THOMAS R. SCHULTZ
tschultz@rsjalaw.com

27555 Executive Drive, Suite 250

Farmington Hills, Michigan 48331

P 248.489.4100 | F 248.489.1726 ROSATI | SCHULTZ
rsjalaw.com JOPPICH | AMTSBUECHLER

January 7, 2025

Mayor Fischer and City Council CONFIDENTIAL CORRESPONDENCE
City of Novi ATTORNEY-CLIENT PRIVILEGE
45175 Ten Mile Road

Novi, Ml 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

T

Thomas R. Schultz

TRS/jah

Enclosures

cc: Victor Cardenas, City Manager
Danielle Mahoney, Assistant City Manager
Cortney Hanson, City Clerk



Tara Kingsbury
President

Novi 22550 Heslip, LLC
830 N. Center St.
Northville, M1 48167

November 19, 2024

City Of Novi
Finance Office
45175 10 Mile Rd
Novi, Ml 48375

SUBJECT: PROPOSAL TO ACQUIRE PARCEL NO. 50-22-26-377-022 FROM CITY OF NOVI

To Whom It May Concern:

This letter formally proposes our interest in purchasing the property identified as parcel no. 50-22-
26-377-022. As requested in the RFP, the following information is submitted herewith:

A. Proposed Purchaser Information: See RFP Appendix B attached to this letter with Bidder
Information

B. Proposed Purchase Price: The proposed purchase price is identified on the RFP Appendix B
attached to this letter as requested. Itis restated here for convenience:

a. Dollar Amount: $5,000.00
b. Written Dollar Amount: Five Thousand and 00/100 Dollars

C. Bidder Affirmation of Property Understanding: See RFP Appendix B attached to this letter
with Section 3 signed.

D. Bidder Capability: Novi 22550 Heslip, LLC currently owns parcel 22-26-377-021 located at
22550 Heslip Dr., Novi, MI 48375 which is adjacent to the subject parcel of this proposal.
As such, Novi 22550 Heslip, LLC and/or the Renter of the building located on the propetty,
has been a good corporate citizen within the city of Novi and has always been promptin
paying taxes, utility bills, and in responding to other city requirements such as backflow
prevention inspections since the property was purchased in 2018. Financial statements
can be provided if required but should not be necessary based on this history.

E. Conceptual Plan and Requirements/Prohibitions: As this parcel abuts a currently
undeveloped portion of the parcel that is currently owned, it is intended to do nothing other
than to keep the property as a green space. It will be maintained in a manner thatis
consistent with the abutting lawn area. It is possible that it may be developed in the future
if the current business on parcel 22-26-377-021 expands but this expansion would bein



accordance with the current zoning of I-L. Such expansion, if it ever is executed, would 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
declared before the transaction is executed.

Thank you for the opportunity to submit this proposal. If you have any questions, please contact us
using the contact information below.

Sincerely,

Tara Kingsbury
tarakingsbury717@gmail.com
248-924-7671

Attached:
1. RFP Appendix B
2. Certified Check



APPENDIX B

SECTION 1 — Bidder Information

Company/Bidder . .
Name: Novi 22550 Heslip, LLC
Address: 930 N. Center Street
Street
Northville Ml 48167
City State 2Zip Code
Phone: 248-924-7671
Email: tarakingsbury717@gmail.com
Authorized .
Representative: Tara Kingsbury
Print or Type
Title: President
Print or Type
SECTIO — Purchase Price
Dollar Amount: $.5,000.00
Written Dollar
Amount: $_ Five Thousand and 00/100 Dollars

SECTION 3 — Inspection of Property/Understanding of City’s Goals

I hereby acknowledge that I have inspected the property and understand the goal of the City that
best meets community expectations: i.e., development in line with the Master Plan and/or other
acceptable residential uses.

Signed Wd\ék’v\/\/\/\//’
U )

SECTION 4 — Other Required Submittals

A, Financial Capability Yes X__ No ____ N/A

B. Conceptual Plan and Narrative Yes X No___ N/A
For use/development



C. Qualifications of Bidder YesX _ No __ N/A

(Provide Narrative)
D. $5,000 Bid Security y YesX_ No N/A

Signed /]Z;{m /\/I</\ ZA
S U

Authorized '
Representative Tara Kingsbury
Print or Type
Title: President
Print or Type
Date: November 19, 2024

Date

Witness: % }ﬂ//Jason L. Brown November 19, 2024
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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 ROSATI | SCHULTZ
rsjalaw.com JOPPICH | AMTSBUECHLER

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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Road Frontage:

Encumbrances:

Utilities:

Topography

Improvements:

Zoning:

Highest and Best Use:

Owner:

Interest Appraised:

Type of Value:

Effective Date of Appraisal:

Date of Report:

Value Indicated
Cost Approach:
Income Approach:

Sales Approach:

Per public record, survey recommended
None, landlocked

None Known

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

Correlated Conclusion for Market Value

As of August 26, 2024...............

................................................................... $46,000.00
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Interest Appraised

The subject property is appraised Fee Simple.

The following definitions are from Appraisal Institute, The Dictionary of Real Estate
Appraisal, 7th ed. (Chicago: 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 reversionary
right when the lease expires.

Purpose of the Appraisal

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

for greater visualization of the property.

Although each of the approaches to value has been considered, the sales comparison
approach has been utilized in valuing 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 Institute, The Dictionary of Real Estate
Appraisal, 7th ed. (Chicago: 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.*

1. The most widely accepted components of market value are incorporated in
the following definition: The most probable price, as of a specified date, in
cash, or in terms equivalent to cash, or in other precisely revealed terms, for
which the specified property rights should sell after reasonable exposure in a
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participants, and anticipated changes in market conditions after the effective date of
the appraisal. Considering subject property, current and forecasted market conditions,
a marketing time of 12 to 15 months for the subject property is given, as of the effective

date of value.

Extraordinary Assumptions or Hypothetical 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.

Comment: Uncertain information might include physical, legal, or economic
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 subject property regarding this item. This appraisal assumes the
property free and clear of environment 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 completed under the
recommended Phase I and II, the results may 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 subject is

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

property.

The Uniform Standards of Professional Appraisal Practice (USPAP) defines

hypothetical condition as “a condition, directly related to a specific assignment,

which is contrary to what is known by the appraiser to exist on the 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
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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

adjacent 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 attempt 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 area/size in extraction 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:

1. identify the problem to be solved,;

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

3. disclose the scope of work in the report.

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

An appraiser must gather and analyze information about those assignment
elements that are necessary to properly identify the appraisal or appraisal review
problem to be solved.

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

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

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

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

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.

! Appraisal Standards Board, The Appraisal Foundation; Uniform Standards of Professional Appraisal Practice, 2024
Page 15-16
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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 zoning 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 subject
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.

Highest and Best Use Definition

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:
1. 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 is
determined by the use that a market participant would have in mind 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)

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 hypothetical condition must be referenced and invoked regarding these

four tests of the highest and best use analysis.

Physically 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 1-96 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

subject 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 Permissible Use

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

considered legal, conforming as assembled.

Financially 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 1-96
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
area of the City of Novi, expressway proximity, and consistency with surrounding
development, 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 assembled.

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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is determined by the use that a market participant would have in mind 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 reasonable 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.g., 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 a fact, 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, 2016-2017 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

subject 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 Property 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 subject 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 Il 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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ADA Compliance

The American Disabilities Act became effective January 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 site in which estimated depreciation extracted from various sales of
similar structures and locations is deducted and a market value of land is then added
to arrive at an estimation of market value for the entire improved parcel. This approach
references the 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 comparison to a new
substitute. The depreciation involves the chronological age of the improvements with
most emphasis given to the remaining economic life of the improvement. There is
curable and incurable physical depreciation. Curable physical depreciation is generally
associated with short-lived items such as general maintenance, painting, floor coverings
or roof covers and is economically feasible to repair. Incurable physical depreciation is
more specifically associated with the basic structure or mechanical systems of the
improvements. This focuses on long-term items typically not economical to cure when

comparing the actual cost to the gain in value.

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

market reaction toward the property.

External obsolescence is a change in value caused by forces outside the property itself.
Economic obsolescence predominantly results in an adverse impact on the subject
property. Examples and indicators involving economic obsolescence consist of supply

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

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

Entrepreneurial profit identifies the expected return, or profit to the entrepreneur,
typically the developer, to compensate for project coordination and risk. This amount
varies considerably and must be market derived according to location, type of project

and economic conditions. This is in addition to the hard and soft costs of the project.

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 Capitalization Approach 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
property. This approach is typically used for income producing properties such as retail
centers, office buildings and multi-unit residential income producing properties such as
apartment complexes. However, Gross Rent Multipliers are typically used in valuing
income-producing residences when market data is available, and an active rental market
exists. Since subject property is vacant land, typically not purchased for income, this

approach is found not applicable within this assignment.

Sales Comparison Approach 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 to 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 subject property, adjustments 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 similar utility. Consideration is given to
location, zoning, shape, corner influence, assembled size and exposure. The current
market and demand are considered within the value conclusion in conjunction with
competing properties. We have concluded the highest and best use of 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 comparison purposes and valuing the subject parcel.
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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 1.0+/- 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
have gathcered sales from the City of Novi and the adjacent community of Wixom from
the years 2022-2023 representing various sizes from approximately 1.09 acres to
approximately 3.65 acres in size. These properties illustrate the market for vacant 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 identifies a strengthened market
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.

Adjustments 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 1.0 to 1.5 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
$2.17 per square foot to $3.43 per square foot is recognized. This also illustrates a
median of $3.11 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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815194 Liber 58424 Page 108 thru 114
‘ 2015/2023 123501 P Receipt #000012206
§2180  Misc Reconding
$4.00 Remonumentation
OAKLAND COUNTY TREASURERS CERTIRICATE $S00Automation
This ia ts certity that there are no dolinguent preperly ueC #

taxes an of this date owed 1o our office sn this prerw‘
No represeniation s made as ta the stetus of amy (axss,
1% Heas ot titfes owed to any other satilfas,

PAID RECORDED - Qakland County, Mt
Lisa Brown, Clerk/Register of Deeds

FEB 03 2013

ROBERT WITTENSERG, Coumty Traasuror

500 8ez. 114, Art 206, 1393 oy amanded

Fits No. 10015432C

WARRANTY DEED
KNOW ALL MEN BY THESE PRESENTS: That

Harry T, Varteresian and Robent M. Varterssian

9008 W. Deborah Court, Livania, Ml 48150-3358 and 25500 Hunt

whose address is
Club Bivd,, Farmington Hills. M1 48335

convey(s) amnd warrant(s) to Moslarm Shrinars, a Michigan noaprofit corporation

whose address is 46850 Grand River Avenus, Novi, Mi 48374

Land situated in the City of Novi, County of Oakdand, State of Michigan

SEE ATTACHED EXHIBIT A FOR COMPLETE LEGAL DESCRIPTION
Commonly known as 45800 Grand River Ave, Novi, Ml 48374
Tax 1D No(50%2-16-426-003

This property may be located within the vicinity of farmiand of a farm operstion, Gererally accepted agricuitural and
management peactices which may generate noise, dust. ndors, and other associated condtions may be used and arg
protectad by the Michigan nght to farm act; and the grantor grants 1o the grantee the nght to make  division{s)
under section 108 of the Land Divigion Act, Act No, 288 of the Public Acts of 1887,

For the amount set fosth on the Real Estate Transfar Tax Valuation Affidawt filed.

Subiect 10 thase Permitted Exceptions set torth in Exhibd B

Dated this 26ih day of January, 2023 )
4P
Signature Page Folfows o
my
g
m
w
i
=}
=
x
Drafted by: When recorded return to: =
Devon Title Agency TheankDottherty . o
Under the direction of Harry T. Varterasian 46850 -Grand River Avesue - 3%
“Novi-Mi-48374—

5008 W. Deborah Court

Livonia, Ml 481503369 T~ TMLS_ 2d

REVENUE TO BE AFFIXED (%0 (oS 102
AFTERRECORDING 1770y M o G0
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815191 Liber 48424 Page 109 thsu 111

{Attached to snd Secoming a part of the Warranty Deed from Hanty 7. Varteresisn and Robert M. Varforsian to Moslem
Stiingrs « Fie No. 10015432)

- , O
e A Vptiesiie)

Robert M. Varterssian

State of Michigan
County of Wayne
The foregoing i

trument was ged bafors me this 26th day of January, 2023, by T. Varteresiar and
Rober M. Varteresian

Tammy L Johnson Pring Neme )
Notary Public, Oakland County Mi e -

My Commission Expires 3/ 5 Netary Puble
Acting in County of

My commssion expires

Acting mthe Courty of

815191 Liher 58424 Page 110 thee 111

EXHIBITB
PERMITTED EXCEPTIONS

Fila No. 10015422C
Taxes and assessments rof due and payable a1 Cinsing Date

The hien, if any, of real estate taxes, assessments, andior water ard sewar charges, not yet due and payable of that
ate not shown as existing iens in the records of any taxing authority that levies taxes or assessments on real
ptoperty or m the Public Records; including the ben for tiuxes, assessments, andior water and sawer charges, which
may be added to tha tax rolis or tax bil after the Date of Closing.

i, gas and mineral eservations of svery kind and ratura and ait rights, privileges pertinent o¢ incidental theseto,
recorded or uarecorded.

Subject ta any municipat regulation, including. but not imited to, water. sewer and septic which requires an
inspection prior (o the sale andlot fransfer of the subject property.

Rights of tha public and of any governmental urit in any part of the land taker, used or desded for street, road or
highway pUIpGSes,

Terms, conditions and provisions of any recorded deed inchuding any deed transferring title contemplated heren,
which n 13 dascription containa the subject property and which pertains to the transfer of divisions under the
Subdivision Controt Act, 83 amended.

Easemant grantad 1o City of Novi for public utilities as set forth in instrument recorded o Liber 10518, Page 465,
Oakland County Records.

Any encreachment, encumbrance, violation, variation, or adverse circumstance affecting the Tale including
discrepancies, conflicts in boundary fines, shodtage in area. or any other (acts that would be disciosed by an accurate
and completa fand sutvey of the Land, and thal are not shovmn in the Public Records.

15191 Liber 58424 Page 111 thru 144

EXHIBIT A

Fite No. 10015432C
{ang situated in the City of Novi. Gaunty of Oakland. State of Michigan descrined as follows:

The East 2 acres of this West 4 acres of the Northeast /4 of the Southesst 1/4 of Sectien 18, Town 1 Nonh, Range 8
East, ying North of Grand River Averue, being tunther describad as’ Baginning at a point 6n the North Ene of the
Northeast 1/4 of the Sowtheast V4 of Sectior: 18, which point is Morth 88726’ East 203.35 feet Tiom the Northwest comer
of the Northeast 124 of the Southeast 1/4 of Section 16 and running thence Nodth 89°26° East 176 20 feet; thence South
£25.20 feet; thence North 73718 West (sieng the North line of Grand River Averue) 185 00 feet: thence MNorth 463 83 feet
fa the point of begining

Cammaonly known as: 45800 Grand River Ave, Novi, M1 48374
Tox 1D Nol( 50)22-16-426-003
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OAKLAND COUNTY TREASURERS CERTIFICATE
l uEREBY CERYIFY that there are no TAX LIENS or TITLES
held by the state or any indhidual against the within description
and all TRXES on same are paid for years previous to the
date of this instrusnent as appears by the records in the office

except as state(t 402612022

ng1 Not%

135, Act 263 1893 as amended
ROBERT WATTENBERG, County Treasuser

373807 Liber 57723 Page 74 thiu 76

4/28/2022 125451 PM  Receipt #000291975
$26.00 Misc Recording
$4.00 Remonumentation
$5.00 Automation
$2,150.00 Transfer Tax
PAID RECORDED - Oakland County, Ml e.recorded
Lisa Brown, Clerk/Register of Deeds

412612022
S““f w&\:r RERLESTATE =
Special Assessment MlCH GHN r,_,: ¢ mﬂﬂsmm :
6.
?'}:?232 " *: Y 11,’:%‘5 - :
00291876 \« w 160020

WARRANTY DEE@

KNOW ALL PERSONS BY THESE PRESENTS: That MNSS, LLC a Michigan limited liablity company
whose address Is 1695 Balsam Way Milford, MI 48381

Convey(s) and Warrant(s) to Eagle Rock Novi, LLC, a Michigan limited liability company

whose address Is 4141 Eagle Rock Ct., Grandville, MI 49418

the following described premises situated in the City of Novi, County of Oakland, and State of Michigan
to-wit:

SEE ATTACHED EXHIBIT "AY

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

for the consideration of: Two Hundred Fifty Thousand and 00/100 Dollars ($250,000.00)
subject to easement, use, bullding, and other restrictions of record, if any.
Dated: April 15, 2022

Signed and Sealed:
MNSS, LLC a Michigan limited liablity company

{:’/Ze r/’ C/’/C =

By: Nos*rStmishtaj, Sole Member \(

™

TRANSNATION TITLE AGENCY OF MI
MASON BURGESS DIVISION, LLC
2430 East Hill Rd. Sults C
Grand Blanc, Mi 48439
(810) 396-3200

7B FUIS

PG 41 of 76



(Warranty Deed (page 2) dated: April 15, 2022

between MNSS, LLC a Michigan limited liablity company, Seller(s) and Eagle Rock Novi, LLC, a Michigan

limited llability company, Purchaser(s).)

STATE OF MICHIGAN )
)ss
COUNTY OF @fil es e€ )

The foregolng instrument was acknowledged before me on April 15, 2022, by Nosh Sinishtaj, who is the

373807 Liber 57723 Page 75 thru 76

sole member of MNSS, LLC a Michigan timited liablity company.

.)&N{,V\Y‘LJAMSM -

Notary Name Printed

Notary Public County, Mlchlgan DEBORAH L. GIRARD
Acting in County No . G
My term expires: Mmﬁ(;km County E‘M! “m
My Comemission Expires 1200612026
File No. 377886FLTS
Drafted by: Nosh Sinishtaj Return to:

1695 Balsam Way
Milford, M1 48381

MNSS, LLC a Michigan limited Hablity company

Eagle Rock Novi, LLC, a Michigan
limited Hability company

4141 Eagle Rock Ct.

Grandville, MI 49418

County Treasurer's Certificate

City Treasurer's Certificate

Unit 5, Beck North Corporate Park-Novi, a Condominium according to the Consolidating Master

Exhibit "A”

373807 Liber 57723 Page 76 thru 76

Deed recorded In Liber 29298, Page 637, as amended by First Amendment to Consolidating.
Master Deed recorded In Uber 31608, Page 491; Second Amendment to Consolidating Master
Deed recorded in Liber 36625, Page 450, Third Amendment to Consolidating Master Deed
recorded in Liber 39407, Page 518; Fourth Amendment to Consoildating Master Deed recorded
in Liber 40090, Page 777; Fifth Amendment to Consolidating Master Deed recorded in Liber

47255, Page 841 and Sixth Amendment to

recorded In Liber 50099,

Page 58, as amended, in the Office of the Oakland County Register of Deeds, and designated
as Qakland County Condominlum Subdivision Plan No. 1264, together with rights in general
comman elements and limited common elements as set forth In said Master Deed, and
amendments thereto, and as described In Act 59 of the Public Acts of 1978ias amended.

83-50-22-04-378-004
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GAKLANO COUNTY TREASURERS CERTIFI
This I8 1o zentify that thers ar6 ne deﬂnqum ‘gpirt
taxes as of this date owed 10 our offlce on tl 4
Ko representation Is made as to the status o1
tax liens or tiles owed 1o any other enti

AUG 30 2022

ROBEAT WITTENBERG, Criinty Troasurer
Bec. 135, Act 206, 1892 a5 mzded

£90

438021 Liker 58078 Page 430 thru 433

8312022  2:44:14 PM Receipt 2000344246
$26.00  Misc Recording
$4.00 Remonumentation
$5.00 Automation
$2,580.00 Transfer Tax
ucce

PAID RECORDED - Qakiand County, Mi
Lisa Brown, Clerk/Register of Deeds

SIATE OF 4 AN # brd
MEhichin 487 ity §
bR

*»

Qakiand Carig 10 $33000
843172022 Sl o ¥
000244246 :

" 4
Siewer’

WARRANTY DEED

RobussrEat

CPG, LLC

43643 W 9 Mite Road
Northwille, MI 48167

Drafted By:

Karen L. Wiltsle, Authorized Agent
Kel Investments, L.L.C.

3266 Interlaken Drive

West Bloomfield, MI 48323

Corporate;tlsttediCondominam)

Send Yax Bills To:
CPG, LLC

43643 W 9 Mile Road
Northwille, M1 48167

State Transfer Tax:
County Transfer Tax:

Recerding Fee: $30.00
File Number: 959677 &H

Tax Parcel No.: 22-26-401-021, 22-26-
401-022, 22-26-401-023

oy AL

Kriow All Persons by These Presents: That KEL Investments, LLC, a Michigan limited Hability company,
formerly known as KEL Investments, a Michigan Co-Partriership

whose address is 3266 Interfaken Drive, West Bloomfieid, M1 48323

Convey(s) and Warrant{s) to CPG, LLC, a Michigan limited liability company

whose address s 43643 W 9 Mile Road, Northvilie, M1 48167

the following described premises situated in the City of Novi, County of Oakland, State of Michigan, to wit:
(SEE ATTACHED EXMIBIT A)

More commonty known as: 22650, 22750 & 22700 Venture Drive, Novi, MI 48375
For the full consideration of. Real Estate Transfer Vatuation Affidavit on File

Subject To:
See attached exhibit B - permitted exceptions

REVENUE TG BE AFFIXED
AFTER RECORDING

First American Title Insurance Company

o=

~a

Xo»

&

)

o

§ ]

—_ uE

. 773 oy

W G

=

OK1B
RETURN TO: 4

First Americae Title
10291 E. Grand River, Ste 8
Brighton, Mi 48116
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438024 Liber 58078 Page 431 theu 433

{Attached to and ix g @ part of ly Deed dated: August 19, 2022 be KEL Iy ugGa
Michigan limited lipbifty comparyy, formerly known as KEL Investments, a Michigan Co-Partnership, as Seller(s) and (PG,
LLC, a Michigan Bmited Kabiity company, as Purchaser(s).)

Dated this August 19, 2022,
Seller(s):
KEL Investments, L.L.C., a Michigan fimited {iability
company, formerty known as KEL Investments, a
Michigan Co-Partnership
8y: /é: (/r/ L.-\‘,
Ndme: Karen L. Witsie [

Thie: Authorized Agent

State of M\&E%@ The was ach before me
County of MWMWL
Wilsle, Agent of KEL Investments, LLC, a
Michigan limited Hability company, formerty known as KEL
Investments, a Michigan Co-Partnership.

IC% LA

Notary Public:

Notary County/State: / MALOMo- T
County Acting In: O aCiOn
Commission Expires: {0y - O - &

Ty

438021 Liber 58078 Page 432 thu 433

(Attached to and becoming a part of Warranty Deed dated: August 19, 2022 between KEL Ipvestments, LLC, 8
Mictigan limited Sabifity company, formerty known as KEL Investments, a Michigan Co-Partnership, as Seller(s) and OXG,
LLG & Michigan fimited Bability company, as Purchaser(s).)

EXHIBIT A

Land situated in the City of Novi, County of Oakland, State of Michigan, described as follows:

Lots 19, 20 and 21 of HICKORY CORPORATE PARK, according to the plat thereof recorded in Liber 216 of Piats, Pages 9
o 12 of Cakland County Records,

Tax Parcel Number: 22-26-401-021, 22-26-401-022, 22-26-401-023
Lot 19 let zo Lok 2

438021 Liber 58078 Page 433 theu 432

EXHIBIT B - Permitted Exceptions

Taxes and assessments not due and payabie.

Terms aad Conditions contained in Fence Line Agreement as disciosed by instrument recorded in Liber
5448, page 608.

Easement(s), Restrictions and/or Setback Lines, if any, as disciosed by the recorded plat.
Interest of others in olf, gas and mineral rights, if any, whether or not recorded In the public records.

Interest, if any, of the United States, State of Michigan, or any pofitical subdivision thereof, In the oif, gas
and minerals in and under and that may be produced from the captioned land.
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RCV'D 041272024 005019 Liber 59114 Page G661 thru 563

CAKLAND COUNTY TREASURFRS CERTIFICATE 116/2024 10:45:52 AM Receipt #000113278
This is to centifizthat there are no delinguent propery $26.00 Mise Racording
taxes as of this date oweed to our office on this property. §4.00 Romonumeantation
:in rﬁemeset&z:(elm made as (t,c(» htge ?I‘agus af any taxes, 35,00 Autemation
ax Hans or titles o 1o any [ omities. $3.704.00 Transfer Tox
1112/2024 PAID RECORDED - Oakland County, MI erecorded
ROBERT WITTENBERG, County Treasurer Lisa Drown, CietkfRegistel of Deeds
500 Sec. 135, Act 206, 1893 as amended  MIT M sd"ﬁ cﬁ %{%,‘? REAL ESTATE
, ICHIGAN : TRANSFER TAK
Geklaad ’ ,E.k: ;, $uisd o0 o
gER it vl $3 30040 5T

D001 125 2

!
inwart®

WARRANTYY DEED

CHIRCO TITLE AGENCY, INC.

PEEND Harper dve., S Clade Shoges, W 48T

D & V Wixam Enterprise, LLC, a Michigan limited Bablity company, Grantar, vhose address is 8045 Sims
Drive, Suite 2, Starling Heights, Wt 48313, COnveys and warrants to Carpani Propaerties, L1, a Michigan
fimited liabikty company, Grantea, whose address is 48595 West Read, Wixom, M 48383, the pramises
n the City of Wixom, County of Qakland, Statz of Michigan, descdbed on the attached Exhibt A,
commanty known as 48473 West Roag, Wixori, M 48353, lor the consideration of Four Hundrad Forty
Thousand And Ne/104 Dollaris) (8440 000,00}, subiect fo ensements, resirictions and zoning ordknances
of record, if any and to the taxes which bacame a Hen on December 31, 2022 under Michigan Public Act
143 of 1994 and which become due and payable afler the date of this deed.

Grantor grants 1o Grantee the right to make ak division(s) under section 108 of the and division acl, MCL
5G0. 108, plus any and all boaus divisions and redivisions. This propery may be kcated within the viciaky
of farmiand or a farm operation. Generally accepted agricutural and management gractcas that may
gonerate noise, dusl, odoss, and oiher associaled condifions may be used and are prolected by the
Michigan Right to Farm Acl.

Dated December 21, 2023,

£ &V Wixom Emtemrse, LLE, & Michigan

hm.{ad liabiiity company .
e T STl
BY, .- P K7
Daniel Dikagge s
Mamber v

STATE OF MICHIGAN
COUNTY OF GAKLAND

Thi foregoing Nstrument was acknowtecged before me this 215t of December, 2023 by Danlel ClLegge,
the Member of 5 & v Wixom Erderprise, LLT, a Michigan imdad tiabillty company. |

Notary Public, County. Michigan
My Commission Expires:

Notary Pubic, State of Wi
Counly ot Macornh
My\.anmmcnllmsa Jar 43, S8

g e Cauty ol ga kb fend

(4101408

hezelod s ul
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005019 Liber 59114 Page 662 thru 663

instrument Drafted By: When recorded return Lo Send subsequent tax bills to:
Daniel DiLegge Caipani Properties, LLC, a Carpani Properties, LLC, a
6045 Sims Drive, Sute 2 Michigan fimited lability Michigan limited liability
Sterling Heights, Ml 48313 company company

48595 West Road 48595 West Road

Wixom, ME 48303 Wixom, M| 48343

Tax ltem No. 22-08-100-064

Recording Fee $35.00 County Tr Tax: $484.00  State Tr Tax: $3,300.00 Total Ir Tax: $3,784.00

005019 Liber 59114 Page 663 thru 663

EXHIBIT "A"

Commancing at the North 1/4 corner of Section 8, Town 1 North, Range B East; thence South 86 degrees
39 minutes 30 seconds West 341.08 feat along the North line of sald Section 8 to the Point of Beginning:
thance South 02 degrees 57 minutes 30 seconds East 692,70 feet; thence South 84 degrees 49 minutes
45 seconds West 170,68 feet; thence North 03 degrees 01 minutes 10 seconds West 698,14 fael to said
Narth line; thence North 86 degrees 39 minutes 30 seconds East 171.30 feet to the Peint of Beginning.

PG 48 of 76






RCV'D 05/17/2023
OAKLAND COUNTY TREASURERS CERTIFICATE

| HEREBY CERTIFY that there are no TAX LIENS or TITLES held by

state of any indddual agains the within description and all TAXES
on the same are paid for five vears previous 1o the date of this
instrument as appears by the records in the office except as stated
Reviewed By: mh 54712023 Not Examined
Sec. 135, Act 206, 1893 as amended
ROBERT WITTENBERG, County Treasures

Special Assessment

054675 Liker 58612 Page 208 thsu 210

518/2023 12:4B:43 PM  Receipt #006039766
$26.00 Misc Recording
$4.00 Remonumentation
$5.00 Automation
$1,720.00 Transfer Tax
PAID RECORDED . Qakland County, Ml e-recorded
Lisa Brown, Cletk/Register of Deeds :

- . REALESTATE
M icHichn * ‘"@4‘ * TRAANSFER TAX
Qaklsnd i ter $220.00 o

50182023 i, e
D000 f‘fM"

$1 50000 BT
1E21554

WARRANTY DEED

KNOW ALL MEN BY THESE PRESENTS: That 46820 Mageilan Diva LLC,

Wihose address is: 48820 Mageilan Dr. Suite A, Novi, M1 48377

Convey(s) and warrant(s) to: Pellumb Gjockaj and Gjylana Gjokai,

Whose address s 2321 Cheif L., Wixom, M 48393

The following described premises situated In the Wixom City, Counly of Oakland, and State of Michigan, to-wit:

See Exhibit A attached herefo.

Togethar with ail and singular the tenements, hereditaments and appurtenances theraunto belonging of in anywise

appertaining,

For the sum of Two Hundrad Thousand And Nof100 Dollars ($200,000.00

Subject ta sasaments and restrictions of record, if any.
Dated this 17th day of May, 2023,

Signed by:

48820 Magedian Drive LLC

7 , ;
BY: .. 'Aé’, A
Scott Kamen
Authorized Agent

STATE OF MICHIGAN

COUNTY OF QRuvag

20_I7by Scott

Tha foregolnginstrument was acknowiedged before me this 1
Kamen Autﬁonzed Agent of }6820 Mage! }/n Dnve LLC
A “\/ e ’.7;

/{ .
ﬂbmry/?ubhc

< Printed Name: JACOUENCE Zure i~ TIVINA
My Commission Expires: A& 70y

DRAFTED BY AND WHEN RECORDED RETURN TO:
/A5, Title Agency, LLC

18877 WL 10 Mile Rd., Suite 210

Southiield, M1 48075

MST-23-008255

day of Pf\?’:bx\l‘
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054675 Liber 58612 Page 210 thre 210

Exhibit A

Land situated in the City of Wixom, County of Qakland, State of Michigar, to wit:

Unit 1, Back West Corporate Park-\Wixom CONDOMINIUM, according to the Master Deed recorded in Liber
17423 Pages 528-574 both inclusive, Oakland County Records, as amanded by First Amendment recorded o
Liber 19845 Page 847 and Second Amendment recorded in Liber 13946 Page 861, and designated as Oakland
County Condominium Subdivision Plan No. 1060, tagether with rights in the general common elements and the
limded commonr elements, as set forth in the above Master Deed (and Amendments thereto) and as descrbed in
Act 59 of the Public Acts of 1978, as amanded.

Parcel D 22-68-102-001

C/KIA. 46914 Magellan Dr, Wixomn, M 48393

Legai Descrption

WMET-22.008256/18
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LIMITING CONDITIONS, ASSUMPTIONS AND RESTRICTIONS

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

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

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

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

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

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

Governmental regulations and policies may have an effect upon a property's value. Regulations as to the developments of wetlands,
the existence of toxins and the lack of compliance with The Americans with Disabilities Act, "ADA", are of special concern in the
determination of value. The abilitics to determine the existence of wetlands, to detect potentially hazardous materials that may
be present on or near a property, and to determine compliance with the A.D.A. regulations are not included in the specialized
education and training of a real estate appraiser, who is, therefore, unqualified to make representations concerning such conditions.

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

By receipt and acceptance of this report, the client acknowledges that, unless otherwise specifically agreed to clsewhere in writing,
the fee for this restricted/limited appraisal report does not include subscquent services such as meeting; conferences; depositions;
hearings; trial preparation, attendance and testimony at trial; or any other dissemination or defense of the appraisal and its
conclusions by the appraiser. In the event this parcel goes to litigation and testimony thercon is required in court, I am prepared
to do so, however, in the final preparation some refinement may be necessary in the final conclusions. Subscquent services if
requested, will be invoiced and paid at an hourly rate based on the standard hourly rate of the appraiser at the time of service.

The usc of this report is subject to the requirements of the International Right of Way Association relating to review by its duly
authorized representatives.
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¢ International Right of Way Association Chapter #7, Designated SR/WA
2004 Assistant Secretary /Treasurer

2005 Treasurer
2006 Treasurer

2007 Vice President
2008 President Elect
2009-10 President

REAL ESTATE EDUCATION

Appraisal Institute:
Course 1A-1
Course 1A-2
Course 1B-A
Course 1B-B
Course SPP
Course 2-1
Course 264
Course REAS07

Principles of Real Estate Appraisal

Basic Valuation Procedures

Capitalization Theory and Techniques Part One
Capitalization Theory and Techniques Part Two
Standards of Professional Practice

Case Studies in Real Estate Valuation

Eminent Domain & Condemnation Appraising

Perspectives of Problems in Michigan Appraisal Law

FHA and New Residential Appraisal Forms
Quality Assurance in Residential Appraisals

International Right of Way Association:

Course 101
Course 103
Course 202
Course 205
Course 402
Course 403
Course 407
Course 410
Course 505
Course 801
Course 803
Course 900
Course 901
Course 902
Course #L.0170900

Negotiations/Engineering

Ethics and the Right of Way Profession
Interpersonal Relations in Real Estate
Bargaining Negotiations

Intro to the Income Capitalization Approach
Easement Valuation

Valuation of Contaminated Properties
Reviewing Appraisals in Eminent Domain
Advanced Residential Relocation

United States Land Titles

Eminent Domain Law

Principles of Real Estate Engineering
Engineering Plan Development & Application
Property Descriptions

Michigan Law Update

Oakland County Association of Assessing Officers

Appraising for Lending Institutions
Foreclosures, Short Sales, Concessions and the
HVCC: What Every Assessor Needs to Know

Educational Seminars of Various Professional Organizations

APPRAISAL EXPERIENCE:

Mr. Thomas' appraisals and consultations have addressed valuation questions regarding total and partial
condemnations initiated by numerous government authorities possessing the power of eminent domain
including the Michigan Department of Transportation, various Road Commissions and municipalities,

airports and utilities.

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

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

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

effects, and eminent domain.
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REPRESENTATIVE LIST OF CLIENTS

PUBLIC ACQUISITION/DISBURSEMENT
City of Ann Arbor, Washtenaw County, Ml
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 Department of Natural Resources
Oshtemo Township, Kalamazoo County
Ottawa County Parks Department

Plymouth Twp, Mettetal Airport Expansion Project
Washtenaw County Department of Roads
Wayne County Airport Authority

Wayne County Public Services, Wayne County
Western Townships Utilities Authority

FINANCIAL INSTITUTIONS
Colonial Mortgage Corporation
Commercial Alliance

Community Choice Credit Union
Community 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 Relocation Services

Internal Revenue Service

JCK & Associates, Inc.

JR Group

Land Matters, LLC

M & B Development

Mead & Hunt

Southgate Community Schools
Southwest Brake

Ziebart [nternational 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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