
 

 
Pittsgrove Township Rent Control Board  
989 Centerton Road, Pittsgrove, NJ 08318 

Phone (856) 358-2300       Fax (856) 358-3055 

 

Rent Control Board Minutes 

Regular Meeting 

 June 28, 2012 

Present:  

Joe Keenan, Chairperson, reg member, reg resident* 

David Downs, reg member, reg resident* 

Lou Ranson, reg member, reg resident* 

Patsy Denny, alt member, park resident* 

Bill Carey, reg member, park owner* 

George Williams, Vice Chair, reg member, park resident 

Sandy Comparri, secretary/alt member, reg resident 

Ted Ritter, Esq. 

*eligible to vote 

Absent: 

Steve Bergstrom, alt member, park owner 

 

Audience: 

Michael Fralinger, Esq. 

Drew Sullivan, owner of Picnic Grove Mobile Home Park 

Matt Cooper, maintenance man, Picnic Grove Mobile Home Park 

 

The following residents of The Picnic Grove asked to be recognized by the Board to speak: 

John Mitchell 

Elizabeth Mott 

Charles Schmidt 

George Vina 

Steve Friedman 

Many other residents of the Mobile Home Park, Picnic Grove 

 

The meeting was called to order by Joe Keenan at 7:00 PM.  

 

Flag Salute/Roll Call 

 

Board secretary read the statement of compliance. 

 

George Williams stepped down from the board since he is a resident of Picnic Grove Mobile Home Park. 

 

Patsy Denny, Alternate park resident is now eligible to vote. 
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Approval of minutes: April 26, 2012 

The minutes for April 26, 2012 were approved on a motion by Bill Carey and seconded by Lou Ranson. 

Vote: All in favor 

 

Application 2012 – 188: The Villages I, Annual Rent Increase, Utilities and Supplied Services Increase, 

Real Estate Decrease 

A motion was made by Bill Carey to approve the postponement of Application 2012 – 188, The Villages I, this 

was seconded by Lou Ranson. 

Vote: 

All in favor 
 

Application 2012-189: Picnic Grove: Annual Rent Increase, Supplied Utilities Increase, Real Estate 

Decrease 

Mike Fralinger introduced himself to the board and explained Picnic Grove Mobile Home Park has applied for 

an annual increase for the CPI, a supplied utilities increase, and a real estate tax decrease. The base rent has 

been in effect since 2009, which is the last time an increase has been sought. In 2009 the park was sold to the 

current owners.  

 

The CPI increase is 2.2% making the new base rent for section A $6.89 and $7.30 for section B. 

 

The real estate tax decrease for the whole park is a (.61) decrease. 

 

Mr. Ritter suggested to Mike Fralinger since the CPI increase and tax decrease are just mathematical, they be 

opened to the board for questions and voting. Then we can get onto the more difficult questions in the 

application. 

 

Joe Keenan asked the audience if they understood that the board was going to vote on the CPI increase and the 

tax decrease, and if there are any questions. 

 

There were no questions from the audience. 

 

Joe Keenan asked the board if they had any questions about the CPI increase and real estate tax decrease. 

 

There were no questions from the board. 

 

A motion was made by Bill Carey to accept the CPI increase of $6.89 for section A, making the total base rent 

$319.89. This motion was seconded by David Downs. 

Vote: 

Lou Ranson-Yes 

Bill Carey – Yes 

 David Downs – Yes 

Patsy Denny – Yes 

Joseph Keenan – Yes 

 

A motion was made by Bill Carey to accept the CPI increase of $7.30 for section B, making the total base rent 

$339.26. This motion was seconded by David Downs. 

Vote: 

Lou Ranson-Yes 

Bill Carey – Yes 

 David Downs – Yes 

Patsy Denny – Yes 
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Joseph Keenan – Yes 

 

A motion was made by David Downs to accept the real estate tax decrease of $(.61) for sections A and B. This 

motion was seconded by Patsy Denny. 

Vote: 

Lou Ranson-Yes 

Bill Carey – Yes 

 David Downs – Yes 

Patsy Denny – Yes 

Joseph Keenan – Yes 

 

Mike Fralinger explained the supplied utilities increase of $17.20. When the current owners bought the park in 

2009 water and sewer compliance were immediately issues with the DEP. A mobile home park of this size the 

owner becomes the utility under state law and the DEP. They must get a permit for the septic system, and 

become a water purveyor for their wells. All of their things are paid for by the owner and done by the owner.  

If the park had available public water and sewer it would not have to be done. 

 

A program was started last year at the park to get into compliance with the DEP for drinking water and sewer. 

Keeping up on this program helps the park stay in compliance with the DEP.  There are three choices if you 

don’t stay compliant with the DEP: 
1. the owner is fined for falling out of compliance 

2. the owner must come into compliance by repair 

3. the owner must come into compliance by replacement, which is a capital improvement. 

There are two people who do the park business and included in the park business they take care of the 

compliance plan. The park owners have rounded down the amount of time it takes the two people to do this 

compliance plan to 2 today’s, though it usually takes them 2 ½ days per week. This breaks down to $17.20 per 

month per unit. The calculations in the packet show 131 units because it includes another park with 31 more 

units and this takes them 2 ½ days. 

 

Patsy Denny asked the counselor how much it cost the park owners for compliance before 2009. 

 

He said he was not sure, rules and regulations change all the time. He knows the park was having compliance 

issues at that time and a licensed operator was just hired because of these issues. 

 

Patsy Denny asked the counselor if the residents were paying money for water and sewer before this time.  

What were the residents paying in 2011? 

 

Mike Fralinger explained this is a new program implemented in July of 2011. It took the park owner this much 

time to get it up to DEP compliance and now they’re coming in to ask for the utilities increase. They are not 

asking to be reimbursed for the money spent before this. 

 

Patsy Denny asked Mr. Fralinger if there was a maintenance man at the park before. 

 

Mr. Fralinger said it was his understanding that the old park owner was the maintenance man. 

 

Drew Sullivan was sworn in by Mr. Ritter 

 

Drew Sullivan is the owner of Picnic Grove Mobile Home Park. 

 

Mr. Sullivan verified all of the statements about the park made by Mike Fralinger were true. 
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Mr. Sullivan explained to the board after his purchase of the park in 2009 he received a call from a DEP 

representative named Millie. They met at the park for about six hours. She informs him that there were a lot of 

recordkeeping and things that were just all over from the previous owner. She told him she needed him to bring 

everything into compliance quickly because the DEP would no longer put up with what they were putting up 

with before. 

 

Mr. Sullivan asked Millie to tell him what he needed to do. That is when he found out about the problems with 

the wells and the septic systems noncompliance with the DEP and everything needing to be done to get into 

compliance. It took him a 1 1/2 years to get into compliance with them. DEP inspections are random. 

 

Mr. Sullivan had to immediately start a report system on the sewer systems.  Every unit must be pumped every 

five years; this must be proven with a report. He explained to Mr. Fralinger that it takes the two men that work 

for him 2 1/2 days a week to do the work required to keep them in compliance. They have rounded it down to 2 

days. 

 

The board had no questions for Mr. Sullivan. 

 

Mr. Ritter swore in Matt Cooper who works for Picnic Grove Mobile Home Park. 

He informed the board the scope of his duties includes: maintenance, repairing pot holes, repair water breaks, 

cuts grass, going out when there is a disturbance, and taking care of any problems that may arise. Depending on 

the week he usually works 40 to 50 hours and is on call 24 hours a day. 
 

Mr. Cooper agreed that in July of last year they implemented a plan for water and sewer. To be in compliance 

they must check the pump houses to make sure there are no leaks. Record readings of how much water is being 

used. If there's a spike in water usage that means there's a break in one of the water lines. The readings are faxed 

over to Sweetwater once a month.   It’s important to keep an eye on water spikes because when this happens 

more water is being used then what is needed. 

 

Bill Carey asked how many pump houses do they need to maintain. 

 

Mr. Cooper said they had two now. They had three; one had to be shut down. 

 

Once a week they also checked the shut off valves to make sure they are not leaking. They are  also looking for 

water coming from underneath units, water bubbling up from the ground, and wet spots. They make sure the 

pipes are not sweating. 

 

Mr. Fralinger asked Mr. Cooper if that covers his duties as far as compliance for the drinking water 

 

Mr. Cooper said it does cover his duties for the water. 

 

Bill Carey asked Mr. Cooper what his job title is. 

 

Mr. Cooper answered maintenance manager. 

 

Mr. Fralinger now asked Mr. Cooper questions about the septic system. 

 

Mr. Cooper said he makes sure no water is running into the septic tank by looking into the box or cap from the 

drain pipe that could be looked into. If water is running into the septic tank it's going to fill the tank and use 

water inefficiently. The tenant then must be notified that something is wrong.  
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Joe Keenan asked Matt Cooper if the water was treated before supplied to the tenants. 

 

Matt said the water is not treated. 

 

Joe then asked if each unit has their own septic system. 

 

Matt said in the front of the park each unit has their own system but in the back of the park there are two units 

per system. There are about 13 units with their own system. 

 

Joe asked Matt if he inspects every system, every week. 

 

Matt said he does inspect every system every week. 

 

Within five years all septic systems need to be pumped and maintained and this must be recorded for the DEP.  

 

We put this plan together and it's a five-year plan. The DEP reviews these reports when they do an inspection. 

Meetings are not planned with the DEP they just show up to do inspections which can take 3 to 6 hours.  

 

Sweetwater comes at different times than the DEP. The licensed operator makes sure we have everything ready 

for the DEP. All the reports are faxed over to Sweetwater each month. 

 

Mr. Fralinger asked Matt if there was anything he missed as far as the implementation of the water and sewer 

criteria for DEP. 

 

Mr. Cooper said he thinks they have covered everything. 

 

Mr. Cooper said it does take him and the other maintenance man 2 ½ days to do the things they discussed. 

 

Mr. Ritter asked Matt Cooper how many times a day do they need to make a recording of the meters from the 

two pump houses? 

 

Matt Cooper said the recordings must be made once a week for each pump house.  

 

Mr. Ritter asked Mr. Cooper how often water samples are taken from the homes in the park. 

 

Matt Cooper said water samples are taken 4 to 6 times a year. Anywhere from 10 to 12 samples are taken each 

time and are sent to Sweetwater to be analyzed.  Everything has come back clean. 

 

Mr. Ritter asked Matt how often Sweetwater has come in to check the records? How often does the licensed 

water operator show up? 

 

Matt said Sweetwater has come out to inspect the records about eight times in the last year. The licensed water 

operator shows up once a month. 

 

Mike Fralinger asked Drew Sullivan to come back up and answer more questions. He asked Drew why Matt 

Cooper would be looking for water leaks. 

 

Mr. Sullivan explained and not just looking for leaks. They have found and fixed at least 18 leaks in the past 

year. Dripping faucets are also a problem because it's filling up the septic system which creates a huge problem 

with these old systems. 
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Mr. Sullivan also said the DEP also regulates the pressure for drinking water. There is also a limit of the amount 

of water that can be used in the park. This is another reason they are looking for spikes. If we go out of DEP 

compliance and we need to replace a well it can be passed on to the tenant as a capital improvement. My goal is 

to stay in compliance and not pass on a capital improvement. 

 

Joe Keenan asked the board if they had any questions for Mr. Sullivan or Mr. Fralinger. 

 

There were no questions asked. 

 

A motion was made to open the meeting to the public by Bill Carey. This motion was seconded by David 

Downs. 

Vote: 

All in favor 

 

John Mitchell, 6 Daniel Place, Pittsgrove, was sworn in by Mr. Ritter. 

  

Mr. Mitchell asked Mr. Sullivan who is the certified plumber who inspects repairs to plumbing? 

 

Mr. Sullivan said he does not need to bring in a certified plumber to inspect the work done on the pipes. 

 

Mr. Mitchell asked if the maintenance men receive additional pay for the other units at the other park. Are they 

be being paid as subcontractors?  

 

Mr. Sullivan said they do not get extra pay and they are being paid as subcontractors. 

 

Mr. Mitchell asked Mr. Sullivan if he intended on repairing the pump house that is out of order. 

 

Mr. Sullivan said he would love to however the repairs would cost about $45,000. 

 

Mr. Mitchell wanted to know if the septic systems are inspected by lifting the lid. 

 

Mr. Sullivan answered not always. They can be inspected by lifting a cap, looking into the deep box or by 

digging up the lid. 

 

George Williams, 6 Donald Place, Pittsgrove, was sworn in by Mr. Ritter 

 

George said he never finds Jeff or Matt in the park. He did however see them today because they were 

unloading a house at Kenneth Place bought by  the owner of the park. But that has nothing to do with the 

residences. 

  

George went on to say the grass doesn't get mowed in the common areas, the potholes don't get patched, and 

when it snows the roads don't get plowed. The park was never like this went the Tuller's owned it. 

 

Joe Keenan asked Mr. Sullivan where public notices are posted. 

 

Mr. Sullivan stated notices are posted on the pump houses. 

 

Barry Kahn, 12 Michael Place, Pittsgrove, was sworn in by Mr. Ritter. 
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Mr. Kahn said when he signed with Mr. Tuller he was told the water and sewer was included with his rent, and 

has always been included with the rent. He said he's lived at the park for nine years and his septic system has 

never been pumped.  

 

Mr. Kahn went on to say the roads are terrible in the park.  He doesn't understand how the park can have no stop 

signs. There have been many times he has almost had an accident due to the lack of stop signs. 

 

Ethel Cranmer, 3 Kenneth Place, Pittsgrove, was sworn in by Mr. Ritter. 

 

Mrs. Cranmer said she likes change. In the past three years the park has gone down. She wouldn't be able to sell 

her home because the park looks so bad. $17.00 it a major jump especially on a fixed income. She does her own 

maintenance and cuts her own grass. If she doesn’t cut her grass the owner of the park wants to charge her $75 

for Jeff or Matt to mow it. 

 

Charles Schmidt, 7 James Place, Pittsgrove, was sworn in by Mr. Ritter. 

 

Mr. Schmidt said the notice was posted on the pump house with duct tape and blew off. He feels a bulletin 

board with a light should be put up so people know what's going on. 

 

He went on to say he understands that the water must be shut off during emergencies. But he would like to be 

notified when the water is going to be shut off for non-emergent problems. This could be put up on the bulletin 

board. 

 

Mr. Schmidt asked Matt if he had any schooling for testing the water.  

 

Matt Cooper said he does not test the water.  It is sent out to be tested. 

 

Joe Keenan asked Mr. Sullivan how often the water is shut off. 

 

Mr. Sullivan said they needed to fix the lines at least 15 or 16 times in the past year, plus the scheduled times 

for maintenance. 

 

Elizabeth Mott, 9 Lucille Drive, Pittsgrove, was sworn in by Mr. Ritter. 

 

Mrs. Mott said Mr. Sullivan actually owns 4 mobile home parks and Lake House Restaurant. Matt and Jeff are 

at the restaurant most of the day. She doesn't know how they work at the park 2 ½ days of the week when any 

time you go by the Lake House Restaurant you see them there. 

 

Mrs. Mott went on to say they bought their home about a year ago and have had septic leak since then. All they 

do is put acid in it and they have pumped it a couple of times. However it has not been fixed yet.  

 

Mr. Ritter asked her if she has contacted the township about this. 

 

Mrs. Mott said the DEP was at her residence in the past year and told the owner of the park to replace the cover 

on the well and septic because they are cracked in half. Every time it rains contaminants are going into her well. 

It is still not fixed. 

 

Blake Clerico, 1 Cher Drive, Pittsgrove, was sworn in by Mr. Ritter. 

 

Mr. Clerico informed the board the fire trucks from Willow Grove Fire Company would be able to get down the 

streets in the park.  The roads are wide enough for two vehicles to go down.  
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Beverly Collier, 9 Cynthia Place, Pittsgrove, was sworn in by Mr. Ritter. 

 

Ms. Collier said they got a letter from the landlord telling them not to bother the maintenance men. If they have 

any problems they should call the office.  

 

She asked Mr. Sullivan if the emergency number was the same number to his office. 

 

Mr. Sullivan said yes that is the emergency number. He explained the secretary gets the calls forwarded to her 

house and hears them and if there is an emergency, let's Matt or Jeff know. 

 

Lisa Chard, 7 Dennis Place, Pittsgrove, was sworn in by Mr. Ritter. 

 

Ms. Chard said she had a problem with both of her residence that her toilets and tubs backed up. The septic 

system was so backed up it backed up into her pipes. When she called the office and spoke to Karen she was 

told it was her problem and not the parks. By the time everything was fixed it took four days. It was only after 

she threatened to call the board of health that they sent someone out to look at her problem. She couldn't use her 

water for those four days either. She said her brother had to dig up the cover and no one picked up the cap to 

look under it, because there were still leaves on top of it. The maintenance men are not available 24-7 and it's 

not fair that the owner want to increase the rent by so much. 

 

Paul Frye, 4 Michael Place, Pittsgrove, was sworn in by Mr. Ritter. 

 

Mr. Frye has lived in the park for 25 years. He feels the park has really deteriorated since Mr. Sullivan has taken 

over. When he had a problem with a water leak he was told it was his problem even though it was part of what 

Mr. Tuller hooked up 25 years ago. He ended up fixing it himself. 

 

Mr. Frye said his septic system was pumped about 10 years ago and has not been pumped since. 

 

Mr. Frye went on to say that he noticed Jeff, one of the maintenance men, cuts his own grass and his sisters 

grass during company time. 

 

Mr. Frye said he thinks there is a conflict of interest. 

 

He also said the potholes in the road are like creators. He doesn't understand the delay in getting them fixed.  

 

He also questions why would we got so much snow two years ago the roads were not plowed. 

 

Mr. Frye wants to know how they can ask for an increase when this is the kind of service they get. 

 

Joe Keenan asked if there were any more questions from the audience. 

 

There were none. 

 

A motion was made by Bill Carey to close the public portion of the meeting. This motion was seconded by Lou 

Ranson. 

Vote: 

Lou Ranson-yes 

Bill Carey – yes 

 David Downs – yes 

Patsy Denny – yes 

Joseph Keenan – yes 
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Mr. Fralinger reminded the committee the discussion is about the supplied utilities increase. Under the township 

ordinance a supplied utilities increase is allowed. The owners of Picnic Grove Mobile Home Park feels that this 

is a supplied utility, since Pittsgrove Township does not supply water or septic.  

 

Mr. Ritter asked Mr. Sullivan where are the charges for Sweetwater environmental for coming out to do their 

checks. 

 

Mr. Sullivan explained Sweetwater was coming out before he owned the park and those fees are already 

included in the rent. 

 

Joe Keenan explained to the board that most of what the residence voiced during the public portion of the 

meeting is not under rent control jurisdiction. Though it is good that they make the board aware of what is going 

on in the park. The residences need to go to the appropriate office at the township and make them aware of 

these problems. None of this can play into the decisions made on the application. If the member feels the 

request is a legitimate utility then vote accordingly. 

 

Mr. Ritter said the motion could be to approve as requested, to deny in whole as requested, or to approve in 

part. The board could come to the conclusion that it is a utility, but two men at 2 days a week is not reasonable 

and the amount money requested is not reasonable. 

 

Mr. Ritter reminded the board the CPI increase in real estate tax decrease has been passed. This next vote is 

independent from that part of the application. 

 

Mr. Keenan asked the board if there were any questions. 

 

Mr. Ritter went over the options again.  The applicant is asking for a $17.20 increase, per site, per month for a 

supplied utility.  
1. The board could decide it's not a supplied utility and deny the request entirely. 

2. The board can decide it is a supplied utility and approve the request. 

3. The board can decide it is a supplied utilities but the amount is not reasonable and decide on a lesser amount. 

This would require the board to come up with the amount of the increase. 

 

A motion was made by Bill Carey to deny the supplied utilities request in its entirety. This motion was 

seconded by Patsy Denny. 

 

Bill Carey explained he feels this is not a supplied utility and Matt, by his own definition, is a maintenance man. 

 

Joe Keenan said if he were to apply for this he would have had a much tighter definition with job descriptions 

and duty time.  Not just saying you spend 2 days a week supplying a utility.  More documentation on the things 

that are done are needed since the person doing this is not licensed. He would include any documentation he had 

when submitting this request. 

 

Patsy Denny said she denied the request because these are new salaries trying to be passed on but the tenants 

have always had sewer and water. They shouldn't be trying to pass that one to the tenants. 

Vote: 

Lou Ranson-no 

Bill Carey – yes 

 David Downs – yes 

Patsy Denny – yes 

Joseph Keenan – yes 
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The supplied utilities part of the application has been denied. 

 

Mr. Ritter asked Mr. Fralinger if the park owner is going to send out notices to the tenants because he is sure 

there will be some confusion.  

 

He was told the notice will be posted on the pump houses. 

 

It was decided that the workshop will be postponed until the July meeting. 

 

Adjournment: 

The meeting was adjourned at 9:15 pm. 

 

 

 

_________________________ 

    Sandra M. Comparri 

      Committee Secretary 

 

 

 

 


