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May 30, 2017

CITY OF SOUTH LYON

¢/o JOHNSON | ROSATI | SCHULTZ | JOPPICH
27555 Executive Drive

Suite 250

Farmington Hills, Michigan 48331

ATTENTION: Mr. Timothy Wilhelm, Esquire and Lynne Ladner, Manager City of South Lyon
REFERENCE: Appraisal of 32.23+ Acres, Section 30, City of South Lyon, Oakland County, Michigan
Dear Mr. Wilhelm & Ms. Ladner:

Pursuant {o your request, I have inspected and appraised the captioned property. The property consists of a
32.23+ acre parcel of vacant land located in the southeast quadrant of Ten Mile and Dixboro Roads in the west central
portion of the city of South Lyon. The property wraps around the immediate corner of the intersection. The property
has a significant amount of frontage on Ten Mile Road. Portions of the property along Ten Mile Road are near wetlands
and the soil conditions are not conducive to development. Given these conditions, access to the property is from
Dixboro Road which is gravel surfaced. A loop road to and from Dixboro Road has been constructed in the interior of
the site and utilities have been installed in conjunction with development of the subject as a site condominium that was
never completed. The property is zoned light industrial, a district that is relatively liberal from the standpoint of
allowable uses. The property tends toward rectangular in shape with rectangular exception in the northwest corner, As
indicated above, there are lower areas and a drainage course in the north and east portions of the property. After giving
consideration to this circumstance, the usable or developable area is estimated 21.20 acres.

The property is located within a “I-1, Light Industrial” zoning district. The appraisal assignment consists of
estimating the value of the property subject to the legal restrictions imposed by the zoning district. That is to say, the
scope of work amounts to a retrospective market value estimate of the property for “I-1” use. The date of valuation is
December 8, 2016, the date the City of South Lyon Planning Commission recommended against rezoning.

This appraisal estimates the value of the property as zoned and in awareness of optional methods of
development included as part of the City of South Lyon Zoning Ordinance. The appraisal will be used as evidence that
demonstrates existing market circumstances relative to the zoning in place as of the date of valuation. This appraisal is
retrospective in nature having been completed subsequent to the date of valuation.

The Market Data Approach to Value is considered the applicable valuation approach and is the method that has

been used. After having applied the proper approach to value, it is my opinion that the market value of the subject
property as zoned “I-1, Light Industrial” as of December 8, 2016 is:

SEVEN HUNDRED FORTY THOUSAND DOLLARS

($740,000.00)



FULLER APPRAISAL, L.L.C.

This appraisal is subject to the Uniform Standards of Professional Appraisal Practice (USPAP) as promulgated
by the Standards Board of the Appraisal Foundation. These Standards have been adopted as well as by the State of
Michigan as part of the licensing law. The Standards require the appraiser to provide an estimate of the exposure time
anticipated to market the property. Vacant industrial land frequently requires years to market. A typically motivated
seller not under duress would, in the appraiser's opinion, anticipate a marketing period that may last as long as five years
assuming the property is properly priced and properly marketed. This opinion results after giving consideration to all of
the factors discovered during the completion of the market survey, i.e. broker and appraiser interviews, market
information review, etc., and to the appraiser’s general experience garnered during similar assignments,

The Uniform Standards of Professional Appraisal Practice also require the appraiser to define the type of
appraisal reporting being submitted. The attached report is intended to meet the Standards Requirement of that defined
by the Appraisal Foundation as a Real Property Appraisal. Please note "scope of work limitations" relative to this report
in the relevant section of the report. A specific limitation on this appraisal report that is noted is relative to the absence
of a Highest and Best Use analysis. The specific appraisal assignment in the circumstances requires the appraiser to test
the value of the property "as zoned". Therefore, the limitation upon legally permissible land uses relative to this
appraisal is governed by the existing zoning ordinance as of the date of valuation.

This appraisal was not based upon a requested minimum valuation, a specific valuation or the approval of a
loan.

No responsibility has been assumed for matters that are legal in nature, nor has any opinion on the title been
rendered, this appraisal assuming marketable title. Existing liens and encumbrances, if any, have been disregarded and
the property appraised as though free of indebtedness.

To the best of my knowledge and belief, I have complied with the competency provision and rules 1-5 of the
Uniform Standards of Professional Appraisal Practice (USPAP), as amended from time to time by the Appraisal
Standards Board of the Appraisal Foundation. My analyses, opinions, and conclusions were developed, and this report
has been prepared in a manner which substantially complies with the appraisal guidelines contained within, Title XI of
the Federal Financial Institutions Reform, Recovery and Enforcement Act (FIRREA) of 1989, which were effective
August 1990. This appraisal is also believed to comply with the Uniform Standards of Professional Appraisal Practice
(USPAP) as promulgated by the Appraisal Standards Board of the Appraisal Foundation, as well as, all state and federal
laws governing real estate appraisers.

I hereby certify that, to the best of my knowledge and belief, the statements contained herein upon which the
opinions are expressed are correct, subject to the limiting conditions set forth.

[ further certify that employment in and compensation for preparing this report are in no way contingent upon
the value reported and that 1 have no interest, present nor contemplated, in the subject property.

Thank you for the opportunity to be of service in this matter.
Respectfully Submitted,

FULLER APPRAISAL SERVICES

Craig J. Fuller, Certn" ed General Appralser
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LEGAL DESCRIPTION OF OWNERSHIP

The following legal description is taken from the records of the Oakland County Equalization Department
and is assumed correct:

Town 1 North, Range 7 East, Section 30, that part of the Southwest fractional % of Section 19 lying Southerly of
the centerline of Ten Mile Road, also North 32 acres of Northwest fractional %, except beginning at a point distant
North 679.50 feet from the Southwest corner of said 32 acre parcel, thence North to the center line of Ten Mile
Road; thence along the centerline of Ten Mile Road along a curve to the right, radius 1,535.89 feet, chord bears
North 80 degrees 01 minutes 00 seconds East 416,35 feet, a distance 418.03 feet, thence South 00 degrees, 24
minutes 00 seconds East 532,45 feet, thence North 89 degrees 13 minutes 47 seconds West 421.47 feet to the point
of beginning. 32.23 Acres.

The subject property is also described as Sidwell Number 21-30-126-003

ASSESSED VALUE AND TAXES

2016 State Equalized Value $240,560.00
2016 Taxable Value $127,160.00
2016 Real Estate Taxes $ 754631
ZONING

The appraiser has been requested to estimate the value of the property assuming the existing “I-1”, Light
Industrial zoning classification defines the manner in which the property can be used. Based upon information
reviewed in conjunction with this assignment, it is believed that the property was purchased by the current owner
approximately 20 years ago. The property was within the boundaries of Lyon Township at that time. Through the
efforts of the owner the property was annexed into the City of South Lyon and the zoning was changed to the
existing “I-17”, Light Industrial at the request of the owner.

DIVISION 12. - 1-1 LIGHT INDUSTRIAL DISTRICT %

T
&
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l Sec, 102-351. - Intent. “ B W 8 a4

{31 Tnel.lightindustnal districes are designad 50 as 10 primarily accommadai2 whaolesal2 activives, warehguses, and industrisl operations winnge

unding disiricts. Tre |-

ng assemby or treatment

of fimished or semufinished produces from oraviously precarad matasial. 12 is further intznded that the procassing of raw material for shpment of
otk form, to ke usad in én industrial operaten ot anasther lecation, rot pe parmited

(o) The genzral goals of this use dstrictinciude, among others, the falfiowing spedif ¢ purpases.
(1) Toprovde sufficient space. in appropriate locatons, 1o meet the needs of the municipaity's evpected future eqonomy for all typas of
nanufacturing and refated uges.

{2} Toprotect abuttng residential districes by separating tham from vanufaciuring activities, and By prahibiy ng the us2 of such indusiaa’ areas far

new res denval davelzapment

(3} Topromate manufacouring development which is free fromdanger of fre, evplozions, toc and noxicus matter, rad ation, and cthar hazards

le influences

and from affznsive noise, wbrstion, smcke, adar and other ohectiorn
: ) Topratect the most desiroble use ol land in accardance with a well corsidared plan. To protect the charactar and estsbiished pattaen of

adazectdavelopment, and inescn area to conserve the va'ue of land and buidings and athar struciures, and Lo protect the wUnCipaity’s ta«

| revenue
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R S I = R

Inalghtindustrial dstrict, n build ng or fand shalf be used and no build ng shail be erested exceps for one or mare of the fallow ng specfizd uses

unless othansise provided in this chapter,

1) Anyus2 chargad wih the prinopal furcuion of basic research, d2sign, and pilot or expenmental product development wnen conducted witnina
completely endesed building.

12) Anyof tha fallowirg uses when the marufacturng, compaunding or processing is conducted wholly with'n a complately enclosed buiding. That
parvan of the land ysed for open storage facilizies for matacials or equiprrent used in tne manufacturing, compounding or processng sha'l be
toaly obscurad by 3 wall on these sides abutting R-1A through R-3, RT, RM-1, RM-2, O5-1, B.1, B-2 and B-3 districts, and on any front yard

abutting & publc thoroughfare eecept a5 cthenyise provided ins2ction 102435, In 1.1 districts, tre exiert of such a wa'l may be determined by

the planning comrmission cn the basis of usage. Such a wall shall not b2 less than four feet six incnes in height end may, d2pend ng upan land

uzage, be required 1o be eignifeetin height, and shat be subject further o the requirem2nts of sections 1024, 102.5, articla ¥ and artick VI,

dwisions 1, 3 and 4, of this chapter, A chaniink fence, with intense evergreen shrub planting, may be consdered én obscuring wall. The height
snal be deternungd in the same manner as the wa'l haight as above set farth,
a.  Warehousing end wholasa'e establishments, and trucking facikties.

o, Tremanufaciure, compound ng, processing, packagng of treatment of products such as, out not linited 1 bakery goods, candy,

cosmaucs, pharmaceuscals, tilatrizs, focd praduces, hardware and cutlery, toal, dis, geuge2 ard mathine shops.

<.

Tne manufacture, compounding, assemiling, or trealmant of articles or marchandise from previcusly prepared materials: bone, canvas,

celiophane, cloth, cork, elastomers, feathers, feit, fore, fur, glass, nair, horn, featner, paper, plastics, rubber, pracious or sen-pracizus

metals or stones, sheet maial, shal, textiles, tobacca, wax, wire, wood and yarns.

d.  Tnerranufacture of powery and figurines or otrer sinvilar ceramic products using only previcusly pulverizzd dlay, and kins fired o'y by
electricity or gas.

2. hanufacwsre of musical msuuments, Loys, novellizs, and mats! or rubher stamps, or otner malded ruboer producis

f. Wanufacwure or assemily of elacncal appliancas, glectron cinstrumants and devices, radios and phenzgraphs,

g Leboralorizs—aexperintenia’, flm or tesung.

h. Manufacueng and repar of 2lectric or neon signs, light sheet mate! products, including h2atng and ventiating equ pment, corncas,
esves andthatke,

I Central dry cleaning plants or faundries provided that such plants shall not deal drectly with consumers atretal,

Jo Al publeutivties, ncluding buld ngs, necessacy siustures, sLorage yards end gtrer related uses.

(3 Warehouse, storage and transfze and elactric or gas service buildings and yards. Fulic wility butdings, Lelepnone eschangs buildings, elecurica!

transformer slations and sunstations, and gas regu'ator statizns. Water suppiy and sewage dispocal planis. Waiter and gas tank ho'ders

Rairpad transfer ard clorage tracks, ralroad rights-ofway. Freight terminals.

(1 Municipal uses such a5 water reatment plants, and reservors, sewage treatment plants, and all otrer municipsl bui'dings and uses, incud

outdoor storage.

ommercial kennels

C
& 6

rezithouses,

irdustria’ scn

(8)  Lumber yards with assodiated rztal space.
(%) Fregstanding nongicassory signs,
(18] Onher uses of a simi'ar and no Mare chjectionatlz character ta the above UseEs.

(1) Accessory structures and uses custananly ing

ent g0 tre sbave uses pravidad such structures ard uses are located an the same coning

paroittzd use.

{Crd. of 2-13.95(2), 5 5.320)

Sec. 102-353. - Principal uses permitted subject to special conditions. 6 W 8 @
Tne fallow nguses may be permitted upan the granting of 3 permit for suach Use by the Panning conimiss o sulect tothe condtions hereinafter

impaced for gach us2, and subject further 12 suth olier reasorable condtions which, in the cpinian of 1m2 commnission, @r2 recessany i p

de adequate

prottion to the neighbarhond and 1o abuting propertiss and subyect furtrer 1o a pubvic hearing snd raviewin accord with arte’e Il d vizan 2, of ths

chaper.

() Aua engine and bady reparr, énd undercaating shops witen completaly enclosed

(2} Lumter and planing nills when completely enclosed and when locatadin tre interier of the district sothatao proparty line shall form Lre

cundary of the 1.1 district.
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g

1 Indaar tarnis

Iatal plat ng. cuffing and palishing, subj22t to approprate messure 1 conteo! the type of pracess Lo prévent roxious results and/or ruisances,

Uses which gar

e converience reads of the industnal d strice (such as, but nat limted o; bank, Savirgs and loan associavon, cradit union,
sutsrrobile seryca staton, tade or industrsl school or industrial cinic), provided that such use shall be located cn an internal industrial sireel

and shali niot abut a major thoroughfsre.

15, rof@rskatng rinks, e skating rinks and howing alleys, when, ogather with accessory uses such as retail sa'es of praducs

uzed anthe premiges, ere located atleast 100 feet from any residenual distrct
Onner uses of 3 simi'ar charactér to the above uses
Accessory SUUCWUZEs 3nd UsEs custamanly incident to tre ehove uses providad such structures and uses are lacated on the same 7oning 121 a5 8

parmrittzd use

'HEIGHT, BULK, DENSITY AND AREA LIMITATION

Schedule limiting height, bulk, density and area by zoning districts.

Minimum Lot Area Maximum Minimum Yard Setback(o)
Per Unit Height (Per Lot in Feet)
of Structures
Sides
Zoning | Areain |Width In In |Front Least | Total of |Rear Minimum [Minimum |Maximum
District| Square [in Feet| Stories | Feet One Two Floor |[Ground | Percent
Feet Area Per [Floor of Lot
Unit |Area Per| Area
(square |Unit Covered
feet) |[(square | By Al
feet) Buildings
R- 15,000(a) |120(a) |2 25 35(b) (10(b) 20(b)m [50(b) |1,300 800 25
1A(n)
R-1(n) [12,000(a) [100(a) |2 25 35(b) (10(b) 20(b)m [50(b) {1,200 750 25
R-2(n) [10,000(a) |80(a) |2 25 30(b) |(8(b) 16(b)m |40(b) [1,100 700 25
R-3(n) (8,750 70{a) |2 25 25(b) |6(b) 16(b)m |35(b) |1,000 650 25
RT(n) {4,000 40 2 25 25 6(b) 16(b)m |30(b) |600 25
1 BR—600
RM-1 () (c) 2 25 35(d) |30(d) 60(dym |30(d) |2 BR—800 25
RM-2  |{c) {c) 2% 30 |25(d) |25(d) 50(d)m |25(d) |3 BR—900 25
RM-3  [{c) {c) 2Y% 30 25(d) [25(d) 50(d)m |25(d) |4 BR— 25
1,000
0s1 |- — - 25 20(e) |15(i) 30(i) 20(e) |- -
B-1 = — — 25 25(e, |10(f, h) |20(f, h) [20(g, h) |— .
h)
B2 |- i S i e — ® |- ~
B-3 - - — 35 30(e) (10(f) 20(f) 20(g) |- -
-1 - - = 35(k) |40(3) |20(j, k, (400, k, 1)|20(j, k, |- =
1) 1)
-2 s - - 50(k) |60(j) 140(j, k, [80(], k, L) {403, k, |- -
1) )
P-1 See article VI, division 15 of this chapter for regulations governing
vehicular parking districts
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APPRAISAL REPORTING

This report is intended to meet the requirements of that identified in Standard 2, the Uniform Standards of
Professional Appraisal Practice 2016-17 Edition, promulgated by the Standards Board of the Appraisal Foundation
and adopted by the State of Michigan as part of the licensing law, as an “Appraisal Report”.

SALES HISTORY OF THE PROPERTY

To the best of the appraiser’s knowledge, there have been no sales of the subject property in the past five
years. The property has been exposed to the market for a number of years. The subject property is currently being
offered for sale by the Thomas Duke Company at the price of $1,800,000.00.

OWNERSHIP, OCCUPANCY AND CONTACT WITH THE OWNER

Ownership: No title history of the subject property has been furnished the appraiser.
Based upon information furnished in conjunction with the request to
appraise the propetty, it is believed that ownership is vested in Charles
Smith, 13610 Cantaberry Court, South Lyon, MI 48178-9597.

Occupancy/Use: The subject property is vacant.

Contact with the Owner: The appraiser has had no direct contact with the owner. An inspection of
the property from the adjacent road frontages occurred on May 13, 2017
and several prior dates. In addition to viewing the property as indicated
above, aerial photographs available from the Oakland County Equalization
Department have been viewed.

INTEREST APPRAISED

Fee Simple Estate. This is the highest ownership that can be held in real estate subject only to zoning,
police power, escheat and condemnation. In this appraisal, a specific limiting condition is that the value
estimate is subject to the requirements of the zoning district as of the date of valuation, “I-1”, Light
Industrial.
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DISCUSSION AND SCOPE OF THE APPRAISAL PROBLEM

Fuller Appraisal, L.L.C., has been requested by Ms. Lynne Ladner, City Manager, City of South Lyon
represented by Mr. Timothy Wilhelm, Esquire of the law firm of JOHNSON | ROSATI | SCHULTZ | JOPPICH to
provide an Appraisal concerning a 32.23+ acre parcel located in the City of South Lyon Michigan. The City of
South Lyon is located in the southwest portion of Lyon Township as well as being located in the most
southwesterly portion of Oakland County.

Mr. Wilhelm is counseling the City of South Lyon in the City’s response to the owners request to change
and the City of South Lyon’s subsequent denial to change the existing Light Industrial zoning. On December 8,
2016, the City of South Lyon Planning Commission recommended against rezoning the property to Multiple
Family use.

The issue that Fuller Appraisal, L.L.C., has been asked to address is the value of the property as litited to
uses permitted within the existing “I-1, Light Industrial” zoning district. The City of South Lyon, represented by
Ms, Lynne Ladner, its manager, is the client for this report. Representatives of the City and of the firm of
JOHMNSON | ROSATI | SCHULTZ | JOPPICH acting as Counsel therefore are intended readers. A report of this
nature is subject to review by a number of individuals involved in the litigation process. Although such readers are
not necessarily defined as intended readers, it is anticipated that others than intended readers will be provided
copies for review.

The scope of the assignment is to view the subject property, investigate the physical, locational and
economic factors that would affect the manner in which the property could reasonably be expected to be used. The
economic conditions specific to the requested date of valuation will be discussed and an opinion on value rendered.
In the development of the value estimate, the appraiser will recognize and utilize the methods that emulate the
actions of individuals active in the applicable real estate market segments.

The results of the market research will utilize the following definition of value:

"The most probable price which a property should bring in competitive and open market under
all conditions requisite to a fair sale, the buyer and seller each acting prudently, knowledgeably
and assuming the price is not affected by undue stimulus. Implicit in this definition is the
consummation of a sale as of a specified date and the passing of title from seller to buyer under
conditions whereby:

a. buyer and seller are typically motivated;

b, both parties are well informed or well advised and each acting in what he considers his own best
interest;

e a reasonable time is allowed for exposure in the open market;

d. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements

comparable thereto; and

e the price represents the normal consideration for the property sold unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale."

Source: Department of the Treasury, Office of Gomptrolier of the Currency, Board of Govarnors of
the Federal Reserve System, Faderal Deposit Insurance Corporation, Office of Thrift Supervision
and Natlonal Credit Unlon Administration under 12 CFR Part 34, Roal E=lato Appraisals and Title XI
of the Financlal Instiutions Reform, Recovery, and Enforcement Act of 1989 (“FIRREA"); and the
Interagency Appraisal and Evaluation Guldelines, Federal Reglster, Volume 75, No. 237, December
10, 2010,
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Sources utilized in the market research conducted within the scope of this assignment include, Realcomp
PRD, Oakland County Equalization database, the LoopNet database, the Signature Associates database, along with
a physical inspection of the general area noting relevant offerings. Given the purpose of the appraisal assignment is
to perform a test for the value of the property, “as zoned" in order to test the reasonableness of thereof no more
specific highest and best use test will be applied. As such, the appraisal assignment is one of limited scope.
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DESCRIPTION OF THE PROPERTY

Land Area:

Street Frontage:

Topography:

Ground Cover:

Based upon the legal description of the property taken from the records of the
Equalization Department of Oakland County, the site has an area of 32.23+ acres.
The property is legally described to the centerline of both Ten Mile And Dixboro
road. The area of the property net of the road right-of-way is estimated at 31.4
acres.

Based upon scaling County maps, the property has slightly more than 1,042 feet of
frontage on Ten Mile Road and just less than 679.5 feet of frontage on Dixboro
Road. The Mile Road is a paved arterial all-weather highway with a generally
east/west course. Ten Mile Road is constructed on a 66 foot wide right-of-way and
is widened at the major intersections to facilitate turning. Dixboro Road is gravel
surfaced and is also constructed of a 66 foot wide right-of-way. The course of
Dixboro Road is generally north/south. The Ten Mile Road frontage is separated
from upland areas of the parcel by a wetland. This wetland appears narrow enough
to traverse at one point, however, expenditure for a bridge would not be advised
unless a major user or a group of users were committed to vertical construction
(build to suit) upon known areas of upland. At this point, the most practical access
is via Dixboro Road which is also likely to requiring paving at a point when a
user(s) is procured.

In addition to this, an unnamed private road is “looped” through the property with
two access points on Dixboro Road. This road is base coat asphalt with concrete
curb and gutter. The loop road is approximately 2,100 feet long,

The loop road was laid out in accordance with a plan for “West End industrial
Park”. “West End Industrial Park” was never platted nor recorded as a site
condominium. According to Mr. Michael Darga of Hubbell, Roth and Clark, the
City of South Lyon consulting engineering firm, most of the physical
improvements for this park are complete.

The original condominium layout show eleven sites along this loop road. These
sites are primarily less than 1.5 acres with the exception of one 2.63 acre site and
one 5.62 acre site. Also noted is a large 2 to 3 acre common staging area for
trucks, Total land within the planned sites is 18.25 acres.

The topography of the subject property is variable. Other than the manner that
such variations in change would be expected to affect the development potential
and the cost thercof, the specific elevation is of limited concern. From a general
standpoint, it is noted that north and east areas are almost entirely wetland. The
remaining upland area has nearly level topography and variations are not severe
enough to preclude development.

A site plan prepared for the West End Industrial Park shows the west portion of the
property improved with a road and several condominium sites which were never
recorded. This is, effectively, the useable area of the property.  Scaling area
photographs yields an estimate of 823,500+ square feet, or 21.20+ acres, of this,
126,000+ square feet would be dedicated road right-of-way in the event the West
End Condominium is ever formed.

Useable areas are mostly clear with some scrub brush and small trees.
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Shape: A copy of one of the aerial photograph and conceptual plan is believed to be far
more descriptive than is the case with a verbal description. Therefore, a copy
thereof is included. Note, for the conceptual plan, north orientation is to the right.
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Utilities:

Soil Conditions:

Flood Hazard Conditions:

Environmental
Considerations:

Al public utilities with adequate capacity to serve any likely development of the
property are available along the unnamed street right-of-way. Sanitary sewer will
require private user grinder pumps as this is a force main with no pump station
planned. The force main leads to the east boundary of the property where it is
connected to the municipal system. Natural gas, electricity and telephone service
are available.

Soils information regarding the subject property is indicated on Map Panels 118
and 127 of the Oakland County Soils Survey as Oshtemo Boyer Loamy Sands in
the 21.2 acre upland area. Most of the remaining are of the property is Houghton
Adrian Muck or small pockets of isolated Oshtemo Boyer soils.

Based upon information indicated on Panel 26125C0585F of the flood mapping
program undertaken by Federal Emergency Management Agency — Federal
Insurance Administration, the subject property is within a zone “X”, area outside
of 2% annual probability for flood.

No evidence of dumping or storage of materials that have the potential to be
environmental contaminates was discovered during the inspection of the property.
It is relevant to note that the dumping of such materials can be difficult to detect
after a period of time.

The appraiser is not an expert in the field of environmental issues and recommends
the use of qualified individuals for an environmental audit of the subject property.
In the event that any problems are discovered in this area, an adjusiment to the
reported value may be necessary.

BUILDING IMPROVEMENTS

None. Vacant Land.
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ESTIMATED VALUE VIA THE COST APPROACH TO VALUE

The Cost Approach to Value is not considered a proper valuation method when estimating the value of
vacant land.

ESTIMATED VALUE VIA THE INCOME APPROACH TO VALUE

The Income Approach to Value can be utilized to estimate the value of vacant land via the land residual
technique. This technique is not considered reliable for industrial land development in the current market,

therefore, the Income Approach to Value is not applied herein.
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ESTIMATED YALUE VIA THE MARKET DATA (DIRECT COMPARISON) APPROACH

The valuation method that provides the best guideline in the estimate of value for the subject property is the
Market Data or Direct Comparison Approach to Value. 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. Those properties considered 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 propeity.

The scope of this appraisal is limited to the value of the property for uses allowed under the existing zoning
district as of the date of valuation. Specifically, the value estimate being provided is for the value of “I-1”, Light
Industrial land at this particular location. Land such as this is typically marketed on a price per square foot or a
price per acre ratio. These ratios simplify the comparison of properties of dissimilar size and are the ratios
commonly used by brokers, sellers, and buyers of this type of land. For the subject property, a square foot value
estimate (unit rate) will be provided using market based industrial oriented property guidelines. The indicated ratio
will then be applied to the overall land area of the subject property resulting in a value estimate for the subject,
subject to the use limitations imposed by the zoning district.

In approximately 2000, site plan approval for the development of an eleven lot industrial subdivision upon
the subject property was granted. Asphalt base coat streets and utility lines including sanitary sewer force mains
and a water main loop were installed in 2005 or 2006. Marketing efforts were begun but with limited success. The
site plan does serve a purpose from the standpoint of determining the utility of the property. Upon review of the
site plan, it is evident that not all of the subject property is readily usable for development purposes. There is a
wetland area in the north portion of the property adjacent to the Ten Mile Road frontage. This area does not lend
itself to development and no improvements are indicated on the site plan in this portion of the property. Based
upon this source, it is the opinion of the appraiser that the subject property has an approximate net usable area of
21.2 acres and this is the land area upon which individuals active in this market would base their willingness to buy
or sell. This land area is therefore the basis upon which the value estimate will be made.

The following properties have been abstracted from the information discovered during the completion of
the market survey and are believed to provide insight for the problem at hand:

14
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As previously discussed, the prices of market guideline properties summarized in the previous chart have
been reduced to the ratio “price per square foot of land area”. As further discussed, the prices of vacant industrial
properties are also often reduced to the unit of comparison “price per acre”. With regard to these units, each
measures the same thing, the sale price of the area sold, the square foot price is simply a further reduction from the
per acre price.

Upon reduction of the sale price to the most applicable unit of comparison, the next step in this valuation
approach is to make a direct comparison between the subject and each of the swnmarized properties. In the eventa
significant difference is discovered as a result of this direct comparison, the appraiser must consider what the
anticipated market response would be to this area of difference. For example, in the event a market property is
found to be preferable to the subject as a result of any particular cause such as utility availability, the appraiser will
then estimate the impact upon value (in terms of unit rate) that would result from this difference. These
adjustments arc applied based upon analysis of the datum discovered within the course of the survey, the general
experience of the appraiser, and any other guideline which would logically reflect and anticipate a reasonable
market response to such a difference.

The reader will note that the data presented represents a fairly wide range of per square foot prices from
$0.55 to $2.53. The reasons for this range will become apparent to the reader as the result of the discussion of the
direct comparison process

The direct comparison process follows:



FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon ¢/o JOHNSON | ROSATI | SCHULTZ | JOPPICH
32.33+ Acres, City of South Lyon, Oakland County, Michigan

MARKET PROPERTY NUMBER ONE

This property consists of a 33.5+ gross acre tract located at the southeast corner of Grand River Avenue and
South Hill Road in the northeast portion of Lyon Township. The site has 1,570+ feet of frontage on Grand River
Avenue, a variable width arterial highway with a generally northwest/southeast course. The parcel has 1,269+ feet
of frontage on South Hill Road, a gravel surfaced interior road. The property is legally described to the center line
of South Hill Road. The area of the property net of the right-of-way of South Hill Road is estimated at 32.5+ acres.
The property boundary does not extend into the Grand River Avenue right-of-way. Grand River Avenue is a
historical highway and traverses the State from the City of Detroit to Grand Rapids. The 1-96 freeway generally
parallels the Grand River Avenue route and interchanges are available that provide relative ease of access between
the two highways. The topography of the guideline property slopes gently downward to the south. The property is
slightly irregular in shape due to the angular direction of Grand River Avenue but tends toward rectangular. The
tract has been improved with a relatively large industrial facility.

The location of the market property is approximately one-half mile east of Milford Road and seven miles
northeast of the subject property in an area of generally similar market conditions. The market property has been
split from a 482.5+ acre tract the remainder of which is offered for sale. The market property sold in July of 2015
at the price of $2,341,500.00. The purchase price is equal to $72,046.00 per acre, or $1.65 per square foot.

As indicated earlier, the market property was split from a larger parcel. Reference to the listing broker’s
advertising brochure indicates that parcels of more than 20 acres are offered at the price of $85,000.00 per acre or
$1.95 per square foot. Hence, the market property sold in 2015 at approximately 15 percent less than the May 2017
offering price.

The use of market guidelines requires consideration to the property rights conveyed. The question of the
rights conveyed must be considered as past experience has indicated that, on occasion, a property that has certain
restrictions on the rights is conveyed. If this is discovered to be the case with the property being used for guideline
purposes, consideration must be given to whether it is reasonable to believe that an impact upon value would result.

Examples in which the value of property can be affected by a limitation upon property rights include, but
are not limited to, a life estate, an easement that allows the right of entry to others, a property subject to a below
market lease, a property subject to mineral rights, etc.
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It is relevant to point out that the existence of such a circumstance in and of itself does not necessarily
result in a limitation upon value. Each case must be considered individually. As an example, it is discovered that,
often, properties in areas of more intense development are subject to easements for sanitary sewer and water.
However, it is also discovered that the location of the easements are such that the layout of the property for
development purposes was not materially affected and the utility of the site was equal to that anticipated if the
easement did not exist. Under this circumstance, some of the rights in the property have been affected but the net
result is not believed to be a loss in value.

In the case of this market guideline, the property rights conveyed were Fee Simple Estate subject to a
drainage easement for the New Hudson Drain that forms the rear, or south, property boundary. The drainage
easement encumbrance is not considered to impact the value of the market property in a negative manner as this
area is within the rear yard building setback area and facilitates the drainage of storm water from the property.

After giving consideration to the circumstances of the market propetrty, no adjustment to the square foot
price for the area of “property rights conveyed” will be applied.

Consideration is also given to the terms of the sale. In certain circumstances, it is discovered that the terms
of a sale are such that the price paid may be different than would be the case absent such terms. If the seller
accepted a low down payment, low installment payments or low annual interest rate, or any combination of these
items, it is possible that the buyer would be willing to pay more for the property than would be the case absent such
circumstances. If discovered that terms existed that could reasonably have been expected to affect the price paid,
an adjustment to the price of the market property would be required in order for the information to provide a
reliable guideline for the problem at hand.

The terms of this sale were, reportedly, cash which is consistent with the definition of market value. No
adjustment to the price of the market property due to unusual terms is necessary.

The use of market information for guideline purposes also requires the appraiser to give consideration to
the question of the conditions of the sale. The concern being whether conditions were such that it would be
reasonable to believe that the buyer paid more or the seller accepted less than might be the case, absent such
circumstances. Examples of circumstances in which a seller might accept a lower price include, but are not limited
to; illness, the need for quick cash, duress, non-duress circumstances but situations which required fast decisions,
etc. Examples of circumstances in which a buyer might pay a higher price include, but are not limited to; the desire
to control the manner in which a property was used, acquisition of a property as part of an assemblage, very strong
competitive circumstances, an intra-corporate transfer, etc,

The market property was split from a larger tract which was being marketed by an industrial real estate
broker with substantial experience in this area. The property was exposed to the market with both on-site
advertising and web based advertising. The offering price was consistent with the general circumstances in the
area. The purchaser subsequent to the sale has improved the property with a 151,500 square foot industrial facility.
Based upon the appraiser’s background knowledge concerning this transaction, it is believed that a number of sites
were considered prior to the selection of this market guideline property. 1t is further believed that the individuals
involved were prudent, knowledgeable and acting in their own best interest. No adjustment to the square foot price
due to conditions of sale is considered necessary.

The sale of market property occurred in July of 2015, Upon review of the marketing information
concerning the remainder parcel from which the market guideline property was split, it is noted that no change in
the pricing structure has occurred. That is, the remainder property or portions thereof can be purchased as of the
date of value of this appraisal at the same price for which it was exposed at the time of sale of the market property.
In awareness of this circumstance, it is the opinion of the appraiser that the supply and demand circumstances in
this immediate area have not changed enough to warrant an adjustment due to changing market conditions.
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Proper appraisal procedure requires that adjustments for the above discussed areas be applied before
continuing with further adjustments for physical and locational differences that would affect value. With regard to
this market property no adjustments to the square foot price for any of these areas of consideration is necessary and
the adjustment process continues from the square foot price of $1.65.

The locational circumstances of a property are factors which can reasonably be expected to affect value.
The location of the subject property in the far west extreme of Oakland County in the observation of the appraiser
would be subject to less demand than would be the case for a property such as the market guideline adjacent to
Grand River Avenue. Conversely, it is noted that the New Hudson Area of Lyon Township evidences less dynamic
market conditions than those areas to the east such as Wixom and Novi. The easterly location of the market
property more directly in the path of the westerly progression of industrial development in my opinion results in
superior marketing circumstances. The market property is also closer to freeways than the subject. Hence, a higher
per unit price, when compared to the locational circumstances of the subject property would be a reasonable
expectation. The adjustment that will be applied to the market property per square foot price amounts to 25 percent
downwatd, $0.41 per square foot, for this area of difference. The adjustment is based upon the appraiser’s
observation of the general market trends over a number of years and interviews with industrial brokers active in and
knowledgeable of conditions in the areas being compared.

It is very difficult to isolate one area of comparison and determine the effect upon value due thereto without
recognizing that the various areas of difference tend to interact, all affecting value to varying degrees. As an
example, the subject property has a corner location as does the market property. In the case of the subject property,
the soil conditions are such that access to any developmeat would not likely be anticipated from Ten Mile Road.
Therefore, any likely future development must be accessed from Dixboro Road and would require significant
expense in the preparation of this road for such use. Is a circumstance of this nature best identified as a locational
characteristic or as a physical characteristic? The most relevant point is that recognition be given to this area of
potential cost and to the manner in which said circumstances effect the comparison with the property not faced with
such expense.

The market property is accessible from a paved road. Although the subject property has a significant
amount of frontage on paved Ten Mile Road this portion of the site is relatively low and does not lend itself to
development. The likelihood of creating an access point from Ten Mile through this lower area to the developable
portion of the subject property is remote. The most feasible method of providing paved access to the developable
portion of the subject property is to pave the gravel portion of Dixboro Road from Ten Mile Road to the subject
property. The potential cost to complete this improvement has been estimated after exploring the possibility thereof
with Mr. Matt Slicker, P.E., Senior Project Engineer associated with the engineering firm of Hubbell, Roth and
Clark of Bleomfield Hills. After giving consideration to the lineal footage of paving required and the cost guideline
provided by Mr. Slicker, a cost of $475,000.00, $22,406.00 per useable acre is estimated for this area of
consideration. This per acre cost is equal to $0.51 per square foot. As the market property is superior in this area
of comparison, the adjustment is in a downward direction. The manner in which the adjustment for this area has
been calculated is similar to a cost to cure type of analysis.

The market property has an estimated area of 32.5+ net acres as compared with the estimated 20+ usable
acres of the subject property. A general economic principle is that a smaller property will command a higher unit
price than a similar but larger parcel. The underlying logic being that there are more potential purchasers for the
smaller, less expensive, property than is the case with regard to the similar, more expensive, larger property.
Therefore, as the demand for the smaller property is greater, so then is price as measured on a unit, i.e. per square
foot or per acre, basis.

Based upon review of a substantial market information in conjunction with this and many past appraisal
assignments concerning similar properties, it is discovered that the acreage prices for properties within the range
indicated by the properties being compared are driven by the needs of the specific purchaser and is typically
unaffected by such a narrow size differential. The reader is advised that this area of consideration has been
addressed but no adjustment to the square foot price is believed necessary.
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The market property is situated within an “I-2”, General Industrial zoning district. The subject is located
within an “I-1, Light Industrial zoning district. The districts are relatively similar in terms of allowable uses with
the subject location being somewhat more restrictive. Industrial uses of the subject location are generally limited to
those that have minimum impact on adjacent parcels and generally invoive processes that take place within an
enclosed structure. It is noted that the nature of manufacturing continues to involve more automation and is located
within enclosed structures than was the case thirty to forty years ago. No evidence was discovered to suggest that
“1-27, General Industrial zoned parcels sell at appreciably different prices than parcels those within light industrial
district. However, the somewhat more liberal uses allowed within the heavy industrial districts does have the
potential to result in such properties having a somewhat broader appeal.

It is noted that there are two instances of “1-2” parcels being rezoned to “I-1” in Lyon Township to allow
for seif-storage type uses. This is further evidence that suggests no difference in price is perceived or even suggests
the likelihood of a higher price in the light industrial district. No adjustment will be applied for the zoning
differences in this direct comparison.

This property has all public utilities, with adequate capacity to service any likely development, directly
available. This is also the case with regard to the subject property. Hence, the properties are considered equal in
this area of comparison. No adjustment will be applied to the sale price of market property to reflect differences in
this area of comparison.

The presence of the abandoned condominium site improvements on the subject property is an apparent
difference between the subject and the market property. The improvements have been in place for approximately
eleven years prior to the date of valuation but do appear to be useable. It would appear that approvals for the
condominium could be obtained and the on site improvements finished at relatively liitle cost. There are off-site
costs to consider however, as the City of South Lyon would likely require the paving of Dixboro Road and has been
discussed earlier. The questions at this point are how do these improvements affect value? If so, what magnitude
of adjustment should be applied?

The impetus for development of these improvements does not appear to be tailored to any specific user or
users. Typically in industrial land development, one would expect a large user or a group of smaller users to have
been lined up for building construction upon completion of the infrastructure improvements, as opposed to these
improvements which were built without being tailored to any specific user. Given these circumstances, no
adjustment for the existing subdivision improvements will be applied

No other areas of comparison were discovered that are considered significant to the extent that an

adjustment to the price per square foot ratio of the market property be applied. Following is a summary of the
adjustment process as it applies to Market Property Number One:
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ADJUSTMENT SUMMARY PROPERTY ONE

Per Square Foot Price
Property Rights Conveyed
Subtotal

Terms of Sale

Subtotal

Conditions of Sale

Subtotat

Changing Market Conditions
Subtotal

Direct Comparison Adjustments

Location -25%

Physical Characteristics — Paved Road Access
Parcel Size

Zoning

Utilities

Miscellaneous

Composite Adjustment

Indicated S.F. Value for Subject
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-$0.41
-$0.51
-0-
-0-

-0-

$1.65
-0-
$1.65
-0-
$1.65
-0-
$1.65

$1.65

-$0.92

$0.73



FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon ¢/o JOHNSON | ROSATI | SCHULTZ 1 JOPPICH
32.33+ Acres, City of South Lyon, Oakland County, Michigan

MARKET PROPERTY NUMBER TWO

This property consists of a 10.48+ gross acre tract located at the southeast corner of Pontiac Trail and Holtz
Road in the southeast portion of Milford Township just west of the City of Wixom. The circumstances in the
general area of the market property are impacted by those in the City of Wixom. Wixom consists of part of the
southeast portion of Commerce Township and the northwest portion of the City of Novi and has evidenced strong
industrial growth., The site has 380.31 feet of frontage on Pontiac Trail, a variable width arterial highway with a
generally east/west course. The parcel has approximately 985+ feet of frontage Holtz Road. Holtz Road is a paved
road that was created to provide access to an interior parcel in conjunction with the development of larger parcel.
The property is legally described to the center line of each road. The area of the property net of the road rights-of-
way is estimated at 9.37+ acres. A 99,392+ square foot industrial facility has been constructed on the market

property.

Pontiac Trail is one of the two main routes through the downtown area of the City of Wixom. The location
of the market property is west of this downtown area. The industrial growth in the area has been consistent with the
westerly trend discussed in the analysis of the previous property. The earlier industrial growth was predominately
on either side of Wixom Road, south of the downtown area near the Ford plant in the City of Wixom. This facility
has been closed and demolished. Industrial development has however continued primarily east of Wixom Road and
south of Pontiac Trail, generally paralleling the course of 1-96 which lies just north of Grand River Avenue.
Industrial development in the general area of the market property tends to result from the limited inventory
remaining throughout the city. The existence of the Lyon Oaks County Golf Course also occupies a significant
amount of acreage.

The market property is a residual parcel from the previous division of a 44.74 + acre parcel. Holtz Road
was constructed in conjunction with the earlier division and provides access to land lying north of the market
property. Holtz Road was developed to County standards. There is a 15+ acre parcel which lies west of Holtz
Road that resulted from the earlier land division. This parcel is vacant and is currently offered for sale.

The location of the market property is approximately 9.5 miles northeast of the subject property in an area

of stronger market conditions. The market property sold in April of 2014 at the price of $750,000.00. The purchase
price is equal to $80,074.00 per acre, or $1.84 per square foot.

22



FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon ¢/o JOHNSON 1 ROSATI ¢ SCHULTZ | JOPPICH
32.33+ Acres, City of South Lyon, Oakland County, Michigan

The property rights conveyed in conjunction with this sale were Fee Simple Estate. These are the property
rights being valued with regard to the subject property. No adjustment to the square foot price is necessary for this
area of consideration.

The terms of the sale were equivalent to cash. This is consistent with the controlling definition of market
value. No adjustment to the square foot price is necessary due to terms of sale.

To the best of the appraiser’s knowledge, the parties to the sale were prudent and acting in their own best
interest. No unusual circumstances are known that would have affected the amount the seller was willing to accept
or the buyer was willing to pay. No adjustment to the square foot price of the market property is necessary due to
the conditions of sale.

The sale of the market guideline property occurred in 2014, The real estate market, in general, has been
evidencing recovery from the recessionary period that existed from approximately 2007 to at least 2010. This
recovery is found to be stronger in some segments than others. With regard to the vacant industrial land market the
demand appears to be primarily to meet the need of individual purchasers unable to find improved property that
meet their needs. Little evidence of land purchases for investment or speculative building has been discovered. The
circumstances in the general location of the market property were those of a slow reduction in the remaining
inventory of well-located industrial sites. Based upon the appraiser’s observations of the market conditions existing
in the location of the market property, it is reasonable to believe that this property would have commanded a
somewhat but not significantly higher price as of the date of valuation than was realized at the time of sale.

The sources referenced with regard to the changes in market conditions since the 2014 date of sale of the
market property include; the Oakland County Equalization Office regarding the compiled information concerning
vacant industrial land sales during this period, the market research provided by local industrial brokers and entities
such as Costar Comps, interviews with brokers active in and knowledgeable of this market and the observations of
the appraiser during the completion of this and similar assignments. After giving consideration to the applicable
sources, tempered by the experience and judgment of the appraiser, an adjustment of 5 percent will be applied to
the square foot price of the market property to reflect the anticipated effect of changing market condition. The
adjustment is equal to $ 0.09 per square foot and is in an upward direction

It is noted that a property located on the opposite side of Holtz Road was offered for sale as of the date of
valuation of the subject property. The offering price of this property is equal to $2.75 per gross square foot. The
appraiset recognizes this market circumstance but the offering price is viewed as optimistic.

After giving consideration to the discussed areas, the adjustment process continues from the market
adjusted square foot price of $1.93.

As also discussed in the analysis of the previous property, the locational circumstances are factors which
can reasonably be expected to affect value. The location of the subject property in the far west extreme of Oakland
County in the observation of the appraiser would be subject to less demand than would be the case for a property
such as the market guideline adjacent to Pontiac Trail in close proximity to Wixom and freeways. The easterly
location of the market property more directly in the path of the westerly progression of industrial development in
my opinion results in superior marketing circumstances. Hence, a higher per unit price, when compared to the
locational circumstances of the subject property, would be a reasonable expectation. The adjustment that will be
applied to the market property per square foot amounts to 25 percent and will be in a downward direction as the
market site is superior. That is to say, a property in the subject location would be expected to be as much as 25
percent or more below those observed in the more dynamic areas of Lyon Township, the City of Wixom or portions
of Milford Township. The adjustment that will be applied for locational differences is $0.48. The market property
is superior in this area of comparison and the adjustment is in a downward direction.
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As discussed in the analysis of the previous property, the probability of utilizing the subject property absent
the improvement of Dixboro Road is considered remote. The cost and source for the cost was discussed earlier
herein. The $0.51 per usable square foot of land area must also be recognized in the comparison of this guideline
property with the subject. The square foot price of the market property will be adjusted downward by this amount
as this property is superior to the subject.

The market property and the usable area of the subject property are similar enough that no adjustment to
the square foot price is considered necessary with regard to this area of comparison. That is, it is the opinion of the
appraiser that the demand circumstances of the properties would be about the same.

The market property is within a general industrial zoning district. The buyer’s new facility would be
allowed in the subject district, however.

This property has all public utilities with the exception of water, with adequate capacity to service any
likely development available. The subject includes all municipal utilities. The water utility is not as essential as
sanitary, however, is certainly preferable to well water. An adjustment upward of 5 percent will be applied and this
amount to $0.10.

No other areas of comparison were discovered that are considered significant to the extent that an

adjustment to the price per square foot ratio of the market property be applied. Following is a summary of the
adjustment process as it applies to Market Property Number Two:
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ADJUSTMENT SUMMARY PROPERTY TWO

Per Square Foot Price $1.84
Property Rights Conveyed -0-
Subtotal $1.84
Terms of Sale -0-
Subtotal $1.84
Conditions of Sale -0-
Subtotal $1.84
Changing Market Conditions +5% $0.09
Subtotal $1.93

Direct Comparison Adjustments

Location -25% -$0.48

Physical Characteristics — Paved Road Access -$0.51

Parcel Size -0-

Zoning -0-

Utilities +5% +30.10

Miscellaneous -0-

Composite Adjustment -$0.89
Indicated S.F. Value for Subject $1.04
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MARKET PROPERTY NUMBER THREE

This property consists of a 15.42+ acre tract located north of Frank Street between South Wixom Road and
Beck Road, north of West Road in the central south portion of the City of Wixom. This location is approximately
10.5 miles northwest of the subject property. The market circumstances in the general location of the market
property are somewhat superior to those existing in the immediate subject area. The property has 495.5+ feet of
frontage on east/west Frank Street. Frank Street is a paved industrial interior street. The site extends to a depth of
just less than 1,356+ feet.

The location of the market property is approximately 10.5 miles northeast of the subject property in an area
of stronger market conditions. The market property sold in November of 2016 at the price of $1,085,000.00. The
purchase price is equal to $70,363.00 per acre, or $1.62 per square foot.

The property rights conveyed in conjunction with this sale were Fee Simple Estate. The terms of the sale
were equivalent to cash. To the best of the appraiser’s knowledge, the parties to the sale were prudent and acting in
their own best interest. No unusual circumstances are known that would have affected the amount the seller was
willing to accept or the buyer was willing to pay. No adjustment to the square foot price of the market property is
necessary with regard to any of these areas of consideration.

The sale of the market property occurred in November of 2016. The sale date is relatively close to the date
of valuation of the subject property. No change in the market considered significant enough to require an
adjustment to the square foot price of the market property are known to have occurred in the interim period.

After giving consideration to the discussed areas, the adjustment process continues from the square foot
price of $1.62.

As discussed in the analysis of the previous property, the locational circumstances are factors which can
reasonably be expected to affect value. The location of the subject property in the far west extreme of Oakland
County in the observation of the appraiser would be subject to less demand than would be the case for a property
such as the market guideline which is located in the City of Wixom. The easterly location of the market property
more directly in the path of the westerly progression of industrial development in my opinion results in superior
marketing circumstances. Hence, a higher per unit price, when compared to the locational circumstances of the
subject property would be a reasonable expectation. The market property does, however have an interior location
and therefore does not evidence the traffic exposure circumstances of the other market guideline properties. The
adjustment that will be applied to the market property per square foot amounts to 20 percent and will be in a
downward direction as the market site is superior. The adjustment that will be applied for locational differences is
$0.32. The market property is superior in this area of comparison and the adjustment is in a downward direction.
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The probability of utilizing the subject property absent the improvement of Dixboro Road is considered
remote. The cost and source for the cost was discussed earlier herein, The $0.51 per usable square foot of land
area must also be recognized in the comparison of this guideline property with the subject. The square foot price of
the market property will be adjusted downward by this amount as this property is superior to the subject.

The market property and the usable area of the subject property are similar enough that no adjustment to
the square foot price is considered necessary with regard to this area of comparison. That is, it is the opinion of the
appraiser that the demand circumstances of the properties would be about the same.

The market property is within a light industrial zoning district. This is also true of the subject property.
Although some slight variations are noted upon comparison of the regulations within each community, no
differences significant enough to affect value are noted. No adjustment for differences in the zoning classifications
of the properties being compared is required.

This property has all public utilities, with adequate capacity to service any likely development, directly
available. This is also the case with regard to the subject property. Hence, the properties are considered equal in
this area of comparison, No adjustment will be applied to the sale price of market property to reflect differences in
this area of comparison,

The soils classification of the market property show poorly drained soils. This can increase the expense of
biding construction. These are not wetland soils however and stability issues are not problematic. Given that
sanitary sewers are available, it is not perceived that an impact upon land value is expected due to soils differences.
No adjustment for this are of difference is applied.

No other areas of comparison were discovered that are considered significant to the extent that an

adjustment to the price per square foot ratio of the market property be applied. Following is a summary of the
adjustment process as it applies to Market Property Number Three:
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ADJUSTMENT SUMMARY PROPERTY THREE

Per Square Foot Price
Property Rights Conveyed
Subtotal

Terms of Sale

Subtotal

Conditions of Sale

Subtotal

Changing Market Conditions
Subtotal

Direct Comparison Adjustments

Location -20%

Physical Characteristics — Paved Road Access
Parcel Size

Zoning

Utilities

Miscellaneous

Composite Adjustment

Indicated S.F. Value for Subject
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MARKET PROPERTY NUMBER FOUR

This property consists of an 8.39+ acre interior parcel that is accessed via a 66 foot wide right-of-way from
Griswold Road. There is a sign that designates the access strip as Griswold Court. The aerial photo included above
is somewhat misleading as the northeast portion of the property that is not outlined in red has been assembled with
the larger parcel. Therefore, the property is square in shape as opposed to the “L” shape depicted above. The
property is located in Lyon Township with the rear or west boundary adjacent to the City of South Lyon. The site
is cleared and generally level at grade with the surrounding properties. The property measures approximately 660
feet by 552 feet.

This property was assembled in July and August of 2015 at the price of $200,000.00. The purchase price is
equal to $23,837.00 per acre, or $0.55 per square foot.

The location of the market property is approximately 1.5 miles southeast of the subject property. The
general market conditions in the area of the market property are found to be basically similar to those existing in the
subject area. The specific market conditions at the market property location are, in the opinion of the appraiser,
somewhat less desirable due to the outside storage use of the properties on either side of the access route to the
market property. Recognition is given to the fact that this circumstance could improve if this area was cleaned up.
However, as of the date of this appraisal, this circumstance exists and in my opinion affects the value in a negative
manner. It is also noted that Griswold Road is not an all-weather road.

The property rights conveyed in conjunction with this sale were Fee Simple Estate. The terms of the sale
were equivalent to cash. To the best of the appraiser’s knowledge, the parties to the sale were prudent and acting in
their own best interest. No unusual circumstances are known that would have affected the amount the seller was
willing to accept or the buyer was willing to pay. No adjustment to the square foot price of the market property is
necessary with regard to any of these areas of consideration.

The sale of the market property occurred in July and August of 2015. No circumstances have been
discovered that would lead to the conclusion that this property would have commanded a different price as of the
date of valuation than was the case at the time of sale. No adjustment to the square foot price of the market
property will be applied for changing market conditions.
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After giving consideration to the discussed areas, the adjustment process continues from the square foot
price of $0.55.

In the case of this comparison, the locational factors being compared are specific to the access
circumstances. The area on either side of the access strip has been used for outside storage with little organization
as to how the stored items are placed on the property. The visual resulting in my opinion distracts from the
marketability of the comparable property. As indicated earlier, this circumstance has the potential to change but as
of the date of valuation of the subject property is viewed as a negative that requires an adjustment to the square foot
price. For the purposes of this analysis, an upward adjustment of 10 percent, $0.06 per square foot will be applied.

The market property has fewer acres over which to spread the potential road costs. Using the cost estimates
furnished by Hubbell, Roth and Clark, a square foot cost of approximately $0.85 can be projected. This is
approximately $0.34 per square foot greater than projected for the subject property. As the market property is
inferior in this unit of comparison, the adjustment is in an upward direction.

The market property and the usable area of the subject property are similar enough that no adjustment to
the square foot price is considered necessary with regard to this area of comparison. That is, it is the opinion of the
appraiser that the demand circumstances of the properties would be about the same.

The market property is within an “I-2”, General Industrial zoning district as compared with the Light
Industrial zoning of the subject property. The Heavy Industrial districts are slightly more liberal with regard to
allowable uses. Having said this, no appreciable trend toward higher “I-2” prices has been observed in the market.
No adjustments will be applied for differences in zoning.

This property has all public utilities, with adequate capacity to service any likely development, directly
available. This is also the case with regard to the subject property. Hence, the propettics are considered equal in
this area of comparison. No adjustment will be applied to the sale price of market property to reflect differences in
this area of comparison.

No other areas of comparison were discovered that are considered significant to the extent that an

adjustment to the price per square foot ratio of the market property be applied. Following is a summary of the
adjustment process as it applies to Market Property Number Four:
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ADJUSTMENT SUMMARY PROPERTY FOUR

Per Square Foot Price $0.55
Property Rights Conveyed -0-
Subtotal $0.55
Terms of Sale -0-
Subtotal $0.55
Conditions of Sale -0-
Subtotal $0.55
Changing Market Conditions -0-
Subtotal $0.55

Direct Comparison Adjustments

Location +10% 1+$0.06

Physical Characteristics — Paved Road Access +$0.34

Parcel Size -0-

Zoning -0-

Utilities -0-

Miscellaneous -0

Composite Adjustment +30.40
Indicated S.F. Value for Subject $0.95
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SUMMARY - MARKET DATA (DIRECT COMPARISON) APPROACH TO VALUE

Review of information concerning four sales of properties considered similar to and competitive with the
subject property results in a range of value from $0.73 per square foot to $1.04 per useable square foot. This value
range results after giving consideration to the ways in which the market propeities and the subject differ and to the
probable market reactions to these differences. This would indicate a likely sale price in the range of $675,000.00
to $960,000.00. The lower end of the value range is considered most probable given the fact the subject likely
faces road paving costs when it is used, therefore, a unit rate of $0.80 is selected. This square foot value will be
applied to the estimated effective land area of the subject property, 21.20 acres, or 923,500 + square feet. Based
upon this effective land area, the value of the subject property via the Market Data (Direct Comparison) Approach,
as of December 8, 2016 is calculated as:

923,500+ SQUARE FEET @ $0.80/SQUARE FOOT = $738,800.00

ROUNDED TO $740,000.00
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RECONCILIATION AND CONCLUSION OF VALUE

The subject property consists of a 32.23 + acre parcel of land located surrounding the southeast corner of
Dixboro Road and Ten Mile Road in the City of South Lyon. The City of South Lyon is located in the extreme
southwest portion of Oakland County which in turn is located in Southeast Michigan. The City of South Lyon is
surrounded on three sides by Lyon Township which is traversed by Interstate 96 approximately three miles north of
the city and approximately 5 miles north of the subject.

The owners of the subject property attempted to remove the existing “I-1”, Light Industrial zoning district
that was in place in December 2016.

The appraisal estimate that has been requested by the client, the City of South Lyon and its legal
representatives, is the market value of the property subject to the existing “I-1”, Light Industrial zoning district.
The request to appraise the property subject to the specific zoning, in essence, amounts to a scope of work
limitation whereby the value estimate herein is predicated upon legally permissible uses within the specific “I-17,
Light Industrial zoning district.

For vacant land subject to the subject zoning, the Market Data (Direct Comparison) Approach to Value is
considered the only reliable approach to value. This approach has been implemented and applied in the preceding

report. Based upon the proper valuation method the indicated market value for the subject as defined herein as of
December 8, 2016 is:

SEVEN HUNDRED FORTY THOUSAND DOLLARS

$740,000.00
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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 aerial, 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 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 real property.

James M. Fuller, M.B.A., MAL, a State of Michigan Certified General Appraiser (Michigan License Number
1201000715) assisted the appraiser in the gathering and analysis of market information, inspection of the subject property and
the comparable properties and in the preparation of the report of appraisal.

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

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 of
JOHNSON | ROSATI | SCHULTZ | JOPPICH representing the City of South Lyon and I will not do so until so authorized by
the officials of JOHNSON | ROSATI | SCHULTZ | JOPPICH representing the City of South Lyon, or until I am required to
do so by due process of law, or until we 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
compensation due the property owner as the result of the partial taking and temporary encumbrance of the subject property is:

1 (Craig J. Fuller) am licensed in the State of Michigan as a certified general appraiser. My permanent identification

number is 1201001867. "In Michigan, Appraisers are required to be licensed and are now regulated by the Michigan
Department of Licensing and Regulatory Affairs, P.O. Box 30018, Lansing, Michigan 48909",

ESTIMATED VALUE OF THE PROPERTY: $740,000.00
DATE OF VALUATION: DECEMBER 8, 2016

DATE OF APPRAISAL: May 30,2017

la f Fhu.

Craig J. Fuller, Certified General Appraiser
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CERTIFICATION

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

1. Thave no present nor contemplated future interest in the real estate that is the subject of this appraisal
report.

2. Thave no personal interest nor bias with respect to the subject matter of this appraisal report or the parties
involved.

3. This appraisal was not based upon a requested minimum valuation, a specific valuation or the approval of a
loan. 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.

4. 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.

5. 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.

6. James M. Fuller, M.B.A., MAL, a State of Michigan Certified General Appraiser (Michigan License
Number 1201000715) assisted the appraiser in the gathering and analysis of market information, inspection
of the subject property and the comparable properties and in the preparation of the report of appraisal.

7. 1(Craig J. Fuller) am licensed in the state of Michigan as a Certified General Appraiser. My permanent
identification number is 1201001867. "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".

Z’,d—zﬂa $3017

Craig J. Fuller, Economist, Certified General Appraiser Date
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Date Taken: 2015

Location: N/E CORNER GRAND RIVER AVE. AND SOUTH
HILL ROAD, LYON TWP.,

Legal Description: METES AND BOUNDS, CONSISTS OF
PART OF THE SW Y% OF SECTION 2 AND THE N/W Y OF
SECTION 1, LYON TOWNSHIP, OAKLAND CQ., MI

Tax Parcel No.: 21-11-151-012

Bldg. Size: VACANT LAND

Land Size: 33.458+ ACRES GROSS PER COUNTY
ASSESSMENT RECORDS 32..5 + NET OF ROADR.O.W.

Date of Sale: JULY 2015

Scller: 55495 GRAND RIVER

Price: $2341,500.00 Terms: CASH _ $_1.65 SF.

Remarks and / or Description of Improvements: SPLIT FROM LARGER PARCEL. SLIGHT DISCREPANCY BETWEEN PRICE REPORTED BY
BROKER AND PRICE REPORTED ON CERTIFIED PROPERTY TRANSFER AFFIDAVIT. PROPERTY HAS FRONTAGE ON GRAND RIVER AVE

Taken By: OAK. CO. AERIAL

Comparable Information No. 1

Direction of Photo: NORTH AT TOP
Highest & Best Use: INDUSTRIAL
Date Inspected: NUMEROUS, MOST RECENT 5/10/2017

Verification: WARRANTY DEED L 48445 P 555, CERTIFIED
P.T.A & SELLING BROKER. DATA BASE

Topography: GENERALLY LEVEL

Shape: SLIGHTLY IRREGULAR SEE ABOVE
Zoning: 1-2, GENERAL INDUSTRIAL

Utilities: ALL CITY SERVICES

Road Surface: PAVED

Condition of Sale: CONSIDERED ARMS LENGTH

Purchaser: MAGNA AMERICA RE HOLDINGS.

$72,046.00 peracre S$N/A EF

AND SOUTH HILL ROAD. TRANSIT WAREHOUSE CONSTRUCTED ON SITE.
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Comparable Information No. 2

Date Taken: 2015 Taken By: OAKLAND CO. AERIAL Direction of Photo: NORTH AT TOP
Location: N/E CORNER PONTIAC TRAIL AND HOLTZ DR, Highest & Best Use: INDUSTRIAL
WIXOM

Date Inspected: NUMEROUS MOST RECENT 5/10/2017
Legal Description: METES AND BOUNDS, CONSISTS OF
PART OF THE SE Y% OF SECTION 36, CITY OF WIXOM, Verification: WARRANTY DEED L 47047 P 346, CERTIFIED
OAKLAND CO., MI PROPERTY AFFIDAVIT.

Topography: SLIGHT SLOPE AWAY FROM PONTIAC
Tax Parcel No.: 16-36-451-026 TRAIL

Shape: IRREGULAR SEE ABOVE
Bldg. Size: VACANT LAND
Zoning: M-2 GENERAL INDUSTRIAL
Land Size; 10.48+ AC GROSS PER COUNTY ASSESSMENT Utilities: SANITARY SEWER, NO MUNICIPAL WATER
RECORDS 9.37 + AC. NET OR 407,999 + S.F.
Road Surface: PAVED
Date of Sale: APRIL 2014 Condition of Sale: CONSIDERED ARMS LENGTH
Purchaser: WORKHORSE DEVELOPMENT, LLC.
Seller: EAST 20 ENTERPRISES, LLC

Price: $750,000.00 Terms: CASH _ $_1.84 SF. 80.074.00 peracre SN/A F.F

Remarksand / or Description of Improvements: SPLIT FROM 44.74 + ACRE PARCEL PARENT PARCEL. HAS FRONTAGE ON PONTIAC TRAIL
AND INTERIOR INDUSTRIAL STREET. NOW IMPROVED WITH 99,400 SQUARE FOOT INDUSTRIAL BUILDING. PARENT PARCEL OWNED
BY USER THAT DEVELOPED ROAD SYSTEM.
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Comparable Information No. 3

Date Taken: Taken By: OAKLAND CO. AERIAL Direction of Photo: NORTH AT TOP

Location: 48282 FRANK STREET, WIXOM Highest & Best Use: INDUSTRIAL

Legal Description: METES AND BOUNDS, CONSISTS OF Date Inspected: NUMEROUS MOST RECENT 5/10/17

PART OF THE WEST % OF THE SOUTHEAST % OF

SECTION 5, CITY OF WIXOM, OAKLAND COUNTY, Ml Verification: COSTAR COMPS, THOMAS DUKE
MARKETING BROCHURE AND CERTIFIED P.T.A.

Tax Parcel No.: 22-05-476-041 Topography: GENERALLY LEVEL
Shape: RECTANGULAR

Bldg. Size: VACANT LAND

Zoning: LIGHT INDUSTRIAL
Land Size: 15.42+ ACRES PER COUNTY ASSESSMENT
RECORDS Utilities: ALL CITY SERVICES

Road Surface: PAVED
Date of Sale: NOVEMBER 2016
Condition of Sale: CONSIDERED ARMS LENGTH

Scller: ALONCO, LLC Purchaser: R.C. TWAY CO.
Price: $1.085,000.00 Terms: CASH _ $_1.62 SF. $70.363.00 peracre $N/A F.F

Remarks and / or Description of Improvements: PROPERTY LOCATED BETWEEN BECK AND WIXOM ROADS IN THE CITY OF WIXOM.
NEARLY LEVEL WOODED PARCEL NEAR END OF INTERIOR INDUSTRIAL PARK COURT,
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Comparable Information No. 4

Date Taken: 2015

Location: INTERIOR PARCEL EASEMENT ACCESS FROM
GRISWOLD ROAD, LYON TWP.

Legal Description: METES AND BOUNDS, CONSISTS OF
PART OF THE NE % OF SECTION 29, LYON TOWNSHIP,
OAKLAND CO., Ml

Tax Parcel No.: 21-29-226-028 & 029

Bldg. Size: VACANT LAND

Land Size: 8.39+ ACRES PER COUNTY ASSESSMENT
RECORDS

Date of Sale: JULY AND AUGUST 2015

Seller: PARCEL 028 ZAMBRORWSKI PARCEL 029 MAJAK
LLC, BY ANDREW BECKER

Price: $200,000.00 Terms: CASH _ $ 055 SF.

Taken By: OAKLAND CO. AERIAL

Direction of Photo: NORTH AT TOP
Highest & Best Use: INDUSTRIAL

Date Inspected: NUMEROUS MOST RECENT 5-10-2017
Verification: WARRANTY DEEDS L 48506 P 325 AND L.
48506 P 204. AND ANDREW BECKER SELLER OF
SMALLER PARCEL, BUYER DAVID FIELD
Topography: GENERALLY LEVEL

Shape: RECTANGULAR

Zoning: 1-2, GENERAL INDUSTRIAL

Utilities: WATER AND SEWER 660 FEET EAST

Road Surface: PAVED

Condition of Sale: CONSIDERED ARMS LENGTH

Purchaser: GRISWOLD INDUSTRIAL LLC

$23.837.00 peracre $N/A EF

Remarks and / or Description of Improvements: WEST OF GRISWOLD ROAD BETWEEN 9 MILE ROAD & 10 MILE ROAD. 660 FOOT PRIVATE
ROAD TO PARCEL 1S GRAVEL SURFACED. TWO PARCELS ACQUIRED ONE MONTH APART. LARGER PARCEL SOLD BY WIDOW OF
FORMER USER. SMALLER PARCEL WAS BEING ACTIVITY MARKETED AND BUYER APPROACHED OWNER OF THE LARGER PARCEL.
BUYER DOES NOT HAVE SPECIFIC PLAN FOR DEVELOPMENT OF THE SITE. BUYER REPORTS THIS AS AN ATTRACTIVE BUY AND HOLD

AT THIS TIME.

44



FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon c/o JOHNSON | ROSATI | SCHULTZ 1 JOPPICH
32.33+ Acres, City of South Lyon, Oakland County, Michigan

GENERAL AREA DATA

Community Profiles

YOU ARE VIEWING DATA FOR:

City of South Lyon

335 8 Warren St SEMCOG Census 2010 Population:
South Lyon, M| 48178- MEMBER 11,327
1317 Area: 3.7 square miles

hitp:/iwww.southlyonmi.org/

Population and Households

Link 1o American Community Survey (ACS) Profiles: Select a Year 2011-2015 v}"%ocnal | Demographic
Population and Household Estimates for Sou!heast Michigan, August 2016

Population Forecast

1
oo 3
10600 }
Jff’lE
e
s ‘E

u-”*_--

1902

1310 3929 1930 140 1950 n» |9-‘In |1\o Vi 200 2916 2020 2328 2330 WIS 7040

Puopaision

Mote for City of South Lyon : Incorporated in 1931 from Village of South Lyon. Population numbers prior to 1931 are of
the village.

Population and Households

Population and Census  Change 2000- Pct Change 2000- SEMCOG Jul SEMCOG
Households 2010 2010 2010 2016 2040
Total Population 1,327 1,291 12.9% 12,240 12,433
ESIIRARE 7 3 A% 71 68
Population
Household Population 11,256 1,204 13.0% 12,169 12,365
Housing Units 5125 664 14.9% 5224
H holds (O ied
ouasholds {Becup! 4,646 400 9.4% 4923 5.046
Units)
Reslidential Vacancy Rate 9.3% 4.5% - 5.8%
Average Household Size 2.42 0.08 - 2.47 245

Source' U.S, Census Burcau and SEMCQG 2040 Forecast produced in 2012
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Companents of Population 2000-
ci 2005

hange

Avg.

Natural Increase (Births - 115
Deaths)
Births 220
Deaths 105
Net Migration (Movement In - i5
Movement Out)
Population Change (Natural

P ge ( 200

Increase + Net Migration)

Components of Population Change

2006-
2010
Avg.

103

211

108

58

Source: Michigan Department of Community Health Vital
Slatistics U.S. Census Bureau, and SEMCOG.

Household Types

Census 2010

Household Types
With Seniors 65+

Without Seniors

Two or more persons without children
Live alone, 65+

Live alone, under 65

With children

Total Households

Census 2000 Census 2010 Pct Change 2000-2010
1,040 1,177 13.2%

3,206 3,469 8.2%

1,550 1,534 1%

503 620 23.3%

801 831 10%

1,392 1,61 15.7%

4,246 4,646 9.4
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Population Change by Age, 2000-2010

Age Census Census Change 2000-
Group 2000 2010 2010
Under 5 883 748 -135
5.9 758 904 146
10-14 561 906 345
15-19 470 705 235
20-24 525 487 -38
25-29 753 658 -95
30-34 1,023 709 -314
35-39 1,006 863 -143
40-44 B30 971 141
45-49 589 9 402
50-54 486 760 274
55-59 359 581 222
60-64 286 444 158
65-69 321 364 43
70-74 420 318 -102
75.79 353 3 -42
80-84 238 305 67
85+ 175 302 127
Total 10,036 11,327 1,291
Median

Ags 352 384 32

Forecasted Population Change 2010-2040

&

OO |

Source: SEMCQOG 2040 Forecast produced in 2012,

Age Group

Under &

5-17

18.24

2534

35-59

60-64

65-74

2010

748
2.299
703
1,367
4,166
444
682
918

2015

739
2,167
873
1,338
4,110
580
1.007

1,088

11.902

2020

653
1,972
914
1,375
3.781
685
1,298

1,222

11,905

2025

668
1,836

3,345

656
1.620
1,549

12174

2030

47

693
1.718
836
1,672

3,180

1,664
1,801

2035

648
1.741
833
1,452
3,160
566
1.595
2,274

12,269

2040
605
1,713
791
1,492
3.262
509

1,469

Change 2010 - 2040

-143

-804
65
787

1.674
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Senior and Youth Populations

Senior and Youth
Population

65 and over
Under 18
Sto 17
Under 5

Census Census
2000 2010
1,507 1,600
2.401 3,047
1.608 2,299

883 748

Pct Change 2000-

2010 SEMCOG 2040
6.2% 4,061
22.3% 2,318
43% 1,713
-15.3% 605

Pct Change 2010-
2040

153.8%
-23.9%
-26.5%
-19.1%

Note: Population by age changes over lime because of the aging of people into older age groups, the movement of
people, and the occurrence of births and deaths.

Race and
Hispanic Origin

Non-Hispanle
White

Black

Aslan
Multi-Racial
Other

Hispanic

Total

Race and Hispanic Origin

Census
2000

9.875
9,501
39
105
106
34
161

10,036

Percent of
Population (2000)

98.4%
95.6%
0.4%
1%
1.1%
0.3%
1.6%
100%

Census
2010

11,018
10,547
91
188
153
39
309
11,327

Source: U.S. Census Bureau, Decennial Census and SEMCOG 2040 Forecast produced in 2012.

Percent of
Papulation (2010)

97.3%
93.1%
0.8%
1.7%
1.4%
0.3%
2.7%
100%

Percentage Point
Change 2000-2010

-1.1%

-2.5%
0.4%
0.6%
0.3%

0%
1.1%
0%

Highest Level of
Education*

Graduate /
Professional
Degree

Bachelor's Degree
Associate Degree

Some College, No
Degree

High School
Graduate

Did Not Graduate
High School

5-Yr ACS
2010

12.3%

25.5%

8.1%

251%

20.2%

39%

* Population age 25 and over

Highest Level of Education

Percentage Point
Chg 2000-2010

2.3%

4.1%
1.5%

0.4%

-G.7%

-1.5%

Source: U.S. Census Bureau, Census 2000 and 2010
American Community Survey 5-Year Estimates.

Economy & Jobhs
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Forecasted Johs

259

i
20m 1
) J
;
160
5 : Sy | 1
2000 28 2020 ws 030 2018 w4

Forecasted Jobs by Industry

Forecasted Jobs By Industry 2010 2015 2020 2025 2030 2035 2040 M9
Natural Resources, Mining, & Construction Cc [ c Cc c C C Cc
Manufacturing C C ¢ ¢ ¢ ¢ ¢ C
\;V::;:tsi::e Trade, Transportation, Warehousing, c c e c c ¢ c c
Retail Trade 313 304 275 283 281 216 265 -48
Knowledge-based Services 216 251 250 273 286 339 367 151
Services to Households & Firms 159 174 187 204 212 222 244 85
Private Education & Healthcare 273 292 309 331 3B3 393 395 122
Leisure & Hospitality 284 289 268 282 270 244 226 -58
Government 591 596 626 633 645 655 662 71
Total 2,064 2,193 2,183 2,233 2,287 2.324 2,338 274

Source: SEMCOG 2040 Forecast produced in 2012,
Note: "C" indicales data blocked due to confidentiality concerns of £5-202 files.

7

Daytime Population

Daytime Population SEMCOG and ACS 2010 1 75%

Jobs 2,064 ]

Non-Working Residents 6,069

Age 15 and under 2,992

Not in labor force 2.636

Unemployed 431

i e A 8123 Source: SEMCOG 2040 Forecast produced in 2012, U.S

Census Bureau, and 2010 American Community Survey

5-Year Estimates

Nole: The number of residents altending school outside Southeast Michigan is not available. Likewise, the number of
students commuting inlo Southeast Michigan lo altend school is also nol known.
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Where Workers Commute From 5-Yr ACS 2010

Rank Where Workers Commute From * Workers Percent
1 South Lyon 575 20.2%
2 Green Oak Township 55 12.5%
3 Lyon Township 215 7.5%
4 Novi 140 4.9%
5 Farmington Hills 135 4.7%
G Salem Township 90 3.2%
7 Genoa Township 80 2.8%
8 Hamburg Township 5 26%
9 Sterling Heights 75 26%
10 Northfield Township 70 25%

Elsewhere 1,041 36.5%

* Workers, age 16 and over employed in South Lyon 2,851

Source: U.S. Census Bureau - CTTP/ACS Commuting Data.

Commuting Patterns in Southeast Michigan

Where Residents Work §-Yr ACS 2010

Rank Where Residents Work * Workers Percent
1 Novi 625 12.2%
2 South Lyen 575 1.2%
3 Ann Arbor 385 7.5%
4 Lyon Township 380 7.4%
5 Livonia 345 6.7%
G Farmington Hills 240 4.7%
7 Southfield 230 4.5%
8 Wixom 210 4.1%
9 Plymouth Township 140 2.7%
10 Milford Township 120 23%

Elsewhere 1,886 36.7%

* Workers, age 16 and over residing in South Lyon

Household Incomes

Income 5-Yr ACS 2010 Change 2000-2010 Percent Change 2000-2010
Median Household Income {in 2010 dollars) $51,297 5-18.5490 26 6%
Per Capita Income (in 2010 dollars) $27,961 $-6,314 -18.4%

Source: U.S. Census Bureau, Census 2000, and 2010 American Community Survey 5-Year Estimates




FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon ¢/o JOHNSON | ROSATI 1 SCHULTZ 1 JOPPICH
32.33+ Acres, City of South Lyon, Oakland County, Michigan

Annual Household Incomes

Annual 5-Yr
Household ACS
Income 2010
5200,000 or %6
more
$150,000 to 282
$199,999
$125,000 lo 263
$149,999
$100,000 lo 531
$124,999
$75,000 to

428
$99,999
$60,000 to 4
$74,999
$50,000 to -
559,999
345,000 to

174
549,999
$40.000 to

236
$44,999
$35,000 to

251
$39,999
530,000 to

367
$34,999
525,000 to

338
529,999
520,000 lo

262
524,999
$15.000 to

227
519,999
510,000 to

137
514,999
Less than

35
510,000
Total 4,564

Source: U.S, Census
Bureau and 2010
American Community
Survey 5-Year
Estimates.

Poverty

P ¢ Census % of Total 5-Yr ACS % of Total % Point Chg 2000-
averty 2000 (2000) 2010 {2010) 2010

Persons in Poverty 524 52% 574 52% 0%

Houesholdein 200 47% 320 7% 2.3%

Poverty
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Housing

Building Permits 2000 - 2017

Year Single Family Two Family Attach Condo Multi Family Total Units Total Demos Net Total
2000 104 0 0 80 184 0 184
2001 80 0 0 42 122 2 120
2002 a7 0 8 12 17 1 116
2003 85 0 26 0 11 ] 106
2004 37 10 25 0 72 5 67
2005 24 2 32 1] 58 5 53
2006 18 0 0 0 18 0 18
2007 7 0 3 0 10 0 10
2008 ] 0 0 0 6 0 6
2008 25 0 0 0 25 0 25
2010 3 0 0 0 3 0 3
2011 9 0 0 0 9 3 6
20142 24 0 3 0 27 0 27
2013 36 0 0 0 35 0 36
2014 13 0 0 0 13 1 12
2015 1" 0 0 0 1 0 i1
2016 22 0 0 0 22 0 22
2017 8 ] 0 0 8 0 8
2000 to 2017 totals 609 12 97 134 852 22 830
Source: SEMCOG Development.

Note: Permit data for mos! recent years may be incomplete and is updaled monthly.

52



FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon c¢/o JOHNSON | ROSATI | SCHULTZ | JOPPICH
32.331 Acres, Cily of South Lyen, Oakland County, Michigan

Housing Types

Housing Type Census 5-Yr ACS  Change 2000- New Units Permitted 2010-

2000 2010 2010 2016
Single Family Defached 2,067 2,337 270 118
Duplex 139 22 117 0
Townhouse / Attached Condo 753 842 89 3
Multi-Unit Apartment 1,340 1,476 136 0
Mobile Home / Manufactured
il 168 227 59 0
Other 0 0 0
Total 4,467 4,904 437 121
Units Demolished -4
Net (Total Permitted Units - Units Demolished) 17

Source: U.S. Census Bureau, Census 2000, and 2010 American Community Survey 5.Year Estimates.

Housing Tenure

Census Census Change

Houstg Taoure 2000 2010 2000-2010
Owner occupied 3,178 3,612 434
Renter occupied 1,068 1,034 -34
Vacant 215 479 264
Seasonal/migrant 37 50 13 3 Qaer oecugied 70%
S:T; =g 8 429 251

Total Housing

4,451 5,125 664
Units

Housing Value (in 2010 dollars)

Housing Value (in 2010 dollars) 5-Yr ACS 2010  Change 2000-2010 Percent Change 2000-2010
Median housing value $172,000 $-22.749 -11.7%
Median gross rent $723 $-202 -21.8%
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Housing Value

Housing Value 5-Yr ACS 2010
$1,000,000 or more 0
$500,000 to $999,999 0
$300,000 to $499,999 373
a4 $250,000 lo $299,999 n
$200,000 to $249,999 648
$175,000 1o $199,999 402
5160,000 1o $174,999 440
$125,000 to $149,999 199
$100,000 to $124,999 314
$80,000 to $99,999 228
$60,000 to $79,999 240
$40,000 to $59,999 169
$30,000 to $39,999 120
$20,000 lo $29,999 0
$10,000 to $19,999 43
Less than $10,000 87
Owner-Occupied Units 3,674

Source: U.S. Censtis Bureau and 2010 American Community Survey 5-Year Estimates.

Residence One Year Ago *

To8T%
©i

i

i
w4
i

6% 5% 1% 0%
b | iz B s i L
e T b D B,
« L Oy

Srayes,,, N

e e

' This table represents persons, age 1 and over, living in City of South Lyen from 2008-2013. The table does not
represent person who moved out of City of South Lyon from 2009-2013.

Source: 2010 American Community Survey 5-Year Estimates.
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Pavement Condition ({in L.ane Miles)

Past Pavement Conditions Current Pavement Conditions

2007 2015 - 2016

O Gosd 0%
i Poor 20

i Poor 45%

O Falr g0%

Note: Poor pavemenls are generally in need of rehabilitation or full reconslruction lo return lo geod condition. Fair
pavements are in need of capital preventive maintenance to avoid deleriaraling to the poor classification. Good
pavements generally receive only routing maintenance, such as street sweeping and snow removal, until they
deteriorate to the fair condilion

Source: SEMCOG

Bridge Status

Bridge Status Percent Point Chg 2008-2010
Open

Open with Restrictions
Closed*

Total Bridges 0.0%

Deficient Bridges

* Bridges may be closed because of new conslruction or failed condition.

Note: A bridge is considered deficient if it is struclurally deficienl (in poor shape and unable lo carry Lhe load for which it
was designed) or functionally obsolete (in good physical condition but unable to support current or future demands, for
example, being loo narrow 1o accommodale lruck traffic).

Source: Michigan Structure Inventery and Appraisal Database

Delailed Intersection & Road Data

Transportalion 1o Work, 2010 *
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Transportation to Work

Transportation to Work Cegggz
Drove alone 4,538
Carpooled or vanpooled 228
Public transportation 0
Walked 63
Other Means 37
Worked at home 130
Resident workers age 16 and 5.001

over

Census 2000 Census Census 2010
(%) 2010 (%)

90.7% 4,711 90.9%

4.6% 201 5.6%

0% 12 0.2%

1.4% 46 0.9%

07% 7 0.1%

2.6% 114 2.2%

100.0% 5181 100.0%

Source: U.S. Census Bureau | Census 2000 | 2010 American Community Survey 5-Year Estimales

% Point Chy 2000-
2010

Mean Travel Time to Work

Mean Travel Time To Work

For residents age 16 and aver who worked outside the home

Census 2000 5-Yr ACS 2010 Change 2000-2010

29.2 minutes

28 minules

-0.2 minutes

Source: U.S. Census Bureau Census 2000 2010 American Community Survey 5-Year Estimates

Crashes, 2011-2015

201 02 2013 2014 ans

Source: Michigan Department of State Palice with the Criminal Justice Information Center. and SEMCOG.
Note: Crash data showimn is for the entire city.

Crash Severity
Crash Severity 2011 2012
Fatal 0
Incapacitaling Injury 1
Other Injury %6 30
Property Damage Only 120 152
Total Crashes 147 183

2013 2014 2015
0 0 0

4 3 1

22 26 19

158 164 148

184 193 168

56

Percent of Crashes 2011 - 2015

0%
11%
14.1%

84.8%

100%
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Crashes by Type

Crashes by Type 2011 2012 2013 2014 2015 Percent of Crashes 2011 - 2015
Head-on 1 1 2 2 2 0.9%
Angle or Head-on/Left-turn 30 28 40 43 33 19.9%
Rear-End 64 93 87 86 78 48.6%
Sideswipe 19 26 19 18 19 11.5%
Singte Vehicle 1M 14 16 15 17 8.3%
Backing NA  NA - NA - NA 0 0%
Other or Unknown 2 20 20 2 19 12.7%

Crashes by Involvement

Crashes hy Involvement 2091 2012 2013 2014 2015 Percent of Crashes 2011 - 2015
Red-light Running 1 2 2 3 2 1.1%
Lane Departure 15 23 17 18 15 10.1%
Alcohol 4 7 10 3 8 37%
Drugs 1 4 5 2 4 1.8%
Deer 3 1 5 5} 3 2.1%
Train 0 0 0 0 0 0%
Commercial Truck/Bus 2 g 6 4 6 3%
School Bus 1 3 1 1 1 08%
Emergency Vehicle 0 1 1 2 3 0.8%
Motorcycle 0 3 3 2 1 1%
Intersection 73 84 86 79 59 43.5%
Work Zone 0 0 2 1 0 0.3%
Pedestrian 4 1 2 1 2 1.1%
Bicyclist 3 2 0 2 0 0.8%
Older Oriver (65 and older) 4 28 42 3B 30 18.5%
Young Driver (16 to 24) 24 28 78 84 83 339%
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1
2
3

[=- T -

10

Local Rank

90
435
765
928

1037
1462
1547
1547
1887
2033

County Rank Region Rank
228

1273

2,361

2914

3332

High Frequency Intersection Crash Rankings

Intersection
Ponliac Trl @ 9 Mile Rd

Lafayetle SUN @ Lake StW
Lafayeile StN @ 11 Mile Rd

Lafayelle SIS @ McHallie St\W

Lafayette St S @ Reynold Sweet Prwy

4,843

5,145

5,145

6,452

7,022

Lafayelle St N @ Delroil St

Lafayette StN @ Lottie St

Lafayette St N @ Whipple St
Pontiac Trl @ Princelon Dr

Lafayelte StN @ Abel St

Annual Avg 2011-2015
248

10.2
6.4
54
4.8
3.4
3.2
32
26

24

Nole: Inlerseclions are ranked by the number of reported crashes, which does nol lake inta account traffic volume.
Crashes reporled occurred within 150 feet of the inlersection.
Source: Michigan Department of State Police with the Criminal Justice Information Center SEMCOG

Local
Rank

1

10

County
Rank

283
483

745

779

1510

1552

1692

1783

Region
Rank
297
461

714
1,250

2,092

2210

4928

5,008

5,602

6,001

Segment
Pontiac Trl

Lafayelte St
N

Pontiac Tr

Pontiac Til

Lafayelte St

1

High Frequency Road Segment Crash Rankings

From Road - To Road

8 Mile Rd W - 9 Mile Rd
Lake StE- 11 Mile Rd

9 Mile Rd - Dorothy St

11 Mile Rd - Silver Lake Rd
Reynold Sweet Pkwy - Lake St E

Pontiac Trl - Dixboro Rd
Griswold Rd - Pontiac Trl

Lafayetle St N - Reynold Sweel
Pkwry

Dorolhy St - Reynold Sweel Pkwy

Reynold Sweel Pkwy - Martindale
Rd

58

Annual Avg 2011-
2015
356
294

242
17.8

13

12.4
6.4

6.2

56

5.2

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

SEMCOG 2008 Land Use

SEMCOG 2008 Land Use
Agricultural

Single-family residential
Multiple-family residential
Commercial

Industrial
Governmental/lnstitutional

Park, recreation, and open space
Airport

Transportation, Communication, and Utility
Water

Total

Acres

1,287
533
929

179.7

2816

152.9

354.1
122

24138

Percent
0%
53.3%
2.2%
3.8%
7.4%
1".7%
63%
0%
14.7%
0.5%

SEMCOG Land Covar in 2010

(59
15
%
. = s

Type

Impervious

Trees

Open
Space

Bare

Water

Tolal Acres

59

Description Acres Percent
buildings, roads,
.I ™ { 7535 31.5%
driveways, parking lots
woody vegetalion,
547  22.8%
trees
agricultural fields,
1,0408 43.5%
grasslands, lurfgrass
soil, aggregate piles,
i 235 1%
unplanted fields
rivers, lakes, drains,
30.1 1.3%
ponds
2,394.9
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10.

12.

13.

14.

15.

STATEMENT OF LIMITING CONDITIONS
It is assumed that the legal description furnished is correct and the title is assumed to be marketable.
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 counly departments are
assumed to be correcl. Dimensions and areas have been checked on the ground where practical. Reports exhibits are only visual
aids.

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

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

Unless otherwise noted herein, it is assumed there are no detrimental easements, encumbrances, encroachments, licns, zoning
violations, building code violations, or environmental violations, ¢te. affecting the subject property.

There is abselutely no contingency between the appraisal fee of this report and the value reporied.

Information, estimates and opinions furnished to the appraiser are obtained from sources considered reliable, however, no liability
for their accuracy can be assumed by the appraiser.

It is assumed that there are no hidden or unapparent conditions in the land or improvements that render the property more or less
valuable or that would reduce its utility, development potential or marketability.

Responsible ownership and responsible managsment are assumed.

The appraiser is not required to give testimony or appear in courl, or at public hearings, or at any special meeting or hearing with
reference to the property appraised herein by reason of preparation of this repor, unless arrangements have been made prior to
preparation of this report.

Possession of this repori does not carry with it the right of publication, It shall be used for its intended purpose enly and by the
parties to whom it is addressed. Neither all nor any part of the contents of this report shall be conveyed to the public through
advertising, public retations, news, sales, or other media without the written consent or approval of the author, This applies
particularly to value conclusions, the identity of the appraiser or firm with which it is connected.

Property values are influenced by a large number of external factors. The information in the report comprises the pertinent data
considered necessary to support the value estimate. | have not knowingly withheld any pertinent facts, but I do not guarantee that 1
have knowledge of all factors that might influence the value of the subject property, Due to the rapid changes in the external
factors, the value estimalg is considered reliable only as of the cffective date of the appraisal.

The value is estimated under the assumption that there will be no international or domestic political, economic, or military actions
that will seriously affect property values on a nationwide basis,

The liability of the appraisal firm, its owner and staff is limited to the Client only and the amount of the fee actually paid for the
services rendered, as liquidated damages, if any related dispute arises. Further, there is no accountability, obligation, or liability to
any third party. 1fthis report is placed in the hands of anyone other than the Client, the Client shall make such party aware of all
limiting conditions and assumptions of the assignment and related discussions. The Appraiser is in no way to be responsible for
any costs incurred to discover or correct any deficiencies of any type present in the property, physically, financially, and/or legally.
The client also agrees that in the case of lawsuit (brought by lender, pariner, or part owner in any form of ownership, tenancy, or
any other party), the Client will hold the Appraiser completely harmless from and against any liability, loss cost, or expense
incurred or suffered by the Appraiser in such action, regardless of its outcome.

The Americans with Disabilitiés 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 Disabilitics Act, an adjustment to the reported value may be necessary.
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QUALIFICATIONS OF CRAIG J. FULLER

CERTIFIED GENERAL APPRAISER # 1201001867

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 Qakland County Board of Realtors
Realtor Associate, Originafly Licensed 11/77

EMPLOYMENT EXPERIENCE

Employed by Duane Hursfal! 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 2009
Adjunct Assistant Professor of Economics
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SPECIFIC APPRAISAL COURSES AND EXAMINATIONS

Successful Challenge Appraisal Institute Course Exam 1A

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 & Dynkowski, Attorneys
Adkison Need & Allen, Attorneys
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
Central Wayne County Sanitation Authority
Charter Township of South Lyon

Chartrand & Badgley, Attorneys

Chase Bank

Chase Mortgage

Chrysler Realty

City Federal Mortgage

City of Auburn Hills

City of Detroit

City of Pontiac

City of Rochester Hills

City of Southfield

Clarkston State Bank

Cormerica Bank

Commerce Township

Commerce Township D.D.A,

County of Oakland

Detroit Mortgage and Realty
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PARTIAL LIST OF CLIENTS SERVED (CONTINUED)

Empire 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, Illinois

Franklin Savings and Loan Association

Gary Veltman, Attorney

General Motors Worldwide

Giffels-Webster

GM-UAW Legal Services

Greg Buss, Attorney

Hampton Engineering

Homegquity Relocation - Chicago, Illinois
Homestead Savings - California

Howard & Howard, Attorneys

Hubbell, Roth & Clark

Huntington Bank

Huron Valley State Bank

Independence Township

JCK Development

John Poponea Associates

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

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

Keolano & Saha Engineers

Lapeer County Bank & Trust

Lincoln - Rowe Mortgage Corporation
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 Guarantes Bank

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

Mortgage Associates

Mortgage Company of Michigan

Mt. Zion Temple
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PARTIAL LIST OF CLIENTS SERVED (CONTINUED)

National City Bank

NBD Mortgage Company

Nicholas Frontczak, Esquire

Numatics

Oak Hills Mortgage

Oakland County Drain Commission
Oxford Bank

Oxford Parks & Recreation

Plunket & Cooney

Poolmart of Michigan

PPG Industries - Pittsburgh

Relocation America

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

Sandor Gelman, Attorney

Seaver Title Company

Secrest, Wardle, Lynch, Hampton, Attorneys
Security Capital Credit Corporation
Springfield Township

Sweitzer Better Homes & Gardens
State Farm Insurance

The Nature Conservancy

The State Bank

Thomas McCarthy, Attorney

Thomas McKinney, Attorney

Thurn, Maatsch & Nordberg, Attorneys
Ticor Title Company

Trans Continental Air Lines

Tran-x Financial Services

Tzoumakas Real Estate

U.S. Marshals Office

United Savings Bank

VanBuren Township

Waterford Schools

West Bloomfield Township

West Michigan Bank

White Lake Township

William Beanmont Hospital

Williams Acosta, Attorneys

64



FULLER APPRAISAL, L.L.C.
Appraisal for the City of South Lyon ¢/o JOHNSON | ROSATI ) SCHULTZ 1 JOPPICH
32.33+ Acres, City of South Lyon, Oakland County, Michigan

PREVIOUSLY TESTIFIED AS A REAL ESTATE EXPERT IN:

Michigan State Tax Tribunal

Qakland 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

65



City of South Lyon

JOHNSON, ROSATI, SCHULTZ & JOPPICH, P.C.

27555 Executive Drive, Suite 250
Farmington Hills, MI 48331
(248) 489-4100 Tax ID# 38-3107356

June 14,2017

Attn: Lisa Deaton, Clerk/Treasurer Invoice #

335 S. Warren Street

South Lyon, MI 48178

In Reference To: General Labor Matters

Professional Services Rendered Through May 31, 2017

5/9/2017 PAA

5/10/2017 PAA

PAA

PAA

5/14/2017 PAA

5/16/2017 PAA

5/17/2017 PAA

Telephone conference with City Manager regarding
upcoming bargaining; Review of AFSCME Collective
Bargaining Agreement

Appearance at Mediation hearing with Mediator
regarding police grievance

Research Act 152 implication of settlement of police
grievance

Correspondence to City Manager

Preparation of Memoranda of Understanding for
settlement of gricvance

Edit/revise Memoranda of Understanding
Correspondence to edit/revise Memoranda of

Understanding for grievance settlements;
Correspondence to business agents

Johnson, Rosati, Schultz & Joppich, P.C.

1068938
Hrs/Rate Amount
1.20 192.00
160.00/hr
4.20 672.00
160.00/hr
1.30 208.00
160.00/hr
0.60 96.00
160.00/hr
0.70 112.00
160.00/hr
0.60 96.00
160.00/hr
0.40 64.00
160.00/hr



General Labor Matters Page 2

Hrs/Rate Amount

5/19/2017 PAA Review of Collective Bargaining Agreement in 1.80 288.00
preparation for AFSCME negotiations 160.00/hr

5/22/2017 PAA Continued review of Collective Bargaining Agreement 1.50 304.00
for AFSCME negotiations and proposals 160.00/hr

PAA Attend negotiation session with AFSCME 4.10 656.00
representatives and City Manager 160.00/hr

5/25/2017 PAA  Preparation of response to union proprosal 0.20 32.00
160.00/hr

5/30/2017 PAA Telephone conference with City Manager regarding 0.20 32.00
Memoranda of Understanding for City 160.00/hr

PAA Correspondence to police union business agents 0.20 32.00
160.00/hr

PAA Telephone conference with City Manager regarding (.30 48.00
layoff protocol 160.00/hr

PAA Telephone conference with T. Funke regarding 0.20 32.00
Memorandum of Understanding for POAM 160.00/hr

For professional services rendered [7.90 $2,864.00

Previous balance $688.00

5/18/2017 Payment - thank you. Check No. 71709 ($688.00)

Balance due $2,864.00

Please include your Invoice Number on your payment. All payments should be mailed to the Farmington
Hills' office listed above. Thank you,

Johnson, Rosati, Schultz & Joppich, P.C.



JOHNSON, ROSATI, SCHULTZ & JOPPICH, P.C.

27555 Executive Drive, Suite 250
Farmington Hills, M1 48331
(248) 489-4100 Tax ID# 38-3107356

June 14, 2017
City of South Lyon
Attn: Lisa Deaton, Clerk/Treasurer Invoice # 1068939
335 8. Warren Street
South Lyon, MI 48178
In Reference To: Michigan Tax Tribunal Matters
Professional Services Rendered Through May 31, 2017
Hrs/Rate Amount
Rite Aid of Mich (#4230-02)/Docket 16-2674
5/12/2017 SSM File review regarding status of discovery 0.30 39.00
130.00/hr
SSM  Preparation of Motion for Default 0.40 52.00
130.00/hr
5/16/2017 SSM  Edit/revise Motion for Default to include Motion to 0.90 117.00
Adjourn Dates 130.00/hr
5/17/2017 SSM  Final review of Motion to Adjourn and for Default; 0.70 91.00
correspondence regarding same 130.00/hr
5/26/2017 SSM  Receipt/review of Order Granting City's Motion for 0.30 39.00
Default to Petitioner; correspondence regarding same 130.00/hr
5/30/2017 SSM  Receipt/review of payment from petitioner for costs; 0.20 26.00
correspondence regarding same 130.00/hr
Subtotal: [ 2.80 364.00]

Johnson, Rosati, Schultz & Joppich, P.C.



Michigan Tax Tribunal Matters Page 2

Amount
For professional services rendered 2.80 $364.00
Additional Charges :
Qty/Price
Rite Aid of Mich (#4230-02)/Docket 16-2674
5/17/2017 Motion Fee - Motion for Default 1 50.00
50.00
Subtotal: [ 50.00]
Tota! additional charges $50.00
Tota! amount of this bill $414.00
Previous balance $104.00
5/18/2017 Payment - thank you. Check No. 71709 ($104.00)
6/2/2017 Payment received from Janata, LaCap & Hazen - award of costs in the case ($128.00)
of Rite Aid/Docket 16-2674. Check No. 2166
Balance due $286.00

Please include your Invoice Number on your payment. All payments should be mailed to the Farmington
Hills' office listed above. Thank you.

Johnson, Rosati, Schultz & Joppich, P.C.



JOHNSON, ROSATI, SCHULTZ & JOPPICH, P.C.
27555 Executive Drive, Suite 250
Farmington Hills, MI 48331
(248) 489-4100 Tax ID# 38-3107356

June 14, 2017

City of South Lyon

Attn: Lisa Deaton, Clerk/Treasurer Invoice # 1068940
335 S, Warren Street

South Lyon, MI 48178

In Reference To: City Attorney Retainer Work

Professional Services Rendered Through May 31, 2017

Hours

500 Stryker

5/4i2017 TSW Receipt/review correspondence from M Schovers 0.10
regarding final site plan review

5/5/2017 TSW Telephone conference with M Schovers regarding final 0.10
site plan review process

SUBTOTAL: [ 0.20

City Council

5/4/2017 TSW Receipt/review of Council Agenda Packet 0.10
5/7/2017 TSW Review Council packet 0.20
5/8/2017 TSW Attend Council meeting 1.30

Johnson, Rosati, Schultz & Joppich, P.C.



City of South Lyon Page
City Attorney Retainer Work

Hours
5/10/2017 TSW Attend Special Council meeting - budget study session 3.70
5/21/2017 TSW Review Council packet 0.20
5/22/2017 TSW Review Council minutes and correspondence to City 0.30
Manager and Clerk regarding same
TSW Attend Council meeting 2.70
5/30/2017 TSW Attend Special Council Meeting regarding budget and tax 1.60
levy resolution
SUBTOTAL: [ 10.10
District Court Prosecutions
5/2/2017 CDS Receipt/review of Judge Bondy's 5/9/17 docket 0.20
CDS Receipt/review of Judge Law's 5/9/17 docket 0.10
CDS Receipt/review of Judge Reeds' 5/9/17 docket 0.10
SGM Prosecute morning docket of Arraignments, Pretrials, and 3.50
Pre-Formal Hearings
5/4/2017 CDS Telephone conference with client 0.20
( )
5/8/2017 CDS Review of Denial ( ) 0.50
CDS Review of files for 5/9/17 docket 0.30

Johnson, Rosati, Schultz & Joppich, P.C.



City of South Lyon

City Attorney Retainer Work

5/872017 CDS

5/912017 CDS

CDS

CDS

5/1172017 CDS

5/12/2017 CDS

CDS

5/15/2017 CDS

5/16/2017 CDS

CDS

CDS

CDS

CDS

5/18/2017 CDS

Receipt/review of Judgments of Sentence (

Receipt/review of Judge Bondy's 5/16/17 docket

Receipt/review of Judge Reed's 5/16/17 docket

Prosecute morning docket

Receipt/review correspondence from (
Receipt/review of Request for Discovery ( )
Receipt/review of Appearance ( )

Correspondence to South Lyon Police Department and
Defense Counsel regarding Discovery ( )
Receipt/review of Judge Law's 5/23/17 docket
Receipt/review of Judge Reed's 5/23/17 docket
Review of files for 5/16/17 docket

Prosecute morning docket

Review of Death Certificate ( )

Receipt/review of Notice to Appear ( )

Johnson, Rosati, Schultz & Joppich, P.C.

Hours

0.20

0.10

0.10

3.50

0.20

0.20

0.20

0.20

0.10

0.10

0.30

3.50

0.20

0.10

Page
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City of South Lyon

City Attorney Retainer Work

5/1872017 CDS

5/192017 CDS

5/2212017 CDS

CDS

CDS

5/23/2017 CDS

CDS

CDS

5/26/2017 CDS

5/30/2017 CDS

CDS

CDS

CDS

CDS

Hours
Receipt/review of Notice to Appear ( ) 0.10
Receipt/review of Judge Batchik's 5/25/17 docket 0.20
Telephone conference with ( ) 0.20
Review of Judgment of Sentence ( ) 0.20
Telephone conference with ( ) 0.20
Receipt/review of Judge Bondy's 5/30/17 docket 0.20
Receipt/review of Judge Reed's 5/30/17 docket 0.10
Prosecute morning docket 3.50
Review of files for 5/30/17 docket 0.20
Receipt/review of Judge Bondy's 6/6/17 docket 0.10
Receipt/review of Judge Law's 6/6/17 docket 0.20
Telephone conference with client (2) 0.20
Receipt/review correspondence from ( ) 0.20
Prosecute morning docket 4.00

Johnson, Rosati, Schultz & Joppich, P.C.

Page

4



City of South Lyon
City Attorney Retainer Work

5/172017

57212017

5132017

SUBTOTAL:

General City Attorney Work

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

Receipt/review correspondence from City Engineer
regarding private utility dedication

Receipt/review correspondence from City Manager
regarding status of request for Temporary Certificate of
Occupancy and related issues

Telephone conference with Building Inspector regarding
request for Temporary Certificate of Occupancy

Telephone conference with City Manager regarding
request for Temporary Certiticate of Occupancy

Research regarding federal and state requirements for
ADA accessibility and barrier free access

Review information submitted by Second Chance
Network regarding solicitation

Correspondence to and from Police Department regarding
firing range use agreement

Review firing range information; telephone conference
with MMRMA representative regarding liability;
telephone conference with regarding firing
range

Preparation of waiver for City use of firing range and
correspondence to regarding same

Correspondence to and from Planning Director regarding
status of Thomasville planned development agreement

Continued review Second Chance Network application

for permission to solicit in City; correspondence to and
from Police Chief regarding same

Johnson, Rosati, Schultz & Joppich, P.C.

Hours

[ 23.50

0.10

0.10

0.30
0.30
0.50
0.20
0.10

0.30

0.60
0.10

0.30

Page 5

No Charge



City of South Lyon

City Attorney Retainer Work

5/4/2017 TSW

5/82017 TSW

TSW

TSW

TSwW

5/9/2017 TSW

5/10/2017 TSW

5/1172017 TSW

TSW

5/1272017 TSW

5/17/2017 TSW

5/18/2017 TSW

Receipt/review correspondence from City Manager
regarding Lafayette Group request for temporary
certificate of occupancy

Correspondence to City Manager regarding meeting
agenda

Correspondence to City Manager regarding Peoples
Express contract

Telephone conference with regarding Second
Chance Network solititation information

Receipt/review of City's 2016 Form L-4029 regarding
mitlage rates

Correspondence to and from City Manager regarding
budget and millage rate

Review of Peoples Express Contract for revisions

Multiple correspondence to and from City Manager
regarding revisions to Peoples Express Contract per
Council discussion; review PEX contract revisions

Telephone conference with City Manager regarding
Peoples Express Contract language, Knolls, request to
Planning Commission and budget process

Review Peoples Express contract revisions and
correspondence to City Manager regarding same and
suggested revisions

Correspondence to and from Code Enforcement Officer
regarding housing law question; legal research regarding
same

Telephone conference with City Manager regarding

special council meeting on budget and motion during
meeting

Johnson, Rosati, Schultz & Joppich, P.C.

Hours

0.10

0.10

0.30

0.10

0.10

0.10

0.10

0.40

0.30

0.60

0.40

0.10

Page
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City of South Lyon
City Attorney Retainer Work

5222017

5/2312017

5712472017

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

Review invasive species memorandum of understanding
and correspondence to City Manager regarding same

Telephone conference with City Manager regarding
Zoning Board of Appeals variance denial

Correspondence to and from City Manager regarding
budget and millage resolutions

Review City Charter regarding budgeting

Telephone conference with City Manager regarding
budget and tax levy concerns

Review regarding uniform budgeting act, home rule cities
act

Legal rescarch regarding tax levy issues and truth in
taxation requirements, municipal finance act

Telephone conference with and correspondence to and
from Treasurer regarding deadline for submitting tax levy
to County

Correspondence to City Council regarding budget and tax
levy requirements

Telephone conference with Michigan Treasury
Department regarding local government budget and tax
levy requirements

Multiple telephone conferences with and correspondence
to City Manager and Mayor regarding need for special
meeting for approval of budget and tax levy

Telephone conference with City Manager regarding
budget and tax levy issue and special meeting

Telephone conference with Michigan Treasury
Department regarding tax levy timing and requirements

Johnson, Rosati, Schultz & Joppich, P.C.

Hours

0.20

0.10

0.30

0.40

0.30

1.00

2.30

0.40

1.80

0.20

0.50

0.50

0.20

Page
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City of South Lyon
City Attorney Retainer Work

52472017

572572017

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

TSW

Continued legal research regarding budget and tax levy
requirements and applicable law

Continued preparation of correspondence to Council
regarding budget and tax levy requirements

Telephone conference with and correspondence to and
from Mayor regarding budget

Receipt/review correspondence from City Manager
regarding special council meeting date

Telephone conference with Mayor regarding budget
Telephone conference with Council Member Parisien
regarding budget and millage rate

Telephone conference with Council Member Kramer
regarding budget and millage rate

Telephone conference with Council Member Wedell
regarding budget and millage rate

Receipt/review correspondence regarding special meeting
and cancelation

Telephone conference with City Treasurer regarding
budget and tax levy and special meeting

Telephone conference with and correspondence to and
from D Bohrer at Plante Moran regarding budgeting

Telephone conference with Economic Director regarding
budget and facade grant program

Telephone conference with Council Member Kivell
regarding budget and millage rate

Telephone conference with and multiple correspondence

to and from City Manager regarding budget and tax levy
issues

Jolinson, Rosati, Schultz & Joppich, P.C.

Hours

1.20

0.50

0.20

0.20

0.20

0.20

0.20

0.20

0.10

0.20

0.30

0.10

0.20

0.60

Page
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City of South Lyon Page 9
City Attorney Retainer Work

Hours
5/26/2017 TSW Multiple telephone conferences with and correspondence 0.80
to and from City Manager, Treasurer and bookkeeper
regarding budget issues
TSW Correspondence to and from City Manager regarding 0.10
Police Unions MOU and budget
TSW Telephone conference with City Manager regarding cable 0.10
channel material
5/30/2017 TSW Telephone conference with City Manager regarding 0.20
special meeting and agenda, budget and tax levy issues
TSW Telephone conference with Council Member Parisien 0.20
regarding budget and tax levy
TSW Telephone conference with Council Member Kramer 0.10
regarding budget and tax levy and special meeting
5/31/2017 TSW Telephone conference with Council Member Kivell 0.10
regarding Charter provision regarding Council pay No Charge
TSW Receipt/teview correspondence from City regarding 0.10
dental insurance
SUBTOTAL: [ 19.90
Michigan Seamless Tube
5/19/2017 TSW Receipt/review correspondence regarding offer to acquire 0.10
city's claim against MST in Bankruptcy and No Charge
correspondence to City Manager regarding same
SUBTOTAL: [ 0.10
Personnel
5/4/2017 TSW Receipt/review correspondence from Fire Chief regarding 0.20

personnel matter status

Johnson, Rosati, Schultz & Joppich, P.C.



City of South Lyon

City Attorney Retainer Work

SUBTOTAL:

Planning Commission

5/11/2017 TSW Attend Planning Commission meeting

SUBTOTAL:

Wells Street Alley

5/19/2017 TSW Telephone conference with expert appraiser regarding

status of appraisal report

SUBTOTAL:

West End Industrial

5/2/2017 TSW

5/312017 TSW

5/5/2017 TSW

5/10/2017 TSW

5/12/2017 TSW

5/16/2017 TSW

Correspondence to and from expert appraiser regarding
status

Telephone conference with appraiser regarding status
Receipt/review correspondence from and telephone
conference with R Linnel! regarding status of appraisal

reports regarding West End information provided by
applicant

Telephone conference with expert appraiser regarding
status

Telephone conference with opposing counsel regarding
status of West End Industrial appraisal report

Telephone conference with expert appraiser regarding
report status

Johnson, Rosati, Schultz & Joppich, P.C.

Hours

0.20

0.90

0.90

0.10

0.10

0.20

0.30

0.20

0.20

0.10

0.10

Page 10

No Charge



City of South Lyon Page 11
City Attorney Retainer Work

Hours
5/17/2017 TSW Telephone conference with expert appraiser regarding 0.20
issues relating to West End Industrial
5/19/2017 TSW Correspondence to and from opposing counsel regarding 0.10
status of appraisal report
5/22/2017 TSW Telephone conference with expert appraiser regarding 0.30
status of appraisal report
5/23/2017 TSW Telephone conference with expert appraiser regarding 0.30
reports
TSW Correspondence to Planning Director regarding status of 0.10
West End Industrial
5/24/2017 TSW Receipt/review correspondence from planning consultant 0.10
regarding proposal for conceptual layout No Charge
5/25/2017 TSW Receipt/review of expert appraiser reports regarding 0.90
valuation and review of economic feasibility analysis
5/26/2017 TSW Correspondence to and from expert appraiser regarding 0.40
reports
SUBTOTAL: [ 3.50 ]
Zoning Board of Appeals
5/23/2017 TSW Correspondence to Planning Director regarding status of 0.10
Zoning Board of Appeals case 17-003 Van Oyen
5/24/2017 TSW Receipt/review of draft minutes of May 18, 2017 Zoning 0.30
Board of Appeals meeting regarding Case 17-003 Van
Oyen
SUBTOTAL: [ 0.40 ]
Amount
For professional services rendered 58.90 $9,000.00

Johnson, Rosati, Schultz & Joppich, P.C.



City of South Lyon Page 12
City Attorney Retainer Work

Amount

For professional services rendered 58.90 $9,000.00

Previous balance $9.056.26
5/18/2017 Payment - thank you. Check No. 71709 (89,056.26)
Balance due $9,000.00

Please include your Invoice Number on your payment. All payments should be mailed to the Farmington
Hills' office listed above. Thank you.

Monthly flat fee of $9,000.00 for first 80 hours of work. Anything over 80 hours to be billed at the
hourly rate of $135.00

Johnson, Rosati, Schultz & Joppich, P.C.



Joann Lambert
434 Washington St.
So

uth Lyon, Ml 48178

You've been
a great big help...
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