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Regular City Council Meeting

Agenda
February 28, 2022

7:30 p.m. Call to Order
Pledge of Allegiance
Roll Call
Approval of City Council Minutes: February 14, 2022
Approval of Bills: None
Approval of Agenda
Consent Agenda
1. Memorial Day Parade
2. Reappointments

Public Comment

Discussion - Downtown

Fire Chief Report
- Introduction of New Fire Chief — Joey Thorington

Police Chief Report

Unfinished Business

New Business
1. Railroad Crossing Sewer Easements
2. Water & Sewer Tap-In Fees

Budget

Public Comment
Manager’s Report
Council Comments
Adjournment

*Please see reverse side for rules of conduect for public comment at City Council meetings



Rules of Conduct for Public Comment at Council Meetings*

Menmibers of the public may speak at a Council meeting wpon recognition by the Mayor.
Public comment may only coctr during periods designated on the agenda for public
comment or a public hearing, A person may speak for up to two (2) mintes during each
of the two public comment periods on agenda items or non-agenda items. Waivers of the
fimerequirement may only be granted in the disoretion of the Mayor, and waivers to speak
at a time other than a designated comment period may onfy be granted by the Council. Any
person wishking fo make a presentation lonpger than two minutes or requiring audic-visnal .
equipment is asked to contact the City Clerk requesting to appear on a future agenda. -

A Person may only address Coﬁncil from the podium. Only one person may oocupy the
podinm at & time, Al remarks are.to be directed to the Mayor and Council. Speakers are
not to engage in dn'ect dialog with other meeting a:ttendees :

Any persort who violates the Rules of Conduect, d;smrbs ihe peace at the meet_ing,' and/or
interferes with _the meeting may be warned, ordered to be seated, removed, and/or ticketed.

*This summarizes Council Resolution 04-18. Complete Rules, including gnidelines for-
_ considering waivers, are available in the Council Chambers and from the City Cletk.



City of South Lyon
Regular City Council Meeting
February 14, 2022

Mayor Pelchat called the meeting to order at 7:30 p.m.

Mayor Pelchat led those present in the Pledge of Allegiance

Roll Call: Councilmembers: Dilg, Kurtzweil, Kivell, Kennedy, Mosier, Hansen

Also present: City Manager Zelenak, Attorney Hamameh, Chief Sovik, Deputy Chief Weir, DDA
Director Mack, Finance and Benefit Administrator Tiernan, and Clerk/Treasurer Deaton

MINU TES .
CM 2-1-22 MOTION TO APPROVE MINUTES- JANUARY 24 (7
Motion by Kivell, supported by Kennedy /
Motion to approve the minutes as presented

VOTE: MOTION CARRIED

BILLS
CM 2-2-22 MOTION TO APPROVE BILLS %
Motion by Kennedy, supported by Hansen

VOTE: , ,// ///
’ / /
/ _

AGENDA /7 %/////%/ %%7////
CM 2-3-22 MOTION TQ A,B,BR@VE AGEN%

Motion by Dllg_ /' y, Kenned %/ ////////‘/

Motion to appiy o ¢ the agenéi ‘As present / ///

o /
VOTE: 0 MOTEN CARRIB L RRIFA ANIMOUSLY
f - -

CONSENT/= G // W ’

/%’/(e/ gnatl/n/f/ Wayn@ b from 4% omm1ssmn
cM 24 MoTioN T ROVE{GHNSENT AGENDA

on by Kurtzwe1 2 , ennedy
Moté /approve cons,agenda { ?’esented
“ ITIo ARRIED Y

VO //////// N C UNANIMOUSL
PUBLIC COMMENT/%/
Ryan Lare of 716 Grand f/ 5 i1 g0 6/ he didn’t attend the last Council meeting but he did review the tape.
He stated he doesn’t under / vhy we have a rogue Councilmember that is calling a DPW employee

while they are working in freezmg temperatures on a water main break because that person isn’t getting
updates. He stated he didn’t contact anyone regarding updates. He stated everyone knows the
ambassador’s webpage of South Lyon, news, weather, Police and Fire. Police and Fire have joined his
page and as they posted the information on their page, he posted it on his. There were several residents
that contacted him and he gave them the information he had. He didn’t call and ask the DPW or Chief
Sovik about updates, he was patient and waited. He didn’t have any issues with low water pressure. He
told them to wait it out and if they still had brown water in the morning to contact Marianne at the water
department. He doesn’t understand why we can’t have professionalism in the city. It undermines our
personnel. He then thanked Doug Varney and his team, without them we wouldn’t have South Lyon. If
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it wasn’t for Chief Sovik and his team, we wouldn’t have a police department. He then stated the
personnel in the city make up South Lyon. By calling the workers, you endangered them. He then
thanked City Manager Zelenak for all he does for the city.

Larry Ledbetter, the president of the South Lyon Historical Commission gave a presentation regarding the
history of South Lyon. *See the full letter attached*. He spoke about the history of the depot as well as
the history of Depot Day. He stated this will be the 41 Depot Day and they will have trains, butter
making, bubbles, pony rides, touch a truck fire engine, police cars, front loader tractors, hula hoop, sack
races, music, bee keepers, balloons and tours of the village. This will be on September 10, 2022. He then
discussed the programs they hold throughout the year, such as Native American History, Railroads, Route
66, the Tube Mill company, World War II and other programs. H the commission has a dream for
adding a barn and a house to the Village He stated a barn will em to display the relics of when
mittee two years ago. They have

further stated Bob Polasky has put together a good preg rﬁt»at of the prjeet, that he hopes to bring
il i ¢ ".’ &iifpject this year and complete

Daldin of Under the Radar Michigan TV show on P‘ ‘%@ V1s1t8/ Lyon and t

well as the Christmas House, and other downtown are //'
DISCUSSION- Downtown /

Downtown Director Nate Mack stated he%‘ %{ /}o tract to so%/%e for the Farmer’s Market Manager
t/D

position but the person they thought would % /k /e contract. We will be posting it

again soon. He stated at }e’ : k us DDA m Z/n %ﬁs’” : @ed th ﬁf draft of the budget for the

upcoming fiscal year and oo '” 1ncrease’t/ e Fat? L end fees from $15.00 to $25.00
/ /,7 g f’/{/z e

for a daily vendor andi6in $292.0 //61% 325.00 £5 2’,{///

;)
many years. He then sta@am Streg /t

nal vendors; he fees haven’t been increased in
Dakland C,um/ should be out to assess next week to move
forward with the hlghest le elin the Nia /Street program He stated the South Lyon Carnivale event will
be on March% &+ ﬁ/ ; p@a/ 1 ‘% // ing ¥ e’k He stated the flyer went out last Friday and

Vet “berformers, 16947 <and we have 5 downtown restaurants that will
be part%/// 0d / Counc]%%%nber Dilg asked where the street performers and
food truck‘%lll be since the S/ //}t won'* th closed. Mr. Mack stated we are thinking either in the
Farmers M t?/ ot, or the lee/// treet pa/’ ing lot. The food trucks will be in the parking lot for the
Liberty parkmg %ounoﬂmemb/ /Kurtzwmfisked if the person didn’t take the market manager
position due to mone;?// . Mack éted that is why they didn’t accept the contract. Councilmember
Kurtzweil asked if he T %}een in c@/ tact with the Cultural Arts Commission regarding the DIA. Mr.
Mack stated he has not, ake contact with them. Councilmember Kivell asked if he has
spoken with any other Mark: ,5/4/ agers in the area who is familiar with the job. Mr, Mack stated he has
not.

FIRE CHIEF REPORT

Deputy Chief Weir stated in the last week, engine 2 received scheduled new brakes for that apparatus and
was completed. On Saturday there was a motor vehicle crash in downtown by Harvard, and it caused a
vehicle fire but no injuries. He stated we have been awarded a grant for a 4-hour training session for
interacting with special needs patients and that will take place in April. Councilmember Kennedy asked
about an update for the ladder truck. Deputy Chief Weir stated they haven’t started the chassis cab yet,
but he is expecting delivery by the end of the year. Councilmember Kurtzweil thanked him for applying
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for the grant. It is critical that first responders understand the importance of dealing with people with
special needs. Due to the pandemic, they have been hurt hard. They can’t always speak, and something
you have to be able to read their body language. Mayor Pelchat thanked Deputy Chief Weir and the staff
at the Fire Department for their patience while we searched for a new Fire Chief,

POLICE CHIEF REPORT
Chief Sovik introduced our new cadet, Ashley Tokarsky. He stated she has more experience than we
normally see as a cadet applicant. Her cadet interview was one of the best he has ever been a part of. Her
ability to think and the way she handled herself when answering the tough questions was better than most
police officers’ interviews. She was slated to attend the Michigan State Police Academy years ago. She
and her husband chose to invest in her husband’s future at the tim/e

have the generator installed soon.

OLD BUSINESS

NEW BUSINESS
1. City Council Chambers upgrades
©

/
.
City Manager Zelenak explained that th: Z?///%%uth Lyon Sct and the Cable Commission have been
a7

researching methods to upgrade the recording ‘oadcast equ%%‘/ent in the council chambers for over a
. L
i ents which is $16,164.30

. . i Z N
year. The city’s portion of the project is SO%Z@ o

sStnf i ‘ove
ghe imoren

the'co
Rich Perry of the Qable C/}///:r: gave a bm///gf///// Pr?segwe reql //%%ted _upgradels flor the council
chambers. Councﬂme%l /I’/ &) }%asked if th@}/}/@/ is }n -;éﬁ/»/-/??/’unctlonahty or will it always have
to be manned by a per%{/; //Mr Perr/yé{é; ted there '&% ays have -ev{/fﬁf//érson to operate the cameras with
Zooming in on a person, %_ﬁ%’ﬂming the - imera to th i 48011 that is speaking, and they will put in

graphlcal. 1mgjg/2/} //zw;rid t.he nmé//é} a%/‘%/%////%%tﬁhe mee s Councﬂme.mber Kenne:dy asked if there is a

powerpoin //}}/jy}}//}}/}l/ 1ven,4%%j/ ﬂz%/a/ the dcthal presentation and not just zoom onto the

screen 2% ﬁ//C/ouncff/%{iﬁ Perry éa/” ed th 1{/;{6@21 dichce would see the actual presentation.

Counc1-. ber Kennedy ‘4sked if th @/%}/L equipment:will be easier to use. Mr. Perry said it would
%, e

@i ¢ I . . .

because ity gontemporary eqiiipment and fhe equipment, we currently have is very old. Councilmember
% i

Kennedy ask city hall emp{{o’,/? /{/}/

t
,Zé‘es can rum 2/ e equipment for any meetings held during working hours.
Mr. Perry stated* }%Wﬂl be train@,// n it, and'they will build documentation and user guides for anyone
that wants to learn ‘1/% nrther disc/t}/}ﬁon was held on training to use the equipment. Councilmember

o ,aequi%%;{% such as Zoom that the microphone is activated when someone
o

Kivell asked if there is%1 :
zzilall;si,szir;clil zh:vc;:iilr:;r: 0@‘,;/;/%/%/1};/ /”afltically go to thfe person talking. If we c_lid, we could have all of our

gh57as opposed to reading minutes from a meeting. Mr. Perry stated that
does exist, but we haven’t proposed that as of now. Part of the problem is there are many microphones in
this room, so it probably wouldn’t work very well. Councilmember Kurtzweil thanked him for all the
time he put into this. She stated there is some discussion about the OMA may begin to provide remote
appearances by people with disabilities that may not be able to attend a meeting. There is also some talk
about allowing elected officials to appear electronically and participate in a meeting under limited
circumstances, She then asked if this squipment will allow that. Mr. Perry stated that wasn’t part of the
scope they researched, but he can research it if Council wishes. City Manager Zelenak stated we can look
at that at a later date, it was important to bring these jtems so we can move forward with the upgrades that
are necessary, then we can look at other things. Mr. Perry stated the vendor we are working with also
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works with many municipalities and he may already be aware if this equipment has the capability.
Councilmember Hansen asked if the main storage is the 4 terabytes. Mr. Perry stated it is, but we can
always add more. He stated they city will be able to store the files wherever they choose.
Councilmember Dilg asked what the timeline is for the equipment. Mr. Perry stated after they receive the
approved documents, they will let us know. He is guessing a couple of months. Councilmember Dilg
asked if the meeting will be live. Mr, Perry stated it can be live if Council would like. Mayor Pelchat
thanked the Cable Commission for all their work. He further stated he is thankful we are finally at this
point and he is looking forward to getting this installed.
CM 2-5-22 MOTION TO APPROVE INSTALLATION OF VIDEQ UPGRADES
Motion by Kennedy, supported by Kivell .
Motion to approve the installation of the video system upg/} nd paying 50% of the cost of the
improvements $16,164.30 to Telsystems from account/d:?lf 200-969-300
ROLL CALL VOTE: ) ‘

7

.

2

////// ON EARRBITD
/éé/ﬁ{{/{/{/{/%@/“ %
12 / #’-,'/"; ok
City Manager Zelenak stated the Cable Co /;}53101{%%% e out f/ 1d to upgrade the playback system
for the local government age; ss/éc%nnel for asting opr
programming. Steve Kalikon ga;},}/%a brief pr¢ ztay . “teduestedequipment. He explained we
. / . A
did a small upgrade 647y
are really ready to step ﬁ// (ithe next Ir{f%—level of tef;%glogy that exists. He pointed out this is a two-tier
lacil %/ that has features we don’t currently have. He
’ ",,’" (;/?//)/}//e k
and if Git€Thalt s closcd o cant g that. We are s
currenté-’f//% in the media'topfy, The'ne oquipment™ A1l enable them to do that remotely as well as
update th%}/;aylist. He furthe %%Eyed the 4icw cquipment will allow them to do more live streaming. We
are hoping to%day be able t %‘%
i b i v ' H
equipment. Heer stated we h%};/e looked at a few different vendors and we think the quote from
what will be coming ofi jixt as well Js the guide channel showing what will be on. Councilmember
de / feature. She asked if YouTube ever decides they don’t want to air
are other platforms you can use and you can put it on the city’s website as well. Councilmember
Kurtzweil stated there is chatter that city council meetings are now being observed for content that is in
they can pull the video. Mr. Kaukonen stated we are hoping to have a dedicated channel for all of our
content.
Motion by Kivell, supported by Kennedy
Motion to approve the bid from Telsystems in the amount of $10,303 for the playback system

2. City broadcast audio visual (
ity audio v pld o
0%%
broade @l and oth ble related
. o ’ S}%%QUH L other cable rela
y ) K ,
%/%??s ago, w %@/h was mu of than theﬁﬁ’éD player we use to use. Now we
approach; the proposal is for) %e& se line § '
stated the ¢ //j}%}%ﬂ crashées ?,/36/ e S,?zl he or Rich must come into reboot the system,
L%“ %1//5 ay at Lo um/l/ing into some hardware storage issues on the
L ] "y
% %}fe stre ades, but that is more in the future with additional
Telsystems in best Tep swhat we are [g0king for. He further stated people will be able to see a schedule of
Kurtzweil asked about th ¢ e e
our council meetings anymo ere a way to get the council meeting out. Mr. Kaukonen stated there
violation of whatever those platforms guidelines are, and if YouTube doesn’t want it being talked about it
CM 2-6-22 MOTION TO APPROVE BID FOR PLAYBACK SYSTEM
from account number 101-800-977
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ROLL CALL VOTE;: Kivell- Yes
Dilg- Yes
Hansen- Yes
Mosier- Yes
Kurtzweil- Yes
Kennedy- Yes
Pelchat- Yes
MOTION CARRIED UNANIMOUSLY

3. Purchase of easement machine for DPW
‘ihave requested an easement
itthe sewer truck can’t reach. He

Superintendent Doug Varney stated the Department of Public Wi
machine to increase accessibility to sections of the sanitary 7 e

then explained this piece of equipment is designed to attac o the €V %truck to increase the areas we are
not equipped to maintain. Councilmember Kurtzweil ag __- how far does 5l {/5 extend. Superintendent
Varney stated it will reach 500 feet. Thatis on to%’ o at the vactor alre é{%%es s0 the total would be
800. Councilmember Kurzweil asked if there is ai

faulic saw. Supermten E/Vamey stated this is
used for cleaning, but if we needed to, we could useh /@ it. Councl,lmernber KIV/ %%ked if this will be
friendly to the ground it will be tracking over. Supenn p/, -” ?’ kind of tank

treads on it and the guys are very happ{% how well it // « . .her stated we V%‘ﬁ only use it on

dry ground. 5 //’////// @
//
. W NN
CM 2-7-22 MOTION TO ABPROVE P URCI%%SE OF E@E
Motion by K /// //supp// / // // //

Motion to app he purc gg,of a TI'ELI ent %hme for the DPW for the amount
of $45,000 unde . ﬁle 1tem 64 959.70

ROLL CALL VOTE'

K_IVGH- Yes
Mosier- Yes
Pelchat- Yes
MOTION CARRIED UNANIMOQUSLY

Superintendent Varney stated we currently have a multi-year study going on right now fo do CCTV to our
quadrants within the city. Just recently we had Pipetek complete phase 3 and now we’re moving onto to
Phase 4, the southwest quadrant. He further stated Pipetek has now submitted a change order to continue
on with this next phase. There are some price increases from last years pricing structure. In addition, for
budget year 2022 there is a quote to offer come CIPP repairs for Phase 1 and 2. There are some price
breaks per repair based on the number of repairs that are made. He stated we came up with 14 repairs that
need to be done sooner than later. Councilmember Kivell stated we have been waiting for a long time and
it is important to move forward with this.

CM 2-8-22 MOTION TO APPROVE AWARD TQ PIPETEK
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Motion by Kivell, supported by Kennedy

Motion to approve the award of Phase 4 of the sanitary sewer evaluation study to Pipetek

Infrastructure for the amount of $47,833.71 for CCTV phase 4 under line item 592-557-801 and

14 repairs to the sanitary sewer line under line item 592-550-930

ROLL CALL VOTE: Hansen- Yes

Dilg- Yes
Kennedy- Yes
Kurtzweil- Yes
Mosier- Yes
Kivell- Yes

Pelchat- Yes //
MOTION CARRIED UNANIMOUSLY

”//;

5. Unsolicited written materials . _

City Manager Zelenak explained that it was brought t ; ttention b)% uncﬂmember that they felt it

would be important to have an ordinance on the % ating to the rece1 of unsolicited written

materials, specifically to regulate the delivery of %Memﬂs Councﬂme %‘L ivell stated if it is a

chronic circumstance, it would be nice for us to hav /a/ 2oal way to ; Address this 15@ He can’t help but

think the publishers of these things aren’t getting j D in Gl _ 'ecause of thl%];/” of thing.

f:gll:ieliz};twc;tuisolzs ﬁ;rfn 1;1:;1;12;11 ofé}? /{;;/delivemg | - r they are doing it 11:/3% way a city
ponsib gf ac;e them i 111 ,//// oxes or some other thing rather than

2]

/’
tossing it out in front of a house. City Att /e 1 ﬁeh stated @Z& was asked by the City Manager to
look into if her firm has ever addressed this ‘r? Tirther stated/}}é o law firm drafted some

2 1Y

w,
ordinances for some comyum s and she has If@v ded thoe&x % ies. g@t&ted there was litigation
gl e
against Orion Townshlp { ardmg thi // At % tated he has spoken with the
Orion Township Sup { and i t Ily tt@f;" ,{l/ Court. 1 ﬁad to do with the violation of first

amendment rights, not onl%eedom ol %)eech but s ! dom of the press. He stated they ended up
settling. Their first avenue

/ /% / / )// r% d just considering it litter, but the courts looked
at what litte /r%/// % /, ///5// Wé/’//‘ llve/t/{ is not litter. He further stated a paper that is
1

dehvered” 1 t'15 delivered wi t for someone to read it. In Orion Township,
p K u
they w g{//;ti}rough several /%3 z 1rt, and eac}//gwnshlp board member, along with the township

was facin @}W suit agamst 54,/’ for 5 % lion dollar each because of the first amendment rights of the
free press. ThI as also occurre/én Alaba%///,/ ew Jersey, New York, and many other states. Some of
the decisions ar bja%ed upon supr////?/e court cases In Wyoming, in 1994 the supreme court voted to strike
down the restrlctlon O distributior & papers being delivered. He stated we looked into this more, the
final results to settle, th”é/ B 1dentsfu/,/- e provided with a contact number for the individuals that were

% /3 : // p
actually handling the delivs ’////1/‘,/ il {e items and the residents were able to contact them to tell them they
don’t want it delivered. Oth: or, jr sdictions are handling it the same way. He stated another concern is
who enforces the ordinance, and against who. The person delivering the paper, or the company hiring the
people to deliver, or the paper. There is a lot to consider. Councilmember Kurtzweil questioned some of
the language in the sample ordinances. She then stated when it comes to where things can be delivered,
people aren’t always comfortable walking up to someone’s door, which may be why they are delivered on
the easement or driveway. Homeowners have dogs, there could be things where people could trip and
fall. She further questioned how someone would attach something securely to a door, or between the
exterior front doors if unlocked, which she would not advise anyone to do that. She stated the sample
ordinances seem very restrictive. She then stated when she looked into this, anything with a first
amendment message, you will have a hard time defending the ordinance. She said she is familiar with the
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Orion Township litigation, and the settlement did not resolve the issue of first amendment. That is
important to know, the issue of first amendment is still on the table for litigation. She further stated she is
a strong advocate of first amendment rights. She stated when she feels a tread of walking toward
something that infringes on her ability to receive reading material on her property is a problem. She
stated she doesn’t care where it is delivered. She can’t support anything like this. Councilmember Dilg
stated she hates seeing these things, but she doesn’t want to interfere with peoples first amendment rights,
but is there a way to force the people issuing the items to have a phone number included so they can call
and ask to be removed from the list, such as campaign material has. Councilmember Kivell stated the
other issue is nothing will be triggered unless someone files a complaint to act on it. Councilmember
Kennedy stated a number of the comments are very valid. Once we have an ordinance drafted, we can
fine tune it to reflect those instances where we want to allow somefi i Jlike this or not like this, but we
need a framework to get the ordinance started. He further stat t to restrict the delivery of the
particular document, it is about controlling the manner in w wja b -ehvered If you look at the pictures
of the packages delivered in the roads, the right of ways, at // y aré b n anyone’s property. If they

%
are delivered onto the roads, the city could call and a%v‘ﬁhé’m to stop doiz g/% He further stated he
doesn’t want this to be heavy handed. You can s ),é o the handle on did8or, or on the mailbox.

7

Councilmember Kurtzweil stated the City Manag orrect and litter in the’s :.eets is not a basis to limit
free speech. She stated with free speech and with w{’g? eople say 1 in those matert?fs% there could be some
inconvenience for the people that don’t want to hear 1t 48)1 doe/ét// ant govemmenf/ }resmct what she
receives on her private property. If peo n’t like them%f/% //:/é uld just pick them / vand throw them

//

away. Councilmember Dilg stated she 6?/ %‘( the ordin/_( ¢ 1s going to restrict free speech, she
would like to see something written that il

’////%k L

/ . //}/#/,remdents se/ﬁ//}/’ /recourse if this keeps happening to
them because she has some nelghbors that a{/ /’;/ t 0 Z/-”/;/”/I;l over an ////f?ck them up. There should be
some kind of recourse and }e number the tesidents o not to keep leaving the

; it 1%
information. Councﬂm //gﬁ/ ‘Hansén,stated it 1/{@’3 f % }// ” //pthe information and recycle

it, but he has seen mate,;;///ls dellver %f@ neighborlip {j;/ //find some p/ éple leave it on the driveway and as

it snows and rains, it deter orates 1nt0 /messy glob,%and it is an eyesore, and it is trash. He further stated

having some sort of ordin: //Z ///g Ioh %ar as where they deliver the information is

something ’/// /l t. / ﬁé}) . when you get the random things delivered
///// ////zf ’///%f/ﬁ //// /21

and the /// / : // %/ could damage your snowblower. He further

stated ouldn’t spen / of it /{;// money o /h but he would like to see something universally

acceptabl al //c}we can go fro // i;;}}e it. It Would be nice if we could have something actionable.

CM 2-9-22 Tl.ON TO APPR‘/AVE STAEE AND ATTORNEY TO DRAFT ORDINANCE

Motlon y/f}e;nnedy, suppg} ) }d by ngf
Motion to {é ve City sta / d attorney to create an ordinance addressing the unsolicited

delivery of wr{ é}n/ aterigls in the City of South Lyon
ROLL CALL VOTE: //////// ;{Iwen- Yes
ansen- Yes
Dilg- Yes
Mosier- Yes
Kennedy- Yes
Kurtzweil- No

Pelchat- Yes
MOTION CARRIED UNANIMOUSLY

PUBLIC COMMENT- Judy Keeling of 62180 Arlington Circle stated she is happy to hear the Fire
Department is going to take a class on dealing with disabled or special needs people, and she worked 23
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years in special education and she has a son that is special needs, and she would be happy to attend the
class as well.

MANAGER’S REPORT

City Manager Zelenak stated at the second meeting in February we will have an agenda item the
resolution for the purchase of sanitary sewer easements associated with the sanitary sewer line under the
railroad tracks. He also stated we have posted for the demolition of 501 McMunn which was purchased
in 2018. He then stated we will be asking for bids again for 318 W Lake Street for the development of
the property and he will be interviewing with the newspaper for an article they will be doing for that
property. He then reminded Council we will have a pre-budget meeti%m March 2 {0 discuss the

ARPA funds we will be receiving and the allowable uses. City Magtger Zelenak stated we have hired
Joey Thorington as our new Fire Chief, and he will start on Wed {4y February 23". He worked for
Dearborn for over 20 years, most recently as the Deputy Chi .,ﬁ%e%}thanked the Fire Department and
Deputy Chief Weir for their work while we were without a L /C/hie ¢ Gouncilmember Kivell stated he

a;
would like to see the city get more aggressive with 1}%}}mi’t Street and zefty’s, it has been going on

ridiculously long and he doesn’t know what needs tg t1ké"place, but for us
y ) )

o )e sitting on our thumbs has
gotten absurd. Tt is making it difficult for us to be% relate with anyone f@ ill be pushing the
7

margins and make them follow the rules and to intervgfle with any kind of time an/@d;%ls a bad example for

o

i
“Bare

) N r . . 2 .

us to be able to address people that aren’t doing what thgf// - ould?a oing with their/property. City
wy E

Manager Zelenak stated we haven’t beg/f‘fi/;iddling our th/¢ /%// ’s will be going ’%zﬁurt with our

i

d .

ordinance officer and we have been WOI‘//{'//; /@/;//1/}/1// our aﬁome%o{% 10 Detroit Street and that was already
filed with the courts, and the building ofﬁefl%’;l. an@%ft@ ey drafteﬁfff?’ tter regarding the consent

Jjudgement that we have and we are followm% proé’é;///%//t/ is .bas %he sched.uhng with the courts, it
iirame. e Jmem ;jéurtzwell stated many courts

isn’t us that is holding it upg#&mare on their t o
i g o it 1 the 1S . A o |

are still not meeting fac&%é.ce.%&st is the holdup indhe ¢ 0? She stated the chatter is wo are 3

////j.//?/ét isa S‘%ﬁ{/ﬁs problem/f%}/@{g%/g%}{ //%///?’

years behind in the coug} ey will priegtize. Councilmember Hansen asked

. L, Y N :
h mittee. City Mar 2
if anyone has applied for@//e/road cc;n?//lttee ity ager Zelenak stated we have 2 applicants as of
L

'//ﬁ;

now, and he will be meetmng%}//h theiiy ¢ /}/I}/ We are ;;}/H recruiting individuals to be part of that
committee, s / // W ///////// %%
U,

COUNCII COMMENTS /Z/%

Wy _ L
Counciln{{{fg}}r Dilg thanke ’/%%/y Lecg{giﬁ}y for his enthusiasm for the city and the passion on our

history, she w b le to hear hnné/é/eak recentty,about the tube mill and we need more champions like

him. She then st{//f/é’a in the past thé/” was a ]aé/c/éli of professionalism and she would like to say for the most
////,/{/ 7

art, t 7 terrific job ot rt artment ding b _and
e Polis and Fire COBEaSle el ooy abon i oo L8 2y O 1) anager, an

that he has done while w /,/2% afing to find a new Fire Chief.

Councilmember Hansen reminded everyone of the 18" annual South Lyon creek clean-up and he is
excited to participate in this and he has his waders ready and looking forward to cleaning up the debris
and waste we might find. It is Sunday April 24® from 9-1 and we will meet up at 400 McMunn at
Michigan Seamless Tube.

Councilmember Kurtzweil thanked Linda Ross and Larry Ledbetter for their coniributions to the city and
she has already spoke to Linda regarding the barn, and she comes from an agricultural family and has a
very strong interest in attending the barn raising. She is confident the money will come in soconer than
later. She then thanked Wayne Chubb for his time on the Planning Commission, she served with him

2/17/2022



many years ago, and he was brilliant, well prepared. Councilmember Kurtzweil reminded everyone to
order your Girl Scout cookies, the hard-working young ladies, not only sell cookics in freezing
temperatures, they also do acts of kindness and they instill a sense of good will. She then reminded
everyone of Paczki Day and she hopes everyone gets their order in at the South Lyon Village Bakery.
She then stated she hopes everyone remembers our troops that are headed to Europe tonight. She prays
they are safe and they return to American soil to be with your families, sooner than later. God Bless our
Troops and God Bless America.

Councilmember Kennedy reminded our residents that our South Iyon Fire Department has smoke
detectors available. If you need a smoke detector, please contact the /ﬁre department at 248.437.2616 and
they will schedule a time to come to your home and install one, absdli %ly free of charge. He stated as we

all know, working smoke detectors save lives, //

Councilmember Mosier thanked Larry Ledbetter for his present tiogjﬁus evening. She also thanked
Deputy Chief Weir for stepping in while we searched fo n{ Fire é}@/ She then thanked Wayne
Chubb and she reminded everyone that we need mo / / ple for our board; 5 d commissions. She stated
we need volunteers for Pumpkinfest as well. She; ated Linden Becbe wisiour water and sewer
superintendent and the director for DPW for many % and he recently passed an / She sends her

condolences to his family. /
fw Th

Councilmember Kivell stated Wayne C@/’ / very talen what he did and he Was areal asset to
the Planning Commission because he hada 0 e(jﬁ ent and i § to try to better programs being

pitched to the city. He further stated we ha /é” nu m ,// vacancn {; our boards and commissions, it is

very rewarding. He then sta oday is his v( ff’ her a happy birthday.
//
Id alsf)/%fée to en Y ////// Oifa board or commission, and he

/
issm 1. %ﬁ/ stated you w1Il make some new friends and it will
H thg%/stated he is a huge winter Olympics fan and the

ter Week The hours are odd, but he hopes more

M,,/////// . e/
B § dveryone to watch.
///////,/ "
//a//

4,/ '/A//h//e cable /

CM 2-10-22 MO-
Motion by %yt weil
Motion to adjo e
VOTE: //’7/ MOTION CARRIED
Respectfully submitted,
Mayor Dan Pelchat City Clerk/Treasurer Lisa Deaton

2/17/2022



AGENDA NOTE

Consent Agenda: Item #.1.

MEETING DATE: February 28, 2022
PERSON PLACING ITEM ON AGENDA: Police Chief
AGENDA TOPIC: Memorial Day Parade

EXPLANATION OF TOPIC: A request was received, on behalf of the South Lyon
VFW Post, for a permit for the Memorial Day Parade on May 30, 2022. The requested
permit necessitates closures of affected portions of Warren St., Lake St., Reynold Sweet
Parkway, and Stryker St., between 8:00 a.m. and 11:00 a.m.

MATERIALS ATTACHED AS SUPPORTING DOCUMENTS:
Parade/Demonstration Application, Approval of Road Closure form, Insurance
Certificate (forthcoming), Hold Harmless agreement.

POSSIBLE COURSES OF ACTION: Approve/Do Not Approve the requested road
closures.

SUGGESTED MOTION: Motion by , supported by

to approve the closure of Warren Street from Second St. to
Lake Street; Lake St. from Warren St. to Reynold Sweet Parkway; Reynold Sweet
Parkway from Lake St. to Stryker St.; Stryker St. from Reynold Sweet Parkway to the
South Lyon Cemetery between 8:00 a.m. and 11:00 a.m. on May 30, 2022; and to
approve the resolution authorizing the City Clerk to make application to the Road
Commission for Oakland County on behalf of the City of South Lyon for the necessary
permits related to the closure of Lake Street between Warren St. and Reynold Sweet
Parkway on May 30, 2022 at 8:00 a.m.

02/28/22



Pé’rade/Event Application

Date(s) of Event: May 30. 2022

Applicant’s Name; 28yna Johnston Ph:

Nare of Event: S0Uth Lyon Area Memorial Day Parade

Business/Organization Name: V-F.W. post 1224
Business Address: 125 E. Mc Hattie St

Business Phone Number: 248-437-2077

President/CEQ Responsible for Event: John Anderson Phi: 248-437-2977

Event Start Date and Time:.5-30-2022 08:00 AM / PM
5-30-2022 11:00

Event End Date and Time: AM /PM - -

Approximate number of persons attending: 390

Approximate number and types of animals: _25 Dogs and farm animals

Amount of space maintained between all units in parade: 25 ft.

Route to be traveled (include Street Names and turning directions} or area to be utilized:

**Please attach a map of the area and/or route that wili be utilized during the event**

South on warren till W. Lake, east to Renyold Sweet Bivd.South on Strick’er to the cematary

2 _ A | ,
A/ MUU\J,CUZ%%/ 25 Lo L/ﬁ(ﬁ/&‘b’:ﬁ’&é(. \\//Jl? -é/u,ffé‘—‘"‘ /25 E
Applicanté’ Signature and Date Responsible Party’s Signature and Date

Lt vt 057 oot

| ‘/TPD L eo | ‘/rnpw | v] City Hall Chief éﬂristopher Sovik /4 Date




Motion by , supported by

Resolved That Lisa Deaton, City Clerk/Treasurer is hereby authorized make application to
the Road Commission for Oakland County on behalf of the City of South Lyon in the County
of Oakland, Michigan for the necessary permits to conduct the 2022 Memorial Day Parade
on May 30, 2022 at 8:00 a.m. and the related road closures:

Lake Street between Warren Street and Reynold Sweet Parkway

and that the City of South Lyon in the County of Oakland, Michigan will faithfully fulfill all permit
requirements, and shall save harmless, indemnify, defend and represent the Board against any
and all claims for bodily injury or property damage, or any other claim arising out of or related to
operations authorized by such permits as issued.

I hereby certify that the foregoing is a true and complete copy of a resolutions adopted by the City
Council of the City of South Lyon, County of Oakland, State of Michigan, at a regularly scheduled
meeting of February 28, 2022, and that said meeting was conducted and public notice of said
meeting was given pursuant to and in full compliance with the Open Meetings Act, being Act 267,
Public Acts of Michigan, 1976, and that the minutes of said meeting were kept and will be or have
been made available as required by said act.

Lisa Deaton
City Clerk/Treasurer



South I.yon Pollce Department
‘219 Whipple St.
South Lyon, Ml 48178 ;
Ph: (248) 437-1773 :
Fx: (248) 4370459

Hold Harmless

To the fullest extent permitted by law the -2 Y th L:'/ o VF W Psst pav D"’f’ @Ja/ﬂﬂﬁ
(Name of applicant/organization)

agrees to defend, pay on behalf of, indemnify, and hold harmless the City of South Lyon, its

elected and appointed officials, employees, volunteers, and other working on behalf of the

City of South Lyon against any and all claims, demands, suits, or loss, including all costs

connected thereWIth and for any da mages which may be asserted, claimed, or recovered

against or from the City of South Lyon by reason of personal i injury, including bodily injury or

death and/or property damage including loss of use thereof which arises out of, orisIn any

way connected or associated with this event. You and/or the organization that holds

responsibility will be held liable for the conduct of the event and each of its participants.

/Qa/m \f(;z/}a%/ <. o 00 2032

&
Signature Date

s
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AGENDA NOTE

Consent Agenda: Item #22

MEETING DATE: February 28, 2022

PERSON PLACING ITEM ON AGENDA: Mayor Pelchat

AGENDA TOPIC: Re-Appointments

EXPLANATION OF TOPIC: In March of each year, the staggered terms of the various
boards and commissions members expire.

MATERIALS ATTACHED AS SUPPORTING DOCUMENTS: N/A

POSSIBLE COURSES OF ACTION: Affirm/Not Affirm the re-appointments made by Mayor

Pelchat

SUGGESTED MOTION: Moved by,

appointments made by Mayor Pelchat of the following:

Steve Mosier
Scott Lanam
Steve Mosier
Brian Dunn
Ryan Densky
Denise Semion
Diane Beagle
Jodi VanDuinen
Phil Weipert
Rich Perry

Ken Michalik
Gary Fagin
Derek Mashburn
Gene Carroll

Planning Commission
Planning Commission
ZBA

ZBA

7ZBA

Parks & Recreation
Parks and Recreation
Parks and Recreation
Historical Commission
Cable Commission
Cultural Arts Comimission
Downtown Dev. Auth
Downtown Dev. Auth
Downtown Dev. Auth

seconded by,

Term expires:
Term expires:
Term expires:
Term expires:
Term expires:
Term expires
Term expires
Term expires:
Term Expires:
Term Expires:
‘Term Expires:
Term Expires:
Term Expires:
Term Expires:

To affirm the re-

March 1, 2025
March 1, 2025
March 1, 2025
March 1, 2025
March 1, 2025

:March 1, 2025
: March 1, 2025

March 1, 2025
March 1, 2025
March 1, 2025
March 1, 2025
March 1, 2026
March 1, 2026
March 1, 2026



AGENDA NOTE

New Business Item # i

MEETING DATE: February 28, 2022
PERSON PLACING ITEM ON AGENDA: City Manager
AGENDA TOPIC: Railroad Crossing Sewer Easements

EXPLANATION OF TOPIC: The City of South Lyon is constructing improvements to
its sanitary sewer system, which improvements include an extension of its sanitary sewer
main and improvements to portions of the existing sanitary sewer manhole and sewer
lines, including in an area through the property commonly known as 415 N. Lafayette
Street (Parcel No. 21-19-476-008) and 606 Lakewood Drive (Parcel No, 21-19-426-
001). The City made a number of attempts to obtain the necessary easements from the
respective property owners, however we have been unsuccessful to date. The City
Attorney has recommended we begin the process of acquiring the easements by eminent
domain in accordance with the Uniform Condemnation Procedures Act, Public Act 87 of
1980. The first step in the process is the adoption of the attached Resolution Concerning
the Acquisition of Property and Approving Declaration of Necessity and Taking for each
property. Attached as Exhibit A to each Resolution is the Good Faith Offer to the
property owners and any interested parties. The second step in the process is the making
of the Good Faith Offer, which you will authorize by adoption of each Resolution. The
Good Faith Offer will include the Appraisal the City commissioned for each property,
which Appraisal supports the purchase price offered. Attached as Exhibit B to each
Resolution is the Declaration of Taking. Assuming the Good Faith Offer is not accepted
within 14 days, the third step in the process is recording the Declaration of Taking at the
Register of Deeds on each property. The final step in the process is filing a complaint for
condemnation in the Oakland County Circuit Court. The attached Resolutions outline
these procedures in more detail. We remain hopeful that litigation will not become
necessary, but we seek the authority to take whatever action is necessary to acquire these
easements.

MATERIALS ATTACHED AS SUPPORTING DOCUMENTS: : Copy of each
Resolution, including Exhibit A (Good Faith Offer with Appraisal) and Exhibit B
(Declaration of Taking).

POSSIBLE COURSES OF ACTION: To approve the attached Resolutions concerning
the acquisition of property and approving the declaration of necessity and taking 606
Lakewood and 415 N. Lafayette.

SUGGESTED MOTION: Motion by » supported by
to approve the attached Resolutions concerning the

acquisition of property and approving the declaration of necessity and taking 606
Lakewood and 415 N. Lafayette.




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

(415 N. Lafayette Street)

City of South Lyon
County of Qakland, Michigan

At a regular meeting of the City Council for the City of South Lyon, Qakland County,
Michigan, held in the City Council Chambers of said City, on the 28" day of February, 2022 at
7:30 p.m.

PRESENT:

ABSENT:

The following preamble and Resolution were offered by Councilmember

and supported by Councilmember

WHEREAS, present conditions in the City of South Lyon, Qakland County, Michigan,
necessitate the extension of the sanitary sewer main by the construction of a new 12-inch
diameter sanitary sewer line (the “Improvements”) over, under, on, across and through portions
of Parcel No. 21-19-476-008 in the City of South Lyon, Oakland County, State of Michigan
("Subject Property”) more particularly described as follows:

PARCEL DESCRIPTION (21-19-476-008)
Land situated in the City of South Lyon, Oakland County, Michigan, described as:

LOT 40 AND THE NORTH 145.50 FEET OF LOT 39, ASSESSOR'S PLAT NO. 2 BEING A
PART OF THE S.E. %4 OF SECTION 19, T.1N., R.7E., CITY OF SOUTH LYON, OAKLAND
COUNTY, MICHIGAN, AS RECORDED IN LIBER 52, PAGE 39 OAKLAND COUNTY RECORDS.

(Subject to reservations, restrictions and easements of record, if any.)

WHEREAS, the Improvements require a permanent easement that varies in width from
40.02 feet - 43.21 feet wide, which easement parallels and is adjacent to the CSX Railroad right—
of-way, and which will be used for the extension of a 12-inch diameter sanitary sewer line which

will connect to the existing 24-inch diameter sanitary sewer line that traverses the Subject



Property; and a temporary construction easement 10 feet in width adjacent to a portion of the
south boundary of the permanent easement. The easement descriptions are as follows:

Permanent Easement
Land situated in the City of South Lyon, Oakland County, Michigan, described as:

A SANITARY SEWER EASEMENT BEING A PART OF LOT 40 “ASSESSOR’S PLAT NO. 2”
BEING A PART OF THE S.E. %4 OF SECTION 19, T.IN., R.7E., CITY OF SOUTH LYON,
OAKLAND COUNTY, MICHIGAN, AS RECORDED IN LIBER 52, PAGE 39, O.C.R. DESCRIBED
AS: BEGINNING AT A POINT DISTANT S02°12°00"W 239.09 FEET ALONG THE WEST LINE
OF SAID LOT 40 FROM THE NORTHWEST CORNER OF SAID LOT 40: THENCE
S89°40'51"E 236.96 FEET; THENCE, N43°29'08”E 14.62 FEET TO A POINT ON THE
NORTHERLY LINE OF LOT 40; THENCE S46°0020"E 172.13 FEET ALONG SAID LOT LINE;
THENCE S43°29'08"W 43.21 FEET; THENCE N45°58'00"W 144.30 FEET; THENCE
N89°40'51"“W 238.91 FEET TO A POINT ON THE WEST LINE OF SAID LOT 40; THENCE
N02°12'00”E 40.02 FEET ALONG SAID LOT LINE TO THE POINT OF BEGINNING.

Contains 16,548 square feet, or 0.38 acres of land, more or less. Subject to all easements
and restrictions of record, if any.

Temporary Construction Easement
Land situated in the City of South Lyon, Oakland County, Michigan, described as:

A TEMPORARY CONSTRUCTION EASEMENT BEING A PART OF LOT 40 “ASSESSOR’S PLAT
NO. 2" BEING PART OF THE SOUTHEAST % OF SECTION 19, T.IN., R.7E., CITY OF
SOUTH LYON, OAKLAND COUNTY, MICHIGAN, AS RECORDED IN LIBER 52, PAGE 39,
O.C.R. DESCRIBED AS: BEGINNING AT A POINT DISTANT $02°12'00"W 279.11 FEET
ALONG THE WEST LINE OF SAID LOT 40 AND S89°40'51”E 86.23 FEET FROM THE
NORTHWEST CORNER OF SAID LOT 40; THENCE CONTINUING S89°40'51”E 152.68
FEET; THENCE S45°58'00”E 144.30 FEET; THENCE S43°29'08"W 10.00 FEET; THENCE
N45°58'00"W 140.32 FEET; THENCE N89°40'51"W 148.67 FEET: THENCE N0O°19'09"E
10.00 FEET TO THE POINT OF BEGINNING.

Contains 2,930 square feet, or 0.07 acres of land, more or less. Subject to all easements
and restrictions of record, if any.

WHEREAS, plans for the Improvements 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 publié; and

WHEREAS, in order to construct said Improvements, it is necessary that the City acquire
a Permanent and Temporary Construction Easement over, under, on, across and through the

Subject Property; and



WHEREAS, the City has caused a valuation of the Subject Property to be prepared; and

WHEREAS, the value of the Permanent Easement on the Subject Property is Nine
Thousand Two Hundred ($9,200.00) Dollars; and

WHEREAS, the value of the Temporary Construction Easement on the Subject Property
is Three Hundred and Twenty-Five ($325.00) Dollars; and

WHEREAS, the City has determined that it is in the best interests of the City to offer to
purchase the easements over, under, on, across and through the Subject Property from the owner
of such property, and to take such other actions as are deemed necessary to acquire the
easements for the purposes of constructing the Improvements.

NOW, THEREFORE, BE IT RESOLVED, by the authority vested in the City of South
Lyon by law, that it is hereby declared and determined that it is necessary to construct the
Improvements over, under, on, across and through the Subject Property within the City of South
Lyon in accordance with the plans prepared by the City, and that said Improvements are
necessary for the use and benefit of the public.

BE IT FURTHER RESOLVED, that the City Manager 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 Nine Thousand Five Hundred Twenty-Five ($9,525.00)
Dollars for a Permanent Sanitary Sewer Easement and a Temporary Construction Fasement on
the Subject Property. The above amounts have been established as just compensation for the
acquisition of the property, based upon a valuation of the property and the desire to complete
the sale short of litigation.

BE IT FURTHER RESOLVED, that after the execution of the Good Faith Offer to
Purchase by the City Manager, the Good Faith Offer to Purchase shall be submitted to the owners

of the Subject 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 as Exhibit B.

BE IT FURTHER RESOLVED, that in the event the Good Faith Offer is not accepted as
set forth above, the City Manager, City Clerk, and City Attorney are authorized to take all actions
required to obtain a Permanent Sanitary Sewer Easement and a Temporary Construction
Easement overe, under, on across and through the Subject Property by eminent domain.

BE IT FURTHER RESOLVED, that in the event the Good Faith Offer is not accepted as
set forth above, and the Declaration of Taking 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 ($9,525.00) 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.

ADOPTED.
AYES:
NAYS:
STATE OF MICHIGAN - )
) ss
COUNTY OF OAKLAND )



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 South Lyon at a regular meeting held this 28t day of February,
2022.

LISA DEATON
Sauth Lyon City Clerk



Exhibit A
(Attach Good Faith Offer)



Mavor
Daniel L. Pelchat

Council Members
Glenn Kivell

Lisa Dilg

Stephen Kennedy
Margaret J. Kurtzweil
Alex Hansen

Lori Mosier

City M. T
Paul Zelenak

Clerk/Treasurer

Lisa Deaton

335 8§ Warren

South Lyon, MI 48178

Phone: 248-437-1735
Fax: 248-486-0049

www.southlyonmi.org

CITY OF SOUTH LYON

February 23, 2022

VIA CERTIFIED MAIL/RETURN RECEIPT REQUESTED

The Estate of Charles B. Pullum
415 N. Lafayette Street

Agent

South Lyon, Mi 48178

DTE Electric Company
C/0 Lisa A. Muschong, Resident

One Energy Plaza, 23 WCB
Detroit, M1 48226

Re: South Lyon Sanitary Sewer Project
Good Faith Offer
415 N. Lafayette Street {Parce! No. 21-19-476-008)

Dear Property Owners:

The City of South Lyon is constructing improvements to its sanitary sewer system,
which improvements include an extension of its sanitary sewer main and
improvements to portions of the existing sanitary sewer manhole and sewer
lines, including in an area over, under, on, across and through the property that
you own and commonly known as 415 N. Lafayette Street (Parcel No. 21-19-476-
008). In order to construct the improvements, the project would cross a portion
of your property. The City will restore any area of the surface of the property that
has been disturbed by the grading and construction of the improvements.

The City of South Lyon has authorized the submission of a good faith offer to
purchase the Permanent Sanitary Sewer Easement and the Temporary
Construction Easement on the property. The City’s offer for the property is based
on an appraisal report that has been obtained (enclosed). Based on the appraisal
report, the City has concluded that the sum of Nine Thousand Five Hundred
Twenty-Five Dollars {$9,525.00) represents just compensation for the Permanent
Sanitary Sewer Easement and the Temporary Construction Easement on the
property. ’

If there are facts known to you that would tend to support a higher price, please
bring them to the City’s attention. The City will give that information its full
consideration, as itis the City’s intention to pay you the full amount to which you
are entitled as just compensation.

If you should decide not to accept the City’s offer, but do not have additional data
that would tend to support.a higher price, you need not do anything. If you do
not respond to this offer within fourteen (14) days from the date of the letter, the
City will assume its offer is not acceptable to you.



Good Faith Offer
415 N. Lafayette Street
Page 2 of 2

If you should decide to accept the City’s offer, please contact my office to make
arrangements for the acceptance of the offer.

If you do not accept the City’s offer and an agreement cannot be reached on a
higher price justified by new information you have furnished to the City, the City
may institute proceedings in the Qakland County Circuit Court for the purposes
of acquiring the property interests described in the attached documents for the
above project by the exercise of the right of eminent domain.

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.

The City looks forward to your response. If you have any questions regarding the
foregoing, please call me at the number listed on the front page of this letter.

Very Truly Yours,

Paul Zelenak, City

Manager

City of South Lyon
Enclosures



Exhibit B
(Attach Declaration of Taking)



DECLARATION OF TAKING

A Resolution of Necessity having been adopted by the City of South Lyon setting forth
that present conditions necessitate the extension of the sanitary sewer main by the construction
of a new 12-inch diameter sanitary sewer line (the “Improvements™) over, under, on, across
and through portions of Parcel No. 21-19-476-008 in the City of South Lyon, Oakland County,
State of Michigan ("Subject Property”). As provided in the Resolution of Necessity, the
Improvements require a permanent easement that varies in width from 40.02 feet - 43.21 feet
wide, which easement parallels and is adjacent to the CSX Railroad right—of-way, and which will
be used for the extension of a 12-inch diameter sanitary sewer line which will connect to the
existing 24-inch diameter sanitary sewer line that traverses the Subject Property; and a
temporary construction easement 10 feet in width adjacent to a portion of the south boundary
of the permanent easement. The Resolution of Necessity further authorized the City Manager
to make a Good Faith Offer to purchase said property.

NOW, THEREFORE, by virtue of the authority vested in the City of South Lyon, 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 Public
Acts of 1980, as amended, it is now declared and determined that the easement property
hereinafter described shail be taken for the purpose of extending of the sanitary sewer main by
the construction of a new 12-inch diameter sanitary sewer line, 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 South Lyon as just
compensation for the property being acquired; and a statement whether the City of South Lyon
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 (21-19-476-008)
Land situated in the City of South Lyon, Oakland County, Michigan, described as:

LOT 40 AND THE NORTH 145.50 FEET OF LOT 39, ASSESSOR’S PLAT NO. 2 BEING A
PART OF THE S.E. ¥4 OF SECTION 19, T.1N., R.7E., CITY OF SOUTH LYON, OAKLAND
COUNTY, MICHIGAN, AS RECORDED IN LIBER 52, PAGE 39 OAKLAND COUNTY
RECORDS.

(Subject to reservations, restrictions and easements of record, if any.)

Permanent Easement
Land situated in the City of South Lyon, Oakland County, Michigan, described as:

A SANITARY SEWER EASEMENT BEING A PART OF LOT 40 “ASSESSOR'S PLAT NO. 2”
BEING A PART OF THE S.E. % OF SECTION 19, T.IN., R.7E., CITY OF SOUTH LYON,
OAKLAND COUNTY, MICHIGAN, AS RECORDED IN LIBER 52, PAGE 39, O.C.R.
DESCRIBED AS: BEGINNING AT A POINT DISTANT S02°12'00"W 239.09 FEET ALONG
THE WEST LINE OF SAID LOT 40 FROM THE NORTHWEST CORNER OF SAID LOT 40;
THENCE S89°40'51"E 236.96 FEET; THENCE, N43°29'08"E 14.62 FEET TO A POINT ON
THE NORTHERLY LINE OF LOT 40; THENCE S46°00'20"E 172.13 FEET ALONG SAID LOT
LINE; THENCE S43°29'08"W 43.21 FEET; THENCE N45°58'00"W 144.30 FEET; THENCE
N89°40'51"W 238.91 FEET TO A POINT ON THE WEST LINE OF SAID LOT 40; THENCE
N02°12'00"E 40.02 FEET ALONG SAID LOT LINE TO THE POINT OF BEGINNING.

Contains 16,548 square feet, or 0.38 acres of land, more or less. Subject to all
easements and restrictions of record, if any.



Temporary Construction Easement
Land situated in the City of South Lyon, Oakland County, Michigan, described as:

A TEMPORARY CONSTRUCTION EASEMENT BEING A PART OF LOT 40 “ASSESSOR’S
PLAT NO. 2” BEING PART OF THE SOUTHEAST ' OF SECTION 19, T.1N., R.7E., CITY
OF S0UTH LYON, OAKLAND COUNTY, MICHIGAN, AS RECORDED IN LIBER 52, PAGE
39, O.C.R. DESCRIBED AS: BEGINNING AT A POINT DISTANT S02°12'00"W 279.11
FEET ALONG THE WEST LINE OF SAID LOT 40 AND S89°40'51"E 86.23 FEET FROM THE
NORTHWEST CORNER OF SAID LOT 40; THENCE CONTINUING S89°4051"E 152.68
FEET; THENCE S45°58'00"E 144.30 FEET; THENCE $43°29'08"W 10.00 FEET; THENCE
N45°58'00"W 140.32 FEET; THENCE N89°40’'51"W 148.67 FEET; THENCE N00°19'09“E
10.00 FEET TO THE POINT OF BEGINNING.

Contains 2,930 square feet, or 0.07 acres of land, more or less. Subject to all easements
and restrictions of record, if any.

2. Names of Property Owner: The Estate of Charles B. Pullum, deceased, Oakland
County Probate File No. 2011-336741-PE

3. Names of each person, other than the Owners, having a potential interest in the
property: DTE Electric Company.

4, Value of Easements based on Valuation of the Property:
Permanent Sanitary Sewer Easement: $9,200.00
Temporary Construction Easement: _$ 325.00

Total: $9,525.00

5. The City of South Lyon reserves it rights to bring Federal or State cost recovery
actions against the present owner of the property.

CITY OF SOUTH LYON

BY:

Paul Zelenak
City Manager

Dated: , 2022




STATE OF MICHIGAN )

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

, 2022, by Paul Zelenak, as the City Manager, on behalf of the City of South Lyon.

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

Prepared by and when recorded return to:
Lisa J. Hamameh (P57936)

27555 Executive Drive, Suite 250
Farmington Hilts, MI 48331

Phone: (248) 489-4100
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Preperty Owner: Charles B. Pullman

Property Address: 415 North Lafayette Street, City of South Lyon, Oalkland County, Michigan

SUMMARY OF SALIENT FACTS

EXTRAORDINARY CONDITION:

TYPE OF PROPERTY:

LAND AREA:

HIGHEST AND BEST USE:

RIGHTS ACQUIRED:

The construction to occur on the subject property will consist of
a combination of open cut and directional boring. As a condition
of the contract, the contractor will be instructed by
representatives of the City of South Lyon to “preserve and
proiect”™ surface areas including lawn, plantings, trees, eteetera.
In the area in which the open cut method of construction is used
the compensation estimate is based upon the premise that the
easetrient surface areas will be restored to a condition equal (in
terms of value) to that which existed before the taking.

In those areas in which the directional bore construction method
is used minimal surface area is anticipated to be disturbed. In
the area in which a connection to an existing sewer line is
necessary an open cut around the existing manhole will be
required.

No compensation is offered for improvements or fixtures located
within the easement areas in this appraisal as these are to be
preserved and protected.

Small acreage parcel improved with a manufacturing facility.

The legal description of the property provided on a Hubbell Roth
& Clark Consulting Engineers exhibit does not include an
acreage estimate of the property, Reference to the Commercial
and Industrial Profile obtained from the website of the Oakland
County Tqualization Department indicates that the property has
an area of 4.24 + acres. This is believed the net area of the
property.

Commercial/Industrial.

Permanent easement varying in width from 40.02 feet to 43.21
feet. The easement parallels and is adjacent to the CSX Railroad
right-of-way for a distance of 172.13 feet at which point the
course swings to an east/west direction to the west property line.
This distance is 238.91 feet.

A temporary construction easement 10 feet in width adjacent to a
portion of the south boundary of the permanent easement will
also be acquired. The length of the temporary easement is
estimated at just less than 289 feet.

There will be a proposed 12 inch sanitary sewer line extended
from the property to the north under the railroad right-of-way via
the directional bore method of construction. This sewer line will
be connected to an existing 24 inch sanitary sewer line that
traverses the subject property. The length of time to complete
the proposed sewer extension is six months. This the projected
time period that the temporary easement will be needed.



FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman

Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

ESTIMATED DIMINUTION —

VALUE OF “PART TAKEN”:
PERMANENT EASEMENT
TEMPORARY EASEMENT

TOTAL

APPRAISAL DEVELOPMENT;
APPRAISAL REPORTING:

EXTRAORDINARY LIMITING
CONDITIONS:

HYPOTHETICAL CONDITION:

The total area estimated within the permanent easement is
16,548+ square feet, while the area estimated within the
temporary construction easement is estimated at 2,930 square
feet.

This easement taking is somewhat of an unusual situation in that
the sanitary sewer has been within this easement for years but
apparently was never properly recorded. Part of the taking then
in this sense is the formal placement of an easement in the
location of the existing sanitary sewer line. The value estimate
will treat this entire easement area in the same fashion as the
placement of a new easement. The new sanitary main
connection from the north will be connected via open cut and the
placement of the temporary in the general vicinity of this open
cut to connect a new 12 inch sanitary to the existing 24 inch
main. :

$9,200.00
3 325.00

$9,525.00

“Part to be Acquired”, diminution to Fee Simple Estate property
rights within the proposed permanent easement area and Fair
Market Rental within the temporary construction easement.

Appraisal Report consistent with Uniform Standards of
Professional Appraisal Practice (USPAP) Standard 2(a).

The value reflected above represents the appraiser’s
recommended compensation for the taking of easement rights
across the property identified as Sidwell Identitication Number
21-19-476-008 in the City of South Lyon, Oakland County.

None.



FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Ovwner: Charles B, Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

LEGAL DESCRIPTION OF OWNERSHIP

Land situated in the City of South Lyon, County of Qakland, State of Michigan described as:

DESCRIPTION OF PROPERTY (TAKEN.FROM RECORD 21-19—-476-008)

LOT 40 AND THE NORTH 145.50 FEET OF "ASSESSOR'S FLAT NO. 2" BEING A PART OF THF

S.E. 1/4 OF SECTION 19, T.N., R.7E., CITY OF SOUTH LYON, OAKLAND G NTY, MICHIGAN, AS
7 RECORDED IN LIBER 52, PAGE 38, G.C.R. ' o A

| SUBJECT TO RESERVATIONS, RESTRICTIONS AND EASEMENTS OF RECORD, IF ANY.
i ALSO KNOWN AS SIDWELL NQ. 21—19-476-008 '

PARCEL NUMBER:

21-19-476-008

ASSESSED VALUE AND TAXES

2021 Assessed Value $573,870.00
2021 Taxable Value $493,450.00
2021 Summer Tax 8 2819548
2021 Winter Tax 8 41922

Total 2021 Tax § 28,614.70



FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon

Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

ZONING
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PARTIAL SECTION OF CITY OF SOUTH LYON ZONING MAP SHOWING SUBJECT PROPERTY

Reference to the City of South Lyon Zoning Ordinance indicates that the subject property is zoned “I-17

Light Industrial. The intent, Principal Permitted Uses and Requirements of the district have been copied from the
Zoning Ordinance and are included herein:



FULLER APPRAISAL, I.1..C.

Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman

Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

(a)

(B

ARTICLE X, - -1 AND -2 INDUSTRIAL DISTRICTS

Sec. 102-130. - Intent,

The 11, industrial district is Intended to primarily accommodate wholesale activities, warehouses,
and industrial operations whose external, physical effects are restricted to the area of the district
and in no manner affect in a detrimental way any of the surrounding districts. The I-1 district is so
structured as to permit, along with any 'spec'rﬁed uses, the manufacturing, compounding,
processing, packaging, assembly, or treatment of finished or semi-finished products from
previously prepared material. Since available industrial land in the city is limited, this districtis
also intended to accommaodate uses that are office- or research-type, along with "business
center” buildings that combine office and flexible Industrial space. it is further intended that the
processing of raw material for shipment of bulk form, to be used in an industrial operation at
another locaiien, not be permitted.

The -2, general industrial district is designed primarily for manufacturing, assembling, and
fabrication activities including large-scale or spedialized industrial operations, whose external
physical effects will be felt to some degree by surrounding districts. The I-2 district is so
structured as to permit the manufaciuring, processing, and compounding of serni-finished or
finished products from raw materials as well as from previously prepared material

Sec. 102-131. - Permitted uses.

In the 11 and I-2 districts, land, buildings, and other structures shall be used only for one or more of the
uses specified in the table below. Uses denoted by a "P" are permitted by right, whereas uses denoted by
"C" have site development standards for specific uses and uses denotad by a "S" are considered special land
uses and may be approved by the planning commission subject to the applicable general and specific
standards i article X, site development standards for specific uses and article Xill, special land uses.

Permitted Uses in the Industrial District

i-1 12 | Saction Reference

Care Facilities

Adult and child residential care facilities In accordance with | s S Sec. 102-171
section 102-10 adult and childeare facilities.

Entertainment and Recreational




FULLER APPRAXSAL, L.I.C,

Appraisal for the City of South Lyon
Property Owner: Charles B, Pullman

Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

Business, research, vocational, and technical training 5 Sec. 102171
schools

Commercial recreation facilities, private P P

Social clubs P 5 Sec. 102-171

Finance, Medical and Professional Office and Research and

Development

Basic design, research, design and pilot and/or P P
| experimental product development service, and retail
: trade

Data processing and computer centers, including service P P

and maintenance of electronic data and processing centars

Medical laboratories P P
Professional and corporate offices P P
Veterinary hospital C C Sec. 102-143(11)
Animal grooming establishment _ p P

Commercial, Retail and Service

Autornobiie repair establishment (major repair) P P
Billboards and off-premise signs S 5 Sec. 102171
Business centers, combining small-scale office, and P p

industrial space

]

Commercial parking lots S |5 | Sec1021776)

Central dry-cleaning plants and laundries p P




FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman
Property Address: 415 Nerth Lafayette Street, City of South Lyan, Oakland County, Michigan

Health clubs and related uses including martials arts P 5
instruction and gyms

Sec. 102-171

Kennels _ | C — Sec. 102-143(5)
Mini- or self-storage warehouses C C Sec 102-143(6)
Outdoor display - | C C Sec. 102-143(7)
Outdoor storage s S Sec. 102-171
Pet boarding facilities C — Sec. 102-143(8)
Vehicle rental facilities 5 Y Sec. 102-171
Public, Institutional, and Utilities
Business, research, vocational, and techinical training P 5 Sec, 102-171
schools
Fssential public services P P
Essential public service buildings and storage yards S S Sec. 102-171
Governmental offices or other governmental uses, post P s Sec, 102-171
offices, public utility offices, exchanges, and transformer
‘ stations
Wireless communications facilities S S Sec. 102-171
Industrial




FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

Assembly, manufacture, compounding, processing,
packaging, or treatment from previously prepared
materials, or repair, of such products as, but not limited to
food products, excluding bakery goods and candy and
plastics

Sec. 102-171

Assembly, manufacture, compounding, processing, |
packaging, or treatment from previously prepared'
materials, or repair, of such products as, but not limited to:
bakery goods and candy; cosmetics, pharmaceuticals, and
toiletries; hardware and cutlery; pottery and figurines or
other similar ceramic products using anly previously
pulverized clay and kiins fired only by electricity or gas;
musical instruments, toys, sporting goeds, and nbvelties;
small molded rubber products; electrical appliances,
electronic instruments and devices, electronic consumer
products, and photographic equipment; electric or neon
signs; fight sheet metal products, including heating and
ventilating equipment, siding, cornices, eaves, and the like;
textile goads; apparel, jewelry, and leather goods; and

furniture and fixtures

Assembly, manufacture, fabrication, processing, packaging,
or treatment of products indoars from previously prepared
material induding bone, canvas, cellophane, cloth, cork,
elastomers, feathers, felt, fiber, fur, glass, hair, horn,
leather, paper, rubber, precious or semiprecious metals or

stones, shell, textiles, tobacco, wax, wire, wood (planing

‘ mills shall not be permitted), and yarns

Breweries, distilleries and wineries

Sec. 102-143(3)

Concrete and asphalt batch plants

Sec. 102-171

LG




FULLER APFRAISAY, L.I.C.

Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman )
Property Address: 415 North Lafayetie Street, City of South Lyon, Oalland County, Michigan

Crematorium S S Sec. 102-171

Experimental, film, or testing laboratories P P

Extractive uses (commercial mining of sand, gravel, stone, S ) Sec. 102-171

and simitar)

Filling stations (flammable and combustible liquids or S 5 | Sec.102-171
gases) '

Heat treatment plants S 5 Sec, 102-171
Incinerators, cogeneration plants, recycling centers, ana S s Sec. 102-171

composting facitities

Laboratories—Experimental, film, or testing P P
Lumber and planing miils S S Sec. 102-17]
Metal plating, buffing, and polishing P P
Painting and varnishing shops 5 S Sec. 102-171
Retail sales of goods assemblad, manufactured, P P

compounded, processed, packaged, or treated from
previously prepared materials, or repaired or stored, on
the premises, provided the building floor area devoted to
retail sales comprises no more than 25 percent of principal
building fioor area and the outdoor sales area comprises

no more than 25 percent of the minimum required lot area

Salvage yards S S Sec. 102-171

Stamping plants P P

Tool, die, gauge and machine shops P P

11




FULLER APPRAISAL, L.L.C.

Appraisal for the City of Seuth Lyon
Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

Truck terminals, truck stops, and truck service facilities — —

Warehousing and wholesale establishments, material P P

distribution facilities

Water filtratlon and wastewater treatment plants, s S Sec. 102-171
reservairs, and sewage treatment facilities

Accessory

Accessory buildings, structures and uses, customarily P P
incidental to any of the above principal uses

Accessory buildings, structures and uses customarily S S Sec 102171
incidental to any of the above special land uses

Sec, 102-132, - Area, height, bulk, and placement regulations.

All uses within the Industrial districts shall adhere to the following area, height, bulk, and placerment
regulations:

Lot Size

Minimum area (square feet) — _

Minimum width (lot frontage in feet) —_ —_

Setbacks (in feet) '

Front yard {minimum) 2 40 60

Side yard {minimum)

12




FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

Least one _ 20 . 30

Totaltwo 40 60
Rear yard (minimum) 20 0
Building height

Stories (maximum) —

Feet (maximum) 35 50

Maximum percent of lot area covered by buildings 75 75

Footnotes to_sectlan 102-132 schedule limiting height, bulk, and placement regulations:

1 Sethacks for institutional uses {such as a place of worship, nonprofit organization, academic
institution, library or hospital) in residential districts shall be as follows:

Front 35 feet
Sides 30 feet
Rear : 30 feet
Parking 20 feet’

a. A35-foot wide greenbelt shall be provided along major thoroughfares or arterial roadways in
all residential districts for residential developments. Building setbacks are measured from the
interior ine of the greenbelt. See article XX, landscape standards and tree replacement.

b. Refer to article XX, landscape standards and tree replacement, for required setback and
buffering based on adjacent zoning districts.

¢. Allyard areas shall be lawn, ground cover or living landscape plant materials, except for
access drives, sidewalks, bike paths, architectural features, permitted accessory buildings and




FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

a,

(1)
: @
| @
| @
=)
: ®)
o)

essential service facilities.
Refer to section 102-40, projections into yards.

Refer to subsection 102-255(d), off-street parking space design and setback requirements, of
article XiX, off-street parking and loading-unloading standards, for parking setbacks.

2 Front yard requirements in accordance with section 102-21, front yard requirements. Front yard
setback reductions are permitted as follows:

Where the front yards for existing main bulldings in the vicinity of, and in the same zoning
districts as a subject lot are less than the required front yard for the zoning district of the
subjact lot, the required front yard for the subject 1ot shall be ne less than 90 percent and no
more than 135 percent of the average established front setback of existing main buildings on
the same slde of the street and entirely or pariially within 300 feet of the side lot lines of the
subject lot, subject to subsections b and ¢, below.

. The front yard setback reduction shall oniy be permitted if there are twe or more lots

occupied by main buildings within the area described in subsection a, above, for computing
the average front yard,

In no case shall the required front yard resulting from the application of subsection a and b,
abave, be less than 15 feet.

Sec. 102-133. - Site development requirements.

All principal uses and special land uses are subject to the following site development requirements:

Article ll; General provisions.

Article XV: Site plan review.

Article XIX: Off-street parking and loading standards.
Article XX Access management and driveway standards.
Article XXI: Landscape standards and tree replacement.
Articla XXIl; Lighting standards.

Chagter 70: Signs.

Secs, 102-134—102-139, - Reserved.

14




FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B, Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Qakland County, Michigan

Based upon reference to the aerial photography included with the Oakland County Equalization
Department’s Property Gateway property information, it is the appraiser’s opinion that the subject property has
adequate size and width for many of the uses allowed by right as well as many allowed upeon Special Permit
within the controlling zoning district.

SALES HISTORY OF THE PROPERTY

To the best of the appraiser’s knowledge, there has been no sales activity concerning the subject property
in the past five years.

OWNERSHIP, OCCUPANCY AND CONTACT WITH THE OWNER

The Assessment Records indicate that the taxpayer for the property is Charles B. Pullman. The appraiser
sent a lotter to 415 North Lafayette Street, City of South Lyon, South Lyon, Michigan 48178 describing the
takings and offering the opportunity to meet with the appraiser at the site. - The appraiser has had telephone
conversations and email correspondence concerning the taking with the owner Mr. Pullman subsequent thereto.

Mr. Pullman objections to the taking are twofold. First the easement is too close to the north edge of his
existing warchouse manufacturing building located on the Westerly part of his property. Second, Mr. Pullman is
of the opinion that the easement will render the northerly currently unimproved portion of the property un-
buildable as the casement effect cuts off a triangular shaped area from the remainder of his parcel. Mr. Pullman
approximated the size of areas he believed rendered unusable at 1 acre.

The appraiser requested permission to enter the property and offered Mr. Pullman an opportunity to meet
and discuss these issues on site. Mr. Pullman declined this opportunity and indicated that he instructed his real
estate consultant (Leo Gonzales, Broker) to contact the appraiser regarding this issue. Mr. Gonzales did not

contact the appraiser and as a result the site was inspected from outside the boundaries from the neighboring CSX
rail nght of way.

INTEREST APPRAISED

With regard to the permanent easement, the method of analysis will be that of the value of the “Part to be
Taken (Acquired)”. The part of the subject property to be acquired is a variable width (40 to 43) foot wide
permanent easernent. This easement will be used in conjunction with the extension of a 12 inch sanitary sewer
line which will connect to the existing 24 inch sanitary sewer line that traverses the subject property. The
connection of the two sewer lines will utilize an existing manhole in this area.

The impression of the easement is not anticipated to damage or diminish the value of the property outside
of the easement area. In such an instance, the compensation due the property owner is based upon the estimated
diminution accruing to the Fee Simple Estate value of the underlying land within the proposed easement.

A temporary easement 10 feet in width running parallel with and adjacent to the permanent easement will
also be required. The temporary easement will expire upon completion of the project which has been estimated at
6 months. The estimated compensation for the temporary easement will be based upon a fair market rental for
this portion of the property for the duration of the project. The easements will be impressed upon a Fee Simple
Estate and the estimated value herein is derived from and is percentage of an estimate of the Fee Simple Estate
land value of the subject property.

15



FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Cvwner: Charles B. Pullman
Property Address: 415 Norik Lafayette Street, City of South Lyon, Oakland County, Michigan

PURPOSE OF THE APPRAJISAL

This appraisal has been requested by Lisa Hamameh, Esquire with the law firm of Rosati Schultz Joppich
Amtsbuechler acting on behalf of the City of South Lyon to estimate the compensation due the property owner as
the result of the impression of a 40+ foot wide permanent easement and a 10 foot wide temporary easernent in the
north portion of the property. The easements are required in conjunction with the extension of a 12 inch sewer
line that will connect with the existing 24 inch sewer line traversing the subject property.

Also to be estimated is the fair market rental for the projected six month period in which a temporary
easement will be utilized in conjunction with the project.

In Eminent Domain tzkings such as this the condemning authority is required to make a good faith
estimate that is based upon any loss in market value the accrues to the property as a result of the taking. The
definition of market value considered most applicable to a problem of this nature is quoted as follows:

Fair Market Value, as defined in the Standard Jury Instructions for the State of Michigan, is:

a) "The highest price estimated in terms of money that the property will bring if exposed
Jor sale in the open market with a reasonable time allowed to find a purchaser buying
with knowledge of all of the uses and purposes to which it is adapted and for 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 bfing in the hands of a prudent seller, at liberty to fix the time
and conditions of sale;

d) What the property would sell for on negotiations resulting in sale between an owner
willing, but not obliged, to sell and a willing buyer not obliged to buy;

e) What the property wonld be reasonably worth on the market for a cash price, allowing a
reasonable time within which to effect a sale,”

Source: Model Civil Jury Instruction for the State of Michigan Eminent Domain 90.06 Market Value-Definition.



FULLER APPRAISAL, L.L.C.

Appraizsal for the City of South Lyon
Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

DISCUSSION OF THE APPRAISAL PROBLEM

The subject property consists of a irregularly shaped small acreage parcel with an area of 4,24 acres per
the Oakland County assessment records. The site is used in conjunction with a window manufacturing business.
The propety is adjacent to N. Lafayette St. in the north portion of the City of South Lyon.

There is a proposed taking of a permanent easement ranging in width from 40 to 43 feet and a 10 foot
temporary easement all of which will traverse the north portion of the property. The course of the easement is not
straight and is somewhat clumsy to describe verbally. Therefore, a sketch of the subject property which
highlights the area in which the taking is to occur is included herein for the convenience of the reader:
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Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B. Puliman o
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

2/3/2020 11:24 AM
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'DESCRIPTION OF PROPERTY (TAKEN FROM RECORD 21—-19—-4756-008)

LOT 40 AND THE NORTH 145.50 FEET OF "ASSESSOR'S PLAT NO. 2" BEING A PART OF THE

S.E. 174 OF SECTION 19, T.IN., R.7E., CITY OF SOUTH LYON, OAKLAND CAQUNTY, MICHICAN, AS
RECORDED [N LIBER 52, PAGE 39, O.CR.

SUBJECT TO RESERVATICNS, RESTRICTICNS AND EASEMENTS OF RECORD, IF ANY.
ALSO KNOWN AS SIDWELL NO. 21—19—476—008

DESCRIPTION OF SANITARY SEWER EASEMENT

A SANITARY SEWER EASEMENT BEING A PART OF LOT 40 "ASSESSOR'S FLAT NC, 2" BEING

A PART OF THE S.E. 1/4 OF SECTION 18, T.IN,, R.7E., CITY OF SOUTH LYON, OAKLAND COUNTY,
MICHIGAN, AS RECORDED IN LIBER 52, PAGE 39, 0.C.R., DESCRIBED AS:BEGINMING AT A PGINT
DISTANT S02412'00°W 239.09 FEET ALONG THE WEST LINE OF SAID LOT 40 FROM THE
NORTHWEST CORMER OF SAID LOT 40: THENCE SB940'51°E 236,86 FLET: THENCE N4329'08°E
14.62 FEET TO A POINT ON THE NORTHERLY UINE OF LOT 40: THENCE S48'0020°F 172,13

FEET: THENCE N89'40’51"W'258.91 FEET 10 A POINT ON_THE WEST LINE OF SAID LOT AG;
THENCE NOZ12'00"E 40,02 FEET ALONG SAID LOT LINE TO THE FOINT OF BEGINNING.

SAID DESCRIPTION GONTAINS 15,548 SQUARE FEET, OR 0.38 ACRES, MORE OR LESS.

DESCRIPTION OF TEMPORARY CONSTRUCTION EASEMENT

A _TEMPORARY CONSTRUCTION EASEMENT BEING A _PART OF LOT 40 "ASSESSOR'S PLAT NO. 2"
BEING A PART OF THE S.E. 1/4 OF SECTION 19, T.N., R.7E., CITY OF SOUTH LYON, OAKLAND
COUNTY, MICHIGAN, AS RECORDED IN LIBER 52, PAGE 39, O.C.R., DESCRIBED AS:BEGINNING AT
A POINT DISTANT S02'12'00"W 279,11 FEET ALONG THE WEST LINE OF SAID LOT 40 AND

38940 51°E 86.23 FEET FROM THE NORTHWEST CORNER OF SAID LOT 40; THENCE CONTINUING
SBMO'STE 15268 FEET, THENCE 545°58'00°F 144.30 FEET: THENCE S43°29'08°W 10.00 FEED

EET;
THENCE N4558°00°W 140.32 FEET; THENCE N8940'B1™W 148,67 FEET; THENCE NOOMS'OSE 10.00
FEET TO THE POINT OF BEGINNING.

SAID DESCRIPTION -CONTAINS 2,930 SQUARE FEET, OR 0.07 ACRES, MORE OR LESS.

REY. JGB MO, 555 HULET DAIVE FO. BOXB2s| SHEET MO.
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— FHONE: (249) 484-6300 2
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FULLER APPRAISAL, L.I.C.

Appraisal for the City of South Lyon
Praperty Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

The area to be encumbered by the permanent easement varies slightly in width from 43.21 feet to 40.02
feet. The Hubbell, Roth & Clark Consulting Engineers sketch included above indicates that this easement
parallels and 1s adjacent to the north boundary for a distance of 172.13 feet. At this point the course of the
permanent easement alters to an east/west direction for approximately 238.91 feet then exiting the property at the
west boundary. The area of the permanent easement is estimated as 16,548 square feet or 0.38 of an acre,
roughly 9 percent of the total land included within the property. This area will be used in conjunction with a
connection of a 12 inch sewer line extended from the property to the north with an existing 24 inch sewer line that
traverses the subject property.

The construction plans for the project indicate some surface disturbance on the subject property should be
anticipated in conjunction with this connection. There is an existing manhole at the point of the proposed
connection. The appraisal assumes that any damage to landscaping or site improvements will be restored to a
condition equal to that existing before the taking with the exception of trees. Upon completion of the project the
City of South Lyon will retain the right to enter this portion of the property at any time in the future for
maintenance and repair of the sanitary sewer line with no additional compensation due the property owner. In this
case, grading and seeding of disturbed lawn area is considered sufficient restoration, while grading of gravel
parking areas is considered adequate restoration of gravel surfaced areas. The taking is near the edge of gravel
and natural wild growth areas. The lot is not heavily travelled and in many cases vegetation is growing through.
Trees in this area of the property look to be valueless softwoods growing wild and regardless of species are not
landscape placements. No compensation or replacement of wild growth trees is recommended as these are not
considered to make a positive contribution to the market value of the property.

As well as the permanent easement, a 10 foot wide temporary easement that is-adjacent to the south

. boundary of the permanent easement will be required. This easement is adjacent to the permanent easement for a
distance of just less than 289 feet. The temporary easement will be used in conjunction with the movement of
machinery and materials during the construction project. The temporary construction easement will expire upon
completion of the project, a period projected as 6 months, The premise that the area used in conjunction with the
permanent easement will be restored to equal condition to that which existed prior to the taking is equally
applicable with regard to the temporary easement.

The format of this appraisal is often identified as a “Valuation of the Part to be Acquired” or,
alternatively, a “Valuation of the Part Taken”. This type of valuation format s utilized when no damages to the
value of the remaining portions of the property are perceived to result from the taking. This type of format is also
utilized in circurnstances in which alternate appraisal methods such as a valuation before the taking and after the
taking may not reflect any difference, or loss, in value. When such circumstances exist, the value of the “Part to
be Acquired” format is considered to be the most fair to the property owner, The reader should note that the
owner i concerned that the taking will damage areas of the property outside of the easement, specifically areas
isolated by the easement which he estimates to be roughly an acre. The appraiser is not of the opinion that this
area is in fact damaged. This will be discussed later herein when the discussion of value diminution within the
easement areas is discussed.

In the case of the subject property, the “Part to be Acquired” for the permanent easement are some of the
property rights vested in the fee simple ownership of the subject property. The rights that will be acquired are the
right of entry in conjunction with the proposed construction and the future maintenance of the sanitary sewer line.
The owner will retain the surface rights such as materials storage, landscaping, outdoor activities, etc. in this area.

The value of the “Part to be Acquired” format focuses upon the contributing value of the land and land
improvements specifically within the take area and to the manner in which this portion of the property contributes
to the whole. Most of the area in which the taking will occur is in either in a natural state (along the CSX
Boundary) or sparsely graveled parking/staging area just south of a small pond where it appears the lot drains.
Some larger softwoods are noted in areas where the gravel area transit to grassy or wild scrub. Currently, a few
semi-trailers are parking in the gravel area with the remainder empty.
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Preperty Owner: Charles B, Pullman
Property Address: 415 North Lefayette Street, City of South Lyen, Oakland County, Michigan

With regard to the temporary easement, the just compensation will be estimated based upon a fair market
rental considered applicable for the duration of the project.

In the valuaticn of the subject property, consideration has been given to the Cost, Market Data (Direct
Comparison) and Income approaches to value. Due to the specific appraisal format that has been selected as most
fair to the property owner, the Cost and Income Approaches to Value are not considered applicable. A variation
of the Market Data (Direct Comparison) Approach to Value will be used. In this approach, consideration is given
to the contribution to value of the land within the area to be taken. The Market Data (Direct Comparison)

Approach to Value is the method used to estimate the value of the land within the area in which the acquisition is
to occur.

As the taking involves unimproved portions of the subject property, the “Part to be Acquired” premise of
this report wil! utilize multi-use potential land sales as a guideline to the contributing value of the affected arcas.
This valuation method is based upon the premise that the Highest and Best Use of the entire property is for
industrial/commercial purposes. Once the value of the land in question is estimated, a value diminution estimate
for the easement rights being acquired by the City of South Lyon will be made and utilized as a guideline for
compensation due the property owner for the loss of said rights for the permanent easement.

A primary premise and “Limiting Condition™ of this report is that the surface area affected will be
restored to its current condition or equivalent in terms of value. The site restoration will be within one month of
completion of construction, or as weather permits. Restoration by means of grading the gravel areas if disturbed
and seeded and straw over the wild growth is sufficient restoration in terms of value impacts.

FIXTURES

None noted in the “Part to be Acquired”.

NON-COMPENSABLE ITEMS

To the best of my knowledge, I have excluded any damages that arise from a non-compensable source.

HAZARDOUS WASTE OR PROPERTY CONTAMINATION

"The north portion of the subject property was inspected giving specific attention to the area in ‘which the
takang will occur. The appraiser attempted to be aware of circumstances that would lead to the conclusion that
hazardous materials may have been stored or dumped on the site. No circumstances that would lead to this
conclusion were noted. The reader is alerted to the fact that the dumping of such materials can be done in a
manaer that makes visual detection virtually impossible after a short period. Often this is the goal of such an
action.

If there are concerns in this area, the reader is advised to contract the services of a firm or individual
qualified to complete a certified site audit.
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B, Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

GENERAL AREA DATA

The City of South Lyon is just within the southwest edge of the heavier suburban development pattern
associated with the City of Detroit. The City was founded over 100 years ago and located near the intersection of
two rail rouses and along the primary highway route between Pontiac (Ozldand County Seat) and Ann Arbor
(Washtenaw County Seat). South Lyon is small City at 3.7 square miles and uatil approximately 30 to 40 years
ago was surrounded by predominately rural Lyon Township. In the last 20 years, Lyon Township has grown
exponentially and the rural character is predominately gone. The City of South Lyon has also grown, however,
with relatively litile vacant land within the 3.7 square miles City of South Lyon growth has been modest. The
current population of the City of South Lyon is 11,746, up 419 residents from the 2010 census. The surrounding
Lyon Township population is estimated at 23,217 in 2020 with room (especially given the presence of a well-
developed sanitary sewer system) to grow. The 2020 count was up 60 percent from 2010 according to Hometown
Life a regional online publication. Eventually, the 6 by 6 mile township grid that includes the City of South Lyon
and Lyon Township will be populated in a similar fashion to other more densely populated township grids in
Qaldand County which tend to be 40,000+,

The City of South Lyon has private transportation access to commuter routes to the north (1-96) and west
(US-23) and includes numerous employers within its boundaries and within the nearby Green Oak and Lyon
Township communities. Proximity to amenities and services is good and the job environment was good prior to
COVID 19 with many residents working within the community and excellent transportation arteries to Metro
Detroit for commuters. From The I-96, US-23 interchauge one can route to Ann Arbor south, Lansing West,
Detroit and larger suburbs east and flint to the north in most cases in less than an hour. This intersection is
located just to the northwest of the City of South Lyon roughly five miles.

The City of South Lyon is serviced primarily by South Lyon Consolidated Schools. This school system
has proven attractive to the extent that robust suburban growth is taking place.

Median household income for 2019 in the City of South Lyon was projected by the ACS at §73,200.00 up
21.7 percent from 2010. This increase is well above typical for Metro Detroit where many communities are
stagnant or in decline as far inflation adjusted income growth is concerned. This increase in affluence is
particularly of notice in light of the County of Oakland median household income of $79,698.00. The community
thus within ten years has went from significantly below average in terms of median household income to nearly
average within the most affluent County in the State of Michigan. The fact that the City of South Lyon is
predominantly of ofder housing stock suggests that the income increase is not coming from new residents entering
the newer more expensive suburban housing in outlying Lyon Township. City of South Lyon conveniences, in
this case, appear to be attracting high income residents and, in addition, providing opportunities for higher
incomes relative to the past.

The Realcomp MLS statistics show median price year to date in South Lyon of $255,000.00 less than 10
percent below the Oakland County median of $275,000.00. For South Lyon this up from $89,000.00 (post
housing bust) in 2011 or 186 percent in the last decade. This is less than the County increase over the same
period, however, it must be considered that much in the way of new housing stock has entered the Couaty market
where relatively little new housing is noted in South Lyon where there is little room for expansion. Price per
square foot averages show $160.00 year to date in South Lyon up 146 percent from the 2011. For the County per
square foot sale price average is $165.00 up 154 percent from the post housing bust year of 2011. The City of
South Lyon, in general, shows to experiencing excellent residential market conditions similar to the surrounding
areas with new housing stock. In general, the trend appears toward a general renovating and improving or at least
providing good upkeep to the existing older housing stock of the City of South Lyon.

For more detail the SEMCOG community profile for this City is located in the addendum to this report.

Also, the City of South Lyon website at southlyonmi.org contains includes a plethora of Community information
including the master plan updated last in November of 2016.

22



FULLER APPRAITSAL, L.L.C.

Appraisal for the Ciiy of South Lyon
Property Owner: Charles B. Pullman

Property Address: 415 North Lafayelte Street, City of South Lyon, Oakland County, Michigan

VALUATION
DESCRIPTION OF THE PROPERTY

SITE DATA

LAND AREA:

ROAD FRONTAGE:

The subject site is 459.54 feet in width as measured
along the south boundary. The west boundary is
estimated as 610.60 feet. The property tends toward
triangular in shape and this boundary is the represents
the west leg. The hypotenuse does not extend to the full
length of a triangle but truncates at N. Lafayette Si. The
length of this boundary which is adjacent to the CSX
railroad right-of-way is 614.50 feet. The final boundary
1s that adjacent to N, Lafayette St. and is 193.70 feet.

The area of the property is defined as 4.24 acres in the
Property Description contained within the Property
Gateway Webpage of the Oakland County Equalization
Department.

193.70 feet along the west boundary of North Lafayette
Street. West Lafayette Street has a variable width right-
of-way that is 66 feet in the area of the subject property.
As is typical, the toad widens at some intergections to
facilitate turns.

23



FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman

Property Address: 415 North Lafayette Street, City of Scuth Lyon, Oakland Couaty, Michigan

DEPTH:

SHAPE:

UTILITIES:

WETLANDS:

SOILS:

The depth of the property is 459.54 as measured along
the south property boundary.

The subject property tends toward triangular.

If the reader has any questions regarding the above
information, reference is made to the property sketch
prepared by Hubbell, Roth & Clark, Consulting
Engineers included in the “Diseunssion of the Appraisal
Problem” section of this report.

Natural gas, telephone service, cable, electricity and
samtary sewer are directly available to the property.

There is an area in the north portion of the property that
appears to retain water. The appraiser is not an expert in
wetlands delineation and should the reader have
concerns relative to this area of expertise it is
recommended that the services of a qualified
environmental consultant be retained. The water
retained is likely sheet drainage from the subject storage
lots and impervious areas as the general slope is mild
from Southeast down to northwest.

Reference to the Oakland County Soils survey indicates
that the subject soils are primarily Matherton Sandy
Loam. This is a poorly drained soil with a high water
table. Typically, this soil will require surface and/or
subsurface or drains or building up building pads above
grade. This soils classification includes other similar
soils and in some cases very poorly (as opposed to
poorly drained Matherten) drained Gilford Soils.
Reference to the 1974 County aerial library suggest that
the site has been 1o some extent filled and that the
original high portions of the site built nearly to the limits
of soils suitable for building. See below and contrast
with the aerial at the beginning of this section. Much of
the current gravel parking area appears to have been
filled.
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Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

FLOOD HAZARD: Reference to map FEMA map panel 26125C0585F
effective date 9/29/2006 shows the subject property to be
in zone X, this is an area of minimal flood risk.

TOPOGRAPHY: Generally level, slightly below the grade of the CSX.
railroad right-of-way that forms the north boundary of
the property and somewhat below the grade of N.
Lafayette St.

25



FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon

Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyen, Oakland County, Michigan

SUBJECT PHOTOGRAPHS TAKEN BY CRAIG J. FULLER ON NOVEMBER 30, 2021

Above: This is looking south from the CSX fence over the site. The two barren trees on the left are believed to be in
or very near the permanent easement{. The existing sanitary sewer line is also below ground in this area and routes
right/left through the property and exits the property between the building and this vantage point.

Above: This is looking west from Pontiac Trail. The sanitary sewer routes within the subject property along the
opposite side of the tracks shown above. At a point that is between the two communications poles, the sanitary
routes at an angle to the left and routes just to the right and beyond the building in the background. The sanitary
has been in place for many years and no formal easement appears to have been recorded.
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FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon

Property Owner: Charles B, Pullman
Property Address: 415 North Lafayette Street, City of Souta Lyon, Oakland County, Michigan

SUBJECT PHOTOGRAPHS TAKEN BY CRAIG J. FULLER ON NOVEMBER 30,2621

Above: Looking from North Lafayetie Street (aka Pontiac Trail) northwesterly along CSX line. The sanitary sewer
enters the property from beneath the CSX line approximately 135 feet from this vantage point. The small
orange/white pylon is believed to mark a manhole where the sewer changes route 90 degrees from NE/SW below the
tracks to NW/SE along the property line for approximately 120 feet to another manhole where the route changes 45
degrees to the left in an E/W direction. A new sanitary will route beneath the CSX tracks to the second manhole. The
second main is basically a relief route from the existing18 inch sewer. The sanitary within the subject property is 24
inches, the existing sanitary beneath the tracks is 18 inches and the new sanitary connecting to the second manhole
will be 12 inches. The existing sewer is just over 20 feet inside the property line and 431 foot easement is being
formalized along this route. At the 45 degree bend to the lefi at the second manhole on the subject, a 40 foot wide
easement is “Part to be Acquired”, 20 feet on each side of the existing line. In addition a 5 foot temporary
construction easement will be taken along the southern side of the permanent near the 45 degree course change.

Above: This is looking south from CSX near North Lafayette Street. An existing 18 inch sanitary enters an existing
24 inch sanitary at a manhole in the extreme lower right. At the manhole is changes course 94 degrees to the right
within the Pullum Window property and runs parallel with the rail line for approximately 115 to 120 feet.
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FULLER APPRAYSAL, L.L.C.
Appraisal for the City of South Eyon

Property Owrer: Charles B, Pullman
Property Address: 415 North Lafayetée Strest, City of South Lyon, Qakland County, Michigan

SUBJECT PHOTOGRAPHS TAKEN BY CRAIG J. FULLER ON NOVEMBER 30, 2021

Above: This photo is to the southwest over approximately 1 acre that the owner believes is rendered un-buildable
due to the easement. The proposed easement around the existing sanitary sewer will route through the property
and exist the west boundary very near the building shown in the background. The owner has expressed an
opinion that the sewer easement routes too close to the existing building and that this route renders areas in
the foreground un-buildable.

Above: This is Southeast along the CSX route. The easement is along this route toward the background of the
photograph where it routs away from the CSX route and through the north part of the property. This occurs
just beyond the unmaintained area and open snow covered lot where a 12 inch sanitary will be constructed
under the CSX tracks into and existing manhole on the subject property.
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Appraisal for the City of South Lyen

Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Qakland County, Michigan

SUBJECT PHOTOGRAPHS TAKEN BY CRAIG J. FULLER ON NOVEMBER 30, 2021

Above: The new 12 inch sanitary that will enter the subject will be at the far right of the photograph.
The existing 24 inch sanitary routes through the subject just to the right of the building in the background.

Above: View of subject property frontage along North Lafayette Street.
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Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

BUILDING IMPROVEMENTS

‘Two industrial/warehouse building are constructed on site. The froat building includes an estimated
17,185+ square feet of floor area. The building is reported to have been originally constructed in 1954 and review
of the aerial photo records suggests that additions to the 1954 structure took place over time.

The second building is a warchouse structure that includes 18,000 square feet of floor area. Reportedly,
building in 2017. The north end of this building is about 25 feet from the existing sanitary sewer and this north
wall runs parallel to the sanitary. The easement will run paratlel with the north building wall roughly five feet to
the north,

There is also an estimated 34,784+ square feet of asphalt yard area and roughly another 20,000 square
feet of gravel yard area. The easement impacts gravel yard only and it is further noted that this are of the gravel
yard appears sparsely utilized with a couple of fairly large trees noted therein. No damage to any of these
improvements located outside of the yard area are anticipated as result of this easement. As such, a “Part to be
Acquired” appraisal format has been utilized as the basis for a good faith offer.

As the premise of this appraisal is that of the “Part to be Acquired”, or “Taken”, with respect to
unimproved portions of the property, no further description of these improvements is considered necessary.

SITE IMPROVEMENTS AND TREES IN THE EASEMENT AREA

This appraisal is based upon the assumption that the areas of the permanent and temporary easements will
be restored to a condition equal to that existing prior to the taking. It is noted that will amount to grading the
surface only. The take area appears primarily sparscly graveled storage lot. There are some trees that grown into
this area. These trees are not considered to contribute to value and if taken will not be replaced. Grading the
surface is considered adequate restoration of any disturbed area in terms of value. Having said this, care should
be taken so that a similar amount of gravel as was in place prior to the taking should remain after.

PRESENT USE OF THE PROPERTY

The property is improved with a window manufacturing facility.
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Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman
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HIGHEST AND BEST USE

Highest and Best Use, as defined in the Standard Jury Instructions for the Courts of the State of
Michigan, is:

“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.”

In the analysis of Highest and Best Use, the appraiser gives consideration not only to those uses allowed
as zoned, but also to any likely alternate uses that would result in a greater net return. If the property being
considered is improved, the analysis is done in a manner that first gives consideration to the Highest and Best Use
as though vacant and then continues giving consideration to the highest and best use of the property as improved,
Analysis in this manner tends to test the contributing value of the building improvements.

Any reasonable opinion of Highest and Best Use must give consideration to the question of whether such
use is reasonable, physically possible, legal and the most economically feasible alternative.

With regard to the question of Highest and Best Use, it is considered reasonable to point out that the real
estate appraiser Is, in essence, a generalist. That is, the appraiser can reasonably address the issue of which
general use of the property can logically be anticipated to result in the greatest net return. However, it is
considered equally as reasonable to point out that any number of specific uses may exist within a general use
category and any number of factors such as building size, shape, location on the lot, parking to building ratio, etc.
can also be accomplished. The role of the appraiser, in my opinion, is to define the general use of the property
which can be expected to result in the greatest net return but not, necessarily, to address the specific issues such as
the absolute use or the optimal building size.

The subject property is zoned “I-1” Light Industrial. The general use trend along N. Lafayetie Street in
this area is multiple-family residential. The business district of the City of South Lyon is just south of the subject
property on either side of Lafayctie Street. The industrial zoning district in which the subject property is located
allows a broad range of uses including office and commercial as well as light industrial. Several of the uses
allowed under the industrial classification such as central dry cleaning facilities and concrete/asphalt batch plants
are not always permitted in these districts.

"The fact that the subject property is somewhat below the grade of North Lafayette Street renders it less
desirable for many of the uses allowed than would be the case with a similar property that is at grade with the
primary access street. This circumstance is not considered to substantially affect the marketability of the property
for industrial use as is evidenced by the existence of the window manufacturing facility.

Obviously the appraiser cannot estimate the value of the property for all of the uses permitted in the
controlling zoning district. The appraiser has completed a number of assignments in the general subject area and
is aware of the market conditions existing therein. Based upon review of a substanijal amount of market
information and upon information obtained from interviews with developers and brokers active in and
knowledgeabls of conditions therein, it is my opinion that the highest and best use of the subject property, if
vacant, is for light industrial. Based upon these same sources, it is the appraiser’s opinion that the potential value
of the property for any likely commercial or alternate use would be about the same.

Light Industrial use of the property is also believed to be the Highest and Best Use of the property as
improved.

31



FULLER APPRAISAT, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Ozkland County, Michigan

ESTIMATED VALUE VIA THE COST APPROACH

In the application of the Cost Approach to Value, the appraiser estimates the replacement cost of all
building and site improvements. The estimated building replacement cost is then reduced by the anticipated
impact upon value resulting from any one, or all, of three forms of depreciation. After reduction of the estimated
cost by this amount, the contributing value of the land is added.

In some cases, the Cost Approach to Value includes an allowance for entrepreneurial profit. The
entrepreneurial profit is the return to the individual that goes io the time and effort to find the site, to secure the
necessary municipal approvals for the development of the site, coordinate the construciion efforts, etc. Inclusion
of an allowance for entrepreneurial profit is not an automatic allowance but 1s dictated by the evidence of the
market.

The portion of the subject property which is being valued, involves only the contributing value of the
land. As the dwelling improvements are not located within the “Part to be Acquired”, no estimate concerning the
cost is necessary. Therefors, the parameters of the appraisal problem are such that the Cost Approach to Value is
not considered an applicable technique.

ESTIMATED VALUE VIA THE INCOME APPROACH

The Income Approach to Value is based upon the premise that there is a direct relationship between the
income productivity of a property and the value of that property. The first step in the Income Approach to Value
is the estimate of the gross income that a property can be anticipated to generate. This income may be the actual
productivity of the property or may be based upon the appraiser’s observations of current market conditions.

The next step in the Income Approach to Value is the reduction of previously estimated gross income by
the anticipated loss due to vacancy and credit loss. This amount 13 estimated based upon observation the market
conditions existing in the area. The income remaining, after giving consideration to vacancy and credit loss, 1s
identified as the effective gross income.

The Income Approach to Value continues giving consideration to the expenses that would typically be
anticipated to accrue to the landlord position. The manner in which expenses are allocated between the tenant and
the landlord will vary substantially depending upon the type of property being appraised and the agreement made
between the landlord and tenant. The amount of money remaining after reduction of the effective net income by
the anticipated expenses is typically identified as the net income. This amount is the basis for the investor type
decision making.

Although a number of methods exist for the conversion of the projected net income into an indication of
value, the most commonly used method is that identified as the property residual technique. This method
converts the net income estimate into an indication of value through the use of a factor typically identified as the
overall capitalization rate. The overall capitalization rate is, in effect, the required rate of return necessary to
attract investment capital to a property with the characteristics of the property being appraised. The overall
capitalization rate is developed through the analysis of sales of similar income producing properties and through
the analysis of current economic indicators.

In somewhat unusual circumstances, vacant land is found to produce income and the buying and/or
selling decisions concerning such properties will give consideration to this factor. Examples of such
circumstances would be a commercial parking lot or land leased in conjunction with commercial improvement.
Typically, however, the buying and selling decisions concemning vacant land are not made based upon the
potential income productivity, as the majority of such properties simply do not produce income absent the
existence of building improvements. As this method of analysis is not found to be representative of the manner in
which the market would typically react to such properties, it is the appraiser’s opinion that the Income Approach
to Value does not provide a reliable guideline for the valuation of the “Part to be Acquired”.

32



FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B, Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

ESTIMATED VALUE VIA THE MARKET DATA (DIRECT COMPARISON) APPROACH

The valuation method believed to offer the best guideline for the “Part to be Acquired”, or “Taken”,
format is the Market Data (Direct Comparison) Approach. In the application of the Market Data (Direct
Comparison) Approach to Value, the appraiser conducts a market survey concerning sales and listings of
properties considered similar to and competitive with the property being appraised if each was on the open market
at the same time. Those properties believed to offer the best guideline for the problem at hand are abstracted from
the market survey for more direct comparison with the property being appraised. Recognition is given to the
ways in which the market properties and the subject property differ and to the anticipated market reaction to these
differences. The result of the comparison process is a range of value which the appraiser references when
finalizing the value estimate for the subject property.

The area of the subject property in which the easements are to be impressed, i.e. the “Part to be Acquired”
or “Taken”, is zoned “I-1” Light Industrial. Reference to the section of the City of South Lyon Zoning Ordinance
identifying the uses allowed in this zoning district indicates that a wide range of uses are permitted as a matter of
right. The existing window manufacturing use is permitted.

In awareness of the wide variety of uses allowed within the light indust-ial districts it is the opinion of the
appraiser that the search for viable market guidelines can reasonably include properties purchased for or available
for any vse defined as permiited within the district. The value estimate for the subject property for the “Part to be
Acquired” will, therefore, be made using market sites purchased for uses that would reasonably be expected to be
allowed within the industrial district. The result of the comparison method of analysis will be a square foot value
considered representative of the market potential of the subject property. The value of the “Part to be Acquired”
will then be projected based upon this square foot value estimate and the square footage within that area. This
estimated square foot value will also be used as the basis for the calculation of the fair market rental due the
property owner for the use of the temporary easement on a portion of the property during the life of the project.

One property that has been selected from the market survey was purchased for multiple family residential
use. Multiple family residential is not a permitted use in the subject “I-1”, Industrial district. However,
comparison of the many allowable uses in each of the locations being compared, use of this property is considered
proper appraisal procedure.

The appraiser has, in conjunction with this assignment, conducted a market survey concerning the sales
and listings of vacant multiple family sites in competitive areas in the City of South Lyon and nearby areas.

Due to the broad range of uses allowed within the controlling zoning district in which the subject property
is located the market search was conducted in a manner giving strong ernphasis to the selection of market
guideline properties that also allow a broad range of uses. Such properties represent a relatively small segment of
the overall real estate market and a high percentage of the land available for such use has been improved for a
number of years. The appraiser did discover the sale of a property located in nearby New Hudson as well as a
sale in nearby Lyon Township that occurred in the relatively recent past. The third property abstracted from the
market survey for guideline purposes is located in Commerce Township and is currently listed for sale.

The information concerning the most similar properties will be discussed at this point and summarized in
chart form on a side by side basis in order for the reader to more readily understand the comparison process. The
chart form summary will include the mathematical adjustment process and result in a range of acreage values
considered to provide the best guidelines for the property being appraised.

33



FULLER APPRAISAY, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyen, Oaklard County, Michigan

COMPARABLE SALES LOCATION MAP
| o DRUETEIGN SAT. L
i E o
| !
] ———
HHLFORD
w'_f‘r’iPsﬂ
fur Ferbrr "
BT Averl oy

0 THR . ¥ ; # L, ¥
| " . : ety : . ", . ,;.- . ic.;--n 3 ffiﬂ‘_ﬁﬁ‘ﬁl?\
% ‘ . . . TR 4 E'] = B
: w gk By .
i u , O SMEMTWP. | e

34

WESTBLOD

i
amyLAlo
FEEND




FULLER APPRAISAL, L.1.C.
Appraisal for the City of South Lyon

Property Owner: Charles B. Puliman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

Comparable Information -VIL-2

Date Taken: 2020

Taken By: ADVERTISING PHOTO
BY THOMAS DUKE CO.

Direction of Photo: N/A

Location: N/E CORNER GRAND RIVER AVENUE AND
EAST LYON CENTER DRIVE. 56000 GRAND RIVER
AVENUE, LYON TOWNSHIP, CAKLAND COUNTY,
MICHIGAN

Highest & Best Use: MULTIPLE FAMILY
Date Inspected: NUMEROUS

Verification: MARK SZERLAG, LISTING BROKER &
Legal Description: CONSISTS OF ASSEMBLAGE OF

THREE PARCELS WITH LENGTHY METES AND BOUNDS
DESCRIPTIONS, PART OF THE SOUTHEAST ¥ OF
SECTION 3, LYON TOWNSHIP, OAKLAND COUNTY,

JAMES CLARKE, ROBERTSON BROTHERS

Topography: GENERALLY LEVEL AT GRADE WITH
LYCN GENTER DRIVE

MICHIGAN, AVAILABLE UPON REQUEST.

Shape: IRREGULAR - SEE AERIAL PHOTC ABOVE
Tax Parcel No.: 21-03-327-012, 019 & 027

Zoning: NEW HUDSON EDGE DISTRICT
Bldg. Size: NO BUILDING VACANT LAND

Uiilities: ALL CITY SERVICES — SEWER CAPACITY

Land Size: ADVERTISED AS 7+ ACRES OR 304,020+ BEING INVESTIGATED

S.F.

Road Surface; FAVED
Date of Sale: PENDING 04/29/2021 — will close upan final

municipal approvals Condition of Sale: PENDING - ARMS LENGTH

NEGOTIATIONS
Seller;: AERO AND AUTO STUD SPECIAL INC.,
REPRESENTED BY THOMAS DUKE COMPANY, MARK

Purchaser: PENDING SALE
SZERLAG ASSOCIATE BROKER

Price: $900,000.00

Terms: Cash $ 9.474.00 Per Potential Unit $128.571.00 peracre $ N/A FF

Remarks and/ or Description of Improvements: THE ZONING ALLOWS MANY USES ALTHOUGH THE PAST INDUSTRIAL USE OF THIS
FPROPERTY 18 NOT ALLOWED, THE BUYER PLANS 95 LUXURY APARTMENTS. THE ZONING WILL ALLOW UP TO 14 APARTMENT
UNITS PER ACRE {12 TOWNHQUSE) IN THIS DISTRICT. THE SALE WILL CLOSE UPON THE BUYER OBTAINING ALL NECESSARY
MUNICIPAL APPROVALS. THIS IS BEING DONE AT THE BUYERS EXPENSE. SANITARY SEWER WILL REQUIRE A PUMP STATION AT
GRAND RIVER OR EXTENTION TO GRAVITY FEED NORTH ALONG THE RING ROAD. BUYER ANTIGIPATES A COST IN THE AREA OF
ONE-GUARTER MILLION FOR EITHER OPTION WHICH 1S YET TO BE DETERMINED. NO SOIL CONTAMINATICN OR OTHER ISSUES NOT
CONDUCIVE TO THE PLANNED USE HAVE BEEN DISCOVERED.
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Date Taken: N/A
Location: 22675 GRISWOLD ROAD, CHARTER TOWNSHIP
OF LYON, OAKLAND COUNTY, MICHIGAN

Legal Description: TIN, R7E, SEC 28 PART OF E % OF SE %
B_EG ATPTDIST 81761.50 FET FROM E ¥ CORN, TH 8 200
FT, TH § 90-17-00 W 750 FT, TH N 29-31-00 W 240.71 FT, TH
E 87546 FT TO BEG. 3.84 A, CHARTER TOWNSHIP OF
LYON, OAKLAND COUNTY, MICHIGAN

Tax Parcel No.: 21-29-426-007

Bldg. Size: NONE THAT CONTRIBUTE TO VALUER

Land Size: 3.84 + ACRES GROSS —3.60 + ACRES NET

Date of Sale: FEBRUARY, 28, 2020

Seller: ALL AMERICAN STORAGE, INC.

Price: §335.000.00 Terms: Cash - $2.08 NET S.F

Taken By: Qakland County Aerial

Comparable Information No.VL-4

Direction of Photo: N/A

Highest & Best Use: COMMERCIAL/OFFICEANDUSTRIAL
Date Inspected: 11/27/2021 AND OTHERS

Verification: PROPERTY TRANSFER AFFIDAVIT
Topography: LEVEL

Shape; RECTANGULAR WITH ANGULAR REAR
BOUNDARY

Zoning: “i-1” LIGHT INDUSTRIAL

Utilities: SEWER AND PUBLIC WATER

Road Surface: PAVED

Condition of Sale: ASSUMED ARMS LENGTH

Purchaser: CONSUMERS POWER COMPANY

$90.786.00 PERNET ACRE § N/A _ FF

Remarks and / or Description of Improvements: 1,770+ SQUARE FOOT BUILDING BEXISTING AT TIME OF SALE, NOT CONSIDERED TO

CONTRIBUTE TO VALUE. CLEARED PARCEL WITH DETENTION BASIN AT REAR., RAILRCAD RIGHT-OF-WAY FORMS REAR OR WEST

BOUNDARY,
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Comparable Information No.VL-5

Date Taken: N/A

Lecation: N/W CORNER BOULDER COURT & MARTIN
ROAD, COMMERCE TWP,, QAKLAND COUNTY,
MICHIGAN

Legal Description: T2N, RSE, OAKLAND COUNTY
CONDOMINIUM PLAN NO. 782 BOULDER INDUSTRIAL
PARK UNIT 1, LIBER 12912 PAGE 384

Tax Parcel No.: 17-13-300-097

Bldg. Size: NO BUILDINGS VACANT LAND

Land Size: 2.02 ACRES PER LISTING BROKER.

Date of Sale: NO SALE LISTING CURRENT AS OF 11-2021

Seller: D*AN-CO PROPERTIES REPRESENTED BY
SIGNATURE ASSOCTATES

Price: $349,000,00 Terms: _Cash $3.97 NETSF

Remarks and / or Description of Improvements: HEAVILY WOODED PARCEL WITH HIGH RATIO OF STREET FRONTAGE. MARTIN ROAD

Taken By: Oakland County Aerial

Direction of Photo: N/A

Highest & Best Use: COMMERCIAL/OFFICE/INDUSTRIAL
Date Inspected: 11/27/2021 AND OTHERS

Verification: REVIEW OF CURRENT PROPERTY
ADVERTISING SIGNATURE ASSOCIATES

Tepography: LEVEL

Shape: TENDS TOWARD RECTANGULAR WITH
CURVILINEAR SOUTH BOUNDARY

Zoning: “TLM"TECHNOLOGY/LIGHT MANUFACTURING
Utilities: SEWER AND PUBLIC WATER

Road Surface: PAVED

Condition of Sale: N/A CURRENT LISTING

Purchaser: N/A CURRENT LISTING

$172.772.00 PER NET ACRE § N/A FF

IS THE EXTENSION OF M-5 HIGHWAY WHICH ENDS ABOUT 1&1/4 MILE SOUTH. RETENTION BASIN AT REAR OF PARCEL,
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PROPERTY VL-2

This property is located at the intersection of Grand River Avenue and Lyon Center Drive E.
approximately five and one-half miles northeast of the subject property. The market conditions in this location
are more intense than those in the subject area. The property has just less than 320 feet on Grand River Avenue.
and an estimated 935 feet of frontage on Lyon Center Drive E. Grand River Avenue at this point is a four lane
highway with a center lane for left turns and a northwest/southeast course. Lyon Center Drive E. is a two lane
loop road also with a center lane for left turns. The property is generally level at grade with each road and mostly
cleared. Three properties were assembled to create this parcel which is advertised as having an area of 7+ acres.
The depth of the property is variable but is slightly more than 1,220 feet in depth from Grand River Avenue at the
deepest point. There is a slight jog in the south line of the property. The property has public water and sanitary
sewer available. There is somewhat greater than typical cost associated with the available sanitary sewer. This
circumstance and the effect upon value will be discussed at a later point. The property is located within the New
Hudson, Edge zoning districts. The uses allowed within this district are very broad with the goal of encouraging
growth,

The market property is currently under a purchase option at the price of $900,000.00. This price is equal
to $128,571.00 per acre or $2.95 per square foot of land area. In an interview with the potential purchaser the
appraiser was informed that current plans project a multiple-family residential development totaling 95 units.
Therefore, in this case, the per-unit price can be calculated as $9,474.00 and the density as 13.6 units per acre.

When comparing the market properties to the subject consideration is given to the circumstances of the
sale as well as such areas as physical, locational, availability of utilities, etc. as each have the potential to effect
value. Ifit is discovered that circumstances exist that would have an impact upon value it is necessary to apply an
adjustment to the price of the market property to reflect the anticipated market reaction to this area of difference.
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With regard to the circumstances of the sale, the title that was transferred has the potential to effect value,
In some circumstances it is noted that the title transferred was subject to an encumbrance such as a life estate or a
long term lease. In other cases only partial interests may be transferred. In the case of the market guideling
property the sale has not yet closed but at the time of closing fee simple estate ownership will be trangferred from
seller to buyer. This is the highest form of ownership that can be held in real estate subject only to the Police
Powers of the Community, Taxation, Eminate Domain and Escheat. The subject property is being valued
assuming a fee simple estate ownership. This is the ownership that will be transferred in conjunction with this
sale. No adjustment is necessary for this area of consideration.

The conditions of the sale have the potential to affect value and therefore those of the market guideline
properties must be investigated to lead to a supportable conclusion. ITit is discovered that unusual eircumstances
that could affect the sale price of a property existed, these circumstances should be investigated and if the sale
information is used, an adjustment must be applied. Examples of such conditions include; sales between related
parties, the need for a specific property that would warrant a higher than market price, ete. Upon review no
circumstance were discovered that had the potential to result in something other than market price. The parties to
this sale are believed to be prudent, knowledgeable and acting in their own best interest. No adjustment to the
price of Property VL-2 is necessary due to the conditions of sale.

The terms of sale is another area that has the potential to affect value and could result in a higher or lower
sale price. Seller financing with a lower than typical down payment, low interest rate, or other soft terms would
be examples of circumstance that have the potential to result in a higher than typical purchase price. Should the
seller have a need for quick cash or should other circumstances that simply warranted a shorter than normal
marketing period have the potential to result in the seller accepting a lower than market price. To the best of the
appraiser’s knowledge at the point in time that the sale closes the terms of the sale will be cash. This is consistent
with the definition of market value. No adjustment to the price of this pending purchase is Necessary,

It is posstble that the sales being used oceurred during a time frame in which prices for similar properties
were either higher or lower than would be the case at the date of valuation of the subject property. The period
subsequent to the 2008 depression resulted in prices globally that were historically low. After a long period of

stagnation, price increases occurred and the much of the real estate market has reached levels existing prior to the
recession.

The sale of the property is pending as of the date of valuation of the subject property. No adjustment for
changing market conditions is necessary and the adjustment process will continue from the amount of
$128,571.00 per acre.

LOCATION

Meany of the factors discussed within the Market Data Approach to Data are not easily classified into one
category or another. This is considered the case when giving consideration to a factor such as Iocation. If one site
is in the center of town and is compared with one on the outskirts where there is less market activity this would be
a locational adjustment. This is clear. One property with a particularly good view vis-a-vis a similar property
absent such view, is this a physical characteristic or a locational characteristic? These are examples of the way
such differences are somewhat difficult to classify. As long as the differences that could have an effect upon
value are recognized and accounted for, the manner of classification should be left to the discretion of the
individual completing the analysis.

With regard to this market guideline property, discussions with the proposed purchaser and the broker
representing the seller as well as observations of the appraiser leads to the conclusion that the location is
significantly superior to that of the subject from the standpoint of overall appeal to the market. This circumstance
is believed to be true of those competitive properties lying north of Grand River Avenue. Therefore, an
adjustment for location is considered necessary.
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With regard to the determination of the amount of the adjustment a method identified as the “matched
pair comparison” is taught in appraisal classes and published in appraisal texts. This method of analysis requires
the analyst to find information ¢oncerning two or more properties that are virtnally identical with only one, or
few, differences. If there is a difference in the price of these highly similar properties, this difference is
considered the reason for any difference in price. This amount is also the adjustment that should be applied when
this difference is discovered during the comparison process. A method of this type has the potential to provide
good insight into the adjustment needed to compensate for these différences and is considered a valuable tool.

The availability of vacant multi-use potential sites represents a relatively small segment of the overall real
estate market. Very few such properties exist in the competitive market area for the subject property from which
to apply a “matched pair comparison”. It is noted however that such a comparison was able to be completed in
conjunction with an earlier appraisal of a property contignous to the subject. In the case of this analysis, cach
property was zoned to allow multiple-family residential. The properties are quite similar with the exception of
density and location. One of the comparison properties is located very close to the subject while the other is
located very close to the market guideline property. After giving consideration to the effect upon value due to
density it is believed thai the remaining difference in price of the comparison properties is attributable to location.
The difference in the price of the properties included in this matched pair analysis is just more than 50 percent,
The comparison property is also superior to Property VL-2 from a locational standpoint. Therefore, the
adjustment for location should be somewhat less than that resulting from the matched pair analysis. After giving
consideration to this circumstance, a downward adjustment of 25 percent or $32,142.00 per acre will be applied.

As well as the matched pair analysis the locational circumstances of multiple use properties throughout
the township have been discussed with individuals active in and knowledgeable of market conditions therein,
Further, the appraiser has, in conjunction with a recent assignments in the subject area, has had an occasion to
complete in-depth rescarch regarding several market segments. The information discovered is consistent with that
resulting from the matched pair comparison.

SHAPE/UTILITY

The subject site is triangular in shape which renders it somewhat difficult to worlc with. The market
property tends toward rectangular in shape. Absent the preparation of a preliminary site plan for a proposed use,
it is difficult to compare the utility of the properties. As each zoning district of the properties being compared
allows a broad range of uses it 1§ entirely possible the differences in utility could vary significantly when different
uses are considered. With regard to the comparison being made some insight can be gained by comparing the
market property proposed for multiple-family residential use with a multiple-family residential development
contignous to the north boundary of the subject property.

‘With regard to the property north of the subject the actual development includes a mixture of one and two
bedroom units totaling 192. As a result of the triangular shape, the apartments have been developed in the west
and north portions of the property and there is a detention basin in the central east portion. The site has an area of
16.6+ acres. Hence the density as developed is equal to 11.6 units per acre. Recognition is given to the fact that
the density will be different depending upon the mixture of units. On balance, a density such as this is believe
less than would be expected of a property with a more efficient shape such as rectangular.

The market property is projected as a 95 unit development and the site area is indicated as seven acres.
As such, the density as proposed is 13.6 units per acre after rounding. It is believed that the development of the
market property will also require a storm water detention area.

Comparison of the density of the triangular site just norih of the subject property with that of the market
property indicates that development of the market property will result in two mere units per acre. The purchase
price of the market property is equal to $9,474.00 per potential unit. It is reasonable to believe that should the
density of this property be the same as that of the triangular shaped comparison property the purchase price would
be approximately $18,950.00 or 15 percent less per acre than that negotiated.
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Although it is unknown which specific use should be anticipated if the subject site was vacant, this
comparison that abstracts an adjustment based upon the lower efficiency of the triangular shape property with the

rectangular shape property for multiple-family residential use is considered to offer some insight into a reasonable
allowance for the difference in the utility of the properties being compared.

As the market property is superior in this area of consideration, a downward adjustment of this amount
must be applied to the acreage price in order for this sale to provide a guideline when valuing the

ZONING

The subject property is zoned “I-1” Light Industrial. These zoning districts allow a broad range of uses
including many industrial variations as well as commercial and office uses. The market property is within a New
Hudson Edge district. These districts also allow a wide variety of uses including multiple~family residential but
fewer indusirial variations than the “I-1” Light Industrial controlling the subject. On balance it is the appraiser’s

opinion that the effect upon value due to some differences in allowable uses is offsetting and no adjustment is
necessary for this area of consideration.

UTILITIES

Sanitary sewer and public water are directly available to the subject property. This is true of the market
property as well. However, the sanitary sewer line directly available to the market property is within the Grand
River Avenue right-of-way and is a force main. In order for the market property to access this sewer line it is
necessary for this line to also be a force main with an injector system. This type of system is more expensive than
the typical gravity feed system. The market property also has the option to access an offsite gravity feed line.
With regard to this option additional cost can again be anticipated. Tn an interview with the potential developer,
the appraiser was informed that the higher than normal costs would be about the same whichever option is
selected. This source further indicated additional cost would be approximately $250,000.00. This amount is
equal to $35,714.00 per acre. Were the subject site vacaat, it is not believed that higher than normal costs would
be required in the development of the sewer system. As the subject property is superior to the market property in
this area of consideration, an upward adjustment of $35,714.00 will be applied to the per acre price of the market
property.

MISCELLANEOQUS

No other areas of difference between this property and the subject that would be significant enough to
require and adjustment to the purchase price are known.

After giving consideration to the differences between the market guideline property that would reasonably
be expected to have an effect upon value and after having adjusted the purchase price to reflect the anticipated
market reaction to these differences, a per acre value of $113,193.00 or $2.60 per square foot is indicated for the
subject property.
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PROFPERTY VL4

This property is located along the west boundary of Griswold Road approximately two and one half miles
southeast of the subject property in Lyon Township. The market conditions in the location of the market property
are somewhat less intense than those in the general location of the subject. The property has 200 feet on
Griswold Road and extends to an average depth of 866 feet. The rear boundary has a northwest/southeast angle
and is formed by a railroad right-of-way. The net area of the property is estimated at 3.69 acres. The property is
generally level at road grade and is cleared. There is a water detention basin at the rear or west portion of the
property.

This property sold in February of 2020 at the price of $335,000.00. The terms of the sale were cash. The
price is equal to $90,786.00 per net acre or $2.08 per square foot. The property had reportedly been on the market
for a long period of time. The property is zoned “I-2” Industrial. This zoning district also allows a broad rangs of
uses permitted by right but said uses are Jess extensive from the standpoint of commercial than that of the subject.
"The property is rectangular in shape which renders it somewhat more efficient than the triangular shape of the
subject. The market property has a storm water retention basin at the rear.

The title that was transferred in conjunction with this sale was fee simple estate. These are the property
rights that are being valued with regard to the subject property. No adjustment to the price of the market property
13 niecessary for this area of consideration.

To the best of the appraiser’s knowledge the parties to the transaction were prudent and acting in their
own best interest. Under this circumstance it is reasonable to believe that the transaction was arms-length in

nature and no adjustment to the purchase price is necessary due to coaditions of sale.

The financing of the sale is believed to have been cash. These are the terms in the controlling definition
of market value. No adjustment to the purchase price of the market property for terms of sale is necessary.
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The sale of the market property occurred in late February of 2020 approximately 21 months prior to the
date of valuation of the subject property. Based upon reference to sources considered reliable such as Realcomp
II Multiple Listing Service, CoStar Comps Multiple Listing Service, Oakland County Equalization Department
Annual Equalization Report, Realty Rates.com, all supplemented by the appraiser’s continuous monitoting of the
market it is believed that an adjustment equal to 10 percent per year is representative of the changs in market
conditions during the time frame being researched. Based upon an annual increase of this amount, an upward
adjustment of 17.5 percent, $15,888.00 per acre will be applied.

Upon application of this adjustment a current sale price of $393,623.00 results. The time adjusted sale
price is equal to $106,674.00 per acre or $2.45 per square foot, After giving consideration to the four areas
discussed above that have the potential to effect value, the adjustment process continues. The continuation of the
adjustment process will be from the acreage amount of $106,674.00.

LOCATION

Based upon cbservations made during the completion of several assignments in the general subject area
and upon information obtained during interviews with developers and real estate professionals active in and
knowledgeable of market conditions in this area it is the appraiser’s opinion that the location of the market
property is somewhat less desirable than the subject property with regard to location. The difference in the case
of the properties being compared at this point is considered significantly less than was that case with Property
VL-2. In the case of Property VI.-4, it is the appraiser’s opinion that an adjustment of 10 percent, or $10,667.00
per acre is indicative of the anticipated market reaction in this area of difference. As the subject property is
superior the adjustment to be applied will be in an upward direction.

SHAPE/UTILITY

As discussed in the analysis of the previous property, the subjeci site is triangular in shape which renders
it somewhat difficult to work with. The market property tends toward rectangular in shape. In the analysis of the
previous property calculations were made to estimate a reasonable adjustment should each of the properties be
used for multiple-family residential use. With regard to the comparison being made, it is the opinion of the
appraiser that the 15 percent adjustment resulting from the previous analysis is equally applicable. Application of
this adjustment indicated that a downward adjustment of $16,001.00 per acre is necessary to indicate the
perceived superiority of the market property in this area of consideration,

ZONING

The subject property is zoned “I-1” Light Industrial. These zoning disiricts allow a broad range of uses
including many industrial variations as well as commercial and office uses. The market property is within a
heavy industrial district in Lyon Township. Review of the uses permitted as a matter of right in the Lyon
Township “I-2" districts indicates slightly less versatility with regard to commercial uses. The difference is not
considered to have a significant effect upon value as either property allows a broad range of uses. The application
of an upward 5 percent adjustment, $5,334.00 per acre to the price of the market property recognizes the
superiority of the subject in this area of consideration but will not result in an overstatement of value.

UTILITIES

Sanitary sewer and public water are directly available to the subject property. This is true of the market
property as well. The properties are considered equal in this area of comparison and no adjustment to the sale
price of the market property is necessary.
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MISCELLANEOUS

No other areas of difference between this property and the subject that would be significant enough to
require and adjustment to the purchase price are known.

After giving consideration to the differences between the market guideline property that would reasonably
be expected to have an effect upon value and after having adjusted the purchase price to reflect the anticipated
market reaction to these differences, a per acre value of $106,674.00 or $2.45 per square foot is indicated for the
subject property.
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PROPERTY VI.-5

When dealing with properiies such as the subject with relatively limited market information available it is
the opinion of the appraiser that inclusion of information concerning offers to sell of properties that would be
competitive with the subject provides additional insight. Information concerning a number of properties that are
currently offered for sale and would be competitive with the subject has been reviewed and is considered to offer
some insight into the problem at hand.

One such property is located at 8450 Boulder Court in the Charter Township of Commerce. The property
is in the northeast part of the township and is more specifically located at the northwest corner of Martin Road
and Boulder Court. Martin Road is an extension of M-5 which terminates at Pontiac Trail approximately one and

one-quarter mile south of this property. A significant amount of the M-5 traffic flow continues onto Martin Road
and passes by the market property.

The market property is part of a condominium development identified as Boulder Industrial Park. Upon
comparison, condominium ownership is found to be equal to a fee simple estate ownership. The market property
has a reported net area of 2.02 acres. The site tends toward rectangular with the exception of the curvilinear
course of Boulder Court which forms the south boundary. The property has just less than 225 feet of frontage on
Martin Road and slightly more than 381 feet of frontage on Boulder Court. The depth of the property as

measured along the north boundary is 435 feet. The property is mostly wooded with a water detention basin in
the west extreme.

This property is currently offered for sale at the price of $349,000.00 or $172,773.00 per acre. Froma
square foot basis, the offering price is equal to $3.97. The property is zoned “TLM” Technology/Light
Manufacturing. Reference to the Commerce Township Zoning Ordinance indicates that this zoning district aliows
a broad range of uses permitted by right. This is also true of the zoning district in which the subject property is
located. The property tends toward rectangular in shape which renders it somewhat more efficient than the
triangular shape of the subject. The existence of the detention basin is a feature considered superior to the subject.
The contribution of the detention basin to valus is considered to be somewhat offset by the wooded features of the
market property. The trees on the market property appear to be primarily conifers and are of a variety that does
not grow particularly large. These trees should be able to be removed at fairly low cost if a clear cut method
using a tree cutting tool is used. Some of the trees might well be used in conjunction with landscaping the
finished site.
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As no sale of the property has occurred, no title to the property has changed hands. At the point in time
that the property is sold the title to be conveyed will be that of condominium ownership. An ownership of this
type is considered to be equal to that of the fee simple estate ownership of the subject property. No adjustment to
the offering price of the market property is necessary for this area of consideration.

The fact that no sale of the property has occurred indicates that no adjustment to the offering price is
necessary for the conditions of sale. It is relevant to note, however, that vacant industrial or multi-purpose sites
are seldom sold at the price for which they were exposed to the market. Therefore an adjustment to the offering
price should be applied to reflect the anticipated market reaction. The amount of such an adjustment tends to
reflect the perceived motivation of the property owner. This motivational relationship can be measured to a
degree by comparison of the offering price to that of similar properties that are offered for sale or similar
properiies that have recently sold. In some cases, it is discovered that the moetivation to sell is relatively low and
the property owner is simply testing the market. In a case such as this, the listing price is relatively high and the
adjustment should recognize this circumstance. Should the property sell at the higher than typical price the
property owner simply befits from the aggressive position. In other cases, the property owner exposes the
property to the market at a relatively low price in an effort to effectuate a quick sale. In a case such as this, the
adjustment to the listing price should be less than that of the above example.

The appraiser has compared listing to sale prices during the completion of many assignments. Reference
to statistical information compiled by multiple listing services such as; Realcomp 1I, Co-Star comps,
RealtyRates.com provides further insight with regard to the relationship of listing and sale prices. Interviews with
developers and other individual active in the segment of the market being researched is another source that
provides information into the expectations of property owner’s vis-3-vis the market potential. Adter giving
consideration to those sources considered to offer insight into this question, it is the epinion of the appraiser that
the application of a 15 percent downward adjustment, $25,916.00 per acre is indicative of the anticipated market
reaction to the offering price of the market property. Absent a better method of identifying this adjustment, it will
be included under the category Conditions of Sale,

For the purpose of this analysis, it will be assumed that at the point in time a sale occurs the terms will be
equivalent to cash. No adjustment to the offering price of the market property will be for this area of
consideration.

The listing of the market property is current as of the date of the appraisal. No adjustment for changing
market conditions is necessary

After giving consideration to the above circumstances, an adjustment of $25,916.00 per acre is considered
necessary prior to any adjustments for other more specific differences. Upon application of this adjustment a per
acre price of $146,857.00 results. The adjustment process continues from this acreage price.

LOCATION

Based upon observations made during the completion of several assignments in the general subject area
and upon information obtained during interviews with developers and real estate professicnals active in and
knowledgeable of market conditions in this area it is the appraiser’s opinion that the location of the market
property is somewhat more desirable than the subject property with regard to location. This is more established
location that is further within the metro suburban sprawl pattern. The difference in the case of the properiies
being compared ai this point is considered most similar to that of Property VL-2. The reader will recall that a
downward adjustment of 25 percent was applied to the price of Property VL-2. The application of a downward
adjustment of this percentage, $36,714.00 per acre is believed equal applicable with regard to the comparison
being made. A downward adjustment indicates that the market property is considered superior.
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SHAPE/UTILITY

As discussed in the analysis of the previous property, the subject site is triangular in shape which renders
it somewhat difficult to work with. The market property tends toward rectangular in shape. Conversely,
somewhat greater than typical expense can be anticipated for site preparation. Although the wooded portions of
the property can be cleared relatively easily, there will be a number of stumps remaining that will require more
extensive site balancing than typical. The existence of an available storm water retention basin somewhat offsets
the site preparation costs. The water retention basin does however utilize some of the land area of the market
property.

After giving consideration to the discussed differences, it is the opinien of the appraiser that the market
property is somewhat superior to the subject. The application of a downward adjustment of 5 percent, $7,343.00
indicates that the appraiser has given consideration to this area but the adjustment applied is not large enough to
significantly affect value.

ZONING

The subject property is zoned “I-1” Light Industrial. The market property is zoned “TLM”
Technology/Light Manufacturing. Each of these zoning districts permits a broad range of uses including many
industrial variations as well as commercial and office uses. Upon review of the uses allowed within the districts
being cornpared, it is the appraiser’s opinion that no adjustment to the listing price is necessary due to differences
in zoning,

UTILITIES
Sanitary sewer and public water are directly available to the subject property. This is true of the market

property as well. The properties are considered equal in this area of comparison and no adjustment to the sale
price of the market property is necessary.

MISCELLANEOUS

No other areas of difference betsween this property and the subject that would be significant enough to
require and adjustment to the purchase price are known.

After giving consideration to the differences between the market guideline property that would reasonably
be expected to have an effect upon value and after having adjusted the purchase price to reflect the anticipated
market reaction to these differences, a per acre value of $102,800.00 or $2.36 per square foot is indicated for the
subject property.
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CONCLUSION DIRECT COMPARISON APPROACH TO VALUE

Comparison of the subject property with two relatively recent sales in the subject area and a listing of a
property located in a competitive area results in an indicated range of value from $102,800.00 per acre to
$113,193.00 per acre. This range of value could reasonably be expected were the property exposed to the open
market. After giving consideration to all of the circumstance discovered during the completion of the market
survey it is the opinion of the appraiser that a value estimate near the midpoint of the range $108,000.00 per acre
is most applicable. Using this acreage amount, the estimated value of the subject property land area as of the
December 6, 2021 date of valuation is calculated as:

4.24+ Acres @ $108,000.00/Per Acre = $457,920.60

Rounded to $458,000.00
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VALUATION OF THE “PART TO BE ACQUIRED”

The market value of the subject property based upon a value per acre analysis is equal to $2.48 per square
foot of land arca. An appraisal of the “Part to be Acquired”, when dealing with relatively small takings is
typically completed utilizing the square foot value of the land to be acquired or encumbered by the permanent
easement. The process continues based upon this square foot amount.

In the application of an appraisal of a value of the “Part to be Acquired” nature, the previously estimated
square foot value is multiplied times the number of square feet that will be encumbered by the variable width
permanent. A 43 foot wide easement will be impressed along a portion of the north boundary. A proposed 12
inch sewer line will be extended from the property to the north to an existing 24 inch sewer line that traverses the
subject property. The construction method for this extension will be directional boring with the line enclosed in a
steel casing. This extension may require some open cut construction near an existing manhole on the subject
property. The width of the permanent easement will then become 40 feet and the course of the easement will be
east/west across the north part of the property. This course of the 40 fost easement will be from the west
boundary of the aforementioned 43 foot wide permanent easement to the southwest boundary of the property. For
clarification, reference is made to the engineering sketch of the property prepared by Hubbell, Roth & Clark
positioned above,

DESCRIPTION OF PERMANENT EASEMENT FOR SANITARY SEWER CONSTRUCTION

Land situated in the City of South Lyon, County of Oakland, State of Michigan described as:

A SANITARY SEWER EASEMENT BEING A PART OF LOT 40 "ASSESSOR'S PLAT NO. 2" BEING i
A PART OF THE S.E. 1/4 OF SECTION 19, T.IN., R.7E., CITY OF SOUTH LYON, OAKLAND COUNTY, §

MICHIGAN, AS RECORDED IN LIBER 52, PAGE 39, O,C.R., DESCRIBED AS:BEGINNING AT A POINT
DISTANT 30212°00"W 239.080 FEET ALONG THE WEST LJNE OF SAD LOT 40 FROM THE
NORTHWEST CORNER OF SAID LOT 40; THENCE S8940°5T°E .236.08 FEET, THENCE N43'29'08°E
14.82 FEET TQO A POINT ON THE NORTHERLY LINE OF LOT 40; THENCE S4600'20°E 172.13
FEET ALONG SAID LOT LINE; THENCE S43'29'08"W 43.21 FEET: THENCE N4B358°00™W 144.30
FEET: THENCE N89°40'51"W 238.81 FEET 7O A POINT ON THE WEST LINE OF SAID LOT 40;
THENCE NOZ'{2'00"E 40.02 FEET ALONG SAID LOT LINE 7O THE POINT OF BEGINNING.

| SAID DESCRIFTION CONTAINS 16,548 SQUARE FEET, OR 0.33 ACRES, MORE OR LESS. !

CONTRIBUTING VALUE OF EASEMENT AREA

The preceding analysis indicates that an average square foot value for the subject land of $2.48 would be
a supportable position and would be consistent with the definition of market value. The next step in the estimate
of the value of the “Part to be Acquired” would require the estimate of the contributing value of the portion of the
property in which the acquisition is to ocour. The reader will recall from the earlier discussion of the appraisal
problem that the land area to be encumbered by the permanent underground utility easement is 16,548 + square
feet. The estimated contributing value of the land within the permanent easement area is, thus, calculated as
follows:

16,548 = SQUARE FEET @ $2.48/S.F. = $41,039.00

ROUNDED TO $41,000.00
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In the estimate of the diminution in value which has accrued due to an impression of an easement which
encumbers some property rights, consideration is given to the ways in which this area could have been used prior
to the taking as compared with the circumstances existing after the taking. In the appraiser’s opinion, the
placement of an easement and manhole that will be used in conjunction with the construction and maintenance of
& sewer line does result in a diminution of value. The actual construction period is estimated to require a period
of six months. Further, this portion of the property is subject to entry for future maintenance with no
compensation to the property owner.

The method of construction in a portion of the permanent easement will be open cut. This method of
construction will disturb the surface area. An underlying assumption of this appraisal is that surface areas, if
disturbed will be restored to a condition equal to that existing before the taking.

The easement 1s seen to have no impact upon the value of the property located outside of the casement
areas. The impacts are thus potential disruption of view and noise associated with construction for a relatively

brief amount of time. No impact upon present or future use of the property for building improvements is
anticipated as result. -

The appraiser is cognizant of the fact that the property owner considers the impression of this easement to
render the north acre or so of the subject as un-buildable. The fact remaing however that this is true from a legal
standpoint only to the 16,548+ square foot area (0.38) of the easement where building is not permitted due to the
easement. Beyond this it is noted that portions of the easement located within setback areas do not allow building
placement. Within the proposed easement on the west rear lot line where there 15 a 20 foot setback requiremnent,
the easement occupied 40 lineal feet, thus 20 x 40 or 800 square feet of the proposed easement 18 within existing
non-buildable area. Also, along the CSX line there are also 20 foot setback requirements along the 172.13 foot
dimension of this easement or 3,443+ square feet. Total areas of the sasement that is within required setbacks is
therefore 4,243 square feet or approximately a quarter of the easement area.

The easement is seen to have minimal impact upon value, particularly within these setback areas. In
situations such as this, a “Part to be Acquired” compensation offer is suggested to be near what reasonably a
property owner at most might be expected to sell such rights in the event there was normal motivation to sell. The
loss then is potential loss of the part used during consiruction and the potential loss of use for maintenance in the
future.

In terms of rental rate of return (which is discussed in the temporary easement compensation estimate) for
the land so encumbered these losses amount to 5 to 10 percent of the value therein depending upon the unknown
length of disturbances, An additional allowance for unanticipated issues of 5 percent is suggested as well
recognizing the fact that a preference for unencumbered property vis-a-vis encumbered all other factors begin
equal comports with logic but in actual practice too small to isolate or abstract from the data. After giving
consideration the perceived division of property rights in the area of taking and to the manner in which this area
can be use by the property owner based upon the retained rights, a diminution percentage of 15 percent is
considered representative of the affect upon value and will be applied.

For non-setback areas a slightly higher factor is considered as these areas are essentially un-buildable.
The fact that these areas are un-buildable however does not suggest that no utility is attributable to the land. In
fact the land 15 being used in some areas as gravel lot storage/staging area by the current user. The point being
that not every area of a parcel will be built upon in any instance. A typical land building ratic is usually 3 to 5 to
ane in these industrial districts and the subject land/building ratio is 5.25:1. There are areas within the easement
that are used for more than just setback however and are buildable. Given this a higher diminution percentage 13
typically projected for buildable areas however the context should be ¢lear in that 100 percent utility of buildable
land area within the easement is not lost. A diminution percentage of 25 percent in this case, a 10 percent
increase from the 15 percent diminution ratio for setback areas will be applied.
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With respect to the north three-quarter or so acre that is isolated by the easement no damage or loss in
utility is believed to occur with respect to Mr. Pullum’s concern. In the first instance the area represents the low
point on the property and appears to be used at least in part as a drainage area for the site. The easement will not
change this. The likelthood of building within this area outside of the easement would require at the very least
some land shaping or alternate drainage pattern of structure, but is not prohibited by the easement. The soils may
be questionable as well as it is noted that at least some of the existing storage/staging lot area appears to have
been filled in the past. Were additional buildings desired upon the site it may be more efficient to locate in the
other areas of the site.

In any event the width of the easement at 40 feet is not such that building placement could work around
the easement and the isolation of the north three-quarter acre or so of the property by the line does not inhibit
building outside of this area. Building would require placement of building further north or elsewhere (reroember
typical not 100 percent of any site are occupied by buildings) on site than where the easement is and also reduces
the potential size of new structures by the area of the easement. The easement also does preclude addition to the
existing building on the west part of the property. The existing storage ot use is disrupted during construction or
repair of the sanitary but in all likelihood the use of the area within the easement in its historical function as side-
yard or storage/staging lot can and will continue with the easement in place. The 25 percent diminution factor is
believed reflective of the diminution in land value that results upon limitations of uses in areas of the easement
that were formerly buildable but now must be diverted to other uses such as the historical use.

In this case 25.64 percent of the taking is within projected sefback areas where a 15 percent diminution
factor is projected as a result of the easement acquisition. 74.35 percent of the acquisition area is within buildable
arcas of the site and a diminution factor within this area of 25 percent is projected. The weighted average
indicates 22 43 percent of the fee simple estate land value within the easement areas is lost as a result of the
easement. The easement is not projected to cause a total loss in value to occur within the easement. Further, no
negative impact (damages) upon the value of areas of the site outside of the actual easement areas accrues to the
due to the impression of this permanent casement subject in the opinion of the appraiser.

Utilizing these factors, the estimated loss in value resulting from the taking for the permanent easement is
calculated as follows:

Estimated Value of Land within easement Area Before Acquisition $41,000.00

Estimated Diminution Due to Easement x .2243

Indicated Value of “Part to be Acquired” 3 5,196.30

Rounded 3 9,200.00

53



FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman )
Property Address: 415 Nosth Lafayette Street, City of South Lyon, Oakland County, Michigan

ESTIMATED COMPENSATION FOR TEMPORARY EASEMENT

DESCRIPTION OF THE TEMPORARY EASEMENT.

Land situated in the City of South Lyon, County of Qakland, State of Michigan described as:

DESCRIPTION OF TEMPORARY CONSTRUCTION EASEMENT

A_TEMPORARY GONSTRUCTION EASEMENT BEING A _PART OF LOT 40 "ASSESSQR'S PLAT NO. 2" &
BEING A PART OF THE S.E. 1/4 OF SECTION 19, T.N., R.7E., CITY QF SOQUTH LYON, OAKLAND -
COUNTY, MICHIGAN, AS RECORDED IN LIBER 52, PAGE 38, 0.C.R., DESCRIBED AS:BEGINNING AT
A POINT DISTANT S02412°00"W 279,11 FEET ALONG THE WEST LINE OF SAID LOT 40 AND
S89°40'51E 86,23 FEET FROM THE NORTHWEST CORNER OF SAID LOT 40; THENGCE CONTINUING
S89°40°51"€ 152.68 FEET; THENCE S45°58'00°E 144.3Q FEET; THENCE S43729'08™W 10.00 FEET:

THENGE N48'58'00"W 140.32 FEET; THENCE NS940°51"W 148.87 FEET; THENCE NOOSOZE 10!
FEET TO THE POINT OF BEGINNING. FEET; TH 19'09°E 10.00

SAID DESCRIPTION CONTAINS 2,930 SQUARE FFET, OR 0.07 ACRES, MORE OR LESS.

TEMPORARY EASEMENT

The temporary easement is 10 feet in width and adjacent to the all but 86.23 feet of the south boundary of
the permanent easement. This temporary sasement is within the boundaries of the remainder and will be
encumbered only during the period of construction. The use of the easement will be in conjunction with the
potential movement of materials and equipment. The area has diagonal lines in a northeast/southwest direction
superimposed. The area of the easement as indicated above is.

The client has indicated that the duration of the temporary easement will be that of the project which for
purposes of this analysis will be six months. Should the project last longer than this, the compensation for the
temporary easement should be adjusted.

It is noted that the work performed within the temporary easement will be limited in scope to the
movement of construction equipment, materials and workers as well as blending the topography upon completion
of construction. The overall scope of the project is not believed to result a significant change of grade or change
to the remainder property from that existing before the taking.

Typically, the right to use the vacant land of another for short periods of time is not a product that is
bought or sold in the open market. In the opinion of the appraiser, the best method to estimate the compensation
due the property owner is as an appropriate rate of return for the time period the property 1s to be encurmbered.

The first consideration is the estimate of the contributing value of the portion of the property to be
encumbered by the temporary easement. Utilizing the square foot rate previously estimated for the subject
property, $2.48 and the area to be encumbered, the contributing value of this portion of the property can be
calculated as follows:

2,930+ SQUARE FEET @ $2.48/SQUARE FOOT = $7,266.00
ROUNDED TO $7,270.00
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The second step in the estimate of the compensation due the property owner as a result of the temporary
easement is to give consideration to the rate of return that would reasonably be anticipated. During the course of
past appraisal assignments, two market circumstances were discovered regarding the leasing of land or the offer to
lease land in Commerce Township many years ago. In the case of the property that was leased, the real estate
broker while trying to be helpful and at the same time honor the confidentially expected by his client did provide
some details. This individual indicated that the lease rate was based upon a 10 percent return to the estimated
value of the land. In the second case, the broker/owner of a tract of vacant land located along Pontiac Trail in the -
City of South Lyon was interviewed. This individual also indicated that negotiations for the lease of this property

swould be based upon a 10 percent return to the estimated value. Hence, consistency is noted with regard to these
sources.

When giving consideration to the reasonable rate of return for the temporary easement of the subject land,
recognition has been given to the current rates of retum on alternate investments, i.e. government bonds, preferred
stocks, junk bonds, quality bonds, etc. Consideration has also been given to the short term nature of the
encumbrance, the risk characteristics vis-a-vis the alternative investments, the liquidity, etc. After giving

consideration to these factors, it is the opinion of the appraiser that the 10 percent rate observed in the past has
trended down slightly with interest rates in general.

Below are the results of the most recently conducted investment rates conducted by RealtyRates.com with
regard to land leases.
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The most recent survey does reflect the down trend in rates of return from the leases reported years ago.
Land leases for industrial development indicate a 6.15 percent average, 9.19 percent max are considered the
applicable information and the best guideline. A 9 percent annual rate of retwm to the value of the land, near the
upper end of yield expectations indicated by survey respondents (investors) will be applied. Based upon this rate
of return, the estimated compensation for the temporary easement is calculated as follows:
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Estimated Value of Land Area Before Easement $7,270.00
Estimated Rental Rate for Land X .09
Indicated Annual Rental of Land in Temporary Easement 5 654.00
Rounded to $ 655.00

Estimated of Fair Rental for Six Mo. Construction Period
$655.00 Annual Rental x ¥: YEAR DURATION = $ 327.00

ROUNDED TO $ 325.00

The above rental estimate is based upon the premise that it is the contractor’s responsibility to grade this
area to reasonably similar condition to that which existed before the taking.
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RECONCILIATION AND CONCLUSION —~ VALUE OF THE “PART TO BE ACQUIRED”

The “Part to be Acquired” from the subject property consists of a 16,548+ square foot “permanent
easement” and a 2,930+ square foot “temporary construction easement”. The property over which these
easements are being impressed is a 4.24+ acre site improved with 2 window manufacturing facility. A Limiting
Condition of this report is that the easements will be utilized in such a fashion that reasonable access to the
property and improvements will be maintained throughout the sixth monih period during construction and site
restoration. The Highest and Best Use of the property is considered to be industrial with awareness that the
controlling zoning district allows a broad range of uses.

It 1s the appraiser’s opinion that no damages (or loss in value) acerue to portions of the property that lie
outside of the easement arca. In such instances, it is considered customary and reasonable to estimate value
diminution and just compensation that occurs as a result of the easement taking via a “Part to be Acquired”
appraisal analysis. In this case, the “Part to be Acquired” analysis is believed to be the customary approach that is
most favorable to the property owner.

The primary basis for this “Part to be Acquired” appraisal analysis relies on an estimate of the
contributory value of the underlying land. Of the three traditional appraisal methods, the Market Data (Direct
Comparison) Approach to Value is considered the only reliable approach to value for mulitiple family residential
sites. Therefore, the Income Approach to Value and Cost Approach to Value have been excluded. As well as the
Market Data (Direct Comparison) Approach to Value for the land, additional compensation is projected for trees
lost as result of the taking if applicable. The value estimate is, therefore, reconciled at the indication of the only
applicable approach.

After having applied the proper approach to value, it is my opinion that the estimated diminution in valus,
or value by virtue of an estimate of the value of the “Part to be Acquired” December 6, 2021 date of valuation is:

PERMANENT EASEMENT $9,200.00
TEMT'ORARY EASEMENT 8§ 325.00
TOTAL $9,525.00
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CERTIFICATE OF APPRAISAL

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 and/or sketches contained in said appraisal.

That T offered the owner or his designated representative an opportunity 1o accompany a representative of Fuller
Appraisal, L.L.C. 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, and

the information upon which the opinions expressed therein are based is correct, subject to the limiting conditions therein set
forth.

To the best of my knowledge the 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; and that no portion of the value
assigned to such property consists of items that are non-compensable under the established law of said State.

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

That neither my employment nor compensation for making this appraisal and report are in any way contingent upon.
the values reported herein. :

1 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 the agreement to perform this assignment.

That I have no direct or indirect present or contemplated future personal interest in such property or in any way
benefit from the acquisition of such property appraised.

That I have not revealed the findings and results of such appraisal to anyone other than the proper officials from
representing the City of South Lyon and I wilf not do so until so authorized by Rosati Schultz Joppich Amtsbuechler or the

City of South Lyon 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.

That based upon my independent appraisal and the exercise of my professional judgment, my opinion of the value of
this propetty is:

ESTIMATED DIMINUTION TO VALUE OF LAND ENCUMBERED $9,200.00
ADD RENTAL ALLOWANCE FOR TEMPORARY EASEMENT $ 325.00

ESTIMATED VALUE “PART TO BE ACQUIRED” $9,525.00

DATE OF VALUATION: December 6, 2021
DATE OF REPORT: December 17, 2021

12/17/2021

Craig J. Fuller, Economist, Certified General Appraiser Date
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CERTIFICATION

I certify that, to the best of my knowledge and belief

1.

2.

10.

11.

12.

13.

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting
conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions.

I have no present nor prospective interest in the property that is the subject of this report and no personal interest.

I 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 the agreement to perform this assignment,

I have no bias with respect to the property that is the subject of this report or the parties involved with this
assignment.

My engagement in this assignment was not contingent upon developing or reporting predetermined results.

My compensation for completing this assignment is not continent upon the development or reporting of a
predetermined value or direction in value that favors the cause of the clien, the amount of the value opinion, the

attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this
appraisal.

My analyses, opinions, and corclusions were developed, and tis report has been prepared, in conformity with the
Uniform Standards of Professional Appraisal Practice.

I have made a persenal inspection of the property that is the subject of this report. -

To the best of my knowledge and belief, the statements of fact contained in this appraisal report upon which the
analyses, opinions, and conclusions expressed herein are based, are true and correct. The appraiser affirms that he
has not engaged in any appraisal of or appraisal consultation regarding the subject property during the three year
period prior to accepting this assignment.

This appraisal report sets forth all of the limiting conditions (imposed by the terms of our assignment or by the
undersigned) affecting the analyses, opinions, and conclusions contained in this report.

James M. Fuller, Certified Gensral Appraiser, State of Michigan permanent identification number 1205000715
provided significant professional assistance to the person signing this report.

I (Craig J. Fuller) am licensed in the State of Michigan as a Certified General Appraiser. My permanent
identification number is 1205001867. "In Michigan, Appraisers are required to be licensed/certified and regulated
by the Michigan Depariment of Licensing and Regulatory Affairs, P.O. Box 30018, Lansing, Michigan 48909".

A
[ Aty T bl
/ 12/17/2021

Craig J. Fuller, Economist, Certified General Appraiser Date
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/ FULLER APPRAISAL, L.L.C.
4139 WEST WALTON BOULEVARD
SUITE A
WATERFORD, MICHIGAN 48329
248-674-4706

efulleriS@maol.com
Augast 10, 2021

Pullum Window

¢/o Charles B. Pullman

415 'N. Lafayeite Street
South Lyon, Michigan 43178

Reference: Grant of Sanitary Sewer Easernent 1o the City of Seuth Lyon
Property dentification Number: 21-19-476-00§
Property Address: 415 N. Lafayette Strest, City of South Lyon, Michigan

Dear Mr. Puliman:

The City of South Lyon will acquiring an easement over a portion of land Iocated on 415 N. Lafayette

Street, City of South Lyon, Oakland County, Michigan. The eassment will be used for a permanent utiliy
casement.

This letter is to fnform you that pattial acquisiiions of this type require independent real estate appraisal as a basis

for a good faith offer for the proposed pasement acquisition. Fuller Appraisal, L.L.C. has been hired to perform the
appraisal of your property.

Tt is necessary that we inspect your property. Tn addition to requiring accass to the property, we would like
to inform you we are willing to accompany a representative of the owner on this inspection and we are, by this

torrespondencs, offering you this opportunity. As the property owner, your insights and knowledge of the property
are valuable,

Fuller Appraisal, LL.C. perform independent real estate appraisal of behalf of both property owners and
publio autharities. Our task in this assigrment is to estimate the effoct upen velue that the proposed acquisition will
have upon your property. We would like to perform the imspection as soon as possible. We will be available
during the month of August during normal business hours and on some evenings and weckends. Please call me as
soon ps possible 4t (248) 674-4709 or email at efuller] 5@aol.com if you which to take part in the inspection or if

you wish to discuss the taking,
Thank you in advance for your cooperation in this process. A drawing deplcting the proposed casement is
abiached.
! Respectfitlly,
, _ FULLER APPRAISAL, LLC.

| . o,

Craig J. Fullgf, Certified Genera! Appraiser

cc: LisaJ. Hamench, Legal Counsel for the City of South Lyon
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| Communily Profiles ‘hetps:/fsemcog.orgfcommunity-profiles

SEMCQG | Southeast Michigan
Councli of Covernments

Community Profiles

YOU ARE VIEWING DATA FOR:

City of South Lyon

335 8 Warren St SEMOOG Census 2020 Population;
South Lyon, M MEMBER 11,746
48178-1317

Area: 3.7 square miles
hitp:flvnsn.southlyonmi.org/

VIEW COMMUNITY EXPLORER MAP  VIEW 2020 CENSUS MAP

Population and Households
Link te Ametican Community Survey (ACS) Profles: Select a Year;§9153019v; Social | Demographic

Population Forecast

12008
14050
350
[kl
4040
1
1

Populaiioh

2600
PRER T o Erenn A0 1500 | 4
1 T T T T

: T - T t
1900 1910 1420 1230 1940 1950 1960 1970 1SBC 1990 2040 2010 2050 2030 2040 2045

i I3l beconniat census £ SEMCOE 2045 Foresast

Note for Cly of South Lyon : Incerporated in 1931 from Village of South Lyon. Population numbers prior to 1831 are of the
village.

12/6/2021, 6:35 PM
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; Commity Profiles
i

Total Population

Group Quarters
Popuiation

Housshald Population
Housing Units
Hiouseholds {Oceupied Units)
Residential Vacancy Rate

Average Household Size

Components of Population
Change

Natural Increase {Births -
Deaths)

Births
Deaths

Net Migration (Movement In
- Movement Out)

Population Change (Natural
Increase + Net Migration}

; 201"2;

Population and Households

Population and Households

Census Census
2020 2010
11,746 11,327
&7 1
11,679 11,256
5,316 5,125
5,044 4,646
5.1% 9.3%
2.32 242

! Components of Population Change

2000-2065 2006-2010  2041-2048

Bug. Avg. _ Ava,
138 102 42
283 213 156
127 1M 114

64 -44 -85
200 58 -23

(i)

hitps/fsemcog org/commumnity-profiles

Change Pat Change BSEMCOG
2010-2020 2010-2020 2045
419 37% 12,074

-4 -5.8% 92

423 3.8% 11,882

kb= 37% -

398 B.6% 5.1 Iﬁ'

-4.2% - . -
-0.11 - 2.34

Source: U, 8. Census Bureau and SEMCOG 2045 Regional Development Forecast

Source: Michigan Department of Community
Health Vital Statistics, 1.5, Census Bureau, and
SEMCCE

12/6£2021, 6:35 M
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; Commumily Profiles . hifps:/fsemeog.org/community-profiles
Household Types

ACS SEMCOG
2019 2045

© e Alne &5 47

L B Wt il

Househald Types Census 2010 ACS 2019 Change 20102018 Pct Change 2010-2018  SEMCOG 2045
With Seﬂiors 65+ 1,177 1,432 305 258% 2,182
Without Senjors 3,459 3,481 12 0:3% 2,925
Live Alone, B5+ 620 790 17D 27.4% 0805
Live Alone, <68 - 881 8528 -53 -6% 890
2+ Persons, With children 1,611 1,480 =131 -8.1% 1,488
2+ Persons, Without children 1,534 1,865 33t 21.6% 1,833
Total Houscholds 4,846 4,963 37 é.B% 517

Source: U.8. Censts Bureaw, Decennial Census, 2015-2019 Amercan Community Survey 5-Year Estimates, and
SEMCOG 2045 Regional Development Foresast

|
1

i 3of22 , 12/6/2021, 6:35 BM
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; Commmumity Profiles hitps://semcog org/commmnity-profiles |
Population Change by Age, 2010-2019 I
- Age Census Change ACS Change !
Unders Group 2010 20002010 2049 2090-2019
se Under i
748 -135 630 118 ‘
1044 5 ;
1518 589 904 145 850 54 I/
2024 i
10-14 806 345 682 224 :
02529 :
2084 1518 705 235 77T 72 ;
3539 2024 487 38 530 13 :
. o 2529 658 85 812 154
; 45-49
: s0.54 30-34 700 214 559 -150
g 5559 35.39 863 143 6 192
80-64 40-44 971 141 971 0
i 6568
; ore 45-19 991 402 901 .80
7573 £0-54 780 274 723 37
- a0-a4 55-59 581 222 765 184 '
L85 E
s _ : * £0-64 444 158 964 520 1
BOD £00 460 200 Q ;
LIACS 2019 1 Gensus 2090 B850 364 43 639 275 ;
8 70-74 318 -102 405 87 i
7579 311 42 4 86
i
: 80-84 305 67 293 88
85+ 302 127 271 -31
Total 11,327 1,291 11,788 461
B £
; Median g5 4 32 A2 36 i
Age :

Sourge; 13,8, Census Bureau, Decennial Census, and 2018-2019 American Comimunity Survey 5-Year Estimates

i
:
i
i
i

0f22 . 121642021, 6:35PM
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| Community Profiles hitps:ifsemcog. orgcommumity-profiles

Forecasted Population Change 2015-2045

— T v v
4000 08 2,000 1,000 a

B SEMCGA 2045 3 SEMCCG 2015 f

:

; _ . ,

g AgeGroup 2015 2020 2025 2030 2035 2040 2045 Change2045-2045 Pct Change 2015 - 2045 i

i Under B 716 720 723 740 722 7M. TH -5 07%

; 54T 2030 1910 1719 1,757 4,803 4,855 1,869 181 7.9%
1824 BI7 B9 850 T4 710 Y46 732 85 -10.4%
25-54 4477 4505 4343 4196 4372 4377 4,456 21 -D.5%
55.64 1487 4573 1571 1469 1428 1,403 1328 . 450 -10.7%

6584 1513 1886 2182 2279 2754 2283 2,301 788 52.1% i

i .

85+ 223 239 257 340 480 670 677 454 2038% :

- . .‘!

Total 11,263 1,726 11,655 14,528 1,750 11,925 12,074 a1 7.2%

I Source: SEMCOG 2045 Regional Development Forecast

i i

i
. So0f22 . 12/6/2021, 635 PM -
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Property Address: 415 North Lafayette Street, City of South Lyon, Qakland County, Michigan

{ Conmmurity Profifes

Older Adults and Youth Populations

Older Aduits and Youth

Population

80 and over 2,044 2917

65 and over 1,600 1,953
65 to 84 1,268 1,682
B& and Over 302 27t

Under 18 3,047 2584
S5to 17 2,269 1,954
Under 5 748 630

Census 2010 ACS 2019 Change 2010-2019

873
353
334
=31
-483
~345
-118

https:/fsemcog. orgfcommunity-profiles

Pct Change
2010-2019

42.7%
221%
29.6%
-10.5%
-15.2%
-15%
-15,8%

SEMCOG 2045

3,625
2,978
2,301
B77
2,580
1,869
711

Note: Population by age changes over time bacause of the aging of people into older age groups, the movement of people,

and the cccurrence of births and deaths,

Souree: U,8, Censys Bureau, Decennial Census, 2015-2018% American Community Survey 5-Year Estimates, and

SEMCOG 2045 Regional Development Forecast

Race and Higpanic Origin

Race and Hisﬁanic Census Percent of
Origin 2010 Population 2010
Non.Hispanic 1,018 97.3%
White 10,547 03.1%
Black 91 0.8%
Asian 188 7%
Multt-Racial 153 4%
Other 38 0.3%
Hispanic 308 27%
Fotal 11,327 100%

Source: 1.8, Census Bureau Decennial Census

Census
2020

11,373
10,400
130
305
500
a8
573
1,746

70

Percent of

Popuiation 2020

95.8%
88.5%
1.1%
28%
4.3%
G.3%
32%
160%

Percentage Point Change

2010-2020
-0.4%
-4.6%

0.3%
0.8%
2.9%
0%
0.4%
0%

12/6/2021, 6:35 PM




FULLER APPRATISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B, Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Qakland County, Michigan

| Communily Profiles hnpsy‘isemcog.nrglcomuniw-pmﬁles

Highest Level of Education

Highest Level of ACS ACS Perceniage Polnt Chyg -1
Education* 2010 2018 2010-2018 -
Bid duate Hi -
td Not Graduate High 8.0% 7% A9% ‘i
School f_]
High Schoot Graduate  202%  21.4% 1.2% il :
R i
By M i
Some Gollegs, No s = :
9 251% 21.8% 3.3% K‘\“‘m Y \\ ;
Degres ) Catme e 5
i : 7.9 03% |
Assaciate Degres 8.1%  79% 5% source: .S, Census Burean, 2006.2046 and
Bachelor's Degree 255% 27% 16%  2015-2018 American Community Survey 5-Year
Graduate / Estimates
123%  149% 2%

Profassional Degres

* Population age 25 and over

Economy & Jobs

Link to American Commenby Suivey (ACS) Profiles: Select a Year: 2015-2019 v Econormic

Forecasted Jobs

4,000-]

3,008 4

2000

1,000

] T ] T i 3
0 azeh) 2025 Z030 i} 2040 2045

Source: SEMCOG 2845 Regiona! Development Forecast

Tof22 . 12/6/2021, 6:35 PM.
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Qakland County, Michigan

+ Communrity Profiles

htips://semcog.org/community-profiles

Forecasted Jobs by Industry Sactor
Ghange Pet Change
Forecasted Jobs By Industry Sector 2015 2020 2025 2030 2035 2040 2045 2015-2045 2015-2045
Maturai Resources, Mining, &
SOar s 156 181 173 471 78 A7T7 478 23 14.7%
Construction
ManuTaetiying 525 503 475 440 418 388 378 147 -28%
Wholesale Trade 4 45 45 44 44 44 44 0 0%
Reifaill Trade 537 53T 523 480 430 401 405 -132 -24.6%
Transportation, Warehousing, &
- _po ! gr & 54 S7 56 55 56 &7 58 4 7.4%
Utilifies
Information & Financial Activities 5O5 597 582 568 572 574 56% 26 -4.4%
Professlonal and Technical Services &
) 227 230 239 242 280 322 356 129 56.8%
Corpprate HQ
dmini! Tve, Wash
A mfmstraﬂve Suppart, & = 388 400 405 407 418 425 431 43 11.1%
Services
Educalion Services 580 604 ©02 598 603 608 B15 35 6%
Healthcare Sayvices 397 431 450 468 504 533 570 173 43.6%
Leisure & Hospitality 487 510 518 501 524 513 517 30 6.2%
Other Services 233 238 232 228 227 226 223 -10 -4.3%
Public Administration 88 g7 68 67 574 67 67 -1 -1.5%
Total Employment Numbers 4,201 4,400 4,366 4,249 4,314 4,348 4,412 121 2.8%
Souree: SEMCOG 2045 Regional Development Forecast
Daytime Population
Daytime Popuiation ACS 2016 4}
Jobs 2579 =|
Non-Working Residents 5,850 _§
Age 15 and under 2,548
Not in lzbor force 3,151 Source: 2012-2018 American Community
Survey 5-Year Estimates and 2012-2018 Gensus
Unemployed 251 Transportation Planning Products Program
8,529 {CTPP). For addifional information, visit

Daytime Population

BEMCOG's Inferactive Commuting Patierns

Mag

Note: The number of residents attending scheol cutside Southeast Michigan is not available. Likewise, the number of students
commuting into Southeast Michigan to attend school is also nat known.

72
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FULLER APPRAISAY, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B, Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

Commumity Profiles hitps:/fsemcog.org/commmity-profiles

Where Workers Commute From 2018

Rank Where Wofkers Commute From * Warkers Percent
i - South Lyon 726 28.2%
2 Lyon Twp 310 12%
3 Green Oak Twp 276 10.7%
4 Guf of the Region, Instate a7 3.8%
5 Farmington Hills a6 3.7%
5] Novi 69 27%
7 Salem Twp 65 25%
8 Highland Twp _ 63 2.4%
q Ypsifanti 53 2.1%
10 Genoa Twp - 47 1.8%
- Elsewheare 77T 30.1%
*Workers, 2ge 16 and over .employed in South Lyon 2,579 100%

Scurce; U,5. Census Bureau - 2012-2016 CTPP/ACS Commuting Data and Commuting Patterns in Southeast Michigan

Wheare Residents W‘ork 2016

Rank Where Residents Work * Workers Percent
1 South Lyon 726 12.6%
2 Novi 440 7.6%
3 Ann Arbor _ 406 7.4%
4 Southfield 325 5.6%
5 Livonla 305 5.3%
6 Detrait ' 259 4.5%
7 Plymouth Twp 246 4.3%
8 Fartmington Hills 242 4.2%
) Lyon Twp 238 44%
; 10 Green Dali Twp 171 3%
. ‘ - Elsewhere 2,395 41.6%
“ * Workers, age 15 and over residing in South Lyon 5,753 100%

Source: U.S. Census Bureau - 20122016 CTPR/ACS Comtituting Data end Commuting Patterns In Southeast WMichigan

Sof22 ’ 12/6/2021, 6:35 FM
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FULLER APPRAJSAL, L.L.C.

Appraisa! for the City of South Lyon
Property Owner: Charles B. Pullman

Property Address: 415 North Lafayette Street, City of South Lyon, Oaklend County, Michigan

Comnmmity Profiles
Household Income

Income {in 2018 dollars)

Median Household lnceme

Per Capita lncome

Annual Household income

ACS 2010 ACS 2019
$680,143 $73,200
$32,783 $39,016

§200,000 o movs
150,000 1o 5199,889
Jhe- $125,00 bo §440.568
100,50 to §124,569
M 575,000 to 590,550
B 560,000 to 974,995

73 $57,000 o 559,585

; 545,000 to 849,959
S40,000 to $44,599

S15,000 to $19,002
510,000 fo $14,898
[ &8s than 10,000

100f22

74

Change 2010-2019

itps//semcog. org/community-profiles

Percent Change 2010-2018
513,057 21.7%
$6,233 18%

Source; 1.8, Census Bureau, 2006-2010 and 2045-2018 American Community Survey 5-Year Estimates

Annual Household Income ACS 2018
$200,000 or more 427
$150,000 to $199,998 572
$125,000 to $149,8808 376
$100,000 o §124,989 314
$75,000 to $89,899 698
$60,000 to $74,999 4990
$50,000 to $59,099 269
$45,000 to $49,0990 184
$40,000 fo $44,999 158
$35,000 to $39,999 168
$30,000 ta $34,909 200
$25,000 fo §29,999 209
$20,000 fo $24,999 312
$15,000 to $19,999 148
$10,000 to $14,999 175
Less than $10,080 265
Total 4,963

Source: U.S. Census Bureau, 2015-2019
American Community Survey 5-Year
Estimates

12/6/2021, &:35 PM
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il of 22

75

i Commwnity Profiles hitps://semeog.org/community-profiles
z Poverty
E Poveriy ACS2010 % ofTotal (2010) ACS 2018 % of Total (2018) % Point Chy 2010-2019
Persons In Poverty 574 T 52% 5.6% 0.4%
Househalds in Poverty 320 ' 5.8% 1.7%
5 Source: U.S, Census Bureau, 20062070 and 2015-2019 American Community Burvay 5-Year Esfimates
Housing
Llttk to Ametican Community Survay (ACS) Profiles: Selact a Year 20152012 «  Housing
:
:

12/6/2021, 6:35 PM




FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Praperty Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Ozkland County, Michigan

| 120f22

! Community Profiles

Building Permits 2000 - 2021

https://semcog.o1g/community-profiles

Year Single Family Tweo Family AMach Condo Multi Family Total Units Total Demos Net Total
2000 ) 104 0 o] B0 184 0 184
2001 80 o) 0 42 122 2 120
2002 ar o 8 12 7 1 116
2003 a5 4] 26 4] iy S 108
2004 37 10 25 o] 2 5 B7
2008 24 2 32 0 53 5 53
2006 158 o o] 0 18 "] 18
2007 7 4] 3 a 10 0 10
2068 5] 1] 9] 4] 6 0 6
2009 25 0 0 0 25 a 25
2010 3 0 i} 0 3 b 3
2011 9 0 0 a o] 3 8
2012 24 Y 3 1] 27 [¢] 27
2013 36 0 a ¢ 35 Q 36
2014 12 o} 0 o 12 1 k¥l
2015 | 0 [} D 11 4] il
2016 22 0 o 0 22 0 22
2017 35 0 \] 0 35 1 34
2048 20 2 0 Q 2 0 22
2018 49 a 0 12 82 0 82
2020 23 1} 3] o] 23 o 23
2021 32 1} 6 0 38 G 38
2000 to 2021 totals 750 14 103 148 1,013 23 990

Solres: BEMCOG Development
Note: Permit data for most recent years may be Incomplets and is updated monthly.

76
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Appraisal for the City of Seuth Lyen
Property Ownet: Charles B. Pullman

Property Address: 415 North Lafayette Sireet, City of South Lyon, Oakland County, Michigan

| Commumiy Pofiles
Housing Types

Housing Type .
Single Unit
Multi-Unit

Total

Units Demoitshed

Devslopmant

Housing Tenure

Qwiner aceupied
Renter oeoupied

Vacant

Other vacant
units

Median gross rent

Source: U.8. Gensn

Maobile Homes or Other

Hausing Tetiure

Seasanalimigrant

Total Housing Units

Housing Value and Rent

Housing Value {in 2019 dollars)

Median housing vaiue

AGS 2010
2,337
2,340

227

4904

Census

2010
3812
1,084
479
50

429

5125

ACS 2010 ACS 2019 Ghange 2070-2019
$21,826  $192,100 $-19,428
$889 $1,042

130f22

ACS 2019

Net (Total Permitted Units - Units Demolished)

ACS
2019

3919
1,044
22%
18

203

5,184

2677
2,300
207

5,184

Change 2010-2049
340

Change
2010-2019

07
10
258

226

58

hripsd/semcog.org/community-profiles

MNew Units Permitted Since 2018

115
20
o

136

-
135

Source: U.8. Census Bureau, 2006-2010 and 2045-2019 American Sommunity Survey B-Year Estimates, SEMCOG

ACS 2018

Dwner occupisd 7B

Sotrce: U.S. Census Bureay, 2006-2016 and

20152018 American Community Survey 5-¥ear Estimates

77

Percent Change 2010-2019
=9.2%
17.2%

2600, 2006-2010 and 2015-2019 American Gommunity Stivey 5-Year Estinatas

12/6/2021, 6:35 M
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Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman
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| Commmnity Profiles

|

Y of22

Housing Value

ﬂ-stmn.mcwr moE

30,000 bo 538,963
$20,000 to 829,560
10,000 to 515,859

a0 EX 40 240 o

L 5500,600 to 5560,500

https://semcog.orgfoommunity-profiles

Housing Value
$1,000,000 or more
$500,000 to $5¢6,999
$300,000 to $489,999
$250,000 to $29%,089
$200,000 to $249,899
$175,000 to $195,999

$150,000 to §174,899

$125,000 to $149,800
$100,000 to $124,890
$80,000 to $89,908
360,000 to $79.999
$40,00C to $50,999
$30,000 to $30,999
$20,000 to $29,959
$10,000 to $10,999
Less than $10,000

- Dwner-Cccypied Units

Source: U.8. Census Bureat, 20952019 American Community Survey 5-Year Estimates

78

ACS 2019
23
0
859
413
585
219
421
103
395
352
95
182
18

o8
170

3,818

12/6/2021,6:35 PM




FULLER APPRAISAL, L.I..C.
Appraisal for the City of South Lyon

Property Owrner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Qakland County, Mickigan

§ Compmaily Profiles https://semcog orp/community -profiles

Residence One Year Ago®

* This table represents persans, age 1 and over, living in City of South Lyon from 2015-2015. The table dees not represent
perzan who moved ouf of City of South Lyon Trom 2015-2019.

Source: LLS. Census Buvean, 20153019 American Community Survey 5-Year Estimates

Transportation

Miles of publie road {including boundary roads): 34
4 Source: Michigan Geographic Framework

i 150f22 . 12/6/2021, 6:35 FM
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i Community Profiles

| 160F22

bttps://semcog.org/community-profiles
Pavement Condition (in Lane Miles)

Past Pavement Conditions Current Pavemeni Conditions

2007 2018 - 20119

pGood0%
+ Poor 23% :

" ‘Poor 46%

e LU oFdn s
L BRI oI

Note: Poor pavements are generally iz need of rehabilitation or full reconstruction to return to goed condition. Fair pavemnents
arain nead of capital preventive mzintenance to avoid deteriorating to the poor clessification. Goad pavements generally

recelve only routine maintenance, such as sireet sweeping and snow removal, uniil they deteriorate to the fair condition.
Sowrce; SEMLOG

Bridge Status

Bridge Status Percent Point Chy 2008-2010
Open -
Qpen with Restrictions
Cloged*

Totel Bridges 0.0%

Beficient Bridges

* Bridgas may bs closed because of new construction or failed condition.

Note: A bridge is considered deficient if it is siruciurally deficient {in poor shape and unable to carry the load for which i was
designed) or functionally ebsolete {in gond physical condition but unable fo support current or future demands, for example,
being too narrow to accommedate truck fraffic).

Solree: Michigan Structure inventory and Appraisal Database

Detailed Intersection & Road Data

12/6/2021, 6:35 PM
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman
Property Address: 415 Narth Lafayette Street, City of South Lyon, Oakland County, Michigan

i Commaumity Profiles hitps:/fsemeag.orgicommunity-profiles

Transportation to Work, 2019+

5 0% 2% 0%
SR T T
oy Yo, Ry ey
! Pty “-*%
W
PRty o
* Resident workers age 16 and over
Transportation to Work
- ACS % of Total (ACS ACS % of Tataf (ACS % Point Chg
Transportation fo Work 2010 M0 2012 2019) 2010-2019
Drrove alone 471 90,.9% 85,447 86.8% -4.1%
Carpooled or vanpooled 291 5.6% 318 5.1% -0.5%
Public transportation 12 0.2% 12 0.2% 0%
Wallied 48 0.9% jele] 1.6% 0.7%
Biked 0 D% o 0% 0%
Qthet Means 7 0.1% 53 0.8% 0.7%
Worked at home 114 22% 348 5.5% 3.3%
Resident workers age 16 and
ersdgethe 5,181 100.0% 6276 100.0% 0.0%

over

Source: 1.8, Census Bureay, 2008-2010 and 2015-2019 American Comaunity Survay 5-Year Estimates

WMean Travel Thae to Work

Mean Travel Time To Work ACS 2010 ACS 2019  Change 2010-2018
For residents age 16 and over who worked outside the home 28 minutes  28.2 mintles -0.7 minuies

i Source: U.8, Census Bureay, Z606-2010 and 2015-2018 American Comnmunity Survey 6-Year Estimnates

T 170f22 . 12/6/2021, 6:35 PM
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FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon

Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

3 Community Profiles ‘https://semcog org/community-profiles

Crashes, 2016-2020

w0 &

Source; Michigan Department of State Palice with the Griminal Justice Information Center and SEMCOG
Mote: Crash data shown Is for the entire city.

Crash Severity
Crash Severity 2016 2017 2018 2018 2020 Percent of Grashes 2016 - 2020
| Fatal 1 0o o 1 o 0.3%
b
- Serious Injury o 0o 1 o 1 0.3%
i
) Qther injury 18 25 20 17 12 14.2%
Property Damage Only 150 125 104 98 76 85.2%
Total Crashes 169 150 125 14 88 100%
Grashes by Type
Crashes by Type 2016 2017 2018 2048 2020 Percent of Grashes 2016 - 2020
Head-on ] 1 2 ] 1 0.6%
Angle or Head-onll efiturn 33 20 38 34 20 247%
Rear-End B3 73 49 37 26 44.4%
Sideswipe w2 15 17 12 127%
: Single Vehicle LI O (O [ 14 10.4%
Backing 2 3 2 8 4 29%
' Oiher or Unknown 5 7 8 &8 8 7.3%
C 18 0f22 : 12/5/2021, 6:35 PM
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Property Address: 415 North Lafayetie Strest, City of South Lyon, Oakland County, Michigan

5 19 0f22

i Community Profiles

Crashes by Involvement

Crashes by Involverent
Reddight Running
l.ane Departure
Alcohol

Drugs

Dear

Train

Commercial Truick/Bus

School Bus

Emergency Vehicle
Motorgycle
litersection

Work Zone
Pedestrian
Bigyclist

Distracted Driver

Older Driver {88 and older)
Young Driver {116 {o 24)

3

7

36

73

4

16

15

27

B5

83

4

12

15

16

sl

4

8

g

o]

50

2016 2017 2018 2018 2020

2

20

20

38

hitps:/semcog.crglcommmnity -profiles

Peteent of Crashes 2016 - 2020
2.8%

2.9%
57%
12%
2%
0%
4.3%
1.2%
0.5%
Q0.6%
425%
0.6%
0.5%
0.6%
71%
20.9%

41%

12/6f2021, 6:35 PM




FULLER APPRAISAL, L.L.C,

Appraisal for the City of South Lyon
Property Owner: Charles B, Pullman
Property Address: 415 North Lafayette Street, City of South Lyen, Oakland County, Michigan

| Comumunity Profiles hteps:/semeog, org/community-profiles

High Freguency Intersection Crash Rankings

Lacal Rank County Rank Region Rank Intersection  Annual Avg 2016-2020
1 42 398 Pontiac Trl @& 9 Mile Rd 20
2 643 2,008 Lafayetie St N @ Lake St E 82
3 1274 4,243 Lafayetie St N @ 11 Mile Rd 48
a 1756 5,861 Lake St W @ Washington St 3.4
5 1676 6826 Lafayelie 81 S @ Revynold Sweet Pkwy 3
] 2102 7.308 Lake St E @ Reynold Swest Plowvy 28
7 2281 7,895 Lefayetie 51 S @ Lyon Woods Br 8 28
8 2439 8,557 Lafayette St N @ Heritage Blvd 24
o 2439 8,557 Lafayetts St N @ Deiroil 51 24
10 2621 9,328 16 Mile Rd @ Martindale Rd 22

Note: Intersections are ranked by the number of reported craghes, which does not take info account fraffic volume. Crashes
reported oecurred within 150 feet of the intersection.

Source: Michigan Depattivent of State Pollce with ihe Criminal Justice Inforration Genler and SEMCOG

High Frequency Road Segiment Crash Rankings

Local Rank County Rank Region Rank Segment FromRead - To Road Annual Avg 2016-2020

1 a2 830 Pontiac Trl 8 Mile Rd W - 9 Mife Rd 23,8

; 2 445 1,147 Lafayetie St N Lake St E - 11 Mile Rd 20
..a‘ 3 635 1726 Pontiac T g Miié Rd - Dorothy St 16
| 4 701 1,637 Pontiac T 11 Mite Rd - Siiver Lake Rd 145
& 1014 3,085 g Mite Rd Griswold Rd - Pentiac Tr 1086

6 1037 3,154 o Mite Rd Pontiac Tit - 9 Mile Rd 10.4

7 1708 5776 L ake St E Reynold Swest Pkwy - Martindale Rd 58

8 1841 6314 Lafayvelie S5 Dorothy 8t - Reynold Swest Plovy 52

9 1841 6,314 {.ake St W MciMurn St - Lafayette StN 52

10 1884 6,520 Lake 8t E Lafaystte St N - Reynold Swest Ploay 5

Muote: Sedments are ranked by the number of reported crashes, which does not take into account traffic velume.

i 200f22 . 12/6/2021, 6:35 PM
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Appraisal for the City of Scuth Lyon
Property Owner: Charles B. Pullman
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i Commmunity Profiles

Environment

SEMCOG 2020 Land Use

Parcel Laﬁd Use
Single-Family Hesidentiai
Attached Condo Housing
Muli-Family Housing
Mabile Home
Agricuttural/Rural Residential
Mixect Usa

Retail

Office

Hospitality

Madical

Institutional

Intlustrial
Recreational/lOpen Space
Cemetery

Giolf Course

Parking

Exiractive

TCU

Vacant

Water

Mot Parceled

Total

larger.

units.

Acres 2415
681.3

1105

176.4

351

24.4

1.7

57.8

7

11.8

Z18.8
72
1687.6
40.3
0

7.3

0
45.8
316.3
12.4
396.5

2,3¢1.1

Acres 2020
7133
1023
162.6

351
175
1.7
S77
8.4
118

2175
758
167.6
406.3
0

7.3

0
468
3158
12.4
3912

2,391.1

Change 20152020
321

82

~13.9

]

7

0

-0.1

hitps:f/semcog.org/commuaity-profiles

Pct Change 2015-2020
47%
-7.4%
-7.9%
0%
-28.5%
0%
-01%
19.1%
0%
0%
-1.1%
5.1%
0%
0%
0%
0%
0%
0%
-0.1%
0%
-1.3%

0%

1. Agricultural { Rural Res Includes any residential parcel containing 1 or more homes where the parce! is 3 acres or

2. Mixed Use includes those parcels containing buildings with Rospitality, Retail, or Office square footage and housing

3. Not Parceled Includes all azeas within a community that are not covered by & parcel legat description.
4. Parcels that do hot have a structure assigned to the parcel are considered vagant unless otherwise indicated, even if the
parcel is part of a larger development such as a Tastory, schaol, or other developed series of lots.

Seurce: SEMCOG

D 2ern

Mote: Land Cover was derived from SEMCOG's 2010 Leaf off Imagery.
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Property Owner: Charles B. Puliman
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i Commmnity Profiles

SEMCOG Land Cover in 2010

10

panioua mar opan zrace fm wizder

Type Descripiion Acres Percent
buitdings, roads, driveways, parkin
Impervicus g 4%, paring 7535 31.5%
lots
Trees woody vegetation, trees 547 228%
Open -
4 ayricultural fislds, grasslands, turfgrass 1,040.8  43.5%
! Space
‘ Bare soil, aggregate piles, unplanted fields 235 1%
Waler tivers, akes, drains, ponds 01 13%
] Tatal Acres 2,394.9
3
i
i
220822 .

86

bttps://semcog.org/commnnity-profiles

Source Data
SEMCOG - Detailed Data
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

10.

11.

12,

13.

STATEMENT OF LIMITING CONDITIONS

It is assumed that the legal description furnished is correct.
No responsibility is assumed for legal matters, especially those affecting title to the property.

All maps titles and area data furnished by the parties requesting the appraisal or obtained from
various county departments are assumed to be correct.

It is assumed that all necessary permits for occupancy have been obtained for the buildings observed
on site.

Estimates required from individuals and opinions furnished by informed persons are assumed to be
correct and reasonable.

Where the values of land and improvements are shown separately, the value of the improvements is
their value only in conjunction with, and as a part of the land upon which said improvements are
situated.

There 1s absolutely no contingency between the appraisal fee of this report and the value reported.

Court testimony required on condemnation proceedings, if any, will require not less than ten (10)
days-notice prior to such action to allow sufficient time for review necessary to bring appraisal Teport
up-to-date.

Title to the property is good and assumed 1o be free and clear of all liens and easements unless
otherwise noted.

When periinent, it is assumed that the property has been and will continue to be under competent
management and that reasonable maintenance will prevail.

This report does not include the valuation of oil and mineral rights, crops or commercial timber, if
any, presently on the property.

The Americans with Disabilities Act became effective January 26, 1992. A compliance survey of the
subject property was not made, as such is beyond the expertise of the appraiser. Ifa compliance
survey is periormed and reveals non-compliance(s) with the provisions of the Americans with
Disabilities Act, an adjustment to the reported value may be necessary.

Unless otherwise specified, it is assumed that all improvements and composnents are in working order.
This is not to be construed as a “home inspection” and the appraiser does not certify that all aspects of
the property are in working order.
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner; Charles B. Pullman
Property Address: 415 North Lafayeite Street, City of South Lyon, Oakland County, Michigan

QUALIFICATIONS OF CRAIG J. FULLER
CERTIFIED GENERAL APPRAISER # 1205001867

EDUCATION

COLLEGES: Grand Valley State College
University of Michigan - Flint
University of Michigan - Ann Arbor
Walsh College - Troy
University of Detroit

DEGREES: Master of Arts - Economics
University of Detroit

Bachelor of Business Administration
Walsh College of Accountancy and Business Administration

AFFILIATIONS

North Oakland County Board of Realtors
Realtor Associate, Originally Licensed 11/77

EMPLOYMENT EXPERIENCE

Employed by Duane Hursfall Real Estate - 4/78 to 1/79
Real Estate Sales

Employed by Fuller Appraisal Services - 1/79 to Present
Licensed Fee Appraiser

University of Detroit - 9/85 to 6/87
Adjunct Faculty Economics

Walsh College - /87 to 2010
Adjunct Assistant Professor of Economics
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FULLER APPRAJISAL, L.L.C.
Appraisal for the City of South Lyon

Property Owner: Charles B, Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Qakland County, Michigan

SPECIFIC APPRAISAL COURSES AND EXAMINATIONS

Successful Challenge Appraisal Institute Course Exam 1A1

Successful Challenge Appraisal Institute Course Exam 1A2

Successful Challenge State of Michigan Certified Appraiser Exam 9/91

Attended and Passed Examination Appraisal Institute Standards of Professional Practice 1981
Numerous Courses in Advanced Price Theory and Statistical Analysis -

Graduate School of Business, Economics Curriculum, University of Detroit

TYPE OF PROPERTIES APPRAISED

Residential Vacant Improved Commercial
Residential Improved Vacant Multiple Family
Subdivision Developments Vacant Industrial
Vacant Commercial Improved Industrial
Golf Courses

PARTIAL LIST OF CLIENTS SERVED

Ackerman & Ackerman, Attorneys
Adkison Need & Allen, Attoreys—
Argonaut Division - General Motors
Bank One of Fenton

Berrien County

Birmingham Mortgage

Bloomfield Open Hunt Club
Booth, Patterson, Attorneys

Bruce Wigent, Attorney

Campbell, Keenan, Harry, Cooney & Karlstrom, Attorneys
Canton Township Public Works

Central Wayne County Sanitation Authority

Charter Township of Brandon

Charter Township of Brownstown

Charter Township of Canton

Charter Township of Commerce

Charter Township of Independence

Charter Township of Orion

Charter Township of Oxford

Charter Township of South Lyon

Charter Township of Springfield

Charter Township of VanBuren

Charter Township of West Bloomfield

Charter Township of White Lake

Chartrand & Badgley, Attorneys

Chase Bank

Chase Mortgage

Chrysler Realty

City Federal Mortgage
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

PARTIAL LIST OF CLIENTS SERVED (CONTINUED)

City of Auburn Hills

City of Birmingham

City of the Village of Clarkston

City of Detroit

City of Novi

City of Pontiac

City of Rochester Hills

City of Southfield

City of South Lyon

Clarkston State Bank

Comerica Bank

Commerce Township Downtown Development Authority
Contract Professionals

Cooper, Shifman, Gabe, Quinn & Shifman
County of Oakland

Detroit Mortgage and Realty

Dickenson Wright, Attomeys

Empire of America

Englehart Realty & Investments, Inc.
Equitable Relocations - Chicago, Illinois
Farbman/Stein and Company

Fidelity Bank

First of Amenca Bank - Southeast Michigan
~ First Federal Savings Bank and Trust
Flagstar Bank

FNMA - Chicago, lllinois

Franklin Savings and Loan Association
Gary Veltman, Attorney

General Motors Worldwide

Giarmarco, Mullins & Horton, P.C.
Giffels-Webster

GM Worldwide Real Estate

GM-UAW Legal Services

Greg Buss, Attorney

Hampton Engineering

Homequity Relocation - Chicago, Illinois
Homestead Savings — California

Howard & Howard, Attorneys

Hubbell, Roth & Clark

Huntington Bank

Huron Valley State Bank

International Transmission Cempany

JCK Development

John Poponea Associates

Johnson, Rosati, LaBarge, Aseltyne & Field, Attorneys
Judge Grant

Kemp, Klein, Umphry & Edelman, Attorneys
Kammer and Associates

Kolano & Saha Engincers
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FULLER APPRAYSAL, L.1..C,
Appraisal for the City of South Lyon

Property Owuer: Charles B. Pullman
Praperty Address: 415 North Lafayette Street, City of South Lyon, Oakland County, Michigan

PARTIAL LIST OF CLIENTS SERVED (CONTINUED)

Lapeer County Bank & Trust

Lincoln - Rowe Mortgage Corporation
Markby & Company

McLaren Health Care

McMartin Wasek & Associates

Merrill Lynch Relocation Services, Incorporated
Michigan Department of Natural Resources
Michigan Department of Transportation
Michigan National Bank of Flint

Midwest Guarantee Bank

Miller, Canfield, Paddock & Stone, Attorneys
Miller, Kenny, Berg & Buchanan, Attorneys
Miro, Weiner & Kramer, Attorneys
Morganroth, Morganroth, Jackman & Kasody, Attorneys
Morris & Morris, Attorneys

Mortgage Associates

Mortgage Company of Michigan

Mt. Zion Temple

National City Bank

NBD Mortgage Company

Nicholas Frontczak, Esquire

Numatics

Oak Hills Mortgage

Oakland County Drain Commission
O’Connor, DeGrazia, Tamm & O’Connor, P.C.
Oxford Bank

Oxford Parks & Recreation

Plunket & Cooney

Poolmart of Michigan

Potter, De’ Agostino, (O’Dea & Patterson
PPG Industries - Pittsburgh

Relocation America

Residential Relocation & Management, Incorporated
Road Commission for Qakland County
Robertson Brothers

Rockford Ambulance

Sandor Gelman, Attorney

Seaver Title Company

Secrest, Wardle, Lynch, Hampton, Attorneys
Security Capital Credit Corperation

Sweitzer Better Homes & Gardens

State Farm Insurance

The Nature Conservancy

The State Bank

Thomas McCarthy, Attorney

Thomas McKinney, Attomey

Thurn, Maatsch & Nordberg, Attorneys
Ticor Title Company

Trans Continental Air Lines
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FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon

Property Owner: Charles B. Pullman
Property Address: 415 North Lafayette Street, City of South Lyen, Oakland County, Michigan

PARTIAL LIST OF CLIENTS SERVED (CONTINUED)

Tran-x Financial Services
Tzoumakas Real Estate
UAW —GM Legal Services
1.8, Marshals Office
United Savings Bank
Varnum, LLP

Waterford Schools
Welcome Missionary Baptist Church
West Michigan Bank
William Beaumont Hospital
Williams Acosta, Attorneys
Wolseley North America
Wolverine Bank

PREVIOUSLY TESTIFIED AS A REAL ESTATE EXPERT IN:

Michigan State Tax Tribunal

Oakland County Circuit Court

Macomb County Circuit Court

Private Arbitration

50th District Court, Pontiac

Wayne County Circuit Court

United States District Court — Eastern Michigan District
Lapeer County Circuit Court

Jackson County Circuit Court
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RESOLUTION CONCERNING THE ACQUISITION
OF PROPERTY AND APPROVING DECLARATION OF NECESSITY AND TAKING

(606 Lakewood Drive)

City of South Lyon
County of Oakland, Michigan

At a regular meeting of the City Council for the City of South Lyon, Oakland County,
Michigan, held in the City Council Chambers of said City, on the 28" day of February, 2022 at
7:30 p.m.

PRESENT:

ABSENT:

The following preamble and Resolution were offered by Councilmember

and supported by Councilmember

WHEREAS, present conditions in the City of South Lyon, Oakland County, Michigan,
necessitate the construction of a new manhole, maintenance and possible reconstruction of an
existing 12-inch diameter sanitary sewer line and the extension of the sanitary sewer main by the
construction and installation of a new 12-inch sanitary sewer line that will bifurcate the southerly
flow in the existing sewer system (the “Improvements™) over, under, on, across and through the
south portion of Parcel No. 21-19-426-001 in the City of South Lyon, Oakland County, State of

Michigan (“Subject Property”) more particularly described as follows:

PARCEL DESCRIPTION (21-19-426-001)
Land situated in the City of South Lyon, Oakland County, Michigan, described as:

PART OF THE SOUTHEAST % OF SECTION 19, T.IN., R.7E., CITY OF SOUTH LYON,
OAKLAND COUNTY, MICHIGAN, DESCRIBED AS: COMMENCING AT EAST 1/4 POST OF
SECTION 19; THENCE NORTH 89°34725"W 60.01 FEET (N89°26'11"W 60.00 FEET
RECORD) TO THE WESTERLY LINE OF PONTIAC TRAIL (120 FEET WIDE) AND THE POINT
OF BEGINNING; THENCE S01°33'36"W 820.00 FEET ALONG THE WESTERLY LINE OF
PONTIAC TRAIL; THENCE S88°26'24”E 27.00 FEET; THENCE S01°33'36"W 355.23
(358.36 FEET RECORD) ALONG THE WESTERLY LINE OF PONTIAC TRAIL (66 FEET
WIDE); THENCE N46°07'32"W 1709.39 FEET (N45°59’18"W 1713.23 FEET RECORDY};
ALONG THE NORTHEASTERLY LINE OF CHESAPEAKE AND OHIO RAILROAD; THENCE



S89°3425"E (589°26'11"E RECORD) 1237.27 FEET ALONG THE EAST AND WEST 4 LINE
OF SECTION 19 TO THE POINT OF BEGINNING.

(Subject to reservations, restrictions and easements of record, if any.)

WHEREAS, the Improvements require a permanent easement 27 feet in width adjacent
to the west line of North Lafayette Street for the maintenance and possible reconstruction of an
existing 12-inch diameter sanitary sewer line and manhole; a perrmanent easement 40 feet in
width extending from the west boundary of the 27-foot easement to the southwest property
boundary where the new 12-inch sanitary sewer will be extended under the CSX railway that
comprises the boundary for placement of a new 12-inch sanitary sewer that will bifurcate the
southerly flow in the existing sewer taking pressure partly off that main; and a variable width
temporary construction easement between the two permanent easements. The easement
descriptions are as follows:

Permanent Easement
Land situated in the City of South Lyon, Oakland County, Michigan, described as:

A SANITARY SEWER EASEMENT BEING A PART OF THE SOUTHEAST % OF SECTION 19,
T.1N., R.7E. CITY OF SOUTH LYON, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS:
BEGINNING AT A POINT DISTANT N89°26'11"W 60.00 FEET AND S01°33'36” 820.00
FEET ALONG THE WESTERLY RIGHT OF WAY LINE OF PONTIAC TRAIL (120 FEET WIDE)
FROM THE EAST % CORNER OF SAID SECTION 19; THENCE S88°26'24"E 27.00 FEET:
THENCE S01°33'36"W 291.54 FEET ALONG THE WESTERLY RIGHT OF WAY LINE OF
PONTIAC TRAIL (66 FEET WIDE); THENCE N88°2624"W 27.00 FEET; THENCE
NO01°33'36"E 137.51 FEET; THENCE $43°2127"W 132.55 FEET; THENCE N45°59'18"W
40.00FEET; THENCE N43°21'27"E 176.84 FEET; THENCE N01°33'36”E 94.01 FEET TO
THE POINT OF BEGINNING.

Contains 14,059 square feet, or 0.32 acres of land, more or less. Subject to all easements
and restrictions of record, if any.

Temporary Construction Easement
Land situated in the City of South Lyon, Oakland County, Michigan, described as:

A TEMPORARY CONSTRUCTION EASEMENT BEING A PART OF THE SOUTHEAST ' OF
SECTION 19, T.1N., R.7E., CITY OF SOUTH LYON, OAKLAND COUNTY, MICHIGAN,
DESCRIBED AS: BEGINNING AT A POINT DISTANT N89°26'11"W 60.00 FEET AND S01°
33'36"W 820.00 FEET ALONG THE WESTERLY RIGHT OF WAY LINE OF PONTIAC TRAIL
(120 FEET WIDE) AND S88°26'24"E 27.00 FEET AND S01°33'36"W 291.54 FEET ALONG



THE WESTERLY RIGHT OF WAY LINE OF PONTIAC TRAIL (66 FEET WIDE) AND
N88°26'24"W 27.00 FEET FROM THE EAST % CORNER OF SAID SECTION 19; THENCE
S01°33'36"W 10.00 FEET; THENCE S43°45'16"W 23.70 FEET; THENCE N45°59'18"W
98.16 FEET; THENCE N43°21"27”E 132.55 FEET; THENCE S01°33'36"W 137.51 FEET TO
THE POINT OF BEGINNING.

Contains 7,679 square feet, or 0.18 acres of land, more or less. Subject to all easements
and restrictions of record, if any.

WHEREAS, plans for the Improvements 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
Permanent and Temporary Construction Easements over, under, on, across and through the
Subject Property; and

WHEREAS, the City has caused a valuation of the Subject Property to be prepared; and

WHEREAS, the value of the Permanent Easements on the Subject Property is Five
Thousand Three Hundred and Thirty-Five ($5,335.00) Dollars; and

WHEREAS, the value of the Temporary Construction Easement on the Subject Property
is Eight Hundred and Seventy Five ($875.00) Dollars; and

WHEREAS, the City has determined that it is in the best interests of the City to offer to
purchase the easements over, under, on, across and through the Subject Property from the owner
of such property, and to take such other actions as are deemed necessary to acquire the
easements for the purposes of constructing the Improvements.

NOW, THEREFORE, BE IT RESOLVED, by the authority vested in the City of South
Lyon by law, that it is hereby declared and determined that it is necessary to construct the
Improvements over, under, on, across and through the Subject Property within the City of South
Lyon in accordance with the plans prepared by the City, and that said Improvements are

necessary for the use and benefit of the public.



BE IT FURTHER RESOLVED, that the City Manager 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 Six Thousand Two Hundred and Ten (6,210.00) Dollars
for Permanent Sanitary Sewer Easements and a Temporary Construction Easement on the Subject
Property. The above amounts have been established as just compensation for the acquisition of
the property, based upon a valuation of the property and the desire to complete the sale short of
litigation.

BE IT FURTHER RESOLVED, that after the execution of the Good Faith Offer to
Purchase by the City Manager, the Good Faith Offer to Purchase shall be submitted to the owners
of the Subject 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 as Exhibit B.

BE IT FURTHER RESOLVED, that in the event the Good Faith Offer is not accepted as
set forth above, the City Manager, City Clerk, and City Attorney are authorized to take all actions
required to obtain a Permanent Sanitary Sewer Easement and a Temporary Construction
Easement over, under, on, across and through the Subject Praoperty by eminent domain.

BE IT FURTHER RESOLVED, that in the event the Good Faith Offer is not accepted as
set forth above, and the Declaration of Taking 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 ($6,210.00) 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.

ADOPTED.
AYES:
NAYS:
STATE OF MICHIGAN )
) ss

COUNTY OF OAKLAND )

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 South Lyon at a regular meeting held this 28" day of February,
2022.

LISA DEATON
South Lyon City Cierk



Exhibit A
(Attach Good Faith Offer)
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Mavor
Daniel L. Pelchat

Council Members
Glenn Kivell

Lisa Dilg

Stephen Kennedy
Margaret J. Kurtzweil
Alex Hansen

Lo Mosier

City Manager
Paul Zelenak

Clerk/Treasurer

Lisa Deaton

335 § Warren

South Lyon, MI 48178
Phone: 248-437-1735
Fax: 248-486-0049

www.southlyonmi.org

SETTLED 1832+ INCORPORATED 1573
0

CITY OF SOUTH LYON

VIA CERTIFIED MAIL/RETURN RECEIPT REQUESTED

Loop Water's Edge, LLC

C/0 VCorp Services, LLC, Resident Agent
40600 Ann Arbor East, Suite 201
Plymouth, M1 48170

Loop Water’'s Edge, LLC
Water's Edge West, LLC
606 Lakewood Drive
South Lyon, M 48178

Water’s Edge West, LLC
C/0 Sue Ann Courser, Resident Agent

996 Lakeview
Brooklyn, MI 49230

DTE Electric Company
C/0 Lisa A. Muschong, Resident Agent

One Energy Plaza, 23 WCB
Detroit, M1 48226

Consumers Energy Company

C/O Melissa M. Gleespen, Resident Agent
One Energy Plaza, EP1-410

Jackson, MI 48201

Fannie Mae

C/0 Stergios "Terry" Theologides
Office of the Corporate Secretary
1100 15th Street, NW
Washingten, DC 20005

February 23, 2022

Loop Water’s Edge, LLC

Eiliott Indig, Resident Agent
6960 Orchard Lake Rd., Suite 250
West Bloomfield, M1 48322

Water's Edge West, LLC

C/0 Jack Bodenstein, Resident Agent
18577 West 10 Mile Road, Suite 200
Southfield, M1 48075

Greystone Servicing Corporation, Inc.
C/0 CSC Lawyers Incorporating Service
Resident Agent

601 Abbot Road

East Lansing, M| 48823

Michigan Bell Telephone Company
C/0 The Corporation Company,
Resident Agent

40600 Ann Arbor Road E., Suite 201
Plymouth, MI 48170

City of South Lyon

C/O Paul Zelenak, City Manager
335 5, Warren Street

South Lyon, M1 48178

Fannie Mae

C/0 Hugh R. Frate

Office of the Chief Executive Officer
110 15% Street, NW

Washington, DC 20005



Good Faith Offer
606 Lakewood Drive
Page 2 of 2

Re: South Lyon Sanitary Sewer Project
Good Faith Offer
606 Lakewood Drive (Parcel No. 21-19-426-001})

Dear Property Owners:

The City of South Lyon is constructing improvements to its sanitary sewer system, which
improvements include an extension of its sanitary sewer main and improvements to
portions of the existing sanitary sewer manhole and sewer lines, including in an area
over, under, on, across and through the property that you own and commonly known as
606 Lakewood Drive {Parcel No. 21-19-426-001). In order to construct the
improvements, the project would cross a portion of your property. The City will restore
any area of the surface of the property that has been disturbed by the grading and
construction of the improvements.

The City of South Lyon has authorized the submission of a good faith offer to purchase
the Permanent Sanitary Sewer Easement and the Temporary Construction Easement on
the property. The City’s offer for the property is based on an appraisal report that has
been obtained (enclosed). Based on the appraisal report, the City has concluded that
the sum of Six Thousand Two Hundred Ten Dollars {$6,210.00) represents just
compensation for the Permanent Sanitary Sewer Easement and the Temporary
Construction Easement on the property.

If there are facts known to you that would tend to support a higher price, please bring
them to the City’s attention. The City will give that information its full consideration, as
it is the City’s intention to pay you the full amount to which you are entitled as just
compensation,

If you should decide not to accept the City’s offer, but do not have additional data that
would tend to support a higher price, you need not do anything. If you do not respond
to this offer within fourteen (14) days from the date of the letter, the City will assume its
offer is not acceptable to you.

If you should decide to accept the City’s offer, please contact my office to make
arrangements for the acceptance of the offer.

If you do not accept the City’s offer and an agreement cannot be reached on a higher
price justified by new information you have furnished to the City, the City may institute
proceedings in the Oakland County Circuit Court for the purposes of acquiring the



Good Faith Offer
606 Lakewood Drive
Page 2 0f 2

property interests described in the attached documents for the above project by the
exercise of the right of eminent domain.

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.

The City looks forward to your response. If you have any questions regarding the
foregoing, please call me at the number listed on the front page of this letter.

Very Truly Yours,

Paul Zelenak, City Manager
City of South Lyon
Enclosures



Exhibit B
(Attach Declaration of Taking)



DECLARATION OF TAKING

A Resolution of Necessity having been adopted by the City of South Lyon setting forth
that present conditions necessitate the construction of a new manhole, maintenance and
possible reconstruction of an existing sanitary sewer line and the extension of the sanitary
sewer main (the “Improvements”) on the south portion of Parcel No. 21-19-426-001 in the City
of South Lyon, Oakland County, State of Michigan (“Subject Property™). As provided in the
Resolution of Necessity, the Improvements require a permanent easement 27 feet in width
adjacent to the west line of North Lafayette Street for the maintenance and possible
reconstruction of an existing 12-inch diameter sanitary sewer line and manhole; a permanent
easement 40 feet in width extending from the west boundary of the 27-foot easement to the
southwest property boundary where the new 12-inch sanitary sewer will be extended under the
CSX railway that comprises the boundary for placement of a new 12-inch sanitary sewer that
will bifurcate the southerly flow in the existing sewer taking pressure partly off that main; and a
variable width fermporary construction easement between the two permanent easements. The
Resolution of Necessity further authorized thelCity Manager to make a Good Faith Offer to
purchase said property.

NOW, THEREFORE, by virtue of the authority vested in the City of South Lyon, 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 Public

Acts of 1980, as amended, it is now declared and determined that the easement property



hereinafter described shall be taken for the purpose. of construction of a new manhole,
maintenance and possible reconstruction of an existing sanitary sewer line and the extension
and installation of a sanitary sewer main, 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 South Lyon as just
compensation for the property being acquired; and a statement whether the City of South Lyon
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 (21-19-426-001)

Land situated in the City of South Lyon, Oakland County, Michigan, described as:

PART OF THE SOUTHEAST % OF SECTION 19, T.1N., R.7E., CITY OF SOUTH LYON,
OAKLAND COUNTY, MICHIGAN, DESCRIBED AS: COMMENCING AT EAST 1/4 POST OF
SECTION 19; THENCE NORTH 89°3425"W 60.01 FEET (N89°26'11"W 60.00 FEET
RECORD) TO THE WESTERLY LINE OF PONTIAC TRAIL (120 FEET WIDE) AND THE
POINT OF BEGINNING; THENCE S01°33'36"W 820.00 FEET ALONG THE WESTERLY
LINE OF PONTIAC TRAIL; THENCE $S88°2624”E 27.00 FEET: THENCE S01°33'36™W
355.23 (358.36 FEET RECORD) ALONG THE WESTERLY LINE OF PONTIAC TRAIL (66
FEET WIDE); THENCE N46°07'32"W 1709.39 FEET (N45°59'18"W 1713.23 FEET
RECORD); ALONG THE NORTHEASTERLY LINE OF CHESAPEAKE AND OHIOQ RAILROAD;
THENCE S89°3425"E (S89°26'11"E RECORD) 1237.27 FEET ALONG THE EAST AND
WEST %4 LINE OF SECTION 19 TO THE POINT OF BEGINNING.

(Subject to reservations, restrictions and easements of record, i any.)

Permanent Easement
Land situated in the City of South Lyon, Oakland County, Michigan, described as:

A SANITARY SEWER EASEMENT BEING PART OF THE SOUTHEAST 4 OF SECTION 19,
T.1IN., R.7E. CITY OF SOUTH LYON OAKLAND COUNTY, MICHIGAN, DESCRIBED AS:
BEGINNING AT A POINT DISTANT N89°26’11”"W 60.00 FEET AND S01°33'36” 820.00
FEET ALONG THE WESTERLY RIGHT OF WAY LINE OF PONTIAC TRAIL (120 FEET



WIDE) FROM THE EAST % CORNER OF SAID SECTION 19; THENCE S88°26"24"E 27.00
FEET; THENCE S01°33'36"W 291.54 FEET ALONG THE WESTERLY RIGHT OF WAY LINE
OF PONTIAC TRAIL (66 FEET WIDE); THENCE N88°26724"W 27.00 FEET; THENCE
N01°33'36"E 137.51 FEET; THENCE N43°21727"E 176.84 FEET; THENCE NO1°33'36"E
94.01 FEET TO THE POINT OF BEGINNING.

Contains 14,059 square feet or 0.032 acres of land, more or less. Subject to all
easements and restrictions of record, if any.

Temporary Construction Easement
Land situated in the City of South Lyon, Oakland County, Michigan, described as:

A TEMPORARY CONSTRUCTION EASEMENT BEING A PART OF THE SOUTHEAST % OF
SECTION 19, T.IN., R.7E., CITY OF SOUTH LYON, OAKLAND COUNTY, MICHIGAN,
DESCRIBED AS: BEGINNING AT A POINT DISTANT N89°26'11"W 60.00 FEET AND S01°
33'36"W 820.00 FEET ALONG THE WESTERLY RIGHT OF WAY LINE OF PONTIAC TRAIL
(120 FEET WIDE) AND S88° 2624"E 27.00 FEET AND S01° 33'36"W 291.54 FEET
ALONG THE WESTERLY RIGHT OF WAY LINE OF PONTIAC TRAIL (66 FEET WIDE) AND
N88°2624"W 27.00 FEET FROM THE EAST ' CORNER OF SAID SECTION 19; THENCE
S01°3336"W 10.00 FEET; THENCE S43°45'16"W 23.70 FEET; THENCE N45°59°18"W
98.16 FEET; THENCE N43°21'27"E 132.5 FEET; THENCE S01°33'36"W 137.51 FEET TO
THE POINT OF BEGINNING.

Contains 7,679 square feet, or 0.18 acres of land, more or less. Subject to all easements
and restrictions of record, if any.

2. Names of Property Owner: Loop Water's Edge, LLC, a Michigan limited liability
company and Water’s Edge West, LLC, a Michigan limited liability company.

3. Names of each person, other than the Owners, having a potential interest in the
property: Greystone Servicing Corporation, Inc.; Fannie Mae; DTE Electric
Company; Michigan Bell Telephone Company; Consumers Energy Company; City
of South Lyon.

4, Value of Easements based on Valuation of the Property:
Permanent Sanitary Sewer Easement: $5,335.00
Temporary Construction Easement: _$ 875.00
Total:  $6,210.00
5. The City of South Lyon reserves it rights to bring Federal or State cost recovery
actions against the present owner of the property.

CITY OF SOUTH LYON

BY:

Paul Zelenak
City Manager



Dated: , 2022

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

r 2022, by Paul Zelenak, as the City Manager, on behalf of the City of South Lyon.

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

Prepared by and when recorded return to:
Lisa J. Hamameh {P57936)

27555 Executive Drive, Suite 250
Farmington Hills, MI 48331

Phone: (248) 489-4100
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APPRAISAL OF THE “PART TO BE ACQUIRED”
PERMANENT SANITARY SEWER & TEMPORARY CONSTRUCTION EASEMENTS
FOR THE CITY OF SOUTH LYON

TAX PAYER: Loop Water’s Edge, LI.C & Water’s Edge West, LLC
PROPERTY: 6506 Lakewood Drive

City of South Lyon, Qakland County, Michigan 48178
DATE O¥ VALUATION: December 6, 2021
DATE OF APPRAISAL: December 9, 2021
INTEREST AFPRAISED: Value of the “Part to be Acquired” —

Permanent Sewer Easement and Fair Rental during
Construction - Temporary Construction Easement

PARCEL NUMBER: 21-19-426-001

APPRAISER: Craig J. Fuller, Certified General Appraiser

Appraisal License 1205001867
4139 West Walton Boulevard, Suite A
Waterford, Michigan 48329
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FULLER APPRAISAY, L.L.C.

Appraisal for the City of South Lyon

Praperty Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewacd Drive, City of Scuth Lyon, Oakland County, Michigan

SUMMARY OF SALIENT FACTS

EXTRAORDINARY CONDITION:

TYPE OF PROPERTY: .
LAND AREA:
HIGHEST AND BEST USE:

RIGHTS ACQUIRED:

The compensation estimate included in this appraisal is based
upon the premise that the easement above ground surface areas if
disturbed will be restored to a condition equal to (in terms of
value} to that existing before the taking. As a condition of the
contract, the contractor will be instructed by representatives of
the City of South Lyon to “preserve and protect” surface areas
including lawn, plantings, landscape trees, etcetera. In this
particular instance much of the easement taking is within an
unmaintained “scrub brush” area where trees are growing wild.
No compensation is recommended for such tress and surface
restoration will be limited to seed and siraw or mulch.

Acreage parcel improved with a 192 unit apartment complex.

Approximately 16.594 acres.

Multiple Family Residential.

Permanent easement 27 feet in width adjacent to the west line of

North Latayette Street for the maintenance and possible
reconsiruction of an existing 12 inch diameter sanitary sewer
line. This easement is located along ihe highway over the south
portion of the property. This easement taking is somewhat of an
unusual situation in that the sanitary sewer has been within this
easement for years but apparently was never property recorded.
Part of the taking then in this sense is the formal placement of an
casement in the location of the existing sanitary sewer line. The
value estimate will treat this entire easement area in the same
fashion as the placement of a new easement.

In addition to the 27 foot wide easement (formalization), a 40
foot wide permanent easement will also be required for
placement of a new 12 inch sanitary sewer that will bifurcate the
southerly flow in the existing sewer taking pressure partly off
that main. This easement has a north east/south west course
extending from the west boundary of the 27 foot easement to the
southwest property boundary where the new 12 inch sanitary
will extended under the CSX railway that compromise this
boundary.

Both the existing and the new main will eventually route to an
existing 24 inch sewer south of the CSX rail line on a
neighboring property. This is where the existing main rouies to
at this time, the purpose of the bifurcation is to take pressure off
the existing 12 inch main, which is joined by a third 12 inch
main to the south.

A roughly triangular shape temporary construction easement lies
between the two permanent easements and, therefore, is
triangular in shape and variable in width.



FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon

Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LL.C
Property Address: 606 Lakewood Drive, City of South Lyen, Oakland County, Michigan

The temporary easement will expire upon completion of the
project, estimated at six months. The total area estimated within
the permanent sanitary easement is 14,059+ square feet
(formalized and new combined), while the area estimated within
the temporary constriction easemens is 7,679+ square feet.

For clarification reference is made to the sketch of the subject
property prepared by the engineering firm of Hubbell, Roth &
Clark placed at the beginning of the “Description of the Property
section of this report.

ESTIMATED DIMINUTION - VALUE OF “PART TO BE ACQUIRED”:

ESTIMATED DIMINUTION TO VALUE OF LAND ENCUMBERED $5,335.00

ADD RENTAL ALLOWANCE FOR TEMPORARY EASEMENT $ 875.00
ESTIMATED VALUE “PART TO BE ACQUIRED” | $6,210.00

APPRAISAL DEVELOPMENT:

APPRAISAL REPORTING:

EXTRAORDINARY LIMITING
CONDI{TONS:

HYPOTHETICAL CONDITIONS:

Note: the above estimate does not include compensation for
trees in the easement area that are not expected to be but could
be damaged or destroyed by the construction. The trees are not
landscape quality improvements as these are effectively a “scrub
brush” type of growth. The value of the property in this area
when restored by seed and straw cover is considered essentially
the same as the value with the scrub brush in place. No
allowance for landscape improvements is, therefore, made within
the above estimates,

“Part to be Acquired”, diminution to Fee Simple Estate property
rights within the proposed permanent casement area and Fair
Market Rental within the temporary construction easement.
These estimates are based wpon an estimated underlying land
value for multiple family land in this location

Appraisal Report consistent with Uniform Standards of
Professional Appraisal Practice (USPAP) Standard 2(a).

The value reflected above represents the appraiser’s
recommended compensation for the takings required in
conjunction with the construction of the sanitary sewer line to be
installed in the south portion of the subject property as well as
for formalization of an easement over an area where an existing
sanitary sewer already exists.

None.



FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon

Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LL.C
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

LEGAL DESCRIPTION OF OWNERSHIP

Land situated in the City of South Lyon, County of Oakland, State of Michigan described as:

DESCRIPTION OF PROPERTY (TAKEN FRGOM RECORD 21-19—-426--001)

|+
i PART OF THE SOUTHEAST 1/4 OF SECTION 19, T.IN., R.7E. CITY OF SOUTH LYON i
i QAKLAND COUNTY, MICHIGAN, DESCRIBED AS: BEGINNING AT A POINT DISTANT N8G'26'11"W !
80,00 FEET FROM THE EAST # CORNER OF SAID SEGTION 19; THENGE S04 33°36°W 820,00 FEET |
ALONG THE WESTERLY RIGHT OF WAY LINE OF PONTIAC TRAIL 820 FEET WIDE); THENCE i
1 SBBZE'24°E 27.00 FEET; THENCE S01°33'36'W 358.36 FEET ALONG THE WESTERLY RIGHT OF ;
1 WAY LINE OF PONTIAC TRAIL (65 FEET WIDE): THENgE N45'59'18"W 1,713.23 FEET; THENCE i
i SBYR26M1'E 1.237.28 FEET ALONG THE EAST—WEST 1 LINE TO THE PGINT CF BEGINNING. i

ALSO KNOW AS SIDWELL 21—19--426—001%

;‘ SUBJECT TO RESERVATION, RESTRICTIONS AND EASEMENTS OF RECORD, IF ANY.

PARCEL NUMBER:

21-19-426-001

ASSESSED VALUE AND TAXES

2021 Assessed Value $3,352,030.00
2021 Taxable Value $1,947,780.00
2021 Summer Tax 3 111,295.34
2020 Winter Tax 3 1.804.31
Total Estimated 2021 Tax § 113,099.65

NOTE: The subject is improved with a multi-tenant apartment complex identified as Water’s Edge. The above

assessment includes an estimate of 50 percent of combined land and building values as reflected by the City of
South Lyon Assessor,



FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon

Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Cakland County, Michigan

ZONING

EUEAR A

e

i

g

PR

PARTIAL SECTION OF CITY OF SOUTH LYON ZONING MAP SHOWING SUBJECT PROPERTY

Reference to the City of South Lyon Zoning Ordinance indicates that the subject property is zoned
“RMI” Multiple-Family Residential. The intent, Principal Permitted Uses and Requirements of the district have
been copied from the Zoning Ordinance and are included herein:



FULLER APPRAISAL,

LL.C,

Appraisal for the City of Seuth Eyon
Property Owrer: Loop Water's Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

ARTICLEV. -

Sec. 102-80.

(a)

(b)

(c

-

(d)

(e)

Sec. 102-81,

MULTIPLE-FAMILY RESIDENTIAL DISTRICTS RT TWO-FAMILY RESIDENTIAL RM-1 THROUGH RM-3

"

MULTIPLE-FAMILY RESIDENTIAL

- [ntent,

The RT two-family residential districts are designad to afford a transition of use in existing
housing areas by permitting new construction or coriversion of existing structures between
adjacent residential and commercial, office, thoroughfares or other uses which would affect
residential character. This district also recognizes the existence of older residential areas of the
city where larger houses have been or can be converted fram single-family to two-family
residences in order to extend the econormnic life of these structures and allow the owners to
Justify the expenditures for repairs and modernization. This district also allows the construction
of new two-family residencas where slightly greater densities ars permitted,

The RM-1 and RM-2, multiple-family residential districts are designed to provide sites for multiple-
family dwelling structures and related uses, with height restrictions compatible with single-family
residential districts, to serve the needs for the apartment Type of unit in an otherwise low-to-
medium density residential community,

Tha RM-1 district is generally intended far the developmant of a planned complex of fow-rise,
low- density buildings on acreage parcels.

The RM-2 district is intended for limited usage in areas where a land use transition is desired, but
where the existing pattern of platting is on small lots or parcels.

The RM-3 multiple-family residential district is designed to provide for planned multiple-family
development in limited locations where such land use is not incompatible with single-family

residential uses. This district is further provided to accommodate independent and dependent
housing facilities as defined in this article,

- Permitted uses,

In the RT and RM-1 through RM-3 districts, land, buildings, and other structures shall be used only for
ene or more of the uses specified in the table below. Uses denoted by a "P" are permitied by right, whereas
uses denoted by "C" have site development standards for specific uses and uses denoted by a “S" are
considered special land uses and may be approved by the planning commission subject to the applicable
general and specific standards in article X, site development standards for spedific uses and articla X1,
special land uses.

Permitted Uses in the Multiple Family Residential Districts




FULLER APPRAISAYL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Loop Water's Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewood Drive, City of Scuth Lyen, Oakland County, Michigan

Single-family detached dwellings p — —
(single-family subdivisions shall
meet the standards of the city
subdivision control ordinance;
condominiurms and condominium
subdivisions shall meet the
standards of article XvIll
condominium development

standards)

Two-family dwellings {duplexes) P P P

Care Facilities

Adult and child residential care 1P PandsS P Sec. 102-171
facilities in accordance with_section | and and
102-10, adult and childcare facilities | S S

Entertainment and Recreational

Private parks and recreation S S 5 Sec. 102171
facilities, owned and operated by

homeowner or condo associations

Recreation facilities, private 5 S S Sec. 102-171

Recreation facifities public S ) 5 Sec, 102-171

Public, Institutional, and Utilities

Cemeteries, lawfully occupied at the | P p P

adoption of ordinance




FULLER APPRATISAYL, I.L.C,

Appraisal for the City of South Lyon
Property Owner: Loop Water's Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

RT | RM-1, RM- | RM- | Section Reference
2 3
Residential
| Home occupations P |— — | Sec.102-23
In-home office P P P
Two-family dwellings P P P
Multiple-family dwellings — P P
Independent living/senior housing | P p P
] Congregate care/assisted living S S S Sec. 102-171
facility Footnote 102-72(6)
Skilled nursing residential living S S S Sec. 102-171
Footnote 102-72(6)
Single-family attached dwellings P P p
{single-family subdivisions shall
meet the standards of the city
subdivision control ordinance;
condominiums and condominium
subdivisions shall meet the
standards of article XVill
condominium development
standards)




FULLER APPRAISAL, L.L.C.

" Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

f
L
(Vs
[F5]

Places of worship or public Sec. 102-177{16)
assembly with maximum seating of

750 persons

Colleges and universities S S S Sec. 102-171

Essential public services P P P

Public and quasi-public institutional | S S ) Sec. 102-171

buildings, structures and uses

Schools, including public, private 5 S S Sec, 102-177(15)
and parochial elemeantary, middle
and high '

Accessory

Accessory buildings, structuresand | P p p
uses, customarily incidental to any

of the above principal uses

Accessory buifdings, structures and | S ) 5 Sec. 102-171
uses customarily incidental to any

of the above special land uses

Sec, 102-82. - Area, height, bulk, and placement regulations.

All uses within the multiple-farnily residential district shall adhere to the following area, height, bulk, and
placement regulations:

RT RM-1 RM-2 RM-3

Lot Size

ie




FULLER APPRAISAY, L.L.C.

Appraisal for the City of South Lyon :
Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LLC

Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

Minimum area (square feet) 4,000
z L z

Minimum width (lot frontage in feet) 40
Setbacks (in feet) 34
Front yard (minimumy} > 25 352 252 25
Side yard {(minimum)
Least one 7 302 252 252
Total twa 17 602 502 502
Rear yard {minimum) 35 30 25 25
Building height?

Staries (maximum) 2 2 21/2 3

RT RM-1 RM-2 RM-3
Feet (maximum) 25 25 35 45
Building area (square feet)

Floor area per unit (minimum) 780 2 BR-850 {3BR-900 { 4BR-1000

! Lot coverage

' A.rea of all buildings (maximum) ? 25% 35% 5% 35%
Area of all buildings and impervious surfaces | 35%

fmax.) 8

11

Fooltnotes to section 102-82 schedule limiting height, hulk, density, and placement regulations:




FULLER APPRAISAL, LL.C,

Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LLC
Preperty Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

1 Height exceptions in accordance with_section 102-23, height exceptions and limitations.

2 For all multiple-family developments the following standards shall apply:

a.

d.
e,

f.

Building and parking lot sethacks along exterior property lines shall be a minimum of 30 feet;
50 feet where the development abuts a single-family residential district.

The minimum distance between any two buildings shall be equal to the height of the taller
building or be at least 30 feet.

. Buildings shall be setback at least 20 feet from the nearest edge of any internal drive ar

roadway, parking lot or aisle, not including the sidewalk.
No building shall exceed 1280 feet in length.
Parking shall not cover more than 30 percent of the area of any required yard.

Duplexes are subject to single-family detached dwelling standards.

3 Regulations for accessery buildings are described in article It genaral provisions.

4 Setbacks for institutional uses (such as a place of worship, nonprofit organization, academic
institution, library or hospital) in residential districts shall be as follows:

Front 35 feet
Sides 30 feet
: . Rear 30 feet
Parking 20 feet

A 35-foot wide greenbelt shall be provided along major thoroughfares or arterial roadways in
all residential districts for residential developments. Building setbacks are measured from the

interior line of the greenbelt, Sae article XX, landscape standards and tree replacement,

. Refer to article XX, landscape standards and tree replacement for required sethack and

buffering based on adjacent zoning districts.

. Allyard areas shall be lawn, ground cover ar living landscape plant materials, except for

access drives, sidewalks, bike paths, architectural features, permitted accessory buildings and
essential service facilities.

Refer to_section 102-40, projections into yards.

. Refer to subsection_102-255{d), off-street parking space design and setback requirements, of

12




FULLER APPRAISAL, L.L.C.

Appraisal for the City of Scuth Lyon
Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

article XIX, off-street parking and toading-unloading standards, for pa rking setbacks.

> Front yard requirements in accordance with section 102-21 , front yard requirements. Front yard
setback reductions are parmitted as follows:

a. Where the front yards for existing main buildings in the vicinity of, and in the same zoning
districts as a subject lot are less than the required frorit yard for the zoning district of the
subject lot, the required front yard for the subject lot shall be no fess than 90 percent and no
more than 135 percent of the avarage established front setback of existing main buildings on
the same side of the street and entirely or partially within 300 feet of the side lot lines of the

; subject lot, subject ta subsections b, and ¢, below. The zoning administrator may exclude

dwelling units used in determining the average front yard that deviate from the average by
more than 25 feet.

b. The frontyard setback reduction shall only be permitted if there are two or more lots

occupied by main buildings within the area described in subsection a, above, for computing
the average frontyard,

C. In no case shall the required front yard resulting from the application of subsection a and b,
above, be less than 15 feet, or 20 feet for front entry garages.

& Senior housing and care facilities tend to generate much lower traffic volumes and have less
overall impact than commonly associated with traditional multiple-family developments, Thus,
allowable density for senior housing shall be determined by the maximum units per acre
permitied within the particular district, calcutated using the following:

Senior Aparitnents: 1 unit =1 unit of multiple-family
Congregate Care or Assisted Living Facilities: 2.5 units = 1 unit of multiple-family
Dependent Housing Fadilities: 4.0 units = 1 unit of multiple-family

7 Impervious surfaces are man-made and other hard surfaces made of materizal(s) that impede or
prevent the natural infiltration of water into the soil and may include, but not limited to: pools,
unienclosed decks, enclosed decks, shads, at-grade patios, raised patios, pergalas, and any other

structure covered by impenetrable materials such as asphalt, pavers, concrete, bricks, and stone
. that limits infiltration and natural groundwater recharge. The maximum percent of lot area which
; may be covered by impervious surfaces is ten percent regardless if the lot area covered by all
buildings and accessory buildings.

#1n no Instance shall lot area covered by all buildings, accessory buildings, and impervious
surfaces, exceed 35 percent, Fer the purposes of calculating lot area covered by impervious
surfaces z residential driveway and/or walkway to the entrance to the dwelling unit (as shown on
ah approved plot plan) are not included in the calculations.

5ec. 102-83. - Site development requirements.

13




FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon

Property Owner; Loop Water’s Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

All principal uses and special land uses are subject to the following site davelopment requirements:

(1} Article II: General provisions.

(2} Article Xv: Site plan review.

(3) Article XIX: Off-street parking and loading standards.

(4) Article XX: Access management and driveway standards.
[5) Article XXI; Landscape standards and tree replacement.
(6) Article XXII; Lighting standards.

(7} Chapter 70: Signs.

© Secs. 102-84—102-89. - Reserved.

14




FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

Based upon reference to the aerial photography included with the Oakland County Equalization
Department’s Property Gateway Property Information, it is the appraiser’s opinion that the subject property has
adequate size and width for many of the uses allowed by right as well as many allowed upon Special Permit
within the controlling zoning district.

SALES HISTORY OF THE PROPERTY

To the best of the appraiser’s knowledge, there has been no sales activity conceming the subject property
in the past five years.

OWNERSHIP, OCCUPANCY AND CONTACT WITH THE OWNER

The Assessment Records indicate that the tax payer for the property is Loop Water’s Edge, LLC and
Water’s Bdge West, LLC. The appraiser sent a letter to this entity at 142 Rupert Avenue, Staten Island, New
York 10314-5051 deseribing the takings and offering the opportunity to meet with the appraiser at the site. No
response has since been forthcoming,

The subject property was inspected tast on December 6, 2021 and several dates prior thereto, The
inspection amounted to exterior inspection only at the immediate areas of the taking.

INTEREST APPRAISED

With regard to the permanent easement, the method of analysis will be that of the value of the “Part o be
Acquired”. The part of the subject property to be acquired is a 27 foot wide permanent easement which will be
used in conjunction with formalizing an easement for a 12 inch sanitary sewer that runs adjacent to the west line
of Lafayette Street that has been in place for some years, For unknown reasons, a formal easement document was
not recorded at the time the sanitary sewer was installed. Also to be acquired is a 40 wide permanent easement
that will be used in conjunction with the construction and maintenance of a new 12 inch sanitary sewer. The 40
foot easement has an angular course extending in a southwest direction from the 27 foot casement 1o the
southwest property line. The impression of the easement is not anticipated to damage or diminish the value of the
property outside of the easement area. In such an instanee, the compensation due the property owner is based
upon the estimated diminution accruing to the Fee Simple Estate value of the underlying land within the proposed
easement.

The temporary easement will expire upon completion of the project which has been estimated at six
months. The estimated compensation for the temporary easement will be based upon a fair market rental for this
portion of the property for the duration of the project.

[5



FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Loop Water's Edge, LLC & Water's Edge West, LLC
Property. Address: 606 Lakewood Drive, City of South Lyon, Ozkland County, Michigan

PURPOSE OF THE APPRAISAL

This appraisal has been requested by Lisa Hamameh, Esquire with the law firm of Rosati Schultz Joppich
Amtsbuechler acting on behalf of the City of South Lyon to estimate the compensation due the property owner as
the result of the impression of a 27 foot wide and a 40 foot wide permanent easement for a sanitary sewer as well
as a variable width temporary easement lying between the permanent easements. The easements are required in
comjunction with the improvement and addition to a public sanitary sewer system.

In Eminent Domain takings such as this the condemning authority is required to make a good faith
estimate that is based upon any loss in market value the accrues to the property as a result of the taking. The
definition of market value considered most applicable to a problem of this nature is quoted as follows:

Fair Market Value, as defined in the Standard Jury Instructions for the State of Michigan, is:

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

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

¢ What the property would bring in the hands of a prudent seller, at liberty to fix the time
and conditions of sale;

d) What the property would sell for on negotiations resulting in sale between an owner
willing, but not obliged, to sell and a willing buyer not obliged to buy;

e) What the property would be reasonably worth on the market for a cash price, allowing a
reasonable time within which to effect a sale.”

*Source: Model Civil Jury Instruction for the State of Michigan Eminent Domain 90.06 Market Value-Definition.

16



FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

DISCUSSION OF THE APPRAISAL PROBLEM

The subject property consists of a triangular shaped small acreage parcel which totals approximately
16.6+ acres after rounding. The site is improved with a 192 unit apartment complex that includes a mixture of
one and two bedroom units. The apartments were, reportedly, built in 1975 and have been updated since that
time. The propeity is located along the west side of Lafayette Street which is also known as Pontiac Trail. This
location is in the north portion of the City of South Lyon between 11 Mile Road and the downtown area.

There is a proposed taking of a 27 foot permanent easement and a 40 permanent easement for the
construction and maintenance of a sanitary sewer line. A variable width temporary construction easement will
also be required. The temporary construction easement will expire upon completion of the project, estimated at
six months. A sketch of the subject property which highlights the area in which the taking is to oceur is included
herein for the convenience of the reader:
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Property Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC
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Hebert Dave

DESCRIPTION OF PROPERTY (TAKEN FROM RECORD 21-19—426-001)

PART OF THE SOUTHEAST 1/4 OF SECTION 19, T.IN, R.7E,, CITY OF SCUTH LYON
OAKLAND GOUNTY, MICHIGAN, DESCRIBED AS: BEGINNING AT A _POINT DISTANT N89'26"11"W

0 FEET FROM THE EAST % CORNER OF SAID SECTION 19; THENCE S0133 36 W 820,00 FEET
ALONG ,THE WESTERLY RlGHT OF WAY LINE OF PONTIAC TRAIL (120 FEET WIDEY, THENGE
SB8'26'24"E 27.00 FEET; THENCE S01°33'36'W 358.36 FEET AL NG THE WES RLY RIGHT OF
WAY LINE OF. PONTIAC TRA[L 66 FEET WIDE); THENCE N45'551B"W 1,713.23 FEET; THENCE
S89°2611"E 1,237.28 FEET ALDNG THE EAST—WEST § LINE TO THE POINT OF BEGINNING.

ALSC KNOW AS BIDWELL 21—-18—428—001
SUBJECT TO RESERVATICON, RESTRICTIONS AND EASEMENTS OF RECCRD, IF ANY.

DESCRIPTION OF SANITARY SEWER EASEMENT

A SANITARY SEWER CASEMENT BEING A PART OF THE SOUTHEAST 1/4 OF SECTION 18, T.1N.,
R.7E., CITY OF SOUTH LYON, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS: BEGINNING AT A
POINT DISTANT N8926"11"W 60.00 FEET AND D S01733'36" 520,00 FEET ALOMG THT WESTERLY
RIGHT OF WAY LINE OF PONTIAG TRAIL (120 FEET WIDE) FROM, THE EAST 4 CORNER OF SAID
SECTION 19; THENCE S88°28'24°E 27,00 FEET; THENCE S01°33'38'W 291,54 FEET ALONG THE
WESTERLY RIGHT OF WAY LINE CF PONTIAC TRAL (68 FEET, WIDE); THENCE N8826’ 24- W 27.00
FEET; THENCE NOD1°33'36"E 137.51 FEET; THENCE S432127"W 13 55 FEET; THENC

N45'59'1E™W 40.00 FEET; THENCE N4321'27"E 176.54 FEET; THENCE NC1'33'36"E 94 01 FEET TO
THE POINT OF BEGINNING,

SAID DESCRIPTION CONTAINS 14,059 SQUARE FEET, OR 0.32 ACRES, MORE OR LESS.

LDESCRIPTION OF TEMPORARY CONSTRUCTION EASEMENT

A TEMPORARY CONSTRUCTION EASEMENT BEING A PART OF THE SOUTHEAST 1/4 OF SECTION

TIN, R.7E., CITY OF SOUTH LYON, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS: BEGINNING
AT A POINT DISTANT NBG'26'11"W 60.00 FEET AND SO013335°W B20.00 FEET ALONG THE
WESTERLY RIGHT OF WAY LINE OF PONTIAC TRAIL (120 FEET WIDE} AND SB2'26'24™E 27.00
FEET AND S07°33'38'W 291.54 FEET ALONG THE WESTERLY RIGHT OF WAY LINE OF FONTIAGC
TRAIL (658 FEET WIDE} AND NEB'26' 24™W 27.00 FEET FROM THE EAST 3 CORNER OF SAID
SECTION 19: THENCE S0%1°33'36"W 10,00 FEET; THENCE S543'4518"W 23.70 FEET THENGE
N4559'18"W 98,18 FEET: THENCE N43'21'27"E 132.55 FEET; THENCE SO1'33'36"W 137.51 FEET
TO THE POINT OF BEGINNIN

SAID DESCRIPTION COMTAINS 7,679 SQUARE FEET, OR 0.18 ACRES, MORE CR LESS.

REV JOB NO. 53 HULET DAVE 7.0 Boxe24|  SHEET NO.
- 20180112 — BLEOMEIEE B HILLS, MICH. 46303 - 0024
— PHONE: (248) 4548300 3
DATE — FAX {15t Fioar}: (248) 454-8312
FEB. 4, 2020 | HUBBELL, ROTH & CLARK, INC EAX {2nd. Floot): $234) 454-6059
o CONSULTING ENGINEERS SINCE 1915 \WES SITE: Rilps/ wwwdyeengroom | OF 3
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Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

As indicated earlier, the permanent easement will vary in width from 27 to 40 feet and will have an area
of 14,059 square feet or 0.32 acre more or less. This area will be used in conjunction with the installation of a
manhole and new sanitary sewer line extending from an existing sanitary sewer that is parallel to and adjacent to
the west boundary of Lafayette Strest. The 40 foot portion of the permanent easement will clip a triangular
commer” across the south portion of the subject property in a northeast/southwest direction. The method of
construction will be that of an open cut. The surface will be disturbed and it is anticipated that the scrub brush
and trees in the easement area will be eliminated. Upon completion of construction, the City of South Lyon will
retain the right to enter this portion of the property at any time in the future for maintenance and repair of the
public sanitary sewer main with no additional compensation due the property owner. It is noted that the 27 foot
wide area of the easement along North Lafayette is to formalize an easement for an existing sewer that was placed
within this area many years ago without the proper recording of an easement. The construction of the new
sanitary sewer line is in part to relieve pressure on the existing main along North Lafayette Street south of the new
connection. The new connecting will bifurcate the existing southerly flow splitting the volume between the
existing and new main thereby relieving pressure downstream.

As well as the permanent easement, a variable width temporary easement that lies between the “V*
formed by the permanent easements will be required. The temporary easement will be used in conjunction with
the movement of machinery and materials during the construction project. The temporary construction easement
will expire upon completion of the project, a period projected as six months. The area of the temporary easerment
is estimated at 7,679 square feet or 0.18 acre. The premise that the area used in conyunction with the temporary
easement will be restored to equal condition to that which existed prior to the taking is equally applicable with
regard to the temporary easement. :

The format of this appraisal is often identified as a “Valuation of the Part to be Acguired” or,
alternatively, a “Valuation of the Part to be Taken”. This type of valuation format is utilized when no damages to
the value of the remaining portions of the property are perceived to result from the taking. This type of format is
also utilized in circumstances in which aliernate appraisal methods such as a valuation before the taking and after
the taking may not reflect any difference, or loss, in value. When such circumstances exist, the value of the “Part
to be Acquired” format is considered to be the most fair to the property owner.

In the case of the subject property, the “Part to be Acquired” for the permanent casement are some of the
property rights vested in the fee simple ownership of the subject property. The rights that will be acquired are the
right of entry in conjunction with the proposed construction and the future maintenance of the public water main.
The owner will retain the surface rights such as landscaping, outdoor activities, etc. in this area.

The value of the “Part to be Acquired” format focuses upon the contributing value of the land and land
improvements specifically within the take area and to the manner in which this portion of the property contributes
to the whole. Most of the area in which the taking will oceur is unmaintained scrub brush are with a limited
araount as lawn area. Portions of the surface that are disturbed during construction the area will be restored by
seeding and straw after the construction. This appraisal is predicated upon the proper restoration of this area by
the contractor at no expense to the property owner.

With regard to the temporary easement, the just compensation will be estimated based upoen a fair market
rental considered applicable for the duration of the project.

In the valuation of the subject property, consideration has been given to the Cost, Market Data {Direct
Comparison) and Income approaches to value. Due to the specific appraisal format that has been selected as most
fair to the property owner, the Cost and Income Approaches to Value are not considered applicable. A variation
of the Market Data (Direct Comparison) Approach to Value will be used. In this approach, consideration is given
to the contribution to value of the land within the area to be acquired. The Market Data (Direct Comparison)
Approach to Value is the method used to estimate the value of the land within the area in which the acquisition is
to occur.
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Appraisal for the City of South Lyon
Property Cwnoer: Loop Water’s Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

As the taking involves unimproved portions of the subject property, the “Part to be Acquired” premise of
this report will utilize multiple family residential land sales as a guideline to the contributing value of the affected
areas. This valuation method is based upon the premise that the Highest and Best Use of the entire property is for
multiple family residential purposes. Once the value of the land in question is estimated, a value diminution
estimate for the rights being acquired by the City of South Lyon will be made and utilized as a guideline for
compensation due the property owner for the loss of said rights for the permanent easement.

A primary premise and “Limiting Condition™ of this report, is that the surface area affected will be
restored te its current condition or equivalent in terms of value. The site restoration will be within one month of

completion of construction, or as weather permits. Equivalent in terms of value is considered to be graded
seeded with straw insulation spread over the seed.

FIXTURES

Nene noted in the “Part to be Acquired”.

NON-COMPENSABLE ITEMS

To the best of my knowledge, I have excluded any darmages that arise from a non-compensable source.

HAZARDOUS WASTE OR PROPERTY CONTAMINATION

The east portion of the subject property was inspected giving specific attention to the area in which the
taking will occur. The appraiser attempted to be aware of circumstances that would lead to the conclusion that
hazardous materials may have been stored or dumped on the site. No circumstances that would lead to this
conclusion were noted. The reader is alerted to the fact that the dumping of such materials can be doneina
manner that makes visual detection virtually impossible after a short period. Ofiten this is the goal of such an
action.

If there are concems in this area, the reader is advised to contract the services of a firm or individual
qualified to complete a certified site andit. '
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Appraisal for the City of South Lyon
Property Owner: Loop Waters Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakiand County, Michigan

GENERAL AREA DATA

The City of South Lyon is just within the southwest edge of the heavier suburban development pattern
associated with the City of Detroit. The City was founded over 100 years ago and located near the intersection of
two rail routes and along the primary highway route between Pontiac (Oakland County Seat) and Ann Arbor
(Washtenaw County Seat). South Lyon is small City at 3.7 square miles and until approximately 30 to 40 years
ago was surrounded by predominately rural Lyon Township. In the last 20 years, Lyon Township has grown
exponentially and the rural character is predominately gone. The City of South Lyon has also grown, however,
with relatively little vacant land within the 3.7 square miles City of South Lyon growth has been modest. The
current population of the City of South Lyon is 11,746, up 419 residents from the 2010 census. The surrounding
Lyon Township population is estimated at 23,217 in 2020 with room (especially given the presence of a well-
developed sanitary sewer system) to grow. The 2020 count was up 60 percent from 2010 according to Hometown
Lite a regional online publication. Eventually, the 6 by 6 mile township grid that includes the City of South Lyon
and Lyon Township will be populated in a similar fashion to other more densely populated township grids in
Ouakland County which tend to be 40,000+,

The City of South Lyon has private transportation access to commuter routes to the north (I-96) and west
(US-23) and includes numerous employers within its boundaries and within the nearby Green Oak and Lyon
Township communities. Proximity to amenities and services is good and the job environment was good prior to
COVID 19 with many residents working within the community and excellent transportation arteries to Metro
Detroit for commuters. From The 1-96, US-23 interchange one can route to Ann Arbor south, Lansing West,
Detroit and larger suburbs east and flint to the north in most cases in less than an hour. This intersection is
located just to the northwest of the City of South Lyon roughly five miles.

The City of South Lyon is serviced primarily by South Lyon Consolidated Schools. This school systemn
has proven attractive to the extent that robust suburban growth is taking place.

Median household income for 2019 in the City of South Lyon was projected by the ACS at $73,200.00 up
21.7 percent from 2010. This increase is well above typical for Metro Detroit where many communities are
stagnant or in decline as far inflation adjusted income growth is concerned. This increase in affluence is
particularly of notice in light of the County of Oakland median household income of $79,698.00. The community
thus within ten years has went from significantly below average in terms of median household income to nearly
average within the most affluent County in the State of Michigan. The fact that the City of South Lyon is
predominantly of older housing stock suggests that the income increase is not coming from new residents entering
the newer more expensive suburban housing in outlying Lyon Township. City of South Lyon conveniences, in
this case, appear to be attracting high income residents and, in addition, providing opportunities for higher
incomes relative to the past.

The Realcomp MLS statistics show median price year to date in South Lyon of $255,000.00 less than 10
percent below the Oakland County median of $275,000.00. For South Lyon this up from $89,000.00 (post
housing bust) in 2011 or 186 percent in the last decade. This is less than the County increase over the same
period, however, it must be considered that mich in the way of new housing stock has entered the County market
where relatively little new housing is noted in South Lyon where there is little room for expansion. Price per
square foot averages show $160.00 year to date in South Lyon up 146 percent from the 2011. For the County per
square foot sale price average is $165.00 up 154 percent from the post housing bust year of 2011, The City of
South Lyon, in general, shows to experiencing excellent residential market conditions similar to the surmrounding
areas with new housing stock, In general, the trend appears toward a general renovating and improving or at least
providing good upkeep to the existing older housing stock of the City of South Lyon.

For more detail the SEMCOG community profile for this City is located in the addendum to this report.

Also, the City of South Liyon website at southlyonmi.org contains includes a plethora of Community information
including the master plan updated last in November of 2016.
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VALUATION
DESCRIPTION OF THE PROPERTY

SITE DATA

LAND AREA: The subject site is 1,237.28 feet in width. The site is
triangular in shape and this dimension is across the north
boundary which is the widest point. As aresult of the
shape of the property, the site comes to a peint at the
south extreme. The depth of the property as measured
along the east property line totals 1,178.36 feet. There is
a 27 foot east/west jog in the east lot lint 820 feet south
of the northeast corner. The northwest/southeast angular
boundary of the property measures 1,713.23 feet. The
area of the property is indicated as 16.59 acres in the
Oakland County Property Gateway assessment recozds,

ROAD FRONTAGE: 1,178.36 feet as measured along the west boundary of
Lafayette Streset (Pontiac Trail). Lafayetic Street hasa
variable width right-of-way that is 120 in width adjacent
to the north 820 feet of the subject property and 66 feet
in width adjacent to the south 358.36 feet of the subject
property. As is typical, the road widens at some
intersections to facilitate turns.

DEPTH: 1,237.28 feet as measured across the north property
boundary
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Property Address: 606 Lakewcod Dirive, City of South Lyon, Qakland County, Michigan

SHAPE:

UTILITIES:

WETLANDS:

SOILS:

FLOOD HAZARD:

TOPOGRAPHY:

The subject property is triangular with a 27 foot wide jog
in the east property boundary. See aerial photo above.,

Municipal water and sanitary sewer along with natural
gas, telephone service, cable and electricity are directly
available to and service the property. It is noted that
portions of the sanitary sewer line are not located within
a formal eassment. This appraisal is part of an effort to
corzect this situation.

The subject property does not appear to include any
wetlands area. There is a fairly large water detention
pond for the surface water runoff from the apartment
complex. The appraiser is not an expert in wetlands
delineation and should the reader have concerns relative
to this area of expertise it is recommended that the
services of a qualified environmental consultant be
retained.

Reference to the Oakland County soils survey prepared
by the USDA reveals the soils in the area of the taking
are projected as Fox Sandy Loam. These soils are
generally well suited to building site development. The
reader 1s cautioned that these are projections based upon
limited sampling and for exacting soils information it is
recommended that borings be taken in the immediate
vicinity of any proposed buiiding site.

Reference to map FEMA map panel 26125C0385F
effective date 9/29/2006 shows the subject property to be
in zone X, this is an area of minimal flood risk.

Generally level near road grade within the easement
area. The area is below the railroad grade that comprises
the southwest boundary of this parcel.



FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon

Property Owner: Loop Water's Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewoed Drive, City of South Lyon, Oakland County, Michigan

SUBJECT PHOTOGRAPHS TAKEN BY CRAIG J. FULLER ON DECEMBER 6, 2021

Above: View looking southwesterly over proposed easement for new 12 inch main,

Below: View looking north along formalized easement near proposed bifurcation manhole.
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Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LEC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

SUBJECT PHOTOGRAPHS TAKEN BY CRAIG J. FULLER ON NOVEMBER 30, 2021

Above: View looking south along over existing sanitary and proposed easement.

Below: View looking west from existing sanitary toward apartments.
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Appraisal for the City of South Lyon

Property Owner: Loop Water’s Edge, LLC & Water's Edgs West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

SUBJECT PHOTOGRAPHS TAKEN BY CRAIG J. FULLER ON NOVEMBER 30, 2021

Above: View looking east from CSX with proposed easements to the left.

Below: View looking north along formalized easement route.
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Appraisal for the City of South Lyon

Praperty Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewocd Drive, City of South Lyon, Oakland County, Michigan

SUBJECT PHOTOGRAPHS TAKEN BY CRAIG J. FULLER ON NOVEMBER 30, 2021

Above: View looking south at Scrub brush in proposed easement.

Below: View looking west from North Lafayette Street towards apartments.
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Appraisal for the City of South Lycn

Property Ovwmer: Loop Water’s Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lycr, Oakland County, Michigan

SUBJECT PHOTOGRAPHS TAKEN BY CRAIG J. FULLER ON NOVEMBER 30, 2021

Above: View loc_iking north towards apartments with easements to far rights.

BUILDING IMPROVEMENTS

According to the Oakland County Assessment Records, the subject property is improved with a 192 unit
multiple family residential development. The buildings are described in this source as Class “B” and were built in
1975 and renovated in 2005. There arc106 one bedroom, one bath units and 86 two bedroom, one bath units. The
one bedroom units have an estimated square foot area of 800 while the two bedroom units are reportedly 900
square feet in area. There are 275 surface parking spaces. Extras include; air conditioning, basketball court, cable

ready, carpet, ceiling fans, dining rooms, range, walk-in closets, window coverings, etc. The units are located
within 8 building scattered around the site,

As the premise of this appraisal is that of the “Part to be Acquired”, or “Taken”, with respect to
unimproved portions of the property, no further description of these improvements is considered necessary. The
construction within the easement area will not physically impact the subject improvements with the exception of
noise and sight lines to some of the apartments. The easements arc not anticipated to have a negative impact upon
the value of the apartment improvements. This being the case, no further description thereof is provided.

SITE IMPROVEMENTS AND TREES IN THE EASEMENT AREA

None with the exception of scrub brush unmaintained natural growth. Restoration by seed and straw
cover is considered sufficient to avoid any negative impact to the property in terms of value.

PRESENT USE OF THE PROPERTY
The property is improved with an apariment complex.
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Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water's Edge Wast, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

HIGHEST AND BEST USE

Highest and Best Use, as defined in the Standard Jury Instructions for the Courts of the State of
Michigan, is:

“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.”

In the analysis of Highest and Best Use, the appraiser gives consideration not only to those uses allowed
as zoned, but also to any likely alternate uses that would result in a greater net return. If the property being
considered is improved, the analysis is done in a manner that first gives consideration to the Highest and Best Use
as though vacant and then continues giving consideration to the highest and best use of the property as improved.
Analysis in this manner tends to test the contributing value of the building improvements. .

Any reasonable opinion of Highest and Best Use must give consideration to the question of whether such
use is reasonable, physically possible, legal and the most economically feasible alternative.

With regard to the question of Highest and Best Use, it is considered reasonable to point out that the real
estate appraiser is, in essence, a generalist. That is, the appraiser can reasonably address the issue of which
general use of the property can logically be anticipated to result in the greatest net return. However, it is
considered equally as reasonable to point out that any number of specific uses may exist within a general use
category and any number of factors such as building size, shape, location on the lot, parking to building ratio, etc.
can also be accomplished. The role of the appraiser, in my opinion, is to define the general use of the property
which can be expected to result in the greatest net return but not, necessarily, to address the specific issues such as
the absolute use or the optimal building size.

The subject property is zoned “RM1” Multiple-Family Residential. The general use trend along the west
boundary of Lafayette Street consist of a mixture of single family and predominately multiple farnily residential.
Opposite the subject property on the east side of Lafaystte Street is a relatively new high school. Further south is
the downtown business district of the city. The existing development trends are consistent with the intent of the
“RM-1” Multiple Family Residential designation.

From a valuation perspective, the “RM1” zoning is considered most relevant and is the basis for the
valuation process. The market information considered the most reliable guideline for the problem at hand being
the sales and offering of properties with commercial potential and this use is considered the highest and best use
of the property, if vacant.

Multiple-Family Residential use of the property is also believed to be the Highest and Best Use of the
property as improved.
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ESTIMATED VALUE ViA THE COST APPROACH

In the application of the Cost Approach to Value, the appraiser estimates the replacement cost of all
building and site improvements. The estimated building replacement cost is then reduced by the anticipated
impact upon value resulting from any one, or all, of three forms of depreciation. After reduction of the estimated
cost by this amount, the contributing value of the land is added.

In some cases, the Cost Approach to Value includes an allowance for entrepreneurial profit. The
enirepreneurial profit is the return to the individual that goes to the time and effort to find the site, to secure the
necessary municipal approvals for the development of the site, coordinate the construction efforts, ete. Inclusion
of an allowance for entrepreneurial profit is not an automatic allowance but is dictated by the evidence of the
market.

The portion of the subject property which is being valued, involves only the contributing value of the
land. As no building improvements are located within the “Part to be Acquired”, no estimate concerning the cost
is necessary. Therefore, the parameters of the appraisal problem are such that the Cost Approach to Value is not
considered an applicable technique.
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ESTIMATED VALUE VIA THE INCOME APPROACH

"The Income Approach to Value is based upon the premise that there is a direct relationship between the
income productivity of a property and the value of that property. The first stepin the Income Approach to Value
is the estimate of the gross income that a property can be anticipated to generate. This income may be the actual
productivity of the property or may be based upon the appraiser’s observations of current market conditions.

The next step in the Income Approach to Value is the reduction of previously estimated gross income by
the anticipated loss due to vacancy and credit loss. This amount is estimated based upon observation the market
conditions existing in the area. The income remaining, after giving consideration to vacancy and credit loss, is
identified as the effective gross income.

The Income Approach to Value continues giving consideration to the expenses that would typically be
anticipated to accrue to the landlord position. The manner in which expenses are allocated between the tenant and
the landlord will vary substantially depending upon the type of property being appraised and the agreement made
between the landlord and tenant. The amount of money remaining after reduction of the effective net income by
the anticipated expenses is typically identified as the net income. This amount is the basis for the investor type
decision making.

Although a number of methods exist for the conversion of the projected net income into an indication of
value, the most commonly used method is that identified as the property residual technique. This method
converts the net income estimate into an indication of value through the use of a factor typically identified as the
overall capitalization rate. The overall capitalization rate is, in effect, the required rate of return necessary to
atiract investment capital to a property with the characteristics of the property being appraised. The overall
capitalization rate is developed through the analysis of sales of similar income producing properties and through
the analysis of current economic indicators.

In somewhat unusual circumstances, vacant land is found to produce income and the buying and/or
selling decisions concerning such properties will give consideration to this factor. Examples of such
circumstances would be a commercial parking lot or land leased in conjunction with commercial improvement.
Typically, however, the buying and selling decisions concerning vacant land are not made based upon the
potential income productivity, as the majority of such properties simply do not produce income absent the
existence of building improvements. As this method of analysis is not found to be representative of the manner in
which the market would typically react to such properties, it is the appraiser’s opinion that the Income Approach
to Value does not provide a reliable guideline for the valuation of the “Part to be Acquired” which accrues only to
sections of the property where there are no building improvements. The easement takings in and of themselves,
are expected to have zero impacts upon rents or vacancy. This being the case, the underlying land value is to be
utilized as the guideline to value of the “Part to be Acquired”. The Income Approach to Value is, therefore, not
applicable to the appraisal problem.
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ESTIMATED VALUE VIA THE DIRECT COMPRISON (MARKET DATA) APPROACH

The valuation method believed to offer the best guideline for the “Part to be Acquired”, or “Taken”,
format is the Direct Comparison (Market Data) Approach. In the application of the Direct Comparison (Market
Data) Approach to Value, the appraiser conducts a market survey concerning sales and listings of properties
considered similar to and competitive with the property being appraised if each was on the open market at the
same time. Those properties believed to offer the best guideline for the problem at hand are abstracted from the
market survey for more direct comparison with the property being appraised. Recognition is given to the ways in
which the market properties and the subject property differ and to the anticipated market reaction to these
differences. The result of the comparison process is a range of value which the appraiser references when
finalizing the value estimate for the subject property.

The area of the subject property in which the easements are to be impressed, i.e. the “Part to be Acquired”
or “Taken”, is zoned for multiple family residential use. The value estimate for the subject property for the “Part
to be Acquired” will, therefore, be made using market based multiple family residential sites or sites that are
within a zoning district that allows multiple family as well as other uses. The result of the comparison method of
analysis will be a square foot value considered representative of the market potential of the subject property. The
value of the “Part to be Acquired” will then be projected based upon this square foot value estimate and the square
footage within that area. This estimated square foot value will also be used as the basis for the calculation of the
fair market rental due the property owner for the use of the temporary easement on a portion of the property
during the life of the project.

The appraiser has, in conjunction with this assignment, conducted a market survey concerning the sales
and histings of vacant multiple family sites in competitive areas in the City of South Lyon and nearby areas.

Multiple family residential properties represent a relatively small segment of the overall real estate market
and a high perceatage of the land available for such use has been improved for 2 number of years. The appraiser
did discover two properties located in nearby New Hudson as well as one sale in nearby Lyon Township that
occurred in the relatively recent past and are considered to offer good guidelines for the problem at hand.

The information concerning the three most similar properties will be discussed at this point and
sumnmatized in chart form on a side by side basis in order for the reader to more readily understand the
comparison process. The chart form summary will include the mathematical adjustment process and result in a
range of square foot vatues considered to provide the best guidelines for the property being appraised.

SUMMARY MARKET INFORMATION

The pages that immediately follow, provide description of the properties considered to form the best
guidelines from the properties discovered in the course of the market survey for direct comparison with the
subject. Beyond this presentation, there a discussion of the direct comparison and adjustment process and beyond
that a grid summarizing the adjustments.
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Comparable Information No. VL-1

Date Taken: 2020 Taken By: OAKLAND CO. AERIAL GIS o Direction of Photo: N/A

Location: 20905 PONTIAC TRAILS,, SCUTH LYON, CAKLAND Highest & Bast Use: WOULD REQUIRE FURTHER ANALYSIS
COUNTY, MICHIGAN

Date Inspected: NUMEROUS — MOST RECENT 2019
Legal Description: SOMEWHAT LENGTHY METES AND BOUNDS,

CONSISTS OF PART OF THE SOUTHEAST % OF SECTION 31, LYON Verification: COSTAR AND MARK ZERLAG, BROKER

TOWNSHIP, OAKLAND COUNTY, MICHIGAN, AVAILABLE UPON

REQUEST. Topography: GENERALLY LEVEL, AT GRADE WITH PONTIAC TRAIL,
Tax Parcel No.: 21-31-400-0G76 Shape: IRREGULAR TENDS TOWARD “T” SHAPE

Bldg. Size: VACANT SITE, NO BUILDINGS. Zoning: Front “B-2" COMMUNITY BUSINESS AS QUOTED BY TWP,

EMPLOYEE / REMAINDER “RM-1* MULTIPLE FAMILY
Land Size: 17.82 + ACRES NET OF ROAD RIGHT-OF-WAY

Utilities: ALL CITY SERVICES.
Date of Sale: MARCH 11, 2020

Road surface; PAVED
Seller: CHARTER TOWNSHIP CF LYON

Condition of 5ale: ARMS LENGTH

Purchaser: SENIOR LIVING LIMITED DIVIDEND HOUSING ASSOC,,
LLe

Price: $1,750,000.00 Terms: Cash 5$98.204.00 peracre $ 210 FF N/A

Remarks and / or Description of Improvements: Purchased for development with senior living community. The property as indicated above is “T"
shape with slightly more than 185 feet of frontage on Pontiac Trail. The site extends to an overall depth of just less than 1,260 fest. Pontiac
Trail has a reported traffic count of 18,789 vehicles. The location is 675 fest narth of 8 Mile Road. 8 Mile Road has a reported traffic count of
9,148 vehicles. Approximately 60 percent Spinks Loamy Sand and approximately 30 percent Wasepi Loamy Sands.
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Coemparable Information ~VL-2

Date Taken: 2020 Taken By: ADVERTISING PHOTO . Direction of Photo: N/A
i BY THOMAS DUKE CO. -

Location: N/E CORNER GRAND RIVER AVENUE AND Highest & Best Use: MULTIPLE FAMILY
EAST LYON CENTER DRIVE. 55000 GRAND RIVER
AVENUE, LYON TOWNSHIP, OAKLAND COUNTY, Date Inspected: NUMERQUS
MICHIGAN
Verification: MARK SZERLAG, LISTING BROKER &
Legal Description: CONSISTS OF ASSEMBLAGE OF JAMES CLARKE, ROBRERTSON BROTHERS
THREE PARCELS WITH LENGTHY METES AND BOUNDS
DESCRIPTIONS, PART OF THE SOUTHEAST % OF Topography: GENERALLY LEVEL AT GRADE WITH
SECTION 3, LYON TOWNSHIP, OCAKLAND COUNTY, LYON CENTER DRIVE

MIGHIGAN, AVAILABLE UPON REQUEST.

Shape: IRREGULAR - SEE AERIAL PHOTO ABOVE
Tax Parcel No,: 21-03-327-012, 019 & 027

Zoning: NEW HUDSON EDGE DISTRICT
Bldg. Size: NO BUILDING VACANT LAND

Utilities: ALL CITY SERVICES — SEWER GAPACITY
Land Size: ADVERTISED AS 7+ AGRES OR 304,920+ BEING INVESTIGATED

S.F.

Road Surface: PAVED
Date of Sale: PENDING 04/28/2021 — will close upon final

municipal approvals Condition of Sale: PENDING - ARMS LENGTH
NEGOTIATIONS

Seller: AERQ AND AUTO STUD SPEGIAL INC., _

REPRESENTED BY THOMAS DUKE COMPANY, MARK Purchaser: PENDING SALE

SZERLAG ASSOCIATE BROKER

Price: $800,000.00 Terms: Cash § 9,474.00 Per Potential Unit $128.571.00 peracre $ N/A F.F

Remarks and/ or Description of lmprovements: THE ZONING ALLOWS MANY USES ALTHOUGH THE PAST INDUSTRIAL USE OF THIS
PROPERTY IS NOT ALLOWED. THE BUYER PLANS 95 LUXURY APARTMENTS. THE ZONING WILE ALLOW UP TO 14 APARTMENT
UNITS PER ACRE {12 TOWNHOUSE) IN THIS DISTRICT. THE SALE WILL CLOSE UPON THE BUYER OBTAINING ALL NECESSARY
MUNICIPAL APPROVALS. THIS IS BEING DONE AT THE BUYERS EXPENSE. SANITARY SEWER WILL REQUIRE A PUMP STATION AT
GRAND RIVER OR EXTENTION TO GRAVITY FEED NORTH ALONG THE RING ROAD. BUYER ANTICIPATES A COST IN THE ARFA OF
ONE-QUARTER MILLION FOR EITHER CPTION WHICH IS YET TO BE DETERMINED. NO SOIL CONTAMINATION OR OTHER ISSUES NOT
CONDUCIVE TO THE PLANNED USE HAVE BEEN DISCOVERED.
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Comparable Information No. VL-3

Date Taken: 2020

Location: 57490 LYON CENTER DR. W., NEW HUDSON,
OAKELAND COUNTY, MICHIGAN

Legal Description: T14, R7E, SEC. 4, OAKLAND COUNTY
CONDOMINIUM PLANNU. 1697 LYON CROSSING RETAIL
CONDO UNIT 27 LIBER 55060 PAGE 485 FROM 21-040201-
030-031-032-038-03% & 041

Tax Parcel No.: 21-04-201-047
Bldg. Size: VACANT SITE, NO BUILDINGS.
Land Size: ASSEMBLAGE TOTALING 19.63 ACRES PER

OAKLAND COUNTY PROPERTY GATEWAY — TOTALLY
USEABLE 855,083 + SQ.FT.

Date of Sale: SEPTEMBER 15,2020

Seller: KOJAIAN MANAGEMENT CORP.

Price: $5.412.901.00 Terms: _Cash

Taken By: OAKLAND CO. AERIAL
GIS

Direction of Photo: North at top

Highest & Best Use: MANY USES PERMITTED IN THIS
ZONING DISTRICT, PROPOSED LAND USE REQUIRES
TOWNSHIP APPROVAL.

Date Inspected: NUMEROUS JULY 1, 2021 MOST RECENT

Verification: OAKLAND COUNTY ASSESSMENT
RECORDS AND MARK SZERLAG, BROKER

Topography: GENERALLY LEVEL, AT GRADE WITH LYON
CENTER DR. W.

Shape: SEE AERIAL PHOTO ABOVE. TENDS TOWARD
SQUARE WITH CIRCULAR EXCEPTION IN SOUTHEAST
CORNER

Zoning: “PD” PLANNED DEVELOPMENT

Utilities: ALL CITY SERVICES.

Road Surface: PAVED

Condition of Sale: ARMS LENGTH

Purchaser: THOMPSON THRIFT {WATERMARK AT LYON
TWP. MICH LLC)

$275,746.00 per acre $633 SF

Remarks and / or Description of Improvements: PROPERTY UNDER DEVELOPMENT WITH 340 UNIT APARTMENT COMPLEX. THE
PROPERTY HAS RIGHTS TG THE CONDOMINIUM DETENTION BASIN ACROSS LYON CENTER TO SE. THIS APPEARS TO INCREASE
EFFECTIVE LAND AREA BY ABOUT AN ACRE AND REDUCE DEVELOPMENT CCSTS WHEN COMPARED WITH PROPERTIES THAT

REQUIRE AN ON SITE BASIN TO BE COMPLETED.
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DIRECT COMPARISON PROPERTY VIL-1

This property is located on the west side of Pontiac Trail south of the City of South Lyon. The location is
approximately one and one half mile south of the subject in an area in which the market circumstances are similar.
Pontiac Trail is the name of Lafayette Sr. north and south of the City. The property has 185 feet of frontage on
Pontiac Trail which, at this point, is a two lane arterial highway with a north/south course. The highway widens
at some intersections to facilitate turns. The 2020 reported two-way traffic count was 19,789 vehicles per day.

Eight Mile Road, which is also a two lane arterjal highway though less heavily travelled, is located less than Y
mile south.

The market property is irregular in shape, tending toward “T” shape. Most of the property is cleared
although some wooded area is noted at the west boundary. The site is generally level, at grade with Pontiac Trail.
The area of the property net of the Pontiac Trail right-of-way is estimated at 17.82 acres.

This property sold in March of 2020 at the price of $1,750,000. Typically total sale prices are reduced to
smaller units for greater ease of comparison. Multiple family residential properties are ofien reduced to units such
as price per acre and price per square foot. When the proposed density of development is known or future units
can be estimated with acceptable accuracy, the price can be reduce to a per-unit amount. In the case of the
property being discussed, the sale price is found to be equal to $98,204.00 per acre or $2.25 per square foot of
land area. The propeity was purchased for development as a senior living complex. Senior living facilities are
multiple-family in nature but devote significant square {ootage to communal area such as dining rooms, recreation
area, personal needs, etc. The concept of senior living developments is not only to provide basic living space but
also to render additional services to the residents. 'As such the number of units projected for this use will be
different than anticipated for general multiple family rental developments.

When comparing the market properties to the subject consideration is given to both the circumstances of
the sale as well as such areas as physical, locational, availability of utilities, etc. have the potential to effect value.
If it is discovered that circumstances exist that would have an impact upon value it is necessary to apply an
adjustment to the price of the market property to reflect the anticipated market reaction to this area of difference.
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With regard to the circumstances of the sale, the title that was transferred has the potential to effect value.
In some circumstances it is noted that the title transferred was subject to an encumbrance such as a life estate or a
long term lease. In other cases only partial interests may be transferred. In the case of the market guideline
property a fee simple estate ownership was transferred from seller to buyer. This is the highest form of ownership
that can be held in real estate subject only to the Police Powers of the Community, Taxation, Eminent Domain
and Escheat. The subject property is being valued assuming a fee simple estate ownership. This is the ownership
that was transferred in conjunction with this sale. No adjustment is necessary of this area of consideration.

The conditions of the sale have the potential to affect value and therefore those of the market guideline
properties must be investigated to lead to a supportable conclusion. Ifit is discovered that unusual circumstances
that could affect the sale price of a property existed, these circumstances should be investigated and if the sale
information is used, an adjustment must be applied. Examples of such conditions include; sales between related
parties, the need for a-specific property that would warrant a higher than market price, etc. Upon review no
circumstance were discovered that had the potential to result in something other than market price. The parties to
this sale are believed to be prudent, knowledgeable and acting in their own best interest. No adjustment to the
price of Property VL-1 is necessary due to the conditions of sale.

The terms of sale is another area that has the potential to affect value and could result in a higher or lower
sale price. Seller financing with a lower than typical down payment, low interest rate, or other soft terms would
be examples of circumstance that have the potential to result in a higher than typical purchase price. Should the
seller have a need for quick cash or should other ¢ircumstances that simply warranted a shorter than normal
marketing period have the potential to result in the seller accepting a lower than market price. To the best of the
appraiser’s knowledge the sale of this property was financed by cash equivalent terms. No adjustment to the price
of the market property due to the terms of sale.

It 1s possible that the sales being used occurred during a time frame in which prices for similar properties
were either higher or lower than would be the case at the date of valuation of the subject property. The period
subsequent to the 2008 depression resulted in prices globally that were historically low. After a long period of
stagnation, price increases occurred and the much of the real estate market has reached levels existing prior to the
recession. The sale of the market property occurred in March of 2020 approximately 20 months prior to the date
of valuation of the subject property. Based upon reference to sources considered reliable such as Realcomp 11
Multiple Listing Service, CoStar Comps Multiple Listing Service, Oakland County Equalization Department
Annual Equalization Report, Realty Rates.com, all supplemented by the appraiser’s continuous menitoring of the
market it is believed that an adjustment equal to 5% per year is representative of the change in market conditions
during the time frame being researched. Based upon an annual increase of this amount, an upward adjustment of
8.33 %, $8,180.00 will be applied.

Upon application of this adjustment a current sale price of $1,895,775.00 results. The time adjusted sale
price is equal to $106,384.00 per acre and $2.44 per square foot. After giving consideration to the four areas
discussed above that have the potential to effect value, the adjustment process continues. The continuation of the
adjustment process will be from the market adjusted price per acre amount of $106,384.00.

LOCATION

Many of the factors discussed within the Market Data Approach to Data are not easily classified into one
category or another. This is considered the case when giving consideration to a factor such as location. If one site
is in the center of town and is compared with cne on the outskirts where there is less market activity this would be
a locational adjustment. This is clear. One property with a particularly good view vis-3-vis a similar property
absent such view, is this a physical characteristic or a locational characteristic? These are examples of the way
such differences are somewhat difficult to classify. Aslong as the differences that could have an effect upon
value are recognized and accouated for, the manner of classification should be left to the discretion of the
individual completing the analysis.
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In the comparison of the property described as VI.-1 with the subject property, the locational
circumstances are similar enough that, in the opinion of the appraiser, no adjustment to the purchase price is
necessary.

SHAPE/UTILITY

The subject site is triangular in shape which renders it somewhat difficult to work with. The actual
development of the property includes a mixture of one and two bedroom units totaling 192. As a result of the
shape, the apartments have been developed in the west and north portions of the property and there is a detention
basin in the central east portion. The site has an area of 16.6+ acres. Hence the density as developed is equal to
11.6 units per acre. Recognition is given to the fact that the density will be different depending upon the mixture
of units. On balance, a density such as this is believe less than would be expected of a property with a more
efficient shape such as rectangular.

The shape of the market guideline property being compared with the subject tends toward “T”. There are
jogs in the property line which will require design considerations. To the best of the appraiser’s knowledge there
have been no site plans submitted for this property for development with apartments. As the site is believed to
have been purchased for senior citizens type facilities no such plans are anticipated. In all probability any
development of the entire property witl require on-site storm water retention as is the case with the subject.

Absent the provision of a site plan depicting a likely method of development for apartment use, it cannot
be determined whether the efficiency of this site is superior to or inferior to that of the subject. Absent more
definitive information, it is the appraiser’s opinion that the application of no adjustment is the most prudent
course of action for this area of consideration.

ZONING

The subject property is zoned “RM-17, Multiple Family Residential. The market property has a dual
zoning, the east 300 feet is zoned “B-2” a commercial classification while the remainder is zoned “RM-2”
Multiple Family Residential. Upon review of the commercial prices realized in the area, is appraiser’s opinion
that multiple family residential use, which is consistent with the zoning pertaining to most of the property is the
most likely use of the entire market property and is the motivation for this purchase. No adjustment to the price
of the market property for zoning is considered necessary when comparing this property to the subject.

UTILITIES

The market property and the subject property each have public water and sanitary sewer available. In the
case of the market property it is believed that the capacity thereof is adequate for any likely development. No
adjustment to the purchase price of the market property is necessary for this area of consideration.

MISCELLANEQUS

No other areas of difference between this property and the subject that would be significant enough to
require an adjustment to the purchase price are known.

After giving consideration to the differences between the market guideline property that would reasonably
be expected to have an effect upon value and after having adjusted the purchase price to reflect the anticipated
market reaction to these differences, a per acre value of $106,384.00 or $2.44 per square foot is indicated for the
subject property.
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PROPERTY VL-2

This property is located at the intersection of Grand River Avenue and Lyon Center Dr. E. approximately
five and one-half miles northeast of the subject property. The market conditions in this location reflect a more
intense development pattern than in the subject area. The property has just less than 320 feet on Grand River
Avenue and an estimated 935 feet of frontage on Lyon Center Drive E. Grand River Avenus, at this point, is a
tour lane highway with a center lane for left turns and a northwest/southeast course. Lyon Ceater Drive E. is a
two lane loop road also with a center lane for left turns. The property is generally level at grade with each road
and mostly cleared. Three properties were assembled to create this parcel which is advertised as having an area of
7+ acres. The depth of the property is variable but is slightly more than 1220 feet in depth from Grand River
Avenue at the deepest point. There is a slight jog in the south line of the property. The property has public water
and sanitary sewer available. There is somewhat greater than typical cost associated with the available sanitary
sewer. This circumstance and the effect upon value will be discussed at a later point. The property is located
within the New Hudson, Edge zoning districts. The uses allowed within this district are very broad with the goal
of encouraging growth. Multiple Family Residential is an allowable use.

The market property is currently under a purchase option at the price of $900,000.00. This price is equal
to $128,571.00 per acre or $2.95 per square foot of land area. In an interview with the potential purchaser the
appraiser was informed that current development plans project a total of 95 multiple family residential units.
Therefore, m this case, the per-unit price can be calculated as $9,474.00 and the density as 13.6 units per acre.

No sale of the property has occurred as of the date of valuation of the subject property. At the point in
time that the sale is consummated the property rights conveyed will be those of fee simple estate. No adjustment
to the price of the market property is necessary for this area of consideration.

The property has been exposed to the market for some time prior to the option to purchase tendered. The
proposed buyer is knowledgeable, prudent and acting in the company’s best interest. The seller is represented by
a brokerage firm that is very active in this area and is knowledgeable of the market conditions existing therein.
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Under these circumstances, it is the appraiser’s opinion that the conditions of the sale are arms-length in nature
and no adjustment is necessary for this area of consideration.

Atthe point in time, this sale closes the terms will be cash. This is consistent with the controlling
definition of market vatue and no adjustment is believed necessary. The sale of the property is pending as of the
date of valuation of the subject property. No adjustment for changing market conditions is necessary and the
adjustment process will continue from the amount of $128,571.00 per acre.

LOCATION

The appraiser has discussed in the analysis of the previous market guideline property that specific
identification of the circumstances that can easily be atiributed to an area of adjustment is often difficult. With
regard to this market guideline property discussions with the proposed purchaser and the broker representing the
seller as well as observations of the appraiser leads to the conclusion that the location is significantly superior to
that of the subject for multiple family residential use. This circumstance is believed to be true of those

competitive properties lying north of Grand River Avenue. Therefore, an adjustment for location is considered
necessary

With regard to the determination of the amount of the adjustment a method identified as the “matched
pair comparison” is taught in appraisal classes and published in appraisal texts. This method of analysis requires
the analyst to find information concerning two or more properties that are virtually ideatical with only one, or
few, differences. If there is a difference in the price of these highly similar properties, this difference is
considered the reason for any difference in price. This difference is also the adjustment that should be applied
when this difference is discovered during the comparison process. A method of this type has the potential to

provide good insight into the adjustment needed to compensate for these differences and is considered a valuable
tool. .

The market for vacant multiple family residential sites represents a relatively small segment of the overall
real estate market. Very few such properties exist in the competitive market area for the subject property from
which to apply a “matched pair comparison” that would result in a reliable adjustment guideline. Ii is noted
however that Property VL-1 previously discussed and Property VL-3 vet to be discussed are quite similar with the
exception of density and location. After giving consideration to the effect upon value due to density it is believed
that the remaining difference in price is considered atiributable to location. The difference in the price of the
properties included in this matched pair analysis is just more than 50 percent. Property VL-3 is also superior to
Property VL-2 from a locational standpoint. Therefore the adjustment for location should be somewhat less than
that resulting from the matched pair analysis. After giving consideration to this circumstance, a downward
adjustment of 25 percent or $32,143.00 per acre will be applied.

As well as the matched pair analysis the locational circumstances of multiple family residential properties
throughout the township have been discussed with individuals active in and knowledgeable of market conditions
therein. Further, the appraiser has, in conjunction with a recent assignment in the subject area, has had an
oceasion to complete in-depth research regarding the multiple family residential market. The information
discovered is consistent with that resulting from the matched pair comparison.

SHAPE/UTILITY

The subject site is triangular in shape which renders it somewhat difficult from a site design standpoint.
The actual development of the property includes a mixture of one and two bedroom units totaling 192. As a result
of the shape, the apartments have been developed in the west and north portions of the property and there is a
dstention basin in the central east portion. The site has an area of 16.6+ acres. Hence the density as developed is
equal to 11.6 units per acre. Recognition is given to the fact that the density will be different depending upon the
mixture of units. The market property is projected as a 95 unit development and the site area is indicated as seven
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acres. As such, the density as proposed is 13.6 units per acre after rounding. It is believed that the development of
the market property will also require a storm water detention area.

Comparison of the density of the subject property with that of the market property indicates that
development of the market property will result in two more units per acre than is the case with the subject. The
purchase price of the market property is equal to $9,474.00 per potential unit. It is reasonable to believe that
should the density of this property be the same as that of the subject, the purchase price would be approximately
$18,950.00 less per acre than that negotiated. As the market property is superior in this area of consideration, a
downward adjustment of this amount must be applied to the acreage price in order for this sale to provide a
guideline when valuing the subject.

ZONING

The subject property is zoned “RM-2" Multiple Family Residential. The market property s zoned “New
Hudson Edge”. The New Hudson District has several designations within the boundaries thereof. The arsas
within the Edge designation appear to the appraiser to be those which evidence minimal market activity. The
Edge districts allow a very broad range of allowable uses including multiple-family residential. The
establishment of the Edge districts with such a broad range of uses appears to be an effort on the part of the Lyon
Township Planning Department to stimulate growth in these areas. Alihough the district aHlows such a broad
range of uses, no evidence was discovered that the market potential of properties in this district would be greater
than that of properties in other parts of the Township zoned to allow multiple-family residential. No adjustment
to the purchase price of Property VL-2 is considered necessary for this area of difference.

UTILITIES

Sanitary sewer and public water are directly available to the subject property. This is true of the market
property as well. However, the sanitary sewer line directly available to the market property is within the Grand
River Avenue right-of-way and is a force main. In order for the market property to access this sewer line it is
necessary for this line to alse be a force main with an injector syster. This type of system is more expensive than
the typical gravity feed system. The market property also has the option fo access an offsite gravity feed line.
With regard to this option additional cost can again be anticipated. In an interview with the potential developer,
the appraiser was informed that the higher than normal costs would be about the same whichever option is
selected. This source further indicated additional cost would be approximately $250,000.00. This amount is
equal to $35,714.00 per acre. Were the subject site vacant, it is not believed that higher than normal costs would
be required in the development of the sewer system. As the subject property is superior to the market property in
this area of consideration, an upward adjustment of $35,714.00 will be applied to the per acre price of the market
property.

MISCELLANEOUS

No other areas of difference between this property and the subject that would be significant enough to
require and adjustment to the purchase price are known.

After giving consideration to the differences between the market guideline property that would reasonably
be expected to have an effect upon value and after having adjusted the purchase price to reflect the anticipated
market reaction to these differences, a per acre value of $113,192.00 or $2.60 per square foot is indicated for the
subject propetty.



FULLER APPRAISAYL, L.L.C.
Appraisal for the City of South Lyon

Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyor, Oakland County, Michigan

PROPERTY VL-3

This property is located at 57490 Lyon Center Drive W. Lyon Center Drive W. is a loop road connecting
Miliord Road to Grand River Avenue. As can be seen in the aerial photo above this site has excellent proximity
to the Milford Road/ [-96 interchange. This location is approximately five miles northeast of the subject property. .
"The market conditions in this location are more intense than those in the subject area and those in the area of
Property VL-2. The property has just less than 400 feet of frontage on Grand River Ave. and an estimated 1,080
feet of frontage on Lyon Center Drive W. Traffic at the intersection of Grand River Avenue and Lyon Center
Drive W. is facilitated by a roundabout and the traffic lanes are widened at this point in conjunction with the
roundabout design. Westerly on Grand River Avenue the highway is two lanes in width. Lyon Center Drive W.
1 a two lane loop road with a center turning lane.

The property is generally level at grade with each road and mostly cleared. The area of the property is
estimated at 19.63 acres or 855,083 & square feet. The property tends toward square in shape with a one-quarter
circle exception at the southeast corner. The depth of the property as measured along the west property boundary
15 968.28 and the width as measured across the north boundary is 1,758 feet.

The property has public water and sanitary sewer available. There is a storm water detention basin
located on the south side of Lyon Center Drive W. that is accessible to this property eliminating the need for
onsite storm water detention. This circumstance results in greater uiility. The property is located within a “PD”
Planned Development District. Multiple-Family Residential is an allowable use.

‘The market property was purchased in September of 2020 at the price of $5,412,901.00. This price is
equal to $275,746.00 per acre or §6.33 per square foot of land area. The property is currently being developed
with 340 multiple family units. Therefore, the price is equal to $15,918.00 per unit. The density of this
development is 17.32 units per acre.
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The property rights conveyed in conjunction with this sale were Fee Simple Estate. The property had
been exposed to the market for some time prior to the sale. The buyer is knowledgeable, prudent and acting in the
company’s best interest. The séller is a land developer that is very active in this area and is knowledgeable of the
market conditions existing therein. Under these circumstances, it 1s the appraiser’s opinion that the conditions of
the sale are arms-length in nature and no adjustment 18 necessary for this area of consideration.

The terms were equivalent to cash. This is consistent with the controlling definition of market value and no
adjustment is necessary.

The sale of the property is occurred approximately fourteen months prior to this appraisal. As discussed
after giving consideration to a number of reliable sources and the observations of the appraiser regarding market
conditions in the interim period, it 1s the appraiser’s opinion that the market has been increasing. This
circumstance has also been discussed. An upward adjustment of 053 after rounding or $14,614.00.00 per acre is

considered necessary. Upon application of this adjustment, the comparison process continues from the per acre
* price of $290,360.00.

LOCATION

The appraiser has discussed in the analysis of the previous market guideline property that specific
identification of the circumstances that can easily be attributed to an area of adiustment is often difficult. With
regard to this market guideline property a discussion with the broker representing the seller as well as
observations of the appraiser leads to the conclusion that the location is significantly superior to that of the subject
for multiple-family residential use. Therefore, an adjustment for location is considered necessary

The market for vacant multiple family residential sites represents a relatively small segment of the overall
real estate market. Very few such properties exist in the competitive market area for the subject properiy.
Comparison of the inforration conceming Properties VL-1 and VL-3 provides some insight into the locational
differences. Based upon comparison of these two properties, after giving consideration to the difference in value
due to the utility of each property, an adjusiment of 40 percent to the price of Property VL-3 is considered
supportable. As the market property is superior in this area of consideration, the adjustment is in a downward
direction. This adjustment is equal to $116,144.00 per acre.

The appraiser has, in conjunction with a recent assignment in the subject area, has had an occasion to
complete in-depth research regarding the multiple-family residential market. An adjustment of this amount is
consistent with the information resulting from interviews with individuals active in and knowledgeable of market
conditions in the specific segment of the real estate market being researched.

SHAPE/UTILITY

The market site is slightly irregular in shape which requires some design consideration. Based upon
information obtained from the Lyon Township Building Department it is believed that the property is being
developed with 340 multiple family residential units or 17.32 units for each acre of land.

The triangular shape of the subject property is more difficult to work with than that of the market
guideline property. Further, in the development of the subject property it was also necessary to construct an on-
site storm water detention basin. This necessity further reduces the number of unit that could be developed on the
site. The actual development of the subject property includes a mixture of one and two bedroom units totaling
192. As aresuli of the shape, the apartments have been developed in the west and north portions of the property
and there is a detention basin in the central east portion. The density of the subject property is 11.6 units per acre.
Therefore, the market property is able to be developed with 5.72 more unit per acre. This is a significant
difference and requires an adjustment to the sale price.
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The purchase price of the market property is equal to $15,920.00 per potential unit. It is reasonable to
believe that should the density of this property be the same as that of the subject, the purchase price would be
approximately $91,062.00 less per acre. As the market property is superior in this area of consideration, a
downward adjustment of this amount must be applied to the acreage price in order for this sale to provide a
guideline when valuing the subject.

ZONING .

The subject property is zoned “RM-2" Multiple Family Residential. The market property is zoned “PD”
Planned Development. This district allows a broad range of uses including multiple family residential. No
evidence was discovered that the maiket potential of properties located in this district would be greater than that
of properties in other parts of the Township zoned to allow multiple family residential. No adjustment to the
purchase price of Property VL-3 is considered necessary for this area of difference.

UTILITIES

Sanitary sewer and publicwéter are directly available to the subject property. This is true of the market
property as well. No adjustment is considered necessary for this area of consideration.

MISCELLANEQUS

No other areas of difference between this property and the subject that would be significant enough to
require and adjustment to the purchase price are known.

After giving consideration to the differences between the market guideline property that would reasonably
be expected to have an effect upon value and after having adjusted the purchase price to reflect the anticipated
market reaction to these differences, a per acre vatue of $83,154.00 or $1.91 per square foot is indicated for the
subject property.
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SUMMARY

Comparison of the subject property with three relatively recent sales in the subject area results in an
indicated range of value from $83,154.00 per acre to $113,192.00 per acre. This range of value is relatively broad.
The third indicator results in an adjusted per acre value of $106,384.00. After giving consideration to all of the
circumnstance discovered during the completion of the market survey including those discussed with the
individuals active in and knowledgeable of the conditions existing in this area, it is the opinion of the appraiser
that a value estimate within the per acre range indicated by Properties VL-1 and VL-2 is most applicable. The
selection of a per acre value of $110,000.00 is consistent with this observation and is the value estimated based
upon the market data approach. Using this acreage amount, the estimated value of the land component of subject
property as of the December 6, 2021 date of valuation is calculated as:

16.59+ Acres @ $110,000.00/Per Acre = $1,824,900.00

Rounded to $1,825,000.00

The above value estimate is equal to $2.53 per square foot of land area and again is an estimate of the
subject property land value only.
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VALUATION OF THE “PART TO BE ACQUIRED”

The market value of the subject property based upon a value per acre analysis 1s equal to $2.53 per square
foot of land area. An appraisal of the “Part to be Acquired”, when dealing with relatively small takings is
typically completed utilizing the square foot value of the land to be acquired or encumbered by the permanent
easement. The process continues based upon this square foot amount.

In the application of an appraisal of a value of the “Part to be Acquired” nature, the previously estimated
square foot value is multiplied times the number of square feet that will be encumbered by the 27 foot wide
permanent easement along a portion of the east boundary and by a 40 wide permanent easement with a diagonal
course will be acquired in the south part of the property. This course of the 40 foot easement will be from the
west boundary of the aforementioned 27 foot wide permanent easement to the southwest boundary of the
property. For clarification, reference is made to the engineering sketch of the property prepared by Hubbell, Roth
& Clark on the following page:
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DESCRIPTION OF PERMANENT EASEMENT FOR SANITARY SEWER CONSTRUCTION
Land situated in the City of South Lyon, County of Qakland, State of Michigan described as:

PARENT PARCEL

DESCRIPTION OF PROPERTY (TAKEN FROM RECORD 21-19-426—001)

PART OF THE SQUTHEAST 1/4 OF SECTION 19, T.IN., R.7E., CITY OF SOUTH LYON

QAKLAND COUNTY, MICHEGAF{. DESCRIBED AS: BEGINNING AT A POINT DISTANT N89726"11"W
60.00 FEET FROM THE EAST ] CORNER OF SAID SECTION 19: THENCE S01733'36"W 820.00 FEET
ALONG THE WESTERLY RIGHT OF WAY LINE OF PONTIAG TRAIL (120 FEET WIDE); THENCE

S88°26 24°E 27,00 FEET; THENCE 501°33'36'W 358,36 FEET ALONG THE WESTERLY RIGHT OF
WAY LINE OF PONTIAC TRAIL (86 FEET WIDE); THENCE N4559'18™W 1,713.23 FEET: THENCE
SBO26M1"E 1,237.28 FEET ALDNG THE EAST-WEST 4 LINE TO THE POINT OF BEGINNING.

ALSO KNOW AS SIDWELL 21-19—426—C01
| suBJEcT

TO RESERVATION, RESTRICTIONS AND EASEMENTS OF RECORD, IF ANY.

AREA WITHIN PARENT TO BE ENCUMBERED

| DESCRIPTION OF SANITARY SEWER EASEMENT

4 A SANITARY SEWER EASEMENT BEING A PART OF THE SOUTHEAST 1/4 OF SECTION 18, T.1IN.,
R.VE., CITY OF SQUTH LYON, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS: BEGINNING AT A
POINT DISTANT NB9°28°11"W 60.00 FEET AND S01'33'36" 820.00 FEET ALOMG THE WESTERLY
RIGHT OF WAY LINE OF PONTIAC TRAIL (120 FEET WIDE) FROM, THE EAST + CORNER OF SAID )
SECTION 19; THENCE SB826'24°FE 27,00 FEET, THENCE $01°33'36'W 291.54 FEET ALONG THE :
| WESTERLY RIGHT OF WAY LINE OF PONTIAGC TRAIL (66 FEET WIDE%; THENCE NB8'26'24°W 27.00 ¢
| FEET; THENCE NO1'33'38"F 137.51 FEET; THENCE S43'21'27"W 132.55 FFET; , THENCE
; N4G'B918°W 40,00 FEET; THENCE N43Z21°27°E 176,84 FEET; THENCE NO1"33'36'E 94.01 FEET TO -
i THE POINT OF BEGINNING.

| SAID DESCRIPTION CONTAINS 14,059 SQUARE FEET, OR 0.32 ACRES, MORE OR LESS.

CONTRIBUTING VAIUE OF EASEMENT AREA

The preceding analysis indicates that an average square foot value for the subject land of $2.53 would be
a supportable position and would be consistent with the definition of market value. The next step in the estimate
of the value of the “Part to be Acquired” would require the estimate of the contributing value of the portion of the
property in which the acquisition is to occur. The reader will recall from the earlier discussion of the appraisal
problem that the land area to be encumbered by the permanent underground utility easement is 14,059 + square
feet. The estimated contributing value of the land within the permanent easement area is, thus, calculated as
follows:

14,059 £ SQUARE FEET @ $2.53/S.F.= $35,569.00
ROUNDED TO $35,570.00

In the estimate of the diminution in value which has accrued due to an impression of an easement which
encumbers some property rights, consideration is given to the ways in which this area could have been used prior
to the taking as compared with the circumstances existing after the taking. In the appraiser’s opinion, upon the
placement of an easement that will be used in conjunction with the maintenance of a sewer line and the
construction of a manhole adjacent to Lafayette Street and across the south portion of the property does result in a
diminution of value. The actual construction period is estimated to require a period of six months. Further, this
portion of the property is subject to entry for future maintenance with no compensation to the property owner.
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The method of construction in a portion of the permanent easement will be open cut. This method of
construction will disturb the surface area. Anunderlying assumption of this appraisal is that surface areas, if
disturbed will be restored to a condition equal to that existing before the taking.

The easement is seen to have no impact upen the value of the property located outside of the casement
areas. The impacts are thus potential disruption of view and noise associated with construction for a relatively
brief amount of time. Given that the property is improved to the highest density physically possible no impact
upon present or future use of the property for future additional building improvements is anticipated as resul.

The easement is scen to have minimal impact upon value. In situations such as this, a “Part to be
Acquired” compensation offer is suggested to be near what reasonably a property owner at most might be
expected to sell off such rights in the event there was normal motivation to sell. The loss then is potential loss of
the part used during construction and the potential loss of use for maintenance in the future. The land remains
suitable as buffer or open space and as such the loss due to the easement is seen as only fractional in contrast to
the 100% value attributable to the unencumbered fee simple estate land rights.

In terms of rental rate of return (which is discussed in the temporary easement compensation estimate} for
the land so encumbered these losses amount to 5 to 10 percent of the value therein depending upon the unknown
length of disturbances. An additional allowance for unanticipated issues of 5 percent is suggested as well
recognizing the fact that a preference for unencumbered property vis-a-vis encumbered all other factors begin
equal comports with logic but in actual practice too small to isolate or abstract from the data. After giving
consideration the perceived division of property rights in the area of taking and to the manner in which this area
can be use by the property owner based upon the retained rights, a diminution percentage of 15 percent to the
underlying Fee Simple Estate value applicable to the underlying land area is considered representative of the
affect upon value to the land within the proposed easement and will be applied.

Utilizing this factor, the estimated loss in value resulting from the taking for the permanent easement is
calculated as follows:

Estimated Value of Land Area Before “Part to be Acquired” $35,570.00
Estimated Diminution Due to Fasement X NE]
Indicated Value of “Part To be Acquired” 3 5,335.00
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ESTIMATED COMPENSATION FOR TEMPORARY EASEMENT
DESCRIPTION OF THE TEMPORARY EASEMENT

Land situated in the City of Seuth Lyon, County of Oakland, State of Michigan described as:

; DESCRIPTION OF TEMPORARY CONSTRUCTION EASEMENT

i A TEMPORARY CONSTRUCTION EASEMENT BEING A PART OF THE SOUTHEAST 1/4 OF SECTION |
18, TN, R.7E, CITY OF SOUTH LYON, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS: BEGHNNING

AT A POINT DISTANT N89'28°11"W B60.CO FEET AND SO1°33'36"W B20.00 FEET ALONG THE

| WESTERLY RIGHT OF WAY LINE OF PONTIAC TRAIL (120 FEET WIDE) AND SB8'2824F 97.00

| FEET AND SO1'33'36"W 291.54 FFET ALONG THE WESTERLY RISHT OF WAY LINE OF PONTIAC

1 TRAIL (66 FEET WIDE) AND NBB'28'24"W 27.00 FEET FROM THE EAST i CORNER OF SAID

| SEQTION 19; THENCE SO1°33'36"W 10.00 FEET: THENCE S434518'W 23.70 FEET; THENCE

| N455918"W 88,16 FEET; THENCE N43'21'27°F 132.55 FEET; 1°33°36" .
‘ TO THE -PGINT OF BEGINNING. THENCE SO W 137.51 FEET

7 SAID DESCRIPTION CONTAINS 7,679 SQUARE FEET, OR 0.18 ACRES, MORE OR LESS.

TEMPORARY EASEMENT

The temporary easement i3 the nearly triangular area in the south portion of the lying within that
encumbered by the permanent easement. This temporary easement is within the boundaries of the remainder and
will be encumbered only during the period of construction. The use of the easement will be in conjunction with
the potential movement of materials and equipment. The area has diagonal lines in a northeast/southwest direction
superimposed. The area of the easement as indicated above is 7,679 square feet.

The client has indicated that the duration of the temporary easement will be that of the project which for
purposes of this analysis will be six months. Should the project last longer than this, the compensation for the
temporary easement should be adjusted.

It is noted that the work performed within the temporary easernent will be limited in scope to the
movement of construction equipment, materials and workers as well as blending the topography upon completion
of construction. The overall scope of the project is not believed to result a significant change of grade or change
to the remainder property from that existing before the taking.

Typically, the right to use the vacant land of another for short periods of time is not a product that is
bought or sold in the open market. In the opinion of the appraiser, the best method to estimate the compensation
due the property owner is as an appropriate rate of return for the time period the property is to be encumbered.

The first consideration is the estimate of the contributing value of the portion of the property to be
encumbered by the temporary easement. Utilizing the square foot rate previously estimated for the subject
property, $2.53 and the area to be encumbered, the contributing value of this portion of the property can be
calculated as follows:

7,679+ SQUARE FEET @ $2.53/SQUARE FEET =  $19,428.00
ROUNDED TO $19,430.00

The second step in the estimate of the compensation due the property owner as a result of the temporary
easeiment is to give consideration to the rate of return that would reasonably be anticipated. During the course of
past appraisal assignments, two market circumstances were discovered regarding the leasing of land or the offer to
lease land in Commerce Township many years ago. In the case of the property that was leased, the real estate
broker while trying to be helpful and at the same time honor the confidentially expected by his client did provide
some details. This individual indicated that the lease rate was based upon a 10 percent return to the estimated

value of the land. In the second case, the broker/owner of a tract of vacant land located along Pontiac Trail in the
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City of South Lyon was interviewed. This individual also indicated that negotiations for the lease of this property
would be based upon a 10 percent return to the estimated value. Hence, consistency is noted with regard to these
sources.

When giving consideration to the reasonable rate of return for the temporary easement of the subject land,
recognition has been given to the current rates of return on alternate investments, i.e. government bonds, preferred
stocks, junk bonds, quality bonds, etc. Consideration has also been given to the short term nature of the
encumbrance, the risk characteristics vis-d-vis the altemative investments, the liquidity, etc. After giving
consideration to these factors, it is the opinion of the appraiser that the 10 percent rate observed in the past has
trended down slightly with interest rates in general.

Below are the results of the most recently conducted investment rates conducted by RealtyRates.com with
regard to land leases.

HraltyRates.com INFESTOR SURYEY - £th Quartes 2021
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The most recent survey does reflect the down trend in rates of return from the leases reported years ago.
Land leases for apartment development indicate a 5.8 percent average, 9.31 percent max are considered the
applicable information and the best guideline. A 9 percent annual rate of return to the value of the land, near the
upper end of yield expectations indicated by survey respondents (investors) will be applied. Based upon this rate
of retum, the estimated compensation for the temporary easement is calculated as follows:

Estimated Value of Land Area Before Fasement $19.430.00
Estimated Rental Rate for Land X .09
Indicated Annual Rental of Land in Temporary Easement 5 1,749.00

Estimated of Fair Rental for Six Mo. Construction Period
$1,749.00 Annual Rental x ¥ Year Duration = 5874.00

Rounded To $875.00

The above rental estimate is based upon the premise that it is the contractor’s responsibility to restore this
area to condition similar in terms of value (graded, seeded with straw) to that which existed prior to the taking.
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RECONCILIATION AND CONCLUSION — VALUE OF THE “PART TO BE ACQUIRED”

The “Part to be Acquired” from the subject property consists of a 14,059+ square foot “permanent
easement” and a 7,679+ square foot “temoporary construction easement”. The property over which these
casements are being impressed is a 16.59+ acre site improved with a 192 unit apartment complex. A Limiting
Condition of this report-is that the easements will be utilized in such a fashion that reasonable access to the
property and improvements will be maintained throughout the sixth month period during construction and site
restoration. The Highest and Best Use of the property is considered to be multiple-family residential.

It is the appraiser’s opinion that no damages (or loss in value) accrue to.portions of the property that lie
outside of the easement area. In such instances, it is considered customary and reascnable to estimate value
diminution and just compensation that occurs as a result of the casement taking via a “Part to be Acquired”
appraisal analysis. In this case, the “Part to be Acquired” analysis is believed to be the customary approach that is
most favorable to the property owner.

The primary basis for this “Part to be Acquired” appraisal analysis relies on an estimate of the
contributory value of the underlying land. Of the three traditional appraisal methods, the Direct Comparison
(Market Data) Approach to Value is considered the only reliable approach to valee for multiple family residential
sites. Therefore, the Income Approach to Value and Cost Approach to Value have been excluded. The value
estimate is, therefore, reconciled at the indication of the only applicable approach.

After having applied the proper approach to value, it is my opinion that the estimated diminution in value,
or value by virtue of an estimate of the value of the “Part to be Acquired” December 6, 2021 date of valuation is:

PERMANENT EASEMENT $5,335.00
TEMPORARY EASEMENT $ 875.00
TOTAL $6,210.00
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FULLER APPRAISAL,L.L.C.
Appraisal for the City of South Lyon

Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

CERTIFICATE OF APPRAISAL

The undersigned does hereby cextify 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 and/or sketches contained in said appraisal.

That I offered the owner or his designated representative an opportunity to accompany a representative of Fuller
Appraisal, L.L.C. 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, and
the information upen which the opinions expressed therein arc based is correct, subject to the limiting conditions therein set
forth.

To the best of my knowledge the 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; and that no portion of the value
assigned to such property consists of items that are non-compensable under the established law of said State.

That to the greatest extent practicable under State law, the appraisals disregard any decrease or increass in the fair
mariet value of the real property prior to the date of valuation caused by the public improvement for which such property is
acquired, or by the likelihood that the property would be acquired for such improvement, other than that due to physical
deterioration within the reasonable control of the owner.

That neither my employment nor compensation for making this appraisal and report are in any way contingent upon
ihe values reported herein.

I 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 the agreement to perform this assignment.

That I have no direct or indirect present or contemplated future personal interest in such property or in any way
benefit from the acquisition of such property appraised.

That I have not revealed the findings and results of such appraisal to anyone other than the proper officials from
representing the City of South Lyon aod [ will not do so until se authorized by Rosati Schultz Joppich Amtsbuechler or the
City of South Lyon ot until I am required to do so by due process of law, or until T am released from this obligation by having
publicly testified as to such findings.

That based upon my independent appraisal and the exercise of my professional judgment, my opinion of the value of
this property is:

ESTIMATED DIMINUTION TO VALUE OF LAND ENCUMBERED $5,335.00
ADD RENTAL ALLOWANCE FOR TEMPORARY EASEMENT 3 875.00

ESTIMATED VALUE “PART TO BE ACQUIRED” _ $6,210.00

DATE OF VALUATION: December 6, 2021
DATE OF REPORT: December 9, 2021

J

12/09/2621

Craig J. Fulier, Economist, Certified General Appraiser Date
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FULLER APPRAISAL, L.I..C.

Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

CERTIFICATION

I certify that, to the best of my knowledge and belief:

1.

2.

10.

11.

12.

13

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported assurnptions and limiting
conditions, and are my persenal, impartial, and unbiased professional analyses, opinions, and conclusions.

I have no present nor prospective interest in the property that is the subject of this report and no personal interest,

I 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 the agreement to perform this assignment.

I have no bias with respect to the property that is the subject of this report or the parties involved with this
assignment.

My engagement in this assignment was not contingent upon developing or reporting predetermined results.

My compensation for completing this assignment is not continent upon the development or reporting of a
predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, the
attainment of a stipulated result, or the cccurrence of a subsequent event directly related to the intended vse of this
appraisal.

My analyses, apinions, and conclusions were developed, and tis report has been prepared, in conformity with the
Uniform Standards of Professional Appraisal Practice,

I have made a personal inspection of the property that is the subject of this report.

To the best of my knowledge and belief, the statements of fact contained in this appraisal report upon which the
analyses, opinions, and conclusions expressed herein are based, are true and correct. The appraiser affirms that he
has not engaged in any appraisal of or appraisal consultation regarding the subject property during the three year
period prior to accepting this assignment.

This appraisal report sets forth all of the limiting conditions (imposed by the terms of our assignment or by the
undersigned) affecting the analyses, opinions, and conclusions contained in this report.

James M. Fuller, M. A, State of Michigan permanent identification number 1205000715 provided significant
professional assistance to the person signing this report.

1 (Craig J. Fuller) am licensed in the State of Michigan as a Certified General Appraiser. My permanent
identification number is 1205001867. "In Michigan, Appraisers are required to be licensed/certified and regulated
by the Michigan Department of Licensing and Regulatory Affairs, P.O. Box 30018, Lansing, Michigan 48909".

A
Ly ] T
/ 12/09/2021

Craig J. Fuller, Economist, Certified General Appraiser Date

58



FULLER APPRAISAL, L.I.C.

Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan
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FULLER APPRAISAL, L.I.C.
Appraisal for the City of South Lyon

Property Owner: Loop Water's Edge, LLC & Water's Edge West, L1.C
Property Address; 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan.
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LLC
FProperty Address: 606 Lakewoed Drive, City of South Lyon, Oakland County, Michigan

LOCATION MAP
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FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon

Property Owner: Loop Water's Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

AERIAL MAP
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

FULLER APPRAISAL, L.L.C.
4139 WEST WALTON BOULEVARD
SUITE A
WATERFORD, MICHIGAN 48329
248-674-4709

cfiller1S@aol.com

Aungust 10, 2021

Loop Water’s Edge LLC & Water's Edge West
142 Rupert Avenue
Staten Island, New York 10314

Reference;: Grant of Sanitary Sewer Easement to the City of South Lyon
Property Identification Number: 21-19-426-001
Property Address: 6060 Lakewood Drive, City of South Lyon, Michigan

Drear Property Ovwmer:

The City of South Lyon wiil acquiring an easement over a portion of land located on 606 Lakewood Drive,
City of South Lyon, Oakland County, Michigen. The easement will be used for a permanent wrility easement for
sanitary sewers.

This fetter is to inform you that partial acqrisitions of this type require independent real estate appraisal as
a basis for a good faith offer for the proposed easement acquisition. Fuller Appraisal, L.L.C, has been hired to
perform the appraisal of your property.

It is necessary that we inspect your property. In addition to requiring access to the property, we wonld like
to inform you we are willing to accompany a representative of the owner on this inspection and we are, by fhis

comespondence, offering you this opportunity. As the property owner, your insights and knowledge of the property
are valuable.

Fuller Appraisal, L.L.C. perform independent real estate appraisal of behalf of both property owners and
public authorities. - Our task in this assignment is {0 estimate the effect upon value that the proposed acquisition will
have upon your property. We would like to perform the inspection as soon as possible. We will be available
during the month of Angust during normal business hours and on some evenings and weekends. Please call me as
soon as possible at (248) 674-4709 or email at efiilerlSE@agl.com if you which to take part in the inspection or if

you wish to discuss the taking.
I Thank you in advanes for your cooperation in this process. A drawing depicting the proposed easement is
i attached.
Respectfully,
FULLER APPRAISAL, L.L.C,

Craig J. Fuller, Certified General Appraiser

cc: Lisa J. Hameneh, Legal Counsel for the City of South Lyon
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon )
Property Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewcod Drive, City of South Lyon, Oakland County, Michigan

| Community Profiles hitps://semcog.org/community-profiles

SEMCCG | Southeast Michigan
Counci! of Governmenis

Community Profiles

YQOU ARE VIEWING DATA FOR:

City of South Lyon

335 § Warren St GERRCOG Census 2020 Population:
South Lyon, Mi MEMBER 11,746
481781317 Area: 3.7 square miles

httpefivranw southlyonmi.arg/

VIEW COMMUNITY EXPLORER MAP VIEW 2020 CENSUS MAP

Population and Households

Link to Amexican Commurity Survey (AGS) Profiles: Select a Year| 2015-2019 v |Social | Demographic

Population Forecast

i2000
10908

Fopulitlon

8,090
6,000
4,000
2000

g p ey IS
e wrecian -l
1500 2810 1920 1930 1940 1930 195G 1970 1980 1850 2000 2010 2020 2030 2040 2045
[ peconsiatGansus [ sencoa 2044 Forecant

Note for City of South Lyon : Incorperated in 1631 from Village of South Lyon. Population numbers prior to 19831 are of the
village,

S 1of22 . 12/6/2021, 6:35 PM
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon

Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

Population and Househalds

Total Population

Group Quarters
Population

Household Populalion
Housing Units
; Households {Dccupied Linjls)
Resldential Vacancy Rale

Average Household Size

Components of Popuistion
Change

Natural Increase (Biﬁhs -
Deaths)

Births
Deaths

Net Migratien {Movement in
- Movement Out}

Population Change {Natural
Increase + Net Migration)

: 20f2_2

| Community Profiles

Poputation and Households

Census
2020

11,746

67

1,675
5,318
5,044
5.1%
2.32

Components of Population Change

Census

2010

1,327

71

11,256

5,125
4,646
9.3%

242

20002005  2006-2010  2011-2018

Avg.
135

283
127

G4

200

Ava,
102

213
i

-44

g8

63

Avg.
42

156
114

Chaﬁge
2010-2020

419
-4

423
191
a8

-4.2%

0.1

Saource: U.5. Census Bureay and SEMCOG 2045 Reglonal Developmant Forecast

Pct Change
2010-2020

3.7%
-5.6%

3.8%
3.7%
8.58%

hitps:/fsemcog.org/community-profiies

SEMCOG
2045
12,074
82

11,682
5,147

234

Source: Michigan Department of Community
Health Vital Statistics, U.8. Census Bureay, and

SEMCOG

12/6/2021, 6:35 PM




FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyen
Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewcod Drive, City of South Lyon, Oakland County, Michigan

g Community Profiles https//semeog.org/commusity-profiles
: Household Types

Acs SEMGOG

! 2019 2045

; it Aose sg8 47

’ : 'i‘fzrw&ng%gfcnuml

;
. Household Types Gensus 2010 ACS 2018 Change 2010-2019  Pet Change 2010-2019  SEMCOG 2045

‘ With Seniors 65+ 1,177 1,482 305 259% 2,192

Without Seniors 3469 3,481 12 03% 2,825

Live Alows, 65+ 820 780 170 27 4% 905

Live Alone, <85 - 881 828 3 6% 800

2+ Persons, With children 1,611 1,480 =131 -8.1% 1,488

2+ Persons, Without children 1,534 1,865 331 21.8% 1,833

Q Total Households 4848 4983 317 6.8% 5117

Sauree: U.8. Census Bureaw, Deoennial Census, 2015-2018 American Comtmunity Survey 8-Year Estimates, and

: SEMCOS 2045 Reglonal Development Forecass

:

" 30f22 . 12/612021, 6:35 PM
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FULLER APPRAISAL, LI.C.

Appraisal for the City of South Lyon
Property Owner; Loop Water's Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

oty Profiles

hitps:/isemcog.org/comrmmunity-profiles

Population Change by Age, 2016-201%

Age  Cemsus Change ACS Change :

; Group 2010 2000-2010 2019 2010-2018

:"der 748 135 830 418
59 804 146 850 54 3
10-14 506 345 662 224

E 848 705 235 777 7

: 2024 487 .38 530 a3 Tk
25-29 658 o5 812 154
30-34 709 314 559 150
35.39 863 43 671 g2

: 40.44 971 141 an )

4549 991 402 801 -0

‘ 50.54 760 274 723 37

5659 581 222 765 184

' i , . 60-64 444 156 064 520

P s ncwmmmn s568 304 43 6w 5

i 7074 318 02 405 &7

: 7579 311 42 248 66

B0-B4 05 67 383 85

: 85+ 302 127 27 31
Tolal 11327 1291 14788 481 M
l"::ia“ 38.4 2 4 36 "1

Source: .5, Census Bureau, Decennial Gensus, and 2015-2018 American Community Survey 5-Year Estimates

i 4of22 4 12/6/2021, 6:35 PM
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon

Property Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC

Property Address: 606 Lakewood Drive, City of South Eyon, Oakland County, Michigan

/ Comununity Profiles

Forecasted Population Change 20152045

Tao0 amo 20m 1080 0
HSENMCOG 2045 | SEMCOE 2045

Under 5 7IB 720 723 740 723 7M1 T
547 2,030 1910 1719 1757 1,803 41,855 1,869
' 1824 BT 893 860 748 710 748 732
2554 4477 4505 4343 4,196 4,372 4377 4458
55-64 1487 1573 1571 1469 1,428 1,403 1,328
6584 1513 1,886 2182 2279 2254 2263 2301
a5+ 223 239 257 340 480 570 67V
Total 14,263 1,726 11,655 114,528 11,750 14,925 12,074

Source: SEMCOG 2045 Regional Development Forecast

68

https://semcog,.org/community-profiles

-5

=161

Age _Graup 2015 2020 2025 l 2930 2035 2040 2045 Change20M5-2045 Pot Change 2015 - 2045

0.7%
-7.9%
-10.4%
-0.5%
-10,7%
52.1%
203.6%

7.2%

12/6/2021, 635 FM




FULLER APPRAISAL, E.L.C.

Appraisal for the City of South Lyon

Property Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC

Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

Older Adults and Youth Populations

Older Adults and Youth

Popuiation Census 2010
£0 and over 2,044
68 and over 1,600
85 to 84 1,208
B8 and Over 202
Under 14 3,047
51017 . 2289
Under 5 . 748

* and the oceurrence of births and deaths.

. SEMCOS 2045 Reglanal Development Foresast

Race and Hispanic Origin

Source: U.8, Census Bursau Decennial Census

L6ar22 .

ACS 2019 Change 2010-201%9

2,917
1,852
1,682

27
2,584
1,654

630

Race and Hispanic Census Percent of
Ovigin 2010 Population 2010
Non-Hispanic 11,018 87.3%
: L White 10,547 B83.1%
‘ Black g1 0.8%
j Asian 188 17%
‘ Multi-Raciat 163 1.4%
‘ i Other 33 3.3%
: Hispanic 308 27%
Total 11327 100%

Census
20620

1,372
16,400
130
308
500
8
ar3
11,746

69

873
353
384
<31
-463
-345
-118

Percent of

Population 2020

965.8%
88.5%
1%
2.8%
4.3%
0.3%
3.2%
100%

D and®  SEMCOG 2045
27% 3,626
21% 2,678
296% 2,30t
-10.3% 677
15.2% 2,580

A5% 1,869
15.8% 711

Note: Population by age changes over time because of the aging of people into older age groups, the movement of paopie,

Source: U.8. Census Bureau, Decennlal Census, 2015-201% Ameiicsn Community Survey 5-Year Estimates, and

Percentage Point Change
20r10-2020

-04%
-4.8%
0.3%
0.9%
29%
0%
0.4%
0%

12/6/2021, 6:35 PM
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon

Property Owner: Loop Water's Edge, LLC & Water’s Edge West, LLC

Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigen

i Commuaity Profiles

Highest Level of Education

Highest Level of ACS ACS Percentage Paint Chg
Education*. 2010 2019 2010-2019
Did Not Graduate High 8.0% 70 1.9%
: School
‘ High School Graduate 202%  21.4% 1.2%
Some Coll No
s 251% 21.8% -3.3%
Degree .
Associate Degres B.1% 7.8% -0.3%
Bachelor's Degree 25.5% 27% 1.6%
Graduate !
12.3% 14.9% 27%

Professional Degree

* Population age 25 and over

Economy & Jobs

Forecasted Jobs

4,800
5,000
2,900 -

1,000

Ittps:/fsemcop.orp/communiiy-profiles

Souree: U.S. Census Burean, 2006-2010 and
2015-2019 American Comumunity Survsy 5-Year

Estimates

] [} 1]
2015 420 2025 2030

Source: SEMCOG 2045 Regionat Devefopment Forecast

P Tof22 .

70

1)
2052

Link to Amesican Community Survay (ACS) Profies: Select a Year}_.ﬁlo "I“SW-QVO@W v ' Economic

12/6/2021, 6:35 PM




FULLER APPRAISAL, L.1..C.

Appraisal for the City of Scuth Lyon

Property Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC

Property Address: 606 Lakewood Drive, City of South Lyon, Qakland County, Michigan

S gof22

{ Community Profiles

Forecasted Jobhs by Industry Sector

Forecasied Jobs By Industry Sector

Natural Resources, Mining, &
Construction

Manufacturing
Wholesale Trade
Relall Trade

Transportation, Warehousing, &
Utilities

Information & Financial Activities

Professional and Technical Services &
Corporate HO

Administrative, Support, & Waste
Services

Education Senﬁiﬁe_s
Healthoare Services
Lelsure & Hospitality
Ofiner Senvices
Publie Administration

Total Employment Numbers

2015 2020 2026

156

525
44
537

585

erg

388

580
ki
487
233

o]

4,281 4,400 4,358 4,249 4,314 4,348 4,412

181

503
A5
537

57

5a7

23¢

400

604
431
510
238

67

173

475
45
523

5

582

239

405

602

516
232
&8

Source: 8EMCOG 2045 Regionai Development Forecast

Daytime Population

Daytime Population
Jobs

Non-Working Residents
Age 15 and under
Netin labor forca

Unemployed

Daytime Popuiation

2030 2035
171 173

440
44

£18
44

480 430

55
568

242 280

407 416

508 603
504
524
227

67 67

468
501
228

ACS 2018

2,579
5,050
2,548
3,151

251

8,524

58

572

Ittps:/fsemcog.omg/community-profiles

Change PctChange.

2040 2045 2015-2045 2015-2045
177 179 23 147%
308 378 147 28%
44 44 0 0%
401 405 32 -24.6%
57 58 4 7.4%
574 569 26 -4.4%
322 356 129 56.8%
425 431 43 11.1%
608 15 35 6%
535 570 173 43.6%
513 517 30 6.2%
226 223 -10 -£3%
67 67 -1 -1.5%
121 2.8%

3

7

»
o S, S S

Y [t

Scurce: 2012-2016 American Communiy

Survey 5-Year Estimates and 201220486 Census
Transportation Plannirg Products Program

{CTPP;}. For addifional information, visit

SEMCOG's Interactive Commuiing Patierms

Map

Mote: The number of resldenis attending school cutside Southeast Michigan is net available. Likewlse, the number of students
commuting into Southeast Michigan to attend school is also not known.

71
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FULLER APPRAISAL, L.L.C.

Appréisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

| Commmnity Profiles ' hitps://semcop.org/community-profiles '

i
Whare Workers Commute From 2016

5 Rank Whm’e Workers Commute From * ) Waorkers Percent
1 South Lyon 726 28.2% :
3 Lyon Twp 310 12% ‘
3 Green Qalt Twp ’ 278 10.7%
4 Out of the Region, Instate 87 2.8%
S Farmington Hills 96 37%
& Novi 69 27%
7 Salem Twp 85 25% i
8 Highland Twp 683 2.4%
9 YpsitEnk 53 2.1%
10 Genoa Twp 47 1.8%

- Elsewhere 7T a01%

* Workers, zge 16 and over employed in South Lyon 2,579 100%

Source: U.8. Gensus Bureay - 2012-2016 CTPP/ACS Commuting Data and Commuting Patterns in Southeast Michigan

Where Residents Work 2018

' Rank Where Residénts Wark* Workers Percent
: 1 South Lyon 735 12.6%

Z Novi 440 7.68%

3 Ann Arhor 406 7%

4 Southfieid 325 5.6%

4] Livonia 305 53%

[} Detroft 255 4.5% :
7 Plymouth Twp 245 £3% E
8 Farmingion Hills 242 4£.2%
; 9 Lyon Twp 238 4.1%
10 Green Oak Twp 171 3%
- Elsewhere 2,395 41.8%

*Workers, age 16 and aver residing in Scuth Lyon 5,753 100% I

Source: 1.8, Census Bureau - 2012-2018 CTPP/ACS Commuting Data and Commuiing Patterns In Southeast Michigan '

9 0f22 . 12/6/2021, 6:35FM
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FULLER APPRAISAL, LL.C.

Appraisal for the City of South Lyon
Property Owner: Loop Water's Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyen, Oakland County, Michigan

¢ 100F22

i Conmmmity Profiles

Income (in 2019.doliars]
Median Housshold Income

Per Capita Incame

Household income

ACS2010  ACS 201
$50,443  §73.20
F32783 $39.01

Annual Household Income

575,000 to 559,569
- $60,000 t0 §74,529
§50,000 fo 559,850

@%@_’; 536,060 10 $39,959

!‘3":??“’ $30,000 fo 534,550

SIS 525,000 1o $20.959
1-520,000 to 24,959
515,000 10 519,960
10,000 to 14,599
Less then §10,000

o T ERSE—

20 a0 200 ¢

9
0

&

$100,000 to $124,520

73

Change 2010-2019
$13,057
$6,233

Source: U.8. Census Bureau, 2008-2010 and 2015-2018 American Community Survey 5-Year Esfimates

Arnnual Household income

$260,000 or more
$150,000 to $199,999
$125,000 to $148,998
100,600 to $124,953
$75,000 to $09,599
$60,000 to $74,998
450,000 to $54,990
$45,000 to $49,990
$40,000 fo $44,999
535,000 to $39,330
$30,000 to $34,992
$26,000 to $28,990
$20,000 to $24999
$15,000 te $19,999
$10,000 fo $14,999
Less than $10,000

Total

hitps://semcog.org/commmnity-profiles

Percent Change 2010-201 9

21.7%
18%

ACS 2018

427
572
376
314
696
480
269
184
158
168
260
200
3iz
148
175
285

4,963

Source: U.S, Cansus Bureau, 2015-2019
American Community Survey 5-Year

Estimates

12/6/2021, 6:35 PM




FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Eyon
Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewcod Drive, City of South Lyon, Oakland County, Michigan

T 1lof22

Community Profiles
Poverty
Paverty ACS 2010 % of Total (2016) ACS 2018
Persons in Poverty 574 5.2% 653
Housshalds in Poverty 320 6.9% 426

hitps://semcog.org/community-profiles

% of Total (2019) % Palnt Chyg 2010-2019
5.6% 0.4%
8.6% 17%

Source; U.8, Census Bureay, 2008-2010 and 2015-2019 American Community Survey 5-Year Esfimates

Housing

Link to American Community Survey (ACS) Profiles: Select a Year 20 1 52019 v Housing

74
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Property Owner: Loop Water's Edge, LLC & Water’s Edge West, LLC
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75

i Commmity Profiles https:/fsemcog.org/comammity-profiles
Building Permits 2000 - 2021
Year Single Famity Two Family Aftach Condo Multi Family Total Units Tofel Demos bt Total
2000 04 0 0 80 184 0 164
2001 80 0 0 a2 122 2 120
2002 a7 0 8 12 117 1 116
2003 85 0 26 o 11 5 108
2004 37 10 25 0 72 5 &7
2003 24 2 32 0 53 5 53
: 2008 18 0 0 0 18 0 18
i 2007 7 0 3 0 10 0 10
é 2008 3 0 0 0 8 0 6
2009 25 0 0 0 25 0 25
2010 3 0 0 0 3 0 3
2011 a 0 0 0 9 3 8
2012 24 o a 0 2 0 27
2013 36 0 o i 36 o 36
e 2014 12 0 ¢ o 12 1 11
: 2015 11 a 0 ) 1 0 11
2016 22 0 0 0 22 0 22
2017 35 0 0 0 35 1 34
2018 20 2 0 0 2 0 22
2019 40 0 0 12 52 0 52
2020 23 0 0 0 2 0 2
] 2021 E7: ) 6 0 38 0 38
2000 o 202 totals 750 14 103 146 1,013 23 650
: Source: SEMSOG Development
Note: Permit data for most recent years may be incomplete and is updated monthly,
q
{120 ' ‘ 12/6/26021, 6:35 PM.




FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

1 Commpnity Profies hitps:/isemeog.org/community-profites
Housing Types
Hauslng Type ACS 2010 ACS 2019 Ghange 2010-2018 New Units Permitted Since 2018
Single Unit 2337 2,677 340 115
: Multl-Unit . 2,340 2,300 -40 20
Moblis Homes or Ofher 27 207 20 0
: Totat 4,04 5,184 260 135
Units Demalished -0

Net (Total Permitied Units - Units Demolished) 135

‘ Source: U.8. Census Bureau, 2006-2016 and 2015-2019 American Community Sutvey 5-Year Estimates, SEMCOG
Development

Housing Tenure

AGS 2019
. Census ACS Change
Housing Tenure 2016 2019 2010.2619
Qwner occupied 3,612 3,819 307
. doaint

Renter ocoupied 1034 1,044 10 s
Vacant 478 221 258 '

Beasonalimigrant 50 18 -32 . e secopied Tt

Other vacani

N 429 203 225

unis

Total Heusing Urits 5,125 5,184 59

Source: U.B, Census Bureau, 2006-2010 and
20115-2018 American Community Survey 5-Year Estimates

Heousing Valus and Rent

Housing Value {in 2018 dollars) ACS 2010 ACS 2019 Change 2010-201 Percent Change 2010-2018
Medlizn housing valus 521,528 $192,100 318,426 -9.2%
Median gross rent $885 $1,042 $153 17.2%

Source: 1.8, Census Bureau, Census 2000, 2006-2010 and 2015-2019 American Community Survey 5-Year Estimates

F 130f22 . 12/6/2021, 6:35 PM
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FULLER APPRATSAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LLC

Property Address: 606 Lekewocod Drive, City of South Lyon, Oakland County, Michigan

L 140f22

i Community Profiles

Housing Value

lf 51,000,000 of mor

L 150,000 o $174,958
S50 449,009
Pt 100,000 1o 5124500

55 ,éw' 540,000 1o 359,558
ATy

520,000 to 539,580
520,600 to 520,559
g 310,000 to 519,292
Less than $10,000

B0 X A0 06 o

hitps://semcog.orgleommunity-profiles

Source; LS. Census Buyeay, 2015-2012 American Gommunity Survey 5-Year Estimates

7

Houslng Value ACS 2019
$1,000,000 or mars 23
$500,000 to $999,509 0
§300,000 to $409,005 . 858
$250,000 fo $260,509 413
5200,000 1o $249,899 595
$‘I'_75,!JUD 1o $199,999 218
$150,000 to $174,9089 421
125,000 to $149,939 103
$100,000 to $124,889 385
$80,000 to $95,909 352
$60,000 to $78,908 ' 95
$40,000 to 555,999 192
$30,000 to $22,999 18
$20,000 to 29,998 8
$10,000 to $19,99% 58
Less than $10,000 170
Owner-Ocecupied Units 3,919
12/6/2021, 6:35 PM




FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Loop Water's Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

/ Comumunity Profiles

1 150f22

hitps:/fsemcog.org/commanity-profiles

Residence One Year Ago*
1% 0%
1] 1 1
s, Digy; B b
M2 Haugy g S2me coun::c"unbrin Mm:;ﬂmsme oad
* This table represents persons, age 1 and over, living in City of South Lyon from 20152018, The table does not represant
parson who moved out of City of South Lyen from 2015-2019.
Source: U.8, Censys Buregy, 20162019 American Community Survey b-Year Estimates
Transportation
Miles of public road {inciuding boundary roads); 34
Saurce: Michigan Geographic Framawork
, 12/6/2021, 6:35 PM
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Ozkland County, Michigan

St s s e SR

{ Commmmmnity Profiles Itipsffsemcog.org/cormmmmnity -profiles
Pavement Condition {in Lane Miles)
Past Pavement Conditions Current Pavement Conditions
2007 . 2018 - 2019

. @Good0%
-Poor23%

. :Pdir 46%

Note: Pocr pavements are generally in need of rehabilitation or full reconstruction to return to good condilien. Fair pavements
are in need of sapital preventive maintenance to aveld deteriorating ta the poor classification. Good pavements gensrally

recelve only routine malntenance, such as street sweeping and snow removal, until they detericrate to the fair condition.
Saurce: SERCGE

Bridge Status

Bridge Status Percent Point Chg 2008-2010
Open

QOpen with Restrictions
Closed®

Total Bridges 0.0%
Deficient Bridges

* Bridges may be closed because of new construction or failed candition.

Note: A bridge is coneidered deficient if it is structurally deficient (in poer shape and unable to carry the foad for which it was
designed) or fitnetionally obsdlete (in good physical condition but unable to suppoit current or future demands, for example,
belng 100 narrow to accommaodats truck traffic).

Sauree: Michigan Structure inventery and Appraisal Database

Detziied Intersection & Road Data

79
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Appraisal for the City of South Lyon
Property Owner: Loop Water's Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewood Drive, City of Sonth Lyon, Oakland County, Michigan

S 170f22

| Comimunity Profiles

Transportation to Work, 2019*

httpsi/semcog.org/commmunity-profiles

o 0% 2% 0%
= 2 pl i 91
P, gy Yoy Yo
97%% o,
6
. o
* Resident workers age 16 and over
Transportation to Work
. ACS % of Total (ACS ACS % of Total {ACS
Transportation to Work 2010 20100 2040 2019)
Drove atone 471 90,8% 5,447 86.8%
Caypooled or vanpooled 291 5.6% 34g 5.1%
Public ransportation 12 0.2% i2 0.2%
Waiked 45 0.9% 29 1.8%
Biked o] 0% 0 0%
Other Means 7 0.1% 53 0.8%
Worked at home 114 2.2% 348 55%
Resident workers age 16 and
5,181 100.0% 8,276 100.0%

over

Source: U.8. Census Bureay, 20062010 and 2015-2019 American Community Survey 5-Year Estimates

Mean Travel Time 1o Work

Mean Trave! Time To Work

For residents age 16 and over who worked outside the home

Souree: U.B. Census Bureau, 2006-20190 and 2015-2019 American Gommunity Survey 5-Year Eslimates

80

ACS 2010

28 minutes 282 minutes

AGCS 2019

% Point Chy
2010-2018

-41%
-0.5%
0%
0.7%
%
0.7%
3.3%

0.0%

Change 2010-2019

0.7 minutes

12/6/2021, 6:35 FM




FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Qakland County, Michigan

. 180F22

Commmnily Profiles

Crashes, 2018-2020

150
100 E

50 B

hitips:/fsemcog.org/community-profiles

Saurce: Michigan Department of State Police with the Criminal Justice Informafion Center and SEMCOG

Note: Crash data shown Is for the entire city,

Grash Severity
Crash Severity
Faigl

Serious injury

Other injury

Jotal Crashes

Crashes by Type

Crashes by Typé

Head-on

Angle or Head-onit eft-turn

Rear-End
Sideswine
Singie Vehicie
Backing

Other or Unkaown

2018 2017
1 0

0 0

18 25
150 128
168 150

2018

20

104

125

28

17

9%

114

2020

2046 2017 2048 2019

1]

38

83

18

14

2

15

1
20
73
22

15

81

2

38

49

15

|

0

LY}

37

7

10

12

76

89

2020
1

20

26

12

17

Percent of Crashes 2016 - 2020
0.3%

0.3%
14.2%
85.2%

100%

Parcent of Crashes 2015 - 2020

0.6%
24.7%
41.4%
12.7%
10.4%

2.9%

73%

12/6/2021, 6:35 PM




FULLER AFPRAISAY, L.I.C.

Appraisal for the City of South Lyon
Property Owner: Loop Water's Edge, LLC & Water’s Edge West, LEC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

| Commaniy Profiles . upsisenog orgleomanaty profes
Crashes by Involvement
Crashes by Involvement 2016 2017 2018 2049 2020 Percent of Crashes 201.5 - 2620
Red-light Running 3 4 4 5 2 2.8%
Lane Depariure 7 18 12 g 20 9.9%
Alcohial 5 8 15 3 8 5.7%
Driigs 0 4 3 0 1 12%
Deer 5 2 1 o 5 2%
Train c 0 0 0 0 0%
Commercial TruckiBus 7 5 77 2 4.3%
School Bus 2 2 2 2 0 1.9%
! Emergency Vehicle z 0 0o 0.5%
Wotoreycle 101 .2 o o 0.6%
| Infersection 71 84 &1 42 a7 42.5%
Work Zone 0 i 3. o 0 0.6%
Pedestrian 0 0 2 1 0 0.5%
Bicvclist 1 2 o o 1 0.5%
Distracted Driver 8 15 16 8 3 71%
Older Driver {85 and cldsr) 6 27 B B/ 20 20.9%
Young Driver (18 {o 24) Y3 8 41 50 36 41%

-190f22 124612021, 6:35 M
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Appraisal for the City of South Lyon
Property Owner: Loop Water's Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewcod Drive, City of Soutk Lyan, Gakland County, Michigan

i Commumity Profiles

High Frequency Interséction Crash Rankings

raporied occurred within 150 feet of the Intersedtion.
Souice: Michigan Department of Stafe Police with the Griminal Justice Information Center and SEMCOG

High Frequency Road Seamant Crash Rankings

Nots: Segments are ranked by the number of reported crashes, which does nat take into-agcount trafiic volurme.

20 0F22 :

83

https://semcog.org/commmnity-profile:

< Local Rank County Rank Region Rank lntersection  Annual Avg 2016-2020
1 142 395 Pontiac Trl @ 9 Mile Rd 20
. 2 643 2,008 Lafayette St N @ L ake StE 8.2
3 1274 4,243 Lefayetts St N @ 11 Mile Rd 48
4 1756 5,061 Lake Si W @ Washington St 3.4
_ 5 1976 6626 Lafayetie 5t S @ Reynold Sweet Pkwy 8
& 2102 7,308 Lake St E @ Reynold Swost Pkary 2.8
7 2281 7,895 Lafayetie 8t S @ Lyon Woods Dr 8 28

8 2435 8,557 Lafayette St N @ Heritage Blvd 24

8 2438 8,557 Lafaystte 8t N @ Datroit St 24

10 2621 8,328 16 Mite Rd @ Mantindale Rd 22

Note: Intersectons are rankad by the number of reported crashes, which does not take into account iraffic volume. Crashes

Local Rank County Rank Region .Rank Segment From Roéd «To Road Annual Avg 2016-2020
i 1 322 B30 Pantiac Tri 8 Mile RdW - 8 Mile Rd 238
3 2 445 1147 Lafayette St Lake SLE - 11 Mile Rd 20
3 835 1,726 Pontiac Trl 8 Mile Rd - Dorothy St 16
4 701 1937  Pontiac Trl 14 Mike Rd - Silver Lake Rd 148
5 1014 3,085 S Mike Bd Giiswald Rd - Pontlac Tri 0.6
& 1037 3,154 § Mite Rd Pontiac Trl - 9 Mile Rd 10.4
7 1708 5,776 Lalke 8t E Revnold Sweet Plwy - Martindale Rd 5.8
7.} 8 1841 6314 Lafavelte 8i 8 Dorathy 8t - Reynold Swest Plwy 52
o 1841 6,314 Lake St W MeMunn St - Lafayatte SN 52
10 1834 5,529 Laka 5t E Lafaystte St N - Reynold Swest Plewy 5

12/6/2021, 6:35 PM
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Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LLC
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i Commupgity Profiles https:/feemeog. otg/community -profiles
Environment
i
SEMCOG 2020 Land Use
i
Parcel Land Use Acres 2015 Acres 2020 Change 2015-2020 Pct Change 2015-2020
Single-Family Residantial 6813 7133 321 AT%
Attached Condo Housing 1105 102.3 -8.2 -T4%
Muiti-Famijy Housing . 178.4 1826 -13.9 -7.9%
Maobile Home 351 351 a 0%
Agricultural/Rural Residential 24.4 17.58 . 7 -28.5%
Mixed Use 17 17 0 0%
Refall 578 577 0.1 -D.1%
GCffice 7 8.4 1.3 19.1%
Hospitality 11.8 1.8 : o] 0%
Medical B 5] o} 0%
{ instifutional 216.8 21758 23 -1.4%
d Industrial 72 7586 37 51%
RecregtionallOpen Space 167.6 167.8 4} 0%
Ceametery 403 40.3 . ol 0%
Golf Course 0 4] 0 0%
Parking 7.3 7.3 a 0%
: Extractive o] 0 0 0%
TCU 458 468 o 0%
Vacant 316.3 3158 .4 -0.1%
Water 12.4 124 0 0%
Not Parceled 306.5 3812 52 -1.3%
Tatal 23011 23814 o 0%

1. Agricultural/ Rural Res includes any residential parcel contalning 1 or more homes where the parcel ls 3 acres or
i larger.

2. Mixed Use Includes those parcele contaiming buildings with Hospitality, Retail, or Office square footage and housing
units.

3. Not Pargeled includes all areas within @ community that are not covered by @ parcel legal description.
4, Parcels that do not have a strusture assigned to the parcel are consldered vacant unless otherwise indicated, even if the
parcelis part of a larger development such as & factory, schoal, or other developed series of lots.

Note: Land Cover was derived from SEMCOG's 2010 Leaf off Imagary.
Source: SEMCOG

; 2lof22 : . V6021, 6:35 PM
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Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water’s Edge West, LLC
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https:/fsemcog oiglcommunity-profiles
SEMGCOG Land Cover in 2010 Source Data ]
SEMCOG - Detailed Data
| |
o 4% '
s wee
i
Type Description Acres Percent i
buildings, roads, diiveways, parkin ‘
Impervious na CWAYSPAMNNG o5 345% J
lots ;
Trees woody vegetation, trees 547 22.8%
o ) .
Pen agricultural fields, grasslands, turfgress 1,040.8  43.5%
Space :
Bare s0il, aggregate piies, unplanted fields 23.5 1% J
Water rivers, takes, drains, ponds 30.1 1.3% -
Total Acres 23940
i i
§ i
i H
|
| 220f22 s 12/6/2021, 6:35 PM
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Appraisal for the City of South Lyon
Property Owner: Loop Water's Edge, LLC & Water s Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oa.kland County, Michigan

10.

11.

12.

13.

STATEMENT OF LIMITING CONDITIONS

It is assumed that the legal description furnished is correct.
No responsibility is assumed for legal matters, especially those affecting title to the property.

All maps titles and area data furnished by the parties requesting the appraisal or obtained from
various county departments are assumed to be correct.

It is assumed that all necessary permits for occupancy have been obtained for the buildings observed
on site.

Estimates required from individuals and oplnlons fumished by informed persons are assumed to be
correct and reasonable.

Where the values of land and improvements are shown separately, the value of the improvements is
their value only in conjunction with, and as a part of the land upon which said improvements are
situated.

There is absolutely no contingency between the appraisal fee of this report and the value reported.

Court testimony required on condemnation proceedings, if any, will require not less than ten (10)
days-notice prior to such action to allow sufficient time for review necessary to bring appraisal report
up-to-date.

Title to the property is good and assumed to be free and clear of all liens and easements unless
otherwise noted.

‘When pertinent, it i3 assumed that the property has been and will continue to be under competent
meanagement and that reasonable maintenance will prevail.

This report does not include the valuation of oil and mineral rights, crops or commercial timber, if
any, presenfly on the property.

The Americans with Disabilities Act became effective January 26, 1992. A compliance survey of the
subject property was not made, as such is beyond the expertise of the appraiser. If a compliance
survey is performed and reveals non-compliance(s) with the provisions of the Americans with
Disabilities Act, an adjustment to the reported value may be necessary.

Unless otherwise specified, it is asswmed that all improvements and components are in working order.

This is not to be construed as a “home inspection” and the appraiser does not certify that all aspects of
the property are in working order.
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Property Owmer: Loop Water’s Edge, LLC & Water’s Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

QUALIFICATIONS OF CRAIG J. FULLER
CERTIFIED GENERAL APPRAISER # 1205001867

EDUCATION

COLLEGES: Grand Valley State College.
University of Michigan - Flint
University of Michigan - Ann Arbor
Walsh College - Troy
University of Detroit

DEGREES: Master of Arts - Economics
University of Detroit
Bachelor of Business Administration
Walsh College of Accountancy and Business Administration

AFFILTATIONS

North Oakland County Board of Realtors
Realtor Associate, Originally Licensed 11/77

EMPLOYMENT EXPERIENCE

Employed by Duane Hursfall Real Estate - 4/78 to 1/79
Real Estate Sales

Employed by Fuller Appraisal Services - 1/79 to Present
Licensed Fee Appraiser

University of Detroit - 9/85 to 6/87
Adjunct Faculty Economics

Walsh College - 9/87 to 2010
Adjunct Assistant Professor of Economics
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FULLER APPRAISAL, L.L.C.

Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC

SPECIFIC APPRAISAL COURSES AND EXAMINATIONS

Successful Challenge Appraisal Institute Course Exam 1A1

Successful Challenge Appraisal Institute Course Exam 1A2

Successful Challenge State of Michigan Certified Appraiser Exam 9/91

Attended and Passed Examination Appraisal Institute Standards of Professional Practice 1981
Numerous Courses in Advanced Price Theory and Statistical Analysis -

Graduate School of Business, Economics Curriculum, University of Detroit

TYPE OF PROPERTIES APPRAISED

Residential Vacant Improved Commercial
Residential Improved Vacant Multiple Family
Subdivision Developments Vacant Industrial
Vacant Commercial Improved Industrial
Golf Courses

PARTTAL LIST OF CLIENTS SERVED

Ackerman & Ackerman, Attorneys
Adkison Need & Allen, Attomeys
Argonaut Division - General Motors
Bank One of Fenton

Berrien County

Birmingham Mortgage

Bloomfield Open Hunt Club

Booth, Patterson, Attomeys

Bruce Wigent, Attorney

Campbell, Keenan, Harry, Cooney & Karlstrom, Attomeys
Canton Township Public Works
Central Wayne County Sanitation Authority
Charter Township of Brandon

Charter Township of Brownstown
Charter Township of Canton

Charter Township of Commerce
Charter Township of Independence
Charter Township of Orion

Charter Township of Oxford

Charter Township of Souih Lyon
Charter Township of Springfield
Charter Township of VanBuren
Charter Township of West Bloomfield
Charter Township of White Lake
Chartrand & Badgley, Attorneys
Chase Bank

Chase Mortgage

Chrysler Realty

City Federal Mortgage
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Appraisal for the City of Scuth Lyon

Property Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Cakland County, Michigan

PARTIAL LIST OF CLIENTS SERVED (CONTINUED)

City of Auburn Hills

City of Birmingham

City of the Village of Clarkston

City of Detroit

City of Novi

City of Pontiac

City of Rochester Hills

City of Southfield

City of South Lyon

Clarkston State Bank

Comerica Bank

Commerce Township Downtown Development Authority
Contract Professionals

Cooper, Shifiman, Gabe, Quinn & Shiftan
County of Oakland

Detroit Mortgage and Realty

Dickenson Wright, Attorneys

Einpire of America

Englehart Realty & Investments, Inc.
Equitable Relocations - Chicago, Illinois
Farbman/Stein and Company

Fidelity Bank

First of America Bank - Southeast Michigan
First Federal Savings Bank and Trust
Flagstar Bank

FNMA - Chicago, lllinois

Franklin Savings and Loan Association
Gary Veltman, Attorney

(General Motors Worldwide

Gilarmarco, Mullins & Horten, P.C.
Giffels-Webster

GM Worldwide Real Estate

GM-UAW Legal Services

Greg Buss, Attorney

Hampton Engineering

Homequity Relocation - Chicago, Iilinois
Homestead Savings — California

Howard & Howard, Attomeys

Hubbell, Roth & Clark

Huntington Bank

Huron Valley State Bank

International Transmission Company
JCK Development

John Poponea Associates

Johnson, Rosati, LaBarge, Aseltyne & Field, Attoreys
Judge Grant

Kemp, Klein, Umphry & Edelman, Attorneys
Kammer and Associates

Kolano & Saha Enginecrs
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Appraisal for the City of South Lyon
Property Owner: Loop Water’s Edge, LLL.C & Water's Edge West, LLC
Preperty Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

PARTIAL LIST OF CLIENTS SERVED (CONTINUED)

Lapeer County Bank & Trust

Lincoln - Rowe Mortgage Corporation
Markby & Company

McLaren Health Care

McMartin Wasek & Asgociates

Merrill Lynch Relocation Services, Incorporated
Michigan Department of Natural Resources
Michigan Department of Transportation
Michigan National Bank of Flint

Midwest Guarantee Bank

Miller, Canfield, Paddock & Stone, Attomeys
Miller, Kenny, Berg & Buchanan, Attorneys
Mire, Weiner & Kramer, Attorneys
Morganroth, Merganroth, Jackman & Kasody, Attormeys
Morris & Morris, Attorneys

Mortgage Associates

Mortgage Company of Michigan

Mz. Zion Temple

National City Bank

NBD Mortgage Company

Nicholas Frontezak, Esquire

Numatics

Oak Hills Mortgage

Qaldand County Drrain Commission
O’Connor, DeGrazia, Tamm & O’ Connor, P.C.
Oxford Bank

Oxford Parks & Recreation

Plunket & Cooney

Poolmart of Michigan

Potter, De’ Agostino, O’Dea & Patterson
PP Industries - Pittsburgh

Relocation America

Residential Relocation & Management, Incorporated
Road Commission for Oakland County
Robertson Brothers

Rockford Ambulance

Sandor Gelman, Attorney

Seaver Title Company

Secrest, Wardle, Lynch, Hampton, Attorneys
Security Capital Credit Corporation

Sweitzer Better Homes & Gardens

State Farm Insurance

The Nature Conservancy

The State Bank

Thomas McCarthy, Attorney

Thomas McKinney, Attorney

Thum, Maatsch & Nordberg, Attorneys
Ticor Title Company

Trans Continental Air Lines
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Property Owner: Loop Water’s Edge, LLC & Water's Edge West, LLC
Property Address: 606 Lakewood Drive, City of South Lyon, Oakland County, Michigan

PARTIAL LIST OF CLIENTS SERVED (CONTINUED)

Tran-x Financial Services
Tzoumalkas Real Bstate
UAW -GM Legal Services
U.S. Marshals Office
United Savings Bank
Varnum, LLP

Waterford Schools
Welcome Missionary Baptist Church
West Michigan Bank
William Beaumont Hospital
Williams Acosta, Attorneys
Wolseley North America
Wolverine Bank

PREVIOUSLY TESTIFIED AS A REAL ESTATE EXPERT IN:

Michigan State Tax Tribunal

Oakland County Circuit Court

Macomb County Circuit Court

Private Arbitration

50th District Court, Pontiac

Wayne County Circuit Court

United States District Court — Eastern Michigan District
Lapeer County Circuit Court

Tackson County Circuit Court
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AGENDA NOTE

New Business Item #;X

MEETING DATE: February 28, 2022
PERSON PLACING ITEM ON AGENDA: City Manager
AGENDA TOPIC: Water & Sewer Tap In Fees

EXPLANATION OF TOPIC: It has been brought up at past City Budget and Council
meetings regarding the guidelines for the use of Tap in fees for Water & Sewer revenues.
The prior use of the funds was established by an Administrative Policy adopted in April
of 1989 whereby City Council segregated 80% of Water and Sewer tap in fees, with a
breakdown of 56.25% to sewer capital improvement and 43.75% to water capital
improvement. We are currently using those funds for the improvements in the water and
sewer system. The question moving forward is should that allocation defined in the
original policy, still be used whereby those assets are restricted in their use with the given
percentages. Or should the funds be deposited in the water and sewer fund to be used as
needed to improve the water and sewer system (combined in one fund) with no restriction
on percentages. Another option is should the funds received from the Tap-in Fees be
used allocated using a different percentage or for other purposes.

MATERIALS ATTACHED AS SUPPORTING DOCUMENTS: Copy of the minutes
from the April 24, 1989 City Council Meeting whereby the administrative policy was
established.

POSSIBLE COURSES OF ACTION: To review the materials and advise staff on
whether the City should establish a new policy to restrict the use of Water & Sewer Tap
in fees.

SUGGESTED MOTION: Motion by , supported by

to draft a new policy to restrict the use of Water & Sewer
Tap-in Fees based upon the discussions this evening.
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4124789 meeting cont,.

Moved by Renwick, supported by Sweet to approve the minutes of the April 10, 1989
Regular Council meeting. :

Yes: 5 No: 0

Moved by Renwick, supported by Potter to approve the Agenda as amended to include
under 0ld Business-3, Solid Waste consortium Tfesolution question, 4—trees. ’

Yes: 5 No: ©

Citizens suggestion-Glemn Kivell of 235 W. Lake St. questioned the height of some
of the traffic signs at the downtown intersection, - Smith said he would check the
“signs. ~ ' - .

Ambulance Director Pirtle Presented a Certificate .of Commendaticn to Wallace
Duncan for his years of voluntary service with the ambulance department, '

I. OLD BUSINESS o : )
1. Administrative pelicy for establishing replacement funds: for water and sanit ary

Yes: 5 No: 0O

2. " Proposed Double Chip and s. eal for .streets in Lyén-Blvd;;_areahlU;BOO sq. vyd.
at $1.21 PRr square yard (estimated :cost). ' '

Moved by Sweet, Supported.by Potter that 10,900 8q. yd. of Lyon Blvd., area
be covered with double chip and seal. o

Yes: 5 No: 0

3. 80lid Waste Consortium RBesolution question -

Potter queStione& the section in the Solid Waste Consortium fesolution.that_the
City agrees to prohibition of scavenging of recyclable materials. Heé wondered

if this meant the Cityfwduln?t allow a needy person to pick up a‘chQStwgg;t
someones curb. Attorney Lee said that section was in the resdlution to dis-

courage recycling companies from going akliead of the regular pick-up truck and
taking the recyclable materials. T ' T ' '

4.':Tree5

' Mayor"Whllaté asked DPW Supt. Beebe if any trees were scheduled to be planted at
curbside this spring. Beebe said no, but hopefully this fall. '

II. NEW BUSINESS

1. Hstablish Public Hearing-Budget for FY 1989-90, May 22, 1989

Moved by Renwick, suppd&ted'by Sweet that the'PﬁblicrHearing'for the FY 1989-90
" budget be held on May 22, 1989,

Yes: 5 No: @



Parade/Event Application

Date(s) of Event:ﬂlo-rgmgﬁ‘/z_ /0, 2022

Applicant’s Name:zém‘i} LFDBE TTEQ" _ Phﬁ.:e _ _ 7

Applicant’s Address: _. . e B _ﬁ o De, cﬁ)bﬂ”f—{ L‘]’OM} MI
¢ of Event:__1 DAY L) ANNUAL”

Name of Event: EPoT : I _ :

BMSS/Organization Name: SouTs Lyod) HusTe thLr»H_. SO (ETY

Business Address: —~500 1DoOROTHY ST SouTH_Lyon)

Business Phone Number: Z%g_ 4‘57’992 6 —

President/CEQ Responsible for Event:/‘ﬁw LED 657‘?"-‘5"2*;‘-' Ph#.Z'Z/'B*(ﬂ f-f)"‘75‘7 9
Event Start Date and T_im_eé 7‘/’0/2"2' 10700 @/ PM

Event End Date and “fime: 9/(@/22 Gro0 AM

Approximate -n’u_mbér of persons attending: 3@0 eﬁ‘m}_‘\ id 4+0’

Approximate number and types of vehicles: B VEtheL6s  PARIED Foee D \SPLAY
(Tousy A Tfaqet> Fanvr Lo er (D Pu))j\ Kkt Enci g, Tntes

Approximate number-and types of anima!s:cz) PDIOI'E5 %f& K‘D RIDES

Amount of space maintained between all units in parade:, Dl A

Route to be traveled (include Street Names and turning directions) or area to be utilized: No Fans0E

**Please attach a map of the area and/or route that will be utilized during the event**
THE EVENT TAKES PLACE AT 300 DoreTipy 67, SiTE OF
Sovery Lo Yistogient. Vivage ; Fun Adp Gaaes o
CHILORED 2 AbuLTE,

Applicapts Signature and ate
5 iy 5’& -
I ‘/rPD ! /IFD I '/rDPW E City Hall




HOLD HARMLESS

To the fullest extent permitted by faw 'the.é;_mﬁw L) //rs 100 dese <§0 CreTy’
) , © (Neme of 'Applicant]Organizatibn) B
2grees to-defend, pay-on behalf of, indemnify; and hold harmless the City of South
Lyon, its elected and appointed officials, employees and volunteers, and others working
on behalf of the City of South Lyon against any and all clalms, demands; suits, or loss,
including all costs connected therewith,-and for any damages which may be asserted,
claimed; or recovered against or from the City-of South Lyon by reason of personal
injury, including bodily Injury or death and/or,prope_rty'damage,.including loss of use
thereof, which arises out of, of is in any way connected or assoclated with this event,

fil §, 3042

Déte
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