
NORTHFIELD TOWNSHIP BOARD AGENDA 

***SPECIAL MEETING NOTICE*** 

March 3,2020 - 7:00 PM 
8350 Main Street, Znd Floor 

9 CALL TO ORDER 

9 INVOCATION / PLEDGE 

9 ROLL CALL 

9 CALL TO THE PUBLIC - Any member of the public may address the Board at this time; however, this is not an opportunity for 
dialogue, or questions and answers. Please keep comments to 3 minutes or less. 

9 BOARD MEMBER RESPONSE TO CALL TO THE PUBLIC 

9 ADOPT BALANCE OF AGENDA 

9 AGENDA ITEMS 

1. Consider Purchase offers for 75 Barker 

2. Discuss Communication Plan for Announcements of Special Meetings and Events 

9 ANNOUNCEMENTS 

9 2" CALL TO THE PUBLIC - Any member of the public may address the Board at this time; however, this is not an opportunity 
for dialogue, or questions and answers. Please keep comments to 3 minutes or less. 

9 BOARD MEMBER COMMENTS 

9 ADJOURNMENT 

* Denotes previous backup; + denotes no backup in packet 

This notice is posted in compliance with PA 267 of 1976 as amended (Open Meetings Act) MCLA 41.72A (2) (3) and the Americans with Disabilities Ad. 
(ADA) individuals with disabilities requiring auxiliary aids or services should contact the Northfield Township Office, (734-449-2880) seven days in 
advance. 

8350 Main St., Whitmore Lake, MI 48189 Telephone (734) 449-2880** Fax (734) 449-0123 Website: www.twp-northfield.org 



To : Northfield Township Board 

From: Steve Aynes, Northfield Township Manager 

Re: Sale of 75 Barker 

Date: February 27,2020 

I contacted the Realtor with Thomas Duke. I expect two representatives of the company to  attend the 
Special Board meeting on Tuesday, March 3rd. 

The Realtor has contacted the parties who previously submitted Purchase Offers to  see if  they were still 
interested in extending offers. She also informed them of a possible easement for parking. It is my 
understanding that at least four intend to  submit offers again. We received two of the offers, however, 
due to  time constraints, the Realtor did not expect to  receive the rest of those by the end of today. She 
does expect to  receive them by the time of the Board meeting. 

If she forwards any prior to the meeting, I will pass these along to the Board. 



Hello Steve, 

A broker resubmitted his client's offer for 75 Barker Rd, Whitmore Lake. See attachments and below 
message. 

"Attached you'll find our offer for 75 Barker Rd in Whitmore Lake. My client is very interested and 
looking forward to  getting this deal done! Our intended use for the property would be converting it into 
a state of the art Provisioning Center which would be contingent on municipal licensing of the property. 
I've also attached a bio on my client as well as the Oakland Business Park presentation and plans (for 
commercial cannabis) which Mr. Yatooma spearheaded. If there are any other questions or concerns 
you have, feel free to reach out any time, as we're more than happy to help in any way we can." 

I will let you know when I get more for the meeting scheduled Tuesday, 3/3/2020. 

Thank you, 

Michelle Grobler 
Associate I Washtenaw Team 
Cell: 734.829.7131 

Office: 248.476.3700 

Fax: 248.476.3560 



PURCHASE AGREEMENT 

THlS PURCHASE AGREEMENT (this "Agreement"), is made and entered into as of the date of 
the last of Purchaser's and Seller's signature on this Agreement (the "Effective Date"), by and between 
Hydra Real Estate Development, LLC a Micl~igan limited liability company located 2207 Orchard Lake 
Road, Sylvan I.ake, MI 48370, or an entity to he Inter formed, ("Purchaser"), and Northfieid Township 
(the "Seller"). 

RECITALS : 

A. Seller is the owner of certain real property located at 75 Barker Rd. Whitmore Lake, MI 
48189 oonsisting of a 4,571 sq. A. baiItliug(s), 0 86 11~:1(~b o f  la~ltl (lllc "1lc:al Eslalc"), at~d 15 pa~ki~lg S ~ O L S  
pending easement (negotiable). A legal description of the Real Estate shall be attached hereto by Seller as 
Exhibit A and made a part hereof. 

B. Seller desires to sell and Purchaser desires to purchase the Real Estate and all improve- 
ments located thereon, all in accordance with and subject to the terms and conditions hereinafter set forth. 

CONSIDERATION AND AGREEMENT: 

IN CONSIDERATION of [he mutual covenants and agreements herein contained and of the ben- 
efits to be derived here from, receipt whereof is hereby severally acknowledged, Seller and Purchaser 
hereby agree as follows: 

1. O f f e r .  Purchaser hereby offers and agrees to purchase the Real Estate together with all 
improvements, tenements, hereditaments, privileges and appurtenances thereto belonging or in any way 
appertaining thereto, and including all right, title and interest of Seller in any street, road or avenue, open 
or proposed, in front of or adjoining the Real Estate, or any part thereof, to the centerline thereof, all right, 
title and interest of the Seller to the use of any easements, reciprocal parking agreements and all water, 
air, riparian and mineral rights, and the use of appurtenant easements, whether or not of record, strips and 
rights of way abutting, adjacent, contiguous or adjoining the Real Estate, subject only to those easements 
and restrictions of record which are approved by Purchaser (the "Offer"). All of the foregoing is some- 
times hereinafter referred to as the "Subject Premises." 

2. Acccptancc. Seller hereby accepts the said OTkl uT llle Pulcliaser. Such Offer atld Ac- 
ceptance are subject to and in accordance with the terlns and conditions hereinafter set forth. 

3. Purchase Price. The purchase price for the Subject Premises is Four Hundred Twenty- 
Five Tl~ousand ($425,000) Dollars (the "Purchase Price"). The Purchase Price shall be paid as follows: 

A. Deposit. After Purchaser's receipt of both a fully signed Agreement and escrow - 
agreement between the parties, Purchaser may deposit in escrow with escrow agent of 



Purchaser's choosing ("Escrow Agent"), an earnest money deposit in the amount of Seven 
Thousand ($7,000) Dollars (the "Deposit"), which sum shall be applied upon the Purchase 
Price at Closing if the transaction is consuinmated or delivered to Purchaser or Seller, as the 
circumstances warrant and as provided under the terms of this Agreeineat or the escrow agree- 
ment. 

I3. I3aI&tioo. TI16 btrlailoo (IT llte Pu~ol~nse PI ice sl~nll lie paid, plus 01 1r111ius clos-l~~g - 
adjustments, as the case rriay be, in certified, cashiers or wire transferred funds to Seller at 
closing in exchange for a warranty deed, prepared by Purchaser, conveying fee simple, clean, 
and marketable title to Purchaser, free and clear of any and all liens or encumbrances subject 
only to those easements and restrictions of record as are agreeable to Purchaser in its sole dis- 
cretion ("Warranty Deed"). Any existing land contracts and mortgages shall be discharged at 
closing, with Seller being responsible for any prepayment penalties thereon. 

4. Evidence of Title. 

A Title Commitment. As evidence of Title, within seven (7) business days after 
the Effective Date, Seller shall deliver to Purchaser a Title commitment for an ALTA fee 
owner's policy of title insurance to be issued at closing (or as soon as possible thereafter), to- 
gether with legible copies of all items of record, in the amount of the totaI Purchase Price (the 
"Title Commitment"), which Title Coinmitinent shall be issued by a title company of Pur- 
chaser's choosing ("Title Company"), the same to bear a date later than the date hereof, 
whorein tho Title Company shall agsoc to insure llie litle in [lie coildiliol~ icyui~cd hclcuudel as 
clean and marketable title. Purchaser shall, at the time of closing, receive a Policy of Title In- 
surance from the Title Company pursuant to said Title Commitment. The cost of the Title In- 
surance Policy, together with any endorsements, shall be paid for by Seller. In addition, Seller 
shall pay all state and county transfer taxes and revenue stamps due upon Closing or required 
to be paid upon recording of the Warranty Deed, as well as other costs of closing for the Title 
Company. 

B. - Survey. Seller shall provide any survey documents it has for the Subject 
Premises. If a survey (ALTA or otherwise) must be completed or updated to satisfy the due 
diligence of the Purchaser or to remove the survey exceptions from the Title Commitment, Pur- 
chaser shall have the right to obtain such a survey of the Subject Premises (the "Survey"), and 
the cost of the Survey shall be paid for by the Purchaser. 

C. - Environmental. Seller sllall provide any e~~viron~nenk~l seporl il Iius for the 
Real Estate. If any additional Enviroilmeiltal Reports are required by Purchaser, Purchaser 
shall have the right to obtain such reports ("Environmental Reports") and the cost of the Envi- 
ronmental Reports shall be paid for by the Purchaser. 

D. - Objections. If objection to the condition oftitle or survey is made by Pur- 
chaser within fifteen (15) business days following Purchaser's receipt of (i) the Title Commit- 
ment together with legible copies of all items of record and (ii) the Survey, the Seller shall 



have thirty (30) days from the date notified in writing of the particular defects claimed, either 
(1) to remedy the title, or (2) to obtain title insurance as required above, or (3) to notify Pur- 
chaser that Seller is unable to remedy the title or obtain the desired title insurance; provided, 
that Purchaser may clcct to waive such defects and proceed with this transaction subject thereto 
and, provided further, that in the event that any such defect results from liens or encumbrances 
having liquidated amounts, Purchaser may, at its option, pay such amounts and receive credit 
c~gninsl si~lrls duc Scllcr a1 closlng. lrlhe Seller remedies the tltle or shall obtaln such title pol. 
icy within the time specified, the Purchaser agrees to complete the sale within fifteen (1 5) busi- 
ness days of written notification thereof but no sooner than the Closing Date hereinafter speci- 
fied. If the Seller is unable to remedy the title to the satisfaction of Purchaser, or obtain the de- 
sired title insurance within the time specified, then, Purchaser shall have the right upon sending 
written notice to Seller to waive such defects and proceed to Closing or to terminate this 
Agreement and in the event Purchaser elects to terminate this Agreement, the Deposit shall be 
immediately refunded upon Purchaser's written request in full termination of this Agreement 
and the parties shall have no further liability hereunder, except with respect to those provisions 
which expressly survive the termination of this Agreement. 

5 .  Possession. Seller shall have Thirty (30) days to vacate the Subject Premises after Clos- 
ing. Seller shall remove all personal property fi-om the Real Estate, and shall deliver the Real Estate in a 
vacant and broom clean condition. To identify the Real Estate to clients of Purchaser, during the terms of 
this Agreement, Purchaser may, and Seller consents to, Purchaser removing the for-sale sign, if any, and 
if desired by Purcl~aser, Purchaser putting up its proposed development and marketing sign. 

6 .  Representations, Warranties and Covenants. Seller represents and warrants unto Pur- 
chaser, as of the date hereof, and through the date of Closing, as follows: 

A. To the best of Seller's knowledge, the legal description set forth in ExI~ibit 
"A" attached hereto is an accurate description of the Real Estate and except as disclosed as an 
exhibit to this Agreement, neither Seller nor any partners, shareholders or affiliates own any 
interest in real property which is adjacent or contiguous to the Real Estate. 

B. The party executing this Agreement on behalf of Seller has the fill1 power and 
authority to enter into and perform this Agreement on behalf of Seller and the person executing 
this Agreement has been duly authorized to do so on behalf of Seller, 

C.  To 1116 besl of Seller's knowledge, except as disclosed as an exhibit to this 
Agreement, there are no pending or threatened la~vsuits, condemnation proceedings or environ 
mental investigations, affecting the Subject Premises or Seller's ability to convey same. 

D. There are no outstanding blight violations, inspection fees, tickets or any other 
costs or fees due to the city or state that governs the location of the Real Estate. 



E. The Real Estate is serviced by municipal sewer and water, with all electrical 
and other mechanical and utility systems serving the Subject Premises are, to the constructive 
knowledge of Seller, in good operating condition. 

F. There are no leases or service contracts or other agreements of any kind or na- 
ture whatsoever, written or oral, express or implied, with respect to the Real Estate. 

G. No bankruptcy, insolvency, rearrangement or similar action or proceeding in- 
volving the Subject Premises or Seller is pending, threatened against or being contemplated by 
Seller. 

H. SelIer is not a "foreign person" as defined in Ij 1445(f)(3) of the Internal Reve- 
nue Code; Seller shnll so certify at Closing, 

I. Without Purchaser's prior written consent, until the date of Closing, Seller 
shall refrain from transferring any of the Subject Premises or creating on the Subject Premises 
any easements, leases, liens, mortgages, encumbrances, easements or rights of way, or enter 
into any other agreement that affects the Real Estate. 

J. Seller shall execute, acknowledge, and deliver to the Purchaser all further doc- 
uments or instruments as may be requested by the Purchaser, in its sole discretion, to effectuate 
the purpose and/or intent of this Agreement and to assist Purchaser in obtaining the necessary 
permits and licenses relevant to its desired use for the Real Estate, to include, but not be limited 
to execution of a property owner affidavit prepared by Purchaser and which Seller shall be pro- 
hibited from revoking or rescinding for a period of twelve (12) months after termination of this 
Agreement. 

If at any time prior to Closing, Purchaser determines that any of the representations and warran- 
ties set forth above are incorrect or untrue or in the event that that Seller fails to perform any of the obli- 
gations, representations, warranties or covenants contained in this Agreement, then, in such event, and 
notwithstanding anything contained herein to the contrary, it shall be considered a default by Seller in ac- 
cordance with Section 12. 

Seller acknowledges that Purchaser intends to purchase the Subject Premises in the condition ex- 
isting as of the Effective Date and Seller shall be required to maintain the Subject Premises in such condi- 
tion subject to reasonable wear and tear. 

7. Conditions Precedent. The obligation of Purchaser to proceed on this Offer, if accepted, 
shall be conditioned upon each of the following conditions precedent: 

A. Title and Survey. Satisfaction of the title and survey conditions of Section 4. 

B. Due Diligence. Purchaser and its agents shall have sixty (60) days commenc- 
ing on the date of Purchaser's receipt from SelIer of 1) the executed Purchase Agreement, 2) 
the Survey, and 3) the Title Commitment and all other books and records for the Subject Prem- 
ises, including the Environmental Reports ("Inspection Period"), to inspect or cause to be 



inspected all aspects of the physical condition of the Subject Premises. Access to the Subject 
Premises which shall be freely granted to Purchaser and/or Purchaser's agents and representa- 
tives, at all reasonable times for any reason wl~atsoever. Seller shall provide Purchaser with all 
plans, specifications and engineering data regarding the Real Estate that are in the possessio~i 
of Seller. Seller shall also cooperate to authorize ally architects or engineers to provide Pur- 
chaser with copies of same that are in their possession. If Purchaser is not satisfied in its sole 
L ~ I I ~  C X C I U Y ~ V C  discr~lion with the results of such inspecliu~~s fol ariy teasol1 whalsoever Pur- 
chaser may rescind this transaction by providing written notice to Seller within the expiration 
of the Inspection Period, or if Purchaser is denied its desired municipal approvals, then Pur- 
chaser shall thereupon receive a refund of the Deposit and Purchaser and Seller shall be re- 
lieved of any and all liability hereunder. 

C. Representations and Warranties. All of Seller's representations, warranties 
and obligations contained herein shall be true and correct as of the date hereof and on the date 
of Closing, which Seller shall certify to at Closing, and Seller shall not have, on the date of 
Closing, failed to meet, comply with, or perform, any condition or obligations on its part to be 
performed under the terms and conditions contained herein. 

8. Closing. Purchaser and Seller shalI close this transaction ("'Closing") thirty (30) business 
days following the expiration date of the Inspection Period; provided, however, in no event shall the Clos- 
ing occur prior to the satisfaction (or written waiver by Purchaser) of all conditions precedent to Closing 
set forth in Section 7. If all conditions precedent set fort11 in Section 7 have not been satisfied on or be- 
fore lhe dale of Closing, lhen Purchaser may (1) walve such condition(s) and proceed with the Closing, (ii) 
delay the Closing until the satisfaction of such conditions precedent, or (iii) declare the Agreement null , 

and void, in which event Purchaser shall receive a refund of the Deposit and Purchaser and Seller shall be 
relieved of any and all liability hereunder. The Closing shall take place at the office of the Title Colnpany 
or such other place as the parlies may mutually agree. At Closing, such documents as may be necessary 
to complete this transaction shall be executed and/or delivered by Purchaser and Seller. Notwithstanding 
the foregoing, Purchaser may elect an earlier Closing date if it determines, in its sole discretion that it is in 
its best interest to consummate a Closing prior to the time framed stated in this Section 8. Notwithstand- 
ing anything to the contrary herein, the Inspection Period shall be automatically extended fifteen days af- 
ter the municipality has granted full and final approval of the Purchaser's desired applications, and the 
municipality's full and final approval of the Purchaser's proposed use of the Real Estate shall be a condi- 
tion precedent to Closing and the Deposit becoming non-refundable. 

At Closing, the folIowing documents, in such form and content as are reasonably satisfactory to Pur- 
chaser, sllall be executed by Seller at~d/or delivered lo Purcl~aser: 

A. Warranty Deed. 

B. Seller's Affidavit on the Title Company's standard form. 

C. Seller's Certificate of Accuracy, as prepared by Purchaser, confirming the Repre- 
sentations and Warranties under Section 6 hereof as of the Closing Date. 



D. Closing Statement. 

E. Non-Foreiyn Person Affidavit. 

F. Water Escrow. 

G. Such other docu~nents as are reasonably necessary to complete this transaction. 

9. Closing Adiushnents. The following shall be apportioned against the Purchase Price at 
closing: 

A. All real property taxes and installlnents of special assessments (general or spe- 
cial) whicl-r have become due or owing or are delinquent on the Subject Premises (regardless of 
the lien date) shall be paid by Seller at or before Closing. Current real property taxes shall be 
prorated as though paid in advance on a due date basis of the taxing authority on the basis of a 
three hundred sixty-five (365) day year; Seller being responsible for taxes up to the day of 
Closing and Purchaser being responsible for taxes thereafter. 

B. Seller shall pay for all state and county transfer taxes and revenue stamps due 
upon closing or required to be paid upon recording of the Warranty Deed. 

C. Seller shall pay all outstanding utility bills and service providers with respect 
to the Subject Premises prorated through the date of Closing and shall fund a customary water 
escrow lolali~~g (fie aggregale of the last two water bills ("Water Escrowy') with the Title Com- 
pany at Closing to ensure that all water bills which could create a lien on the Subject Premises 
shall be paid through the date of Closing. 

10. Casualty/Condemnation. Until Closing, all risk of loss with respect to the Subject Prem- 
ises shall be borne by Seller. In the event of destruction or damage to the Subject Pre~nises prior to the 
date of Closing, Purchaser shall, at its option, have the right to (i) take the proceeds of the insurance re- 
quiring Seller to pay the deductible amounts and proceed and go forward with this transaction, or (ii) de- 
clare the Agreement to be void and Purchaser shall thereupon receive a refund of the Deposit and the par- 
ties shall be relieved of any and all IiabiIity hereunder. In the event that notice of any action, suit or pro- 
ceeding shall be given prior to the closing date for the purpose of condemning any part of the Subject 
Premises, Purchaser shall have the right to terminate its obligations hereunder within fifieen (15) business 
days after receiving notice of such condemnation proceeding, and upon such termination, the Deposit 
shall be refunded to Purchaser in full termination of this Agreement and the parties shall be reIieved of 
ally and all liability hereunder, a~ld the ploceeds ~ e s u l l i ~ ~ g  f i o ~ r ~  such co~~dslri~ialiori shall be paid lo Seller. 
In the event Purchaser shall not elect to terminate its obligations hereunder, the proceeds of such condem- 
nation sI~all be assigned and belong to Purchaser at Closing. 

1 1. Broker. Seller and Purchaser do hereby certify, represent and warrant, each to the other, 
that, except with respect to Klaudio Vucaj of Berkshire Hathaway HomeServices, and Michelle Grobler 
of Thomas Duke Company they have not engaged, enlisted, employed or otherwise made use of any other 
real estate broker or sales person in connection with this sale and Seller shall pay Purchaser's broker a 2% 



brokerage commission in connection with this transaction. Seller and Purchaser shall each indemnify, 
defend and hold the other harmless with respect to any claim by any real estate broker or sales person in 
connection wit11 this transaction claiming by, through or under the acts or agreements of the indemnifying 
Party 

12. Default: Governing Law. In the event of a default by SelIer hereunder, Purchaser may 
terminate this Agreement and shall be entitled to a rehirn of the Deposit and shall have the right to main- 
tain an action for specific performance andfor all damages allo\vable under the law or equity. In the event 
of an alleged default by the Purchaser hereunder, Seller must provide written notice to the Purchaser of 
the alleged default(s), in accordance with Section 13 below, and allow Purchaser fifteen (15) business 
days Lo cure any alleged default from the date of the notice. This Agreement shall be governed by laws of 
the State of Michigan, and any action brought with respecl lo [his Agreement shall be brought excltrsively 
in a court of competent jurisdiction in Oakland County, Michigan, and all parties, including its officcrs 
and directors, as the case lnay be, specilically co1lse111 lo llie above jurisdiclion and venue. If Purchaser 
brings any action with respect to this Agreement, the Purchaser shall be entitled to recover actual attor- 
ney's fees and costs from the Seller. 

13. Notices. Any notices, demands or requests required or permitted to be given hereunder 
must be in writing and shall be deemed to be given (i) when hand delivered, or (ii) when delivered via 
FedEx or similar service for next business day delivery and received by the party, or (iii) when sent by 
facsimile or email transmission. In all cases notices shall be addressed to the parties at their respective 
addresses as first written above. Any notices to the Purchaser must include a copy to Legal Counsel to 
be valid at 2207 Orchard Lakc Road, Sylvan LnIce, MI 18320. 

14. Confidentiality. The parties hereby agree that the relationship among them, including the 
nature of and subject matter of this Agreement, and its terms, all matters between the parties, or regarding 
either party, shall be maintained as strictly confidential and shall not be discussed, communicated, or dis- 
closed to any other person or entity, except: (a) upon written order of a court of competent jurisdiction, 
but only after reasonable notice and an opportunity for objection to the other parties hereto; (b) to an ac- 
countant, tax preparer or attorney, but only those portions that are relevant and needed for purposes of 
rendering professional advice; (c) by prior written agreement of a11 parties; or (d) in an action to enforce 
the terms of this agreement. The parties agree that the violation of this provision may subject them to a 
cause of action for damages and an injunction by a court of competent jurisdiction. The provisions of this 
Section 14 shall survive the expiration or termination of this Agreement for a period of five (5) years. 

15. Binding Effect: Assignment. This Agreement will be binding at the time of the signing of 
this Agreement: a counter-signed copy of this Agreement shall not he necessary to hind the, party that 
signed the Agreement. Purchaser, in its sole discretion, may assign this Agreement in whoIe or in part to 
any of other entity or person, and this Agreement shall also benefit the parties hereto and their respective 
successors and assigns. 

16. Time for Performance. In the event the last date for performance of any obligation or for 
giving any notice hereunder falls on a Saturday, Sunday or legal holiday of the state wherein the Real 



Estate is located, then the time of such period shall be extended to the next day which is not a Saturday, 
Sunday or legal holiday in such state, 

17. Counterparts. This Agreement may be executed in one or more counterpart copies, all of 
which together shall constitute and be deemed an original, but all of which together shall constitute one 
and the same instrument binding on all parties. This Agreement may be executed in lelecopy (faxed) cop- 
ies and electronic. (e-mail) copiec and fac.simile: and e;lec.tronir: signntt~r~s shnll bo binding upon thc par 
ties. 

(SIGNATURES ON NEXT PAGE) 



1N WITNESS WHEREOF, the palties have executed and made effective this Agreement on the 
later of the date signed below. 

PVRCHASER: 

Hydra Real Estate, LLC, a Michigan limited liability colnpany 

I ~ S :  b..e/u~~& 

Date signed by Purchaser. 6f.b 27 ,2020 

SELLER: 

Northfield Township 

By: 

Its: 

Date signed by Scllcr: -Y 2020 



EXHIBIT A 
LEGAL DESCRIPTION 

Legal Description: 

NO 5-67C COM AT W 114 COR OF SEC 5, TH N 1-45 E 107.58 FT, TH N 51-45 E 88.74 FT TO 
POBTI-I S 40-28-30 E 21 5.16 FT TOEIW 114 LN, 'I'H S 89-40 E 129.48 E"1; '1'H N 56-15 E 35.57 FT, TH 
N38-15 W 298.51 F'I','1'HS 51-45 W 145FTTOPOBPTNE 114 SEC 5 T1S R6E 

Tax Parcel No.: 

02-05-254-002 

Commonly known as: 

75 Barker Road. Whittnore Lake, Michigan 48 189 



About Jeffrey Yatooma

A pioneer of cannabis real estate development in the State of Michigan, 
Mr. Yatooma owns and operates Cannabis Property Brokers (CPB), with 
primary focus on Michigan’s commercial marihuana market and which 
has been awarded 84 municipal licenses in the state of Michigan spread 
out amongst retail, cultivation, and processing. CPB holds and has 
implemented operations plans for six of its properties held in house, 
with one location in central Michigan for manufacture of its genetic pro 
le bank built from years of pheno hunting and selective breeding.

Mr. Yatooma and Cannabis Property Brokers are on the cutting edge of 
the marihuana industry. His team is comprised of individuals with 30+ 
years of experience in the marihuana sector and truly understands the 
required business acumen to compete, adapt and succeed as the 
market develops and evolves.  Cannabis Property Brokers is poised to 
prosper with its executive team and industry-proven business model. 
With expertise in real estate, management, construction, 
 finance, operations, and regulatory compliance, Mr. Yatooma has 
aggregated a top-notch team to carry and maintain precise planning 
and execution to allow entrepreneurs and businesses seeking to make 
a footprint in Michigan the ability to streamline operational timelines 
and gain significant competitive advantage while building his in-house 
portfolio of strategic licenses and real property from which to build a 
brand through operations.



Our Work
Through CPB, Mr. Yatooma has aggregated 
licenses in Michigan cities such as Lansing, 
Warren, Orion Township, Traverse City, Owosso, 
East Lansing, Sturgis, Alma, Battle Creek, and 
East Tawas, among many others. 

CPB is currently in pursuit of new locations in 
Detroit, Ann Arbor, Whitmore Lake, and Lenox 
Township.



Our Knowledge and Fortitude for Success

GENERAL BUSINESS EXPERIENCE

From an early age, Je�rey has had an entrepreneurial mindset. At the age of fourteen, 
after working for a local paint company for three months, he started A Plus Painting, LLC. 
The business began as a residential painting company that prided itself on e�ciency and 
quality.  As Je� was still in school, the production of the company was limited to the 
summer months.  In its  rst year, A Plus Painting grossed in excess of $150,000.  As he 
furthered his education at Michigan State University, Mr. Yatooma continued to grow A 
Plus Painting into a multi-million-dollar company based in Bloom eld Hills, MI.  The 
success of A Plus Painting allowed Mr. Yatooma to spend considerable time growing and 
developing several other companies, including JJY Investments, Premiere Property 
Management (a land acquisition and management company), Pizza Shack in Livonia, MI, 
Social House in West Bloom eld, MI, and a Whole Body Cryotherapy business, Live Cryo, 
which currently operates out of 4 locations (Clarkston, West Bloom eld, Troy and Wixom) 
in Michigan.
His focus is now fully committed to the budding industry positioned to become a globally 
competitive market. Regional expansion into Illinois is the Company's next step in 
developing its business and ability to enter into new and exciting markets to bring 
sustainable business models and standardization to the cannabis industry.

Current Projects
Je� and his team continue to focus on development and operations in Michigan while 
taking the initial step toward regional expansion. With pending applications in a total of 14 
municipalities and construction at eight of its current locations, CPB strategical placement 
with focus on environmental sustainability and supply chain management, the company is 
poised to have twelve operating locations in 2020.

Mr. Yatooma has operated dispensing organizations in the State of Michigan specializing 
in inventory control and product merchandising and possesses the combination of retail 
experience and regulatory compliance models and processes to achieve efficiency in an 
industry weakened by federal constraints pertaining to financing and taxation while also 
providing consumers with excellence in environmental sustainability and a farm to table 
craft cannabis products.



OAKLAND
BUSINESS PARK

Oakland County’s Only          
Cannabis Business Park



O A K L A N D  B U S I N E S S  P A R K

Oakland Business Park will be Michigan’s largest and 
Oakland County’s only, purpose-built cannabis 
business center
The Oakland Business Park (OBP) is a 278,000 square foot business
center, consisting of four separate buildings, built for manufacturers,
processors, testers and transporters. The center is comprised of purpose
built, insulated buildings with 24/7 security. It is located in Oakland
County, Michigan, in the Township of Orion, just off M-24, which is 30
minutes from downtown Detroit. Water is plentiful and inexpensive.

Key Benefits

• Cultivation Permits
• Processing Permits
• On-Site Testing
• On-Site Transportation
• Competitive lease rates
• Plentiful water access
• Electric power
• Easy access to Detroit
• Supportive city local government
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The total facility will consist of 
four subdivided buildings

To the left is a conceptual 
floorplan for one of the four 
buildings. There are three 
sizes of manufacturing units 
available for lease:

• 6,666 square feet
• 13,333 square feet
• 20,000 square feet 

Each unit will have a 
separate man door and bay 
door entrance.



O A K L A N D  B U S I N E S S  P A R K

01 02 03 04

Manufacturing/ 
Processing 

Permits

The Township of 
Orion has 
enacted an 
ordinance that 
allows for indoor
manufacturing  
and processing
permits.

OBP Permit 
Approval

OBP will provide 
tenants with:

• Security
• Power
• Environmental
• Water

Available Power

DTE Energy is 
providing 
immediate  
power and also  
building a sub-
station to assure 
continual and 
uninterrupted 
power in the 
future.

Volume 
Discounts

OBP’s tenants will 
save money in 
several areas:

• Security
• Distribution
• Power
• Supplies
• Testing
• Transporting

Oakland Business Park will be the most 
cost efficient indoor cannabis 
manufacturing facility in Michigan

OBP is designed with on-site testing, transportation, and secure 
facilities to combine and create a very cost efficient and safe 
environment for manufacturers. Unlike other cannabis parks, the 
buildings in OBP were designed from the ground up to be 
manufacturing facilities, and are not re-purposed buildings. Given the 
sheer size of the development, cultivators will benefit from reduced 
group rates for security services, as well as discounted rates from an 
on-site secure transporter, a processing center and a testing 
laboratory.
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The Oakland Business Park is designed 
to maximize manufacturers’ profits.

All aspects of the OBP 
development are 
designed to maximize its 
tenants’ ability to prosper, 
even if cannabis prices 
decline. We strive to 
reduce the major cost 
components of indoor 
cannabis cultivation 
including water, power, 
supplies, secure 
transporters, and 
processing. The size of 
the development enables 
tenants to negotiate 
significant group pricing 
discounts for 
manufacturing supplies, 
transporter services, 
processing services and 
lab testing. These factors 
will allow tenants to 
maximize profit and 
minimize out of pocket 
costs.

* Discount estimates are based on an assumed 20,000 square feet cultivation unit 
grossing $10MM in annual revenue, with an average cost structure based on OBP 
partners experience. 

The Oakland Business Park Advantage*
Security $100,000

Electricity & Water $100,000

Distribution Supplies $200,000

Co-op manufacturing $50,000

Lab Testing $50,000

Total Potential Annual Savings $500,000

$50K

$100K

$50K$100K

$200K

The Oakland 
Business Park 

Advantage
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OBP is conveniently located in Oakland 
County, the Township of Orion, Michigan

The Oakland Business Park is located just off I-75 in Township of 
Orion, Michigan, approximately 30 minutes north of downtown 
Detroit.

30 minutes 
north of 

downtown 
Detroit



O A K L A N D  B U S I N E S S  P A R K

Phase 1 should be complete in the 
fourth quarter 2018.

We anticipate breaking ground on Phase 1 in the first quarter of 2018. 
Construction is expected to take six to eight months. This should allow 
tenant occupancy in the fourth quarter of 2018.

The Oakland Business Park Development Timeline:

Pre-Leasing Site Plans 
Approved

Bldg. 1 
Complete

100% Leased01 02 03 04
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According to the National Council for Home Safety & Security, Orion 
Township is the 15th safest city in Michigan. (2017)
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Oakland Business Park offers manufacturing 
permits and expedited local approvals for OBP 
approved tenants.

Tenants in the OBP facility will be provided with a standardized 
permit application template, which OBP will submit to procure 
your municipal permit. This will save you months of effort and 
thousands of dollars.

80% of the permit template will 
be common to all tenants:

SurveillanceLease 
Agreement Power PartnershipBuilding
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United Structures of 
America, Inc. has been 
chosen to build the 
Oakland Business Park.
United Structures of America, Inc. was founded 
in 1980. The owners of the company had many 
years experience in the metal building industry 
and knew what was required if a company was to be 
successful. Today U.S.A, Inc. is managed by a second 
generation of engineers and fabricators. Our size and 
staff is large enough to handle the most complex of 
projects, yet nimble enough to serve our clients 
personally. Pride is an important component of our 
motivation and as with all of our projects, we make a 
valid effort to work with all trades to ensure a 
successfully completed project.

• In business since 1980
• In-house custom designers &. expertise
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Questions?

To schedule an appointment or reserve a property. Please contact us! 

(248) 365-4506
Lease@OaklandBusinessPark.com
www.OaklandBusinessPark.com

mailto:Lease@OaklandBusinessPark.com
http://www.cpbofmcihigan.com/
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Disclosures
High Level Perspective
This presentation is confidential and has been prepared to provide a high level understanding of 
Cannabis Property Brokers and associated business ventures. It is a summary only and is not 
intended to be a complete description of all information about us that you may consider 
material. Further, some information, although believed by us to be accurate, is sourced from 
third parties over whom we have no control. While we make every effort to provide a fair and 
balanced description of our business and its prospects, we do not provide any warranty or 
representation (express, implied, or otherwise) regarding the accuracy or completeness of this 
presentation.

Unknown Risk
The results of operations, financial condition, performance, achievements or prospects of the 
Company involve known and unknown risks, uncertainties and other factors, including risks 
relating to the ability of the Company to obtain necessary financing, the impact of debt 
financing transactions, the United States and global economy generally and the United States, 
North American and Global market for the Company’s products, consumer interest in the 
Company’s products, competition, the regulatory environment, governmental legislative or 
regulatory actions or activities, potential litigation, and anticipates and unanticipated costs. The 
forward-looking statements contained in the presentation are expressly qualified in their entirety 
by this cautionary statement. 

Forward Looking Statements
This summary contains forward-looking statements; including those regarding expected growth 
in the national and global cannabis markets. Forward-looking statements involve known and 
unknown risks, uncertainties and other factors which may cause the actual results or growth to 
be materially different from many future results or growth expressed or implied. Actual results 
are likely to differ, and may differ materially, from those expressed or implied by the forward-
looking statements contained in the presentation materials. 

There can be no assurance that forward-looking statements will prove to be accurate, as actual 
results and future events could differ materially from those anticipated in such statements. 
Accordingly, you should not place undue reliance on forward-looking statements. These 
statements should not be relied upon as representing the Company’s views as to any date 
subsequent to the date the presentation materials were prepared. In addition, the presentation 
materials are not intended to express or imply any forward-looking statements regarding 
expected or anticipated results of operations, financial condition, performance or achievements 
of Cannabis Property Brokers and the Company disclaims any such forward looking statements. 
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OAKLAND BUSINESS PARK

ISSUE DATES

BEFORE YOU DIG

CALL MISS DIG

1-800-482-7171

NOTE:  AS AN AID TO THE CONTRACTOR

VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE

PLANS AND PROFILES. ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON

THE PLANS AND PROFILES IS TAKEN FROM

FIELD TOPO AND/OR AVAILABLE RECORDS,

BUT THE OWNER AND ENGINEER DOES

N O T  G U A R A N T E E  T H E I R

L O C A T I O N / E L E V A T I O N ,  O R  T H A T

ADDITIONAL UNDERGROUND STRUCTURES

OR UTILITIES MAY NOT BE ENCOUNTERED.

IF THE CONTRACTOR DOES ENCOUNTER A

PREVIOUSLY UNIDENTIFIED UTILITY AND/

OR STRUCTURE, OR DETERMINES THAT

ONE OF THE UTILITIES / STRUCTURES

SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED,  THE CONTRACTOR SHALL

IMMEDIATELY NOTIFY THE OWNER AND

ENGINEER FOR DIRECTION ON HOW TO

PROCEED. THE CONTRACTOR WILL BE

R ESPO NSIBLE FOR  ALL  DAM AGE TO

EXISTING UTILITIES. NOTIFY "MISS DIG" AT

1-800-482-7171, 72 HOURS PRIOR TO THE

S T A R T  O F  A N Y  C O N S T R U C T I O N .
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SOIL EROSION PLAN

7-23-18

GRADING SUBMITTAL

7-27-18

TOWNSHIP

8-10-18

CONSTRUCTION PLANS

8/27/18

CONSTRUCTION PLANS

9/14/2018

CONSTRUCTION PLANS

10/5/2018

CONSTRUCTION PLANS

11/12/2018

CONSTRUCTION PLANS

12/13/2018

CONSTRUCTION PLANS

12/24/2018

CONSTRUCTION PLANS

1/7/2019

100

0

200100

SCALE 1"=100'

1. ALL CONSTRUCTION TO CONFORM AND COMPLY TO THE CURRENT STANDARDS AND

SPECIFICATIONS OF THE TWP, OAKLAND COUNTY ROAD COMMISSION, OAKLAND COUNTY WATER

RESOURCE COMMISSIONER AND ANY OTHER GOVERNING AGENCY.

2. LOADING/UNLOADING TO BE COMPLETED WITHIN THE BUILDING.

3. WASTE WATER DISPOSAL TO BE DISCHARGED TO EXISTING TWP SEWER WITH TWP, OAKLAND

COUNTY, AND MDEQ APPROVAL.

4. WATER SUPPLY TO BE CONNECTED TO EXISTING PUBLIC WATER SUPPLY

5. A PERMIT FROM THE RCOC REQUIRED FOR ALL WORK WITHIN THE BALD MOUNTAIN ROW.

6. A SOIL EROSION AND SEDIMENTATION PERMIT WILL BE REQUIRED.

7. EXTERIOR LIGHTING TO BE WALL AND POLE MOUNTED AND SHIELDED.

8. SIGN DETAILS ARE TO BE PROVIDED TO THE TWP AND APPROVAL GRANTED PRIOR TO THE

PLACEMENT OF ANY SIGNS. SIGN PLAN TO BE SUBMITTED AT A LATER DATE

9. ALL STORM SEWER MUST BE APPROVED BY TWP.

10. ALL REQUIREMENTS BY THE FIRE DEPARTMENT PER THE INTERNATIONAL FIRE CODE WILL BE MET.

11. THE BANKED PARKING AREAS WILL BE CONSTRUCTED WHEN REQUESTED BY THE TOWNSHIP.

12. EXISTING PARCELS 2&3 AND 5&6 ARE PROPOSED TO BE COMBINED

13. IF GATE IS TO REMAIN ON PREMIER DRIVE, COORDINATION WITH THE ORION TOWNSHIP FIRE

DEPARTMENT WILL BE REQUIRED FOR ACCESS.

OAKLAND BUSINESS PARK LLC

BRAD BAGANS

1615 SOUTH TELEGRAPH

BLOOMFIELD HILLS, MI 48302

PHONE: 248-451-1620
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-EACH LICENSED MEDICAL MARIJUANA RELATED FACILITIES WILL OPERATE INDOORS ONLY AND IN A

DISTINCT AND SEPARATE WORKING AREA.

-THE HOURS OF OPERATION FOR ALL LICENSED FACILITIES WILL BE BETWEEN 7:00 AM AND 9:00 PM.

-THERE WILL BE NO OTHER ACCESSORY USES PERMITTED WITHIN THESE FACILITIES OTHER THAN

THOSE ASSOCIATED WITH CULTIVATING, PROCESSING, TRANSFORMING OR TESTING MEDICAL

MARIJUANA.

-THESE FACILITIES WILL BE MONITORED WITH SECURITY CAMERAS THAT OPERATE 24 HOURS PER

DAY, 7 DAYS A WEEK.  ALL VIDEO RECORDINGS SHALL BE MAINTAINED IN A SECURE OFF-SITE

LOCATION FOR A PERIOD OF AT LEAST 30 DAYS.

-THIS FACILITY SHALL MEET ALL APPLICABLE ORDINANCES AND STANDARDS OF THE TOWNSHIP AND

PRIOR TO OPENING, SHALL DEMONSTRATE TO THE TOWNSHIP THAT IT MEETS THE RULES AND

REGULATIONS PROMULGATED BY THE STATE MEDICAL MARIJUANA LICENSING BOARD.

-ALL MEDICAL MARIJUANA WILL BE CONTAINED WITHIN A LOCKED FACILITY.

-NO EXTERIOR SIGNAGE OR ADVERTISING IDENTIFYING THIS FACILITY AS A MEDICAL MARIJUANA

FACILITY IS BEING PROPOSED.

THE OWNER IS REQUESTING APPROVAL OF BUILDING A ON PARCEL 4, BUILDING B
ON THE COMBINATION OF PARCELS 5&6 , AND BUILDING C ON THE COMBINATION OF
PARCELS 2&3. PARCEL 1 WILL REMAIN VACANT.

X

FENCE

SYMBOL

G

E

T

E.T.

E

LEGEND

LIGHT POLE

GAS

ELECTRIC

SET IRON

SIGN

VENT

CLEAN OUT

TREE

SAN. MANHOLE

DESCRIPTION

FOUND IRON

TELEPHONE RISER

SQUARE CATCH BASIN

ROUND CATCH BASIN

POWER POLE

SPEAKER BOX

WATER VALVE

WATER STOP BOX

STM. MANHOLE

GUY ANCHOR

ELEC. TRANSFORMER

FIRE HYDRANT

ELEC. RISER

WE, THE APPLICANT WILL ENTER INTO AN ACCESS RIGHTS & MAINTENANCE
AGREEMENT FOR PREMIER DRIVE, WEST OF THE DEVELOPMENT AS DIRECTED BY
ORION TOWNSHIP.

C1 COVER SHEET
C2 SITE PLAN
C3 GRADING PLAN - BUILDING A
C4  GRADING PLAN - BUILDING B
C5   GRADING PLAN - BUILDING C
C5A RETAINING WALL DETAILS
C6 UTILITY - WATER & SANITARY - BUILDING A
C7 UTILITY - STORM PLAN & PROFILES - BUILDING A
C8  UTILITY - WATER & SANITARY - BUILDING B
C9 UTILITY - STORM PLAN & PROFILES - BUILDING B
C10 UTILITY - WATER & SANITARY - BUILDING C
C11 UTILITY - STORM PLAN & PROFILES - BUILDING C
C12 UTILITY BASIN CALCS & OUTLET DETAILS
C13  STANDARD DETAILS
C14  SOIL EROSION CONTROL PLAN
C15 DRAINAGE DISTRICT MAP
1 SURVEY SHEET
1 OF 1 WRC SOIL EROSION CONTROL DETAILS
1 OF 1 WRC STORM DRAIN NOTES & DETAILS
1 OF 2 SANITARY SEWER STANDARD DETAILS
2 OF 2 SANITARY SEWER STANDARD DETAILS
1 OF 3 WATER MAIN STANDARD DETAILS
2 OF 3 WATER MAIN STANDARD DETAILS
3 OF 3 WATER MAIN STANDARD DETAILS

SEE INDIVIDUAL SHEETS
FOR DETAILS

PERMIT STATUS

ORION TWP. SITE PLANS APPROVED

ORION TWP. GRADING BLDG. B APPROVED

ORION TWP. CONSTRUCTION PLANS PENDING

SOIL EROSION APPROVED

NPDES STORMWATER PERMIT PENDING

RCOC (BALD MTN ROAD) PENDING

MDEQ - WATERMAIN PENDING

              CONSUMERS ENERGY                 100% SITE INSPECTION PROVIDED

CONSTRUCTION SHALL CONFORM TO CURRENT CHARTER TOWNSHIP OF ORION STANDARDS.

NO SITE WORK SHALL OCCUR WHATSOEVER UNTIL THE SITE PLAN AND ENGINEERING PLAN HAVE BEEN APPROVED, ALL

FEES HAVE BEEN PAID TO THE TOWNSHIP, AND THE PRE-CONSTRUCTION MEETING HAS BEEN HELD. IT SHALL ALSO BE

NOTED THAT NO WORK SHALL BE PERFORMED WITHOUT INSPECTION.

ALL STREETS MUST BE MAINTAINED DURING CONSTRUCTION.  STREETS SHALL BE KEPT FREE OF MUD, DIRT,

CONSTRUCTION DEBRIS, DUST AND THE LIKE.

WORKING HOURS (INCLUDING RUNNING OF ANY MACHINERY) SHALL BE RESTRICTED TO MONDAY THROUGH SATURDAY,

7:00 AM TO 7:00 PM; SUNUP TO SUNDOWN; WHICHEVER IS LESS.  CONSTRUCTION OPERATIONS BEYOND THE PERIODS

MENTIONED ABOVE SHALL BE PERMITTED ONLY AFTER WRITTEN APPROVAL OF THE TOWNSHIP SUPERVISOR OR THEIR

DESIGNEE. PLEASE REFER TO ORDINANCE 135 (NOISE ORIDINANCE) FOR ORION TOWNSHIP TO OBTAIN ADDITIONAL

REQUIREMENTS FOR NOISE RESTRICTIONS.

ALL MATERIALS AND MANUFACTURERS SHALL CONFORM TO THE STANDARD DETAILS.

UTILITY STRUCTURES SHALL NOT BE LOCATED IN DRIVEWAYS, AND WHERE POSSIBLE, SHALL NOT BE LOCATED IN

PAVED AREAS.

THE CONTRACTOR SHALL NOTIFY ALL UTILITY COMPANIES IN ACCORDANCE WITH ACT 53 OF PUBLIC ACT 174 OF 2013

AND ALSO CONTACT OAKLAND COUNTY UTILITY AND PROTECTION SERVICE (MISS DIG 1-800-482-7171) THREE (3)

WORKING DAYS BEFORE THE START OF ANY CONSTRUCTION.

THE CONTRACTOR SHALL PROVIDE NECESSARY SIGNS, BARRICADES AND LIGHTS TO PROTECT TRAFFIC AND THE WORK

AS DIRECTED BY THE ENGINEER.  SUCH DEVICES SHALL BE PLACED PRIOR TO STARTING WORK IN AFFECTED AREAS.

PER INTERNATIONAL FIRE CODE 3310 - ACCESS FOR FIRE FIGHTING: APPROVED VEHICLE ACCESS FOR FIREFIGHTING

SHALL BE PROVIDED TO ALL CONSTRUCTION OR DEMOLITION SITES. VEHICLE ACCESS SHALL BE PROVIDED TO WITHIN

100 FEET OF THE TEMPORARY OR PERMANENT FIRE DEPARTMENT CONNECTION. VEHICLE ACCESS SHALL BE PROVIDED

BY EITHER TEMPORARY OR PERMANENT ROADS, CAPABLE OF SUPPORTING VEHICLE LOADING UNDER ALL WEATHER

CONDITIONS. VEHICLE ACCESS SHALL BE MAINTAINED UNTIL PERMANENT FIRE APPARATUS ROADS ARE AVAILABLE.

ALL SOIL EROSION AND SEDIMENTATION CONTROLS SHALL BE IN ACCORDANCE WITH THE OAKLAND COUNTY

STANDARDS AND DETAILS.  THE CONTRACTOR SHALL FOLLOW LOCAL RULES AND REGULATIONS FOR SOIL EROSION

AND SEDIMENTATION CONTROL FOR ALL MATERIALS THAT ARE DISPOSED OF OFF OF THE PROJECT SITE.

ALL SOIL EROSION MEASURES MUST BE PROPERLY PLACED PRIOR TO GRADING OR OTHER CONSTRUCTION ACTIVITIES.

FIELD CHANGES TO THE APPROVED PLAN SHALL BE BROUGHT TO THE ATTENTION OF THE INSPECTOR ON SITE, WHO

WILL DETERMINE WHETHER THE CHANGE IS CONSIDERED "SIGNIFICANT".  "SIGNIFICANT" FIELD CHANGES SHALL BE

SUBMITTED TO THE TOWNSHIP BY THE DESIGN ENGINEER.  THE TOWNSHIP SHALL NOT BE HELD RESPONSIBLE FOR

DELAYS IN APPROVAL OF CHANGES TO THE APPROVED SITE IMPROVEMENT (ENGINEERING) PLAN.

WHERE POSSIBLE, PUBLIC UTILITIES SHALL NOT BE PLACED UNDER PAVEMENT.  THE CHARTER TOWNSHIP OF ORION

SHALL NOT BE RESPONSIBLE FOR PAVEMENT, CURB, OR OTHER RESTORATION OF PERMANENT FACILITIES LOCATED

WITHIN THE MUNICIPAL EASEMENT.

3 WORKING DAYS PRIOR TO STARTING CONSTRUCTION, CONTACT THE CONSTRUCTION DEPARTMENT OF ORCHARD,

HILTZ & McCLIMENT, INC. AT (734) 466-4539 TO SCHEDULE INSPECTION.  OHM SHALL INSPECT ALL SITE

IMPROVEMENTS INCLUDING UNDERGROUND UTILITY INSTALLATION, EARTHWORK OPERATIONS, RETAINING WALLS, ALL

SIDEWALKS OR SAFETY PATHS IN ANY PUBLIC R.O.W., AND ANY ADDITIONAL ITEMS NOTED DURING REVIEW OR AT THE

PRE-CONSTRUCTION MEETING.  FINAL OCCUPANCY MAY BE AFFECTED IF PROCEDURES ARE NOT FOLLOWED FOR PROPER

INSPECTION.

PERMANENT FACILITIES OF ANY TYPE, INCLUDING BUT NOT LIMITED TO, TREES, LIGHT POLES, DRAINAGE STRUCTURES,

SANITARY STRUCTURES, BENCHES, TRASH RECEPTACLES, ETC., WILL NOT BE ALLOWED WITHIN THE INFLUENCE OF THE

PUBLIC WATER MAIN OR SANITARY SEWER EASEMENTS.

ZONING: IP

USE GROUP: A-1 AGRICULTURE FARMING

SITE AREA: 1,049,674 SQ. FT. (24.1 AC)

NET SITE AREA: 853,979 SQ. FT. (19.6 AC)

REQUIRED PROPOSED

NEW BUILDING "A" 87,190 SQ.FT./1000 = 87 SPACES 113 SPACES

NEW BUILDING "B" 71,690 SQ.FT./1000 = 72 SPACES 78 SPACES

NEW BUILDING "C" 123,720 SQ.FT./1000 = 124 SPACES 141 SPACES

283 SPACES 332 SPACES

BANKED PARKING CALCULATION

CONSTRUCTED BANKED

NEW BUILDING "A"  = 36 SPACES 77 SPACES

NEW BUILDING "B"  = 55 SPACES 23 SPACES

NEW BUILDING "C"  = 43 SPACES 98 SPACES

134 SPACES 198 SPACES

AREA REQUIRED

BUILDING "B"  = 71,690 < 74,387 SF

BUILDING "A" & "C"  = 210,910 < 212.012 SF

TOTAL BUILDING AREA = 282,600 SQ. FT.

PER UNIT - LIGHT INDUSTRIAL

TYP. PARKING DIM. = 9'X19'

(Contact Robert Smith, Fire Chief – (248) 391-0304, ext. 134)

1. NO PARKING SHALL BE PERMITTED AND/OR NO OBSTRUCTIONS SHALL BE PLACED OR CONSTRUCTED WITHIN

FIFTEEN (15) FEET OF ANY FIRE HYDRANT OR FIRE DEPARTMENT CONNECTION, PUBLIC OR PRIVATE.

2. THE FIRE DEPARTMENT CONNECTION MUST BE LOCATED WITHIN ONE HUNDRED (100) FEET OF A FIRE HYDRANT

AND WITHIN FIFTY (50) FEET OF A MINIMUM EIGHTEEN (18) FOOT WIDE PAVED DRIVEWAY OR STREET.

3. GAS METERS, PROPANE TANKS, OVERHEAD ELECTRICAL SERVICE, AND TRANSFORMERS MUST NOT BE LOCATED

ON THE SAME SIDE OF THE BUILDING OR STRUCTURE AS THE FIRE DEPARTMENT CONNECTION UNLESS A CLEAR

DISTANCE OF ONE HUNDRED FIFTY (150) FEET CAN BE MAINTAINED BETWEEN UTILITIES AND THE FIRE

DEPARTMENT CONNECTION.

4. ALL DRIVE AREAS MUST BE POSTED AS FIRE LANES WITH UNIFORM SIGNS IN KEEPING WITH THE STANDARD

ESTABLISHED IN THE MICHIGAN MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES.  SIGNS MUST BE ERECTED ON

BOTH SIDES OF THE FIRE LANES WITH SPACING BETWEEN SIGNS NOT TO EXCEED ONE HUNDRED (100) FEET.

5. DESIGNATED EXIT DOORS ONTO DRIVES OR PARKING AREAS MUST BE PROTECTED WITH GUARD POSTS OR

PARKING BLOCKS.

6. A WHITE HIGH VISIBILITY STRIP SHALL BE PAINTED ON THE UPPER FLANGE OF ALL FIRE HYDRANTS.

CONSTRUCTION PLANS

1-24-19

CONSTRUCTION PLANS

1-30-19
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CALL MISS DIG

1-800-482-7171

NOTE:  AS AN AID TO THE CONTRACTOR

VARIOUS UTILITIES AND UNDERGROUND

STRUCTURES ARE SHOWN ON THESE

PLANS AND PROFILES. ALL INFORMATION

CONCERNING ALL UTILITIES SHOWN ON

THE PLANS AND PROFILES IS TAKEN FROM

FIELD TOPO AND/OR AVAILABLE RECORDS,

BUT THE OWNER AND ENGINEER DOES

N O T  G U A R A N T E E  T H E I R

L O C A T I O N / E L E V A T I O N ,  O R  T H A T

ADDITIONAL UNDERGROUND STRUCTURES

OR UTILITIES MAY NOT BE ENCOUNTERED.

IF THE CONTRACTOR DOES ENCOUNTER A

PREVIOUSLY UNIDENTIFIED UTILITY AND/

OR STRUCTURE, OR DETERMINES THAT

ONE OF THE UTILITIES / STRUCTURES

SHOWN ON THESE PLANS IS INCORRECTLY

LOCATED,  THE  CONTRACTOR SHALL

IMMEDIATELY NOTIFY THE OWNER AND

ENGINEER FOR DIRECTION ON HOW TO

PROCEED. THE CONTRACTOR WILL BE

R ESPONSIBL E  FOR ALL  DAMAGE TO

EXISTING UTILITIES. NOTIFY "MISS DIG" AT

1-800-482-7171, 72 HOURS PRIOR TO THE

S T A R T  O F  A N Y  C O N S T R U C T I O N .
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Hello Steve, 

Attached is another offer with the below message. 

"Thank you for keeping me updated as to  75 Barker Road. 

My client is interested in submitting an offer which I am attaching in the form of a purchase 
agreement. My client is out of town today but I was able to  confirm the terms which are included in the 
proposed purchase agreement. 

2540 RP, LLC is pre-qualified with the State of Michigan, MRA for both a medical marihuana provisioning 
center and an adult-use retailer. 2540 RP also currently operates a fully licensed medical marihuana 
provisioning center in the City of Detroit. 

Please let me know if you have any questions or need further information." 

Thank you, 

Michelle Grobler 
Associate I Washtenaw Team 
Cell: 734.829.7131 

Office: 248.476.3700 

Fax: 248.476.3560 



REAL ESTATE PURCHASE AGREEMENT 

This Real Estate Purchase Agreement ("Agreement") is entered into by 
NORTHFIELD TOWNSHIP, a Michigan township ("Seller"), whose address is 8350 Main 
St., Whitmore Lake, MI 48189, and 2540 RP, LLC, a Michigan limited liability company 
("Buyer"), whose address is 31275 Northwestern Hwy., Ste., 145, Farmington Hills, MI 
48334 based on the following which is incorporated into this Agreement: 

A. Seller owns the real property and all improvements to the following parcel with 
PIN and commonly known as and as shown on Exhibit A: 

PIN B-02-05-254-002 
Commonly known as 75 Barker Road, Whitmore Lake, MI 

the "Property." 

B. Seller is willing to sell to Buyer and Buyer desires to purchase all of Seller's 
interest in the on the following terms and conditions. 

Based on the foregoing and in consideration of the mutual covenants, promises, and 
agreements and subject to the terms and conditions contained in this Agreement and for 
other good and valuable consideration, the receipt and sufficiency of which is 
acknowledged, Seller and Buyer agree as follows: 

1. Sale. Seller shall sell to Buyer and Buyer shall purchase from Seller all of 
Seller's interest in and to (a) the Property, together with all improvements and 
appurtenances now in or on the Property including all lighting, electrical, ventilating, HVAC 
and plumbing fixtures and systems, windows, alarm systems, machinery, equipment, 
appliances, floor coverings, supplies, fittings, and all contracts relating to the foregoing or 
the Property, and all other personal property now on or associated with the Property; (b) all 
of Seller's rights, title and interest, if any, in and to all of the following items to extent 
assignable ("intangible property"): (i) licenses and permits relating to the operation of the 
Property, and (ii) any guaranties and warranties received by Seller from any contractor, 
manufacturer or other person in connection with the construction or operation of and the 
personal property at the Property. 

2. Purchase Price. Buyer shall pay Seller the total consideration of Four 
Hundred Thirty Thousand and 0011 00 Dollars ($430,000.00) (the "Purchase Price"). 

3. Condition of Title. Seller shall convey to Buyer marketable fee simple title 
to the Property by means of a Warranty Deed subject only to: 

a. easements and restrictions of record; 

b. applicable zoning ordinances; 



c. real estate taxes and assessment which are not yet due and payable; and 

d. any other items acceptable to Buyer 

4. Payment of Purchase Price. Buyer shall pay the purchase price as follows: 

a. Payment of a deposit of Seven Thousand Five Hundred and 001100 Dollars 
($7,500.00) Dollars (the "Deposit") within three (3) business days of full 
execution of this Agreement. The deposit shall be made payable to the Title 
Company and deposited in the Title Company's escrow account to be held 
in accordance with this Agreement. 

b. Payment, at the Closing, of the balance of the Purchase Price less the 
Deposit and as adjusted as required by this Agreement, by wire transfer or 
as otherwise agreed to by the parties. 

5. Evidence of title. As evidence of title, Seller, at Seller's expense, agrees to 
furnish Buyer within ten (10) days of execution of this Agreement with a commitment for title 
insurance issued by American Title Agency of Lenawee (the "Title Company") or a title 
company to be identified by Buyer in an amount not less than the purchase price bearing a 
date later than the acceptance of this Agreement. At Closing, Seller shall cause the title 
company to issue a marked up commitment to Buyer and order an owner's policy to be 
issued insuring marketable title to the Property in the Buyer. 

The Seller agrees that the Commitment for title insurance and the subsequent policy 
to be issued will be without standard exceptions other than the survey exception unless 
Buyer obtains and provides a survey and will be recertified and updated at the closing of 
this transaction as of the closing date or the most recent date through which the county 
register of deeds has completed the recording and indexing of real estate instruments and 
documents, to eliminate the gap period between the date of the title commitment and the 
closing of this transaction. 

6. Title objections. If within thirty (30) days after delivery of the title commitment 
an objection to title is made in the commitment for title insurance, the Seller, at the Seller's 
sole option, will have thirty (30) days from the date the Seller is notified in writing of the 
particular defects claimed either to fulfill the requirements in the commitment or to remedy 
the title defects set forth in the Buyer's attorney's opinion. If the Seller can comply with the 
requirements or remedy the defects within the time specified, as evidenced by written 
notification, a revised commitment, or an endorsement to the commitment, the Buyer agrees 
to complete the sale within thirty (30) days of receipt of a revised commitment or an 
endorsement to the commitment, subject to any other contingency in this Agreement. If, 
after reasonable efforts, the Seller cannot furnish satisfactory title within the time specified, 
the Deposit will be immediately refunded in full termination of this Agreement, unless the 
Buyer, at the Buyer's sole discretion, elects to proceed with the sale, accepting whatever 
title the Seller is able to convey. 
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7. Prorations. The day of Closing shall belong to Buyer and all prorations 
hereinafter provided to be made as of the Closing shall each be made as of the end of the 
date before the Closing Date. In each such proration set forth below, the portion thereof 
applicable to periods beginning as of Closing shall be credited or charged to Buyer as 
applicable and the portion thereof applicable to periods ending as of Closing shall be 
credited or charged to Seller as applicable. 

a. . Prorations of Rent. All collected rent (including tenant reimbursements for 
operating costs) and other collected income under any lease shall be prorated 
as of the Closing. Seller shall be charged with any rent and other income 
collected by Seller before Closing but applicable to any period of time after 
Closing. 

b. Taxes and Assessments. All real estate and personal property taxes shall be 
prorated as of the Closing on a due date basis as if paid in advance. Seller 
shall be responsible for the payment of any special, installment or pending 
assessments which first became a lien against the Property or are effective 
prior to the date of Closing. 

c. Any deposit, escrow or operating costs paid by tenants in advance and any 
security deposits shall be paid to Buyer. 

d. Seller agrees to pay all sewer and water charges to the date of Closing. 

8. Personal Property and Intangible Property. The Seller and the Buyer agree 
that the personal property and intangible property identified or associated with the Property 
is being sold together with the Property and that the consideration for the personal property 
and intangible property is included in the purchase price for the Property identified in this 
Agreement. The Seller agrees to provide the Buyer with a bill of sale that includes standard 
warranties of title for the personal property and intangible property being sold to the Buyer. 

9. Closing. The closing will take place at the office of American Title Agency of 
Lenawee or such other location as agreed to by the parties, within thirty (30) days of Seller 
receiving and being able to convey good and marketable title to the Property, the delivery of 
a commitment for title insurance, and all conditions or contingencies being satisfied or 
waived. 

10. Payment of fees, closing costs, etc. The Buyer will pay all fees and costs 
associated with recording the required deed and any loan documents. The parties agree 
that the title insurance company will prepare the required deed and the closing documents 
necessary to complete this transaction, that the title insurance company will conduct the 
closing, and that the parties each will pay one-half the cost of this work by the title insurance 
company, together with any settlement or disbursement fee. The Seller will pay any real 
estate transfer taxes, the cost of an owner's commitment and policy of title insurance, and 
recording fees relative to the discharge of any Seller related documents or liens, if any, which 
if not discharged at closing and accepted by Buyer shall be credited to Buyer at closing. At 
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the closing, the parties will execute closing statements prepared by the title insurance 
company and all income or other tax reporting documents the title insurance company or 
Buyer's attorney requires. At Buyer's election, Seller will execute a Real Estate Transfer 
Valuation Affidavit. 

11. Possession. Buyer shall receive possession of the Property at the time of 
Closing. 

12. Survey and Property Documents. The Seller shall immediately upon 
execution of this Agreement provide the Buyer with copies of all documents pertaining to 
the Property including but not limited to, leases, bills, building inspections, plans, surveys, 
environmental assessments, environmental reports, environmental notices or 
correspondence, certificates of occupancy, appraisals, inspections, inspection reports, or 
the like that Seller has in its possession and certify all as true and correct copies. 

13. The Buyer's contingencies and conditions precedent. 

a. Buyer shall have a thirty (30) day period (the "Due Diligence Period") to 
conduct any investigation, inspection or inquiry relating to the Property it 
deems appropriate, including but not limited to review of the information and 
documents in paragraph 12 (collectively "Due Diligence"), and Buyer shall 
have the right to access the Property to conduct such Due Diligence and 
Seller shall allow Buyer access to the Property. If Buyer in its sole discretion 
during the Due Diligence Period determines the Property is unacceptable for 
Buyer's purposes or is otherwise not satisfied with the Due Diligence, Buyer 
has the right to terminate this Agreement by giving Seller written notice of 
termination within ten (10) days after the expiration of the Due Diligence 
Period. If Buyer terminates this Agreement pursuant to this provision, Buyer 
shall be entitled to immediate return of any earnest money deposit, including 
the Deposit, made by Buyer. Notwithstanding Buyer's conduct of its Due 
Diligence during the Due Diligence Period and if Buyer does not terminate this 
Agreement as allowed above, Buyer shall have the right to conduct any Due 
Diligence during the pendency of this Agreement. 

b. Buyer's obligations under this Agreement are contingent on and subject to the 
Seller granting Buyer, or its designee, the unconditional approval to operate 
and open a medical and adult-use marihuana establishment subject to the 
Michigan Medical Marihuana Act, as amended, and the Michigan Regulation 
and Taxation of Marihuana Act, as amended, including but not limited to a 
medical marihuana provisioning center (as defined under MCL 333.27102 
and any applicable rules) and a marihuana retailer (as defined under MCL 
333.27953 and any applicable rules) at the Property, including but not limited 
to the rezoning or the Property to allow for such use, any other zoning 
requirements, the issuance of any business licenses andlor permits and any 
other requirements necessary or desirable to allow the operation of a 
marihuana establishment at the Property. All approvals necessary or 
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14. 
to the Buyer 

desirable under this section to be granted by . If the Seller grants 
the approval as set forth in this section, Buyer will complete the purchase of 
the Property in accordance with this Agreement. If the Seller does not grant 
or denies Buyer the approval as set forth in this section, Buyer in its sole 
discretion may terminate this Agreement and Buyer shall be entitled to 
immediate return of any earnest money deposit, including the Deposit, made 
by Buyer. 

Seller's warranties and representations. The Seller represents and warrants 
as follows: 

Seller is a Michigan civil township in the State of Michigan. 

All action necessary for the execution and delivery of this Agreement and 
other documents in connection with this Agreement and the consummation of 
the transaction contemplated hereby has been taken by Seller. 

The Township Manager has been validly authorized to execute this 
Agreement on behalf of Seller. 

This Agreement constitutes a valid and binding obligation of Seller and is 
enforceable in accordance with its terms subject to bankruptcy, insolvency, 
reorganization, moratorium and similar laws of general application effecting 
the rights and remedies of creditors and secured parties. 

Seller has full power and authority to execute and deliver this Agreement. 

Other than as disclosed in this Agreement there are no other persons entitled 
to possession of the Property or who have an interest in the Property. 

All contracts assigned to Buyer are current, may be assigned and Seller is 
not aware of any default relating to such contracts. 

All Property, all personal property, and all intangible property transferred by 
Seller to Buyer are owned by Seller and shall be free and clear or all liens, 
claims and encumbrances at the Closing, except for those items for which 
liens, claims and encumbrances and leases exist and which have been 
disclosed to Buyer. 

Seller will not enter into any contract that will be an obligation affecting the 
Property subsequent to the Closing, except contracts entered into in the 
ordinary course of business that are terminable without cause and without 
notice, without the prior written consent of the Buyer. 

The Property shall be maintained through the closing in the same condition 
as of the date of this Agreement. 
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k. Except as disclosed in this Agreement, Seller is not a party to any agreement 
or otherwise bound under any obligation with any other party who has an 
interest in the Property or the personal property or the right to purchase or 
lease the Property. 

1. Except as otherwise stated in this Agreement, Seller's interest in the Property 
will be transferred to the Buyer at the Closing, free and clear of all liens, 
encumbrances, charges, and adverse claims contractual or otherwise. 

m. Seller will not assign or grant any security interest of other lien which will 
encumber the Property. 

n. No improvements, repairs or other construction has occurred on the Property 
within the previous one hundred twenty days. If any maintenance repairs are 
undertaken on the Property between the date of this Agreement and the date 
of Closing, the Seller shall provide full unconditional waivers of lien from each 
contractor, sub-contractor, supplier, and laborer for all construction work. 

o. All bills and expenses Seller's has incurred for utilities, services, supplies, or 
other expenses relating to the Property before Closing are current and shall 
be paid prior to the Closing. 

p. Seller has no knowledge from any governmental entity or non-governmental 
entity with respect to any hazardous material or contamination on the Property 
or with respect any inspection, investigation, administrative order, consent 
order or agreement, litigation or settlement with respect to hazardous 
materials or contamination with respect to the Property "Hazardous Material" 
means any hazardous, toxic, or dangerous waste, substance or material or 
any petroleum product as defined for purpose of the Comprehensive 
Environmental Response Compensation and Liability Act of 1980 as 
amended or any other federal, state or local law, ordinance, rule or regulation, 
applicable to the Property as establishing liability standards or required action 
as to reporting, discharge, spillage, storage, uncontrolled loss, seepage, 
filtration, disposal, removal, use or existence of a hazardous, toxic or 
dangerous waste, substance or material. 

q. Seller is not aware of nor has it received any notice or other action by any 
governmental agency that the Property or its use is in violation of any law, 
ordinance or regulation. 

r. There are no suits, actions or proceedings pending or to the best of Seller's 
knowledge threatened by any party, including governmental authorities or 
agency against or involving the Property or to which the Seller is or may 
become a party in connection with the Property. 
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s. The Seller has no notice or knowledge of any (i) plans to commence public 
improvements which might result in special assessments or otherwise effect 
the Property, (ii) governmental agency or any court order requiring repairs, 
alterations or corrections of any existing conditions, (iii) request by any other 
party requiring repairs, alterations, corrections of any existing conditions, or 
(iv) any structural or mechanical defects in the Property. 

t. The Property meets all current zoning and building codes applicable to it. 
Seller shall provide Buyer with a letter confirming the foregoing. 

All of Seller's warranties and representations shall be true and accurate as of the 
date of Closing and shall survive the closing of this transaction. 

15. Buyer's warranties and representations. The Buyer represents and warrants 
to the Seller as follows: 

a. Buyer is a limited liability company formed and in good standing with the 
State of Michigan. 

b. All action necessary for the execution and delivery of this Agreement and 
other documents in connection with this Agreement and the consummation of 
the transaction contemplated hereby has been taken by Buyer. 

c. The appropriate managers or members of Buyer have been validly authorized 
to execute this Agreement on behalf of Buyer other than as disclosed in this 
Agreement. 

d. This Agreement constitutes a valid and binding obligation of Buyer and is 
enforceable in accordance with its terms subject to bankruptcy, insolvency, 
reorganization, moratorium and similar laws of general application effecting 
the rights and remedies of creditors and secured parties. 

e. Buyer has full power and authority to execute and deliver this Agreement. 

f. Subject to this Agreement, Buyer is taking the Property "AS IS." 

All of Buyer's warranties and representations shall be true and accurate as of the 
date of Closing and shall survive the closing of this transaction. 

17. Damage or Condemnation. Except as may be otherwise provided in the 
Agreement, risk of loss resulting from any condemnation or eminent domain proceeding 
which is commenced or has been threatened before the Closing, and risk of loss to the 
Property due to fire, flood or any other cause before the Closing, shall remain with Seller. If 
before the Closing the Property or any portion thereof shall be materially damaged, or if the 
Property or any portion thereof shall be subjected to a bona fide threat of condemnation or 
shall become the subject of any proceedings, judicial, administrative or otherwise, with 
respect to the taking of eminent domain or condemnation, then Buyer may terminate this 
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Agreement by written notice to the other party within thirty (30) days of notice of such 
occurrence or action. If no such election is made this Agreement shall remain in full force 
and effect and the purchase contemplated herein, less any interest taken by eminent domain 
or condemnation, shall be effected with no further adjustment, and upon the Closing of this 
purchase, Seller shall assign, transfer and set over to Buyer all of the right, title and interest 
of Seller in and to any awards that have been or that may thereafter be made for such taking, 
and Seller shall assign, transfer and set over to Buyer any insurance proceeds that may 
thereafter be made for such damage or destruction giving Buyer a credit at Closing for any 
deductible under such policies. 

18. Condition of the Property. The Seller agrees to maintain the property in 
substantially the same condition in which it exists as of the date of this Agreement until the 
day possession of the Property is delivered to Buyer. Subject to Seller's representations in 
this Agreement, Buyer is purchasing the Property in "AS IS" condition. 

19. Buyer's Default. In the event of a default by the Buyer under this Agreement, 
the Seller may, at the Seller's sole option, declare a forfeiture under this provision and retain 
the Deposit as liquidated damages. 

20. Seller's Default. In the event of a default by the Seller under this Agreement, 
the Buyer may, at the Buyer's option, (a) elect to enforce the terms of this Agreement, (b) 
demand and be entitled to an immediate refund of the entirety of the Deposit in full 
termination of this Agreement, or (c) enforce any other remedies at law or equity. 

21. Real Estate Brokerage Commissions. Seller represents and warrants that all 
commission due and owing to any real estate brokers or agents in connection with the sale 
of the Property shall be paid by Seller, including to Thomas A. Duke Co. andlor any real 
estate broker or agent acting as a Buyer's agent. Seller shall indemnify, defend, and hold 
Buyer harmless from and with respect to any broker's commissions, finder's fees or the like 
which are asserted or may become due as a result of any action or other agreements of 
Seller. 

22. Indemnification. 

a. Seller agrees to and shall indemnify, defend, and hold Buyer harmless from 
and with respect to all damages, actions, suits, judgments, costs, charges, 
expenses, fines, penalties, assessments, attorney fees, and the 
consequences of any liabilities, that are asserted against or affect the Property 
or other personal property because of Seller's actions or failure to act before 
the Closing. Buyer may set off the amount of any such damages against any 
amounts Buyer owes Seller. 

b. Buyer agrees to and shall indemnify, defend, and hold Seller harmless from 
and with respect to all damages, actions, suits, judgments, costs, charges, 
expenses, fines, penalties, assessments, attorney fees, and the 
consequences of any liabilities, that are asserted against or affect the Property 
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or other personal property because of Buyer's actions or failure to act after the 
Closing. 

23. Attorney fees. Each party shall be responsible for their own attorney fees in 
connection with the negotiation and execution of this Agreement. If any dispute or litigation 
arises regarding this Agreement or its enforcement, the successful party shall be entitled to 
reimbursement of all fees and costs including attorney fees relating to such litigation or 
dispute. 

24. Binding agreement. This Agreement will bind and inure to the benefit of the 
heirs, executors, administrators, successors, and assigns of the parties. 

25. Assignment. Buyer may assign this Agreement and its' obligations 
hereunder. 

26. Time of the essence. Time is of the essence of this Agreement. 

27. Entire agreement. T h i s  A g r e e m e n t  c o n s t i t u t e s  t h e  e n t i r e  a g r e e  m  e n t  

b e t w e e n  t h e  p a r t i e s  w i t h  r e s p e c t  t o  t h e  s u b j e c t  m a t t e r  c o n t a i n e d  i n  a n d  t h e  t r a n s a c t i o n s  

c o n t e m p l a t e d  b y  a n d  i n  t h i s  A g r e e m e n t ,  a n d  a11 o f  t h e  p r i o r  a n d  c o n t e m p o r a n e o u s  

n e g o t i a t i o n s ,  p r e l i m i n a r y  d r a f t s ,  p r e v i o u s  v e r s i o n s  o f  t h i s  A g r e e m e n t ,  u n d e r s t a n d i n g s ,  

p r o p o s a l s ,  n e g o t i a t i o n s  a n d  r e p r e s e n t a t i o n s  a r e  r e v o k e d  a n d  s h a l l  n o t  b e  u s e d  b y  a n y  

p a r t y  t o  c o n s t r u e  o r  a f f e c t  t h e  v a l i d i t y  o f t h i s  A g r e e m e n t .  E a c h  p a r t y  a c k n o w l e d g e s  t h a t  

n o  r e p r e s e n t a t i o n ,  i n d u c e m e n t ,  o r  c o n d i t i o n  n o t  s e t  f o r t h  i n  t h i s  A g r e e m e n t  h a s  b e e n  

m a d e  o r  r e l i e d  o n  b y  e i t h e r  p a r t y .  T h i s  A g r e e m e n t  m a y  o n l y  b e  m o d i f i e d  o r  a m e n d e d  i n  

w r i t i n g  s i g n e d  b y  a l l  o f  t h e  p a r t i e s .  

28, N o t i c e s .  All notices shall be in writing and shall be deemed given (a) when 
personally delivered to the party to be given the notice or other communication, (b) two 
business days following the day such notice or communication is mailed by certified or 
registered mail, return receipt requested, postage prepaid, (c) on the business day 
following the day such notice or other communication is sent by overnight courier, or (d) 
on the business day the notice is faxed, with confirmation of the fax transmission being 
retained, to the party so long as the notice is also copied to the party's representative 
below and also sent to the party by any other method in this Section, to the following: 

if to Seller, at the address listed in the first paragraph of this Agreement 

with a copy to: 
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if to Buyer, at the address listed in the first paragraph of this Agreement 

with a copy to: 
Robert A. Shaya 
31 275 Northwestern Hwy., #I45 
Farmington Hills, Michigan 48334 
Fax number 248-932-5201 
rsmail@shayalaw.com; 

or to such other address or facsimile number that the parties may designate in writing. 

29. P a r k i n g .  B u y e r  i s  w i l l i n g  t o  a d d r e s s  N o r t h f i e l d  T w p ,  p a r k i n g  r e q u i r e m e n t s  

a t  t h e  P r o p e r t y  w h i c h  m a y  i n c l u d e  a n  e a s e m e n t  o r  o t h e r  a c c o m  r n o d a t i o n s  a s  m a y  b e  

a g r e e d  b e t w e e n  S e l l e r  a n d  B u y e r .  I n  a d d i t i o n ,  B u y e r  w o u l d  a g r e e  t o  t h e  g r a n t  o f  a n  

e a s e m e n t  a s  f o l l o w s :  s u b j e c t  t o  (a) p a r k i n g  a t  t h e  P r o p e r t y  b e i n g  a d e q u a t e  a n d  e x c e s s  

p a r k i n g  s p a c e s  a b o v e  t h o s e  r e q u i r e d  f o r  u s e  a n d / o r  a c c e s s  f o r  t h e  P r o p e r t y  b e i n g  

a v a i l a b l e ,  a n d  (b)  S e l l e r  r e p r e s e n t i n g  a n d  w a r r a n t i n g  t h a t  a i l  p a r k i n g  s p a c e s  a t  t h e  

P r o p e r t y ,  w h e t h e r  o r  n o t  s u b j e c t  t o  a n y  e a s e  m  e n t  o r  u s e  r e s t r i c t i o n ,  w i l l  b e  a v a i l a  b i e  t o ,  

i n c l u d e d  a n d  c o n s i d e r e d  f o r  a n y  c u r r e n t  o r  f u t u r e  u s e  o r  z o n i n g  r e q u i r e m e n t s  o r  p a r k i n g  

c a l c u l a t i o n s  a t  t h e  P r o p e r t y ;  B u y e r  w i l l  g r a n t  a n  e a s e m e n t  t o  t h e  S e l l e r ,  i n c l u d i n g  t h e  

r e p r e s e n t a t i o n s  a n d  w a r r a n t i e s  o f  S e l i e r  a n d  s u c h  a d d i t i o n a l  t e r m s  a s  rn a y  b e  a g r e e d  t o  

b e t w e e n  S e l i e r  a n d  B u y e r ,  f o r  u p  t o  a  t o t a l  o f  o n e - h a l f  t h e  c u r r e n t  p a r k i n g  s p a c e s  ( w h i c h  

s p a c e s  w i l l  b e  d e s i g n a t e d  b y  B u y e r )  a t  t h e  P r o p e r t y ,  i n c l u d i n g  i n g r e s s  a n d  e g r e s s  t o  t h e  

g r a n t e d  p a r k i n g  s p a c e s .  

30. Date of execution. The date of execution of this Agreement is the date on 
which the last person signs this document in its final form. If the parties fail to insert the date 
of execution beneath their signatures below, then the date of execution is the date on which 
the Seller actually signs the document. It is therefore very important for each person signing 
this document to write the date of signing in the space provided below his or her signature. 

Seller and the Buyer execute this Agreement as of the date written below. 

SELLER: 

NORTHVILLE TOWNSHIP 

BUYER: 

2540 RP, LLC a Michigan limited liability 
company 

By: By: 
Steven Aynes, Township Manager Date Date 

Real Estate Purchase Agreement, Page 10 of I I 



EXHIBIT A 
LEGAL DESCRIPTION 

Land in the Township of Northfield, Washtenaw County, Michigan described as: 

NO. 5-67C, COMMENCING AT WEST '14 CORNER OF SECTION 5, THENCE 
N01.4500E 107.58 FEET, THENCE N51.4500E 88.74 FEET TO P.O.B.; 
THENCE S40.2830E 215.16 FEET TO EIW '14 LINE, THENCE S89.4000E 
129.48 FEET, THENCE N56.1500E 35.57 FEET, THENCE N38.1500W 298.51 
FEET, THENCE S51.4500W 145.00 FEET TO P.O.B.; PART OF NE 114, 
SECTION 5, T I  S-R6E 

PIN B-02-05-254-002 
Commonly known as 75 Barker Road, Whitmore Lake, MI 



Memo 
From: Marlene Chockley, Supervisor 

Subject: Purchase Offer for 75 Barker 

Date: February 22,2020 

Background 
Mr. Robb Munger was approached by DDA Chair Barb Griffith-Watkins at a Michigan Downtown 
Association conference that she and I attended in November 2019. He was a speaker describing his role 
in the award-winning renovation of a historic building in Cadillac. Barb asked him to  consider looking at 
some properties in Whitmore Lake, specifically 75 Barker. 

He visited Whitmore Lake on December 12 and expressed interest in working with us to  improve the 
downtown area, beginning with 75 Barker. 

January 12, the Township received an offer from him that would expire on February 12. At that time, the 
Board had not made a decision on exactly how to proceed with its sale and the potential loss of public 
parking in the downtown. Realizing that the Board was not likely to  make a decision timely, I contacted 
Mr. Munger to inquire whether he would extend the offer for 30 days and to ask him to submit the offer 
through Thomas Duke. He did. 

At the February 11 Board meeting, the Board authorized the Township Manager to  communicate with 
Thomas Duke the preference of the Board to sell 75 Barker with the expectation that an easement will 
be negotiated with the buyer to provide public parking on the parcel. The manager was also to  ask for a 
status of  the previous offers with the new easement requirement. To date, we have not heard back. 

On February 21, Mr. Munger again visited the Township bringing with him the Economic Director of 
Cadillac as a reference and a staff person to  explore possibilities for 75 Barker and the downtown. The 
result is the offer you have before you in this addendum. In order to provide the direction that Mr. 
Munger needs to move forward, it was important to  add this item to the agenda. 

Mr. Munger anticipates investing $450,000-550,000 into the site. The parcel will return to the tax rolls 
and will begin the reinvigoration of the downtown benefitting the entire community. 

Action Requested 
I recommend that the Board authorize the negotiation of a mutually acceptable contract with Mr. 
Munger by the Township Manager and Attorney for the sale of 75 Barker for the uses stated in the 
attached offer including an easement in perpetuity for public parking on the site with the agreement 
that the parking will be improved and maintained by the landowner. 

Provide a List of Attachments or Back Up Documents Included 
2-22-2020 Proposal Update 
1-12-2020 Original Proposal 



Munger Ventures 
Robb Munger-President 
Redevelopment Site 
February 22,2020 

Subject: Whitmore Lake Fire Barn 

Introduction: 

Afler touring your community, it is apparent to me that there is a great opportunity to build 
upon a solid foundation. After having a long career as an entrepreneur and developer, I now 
only take on projects that 1 can significantly improve people's lives and ultimately be a positive 
influence in a community. 

Which I think will start the process by revitalizing the old fire barn. 

Please see my attached Bio that lays out my career to include my work to end homeiessness 
as the founder of Exodus Place and my resent Award from the Governor of Michigan for the 
revitalization completed on a historic building in the City of Cadillac. 

Since I started investing and working in the Cadillac community three years ago, they have 
experienced over 20 million dollars in new downtown development projects. 

The intent of purchasing the old fire barn would be to remodel it at a cost of approximately 
$450,000 - $550,000 or roughly $100.00 per square foot in improvements. The total investment in 
this property will make it one of the highest priced and improved properties in the community. 

The objective is to make it a show piece that will ignite future projects, compromising on the 
remodeiing cost could compromise the desired outcome. 

1 have worked with MEDC on several projects and they could be a helpful resource to maximize 
the fire barns potential. The focus is to have a comprehensive community plan for smart 
growth and not a solo project. 

A marketing plan will be in place to showcase the area and the revitalization of the property. 
The goal is to work with local government and businesses to promote the Whitmore take 
community. 

Initial plans are to have the lower level become an urban retait center. The second floor would be 
remodeled for residential rental units. 



The plan would be to resurface the parking lot, replace sidewalks, and upgrade landscaping, 

r Parking would be available for the public's use, 

* We would need to reserve eight parking spaces for tenants and create a deed 
restriction allowing for public parking. 

e There will need to be some written agreement allowing another building to be possibly 
built on the site and a plan for how public and private parking will be allocated, 

One questian I have is if there is any funding for parking lot maintenance or snow removal. If 
there isn't has there been any consideration of putting a parking plan together for the 
downtown area? 

r Construction on the building would start within 30 days after closing and last up to 
twelve months. 

It would be good for the community to request a $10,000 bondldeposit stating an 
occupancy permit has to be issued within one year or I forfeit the $10,000 
bondldeposit. 

An agreement stating that I will be holding onto the property for a minimum of three 
years. 

My plans are to keep this property in my real estate portfolio for l o+  years and look for other 
projects that can also assist in revitalizing the community. 

I can meet for further discussion and would appreciate input to help make this a world class 
project. 

Robb Munger 4 



 Munger Ventures  
 Robb Munger-President  
 Redevelopment Site 
 January 12, 2020 

Subject: Whitmore Lake Fire Barn


Introduction:


After touring your community, it is apparent to me that there is a great opportunity to build 
upon a solid foundation. After having a long career as an entrepreneur and developer, I now 
only take on projects that I can significantly improve people’s lives and ultimately be a positive 
influence in a community. 




Which I think I can do by the revitalization of the old fire barn.


Please see my attached Bio that lay’s out my career to include my work to end homelessness 
as the founder of Exodus Place and my resent Award from the Governor of Michigan for the 
revitalization completed on a historic building in the City of Cadillac. 


Since I started investing and working in the Cadillac community they have experienced over 20 
million dollars in new development in the past three years.


 The intent of purchasing the old fire barn would be to remodel it at a cost of approximately 
$450,000. With the objective to make it a show piece that will ignite future projects. 


I have worked with MEDC on a number of projects and could be a helpful resource to maximize 
the fire barns potential. The focus is to have a comprehensive community plan for smart 
growth and not a solo project.


A marketing plan will be in place to showcase the area and the revitalization of the property. 
The goal is to work with local government and businesses to promote Whitmore Lake, not just 
a real estate marketing flyer.


Initial plans are to have the lower level become a urban retail center. The second floor would be 
remodeled for residential rental units.


The plan would be to resurface the parking lot and upgrade landscaping, but to leave it open 
for the public to use. 


Construction on the building would start within 30 days after closing and last up to twelve 
months.


My plans are to keep this property in my real estate portfolio for 10+ years and look for other 
projects that can also assist in revitalizing the community.


I can meet for further discussion and would appreciate input to help make this a world class 
project.


Sincerely,


Robb Munger




Letter of Intent to Purchase 


I am pleased to submit this Letter of Intent, for the proposed purchase of Property on behalf of 
Munger Ventures. (“Buyer”). The purpose of this Letter is to outline the general terms and 
conditions under which the Buyer would prepare to enter into a Purchase and Sale Agreement.


1. Property Description:  Whitmore Lake Fire Barn located at 75 Barker Road, Whitmore Lake, 
MI 48189.


2. Purchase Price:


The purchase price will be $100,000


3. Deposit:


A refundable deposit of $10,000 will be deposited into Escrow with a Title company of sellers 
choosing  within five days upon the execution of this letter of intent. The deposit equal to 
$10,000 shall become non-refundable upon the expiration or removal of the Inspection Period, 
and shall be credited to the purchase price at Closing.


4. Inspection Period:


Buyer shall have 30 days from receipt of due diligence materials (“Inspection Period”) outlined 
in the Purchase and Sale Agreement to conduct its feasibility studies, including but not limited 
to physical inspections, review of operating documents, leases and other pertinent materials. If 
during the Inspection Period, the Buyer determines the property does not meet their 
expectation for purchase, then Buyer may choose to terminate at their discretion the Purchase 
and Sale Agreement. A 30 day extension shall be granted to the inspection period if a phase 2 
environmental is required.


Buyer’s Review; within five working days following the execution of a formal Purchase and Sale 
Agreement by the parties, Seller will:


(i) Provide Buyer with current Preliminary Title Reports on the Property, including all exception 
documents;


(ii) Provide Buyer Copies of the Leases and the other agreements, contracts, warranties, 
reports and other materials regarding the Properties and Seller’ ownership of the Property that 
are now in Seller’s possession or under Seller’s control;


(iii) Provide Buyer all material surveys, geological studies and reports, soils reports, grading 
plans, Phase I and II Environmental Studies and Reports, Property insurance, contracts with 
consultants and contractors that have provided work on the Properties, and other documents 



and reports regarding the physical condition of the Properties that are now in Seller’s 
possession or under Seller’s control;


(iv) Allow Buyer to enter and inspect the Property as required to satisfy the Buyer’s Inspection 
Contingency.


5. Closing:


Closing shall occur within 30 days of the removal or expiration of Inspection Period.


6. Title:


As a condition to Buyer’s obligation to purchase the Property, Buyer shall have the right to 
receive, at the Closing, Fee Simple Title to the Property as evidenced by an ALTA owner’s 
policy of Title Insurance issued by the Title Company in the full amount of the Purchase Price. 
The policy shall show the Property free and clear of all trust deeds and monetary liens not 
obtained or assumed by Buyer, and free and clear of all other items disapproved by Buyer 
during the Due Diligence Period and which Seller agrees to remove.


7. Representations and Warranties:


As IS, WHERE IS


8. Conditions:


There shall have been no material change in the condition of the Property.


9. Payment of Closing Costs:


All closing costs shall be borne in accordance with the custom prevailing in the County in 
which the property is located for similar transactions and costs prorated as of the Closing Date


10. Broker:


All/Any brokers fees will be the responsibility of the Seller. 


     11. Termination:


   This proposal, if not fully executed, shall terminate on February 12th, 2020.


12. Assignment:


Buyer may assign this Agreement and Buyers rights under it and only to an entity in which 
Buyer, or its affiliates, members or members principals, possess, directly or indirectly, the 



power to direct or cause the direction of its management and policies, whether through the 
ownership of voting securities of otherwise, and any other assignment is void.


This Letter is not a binding document and is intended as an outline of the material business 
terms to serve as a basis for the preparation of a formal Purchase and Sale Agreement.


Regards,


Robert D. Munger- Principle


Buyer: ___________________, Entity to be Formed Agreed and Accepted:


   


 Seller: 


  



Associates Degree 
Marion Military Institute 

1990 

Robert Munger 
PRESIDENT 

 

  ABOUT ME  
  616 550 8090 

   robb@robbmunger.com 
 

Extensive background in corporate 
climate restructuring by integrating 
strong ethics and leadership. Proven 
achievements in sustained EBITA 
growth in diverse corporate 
environments. 

 
  SKILLS  

Leadership Development 

Management/Budget Planning 

Process Improvements 

Dashboard Design/Implementation 

Profit & Loss Influence 

Change  Management 
 

 

  TRAINING  

  CORE ACCOMPLISHMENTS  
•  
• Michigan Historic Preservation Governors  Award 2019 -Cobb-Mitchell Building, Cadillac, Michigan 
• Founded and created a sustainable business model for Exodus Place, which is now the largest non-
government transitional housing facility in Michigan. 

• Received “Special Tribute” from the Michigan State Senate 2016 
• "Person of the Year" - Received GVSU Engaged Award for 2014. 

• Turned around a failing rescue mission; navigated and reorganized the non-profit to become sustainable. 
• Developed and sold a nationally recognized financial organization working with manufactured housing dealers 
and manufacturers. 

• Fee consulted with a focus on strategic business development for the CEO, President, and 
Regional Vice-Presidents for two manufactured housing companies with revenue in excess of $1B. 

• Grew residential land development business out of a brokerage company that became one of West Michigan’s 
largest developers. 

 

  EXPERIENCE  
President | 2009 - Present 
Exodus Place, Grand Rapids, MI 
• Increased revenue annually along with creating and implementing budgets. 
• Partnered with Holland Rescue Mission to start Thrift Store. 
• Developed relationships with over 45 different agencies and non-profits. 
• Led the initiative to create operational procedures, policies, and standards in collaboration with staff, Board 
members and clients. Implemented a weekly dashboard to communicate key operational and financial metrics. 

Interim Executive Director | 2008 - 2009 
Guiding Light Mission, Grand Rapids, MI 
• Balanced the budget within nine months and increased net income (four consecutive years of net losses preceded 
my term as Interim Executive Director). 
• Developed dashboard to effectively understand and communicate key financial and cash flow metrics with staff 
and Board Members. 
• Secured first time capital grants of nearly $1M through strategic partnerships. 
• Secured major annual gifts following successful, personal face-to-face solicitations amounting to an increase of 

$103,000 in additional gifts compared to the previous year. 

President | 1997 - 2008 
Land Development, Grand Rapids, MI 
• Negotiated land purchases, entitlement, construction management of roads and infrastructure. Executed action 
plans for marketing and sales. 
• Created and developed showcase land development programs in Michigan and Houston, Texas area. 
• Total development history of nearly 2,000 lots with an estimated value of $90M. 

• Contracted and constructed office buildings for medical use and professional CPA’s. 
 
President | 1999 - 2003 
National Floor Plan Corporation, Grand Rapids, MI 
• Directly responsible for creating a process that minimized capital investment and focused on overall rate of return. 
• Achieved a 36% rate of return on capital by strategically planning the cash flow process with the 
manufacturers and clients. 

• Worked collaboratively with a team of attorneys and accountants to facilitate the sale and acquisition to an equity 
partner. 

• Created a web based invoicing system and a defined payment plan that utilized ACH fund transfers to minimize 
late payments and increase the rate of return on capital. 

  EDUCATION  
 

 Board Continuing Education & 
re-certification-2016 

 United States Army 
Numerous Awards and Certificates 

 Landmark Leadership Graduate 

 Dale Carnegie Graduate 

 
 
 
 
 
 

Bachelor of Business 
Administration 
Western Michigan University 
Emphasis: Finance and 
Real Estate 

 
 
 
 
 
 
 

Commission Officer 
United States Army 

Strategic Partnerships 

mailto:robb@robbmunger.com


December 4, 2018

Northfield Township
j  Mr. Paul E. Burns, Esq.
Law Office of Paul E. Burns
133 West Grand River
Brighton, Michigan 48116

RE: Restricted Appraisal Report
Commercial Building
75 Barker Road, Whitmore Lake 
Northfield Township, Michigan 48189
        
Frohm & Widmer, Inc. File No. 18-83C

Dear Mr. Burns:

Corresponding with your request, I have prepared a Restricted Appraisal Report for the above
described property.  This report will conclude to a market value for the subject property in its
present condition.  Given the questionable structural integrity of the building, I will first
conclude to a market value assuming the building is structurally sound and deduct the estimated
costs to repair the building, as obtained from the October 17, 2018 report of the Preliminary Cost
Estimate prepared by Dangerous Architects, PC.  Also at your request, I have concluded to a
market value for the land “as if vacant” and deducted an estimated demolition cost to arrive at
the market value of the site assuming it is vacant and available to be developed at its highest and
best use.  The market value conclusions will be expressed in terms equivalent to cash, and
contemplates ownership in fee simple estate.  The subject property was observed on November
20, 2018.  As such, this appraisal will provide opinions of market value for the subject property,
effective November 20, 2018.  Pertinent definitions used in the valuation process are supplied in
the accompanying Restricted Appraisal Report.

The subject property consists of a one (1) and 2-story building, with a gross building area (GBA)
of 7,710 square feet and occupies a site of 32,228 square feet, or  ±0.74 acres.  As of the date of
valuation, the property was partially occupied, on a month-to-month basis, by an office tenant
that occupies ±2,156 square feet of first floor space.  The balance of the building is vacant and
use of the second floor is banned for unauthorized use due to a sagging second floor structure
that is considered a hazard.  More detailed physical and economic information involving the
subject property is supplied in the accompanying Appraisal Report.

FROHM & WIDMER, INC.
33966 WEST 8 MILE ROAD C SUITE 108 C FARMINGTON HILLS, MICHIGAN 48335

248.471.6767   C     FACSIMILE 248.471.5441



Mr. Paul E. Burns, Esq.
December 4, 2018

Page 2

John R. Widmer, Jr., MAI has performed an inspection of the subject property, where the
property was observed from inside and exterior, and has also observed each comparable relied
upon in this appraisal, and personally made the necessary investigations and analyses pertinent
to this appraisal problem.  The accompanying report details the method of the appraisal together
with data gathered during my investigations.  I certify that I have no past, present, or
contemplated interest in the subject, and neither my employment nor fee is dependent upon the
value estimate reported.

All market analysis has been prepared, and the appraisal has been reported in conformance with
the Uniform Standards of Professional Appraisal Practice (USPAP) 2018-2019 Edition, as
well as all Professional Appraisal Standards and Code of Professional Ethics of the Appraisal
Institute.  When the intended users include parties other than the client, an Appraisal Report
must be provided.  When the intended users do not include parties other than the client, a
Restricted Appraisal Report may be provided.  The essential difference between these two (2) 
options is in the content and level of information provided.  The appropriate reporting option and
the level of information necessary in the report are dependent on the intended use and the
intended users.

USPAP requires that the report prominently state which option is used.  It is noted, the main
difference between the two options are in three areas, namely: 1.) an Appraisal Report may have
the client as the only intended user but may also have other intended users, while a Restricted
Appraisal Report must have the client as the only intended user; 2.) in an Appraisal Report,
specified parts of the research and development must be summarized, while in a Restricted
Appraisal Report, those same parts need only be stated; and, 3.) an Appraisal Report requires the
appraiser to summarize the information analyzed and the reasoning that supports the analyses,
opinions, and conclusions, while a Restricted Appraisal Report does not have this requirement.

Accordingly, a Restricted Appraisal Report must include a prominent use restriction that limits
the use of the report to the client and warns that the rationale for how the appraiser arrived at the
opinions and conclusions set forth in the report may not be understood properly without
additional information in the Appraiser’s workfile.  Prior to entering into this agreement, the
appraiser and client discussed the limitations on use of the appraisal, and the client understands
the limited utility of this Restricted Appraisal Report.  Based on the appraisal engagement
agreement, market value will be established and reported in an Restricted Appraisal
Report, in conformance with Standards Rule 2-2(b).

A party receiving a copy of an Appraisal Report or Restricted Appraisal Report in order to
satisfy disclosure requirements does not become an intended user of the appraisal unless the
appraiser identifies such party as an intended user as part of the assignment.  For each appraisal
assignment, an appraiser must:

1.) identify the problem to be solved;
2.) determine and perform the scope of work necessary to develop credible assignment results; and,
3.) disclose the scope of work in the report.

An appraiser must properly identify the problem to be solved in order to determine the
appropriate scope of work.  The appraiser must be prepared to demonstrate that the scope of
work is sufficient to produce credible assignment results.  Scope of work includes, but is not
limited to:



Mr. Paul E. Burns, Esq.
December 4, 2018
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B the extent to which the property is identified;
B the extent to which tangible property is inspected;
B the type and extent of data researched; and,
B the type and extent of analyses applied to arrive at opinions or conclusions.

Appraisers have broad flexibility and significant responsibility in determining the appropriate
scope of work for an appraisal assignment.  Credible assignment results require support by
relevant evidence and logic.  The credibility of assignment results is always measured in the
context of the intended use.

The Appraisal Report and the Restricted Appraisal Report both require, at a minimum, the
appraiser to state the following items:

(i.) the identity of the client and any intended users, by name or type;
(ii.) the intended use of the appraisal;
(iv.) the real property interest appraised;
(v.) the type and definition of value and cite the source of the definition;

(vi.) the effective date of the appraisal and the date of the report;
(ix.) the use of the real estate existing as of the date of value and the use of the real estate reflected in

the appraisal;
(xi.) clearly and conspicuously, state all extraordinary assumptions and hypothetical conditions and,

state that their use might have affected the assignment results; and,
(xii.) include a signed certification in accordance with Standards Rule 2-3.

The four (4) remaining items mainly differ by a single word, with the statement option still
applicable for the Restricted Appraisal Report, while in an Appraisal Report, the appraiser is
required to summarize the following items:

(iii.) information sufficient to identify the real estate involved in the appraisal, including the physical,
legal, and economic property characteristics relevant to the assignment;

(vii.) the scope of work used to develop the appraisal;
(viii.) the information analyzed, the appraisal methods and techniques employed, and the reasoning

that supports the analyses, opinions, and conclusions; exclusion of the sales comparison
approach, cost approach, or income approach must be explained; and,

(x.) when an opinion of highest and best use was developed by the appraiser, summarize the support
and rationale for that opinion.

Also, corresponding with USPAP, the accompanying Restricted Appraisal Report will include a
signed certification, which is acknowledged as being an integral part of the Restricted Appraisal
Report.  Said certification denotes that the undersigned accepts full responsibility for all
elements of the certification, for the assignment results, and for the contents of the Restricted
Appraisal Report.  The signing appraisers are responsible for the decision to rely upon the work
of others contributing in the appraisal process.  Likewise, the signing appraisers are required to
have a reasonable basis for believing that any individual performing the work is competent and
have no reason to doubt that the work of said individual is credible.  The names of individuals
providing significant real property appraisal assistance who do not sign a certification must be
stated in the certification.  USPAP does not require that the description of assistance be
contained in the certification, however, the extent of the significant assistance provided by others
must be summarized.  In this instance, it will be disclosed that no one provided real property
appraisal assistance in the preparation of this Restricted Appraisal Report.
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This letter of transmittal is not an appraisal, however, it is part of the accompanying Restricted
Appraisal Report, which reveals the data used and methods applied in estimating market value. 
The above opinion is subject to the assumptions and limiting conditions contained within this
Restricted Appraisal report.  I am available to answer any questions you may have regarding the
contents or methods employed in this appraisal.  If further assistance is required, please call at
your convenience.

After a thorough analysis of all pertinent data and information, and subject to the extraordinary
assumptions, hypothetical conditions, and standard limiting conditions presented herein, the
following fee simple market values, each effective November 20, 2018, apply:

“As-is” Market Value . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . $215,000

“As if Renovated” Market Value . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . $570,000

“As if Vacant” Market Value . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . $105,000

This letter of transmittal is not an appraisal, however, it is part of the accompanying Restricted
Appraisal Report, which reveals the data used and methods applied in estimating market value. 
The above opinion is subject to the assumptions and limiting conditions contained within this
Restricted Appraisal report.  I am available to answer any questions you may have regarding the
contents or methods employed in this appraisal.  If further assistance is required, please call at
your convenience.

Respectfully submitted,

FROHM & WIDMER, INC.

John R. Widmer, Jr., MAI
Certified General Appraiser No. 1201000280
jwidmer@frohmwidmer.com
Direct line: 248-471-6767 ext. 11

/jrw



RESTRICTED APPRAISAL REPORT
75 BARKER ROAD, WHITMORE LAKE

  NORTHFIELD TOWNSHIP, MICHIGAN

INTRODUCTION:  Corresponding with Uniform Standards of Professional Appraisal
Practice (USPAP) 2018-2019 Edition, an appraiser may communicate the results of the
appraisal in one of two options, namely: Appraisal Report [Standards Rule 2-2(a)], or Restricted
Appraisal Report [Standards Rule 2-2(b)].  The essential difference between these two options is
in the content and level of information provided.  The appropriate reporting option and the level
of information necessary in the report are dependent on the intended use and the intended users.

USPAP requires that the report prominently state which option is used.  It is noted, the main
difference between the two options are in three areas, namely:

1.) An Appraisal Report may have the client as the only intended user but may also have other intended
users, while a Restricted Appraisal Report must have the client as the only intended user.

2.) In an Appraisal Report, specified parts of the research and development must be summarized, while
in a Restricted Appraisal Report, those same parts need only be stated.

3.) An Appraisal Report requires the appraiser to summarize the information analyzed and the
reasoning that supports the analyses, opinions, and conclusions, while a Restricted Appraisal Report
does not have this requirement.  Accordingly, a Restricted Appraisal Report must include a
prominent use restriction that limits the use of the report to the client and warns that the rationale
for how the appraiser arrived at the opinions and conclusions set forth in the report may not be
understood properly without additional information in the Appraiser’s workfile.

The Appraisal Report and the Restricted Appraisal Report both require, at a minimum, the
appraiser to state the following items:

(i.) the identity of the client and any intended users, by name or type;
(ii.) the intended use of the appraisal;
(iv.) the real property interest appraised;
(v.) the type and definition of value and cite the source of the definition;

(vi.) the effective date of the appraisal and the date of the report;
(ix.) the use of the real estate existing as of the date of value and the use of the real estate reflected in

the appraisal;
(xi.) clearly and conspicuously, state all extraordinary assumptions and hypothetical conditions and,

state that their use might have affected the assignment results; and,
(xii.) include a signed certification in accordance with Standards Rule 2-3.

The four (4) remaining items mainly differ by a single word with an Appraisal Report required to
summarize the following items, while the Restricted Appraisal Report will conversely only state:

(iii.) information sufficient to identify the real estate involved in the appraisal, including the
physical, legal, and economic property characteristics relevant to the assignment;

(vii.) the scope of work used to develop the appraisal;
(viii.) the information analyzed, the appraisal methods and techniques employed, and the reasoning

that supports the analyses, opinions, and conclusions; exclusion of the sales comparison
approach, cost approach, or income approach must be explained; and,

(x.) when an opinion of highest and best use was developed by the appraiser, summarize the support
and rationale for that opinion.
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Introduction - continued:

Based upon the agreement for this appraisal, market value will be established for the subject
property within a Restricted Appraisal Report.  Therefore, it is important to prominently state
that the use of this appraisal is limited to the client, and that the rationale for how the opinions
and conclusions have been rendered may not be understood properly without additional
information in the appraiser’s workfile.  Prior to entering into this agreement, the appraiser and
client discussed the limitations on use of the appraisal, and the client understands the limited
usability of this Restricted Appraisal Report.  The conclusions rendered herein can be reported
within an Appraisal Report at some time in the future, if necessary.

CLIENT/INTENDED USER: The client and intended user of this appraisal report is:

Northfield Township
j  Mr. Paul E. Burns, Esq.
Law Office of Paul E. Burns
133 West Grand River
Brighton, Michigan 48116

This report is intended for use only by the above identified client.  Use of this report by others is
not intended by the appraiser.

INTENDED USE OF APPRAISAL REPORT:  This report is intended only for the use of the
client, to be used for internal review of a possible sale or disposition of the property.  This report
is not intended for any other use.

PURPOSE OF THE APPRAISAL: The purpose of this appraisal is to provide opinions of the fee
simple market values for the subject property under three (3) scenarios.  This valuation considers
the prevailing market conditions as of November 20, 2018, the most recent date of property
observation.

COMPETENCY STATEMENT:  The Appraiser has the appropriate knowledge, education and
experience to complete this assignment with competence.  The Appraiser’s qualifications are
submitted in the Addendum of this Restricted Appraisal Report.
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DEFINITION OF MARKET VALUE:  Within USPAP, market value is a type of value, stated as
an opinion, that presumes the transfer of a property (i.e., a right of ownership or a bundle of such
rights), as of a certain date, under specific conditions set forth in the definition of the term
identified by the appraiser as applicable in an appraisal.  Forming an opinion of market value is
the purpose of many real property appraisal assignments, particularly when the client’s intended
use includes more than one intended user.  The conditions included in market value definitions
establish market perspectives for development of the opinion.  These conditions may vary from
definition to definition but generally fall into three categories:

1.) the relationship, knowledge, and motivation of the parties (i.e., seller and buyer);
2.) the terms of sale (e.g., cash, cash equivalent, or other terms); and,
3.) the conditions of sale (e.g., exposure in a competitive market for a reasonable time prior to

sale).

A current economic definition agreed upon by agencies that regulate federal financial institutions
in the United States of America is:

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

1.) buyer and seller are typically motivated;
2.) both parties are well informed or well advised, and acting in what they consider their own best

interests;
3.) a reasonable time is allowed for exposure in the open market;
4.) payment is made in terms of cash in United States dollars or in terms of financial arrangements

comparable thereto; and
5.) the price represents the normal consideration for the property sold unaffected by special or

creative financing or sales concessions granted by anyone associated with the sale. 1

1 Federal Register / Vol. 75, No. 237 / Friday, December 10, 2010 / Notices
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PROPERTY INTEREST APPRAISED: Definitions of various ownership interests that may apply
in a real property appraisal are provided below:

Fee simple interest: 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.2

Leased fee interest:  The ownership interest held by the lessor, which includes the right to the
contract rent specified in the lease plus the reversionary right when the lease expires.3

Leasehold interest:  The right held by the lessee to use and occupy real estate for a stated term and
under the conditions specified in the lease.4

As of the effective date of this appraisal, there is no known unrelated party, or arm’s length,
long-term lease encumbrance in place on the effective date of valuation.  It is known, however,
there is a month-to-month lease for a portion of the first floor.  As such, market value will be
established on the basis of ownership in fee simple estate.

DATE OF APPRAISAL:  December 4, 2018

EFFECTIVE DATE OF VALUE:  November 20, 2018

2 The Appraisal of Real Estate, Appraisal Institute, 2013, 14th Edition, page 5

3 Ibid, page 72

4 Ibid
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SCOPE OF WORK:  Appraisers have broad flexibility and significant responsibility in
determining the appropriate scope of work for an appraisal assignment.  Credible assignment
results require support by relevant evidence and logic.  The credibility of assignment results is
always measured in the context of the intended use.  This Restricted Appraisal Report is intended
to assist the client with measuring market value of the property, to be used in a pending divorce
proceeding.  The client has been informed that should the results of this Restricted Appraisal
Report need to be shared with or relied upon by a third party, the results can be presented within
an Appraisal Report at some point in the future.  The scope of any real estate appraisal
assignment relates to the extent and manner in which research is conducted, data is gathered, and
analysis applied.  Each of these components is based implicitly upon the purpose of the appraisal
and its intended use, each previously outlined.  The general scope of work for this assignment
included the following:

B Identification of the subject property by its legal description, real property tax identification number
and the commonly as-known-as addresses.  In defining the subject properties, the following data
sources have been reviewed:

- Northfield Township Assessment records
- www.bsasofware.com database records
- Copy of the month-to-month lease
- Copy of the Code Violations and Preliminary Cost Estimate prepared by Dangerous

Architects, PC
- CoStar database records

Amongst the above data sources, information was sufficient to quantify physical characteristics of
the subject parent properties.

B John R. Widmer, Jr., MAI observed the property on November 20, 2018, when photographs were
taken.

B At the time of the property observation, the neighborhood was driven and the development patterns
were noted.

B Identification relevant demographic factors through a combination of internet search engines,
www.semcog.org, www.stdbonline.com, and CoStar database.

Once the subject property was defined, a review of generally accepted methods of measuring
market value were reviewed.  The most acceptable techniques for arriving at the various
indications of fee simple market value for subject are:

The Income Approach, in which the projected gross income is based on market lease terms, and
after allowance for reasonably anticipated expenses, is capitalized or discounted at a rate of return
required by investment capital.  This rate is commensurate with the risk of ownership and expected
remaining length of the lease.  Operating expenses are based on an analysis of reported expenses for
the subject property, comparable properties and industry trends.
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Scope of Work - continued:

The Sales Comparison, also referred to as the “Market Approach”, is a method of estimating market
value whereby a subject is compared with other similar properties that have sold, are listed or have
pending offers.  The most important premise is the market will determine a price for the property
being appraised in the same manner it establishes a price of comparable, competitive properties. 
Essentially, this is a systematic procedure for carrying out “comparative shopping”.  This approach
is generally regarded as the most reliable, when an abundance of bona fide sales data is available. 
For this appraisal problem, the Sales Comparison Approach is considered a relevant means of
establishing a value for the land, assuming demolition of the existing improvement, and the
building “as if structurally sound”.

In each approach it is a requirement to develop sufficient comparable data to apply in the
valuation, on the premise its marketability is not impacted by its physical characteristics.  Within
this appraisal, data sources relied upon to research vacant lands sales, improved building sales,
and improved building rentals, in no particular order,  includes the following:

- Appraisal files of Frohm & Widmer, Inc.
- www.loopnet.com
- www.realcomponline.com
- www.bsasoftware.com
- CoStar Group, Inc. [Comps and Property databases]
- Commercial brokerage companies, active in the sale of land and improved properties, or the

leasing of improved properties in the subject’s competitive market area
- Discussion with Appraiser peers related to prior appraisal assignments of like properties
- Discussion with Developers active in the competitive sub-market
- Review of various business periodicals, i.e., Crain’s Detroit Business, used as source material for

comparable sale and leasing leads.

Ultimately, the final selection of comparable sales will represent what is determined to be the
most representative indication of value for the subject property.  For each  sale relied upon
herein, data confirmation will have been attempted through the seller, buyer, broker, or other
know participant to the transaction.

As discussed, the opinions of value concluded herein will be reported in a Restricted Appraisal
Report. Accordingly, a Restricted Appraisal Report must include a prominent use restriction that
limits the use of the report to the client and warns that the rationale for how the appraiser arrived
at the opinions and conclusions set forth in the report may not be understood properly without
additional information in the Appraiser’s workfile.  Likewise, for this report, detailed
presentation of comparables and discussion of the adjustment process will not be included. 
However, all data, rationale and reasoning for adjustments has been retained in the Appraisal
workfile, and will resemble what would eventually be provided within an Appraisal Report, if
necessary.
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Scope of Work - continued:

A requirement within the Uniform Standards of Professional Appraisal Practice (USPAP)
2018-2019 Edition is:

If known prior to accepting an assignment and/or if discovered at any time during the assignment, an
appraiser must disclose to the client, and in the subsequent report certification:

1.) any current or prospective interest in the subject property or parties involved; and,
2.) any services regarding the subject property performed by the appraiser within the 3-year period

immediately preceding acceptance of the assignment, as an appraiser or in any other capacity.

There are some cases in which the appraiser is asked by the client not to reveal that he or she has
appraised that particular property.  In such cases, the fact that the appraiser previously appraised
the property is confidential information.  If the occurrence of a prior appraisal is confidential,
and disclosure of prior appraisals is a condition of a potential new assignment or a requirement
of USPAP, the appraiser must decline the new assignment, because the appraiser could not make
the requested disclosure.  Corresponding with this requirement, I must report that I have not
provided real estate appraisal services or any other services for this property within the 3-year
period immediately preceding acceptance of this assignment.
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EXTRAORDINARY ASSUMPTIONS:  An extraordinary assumption is “an assumption, directly
related to a specific assignment, as of the effective date of the assignment results, which, if found
to be false, could alter the appraiser’s opinions or conclusions.”  Extraordinary assumptions
presume as fact otherwise uncertain information about physical, legal, or economic
characteristics of the subject property; or about conditions external to the property, such as
market conditions or trends; or about the integrity of data used in an analysis.5  As provided
within USPAP, an extraordinary assumption may be used in an assignment only if:

B it is required to properly develop credible opinions and conclusions;
B the appraiser has a reasonable basis for the extraordinary assumption;
B use of the extraordinary assumption results in a credible analysis; and,
B the appraiser complies with the disclosure requirements set forth in USPAP for extraordinary

assumptions.

The market values reported herein are conditioned upon the following extraordinary
assumptions:

1.) The property is free a clear of any adverse environmental conditions, whether in the form of surface
or sub-surface soil contamination and/or building material contaminates.  While not an expert in
measuring the potential for environmental contamination, I did not observe any obvious form of
environmental contamination.  Correspondingly, the value is conditioned upon the fact there are no
environmental conditions that would have an adverse influence on either value or marketability of
the property.  Should any adverse environmental conditions arise, I reserve the right to review these
findings and the value estimate and make any revisions, if necessary.

2.) The property’s legal boundaries exhibited within this appraisal are accurate, as recent title policies
identifying the subject property was not supplied.  The site’s dimensions and land area are based on
information obtained from the Northfield Township Assessment records.  Should a future survey
indicate a variation in the legal description or net site area, I reserve the right to review any variances
to establish whether there would be any impact on value and marketability reported in this appraisal.

3.) For this appraisal, the subject’s gross building area (GBA), physical and structural conditions and
the costs to make the property structurally sound have been based upon the Code Violations and
Preliminary Cost Estimate report and drawings, prepared by Dangerous Architects, PC, with each
dated October 17, 2018.  In this instance, the GBA and costs reported are considered to be reliable
and will be applied in this valuation.  Should future architectural drawings or space plans suggest a
variation in GBA, I reserve the right to review any variances to establish whether there would be any
impact on value and/or marketability reported in this appraisal.

5 Uniform Standards of Professional Appraisal Practice (USPAP), 2018-2019 Edition, page 4
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HYPOTHETICAL CONDITIONS:  A hypothetical condition is “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 analysis.”  Hypothetical conditions
are contrary to known facts about physical, legal, or economic characteristics of the subject
property; or about conditions external to the property, such as market conditions or trends; or
about the integrity of data used in an analysis.6

As provided within USPAP, a hypothetical condition may be used in an assignment only if:

B use of the hypothetical condition is clearly required for legal purposes, for purposes of reasonable
analysis, or for purposes of comparison;

B use of the hypothetical condition results in a credible analysis; and,
B the appraiser complies with the disclosure requirements set forth in USPAP for hypothetical

conditions.

When a value opinion is subject to a hypothetical condition, the report must clearly and
conspicuously disclose the assumption or condition and state that its use might have affected the
value conclusion.  There are no hypothetical conditions associated with the opinions of value
presented herein.

OWNERSHIP HISTORY: The current owner of record is Northfield Township, who had used
the property as an administration building and fire hall.  The township has vacated the property
and leases a portion of the building to an unrelated party.  There have been no sales of the
subject property in the 3-years preceding the effective date of the subject property.

LEGAL DESCRIPTION: The subject property is commonly addressed 75 Barker Road,
Whitmore Lake (Northfield Township), Michigan 48189.  The property has a formal tax parcel
number of B-02-05-254-002, and a legal description, as obtained from Northfield Township
Assessment Rolls, is supplied below:

NO. 5-67C, COMMENCING AT WEST ¼ CORNER OF SECTION 5, THENCE N01.4500E
107.58 FEET, THENCE N51.4500E 88.74 FEET TO P.O.B.; THENCE S40.2830E 215.16 FEET
TO E/W ¼ LINE, THENCE S89.4000E 129.48 FEET, THENCE N56.1500E 35.57 FEET,
THENCE N38.1500W 298.51 FEET, THENCE S51.4500W 145.00 FEET TO P.O.B.; PART OF
NE 1/4, SECTION 5, T1S-R6E.

Included on the following page is a copy of the Plat Map for this property, which is followed by
a sketch of all site boundaries, using DeedPlotter+™.

6 Uniform Standards of Professional Appraisal Practice (USPAP), 2018-2019 Edition, page 4
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SITE CHARACTERISTICS: An objective summary of site characteristics follows:

CONFIGURATION: The subject site is located on the south side of Baker Road between
Main and West Streets.  The site is irregular in shape and provides a
total of ±144 feet of frontage along Barker Road.

GROSS SITE AREA: 37,277 square feet, or ±0.856 acres

NET SITE AREA: 32,228 square feet, or ±0.740 acres (net of the Barker Road ROW)

TOPOGRAPHY: Level and at road elevation

EXPOSURE: Good

INGRESS/EGRESS: There is one (1) paved access drive

UTILITIES: Public utilities include natural gas, electricity, telephone service and 
city sewer.  The property is serviced by a private well for water.

IMPROVEMENTS: The site is developed with a ±7,710 square foot building.

L:B RATIO: 4.18 to one (net site area ÷ GBA)

FLOOR AREA RATIO: 0.239 (GBA ÷ net site area)

SITE IMPROVEMENTS: The primary improvement to the site is asphalt paving for the
driveways and parking spaces.  In addition, there is a landscaping
area on the south end of the site.

SUB-SOIL COND.: Assumed stable 
 
WETLANDS: None

USE RESTRICTIONS: There do not appear to be any unusual easements or encumbrances
that would adversely impact value and/or marketability of the
subject.

FLOOD CONDITIONS: According to the National Flood Insurance Rate Map program,
community panel 26161C0092E, effective as of April 3, 2012, the
property is located in an area of minimal flood hazard.

ENVIRONMENTAL: Please refer to Assumptions and Limiting Conditions section for
specific assumption involving the site’s environmental status.

FUNCTIONAL: The parcel size, configuration and topographical conditions
impacting the property provide for average utility characteristics
and the site could accommodate a number of uses.
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BUILDING CHARACTERISTICS:  For best visualization of exterior and interior building
finishes, please refer to the forthcoming photographs.  Provided below is a general summary of
building specifications:

YEAR BUILT: The 2-story building was constructed in the 1940s and the 1-story
addition was constructed in the 1960s.

BUILDING AREA: The 2-story building has a gross building area (GBA) of ±3,200
square feet per floor.  The 1-story addition contains ±1,310 square
feet.  The total gross building area is ±7,710 square feet. 

FOUNDATION/FRAMING: Reinforced concrete trench type foundation, with concrete block
and structural steel column and truss framing.

FLOOR STRUCTURE: Floor surfaces consist of concrete slab on the ground level and
wood flooring on the second floor.

ROOF STRUCTURE: The two-story section has a wood bowstring truss roof and the
one-story section has a residential style pitched roof. 

EXTERIOR WALLS: The exterior walls of the 2-story section consist of masonry block
and the 1-story section consists of residential wood frame with
siding on the exterior walls.

INTERIOR FINISH: The 1-story section is built-out for an office use with typical,
average quality office finishes.  The office area extends into the
south ±846 square feet of the first floor of the 2-story section. 
The balance of the 2-story section’s first floor consists of
unfinished garage space.  The second floor of the 2-story section
is built-out as a gathering space with a stage on the north end and
two (2) restrooms and a kitchen on the south end of the space,
with a large open area in the remainder of the floor space.

HVAC: The occupied office area is assumed to have an adequate package
HVAC system.  The adequacy of the HVAC for the garage and
second floor area is unknown, reportedly the second floor needs a
new HVAC system. 

ELECTRICAL: The power supply to the building is assumed to be adequate for
general commercial use.  The occupied office area is assumed to
have an adequate electrical system.  The remainder of the
building, particularly the second floor requires improvements.

PLUMBING: The building is not sprinkled, and has four (4) restrooms,
however, none of them comply with the barrier free requirements.
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Building Characteristics - continued:

FUNCTIONAL: With the exception of the occupied office space, the balance of
the building basically consists of open space.  This effectively
makes the vacant space unusable as of the this date, but ready to
be renovated for some adaptable commercial use.

CONDITION: The building is in below-average to fair condition and in need of
repairs to correct code violations and structural issues.  The Code
Violations and Preliminary Cost Estimate report that was
provided for this analysis, identified the issues related to the
property and the cost to correct each.  A copy of the report is
included as an attachment to this Restricted Appraisal Report. 
The costs for both retail and office uses were provided.  The total
cost for a retail re-development was $190,428 or ±$24.70 per
square foot of gross building area.  The total cost for an office re-
development was $221,708 or $28.75 per square foot of gross
building area.  In my opinion, most of the costs are speculative
when the re-use of the space is unknown.  The total cost for 
plumbing, mechanical and electrical is $93,200 or ±$12.09 per
square foot.  Without knowing how a new owner/tenant intends to
use the space, these repairs may be of no value to them or perhaps
a redundant cost.  They may be unnecessary or misplaced for the
planned re-use of the space.  Rather than spend the money up-
front, it is considered most reasonable to hold it back for a tenant
improvement allowance if the property is leased to a tenant that
cannot finance their own tenant improvements.  For this analysis,
I have concluded that building should be made structurally sound
and the vacant space left “as is” and marketed as shell space.  The
necessary costs that will be taken from the Dangerous report are
summarized below:

$ $/SF
Floor structure reinforcement at second floor $15,000 $1.95
New exterior door and stair from second floor 17,500 2.27
Insulate roof structure and walls at second floor 10,000 1.30
Remove Vines 300 0.04
Patch and repair exterior block at cracks 2,000 0.26
Fill-in windows where too close to neighbors (2) 500 0.06
Fire rate second floor structure and ceiling assembly 11,000 1.43

sub-total Hard Costs: $56,300 $7.30

Builder Overhead & Profit (15%) $8,445 $1.10
Architech/Engineer Fee (6%) 3,378 0.44
Permits 1,000 0.13
Contigency (15%) 8,445 1.10
Total Code Violation & Structural Repairs $77,568 $10.06
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Building Characteristics - continued:

Once an end-user is found for the vacant sections of the building,
user-specific improvements can then be applied to suit the space
for each use.  In this instance, a cost of $30 per square foot will be
applied for first floor retail use, and $50 per square foot will be
applied for upper-level office use.

The following table identifies the total costs that will be applied
to measure an “as is” market value:

In reviewing the possible uses for this property, a conversion of
the upper-level for apartment usage has also been considered. 
However, given potential renovation costs and achievable rentals
for residential usage, this alternative has been disregarded further
in the analysis.

$/SF $ SF
Structural/Code Violation Repairs $10.06 $77,568 7,710
Retail Warm-box Finishes $30.00 70,620 2,354
Office Finishes $50.00 160,000 3,200

sub-total Costs: $308,188
Contingency 15% 46,228
Total Renovation Cost $45.97 $354,416
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NORTH AND WEST ELEVATIONS FROM
BARKER ROAD

EAST ELEVATION SHOWING THE
OCCUPIED OFFICE AREA WHICH
EXTENDS INTO THE FIRST FLOOR OF
THE 2-STORY BUILDING TO JUST
BEFORE THE SECOND DOOR OF THE 2-
STORY BUILDING

SOUTH ELEVATION OF THE OCCUPIED
OFFICE SECTION OF THE BUILDING
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VIEW OF THE FIRST FLOOR OF THE 2-
STORY BUILDING (GARAGE SPACE)

VIEW OF THE SECOND FLOOR OF THE
2-STORY BUILDING LOOKING TOWARD
THE KITCHEN AND RESTROOMS

VIEW OF THE CONFERENCE ROOM IN
THE OCCUPIED OFFICE AREA
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ZONING: The subject property is located in a WLD-DD, Whitmore Lake Downtown District. 
The downtown (WLD-D) sub-district is intended to promote a unified vision for transforming
the historic commercial core of the Whitmore Lake community focused on mixed-use
development, increased land use intensity, and improved public amenities that is oriented as
much to the needs of the pedestrian as to those of the automobile.  The flexibility in use
regulation inherent in the overall WLD regulations, paired with the prescriptive physical
development regulations in the section, will result in a compact, walkable environment that
creates new opportunities for investment while protecting quality attributes of the existing area. 
These regulations are also intended to: (1) Encourage the incubation of a residential element
within the traditional downtown core to foster a 24-hour community. (2) Establish a
development pattern in which new buildings and building modifications enhance the character of
the existing built environment. (3) Orient building entrances and storefronts to the street to add
visual interest, put "eyes on the street" for enhanced crime surveillance, increase pedestrian
traffic, and create memorable outdoor spaces. (4) Limit the impact of off-street parking areas
which interrupt the flow and consistency of the "street wall." (5) Enhance a sense of place and
contribute to the sustainability of the township. (6) Allow a pattern of development which will
encourage transportation alternatives (walking, biking, and transit) to reduce automobile
dependence and fuel consumption. (7) Visually distinguish the downtown area from the north
village and waterfront subdistricts by encouraging full use of property, consistency, and density
while respecting adjacent residential areas. (8) Add value to property. (b) Form-based
regulations. Downtown buildings and sites will be developed in a manner which contributes to
the character of the area by maximizing the value of the property and continues the traditional
street wall of adjacent historic buildings.

This district will allow the most likely uses of the subject property, which are office, retail and
residential uses.
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INCOME APPROACH: For a leased fee valuation this approach is relevant and has been
applied.  As a This approach, based on the principle of anticipation, reflects investor thinking
and motivations.  Essentially, an investor anticipates, among other things, earning income from
their equity investment and in effect, is trading a sum of present day dollars for anticipated future
dollars to be derived from an income-producing property.  The objective of this approach is to
equate the anticipated future dollars with the present value or required investment dollars.  Since
future dollars are worth less than present dollars, the future dollars must be discounted,
fundamentally reflecting the inherent risk and waiting time involved.

The successive steps in the conversion of net income to an estimate of value are:

B estimate all forms of potential gross rental income;
B estimate stabilized vacancy and collection allowance;
B calculate effective gross income by subtracting the appropriate vacancy and collection allowance

from the gross potential rental income;
B estimate operating expenses for the property;
B calculate net operating income by subtracting expenses from effective gross income;
B establish the appropriate capitalization technique; and,
B estimate value by implementing the selected capitalization technique.

The two most widely used and acceptable methods of income capitalization are direct and yield
capitalization, also known as a Discounted Cash Flow (DCF) Analysis.  These methods are
based on diverse measures of expected earnings and involve different assumptions concerning
the relationship between the expected earnings and value.  For this analysis, only direct
capitalization is deemed relevant, with this valuation methodology defined as follows:

Direct Capitalization is a method used to convert an estimate of a single year’s income expectancy into
an indication of value in one direct step, either by dividing the net income estimate by an appropriate
capitalization rate or by multiplying the income estimate by an appropriate factor.  Direct capitalization
employs capitalization rates and multipliers extracted or developed from market data.  Only one year’s
income is used.  Yield and value change are implied, but not explicitly identified.7

Direct capitalization utilizes an overall rate which is applied directly to net income in order to
obtain an indication of value.  An overall capitalization rate (RO) is defined as: an income rate
for a total real property interest that reflects the relationship between a single year’s net
operating income expectancy and the total property price or value.8  The overall rate most
typically is developed by market extraction.   Given a sale in which the net income and sales
price is known, the overall rate can be developed from that sale.  Overall rates developed in this
manner are direct reflections of the market.

7 The Appraisal of Real Estate, Appraisal Institute, 2013, 14th Edition, page 491

8 Ibid, Page 493
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Income Approach - continued:

If sufficient data to extract overall rates is not abundant, it is sometimes necessary to utilize a
mortgage-equity band of investment method, defined as: a technique in which the capitalization
rates attributable to components of a capital investment (debt and equity) are weighted and
combined to derive a weighted average rate attributable to the total investment.9  This method of
developing an overall rate requires an estimate of current financing terms available for a property
and the equity dividend rate, or more commonly known as the “cash-on-cash” rate of return,
required to attract equity capital.  In this case, the overall rate represents a weighted average of
financing and equity requirements of the investment.  This method best serves as a test of
market-derived overall rates.  For instance, with market-derived overall rates and available
financing known commodities, this method can be used to calculate a forced “cash-on-cash” rate
of return.  If the result does not appear reasonable for the subject’s property type and sub-market,
market variables must be reviewed.

In the capitalization process, value is equal to income divided by the capitalization rate, or:

Value  =  Income  ÷  Ro

This algebraic equation can be used to solve for the capitalization rate as follows:

Ro  =  Income  ÷  Value

When analyzed properly, direct capitalization is accurate, however, a slight misrepresentation in
the analysis of overall rates may result in substantial fluctuation in value.  This process is most
accurate when viewing stable or level income flows.  When valuing a multi-tenant property,
direct capitalization does not always account for extreme fluctuations in income streams, mainly
relating to non-stabilized occupancy parameters.  Likewise, one of the more important factors in
employing direct capitalization is to extract and apply overall rates in a consistent manner.

Based on a review of the income characteristics of the subject leases direct capitalization is
considered the most applicable technique in the valuation.

Subject Lease Discussion: The current month-to-month lease is with National Staffing & Home
Care, Inc., who took occupancy of the space in June 2014.  The lease was written for 1-year, and
has been on a month-to-month basis since July 2015.  The lease suggests this tenant is to occupy
a total of 1,431 square feet, which includes 1,331 square feet in the 1-story portion, and two (2)
50 square foot offices in the 2-story section of the building.  It is noted, however, the actual
physically occupied space equates to ±2,156 square feet.  On this basis, the total monthly rent of
$980 equates to a unit rate of ±$5.45 per square foot.  This tenant is also required to pay all
utilities for the building.

9 The Appraisal of Real Estate, Appraisal Institute, 2013, 14th Edition, Page 495
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Income Approach - continued:

Market Rent Discussion: Market rental data for both retail space and office space has been
researched, and the information relied upon herein is summarized below:

After considering adjustments for location and physical characteristics, market rent for office use
is reconciled at ±$12.00 per square foot on a Gross +utilities basis.  Market rent for the retail use
has been reconciled at ±$10.00 per square foot on a triple net (NNN) basis.

OFFICE RENTALS:
SF LEASE RENT EXP. G +U

NO. ADDRESS COMMUNITY GBA LEASED DATE $/SF BASIS $/SF
1 107 East Main St. Pinckney 7,600 1,600 05/04/18 $12.00 NNN $8.00

2 3554 Avon St. Hartland Twp. 9,380 1,025 08/13/18 $10.01 Gross +U $10.01

3 731 Grand River Fowlerville 624 02/04/18 $13.46 Gross +U $13.46

4 8143 Grand River Brighton Twp. 2,288 1,250 05/06/16 $9.12 Gross $7.62

5 8143 Grand River Brighton Twp. 2,288 1,100 03/18/16 $10.36 Gross $8.86

6 714 East Grand River Howell 650 02/27/17 $13.85 Gross $12.35

minimum: 624 $9.12 $7.62

maximum: 1,600 $13.85 $13.46

average: 1,042 $11.47 $10.05

RETAIL RENTALS:
SF LEASE RENT LEASE NNN

NO. ADDRESS COMMUNITY GBA LEASED DATE $/SF TYPE $/SF
1 1732 Old US 23 Hartland Twp. 9,296 2,070 6/8/2016 $11.52 Gross $7.02

2 22 Barker Street Whitmore Lake 4,745 2,805 listed $11.12 Gross $6.62

3 2848 S. Old US 23 Brighton Twp. 9,000 1,850 listed $12.97 Gross +U $9.97

4 8020 Grand River Brighton Twp. 9,000 1,300 listed $15.00 Gross +U $12.00

5 8020 Grand River Brighton Twp. 9,000 1,100 listed $15.00 Gross +U $12.00

6 3540 Avon St. Hartland 2,040 2,040 listed $10.00 Gross +U $7.00

7 125 South Grand Ave. Fowlerville 2,080 1,040 listed $8.65 Gross $4.15

8 907 East Main St. Pinckney 3,416 3,416 listed $13.00 NNN $13.00

minimum: 1,040 $8.65 $4.15

maximum: 3,416 $15.00 $13.00

average: 1,791 $12.44 $9.69
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Income Approach - continued:

Frictional Vacancy: With general market parameters presented, the concept of various forms of
vacancy and how that would potentially impact the subject property needs to be addressed. 
Initially, the form of vacancy will be defined:

Frictional vacancy is the amount of vacant space needed in a market for its orderly operation.  In a
stabilized market, where supply and demand are in balance, frictional vacancy allows for move-ins
and move-outs.  In markets for income producing property, frictional vacancy measures the lost
rental income as leases roll over and expire.10  A primary method of measuring this level of vacancy
is to determine market oriented leasing parameters such as renewal probability, time to re-lease
space, and ultimately the total lease term for market space.  Frictional vacancy is often calculated, as
follows:    

market lease term (years): 5

renewal probability: 60.0%

rollover probability: 40.0%

re-leasing period (months): 12.0

weighted average lag vacancy (months): 4.80

total lease cycle (months): 64.80

weighted average lag vacancy: 7.4%

The above example depicts over a long-term hold, the degree by which a specified property would
be subject to loss of rental income.  

Considering the locations and below market rents of the subject properties, it is more probable
than not that the lease agreements will be extended, such that risk or exposure to loss of rental
income is nominal.  Based on each of these factors, a frictional vacancy of 7.5% will be applied
in this valuation.  The only other adjustment applied in this category includes an allowance for
credit/collection loss, which will be applied at 0.5%.

Operating Expense: For this appraisal, operating expenses will be segregated into the following
sub-categories:

3 Real Estate Taxes, which will be iterated as if the property is no longer exempt
3 Insurance
3 Common Area Maintenance (CAM)
3 Management Fee
3 Owner’s expense (N/R)
3 Capital Reserve (N/R)

10 The Appraisal of Real Estate, Appraisal Institute, 2013, 14th Edition, page 328
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Income Approach - continued:

Direct Capitalization Process: With a net income forecast established for the subject properties, it
is now necessary to review capitalization parameters.  In reviewing an achievable overall rate for
the subject properties several sources have been reviewed, including market extracted cap rates
and rates obtained from investor survey information.  Included below is a table summarizing the
calculation of net operating income (NOI) and the valuation of the property “As-if Renovated”
and “As-is”:

Customarily, appraisal conclusions are rounded to reflect the lack of precision associated with
value opinions.  As such, the fee simple market values, effective November 20, 2018, have been
reconciled by the Income Approach, as follows:

“As if Renovated” Market Value . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . $570,000

“As-is” Market Value . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . $215,000

Revenue:
Existing Office Space (G+U) 2,156 SF @ $12.00 per SF = $25,872
Grade-level Retail Use (NNN) 2,354 SF @ 10.00 per SF = 23,540
Upper-level Office Use (G+U) 3,200 SF @ 12.00 per SF = 38,400
Total Base Rent 7,710 $11.39 per SF = $87,812
Real estate tax recovery 0.25 per SF 1,959
CAM & insurance recovery 0.93 per SF 7,180
Miscellaneous revenue 0.00 per SF 0
Potential gross income $12.57 per SF $96,950
LESS: Frictional vacancy 7.5% 7,271
Interim effective gross income $89,679
LESS: collection loss 0.5% 448
Effective gross income $11.57 per SF $89,231

Operating expenses:
Real estate taxes $0.83 per SF = $6,415
Insurance 0.55 per SF = 4,241
CAM 2.50 per SF = 19,275
Management fee 4.0% of EGI = 3,569
Owner's expense (N/R) 0.25 per SF = 1,928
Capital reserve (N/R) 0.30 per SF = 2,313

sub-total: $4.89 per SF $37,740

Net operating income (NOI) $6.68 per SF $51,491
Overall capitalization rate 9.00%
"As-if Renovated" Market Value $74.20 per SF $572,118

rounded to: $570,000
Total Renovation Costs (354,416)
"As-is" Market Value $215,584

rounded to: $215,000
$/SF GBA: $27.89

$/SF land area: $6.67
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Income Approach - continued:

The above values have been tested applying a sales comparison approach, in the “As-if
Renovated” scenario only.  A summary of improved sales relied upon herein is provided below:

The above sales represent mixed-use properties in the subject’s immediate neighborhood.  While
not ideal similar in terms of physical characteristics, they do offer support for a limited sampling
of property sales in this area.  As shown, unit pricing prior to consideration of any adjustments
range widely from ±$37 to ±$97 per square foot.  The examination of adjustments in a sales
comparison analysis looks for differences between the comparables and the subject. Adjustments
are made to the comparables, in comparison to the subject, in the following order:

TRANSACTIONAL (applied in sequence):

1.) Property rights conveyed

2.) Financing terms

3.) Conditions of sale

4.) Expenditures immediately after purchase

5.) Market conditions

CUMULATIVE:

B Location characteristics

B Physical characteristics

B Economic characteristics

B Legal characteristics (Use/Zoning)

B Non-realty components of value

Adjustments to the comparables should only be made when direct comparison between like
properties warrant such adjustments.  Appraisal theory defines this process as paired data
analysis, which is a “quantitative technique used to identify and measure adjustments to the sale
prices or rents of comparable properties; to apply this technique, sales or rental data on nearly
identical properties except for one characteristic is analyzed to isolate the single characteristic’s

SALE NO. YR. YR. LAND L:B 
NO. PROPERTY USE GBA DATE PRICE $/SF STY. BLT. RENO. AC. RATIO

1 9545-9551 Main St. Retail & Res. 8,154 06/29/16 $300,000 $36.79 2 1899 1998 0.638 3.41

2 9541 Main St. Retail & Res. 1,568 07/08/16 $147,000 $93.75 2 --- 1999 0.073 2.03

3 200 Barker St. Retail to Church 6,160 07/19/16 $599,000 $97.24 1 2000 --- 2.110 14.92

4 100-102 Barker St. Office 2,250 04/07/17 $200,000 $88.89 1 2000 --- 0.422 8.17

5 9531-9535 Main St. Retail & Res. 4,020 10/03/18 $199,500 $49.63 1 & 2 1880 2011 0.249 2.70

minimum: $36.79

maximum: $97.24

average: $73.26
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Income Approach - continued:

effect on value or rent”11.  Where possible, all adjustments that will be considered will be
supported through paired comparisons.  Otherwise adjustments will be considered based on
knowledge in this marketplace, and experience in appraising similar type properties.  When
examining adjustments identified above, the comparables do provide support for the “As-if
Renovated” valuation of ±$75 per square foot, as reconciled in the income approach.

“AS IF VACANT” MARKET VALUATION: In order to measure highest and best use of the
property, it is also necessary to establish market value for the site “as if vacant” and available to
be developed.  In measuring market value for the underlying site, only a Sales Comparison
Approach has been applied.  Based upon parameters supplied previously relative to market
research, a summary of the sales applied is provided below:

Given the range in unit pricing, the physical and economic factors impacting these properties
must be considered.  The examination of adjustments in a sales comparison analysis looks for
differences between the comparables and the subject, and applied in the same fashion as
presented previously in testing the value conclusion by the income approach.

LEASE PRICE
NO. ADDRESS COMMUNITY ACRES SF DATE PRICE $/SF USE

1 6910 Whitmore Lake Rd. Green Oak Twp. 3.15 137,214 05/21/15 $1,262,000 $9.20 Hotel

2 3811 Grand Oaks Dr. Genoa Twp. 2.19 95,396 5/312016 $350,000 $3.67 Day Care

3 Latson Rd. & Grand Oaks Dr. Genoa Twp. 2.31 100,624 10/31/16 $800,000 $7.95 Retail

4 N/S of I-96 Service Dr. Genoa Twp. 2.56 111,514 11/09/16 $737,500 $6.61 Hotel

5 175 Barker Rd. Northfield Twp. 2.60 113,256 09/05/18 $310,000 $2.74 Transportation lot

6 10000 Crouse Rd. Hartland 0.82 35,719 05/21/18 $78,234 $2.19 Unknown

minimum: $2.19

maximum: $9.20

average: $5.39

11 The Appraisal of Real Estate, Appraisal Institute, 2013, 14th Edition, page 399
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“As-if Vacant” Market Valuation - continued:

The sample of sales included herein represent the most recent and relevant commercial zoned
land in the general region.  For this sample, the most recent and geographically similar sale is
located only a short distance to the west of the subject, and sold with a garage structure in-place. 
After considering an adjustment for this improvement, a unit price equates to ±$2.50 per square
foot.  Further adjusting for zoning and site utility provides an adjusted unit rate of roughly $4.50
per square foot.  As such, a contributory value for the subject’s underlying land, effective as of
November 20, 2018, can be reasonably estimated, as follows:

32,228 SF @ $4.00 per SF = $128,912

32,228 SF @ $5.00 per SF = $161,140

Market Value Land “As-if Vacant” $145,000

LESS: Demolition 40,000

Reconciled Market Value: $105,000

$/SF: $3.26

$/acre: $141,920

EXPOSURE TIME:  A reasonable exposure time is one of a series of conditions in most market
value definitions.  Exposure time, one of a series of conditions in most market value definitions
and always presumed to precede the effective date of appraisal, is defined as follows:

The estimated length 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.  Exposure time is a retrospective opinion based on an analysis of past events assuming a
competitive and open market.12

The reasonable exposure period is a function of price, time and use, not an isolated estimate of
time alone.  As an example, a property could have been on the market for a period of two years
at a price of $2,000,000, which informed market participants considered unreasonable. 
Thereafter, the owner reduces the price to $1,600,000 and starts to receive offers, culminating in
a transaction at $1,400,000 6-months later.  While an actual exposure time was 2.5 years, the
reasonable exposure time would be 6-months at a value range of $1,400,000 to $1,600,000.

A large sampling of sales within this market provided exposure periods generally averaging 12-
months, with a few providing an average exposure period of up to 24-months.  Based upon
interviews with market participants, plus review of historical information, it has been concluded
a reasonable exposure time for the subject would have been ±12 months, assuming pricing
within the general range of that indicated as the subject’s market value.

12 Uniform Standards of Professional Appraisal Practice, 2018-2019 Edition, page 4
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STANDARD APPRAISAL LIMITING CONDITIONS: This Restricted Appraisal Report is
subject to the following limiting conditions, as well as those which have been specifically set
forth within the analysis:

B Use of this appraisal report is contingent upon fulfillment of the appraisal contract, whether written
or oral.  Upon full payment of all sums due the appraiser, this appraisal report becomes property of
the client subject to all restrictions upon disclosure and use included herein and made a part hereof. 
The 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 on release does not apply to market data or other
information obtained by the appraiser for use within the report.

B 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, public
relations media, news media, sales media or any other public means of communication without the
prior written consent and specific approval of the appraiser.

B By receipt and acceptance of this report, the client acknowledges that, unless otherwise specifically
agreed to elsewhere in writing, the fee for this appraisal report does not include any subsequent
services such as meetings, 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.  These services, if requested, will be invoiced and paid on an hourly basis at the standard
hourly rate of the appraiser at the time of the actual service.

B 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, except as
noted otherwise, and the property is appraised as though free and clear under responsible ownership
and competent management.

B Other information identified in this report as being furnished by others is believed to be reliable but
no responsibility is assumed for its accuracy.

B No survey or analysis of the property has been made.  Unless otherwise noted, investigation into
hidden or underground conditions of the subject has not been undertaken and no opinion is offered
in this regard.  This limiting condition includes, but is not limited to, adverse soil conditions, hidden
structural defects, hazardous materials, toxins and infestation.

B Information concerning market data was obtained from buyers, sellers, brokers, attorneys, trade
publications or public records, and to the extent possible, was examined for accuracy and is believed
to be reliable.  Comparable sales data and sources are confidential and for purposes of this report
only.

B Exhibits in the report are intended to assist a reader in visualizing the property and its surroundings;
drawings are not intended as surveys; no responsibility is assumed for  cartographic accuracy nor are
drawings intended to be exact in size, scale or detail.
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Standard Appraisal Limiting Conditions - continued:

B Unit values applied to the subject parcel as a whole are applicable only to the entire parcel as
defined.  All unit values or other means of comparison should not be applied to other properties or
individual sub-parcels or divisions of the subject.  It is also inappropriate to make a partition based
upon fractional or minority ownership interests, unless specifically addressed within the appraisal
report.

B All areas and dimensions have been checked on the ground, where practical.  If furnished by the
person(s) requesting the appraisal, or from public records, I assume areas and dimensions to be
reasonably accurate.  In the absence of registered surveys, land areas may be based upon
representations made, and no responsibility is assumed for discrepancies which may become evident
from a licensed survey of the property.

B I have not made a specific compliance survey and analysis of the property to determine whether it is
in conformity with the various detailed requirements of the Americans with Disabilities Act (ADA). 
It is possible that a compliance survey of the property, together with a detailed analysis of the
requirements of the ADA, could reveal that the property is not in compliance with one or more of the
requirements of ADA.  If so, this fact could negatively impact value and/or marketability of the
property.  Since I have no direct evidence relating to this issue, I did not consider possible non-
compliance with the requirements of the ADA in estimating cash value of the property.

B The appraiser assumes no responsibility for economic, physical, political, or demographic factors,
which may affect or alter the opinions in this report if said economic, physical, political, or
demographic factors change after the effective date of value.  The appraiser is not obligated to
predict future political, economic, or social trends and/or events.  All conclusions and opinions
expressed in this appraisal report apply to the effective date of valuation set forth in the letter of
transmittal contained within this report.
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CERTIFICATION: I certify that, to the best of my knowledge and belief:

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

B The reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions, and are our personal, impartial, and unbiased professional analyses, opinions,
and conclusions;

B I have no present or prospective interest in the property that is the subject of this report and no
personal interest with respect to the parties involved.

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

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

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

B My analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice (USPAP) 2018-2019
Edition; and, all Code of Professional Ethics and Standards of Professional Appraisal Practice of the
Appraisal Institute.

B The use of this report is subject to the requirements of the Appraisal Institute relating to review by its
duly authorized representatives.

B John R. Widmer, Jr., MAI has made an inspection of the property that is the subject of this report,
inspected all comparables utilized in substantiation of market value for the subject, and personally
made the necessary investigations and analyses pertinent to valuing the property.

B James C. Flatley, III (Certified General Appraiser No. 12010011839) provided real property
appraisal assistance to the person signing this certification.

B As of the date of this report, John R. Widmer, Jr., MAI has completed the continuing education
program for Designated Members of the Appraisal Institute.

B I have performed no services, as an appraiser or in any other capacity, regarding the property that is
the subject of this report within the 3-year period immediately preceding acceptance of this
assignment.

B I am licensed in the state of Michigan as a certified general appraiser, and as stipulated by Michigan
law, “appraisers are required to be licensed and are now regulated by the Michigan Department of
Licensing and Regulatory Affairs, PO Box 30018, Lansing, Michigan 48909”.
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Certification - continued:

B In my opinion, fee simple market values for the subject property have been reconciled, as follows:

“As-is” Market Value . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . $215,000

“As-if Renovated” Market Value . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . $570,000

“As-if Vacant” Market Value . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . $105,000

John R. Widmer, Jr., MAI
Certified General Appraiser No. 1201000280
jwidmer@frohmwidmer.com
Direct line: 248-471-6767 ext. 11

DATE:     December 4, 2018     
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APPRAISAL QUALIFICATIONS
of

JOHN R. WIDMER, JR., MAI

APPRAISAL EXPERIENCE

Over 32-years experience in the real estate appraisal field.  Principal activities have included a
wide range of income property valuation, primarily within the southeast Michigan region, with
additional activity in outstate Michigan and northern Ohio.  Appraisal assignments primarily
include comprehensive narrative reporting of market value for owner-user and investment
oriented properties.  Additional experience includes appraisal review and consultation for an
assortment of litigation matters, involving various property types.  Real estate related services
include property owner representation in ad valorem appeals filed with the Michigan Tax
Tribunal.

ILLUSTRATION OF APPRAISAL EXPERIENCE

1990-Present: Frohm & Widmer, Inc. - specializing in the appraisal of income
producing properties; extensive experience also with regard to
owner/user properties and “going-concern” valuations;  property
types include but are not limited to, shopping centers, apartments,
office and industrial buildings, and special use properties. 
Appraisals and consultation completed for tax and zoning appeals,
estate and probate matters, mortgage financing, litigation involving
foreclosed properties, condemnation procedures, feasibility
analysis for new construction, establishing bid and/or sale prices,
investment analysis and annual portfolio reviews for institutional
investors.  Additional appraisal related activity includes fee review
assignments.

1986-1990: Independent Fee Appraiser - specializing in the preparation of
narrative appraisal reports on various income producing properties. 
Appraisal assignments sub-contracted through local fee appraisers. 
Consulting services included condominium and single-family
subdivision market studies, zoning appeal, and lease analyses.  

ASSOCIATED CLIENTELE

Appraisals prepared for various local and national commercial banks, life insurance companies,
governmental agencies, municipalities, attorneys, accountants, developers, institutional and
private investors.



APPRAISAL QUALIFICATIONS OF JOHN R. WIDMER, JR., MAI - CONTINUED

PROFESSIONAL MEMBERSHIPS AND AFFILIATIONS

Member, Appraisal Institute (MAI No. 9038 - August 1991)
(As of the date of this report, John R. Widmer, Jr. has

completed the continuing education program
for Designated Members of the Appraisal Institute)

Member - MAI Admissions Review Committee, Michigan Chapter
Member - Region III Ethics/Review and Counseling Committee

Certified General Appraiser - Permanent I.D. No. 1201000280 (through 7/31/2019)

GENERAL EDUCATION

Eastern Michigan University, Ypsilanti, Michigan (December 1985)
Bachelor Business Administration - Real Estate and Finance majors

Real Estate Related Courses: Introduction to Real Estate Appraisal
Property Management
Real Estate Development (Ind. Study)
Land Use Planning
Economics
Real Estate Law
Real Estate Financing
Investment Analysis

APPRAISAL EXAMINATIONS SUCCESSFULLY COMPLETED

American Institute of Real Estate Appraisers - Course 1A-1/8-1
“Real Estate Appraisal Principles”

American Institute of Real Estate Appraisers - Course 8-2
“Residential Valuation”

American Institute of Real Estate Appraisers - Course 1A-2
“Basic Valuation Procedures”

American Institute of Real Estate Appraisers - Course 1B-A
“Capitalization Theory and Techniques, Part A”

American Institute of Real Estate Appraisers - Course 1B-B
“Capitalization Theory and Techniques, Part B”

American Institute of Real Estate Appraisers
“Comprehensive Examination”
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SPECIALIZED APPRAISAL EDUCATION

American Institute of Real Estate Appraisers - Course SPP
“Standards of Professional Practice”

American Institute of Real Estate Appraisers - Course 2-1
“Case Studies in Real Estate Valuation”

American Institute of Real Estate Appraisers - Course 2-2
“Report Writing and Valuation Analysis”

Appraisal Institute - Course 410
“Standards of Professional Practice - Part A (USPAP)”

Appraisal Institute - Course 420
“Standards of Professional Practice - Part B”

Appraisal Institute - Course 430
“Standards of Professional Practice - Part C”

Appraisal Institute - Course 520
“Highest and Best Use and Market Analysis”

APPRAISAL SEMINARS

A sampling of appraisal seminars I have attended include:

Leased Fee Valuation - Appraisal Institute
Valuation of Partial Interests - Appraisal Institute
Discounted Cash Flow Analysis - Appraisal Institute
Market Rate Extraction - Appraisal Institute
Current Issues & Misconceptions in the Appraisal Process - Appraisal Institute
Appraisal of Retail Properties - Appraisal Institute
Analyzing Operating Expenses - Appraisal Institute
Feasibility, Market Value, Investment Timing: Option Value - Appraisal Institute
Small Hotel/Motel Valuation - Appraisal Institute
Introduction to GIS Applications for Real Estate Appraisal - Appraisal Institute
Online Internet Search Strategies for Appraisers - Appraisal Institute
Michigan Appraisal Law - Appraisal Institute

I have presented the following seminars:

Understanding Appraisals (Commercial Lending Group - Michigan National Corporation)
“Nuts and Bolts” of the Market Approach (International Association of Assessing Officers)
Michigan Property Tax (Lorman Education Services)
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NOTABLE APPRAISAL ASSIGNMENTS

Office:
Wilshire Plaza
(3) Class “A” Office bldgs.
3-story/547,000 SF
Troy, MI

Michigan National Bank
Corporate Headquarters
27777 Inkster Road
Farmington Hills, MI

American Center
Class “A” Office/Retail
25-story/623,773 SF
Southfield, MI

Standard Federal HQ
Class “A” Office
6-story/450,000 SF
Troy, MI

Columbia Center
Class “A” Office/Retail
13-story/250,000 SF
Troy, MI

Timberland Office Center
class A office park
355,000 square feet
Troy, MI

Volkswagen of N.A.
Headquarters - ±330,000 SF
Auburn Hills, MI

Retail:
Hudson’s Department Store
Northland Center
Southfield, MI

Westwood Mall
enclosed regional mall
456,000 square feet
Jackson, MI

Meadowbrook Village
open-air “lifestyle center”
Rochester Hills, MI

Northland Mall
enclosed regional center
Southfield, MI

Grand Traverse Mall
enclosed regional center
Garfield Twp., MI

Fountain Walk
open-air “lifestyle center”
Novi, MI

Industrial:
Metro Airport Center
Foreign trade zone
297,941 square feet
Romulus, MI

Centerpoint Business Park
GM/Etkin joint venture
146 acres
Pontiac, MI

Reid Road Warehouse
Multi-tenant
673,534 square feet
Grand Blanc, MI

Office/research portfolio
AEW Capital Management
±400,000 square feet
Plymouth Twp., MI

Residential:
Franklin Park Towers
1,135 unit elevator project
Southfield, MI

The Willits
Luxury condos/CBD Retail
Birmingham, MI

Hidden Lake
Private, lakefront community
330 units, ±380 acres 
Green Oak Township, MI

The Hamlet
954 unit P.D.D.
Canton Township, MI

Miscellaneous:
Forest Lake CC
Bloomfield Twp., MI

Suburban Collection
Novi Expo Center
Novi, MI

Townsend Hotel
full-service, luxury hotel
Birmingham, MI

Parking lots at DTW
13,600 spaces, long-term,
“off-airport” parking
Romulus, MI

EDS deep injection well
Valuation impact study
Romulus, MI

MIS - Motorsports Super
Speedway
Brooklyn, MI

SSIHM Monroe Campus
Motherhouse, accessory
land and structures
Monroe, MI

Multi-use:
Farmington Founders Park
Municipal recreation park
93.80 acres
Farmington Hills, MI

Treetops Resort
4-season Recreational
resort
Gaylord, MI
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RECENT REPRESENTATIVE LIST OF CLIENTS

Financial Institutions:
Bank of America
JPMorgan Chase Bank
PNC Bank
TCF National Bank
Talmer Bank
Huntington Bank
Fifth Third Bank
People’s Bank
The Private Bank
Level One Bank
Comerica Bank
First National Bank in Howell

Mortgage Companies:
AMI Capital, Inc.
AMRESCO, Inc.
Bloomfield Acceptance Corp.
Eichler, Fayne & Associates
Hartger & Williard
J.E. Robert Company
Keycorp Mortgage, Inc.
Washington Mortgage Financial
Washington Capital

Attorneys:
Jackier Gould, PC
Hallahan & Associates, PC
Monaghan, PC
Honigman Miller Schwartz & Cohn, LLP
Frasco Caponigro Wineman & Scheible, PC
Secrest Wardle, PC
Sullivan & Leavitt, PC
Miller, Canfield, PLC
Wright Penning & Beamer, PC
Eastman & Smith Ltd.
Kerr, Russell and Weber, PLC
Steinhardt Pesick & Cohen, PC

Development/Investment:
AEW Capital Partners, LP
Biltmore Properties
Damavoletes Properties
Etkin Equities, Inc.
JP Morgan Investment Mgt., Inc.
JFK Investment Group
Kojaian Management
R.A. DeMattia Company
The Farbman Group
The Selective Group

Corporations:
Argus Corporation
Botsford General Hospital
Catherine McAuley Health Systems
Clark Refining & Marketing
Country Building Supplies
Daughters of Charity of St. Vincent dePaul
Roush Technologies
Environmental Disposal Systems, Inc.
Hines Park Lincoln Mercury
Jackson National Life
JCPenney
LDJ Electronics
McDonald Ford
Northwest Propane
Phillips Service Industries
Rush Trucking
Ticor Title Insurance Company
World Computer Corporation

Institutional Lenders:
AEGON USA Realty Advisors
Alexander Hamilton Life
CIBC World Markets
Citi Mortgage
IDS Financial Services
The Equitable of Iowa
Nomura Asset Capital Corporation
United of Omaha Life
Starwood Mortgage Capital, LLC

Government Related:
FDIC
FNMA
State of Michigan
M-DOT

Municipalities:
Adrian, Auburn Hills, Bear Creek Twp., Big
Rapids, Birmingham, Cambridge Twp.,
Clinton Twp., Farmington, Farmington Hills,
Garfield Twp., Greenville, Livonia, Marion
Twp., Orchard Lake Village, Port Huron,
Rochester Hills, Royal Oak, Southfield,
Taylor, Tecumseh, West Bloomfield Twp.,
Westland
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January 26,2020 

DDA Recommendation Concerning 75 Barker 

To: Northfield Township Board of Trustees 

From: Barbara Griffith-Watkins 

Northfield Township DDA Chairperson 

Dear Trustees, 

In an effort to promote business development in the downtown district that is in keeping with 
the Downtown Synthesis Plan and Master Plan, the DDA Board has discussed the proposals for the old 
fire station at 75 Barker Road. In a unanimous decision, we feel that the township should strongly 
consider the proposal from Robb Munger to  improve the building to develop commercial businesses on 
the first floor and residential units on the second floor. 

Several reasons for this recommendation are: 

(1) The proposal was a thorough, professional proposal with a description of the uses and a photo 
suggestion. 

(2) The proposal includes maintenance of the parking lot and guaranteed public parking for 
downtown use. 

(3) The proposal eliminates the perception of quid pro quo that may be associated with the 
township selling property to an entity seeking a marijuana business license from said township. 

(4) The proposal fits all aspects of the Downtown Synthesis Plan and Master Plan. 
(5) Mr. Munger has development experience that has rehabilitated other struggling communities 

and would be a good friend for future potential improvements in Northfield Township. 

We respectfully request that the Board move forward quickly to  complete a mutually agreeable 
transaction with Mr. Munger to provide stability and assurance to current and future downtown 
businesses that public parking will remain available. 

Barbara Griffith-Watkins, DDA chairperson 



FROM: Larry Roman 
DATE: 11/22/2019 9:17 PM 
TO: Marlene Chockley; Kathy Manley; Lenore Zelenock; Jacqueline Otto; Janet Chick; Wayne Dockett; 
Tawn Beliger; Steven Aynes Cc: John Zarzecki; Sam laquinto; Bradley Cousino; Eamonn Dwyer; 
Cecilia Infante; Paul Lippens 
SUBJECT: 75 Barker Road 

Dear Trustees, 

This correspondence is regarding the November 26th Board of Trustees Agenda Item 5. 1 felt it 
necessary to  again convey concerns of the Planning Commission as was previously forwarded 
March 6, 2019. Attached is copy of the March 6th 2019 letter which refers to both the 
Downtown Strategic Action Plan adopted November 28, 2017 by the Board and incorporated 
into the latest Master Plan, and the DDA recommendation dated November 18, 2018. 

I would encourage the Board of Trustees to reconsider the sale of 75 Barker Road in its entirety 
to a private interest and further explore alternate redevelopment options. Possible options 
exist that may better satisfy both the Downtown Strategic Action Plan and the obvious need of 
public parking downtown. If sold in its entirety, any options will be forfeited. 

Since the contract with the realtor was extended for 6 months, I suggest the Board refer 
possible alternatives to  the Planning Commission for review and recommendation due back to 
the Board in this same time period. 

Thank you in advance for your consideration on this matter and feel free to contact me if I can 
be of any further assistance. 

Respectfully submitted, 

Larry Roman 



Planning Commission March 6, 2019 

Re: 75 Barker Road 

This topic is on the Agenda since myself and 3 other Commissioners felt it is worthy of discussion and a 
possible recommendation after the February 26th Board of Trustees Meeting and motion to  sell 75 
Barker Rd. This discussion will be from a planning perspective and will not include other circumstances 
regarding 75 Barker Rd. 

As for a background, the Downtown Development Authority (DDA) adopted the Downtown Strategic 
Action Plan (DSAP) as a policy document on September 25,2017 unanimously. At the Joint Board of 
Trustees/Planning Commission Meeting on October 24th, 2017 -the meeting at which this plan was 
presented -the Board approved 6-1 for the Planning Commission to consider the DSAP and forward a 
recommendation. On November 15th, 2017 the Planning Commission approved 7-0 to  accept the DSAP 
and recommended to  the Board of Trustees to accept the plan as a policy document and incorporate it 
into the Master Plan. On November 28th, 2017 the Board of Trustees approved 6-1 the 
recommendations of both the DDA and the Planning Commission to accept the DSAP as a policy 
document and incorporate it into the Master Plan. So this Downtown Strategic Action Plan is indeed a 
policy, and should be the "go to" document to  evaluate and refer to when decisions regarding 
downtown are made. 

In looking at this plan, there are several points to  consider regarding 75 Barker Road: 

Pg. 18 & 22 Goal - Encourage off street parking lots to be located behind buildings with access 
thru alleys - Develop alleys to  Main Street and Barker Road to serve as access between the 
Downtown and North Village to  access rear parking lots. This is a 3-5 year goal. We are currently 
in year 2 of this plans effective date. 

Pg. 23 Development Framework - 75 Barker Road is listed as a Priority Site. 

Pg. 24,25, & 26 -We have Options A, B, & C for redevelopment approaches. Please refer to  the 
graphics where 75 Barker Road is on all 3 Options. An alley easement appears on the east 
property line on all 3 Options, rear parking appears on all 3 Options, an in fill structure along 
Barker Road appears on all 3 Options, and in Option C the existing building on 75 Barker Road is 
removed and a larger in fill structure is shown along Barker Road with a parking lot where the 
existing building was removed. Also note, Option B may require future front set back 
considerations since a median is proposed on Barker Road. 

Pg. 27 Synthesis Plan -"The consensus expressed by the DDA and DPG in considering the public 
feedback received was to  encourage redevelopment at a higher intensity, most similar to Option 
C - the Redevelopment Approach ... and public parking most similar to  Option B - the lnfill with 
Infrastructure Approach. These two Options accounted for 70% of online respondants feedback 
and 57% of ice cream social feedback, which combined account for 68% of all responses." This is 
a fact the Board of Trustees needs to  take into account. 

Pg. 29 (unnumbered) Downtown Synthesis Plan Key - shows 75 Barker Road with #4 an in fill 
building, #9 a parking lot, and #16 a proposed alley easement. 



Consistantly the DSAP indicates achieving 3 goals: 1.) an alley parallel to Main Street, 2.) an in fill 
building along Barker Road, and 3.) a parking lot - preferably a public parking lot - as recommended by 
the DDA on November 19th, 2018 which is included in the packet. This DDA recommendation lists 4 
possible options but does not provide options that reflect the DSAP, such as retain ownership of the 
parcel and sell the portion fronting Barker Road for an in fill structure with two senarios, either with or 
without the existing Old Township Firehouse. So the question becomes, how can the Township best 
achieve these goals particularly when 2 of the 3 goals are recommended to be for public use? Certainly 
not by relinquishing this property in its entirety to a private concern. 

Most times, local governments need to  go through time consuming and costly property negotiations 
while providing costly incentives for property owners, developers, and builders to initiate 
redevelopment or execute a goal of a proposed plan. This is not the case for Northfield Township having 
ownership of the 75 Barker property, located at the key core area of the Downtown Strategic Action 
Plan. 

Also included in our packet is a Restricted Appraisal Report dated December 4th) 2018 by Frohm & 
Widmer addressed to the Township Attorney. This appraisal was requested by the Township Attorney 
and includes 3 market values being "as-is" market value, "as i f  removed" market value, and "as i f  vacant" 
market value. Again, as in the DDA Evaluation, there was no appraisal option requested based on the 
approved DSAP. There is no appraisal of  the property for the senario of the Township owning the parcel 
with a market value of the portion fronting Barker Road for an in fill structure either with or without the 
existing Old Township Firehouse. 

I do not feel the DSAP was investigated and considered fully from the DDA Evaluation, to  the Township 
Attorney request for the appraisal, to  the February 26th Board of Trustee Meeting. Based on the key 
goals shown in the Downtown Strategic Action Plan and the Township being in a position to  achive those 
goals, it is my opinion the Board of Trustees should rescind or reconsider their motion to  sell 75 Barker 
Road until consulting with the Township Planner and obtaining an appraisal that adheres to the goals 
prescribed in the adopted Downtown Strategic Action Plan. 

This ownership is the best opportunity to  influence the fruition of this plan. If sold in its entirety the 
Township loses advantage in many respects, not only for public off street parking and an alley easement, 
but also revenue from the sale of property for the in fill structure, the possibility of the existing building 
remaining vacant and a continued blight to  downtown, and the ability to be a catalyst in redevelopment. 

Respectfully, 

Larry Roman 

Planning Commission Chair 



Memo 
From: Steve Aynes 

Subject: Discuss Communication Plan for Announcements of Special Meetings and Events 

Date: February 20,2020 

There has been discussion about how we can get the word out to more people about agenda items and other 
issues happening within the township, specifically about the Special Meeting the Board has scheduled for April 7th to 
discuss the North Village. As a starting point, I asked my assistant to provide me a list of where things currently get 
posted. 

Meeting Notices are required to be posted at least 18 hours prior to the meeting. (MCL 15.265 Sec. 5 (4)) 

The meeting agendas and information packets are posted on the township website on the Board of  Trustees 
Documents page (typically the Thursday before a meeting), and the meeting is added to  the website calendar i f  
it was not previously listed on the calendar. 
The agendas are posted in the outside display case and a copy of the packet is available at the counter for 
people to view and/or request copies, typically the Thursday before a meeting. 
Meeting Notices (including agendas) get e-mailed via the Township's E-newsletter and posted to the township's 
Facebook page (typically the Friday before a meeting), which is then shared to  various other area Facebook 
pages. 
For the last Townhall and other community events (Clean-Up Day, etc.), an "Event" was created on the 
township's Facebook page and shared to  the other area Facebook pages. 

Some suggestions I have received for the April 7th meeting are to put a sign/banner announcing the meeting at the North 
Village site and/or at Station 2, create yard signs to put out throughout the township, and to  mail postcards to township 
residents announcing the meeting. A longer term suggestion has been to install an electronic sign(s) that is able to show 
multiple eventslmeeting dates. Electronic signs could be placed at one or more of the township-owned locations (Public 
Safety Building, Fire Station 2, North Village). The goal is to get the word out to more residents, especially those that 
have limited or no internet capability or those that may not travel regularly through the downtown Whitmore Lake area. 

As a point of  interest, Nixle (a service that allows verified government agencies to send messages to  local residents via 
phone, email and the web) is planning to  expand their services that will allow the township to  send out announcements 
via this service. This is expected to happen this summer. It is our understanding that anyone already subscribed to  Nixle 
will be able to  receive our communications as well. 

The Board should discuss whether they would like to proceed with any of these options or some other option for 
communicating with our residents. 
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