
CHARTER TOWNSHIP OF YPSILANTI 
MINUTES FOR TUESDAY, APRIL 4, 2017 REGULAR MEETING 

 
Supervisor Stumbo called the meeting to order at approximately 7:00 pm in the 
Ypsilanti Township Civic Center Board Room, 7200 S. Huron River Drive, Ypsilanti 
Township. The Pledge of Allegiance was recited and a moment of silent prayer. 
 

Members Present: Supervisor Brenda L. Stumbo, Clerk Karen Lovejoy Roe, 

Treasurer Larry Doe, Trustees:  Stan Eldridge, Heather Jarrell 
Roe, Jimmie Wilson Jr., Monica Ross-Williams 

 

Members Absent:  None 

                      

Legal Counsel:  Wm. Douglas Winters  
 
 

PUBLIC COMMENTS 
 
Arloa Kaiser, Township Resident spoke about the possible moving of Ypsilanti 
Middle School to a different location and the Ypsilanti Community Schools Millage 
Election on May 2, 2017. 
 
JoAnn McCollum, Township Resident thanked the Board for all they do for the 
residents. She also asked about Gates St. in West Willow where a pole is down and 
when it may be repaired.  
 
Timothy King, spoke about the Willow Run Bomber Plant Memorial and honoring 
thirty two men who were killed on the USS Arizona. 
 

CONSENT AGENDA 

 
      A. MINUTES OF THE MARCH 21, 2017 WORK SESSION AND REGULAR 
           MEETING 
 

A. STATEMENTS AND CHECKS 
 

1. STATEMENTS AND CHECKS FOR APRIL 4, 2017 IN THE AMOUNT OF 
$546,800. 
 

A motion was made by Treasurer Doe, supported by Trustee Wilson to approve 
the Consent Agenda.   
 
Motion carried unanimously. 

 
ATTORNEY REPORT 
 

A. GENERAL LEGAL UPDATE – No report 
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NEW BUSINESS 
 
1. BUDGET AMENDMENT #5 
 
A motion was made by Clerk Lovejoy Roe, supported by Treasurer Doe to 
Approve Budget Amendment #5 (see attached). 
 
The motion carried unanimously. 
 
2. REQUEST APPROVAL OF THE PLANNED DEVELOPMENT AGREEMENT FOR THE 

MANORS AT CREEKSIDE VILLAGE  
 

A motion was made by Clerk Lovejoy Roe, supported by Treasurer Doe to 
approve the Planned Development Agreement for the Manors at Creekside 
Village (see attached). 
 
Attorney Winters indicated the agreement was in proper form for signing.  
 
The motion carried unanimously. 

 
3. REQUEST FOR AUTHORIZATION TO PROCEED WITH ISSUING A REQUEST FOR 

QUALIFICATIONS FOR A MASTER DEVELOPER FOR THE SEAVER FARMS PARCEL 
 
A motion was made by Treasurer Doe, supported by Trustee Jarrell Roe to 
authorize the issuance of a Request for Qualifications for a Master Developer for 
the Seaver Farms Parcel. 
 
Supervisor Stumbo stated this would be brought back to the Board and that 
Attorney Winter’s would be involved in the RFQ process. 
 
The motion carried unanimously. 

 
4. REQUEST OF JEFF ALLEN, RESIDENTIAL SERVICES DIRECTOR FOR APPROVAL OF 

A CONTRACT WITH OHM TO OVERSEE CONSTRUCTION OF THE GREEN OAKS 
GOLF CART PATH IMPROVEMENTS IN THE AMOUNT OF $11,456.50 BUDGETED 
IN LINE ITEM #584-584-000-701-000 

 
A motion was made by Clerk Lovejoy Roe, supported by Trustee Wilson to 
approve a contract with OHM to oversee construction of the Green Oaks Golf 
Cart Path Improvements in the amount of $11,456.50 budgeted in line item #584-
584-000-701-000 (see attached). 
 
The motion carried unanimously. 
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5. REQUEST OF JEFF ALLEN, RESIDENTIAL SERVICES DIRECTOR TO RETAIN 

ARCHITECTURAL PROFESSIONAL SERVICES WITH  HOBBS AND BLACK TO 
DESIGN COURT SECURITY SYSTEM FOR 14B DISTRICT COURT, DEVELOP BID 
DOCUMENTS AND ADMINISTER BID PROCESS AND OVERSEE CONSTRUCTION 
IN AN AMOUNT NOT TO EXCEED $20,000.00 BUDGETED IN LINE ITEM #236-
136-000-974-025 

 
A motion was made by Clerk Lovejoy Roe, supported by Trustee Ross Williams to 
retain architectural professional services with Hobbs and Black to design court 
security system for 14B District Court, Develop Bid Documents and administer bid 
process and oversee construction in an amount not to exceed $20,000.00 
budgeted in line item #236-136-000-974-025 subject to the development of the 
contract and approval of the contract by the Attorney. 
 
The motion carried unanimously. 

 
6. REQUEST FOR APPROVAL OF A COMMUNITY TOURISM ACTION PLAN (CTAP) 

GRANT APPLICATION FOR ROSIE THE RIVETER GUINNESS WORLD RECORD 
EVENT IN THE AMOUNT OF $10,000.00 AND FOR A MATCHING FUND 
CONTRIBUTION OF $1,000.00 BUDGETED IN LINE ITEM #230-751-000-880-000 

 
A motion was made by Clerk Lovejoy Roe, supported by Trustee Jarrell Roe to 
approve the grant application for the Rosie the Riveter Guinness World Record 
Event in the amount of $10,000.00 and for a matching fund contribution of 
$1,000.00 budgeted in line item #230-751-000-880-000. 
 
Supervisor Stumbo stated this is a grant we receive every year and that the Rosie 
World Record event would be held Saturday, October 14, 2017 at the EMU 
Convocation Center. 
 
Treasurer Doe stated he thought a matching fund contribution of $2,000.00 was 
required. Clerk Lovejoy Roe responded that for this year’s grant application a 
partner was required with each group contributing $1,000.00 
 
The motion carried unanimously. 
 

OTHER BUSINESS  
 
AUTHORIZATIONS AND BIDS 
 
1. REQUEST OF JEFF ALLEN, RESIDENTIAL SERVICES DIRECTOR TO AWARD THE 

LOW BID FOR THE GREEN OAKS GOLF CART PATH IMPROVEMENTS TO BEST 
ASPHALT IN THE AMOUNT OF $257,837.00 WITH A CONTINGENCY AMOUNT 
OF $15,000.00 FOR A TOTAL OF $272,837.00 BUDGETED IN LINE ITEM #584-
584-000-971-000 

 
A motion was made by Treasurer Doe, supported by Trustee Ross Williams to 
award the low bid for the Green Oaks Golf Cart Path Improvements to Best 
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Asphalt in the amount of $257,837.00 with a contingency amount of $15,000.00 
for a total of $272,837.00 budgeted in line item #584-584-000-971-000 contingent 
upon attorney review and approval of the contract. 
 
Supervisor Stumbo stated she was glad to see this capital improvement move 
forward, as it has been discussed for several years. She also thanked Jeff Allen for 
his work moving the project forward. 
 
The motion carried unanimously. 
 
2. REQUEST OF JEFF ALLEN, RESIDENTIAL SERVICES DIRECTOR TO AWARD THE 

LOW BID FOR THE COMMUNITY CENTER ROOF REPLACEMENT PROJECT 
SECTION A TO ROYAL ROOFING IN THE AMOUNT OF $104,477.00 AND TO 
APPROVE THE ADDITIONAL WORK OF ADDING SEALER TO A BLOCK WALL ON 
THE FRONT OF THE COMMUNITY CENTER IN THE AMOUNT OF $2,322.00 FOR 
A TOTAL OF $106,799.00 BUDGETED IN LINE ITEM #212-970-000-976-008 

 
A motion was made by Trustees Wilson, supported by Trustee Jarrell Roe to 
award the low bid for the Community Center Roof Replacement Project Section A 
to Royal Roofing in the amount of $104,477.00 and to approve the additional 
work of adding a sealer to a block wall on the front of the Community Center in 
the amount of $2,322.00 for a total of $106,799.00 budgeted in line item #212-
970-000-976-008 contingent upon the contract being approved by the Township 
Attorney before signing. 
 
The motion carried unanimously. 
 
3. REQUEST TO WAIVE THE FINANCIAL POLICY AND AWARD THE LOW QUOTE TO 

SPARTAN DISTRIBUTORS FOR THE PURCHASE OF A TORO GROUNDSMASTER 
7200 IN THE AMOUNT OF $17,927.35 AND A HARPER TURBO VAC TV40 RE IN 
THE AMOUNT OF $21,742.00 FOR A TOTAL AMOUNT OF $39,669.35 
BUDGETED IN LINE ITEM #584-584-000-971-000 

 
A motion was made by Clerk Lovejoy Roe, supported by Trustee Wilson to waive 
the financial policy and award the low quote to Spartan Distributors for the 
purchase of a Toro Groundsmaster 7200 in the amount of $17,927.35 and a 
Harper Vac TV40 RE in the amount of $21,742.00 for a total amount of $39,669.35 
budgeted in line item #584-584-000-971-000. 
 
Trustee Ross Williams asked to clarify why the financial policy was being waived. 
Supervisor Stumbo responded the financial policy was being waived because even 
though there are three quotes present for each item being purchased, the financial 
policy states that sealed bids should have been obtained because the items exceed 
$7,500.00.  
 
The motion carried unanimously. 
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A motion was made by Clerk Lovejoy Roe, supported by Trustee Ross Williams to 
Adjourn. 

 
The meeting was adjourned at approximately 7:23p.m. 
 
Respectfully Submitted, 
 
 
 
Brenda L. Stumbo, Supervisor                  Karen Lovejoy Roe, Clerk 
Charter Township of Ypsilanti                  Charter Township of Ypsilanti 



CHARTER TOWNSHIP OF YPSILANTI

 2017 BUDGET AMENDMENT #5

April 4, 2017

101 - GENERAL OPERATIONS FUND Total Increase $559,307.00

Revenues: Transfer In: Enviro Cleanup 101-000-000-697.007 $355,010.00

Net Revenues $355,010.00

Expenditures: Capital Outlay - Tyler Dam Project 101-970-000-971.100 $355,010.00

Net Expenditures $355,010.00

Revenues: Prior Year Fund Balance 101-000-000-699.000 $184,297.00

Net Revenues $184,297.00

Expenditures: Contribution to Golf Course 101-999-000-969.584 $184,297.00

Net Expenditures $184,297.00

Revenues: Prior Year Fund Balance 101-000-000-699.000 $20,000.00

Net Revenues $20,000.00

Expenditures: Equipment 101-774-000-977.000 $20,000.00

Net Expenditures $20,000.00

Request to increase budget for a the repair of a 2006 Batwing Mower estimated at $20,000.  This will be funded by 

an Appropriation of Prior Year Fund Balance.

Request to increase budget and create a new line to allow for a transfer into the General Fund from the 

Environmental Clean Up Fund for the Tyler Dam Project.  We want to  track the Tyler Dam Project in the General 

Fund because there will be a special assessment district.  The current available funds in  the Environmental Clean 

Up Fund is $354,911.73 plus any interest due for the month of March 2017 - an estimated total amount of 

$355,010.00.  This will close the Environmental Clean Up Fund and transfer funds to the General Fund.

Request to increase budget for a contribution transfer to the Golf Course Fund for installation and improvement of 

golf cart paths and Engineering fees for OHM. We anticipate payment back from the Golf Course as their revenues 

increase.  This will be funded by an Appropriation of Prior Year Fund Balance.
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CHARTER TOWNSHIP OF YPSILANTI

 2017 BUDGET AMENDMENT #5

April 4, 2017

212 - BIKE, SIDEWALK, RECREATION, ROADS, & GENERAL FUND Total Increase $126,799.00

Revenues: Prior Year Appropriation 212-000-000-699.000 $106,799.00

Net Revenues $106,799.00

Expenditures: Capital Outlay - Community Center 212-970-000-997.008 $106,799.00

Net Expenditures $106,799.00

Revenues: Prior Year Appropriation 212-000-000-699.000 $20,000.00

Net Revenues $20,000.00

Expenditures: Capital Outlay - Sidewalks 212-970-000-997.002 $20,000.00

Net Expenditures $20,000.00

225 - ENVIRONMENTAL CLEAN UP FUND Total Increase $321,794.24

Revenues: Prior Year Fund Balance 225-000-000-699.000 $321,695.97

Net Revenues $321,695.97

Expenditures: Transfer to General Fund 225-225-000-968.002 $355,010.00

Transfer to Hydro Station 225-225-000-968.252 ($33,215.76)

Net Expenditures $321,794.24

Request to increase the budget for replacing a section of the roof and sealing of an outside wall at the Community 

Center.  The lowest bidder is Royal Roofing.  This will be funded by an Appropriation of Prior Year Fund Balance.

Request to increase budget line item "Transfer to the General Fund" and decrease line item "Transfer to Hydro 

Fund". This will close the Environmental Clean Up Fund and transfer all available funds to the General Fund for the 

Tyler Dam Project.   

Request to increase the budget for repair & replacement of Township sidewalks. This will be funded by an 

Appropriation of Prior Year Fund Balance.
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CHARTER TOWNSHIP OF YPSILANTI

 2017 BUDGET AMENDMENT #5

April 4, 2017

236 - 14B DISTRICT COURT FUND Total Increase $20,000.00

Revenues: Prior Year Fund Balance 236-000-000-699.000 $20,000.00

Net Revenues $20,000.00

Expenditures: Capital Outlay - Security 236-136-000-974.025 $20,000.00

Net Expenditures $20,000.00

584 - GOLF COURSE FUND Total Increase $293,632.00

Revenues: Transfer In from General Fund 584-000-000-697.000 $184,297.00

Prior Year Fund Balance 584-000-000-699.000 $100,000.00

Net Revenues $284,297.00

Expenditures: Capital Outlay - Other 584-584-000-971.000 $284,297.00

Net Expenditures $284,297.00

Revenues: Prior Year Fund Balance 584-000-000-699.000 $9,335.00

Net Revenues $9,335.00

Expenditures: Capital Outlay - Other 584-584-000-971.000 $9,335.00

Net Expenditures $9,335.00

Request to increase the budget for the purchase of new mower and turbo vacuum and the repair of a mower for 

the grounds.  The budgeted line will need an addition of $9,335 for purchases and repairs.  This will be funded by 

an Appropriation of Prior Year Fund Balance.

Request to increase the budget for installation and improvement of the golf cart paths. The lowest bidder is Best 

Asphalt Inc. for the cart paths at $257,837 with an OHM recommended $15,000 contingency for unforeseen issues.  

OHM will be our engineers, responsible for overseeing the project  at $11,460.  We anticipate paying back the 

General Fund as revenues increase. This will be funded by a Contribution from the General Fund and an 

Appropriation of Prior Year Fund Balance.

Request to increase budget line for Architectural Engineer to provide plans for Security in the Court Building.  This 

is an estimate for professional services not to exceed $20,000. This will be funded by an Appropriation of Prior 

Year Fund Balance.
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Motion to Amend the 2017 Budget (#5): 

 

 

Move to increase the General Fund budget by $559,307 to $9,129,942 and approve the 

department line item changes as outlined. 

 

Move to increase the Bike, Sidewalk, Recreation, Roads, & General (BSRII) Fund budget 

by $126,799 to $1,646,253 and approve the department line item changes as outlined. 

 

Move to increase the Environmental Clean Up Fund budget by $321,794.24 to 

$366,594.24 and approve the department line item changes as outlined. 

 

Move to increase the 14B District Court Fund budget by $20,000 to $1,537,300 and 

approve the department line item changes as outlined. 

 

Move to increase the Golf Course Fund budget by $293,632 to $1,094,969 and approve 

the department line item changes as outlined. 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 

 
 
 
 
 
 
 
 

MANORS AT CREEKSIDE VILLAGE 
PLANNED DEVELOPMENT AGREEMENT 

 
 THIS PLANNED DEVELOPMENT AGREEMENT (“Agreement”) is entered into on 
the date last signed by S.E. MICHIGAN LAND HOLDING LLC, a Michigan limited liability 
company, the address of which is 13001 23 Mile Road, Suite 200, Shelby Township, Michigan 
48315, including its successors and assigns (“Developer”), and the CHARTER TOWNSHIP 
OF YPSILANTI, a Michigan municipal corporation, the address of which is 7200 S. Huron 
River Drive, Ypsilanti, Michigan 48197-7099 (“Township”) (the Developer and Township are 
collectively referred to as the “Parties”).  
 

R E C I T A L S: 
 
 A. In 2004, Pulte Land Development Corporation, a Michigan corporation (the 
“Original Creekside Village South Developer”), held fee simple title to certain real property in 
the Township consisting of 62.26 acres located on the west side of Tuttle Hill Road, between 
Martz Road and Merritt Road, which real property is described on Exhibit A (the “Original 
Property”). 
 
 B. The Original Creekside Village South Developer applied to the Township for 
approval to develop on the Original Property a condominium planned development known as 
Creekside Village South (“Creekside Village South”), pursuant to Article XIX, Ypsilanti 
Township Zoning Ordinance.   
 
 C. Creekside Village South originally consisted of 179 site condominium units in 
one condominium known as Creekside Village South which was established pursuant to a Master 
Deed recorded with the Washtenaw County Register of Deeds, as subsequently amended (the 
“Creekside Village Master Deed”). 
 
 D. On November 10, 1998, the Township’s Planning Commission reviewed the 
Original Creekside Village South Developer’s request to rezone the Original Property from R-3 
(One-Family Residential) to PD (Planned Development), along with the Original Creekside 
Village South Developer’s application for PD State I Preliminary Site Plan Approval, which 
recommendations of approval were forwarded to the Township Board. 
 
 E. On May 4, 1999, the Township Board reviewed and approved the Original 
Creekside Village South Developer’s PD Stage I Preliminary Site Plan.   
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 F. On May 4, 1999, the Township Board rezoned the Property to PD. 
 
 G. On August 24, 2004, the Township’s Planning Commission reviewed the Revised 
Creekside Village South Developer’s PD Stage II Final Site Plan for Creekside Village South 
with the Planning Commission’s recommendations of approval with conditions being forwarded 
to the Township Board. 
 
 H. On September 21, 2004, the Township Board reviewed and approved the Revised 
Creekside Village South Developer’s PD Stage II Final Site Plan for Creekside Village South. 
 
 I. The approved PD Stage II Final Site Plan for Creekside Village South is 
consistent with the purposes and objectives of the Condominium Act, Act 59 of the Public Acts 
of Michigan of 1978, as amended, and is otherwise consistent with the Township’s Zoning 
Ordinance and Condominium Regulations pertaining to the use and development of a plan 
development. 
 
 J.  On December 31, 2008, Developer became the fee simple owner of Units 1-86, as 
well as certain other units, of Creekside Village South and the rights of the developer under the 
Creekside Village Master Deed were assigned to Developer.   
 
 K. Pursuant to the April 19, 2011 Ypsilanti Township Board minutes, the applicant 
agreed to complete Creekside Village South prior to start of construction of Manors at Creekside 
Village. 
 

L.   Pursuant to a Fourth Amendment to the Creekside Village Master Deed recorded on 
April 22, 2011 with the Township’s consent, Developer withdrew from Creekside Village South 
land containing approximately 28.97 acres, which land is described on Exhibit A and contained 
Units 1-86 of Creekside Village South (the “Property”). 
 
 M. The Property was established as a condominium project consisting of 86 site 
condominium units known as Manors at Creekside Village pursuant to a Master Deed recorded 
on December 22, 2011 (the “Project”). 
 
 N. The Original Creekside Village South Developer substantially completed in 
accordance with the approved PD Stage I and PD Stage II Final Site Plans the installation of all 
necessary infrastructure within the Project such as, but not limited to, water mains, sanitary 
sewer mains, storm sewer mains, detention pond, roads, curbs, gutters and improvements to 
Merritt and Tuttle Hill Roads, without the necessity of special assessments by the Township 
(except for street lights).  Building permits are available for the units within the Project upon the 
completion of certain items.   
 
 O. Sheet 11 of the approved PD Stage II Final Site Plan for Creekside Village South 
shows elevations only of ranch-style homes and Developer shall construct only ranch-style 
homes within Manors at Creekside Village. 
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 P. On March 25, 2013, the Township Board approved a Completion Agreement for 
Manors at Creekside Village that addressed certain Developer sureties and that included an 
amended street tree and open space sidewalk plan and specifications. 
 

Q. Developer desires to obtain building permits for units within the Project. 
 
 R. The Township is holding an irrevocable standby letter of credit in the amount of 
$100,000 issued by JP Morgan Chase Bank, N.A. (Chase LOC CTCS-863680) and that names 
the Township as the beneficiary, which Letter of Credit was furnished by Developer to the 
Township to secure completion of mass grading, water and sewer mains, street paving, certain 
landscaping and sidewalks for the Project (such letter of credit, as the same may be extended or 
replaced from time to time, is referred to herein as the “Existing Letter of Credit”). 
 
 S. Section 19.16 of Article XIX of the Township’s Zoning Ordinance requires the 
execution of a Planned Development Agreement in connection with the approval of the PD (Plan 
Development) District, which shall be binding upon the Township, developers and their 
successors in interest and assigns.  However, the Original Creekside Village South Developer 
failed to enter into a Planned Development Agreement with the Township, as required by 
Section 1916 of Article XIX of the Township’s Zoning Ordinance and conditions of PD Stage II 
Final Site Plan Approval. 
 
 T. The Township and Developer desire to enter into this Agreement to confirm the 
approvals that have been granted by the Township for the Project, to address the issuance of 
building permits for the Project, and to comply with Section 1916 of Article XIX of the 
Township’s Zoning Ordinance and conditions of PD Stage II Final Site Plan Approval. 
 
 NOW THEREFORE, in consideration of the parties' promises, duties and covenants 
described in this Agreement, and with the express understanding that this Agreement contains 
important and essential terms as part of final approval of the Project, the parties agree as follows: 

 
Article I 

 
General Terms 

 
1.1 Name of Project. The development which is identified on Exhibit B, and 

which is to be developed pursuant to this Agreement shall be referred to as Manors at Creekside 
Village. 

 
1.2 Compliance with Applicable Laws.  Except as otherwise provided in this 

Agreement, all development, use, and improvement of the Property shall be subject to and in 
accordance with all applicable Township Ordinances and state laws, and shall also be subject to 
and in accordance with all other approvals and permits required under applicable Township 
Ordinances, County, and State laws for the respective components of the Manors at Creekside 
Village.  In the event the Township Ordinances are amended after the date of this Agreement, 
such amendments shall apply to the Property, except as otherwise provided in this Agreement. 
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 1.3 Recitals Part of Agreement. Developer and Township acknowledge and 
represent that the Recitals are true, accurate and binding on the respective parties and are an 
integral part of this Agreement. 
 
 1.4 Rezoning to PD District. The Township acknowledges and represents that the 
Property has been rezoned from R-3 (One-Family Residential) to PD (Planned Development) 
district for the development of the Project as well as the portion of Creekside Village South that 
does not contain the Project.   

 1.5 Approval of PD Stage II Final Site Plan. The PD Stage II Final Site Plan for the 
Project, copies of which are on file with the Township, have been approved in accordance with 
the authority granted to and vested in the Township pursuant to Act 184, Public Acts of 1943, as 
amended, the Township Rural Zoning Act, Act 285, Public Acts of 1931, as amended, and Act 
168, Public Acts of 1945, as amended, relating to municipal planning, in accordance with 
Ordinance No. 74, [99-200] the Zoning Ordinance of Ypsilanti Township, enacted in 1994 
[1999], as amended, and specifically Article XIX entitled PD Planned Development Regulations, 
and in compliance with Act 288, Public Acts of 1967, as amended, the Land Division Act.  Such 
approved PD Stage II Final Site Plan remains in effect as of the date of this Agreement, as 
modified by this Agreement. 

 1.6 Conditions of PD Stage II Final Site Plan Approval. Developer and Township 
acknowledge that the approved PD Stage II Final Site Plan, which is attached as Exhibit C, for 
the Project incorporates the approved conditions and requirements pertaining to the final site 
plans that were adopted by the Township Board in its resolutions and are described as follows: 

(A) All conditions outlined in the August 2004 Staff Report from David Nicholson, 
Planning Director  

(B) All conditions outlined in the September 2, 2004 letters from Sally Richie, 
Planning Commission Secretary and David Nicholson, Planning Director.   

a. The site utility plans accommodate all requirements for easements and conflicts 
with landscape installations as noted in the correspondence from YCUA dated 
June 11, 2004. 

b. All other necessary permits and approvals are obtained from the permitting 
agencies described in the OHM letter of June 28, 2004. 

 1.7 PD Stage II Final Site Plan.  All further references in this Agreement to the PD 
Stage II Final Site Plan for the Project shall mean the PD Stage II Final Site Plan for the Project 
approved by the Township.     

 1.8 Recording. This Agreement shall be recorded with the Washtenaw County 
Register of Deeds. 
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Article II 

Agreement 

 2.1 Permitted Principal Uses. The only permitted principal uses within the Project 
shall be single-family dwellings and permitted accessory buildings and amenities as provided in 
a PD zone pursuant to the provisions of the Township's Zoning Ordinance and this Agreement. 

 2.2 Phasing. The Property shall be developed in a single phase. 

2.3 Plans and Elevations.  The approved plans and elevations for Manors at 
Creekside Village are attached hereto as Exhibit C. Any material modifications to the plans and 
elevations, shall be subject to the approval of the Township’s director of planning, which 
approval shall not be unreasonably withheld.  

2.4  Conditions.   

(A) Developer will use storm water castings with fish emblem 

(B) Developer will submit required documents for street lights with this 
Agreement 

(C) Developer will include in Master Deed and association by-laws that no 
fertilizer containing phosphorus will be used 

(D) Developer will not apply for soil/grading permit until this Agreement is 
signed 

(E) Final spacing and placement of fire hydrants on site shall be consistent with 
requirements of the Township Fire Department as described by the Fire 
Marshall 

2.5   Open Space Areas. The Master Deed identifies the General Common Element 
open space for the Project (the “Open Space”).  The Master Deed governs the use and 
maintenance of the Open Space, in accordance with this Agreement. Developer has formed 
Manors at Creekside Village Condominium Association, a Michigan non-profit corporation (the 
“Association”), to maintain all Open Space within the Project. Each Condominium unit owner 
shall have the non-exclusive right to use the Open Space for the purposes provided in this Article 
II and in accordance with the provisions of the Master Deed and the Bylaws for the Project and 
in accordance with such rules and regulations as may be adopted by the Association. The 
Township acknowledges that the Open Space areas delineated on the approved PD Stage II Site 
Plan meet the Township PD ordinance open space requirements. 

 The Open Space is to be used for wetland, storm water retention, recreation and open 
space purposes for the residents of the Project. No improvements shall be installed or constructed 
within the Open Space without the prior approval of the Township's Office of Community 
Standards, excepting those improvements installed by the Original Creekside Village South 
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Developer or Developer pursuant to the PD Stage II Final Site Plan or any amendment thereto. 
Although no other improvements are currently contemplated, upon due application by Developer 
and approval by the Township, the PD Stage II Final Site Plan and this Agreement may be 
amended to permit the installation of improvements within the Open Space, which may include, 
without limitation, roads, driveways, sidewalks, landscaping, storm drainage improvements, gas, 
electric and cable vision facilities, sanitary sewers, water supply lines, recreational amenities, 
and such other improvements as may be approved by the Township from time to time pursuant to 
plans approved by the Township. 

 2.6 Responsibility of Association to Preserve and Maintain the Open Space 
Areas.  The Association shall preserve and maintain the Open Space subject to the right of 
Developer to install, preserve, retain, maintain and repair the condominium improvements which 
are identified in the PD Stage II Final Site Plan, as may be amended from time to time, and/or 
the plans and specifications for the Project which have been or may hereafter be approved by the 
Township. The Association shall be responsible for removing any man-made debris that is 
deposited in the Open Space. The Association may establish reasonable rules for and shall be 
responsible for the regulation, maintenance and upkeep of Open Space, including improvements 
such as sidewalks, bike paths and nature trails. Nothing in this Agreement shall prevent 
Developer from imposing in the Master Deed, or amendments thereto, more restrictive terms and 
provisions with respect to the use of any portion of the Open Space. The Association shall be 
governed by a Board of Directors.  The Board shall make all decisions regarding the Open 
Space, subject to the right of the individual co-owners to vote on certain matters as provided in 
the Master Deed, and subject to the right of Developer, while it continues to own any units 
within the Project, to grant easements within the Open Space to install, preserve, retain, maintain 
and repair the condominium improvements which are identified in the PD Stage II Final Site 
Plan, as may be amended from time to time, and/or the plans and specifications for the Project 
which have been or may hereafter be approved by the Township. The Association shall establish 
and levy assessments against the units within the Project for the purpose of performing the 
Association’s maintenance obligations with respect to the Open Space and for other proper 
purposes of the Association. The Association's assessment rights and each unit owner's 
assessment obligations are more fully set forth in the Master Deed. 

 2.7 Township Right to Enforce Open Space Area Obligation. In the event the 
Association fails at any time to preserve, retain, maintain or keep up the Open Space in 
accordance with this Agreement, the Township may serve written notice upon the Association by 
certified mail, setting forth the manner in which the Association has failed to maintain or 
preserve the Open Space in accordance with this Agreement. Such notice shall include a demand 
that deficiencies of maintenance or preservation be cured within thirty (30) days of the notice 
unless otherwise regulated by Township Ordinance. If the deficiencies set forth in the original 
notice, or any subsequent notice, are not cured within the thirty (30) day period or any extension 
granted, the Township, in order to prevent the Open Space from becoming a nuisance and/or a 
threat to the public health, safety and general welfare, may enter upon the Open Space and 
perform the required maintenance and/or preservation and the cost, together with a ten (10%) 
percent surcharge for administrative costs, shall be assessed equally against each unit and shall 
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constitute a lien on the Property and be placed on the next Township roll as a special assessment 
and collected in the same manner as general property taxes. 

 2.8 Installation of Sidewalks and Bike Paths.  Developer shall install sidewalks, 
bike paths and nature trails within the street right-of-way in accordance with the final approved 
site plan.  All sidewalks, bike paths and nature trails installed within the interior of the Project 
shall be maintained by the Developer, until such time as said maintenance obligations are 
assigned by Developer to the Association.  Upon the assignment to and assumption by the 
Association of Developer’s maintenance obligations with respect to the Open Space Areas, 
including, but not limited to, sidewalks, bike paths and nature trails, Developer shall have no 
further obligations or liability with respect thereto. 

 2.9 Successor Developers, and Assigns.  All successor developers and assigns, to the 
extent that their ownership interest in the Project permits them to operate as a developer for a 
particular portion of the Project, shall perform the duties of the developer and assume the 
responsibilities and liability of the developer with respect to such portion of the Project. 

 2.10 Master Deeds and Bylaws.  The original Master Deed and Bylaws for the Project 
have been approved by the Township and were recorded with the Washtenaw County Register of 
Deeds in Liber 4880, Page 66.   Amended Master Deed and Bylaws for the Project shall be 
recorded with the Washtenaw County Register of Deeds.       

 2.11 Condominium Association. The Association shall be responsible for maintaining 
the general common element areas of the Project for the common use and benefit of all residents 
and owners of units within the Project.  Every owner of a unit shall be a member of the 
Association. All membership rights and obligations shall be appurtenant to and may not be 
separated from the ownership of any unit. During the period that Developer is entitled to appoint 
the directors of the Association, Developer shall notify the Township Clerk and Community 
Watch Specialist of the names and addresses of each Director of the Association within seven (7) 
days of their appointment by Developer. 

 2.12 Association Assessments.  The Association shall establish and levy assessments 
against the units within the Project for the purpose of performing the Association's maintenance 
and repair obligations with respect to any general common elements within the Condominium, 
including but not limited to the Open Space, and for other proper purposes of the Association. 
The Association's assessment rights and the unit owner's assessment obligations are more fully 
set forth in the Master Deed and Bylaws for the Project. 

 2.13 Storm Water Management. The Developer shall preserve, retain, maintain and 
keep operational any detention areas, inlet and outlet areas, and other storm drainage facilities 
which are installed by the Developer within Manors At Creekside Village, whether arising under 
this Agreement, or any other open space maintenance agreements or other maintenance and/or 
easement agreements entered into with the Township or other governmental entities, from the 
date of certification by the Township engineer that he or she has inspected the required 
improvements and is reasonably satisfied that they are proper and complete.  Until the 
completion of the storm water and detention facilities within Manors at Creekside Village and 
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the approval of such storm drainage and detention facilities by the Washtenaw County Water 
Resources Commissioner, the Developer shall be responsible for the maintenance of such storm 
drainage and detention facilities. After receiving such approval from the Washtenaw County 
Water Resources Commissioner, Developer shall have no further obligations under this Section 
2.12. 

 
In the event that the Developer at any time fails to maintain or preserve the detention areas, the 
inlet and outlet areas, or other storm drainage facilities located within Manors At Creekside 
Village in accordance with this Agreement, the Township or the Washtenaw County Water 
Resources Commissioner’s Office may serve written notice by certified mail upon the 
Developer, setting forth the deficiencies in the Developer maintenance and/or preservation of the 
detention areas, inlet and outlet areas or other storm drainage facilities in accordance with this 
Agreement.  The written notice shall include a demand that deficiencies of maintenance and/or 
preservation be cured within thirty (30) days of the date of said notice.  If the deficiencies set 
forth in the original notice, or any subsequent notice are not cured within the thirty (30) day 
period, the Township, in order to prevent the detention areas, inlet and outlet areas, etc. from 
becoming a nuisance, may enter upon the detention areas, inlet and outlet areas, or other storm 
drainage facilities, and perform the required maintenance and/or preservation to cure the 
deficiencies.  The Township’s cost to perform any such maintenance and/or preservation, 
together with a ten (10%) surcharge for administrative costs, shall be placed on the next 
Township roll as a special assessment against Manors at Creekside Village and collected in the 
same manner as general property taxes. 
 
 2.14 No Disturbance of Wetlands. No regulated wetlands within the Project shall be 
modified in any manner by any person or entity unless all necessary permits have been issued by 
all governmental units or agencies having jurisdiction over such wetlands within the Property.  
The Township and Developer acknowledge that they are not aware of the presence of any 
regulated wetlands within the Project as of the date hereof. 

 2.15 Applicable Yard Setbacks. The parties acknowledge that the PD Stage II Final 
Site Plan identifies, for each unit within the Project, the width and size of such unit, and a typical 
layout that shows the approved front yard, rear yard and side yard setbacks for each unit in the 
Project. Such approved setbacks have been selected to accomplish the preservation of natural 
resources and natural features, such as trees, views, vistas and topography. No exterior wall of a 
principal residence shall be erected or placed other than within the confines of the approved 
building area without the consent of the Township. Minor variances to the foregoing setback and 
yard requirements may be administratively approved by the Township Office of Community 
Standards, without the necessity of amending this Agreement.  Notwithstanding the foregoing, 
decks, patios, unenclosed covered spaces, cantilevers and egress wells may extend into the rear 
yard and side yard setback areas in accordance with Article XX, Section 2000 of the Township’s 
Zoning Ordinance. 

 2.16 Other Zoning Regulations. The Project and this Agreement are intended to 
conform to the PD II planned development regulations of the Township Zoning Ordinance. In 
the event of a conflict or inconsistency between this Agreement, the approved PD Stage II Final 
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Site Plan and the construction plans which have been prepared in accordance with the approved 
PD State II Final Site Plan, versus the provisions of the Township Zoning Ordinance, the 
Township Site Condominium Ordinance or any other Township ordinances, rules and regulations 
which affect the development or zoning regulation of the Property, as the same may be amended 
from time to time, this Agreement, the PD Stage II Final Site Plan and the detailed construction 
plans shall control and variances shall not be required. 

 2.17 Development Review. Notwithstanding anything to the contrary contained in this 
Agreement, the PD Stage II Final Site Plan, detailed construction plans for the Project, and 
homes to be built within the Project shall not be subject to any enactments or amendments to the 
Township Zoning Ordinance, the Township Site Condominium Ordinance, or any other 
Township ordinances, rules and regulations which affect the development of the Property or the 
architectural standards governing home construction in the Project that became effective after 
September 21, 2004, the date of the approval of the PD Stage II Final Site Plan for the Project. 
Detailed construction plans for land development have been reviewed and approved taking into 
consideration this Agreement, the PD State II Final Site Plan, the Township Zoning Ordinance, 
the Township Site Condominium Ordinance and any other applicable Township ordinances, 
rules and regulations, as they existed as of the foregoing date. 

 2.18 Traffic and Pedestrian Circulation. Developer shall design, situate, and 
construct, and the Association shall maintain and repair (to the extent the following have not 
been dedicated to and accepted by the Washtenaw County Road Commission or other 
governmental authority and to the extent owners of units in the Project are not responsible for 
maintenance or repair under the Master Deed for the Project), all roads, entranceways, drives, 
parking lots, safety paths, sidewalks, walkways, and traffic circulation signage within and for the 
Manors at Creekside Village, at its sole expense, in accordance with the approved construction 
plans prepared by Atwell, and approved by Township Engineer Orchard, Hiltz, and McCliment 
(OHM), dated August 19, 2004. Manors at Creekside Village shall post financial security 
relating to the completion of construction of all such roads, drives, and parking lots within and 
for the Manors at Creekside Village in accordance with and as set forth in this Agreement. The 
Developer shall use its best efforts and diligently pursue necessary easements over adjoining 
properties in order to provide access to the Project in accordance with and as set forth in this 
Agreement. All road construction shall be in compliance with Chapter 47 of the Ypsilanti 
Charter Township Code and any private road standards adopted by the Township.  Developer 
shall enter into a traffic safety enforcement agreement with the Township. 

 2.19 Public Sewer and Water.  Manors At Creekside Village shall be developed with 
public sanitary sewers as approved by the YCUA and the Michigan Department of 
Environmental Quality, subject to all applicable laws and regulations, and shall be developed 
with public water mains as approved by YCUA and the Michigan Department of Public Health, 
and subject to applicable laws and regulations.  All standard connection, inspection, costs and 
fees imposed from and after the date of this Agreement by the Township with respect to the 
issuance of building permits in Manors At Creekside Village, including but not limited to 
engineering inspections, water tap fees and sewer tap fees, shall be paid by the Developer, or its 
successors or assigns, except for the portion previously paid for such connections, including but 
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not limited to those as shown in the YCUA Estimate of Costs- Application for Services.  To the 
extent not previously done so by the Original Creekside Village South Developer, S.E. Michigan 
Land Holding LLC shall dedicate all necessary easements to the Township for the maintenance, 
repair and replacement of the public water and sanitary sewer lines within Manors at Creekside 
Village.  

 2.20 Street Trees.  The Developer shall install within Manors at Creekside Village the 
landscaping, including street trees, which is identified in the landscaping plans that have been 
approved as part of the PD Stage II Final Site Plan and as amended as part of the Manors at 
Creekside Village Completion Agreement approved by the Board on March 25, 2013. 

 2.21 Street Lighting.  The Township has created and established a Special Assessment 
District for the purpose of defraying the costs of the annual maintenance and operation of street 
lighting by special assessments against all of the units in the Project and Creekside Village 
South.  The Township and Developer acknowledge that street lighting, which meets or exceeds 
the minimum residential street lighting standards of the DTE Energy, was previously installed 
within the Project. 

 2.22 Security Cameras.  Security cameras shall be installed at the entranceways on 
Merritt Road and on Tuttle Hill Road.  The security cameras shall meet the specifications 
established by the Township and shall be installed before the issuance of certificates of 
occupancy for Manors at Creekside Village, unless in the sole judgment of the Township a delay 
exists that is beyond the reasonable control of Developer.  Such camera shall be monitored by 
the Township’s Department of Public Safety.  The creation and establishment of a special 
assessment district ("Security Camera SAD") for the purpose of defraying the Township’s cost 
of maintaining and repairing the security cameras shall be established for Manors At Creekside 
Village and such Security Camera SAD shall be established prior to the issuance of certificates 
of occupancy within Manors At Creekside Village, unless in the sole judgement of Township a 
delay exists that is beyond the reasonable control of Developer.  The Developer shall assist the 
Township in creating the Security Camera SAD.  The Security Camera SAD for Manors at 
Creekside Village shall be based on the relative number of units. 

2.23 Manors at Creekside Village – Rent Restrictions for New Site 
Condominiums. Developer agrees to impose certain restrictions on the rental of homes within 
the Project, in order to promote and preserve the owner occupied character of such 
neighborhoods. At the same time, the parties recognize that a homeowner may need to lease his 
or her home due to various circumstances, such as a job transfer, relocation, the loss of a job or 
for health or other reasons. Lease rates within Manors at Creekside Village shall be consistent 
with market rates in the Township for single-family detached units. The Developer shall have the 
right to adjust such rates at any and all times in response to market conditions. Manors at 
Creekside Village shall comply with all applicable fair housing requirements established by the 
State of Michigan and by the federal government. To the extent permitted by federal, state and 
local law, including the laws adopted and enforced by the Township, the rental of units within 
Manors at Creekside Village shall not be at subsidized rates or pursuant to programs offered by 
any governmental agency for subsidized housing.  The Ypsilanti Township Board of Trustees, as 
part of its ongoing efforts to achieve the adopted policy goals of Neighborhood Stabilization and 
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to find solutions to the long term housing crisis in relation to occupancy and physical condition 
of residential structures within the Township and furthermore to promote balance in Washtenaw 
County’s housing market through policy and resource allocations including partnerships and 
collaborations throughout Washtenaw County with the overarching goal of promoting policies 
that create resiliency, promote equity and improve opportunity for households of all income 
levels throughout the County, do hereby make and  restate the following “Findings of Fact” in 
support hereof. 

 
(A) The Charter Township of Ypsilanti implemented a nuisance abatement program 

with regard to foreclosed property, which program is based upon the fact that 
Ypsilanti Township has experienced over 3,100 foreclosures between 2007 and 
2015.  The Township has 33% of foreclosures in Washtenaw County, but constitute 
15% of the county’s households and population; that as a result of these 
foreclosures, the average SEV of residential properties decreased 37% from 
85,550.00 to 52,526.00; that many foreclosed properties became rental properties 
and the increase in rental properties demonstrates a corresponding increase in 
crimes and calls for police services. 

 
(B) Due to the unprecedented number of residential foreclosures between 2007 and 

2015, Ypsilanti Township enacted Ordinance No. 2015-450 regarding vacant 
property registration and regulation in response to the disproportionate number of 
foreclosed properties in the Township.  The implementation of this nuisance 
abatement program in conjunction with the vacant property ordinance has resulted 
in increased demand for legal services and staff resources for the filing of nuisance 
abatement civil actions in the Washtenaw County Circuit Court.   

 
(C) During this most severe housing crisis not seen since the “Great Depression,” the 

Washtenaw County Office of Community and Economic Development undertook 
an analysis of housing market conditions throughout the County, which included 
support from the United States Department of Housing and Urban Development 
(“HUD”).  This analysis resulted in a comprehensive report entitled “Housing 
Affordability and Economic Equity - Analysis”, which report was published in 
January, 2015.  The Township Board adopted this report by passage of Resolution 
2015-4 on March 3, 2015.  This study found inter alia that Ypsilanti Township is 
experiencing “vastly disproportionate numbers of subsidized housing units” in the 
Township (p. 5); that the Township “is at risk of entering a point of no return in its 
downward spiral, as the domino effect of foreclosures roots ever more deeply” (p. 
5); that the Township “cannot remain the de facto affordable housing policy for 
Ann Arbor and Pittsfield; that “continuation of this default way of operating will 
ensure further decline in property values and fiscal stability” (p. 38); and that the 
Township “must find partners to intervene in the destabilizing cycle of foreclosure, 
disinvestment, abandonment, flipping and distress.” (p. 38) 

 
(D) During the aforementioned time period, the City of Ann Arbor Housing 

Commission released a study in 2012 which examined the Housing Choice Voucher 
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Program (Section 8), which report concluded that Ypsilanti Township had 547 
housing vouchers; that the 547 vouchers constitute 40% of all voucher participants 
in Washtenaw County while the Township comprises 15% of the county 
population; that the percentage of the county population using vouchers in the 
Township is 2.8 times higher than the County as a whole and 4.4 times higher than 
the City of Ann Arbor. 

 
Thus, based upon the foregoing Findings of Fact, the policy of prohibiting rental units 
from being rented at subsidized rates or pursuant to programs offered or mandated by any 
governmental agency for subsidized housing reflect legitimate governmental interests in 
stabilizing property values, stabilizing incomes and reducing disparities in income, 
reducing the impacts of disproportionate concentrations of struggling families and 
corresponding issues of crime, inadequate property maintenance and fiscal stress, and 
moderating the increased cost of providing supporting governmental services. The 
foregoing Findings of Fact are the representations of the Township, only, and do not 
constitute the representations or warranties of S.E. Michigan Land Holding LLC. 
 
Based on the foregoing, the Project shall be subject to the following restrictions: 

 
(E) A single family home within the above Development shall not be purchased for the 

purpose of leasing the home to other persons. A home within the above referenced 
Development shall only be sold to persons who intend to occupy such home as their 
personal residence. 

(F) If a home owner whose home qualifies as the home owner's principal residence 
under the Michigan  General Property Tax Act, Act 206 of 1893, as amended, 
vacates his or her home, such home owner will be permitted to lease his or her 
home to other persons during the period such home owner continues to hold title to 
the home, If such home owner thereafter conveys or otherwise transfers title to the 
home, any lease then in effect shall automatically terminate and, subject to 
subparagraph (G) below, the tenant(s) shall be required to immediately vacate the 
home, unless such tenant is the purchaser of the home. 

(G) A homeowner who is permitted to lease his or her home pursuant to subparagraph 
(F) above, may lease the home for a period not to exceed three (3) years, regardless 
of whether the home owner continues to own the home beyond such three (3) year 
period. However, upon the request of the home owner to the applicable Association 
Board of Directors, the Board of Directors may, upon a showing of good cause, 
grant a "one time only" extension which extension may be for any number of 
months with a maximum of 24 months and shall not, under any circumstances, 
exceed two (2) additional years to lease the home. 

(H) For purposes of the foregoing restrictions, the grant of a mortgage by a homeowner 
shall not constitute a transfer of the homeowner’s title to the home.  
Notwithstanding anything to the contrary contained herein, a mortgagee that obtains 
possession of a home by foreclosure, receivership or deed in lieu of foreclosure, 
shall also be permitted to lease the home to other persons during the period such 
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mortgagee (or any affiliated entity formed by the mortgagee to hold title to the 
mortgagee's foreclosed properties) holds title to the   home. 

(I) The rental rates for homes permitted to be leased under this Section shall be 
consistent with the overall rental market of similarly sized rental properties within 
the Township, and to the extent permitted by federal, state and local law, including 
the laws adopted and enforced by the Township, the rental of homes shall not be at 
subsidized rates or pursuant to programs offered by any governmental agency for 
subsidized housing. 

(J) Except as provided above in this Section, the leasing of homes within Development 
shall not be permitted, unless a written waiver is obtained from the Board of 
Directors of the Association formed to administer the affairs of such Development. 

(K) The leasing of homes shall otherwise be subject to all applicable ordinances of the 
Township pertaining to the leasing of single family residential properties, including 
ordinances pertaining to licensing and inspections. 

(L) All leases or rental agreements that are permitted under this Section shall 
incorporate the foregoing provisions. 

(M) The foregoing restrictions shall be contained in the master deeds for the above-
referenced Development. The master deeds shall also contain provisions, approved 
by the Township, giving the Township the authority to enforce the foregoing 
restrictions and prohibiting the amendment of such restrictions without the prior 
consent of the Township. In addition, the master deeds for the Project may contain 
such additional restrictions relating to the leasing of condominium units, as 
determined by the Developer. 

 
 2.24 Surety and Escrows for Infrastructure Improvements.  The Developer shall 
post with the Township or other governmental entity cash, escrow agreement, irrevocable letter 
of credit, or check payable to the Township in an amount which has been reasonably determined 
by the Township Engineer to cover the cost of completing any remaining site improvements of 
Manors At Creekside Village which S.E. Michigan Land Holding LLC is developing, including, 
mass grading, underground and site improvements such as, but not limited to, water mains, water 
lead relocations and abandonments, sanitary sewers, sanitary lead relocations and abandonments, 
WCWRC storm sewers, parking lot lights, curb replacements, street paving, retention ponds and 
any other site improvements required by the Township, with respect to Manors At Creekside 
Village being developed by the Developer.  The Parties acknowledge that the Existing Letter of 
Credit previously furnished by Developer to the Township and currently held by the Township 
satisfies the Developer’s obligations under this Section 2.23.  The Developer may satisfy the 
foregoing surety or escrow requirement in all or in part by the posting of such surety or escrows 
for such improvements with other governmental entities (e.g. the WCRC, the WCWRC, YCUA, 
etc.) and to the extent any of the foregoing governmental entities hold performance guaranties 
for any such improvements, the Developer shall be deemed to have satisfied its performance 
guaranty obligations for such improvements under this Agreement. The Developer shall deliver 
to the Township Treasurer’s office copies of all such surety or escrow agreements with other 
governmental entities.  The surety amount required by the Township may be reduced 
incrementally as improvements within Manors at Creekside Village are accepted and approved 
and the Township agrees that, at the Developer’s request and upon approval from the appropriate 
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inspecting agency, sureties held by the Township will be reduced or released to the Developer 
for completed portions of Manors at Creekside Village. The Township will use its good faith 
commercially reasonable efforts to reduce or release such sureties to the Developer within forty-
five (45) days from the Township’s receipt of a written request from the Developer. 

 2.25 Monuments/Corner Markers.  The Township and the Developer acknowledge 
and agree that all required monuments and unit irons have been installed within the Project. 

 2.26 Construction Access.  The Developer shall take all reasonable measures 
requested by the Township to reduce any dust created by trucks traveling to and from its 
construction site, including placing brine on the roads when requested by the Township, as well 
as deploying a water truck on site when dust conditions create a nuisance during the site 
development stage of construction, if applicable, the expense of which shall be borne exclusively 
by the Developer.   

 2.27 Engineering Plans and Certification. 

  (A) The Township acknowledges receipt of a "project engineer's certificate," 
indicating that the water, sanitary sewer, storm sewer, and the storm water detention/retention 
facilities located within the Project have been constructed in accordance with this Agreement, the 
PD Stage II Final Site Plan and engineering plans reviewed by the Township. 

  (B) If not previously furnished by the Original Creekside Village South 
Developer to the Township, the Developer shall furnish to the Township "as built" engineering 
plans (3 copies, microfilmed), reviewed and approved by the Township Engineer, showing all 
site improvements installed within the Project.  All inspections for water and sewer (sanitary and 
storm) installations within a portion of the Project are to be performed by Township and YCUA 
engineering inspectors, with applicable fees paid by Developer. 

  (C) Developer shall furnish a "project engineer's certificate" for each portion 
of the Project for which Developer has requested and has been approved for the issuance of 
building permits indicating that all soil erosion and sedimentation measures for such portion of 
the Project have been complied with, according to local Ordinance #102 and part 91 of Act 451 
of the Public Acts of 1994. 

 2.28 Underground Utilities.  To the extent not previously installed, the Developer 
shall cause to be installed underground within each portion of the Project for which S.E. 
Michigan Land Holding LLC has requested and has been approved for the issuance of building 
permits, all electric, telephone and other communication systems, in accordance with the 
requirements of the applicable utility company. The Developer shall dedicate all easements 
necessary for the installation and maintenance of such utilities to the extent such easements were 
not established by the Original Creekside Village South Developer. 

 2.29 Removal of Construction Debris.  The Developer shall remove all discarded 
building materials and rubbish at least once every two weeks during installation and construction 
of site improvements within Manors at Creekside Village and within two weeks of completion or 
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abandonment of construction of each development phase. The Developer or its designated 
builder shall provide temporary containment units for the storage of debris and discarded 
building material until such time that the materials are scheduled to be removed.  No burning of 
discarded construction material shall be allowed. 

2.30 Maintenance Program.  The Developer will establish and the Association will 
implement an ongoing maintenance program for Manors at Creekside Village which complies 
with the more stringent of the standards required by the Township's Property Maintenance Code 
or the following standards of the Developer: (i) Landscaping Specifications- Mowing and 
weeding is performed weekly.  Grass height is maintained between 2.75” and 3”; (ii) Snow Plow 
- Roads are cleared once snow depth reaches 2” for roadways, unless the Washtenaw County 
Road Commission is responsible for such snow clearance.  Walkways are cleared once snow 
depth reaches 1” and there is no limit on the number of pushes/clearings. 

2.31 Developer's Marketing Procedures.  The Developer may, in Developer’s sole 
determination utilize one home as a sales center and model home. 

2.32 Vested Project.  Manors at Creekside Village shall be deemed fully "vested".  

2.33 Township Enforcement. In the event there is a failure to timely perform any 
obligation or undertaking required under or in accordance with this Agreement, the Township 
may serve written notice upon the Developer, Association and/or  the owner of the portion of the 
Property with respect to which the obligation or undertaking is required (the “violating party”) 
setting forth such deficiencies and a demand that the deficiencies be cured within a stated 
reasonable time period, and the date, time, and place for a hearing before the Township Board, or 
such other board, body, or official delegated by the Township Board, for the purpose of allowing 
the violating party an opportunity to be heard as to why the Township should not proceed with 
the correction of the deficiency or obligation which has not been undertaken or property fulfilled. 
At any such hearing, the time for curing and the hearing itself may be extended and/or continued 
to a date certain. The foregoing notice and hearing requirements shall not be necessary in the 
event the Township determines in its discretion that an emergency situation exists requiring 
immediate action. If, following the hearing described above, the Township Board, or such other 
board, body, or official designated to conduct the hearing, determines that the obligation has not 
been fulfilled or failure corrected within the time specified in the notice, or if an emergency 
circumstance exists as determined by the Township in its discretion, the Township shall 
thereupon have the power and authority, but not the obligation, to take any or all of the following 
actions, in addition to any actions authorized under Township ordinances and/or State laws: 

(A) Enter upon the Property, or cause its agents or contractors to enter the Property, 
and perform such obligation or take such corrective measures as reasonably found 
by the Township to be appropriate. The cost and expense of making and financing 
such actions by the Township, including notices by the Township and legal fees 
incurred by the Township, plus an administrative fee in an amount equivalent to 
twenty-five percent (25%) of the total of all such costs and expenses incurred, 
shall be paid by the violating party within thirty (30) days of a billing to the 
violating party. The payment obligation under this paragraph shall be secured by a 
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lien against the phase or phases of the Property within which the deficiency exists, 
which lien shall be deemed effective as of the date of the initial written notice of 
deficiency provided to the violating party pursuant to this paragraph, or in 
emergency circumstances, the date at which the Township incurred its first cost or 
expense in taking corrective action. Such security shall be realized by placing a 
billing which has been unpaid by the violating party for more than thirty (30) days 
on the delinquent tax rolls of the Township relative to such portion of the Property 
as a special assessment, to accumulate interest and penalties, and to be deemed 
and collected, as and in the same manner as made and provided for collection of 
delinquent real property taxes. In the discretion of the Township, such costs and 
expenses may be collected by suit initiated against the violating party, and, in 
such event, the violating party shall pay all court costs and attorney fees incurred 
by the Township in connection with such suit if the Township prevails in 
collecting funds thereby. This provision does not preclude the Township from 
exercising its rights under Section 1.6 of this Agreement. 

(B) Initiate legal action for the enforcement of any of the provisions, requirements, or 
obligations set forth in this Agreement. Except in emergency circumstances, the 
violating party shall be provided notice of the deficiencies from the Township and 
shall be afforded an opportunity to timely correct. In the event the Township 
obtains any relief as a result of such litigation, the violating party shall pay all 
court costs and attorney fees incurred by the Township in connection with such 
suit. 

(C) The Township may issue a stop work order as to any or all aspects of the Project, 
may deny the issuance of any requested building permit or certificate of 
occupancy within any part or all of the Project regardless of whether the violating 
party is the named applicant for such permit or certificate of occupancy, and may 
suspend further inspections of any or all aspects of the Project prior to the hearing 
which shall remain in force until the violation is cured or the Township and the 
Developer or violating party reach an agreement regarding the violation or 
default. 

2.34 Delay in Enforcement; Severability. Any failure or delay by the Township to 
enforce any provision herein contained shall in no event be deemed, construed, or relied upon as 
a waiver or estoppel of the right to eventually do so thereafter. Each provision and obligation 
contained herein shall be considered to be an independent and separate covenant and agreement, 
and in the event one or more of the provisions and/or obligations shall for any reason be held to 
be invalid or unenforceable by a court of competent jurisdiction, all remaining provisions and/or 
obligations shall nevertheless remain in full force and effect. 

2.35 Access to Property. In all instances in which the Township utilizes the proceeds 
of a financial assurance given to ensure completion or maintenance of improvements, and at any 
time throughout the period of development and construction of any part of the Project, the 
Township and its contractors, representatives, consultants, and agents shall be permitted and are 
hereby granted authority to enter upon all or any portion of the Property for the purpose of 
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inspecting and/or completing the respective improvements and for the purposes of inspecting for 
compliance with and enforcing this Agreement. 

2.36 Agreement Jointly Drafted. The Parties have negotiated the terms of this 
Agreement, and such documentation represents the product of the joint efforts and mutual 
agreements of the Parties. The Developer fully accepts and agrees to the final terms, conditions, 
requirements, and obligations of this Agreement, and they shall not be permitted in the future to 
claim that the effect of this Agreement results in an unreasonable limitation upon uses of all or a 
portion of the Property, or claim that enforcement of this Agreement causes an inverse 
condemnation, other condemnation or taking of all or any portion of the Property. Furthermore, 
it is agreed that the improvements and undertakings described in this Agreement are necessary 
and roughly proportional to the burden imposed and are necessary in order to: (i) ensure that 
public services and facilities necessary for and affected by the Project will be capable of 
accommodating the development on the Property and the increased service and facility loads 
caused by the Project; (ii) protect the natural environment and conserve natural resources; (iii) 
ensure compatibility with adjacent uses of land; (iv) promote use of the Property in a socially, 
environmentally, and economically desirable manner; and (v) achieve other legitimate objectives 
authorized under the Michigan Zoning Enabling Act, MCL 125.3301 et seq. It is further agreed 
and acknowledged hereby that all such improvements, both on-site and off-site, are clearly and 
substantially related to the burdens to be created by the development of the Property, and all such 
improvements without exception are clearly and substantially related to the Township’s 
legitimate interests in protecting the public health, safety, and general welfare. The Parties 
acknowledge and agree that such improvements, both on-site and off-site, have been found to be 
necessary and constitute a recognizable and material benefit to the ultimate users of the Manors 
at Creekside Village and to the community. 

2.37 Ambiguities and Inconsistencies. Where there is a question with regard to 
applicable regulations for a particular aspect of the Project, or with regard to clarification, 
interpretation, or definition of terms or regulations, and there are no apparent express provisions 
of this Agreement which apply, the Township, in the reasonable exercise of its discretion, shall 
determine whether the regulations of the Township’s Zoning Ordinance, as amended, or other 
Township Ordinances are applicable, provided such determination is not inconsistent with the 
nature and intent of this Agreement. In the event of a conflict or inconsistency between two or 
more provisions of this Agreement, the more restrictive provision shall apply. 

2.38 Warranty of Ownership. The Developer hereby warrants that it is the owner in 
fee simple of the Property described on the attached Property Description Exhibit B. 

2.39 Running with the Land; Governing Law. This Development Agreement shall 
run with the land constituting the Property, and shall be binding upon and inure to the benefit of 
the Parties and all of their respective heirs, successors, assigns, and transferees. This Agreement 
may be recorded by any of the Parties following the execution of this Agreement. This 
Development Agreement shall be interpreted and construed in accordance with Michigan law 
and shall be subject to enforcement only in Michigan courts. The parties understand and agree 
that this Development Agreement is consistent with the intent and provisions of the Michigan 
and U.S. Constitutions and all applicable law.  
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2.40 Agreements.  S.E. Michigan Land Holding LLC agrees: 

(A) To provide a “plan for signs” and installation of street name signs according to 
Washtenaw County Road Commission specifications upon or following 
commencement of construction (but in any event, to be approved and installed 
prior to issuance of a final certificate of occupancy) and to install such temporary 
warning signs and temporary road name signs during the construction period as 
are appropriate to protect the health, safety and welfare of the public, in 
accordance with applicable requirements. 

(B) Notwithstanding anything to the contrary set forth herein, the following 
understandings have been reached between the Township and the S.E. Michigan 
Land Holding LLC as a part of S.E. Michigan Land Holding LLC preliminary site 
plan approval and are hereby reaffirmed and incorporated in this Agreement: 

(1) S.E. Michigan Land Holding LLC shall enter into a binding deed 
restriction enforceable in perpetuity which would preclude an owner of 
the Manors at Creekside Village from ever increasing the density of 
the site beyond 86 units. This restriction is voluntarily and freely 
undertaken by S.E. Michigan Land Holding. 

(2) S.E. Michigan Land Holding LLC Landscape Architectural Plans shall 
include appropriate berming and planting (including adjacent to the 
neighboring single family residences) in accordance with the 
approved site plan. 

(3) S.E. Michigan Land Holding LLC shall endeavor to cooperate with the 
Township Solid Waste Committee on future recycling activities. 

(4) S.E. Michigan Land Holding LLC shall paint fire hydrants “Rustoleum 
School Bus Yellow'' in accordance with Township Fire Departments 
standards. 

Article III 

Miscellaneous 

 3.1 Modifications.  This Agreement may be executed in multiple counterparts, each 
of which shall be deemed an original and all of which shall constitute one agreement.  The 
signature of any party to any counterpart shall be deemed to be a signature to, and may be 
appended to, any other counterpart.  This Agreement may not be modified, replaced, amended or 
terminated without the prior written consent of the Parties. 

(A) Headings; Construction.  The various headings of this Agreement are included 
for convenience only and shall not affect the meaning or interpretation of this 
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Agreement or any provision.  When the context and construction so require, all 
words used in the singular shall be deemed to have been used in the plural and the 
masculine shall include the feminine and the neuter and vice versa.  Capitalized 
words or phrases not otherwise defined herein shall be construed to be consistent 
with those words or phrases as used in the Final Site Plan.   

 
(B) Partial Validity; Severability.  If any term or provision of this Agreement or its 

application to any person or circumstance shall, to any extent, be held invalid or 
unenforceable, the remainder of this Agreement, or the application of such term or 
provision to persons or circumstances other than those as to which it is held 
invalid or unenforceable, shall not be affected, and each such term and provision 
of this Agreement shall be valid and be enforced to the fullest extent permitted by 
law. 

 
(C) No Third Party Beneficiaries.  This Agreement is for the sole and exclusive 

benefit of the parties hereto and their respective successors in interest and assigns, 
and no third party is intended to, or shall have, any rights hereunder. 

 
(D) Joint Product of Parties.  This Agreement is the result of arms-length 

negotiations between S.E. Michigan Land Holding LLC and the Township and 
their respective attorneys.  Accordingly, none of the parties shall be deemed to be 
the author of this Agreement, and this Agreement shall not be construed against 
either party. 

 
(E) Inspections.  In consideration of the above undertakings, the Township shall 

provide timely and reasonable Township inspections as may be required during 
construction of Manors at Creekside Village. 

 
(F) Recordation of Agreement.  S.E. Michigan Land Holding LLC shall record this 

Agreement with the Washtenaw County Register of Deeds and further provide a 
recorded copy to the Township Clerks Office. 

 
(G) Effect of Agreement.  The terms and provisions of this Agreement and the PD 

Stage II Final Site Plan for Manors at Creekside Village shall continue in full 
force and effect.  In the event of any conflict between the terms and provisions of 
this Agreement and/or any other agreement or applicable document, including the 
PD Stage II Final Site Plan for Manors at Creekside Village, and the provisions of 
the Zoning Ordinance or any other Township ordinances, rules, regulations or any 
amendments thereto, the provisions of this Agreement and the PD Stage II Final 
Site Plan for Manors at Creekside Village shall control and variances shall not be 
required. 

 
(H) Effective Date.     The Effective Date of this Amendment shall be the last date on 

which both S.E. Michigan Land Holding LLC and the Township sign this 
Amendment. 
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The Township Hereby Agrees: 
 

(1) To accept appropriate easements for public water mains and sanitary sewers.  
 

(2) To provide timely and reasonable Township inspections as may be required during 
construction. 

 
(3) Building permits shall be available for all units in Manors at Creekside Village 

following usual submittal and review procedures and payment of applicable fees upon 
(i) Township Board approval of this Development Agreement and (ii) notarized 
execution of this Development Agreement by S.E. Michigan Land Holding LLC 
provided to the Township.  

 

 

Signatures and acknowledgments by the parties and approval by 
counsel for the parties appear on following pages 
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Developer: 
 
      S.E. MICHIGAN LAND HOLDING LLC, a 
      Michigan limited liability company 
 
 
      By:         
       Anthony F. Lombardo, its Manager 
 
 
STATE OF    ) 
    )SS 
COUNTY OF    ) 
 
 On this _____ day of ____________________, 2017, the foregoing instrument was 
acknowledged before me by Anthony F. Lombardo, Manager of S.E. Michigan Land Holding 
LLC, a Michigan limited liability company on behalf of the company.  
 
 

_______________________________________ 
___________________________, Notary Public  
____________ County, Michigan 
My Commission Expires:__________________  
Acting in ______________ County, Michigan 
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WHEN RECORDED RETURN TO: 
 
Charter Township of Ypsilanti Clerk’s Office 
Civic Center 
7200 S. Huron River Dr. 
Ypsilanti, MI 48197 
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EXHIBIT A 
 

ORIGINAL PROPERTY 
 

Land situated in the Township of Ypsilanti, County of Washtenaw, State of Michigan, described 
as follows: 
 
Commencing at the Northeast corner of Section 34, T3S, R7E, Ypsilanti Township, Washtenaw 
County, Michigan; thence S01° 00’ 43”E 60.33 feet along the East line of said Section 34 and 
the centerline of Tuttle Hill Road (60-foot ½ width); thence N84° 58’ 45”W 60.33 feet parallel 
with the North line of said Section 34 for a PLACE OF BEGINNING; thence S01° 00’ 43”E 
2191.09 feet along the West Right-of-Way line of said Tuttle Hill Road; thence S88° 21’ 21”W 
1264.00 feet; thence N00° 53’ 25”W 2096.77 feet; thence S84° 58’ 45”E 603.20 feet; thence 
N00° 53’ 25”W 241.32 feet; thence S84° 58’ 45”E 662.77 feet along the South Right-of-Way 
line of Merritt Road (60-foot ½ width) to the Place of Beginning, containing 66.27 acres of land. 
More or less being part of the Northeast ¼ of said Section 34. 
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EXHIBIT B 
 

PROPERTY 
 
 
Land situated in the Township of Ypsilanti, County of Washtenaw, State of Michigan, described 
as follows: 
 
Commencing at the Northeast corner of Section 34, T3S, R7E, Ypsilanti Township, Washtenaw 
County, Michigan; thence S01°00'43"E 60.33 feet along the East line of said Section 34 and the 
centerline of Tuttle Hill Road (60-foot 1/2 width); thence N84°58'45"W 60.33 feet parallel with 
the North line of said Section 34 for a PLACE OF BEGINNING; thence S01°00'43"E 906.16 
feet along the West Right-of-Way line of said Tuttle Hill Road; thence S85°33'57"W 604.36 
feet; thence S02°45'18"W 209.58 feet; thence S86°08'43"W 645.50 feet; thence N00°53'25"W 
1075.11 feet; thence S84°58'45"E 603.20 feet; thence N00°53'25"W 241.32 feet; thence 
S84°58'45"E 662.77 feet along the South Right-of-Way line of Merritt Road (60-foot 1/2 width) 
to the Place of Beginning, containing 28.97 acres of land, more or less, being a part of the 
Northeast 1/4  of said Section 34. 
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EXHIBIT C 

 
Approved Plans and Elevations  
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13001 23 Mile Road, Suite 200 | Shelby Township, MI 48315 | (888) 9-LOMBARDO | LombardoHomes.com
EQUAL HOUSING

OPPORTUNITY

1,376-1,658 Sq. Ft. | 3 Bedrooms |  2 Baths

Nature Series

THE FRANKLIN

European RomanticCraftsman

American ClassicAmerican Traditional



This depiction represents an artist’s conception of the elevation and floor plan and is not intended to be an exact representation 
or show specific detailing. Plans remain subject to change without notice. Drawings are not to scale. All measurements shown are 
approximate and not necessarily to scale. Location, size and construction of doors, windows, wall, fireplaces and any other items 
depicted may vary depending on elevation preference or choice of options and are subject to change without notice. Some options 
and elevations shown may not be available in every neighborhood; see Sales Manager for details. Due to normal construction 
tolerances, the room sizes shown may vary slightly. The Builder may change home design, materials, features and methods of 
construction without prior notice. Model homes may contain some optional features not available through the Builder.
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13001 23 Mile Road, Suite 200 | Shelby Township, MI 48315 | (888) 9-LOMBARDO | LombardoHomes.com
EQUAL HOUSING

OPPORTUNITY

1,687-2,055 Sq. Ft. | 3 Bedrooms |  2 Baths

Nature Series

THE BROOKE

European Romantic

American CountryAmerican Traditional

CraftsmanEarly American



This depiction represents an artist’s conception of the elevation and floor plan and is not intended to be an exact representation 
or show specific detailing. Plans remain subject to change without notice. Drawings are not to scale. All measurements shown are 
approximate and not necessarily to scale. Location, size and construction of doors, windows, wall, fireplaces and any other items 
depicted may vary depending on elevation preference or choice of options and are subject to change without notice. Some options 
and elevations shown may not be available in every neighborhood; see Sales Manager for details. Due to normal construction 
tolerances, the room sizes shown may vary slightly. The Builder may change home design, materials, features and methods of 
construction without prior notice. Model homes may contain some optional features not available through the Builder.
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March 27, 2017 
 
 
Mr. Jeff Allen 
Residential Services Director 
Charter Township of Ypsilanti 
7200 S. Huron River Drive 
Ypsilanti, MI 48197 
 
 
RE: Green Oaks Golf Course Cart Path Improvements 
 Construction Services – As Needed 
 
 
Dear Mr. Allen: 
 
OHM Advisors is pleased to provide as-needed construction services for the Green Oaks Golf Course Improvements 
project in the Charter Township of Ypsilanti.  Below is a breakdown of the requested scope of service followed by the 
fee schedule. 
 
Construction Observation 
OHM Advisors will provide as-needed part-time construction observation services for this project.  This proposal includes 
the supervision of inspection and coordination time prior to the project and part time inspection during the project.  It is 
anticipated that daily measurement of quantities as well as a brief check-in with the Contractor will be necessary to assist 
the Township with administering the contract and verifying work completed by the Contractor.  If the contractor requires 
more time than this for the major items of work, we can discuss if further observation is desired.  A final inspection with 
Township Staff is also included and will be performed for various restoration activities, as needed or as requested by the 
Township (e.g. landscape, lawns, etc.).   
 
Construction Engineering 
OHM Advisors will provide construction engineering services for the pulverizing, grading and flat work portion of this 
project.  Construction engineering services will include but are not limited to: 

� Holding and attending one (1) preconstruction meeting 
� Consulting with and advising the Owner or its designated representative during construction 
� Reviewing material certification provided by the contractor 
� Answering requests for information (RFIs) from the contractor 
� Evaluating design changes or recommended alternatives presented by the contractor 

 
Construction Administration 
OHM Advisors will provide necessary contract administration services for the project.  Contract administration services 
will include the following for the Township: 

� Assisting the Owner in reviewing and processing payment estimates for the contractor 
� Assisting with the preparation of a final balancing change order 
� Performing preliminary and final reviews of the completed project and preparing substantial completion 

certificates, along with the preparation of punch lists and confirmation of the resolution for punch list items 
� Preparation and distribution of punchlists. 

 
  






