
Woodlands North Homeowners Association 

Board of Directors’ Meeting Minutes 

March 14, 2006 

 

K. Zielinski, President, called the meeting to order at 7:03pm at the Northville Township 

Administration Building.  Attendance was taken and will be placed on file with the 

Minutes.  Board Members present: L. Mosteller, D. Grant-Kelterborn, J. Kloosterman, J. 

McFall, K. Zielinski, and J. Plakas.  Absent: J. Culkar, D. Bournay, and Y. Ge. 

 

The Minutes from the February 14, 2006 Meeting were presented for review and 

comment.  K. Zielinski asked for corrections.  L. Mosteller indicated that the Begonia 

Brothers Quote also included: $600.00 for bush trimming; $1400 for fall clean-up; $413 for 

irrigation start-up and $525 for winterization.   The correction was noted; the Minutes were 

placed on file as corrected and posted to the Woodlands North Homeowners 

Association Website. 

 

Open Issues 

 

As reported by K. Zielinski 

Open Item Individual Responsible Status 

Sprinkler heads installed on 

property adjacent to residents 

Plakas Spring, 2006 

Investigation/Cost to install 

sprinklers on property 

adjacent to residents 

Culkar Spring, 2006 

Architectural Committee – 

draft of Architectural 
Guidelines 2nd draft pending 

Plakas G. Baker presented the draft 

of the Architectural Guidelines 

Mailbox Install – can HOA act 

as clearing house for ordering 
large quantities of mailboxes? 

What steps does the HOA 

need to take to allow for 
assessment. Next 

communication piece to 
homeowners 

McFall 

Legal 

S. Hall, attorney, prepared for 

our consideration – Consent 
Form For Proposed 

Amendments to Declaration of 

Covenants, Conditions and 
Restrictions 

Late fee authorization Late 

fees accrue once dues are 
paid?  Appropriate wording to 

change the Articles to allow 
for mailbox assessment? 

Zielinski 

Legal 

K. Zielinski presented a 

proposed late fee assessment 
for consideration based on 

feedback from Hall 

Junk behind lot 36 and 37 Grant-Kelterborn Spring, 2006 

Tree issue lot 135 Kloosterman Trunk removed.  The stump 

will be taken out Spring, 2006 

Exercise Equipment 

maintenance 

Kloosterman Spring, 2006 

Well as opportunity to save 
water 

McFall Spring, 2006.  L. Mosteller do 
we know for certain that we 

have a fix for the typical rust 
water that occurs with wells?  

Is there a sub that we can 

speak to that has successfully 



used a hard water softener? 

Lot 28 – clearing common 
area 

Kloosterman Spring, 2006 

Lot 41 – mulching in common 

area 

Kloosterman Spring, 2006 

Survey to Residents McFall/Zielinski Completed.  Results will be 

compiled by J. McFall & D. 

Grant-Kelterborn. J. Culkar will 
make available in PDF format 

for Board review. 

Bench J. Kloosterman Bench needs to be cemented 
into place. Spring, 2006 

Exercise Sign J. Kloosterman Sign is down along path.  
Spring, 2006 

Signs J. Culkar Research and find 

replacements to finales (round 
white balls) for the top of the 

signs leading into the main 

common areas 

 

 

Treasurer’s Report 

 

L. Mosteller reported as of March 14, 2006 we have a balance of $146,521.50 in Money 

Market and $12,876.64 in checking.  There are currently no outstanding bills.   

 

In 2004, the commons areas that the HOA is taxed on was not paid by Pulte nor were the 

Township records updated with current Woodlands HOA address.  L. Mosteller contacted 

Pulte for payment of the assessed interest/late fees and the HOA paid taxes due (Pulte 

had turned over the HOA to the Woodlands by then and we were not liable).  Taxes for 

2005 and beyond have the correct mailing address and are being paid timely. 

 

Note: L. Mosteller provided a copy of the letter sent to the two homeowners who mailed 

their dues check after the due date.  The letter instructed the residents to submit the total 

amount due of $475 by March 15.  In addition, the Board received breakdown of the 

budgeted items for Landscape.  Both of these items have been placed on file with the 

Minutes. 

 

L. Mosteller indicated as of this meeting we have eleven (11) homeowners who have not 

paid their annual dues.  Two (2) checks were returned because amounts did not include 

late fee amounts, eight (8) residents have made no attempt to get in touch with the 

treasurer and one homeowner contacted us to state that she felt the policy was very 

unreasonable – the resident was asked to submit her comments in writing.  On March 16, 

2006 another letter will be submitted to residents who have not paid their dues indicating 

the amount due are $450 plus $50 in late fees.  With regards to lot 45 they have paid their 

dues and one month late fee for 2006 however they have not paid the $125 due for 

2005.  

 

L. Mosteller questioned how we should handle the resolution of this outstanding amount 

for lot 45?  All agreed that the Board did not have a formal late fee assessment policy in 

place and we should not pursue the moneys.   

 



J. McFall proposed that the $125 in late fees owed by lot 45 for the year 2005 will not be 

collected because the Board did not have in place a formal late fee collection policy.  

L. Mosteller provided a second.  The motion carried. 

 

K. Zielinski presented a dues collection schedule that will outline the process for late fee 

collection: 

Dues            Attorney      Attorney 

Deadline           Drafts      Files 

Date            Letter      Lien 

 

� �  �  �  �     �      � 

 
 30 days 30 days 30 days 30 days    30 days     30 days 

 $25/fee $25/fee $25/fee $25/fee 

 

Example: John Doe  

 

Receives his Dues letter on January 06 and has thirty days to pay (plus a 5 day grace 

period – total length of time to pay is 35 days).  No payment is received by February 11.  

A letter is issued indicating payment is late and a $25 late fee has been assessed.  Mr. 

Doe will receive a letter on February 11 for an amount owed of $475; he will receive a 

letter on March 11 for an amount owed of $500; he will receive a letter on April 11 for an 

amount owed of $525 and a letter on May 11 for an amount owed of $550.  In June, the 

attorney will draft a letter to Mr. Doe indicating if full payment (including late fees) is not 

paid by July the attorney will file a lien. 

 

K. Zielinski presented a motion that after the dues deadline date, the resident(s) will be 

issued a letter every thirty days indicating amount owed and late fees.  Should the 

homeowner not pay the dues and accrued late fees after four such letters, the account 

will be turned over to the attorney to issue a final notice of amount owed.  If the resident 

does not respond to the letter after thirty days, the attorney will place a lien on the home 

for the dues amount, accrued late fees and corresponding attorney and lien fees.  J. 

Kloosterman provided a second.  The motion carried. 

 

J. McFall suggested that the Board consider explanation of the $50,000 in HOA funds set 

aside for future expenditures such as paths, sidewalks, playground equipment etc.  J. 

McFall asked G. Baker to provide input on a reserve account.  He indicated that a 

reserve accounts are designed for non-reoccurring expenses.  The Board should take 

time to define what an “expense” is.  In doing so you will have moneys set aside and it 

will not be necessary to special assess residents.  G. Baker indicated that he would be 

happy to work with L. Mosteller or a Board Member to set-up a Reserve Account. 

 

K. Zielinski reviewed the document provided to the Board last month by J. McFall and J. 

Culkar outlining items that may be appropriate for a reserve account.  D. Grant-

Kelterborn suggested that putting together a five year budget may help the current 

Board and future Boards plan expenses better.  As an example if we anticipate in 2007 

that the paths will be coated at an estimated cost of $3,000, this amount will be placed 

in the 2007 budget and the budget adjusted accordingly.  It might be reasonable to pull 

$3,000 from the landscape budget to offset this expense.  If the Board is able to plan for 

these expenses we may be able to reduce or minimize the amount annual dues are 

increased each year.  K. Zielinski began to calculate one year’s worth of expenses 

however D. Grant-Kelterborn noted that the sub is now five years old and that it might be 



more realistic to calculate 5/xx of the cost based on life expectancy (as an example if 

the paths have a life expectancy of 10 years then we need to look at 5/10 of that 

expense now.  After further discussion, it was agreed by all that a strong case could be 

made that the current $50,000 is necessary to set aside to offset the future costs of such 

things as Gazebo; exercise equipment, playground equipment, lamp posts at entries, 

sidewalks and pathways. 

Resident Comments 

 

Resident A. Twisselman was present however he did not have a question for the Board. 

 

Attorney Recommendations 

 

K. Zielinski provided copies to the Board of a letter from Steve Hall, attorney and 

CONSENT FORM FOR PROPOSED AMENDMENTS TO DECLARATION OF COVENANTS, 

CONDITIONS AND RESTRICTIONS for consideration.  Both documents have been placed 

on file with the Minutes.  The proposed changes are: 

 

First Change: specifically gives the Board the authority to place a lien on a resident’s 

home for non-payment of assessments.  This change includes the cost of all related 

attorney and lien fees on top of past due late fees. In addition, this additional language 

may be used to enforce the proposed Architectural Control Committee Guidelines and 

Expectations. 

 

Second Change: gives the Board authority to establish uniform mailboxes guidelines. 

 

J. Plakas indicated the proposed change will give the Architectural Control Committee 

Guidelines more bite – without the additional language the Guidelines become 

ineffective. 

 

K. Zielinski requested feedback, from the Board, on both of the proposed changes 

submitted by S. Hall. 

 

Architectural Control Committee 

 

G. Baker provided a copy of The Woodlands North Homeowners Association 

Architectural Guidelines and Expectations Dated: April, 2006 to the Board Members. The 

document was placed on file with the Minutes.  The committee spent a considerable 

amount of time to draft document.  We were charged with creating the Guidelines the 

enforcement of such guidelines will be determined by the Board.  The committee 

reviewed comments received by the Board and adapted them into the Guidelines.  We 

need to look at the document independent of the necessary enforcement.  G. Baker 

also provided the Board with a copy of a section of the bylaws - Article VI Committees 

SECTION 1.  Architectural Control Committee indicating that the committee used this as 

their charter to create the Architectural Guidelines and Expectations.   

 

It was agreed by all present that the Board would consider each item outlined in the 

Guidelines independently and would provide a simple yes/no vote in support or against 

the item.  The results are noted: 

 

It is also noted that G. Baker took notes on the requested/proposed changes and will 

provide to the Board a revised document. 

 



1.0 GENERAL MAINTENANCE OF PREMISES  Yes – 6        No – 0 

2.0 SHUTTERS, SHINGLES, TRIM, SIDING, BRICK, COLUMNS, DECORATIVE TRIM, EXTERIOR 

DOORS, WINDOWS, AND GARAGE DOORS  Yes – 5        No – 1 

It was agreed by 5 that the language should be changed from “should” to “shall” 

3.0 MAILBOXES      Yes – 6         No – 0 

It was agreed to include language about the Board approved mailbox and anticipate 

life expectancy 

4.0 LEASING/RENTING OF PREMISES   Yes – 6        No – 0 

5.0 RESIDENTIAL POST LIGHTS, SOLAR PANELS, SATELLITE DISHES Yes – 6  No – 0 

6.0 DRIVEWAYS/WALKWAYS    Yes – 6        No – 0 
7.0 SEING SETS AND PLAY STRUCTURES  � stop   

8.0 DECKS AND PATIOS   � stop 

9.0 PLANTING IN COMMONS AREAS  � stop 

10.0 HOME ADDITIONS, SUNPORCHES, GAZEBOS, SHEDS, AND FENCES � stop 

 

 � stop – G. Baker will provide revisions for us to consider.  No vote taken 

 

J. Plakas proved a copy to the Board Members of a draft of the Woodlands North 

Homeowners Master Landscape plan for consideration.  J. Plakas indicated that the 

Architectural Control Committee approved a deck for lot 214 and the conversion of a 

garden window to door entrance to allow an exit from the basement was approved for 

lot 217. 

 

Social 

 

D. Grant-Kelterborn the Block Chairpersons will hand out this week a flyer about the 

Easter Egg Hunt on Sunday, April 09. 

 

 

The next meeting is Tuesday, April111, 2006. 

 

The meeting was adjourned at 9:45pm. 

 

Respectfully submitted, 

 

 

 

Debbie Grant-Kelterborn 

Secretary, Woodlands North Home Owners’ Association 

 

Email vote concluded 3.29.06 at 10:38pm  

 

J. Kloosterman proposed a motion to make Begonia Brother our contractor for fertilizing 

services. D. Bournay provided a second to the motion. 

In support 

J. Kloosterman 

D. Bournay 

K. Zielinski 

L. Mosteller 

J. McFall 

K. Zielinski indicated in his email of 3.29 that enough votes in support were received and 

the motion carried. 



 

 

 

 

 

 

 

 

 

 


