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 January 7, 2025 

 

Mayor Fischer and City Council   CONFIDENTIAL CORRESPONDENCE 

City of Novi      ATTORNEY-CLIENT PRIVILEGE 

45175 Ten Mile Road 

Novi, MI 48375 

 

RE: Possible Sale of City Property on Heslip Drive 

 Parcel ID No. 22-26-377-022 

 

Dear Mayor Fischer and Council Members: 

 

Toward the end of last year, the City Council was informed that the City had received an inquiry about 

purchasing a small parcel of potentially excess property that the City owns adjacent to a retention basin 

that the City maintains in the Novex-One development.  With the City Council’s knowledge, the 

Administration had the property appraised and the appraisal came back at $46,000.  A copy of our 

letter to the Council and the appraisal is attached. 

 

Again with the Council’s knowledge, the Administration prepared a Request for Proposals (RFP), 

which the City circulated in the usual places.  The only proposal that the City received came from the 

adjacent property owner who made the inquiry.  However, the proposed purchase price of $5,000 is a 

fraction of the appraised value of $46,000.  As you can see from the attached proposal, the interested 

property owner has no specific plans to use or improve the property for any purpose. 

 

It is the City Administration’s recommendation that the City take no action on the proposal, let the 

owner know that there will be no sale, and consider this matter closed.  However, before contacting 

the property owner, we wanted to make sure the City Council did not have a different point of view.  

 

If you do believe that the matter should be discussed by the City Council, please contact the City 

Manager’s Office and we will include this in the next Attorney Report. 

 

 Very truly yours, 

 

 ROSATI SCHULTZ JOPPICH  

 & AMTSBUECHLER PC 

 

 

 

 Thomas R. Schultz 

 

TRS/jah 

Enclosures 

cc: Victor Cardenas, City Manager 

 Danielle Mahoney, Assistant City Manager 

 Cortney Hanson, City Clerk 



Tara Kingsbury
President
Novi22550 Heslip, LLC

930 N. Center St.
Northvitte, Ml 48167

November 19,2024

City Of Novi

Finance Office
4517510 Mite Rd

Novi, Ml 48375

SUBJECT: PROPOSALTO ACQUIRE PARCEL NO.50-22-26-377-022 FROM Clry OF NOVI

To Whom lt May Concern:

This Letter formatty proposes our interest in purchasing the property identified as parcel no.50'22-

26-977-022. As requested in the RFP, the fotl.owing information is submitted herewith:

A. proposed Purchaser lnformation: See RFP Appendix B attached to this letter with Bidder

lnformation

B. proposed purchase Price: The proposed purchase price is identified on the RFP Appendix B

attached to this letter as requested. lt is restated here for convenience:

a. Doltar Amount: $5,ooo'oo
b. Written Dottar Amount: Five Thousand and 00/100 DoLtars

C. Bidder Affirmation of Property Understanding: See RFP Appendix B attached to this letter

with Section 3 signed.

D. Bidder Capabitity: Novi 22550 Hestip, LLC currentty owns parcel 22-26-377^021 located at

22SSO Hestip Dr., Novi, Ml 48375 which is adjacent to the subject parcet of this proposat.

As such, Novi 22550 Hestip, LLC andior the Renter of the buitding tocated on the propeny'

has been a good corporate citizen within the city of Novi and has always been prompt in

paying taxes, utility bitts, and in responding to other city requirements such as baclcf low

prevention inspections since the property was purchased in 2018. FinanciaI statements

can be provided if required but shoutd not be necessary based on this history.

ConceptuaI Plan and Requirements/Prohibitions: As this parcel abuts a currentty

undevetoped portion of the parcelthat is currentty owned, it is intended to do nothing other

than to keep the property as a green space. lt wil,t be maintained in a manner that is

consistent wlth the abutting lawn area. lt is possibte that it may be devetoped in the future

if the current business on parcet 22-26-977-O21 expands but this expansion woutd be in

E



accordance with the current zoning of l-L. Such expansion, if it ever is executed, woutd be

years in the future.

F. Restrictions / Covenants: There are no city-imposed restrictions or covenants that the

bidder is aware of, and the proposal, is based on this. City-imposed restrictions must be

dectared before the transaction is executed'

Thankyoufortheopportunityto submitthis proposat. lf you haveanyquestions, pteasecontactus

using the contact information below'

Sincerety,

Tara Kingsbury
ta ra ki n gsbu ry7 17 @gmai [.co m

248-924-7671

d:
RFP Appendix B

Certified Check

Attache
1.

2.



APPENDIX B

$ECTION I - Bidder Information

Company/Bidder
Name:

Address:

Novi22550 HesliP, LLC

930 N. Center Street
Street

Northville MI

Phone:

Email:

Authorized
Representative:

City

248-924-7671

tarakin 7@smai com

Tara Kingsbury
Print or Type

Title: Presid
Print or Type

SECTION 2 - Furchase Price

Dollar Amount: 5,000.00

Written Dollar
Amount: $ Five Thousa nd and 00/100 Dollars

acceptable residential uses.

Signed

SECTION 4 - Other Required Submittals

A. Financial CaPabilitY Yes X

B. Conceptual Plan and Narrative YesX-
For use/develoPment

No_

No__

48167
State Zip Code

SECTION 3 - Insoection of ProperW/Understanclinq of Citv's Goals

i hereby acknowledge that I have inspected the property and understand the goal of the City that

best meets community expeAations: i.e., development in line with the Master Plan and/or other

N/A _
N/A _

5



C. Qualifications of Bidder

(Provide Narrative)

D. $5,000 Bid SecuritY

Signed

YesX- No 

-N/A

YesX- No N/A _

Authorized
Representative

Title

Date:

Witness:

Tara Kingsbury
Prlnt or Type

Presid
Print or Type

November 19,2024

ason L. Brown November 19,2024
Date

6
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THOMAS R. SCHULTZ 
tschultz@rsjalaw.com

27555 Executive Drive, Suite 250 
Farmington Hills, Michigan 48331 
P 248.489.4100 | F 248.489.1726 

rsjalaw.com 

October 3, 2024 

CONFIDENTIAL CORRESPONDENCE 
ATTORNEY-CLIENT PRIVILEGE 

Mayor Fischer and City Council 
City of Novi 
45175 Ten Mile Road 
Novi, MI 48375 

RE: Potential Sale of City Property on Heslip Drive 
Parcel ID No. 22-26-377-022 

Dear Mayor Fischer and Council Members: 

Back in June, we sent City Council confidential correspondence indicating that an inquiry had been made 
about whether the City would be interested in selling a parcel of property in the Novex-One industrial 
subdivision on Heslip Drive.  The 0.35-acre parcel is adjacent to a detention basin that the City owns and 
maintains and that serves the parcels in the subdivision.  Director Herczeg indicated that the Engineering 
Department did not believe that the parcel was needed by the City as part of the City’s maintenance of the 
detention basin. 

The result of the conversation with City Council was direction to secure an appraisal of the property.  
Enclosed is a copy of the appraisal, which came back at $46,000. 

If the Council remains interested in selling the property, the next step would be for the City staff to put 
together a request for proposals (RFP) that would be sent to each of the three adjacent property owners who 
might have an interest in making use of the property.  At this point, we intend to prepare the RFP, circulate 
it, and then compile the responses (if any) for City Council’s consideration—unless any member of City 
Council disagrees with that approach, in which case we will address the issue with City Council as a whole 
for further direction. 

If you have any questions in the meantime, please don’t hesitate to call. 

Very truly yours, 

ROSATI SCHULTZ JOPPICH  
& AMTSBUECHLER PC 

Thomas R. Schultz 

TRS/jah 
Enclosure 
cc: Victor Cardenas, City Manager 

Danielle Mahone, Assistant City Manager 
Jeff Herczeg, Director of Public Works 
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Aerial Photograph extractedfrom Oakland County Property Gatevra1

Industrial Vacant Land
Parcel lD# 50-22-26-37 7 -022

East of Heslip Drive, North of Nine Mile Rd.

City of Novi, Oaldand County, Michigan

Prepared For:
City of Novi

c/o Thomas R. Schultz, Shareholder

Rosati Schultz foppich & Amtsbuechler, PC

27555 Executive Drive, Suite 250

Farmington Hills, MI 48331

Prepared By:
Norman G. Thomas, ASA, SR/WA, President

R.S Thomas Inc./Harold Blake Co
33580 Five Mile Road

Livonia, MI 48154
(734)422-s3s3

www. rs thbc- apprai s ers. com

Effective Date of Value
August 26,2024

Date of the Report
August 30,2024
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REAL ESTATE APPRAISERS AND VALUATION CONSULTANTS

August 30,2024

City of Novi
c/o Mr. Thomas R. Schultz, Shareholder
Rosati Schultz foppich &Amtsbuechler, PC
27555 Executive Drive, Suite 250
Farmington Hills, MI 48331
Email: tschultzC@ rs j alaw.com

Re: Appraisal of Real Property
Parcel lD # 22-26-37 7 -022
East of Heslip Drive, North of Nine Mile Rd.
City of Novi, Oaldand County, Michigan

Dear Mr. Schultz,

Pursuant to your request, we have performed an Appraisal Report of the captioned property
and fully intend to follow the current guidelines of Standard Rule 2-2(a) of the Uniform
Standards of Professional Appraisal Practice (USPAP) as established by the Appraisal
Standards Board of the Appraisal Foundation. This report is not to be construed as a Restricted
Appraisal Report. It is further understood the appraisers have no interest in the subject
property and the fee is in no way dependent upon the value estimate concluded herein.

Based on the highest and best use of the subject property as of the date of value, the appraisers

have utilized the sales comparison approach. The cost approach and income approach to value

have been considered within the scope of the assignment, however, found not applicable. We
have made an extraordinary assumption of the property free and clear of environmental hazards

for the value conclusion. A further extraordinary assumption considers the parcel unaffected
by wetlands. We have applied the hypothetical condition that the subiect land as identified is

assembled with an adjacent property. This may be to the west resulting in an extended

rectangular parcel similar to the parcels to the north and south or with the parcel to the north
or south.

'lhe purpose of this apprais:tl is to identifv the current nrarket value fbr the real esta,te. This is

establislred rvith the last date of inspection bv tl-re appraiseron Ar.rgust 26,2024, representing

the date of value. 'fhe function of the report is to utilize the results for asset determination for
possible transfer of the propertv. The appraisal assignment is not based on a requested

33580 FIVE MILE ROAD, LIVONIA, MI48154

734-422-5353 t734-422-535a(fax) r rsthbc-appraisers.com

ord e rs @ rsth bc-a p p ra i se rs. co m



minimum valuation or a specific valuation. The intended use is for the private use of the client

to assist in the possible sale of the property. The report is not intended nor can be utilized for

anv other use irrcluding but not limitecl to erninent dornain, tax appeal or lending. This may

lead to misleading conclusions.

The intended user of this report is identified as the Client only, and any authorized

representatives of the Client. No other user is intended or authorized. After careful

consideration of all pertinent facts and information pertaining to the valuation of subject

property, the market value of the fee simple interest as of August 26, 2024, is

$+6,ooo.oo
Forty Six Thousand Dollars

All data and analysis reported herein are subject to the statement of limiting conditions and

assumptions included in this report. This report is not to be used for any other purpose or by

any other person or entity other than the intended user or their duly authorized

representatives. We have performed no appraisal of the subject within the three-year period

immediately preceding acceptance of this assignment. Appraisers are required to be

licensed/certified and are regulated by the Department of Licensing and Regulatory Affairs,

Post Office Box 30018, Lansing Michigan 48909.

Respectfully submitted,

R.S. Thomas & Associates,Inc/flonotl- Bt-.t -e e-c.

Norman G , ASA, SR/WA
Certified General Real Estate Appraiser
0 Michigan Certified General Real Estate Appraiser - Permanent l.D. #1205001223

PG3of76
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Summary of Salient Facts

Clients
City of Novi
c-lo Mr. Thomas R. Schultz, Shareholder
Rosati Schultz |oppich &Amtsbuechler, PC
27555 Executive Drive, Suite 250
Farmington Hills, MI 4833I

Intended Use

Intended IJser

Subiect Property

Propertv ID:

Size of Subiect Parcel:

Aerial Mapping via the City of Novi Mapping Gateway

Asset determination for potential sale

City of Novi
do Mr. Thomas R. Schultz, Shareholder

Rosati Schultz |oppich &Amtsbuechler, PC

and any authorized representatives

Landlocked Parcel TlN, R8E, SEC 26
Novex One Industrial Park

East side of Heslip Dr./.North of Nine Mile Rd.

Abuts 22-26-377-0lB (22530 Heslip Dr) along east propertlt line

so-22-26-377 -022

0.35 +/- Acres (15,320 SF) Net
Per public record, surve! recommended

I l0 feet (W), 139.76 (N)
I I0 feet (E), l3B.78 (S)

Dimensions:

PG5of76



Road Frontage

Encumbrances:

Utilities

Tirpography

Improvements:

Zoning:

Hiehest and Best Use:

Owner

Interest Appraised:

Type of Value:

Effective Date of Appraisal

Date of Report:

Value Indicated

Cost Approach:

Income Approach:

Sales Approach:

Correlated Conclusion for Market Value

As of August 26,2024

Per public record, survql recommenderJ

None, landlocked

None l(nown

Public storm sewer, water, sewer, gas, electric nearby

Generally level, open

None, vacant land

I-1, Light Industrial

Assemblage

City of Novi
Per public record, verification through title is recommended

Fee Simple

Current Market Value

August 26,2024

August 30,2024

Not Applicable

Not Applicable

$46,000

$46,000.00

PG5of76



Propertv Description

Aerial Photognph extmctedfrom Oakland County Prcperty Gateway

The subject property is located in the City of Novi, Oaldand County, Michigan. Novi

is located approximately 25 miles northL/west of the City of Detroit, and 29 miles

northr/east of the City of Ann Arbor. The city is bounded by Northville to its south,

Farmington Hills to its east, both Wixom and Walled Lake to its north and Lyon

Township to the west. According to the 2020 United States Census, Novi has a total

land area of 31.28 square miles, and a population of approximately 66,243 residents

with 27,863 households. The Novi Road and l-96 interchange provides access to

several large retail centers, including the Twelve Oaks and Fountain Walk shopping

Parcel ID 50-22-26-377 -O22

Location

Landlocked Parcel TlN, RBE, SEC 26
Novex One Industrial Park
East side of Heslip Dr./.North of Nine Mile Rd.

Abuts 22-26-377-0lB (22530 Heslip Dr) along east property line

Site Size
0.35 +/- Acres (15,320 SF) Net
Per public record, survey recommended

Dimensions
I l0 feet (W), 139.76 (N)
I l0 feet (E), l3B.7B (S)

Per public record, survey recommended

Road Frontage None, landlocked

lmprovements None, vacant land

Public storm sewer, water, sewer, gas, electric nearbyUtilities

Encumbrances None I(nown

Zoning I- l, Light Industrial

Iopography Generally level, open

Subiect

PG7 of76



malls and the Novi Town Center shopping Center. The subject property is located

north of Nine Mile Road and east of Heslip Dr being a two-lane, concrete-paved single

street industrial park, south of the I-96 lNovi Road expressway interchange in the City
of Novi and north of the interchange with eight mile and l-27 5. The I-96 Expressway

and interchange is noted approximately two miles north of the subject at Novi Road.

This expressway provides direct access to the downtown business district of the City of

Detroit to the southL/east and the City of Lansing to the north,/west.

The subject parcel is square shaped, lacking direct road frontage. The parcel is generally

level and best suited for assemblage. Additional vacant land is located west as well as

the CSX railroad. Lacking frontage or roadway access, the subject as existing is non-

conforming to the I-1, Light Industrial District zoning designation. Refer to photos for

further illustration.

Vacant Land E of Hesl Dr

22-26-377-025 31
628.

22-26-377'021
1t

16

22-26-377'022

JJ

22-26-317'018

34

77-024
535.54

22-26-3
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Subiect looking westerly

Subiect looking northeast

Property to the west
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Interest Appraised

The subject property is appraised Fee Simple.

The following definitions are from Appraisal Institute . The Dictionarv of Real Estate

Aaaraisal. 7th ed. (Chicaso: Appraisal Institute. 2022\ .PDF e-book:

fee simple estate - Absolute ownership unencumbered by any other interest
or estate, subject only to the limitations imposed by the governmental powers

of taxation, eminent domain, police power, and escheat.

leased fee interest - The ownership interest held by the lessor, which includes
the right to receive the contract rent specified in the lease plus the revcrsionary
right when the lease expires.

Purpose of the Appraisal

The purpose of this appraisal is to estimate the current Market Value of the subiect

property, recognized in this report as the last date of inspection, for possible sale of the

property. The function of the appraisal is to provide informaticln to be used in its
potential sale. No other purpose is authorized. We are unaware of specific wetland or

environmental surveys regarding the subject property. The appraiser viewed the

property on site as well as aerial photos and mapping. Notations were made as well as

photographs as identified in the appraisal report. Aerial photos and maps are utilized

fclr greater visualization of the property.

Although each of the approaches to value has becn considered, the sales comparison

approach has been utilized in valuir"rg the property as improved under the supported

highest and best use as of the date of value.

Market Value
The following definition is from Appraisal lnstrtute, The Dictionaut of Real Estate

Apttraisal,7th ed. (Chicaso: Appraisal Institute, 2022).PDF e-book:

A type of value that is the major focus of most real property appraisal
assignments. Both economic and legal definitions of market value have been

developed and refined, such as the following.*

l. The most widely accepted components of market value are incorporated in
the following definition: The tnost probable price, as of a specified date, in
cash, or in terms equivalent to cash, or in other precisely revealed tertns, for
which the specified property rights should sell after reasonable exposure in a

PG tL of 76



competitive market under all conditions requisite to a fair sale, with the buyer
and seller each acting prudently, knowledgeably, and for self-interest, and
assuming that neither is under undue duress.

This definition of market value will be closely followed in determining the subject

property's relative position in the real estate market as of the date of valuation.

Assumptions and conditions presumed in this definition are that the buyer and seller

are motivated by self-interest and are well informed and acting prudently.

The property must also be exposed to the open market for a reasonable time. Payment

is made in cash, or its equivalent and specified financing terms may be the actual

financing in place or in terms generally available for the property type in its location as

of the effective appraisal date. This definition of market value will be closely followed

in determining the subject property's relative position in the real estate market as of
the date of valuation.

Marketing Time/Exnosure Time

According to USPAP Exposure time is defined-

EXPOSURE TIME: an opinion, based on supporting market data, ol the lenglh of time that the property interest being
appraised would have been offered on the market prior to the hypothetical consummation of a sale at market value
on the effective date of the appraisal.6

Exposure time precedes the effective date of the appraisal. A form of definition is the

estimated length of time the property interest being appraised would have been offered

on the open market prior to the effective date of the appraisal and the established

market value. Exposure time considers those economic factors and marketing factors

prior to the date of valuation including supply and demand conditions, current costs

as of the date of valuation, the analysis of historical sales information, and anticipation

expectancy of subject property. The opinion of exposure time can be expressed as a

range and can be based on statistical information, sales verification data, and interviews

with market participants. The estimated exposure time of subject property, considering

subject's size, location and market conditions is l2 to l5 months.

Marketing time is an opinion pertaining to the amount of time it will take to sell real

estate at the concluded market value immediately after the effective date of an

appraisal. This is in contrast to exposure time which precedes the effective date of an

appraisal. This opinion may also be expressed as a range and be based on statistical

information about days on market, verification of sales data, interviews with market

PG 12 of 76



participants, and anticipated changes in market conditions after the effective date of

the appraisal. Considering subiect property, current and forecasted market conditions,

a marketing time of l2 to l5 months for the subject property is given, as of the effective

date of value.

Extraordinarv Assumntions or Hvnothetical Conditions

The Uniform Standards of Professional Appraisal Practice defines an extraordinary

assumption as "an assignment-specific assumption, as of the effective date regarding

uncertain information used in an analysis which, if found to be false, could alter the

appraiser's opinions or conclusions.

Comrnent: Uncertain information might include physical, legal, or econotnic

characteristics of the subject property; or conditions external to the property, such

as market conditions or trends; or the integrity of data used in the analysis."

It is also considered a presumption as fact that is otherwise "uncertain" about the

physical, legal, or economic characteristics of the subject property. An Environmental

report has not been forwarded to the appraiser. We have assumed there is no adverse

impact toward the subiect property regarding this item. This appraisal assumes the

property free and clear of environrnent factors and is valued as marketable, void this

issue. Obviously, environmental testing and core samples could result in extensive

clean-up expenses before marketing subject property or involved in the negotiations of

selling subject property. If specific environmental testing is complcted under the

recommended Phase I and II, the results rnay influence the final value conclusions of

this appraisal report. Cost estimates and State and Federal grant programs can impact

property marketability. Some cases the cost estimates have exceeded the value of the

property whereas assistance is required, or properties are abandoned. We have utilized

the Extraordinary Assumption regarding the environmental condition of subiect is

acceptable and there are no adverse areas associated with the development of the

property.

The Uniform Standards of Professional Appraisal Practice (USPAP) defines

hvpothetical condition as "a condition, directly related to a specific assignment,

which is contrary to what is known by the appraiser to exist on thc effective date of the

assignment results but is used for the purpose of the analysis.

Comment: Hypothetical conditions are contrary to known facts about physical,

legal, or economic characteristics of the subject property; or about conditions

PG 13 of 76



external to the property, such as market conditions or trends; or about the integrity
of data used in an analysis."

The subject of this report is a square landlocked parcel west of Heslip Road (50-22-26-

377-022) totaling 0.35+/- acres. We have utilized public records for the dimensions

and size of the property. For the purpose of this assignment, we have employed

the hypothetical condition that this site is assembled with one of the three

adiacent properties and is not landlocked.

Effective Date of Appraisal August 26,2024

Date of Appraisal Report August 30,2024

Date of Inspection August 26,2024

Data Collection
The data gathered researched and analyzed includes sales information emphasizing

competing properties. The overall market is recognized as strong with substantial

growth, with several sales in the surrounding area occurring recently from the date of
valuation. Gathering of data has been extended to the appraiser's files, public record

data and several multi-list services, as well as brokerage firms active within this market.

In the case of comparable sales, an atternpt was made to contact buyers, sellers, or a
knowledgeable third party to verify the transaction data as well as transaction

motivations at the time of sale. We have considered the subject under its highest and

best use for assemblage and recognize this assembled land areilsize in extracticln of
data for comparison.

We have made a number of independent investigations and analyses in fulfilling the

requirement to complete this appraisal. In conducting our investigation and analysis,

we have relied on data retained in our files, which are updated regularly for use in all

assignments. General public records and various government planning agencies or

independent data services were utilized for demographic data, land use policies, zoning

information, trends, growth estimates and employment data. Market and

neighborhood data were supplemented by a physical inspection of the defined area.
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The scope of work for the appraisal reported herein meets the requirements set forth

in the Uniform Standards of Professional Appraisal Practice of the Appraisal

Foundation. The Scope of Work Rule states:

'For each appraisal and appraisal review assignment, an appraiser must:

I. identify the problem to be solved;

2. determine and perform the scope of work necessary to develop credible

assignment results; and

3. disclose the scope of work in the report.

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

An appraiser must gather and analyze information about those assignment

elements that are ncccssary to properly identify the appraisal or appraisal review

problem to be solved.

The scope of work must include the research and analyses that are necessary to
develop credible assignment results.

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

intended use.

An appraiser must not allow thc intended use of an assignment or a client's
objectives to cause the assignment results to be biased.

The report must contain sufficient information to allow intended users to
understand the scope of work performed.r

Within this report we have addressed; the client and intended users, definition of value,

the effective date of the appraisal report, the appraiser's opinions and conclusions, the

subject of the assignment and relevant characteristics and assignment conditions.

Additionally, we will convey physical data extracted through the property inspection,

market data sources/research and clearly disclose any hypothetical conditions and or

extraordinary assumptions utilized within this assignment.

Page l5-16

PG 15 of 75



The subject was physically inspected on site and through satellite imaging. Information

regarding zoning, utilities, and other items of site utilization were obtained through the

appropriate agencies or representatives. Other land information provided by the Client

and public records are assumed correct.

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

prepare this report included the following:

Physical inspection of the subject and the surrounding market area, and
inspection of comparable properties within the recognizable submarket;

Investigation and review of public records relative to the legal use of subject
property, including information from the owner representative when made
available, assessor, planning and z<lning departments;

Analysis and the decision-making process relative to our opinion of the highest
and best use of the subject property;

Invoking the hypothetical condition as the subject property void the landlocked
status and viewing the property as assembled;

Market investigation of the surrounding area relative to sales and offerings of
similar property;

Analysis of market data relative to the highest and best use of the subiect
property for assemblage as vacant;

Analyze and explain our position relative to the required exclusion of any normal
Approaches to Value in this appraisal;

Estimate of value by means of the appropriate approaches to value and consider
wetlands and or environmental issues, if present;

Discussions with the client representative relative to any documentation
regarding the property or limiting conditions considered for this appraisal;

Analysis necessary to arrive at a final opinion of the value as of the effective date
of this report for the land area to be valued; And writing the report.

The report is divided into identified sections. However, all sections are integral parts

of the whole analysis and are not intended, in and of themselves, to be "free-standing"
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or complete; each must be considered in relation to other sections as non-separable

elements of the entire appraisal report.

Hishest and Best Use Dcfin4iaa
Highest and Best Use is the reasonably probable and legal use of vacant land or an

improved property that is physically possible, legally permissible, appropriately

supported, financially feasible and that results in the highest value. The Appraisal

Institute Dictionary states

Highest and Best Use:
L The reasonably probable use of property that results in the highest value.
The four criteria that the highest and best use must meet are legal permissibility,
physical possibility, financial feasibility, and maximum productivity.
2. The use of an asset that maxinrizes its potential and that is possible, legally
permissible, and financially feasible. The highest and best use may be for
continuation of an asset's existing use or for some alternative use. This is

determined by the use that a market participant would have in rnind for the
asset when formulating the price that it would be willing to bid. (IVS)
3. [The] highest and most profitable use for which the property is adaptable
and needed or likely to be needed in the reasonably near future. (Uniform
Appraisal Standards fclr Federal Land Acquisitions)

Alternatively, the use, from among the reasonably probable and legally alternative uses

found to be physically possible, appropriately supported, financially feasible, that

results in the highest land value. It should be recognized that in cases where a site has

existing improvements, the highest and best use might be determined to be different

from the existing use. However, this existing use will continue unless and until land

value at its highest and best use exceeds the total value of the property in its existing

use. The subject property is vacant land, therefore only this analysis as vacant will be

referenced. The hvoothetical condition must be referenced and invoked resardins these

four tests of the est and best use anal

Phltsically Possible

Specific physical attributes of the subject land were discussed under the property

description. We viewed the subject involving approximately 0.35 */- acres of land south

of the I-96 expressway interchange with Novi Road. Yet as assembled the site would

be approximately one acre to one and a half acres in size. Sales data has been gathered

from the surrounding area, representing transactions of competing property. The

subiect lacks road frontage is inaccessible and is not marketable to the public with
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interest and therefore use is limited for assemblage with the adjacent properties only.

Nevertheless, the valuation invokes the hypothetical condition. Sales data has been

gathered from the surrounding area, representing transactions of competing property

considering the size of the assembled parcel.

Legally Petmis sible U s e

The subject property is located within an I- 1, Light Industrial District. This designation

provides for a variety of uses including industrial which is consistent with property

along Heslip and Nine Mile Road pending assemblage. Therefore, the subject is

considcred legal, conforming as assembled.

Financialll Feasible Use

The third criteria identifying the highest and best use of the subject, involves the

economic feasibility. The subject resides within an industrial area, south of the I-96

expressway. This market has strength in this sector and growth beyond recent world

events and the global pandemic. Based on the demand for industrial property in this

arca of the City of Novi, expressway proximity, and consistency with surrounding

developrnent, the marketability of this site provides the economic feasibility for future

industrial development. Viewing subject property as vacant, industrial use remains

financially feasible considering the location and zoning designation. However, given

the subject, size, shape, location and lack of accessibility, development is only

financially feasible with assemblage. Again, the valuation is under the hypothetical

condition as assemblcd.

Maximally Productive

Finally, gaining the maximum return to the owner is tested. The site is legally available

for industrial use and will create a greater return than its vacant status. The economic

climate supports this use as supported through ongoing growth and stability. The

subject property provides a proposed 0.35 */- acres of land in proximity to an

expressway interchange. However, within the hypothetical condition the property gains

appeal as a viable site. Therefore, the highest and best use of subject property is for

development within the zoning designation.
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Legal Description
Per public record, survq/ recommended

Parcel ID# 50-22-26-377 -022

T].N, R8E, SEC 26 NOVEX-ONE PART OF S 90 FT OF LOT 33, ALSO N 20 FT OF LOT

34, ALL DESC AS BEG AT PT DIST S OO-02-48 E 1-O FT & N 89.57.1.2E254.52 FT FROM

NW COR OF SD LOT 33, TH N 89-57-T2 E L39,7 5 FT, TH S OO-27-57 W 110 FT, TH S

89-57-L2 W 138.78 FT, TH N 00-02-48 W 110 FT TO BEG 10-13-89 FROM 019

Assessed Value and Taxes

Exempt, Municipal Government

Zoning
The subject parent parcel zoning has been confirmed through the City of Novi records

and is within the I-1, Light Industrial District. The subject is conforming under the

zoning designation as assembled. The applicable portion of the zoning map is provided

below with relevant portions of the ordinance included within the addendum for

reference.

R4

n

i,I RA

T
1

I.)

J

Zonlng Dlstrlcts
R.A: Residenlial Acreago

R-1 One.Famrly Residgnlial

R-2: One,Famaly Resadential

R-3 One.Famrly R4d€nhal
I R-4 One-Famrly Resdenlial

Rl Two.Famrly Residenlial
a RM-1 : Low.Densrly Mullrple.Family
El RM-2i High-Density Mulliple.Famrly

! CE: Galeway East
I FS: Fregway SeNi@

I l.l: Lght lnduslrEl
I l-2: General lnduskial
! NCC Non-Cenler Commercral

j OS-1 Otlice SoMce
a OSC: Otfice Seryr@ Commercral
I OST Offi@ Serylce Tshnology
I EXO: OST Disiricl wdh EXO Overlay

I RC: Regbnal Csnter
, P-'l: Vehialar Parkrng

a PSV: Pavrlion Shore vrllags
r:3 TC Town C€nle.
I TC-l Town Cento.-l

... B-lr LGlBu3rness
a B-2i Communily Busrness

a B-3r G€netal Busrnesg

I C Conlerence
::l EXPO Erpo

Zoning District Map
City of Novi, Michigan

Sales His and OccuDancv

Per public record there are no known transfers of this parcel for the three years

preceding the date of value.

Ownership: City of Novi (per public record, title search recommended)

45175 W l0 Mile Rd.,
Novi, MI 48375

Occupancy: None, vacant land
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Discussion of Appraisal Problem
This appraisal assignment is to determine the current market value of the subject

property. This determination of market value is used for client purposes for possible

sale. The appraisal process is not conducted on a predetermined value, minimum value

or contingent fee. The valuation process will rely upon the subject property and the

highest and best use as assembled within its zoning designation and location with
reference to the extraordinary assumptions and hypothetical conditions stated within
this rcport.

The valuation process of the subject will consider the sales approach based on similar

sized properties as assembled. The appraisal problem is to determine the current market

value of the subject property within the zoning designation and market conditions as

of the effective date.

The following terms are identified to facilitate the understanding of the valuation
process in relation to subject property:

These
7th ed

definitions are from Aooraisal Institute. The Dictionant of Real Estate Annraisal
F e-book:

Anticipation
The perception that value is created by the expectation of benefits to be derived
in the future.

Arms Length Transaction
A transaction between unrelated parties who are each acting in his or her own
best interest.

Assemblage

l. The combining of two or more parcels, usually but not necessarily
contiguous, into one ownership or use; the process that may create
plottage value. See also pkrttage value.

2. The combining of separate properties into units, sets, or groups, i.e.,
integration or combination under unified ownership.

Balance
The principle that real property value is created and sustained when contrasting,
opposing, or interacting elements are in a state of equilibrium.
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Change
The result of the cause and effect relationship among the forces that influence
real property value.

Competition
l. Between purchasers or tenants, the interactive efforts of two or more

potential purchasers or tenants to make a sale or secure a lease.

2. Between sellers or landlords, the interactive efforts of two or more

potential sellers or landlords to complete a sale or lease.

3. Among competitive properties, the level of productivity and amenities or
benefits characteristic of each property considering the advantageous or
disadvantageous position of the property relative to the competitors.

Contribution:
I. The amount a component of a property adds to the total value of the

property.
Contribution may or may not be equivalent to the cost to add the
component.

2. The concept that the value of a particular component is measured in terms

of the amount it adds to the value of the whole property or as the amount
that its absence would detract from the value of the whole.

Demand
The desire and ability to purchase or lease goods and services; in real estate, the

amounts of a type of property desired for purchase or rent at various prices in a
given market for a given period of time.

Easement
The right to use another's land for a stated purpose

Excess Land
Land that is not needed to serve or support the existing use. The highest and

best use of the excess land may or may not be the same as the highest and best

use of the improved parcel. Excess land has the potential to be sold separately

and is valued separately. See also surplus land.

Highest and Best Use:
l. The reasonably probable use of property that results in the highest value.

The four criteria that the highest and best use must meet are legal

permissibility, physical possibility, financial feasibility, and maximum
productivity.
2. The use of an asset that maximizes its potential and that is possible,

legally permissible, and financially feasible. The highest and best use may be

for continuation of an asset's existing use or for some alternative use. This
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is determined by the use that a market participant would have in rnind for
the asset when formulating the price that it would be willing to bid. (IVS)
3. [The] highest and most profitable use for which the property is adaptable
and needed or likely to be needed in the reasonably near future. (Uniform
Appraisal Standards for Federal Land Acquisitions)

Marketability
The relative desirability of a property (for sale or lease) in comparison with
similar or competing properties in the area.

Marketing Time
An opinion of the amount of time it might take to sell a real or personal property
interest at the concluded market value level during the period immediately after
the effective date of an appraisal. Marketing time differs from exposure time,
which is always presumed to precede the effective date of an appraisal. (Advisory
Opinion 7 of the Appraisal Standards Board of The Appraisal Foundation and
Statement on Appraisal Standards No. 6, "Reasonable Exposure Time in Real
Property and Personal Property Market Value Opinions" address the
determination of rcasonable exposure and marketing time.)

Market Participants
Individuals actively engaged in transactions. In real property markets, primary
market participants are those who invest equity in real property or use real
estate, e.8.,buyers, sellers, owners, lenders, tenants. Secondary market
participants include those who advise primary market participants, e.g., advisors,
counselors, underwriters, appraisers.

Plottage
The increment of value that often occurs when two or more sites are combined
to produce greater utility, resulting in a higher productivity or income than could
be obtained from the individual smaller sites. See also assemblage.

Price
I. The amount paid in exchange for a good or commodity. Price is

distinguished from value because price becomes a fact when the
transaction is consummated as opposed to value, which is an estimate.

2. The amount asked, offered, or paid for a property. Comment: Once
stated, price is afact, whether it is publicly disclosed or retained in private.
Because of the financial capabilities, motivations, or special interests of a
given buyer or seller, the price paid for a property may or may not have
any relation to the value that might be ascribed to that property by others.
(USPAP, 2016:20t7 ed.)
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Principle of Substitution
This appraisal principle states that when several similar goods or services are

available, the one with the lowest price will attract the greatest demand and
widest distribution. This is the primary principle upon which the cost and sales

comparison approaches are based.

Supply and Demand
In economic theory, the principle that states that the price of a commodity,
good, or service varies directly, but not necessarily proportionately, with
demand, and inversely, but not necessarily proportionately, with supply. In a

real estate appraisal context, the principle of supply and demand states that the
price of real property varies directly, but not necessarily proportionately, with
demand and inversely, but not necessarily proportionately, with supply.

Surplus Land
Land that is not currently needed to support the existing use but cannot be

separated from the property and sold off for another use. Surplus land does not
have an independent highest and best use and may or may not contribute value

to the improved parcel. See also excess land.

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

subiect property's size, highest and best use and location.

Fixtures

No fixtures are considered in this assignment or included in the value conclusion.

Hazardous Waste or Pronertw Contamination

Observations and inspection of the surface of subject property did not identify the

existence of hazardous waste or toxins on the subject site yet cannot be professionally

determined by the appraiser. As real estate appraisers, we are neither trained nor

qualified to investigate the existence of toxins or hazardous waste on the site and all

conclusions presented throughout this report assume the subiect to be free of hazardous

waste and toxins. It should be noted that the existence of any contamination could

reduce the market value of the subject property. We are unaware of any reports

concerning environmental issues for subject site. If a Phase I or II study is completed,

we reserve the right to reevaluate the appraisal assignment if so desired by the Client.

Wetlands

The existence of wetland conditions or floodplains may have an effect upon a property's

value . However, a real estate appraiser does not have the expertise or training to qualify
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as an expert in the identification and recognition of wetlands or floodplains as classified

by appropriate governmental agencies. The subject is in flood zone code X. We have

considered the property free of adverse wetland areas. If testing and further
determination is provided to the appraisers, we reserve the right to reevaluate the

assignment and value conclusions. The valuation of the subject assumes no liability
relative to the accuracy of wetland conditions or floodplains. This valuation assumes

no adverse impact from wetland conditions.

Wetlands Map Viewer

A{d 22. 2021
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Flood Panel

Flood Zone Code: X
Flood Zone Panel: 26O17 5 -26I25C0629F
Panel Date: 09/29/2006
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ADA Compliance

The American Disabilities Act became effective |anuary 1992. As appraisers we are

not qualified to conduct an analysis of the subject property for compliance with these

regulations. No survey or report has been forwarded to the appraisers. If non-

compliance is determined, reevaluation of the value conclusions may be necessary.
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Valuation of Property

Cost Less Depreciation Approach
The Cost Approach involves the estimation of the replacement cost of the

improvements on a sitc in which estirnated depreciation extracted from various sales of
similar structures and locations is deducted and a market value of land is then added

to arrive at an e stimation of market value for the entire imprclved parcel. This approach

referenccs thc usc of the reproduction or replacement cost. The reproduction cost

involves duplicating an exact replica of the improvements, addressing specific

characteristics and components. The replacement cost considers the replacement of
subject improvements with a substitute of like or equal utility. Material and building

components are similar in quality and utility, but not an exact replica of subject.

Depreciation is loss in value due to any cause. It is expressed in three specific

categories. There is physical depreciation, functional obsolescence and external

obsolescence. In regard to improvements, physical deterioration represents the

difference between the present condition of the improvements in cornparison to a new

substitute. The depreciation involves the chronological age of the improvements with
most emphasis given to the remaining economic life of the improvement. There is

curable and incurable physical depreciation. Curable physical depreciation is generally

associated with short-lived items such as general maintenance, painting, floor coverings

or roof covers and is economically feasible to repair. Incurable physical depreciation is

nlore spccifically associated with the basic structure clr mcchanical systems of the

improvements. This focuses on long-term items typically not econornical to cure when

comparing the actual cost to the gain in value.

Functional depreciation or obsolescence is loss in value due to an adverse utility or

desirability of the property. This relates to design characteristics, physical layout,

mechanical equipment or special requirements which result in an adverse impact or

market reaction toward the property.

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

Economic obsolescence predominantly results in an adverse impact on the subject

property. Examples and indicators involving economic obsolcscence consist of supply

and demand imbalance, competition, general market trends, high traffic patterns
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adjacent to residential improvements, adverse views adjacent t<l residential

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

Entrepreneurial profit identifies the expected return, or profit to the entrepreneur,

typically the developer, to compensate for project coordination and risk. This amount

varies considerably and must be market derived according to location, type of project

and economic conditions. This is in addition to the hard and soft c<lsts of the project.

Once these items are identified, a land value is extracted from the market and applied

to the overall value for the final value conclusion supported through the Cost Less

Depreciation Approach. The subject property is vacant land and therefore, this

approach is not used within this assignment.

Income Caoitalization Annroach to Value

The Income Approach is an appraisal technique in which anticipated net income is

capitalized over a period of time, which derives an estimation of market value of that

propcrty. This approach is typically used for income producing properties such as retail

centers, office buildings and multi-unit residential income producing properties such as

apartment complexes. However, Gross Rent Multipliers are typically used in valuing

income-producing residences when market data is available, and an active rental market

exists. Since subject property is vacant land, typically not purchased for income, this

approach is found not applicable within this assignment.

Sales Comoarison roach to Value

The Sales Approach to value relies on direct comparison with recent sales of property

considered similar to subject property. Unit rates of comparison such as dollars per

square foot, are used tcl facilitate this direct comparison. This approach relies heavily

on the Principle of Substitution, which states "a knowledgeable and willing buyer will

not pay more for an item than the cost of acquiring a comparable substitute." We have

extracted price per square foot for valuation purposes, which is commonly used by

buyer participants for properties of this type.

In comparing recent sales to the subiect property, adiustmcnts are applied to the

comparable sales. If an item is considered superior to the subject, a discount is applied

to the comparable sale reflecting the market value of that particular item. When the
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comparable is considered inferior or less desirable to the subject, a plus adjustment is

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

plus and minus adjustments reflect what a typical market participant would recognize

throughout the process of substitution in valuing subject property. Specific adjustments

are rarely utilized yet can be referenced for estimating purposes. We will discuss these

market differences first in a quantitative manner then in a qualitative manner which

better reflects market actions.

Brokerage reports indicate a healthy industrial market, despite global events with
positive ongoing absorption, continual decrease in vacancies and recent stabilization of
rental rates. We have considered these factors and market conditions in supporting a

current value associated with subject property.

The following sales are itemized on a grid to isolate the relevant property features. It is
almost axiomatic to state that no two properties are alike in every detail; however, every

attempt was made to locate properties with sirnilar utility. Consideration is given to
location, zoning, shape, corner influence, asscrnbled size and exposure. Thc current

market and demand are considered within the value conclusion in conjunction with
competing properties. We have concluded the highest and best use clf subject is land

for assemblage to the adjacent properties. In valuing the subject, we have considered

the subject as assembled with the adjacent property. We have focused on the following

sales for cornparison purposes and valuing the subject parcel.
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0.35 ac

15,320sf
Zone l-1

Before Assemblage

SUBJECT

Comparable Land Sales

-20%Loc
-20%Toning Ss.ozr/26/2023

s425,000
+20,000
Demo

s44s,000

2.0 ac

87,72Q sf
Zone OST

Ss.rrlsr45800 Grand River

Novi, Ml

55.27 lsF
-15%Shape

-20Yo Corner
SE.+s

29580 Hudson Dr

Novi, Ml
4/rs/2022 Sz5o,ooo

1.09 ac

47,48Q sf
Zone l-1

+I5%Size 52.178/19/2022 S3oo,ooo

3.65 ac

158,994 sf

Zone l-1
s1.8elsF

22650-22750 Venture
Novi, Ml

53.8elsF -I5% loc 5s.sr
48473 West Rd

Wixom, Ml
72/2r/2023 S44o,ooo

2.50 ac

113,256 sf

Zone M-L

s3.66/5F -15% Shape Ss. rr46914 Magellan Dr

Wixom, Ml
s/17 /2023 s200,000

L25 ac

54,624 sf
Zone M-1

Sale

Date
Sale
Price

Price/SF ADJ. S/SFNet Site AreaAddress

Sale #l is located on the north side of Grand River

Avenue at 45800 Grand River Avenue, approximately

4 miles northwest of the subject. This sale provides

approximately I 86 feet of Grand River frontage and a

total site area of approximately 2.0 acres or 87,120

square feet of land area. The property sold fanuary of

2023 for $425,000 indicating a unit rate of $4.88 per

square foot. The property was marketed as land for

development, yet at the time of sale there was an

existing house and outbuilding. We have applied an

estimated cost of demolition to the aforementioned

sale price, presenting costs generally incurred by the buyer necessary for development.

The addition of estimated demolition costs to the purchase price results in an adjusted

unit rate of $5.II per square foot. A further discount, considering the Grand River

location offering superior exposure is applied accordingly. The property is zoned OST

representing its highest and best use. A further discount has been applied considering

this more comprehensive designation. This sale has been chosen and included for its

City of Novi and I-96 Expressway corridor location and acreage for development. All

utilities are available to the property.
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Sale #2 is located within the Beck North
Corporate Park approximately four miles

northwest west of the subject in the City of Novi.

The parcel is approximately I.09 net acres or

47,480 square feet in size. The site offers

approximately 170 feet of frontage on Hudson

Drive and 2l I feet on the south side of Desoto

Drive. This corner location provides for superior

access and is discounted accordingly. The property

sold April of 2022 for $250,000 representing a

unit rate of $5.27 per square foot. The topography is open and level at road grade.

We have chosen and included this sale for its City of Novi and expressway corridor

location and similar Industrial zoning.

Sale #3 is located at 22650-750 Venture Drive within the Hickory Corporate Park

approximately .25 miles east of the subiect also in the City of Novi. This sale involved

the purchase of three lots (22-26-402-023, -O2l and -O22) totaling 3.65 acres or

158,994 square feet. The property sold August of
2022 for $300,000 representing a unit rate of

$t.Sg per square foot. The topography is generally

level and open to the north and wooded at the mid

and southern portion. As per public records, the

property was purchased by the owner of 424OO 9

Mile Road. It is zoned I-I for light industrial use

and all utilities are available to the parcel. The

property is to be improved with a picldeball facility. This sale is chosen and included

for its proximity to the subject. The lower unit rate recognizes the larger acreage yet

remains the lowest unit rate compared to the remaining sales and competing listings in
the area.

PG 30 of 76



Sale #4 is located approximately four miles northwest

of the subject at 48473 West Road in the neighboring

City of Wixom. The parcel is approximately 2.60 acres

or 1I3,256 square feet in size. The site has

approximately I7l feet of frontage on the south side of

West Road and a depth of 565+/-. The property sold in

December of 2O23 for $440,000 representing a unit rate

of $3.89 per square foot. Our discussion with the listing

broker confirmed the sale price and terms. The property

was purchased by the adjacent property owner for undisclosed use. West Road is a

three lane, asphalt paved access road with all utilities available. The site is generally

level and open to the south and wooded at the northern portion. The property is zoned

M-lfor light industrial use. We have included this sale for its light industrial zoning

and I-96 expressway corridor location. Further, this transaction represents the most

recent sale and is included as representative of recent market conditions.

Sale #5 is located proximate to sale #2 & #4 and similar in

size to the assembled size of the subiect property. The only

adjustment warranted is for the superior shape. This is

discounted accordingly. This sale provides approximately 201

feet of frontage and a total site area of approximately I.25

acres net acres. The parcel sold May of 2023 for $200,000 or

a unit rate of approximately $3.66 per square foot. This

property is zoned M-l for Light Industrial use. Only one

discount is warranted for the superior shape and applied

accordingly.

A competing listing is located six lots north of

the subject property and across the road at

22735 Heslip Dr. This listing involves a

vacant site approximately l4O' by 406', very

similar to the subject property as assembled.

The property is listed for $200,000 for l.3I
acres indicated a listing price of $3.50 per

square foot. Listings typically represent the

LISTING

SUBIECT
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upper limits of the market. In this case, the listing provides strong support for the

value conclusion associated with the subject property as assembled.

The highest and best use of the subject as assemblage land to the adjacent properties

results in an underlying land area of I.0+/- to 1.5*/- Acres. Extraction of data for this

report we have placed emphasis on the subject's City of Novi location, industrial use

within an identified industrial park and size while considering its highest and best. We

havc gathcrcd sales from the City of Novi and the adjacent community of Wixom from

the years 2022-2023 representing various sizes frclm approximately 1.09 acres to

approximately 3.65 acres in size. These properties illustrate the market forvacant land

available for development. Before adjustments are applied, we have unit rates of $ 1.89

per square foot to as high as $5.27 per square foot. Our research of the subject market

through local multi-list and various brokerage firms ider-rtifies a strengthened marlcet

beyond recent world events, yet no market adjustment for dates of sale is warranted. This

is further supported through a simple comparison of sales within the market grid.

Adiustments have been applied within the market grid for other market recognized

differences. Comparable sale #3 is larger than the subject which would generally

warrant an upward adjustment. Additional adjustments recognize main road frontage

location, corner access amenity, superior zoning or shape.

The subject is identified as L0 to I.5 estimated acres of underlying land as assembled.

The comparable sales above are included for comparison as vacant land available for
industrial use within the subject market in the City of Novi and in proximity to the I-

96 expressway corridor. Sales #2 and #5 represent the most similar in size with #3
being the closest in proximity, although discounted adjusted for its larger acreage. With
market recognized adjustments applied for zoning, size and location, a range from

$Z.tl per square foot to $3.43 per square foot is recognized. This also illustrates a

median of $3.1I per square foot and an average of $3.02 per square foot. Reference to

the competing listing is given at this point representing an asking price of $3.50 per

square foot. We find the subject aligns itself best below the listing price and near the

median and average consolidating all differences and supporting a unit rate of
approximately $3.00 per square foot.
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We have considered these sales with consideration given the subject's assembled size

and location in conjunction with overall market conditions for industrial development.

Considering these factors an emphasis at the average and median of the adjusted range

is supported for the subject or approximately $g.OO per square foot. This rate is

applicable to the subject 0.35+/- acres or 15,320 square feet.

The following calculations applied represent the value of subject property as of

August 26,2024.

15,32o square feet x 3.00 = $+5,960 or $46,000 (Rounded)

Conclusion of Value

This property has been valued utilizing the sales approach for support of the final value

conclusion as of Augu st 26, 2024. A unit rate has been extracted from the market data,

recognizing $3.00 per square foot applicable to 15,320 square feet for a value of

$46,000 (Rounded).
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CERTIFICATE OF APPRAISER
The undersigned does hereby certi$ that, except as otherwise noted in this report:

Norman G. Thomas, ASA, SR/WA Date

I Michigan Certificd Gencral Rcal Estate Appraiscr - Pcrmanent l.D. #120500I223

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

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.

Such appraisal has been made in conlormity with the appropriate State laws, regulations and policies and procedures, the
Uniform Standard of Professional Appraisal Practice ofthe Appraisal Foundation and the organizations in which I belong.

That my employment or compensation is not contingent on an action or event resulting from the analysis, opinion, or conclusions
in, or the use of this report. My compensation is not contingent upon the estimated market value of the subject property. The
appraisal assignment was not based on a requested minim valuation, a specific valuation, or the approval ofa loan.

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

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

That the use of this report is subject to the requirements of the International Right of Way Association relating to review by its
duly authorized representatives.

That I have not revealed the findings and results ofsuch appraisal to anyone other than the client and will not do so until so
authorized by the appropriate officials, or until I am required to do so by due process of law, or until I am released from this
obligation by having publicly testified as to such findings.

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

We have not performed valuation services as an appraiser regarding the property that is the subject of this report within the
three-year period immediately preceding acceptance of this assignment

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

My compensation for completing this assignment is not contingent upon the development or reporting ofa predetermined value
or direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or
the occunence of a subsequent event directly related to the intended use of this appraisal.

That based upon my independent appraisal and the exercise of my professional judgment, the market value of the property as of
August 26, 2024 is

$46,000.00

August 30. 2024
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B

Location
City, State, Zip
Property ID #
Physical Description
Date of Sale
Sale Price
Terms
Grantor
Grantee
Land Size
Road Frontage
Present Use/Intended Use
Highest & Best Use
Zoning
Purchased for Assemblage
Utilities
Street
Wetland Area
Adverse Effects
Price/SF
Verification
Remarks

45800 Grand River
Novi, Oaldand, MI, 48377
22-r6-426-003
Level, open areas, treed on property lines
r/26/2023
$425,,000 + $20,000 demo
Cash Sale

Harry T Varteresian & Robert M Varteresian
Moslem Shriners
2.0 AC (87,i20 SF)
186 Front Feet
Single-Family Residential
Officeflechnology Development
OST, Office Service Technologr
No
All Available
Paved
None I(nown
None I(noum
$4.88 or $5.1I with demo costs

MLS, Public Record Data, Deed
Requires demolition of existing single-familiy residential
home and outbuilding
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EXHIBIT B
PERMITTED EXCEPTIONS

Fils No 10015432C
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2. Th6 lEn. ii ary, of rsl slate laxs. ersssrraDls, andlor Nalet arx, .ewr charges. not yot due ard pnyabl€ e lhal
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nsy bc added to the ldx roiis c{ iax brll gfie. the Dalo of ClosinQ.

3. t)il, 96s a$d nroersl {eseryrlicos c{ flery kiod ard nalure and sl! rghls, pti./ile!]e,s pedinent tr incidenlEl therelo,
recoaded c [nrsorded.
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qsnbGn

Location
City, State, Zip
Property ID #
Physical Description
Date of Sale
Sale Price
Terms
Grantor
Grantee
Land Size
Road Frontage
Present Use/Intended Use
Highest & Best Use
Zoning
Purchased for Assemblage
Utilities
Street
Wetland Area
Adverse Effects
Price/SF
Verification

COMPARABLE 2
29580 Hudson Dr
Novi, Oakland, MI, 48374
22-04-378-OO4
Level and open, corner, within industrial park
4lLs12022
$2s0,000
Cash Sale

MNSS LLC
Eagle Rock Novi LLC
r.09 AC (47,480 SF)

17O +l- Front Feet Hudsonl2lI */- Front Feet Desoto
Vacant Land
Industrial Development
I- 1, Light Industrial
No
Gas, Electric, Sewer
Paved
None l(novrn
None l(novrm
9s.27
MLS, Public Record Data, Deed
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OAI(LAND COI,JIITY IRTASUR€RS CERIIFICA TE

I H€RISY CERTIFY llral llrerB itre rlo IAX l-l€NS or IIILES
hel.l hy lfle $de or afly indMdual agdnsl lll€ willdn .lesctidlon
and aii IAXES on sanle afe pakl for fr,r? !,ests ptarlous lo llle
dale ol lhis inslruneril as apnears lry lhe te€otd8 in lhe otfice
exceptas slded 4nAnOZz
Rcrrlswed Bu SR
2021 Hot Eianrined
S-4. 135, Acl 206, 1893 a8 ameilled
ROBCRI VVIIIEHSERG, Cot,rry ftaasuret
4n6no22

SFerlal Assessnrenl

373807 Liber 57?23 Page 7,1 thnr 76

4Q8n022 1254:51 PM Recelpl #0m2T1975
126.00 Misc Recordirrg
$4,00 Rernonurnenlatioil
15.00 Automation

$2,t50.00 Transfer Tax
PAID RECORDED . Oakland Corrnty, lt$l e.recorded
Lisa 8rown, ClelURe gisler of Deeds

Mrilf,ifc?in
Grbd
&m22
00mr s t5

WARRANT' O='6

-fffi,flh'trf i
; .'1 r l'-: t2r6(O Co l}/,.!jsf) t""'s,' f

KNOW A[ PERSONS BYTHESE PRESENTST That MN55, trC a Michlgan llmlted llabllty company
whose address ls 1695 Balsam Way Mllford, MI 48381
Convey(s) and Warrant(s) to Eagle Rqc* Novi, LLC, a Mlchlgan llmlted llablllty company
whose address ls 4141 Eagle Rock Ct., Grandvllle, MI 49418
the followinq descrlbed premises situated in the Clty of Novl, County of Oakland, and State of Michigan
to-wlt:

SEE ATTACHED EXHIBIT "A,

Commonly known as: 29580 Hudson Dr, Novl, MI 48377
Tax Parcel # 63*50-22"04-378-004

for the conslderation ofl Two Hundred Fifty Thousand and 00/100 Dollars ($250,000.00)

subject to easement, use, bulldlng, and other restrlctions of record, if any

Datedr April L5,2022

Slgned and Sealedi
MNSS, LLC a Mlchlgan llmlted liabliry company

Sole Member

31-7ffibR-fS

TnAHSHAn0il TlTt s AcEl,tcY 0F ill
llA$0ilBuRGElllllllllllllllS8Dll,Hotl,LLC

24S E${ Hllt Rd. 3ufrc C

Grand Elang tl {81i9
(110) 390.1200
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373807 Liber 57?23 Page 75 thru ?6

(Warrdnty Deed (page 2) dated: Aptil 15, 2022
between AtVSS, t(C a Michigan ltmited llablity company, hiler(s) and Eagle Rock Novi, LLC, a Michlgan
lim lted lla bll lty com panh PurtJl ase( s ). )

STATE OF MICHIGAN

brn q"rt
)
)ss
)COUNTY OF

The foregolng instrument wcs acknowledged before me on Aprll L5, ?022, bV Nosh Slnishtaj, who ls the
sole member of MNSS, LLC a Mlchlgan llmlted llabllty company.

/!
Notary Name Prlnted:
Notary Publlc
Actlng in County

County, Mlchlgan DEBORAH L. GIMRD
ilolsy ftnfic, Gm!.3 Cou{y, &&M{r

Acen h Garceee County Courty, leJlrplr
tly Cw*ton fu&a tZU6r20t0

My term expires:

373807 Liber 57723 Pase 76 thru 76

Exhibit "A"

Unit 5, Beck North Corporate Fark-Novl, a Condomtnlum accordlng to the -eoneolidating"]uastsl
Qegd recorded ln Llber 29298, Page 637r as amended by Flrst Amendment to Consqltdating
Masterneed recorded ln Ljber 31608, Page 491; S€cord Amendment to consolidatlno Master
De€d recorded ln Llbcr 36625, Page 450; Thlrd Amendment to Consolldalho Master Deed
recorded ln Llbor 39407, Page 518; Fourth Amendment to Can$alldatlng Master tleed recorded
in Liber 40O90, Page 777i Fifth Amendm€nt to consolidating-Master_Deed recorded ln Liber
47255, Page 841 and Slxth Amendmentto Consolldatlno ltlaster Deed recorded ln Liber 50099,
Page 58, as amended, ln the Ofnce of the Oskland County Register of Deeds, and deslgnated
as Oakland Counby Condomlnlum SuMivislon Plan No, 1264, together with rlghts in general
qommon elements and llmited common elements as s€t forth ln sald Mastef Deed, and
amendm€nts thereto, and as descrlbed ln Act 59 of the Publlc Acts of 1978las amended.

63-50-22-{4-378-{0,r

Drafted by: Nosh Sinlshtal Return to

MNSS, LLC a Michlgan llmlted llabllty company
1695 B8lssm Way
Mllford, MI 483Er

Eagle Rock Novl, LLC, a Mlchlgsn
llmlted llabllity company
4141 Eagle Rock Ct.
Grandvllle. MI 4q418

County Treasure/s CertiRcte City Treasurer's C€rtifi cate
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Location
City, State, Zip
Property ID #
Physical Description
Date of Sale
Sale Price
Terms
Grantor
Grantee
Land Size
Road Frontage
Present Use/Intended Use
Highest & Best Use
Zoning
Purchased for Assemblage
Utilities
Street
Wetland Area
Adverse Effects
Price/SF
Verification

22650-22750 Venture Dr
Novi, Oaldand, MI, 48375
22-26-40r -02r, 022 & 023
Generally level, wooded to the south
8/19/2022
$300,000
Cash Sale
CPG LLC
I(el Investments LLC
3.6s AC (rs8,994 SF)

459 +/- Front Feet
Vacant Land
Industrial Development
I- l, Light Industrial
No
All Available
Paved
None I(norvn
None I(norvn
$ 1.89
MLS, Public Record Data, Deed

COMPARABLE 3
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cs02t
ealm??
t26.00
tl,00
t5.00

Liher 58078 Paqe {30 lbru 433
2:44r14 Pft! Receipt #mm44246

ftll*c Rocrrdinq
R€moflumsnlallun
Automatiorr
Tlander Taxx?Jm,00

ucf #
AU0 3 0 20U

no8gfir
8rc. ll!,.f,!9, Ad 116, l89l rs

DrafrGd By:
r"aren L" wiit$le. Authollrcd Agent
Kel Inve$tmeflts, LL,C-
3266 lnterhlksr Drive
West Sloomhdd, MI {8121

PAO R[COR0[O - Oakland County, Ml
Lioa 8rown, ClerkiRegider of 0ceds

Trertqu Mrfl5{fntf,n
OdlldraJ
SAJr:OZ2
rl003dda€

*fiisr
I *i;l? i

rii$u:

ffiRt $rilt
THffiSMTRI
$3:10.F .oo
$2,?31.60 I T

*ti*t*
awndd

r3G6S

WARRAXTY DEED

CorPorAte(f ltr$e{(ondertrM)

R*r*iloi
CPG, LI.C

43643W9MiteRoad
Nortnville, t4l 48167

Send fax Bi$r To:
CFG, LLC

43543W9NileRuxl
fYorttwllh, F{l 481G7

Reccrding Fee: $30,{,S
Frle llun*;er; 969677 6ll

State Tra.tsfer Tax:
County Tralosfer Tax:

$ Tar frarcel No,; t2"26'{01'02L,27-26-
$ 401-022,21'?6.401-023

Know Atl persons by fhese ftesents. Th&t KEL InvE tments, LLC! e Htchlgan llmlted liablllty companY'
forrlrerly lnown ec KEL tnv€stne6tt, a lrllchlgan Co-Partnershlp
whose addre5s L 3265 lnterlak61 DrivE, West Bloofi*e4{j, f4l 48323

Convey(s) arrr! Warrant{s) to CFG' LLC' a Mlcftlgan limited llrbillty aomFrny
whose address i$ 41643 W 9 Mtle Road, Nortlivilie, l'tl 4S167

the folbwrr4 des{ftbed prenriseb sitdated il] the CltV of No{i. CoilnF/ of Oakland, 9tate of Mithi$a.1, to 4'li:

(SEE ATTACHED FXHIBIT A)

F1orc comnonty known ost 22650, 12750 & 22700 vcntute Drive, l{ovi, MI 48375

For ilw full con5ideration of: Real Eslatc Trtndef, vtliratlon Affldavlt on Flle

$tbrect Tot

See attached exhibit B - permitted exceptions

!{' ,*

REVE|IUE TO BE AFFIXED

AFTER RECORSINO

!,_

.,-:q
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.-i ,:':
- c; r"r
?r'tt' ' r--l l'r!r: c:'Jfii:c
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fi
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6t

Wr"* Amcrkan fitle lneurancc CompanY
oK {.ts

tllTiJRN TO;

Firtt Arne.if,ae Fitk
IOl9l t.6.rnd tiver, Sts I
Br!€ir?6n, Ml 481j.G

{
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1m2l Llb(r 58070 Parte .l3l thtu {33

(W b d /Edttt t pt d,a@ Od e1' t tOd'c rq m72 Mt t(EL lnaw*, uQ t'gAWt nrW Wr 6rwtI lfiaf/ lffir'a m. n'''nag a n,c86t @-,al'l'Ed& 6 Wil sn CFC,

uC a r'rurF6n Enld My antgany. s ht@s))

Ded dils Ausd 19, 2022.

cdl.'(6)E

XEL Inv6tsrb, LLC, a i4id$otr fltr*€d lbMy
oflpiny, futrrsly lffin 6 XEL lnwstrtnB, r
Hltrbil C&hrtr€r$iD

(ds
Tldar Arfishd Agst

smor h*chraan
cilntyd l\g1L-\ A/l

TfE fuEgolrE hstrffirt rc aclcudcdgnd beiort m
t'!a Au.attq eorlbxe6L
Wlrte. ArFrstel lffurt of XIL Inv{sbrFtt Llc, a
Hdqln l[hlEd Sdity coilpdty, fumaty la!6,vtt s KEL

lnrc*cnE, a MlcNgn CeParh€r$b,

lLt, r'-,'-\-
ian hrb&:
mmw Co,ntv/sbt", / n Afoola' trf
Cqnty Adhg In: Dd'(lAnd
Commision Erri6: tO - Oq - ae\

438021 Llbor 58{l/fl la(e .132 lb.il -133

EXHIBIT A

Land sit€ted in th€ Oty ol Nwl, county of Oaf{lard, State ol Michigan, descntted bs lodffil

Lors 19, 20 and 2l of HICKORV cO{rtOMlt PARX, d.ordnq to the plnt thedf €cwdal ln Liber 216 ol Fnts, PBgd I
lo 12 ol Oak,aM County R{o.ds

Tar Pd@l l(unbs: 22-25.401-021, 22'26-4DL'022, 22'26'401'423

LoF Iq La\ La l.ot 1-l

1m021 t.lb{!. 68076 Pn(ts J33 lbru .133

EXHIBIT B - Permitted Exc@tions

Trc ard ffiiE 0d dE dd payEt{e.

Tffi and Cqldiths @frIrud h FerE Um Aglmt 6 diqh6ed by lr$rffnt md€d lf, Llbs
5448, pagr 608.

EffiE(s), R4stuldlq6 ed/tr Setbad UE, it ary, 6 di5do6€d by the lwded CaL

lnt€resf ot odEE h dl qE and ry{E6l righti, tr my, e.fi€ds d sot rrrydd In the trblk r@rdi.

htHrst it dy, d he UdH ffi, SE d nkhbil, tr aoy pdiUol sbdivlsld $ecof, ln ttE dl. 9d
and fr*Hts in and unds and tnat may be podrcd ftom tlE dfiorcd hnd.
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Location
City, State, Zip
Property ID #
Physical Description
Date of Sale
Sale Price
Terms
Grantor
Grantee
Land Size
Road Frontage
Present Use/Intended Use
Highest & Best Use
Zoning
Purchased for Assemblage
Utilities
Street
Wetland Area
Adverse Effects
Price/SF
Verification

, 
..,. _ .4 '. 

.,

48473 West Rd.
Wixom, Oaldand, MI, 48393
22-OB-100-064
Generally level, wooded to the north
r2/2r/2023
$440,000
Cash Sale

D&VEnterpriseLLC
Carpani Properties LLC
2.6 AC (r r3,2s6 SF)

17 | +/- Front Feet
Vacant Land
Industrial Development
M-1, Light Industrial
No
All Available
Paved
None l(nor,r'n
None l(nor,rm

$3.89
MLS, Public Record Data, Deed, Broker
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RCV'D Ail17,AO?4

OAl{LAfiO COII{TY IREASUrun;S CERTIFICAT€
Ihls i$ to c$finrlhAt lllsto ae no de[nlttefit plofislty
laxes as d ihis dsle osred lo our oflice on lhis prolffily.
Hn renresrntalrom is nrad€ 6 to lhe Slalus of trylaaEl..s,
lax Bon6 0d llll8s orrl€d to ilt, olh€r silit!6t.

ill?2024
ROBEtlt VUtf EISIRG, Ctxntty lr easrrer

6.tl{l So{. 135, Acl ?m, 1$H} as amslldsd Mll'

tHl5tl19 Liher 59114 Pase 6dl t$ru $61

ll16/21124 10:15:52 Al! Receipt #0{1$113278
$a$J0 Mkr: Ru{:flrdiuJ
$,1n0 Remonumgntallon
55llO Autl'matlofi

$3.lB4JlU Tran*fsr Tax
PAltt RICOROFD - Oakland Counly, iill e-recorrled
Liro ilroqn, ClerkrRegi*lsr nf Deedr

MrilillfsTln
ItRl" TSTRIT

IRMSruflTRT
'|1164 |rl lx,
l.i :Jt rltrr 5T

114P,}l'l
I l {Er:{T)ri
safi I i 1?!1]

{Jekl{{J

WAFNAHTI DEFI)

CHIRCO TTTLE AG€NCY, INC rf;v,aid-'rr!!l! h..iaE!
ittahlt?a"ltY)$?hFlx.r l{a.p*. ,l'v$ , .91 I ilni( S hll 4F,:llil

D*VWixrrrnErrtcrpri*e, l.,t"C,nlJichdgnrrlfur:ilcdllobilityc+:npany.G"$ntirr, urt!o*€tflddfl.88iBfiO45Sim$
Drlvo, $u,lc ?" Slfrrlhq Helt]fi|s, lvll 4{t313, crortvp+E Bnd \rr$rr$lt$ lo CtirF,nJli Pru[$di{Er. t-|.i, a Mir,ltignn
linri{eql liability company, Granlee, ,ahor:e addiess is 485F5 Weel Road, \!ixcn, Ml 48393, lhtr rronri*us
rn the Ctty of //tx{rn, C$rnty sl Oqklflnd, Strl+ ot blich{S$n, described ofl lhe sl!.acl'diJ Exhit}it A,
c(xnNonjy hrH\ln Bg dl{t4/3 we$t Hr}dd, w(rorn, ill 49383, lof thc considefatiill of Fo{jr Htin(lrBd Rrrtv
Ihousand Ard !la/1tlJ DollD.is) ($rliltt,iFJ0,0{l!, sub$cl lo e;tr+e.ments, re$iriftione ,:nd zol1irql nrrliulnces
0t rccord, iI eny and lo lhe tilxes utrclr bocemo a lien on Uec€mber *1 , ?022 unrJer !'lichigan PttHic Act
14,1 a! lS95 and ,/,filch bsccrne due afld pil'r,lbl€ afler ln4 dstc d this dBed.

Gr.rnlot grcnts tD Gr0n10e thc irght to mahe all drvrgiof(si 'rnder$oc{ion 1Otl ol tile hftC dtvisaon ac{, MCL
sGO.1UlJ, pluF any nnd Ell bon!s drvisiorri and r6diri6rons thrs pmper{ymay be localed within tl'c victn[Y
of larmlarld or e farrn ot:eralnn. Generdlly a6cepled aAacultr.ral srld madag€ment Frccb{es lh;t maY
generilt{: noi$D, duFl, odorr, ana o1h!r{ aes.Jciahtd colrrJrliorrs m-1y bE u5ed End ero prc*ccted by lltc
Mrchigsn REht l{J l-arm AcL

DilieLi [Js,;erlrt]er 31, 202IJ.

$ & V U.tixrrrr fiiJlrJrpr:riB. Ll-C, .: lticlrlgl#i
lirurit*<J lialiiiLv

nl[.ng4pe
[,ler rrlter

5 j:A-l'tE OF tuitCrilGAN
r::OtlNIY OF OAKLAN$

Thfi lor&qotnq lr1Elrumofll rvas acl(ftolt't€cAc
lhe lJenrber ol D & V Wixom g!-:terpriso, LL

ffi C,rnrrri,srion Erpiret: -

t: in l4r:.+

d betore ms thrs ?lst sf DBcG{r.bsr, 2323 by Danlel l;|lLf,s0o,
C, a ilehrgan;irnrtad lEbillty conrtgry.J

Ito{F l frbfie 

- 

dEnty, lldidrqan

P
8t!ts o, M,rtuq{l

f,t6cfimi)
t*y Etti 6t ;{r i,X

ln tr

2
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lnstrrment Draltc<t 1?y:

Daniel DiLeggc
0045 Sirnr' Otive. Su'te 2
Sterling Heiqhls, Ml '183'13

Wherr recorrJed return [o:
Carpani Properties, LLC, a
['lichigarr limiled liabilily
o\)rnpany
48505 Wcst Road
Wixorn, f\l1 48303

005019 liber 59114 Page 662 tbru 663

$end subsequent trix bills to:
Carpani Propertres, LLO, a
Michigan limited liaf,ility
company
48595 West Road
Wixorn, Ml 4&393

Tax ltem Ncr 22-08-100{64

Recorriirtg Fee $35.00 Couniy Tr Tax: fiM,00 Slatc Tr Titx: 93,300.00 Totat I'r 
.Iax: 

$3,284.$0

005019 Liber 59114 Page 663 tbru 663

EXHIBIT'A*

Commen;ing al lhe North 'l14 corner of Section B, Town 1 North, Range g East: thence Soulh 86 degress
30 minutcs 30 scconds Wast 3411 .09 fcct qlong thc North llne of sald Seclion B tc the Point ot Ecginning:
thoncc Soulh 02 degrocs 57 minutes 3{J soconds Easl 692,/0feeti thence $oulh $4 degrees 49 minL.rtas
45 seconds West 1 /0.68 feet; thence North 03 degrees 0.1 minutes 10 seconds West 698.14 fcel to $aid
Narth line; tlrence North 86 tJegtees 39 minutes 30 seconds East 1'71,30 feet to the Foint ol Beginning.
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Location
City, State, Zip
Property ID #
Physical Description
Date of Sale
Sale Price
Terms
Grantor
Grantee
Land Size
Road Frontage
Present Use/Intended Use
Highest & Best Use
Zoning
Purchased for Assemblage
Utilities
Street
Wetland Area
Adverse Effects
Price/SF
Verification

46914 Magellan Dr.
Wixom, Oaldand, }lII, 4837 7

22-09-LO2-OOr
Level and open
sl1712024
$200,000
Cash Sale

46820 Magellan Drive LLC
Pellumb Gjokaj & Giylana Gjokaj
1.25 AC (54,624 SF)
201 Front Feet
Vacant Land
Industrial Development
M-I, Light Industrial
No
All available
Paved
None I(norrrm
None I(nown
$3.66
MLS, Public Record Data, Deed

COMPARABLE 5
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RCJ/'D 05117,2023

OAl{truff} COI$ITY IRf,ASTJISRS CERI If ICATE
I HfRfSV CmnfY mil there ars no TAX LjH{S 0r IITLI$ hell by
sil&e q' ary lndlvftluil a06xrs lh€ $r{hh desctltrtkn ild d] TAXES
ffr lhe atrna tre mftl for fiw rcars prsrriruf lo tlm dde (f tlris
inflf umeril r$ r{44frr$ hrtlle n}cfrdr ln lhe (ilftce except a3 $ded
Rrtdumtl S mb 5/1ff2023 llol Exam*Ed
S€c. 135r Af,l 2m, lSSl as amundxl
ROE€RI YvtTTtltrR6, C$n{y lred$urer

Spetld Arse8Brndnl

rvEs
of Megel

054675 Llher lffil? Page ?il!l tflu ?trO

5/1Bntlz3 12:dB:{!l Pill Recelpt #mm19766
i26.00 &iac Recording
$4.00 Renronumenlatlon
t5.Otl Aulomation

i1,t20.00 Tran$er Tax
PAID RECORDED . Oakland Countyr, Hl e-recorded
Lisa Brown, ClerURegister of Deeds

Mrtfrlfulfln INRilSTM IRT

ffiRI. TSTf;It

Qrklend
5/.lgr2m
s0D€39?[€

tlto to
$ 1 .5or') LT ET

1B{

WARMNTY DEED

KNOW ALL MEN EY THESE PRESENTS: Thst 46E20 Magellan Drive LLC,
1y'lhose add€$s is: 46E20 !,4agellan Dr, Silite A, Novi, M148377

Convey{$) and'varranlfs) lo: Pellunrl: Gjckaj ard Gjylan€ Gjokaj,
Whose addrese E 2321 ClBii i-n.. Wxom, Ml 4831i3

The lotlowing Sescr;bed'premis+s situeled ln the Wixom Clty, Ccilflly ol Oak|6nd, and SliitB ol Michig&{r, io.,,vit:

See ExhLbil A attached herelo

Tog,ether with aJl and siflgular the tener]',€nis, heredilamelts aDd appufler€nc€s lhs{6{nto be{orqing or in anywsc
apperlainrng,

For the sum of T',cs Hundred Thcus€nd And t'{o1100 Octlars ($200,00O.O0)

Subjeil to sasEments eFd rastrictione ci rocord, if ar-ry..

Dated lhi6 17th day cf Ma,1, ?{i?3.

Signed by:

4tiE20 fulagRlla.n DrivE l.LC

Bv, .., l',.+i .t'tzl' -.-
Scoit Karnon
AuthddTed Aqenl

STATE OF IVIICF.iIGAN

couNTY oF l*\r*\$h'\\)

*fffiF
'S'ffi r

Ir;gfti

belode in{: rniu i ? aay rf ..,-i'Or*\ , 20-f,1by Sco{
Drive LLC =-_-_

rc

F Nsilrel'lnl(!r\t\\t-q: (1{\tttti' Fttcql-''x
l,{t Conrn rgsron Exprres ,_. 1,5;lZU _
DRAFTED EYAND WHEN RECORDFD RETURN TI)
/M S, Ti$s Agedry. L1"C
1SS77 W. 10 lvlile Rd.. Suite 21Q
Souihiield, lt{I 48C75
M$T-23-008255
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054675 l"lber 5S61? Page 210 tbru 210

Exhlblt A

Land siluated irr *1e Cify c{ V"lixcpr, Cotrnty of Oekland, Silele ol Michigan, to wt

Unit 1, Eeck Wecl Csrpc{ats Fark-fr/ixonr CONDOMfl.ilUM, acccrrling to lhe Master Deed recorded rn Liber
17e23 Pagee 529-5?4 bolh inskr6i\,e, Oakland County Reca{ds, ee aFended t,y First Anrerdm8nt fEco{dsd in

L.lber 1 g94E Fsge 847 and $econd Amendmonl reeorded in l-iber 1$946 Page 8S 1 , and designaled ac Oaklisnd
Coilrly Qordo{ninium Subdrvrsion Pfan No. 1060, togelfrer vriih righta rn the genera{ cc}mfi:on elomertls snd the
iimited toffflloft elements. as sst lorth rn ths abavc Masts{ OeEd (and Ainerudrnerrts ttereto) and Bs des€nbed {n

A{:t 59 of the Publlc Ac{+ ol 1978, ss amended.

Farcel lD 22-Ge-102-00 1

CJK/A 46914 Magallan Dr, Wixrxrr, Mt 4A3cJ3

t"l5T-?l.rD.q?E5li 0l.FSai tl6srilpli(n
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t\t p rr,

rll,g,yl:^P,g,rE

I.3I ACRES INDUSTRIAL. HESLIP DRIVE
22735 Hesllp Drhre, Novl, M|483175

FOR SALE
EXCLUSN4LY USTED 

'N
JOSEPH EVANGELISTA
Atiri J:i
la/lngclista€tthom€sduk .c!rn

MARK SZERLAG
5e,r;irr 90r::e;
msrlqothorncduk .cofii248.47637o,o,
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THOMAS DUKE
t {)Mf,rtnr-tat Pf ,ll F\lAtf

OFFERII{C StJlffiAITf: 22735 l-ledip Emve I l.lot/i, Ml 48375

PROPCRWOVEMNEW

n.3 1.31ac (5/,063.f) lnttrfrbl Zdtd Lot is qp d tha tH Evd* Jb. b Goflplcb tE Hct{p lndt!ffiil Prft. Thcrc are mt
bo rsty indrlti.l pedr lrtt rifan l{ovi hat @ rd o.{y for rEb, hrt abo vic\rd by tlE t'lrfcidity s. hdll.frial rylwed ar thc

ldglat & bcC urc.

OFFERIIIG $'NAtr
SabPrhe: tm,m
Ld Sia: 1.31 Act€3

Price / Acr": t152,672

Zo.ing: l-1 - LiJtil |tdultid

PROPERIY HIG}il.IGIITS

r 1.31 Acrs LdZdEd Lbht lnd$id

o Apgrorind Ld Dirursinr: 1,{O (W} x '{}6' (L)

r H Rcody S lmprq/GrE tt! t Af Ufilic! (Wbbrrscstr) at SiE

o Gcot l-o${ict - C[rd( !cc.!o b L96 dd l-275

r low lnvenbry d lndrtirl Apptotlc<l lmd Avd€lac h fbvi. Onc d ttc Final

Pdbcompacb lL.$Ifiw
r lrldr.ctbl Zc-rg lnbnndim locabd wi[it &odtue

Tfunr A*c Ccnpry l2{€..474.fl6
3nn0 Gilrd Riycr I Frratbn l{b, lll4&ts5

tlsnrrd.*c,cqn l2

PG 53 of 75



D THOMAS DUKE
i0\arrt{( ril flrar ftt.\t!

PROPERW INFORMATION. 22735 Heslip Drive I l.lovi, Ml 48375

PROPERTY II{FORflATIOI{

Ssle Price:

PricetAc:

uli&ic.:

Legal t)€scription:

APN:

$m0,000.00

$152,572

OVWbb&Sffi
T1N, R8E, SEC 26 NOVEX
€NE N 70 FT OF LOT 15
&s70FTOFLOT16

50-22-26326015

PROPERTY I]IFOilAIIOII
Lot Size:

Plrop€rty Type:

z$iry

Trafic Count

1.31 Acreg

l.lrhE&ial Lrnd

l-1 - Light hdlttial
9 LBe Rd - 6,888 Ypdt2022)
lloviRd - 17,130 wd(m22)

LOCATIOI{ ll'lFORtAnOl{

Locatcd in l{ovi - a Clss3-A communiv with condsierit populdion groyrfi E a high qdiv of hriq- lltu p6d k eruirlaHy
1,400'from 9 Mile and po€e3 qreat hJislics (quid access b t-96 6rrt l-275).

.t
W l0 Mile Rd

10 Mne Rd
lrtW l0 Mrle Rd

ift

tftqe

]7

WILLOWBROOK

#"'
OK

Iv-*'t' 1'
,_Ji

f ORCHARD HILLS

"IMEADOWBRO
LA(,e#

,,.V.,

A-
EI]AGE OAKS

tI runrtE cREEx,d
y' cxasr ranus
; Map d8ta 02024 Gsgle

\i'r'?0

lhomalduhe.m | 3
TlEffi Oul€ CornFany I.24€.4J6.TN

37000 Grod Ris i Fffiingbn Hille. Mt 48335

ADDmOITAL PHOTOS: 22735 Heslip Drive I l.lovi, Ml ,4375
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r t{a*l

T' THOMAS DUKE
coMil[ll(.'l Al (t^t tsr rt

RETAILER llAP:22735 HeslaP Drive I Novi. Mlil8375

custom Personallred Lat{n Care

Harada lndustry of Atn€rica
Saddle Creek Apartments

Midwest Door & Window

No\ri Flre Department Statlon 3

Erooks Utility Products I lrl?lii r(.!

t:'+,

*-

9@
GEEE@

@

-r

-

rl
t t /.1 r\,'"rPf. 'i i

I
{[., ]1,',,t' l lt l'.t@

1:

@w
a

4*

Eg1,ti 

-b

ltdEr Or. C@q I 1{8.2t7G.3rut

Surct,

lrffid*.€D15
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3.0 Zoning Districts

ZONING

C.T DU'.MICTSE fABIJSEEE
For the purpee of this Ordinance. the Cip of No/i is hereby divided into the
following districts:

t. RA ResidertialAcreage

2. R-l On*Family Resklentiol D'rstrict

3. F2 On+family Residential DMrict

4. F3 OneFamiv Residential District

5. R-4 Oll?FlntifyRocuclttbl Dkfrict

6. RT TweFamily Rffiidentisl Distdct

7. Rlt#l- l-or*Ilensity, tow.RbeMultiplefamilyDistrict

Eolt'tattb€rt{ou
dhk on a district
heodirgb godirectlyto
thecorespnding
dMictlEgulatbn3.

o.

9.

10.

11.

L2.

4AD.

14.

15.

16.

L7,

18.

19.

20.

2L.

22.

23,

24.

OR

26.

Fl Local Businffi tliBfiict

0S1 OfiiceServheDidri*

FS FreeuaayServiceDietrict

zt'
28. F1 Vehkllar PEfiingDbtuict

lr
Ip
gE
EodE

Es

N)
o

F

o
E

UN!:' o

!is

C,U

E-3 General Busrness District A
U1 t<

$n-p.
F
ts
o.u

C C,onference District

EXO Exposition Overl€y Oistrict

(ll
.n vlgr
p
!
F.u

l-2 General lndustrial Distrrct

f'lCC NontenterComrnerclal

o\
:9U
o:8droE\J
HE6fi

OST Office Service Technolog' pistlgl

RC RegionBl Center District

{
14b5it
og
ntsfrnir
E
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tr

'FdEA-d

FBdo

=E

E tlrrr ll#: For trs€B listed in bold bl|,F, refer to Artkle 4, or clich on use, for sse€p€cific gilendards

PruNCIPALEEIIITTEDTTTS C. SECXALI4T{DINFSE.

i. Professional office buildings, offices and office
sales und service activities

ii. Accc.*ory buildirgi, drudtrrcc and uaesli.l
5i.1a customarily incident to the alrove
permitted uses

iii. Publicty owned and operoted parks, porkwule
snd outdoor recredtional fucilities

iv. Pqblk or priyate hettth tnd fitncs fucilitier
*rd dubg sr.:r

v. Medical offices, irrcluding luborutories ond
clinics

The following rses are subject to Section 4.45:

vi. Researclr and development, teclrnicul truining
and desi6g of pilot or experimental products

vii. Data proc€ssing and computer centers

viii. Warchor.Bing {rd wtlole3ale €tablbftmcnts
54-43

ix. Manufacturl@jJ r+.r:

x. lrdudrlal sfllcr scleg, srvlcc and indurfial
offioe rsldod uE!: 94.44

xi- Trade or industrial schoob

xii. [aborrtorier axpcrimcntaL film ortcrtlnXl rn-r:

xiii- Greenhouses

xiv- Public utilftytD buildings, teleplrone exchange
lruildings, electrical transformer stations and
substdtions, and gas regulEtor stations, otlrer
tlrun outside storuge und service ydrds

)$. Public or private indoor recre.rtion facilities

xvi- Private outdoor recreational fucilities

xvii- Pst borrdint facilftic* s+.+e

xviii.Vetcrinary hoapitabtU or dinicrel s+.:a

xix. Motion picturs, tclevirion, radio utd
photognphic produclbn lrilitica er.+z

xx, fiher uses of u similar tlnd rro more
objectionsble character to the ubove uses

rc<i. Accacory Nildlngl, gtructur€s ard urs3!:l
54.1e cu*omarily incident to any of the dbove
permitted uses

The following uses sllall be permitted where the
propo$ed sile do€s not dbljt a re*identially zoned
disbtct

i. itstsl dding bufftg polbhing aM mol&d
rubber productr rcs

ii. us€s whlcfr *ervc tlle limitcd needs d {l
hdrlstrlal dirfict (subjec{ to SGdbn 4-zl3), as
follorffs:

d. Finuncial it€titutions, unions, union tl6lls,
End industriEl trade schools or industrial
clinics

b. tndustrial tool and equipment sEles,
eervice, etoruge and distribution

c. Eathg and drinklng crtablishmcntt and
motclstll s.r.+e

iii. Astomoblle ser\rhc €tbblishmenflJJ r.s
iv. Scfdorqlc facilitlc* s+.E:.

v. Retail ralcs *tivities i4.s:

vi. Ccntral dry clecnhg Plantr or laundrbl lrs:
vii. Railrood t nrrfcr, clsrifclt on and tftorage

ygrds Er-r:

viii. Tool, die, gtugF and mxhhe rhoPe s*.+r

ix. stoEge facilitics for buildhg rnaterbb, sand,
ga€|, stoie, lumbcr, $orBgc ot contEctort
cquipflletrt tnd eupplier 5r.*

x. Municipcl unel sr.43

xi. Motion plcturp, telwlrim, radlo and
photogr€phic Production facllitlca ar.rz

xii. Outdoor *pooe for p€fting of licenscd tcfital
mdorvehiclc* rr-eo

xiii. Acccsory buildings, dructrrcr snd uscatl
customdrily incident to any of the 6bove
permitted uees
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D. E/itr.oplmlrgfiar{drlm,
l-ot Slzr
Minimum lot areaQ:
Minimum lot widthg:

Lot Covrrarlo
Maximum lot coremge:

Sctbackrq
Minimum front yard setback:
Minimum reur yard setbach:
Minimum side yard s€tback:

Bulldlng Hcllrtq
MEximum building height:

hrl(lngSctb€dc
Minimum front yard setback:
Minimum reur yard setbnck:
Mihimum side yard setbuck:

SEITCTED NEFMEIGS

3- zni! fxrtrirr
r Ll Rcquind Condltior l:.rr
4. tlsr srrndrrd:
! irr6 Not&h.rrlsr lncludrd I rsf Unlst d [,3. D€cnnilltbn t 4.8?

See Scc-tlm 3.6.2-D
SeeScdioa 3.6.2-D

See Scclion 3.6.2.D

40ft
20ft
20 ft

40ft

See SGCtion 3.6.2.E
10fi
10fi

NOTES
r For additiorls to the above requirements, refer to

Scr*bn 3-62 Notcrto DlrtridStandard$ q D, E
F,H,M,0,PandQ

r See Serected ReFrenes below for Epplicability
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How to Use This Ordinance
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Flow to Use This Ordinance
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I lrrn' trr [.se l'his ( )r'clitrlrrrr e

Msi..dddrdkibl!.rilt6ir*liiolr'6.ftd6r. lhbda'ra@rtd crxlkdall -rdli'rdf.dFinrldar'qPb lftu...q E
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Belory is a quick reference table that summarizes district regulations-

fidditional requirements and exceptions to the information below.

06T Office s€rvice
TechnoloEY

Str Section 3.6.2.D See Sectim 3.6.2.D 50

CoBsult Artlclo 3 Zoning Dlstrlcts for

50 rc

RC Regional Center

TGTown Center

Tc-l Town Center -1

PSLR Planned Suburban
Ris€ Overlay

See Sectiofi 3.6.2.0

Se€ s€c'tion 3.6-2.0

S€e Section 3.6.2.D

S€€ Section 3.6.2.D

See Sec,tion 3.6.2.D

100 100 100

See Salbn 3.27.1-C

See S€ctiln 3.27.LCSes€ctim 3.6.2.D

l

I

I

I

Sett€cks
Minimum
LotWdrh

(feetl
FruT
Yad
(ftetl

Side
Y6rd$
(ft6t1

R€ar
Vad
(lbetl

Didrict
(sqisrefieet or acrEol

Ith-num
LdSts€

20 20See Secton 3.6.2.D See Secton 3.6.2.D 40l-l Light lndustrisl

50

20

15

35

5t}

20

20

5e€ S€cdon 3.6.2.D

2 acre

See S€cuon 3.6.2.D

See Secton 3.6.2.0

200 ft

See Sccton 3.6.2.D

See Section 3.6.2.O Sseton 3.6.2.O 35

100

40

20

35

l-2 Gene16l lndustrial

NCC Non{enter Commercial

OS-1Office Seruice

OgC Omce Seruice
Commercial

see Sectio{r 3.6.2.D see Secton 3.6.2.D 30 30 30
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LIMITING CONDITIONS, ASSUMPTIONS AND RESTRICTIONS
Thc lcgal dcscriptions furnishcd alc assumcd corrcct, Othcr informatiorr idcntificd in this rcport as bcing furnishcd by othcrs is

bclicvcd to bc rcliablc, but no rcsponsibility is assumcd for its inaccuracy.

No rcsponsibility is assumcd for mattcls lcgal in chalactcr, rror is any opinion rcndcrcd as to titlc which is assumcd to bc good

All cxisting licns and cncumbranccs havc bccn disr:cgardcd and thc propcrty is appraiscd as lhough frcc and clcar undcr rcsponsiblc

owncrship and compctcnt managcmcnt.

All maps, computcd arcas, and othcr clata furnishcd havc bccn assumcd to bc corrcct, with arca comPutations bascd on scalc and/or

planimctcr analysis of maps. -lhc 
rnaps frrr this |cltort arc irrcludcd in ordcr to assist in locating parccls ancl cornparablc salcs and

no rcsponsibility is assumcd for accuracy. Propcrty rights eppraiscd atc, unlcss othctwisc indicatcd, f'cc simplc intcrcst subjcct to

rccoldcd ot'known rcstrictions and cascmcnts, il any,

By "Mar:kct Valuc" is mcant thc higl-rcst plicc cstimatcd in tcnns of moncy which thc land (togcthcr with improvcmcnts) will
bring if cxposcd for salc in thc opcn markct by a willing scllcr with full knowlcdgc of all of thc uscs and purpost:s for which it is

capablc of bcing uscd, ncilhcr bcing compcllcd to act,

Usc r.rf this appraisal lcport is colttingcnt upon fulfillmcnt of thc appraisal contlact whcthcr writlcu or oral, Upon full paymcnt

ofall surns duc thc applaiscr, thc appraisal rcport bccomcs propcrty ofthc clicnt subicct to all t'cstrictions upon disclosurc and ltsc

ilclucicd l-rcrein and madc apart hcrcof, This rcpolt and its conclusions will not bc rclcascd to a third party by tlrc appraiscr or

his cmployccs without thc clicnt's conscnt. This limitation docs not apply to marl<ct data ot'othcr informetion obtaincd by tl'rc

appraiscr for: usc within this rcport. Posscssion of this rcport or copy docs not carly with it thc right of publication. It may nt.rt

bc uscd for any purposcs or by any othcr pcrson than thc party to whom it is addrcsscd rvithout wlittcll conscnt of thc appraiscr:

and orrly with propcf rvt'ittcu qualification and only in its cntilcty,

Ncithcr all nor part of thc contcnts of this rcport, cspccially conclusions as to valr.rc and thc idcntity artd affiliations rlf thc appraiscr,

shall bc dissclninatcd to thc public through advcrtising mcdia, public rclation mcdia, ncw mcdia, salcs mcdia ot'any othcr public

mcans of communicatiorr without thc prio|rvlittcn srnscnt and approval of thc appreiscr.

Cktvcrnmcntal rcgulations and policics rnay havc an cffcct upon a l]ropclly's valuc, Rcgulations as to thc dcvclopmcnts ofwctlends,

thc cxistcltcc of titxins and thc lack of compliancc with Thc Amcricans r.vith l)isabilitics Act, "ADA", arc of spccial colrccrn in thc

clctcr.milatiqu ol'valuc. Thc abilitics to dctcrminc thc cxistcncc o1'wctlands, to dctcct potcntially haz-atcklus ntalcrials that may

bc prcscnt on or ncal.a propcrty, and [o dctcrminc cornpliancc r.vith thc A.l).A. rcguhtions arc llot includcd in thc spccializ-cd

NO cnvironmcntal impact stuclics lvcrc cithcr rcrlucstcd or madc in conjr.rnction with this aPpraisal atrd utllcss othcnvisc statcd in

thc a1'rpraiscr. Thc appraiscr has no knowlcdgc of thc cxisl.cncc of such matcrial on or in thc Propcrty yct is not traincd nor

clualiiicd to ('lctcct hazardous matcrials. Thc prcscncc of hazardous substanccs or matcrial on or in subicct Propcrty may affcct

thc valuc of thc propcrty. 'l'hc cstimatc of rnallqct valuc is pt'cdicatccl on thc :issumption thcrc is no such miitcrial plcscnt on ol'

in subjcct propcrty rcstrlting in a loss in valr.rc, yct no rcsponsibility is assurncd l'<rr any sttch cnnclitious, or firt any cxpcrtisc or

of possiblc toxins or hazardttus substanccs.

lly rcccipt and acccptancc of this rcporL, thc clicnt acl<nowlcclgcs that, unlcss othcrrvisc spccifically agrccd to clscrvhcrc in writing,

thc fcc {rtr this rcstr.ictcd/limitcd appraisal rcpolt docs not includc subscqucnt scliccs such as mccting; conlcrcnccs; dcpositions;

hcarings; t.fial prcparation, attcndancc and tcstimony at trial; ot' any othcr disscrnination ot' ticltnsc of thc appraisal and its
conclu.ii,,r-ts by thc applaiscr. In thc cvcnt this palccl gocs to litigation and lcstimony thcrcou is t'cqr-rircd in court, I arn prcparcd

to clo so, howcvcr, in thc final prcparation sornc rcfincmcnt may bc ncccssary irr thc final conclusitlns. Subscqucnt scrviccs if
rcqucstcd, rvill bc invoiccd and paid at an hourly ratc bascd on thc standard hourly ral"c of thc appraiscr at. thc 1:imc ol'scrvicc

Thc usc of this rcport is subjcct to thc rcquircmcnts ol:thc Intcrnational l{ight of Way Associatiotr rclating to rcvicw by its duly

iiuthorizcd rcpl cscntativcs.
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REAL ESTATE APPRAISERS AND VALUATION CONSULTANTS

& Agseci.qles, lng,. Ir )II0 g

QUALIFICATIONS
of

NORMAN G. THOMAS, ASA, SRYWA

GENERAL INFORMATION

Mr. Thomas is a native and lifelong resident of Metropolitan Detroit Michigan, having graduated from Detroit
Catholic Central High School. He graduated from Albion College with a Bachelor of Arts and has been employed
as a real estate appraiser for over 35 years with R. S. Thomas & Associates, Inc., headquartered in Livonia,
Michigan.

Mr. Thomas is cumently the President and chief real estate appraiser of R. S. Thomas & Associates, Inc., and chief
appraiser and owner of Harold Blake Co. He holds an Associate Real Estate Broker License in Michigan and is a
Certified General Real Estate Appraiser, as required by the Department of Licensing and Regulatory Affairs
(LARA), Lansing, Michigan, for appraising non-residential properties. He holds an Accredited Senior Appraiser
(ASA) designation for Real Property with the American Society of Appraisers and continues to complete the

mandatory education requirements for the five, year recertification program. He has also been awarded the SR/WA
Designation with the International Right of Way Association and maintains this certification through necessary

continuing education requirements necessary for renewal.

Mr. Thomas is past president (2001, 2002) of the Detroit Chapter of the American Society of Appraisers (ASA) and

is past president (2009-10) of the Michigan Chapter of the International Right of Way Association (IRWA). He
previously represented the seven states of Region 5 as Valuation Chair, and this Region for the International
Nominations and Elections Committee (INEC). He was a Board Member of MiCREA, the Michigan Council of
Real Estate Appraisers, representing more than 2800 members since 2009-2013. In 2009, Mr. Thomas was
appointed by the Governor of the State of Michigan to serve a four year tetm on the Board of Real Estate
Appraisers under the Department of Licensing and Regulatory Affairs (LARA) and was reappointed for the term
ending June 2017.

FORMAL EDUCATION
I Detroit Catholic Central High School, Redford Township, Michigan
I Albion College, Albion, Michigan

Bachelor of Arls Degree, Biology Major, Course work in accounting, economics, and statistics
t) Mercy College, Detroit, Michigan
I Schoolcraft College, Livonia, Michigan

LICENSES AND PROFESSIONAL AFFILIATIONS
I Michigan Certified General Real Estate Appraiser, Permanent I.D. #1205001223
i Michigan Real Estate Associate Broker License, Permanent I.D. #6502134603
i American Society of Appraisers, Designated (ASA), Accredited Senior Appraiser

2001, 2002 President / Detroit Chapter # I 3

2000, 2001 I st Vice, President i Detroit Chapter # I 3
1999, 2000 2nd Vice, President & Treasurer / Detroit Chapter # 13

1998, 1999 Secretary / Detroit Chapter #13
1997 , 1998 Membership Chairman / Detroit Chapter # I 3

33580 FIVE MILE ROAD, LIVONIA, MI48154

734-422-5353 734-422-5354(fax) rsthbc-appra isers.com

o rd e rs @ rsth bc-q p p ra i s e rs. co m



0 International Right of Way Association Chapter #7, Designated SR/WA
2004 Assistant Secretary /Treasurer
2005 Treasurer
2006 Treasurer
200'7 Yice President
2008 President Elect
2009-10 President

REAL ESTATE EDUCATION
Appraisal Institute:

Course 1A-l Principles of Real Estate Appraisal
Course 1A-2 Basic Valuation Procedures
Course lB-A Capitalization Theory and Techniques Paft One

Course lB-B Capitalization Theory and Techniques Part Two
Course SPP Standards ofProfessional Practice
Course 2- I Case Shrdies in Real Estate Valuation
Course 264 Eminent Domain & Condemnation Appraising
Course REA507 Perspectives of Problems in Michigan Appraisal Law

FHA and New Residential Appraisal Fonns

Quality Assurance in Residential Appraisals

International Right of Way Association:
Course 101 Negotiations/Engineering
Course 103 Ethics and the Right of Way Profession
Course 202 Interpersonal Relations in Real Estate

Course 205 Bargaining Negotiations
Course 402 Intro to the Income Capitahzation Approach
Course 403 Easement Valuation
Course 407 Valuation of Contaminated Properties
Course 410 Reviewing Appraisals in Eminent Domain
Course 505 Advanced Residential Relocation
Course 801 United States Land Titles
Course 803 Eminent Domain Law
Course 900 Principles of Real Estate Engineering
Course 901 Engineering Plan Development & Application
Course 902 Property Descriptions
Course #L0170900 Michigan Law Update

Oakland County Association of Assessing Officers
Appraising for Lending Institutions
Foreclosures, Short Sales, Concessions and the

HVCC: What Every Assessor Needs to Know

Educational Seminars of Various Professional Organizations

APPRAISAL EXPERIENCE:
Mr. Thomas' appraisals and consultations have addressed valuation questions regarding total and partial
condemnations initiated by numerous government authorities possessing the power of eminent domain

including the Michigan Depadment of Transportation, various Road Commissions and rnunicipalities,
airports and utilities.

Mr. Thomas has appraised residential, cornmercial, industrial, and vacant property in various parts of the

State of Michigan and predominantly in the seven county metropolitan Detroit area.

He has appraised and consulted for rnortgage, estate, insttrance, consulting, sale, and litigation purposes.

Litigation appraisals include, but are not limited to tax appeals, partnership disputes, divorce, estates, adverse

ellects, and erninenl domain.
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REPRESENTA LIST OF CLIENTS

PUBLIC ACOUISIT ISBURSEMENT
City of Ann Arbor, Washtenaw County, MI
City of Farmington, Oakland County
City of Farmington Hills, Oakland County
City of Garden City, Wayne County
City of Grand Rapids, Kent County
City of Inkster, Wayne County
City of Livonia, Wayne County
City of Madison Heights, Oakland County
City of Novi, Oakland County
City of Rochester Hills, Oakland County
City of South Haven. Van Buren County
City of Taylor, Wayne County
City of Troy, Oakland County
City of Walled Lake, Oakland County
City of Wixom, Wixom Road Relocation Project
City of Wolverine Lake, Oakland County
City of Westland Parks Department
City of Wyoming, Kent County
Detroit Water and Sewer Department
Georgetown Township, Ottawa County
Kalamazoo County
Macomb County Road Commission
Michigan Depaftment of Natural Resources
Oshtemo Township, Kalamazoo County
Ottawa County Parks Department
Plyrnouth Twp, Mettetal Airporl Expansion Project
Washtenaw County Department of Roads
Wayne County Airporl Authority
Wayne County Public Services, Wayne County
Western Townships Utilities Authority

FINANCIAL INSTITUTIONS
Colonial Mortgage Corporation
Commercial Alliance
Community Choice Credit Union
Cornmunity Financial Credit Union
Flagstar Bank
Member First Mortgage
Metropolitan Mortgage & Securities Company, Inc.
Michigan Columbus Federal Credit Union
Michigan First Credit Union
Catholic Vantage Credit Union
PAC Credit Union
Service Corp Mortgage
Telcom Credit Union
Talmer Bank & Trust/Chemical/ TCF Bank

OTHER CORPORATIONS & CLIENTS
ATC Group Services, LLC
Arrow Trucks & Parts Company
Commonwealth Relocation Services, Inc.
Commonwealth Associates, Inc.
Corporate Transfer Services, Inc.
Detroit Catholic Pastoral Alliance
Executive Relocation Corporation
GMAC Reloeation Services
Internal Revenue Service
JCK & Associates, Inc.
JR Group
Land Matters, LLC
M & B Development
Mead & Hunt
Southgate Community Schools
Southwest Brake
Ziebart International Corporation

LEGAL FIRMS
Ackerman & Ackerman P.C.
Andrew L. Bemish
Berry, Reynolds & Rogowski, P.C.
Butzel Attorneys & Counselors
Carter & Gebauer
Cohl, Stoker & Toskey, P.C.
Couzens, Lansky, Fealk, Ellis, Roeder & Lazar
Cummings, McClorey, Davis & Acho
Hickey, Cianciolo, Fishman & Finn, P.C
Garratt & Bachand, P.C.
Holzman Law PLLC
Howard & Howard
Kenneth M. Davies
Levasseur, Dyer and Associates, P.C.
Lowe & Lewandowski, P.C.
Meyer, Kirk, Snyder & Lynch, PLLC
Paul J. Schwab
Rosati, Schultz, Joppich & Amtsbuechler, PC
Secrest Wardle
Susan E. Cohen
UAW, Chrysler Legal Services Plan
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