ZONING BOARD OF APPEALS
CITY OF NOVI
Community Development Department

cityolnovi.org

Case No. PZ14-0003 - Varsity Lincoln (Parcel 5022-17-101-029)

Locatlon: 274600 Wixom Rd

Zoning Distrlct: B3, General Business District

The applicant is requesting a variance from CITY OF NOVI, CODE OF
ORDINANCES, Section 28-5(5)b to allow an changeable copy ground sign of 28
square feet located on the south (Wixom Road) existing access drive of display
lot. The property is located on the south side of Grand River and east of Wixom
Road.

Ordinance Sections:

CITY OF NOVI, CODE OF ORDINANCES, Section 28-5(5]b changeable copy signs
shall be permitted only for places of worship; schools; movie theatres and similar
entertainment venues; restaurants; and recreational facilities at which events
change on a regular basis.

Clty of Novi Staff Comments:

The petitioner is requesting variance to allow installation of a new changeable
(electronic message center) ground sign. The sign is proposed to be located on
a parcel adjacent to the primary use, located on the south {Wixom Road)
existing access drive of display Jot.

Standards for Granling a Sign Varlance
CITY OF NOVI, CODE OF ORDINANCES, Section 28-16 addresses Sign Variance

Appedls:

» The requestis based upon circumstances or features that are exceptional
and unigue to the property and do not result from conditions that exist
generally in the City or that are self-created,
specifically :

+ The failure to grant relief will unreasonably prevent or limit the use of the
property and will result in substantially more than mere inconvenience or
inability to attain a higher economic or financial return because

e The grant of relief will not result in a use of structure that is incompatible
with or unreasonably interferes with adjacent or surrounding properties,
will result in substantial justice being done to both the applicant and
adjacent or surrounding properties, and is not inconsistent with the spirit of
the ordinance because
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N ZONING BOARD OF APPEALS
E CITY OF NOVI
Community Development Department

(248) 347-0415

cityofnoviorg
For Official Use Only

ZBA Case No: g'\i""'ﬂ‘k:l:r‘}szA Dale:m! ! L %ﬂh‘ Payment Received: $ E)UO (Cash)

Check # Include payment with cash or check written to “City of Novi.”

TO BE COMPLETED BY APPLICANT - PLEASE PRINT
Please submit one original signed application and 13 copies of all supperting documentation relevant to the appeal,

MIKE STANFORD 0212114
Date

Applicant's Name

Company (if applicable) 866 MILL STREETLLC

Address T0:80%701318 Gty FLYMOUTH ST M 2 |p 48170
‘Whnere all case correspondence is (o be mailed.

Applicant's E-mail Address; M"=S@VARSITYAG.COM

Phone Number (248 ) 8660085 FAX Number ()

Request is for:

' Residential Construction (New/ Existing) ‘_Vaoant Property LCommercial KSignage

20D Waomw €dh
1. Address of subject ZBA case: | =o' 0 #022:17101028 A9 571 Exaiel KU, zip 4876

2. Sidwell Number: 5022 - 17-101-029 may be obtained from Assessing Department (248) 347-0485

3. Is the property within a Homeowner's Association jurisdiction? Yes [ No [X

4. Zoning:l RAITR-1] R-2 R-3[ R-4[ RTI RM-1[ RM-2! MH [T 0S-1| 082 | 2sc [ 0sT "B3IOTHER

; ME AS APPLICANT
5. Property Owner Name (if other than applicant) _SA i

6. Does your appeal result from a Notice of Violation or Citation Issued? | ves IX No

7. Indicate ordinance section(s) and variances requested.

1. Section 28-5(5) b Variance requested ALLOW CHANGEABLE COPY SIGN FOR AUTO DISPLAY LOT USE
2. Seclion Variance requested
3. Section Variance requesled
4. Section Variance requested

8. Please submit an accurate, scaled drawing of the properly showing:

a. All property lines and dimensions corretaled with the fegal description.

b. The location and dimensions of all exisling and proposed struclures and uses on property.

¢. Any roads, easemenls, drains, or waterways which traverse or abut the property and lhe lot area and setback.
d. Dimensions necessary tc show compliance with the regulations of this Ordinance.




9. State the practical difficulties which prevent conformance with the Zoning Ordinance requirements (altach separale
sheel if necessary):

Vehicle availability and pricing changes conlinually. Having a changeable copy sign is the most effective way lo convey this information 1o
cuslomers. This type of sign increases sales, profil, and sales 1ax revenue. Reslricling this sign type impairs my ability to efficienly
_advadisa my oroduct

10. Describe any unique circumstances regarding the property (i.e., shape, topography, etc.) which are not cornmon
to other properties in the area and which prevent strict compliance with the Zoning Ordinance:

NOT APPLICABLE

SIGN CASES ONLY:

Your signalure on this application indicales that you agree [o inslall a Mock-Up Sign ten (10) days before the scheduled ZBA
meeting.

Failure to install a mock-up sign may result in your case not being heard by the Board, postponed to the next scheduled ZBA
meeling, or cancelled. A mock-up sign is NOT lo be the actual sign. Upon approval, the mock-up sign must be removed within
five (5) days of the meeting. If the case is denied, the applicant is responsible for all cosls invelved in the removal of the mock-
up or aclual sign (if erected under violation) within five (5) days of the meeting.

Variance approval is void if permit not obtained within one hundred eighty (180) days of date of decision.

There is a five (5) day hold period before work/action can be taken on variance approvals.
All properly owners’ within 300 feet of ZBA properly address will be notified of the ZBA case and variance requests.

PLEASE TAKE NOTICE:

The undersigned hereby appeals the determination of the Building Officiall Inspector or Ordinance Officer made
' [

- Construct New Home/Building i Addition to Existing Home/Building ; Accessory Building
i Use . 1 X S:i_gngge . Other
. 'i- : L"‘.""‘: i‘t I ( hl‘
‘ Date !

Properly Owners Signature Date | /

DECISION ON APPEAL
Granted — __Denied Postponed by Request of Applicani Board_

The Building Inspeetor is hereby directed 1o issue a permit (o the Applicant upon the lollowing items and conditions:

Chairperson, Zoning Board of Appeals Date
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cityofnovi.org

January 14, 2014

Tony Dellicolli

Cityscape Architects
40850 Grand River Avenue
Suite 200

Novl, Michigan 48375

RE: VARSITY LINCOLN DISPLAY LOT

The second submittal of a sign permit apphcation for the above location has been
reviewed and denied.

Slgn Code Section 28-5 (2} a.1. permits a 30 square foot sign. The proposed sign is
31.76 square feet.

Sign Code Section 28-5 (5) b, does not permit changeable copy (electronlc message
center) slgns for this use.

If you wish to request conslderation of a variance from the Zoning Board of Appeals you
may do so by contacting the board secretary, Angle Pawlowskl, at 248-347-0159,

Please feel free to contact me with any questions at 248-347-0438.
Sincerely,
CITY OF NOVI

\': .,(,_{;7L,/L,'L.( >_//‘/é"//( (C/-)

Jeannie Niland
QOrdinance [nforcement Officer



Custom Monument Sign v
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RETANER COLOR RACEWAY D M. L NA  COMMENTS T v el
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LAWOFFICES

LANDRY, MAZZEO & DEMBINSKI, P.C.

37000 GRAND RIVER AVENUE SUITE 200

FARMINGTON HILLS, MICHIGAN 48335
wway, Imdlaw.com

D.B. LANDRY
dlandry@lmdlaw.com

March 28, 2014

HAND DELIVERED

City of Novi

Community Development Department
45175 West Ten Mile Road

Novi, Ml 48375

Attention: Angie Pawlowski, ZBA Secretary

Re:  Sign Variance Applicant - 886 Mill Street, LLC
Date of ZBA Hearing: April 8, 2014

Dear Ms. Pawlowski:

TELEPHONE
(248) 476-6500

FACSIMILE
(248) 476-6564

| represent 886 Mill Street, LLC with respect to its application for a sign variance
which is currently scheduled to be heard by the Zoning Board Of Appeals at its April 8,
2014 meeting. | have attached hereto 15 copies of a Supplemental Submission
regarding the request for a variance. | would ask that you provide copies of the
attached to the Members of the Zoning Board Of Appeals and the appropriate

administrative officials who will be reviewing this variance request.

If you have any questions please feel free to give me a call. | thank you for your

courtesy and cooperation.

Very truly yours,
LANDRY. MAZZEO & DEMBINSKI, P.C.
P “l"—-_:_ -— ’___ o ;»

S——

" David B. Landry - 3
DBL/KIm '/ =
Enclosures (
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LA WOFTFICES
LANDRY, MAZZEO & DEMBINSKI, P.C.

37000 GRAND RIVER AVENUE SUITE 200 TELEPHONE
FARMINGTON HILLS, MICHIGAN 48335 (248) 476-6900
www. Imdlaw.com
D. B. LANDRY FACSIMILE
dlandry@lmdlaw.com (248) 476-6564

March 27, 2014

City of Novi Zoning Board Of Appeals
45175 West Ten Mile Road
Novi, Ml 48375

Re:  Sign Variance Applicant 886 Mill Street, LLC
Date of ZBA Hearing: April 8, 2014

SUPPLEMENTAL SUBMISSION OF 886 MILL STREET, LLC (MIKE STANFORD)
REQUEST FOR VARIANCE

Please accept this as a supplement to the initial variance application regarding a
“changeable copy sign”. Since the initial variance request was submitted the Applicant
has altered the dimensions of the sign (reduced the changeable copy portion) and the
variance request is further limited to allow a sign which changes only once every five
minutes. Thus, the sign fits within the dimension requirements of the ordinance (with a
very slight exception) and while technically it is a “changeable copy sign” under the strict
terms of Ordinance § 28-1, with the sign changing only once every five minutes the sign
will be a static sign for virtually all viewers and thus will be in keeping with the spirit of
the ordinance.

|. THE PROPERTY

The property in question, on the east side of Wixom Road south of the Varsity
Lincoln Mercury Dealership, is part of a larger parcel which is controlled by a Consent
Judgment. (See attached Exhibit C). This larger parcel is currently occupied in part by
a Target store, and Sam’s Club outlet. The parcel in question, which fronts to the west
on Wixom Road, is referred to as “Outlot #1" in the Consent Judgment. Pursuant to the
terms of the Consent Judgment while the entire parcel is zoned I-1 the Outlots may be
built out according to B-3 uses. (Exhibit C, Consent Judgment §[13b). The unique
nature of this larger parcel and the contemplation that it would be developed
commercially is reflected in the wording of the Consent Judgment regarding signs



LANDRY, MAZZEO & DEMBINSKI, P.C.

March 27, 2014
Page 2

which provides that “the developer shall not be prohibited for seeking relief from the City
Zoning Board Of Appeals”. (Exhibit C, f12¢(5)). It is important to bear in mind that
while the Consent Judgment was entered 13 years ago, in 2001, this large parcel is still
not built out and much has remained vacant. Indeed, a development of this Outlet is
what has always been the goal of the City.

Il. THE SIGN DIMENSIONS - REDUCED

The sign which the Applicant seeks to erect is depicted in Exhibit A. The sign
which the Applicant previously sought to erect is depicted in Exhibit B. While the overall
dimensions of the structure - including the supports - has not been reduced, the area of
the “sign” is now in comportment with Ordinance § 28-5(2)a(1)(i) and § 28-5(5)c.

§ 28-5(1)d(2) provides for grounds signs in a B-3 district. The dimensional
requirements for a ground sign set forth in § 28-5(2)a(1)(i) provide that the area of the
sign “shall not exceed a maximum of thirty (30) square feet or one (1) square foot of
sign area for each two (2) feet of sethack from the nearest street centerline ...” The
ground sign in questions is setback 63 feet from the centerline of Wixom Road and,
therefore, the maximum allowable area of the sign would be 31.5 square feet. As
reflected in Exhibit A, only a portion of the sign will be “changeable copy” as the top
portion would be static with the letters "Varsity Lincoln”. The total square footage of the
sign is 30.7 square feet in keeping with the ordinance. The overall height of the sign is
six feet and, likewise, is in keeping with the ordinance.

As originally submitted (see Exhibit B) the entirety of the sign area was Digital.
Ordinance § 28-5(5)c provides that “the changeable copy portion of such sign shall not
exceed two-thirds (2/3) of the sign area ..." The changeable copy portion of the sign as
requested is 21 square feet. Thus, as a ratio of the total square footage of the sign, the
21 square foot changeable copy portion is .6840. That is slightly higher than the two-
thirds (2/3), or .6666, provided for in the ordinance. Accordingly, the Applicant
respectfully requests a variance for the .0174 square feet which the changeable copy
portion would exceed the two-third (2/3) maximum provided in the ordinance.

lll. THE USE AND THE SIGN - A HYBRID SIGN
The proposed sign is what is referred to as a Digital sign. The changeable copy

portion is comprised of 12 inch by 12 inch modules allowing for a high resolution image.
It is different from what was contemplated at the time the current ordinance was
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enacted. The ordinance refers to “changeable copy signs” which are defined in § 28-1
as “a sign designed so the copy can be changed either manually or electronically, while
the surface of the sign remains unchanged.” Examples of the types of signs envisioned
by this ordinance are attached hereto as Exhibit D. These signs are what can be
described as “dot-matrix” messaging boards. Examples are seen at Moe’s - On - Ten
and Miracle Software. The proposed signed does technically fit within the definition of
“changeable copy sign" because it “can be changed either manually or electronically,
while the surface of the sign remains unchanged.” However, it is clearly a different sign
than a dot-matrix message board. Looking at Exhibit A, the sign display even within the
“changeable copy"” portion, is a static image. However, while the ordinance allows a
“changeable copy sign” to change its message every 15 seconds the Applicant is not
seeking that type of sign. The Applicant seeks a variance to allow the image to change
only once every five minutes! Thus, to virtually everybody who views the sign it will
display a static image. There will be no flashing, no transitioning and no scroliing. The
intent of the Applicant is not to have the sign change multiple times for each viewer,
Thus, the sign is truly a Hybrid type of sign from what was contemplated in the
ordinance. A customary Digital billboard along a freeway is allowed to change under
the Michigan Highway Advertising Act once every eight seconds. MCL 252.318(h).
Thus, such a Digital billboard is allowed to change and display a different message
seven times every minute. The Novi Ordinance with respect to “changeable copy signs”
allows such a sign to change the message every 15 seconds, i.e., four different
messages every minute. The requested sign by the Applicant is significantly different in
that it only changes its message once every five minutes.

The sign will certainly have a high resolution image. However, that is not a
difference in the character of the sign. Attached hereto Exhibit E is a very large sign
advertising "Wasabi” Restaurant on Grand River Avenue. That is a static sign. it is
comprised of a vinyl material which is stretched over the sign frame and depicts, in very
colorful imaging, what is akin to a photograph. It too has a very high resolution. In light
of the fact that the proposed sign in this case would only change its image once every
five minutes it would merely be a small version of the very large Wasabi sign.

§ 28-5(5)b sets forth the locations where "changeable copy signs” as defined in
the ordinance are anticipated and allowed. These include the following:

-places of worship

-schools
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-movie theaters

-similar entertainment venues at which shows, performers, or
entertainers change on a regular basis

-restaurants
-recreational facilities at which events change on a regular basis.

In looking at the language of the ordinance it can be seen that the ordinance
contains very specific use descriptions and it also contains very general use
descriptions. The specific use descriptions include places of worship, schools, movie
theaters and restaurants. However, the ordinance also uses the general descriptive
language of locations where the products or services “change on a regular basis”. That
is exactly the business of the Applicant. Accordingly, it is suggested that this Hybrid
sign, which only changes once every five minutes, would be appropriate for the
business whose products and services “change on a reguiar basis”.

The Applicant, 886 Mill Street, LLC, is the owner of the separate parcel, Outlot
#1. The intended use is for the sale of Lincoln Mercury vehicles. It will operate in
conjunction with Varsity Lincoln Mercury. Varsity is a very well-known, very well
respected and very active corporate resident of the City of Novi. To have Varsity
Lincoln Mercury expand its operations into the area over which this 13-year-old Consent
Judgment anticipated development long ago is a very positive development for the City.

The ordinance allows for “changeable copy signs” for businesses that sell
products and services that “change on a regular basis”. The Applicant sells big ticket
expensive items - Lincoln motor cars. This includes over 16 models each year that
change every year. Could the Applicant stretch a piece of vinyl over a sign structure,
like Wasabi, yes? Could the Applicant request a new permit each year so that it could
stretch a different piece of vinyl over the structure of the sign each year, yes? But why
make the Applicant and/or the City go through this when technology allows the image to
change electronically. The Applicant sells products and services which change on a
regular basis and the Applicant seeks a sign with the “changeable copy” portion
displaying a virtual static image to each person who views it on each occasion. By not
proposing a sign which changes four times every minute this sign is a perfect "bridge”
between the specific uses set forth in the ordinance and the general descriptive
language used in the ordinance. It is in keeping with the spirit and intent of the
ordinance.
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The Applicant seeks a variance to erect and maintain a sign as displayed in
Exhibit A, the changeable copy portion of which would change only once every five
minutes. Analyzed under § 28-16 of the Novi Ordinance the circumstances of the
Applicant are certainly unique to the proposed use, i.e. selling products and services
which change on a regular basis. Certainly, as unique as any of the specific uses called
out in the ordinance. A denial of the application would limit the ability of the Applicant to
display his products by limiting him to only displaying one of the many products he sells.
Granting the variance would not be incompatible with or unreasonably interfere with
adjacent or surrounding uses which are industrial and business. Granting the ordinance
would result in substantial justice being done to the Applicant and the adjacent larger
parcel, portions of which have sat for 13 years without being developed. Finally,
granting the variance would not be inconsistent with the spirit and intent of the
ordinance.

The Applicant respectfully requests a variance to allow the erection and
maintenance of the sign as depicted in Exhibit A. Thank you.

Respectfully submitted,

LAN AZZEO MBINSKI, P.C.
By: |d B. Lan

Attor ey for 886'Mill Street, LLC

DBL/KIm
Enclosures
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SIGN DESCRIPTION:
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STATE OF MICHIGAN G Ty x ) ebung

TNt 0’ SE') f2 E!I N ?9
INTHE CIRCUIT COUR'T FOR THE COUNTY OF QAKLLAND o AR et

NOVI EQUITIES LIMITED PARTNERSIIP,

Plaintifl, Casc No. 00-021096-C7.
v HON. RAE LEE CHABQT
CITY OF KOVI,

Pelendunt.

Teresa S, Decker (P-32114)

Varnum. Riddering. Sehmidt & Howlettl.1P
Auornevs for Plaintiff

333 Bridge Street. N,

P.O. Box 132

Civand Rapids, M1 49501-0352

(616 336-6000

Giearge M. DeGrood, I (P-33724)
Aftorney foar Defendant

400 Galleria Officentre, Suite 550
Southiield, M1 48034

{248y 353-4450

CONSENT JUDGMENT

At a session of said court, in the City of Pontiac,
County of Oaklund, §tate ishagan, on the

_day of

Present: Honorable Rae Lee Chabot, Cireuit Court Judge



This casc having come before this Court on the Complaint filed by Plaintilf

(“Developer), and the respansive pleadings and filings of the Defendant (“City"), und the

partics ta (his case having agreed fo seltle this dispute in the manner set forth in this Consent

Judgment and to entry of this Consent Judgment; cach of the parties o this Consent Judgnient

having represented that all requirements necessary for cach party 1o bind itself to this Consent

ludgment have been met it appearing to the Court that this Consent Judgment has heen

consented to by the partics freely, voluntarily and with full knowledge of its elfects; and the

Court being othenwise fully advised in the premisces;

NOW THEREFORE, I'T IS ORDERED AND ADJUDGED as lollows:

0,

By approving this Consent Judgment, the parties are agrecing with, and
stipulating and consenting 1o, all ol terms and provisions of this Consent
Judgment with like elfect o agrecing (o be hound by the terms of a contract,

This Court has subject matier jurisdiction over all of the issues raised in the
Complaint, and has the authority and jurisdiction 1o enfer this Consent Judgment,
This Court his personal jurisdiction over the partics and venue is proper.

The partics have the authority to and have duly authorized the terms and
conditions of' {he scttlement on which this Consent judgment is based.

All canditions precedent o giving cffeet o the terms and condilions of this
Consent Judgment are in compliance with all procedural and  substantive
requirements al all applicable law.

The terms and conditions of the settlement on which this Consent Judgment is
based ave within the scope of the Court’s jurisdiction and remedial powers, and

are valid and enforceable.

ra



>

1.

The terms and conditions of this Consent Judgment shall be appurtenant to the
property which is the subject matter of this case, deseribed on Exhibit A (the
“Property™). These tlerms and provisions shall run with the Property as if they
were coverints running with the land. The terms and conditions of this Consent
fudgment shall inure to the benelit ol and be binding on the partics and their
respective leirs, suceessors i assigns, and reference hercin (o Plaintiffs and/or
Delendant (including reference 1o the Developer und/or the City, as applicable)
shal) include (heir respective heirs, successors, transferees and assigns, A copy of
this Consent Judpment shall be recorded in the Register of Deeds for the Counly
of Qakland.

All elaims in the pleadings, and any and all new claims (hat could be asserted as
of this date refating 1o the specific subject matier ol this case, ave merged as part
ol this Consent Judgment, and, subject to the terms and conditions ol this Consent
Tudgment, all claims are dismissed with prejudice and without attorney fecs or
costs and including a dismissal with prejudice of all money damage claims,

The Developer shall be responsible for clearing obstructions and debris from the
public roads adjoining the Property, and shall pay the City for the cost of
repairing any damage to the roads caused by construction traflie 1o the Properly.

DEVELOPMENT OF PROJECT

Subject 1o and in accordance with the terms of this Consent Judgment, and subjecet
to the Developer secking and securing site plan review and approval in
accordance willt the ardinanees of the City, the Property may be developed, and

the Property shall be preserved und maintained, in the manner depicted in the plan

3



attached as Exkibit B, and the Developer shall be enjoined from developing or

disturbing the Property in any other manner.

1LAND PRESERVATION AND LAND USES

Land Preservation

b.

The total green andd open space, including preservation arcas and interior
landscaping, shall he preserved and maintained by the Developer on the
Property, and shall be a minimum of forty percent (40%) ol the total (not
including 2.34 acres of right-of-way) land area, The area depicted on
Fxhibit B as "Preserved Woodlands, Wetland and Stonn Water Delention”
shall be permancotly preserved, and, prior 1o the issuance of any
development approval, the Developer shall exceute and record the
Conservation  Easement allached s Exhibit € prior to any sife
developiment approvals, Such area shall be referred to as the "Permanent
Preserve”. The Permanent Preserve shall be included in the calculation of
tolal green space under sub-paragraph 11(a), above.  The Pennanent
Preserve shall remain undeveloped and in a nntural state, as provided in
the Conservation Eascment, and shall be subjcet 1o the maintenance
obligations set forth in this Judgment, below.  The partics agree thal the
Jegal description for the Permanent Preserve shall be incorporated in this
Judgment immediately following final site plan review, and prior o any
sile development approvals,

The Landscape arcas, as approved as part of site plan review and approval,

consistent with this Consent Judgment, shall be constructed and preserved

4



by the Developer, and shall be subjeet (o the maintenance obligations set
forth in this Judgment, below,

The arca depicted on Exhibit B as the “Former Outlot™ shall be land-
banked for Tuture parking development and nse.  The Developer shall
develop such area Tor parking pioposes il and to the oxtent the Develaper
determines, in the reasonuble exercise of his or her discretion, thal
additional parking spaces are needed to scrvice the buildings depicted on
Exhibit B as Retait "A" "B and "C". In the event a sit down, table
service restaurant (not fast food sit down or fast food curry oul) is
established on Qutlot 1, the arca within the Former Quilot may be ulilized
for parking purposes for such restaurant. Until such time as such arca is
developed for additional parking, it shall be landscaped and maintained as
approved as part of site plan review and approval, consistent with this

Consent Judgment.

12 Land Uses — Retafl *A° B and *(°

a.

The 1otal gross building arca for the buildings depicted on Exhibit B as
Retail "AM "B and "C" ¢*Reta! "A" "B, and "C*), inclading all areas
anthorized by the Planning  Conunission  for outdoor use, shall,
respectively, not exceed the following: Retail “A” - 149,600 square fecl;
Retail “B™ - 100,000 square feet; and, Retail “C” 125,400 square feet. i
fhere 1s a reduction in the arca of onc or (wo of the buildings, other
buildings may be correspondingly increased in area, subject (o the

overarching limitations (hal the fotal square footage of al) three buildings

A



b,

C.

(including arcas authorized for outdoor use) shall not exceed 375,000
square Teet, and no one huilding or user may cxceed 150,000 square feet,
The 150,000 squarc foot mitation upon cach butlding and user shall not
prohibit the Developer from requesting and the Planning Commission
granting additional space for ouldoor use, provided thal the aggregate
uross squae footage of all buildings, uses and outdoor space shall not
exeeed 375,000 square feet,
Retai] "A", "B" and "C" shall conform (o the uses permifled in the B-2
soning district as deseribed in the City of Novi Zoning Ordinance, as
amended, subjeet to and in accordance with this Consent Judgment, and
subjeet (o the Developer secking and securing site plan review and
approval in accordance with the ordinanecs ol the City.
Al the clection of the Develaper, Retail “C”, and all other improvements
shown on the plan attached as Ixhibit 1, and subject to all terms and
provisions of (his Consent Judgment, may be developed as a separate and
initial phase of the overall development (“*Phase 1), Tn sach event, the
provisions of this sab-paragraph ¢ shall apply. The building identified on
Cxhibit B as Retail "C" shall be a retail store of not more than 125,400
wross square feel, and shall be subject to and in accordance with the
following:
(1 The delails of the clevation of the building on all four sides, and
the gpecification of a deseription of the type of fagade und facade

nmutlerials (o be used, shall be as shown on Exhibit E, and, to the

O



(3)

(4

(5)

(6)

extent that such Exhibit does not speeify information, the City's
ordinances shall apply.

The types of sipns and squarc footuge of signage allowed on and
for the building shall be as determined n site plan review and
approvil, provided, wall signage on the north side of the building
shall be as sct forth on Exhibit E, reflecting a tenant identification
wall sign 34" x 0' (204 square feet), plus a wall sign (o identily one
ol the departments of the slore, e.g., “pharmacy™, 23" x 2.5" (57.5
square feet).

The truek or loading doek, and the screening of such (acility, shall
be as determiined in site plan review and approval,

Landscaping details adjacent to the building shall be as determined
in site plan review and approval,

Signage identifying the name of the development and/or Retail
AT "B amd "CM One ground sign adjacent fo the Grand River
entrance, and one ground sign adjacent 1o the main Wixom Roud
entrance. Such signage shall be monument signs, with a height not
greater than six feet and an arca not greater than seventy-wo
square feet, provided that the Developer shall not be prohibited
from sceking reliel (rom the City Zoning Board of Appeals.

The Developer shall obtain preliminary and final site plan approval
for Phase 1, subjeet, however, 1o Paragraph 21 ol this Judgment.
The City shall complete the site plan review process on an

7



expedited basis lor Phase I, Anything herein (o the contrary

notwithstanding, the Developer may praceed with the initial stages

of development of Phase 1 in accardance with (he following:

(n

(i)

To  “clear and grub” the Phase 1 area of
development, the Developer shall be required to:
seeure all applicable wetland and woodland permils
Tor thosc arens shown to be a parl of Phase | on
Exhibit D, and shall have submitied a complelc
application for proliminary site plan review, and
atlowed such review for thirty days, and, conform
the plan to such requirements imposed by the City
{vither as a tesult of stalf review, or based upon
planning commission review to thal point); sccure
environmental  penmit  sign-oft from  the  Clity
Building Department for wellands, woodlands and
soil crosiot; attend  an  environmental  pre-con
meeting with the City Engincer; install soil crosion
measures and woodlands fencing; and, securc n City
inspection  of the soil  crosion, welland  and
woodland protection measures.,

To wundertake mass grading of the Phase | area, the
Developer shall be required (o Submit a mass
grading plan certified by the Developer’s registered

8



(iih)

civil engincer,  and  sccure  a muass  grading
recommendation from the City Engincer, submit a
letter holding the City and adjoining  properly
awners hurmless in conneetion with the permissgion
to proceed on an  advancedfexpedited  basis,
recognizing the risks inherent in moving fonvard
prior (0 obtaining fina) approvals; comply with the
City’s Muss Grading Policy;

To construet the huilding fonndation Tor Phase | of
the development, the Developer shall be required to:
Sceure preliminary site plan approval; apply for and
sceare @ foundation  permut from  (he Building
Department; submit construction drawings for a
foundation permit (partial set), meluding the site
plan, foundation plans and all details associated
with the foundation, floor plan{s) and clevations
(details not required), speeial inspection statement,
structural  caleulations,  soil  boring  veports,
hazardous chemical  survey;, sccure  mechanical
permits for any underground utilities (o be installed
within the foolprint of the building; submit hold
harmless  letter  in conncelion  with  (he

foundations/foolings relative to {he permission io

9



d.

Q.

T=

proceed  on  and  advanced/expedifed  basis,
recognizing the risks inherent in moving forward
prior 1o oblaining ﬁnénl approvals; and, attend a pre-
construction mecting with the Building Department,
(7) Any and al additional development shall be based upon the gram
of linal site plan approval and the issuance of all applicable
permits and approvals,
(") This provision shall not relieve the Developer from paying all
applicable escrows and fees.
in the event the Developer eleets nol Lo construet the Retail "C" in Phase |
i the manner specified in subparagraph ¢, above, the Developer shall be
required 1o proceed in the custonyury manner in accordance with all
applicable taw and ordinances, including the obligation (o submit any
alher plans 1o the City for preliminary and final site plan approval, in
which case, the design and architceture shall be govermed by sub-
paragraph g, helow:,
The [ollowing uses shall not be permitted on Retail "A", "B" and "C"
(1 Arcades (as a principal usc).
(2) Adult business use, or any other use invelving sexually explicit
activitics, all as delined in the City Zoning Ordinance, as amended.
PlainiifT shall provide 1,725 purking spaces for Retail "A", "B" und "(",
The design and architecture for Retail “A” and “B”, and for Retail “"C™if

not developed in accordance with sub-paragraph ¢, above, shall include

10
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pitched roof, predominantly brick exterior, and comparable architeetural

features as shown on the coneept elevations attached as Exhibit G, and, to

the extent that such Exhibit docs not specify information, the City's
ordinances shall apply.

L.and Uses — Outlots

. Three outlots, subject fo the Developer secking and scewring site plan
review and approval in accordance with the ordinances ol the City, may
be developed on the Property in the locations, and having the lof areas und
dimensions, shown on Exhibit B,

b The uses of the outlots shall conform with the uses permitted in the B-3
zoning district as described in the City of Novi Zoning Ordinance, as
amended, subject fo and in accordance with this Consent fudgment,

c. The following nses shall not he permitied on the Qutlots:

(h Package sale of alcoholic beverages, provided that a pharmacy
having such packapge sale as an incidental use shall not bhe
prohibited.

(2) Arcades.

(3) Adult business use, or any other usc involving sexually explicit
aclivitics, all as defined in the City Zoning Ordinance, as amended.

d. Parking spaces for outlots shall be determined based upon applicable City
ordinances at the time of site plan approval and shall be located on the
outlof parcel, subjeet to the exeeplion stated in paragraph [ 1(¢), above, lor

a restaurant use on Qutlot 1.

I



(4.

SITE DEVEIL,OPMENT

The Property shall be improved, developed and maintained as foltows:

i,

.

Parking lot landscaping on the Proparty, not ineluding the outlots, shall be
in the arcas generally depicted on the Site Plan, Exhibit B, and the
particular plantings thercon shall be determined in accordance with the
applicable provisions of the Zoning Ordinance, as amended, and shall be
stbjeet to site plan review.  Approximalely 700 trees of a total of 1441
regulated trees shall be prescrved. The removed trees shall be replaced as
determined in site plan review and approval, in accordance with applicable
City Ordinances, and shall be subject 1o the maintenance obligations sct
forth in this Judgment, below,

A landscaped buffer 50 feet wide shall be established along the south side
of the Property, commencing at Wixom Road, and running in cxcess of
600 feel Lo the storm waler detention arca. This bufTer shall be a six lool
landgeaped berm. A combination of plantings on the berm shall be
determined as part of site plan review and approval, with the objeclive of
providing the screening as contemplated in the Zoning Ordinance, as
amended. The Jandscape bufter, and all vegetation planted thereon, shall
be subjeet (o the maintenance obligations sct forth in this Judgment,
below,

Itis the intent and goal of the parties that the development shall aceess and
conneet 1o an cxisling regional storm water basin localed approximately

600 Teet south of the site, if determined to be feasible during site plan

12
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review. Jf the City determines that conneclion o the regional basin is not
feasible, on-site detention shall be provided in accordance with applicable
City ordinance standards, and. in such event, all storm water starage shall
be achicved in the on-site basin shown on Exhibit B, which may be
expanxied not more than 30 feet (o the west if and ta the extenl needed (o
accommadate (he additional detention requirements (and no other portion
of (he Permanent Preserve shall be utilized for such purpose). in any
cvent, a sedimentation pond will be constincled on the Propeny (rom
which storm waler will be discharged to the detention basin,  The
sedimentation pond  shall be  constructed  in - accordance  with  the
requivements of all applicable laws, ordinances and regulations. and shall
he constructed in the location determined as part of site plan review and
approval, Such arveas ulilized for stonn waler storage shall be included in
the caleulation of the minimunt greenfopen space on the Property, as
required in this Tadgment.

Sunitary sewer service shall be provided by conneeting (o the existing
sanilary sewer line in the Grand River Avenue right-of-way. Plaintifl may

request an aliernate sanitary sewer service conneclion along Wixom Road.

OFF-SITE IMPROVEMENTS — WIXOM ROAD AND GRAND RIVER

Plaintift” shall, at its solc cxpense, causc the necessary plans to be prepared and

secure all reguired permits and approvals, and provide all labor and malterials, (o

widen Wixom Road to three lanes in the arca including the Property fiontage, as

generally depicted in Exhibit B, Subjeet to permil approval requirements, this

13
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17,

18.

widening will comumence on the north from the point al which Wixom Road
narrows from three lanes lo two, and shall continue south to Plaintiff's southern
property tine. Plaintiff shatl design, engincer and construct the road widening in
accordance with City standards and specificitions. Defendant shall retain all plan
approval and inspection rights relating (o the road construction, and, following
completion and approval, the right-of-way improvements shall be dedicated lor
public use. Such road improvement shall be completed, inspected and approved
prior to the issuance of a centilicate of occupancy for uny usc of the Property.
Plaint 1 ghall, m its expense, cause the mstallation of a traific signal at the main
houlevard entrance on Wixom Road identificd on Exhibit B, and shal] be installed
prior to issuance of a certificate ol occupaney for any use on the Property.

The parties understand  that the Qaklind  County  Road  conumission  may
recommend thal the Grand River Avenue entrimee shown on Exhibit 3 he moved
(o align with the new Grand River Avenue/12 Mile Road waffic signal, or may not
approve a talfie signal al the existing Grand  River Avenue enlrance in
conjunction with the new interseetion.  In the inlerest of tralfic safety, the City,
without expense, shall cooperate in pursuing approval of a relocated Grand River
Avenue entrance designed fo align with the new Grand River Avenue/12 Mile
Road traffic signal,

Signage Jor the development will be allowed at lhe Grand River Avenue and
middle Wixom Road (lraffic light) entrances  The precise location and signage

shall be determined as part of site plan review and approval. This provision is to



be read in conjunction with sub-paragraph 12.¢(5), above, and is not intended (o
authorize signage in addition to such sub-paragrapl,

WETLANDS
The Developer has conducted @ wetlands delineation for the Property.  The
wetlands ave identified on Exhibil T, attached hereto, as wetlands A, B, C, D, E, 7
and G, consisling of o (otal of 7.1 acres of wetlands, 5.9 acres of which arc
deemed cssential.

This Consent Judgment contains cerlain authorizations and requireinents relative

o the wetlands identified on Exhibit I,

Q. AN authorizations relative to such wetlands shall be subject to any and all
approvals required by ordinance wnd law to be secured from the Cily and
the  Michigan  Department ol Envivonmiental - Quality  ("MDLEQ™),
respectively. Subject Lo the disclosure of facts and/or circumstances pol
known at the time of 1his Judgment, the wetland permits issued by the City
shall substantially eonform o the wetland provisions of this puragraph 20.

b, All City requirements relative to such wetlands shall be binding upon the
PDeveloper, regardless of any permission granted by MDUEQ, and the
Developer shall take all actions reasonably required (o maintain all
welland arcas to be preserved under the terms of this Consent Judgiment,
consislent with the provisions of the Conservation Basement attached (o
this Judgment, and such maintenance shall be subjeet o the obligations
and enforcement provisions set forth in this Judgment, below. The
Developer is enjoined from disturbing. destroying and/or impairing such

15



C.

wetlands in a manner inconsisient with (he requirements of this Consent

ludgment and the terms of the wetland permit.

Subjeet to the issuance of a wetlands permit by the City Council, the

following shall apply:

()

(4)

Wetlands D, I and F are deemed non-essential wetlands and the
Developer shall be authorized 1o fill those arcas, upon issuance of
the appropriate  permit,  subject to  (he overall  mitigation
requirtemems contained in this Consent Judgment and in the
welland permit.

Prior 1o the issuance of a certificate of occupaney for any usc of
the Property, wetlands B and G shall be fully mitigated consistent
with the provisions ol the City permit issued for such purpose,
Wetlands A and C shall be partially maintained as (hey currently
exist with the remainder mitigated prior to (he issuance of a
certificate of occupancy for any usc of the Property, with the
disturbance of such wollands and all mitigation {o be consisient
with the provisions of the City permit issued for such purpose.
Aside from the 1.2 acres of wetlands in areas D, B and F, all
wetland disturbances shall be mitigated as required by the City's
permid at aratio of 1.5 acres of newly created wetland for every acre
disturbed.  Subject to being required by City permit to underlake
allernative mitigation based upon detailed engincering and analysis,

the Developer shall mitigate wetlands B and G (1o estublish 1.8
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acres of new wethinds) and shall mitigate portions of wetlands A
and C (1o establish the number of acres of new wetland determined
as part of welland review concurrent with site plan review,
consistent with the ralio set forth above).  Unless determined
othenwise based upon detailed engincering and analysis, it is
contemplated that the construction of new wetland for mitigation
purposes muy be in (he Permancnl Preserve, and 2.87 acres of
mitigated wetlinds shatl be ou the Property.,

Development and use ol the Propeirty shall be in conformance with «ll applicable

laws, ordinances and regolations, provided, however, where the express terms of

this Cansent Tudgment deviate from City Ordinance, the terms of this tudgment

shall govern.

The parties will deal with one another, and shall make all filings and take all

actions in the spirit of good Taith and timeliness.,

The terms of this Judginent may be amended, chuanged, or modilicd. onty by

wrilten consent and agreement of both parties, unless otherwise specified herein.

No waiver of any provision of this Judgment shall be valid unless in writing,

This ladgment is declared {0 he in recordable form and the obligalions contained

herein relative Lo the Property are declared to be covenants ranning with the fand

and the Qakland County Register of' Decds is hereby ordered to record a true copy

ol this Judgnient,



[
o

‘The Dey eloper shall maintain, repair and preserve atl common areus, fandscaping,
signage, open spaces, nalural feature arcas, wetlands, woodlands, habitat arcas,
privately owned detention and drainage facilitics, and any other commonly owned
improvements on the Properly.  Such maintenance, repair and prescrvation shall
be undertaken with prudent practices. I the Developer shall at any time fail to
carry oul one or more responsibilities or obligations relative (o maintenanee,
repair and/or preservation, the City shall have the right fo serve writlen nofice
upon the Developer, selting forth the deficiencies in maintenance, repair and/or
preservation. The notice may also set forth a demand that such deficiencies be
cured within a stated reasonable period of time, and [urther staie a date, time and
place of hearing before the City Council or other board, body or official delegated
by the City Council, for the purpose of allowing the Developer to be heard as (o
why the City shoutd nol proceed with the mainienance, repairs  and/or
preservation not undertaken. At the hearing, the City may take action to extend
the time for euring (he deficiencies, and fhe date of the hearing may itsel{ be
extended und/or continued o a date certain, I, following the hearing, the City
shall determine that the maintenance, repairs and/or preservation have not been
completed within the time specilied in the nolice, as such (ime may have heen
extended by the City, the City shall thereupon have the power and authorily, but
not Lhe obligation, 1o enter upon the Properly, or causc ils agents and/or
contraclors to enter upon the Property, and perform such maintenance, repairs
and/or preservation as found by the City to be appropriate, The cost and expense

ol making ind financing such maintenance, repairs and/or preservation, including,
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the cost ol all notices and hearing, including reasonable ullorneys' lecs, plus a
rcasonable administrative fee. shall be paid by the Developer, and such amounts
shall consiitute a lien on all taxable portions of the Property.  The Township may
require the payment of such moneys prior to the commencement of ahy work.

IT such costs and expenses have not been paid within thirty (30) days of a billing
fo the Developer or successor owners, all unpaid amounts may be placed on the
delingquent tax roll of the Cily as regards the taxable portions of the Property
(allocated among any privately owned parcels based upon assessed value), and
shall secrue interest and penaltics, and shall be collecled in the manner made and
provided for the collection of delinguent real property faxes in the City,  Any
Faitlure or delay by the City to enforce any provision of this provision shall in no
event be deemed or construed, or otherwise relicd vpon, as & waiver or estoppel of
the right (o eventually pursue and insist upon strict enforcenmient.  In all instances
in which the City is authorized (o pursuc mainteninee, repairs  and/or
preservation, as provided above, the City, and ils agents and contractors, shall be
permitied, and are hereby granted authorily, lo enfer upon all portions of the
Properly reasonably necessary or appropriate for the purpose of inspecting and/or

compleling the respective work,



Subjeet to the continuing jurisdiction of the Courl 1o ensure compliance with (his

20,
Judgnient, this Judgment resolves the last pending claim and closes the case.
F L CHARDT
Lo uda A OGE
HONORABLE RAE LEE CHABOT
Appraved as 10 Form gnd Substance: A
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EXHIBIT A

a port of the NW 1/4 of Section 17, T.IN., R&8E, Cily of Navi, Qaklond County,
Michigun, belng porl of purcel 22—17--104—018, mory porliculordy described vs follows:

All thst port of the follawing described parcel lying southerly of o line 370 feet southerly
of, peraflel with end al right onglez te the South R.O.W. line of Grand River Avasnue, aold
tine bing the south line of the existing B—J3 roning.

Beginring ot a point on the west line of Scction 17 (nominal C/L of Wixorn Rood) sald
point being 50071949 440,00 fest from the KW cotner of Section 17; thence
NOO'0YQO'E 682.55 feel; lhence Northeoslerly olong the ore of o curve to the right
245.3) foel, sald curve hoving a radius of 800 feel, a cenlral ongle of 17°34'19

ond o chord baoring ond distance of NIT102'37"E 244.39 feet; thence NIR49'46°E 104.27
feet s the southerly right—of-way line of Grond River Ave.; f(hence S70T014°E 530.19
fiet clong said right- of——wuy llne; thence SOO36'687W 360.00 feol; thence N2010'14™W
223.52 laet; thence S0036°88"W 679,38 feal: thence S822302°F 399,93 faest; thence
SO0°SG'587W 1409.58 feet to the LW 1/4 line

of Sculion. 17: thence N89'34'38°W 554.26 feet along sald E—W 1/4 Hne; thence
NOOTWAG"W 166,00 fuel; thence N8I34'38™W 770,00 feet 1a the West line of Sectlon 17
(neminal C/L of Wixorn Road); (hence NOO1Q'49™W 2043.45 feat olong sald West line

to lhe point of beginning. '
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LXHIBIT C

CONSERVATION EASEMENT

NOVI EQUITIES LIMITED PARTNERSHIP, thce “Owner”, whose address is
o .+ horcby, reserves, conveys, excepfs and grants
the following Conservalion Easement pursuant lo and in accordance with MCL 324.2140, and
vonststent with the Auticle 1V, Scction 52 of the Michigan Constilution of 1963 and the Consent
Judgment in Qakland County Circuit Court case no. 00-021096-CZ (the “Consent Judgmen(™).
This Conservation Easciment shall sun with the land described on atlached and incotrporated
Exhibit A (the “Land™); Owner represents that it is the current owner of the Land, and that this
Conscrvation FEasement shall be binding upon the Owner, and all successors, ussigns and
transferees of the Owner. The Conscrvation Easement is granted to, and shall be for the benefit
of the City ol Novi. Oakland Counly, Michigan (“City™), on hehalf of the public.

This Conservation Easement shall require preservation, maintenance and protection, in
perpetuity, of the Land in its undisturbed natural condition, unless caused by act of God or
authorized by permit from the City, and, when appropriate, permit from the Michigan
Department of Natural Resources or other governmental agency. This Conservation Easemient
further requires the following:

i Any construction, improvement, and/or alteration of the Land, direclly or
indirectly, shall be undertaken in a manner approved in advance, in writing, by the
City, and, if required, by Michigan Depariment of Natural Resourccs, or other
appropriate governmental agency.

b. No huilding or structure, or extension of a building or structure shall be placed or
constructed in or on the Land, except as expressly approved hy or under the
Consent Judgment,

¢. Except [or the activities which have been expressly authorized by City permit, or
by the Consent Judgment {(which may require a permit) there shall be no
disturbance of (he Land, including depositing or permitting deposit of fill
maltcrials; dredging; removing or permilting the removal of soil or minerals;
constructing, operaling, or maintaining any usc or development; and or cutting or
removing uny natural vegelation from the Land,



Conservation Easement
Page -2-

d. Wooded open space arcas shall be lefl in their natural, undeveloped slate, unless
otherwise approved by City permit or by the Consent Judgment (which may
require a permil).

This Conservation Easement shall be subjeet to City enforcement. The Owner shall have
the responsibility, at its expensc, to preserve and maintain (which shall include restoration, where
needed) the Land consistent with this Conservation Easement. The Owner shall establish a
regular and systematic program Lo ensure maintenance and preservidion of the Land, and the City
shall have the right to enter upon the Land at reasonable times to monitor compliance with this
Conservation Easement, provided, the gencral public is not granted any right under this
Conservation Easement. In the cvent that the Owner shall at any time [ail to carry oul lhe
responsibilities specified above, the City shall have the right {o serve written nolice upon the
Owner, setting forth the deficiencies in maintenance and/or preservation. The nolice may also
set forth a demand that such defieiencics be cured within a slated rcasonable period of time, and
further state # date, time and place of hearing before the City Council or other board, body or
officral delegated by the City Council, for the purpose of allowing the Owncr o be heard as (o
why 1the City should not proceed with the maintenance and/or prescrvation not undertaken, At
the hearing, the City may take action to extend the time for curing the deficiencies, and the date
of the hearing may itsclf be cxtended and/or continued to a dale certain.  1f, following (he
hearing, the City shall delermine that the maintenunce, and/or preservation have nol been
completed within the time specificd in (he notice, as such time may have been extended by the
City. the City shall thereupon have the power and authorily, but not the obligation, to cuter upon
the Property, or cause its agents and/or eontractors to enler upon the Property, and perform such
maintenance and/or preservation as found by the City to be appropriate. The cost and expense of
making and financing such maintenance and/or prescrvation, including the cost of all notices and
hearing. including reasonable attomeys’ fees, plus u reasonable administrative fee, shall be paid
by the Owner, and such amounts shall constilute a lien on all taxable portions of (he Property.
The Township may require the payment of such moneys prior lo the commencement of any
wotk. [ such costs and expenses have not been paid within thirty (30) days of a billing (o the
Owner or successor owners, all unpaid amounts may be placed on the delinquent tax roll of the
Citv as regards the taxable portions of the Property (allocated among any privately owned
parcels hased upon assessed value), and shal] accrue interest and penalties, and shall be collected
in the manner made and provided for the collection of delinquent real property taxes in the City.
Any laitlure or delay by the City to enforee any provision of this Conservation Easement shall in
no event be deemed or construed, or otherwise relicd upon, as a waiver or ¢sloppel of the right to
eventually purstie and insist upon strict enforcement.  In all instanecs in which the City is
authorized 10 pursuc maintenance and/or preservation, as provided above, the City, and ifs agents
and contractors, shall be permilted, and are hereby granted authority, 1o enter upon all portions off
the Property rcasonably necessary or appropriate for the purpose of inspecting and/or completing
the respective work.

The rights granted in this Conservation Easement shall be to the Cily, and shall nol
otherwise grant any rights to the general public,
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“The 1crms of this Conservation Easement may be amended, changed, or modilicd only by
written consent and agreement of Owner and the City,

In presence of: NOVI EQUITIES LIMITED
PARTNERSHIP
_ By:
Its

STATE OF MICHIGAN )

)
COUNTY OF OAKLAND)

Onthis _ _ dayof 2001, betore me, a Nofary public in and (or said
County, personally appeared , personally known, who bcmg,
duly swom, and representing thal he/she had full authority to do so, did say that he/she is the

o of the Novi Equifies Limited Partnership, and that the said insiniment
lcplucms the free act and deed of the said parinership.

Natary Public,
Oakland County, Michigan
My commission expires:___

Preparcd By and After Recording Return To:
Gerald A. Fisher, Esquirc

SECREST, WARDLE, LYNCH,
HAMPTON, TRUEX AND MORLEY
30903 Northwestern Highway

.0. Box 3040

Farmington Hills, Ml 48333-3040

(248) 851-9500
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