
 

 

 

The Woodlands North Homeowners Association 
P.O. Box 0202 

Northville, MI 48167-0202 

Meeting minutes: January 15, 2002 

 Location: Lynne Mosteller’s home 

Time: 7:00 pm 

Attendees: All board members, Tim Higgins, Kitty Higgins, Debbie Grant Kelter-

born, Linda Transou, Joan Martin, Marcia VanSlambrouck  

Tom Schneider opened meeting. A motion was made to accept the December 

meeting minutes. A vote was taken and they were unanimously accepted as written.  

Financial report: Lynne Mosteller reported the balance to our account is $548.82. 

Mosteller paid Kerry Zielinski for several bills for supplies to produce and mail the 

“compliance letters”. Pulte has still not sent the check promised for all outstanding dues.  

Tom Schneider is investigating our corporation for filing income taxes for 2003. 

Even though we received little interest on our funds, we may need to file a return. 

Social Committee – Discussed the plans for the upcoming meeting at Debbie 

Grant-Kelterborn’s home. Those interested in becoming part of the Social Committee can 

call Debbie at (248) 347-1954. Ideas and topics the group is considering are a road rally, 

a golf outing, events for adults only and events for couples. The intention is to make 

available events and happenings for men and women, as well as families. More ideas will  

be discussed at the next month’s meeting. 

Zielinski reported that a resident would like to advertise on the web page and no 

vote was taken to accept the proposal to sell advertising for the media. Discussion 

surrounded additional cost for a full page on the newsletter. After this adjustment, the 

proposal for advertising costs was accepted by unanimous vote of the members. 

John Caldwell requested that the web page add all the Association rules and bi-

laws for residents. Schneider felt this was a good idea as he has been given requests for 

these documents from several residents. Zielinski pointed out that we needed an MS 

Word version of the documents to attach to the web page, as we could not type all the 

documents without considerable time and effort. Schneider will approach Pulte for this 

document.  



Zielinski suggested we get another newsletter out for February. As we will be 

trying to get advertising revenue for the newsletter, Zielinski felt we needed to 

standardize the months and number of issues we publish to allow for consistency and 

reliability. Zielinski suggested a total of 6 issues: February, April, June, August, October, 

and November. This pattern will allow for a pre-Halloween issue, a pre-Christmas issue 

and others spread roughly every two months apart.  It was motioned to accept this 

scheduled publishing pattern and accepted by a voice vote.  

Sean sent Zielinski the winner of the Christmas lighting contest and the $500 

prize. It was Tim and Karen Jarzembowski on lot 74. Congratulations to the 

Jarzembowski’s for their lovely display. We will publish an article in the newsletter about 

their lighting display.  

The school board will be having two meetings upcoming in January regarding the 

zoning of schools for our subdivision. Zielinski will send an e-mail reminder and add this 

to the web. Mosteller will provide to Zielinski the times and check dates. January 21
st
 

will include the announcement of the specific map and zone proposed and January 28
th

 

will be the official vote. Joanne DeSilva has requested more subdivision parental 

involvement. 

Mike Takacs reviewed status of the Ravines lawsuit regarding lands for horse 

trails within their subdivision for new attendees to these meetings. No new news was 

presented at this time.  

New Business 

Chris Roosen and Schneider discussed a penalty for late payment of dues.  

Schneider had a meeting with Bill Myers regarding Pulte’s proposal for paying 

for ground maintenance and financial obligations. Last month Myers proposed various 

items that residents would now need to budget and pay for, while Pulte remained using 

the existing model home to sell various homes in the subdivision to the south.  

By official by-law, our Association would be responsible for all expenses once 

the subdivision was turned over to the Association at a sales/ occupancy rate of 80%. 

There are currently only 7 remaining lots open for sale and 13 lots Pulte is not selling 

until later. (Model, parking lot, behind model, work trailer..etc.)  

Myers agreed to cover maintenance to additional areas for mowing and sprinklers 

while the model is still being used. The corner of 6 Mile and Sheldon will be Pulte’s 

responsibility as they use the corner to direct customers to their sites. Other agreements 

were made to have a subdivision walk through in the spring for a final list of problems.  

In the subdivision cul-de-sacs which may be more appealing with additional landscaping 

will be resident projects, as Pulte and Wayne County need to use the islands for snow 

removal.  



Myers discussed the additional paving of the walkways, repaving the streets and 

curb repair. Each item will be a concern of the Board in the spring and summer. 

Schneider reported some of the expenses Pulte has paid in 2002 for 

landscaping/lighting/ planting and mowing as well as electrical, and water. Pulte has paid 

$58,000 in landscaping (paid by the hour) in 2002, as well as nearly $4,000 for electric. 

Additionally shocking were the water bills.  Pulte paid over $20,000 for water in 2002. 

This is ½ of the cost per 1000 gallons in 2003, as the cost per 1000 gallons in 2003 will 

double to add sewer costs to the water costs. In addition, not all the common areas had all 

the sprinklers installed in 2002. Schneider felt we needed to have a person responsible for 

just water for the subdivision to cut costs and reduce waste. Tom suggested that we create 

a person to act as a “Water CZAR” for 2003. It was suggested that we can not afford to 

run the sprinklers as long as Pulte. 

The Board discussed the current per householder dues at $200 vs. any potential 

increase to $300. Any budget based on $200 per household would result in only $40,000 

for all expense items. It was concluded that in order to maintain neighborhood standards 

for appearance, as well as set aside funds for future repairs we needed to address 

additional funding from the 2002 levels. In addition, the Board felt that it was impossible 

to exactly gage expenses for 2003. The Board recognized that the 2002 Pulte expenses 

were most likely not managed closely. Their expenses included start-up landscaping, 

watering to start lawn and work to allow lawns to take in first year plantings. In any case 

our funds would be well short of the $102,000 in expenses Pulte paid in 2002.  

Schneider said several firms offered to manage properties and bid out cost 

elements for subdivisions, communities and cities. He will investigate the cost of having 

this task handled by an outside organization. Zielinski presented a bid template for the 

members to review. It could be used to send for requests for quotations and allow for a 

bid on various services we need, such as lawn mowing. Mosteller will review this 

document. Schneider assigned Zielinski to research getting legal contracts for services on 

the web. Mike Takacs agreed to talk to his lawyer friend for advice on a service contract. 

Takacs also agreed to investigate getting a well dug for the subdivision common area for 

sprinklers. Discussion continued to research if we could pump water from the pond in the 

common area for sprinklers as well. Takacs and Schneider will review in February. 

Mosteller will get a firm that has done work for her to submit a sample bid for us to 

review in February as well. 

Mosteller introduced a draft letter announcing the 2003 dues and payment date for 

residents. Mosteller began the process to get a template letter to residents ready for 

review. (Editors Note:  The by-laws state that the BOD can raise the dues to $300 in year 

two without the approval of association members.) Board members discussed the choice 

to raise dues to $300 from $200 as the expenses are not certain for various items such as 

lawn mowing, water or electrical bills. Insurance policy for the sub has been paid through 

late 2003. A motion was made by Lynne Mosteller to accept the increase in dues from 

$200 to $300 for the 2003 year. The motion was passed by voice vote.  Additional 

wording will be added to Mosteller’s letter and in the upcoming newsletter explaining the 

need for additional funding.  



Discussion was lively as Board members offered options for penalty for non-

payment or delinquent dues. What should be the grace period or penalty for late or no 

payment of dues? Any homeowner would need a lien if they showed chronic disregard of 

their obligation for payment of outstanding dues. This lien would cost money and Board 

members felt it was wrong for the on-time residents to fund legal costs to get the non-

payment residents to pay their share. It was agreed to have residents pay a $25.00 penalty 

per month overdue on dues money. By voice vote this was added to our subdivision rules. 

Newsletter and dues letters need to be stuffed in envelopes and distributed to 

residents in February. Pulte will be approached to mail the February newsletter. 

Volunteers from residents will need to stuff copies of the newsletter into envelopes for 

distribution. The dues letter will need to be mailed for receipt to residents by February 1
st
.  

Zielinski will research the Association’s annual meeting at St. Johns in early May. 

Voting for members will need to take place at that time for several positions. Only two 

members are two-year terms. The Association will look into a sign at entrances 

announcing the meeting.  

Debbie Grant-Kelterborn offered to help investigate a publication of subdivision 

directory. She presented literature of a provider of this service called Cathedral 

Publishing. This company provides a free directory to any community for the ability to 

sell advertising to local businesses to offset costs. One resident would need to manage the 

address and phone listing and work to get approvals for publication of home phone 

numbers and other information from residents. The Board liked the idea. Debbie will 

pursue the directory with Cathedral. An approval process will be started with the dues 

letter with a request for residents to correct any mistakes, approve adding their phone 

numbers, and offer the opportunity to add babysitter services and other services into our 

directory. No one was assigned to manage the directory at this time. Schneider will 

examine having a Mail-merge function so residents can approve and review the 

information for the directory. The goal was discussed to have the directory published by 

the annual meeting in May. 

In other new business, Chris Roosen reported that he has been attending local 

government meetings and came upon an interesting course of action used by another 

subdivision. He reported that another new subdivision is working to get streetlights 

added. He was interested in this because they were able to attaining funds by using local 

tax collections to receive a special assessment (added to taxes for only their subdivision) 

to gain a capital improvement. Roosen said the assessment would last for 5 years 

The meeting closed at 9:40 pm 

Next Meeting Thursday February 6
th

 at Chris Roosen’s home 


