property within the City of
Novi for said Improvements, and that a good faith written offer to purchase said property has
heretofore been made.

NOW, THEREFORE, by virtue of the authority vested in the City of Novi, by Act 279 of
the Public Acts of 1909, as amended, and/or Act 149 of the Public Acts of 1911, as amended, or
other applicable statutes, and in accordance with the provisions of Act 87 of the Public Acts of
1980, as amended, it is now declared and determined that the real property hereinafter
described shall be taken for the purpose of the extension of the westbound turn lane on Grand
River at Beck Road resulting in the relocation of a section of existing public pathway in
accordance with prepared plans showing said Improvements which are on file with the City

Clerk’s Office.



A statement of the estate of interest in the property being taken; a description of the
property to be acquired, sufficient for its identification; the name of each known owner of said
property; the name of each known person, other than the owner, having an interest in said
property; a statement of the sum of money estimated by the City of Novi as just compensation
for the property being acquired; and a statement whether the City of Novi reserves or waives its
rights to bring federal or state cost recovery actions against the present owner of the property
are as follows:

1. Statement of the Estate of Interest Being Taken and Description of the Property:

PARCEL DESCRIPTION (50-22-16-176-017):

A PARCEL OF LAND IN THE NORTHWEST 1/4 OF SECTION 16, TOWN 1 NORTH, RANGE 8
EAST, CITY OF NOVI, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY
DESCRIBED AS FOLLOWS: COMMENCING AT THE NORTHWEST CORNER OF SAID SECTION
16; THENCE SOUTH 00 DEGREES 32 MINUTES 36 SECONDS WEST 1647.61 FEET ALONG THE
WEST LINE OF SAID SECTION 16; THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS
EAST 264.33 FEET TO A POINT ON THE NORTH RIGHT OF WAY LINE OF GRAND RIVER
AVENUE (100 FEET WIDE)AND THE POINT OF BEGINNING OF THIS DESCRIPTION; THENCE
NORTH 00 DEGREES 32 MINUTES 36 SECONDS EAST, PARALLEL WITH THE WEST LINE OF
SAID SECTION 16, 240.40 FEET; THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS EAST
PARALLEL WITH GRAND RIVER AVENUE 657.05 FEET; THENCE SOUTH 00 DEGREES 30
MINUTES 23 SECONDS WEST 240.52 FEET TO THE NORTH RIGHT OF WAY LINE OF GRAND
RIVER AVENUE; THENCE ALONG SAID NORTH LINE NORTH 70 DEGREES 53 MINUTES 34
SECONDS WEST

PATHWAY EASEMENT DESCRIPTION:

A PORTION OF THE BELOW DESCRIBED PARENT PARCEL MORE PARTICULARLY DESCRIBED
AS FOLLOWS: COMMENCING AT THE NORTHWEST CORNER OF SECTION 16, TOWN 1 NORTH,
RANGE 8 EAST; THENCE SOUTH 00 DEGREES 32 MINUTES 36 SECONDS WEST 1647.61 FEET
ALONG THE WEST LINE OF SAID SECTION 16; THENCE SOUTH 70 DEGREES 53 MINUTES 34
SECONDS EAST 264.33 FEET TO A POINT ON THE NORTH RIGHT OF WAY LINE OF GRAND
RIVER AVENUE AND THE SOUTHWEST CORNER OF THE PARENT PARCEL, SAID POINT ALSO
BEING THE POINT OF BEGINNING OF THIS DESCRIPTION; THENCE NORTH 00 DEGREES 32
MINUTES 36 SECONDS EAST ALONG THE WEST LINE OF THE PARENT PARCEL, 10.55 FEET;
THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS EAST PARALLEL TO THE SOUTH LINE
OF THE PARENT PARCEL, 210.45 FEET; THENCE SOUTH 66 DEGREES 18 MINUTES 47
SECONDS EAST 125.25 FEET TO A POINT ON THE SOUTH LINE OF THE PARENT PARCEL;
THENCE NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST ALONG THE SOUTH LINE OF
THE PARENT PARCEL 331.94 FEET TO THE POINT OF BEGINNING.



CONTAINS 0.062 ACRES (2694 SQUARE FEET), MORE OR LESS.

TEMPORARY GRADING PERMIT DESCRIPTION:

GRADING EASEMENT LEGAL DESCRIPTION:

A PORTION OF THE BELOW DESCRIBED PARENT PARCEL MORE PARTICULARLY DESCRIBED
AS FOLLOWS: COMMENCING AT THE NORTHWEST CORNER OF SECTION 16, TOWN 1 NORTH,
RANGE 8 EAST; THENCE SOUTH 00 DEGREES 32 MINUTES 36 SECONDS WEST 1647.61 FEET
ALONG THE WEST LINE OF SAID SECTION 16; THENCE SOUTH 70 DEGREES 53 MINUTES 34
SECONDS EAST 264.33 FEET TO A POINT ON THE NORTH RIGHT OF WAY LINE OF GRAND
RIVER AVENUE AND THE SOUTHWEST CORNER OF THE PARENT PARCEL; THENCE NORTH 00
DEGREES 32 MINUTES 36 SECONDS EAST ALONG THE WEST LINE OF THE PARENT PARCEL,
14.77 FEET TO THE POINT OF BEGINNING; THENCE SOUTH 70 DEGREES 53 MINUTES 34
SECONDS EAST PARALLEL TO THE SOUTH LINE OF THE PARENT PARCEL, 130.01 FEET;
THENCE SOUTH 74 DEGREES 34 MINUTES 18 SECONDS EAST 75.14 FEET; THENCE SOUTH 70
DEGREES 23 MINUTES 49 SECONDS EAST 48.74 FEET, THENCE SOUTH 62 DEGREES 53
MINUTES 46 SECONDS EAST 132.27 FEET TO A POINT ON THE SOUTH LINE OF THE PARENT
PARCEL; THENCE NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST 48.06 FEET ALONG
THE SOUTH LINE OF THE PARENT PARCEL; THENCE NORTH 66 DEGREES 18 MINUTES 47
SECONDS WEST 125.25 FEET; THENCE NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST
210.45 FEET TO A POINT ON THE WEST LINE OF THE PARENT PARCEL; THENCE NORTH 00
DEGREES 32 MINUTES 36 SECONDS EAST 4.22 FEET TO THE POINT OF BEGINNING.

CONTAINS 0.56 ACRES (2422 SQUARE FEET) MORE OR LESS.
2. Names of Property Owner: Novi Mile, LLC, a Michigan limited liability company
3. Names of each person, other than the Owners, having a potential interest in the
property: Vidosh Brothers Employee Profit Sharing Trust, Clarkston State Bank,
City of Novi, Novi Property Holdings, LLC

4, Estimated Just Compensation: $22,100.00

5. The City of Novi reserves its rights to bring federal or state cost recovery actions
against the present owner of the property.

CITY OF NOVI

By:

Victor Cardenas, Interim City Manager

Dated: , 2014




STATE OF MICHIGAN )

) ss.
COUNTY OF OAKLAND )
The foregoing Declaration of Taking was acknowledged before me this day of

, 2014, by Victor Cardenas as the Interim City Manager on behalf of the

City of Novi.

Notary Public
Acting in Oakland County, Michigan
My Commission Expires:

Prepared By and When Recorded, Return To:
Elizabeth K. Saarela

Johnson Rosati Schultz & Joppich, P.C.
34405 W. Twelve Mile Road, Suite 200

Farmington Hills, Michigan 48331-5627
F:\WPDOC\_MUNICIPAL_NON-MMRMA\Novi\EKS\Declaration of Taking.docx




PATHWAY EASEMENT

NOW ALL MEN BY THESE PRESENTS, that Novi Mile, LLC, a Michigan limited liability company,
whose address is 1310 Pettibone Lake Road, Highland, MI 48356, for and in consideration of One ($1.00)
Dollar, receipt and sufficiency of which is hereby acknowledged, hereby grants and conveys to the City of
Novi, a Michigan Municipal Corporation, whose address is 45175 West Ten Mile Road, Novi, Michigan
48375, being exempt pursuant to MCLA 207.505(a), and MCLA 207.526 (a) a permanent easement for a
public non-motorized pathway over across and through property located in Section 27, T.1N., R.8E., City
of Novi, Oakland County, State of Michigan, more particularly described as follows:

Parcel No. 50-22-16-176-017
{See attached and incorporated Exhibit A}
The permanent easement for the public walkway is more particularly described as follows:

{See attached and incorporated Exhibit A}

Grantee may enter upon sufficient land adjacent to said easement for the purpose of exercising
the rights and privileges granted herein.

Grantee may, construct, install, repair, replace, improve, modify and maintain a hon-motorized
pathway in the easement area as shown in the attached and incorporated Exhibit A.

Construction activities required for the construction of a non-motorized pathway, consisting of an
8-foot wide concrete pathway.

Grantor agrees not to build or to convey to others permission to build any permanent structures
on, over, across, in, through, or under the above-described easement, except that, subject to Grantee’s
approval as part of an approved site plan, the Grantor may construct and/or install surface improvements
to the property, including paved driveways, parking and/or walkways; landscaping; utilities and/or similar
improvements, which improvements do not interfere with use, operation, maintenance, repair and
replacement of the pathway in the easement areas shown on the attached and incorporated Exhibit A.

All portions of the Premises damaged or disturbed by Grantee’s exercise of temporary easement rights,
shall be reasonably restored by Grantee to the condition that existed prior to the damage or disturbance.

This instrument shall run with the land first described above and shall be binding upon and inure to the
benefit of the Grantor, Grantee, and their respective heirs, representatives, successors and assigns.

This easement shall allow public non-motorized traffic and shall permit maintenance, repair and
replacement of the paving in the easement area.



This instrument shall be binding and inure to the benefit of the parties hereto, their heirs, representatives,
successors and assigns.

Dated this day of , 20

GRANTOR

Novi Mile, LLC, a Michigan limited liability

company
By: Its:
STATE OF MICHIGAN )
) SS
COUNTY OF OAKLAND )
The foregoing instrument was acknowledged before me this day of ,
20___, by , the of Novi Mile,

LLC, a Michigan Limited Liability Company.

Notary Public
County, Michigan
My Commission Expires:




CONSENT TO EASEMENT

As the holder of a mortgagee interest in and to the property referenced in the Pathway
Access Easement, dated , 20__, attached hereto and incorporated as Exhibit A,
whereby Novi Mile, LLC grants and conveys said easement to the City of Novi, the undersigned
hereby evidences its consent to the grant, conveyance, existence and recordation of said
easement, which easement is hereby acknowledged and agreed to be superior to the interest of
the undersigned and shall bind the undersigned and the heirs, successors and assigns of the
undersigned.

IN WITNESS WHEREOF the undersigned has caused its signature to be placed on the
day of , 20

LENDER
Huron Valley State Bank

By:
(Print Name:

Its:

STATE OF MICHIGAN )
) SS.
COUNTY OF OAKLAND )
The foregoing Consent to Easement was acknowledged before me this day of
, 20, by , the

of , @ Michigan

Notary Public
County, Ml
My commission expires:

Drafted by: When recorded return to:
Elizabeth Kudla Saarela Maryanne Cornelius, Clerk
Johnson, Rosati, Schultz & Joppich City of Novi

34405 W. Twelve Mile Road, Suite 200 45175 W. Ten Mile

Farmington Hills, M1 48331-5627 Novi, MI 48375
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GRAND RIVER AVE

PATHWAY EASEMENT LEGAL DESCRIPTION:

A PORTION OF THE BELOW DESCRIBED PARENT PARCEL MORE PARTICULARLY DESCRIBED AS FOLLOWS: COMMENCING
AT THE NORTHWEST CORNER OF SECTION 16, TOWN 1 NORTH, RANGE 8 EAST; THENCE SOUTH 00 DEGREES 32

MINUTES 36 SECONDS WEST 1647.61 FEET ALONG THE WEST LINE OF SAID SECTION 16; THENCE SOUTH 70 DEGREES

53 MINUTES 34 SECONDS EAST 264.33 FEET TO A POINT ON THE NORTH RIGHT OF WAY LINE OF GRAND RIVER AVENUE
AND THE SOUTHWEST CORNER OF THE PARENT PARCEL, SAID POINT ALSO BEING THE POINT OF BEGINNING OF THIS
DESCRIPTION; THENCE NORTH 00 DEGREES 32 MINUTES 36 SECONDS EAST ALONG THE WEST LINE OF THE PARENT
PARCEL, 10.565 FEET; THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS EAST PARALLEL TO THE SOUTH LINE OF THE
PARENT PARCEL, 210.45 FEET; THENCE SOUTH 66 DEGREES 18 MINUTES 47 SECONDS EAST 125.25 FEET TO A POINT ON
THE SOUTH LINE OF THE PARENT PARCEL; THENCE NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST ALONG THE SOUTH
LINE OF THE PARENT PARCEL 331.94 FEET TO THE POINT OF BEGINNING.

CONTAINS 0.062 ACRES (2694 SQUARE FEET) , MORE OR LESS.

GRADING EASEMENT LEGAL DESCRIPTION:

A PORTION OF THE BELOW DESCRIBED PARENT PARCEL MORE PARTICULARLY DESCRIBED AS FOLLOWS: COMMENCING
AT THE NORTHWEST CORNER OF SECTION 16, TOWN 1 NORTH, RANGE 8 EAST, THENCE SOUTH 00 DEGREES 32

MINUTES 36 SECONDS WEST 1647.61 FEET ALONG THE WEST LINE OF SAID SECTION 16, THENCE SOUTH 70 DEGREES

53 MINUTES 34 SECONDS EAST 264.33 FEET TO A POINT ON THE NORTH RIGHT OF WAY LINE OF GRAND RIVER AVENUE
AND THE SOUTHWEST CORNER OF THE PARENT PARCEL; THENCE NORTH 00 DEGREES 32 MINUTES 36 SECONDS EAST
ALONG THE WEST LINE OF THE PARENT PARCEL, 14.77 FEET TO THE POINT OF BEGINNING; THENCE SOUTH 70 DEGREES
53 MINUTES 34 SECONDS EAST PARALLEL TO THE SOUTH LINE OF THE PARENT PARCEL, 130.01 FEET; THENCE SOUTH 74
DEGREES 34 MINUTES 18 SECONDS EAST 75.14 FEET; THENCE SOUTH 70 DEGREES 23 MINUTES 49 SECONDS EAST

48.74 FEET; THENCE SOUTH 62 DEGREES 53 MINUTES 46 SECONDS EAST 132.27 FEET TO A POINT ON THE SOUTH LINE
OF THE PARENT PARCEL; THENCE NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST 48.06 FEET ALONG THE SOUTH
LINE OF THE FARENT PARCEL; THENCE NORTH 66 DEGREES 18 MINUTES 47 SECONDS WEST 125.25 FEET; THENCE
NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST 210.45 FEET TO A POINT ON THE WEST LINE OF THE PARENT PARCEL,;
THENCE NORTH 00 DEGREES 32 MINUTES 36 SECONDS EAST 4.22 FEET TO THE FOINT OF BEGINNING.

CONTAINS 0.56 ACRES (2422 SQUARE FEET) MORE OR LESS.

PARENT PARCEL DESCRIPTION:

A PARCEL OF LAND IN THE NORTHWEST 1/4 OF SECTION 16, TOWN 1 NORTH, RANGE 8 EAST, CITY OF NOVI, OAKLAND
COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: COMMENCING AT THE NORTHWEST CORNER
OF SAID SECTION 16; THENCE SOUTH 00 DEGREES 32 MINUTES 36 SECONDS WEST 1647.61 FEET ALONG THE WEST LINE OF
SAID SECTION 16; THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS EAST 264.33 FEET TO A POINT ON THE NORTH
RIGHT OF WAY LINE OF GRAND RIVER AVENUE (100 FEET WIDE) AND THE POINT OF BEGINNING OF THIS DESCRIPTION,;
THENCE NORTH 00 DEGREES 32 MINUTES 36 SECONDS EAST, PARALLEL WITH THE WEST LINE OF SAID SECTION 16,

240.40 FEET; THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS EAST PARALLEL WITH GRAND RIVER AVENUE

657.05 FEET, THENCE SOUTH 00 DEGREES 30 MINUTES 23 SECONDS WEST 240.52 FEET TO THE NORTH RIGHT OF WAY LINE
OF GRAND RIVER AVENUE; THENCE ALONG SAID NORTH LINE NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST

657.21 FEET TO THE POINT OF BEGINNING.

PROPERTY OWNER: PROPERTY ADDRESS: TAX ID:
NOVI MILE, LLC GRAND RIVER AVENUE 50-22-16-176-017
PO BOX 535 NOVI, MI 48375
MILFORD, MI 48381
PATHWAY &
GRADING EASEMENT
LEGEND PARCEL
50-22-16-176-017
PROP PATHWAY EASEMENT
[elAN el
PROP GRADING EASEMENT — | URS
Surface Transportation
0 HoRZ. (FTy 80 Grand Bagids . Southtild
— S — verse City
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TEMPORARY GRADING PERMIT

I, , @s Manager of Novi Mile, LLC, a Michigan limited liability
company as the Owner of the property descrlbed as Parcel No. 50-22-16-176-017 in Novi, Michigan
grant the City of Novi and its contractor (or subcontractors) permission to access, move men and
equipment on and through, the right to store materials and excavated earth, remove vegetation and alter
the underlying land in, over, upon and through the property described above in the particular areas shown
in Exhibit A, attached.

The work will include:

Grading, tree removal and related construction activities required for the construction of a non-motorized
pathway in accordance with approved plans. All work is contained in the set of construction plans
entitled “Grand River Ave — WB Right Turn Lane Extension at Beck Road ” by URS.

All portions of the Premises damaged or disturbed by Novi’s exercise of temporary easement rights, shall
be reasonably restored by Novi to the condition that existed prior to the damage or disturbance;

I understand this only grants permission to the Contractor to perform work directly relating to the listed
project and upon completion of required grading operations the property will be fully restored.

Novi Mile, LLC
By: Its: Date
Contact Mailing Address City, State, Zip
Phone Number Fax Number
STATE OF MICHIGAN )
) SS
COUNTY OF OAKLAND )
The foregoing instrument was acknowledged before me this day of ,
20, by , the of Novi Mile,

LLC, a Michigan limited liability company.

Notary Public
County, Michigan
My Commission Expires:

Drafted by:

Benjamin Croy, PE

City of Novi

45175 W Ten Mile Road
Novi, Ml 48375



City of Novi
Grand River Avenue Right Turn Lane Extension
Job #2011389
Pathway and Grading Easement
Parcel 50-22-16-176-017
Novi, Oakland County, Michigan 48374
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PHOTO EXTRACTED VIA OAKLAND COUNTY PROPERTY GATEWAY

OWNER OF RECORD: Novi Mile LLC
535 P.O. Box
Milford, MI 48381-0535

PROPERTY LOCATION: Vacant Land located at
N/S Grand River Ave./ E. of Beck Rd.
Novi, M1 48374

SIDWELL #: 50-22-16-176-017

INTEREST APPRAISED: Permanent Pathway Easement
Temporary Grading Easement
Partial Acquisition

DATE OF VALUATION: March 17, 2014

DATE OF REPORT: March 17, 2014

APPRAISED BY: R.S. Thomas & Associates, Inc./Hanold Dlahe Co
Norman G. Thomas, ASA, SR/IWA
33620 Five Mile Road
Livonia, MI 48154
(734)422-5353

www.rsthbe-appraisers.com




R.S. Thomas & Associates, Inc. / Hanold Dlake Co-

ESTABLISHED 1980 ESTABLISHED 1915

REAL ESTATE APPRAISERS AND VALUATION CONSULTANTS
33620 FIvE MILE RoOAD
LIVONIA, Ml 48154
TEL. (734)422-5353 / FAX (734)422-5354

RAYMOND S. THOMAS, ASA, SR/WA HAROLD R. BLAKE 1892 - 1942
1927-1990 JOHN J. MELCHER, SR. 1895 - 1976
NORMAN G. THOMAS, ASA, SR/WA JOHN J. MELCHER, JR.
CERTIFIED GENERAL REAL ESTATE APPRAISER BROKER / CONSULTANT

ANDREW BOETTCHER

CERTIFIED GENERAL REAL ESTATE APPRAISER
MELISSA FREED

LICENSED REAL ESTATE APPRAISER

March 17, 2014

Elizabeth Kudla Saarela, Assoc Attorney

Jéhﬁsgﬁ,_ Rosati, Schultz & Joppich, P.C.
34405 W. Twelve Mile Road, Suite 200
Farmington Hills, MI 48331-5627

Re:  Appraisal of Real Estate
Grand River Right Turn Lane Extension at Beck Road
Pathway and Grading Easement
Sidwell #: 50-22-16-176-017
N/S of Grand River Ave./E. of Beck Rd.
Novi, MI 48374

Dear Ms. Saarela:

In compliance with your request, we have viewed the above captioned parcel of real estate
and prepared this formal real estate appraisal report. The purpose of this appraisal is to
present our professional opinion of the market value of the area acquired for sidewalk
purposes involving the Grand River right turn lane extension at Beck Road including any
damages to subject as a result of this acquisition. The appraisal is prepared in accordance
with the State of Michigan Department of Transportation requirements and the code of

ethics and standards of professional practice of the organizations in which we belong.

The date of valuation for this appraisal is March 17, 2014. The interest appraised is
permanent easement for sidewalk purposes and a temporary grading easement. This area is

to be acquired by the City of Novi for the construction of the pedestrian pathway in



conjunction with the road expansion involving a right turn lane extension. Use of this report
by others is not intended, and this report is not intended for any other use. It is determined
through the research and analysis that no damages result from this partial acquisition,
therefore a value of the part taken valuation approach is utilized. The appraiser has not had
contact with the owner. The valuation is based on the plans submitted to the appraiser. If
additional information is presented or changes are made, this appraiser reserves the right to

reevaluate the assignment and the acquisition.

The subject parent parcel is approximately 3.90 net acres of land with frontage on the north
side of Grand River just east of Beck Road. The subject property is commercial vacant land
zoned OST and proposed for zoning change to office service commercial involving a larger
commercial development at the interchange with Interstate 96. The proposed easement
acquisition is irregular shaped, 2,694 square feet in size and adjacent to the existing north
side of Grand River Avenue road right of way. An additional grading easement of variable

width and also adjacent to the pathway is approximately 2,422 square feet.

All data and analyses reported herein are subject to the statement of limiting conditions and
assumptions included in this report. Based on the information and analysis provided on the
following pages, the market value for just compensation regarding the part taken as of March
17,2014 is:

Land Acquired in Permanent Easement: $20,200.00

Land Acquired for Grading Easement: $1,900.00

This appraisal is based upon the property as I find it and upon certain details and limiting
conditions attached with this appraisal. We have no interest in the property or any property
in the immediate vicinity and our fee is in no way contingent upon the value reported herein.
We have performed no services as an appraiser or in any other capacity, regarding the
property that is the subject of this report within the three-year period immediately preceding
acceptance of this assignment. Appraisers are required to be licensed/certified and are
regulated by the Department of Licensing and Regulatory Affairs, Post Office Box 30018,
Lansing Michigan 48909.

Respectfully submitted,
R.S. Thomas & Associates, Inc./dfancld Blake Co-

Norman G. Thomas, ASA, SR/'WA
Certified General Real Estate Appraiser

License #1201001223
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Summary of Salient Facts

Address: Vacant Land, Parcel #50-22-16-176-017
No address attached to parcel

Location: North side of Grand River Ave./East of Beck Rd.,
Novi, MI 48374

Site: Subject parcel offers 657.21 +/- feet of frontage on the north side
of Grand River Avenue, east of Beck Road. The parcel provides
3.90 acres excluding the existing right of way for Grand River

Avenue.
Improvements: Vacant Land
Utilities: All present.
Zoning: OST-Planned Office Service Technology District
Highest and
Best Use: The highest and best use is land for commercial development
Date of
Valuation: March 17, 2014
Date of
Appraisal: March 17, 2014

This appraisal assignment involves the valuation of the property located in Novi,
Michigan, on the north side of Grand River Avenue, east of Beck Road. The subject
parcel is currently vacant land owned by Novi Mile, LLC as of the effective date of

this report.

Refer to sketch and plans throughout the report for details of the parent parcel and

proposed acquisition.

Grand River is a five-lane, concrete-paved road with concrete curbs. To the east of
subject is a mixture of commercial uses and vacant land with some light industrial
uses. To the west of subject is Beck Road with an interchange at I-96 expressway.
Intense commercial development is throughout the area. Grand River is a major road

way extending from the central business district of the City of Detroit extending
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northwesterly through Detroit and the suburbs to Lansing Michigan. This was the
main road before 1900 utilized for travel through the state.

Grand River and Beck Rd
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Scope of Work

The scope of work for the appraisal reported herein meets the requirements set forth

in the Uniform Standards of Professional Appraisal Practice of the Appraisal

Foundation. The Scope of Work Rule states:

‘For each appraisal, appraisal review, and appraisal consulting
assignment, an appraiser must:
1. identify the problem to be solved;
2. determine and perform the scope of work necessary to develop
credible assignment results; and

3. disclose the scope of work in the report.

An appraiser must properly identify the problem to be solved in order to
determine the appropriate scope of work. The appraiser must be prepared to
demonstrate that the scope of work is sufficient to produce credible assignment

results.

An appraiser must gather and analyze information about those assignment
elements that are necessary to properly identify the appraisal, appraisal review

or appraisal/consulting problem to be solved.

The scope of work must include the research and analyses that are necessary to

develop credible assignment results.

An appraiser must not allow assignment conditions to limit the scope of work
to such a degree that the assignment results are not credible in the context of

the intended use.

An appraiser must not allow the intended use of an assignment or a client’s

objectives to cause the assignment results to be biased.

The report must contain sufficient information to allow intended users to

understand the scope of work performed.”

1 Appraisal Standards Board, The Appraisal Foundation; Uniform Standards of Professional Appraisal Practice, 2014-2015

Edition; Page U-13 thru U-15
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Within this report we have addressed; the client and intended users, definition of
value, the effective date of the appraisal report, the appraiser’s opinions and
conclusions, the subject of the assignment and relevant characteristics and assignment
conditions. Additionally, we will convey physical data extracted through the property
inspection and various sources, market data sources/research and clearly disclose any
hypothetical conditions and or extraordinary assumptions utilized within this

assignment.

More specifically, the scope of the work required to complete this appraisal and to

prepare this report included the following:

Physical viewing the subject take area and the surrounding market area and

inspection of comparable properties within the recognizable submarket;

Investigation and review of public records relative to the legal use of subject property,

including information from the assessor, planning and zoning departments;

Analysis and the decision making process relative to our opinion of the highest and

best use of the subject property;
Market investigation relative to sales and offerings and subject history;

Analysis of market data relative to the highest and best use of the subject property as

vacant and improved (when applicable);

Analyze and explain our position relative to the required exclusion of any normal

approaches to value in this appraisal;
Estimate of value by means of the appropriate approaches to value;

Analysis necessary to arrive at a final opinion of value as of the effective date of this

report; and finally writing the report.

Highest And Best Use:

The highest and best use is land available for commercial development.
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Acquisition
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PATHWAY EASEMENT LEGAL DESCRIPTION:

A PORTION OF THE BELOW DESCRIBED PARENT PARCEL MORE PARTICULARLY DESCRIBED AS FOLLOWS: COMMENCING
AT THE NORTHWEST CORNER OF SECTION 16. TOWN 1 NORTH, RANGE 8 EAST; THENCE SOUTH 00 DEGREES 32

MINUTES 36 SECONDS WEST 1647.61 FEET ALONG THE WESET LINE OF SAID SECTION 16: THENCE SOUTH 70 DEGREES

53 MINUTES 34 SECONDS EAST 264.33 FEET TO A POINT ON THE NORTH RIGHT OF WAY LINE OF GRAND RIVER AVENUE
AND THE SOUTHWEST CORNER OF THE PARENT PARCEL, SAID POINT ALSO BEING THE POINT OF BEGINNING OF THIS
DESCRIPTION; THENCE NORTH 00 DEGREES 32 MINUTES 36 SECONDS EAST ALONG THE WEST LINE OF THE PARENT
PARCEL, 10.55 FEET; THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS EAST PARALLEL TO THE SOUTH LINE OF THE
PARENT PARCEL, 210.45 FEET; THENCE SOUTH 66 DEGREES 18 MINUTES 47 SECONDS EAST 125,25 FEET TO A POINT ON
THE SOUTH LINE OF THE PARENT PARCEL; THENCE NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST ALONG THE SOUTH
LINE OF THE PARENT PARCEL 331.94 FEET TO THE POINT OF BEGINNING.

CONTAINS 0.062 ACRES (2694 SQUARE FEET) , MORE OR LESS.

GRADING EASEMENT LEGAL DESCRIPTION:

A PORTION OF THE BELOW DESCRIBED PARENT PARCEL MORE PARTICULARLY DESCRIBED AS FOLLOWS: COMMENCING
AT THE NORTHWEST CORNER OF SECTION 16, TOWN 1 NORTH, RANGE 8 EAST: THENCE SOUTH 00 DEGREES 32

MINUTES 26 SECONDS WEST 1647.61 FEET ALONG THE WEST LINE OF SAID SECTION 16; THENCE SOUTH 70 DEGREES

53 MINUTES 34 SECONDS EAST 264.33 FEET TO A POINT ON THE NORTH RIGHT OF WAY LINE OF GRAND RIVER AVENUE
AND THE SOUTHWEST CORNER OF THE PARENT PARCEL; THENCE NORTH 00 DEGREES 32 MINUTES 36 SECONDS EAST
ALONG THE WEST LINE OF THE PARENT PARCEL, 14,77 FEET TO THE POINT OF BEGINNING: THENCE SOUTH 70 DEGREES
53 MINUTES 34 SECONDS EAST PARALLEL TO THE SOUTH LINE OF THE PARENT PARCEL, 130.01 FEET: THENCE SOUTH 74
DEGREES 24 MINUTES 18 SECONDS EAST 75.14 FEET: THENCE SOUTH 70 DEGREES 23 MINUTES 48 SECONDS EAST

48.74 FEET; THENCE SOUTH 62 DEGREES 53 MINUTES 46 SECONDS EAST 132.27 FEET TO A POINT ON THE SOUTH LINE
OF THE PARENT PARCEL; THENCE NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST 48.06 FEET ALONG THE SOUTH
LINE OF THE PARENT PARCEL: THENCE NORTH 66 DEGREES 18 MINUTES 47 SECONDS WEST 125.25 FEET; THENCE
NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST 210.45 FEET TO A POINT ON THE WEST LINE OF THE PARENT PARCEL:
THENCE NORTH 00 DEGREES 32 MINUTES 36 SECONDS EAST 4,22 FEET TO THE POINT OF BEGINNING.

CONTAINS 0.56 ACRES (2422 SQUARE FEET) MORE CR LESS.

PARENT PARCEL DESCRIPTION:

A PARCEL OF LAND IN THE NORTHWEST 1/4 OF SECTION 16, TOWN 1 NORTH, RANGE 8 EAST, CITY OF NOVI, OAKLAND
COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: COMMENCING AT THE NORTHWEST CORNER
OF SAID SECTION 16; THENCE SOUTH 00 DEGREES 32 MINUTES 36 SECONDS WEST 1647.61 FEET ALONG THE WEST LINE OF
SAID SECTION 16; THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS EAST 264.33 FEET TO A PCINT ON THE NORTH
RIGHT OF WAY LINE OF GRAND RIVER AVENUE (100 FEET WIDE) AND THE POINT OF BEGINNING OF THIS DESCRIPTION;
THENCE NORTH 00 DEGREES 32 MINUTES 36 SECONDS EAST, PARALLEL WITH THE WEST LINE OF SAID SECTION 16,

240.40 FEET; THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS EAST PARALLEL WITH GRAND RIVER AVENUE

657.05 FEET; THENCE SOUTH 00 DEGREES 30 MINUTES 23 SECONDS WEST 240.52 FEET TO THE NORTH RIGHT OF WAY LINE
OF GRAND RIVER AVENUE; THENCE ALONG SAID NORTH LINE NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST

657.21 FEET TO THE POINT OF BEGINNING.

MILFORD, M1 48381

PROPERTY OWNER: PROPERTY ADDRESS: TAXID:
NOVI MILE, LLC GRAND RIVER AVENUE 50-22-16-176-017
PO BOX 535 NOVI, M| 48375
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This appraisal assignment involves the valuation of the part taken for the Grand
River Avenue Right Turn Lane Extension project and involves land area for a
permanent pedestrian pathway easement. The acquisition is a portion of property;
irregular shaped and adjacent to the existing right of way along the north side of
Grand River Avenue. The proposed net acquisition is 2,694 square feet. There are
no building improvements within the area to be acquired. However an existing

subsurface utility easement encumbrance is recognized.

Subject — Grand River frontage looking northerly

Value Indicated - Part Taken

Cost Approach: Not Applicable

Income Approach: Not Applicable

Sales Approach: Land Acquired in Permanent Easement: $20,200.00
Land Acquired for Grading Easement: $1,900.00

Correlated Conclusion Of Value
As of March 17, 2014....cneeiii e $22,100.00
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Legal Description Of Ownership

PARENT PARCEL DESCRIPTION:

A PARCEL OF LAND IN THE NORTHWEST 1/4 OF SECTION 16, TOWN 1 NORTH, RANGE 8 EAST, CITY OF NOVI, OAKLAND
COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: COMMENCING AT THE NORTHWEST CORNER
OF SAID SECTION 16; THENCE SOUTH 00 DEGREES 32 MINUTES 36 SECONDS WEST 1647.61 FEET ALONG THE WEST LINE OF
SAID SECTION 16; THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS EAST 264,33 FEET TO A POINT ON THE NORTH
RIGHT OF WAY LINE OF GRAND RIVER AVENUE (100 FEET WIDE) AND THE POINT OF BEGINNING OF THIS DESCRIPTION;
THENCE NORTH 00 DEGREES 32 MINUTES 36 SECONDS EAST, PARALLEL WITH THE WEST LINE OF SAID SECTION 16,

240.40 FEET; THENCE SOUTH 70 DEGREES 53 MINUTES 34 SECONDS EAST PARALLEL WITH GRAND RIVER AVENUE

657.05 FEET; THENCE SOUTH 00 DEGREES 30 MINUTES 23 SECONDS WEST 240.52 FEET TO THE NORTH RIGHT OF WAY LINE
OF GRAND RIVER AVENUE; THENCE ALONG SAID NORTH LINE NORTH 70 DEGREES 53 MINUTES 34 SECONDS WEST

657.21 FEET TO THE POINT OF BEGINNING.

PROPERTY OWNER: PROPERTY ADDRESS: TAX ID:

NOVI MILE, LLC GRAND RIVER AVENUE 50-22-16-176-017

PO BOX 535 NOVI, MI 48375

MILFORD, MI 48381

Assessed Value And Taxes
Taxes
Year Season Total Ad Val Admin Fee Asmnt CVT Ttl Seasonal
2013 S $7,006.66 $0.00 $0.00 $0.00 $7,006.66
2012 w $2,659.58 $0.00 $0.00 $0.00 $2,659.58
2012 S $7,230.31 $0.00 $0.00 $0.00 $7,230.31
2011 W $2,900.49 $0.00 $0.00 $0.00 $2,900.49
2011 S $8,090,85 $0,00 $0.00 $0.00 $8,090.85
2010 w $2,941,89 $0.00 $0.00 $0.00 $2,941.89
2010 ) $8,323.23 $0.00 $0.00 $0.00 $8,323.23
2009 W $2,883.17 $0.00 $0.00 $0.00 $2,883.17
2009 S $8,280.84 $0.00 $0.00 $0.00 $8,280.84
Assessments
Year Taxable Val State Eq Val Hmstd % Tt] Taxes
2013 $180,150 $180,150 0 $7,006.66
2012 $185,900 $185,900 0 $9,889.89
2011 $206,550 $206,550 0 $10,991.34
2010 $214,150 $214,800 0 $11,265.12
2009 $214,800 $214,800 0 $11,164.01
Zoning

The subject is zoned “OST-Office Service Technology District”. An excerpt from the
zoning ordinance stating the intent of the district, permitted principal uses, permitted
accessory uses, uses requiring a special land use permit, and area, height, bulk, and

placement requirements within the district follow.

Listing information states the property is proposed for a zoning change to Office
Service Commercial. Subject conforms to the zoning requirements and is available

for development.
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Zoning District

City of Novi, Michigan

[J R-A: Residential Acreage

[ R-1: One-Family Residential

[J R-2: One-Family Residential

[J R-3: One-Family Residential

O R-4: One-Family Residential

[ RT: Two-Family Residential

0 RM-1: Low-Density Multiple-Family
[ RM-2: High-Density Multiple-Family
& MH: Mobile Home

[ B-1: Local Business

I B-2: Community Business

B B-3: General Business

B C: Conference

O EXPO: Expo

Zoning Districts

==

I GE: Gateway East

1 FS: Freeway Service

4 I-1: Light Industrial

Il |-2: General Industrial

B NCC: Non-Center Commercial
[ OS-1: Office Service

[ OSC: Office Service Commercial
Il OST: Office Service Technology
B EXO: OST District with EXO Overlay
I RC: Regional Center

[ P-1: Vehicular Parking

O TC: Town Center

& TC-1: Town Center-1

Page 12



Novi, Michigan, Code of Ordinances >> PART [l - CODE OF ORDINANCES >> APPENDIX A = ZONING ORDINANCE >>
ARTICLE 23A. OST PLANNED OFFICE SERVICE TECHNOLOGY DISTRICT >>

ARTICLE 23A. OST PLANNED OFACE SERVICE TECHNOLOGY DISTRICT

e, 2300A Intenl,
2301 rincipal Uses Parm lilesd

Suc.2 i Ol oo g il o
303 8o ndltigny

Sec. 2300A. Intent.

The OST Planned Office Service Technology District is intended to encourage and allow development of
high tech, multi-use office/laboratory/production uses, The District |s designed o permit the application of high
tech, multi-use activities having accessory, warehousing, assembly, production and manufacturing activities, The
goals of tha OST Dislrict include the following specific purposes!

1 Ta provide sufficient space, in appropriale [ocations, to meet the needs of the City's expected
future economy for all types of research, office, high tech and related uses, including, but not
limited to, experimental, demonstratlon and display laboratories whereby users can produce,
display, demonstrate, test, sell, repair and service the user's products,

2. To protect abutting residential districls by separating them from parmitted OST uses by building
height anc location limitations by setbacks, and off-street parking, by limitation of location of off-
streel |oacing/unloading areas, and by landscape planting/bermiwall screening within the O8T
District,

3 To promole research, laboratory, office, high tech and related development which minimizes the
danger of fires, explosions, loxic and noxious matter, radiation, offensive noise, vibration, smoke,
odor and other abjectionable Influences or hazards,

4, To protect the most desirable use of land in accordance with a well considered plan, to protect the
character and established patlern of adjacent development, and in each area to conserve the value
of land and buildings and other structures, and to protect lhe City's tax revenue,

Sec, 2301A, Principal Uses Permitted.

In an OST, Planned Office Service Technology District no building or land shall be used and no building
shall be erecled excepl for one or more of the following specified uses:

1 Office buildings, offices and office sales and service activities for any of Ihe following occupations:
Executive, administrative, professional, accounting, writing, clerical, stenographic, drafting, sales
and engineering and data processing; corporate officas and headquarters and office supporl
functions, such as conference rooms, dining facllities, photographic facllities and record storage
facilities.

2, Data processing and computer cenlers, including computer programming and software
developmenl, lraining, and dala processing services, laser lechnology and applicalion,
communications equipment and the repair, service and sales of such equipment and products;
including compuler-aided design and compuler-aided machines (CAD/CAM) and associaled

equipment,

3. Laboratorles - Medical, Including laboratories engaged in genelic research and other laboratories
which include, but are not limited to, experimental, demonstration, display or testing activities.

4 Research, lesling, design and development, lechnical lralning and actlivities which include, but are
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10,
11.
12,

13,

14,

not limited to aerospace, telecommunication, automotive and satellite technology, medical,
computer, electronic, robotic research, development, instruction or application, and related
laboratory experimental and demonstration, and any uses charged with the principal function of
design of pilot or experimental products, and subject to the following conditions:

a. Manufacturing and assembly line operations shall be permitted when accessory research
and development activities occurring on the same site.
b, Limited warehousing or storage of products for distribution shall be permitted only if such is

an accessory use from products created or used in relation to the principal use or for
products used in research, testing, design, technical training or experimental product
development. Warehousing, storage and distribution activities shall not be permitted as
principal uses,

C. Such uses shall be permitted only as part of a mixed use building or development in which no
less than ten (10) percent of the combined floor area of a building or buildings within the
development are utilized for office and/or laboratory use, Laboratory uses include those
activities involving research, design, testing, inspection, demonstration and display, but do
not include manufacturing assembly and warehousing activities. When there is planned a
multi-building development, not ess than ten (10) percent of the initial building on site shall
be utilized for office and/or laboratory use, It shall be the responsibility of the owner of the
mixed use development to demonstrate to the Building Department that such percentages
are met at the time each certificate of occupancy is sought,

Hotels and business motels when such are designed to be an integral part of an overall design of

an OST District development under Section 2301, A, which shall be constructed at the same time as

or after one (1) of the principal permitted uses on the same development site is constructed,

Colleges, universities, and other such post-secondary institutions of higher learning, public or

private, offering courses in general, technical, or religious education, subject to the following:

a. Administrative offices, conference rooms, classrooms, and related educational support uses
shall be permitted under this subsection as accessory to the main educational facility,

b. No dormitories or outdoor sports facilities shall be permitted in association with an institution
of higher learning under this subsection.

c. All buildings proposed to be located within an existing or future corporate park shall be

designed to be architecturally integrated into the corporate park.
Motion picture, television, radio and photegraphic production facilities, including sound stages and
broadcasting studios, provided that all activities are conducted within a totally enclosed building,
subject to the following:
a When not in use, production vehicles must be stored in the rear yard and adequately
screened from all surrounding properties,
b. Communication antenna towers and poles are subject to the standards of Section 2508.1,
Medical offices, including [aboratories and clinics,
Facilities for human care, such as general hospitals, sanitariums, convalescent homes, hospice
care facilities and assisted living facilities subject to the requirements of subsection 1101.3,
Off-street parking |ots,
Publicly owned and operated parks, parkways and outdoor recreational facilities.
Publicly-owned buildings, telephone exchange buildings, and public utility offices, but not including
storage yards, transformer stations, substations or gas regulator stations.
Banks, credit unions, savings banks, savings and loan associations and other types of financial
institution uses with drive-in facilities as an accessory use only,
Public or private indoor recreation facilities, including, but not limited to, health and fitness facilities
and clubs, swimming pools, tennis and racquetball courts, roller skating facilities, ice skating
facilities, soccer facilities, baseball and softball practice areas, indoor archery ranges and similar
indoor recreational uses, and private outdoor recreational facilities, including, but not limited to,
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playfields, playgrounds, soccer fields, swimming pools, tennis and racquetbal| courts and ice
skating facilities. A noise impact statement is required subject to the standards of Section
2519.10(c). for all facilities over 2,000 square feet and all outdoor facilities.

15. Day Care Centers, and Adult Day Care Centers provided that all of the conditions in Section 1102.4
are met,

16. One or more of the following secondary uses which is accessory to and |ocated in the same building
as a principal use authorized by Section 2301.1, 2301.8 or 2301.9: A pharmacy or apothecary
shop, medical supply store, optical services, restaurants, barber shops or beauly shops, gift shops,
trave| agencies, health studios and related services for employees and customers of offices,
subject to the following conditions:

a, Such uses shall not be permitted in a building of less than fifty thousand (50,000) square
feet of floor area.

b. The floor area devoted to such uses in a building shall not exceed ten (10) percent of the
total floor area of the building.

c. All secondary uses shall have customer entrances from the interior of the principal building in
which they are located.

d. All secondary uses shall provide off-street parking spaces in accordance with the
requirements of_Section 2505

e, Appropriate floor plans shall be submitted at the time of site plan review.

17, Sit down restaurants, except those possessing the character of a drive-in, drive-through, fast food,

or fast food carry out or delivery facility provided:

a. All such uses shall have a minimum occupancy of at least one hundred fifty (150) persons,

b. All such uses shall be located within a principal office building, college, university, or hotel, or
as an attachment to such principal office building, college, university or hotel by means of a
common party wall with access from the principal office building to such use,

c. Any such use shall be |ocated as part of an office complex having at least twenty (20) acre
parcel size.
Such uses shall be at least five hundred (500) feet from any residentially zoned district.
Employee cafeterias, when accessory to a permitled principal use or a permitted principal
use subject to special conditions and shall not be subject to the requirements of subparts
2301.17 a through d.

18, Other uses similar to the above uses and subject to the same conditions noted.
19, Accessory buildings and uses customarily incidental and integral to any of the above permitted
uses,

Sec. 2302A. Retail Service Overlay Uses Permitted Subject to Special Conditions.

In order to provide a limited amount of retail and personal service establishments to serve the employees
of and visitors to the nearby office use areas, the following additional uses shall be permitted by the Planning
Commission on a limited number of properties located in the OST, Planned Office Service Technology District.
Approval shall be subject to the conditions hereinafter imposed for each use and in accordance with the
additional requirements of Section 2516.2(c) for a Principal Use Permitied Subject to Special Conditions. There
shall be a public hearing by the Planning Commission in accordance with the requirements set forth and as
regulated in_Section 3006 of this Ordinance:

1. Retail uses, service uses and restaurant uses, as follows:
a. Generally recognized retail businesses and personal service establishments, as permitted in
the B-1, Local Business District, Section 1301,1 and 1301.2, and other uses similar to the
identified uses, subject to the limitations of subsection 3,e, and 3g., below;
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Restaurants, including sit down, banquel facilities or other places serving food or beverage,
except those having the character of a drive-in or having a drive-through window, subject to
the limitations of subsection 3.g., below.

Fast food drive-through restaurants shall be permitted only on properties meeting the
requirements of subsection 2,b,, below subject to the limitations of subsection 2.b.iv and
subsection 3.g., below.

2, The ahove listed uses shall only be permitted on properties:

a,

Located within the areas designated "Office, Research, Development & Technology with
Retail Service Overlay" on the Future Land Use Map in the City of Novi's 2010 Master Plan
for Land Use.; or

Designated OST, Planned Office Service Technology on the City of Novi Zoning Map for that

area north of Twelve Mile Road and east of M-5, and only for those properties located at the

intersection of a minor arterial road, an arterial road or a major arterial road and a non-
residential collector street, at least 500 feet from land zoned for residential purposes, and
subject to a finding by the Planning Commission that the proposed plan is consistent with all
of the following standards:

i. Is in keeping with the stated intent of the Retail Service Overlay to provide a limited
amount of retail and personal service establishments to serve the employees and
visitors to nearby office use areas;

ii. Is in keeping with the stated intent of the OST, Planned Office Service Technology
District to encourage and allow development of high tech, multi-use office/ l[aboratory/
production uses;

ii.  That the proposed plan will not have an adverse impact on the site and on the
adjacent lands and uses with respect to landscaping, screening, off-street parking,
vehicular and pedestrian circulation, and the compatibility of its physical design with
respect to adjacent buildings; and

iv. In order to ensure that the fast food drive-through restaurants permitted in this
Section are intended to primarily serve the office uses in the immediate area, the
following shall also apply:

(@) Only one fast food drive-through restaurant shall be permitted at the
intersection of a minor arterial road, an arterial road or a major arterial road
and a non-residential collector,

(b)  The hours of operation of both the indoor restaurant and the drive-through
lane shall be limited to the hours of 6 a.m. to 10 p.m.

3. Required conditions for Retail Service Overlay uses:

a,

For those properties located within the areas designated "Office, Research, Development &
Technology with Retail Service Overlay” on the Future Land Use Map in the City of Novi's
2010 Master Plan for Land Use access shall be provided from a public or private local street
or collector road that loops between two arterial streets. The general location of such streets
shall be as depicted in the City of Novi Master Plan for Land Use, To the extent possible,
direct access from streets designated major arterial, arterial or minor arterial in the Master
Plan for Land Use shall be prohibited,

Access drives or roads, access easements and non-motorized transportation facilities and
easements shall be extended to the property line of neighboring properties in such a manner
as determined by the City to provide for future service to the neighboring properties.

A minimum of 15% of any development site, excluding any required detention or retention
facilities, shall be provided as landscaped open space,

QOutdoor sales shall be prohibited except that outdoor seating and dining as an accessory
use to existing or proposed restaurants is permitted subject to the requirements of_Seclion

2524
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Generally recognized retail and personal service uses shall not exceed 25% of the lotal floor

space as developed in any one of the specific polygon areas designated "Office, Research,

Development & Technology with Retail Service Overlay" on the Future Land Use Map in the

City of Novi's adopted Master Plan for Land Use, The Planning Commission shall be

authorized to grant deviations from the 25% maximum retail and personal service floor space

requirement provided that the Planning Commission finds that the proposed deviation is in
keeping with the intent of this Section to provide for a limited amount of retail and personal
services to serve the employees of and visitors to the nearby office use areas and not to
create a community or regional serving retail area, is in the best interest of the City, the need
far the requested deviation is due to unique circumstances or physical conditions of the
property involved, and the proposed deviation will not alter the essential character of the
neighborhood.,

Architectural design and facade materials of building shall be designed to be compatible with

and complementary to other developed buildings in the area. Building facades that are

visible from a public or private road shall be composed of the same architectural building
facade malerials and design as provided on the building's front facade.

For retail, service and restaurant uses as permitted in subsection 2,b,, above, the following

standards shall apply:

i. Any such retail, service or restaurant use shall not exceed 20% of the total floor area
of any building or structure it is intended to serve, and must be attached to the
principal building it is intended to serve, except that when physically designed and
oriented to serve more than one building in a complex of buildings, the retail, service
or restaurant use may be permitted in a separate building, provided the separate
building does not exceed 10,000 square feet and is a minimum of 1,800 square feet.

iy Any such retail, service or restaurant use shall be accessible from the adjacent office
park development by means of connected access driveways to non-residential
collector streets and/or adjacent developments and by means of sidewalks to insure
that the retail, service and restaurant uses are accessible to workers in the adjacent
office park development without being required to trave| on the main roads,

iii. Any such restaurant use shall include pedestrian plazas, landscaping and amenities,
such as seating and trash receptacles. An outside dining area shall be provided in
accordance with the standards of Section 2524

iv, Any such fast food drive-through restaurant use shall meet the standards of Section
2506.12 and the following standards:

(8)  Access shall be provided from the non-residential collector road only.
(b)  The drive-through shall be accessory to a full-service, indoor use on-site.

(€} Drive-through lanes shall be screened from view from adjacent properties by
the building, a decorative brick wal| or landscaping planted to achieve a
minimum opacity of 90% during the summer and 80% during the winter.

(d)  Proposed buildings shall be designed in accordance with Section 2520.13
requiring designs compatible to existing buildings in the area with respect to the
materials used and overall aesthetic quality,

() A Traffic Impact Statement prepared in accordance with the standards in the
City of Novi Site Plan and Development Manual is required.,

() Anoise impact statement is required subject to the standards of Section
2519,10(c).
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Sec.2303A. Required Conditions. ¢

1. Truck service areas and overhead truck |oading/unloading doors shall be totally screened from view from
any public right-of-way, including freeway right-of-way, and adjacent properties, except for required
driveway access. Such screening shall be accomplished by the courtyard design of the principal building
itself, by a solid ornamental wall of a design, construction and materials similar to that of the principal
building, or by an earth berm and plantings, or combination thereof. Such berm and plantings shall be one
of three (3) types. Generally, it shall be a continuous undulating serpentine form, It shall have a maximum
slope ratio of three (3) feet horizontal to one (1) foot vertical, A flat harizontal area at the crest is required
to be four (4) feet in width. The berm shall range in height from six (6) to ten {10) feet depending upon the
requirement to screen truck service and loading/unloading areas. Opacity requirements are to be eighty
(80) percent in winter and ninety (90) percent in summer within two (2) years after planting.

a. [f there are a group or groups of existing trees the majority of which are six (6) inches d,b,h, or
greater in the area where a berm is required, the berm may be designed to save such trees. A
natural form of berming may be used that would be shaped around the group of trees to be saved.
Retention walls will be required if the berm comes within the drip line of any of the trees to be saved
if the elevation of the berm at that point is four (4) inches or greater. The plantings are to be
primarily evergreen frees of varying species on the crest of the berm, These may be supplemented
with shrubs that will regenerate such as Dogwood, spp. and Viburnum, spp. Shrubs should be
planted on both sides of the berm. The berm shall be hydroseeded and irrigated.

b, If there are no existing trees, the bermis to be sodded and irrigated, The plantings are to be
primarily evergreen trees with supplemental deciduous trees, shrubs, and evergreen shrubs. All
plantings shall meet the requirements of Section 2509.,5.

c. Intent of this section is to require the screening of all truck loading/unloading and parking space
(including tempoerary truck parking where vehicles are waiting for truck leading/unloading) from view
from any adjacent properties or street/freeway right-of-way. The Planning Commission may waive
these requirements, in whole or in part, where such truck parking/loading and unloading areas are
abutting a railroad, light or heavy industrial district or other OST zoned property or where the
adjacent freeway right-of-way or adjacent property or buildings are of a higher elevation than the
subject property, and, as a result, the total enclosure from view of such truck loading, unloading
and parking areas would result in peculiar or exceptional practical difficulties to or exceptional
undue hardship upon the owner of such property. The waiver granted shall not be any greater than
necessary to relieve such practical difficulty or undue hardship.

2. Minimum front, side and rear yard setbacks for buildings, maximum building heights, and parking for all
uses permitted under this district shall be as provided in_Section 2400

3. Off-street parking and loading/unloading space shall be provided as required in_Section 2505, Section
2506 and_Section 2507 of this Ordinance. Required parking shal| be computed based upon amount of
floor area utilized for various purposes in accordance with the standards of Section 2505, provided that a
floor plan indicating such uses, and gross leaseable floor space, as defined, is graphically and statistically
shown on site plan,

4. Landscaping throughout the site shall be provided as set forth and regulated in_Section 2509 of this
Ordinance.

5, Uses permitted under subsections 2301A.2 - 5 shall not be |ocated on property sharing a common
boundary with property zoned for R-A, R-1, R-2, R-3, R-4 or MH district use unless one of the following
conditions is satisfied: (1) the respective properties are separated by a public right-of-way; (2) a
landscaped berm of six (6) to ten (10) feet in height satisfying the standards of Section 2509 is
constructed and maintained on the OST property between the use and the adjacent residential land; (3)
the owner of the adjacent residential property waives the requirement for such a berm in writing; (4) the
abutting or adjacent property is recommended in the Master Plan for uses other than residential; or (5) the
abutting residentially zoned property is being used for industrial, commercial or office type use.

6. The outdoor storage of goods or materials shall be prohibited.
7. There shall be compliance with_Section 2520 of this Ordinance regulating exterior building wall facade
treatments.

Ord, No, 18,254, Pt, |ll, adopted Feb, 6, 2012, renumbered the former_§ 2302A as_§ 2303A of this article.
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Sales History Of Property

Sales Information

4 sale record(s) found.

Sale Sale Price  Instrument Grantor Grantee Terms Of Liber/Page

Date Sale

01/11/2011 %1.00 PTA CP NOVI CENTER, LLC NOVI MILE LLC ’Eg&sﬁ L42983-P225
=] 10/13/2006 $665,137.00 PTA NOVIMILE LLC 83,34%  CP NOVI CENTER LLC ’ES&‘ET‘H L38310-P424
Note
NOVI MI 83.34% & E.LIND 16.66%
= CP NOVI CENTER LLC (SEE  NOVI MILE, LLC & EMERY ARMS- y
=l 10/13/2006 $1,401,546.00 PTA SHORT NOTE) LINDEN LLC LENGTH 138310-P416
L L e —e iy S R a——
(GRANTOR HOWELL HEYN, LLC — =

INVALID
10/15/2004 $0,00 LC LACERNE, DIXOMN HOWELL HEYN, LLC SALE 134369-P049
Ownership, Occupancy & Contact With Owner

Owner Information
Owner Name: Novi Mile LLC Taxpayer Zip: 48381
Taxpayer Address: Po Box 535 Taxpayer Address ZIP + 4 Code: 0535

Taxpayer Address City & State: Milford, MI

The subject property is currently owned by Novi Mile LLC as of the effective date of
this report. A letter was forwarded by the appraisers to the property owner, March 5,
2014. There has been no contact with the property owners prior to the date of
inspection. Although the formal viewing took place March 13, 2014, the property
was revisited on several occasions after this date with the most recent identified as

the date of valuation for this report.

Interest Appraised

The subject property is appraised in easement as opposed to fee simple. An easement
is defined as:
“An interest in real property that conveys use, but not ownership, of a portion of
an owner's property. Access or right of way easements may be acquired by private

parties or public utilities. Governments dedicate conservation, open space, and

preservation easements.”2

2 The Dictionary of Real Estate Appraisal 4™ Edition, ©2002 Appraisal Institute, Page 90
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The fee simple estate is estimated as if unencumbered by any leases or other
agreements that may affect its selling price. Fee simple estate is defined as “Absolute
ownership unencumbered by any other interest or estate, subject only to the

limitations imposed by the governmental powers of taxation, eminent domain, police

power, and escheat.”3 This is an estate, which has not been divided into or
encumbered by any other type of estate. Once identified, the existing easements are

recognized for valuation purposes.

Purpose Of The Appraisal

The purpose of this appraisal is to estimate the market value applicable to the part
required for a pedestrian pathway involved in the expansion of the right turn lane
along Grand River at Beck Road, Novi, Michigan. The land for the pathway is to be
acquired in permanent easement involving approximately 2,694 square feet of
property adjacent to the existing road right of way at the western portion of the site.
Additional grading area on a temporary basis involves 2,422 square feet and will be
valued as rental on land concluding an annual rent. The conclusions will determine
just compensation to the property owner for this proposed acquisition. Due to the
location of the proposed acquisition and the resulting highest and best use of the
property, it is determined there are no damages to the remaining property. The land
will be appraised utilizing the value of the part taken approach, representing just

compensation for the proposed easement acquisitions.

The definition of "Market Value" as accepted by the courts in the State of Michigan
is:

a. the highest price estimated in terms of money that the property will bring if exposed for
sale in the open market with a reasonable time allowed in which to find a purchaser
buying with knowledge of all of the uses and purposes to which it is capable of being
used.

b. the amount which the property would bring if it were offered for sale by one who desired,
but was not obliged to sell, and was bought by one who was willing, but not obliged to
buy.

c¢. what the property would bring in the hands of a prudent seller, at liberty fix the time

and conditions of sale.

3 The Dictionary of Real Estate Appraisal 4™ Edition, ©2002 Appraisal Institute, Page 113
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d. what the property would bring on negotiations resulting in sale between an owner
willing, but not obliged to sell and a willing buyer not obliged to buy.

what the property would be reasonably worth on the market for a cash price, allowing a
reasonable time within which to effect a sale. (M CIV JI 90.06)
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Discussion Of Appraisal Problem

The appraisal problem involves the estimation of market value for this partial
acquisition. The land necessary is adjacent and parallel to the existing right of way.
Although the total parent parcel encompasses approximately 3.90 net acres of land
located on the north side of Grand River Avenue, the proposed net area to be
acquired is limited to 2,694 square feet. The temporary grading easement to be
valued on an annual rental is 2,422 square feet. The parent parcel is zoned OST
allowing a variety of commercial uses. The appraisal will be directed toward the value
of the unit rate for the parent parcel, viewing subject property as vacant land
available for development. It is determined no damages to the site result from this

permanent pathway easement acquisition.

The valuation procedure appropriate for this partial acquisition considers the current
market value applicable to the required building site under the zoning guidelines,
recognizing its highest and best use, then application of the unit rate to that portion
required for easement. The acquisition is in permanent easement as opposed to fee
simple. Nevertheless, most property rights will be acquired as a result of the
permanent acquisition. We will consider a portion of the fee value for the permanent
easement acquisition and an annual rental for the area involving the temporary

grading easement.

The function of this appraisal is to establish the appropriate compensation for the
acquired area under eminent domain and assist the city in acquiring the area. The
client and intended user is Elizabeth Sareela from Johnson, Rosati, Schultz &
Joppich, P.C. and any authorized representatives of this firm and the City of Novi.
The scope of the appraisal assignment will consider all three approaches to value, yet
because this assignment is directed toward the part taken only and no building
improvements exist in the acquired area, the Sales Approach will be the most
applicable approach for valuation purposes of the underlying land. To understand
the scope of this assignment, we find it is necessary to discuss and define several

terms used in appraisal practices. The following terms apply:

Highest And Best Use
The Standard Jury Instructions define Highest and Best Use as:

“In deciding the market value of the subject property, you must base your decision

on the highest and best use of the property.

Page 22



By “highest and best use” we mean the most profitable and advantageous use the
owner may make of the property even if the property is presently used for a
different purpose or is vacant, so long as there is a market demand for such use.”

(MCIV JI 2d 90.09)

Principle Of Substitution

This appraisal principle states that when several goods or services are available,
the one with the lowest price will attract the greatest demand. This principle
also illustrates the manner in which normal approaches to value must be
applied in estimating the market value throughout the appraisal process. The
essential point of this principle is the definition of market value assumes equal
intelligence, willingness and knowledge on the part of both buyers and sellers,
and the cost of reasonable substitution is the point of common interest

between the two parties.

Contribution

This principle identifies the measure of value applicable to a particular
component of a property relating its individual contribution of value to the
value of the entire property, or decrease in value of the entire property due to

the absence of the particular component.

Partial Acquisition

The appraisal involves what is known as a partial acquisition for a pedestrian
pathway. The property necessary to accomplish this is part of a larger parcel
under the control of one property owner. In this particular situation, the
owner is entitled to recover the value of the portion of property taken, as well
as any loss in value for the remaining property where applicable. It is
determined there is no loss in value for the remaining property in the after
situation, therefore, the value of the part taken appraisal assignment will be

followed.

Easement
Easement is defined as a non-possessory interest in real property that conveys
use of certain rights, as well as restrictions, but not full fee ownership of a

portion of an owner’s property.
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Just Compensation

Whenever private property is taken for a public purpose, the Constitution
commands that the owner shall be paid just compensation. Just compensation
is the amount of money which will put the person whose property has been
taken in as good a position as the person would have been in had the taking

not occurred.

The owner must not be forced to sacrifice or suffer by receiving less than full
and fair value for the property. Just compensation should neither enrich the
individual at the expense of the public, nor the public at the expense of the

individual.

These terms will be given consideration throughout the appraisal process, as well as

subject property’s size, shape, zoning, highest and best use and location.

To complete this assignment we have researched sales and competing listings
throughout subject area and adjacent competing areas. This research focuses on
vacant land available for development. Comparisons are made for market recognized
differences resulting in adjustments applied to identify and support a final value

conclusion for the unit rate applicable to subject area.

Extraordinary Assumption or Hypothetical Conditions
The Uniform Standards of Professional Appraisal Practice (USPAP) defines

extraordinary assumption as “An assumption, directly related to a specific

assignment, which, if found to be false, could alter the appraisers opinions or
conclusions.”  This accepts as fact otherwise uncertain information about
characteristics of the subject property or condition external to the property. This
appraisal utilizes the extraordinary assumption that subject is free of hazardous waste

/ toxins and that the subject is not affected by wetlands.

Hypothetical conditions assume that which is contrary to what exists but is supposed
for the purpose of analysis. This term will reference the completion of the project

and that the acquisition has occurred.

Fixtures

No fixtures are considered in this assignment.
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Non-Compensable Items

The appraiser is familiar with the items generally considered noncompensable
according to the laws of the State of Michigan and the standard jury instruction of
the Supreme Court. Generally damages resulting from the sovereign police power are
non-compensable. Such actions include changes in traffic patterns that increase or
decrease traffic, temporary blockage of a street or highway, and deprivation of access,
light, view, and air caused by a newly constructed, limited-access highway. Other
items of damage that are generally non-compensable include loss of business, tenant
relocation, moving of personal property and frustration of an owner’s plans. To the
best of my knowledge, non-compensable items have not been included in this

appraisal.

Additional examples:
Non- compensable damages could include;

® Joss of profits

® Joss of good will,

® Joss of sentimental value,

e cost of moving personal property,

e circuitry of travel after construction completed

¢ loss of public streets for private business,

e expenses and inconvenience during construction.

¢ the perceived value to the owner (not market value),

e speculative future use,

¢ intended future use of the property,

e failure to produce access where none previously existed,

e diversion of traffic,

e adding together components of land and others

e Decrease in traffic volume in front of the premises (which might be caused by
moving the main travel-lanes away from a business or by a re-routing or
diversion of traffic or by the conversion of a two-way street to a one-way
street).

= Circuitry of travel to achieve access to main travel-lanes or roads.

= Personal annoyance due to interference with peaceful living conditions caused
by traffic noises, fumes, and/or vibrations.

= Any modification within the existing right-of-way --which the property in
question is adjacent to-- which may come about by regulation pursuant to the
exercise of police power.

= Loss of and diminution of access in the situation where property is being
acquired for a controlled-access project, where the same is to be constructed
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on a new location. The principal of vested right to an existing highway
entrance is not present under such circumstances.

= The removal of the parking privilege on the right-of-way in front of premises,
a portion of which is being acquired.

= Any value or necessity which is peculiar to the owner of the involved
property.

* Any element which is classified as remote or speculative.

Hazardous Waste Or Property Contamination

Subject property involves a multi-acre parcel, generally open, with some mature trees
and generally level at road grade. No adverse environmental factors were observed by
the appraiser or noted on the Assessors records. Observations and inspections (from
the road) of the surface of the subject by the appraisers did not identify the presence
of any hazardous waste or toxins on the site. However, as a real estate appraiser, we
are neither trained nor qualified to investigate the existence of toxins or hazardous
waste on the site, and all conclusions presented throughout this report have assumed

the subject to be free of hazardous waste and toxins.

Wetlands

The existence of wetland conditions may have an affect upon a property’s value.
Wetland conditions and the existence of wetlands were not reported by the owner,
yet observed by the appraiser at the time of inspection along a portion of the Grand
River frontage. However, the appraisers are not trained or qualified to give any
determination of wetlands. The valuation of subject property recognizes the

acquisition area as part of the whole and not impacted by wetland areas.
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Description Of Acquisition

Interest To Be Acquired

The interest acquired is permanent easement for a partial acquisition of land with
consideration given to the existing easements. The temporary grading easement will

consider rental on land and identify an annual rental rate for the encumbered area.

Description Of Acquisition

The acquisition involves an irregular shaped area adjacent and parallel to the existing
Grand River frontage. This pathway easement is approximately 10.55 feet deep at the
west property line, extending 210.45 feet eastward, then proceeding an additional
125.25 feet before transitioning to a point at the existing Grand River Road right of

way. The total area encompasses 0.062 acres or 2,694 square feet.

The temporary grading easement is approximately 4.22 feet deep, along the west
property line of subject property. It runs adjacent and parallel to the proposed
permanent pathway easement and extends eastward, at an irregular variable width
encompassing 0.056 acres, or 2,423 square feet. The property is generally level and at
road grade. Wetland areas appear to be present and are also noted on the
engineering sketch. The extent of the wetland areas and specific determination has
not been provided to the appraiser. All utilities are present and the title information
indicates the area has utility encumbrances. The property conforms to the OST

zoning designation, before and after the proposed acquisition.

Due to the size of the proposed acquisition in relation to the parent tract, as well as
its location, adjacent to the existing road right of way, no damages result from the
acquisition.  Frontage, accessibility and wuse remain as before the proposed
acquisition. The specific areas and dimensions are identified on the sketch. Subject
property will be valued under its highest and best use, recognized as land available for

development under the zoning designation.
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Effect Of Acquisition
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The effect of this acquisition involves a permanent easement encumbrance on 2,694

square feet of land adjacent to the existing road right of way as illustrated above. The

net acquisition is irregular shaped extending more than 331 feet from the west
property line of the subject parent parcel.

The acquisition does not alter the use, or
marketability of the parent property. No damages result from this acquisition.
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Valuation Of Acquired Property

Description Of Property

The subject parent parcel involves approximately 3.9 net acres of vacant commercial
zoned property. All utilities are available. The topography is generally level with
secondary growth and some mature trees. Dimensions and shape are identified on the
plat following this description, as well as aerial photography provided through
Oakland County records. Additional sketches and surveys are provided throughout

this report, in the addendum, identifying the parent parcel, as well as the proposed
acquisition areas.
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Present Use Of Property

Subject property is vacant commercial land that has been listed with adjacent parcels
involved in a larger commercial development. The first improvement is represented
by the bank branch at the northeast corner of Grand River and Beck Road and
adjacent to subject. The most recent development is the gas station north of the
bank and at the expressway interchange. Additional plans market retail, restaurant
and hotel uses with asking prices ranging from approximately $6.95 to $11.00 per

square foot.

Highest And Best Use
The Standard Jury Instructions define Highest and Best Use as:

“In deciding the market value of the subject property, you must base your decision on the

highest and best use of the property.

By “highest and best use” we mean the most profitable and advantageous use the owner
may make of the property even if the property is presently used for a different purpose or
is vacant, so long as there is a market demand for such use.”

(M CIV JI 90.09)

Consideration is given to the highest and best use of subject property as vacant land.
Although the proposed acquisition is a small portion of the 3.90 acre subject property
we focus our attention on the value of the part taken in relation to the entire parcel.
The four criteria, found within the definition of highest and best use, states the use
must be physically possible, legally permissible, financially feasible, and maximally
profitable. Commercial development is physically possible and legally permissible
under the zoning designation as a conforming site. Based on the demand for this

development within this market, the marketability of this site provides the economic
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feasibility and maximum return of subject property for commercial development.
Land available for commercial development and use use is concluded as the highest

and best use of subject property based on the criteria identified above.

Estimated Value Via Cost Approach

The Cost Approach involves the estimation of the replacement costs of the
improvements on a site, in which estimated depreciation extracted from various sales
of similar structures and locations, is deducted and a market value of land is then
added to arrive at an estimation of market value for the entire improved parcel. This
approach references the use of the reproduction or replacement cost. The
reproduction cost involves duplicating an exact replica of the improvements,
addressing specific characteristics and components. The replacement cost considers
the replacement of subject improvements with a substitute of like or equal utility.
Material and building components are similar in quality and utility, but not an exact

replica of subject.

Depreciation is loss in value due to any cause. It is expressed in three specific
categories. There is physical depreciation, functional obsolescence and external
obsolescence. In regards to improvements, deterioration represents the difference
between the present condition of the improvements in comparison to a new
substitute. The depreciation involves the chronological age of the improvements with
most emphasis given to the remaining economic life of the improvement. There is
curable and incurable physical depreciation. Curable physical depreciation is
generally associated with short-lived items such as general maintenance; painting,
floor coverings or roof covers and is economically feasible to repair. Incurable
physical depreciation is more specifically associated with the basic structure or
mechanical systems of the improvements. This focuses on long-term items typically

not economical to cure when comparing the actual cost to the gain in value.

Functional depreciation or obsolescence is loss in value due to an adverse utility or
desirability of the property. This relates to design characteristics, physical layout,
mechanical equipment or special requirements, which result in an adverse impact or

market reaction toward the property.

External obsolescence is a change in value caused by forces outside the property itself.

Economic obsolescence predominantly results in an adverse impact on the subject
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property. Examples and indicators involving economic obsolescence consist of supply
and demand imbalance, competition, general market trends, high traffic patterns
adjacent to residential improvements, adverse views adjacent to residential

improvements, as well as police powers associated with the property location.

Entrepreneurial profit identifies the expected return, or profit to the entrepreneur,
typically the developer, to compensate for project coordination and risk. This
amount varies considerably and must be market derived according to location, type of
project and economic conditions. This is in addition to the hard and soft costs of the

project.

This appraisal is of the part taken only. The Cost Approach is not applicable for

estimating the value of vacant land. Therefore, this approach is not used.

Estimated Value Via Income Approach

The Income Approach is an appraisal technique in which anticipated net income is
capitalized over a period of time, which derives an estimation of market value of that
property. This approach is typically used for income producing properties such as
retail centers, office buildings and multi-unit residential income producing properties
such as apartment complexes. However, Gross Rent Multipliers are typically used in
valuing income-producing residences when market data is available and an active
rental market exists. This multiplier is extracted from comparable properties by
dividing the sale price by the gross monthly rent. The multiplier is derived from the
sales most comparable to subject. When applied to market supported rent of subject,
a reliable indication of value is identified only if the characteristics of the sales data

are truly comparable.

The area involved for valuation purposes is vacant land. These parcels are typically
not purchased for their income potential. Due to the size of the acquisition in
relation to the overall site, the Income Approach to Value is not utilized in this
assignment. Most emphasis will be directed toward the Sales Approach as recognized

by market participants in valuing land.

Estimated Value Via Sales Approach

The market data or comparative market approach to value relies on direct comparison

with recent sales of property considered similar to subject parcel. Unit rates of
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comparison, such as dollars per acre or dollars per square foot of land, are utilized to
facilitate this direct comparison. The market value technique will be applied to the
property considering the 3.90 acres of subject as vacant within the OST zoning
designation. The appropriate rate per square foot will be applied to value of the part

taken only.

In comparing recent sales to subject property, adjustments are applied to the
comparable sales. If an item is considered superior to subject, a discount is applied to
the comparable sale reflecting the market value of that particular item. When the
comparable is considered inferior or less desirable to subject, a plus adjustment is

applied to compensate for the market value attributed to that specific feature.

This approach to value relies on arms length transactions and competing listings.
Competing listings typically identify the upper limit in any market. The reliability of
this technique is dependent upon the degree of comparability of each property in

relation to subject property, the time of sale and verification of the sales data.

Sales and offerings have been reviewed and analyzed within the immediate subject
area. The market data has focused on location, use, and site size. The three (3) sales

range in size from approximately 1.6 to 1.8 acres in size. The following grid

Net
Location Sidwell Sale Sale Price | Land | Price/SF Adj.
Date
Area
Subject
V/L Grand River Ave 50-22-16-176-017 -- -- 3.9 Ac --
Novi, MI 48381
27400 Beck Rd +Time
1 (47300 Citygate Dr.) 22-16-176-035 04/20/11 | $1,400,000 | 1.81 Ac $17.76 Loc
Novi, MI 48374
49582 Grand River Ave.
2 Wixom, MI 48393 22-07-401-042 11/06/13 $660,000 1.73 Ac $8.76
42520 Grand River Ave. 22-23-126-008, o
3 Novi, MI 48375 99.93-126-009 04/12/13 $599,000 1.6 Ac $8.59
27200 Beck Rd. e oe Current
L1 Novi, MI 48374 22-16-176-033 Listing $900,000 1.88 Ac $10.99
NE Quadrant of Grand River . Current ' 1951 $6.95 -
L2 and Beck Rd. Multiple Parcels Listi Various A $11.00
Novi, MI 48374 1sung ¢ ‘
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illustrates the sales used for comparison purposes. Discussions follow pertaining to

each of the sales.

Sale #1 is located northeast of subject property and within the same commercial
development involving subject property. This parcel was purchased in 2011 for
$1,400,000 or approximately $17.76 per square foot. The property is adjacent to the
on ramp involving Beck Road and the I-96 expressway and has been improved with
USA To Go gas station and a Tim Horton’s restaurant. According to Co-Star multi-
list service, the recorded seller is identified as the subject property’s owner as well.
All utilities are present at the site. The property is zoned OST and in direct proximity
to subject parcel. However, it’s specific location within the interchange and Beck
Road is superior to the Grand River frontage for subject property, therefore a lower

unit rate is applicable to subject property.

Sale #2 is located on Grand River, west of Wixom Road. Wixom Road shares an
interchange with I-96 expressway, as well. The northwest quadrant was improved
with the Ford Motor Company automotive assembly plant, which has since been
raised and under development with various commercial entities. The two currently
under development are Menard’s and General RV. Nevertheless, this sale is located
on the north side of Grand River, between several fast food restaurants and south of a
gas station and hotel. Meijer is located just northwest of this property. The property
enjoys frontage on Grand River Ave. and not Wixom Road, similar to subject
property. Intense commercial development is found in this location, similar to

subject property.

The third sale is also located on the north side of Grand River, east of subject
property and west of Taft Road. This property recently sold for $599,000,

representing a unit rate of $8.59 per square foot, comparable to Sale #2.

These sales represent a range from approximately $8.00 per square foot to more than
$17.00 per square foot. At this time, attention is given to the current listings
involving the parcels adjacent to subject property. Discussions have taken place with
a broker previously involved in these properties and their listings in 2007. Subject
intersection of Grand River Ave. and Beck Road, involves Providence Hospital and
medical development on the southwest quadrant, an intense retail development

involving big box uses, restaurants and retail located on the northwest quadrant,
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various commercial uses on the south side of Grand River heading eastward and the
subject property development involving the northeast quadrant of Beck Road and
Grand River Ave. Just east of subject property is the Suburban Collection Showplace,
which has year round venues. A rendering of subject development indicates restaurant
uses, retail uses and hotel in conjunction with the existing bank branch and gasoline
station. The property north of the bank branch and south of the gas station and in
proximity to subject, is currently listed for $900,000, representing a unit rate of
approximately $11 per square foot. The additional properties along Grand River and
northward with 1-96 exposure, we have listing prices ranging from $6.95 to $11 per
square foot. We have emphasized these properties, in conjunction with the closed
sales, and conclude a unit rate of $10 per square foot applicable to subject property.

This is supported by listing #1, as well as the represented sales.

We have gathered sales in proximity to subject parcel that are fairly recent, not
requiring a time adjustment, nor size or commercial use adjustment. Location
differences are noted and most emphasis is given to competing listings adjacent to
subject property. Considering this data, market activity and the current economic
climate, $10 per square foot is supported and applicable to subject property
representing fee simple value. We understand the area within this easement has
existing subsurface easements. We also understand the setbacks for development
remain from the road right of way and are not affected by this acquisition. However,
other rights are lost by the property owner. Most importantly, we have converted

private property (with encumbrances) to public use at the surface.

The fee simple unit rate is first applied to the proposed and acquisition of 2,694
square feet in permanent pathway easement. From this, we must analyze the amount
acquired from the property owner typically measured as a percent of the fee value.
Because of what is retained by the property owner and the existing easements, 75% of

the fee value is acquired for this public use of the acquired area. The following applies

2,694 square feet x $10.00/SF x 0.75 = $20,205 --$20,200 rounded

Temporary Grading Easement

For the temporary grading easement, the city will occupy the area indicated on the

provided maps for purposes of construction. The term of this temporary easement
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considers one year yet it may be less. For this term, we are able to estimate a land

rental (value of the part taken) for this temporary grading easement.

First, we will estimate the value of the temporary easement based on the estimated

unit rate for the subject property as defined.

For the temporary grading easement, the area to be utilized measures approximately
2,422 square feet (0.056 acres). This proposed permanent easement will occupy an

irregularly-shaped area along the Grand River frontage of subject as defined.

Real estate investors typically compare alternative investment opportunities in
reaching conclusions relative to expected returns. Typically, real estate is a low-risk
investment which lacks liquidity, with market rents varying from 8% to 12% of the
estimated value for one year. This is because real estate is generally less risky than
higher return investments, yet more appreciable than bonds or treasury securities.
Recently, the real estate market has seen significantly increased risk due to the
housing market crisis and national credit crunch. Although currently stabilized after
an upsurge, real estate investors are realizing a much smaller return on investment.
For the purpose of this appraisal, we will assign an 8% rental figure. By utilizing this
approach, the gross value would be the area of the temporary easement times the unit
rate estimated in valuing the proposed permanent easement, and the rent for one year
would be 8% of that number.

The estimated time of construction and restoration of the area remains unclear yet we

have utilized an annual compensation. The following calculations apply;

2,422 square feet x $10.00 per square foot x 8% = $1938.00 --$1900.00 rounded

Correlation And Conclusion Of Value:

Having applied the Sales Approach with recognized differences considered between
subject and comparable sales and the market value definition a land value at $10.00
per square foot for the Fee Simple value is supported. The valuation process
recognizes the market demand and activity as of the effective date of this report, the
highest and best of subject as land available for commercial use within the zoning

designation.
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This unit rate represents a unit rate for the “fee simple” interest in the subject
property. Fee simple estate is defined as “Absolute ownership unencumbered by any
other interest or estate, subject only to the limitations imposed by the governmental
powers of taxation, eminent domain, police power, and escheat.” This is an estate,

which has not been divided into or encumbered by any other type of estate.

The proposed area to be acquired is 2,694 square feet parallel and adjacent to the
existing Grand River Avenue right of way and will encompass land already
encumbered by existing utility easements. There are no building improvements

within the proposed area to be acquired.

The proposed area is to be acquired in permanent easement with additional area for a
temporary grading easement. Existing subsurface easements partially limit use of the
encumbered site area, and the owner retains some rights. Therefore a portion of the
fee simple value of $10.00 per square foot is applicable in valuation of the proposed
acquisition area of the subject parcel. The pathway use entitles this area to public use
and eliminates surface uses by the owner. It remains available in setback calculations.
The valuation process recognizes the current market demand and activity, the highest
and best of subject as land available for development, size, shape and potential use

within this zoning designation.

This property has been appraised under the value of the part taken approach
considering the part taken as part of the defined parent parcel. The Cost Approach

and the Income Approach are found not applicable within this assignment.

The following apply:
Land Acquired in Permanent Easement: $20,200.00
Land Acquired for Grading Easement: $1,900.00

Therefore, the value of this partial acquisition for this proposed right of way, as of
March 13, 2014 is $22,100.00.

4 “The Dictionary of Real Estate Appraisal”, 4th Edition, Appraisal Institute
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Distribution Of Compensation For Accounting Purposes:

For accounting purposes, the above compensation may be distributed as follows:

REAL PROPERTY: $20,200.00
GRADING EASEMENT: $ 1,900.00
DAMAGES: -0-
SPECIAL BENEFITS -0-
SITE IMPROVEMENTS: -0-
TOTAL COMPENSATION: $22,100.00
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Certificate of Appraiser

The undersigned does hereby certify that, except as otherwise noted in this appraisal report:

That I have personally inspected the property herein appraised and that I have also made a personal field inspection of the
comparable sales relied upon in making said appraisal. The subject and the comparable sales relied upon in making said
appraisal were as represented by the photographs contained in said appraisal.

That I offered the owner and tenant, if any, or his/her designated representative an opportunity to accompany me during
inspection of the property herein appraised.

That to the best of my knowledge and belief, the statements contained in the appraisal herein set forth are true. The
reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions, and my
personal, unbiased professional analyses, opinion, and conclusions.

That I understand such appraisal is to be used in connection with the acquisition of properties for transportation purposes
by the State of Michigan with the assistance of federal funds and/or other public funds.

That such appraisal has been made in conformity with the appropriate State laws, regulations and policies and procedures
applicable to appraisal of right-of-way for such purposes, as well as the Code of Professional Practice of the organizations
in which I belong. To the best of my knowledge, no portion of the value assigned to such property consists of items
which are noncompensable under the established law of said State.

That my analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the
Uniform Standards of Professional Appraisal Practice (USPAP).

To the greatest extent practicable under State law, the appraiser disregards any decrease or increase in the market value of
the real property prior to the date of valuation caused by the public improvements for which such property is acquired, or
by the likelihood the property would be acquired for such improvement other than due to physical deterioration within
the reasonable control of the owner.

That neither my employment or compensation is not contingent upon the reporting of a predetermined value or direction
in value that favors the cause of the client, the amount of the value estimate, the attainment of a stipulated result, or the
occurrence of a subsequent event.

That I have no present or prospective interest in the property that is the subject of this report, and I have no personal
interest or bias with respect to the parties

That I have not revealed the findings and results of such appraisal to anyone other than my client and will not do so until
so authorized by my client or until I am required to do so by due process of law, or until I am released from this obligation

by having publicly testified as to such findings.

We have performed no services as an appraiser or in any other capacity, regarding the property that is the subject of this
report within the three-year period immediately preceding acceptance of this assignment.

That I am licensed in the State of Michigan as a Certified General Real Estate Appraiser by the Department of Licensing
and Regulatory Affairs, P.O. Box 30018, Lansing, Michigan 48909.

That based upon my independent appraisal and the exercise of my professional judgment, my opinion of the market value
of the part taken as of the

7" day of March 2014 is:

Land Acquired in Permanent Easement: $20,200.00
Land Acquired for Grading Easement: $1,900.00
March 26, 2014
R.S. Thomas & Associates, Inc./dHanoid Dlake Co Date
Norman Thomas
Control Section N/A Parcel # 50-22-16-176-017 Name: Grand River Avenue Right Turn Lane Extension
Permanent Pathway Easement

Job # 2011389 Federal Item #: NA Federal Project #: NA
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LOCATION MAP
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COMPARABLE NO. 1

AERIAL PHOTO EXTRACTED THROUGH OAKLAND COUNTY PROPERTY GATEWAY WEBSITE

LOCATION:

PROPERTY ID #:
PHYSICAL DESCRIPTION:
DATE OF SALE:

SALE PRICE:

TERMS:

GRANTOR:

GRANTEE:

LAND SIZE:

PRESENT USE:

HIGHEST AND BEST USE:
ZONING:

PURCHASED FOR ASSEMBLAGE:

UTILITIES:

STREET:
WETLAND AREA:
ADVERSE EFFECTS:
PRICE/SF:
VERIFICATION:

27400 Beck Rd.-Parcel A

(47300 Citygate Dr.-address after the split)
22-16-176-035 (parent parcel 22-16-176-030)
Vacant Land

04/20/2011

$1,400,000

Conventional

Novi Mile LLC

Novi Property Holdings LLC

1.81 AC (78,844 SF)

Vacant Land

Commercial Development

OST-Office Service Technology District
No

All Available

5 lane paved

None Known

None Known

$17.76

Multi-List, Municipal Public Records, Agent, L43036,
P142
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COMPARABLE NO. 2

AERIAL PHOTO EXTRACTED THROUGH OAKLAND COUNTY PROPERTY GATEWAY WEBSITE

LOCATION:

PROPERTY ID #:
PHYSICAL DESCRIPTION:
DATE OF SALE:

SALE PRICE:

TERMS:

GRANTOR:

GRANTEE:

LAND SIZE:

PRESENT USE:

HIGHEST AND BEST USE:
ZONING:

PURCHASED FOR ASSEMBLAGE:

UTILITIES:

STREET:
WETLAND AREA:
ADVERSE EFFECTS:
PRICE/SF:
VERIFICATION:

49582 Grand River Ave., Wixom, MI 48393
22-07-401-042

Commercial Land, Level

11/06/2013

$660,000

Conventional

Lakeside Oakland Dev. LLC
Autozone Development Corporation
1.73 AC (75,359 SF)

Vacant Land

Commercial Development
FS-Freeway Service

No

All Available

5 lane paved

None Known

None Known

$8.76

Multi-List, Municipal Public Records, L46544, PO830

Agent
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COMPARABLE NO. 3

LOCATION:
PROPERTY ID #:

PHYSICAL DESCRIPTION:
DATE OF SALE:

SALE PRICE:

TERMS:

GRANTOR:

GRANTEE:

LAND SIZE:

PRESENT USE:

HIGHEST AND BEST USE:
ZONING:

PURCHASED FOR ASSEMBLAGE:

UTILITIES:

STREET:

WETLAND AREA:
ADVERSE EFFECTS:
PRICE/SF:
VERIFICATION:

42520 Grand River Ave., Novi, MI 48375
22-23-126-015

(combined parcels 22-23-126-008, 22-23-126-009)
Vacant Land

04/12/2013

$599,000

Arm’s Length

Kristi Anglin Malik

Advance Stores Co.

1.6 AC (69,696 SF)

Vacant Land

Commercial Development

B3-General Business

No

All Available

3 lane paved

None Known

None Known

$8.59

Multi-List, Municipal Public Records, L45656, P0396
Agent
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AERIAL PHOTO EXTRACTED THROUGH OAKLAND COUNTY PROPERTY GATEWAY WEBSITE

LOCATION:
PROPERTY ID #:

PHYSICAL DESCRIPTION:

DATE OF SALE:
LIST PRICE:
TERMS:
GRANTOR:
GRANTEE:
LAND SIZE:
PRESENT USE:

HIGHEST AND BEST USE:

ZONING:
UTILITIES:

STREET:
WETLAND AREA:
ADVERSE EFFECTS:
PRICE/SF:
VERIFICATION:

27200 Beck Rd., Novi, MI 48374
22-16-176-033

Vacant Land

Current Listing

$900,000

N/A

Palushaj Properties LLC

N/A

1.88 AC (81,893 SF)

Vacant Land

Commercial Development

OST-Office Service Technology District
All Available

5 lane paved

None Known

None Known

$10.99

Multi-List, Municipal Public Records, Agent

Page 55



COMPARABLE NO. L2

R
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ISTING #1 |
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Kl A WS s . s et - @ \ -
AERIAL PHOTO EXTRACTED THROUGH OAKLAND COUNTY PROPERTY GATEWAY WEBSITE

LOCATION:
PROPERTY ID #:

PHYSICAL DESCRIPTION:

DATE OF SALE:
LIST PRICE:
TERMS:
GRANTOR:
GRANTEE:
LAND SIZE:
PRESENT USE:

HIGHEST AND BEST USE:

ZONING:
UTILITIES:

STREET:

WETLAND AREA:
ADVERSE EFFECTS:
PRICE/SF:
VERIFICATION:

NE Grand River & Beck Rd., Novi, MI 48374
22-16-176-017(subject), 22-16-176-026,
22-16-176-031, 22-16-176-032, 22-16-176-036
Vacant Land

Current Listing

$ Various

N/A

Novi Mile LLC

N/A

19.51 AC (849,856 SF)

Vacant Land

Commercial Development

OST-Office Service Technology District

All Available

5 lane paved

None Known

None Known

$6.95 - $11.00+/SF

Multi-List, Municipal Public Records Broker
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City of Novi

45175 W 10 Mile Rd Census 2010 Population: 55,374
Mowi, M1 AB375=3024 SEMCOG Area: 31,2 square miles
Hltp feww cityolnoviorg ]\1(:1[1']81‘

People | Econamy & Jobs | Hausing | Transportation | Land Use | Reference Map |

Interactive Census 2010 Maos: Population | Youth Populatian | Senior Population

Population Forecast
50000

1
50,000 :
40,000
30000
20 pon I
10000 I
0 E I I

1900 1810 1920 1930 1940 1950 1960 1970 1980 1990 2000 2010 2020 2030 2040
Wote fae Nowi) Incorporated as of the 1970 Census Fom Vilzge of Mo, Sapulsbion nuribees piur te 1970 gre of e
villagr, The Village of Nowi was incorperaberd in 1558 from the maorty of Nz Teanship. Populatien numbers not
ayailaple helore 1960 a5 ar=g pas parl of Moy Tow Shio.

Sourta (L5, Consus Burzdw and ~
SEMCOG 2040 Foracast prodisced In 20132, [ = Move Cursar gvearn vt th view puuulﬂ'.lul'l NUME=ss
Census Change Pt Change SEMCOG SEMCOG
Population and Households 2010 2000-2010 2000=2010 Jul 2013 2040
Tatal Population 55,374 7,795 16.4% 58,395 57,8597
Group Quarters Population 350 93 34,8% 360 A07
Household Population 55,014 7,702 16,3% 58,035 57,450
Housing Units 24,286 4,569 23,3% 25,083 "
Hauseha|ds (Occupied Units) 22,317 3,525 18,8 24,113 24,234
Residential Vacancy Rate 8,19 3.4% - 3.9% -
Average Household Size 2,47 =005 = 2415 237

Annual Average

Compeonents af Population Change F000=2005 2006-2010

Natural Increase (Rirths = Deaths) 326 345
Births 586 734
Deaths 260 384

Met Migration (Movement In = Movement Cut) La7 a45

Population Change [Natural Increase + Met Migration) q324 754

Source: M an Desartmment ul Communiby Heakdh

Vil Stabistos, U,5, Cense Busse, ind SEMCOG,

Page 1 of 13 « SEMCOG Community Profiles  btipoiwww semeog org/Tata/ Apps/comprotiprofile.cfmPepid=2170  Created on: 027262014
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Pape 2 of |3 = SEMOOG Community Profiles

Demographics

Household Types

Census 2010

2=
ithaut
children
35%

Lne
Slone,
=53
15%

childrzn
I5%
Census Cansus Pet Change
Household Types 2000 2010 2000=2010
With seniors G54 2,693 4,615 714%
Without senfors 16,033 17,702 16,4%,
Two or more persoans
without enildren 6,450 7,898 22,4
Live alone, 654 1,110 2,217 98,7%
Live alune, upder 65 4,157 4,350 4,6%
With chilaren 7,009 7.852 12,0%
Tola| Housohalds 18,726 22,317 19,2%
Papulation Change by Age, 2000-2010  gI%, 000 3015 0003010
B5+ 41 1,233 B16
B=24 493 1,144 [an
75=79 875 485 11
Hi=74 1,050 1,125 P}
: 6569 1,015 1,762 767
=61 1,274 2711 1,437
55=59 2,147 3,561 1,414
S0=54 3,108 4,766 1,6B0
a5=45 3,925 4,818 BL3
| 4044 2,945 4,682 =263
— 35-30 4,771 4,069 =702
I 30-34 £,002 3,441 =561
[ 1,230 3,291 61
20=324 2,372 2,613 201
15=1% 2,73 3,668 945
10-14 3,768 4,325 557
_ S % 3,954 3,953 |
I Under 5 3,500 3,207 =239
Mrensns 2znon W Censns 2000 ; Total 47,575 55,374 7,795
Median Age 35.2 39,1 3.9

Tnegs o semeog ong Tl A ppslcomprotiprafile cfimepid=2170

Created an, 02762014
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Foracasted Fopulatinn by Aage,

i hge Cansus SEMEQG Change

2010-2040 Graup o 2040 20102040
I 32,355 8,650 5,295

B5=74 7,893 5,970 3.077

BG4 3,6HE 3,028 130

15-56 21,832 17,048 -4,784

2534 6,723 5,715 =&

== 1g=24 1,630 4,158 5ag

d 517 10,898 9,177 -1,771

i*l Lnder 5 3204 3,150 -53

[¢ensus 2010 B SEMNOG 24T S5p224 = ReT 2,503
Eenior and Census Census 2ct Changa SEMCOG Vet Change
Yauth Pepulation 2000 2010 2000=3010 2040 2010=2040
55 and ovar 3,656 G245 B2, 0% 12,620 1534,0%
Under 18 12,127 14,102 7.4% 12,328 =12 5%
Sto17 3,621 10,898 13,3% 9,177 -15,8%
Utider 5 2,506 3,204 -0.6% 3,151 =1, 7%

Kete: Prodlailin By eote changas aver Dree seasuse of We scling of people nis alesr aue groues, ne misvemees af
medgho; And shn eEniranDraF birthe ars deasns.

Prrcenkage
Paoint Chyg
Race and Hispanic Origin Cansls 2000 Census 2010 Z000=2010
Mon=Hizpan i 48,724 98, 2% 53,734 92.0%: =1, 2%
White A0, 960 BE, 1% 39,3267 Ti1%% =15, 0%
Elack E3F 1.9% 4,451 8.0% 5. 1%
AEr 4,196 8.6% #0681 15:8% 1%
Mult=Rackal 640 1,3% 1,019 1,8% Q5%
Other 127 0,3% 136 0,2% =0 0%
Hispanlc B35 Liaw 1,640 NN Tt
Total Fopulation 47,579 100, 0% 55,374 100,0% 0,0%:
Percentage |
Y S=Yr ACS Paint Chg Shoh
Highest Leve| of Education® 2010 20002010
Graduate / Professional Degres 23,6% 4,5%: 6%
Bachelor's Degree 321% 2.0%: 14%
Associate Degres 7:3% Do R - #
Some Collegs, Wo Degres 186% =2,6% Dl Not  Hgh  Assocate Bachelor's
: i = Gaduate  School  Dearee or Cegree ar
High Schodl Giacuate & 3% 8% High. Graiyale S Higher
Cid Mol Gredusle High School &, 2% =1,9% Echeal Callege
= Posadalion aga 35 uns avar
Source Data

SEMCDE = Detsiled Hats
Michigan Depamment of Commiznity Haalth = Viia| Stetistice
U5, Conzus Bureal = Amarican FactFinder

Pape 3 of 13 < SEMOOG Comoumity Prafiles  logoswww senseog s T App campratiprofile efmPepid=2 (T0 Croared o 02262004
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Page 4 of |3 «8FMOOG Comnmity Profiles

People | Economy & Jobs | Housing | Transportation | Land Use © Reference Map |

Job Forecast

0000

40000 |
30000
20000
10000
1 ) e 4

2010 2ms 2020

T apy Fve-yeer [ferval ermployment namosss.from 20062040 are ol shiown, the numpears wese Bocked for

confidancaliiy reasans.

Solite: SEMCOG 2040 Foraoazl
croduced in 2003,

2025 a3

[1] = Mp¥é clirsor gvar chort (o visw ur"r,ln'frr-ﬂnl, AuUmMbars

2033

2040

SEMCDG SEMCOG Change
Forecasted Jobs by Industry 2010 2040 2010=2040
Matural Resources, Mining, & Construction 1,559 1,917 158
Mandfacturing 1,719 1,436 =283
Whelesale Trade,
Transportatien, Warehousing, & Utilites 4,114 4,227 113
Retail Trade 7,823 7,413 =210
ferow|edge=based Services & oH2 8,858 1,876
Services to Households & Firms 3,593 4,832 1,239
Private Education & Healthcars 5,342 8,026 2,684
Lalsure & Hospitalily 5,108 5710 601
Govarmmeant 1.687 1,808 121
Total 17,928 44,237 6,255

Furthier netes and definitlens are available for (he 2040 Foracast. Leaim mare

I, (v semcog oty Thatad Appslcomprofiprofile.cfmPepid=2 1 T

Created an 02262014
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SEMCOG and

Daybme Populaton ACS 2010
Jobs 37,028 L T S
Man=warking Residents 240
Age 15 and under 13,391
Mot i1 Jabor force 12488 | — 4 |
Unemployed 1872 Jabs Hor-Warling
Layime Population 65,620 Residents
i o R - U] /U s |a e, Likewee L purnber &

stufents sommiating nta 2 i e it lenen.

Census 2000

Resident Population

Where Woerkers Commute From * Workers Percent
1 Movi 4,654 17.0%

2 Farmingtar Hills 1,733 &, 3%

3 Detralt 1436 5, 3%

& Livonia 1,265 &4 65

5  Commerce Townshin ar Walverine Lake 1,058 3.9%

5 'Wizom 811 3,08,

i Carlon Township BoE 3,055

B Hedfore Teenshio BRI 2,5%

g Westand E2& 2:3%

10 West Bloomfleld Townshio 596 2, 2%

=  Elsewhsrs L 3,666 50.0%

* Workars, age 16 and over, emploved n Now 27,340 100, 0%

Ceneus Jooo

Pt 5§ of 13 = SEMCOG Comannity Profiles D! www seneog.ong Tl A ppscompratipratile oo emd=2070

Wheare Resigsnts Work = Waorkers Parcenl
1 Movi 4,654 18,3

2 Farmingtan Hills 2,280 B 9%,

3 Soulhfield 2,029 B.O%

& Livania 1.852 735,

5  Delrait 1,811 T1%

& Dearborm 1,263 5,00

7 Flymouth Townsnip B0l ERLS

B Troy 743 2,9%,

9 Wikom 502 2.0%

10 Ann Arbor 508 705

= Elsmwhure 9,028 3549

* Waoikers, 3oe 16 and over, residing In Moy 254 1003, 0%

Crantad ain 020206/2900 4
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Parcent

Change Change
Income S=Yr ACS 2010 2000=2010 2000=2010
Madian Heusehald Income (in 2010 dallars) $ 80,151 $ =14, 544 =15,4%
Par Capita Incomea (in 2010 dollars) $ 42,457 $=4,657 =9,9%

Household Income

Annual Household Income S=¥r ACS 2010

$200,000 or more 2,301

$150,000 to $199,999 2,635

$125,000 to §145,999 1,610

$100,000 to §124,999 2,215

$75,000 to $99,999 2,877

$60,000 to $74,999 2,252

$50,000 to $59,999 1,619

$45,000 to $49,999 E76

$40,000 to $44,999 B33

$35,000 to $39,999 584

$30,000 to $34,999 1,003

$25,000 to $29,999 765

$20,000 to $24,999 884

$15,000 to $19,999 586

$10,000 to $14,999 524

Less than $10,000 735

Tokal 22,099
Percantage
Paint Chg
Poverty Census 2000 B=Yr ACS 2010 2000-2010
Persons in Poverty 1,054 2.2% 2,585 4.8% 2.6%
Households in Poverty 387 2.1% 1,145 5.2% 3.1%

Source Data

SEMCOG = Detailed Data

I - F r

U,5, Census Bureau = MCDyCounty Waorker Flow Dal

Page 6 of 13 - SEMCOG Community Profiles  httpowwrw semcog org/Data/ Apps/comprofiprofile.efmTepid=2170  Created on: 02262014
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Transportalion | Land Use  Reference iap |

People | Economy & Jobs | Housing

Hew Units
. Changs Parmitted
Housing Type Census 2000 5-¥r A0S 2010 2000-2010  2010-2014
Sigla Family Detached 10,058 12,015 1,956 B12
Buplex 95 I35 40 (]
Townhouse / Attacnad Condo 1,838 2,604 211 223
Multi=Unit Apartment 3.947 B 172 2,225 0
Mabile Heme [ Manufactured Housing 1664 1,738 =6 [
Qthar (1] (1] 1] -
Total 19,723 24,164 4,441 1,035
units Bemalisned - 26
MNet {Total Permitted Units = Jnits Damalishad) 1,009
) Census Cansus Change Housing Tepure (0 2010
Housing Tenure 2000 2010 2000-2010
Owner eecupiod 13,372 15,035 1,661 of‘;‘;ﬂ 7
Renter ocoupied 5,418 7 iB2 1,564 579
Vagant 935 1,968 1,044
Seasohalimigrant 103 167 B4
OfhEr vacant units 822 1,802 E0
Total Houging Lnits 19,717 24,286 4,559
\\_,_..-' ‘acant
B%
Percant Renter
Housing Value Se¥r ACS Charge Change wecupied
{in 2010 dollars) 2010 2000-2010 Z0O0-20L0 0%
Median housing value § 459,656  §=23,496 =8,3%
Madian gross rent 5941 ¥ -134 =12.:4%

Howsing Value

Haousing Value S=Yr ACS 2010

£1,000,000 or mara ik}
$500,000 tp 999,959 1,286
$300,000 ko £499,599 A,BEQ
£250,000 to $299,999 1,727
300,000 to £240,500 2,234
$175,000 to $199,999 873
$130,000 to £174,999 SEE
£125.000 to £149,009 JE3
$100,000 o 124,999 BA1
$20,000 to 99,5599 o3
$60,000 to $79,999 268
£40,000 to $59,999 186
430,900 to $39,999 37
$20,000 Lo $39,985 174
10,00 fo 19,885 285
Less than $10,000 471
Dwnier=0cou pled Units 15,500

Page 7 of |13 = SEMOOG Comisunity Profiles o/ www semoeng erg Tt/ Apps/comprotiprafile ofmepid=2170  Created on; 02262004
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B5%h

Same House

EMEDG = D

Residence One Year Ago *

e 2% 2% 2%
Differert Housz, Same Different County in Cifferent State Abread
Courty ldichigan
it persoien, moe sl o i T0 NOwd from 2006-3012, Tie able doss oot

i o) From 2ol

Source Data

Had ¥

5, Census Bursay = Amerjcan Facifinder

Page & of 13 = SEMCOG Community, Profiles

Ty dweweny semengor g ! Apps/samprafiprafile.cfmTopid=2170

Coreated an BL2A2014
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Pzople | Econamy & Jobs | Housing Transportation | Land Use ~ Reference Map |

Roads & Bridges

Roads
Miles of oublic read {including boundary roads): 307

Pavemant Condition {in Lane Miles)

2007 202

Fair
G5 Fair
a7eR

Pote: Poap pavaments are generally [ pesa df eeabllimoon o full recanstreclion (o returm ta poos condstlan, Fair
paveEments ap n nend of capilal preventive mamben@nes @ avoid defsriorating fo the paar classiflcation. Goad
pavamens gesedlly peceive aily routne makmtarance, 5ol 22 streel sweening and oW reraval, untl ey
dabariprata i ths faor conditian,

Fercenlage

Pairt Chg

Bridge Status 2008 2nng 2010 2008=2010

Open 23 1000% 22 95,7% 33 100,0% 0, 0%

Opeeti with restrictions (i} - 0 - 7] - 0.0%:

Closed* t] - 1 &, 3% 0 - 11, %

Tokal hridgas 23 100.0% 23 100,0% 33 100.0% 0,0%
* Gridpes may be desed because & oew consouction or falleo cendition,

Percentage

Paint Chg

Deficient Bridges 2008 2009 20L0 2008=-2010

5 217 & 26, 1% 3 1% =12.6%:

Nil=. A brisge b considered deflcesnt [T s strueburail defoend [0 per dase and unstde to sarry thie load ot whiss i
wnEe dasigned) O functionaly absafeld od Py onaltian bug anabla to suoport current br futlrs oemands, o
naamiple; 0Aing yon narrow. 1A acs: bruek vriffich,

Trave|

Transpartation to Work, 2010 *

0% 0% 1% ek

Dnowz anne Camoaled or Fublic transportatian ‘Walked Other Meznz Worked @ home
wanpooled
T Kessdent workers ngie 14 ang ovir

Papge 9 of 13 « 3EMOOG Community Profiles  hitypulwww semcog org/Data/ Apps/eampratiprofile cfmfepid=2170 Crested on: 022622014
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Percantags
Poirt Cha
Transportation to Work Census 2000 S=Yr AC5 2010 2000=2010
Dirowe Alone 23,331 91, 1% 24,13 A9.4% =1.5%
Carpooled or Yanpoo|ed 1,332 5, 2% 1,621 6,0%: 0,85
Publlc Transportation 73 0.3% [ T.2% =0 L%
Walked 125 1,5 %: B2 0L 3% =l 3%
Other Medns 124 0,5% 208 0, 8% 0,3%
Worked al Home 635 2.5% 15 3,4% 2.5%
Residant workers age 16 and ovar 25620 00U ZT0FS 100,0%: LAV
Change
Mean Travel Time To Waork Census 2000 5=¥r ACS 2010 Z000=32010
For rasidents age 16 and aver 26,6 minutes 26.4 minutes =02 minates
wha worked outside the home
Transit
Putlic Transportation:
Nowi Serior Service Canter
Safety
Crashes, 2003-2012
2000
1,500
1.000
oo
D £ . - . vy i - x |
2003 2004 00a 2008 2007 2008 2009 2ma 2011 2maz2
Faurre: Michigan Gasartment of Steee (*olics T} = Mave cursnr qver thart i0wen oweh
curmnal Justice TMarmelian Centsr, ged SEXMCOE, [ e
Pergent of
Crashes
Crash Severity Z0as 2009 2010 2011 2012 Z00R=2012
Fals 2 3 1 1 i 0. 1%
Incapacitating Inuwry 2 22 0 s a7 LA4%
Dther Injury 300 282 268 296 304 18,3%
Property Damage Ooly 1,356 1,246 1,236 1,281 1,263 E0,2%
Total Crashes 1,080 1,653 1,515 1,906 1,595 1000, 0%

Page 10 0f 13 = SEMCOG Commuty Profiles  bepswww semeog org/Diara Apparcomprofiprofile efimPepid=2 170 Created on (2726,2014
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Percent of

Page 1] of 13 - SEMCOG Commusnity Profiles

hittpe/wwew, semeeg. org Data/ Apps/comprofiprofile. cfim Pepid=2170

e, which does nat take int

Crashas

Crashes by Involvemeant 2008 2009 2010 2011 2012 2008-2012

Red=lignt Running 48 37 35 47 40 2.6%

Lansa [ r 232 175 156 14% 163 11,0%

Alcoho 29 35 29 34 41 2,1%

Drugs 5 5] 7 13 6 0.5%

Dear 71 87 a4 88 a0 5,3%

Train a 1 [ 0 0,0%

o T Tr 67 55 53 50 LD 3.4%

Schoo| Bus 4 A a 3 4 0,2%

Emergency Vehicle 11 13 6 11 a9 0,65%

Maotarevele 17 11 5 3 14 0.7%

Intersection 456 413 452 A80 472 28,7%

Work fone 20 85 36 5 1o 2.0%

& ri 7 & 3 3] 2 0,3%

Bicyclist ] 5 3 1 13 0,4%

Older Driver (65 and older) 268 310 336 328 328 19.9%

¥oung Driver {16 te 347 695 589 559 605 604 38,6%

Percent of

Crashas

Crash Type 2008 2009 2010 2011 2012 2008=2012

Head=omn 19 14 13 10 12 0,9%

r Hegd=on/| &ff 280 251 215 214 222 14.5%

Rear=snd 743 Jo8 742 JB2 Ja8 47 .5%

Sideswipe 255 210 174 174 200 12,8%

3 lcle 283 254 232 202 216 15.0%

Other or Unknown 100 116 139 204 147 8,9%

Total Crashes 1,680 1,553 1,515 1,566 1,595 100,0%
High-Frequency Crash Intersections

Lecal County Region Annual Avg

Rank Rank Rank Intersaction 2008=2012

1 21 48 8 Mile Rd W & Haggerty Re ire

2 33 75 Mowi Bd @ Grand River fve 33,2

3 45 111 Back Rd @ Grand River Ave 28,4

4 52 130 14 Mile Rd W & Haggerty He 27.0

& 5L 140 Eontiac Tr Back Rd 26,6

G G0 1449 Nowi Rd & 10 Mile Rd W 26,2

! 0 121 e & 24,4

a8 114 323 KNMS5 @ 13 Mile Rd W 19,8

9 114 323 Haggerty Re @ 10 Mile Rd W 15.8

10 120 333 14 Mie Rd W @& MM 19,6

scount braffic velume,

Created on: 02/26/2014
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High-Frequency Crash Segments

Lecal County Region Annual Avg
Rank Rank Rank Segment From Road = To Road 2008=2012
1 49 104  Hagoerby Rd 8 Mile Rd W = 9 Mile Rd 47,4
2 50 106  Mowvi Bd M Novl/E [ 56 Ramp = Grand River Ave 47,2
3 1Y 115 Back Rd West Rd = Pontiac Tr| 46,2
£ 78 173 B Hile Rd W Meadowbrook Rd = Haggerty Rd 40,6
2 £l 222 10 Mile Rd W Taft Rd = Nowvi Rd 37,0
& 102 237  PontiacTd S Back Rd = Park Dr W 36,6
7 106 242  Haggerty Rd G Mile Rd = 10 Mile Rd W 36.0
B 114 268 Mowi Rd Grand Blver Ave = 10 Mile Bd W 34,0
a 121 283 10 Mile Rd W Mowi Rd = Meadowbrook Rd 334
10 138 337  Grand River Ave Meadowbrook Rd - Haggerty Rd 318

Note: Segments are ranked by the number of regorted crashes, which does not take into account traffic volume.

SEMCOG = Detailed Datz

Source Data

J,5, Census Bureau = American FactFinder

Page 12 of 13 - SEMCOG Community Profiles

http/fwww, semeog.org/Dara/ Apps'comprofiprofile. efmTepid=2170

Created on: 02262014

Page 68



| LandUse | Reference Wap |

SEMCOG 2008 Land Use Acras Prrcent
Agricultural 19 0.1%
Single=family rasidantial B,EO7 42,9%
Multiple=family residential T4 3, 7%
Cammercial 2419 12.0%
Imdustrial 1437 7.2%
Gavernmental/Institutional 1,659 B.3%:
Park, recreation, and open space 1,280 5.3%
Airport [+ 0,0%
Transportation, Commumication, and ULy 3,206 16.0%
Water 725 3,6%
Total Acres 20,080 100,0%:

Kole: SEMCDE S 2008 Land Use datd ser repressnts land use only ana netland eaver Due o this gifasence, changs
analysls wsing this data set-and previciie SEMEGG land wse'lard cover data sets In nat gossihle,. Notiersole difeninmms
s (Na Anpearance and dassnisstion aoesg=1pele sis e resull o os ling ose St eodinerlnag rom il parcel
s assigrog lond Use codfs pasod on their assessad property cluss ard thie lock of any land cover goata.

Land Cover

SEMCOG Land Cower in 2010

Z0%
Impervicus Open Space
Type Acres Percent
Impervious (buildings, roads, driveways, parking |ots) 5,977 25,7 %
Trees (wondy vegetation, trees) 5,414 26.,9%
Open Space (agricultural fields, orasslands, turforass) 7217 35,9%
Bare (el aggregate plles, unplanted felds) 331 2.6%
Water {rivers, lakes, arains, ponos) 1,155 5.7%
Total Acres 20,095 100,0%

Nites Land Dave wie 0oslvet 1o/ SEMCOGY J010 Leat off Imseesy,

SEMOOG = Detailsd Data

Source Data

This website best viewed in Geogle Chroine

Hnm-l Contact ml Site map I Privacy lA:msibilm I Disclaimer

Copyright 2014 SEMCOG ol fights rasarvad

1001 Woadwarsd Ave, Suile 1400 * Deireit. Michigsn 8726 * (313) G54-1268

Fape 13 0f 13 = SEMCOG Comimuity Profilus

Ratpwww. semeop org/Diara! A ppsfcomprofprofile.cfim Pepid=1170

Crogred on 262014
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LIMITING CONDITIONS, ASSUMPTIONS AND RESTRICTIONS

The legal descriptions furnished are assumed correct. Other information identified in this report as being furnished by others is
believed to be reliable, but no responsibility is assumed for its inaccuracy.

No responsibility is assumed for matters legal in character, nor is any opinion rendered as to title which is assumed to be good.
All existing liens and encumbrances have been disregarded and the property is appraised as though free and clear under
responsible ownership and competent management.

All maps, computed areas, and other data furnished have been assumed to be correct, with area computations based on scale
and/or planimeter analysis of maps. The maps for this report are included in order to assist in locating parcels and comparable
sales and no responsibility is assumed for accuracy. Property rights appraised are, unless otherwise indicated, fee simple interest
subject to recorded or known restrictions and easements, if any.

By “Market Value” is meant the highest price estimated in terms of money which the land (together with improvements) will
bring if exposed for sale in the open market by a willing seller with full knowledge of all of the uses and purposes for which it is
capable of being used, neither being compelled to act.

Use of this appraisal report is contingent upon fulfillment of the appraisal contract whether written or oral. Upon full payment
of all sums due the appraiser, the appraisal report becomes property of the client subject to all restrictions upon disclosure and
use included herein and made apart hereof. This report and its conclusions will not be released to a third party by the appraisers
or their employees without the client’s consent. This limitation does not apply to market data or other information obtained by
the appraisers for use within this report. Possession of this report or copy does not carry with it the right of publication. It may
not be used for any purposes or by any other person than the party to whom it is addressed without written consent of the
appraisers and only with proper written qualification and only in its entirety.

Neither all nor part of the contents of this report, especially conclusions as to value and the identity and affiliations of the
appraisers, shall be disseminated to the public through advertising media, public relation media, new media, sales media or any
other public means of communication without the prior written consent and approval of the appraiser.

No environmental impact studies were either requested or made in conjunction with this appraisal and unless otherwise stated
in this report, the existence of toxins or hazardous material, which may or may not be present on the property, was not observed
by the appraiser. The appraiser has no knowledge of the existence of such material on or in the property, yet are not trained nor
qualified to detect hazardous materials. The presence of hazardous substances or material on or in subject property may affect
the value of the property. The estimate of market value is predicated on the assumption there is no such material present on or
in subject property resulting in a loss in value, yet no responsibility is assumed for any such conditions, or for any expertise or
engineering knowledge required to discover them. The client or interested party is urged to retain a trained expert for the
detection of possible toxins or hazardous substances.

By receipt and acceptance of this report, the client acknowledges that, unless otherwise specifically agreed to elsewhere in
writing, the fee for this appraisal report does not include subsequent services such as meeting; conferences; depositions; hearings;
trial preparation, attendance and testimony at trial; or any other dissemination or defense of the appraisal and its conclusions by
the appraiser. In the event this parcel goes to litigation and testimony thereon is required in court, we are prepared to do so,
however, in the final preparation some refinement may be necessary in the final conclusions. Subsequent services if requested,
will be invoiced and paid at an hourly rate based on the standard hourly rate of the appraisers at the time of service.
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R.S. Thomas & Associates, Inc. / Hanold Dlake Co-

ESTABLISHED 1980 ESTABLISHED 1915

REAL ESTATE APPRAISERS AND VALUATION CONSULTANTS
33620 FIvE MILE RoOAD
LIVONIA, MICHIGAN 48 | 54
TEL. 734-422-5353 / FAX 734-422-5354

RAYMOND S. THOMAS, ASA, SR/WA HAROLD R. BLAKE 1892 - 1942
1927-1990 JOHN J. MELCHER, SR. 1895 - 1976

NORMAN G. THOMAS, ASA, SR/WA JOHN J. MELCHER, JR.

CERTIFIED GENERAL REAL ESTATE APPRAISER BROKER/CONSULTANT
ANDREW BOETTCHER

CERTIFIED GENERAL REAL ESTATE APPRAISER
MELISSA FREED

LICENSED REAL ESTATE APPRAISER

QUALIFICATIONS
OF

NORMAN G. THOMAS, ASA, SR/WA

GENERAL INFORMATION

Mr. Thomas 1s a native and lifelong resident of Metropolitan Detroit, Michigan having graduated
from Detroit (Redford) Catholic Central High School in 1980. He graduated in 1983 from
Albion College with a Bachelor of Arts. He has been employed as a full time real estate
appraiser with R. S. Thomas & Associates, Inc. of Livonia, Michigan since August 1986.

Mr. Thomas is President and chief appraiser of R. S. Thomas & Associates, Inc., and chief
appraiser and owner of Harold Blake Co. He holds an Associate Real Estate Broker License in
Michigan and is a Certified General Real Estate Appraiser as required by the Department of
Licensing and Regulatory Affairs (LARA), Lansing, Michigan, for appraising non-residential
properties. He holds the Accredited Senior Appraiser (ASA) designation for Real Property with
the American Society of Appraisers and has successfully completed the mandatory education
requirements for the five-year recertification program. He has also been awarded the SR/WA
Designation with the International Right of Way Association. Mr. Thomas is included in the
Michigan Department of Transportation (MDOT) approved fee appraiser register and the
Housing and Urban Development (HUD) approved appraiser list for completing FHA appraisals.

Mr. Thomas is past president (2001-2002) of the Detroit Chapter of the American Society of
Appraisers (ASA) and is past president (2009-10) of the Michigan Chapter of the International
Right of Way Association (IRWA). He currently represents the seven states of Region 5 as
Valuation Chair. He has been elected (2009) for a three year term Board Member of MiCREA,
the Michigan Council of Real Estate Appraisers, representing more than 2800 members. July,
2009, Mr. Thomas was appointed by the Governor of the State of Michigan to serve a four year
term on the Board of Real Estate Appraisers under the Department of Licensing and
Regulatory Affairs (LARA) and has recently been reappointed for a term ending 2017.

FORMAL EDUCATION

¢ Detroit (Redford) Catholic Central High School, Redford Township, Michigan

¢ Albion College, Albion, Michigan
Bachelor of Arts Degree - Biology Major with course work in accounting, economics, and
statistics.

¢ Mercy College, Detroit, Michigan

¢ Schoolcraft College, Livonia, Michigan

LICENSES AND PROFESSIONAL AFFILIATIONS
¢ Michigan Certified General Real Estate Appraiser - Permanent I.D. #1201001223
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¢ Michigan Real Estate Associate Broker License - Permanent I.D. #6502134603

¢ American Society of Appraisers - Designated (ASA) - Accredited Senior Appraiser
42001-2002 President / Detroit Chapter #13
42000-2001 1st Vice-President / Detroit Chapter #13
41999-2000 2" Vice-President & Treasurer / Detroit Chapter #13
41998-1999 Secretary / Detroit Chapter #13
41997-1998 Membership Chairman / Detroit Chapter #13

4 International Right of Way Association Chapter #7 - Designated SR/WA
42004 Assistant Secretary /Treasurer
42005 Treasurer
42006 Treasurer
42007 Vice President
42008 President Elect
42009-10 President

REAL ESTATE EDUCATION
Appraisal Institute:

v Course 1A-1 Principles of Real Estate Appraisal

v Course 1A-2 Basic Valuation Procedures

v Course 1B-A Capitalization Theory and Techniques Part One

v Course 1B-B Capitalization Theory and Techniques Part Two

v Course SPP Standards of Professional Practice

v Course 2-1 Case Studies in Real Estate Valuation

v Course 264 Eminent Domain & Condemnation Appraising

v Course REA507 Perspectives of Problems in Michigan Appraisal Law

v FHA and New Residential Appraisal Forms

v Quality Assurance in Residential Appraisals
International Right of Way Association:

v Course 403 Easement Valuation

v Course 101 Negotiations/Engineering

Appraisal/Law

vV Course 901 Engineering Plan Development & Application

v Course 902 Property Descriptions

v Course 202 Interpersonal Relations in Real Estate

v Course 205 Bargaining Negotiations

v Course 402 Intro to the Income Capitalization Approach

v Course 803 Eminent Domain Law

v Course 407 Valuation of Contaminated Properties

v Course 103 Ethics and the Right of Way Profession

v v/ Course 505 Advanced Residential Relocation

v Course #L0170900 Michigan Law Update

Oakland County Association of Assessing Officers
Appraising for Lending Institutions
Foreclosures, Short Sales, Concessions and the
HVCC: What Every Assessor Needs to Know

Educational Seminars of Various Professional Organizations

APPRAISAL EXPERIENCE:

Mr. Thomas' appraisals and consultations have addressed valuation questions regarding
total and partial condemnations initiated by numerous government authorities
possessing the power of eminent domain including the Michigan Department of
Transportation, various Road Commissions and municipalities and utilities.
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Mr. Thomas has appraised residential, commercial, industrial, and vacant property in
various parts of the State of Michigan and predominantly in the seven county
metropolitan Detroit area.

He has appraised and consulted for mortgage, estate, insurance, consulting, sale, and
litigation purposes. Litigation appraisals include, but are not limited to tax appeals,

partnership disputes, divorce, estates, adverse effects, and eminent domain.

REPRESENTATIVE LIST OF CLIENTS

PUBLIC ACQUISITION:
-- City of Ann Arbor - Washtenaw County, Michigan
City of Farmington Hills - Oakland County, Michigan
City of Garden City - Wayne County, Michigan
City of Inkster - Wayne County, Michigan
City of Livonia - Wayne County, Michigan
City of Madison Heights - Oakland County, Michigan
City of Novi - Oakland County, Michigan
City of Rochester Hills - Oakland County, Michigan
City of Taylor - Wayne County, Michigan
City of Troy — Oakland County
City of Walled Lake - Maple Road Extension Project, Oakland County, Michigan
City of Wixom - Wixom Road Relocation Project
Detroit Water and Sewer Department
Michigan Department of Transportation (MDOT)
Plymouth Township - Mettetal Airport Expansion Project
Washtenaw County Road Commission
Wayne County Public Services - Wayne County, Michigan
Western Townships Utilities Authority - Plymouth, Michigan

FINANCIAL INSTITUTIONS
Chase Manhattan Mortgage Corporation
Colonial Mortgage Corporation
Commercial Alliance
Community Choice Credit Union
Community Financial Members Credit Union
Flagstar
Homestead Mortgage
Member First Mortgage
Metropolitan Mortgage & Securities Company, Inc.
Michigan Columbus Federal Credit Union

- Michigan First Credit Union

- Michigan Catholic Credit Union
PAC Credit Union
Service Corp Mortgage
Telcom Credit Union

OTHER CORPORATIONS, CLIENTS, AND BUSINESSES
-—  GMAC Relocation Services

Arrow Trucks & Parts Company

Commonwealth Associates, Inc.

Corporate Transfer Services, Inc.

Detroit Catholic Pastoral Alliance

DTE

Executive Relocation Corporation
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Internal Revenue Service
ITCTransmission

JCK & Associates, Inc.

JR Group

M & B Development

Mead & Hunt

Southgate Community Schools
Southwest Brake

Ziebart International Corporation

LEGAL FIRMS
Ackerman , Ackerman & Dynkowski, P.C.
Andrew L. Bemish
Berry, Reynolds & Rogowski, P.C.
Butzel Long
Carter & Gebauer
Couzens, Lansky, Fealk, Ellis, Roeder & Lazar
Cummings, McClorey, Davis & Acho
Hickey, Cianciolo, Fishman & Finn, P.C
Garratt & Bachand, P.C.
Holzman & Corkery PLLC
Howard & Howard
Kenneth M. Davies
Levasseur, Dyer and Associates, P.C.
Lowe & Lewandowski, P.C.
Meyer, Kirk, Snyder & Lynch, PLLC
Paul J. Schwab
Secrest, Wardle, Lynch, Hampton, Truex & Morley
Susan E. Cohen
UAW-Chrysler Legal Services Plan

Page 74



	Map
	Letter to Blair Bowman
	Resolution
	Agreement of Sale - Offer to Purchase Easements over Real Property
	Legal Discriptions & Documents
	Appraisal Report 

