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Welcome 
2018 Annual Membership Meeting

June 5, 2018
28711 Drake Road Fire station #4, Farmington Hills, MI



2017/18 Board of Directors Introduction:

Frank Levanduski, President (Board appointed, 7/12/17)

Dariel Walker, Vice President (Board Appointed, 7/12/17) Farmington Hills Coordination/ Safety 

Yoland Nader, Treasurer Maintenance of funds/collection of dues

Suzanne Brunette, Secretary Keeping the records

Dave Somers, Director Architectural Committee Chair

Sheryl Ellenstein, Director Website & Directory Chair

Carly Brown, Director Facebook coordinator, Architectural Committee & 
Annual Picnic committee

Sue Levanduski, Director Annual Picnic Chair, Safety Committee

Erin Stilman, Director Governance support

Special Thank you to Terry & John Klenczar Sandwich Boards



Agenda:
 Meeting called to order Frank Levanduski, President

 Quorum established Suzanne Brunette, Secretary

 Minutes Issued & Reviewed Suzanne Brunette, Secretary

 Treasures Report Yoland Nader, Treasurer

 Old Business

 Website/Directory Review Sheryl  Ellenstein, Director
 Facebook Review Carly Brown, Director
 Restriction Survey Results Architectural  Committee

Dave Somers, Chairman

 New Business

 2018/19 Directors/Officers election    Membership Present
 Woodbrook Neighborhood Watch Sue Levanduski, Director
 2018 Annual Woodbrook Picnic Sue Levanduski, Director
 14 mile Hospital access road Dariel Walker, Vice President
 Annual Woodbrook picnic Sue Levanduski/Carly Brown
 Non-profit status Frank Levanduski, President
 By-Laws /Constitution  Discussion Frank Levanduski, President
 Membership Dues Frank Levanduski, President



Secretary Report - Suzanne Brunette



Secretary Report - Suzanne Brunette

Motion to accept report as provided



Website re-Launch - Sheryl  Ellenstein





Carly Brown



Woodbrook Subdivision established 1957

Residential Survey Results

On March 8 2018, a survey was mailed to the residents of Woodbrook subdivision 
asking for their input on updating the current subdivision restrictions. 

Residential Survey Results – June 5th 2018

111

67

Surveys
Participation Rate 60%

Issued

Returned



Residential Survey Results – June 5th 2018

The survey covered suggested changes on the following :

1. Auxiliary Buildings 
2. Recreational Vehicles
3. Fencing
4. Pools
5. Gazebos

Based on survey feedback the findings will focus on the three most voted for changes 
to the current restrictions. Those are Auxiliary Buildings, Fencing, and Gazebo

Note: No preference responses were counted as “Yes” for purposes of the survey 
summaries. 

Woodbrook Subdivision established 1957

Residential Survey Results
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Residential Survey Results

Auxiliary Buildings  - Findings

Interested – 36
Not Interested – 17
No Preference – 14

Residential Survey Results – June 5th 2018

36, 54%17, 25%

14, 21%

Auxiliary Buildings

Yes

No

No Preference
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Residential Survey Results

Residential Survey Results – June 5th 2018

29, 40%

21, 28%

5, 7% 19, 25%

Construction

Wood

Plastic

Other

No Preference



Woodbrook Subdivision established 1957

Residential Survey Results

Auxiliary Building Summary:

• 75% of respondents favored a change to the restrictions to allow for Auxiliary 
Buildings

• 41% Wood, 28 % Plastic, 25% No Preference, 7% Other
• 72% Back Yard, 28%  Adjacent to the home

Residential Survey Results – June 5th 2018



Woodbrook Subdivision established 1957

Residential Survey Results

Fencing Findings:

Interested – 42
Not Interested – 22
No Preference - 3

Residential Survey Results – June 5th 2018

42, 63%

22, 33%

3, 4%

Fencing

Yes No No Preference
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Residential Survey Results

22, 42%

25, 47%

6, 11%

Fencing Type

Privacy / Landscaping

Dog Runs

No Preference

Residential Survey Results – June 5th 2018



Woodbrook Subdivision established 1957

Residential Survey Results

Fencing Summary:

• 67% of respondents favored a change to the restrictions 
to allow for fencing.

• 47 % Dog Runs, 42% Privacy/Landscaping, 11% No 
Preference

Residential Survey Results – June 5th 2018
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Gazebo Findings

Interested – 37
Not Interested – 11
No Preference – 19

Residential Survey Results – June 5th 2018

Woodbrook Subdivision established 1957

Residential Survey Results

37, 55%
11, 17%

19, 28%

Gazebos

Yes

No

No Preference
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33, 60%
5, 9%

17, 31%

Gazebo Location

Back Yard

Side Yard

No Preference

Residential Survey Results – June 5th 2018

Woodbrook Subdivision established 1957

Residential Survey Results



Woodbrook Subdivision established 1957

Gazebo Summary:

• 84% of respondents favored a change to the restrictions to 
allow for gazebos

• 60% Back Yard, 31% No Preference, 9 % Side Yard

Residential Survey Results – June 5th 2018

Woodbrook Subdivision established 1957

Residential Survey Results



Residential Survey Results – June 5th 2018

Woodbrook Subdivision established 1957

Residential Survey Results

The survey committee has determined that based on the results of the survey a 
recommendation to the board is made to allow for the following:

1. Auxiliary Buildings (74% favored)
2. Fencing  (67% favored)
3. Gazebo’s (84% favored)

The role of the Architectural Committee would be to establish and set standards 
for Auxiliary Buildings, Fences and Gazebos.
Current committee members are: David Somers, Nick Nelson, Shel Rader and Carly 
Brown. We are open to more participants should any residents wish to participate.



2018/19 Officer and Director Election

The process:

1) Each lot receives 1 vote
1) Each vote can be split in half 

2) Vote for the officer listed or feel free to 
enter a write in candidate

3) Choose five of the six Directors listed. 
1) Write in candidates are welcome 

to be entered here as well.

4) Enter your name/names in the 
appropriate line

5) Enter your address or lot number on the 
appropriate line

6) All ballots will be collected and 
tabulated as we continue with the 
program and announced at the end of 
the night. Frank/Sue Levanduski

Lot 54

Suzanne Brunette
John Schiappasse Certification

3



Annual Picnic August 18, 2018
Drake Sports Park

Planning is in the works any volunteers are welcome
see Sue Levanduski  or Carly Brown to help



Dariel Walker



Farmington Hills Crime Prevention Services

What Things are Available to Improve our Neighborhood Protection

1. Crime Watch Program
• Requires a 50% neighborhood participation to sign up

• Quarterly meetings 
• Grouping of neighbors who will directly communicated to by Crime Prevention of local activities to heighten our 

alertness in our Development.

2. Paw Watch
• Dog Walker Training & Certification

• Residents are provided training in methods to 
observe & report suspicious criminal activity, which
Helps keep our community safe.

3. crimemapping.com
• Enter your zip code or others you are interested in knowing about
• Enter the timeframe you want to see

4. Home Security Survey
• Discover your home risk, schedule a home risk assessment with the Crime Prevention Services Department 248-871-2750

5. nixle APP for phone (phone) or email
• Receive Farmington hills Police alerts 
• Sign up at www.nixle.com or text your zip code to 8887777 to opt-in

6. Operation Medicine Cabinet
• Dispose of expired or no longer used medications at the Police station any time of the day in the lobby.

Sue Levanduski 



Woodbrook Subdivision established 1957

Farmington Hills, Governing Documents

What do we use to govern our sub-division?

 1957 Declaration of Restrictions

 Constitution (date unknown, prior to 1968)

What is the difference between a Declaration of Restrictions 
and Constitution &/or Bylaw document.
 Declaration of restrictions is a legal document and filed in Oakland 

County registration of Deeds which dictates what we can do with respect 
to our property in the way of home size, additions, set backs, 
outbuildings, fences, etc.

 Constitution &/or Bylaw dictates how we govern with respect to our 
corporation, i.e., Board elections, usage of funds, etc. it can mirror our 
restrictions but can not override them.



Woodbrook Subdivision established 1957

Farmington Hills, Constitution

The current constitution used in conducting Woodbrook Subdivision business has no known date of 
ratification (prior to 1968) and is not filed with the Oakland County record of deeds. It was 
considered ratified by payment of the initiation fee by twenty (20) eligible members at the first meeting 
of the association. Date unknown, no record available.

Conflict Resolution
 After much debate within the Board and by Membership, the 2017/18 Board of 

Directors reviewed our current (50 year old) constitution (to be known going forward 
as Bylaw) and saw a need to update it better coordinate (remove conflicting policy) 
with our 1957 declaration of restrictions and provide the Board with a governance to 
better serve our residents going forward.  



2018 Bylaw /Constitution Recommended Board Draft:

 Board has drafted an update of the Woodbrook Bylaws utilizing current constitution and 
surrounding HOA like development documents that;

 Define subdivision and historical Oakland County Deeds filings
 Define Woodbrook Subdivision purpose with more specifics
 Dues and assessment guideline improvements
 Expansion on membership requirements that specifies transference of membership to trust, etc.
 Expansion of Dues and assessment section inclusive of use ,budget and litigation.
 Meeting of membership expanded definition inclusive of specific proxies
 Expanded allowed number and defined Board of Directors/Officers inclusive of duties, structurers, liabilities 

& proxies.
 Added special corporate acts
 Definition of amendments expansion
 Added miscellaneous section inclusive of headings, posting of notice and Severability



 Please remember the Bylaws are not restrictions they only direct how we conduct 
business and will not conflict with the current 1957 Declaration of Restrictions!



Legal Review

The Board has contracted with the Law 
firm of Cummings, McClorey, Davis & 
Acho who specialize representing 
community associations to review our 
1957 Woodbrook Declaration of 
Restrictions and the current 
Constitution to Guide the Board of 
Directors with respect to the legal
requirements of the restrictions as 
written and filed as well as to develop 
a Bylaw (previously called 
Constitution) document that is up to 
date and not in conflict with our legal 
restriction document.





Constitution Legal Review 

 Hirzel Law will continue to review the draft Bylaws that the 2017/18 Board of Directors developed, remove any 
conflicts with our restrictions and present a final draft document to the Board for acceptance.

 The board will issue a copy of the Bylaws to each Member with a ballot and ask for a return vote of acceptance. A 
Board member will personally deliver the new Bylaw document along with a ballot to return with a vote. We will 
count the returns, a yes vote of 57 members will be required to accept the new Bylaws. 

 Failure to adopt the new Bylaw will require the HOA to continue to utilize an outdated Constitution. The Board 
will not enforce any content that is in conflict with the 1957 Declaration of Restrictions.

Moving Forward



Declaration of Restrictions Legal Review 

CMDA Opinion



1. The bottom line: Any immediate change to the 1957 Woodbrook Declaration of Restrictions would require 
100% of all lot owner approval on a ballot.

2. A 2/3rds vote could carry a restriction change but would not be valid until 2022.

The 2018/ 19 Board of directors has established an architectural committee who 
will set up a process for Members to request housing and lot modifications, 
request any information missing from the applicant needed to make a 
recommendation and then forward those requests to the Board for review and 
approval or rejection based on a Board majority vote.

CMDA Opinion

Declaration of Restrictions Legal Review 



Membership Dues:

1957 to 1963 $20/yr. HOA total operating funds $2200/yr.
June 21, 1993 $30/yr. HOA total operating funds $3300/yr.

This assumes every Member pays their dues, currently we have 102 paid

based on Declaration of Restrictions 1957
77 to 3 vote in favor of increase



Membership Dues:

May 24, 2017 annual meeting vote $50/yr. HOA total operating funds $5500/yr.

This assumes every Member pays their dues, currently we have 102 paid

1968 Constitution



2018 Membership Dues:
Based on legal council, Woodbrook annual dues can not exceed $30/year per the 
1993 amendment to the 1957 restrictions (liber# 13700 page 749, Oakland County 
record of Deeds).

54



2018/19 Extraordinary Budget Costs:
 Legal document review $2535 estimated total

 14 Mile road maintenance (grass mowing, weed control) $1650/season

 Non-Profit MI permit Cost $20/year

 Liability Insurance $850/year

 Utilities (electricity front sign lights) $547/year

 Operating costs (coping, office supplies, stamps, etc.) $250/year

Total Required $3317/ fiscal year
Annual Dues Collected $1100/ yr. if all pay $10 fee

$2217 loss 2018/19 budget

What are Normal Cost?

2018/19 Discretionary Spending
 Annual Picnic $850/estimated
 Entrance sign landscaping $150/estimated



Board of Directors Review of Known Documents:

January 8 1957 Declaration of restriction recorded, in which enforcement rights are held by Thompson
Brown, the developer
Oakland County, records of deeds, Woodbrook Subdivision - (Liber 3641 pg. 335) 

February 26, 1957 Agreement 
Oakland County, records of deeds, Woodbrook Subdivision - (Liber 3670 pg. 570) 

April 5, 1974 Assignment of Grantor’s rights filed, in which the rights held by the developer are assigned to 
Woodbrook Association. Enforcement rights of restrictions now held by Woodbrook Association Board.
Oakland County, records of deeds, Woodbrook Subdivision – (Liber 13700 pg.749) 
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Goals for 2018/19

1. Completion of Architectural Committee Procedures.
2. Continue to improve website
3. Continue to improve Facebook capability
4. Bylaw completion and approval from Membership
5. Repair of front entrance signs.
6. Restriction enforcement (legal fees may be required)
7. Obtain dues increase to be determined by board with 75% of Member approval
8. Restriction amendment approval for 2022 to ease dues & ability to modify. 

Thank you ….Please let us know if you would like to help with a committee or project

Adjournment: Do we have a motion

Election Results: Suzanne Brunette


