
PITTSGROVE TOWNSHIP RENT CONTROL BOARD 
 

MINUTES OF REGULAR MEETING 
JANUARY 24, 2019 

 
Present: Joseph Keenan  Regular Resident 
  Tracy Troiani   Regular Resident 
  Betsy Martin  Regular Resident 
  Mayra Orellana  Park Owner/Manager 
  Edward Girsham Park Tenant (Holly Tree) 
  Robert Hoban  Alt. Park Tenant (Harding Woods) 
  Erin D’Agostino  Alt. Regular Resident 
  Matthew Ritter  Esquire, Solicitor for the Board 
  Katy Bofinger  Board Secretary 
 
Absent:  None 
 
Audience: Approximately 30 Residents of Harding Woods or Holly Tree Acres as well as legal 

representation for both parks were present. 
 

Solicitor Ritter called the meeting to order at 7:04 pm. 
 
Flag Salute/Roll Call  
 
Solicitor Ritter read the Open Public Meetings Act Statement. 
 
Tracy Troiani, Betsy Martin, and Erin D’Agostino were sworn in as new members to the Rent Control Board. 
 
Mr. Girsham made a motion to approve the minutes from both the Reorganization meeting on 10/25/18 as 
well as the regular meeting on 12/20/18, it was seconded by Ms. Troiani. All in favor. 
 
Application – Harding Woods MHC, LLC – Annual Rent Increase, Real Estate Tax Increase, Increase in supplied 
utilities, and Vacancy Decontrol. 
 Mr. Hoban (Harding Woods resident) and Ms. Orellana (Park Management) excused themselves from 
this hearing due to conflict of interest. Harding Woods was represented by Matthew J. Krantz, Esq., of Tyler & 
Carmeli, P.C., who appeared with witness Mayra Orellana, Regional Director for the Applicant. Mr. Krantz gave a 
summary of the application which has three parts as well as vacancy decontrol. The calculations for the rent 
increases were supplied with documentation to board members. Due to prior vacancy decontrol, there are 
currently three rent groups in the park: 
 

Rent Group A: the CPI increase of 1.7% equals $7.14, the real estate tax increase is $2.06, and the 
supplied utilities increase is $1.93. The total rent increase for Group A is $11.13, bringing the new gross 
rent of Group A to $491.02. 
 
Rent Group B: the CPI increase of 1.7% equals $7.11, the real estate tax increase is $2.06, and the supplied 
utilities increase is $1.93. The total rent increase for Group A is $11.13, bringing the new gross rent of 
Group A to $505.16. 



 
Rent Group C: the CPI increase of 1.7% equals $7.53, the real estate tax increase is $2.06, and the supplied 
utilities increase is $1.93. The total rent increase for Group A is $11.13, bringing the new gross rent of 
Group A to $530.49. 
 

Solicitor Ritter swore in Timothy B. Hogan, of Hogan Appraisal, LLC to give testimony based on his May 20, 2018 
appraisal report regarding the fair market value of rent at Harding Woods. Mr. Hogan was certified by Solicitor 
Ritter to give expert testimony as a licensed appraisal expert. Mr. Hogan summarized his appraisal report and 
the comparable properties he used to make his calculations. Mr. Hogan’s report concluded that the fair market 
value for vacancy decontrol in Harding Woods should be set at $605. 
 
Ms. D’Agostino made a motion to open the meeting to the public for comments and questions, the motion was 
seconded by Ms. Martin. All in favor. 
 
Solicitor Ritter swore in Harding Woods resident John Walkden who asked several questions about trash removal 
rules and also questioned the new vacancy decontrol number possibly preventing the sale of homes in the 
community. Ms. Orellana stated that she would look into changes with the trash removal company and 
communicate the community. 
 
Solicitor Ritter swore in Harding Woods resident Larry Homan who voiced various concerns about trash removal, 
abandoned automobiles, and parking issues. Mr. Homan also asked for clarification about rent group C, which 
was given by Solicitor Ritter. 
 
Solicitor Ritter swore in Harding Woods resident Donald Morgan who questioned the increase in trash removal 
costs as well as the validity of the appraisal report and whether Mr. Hogan was an unbiased source of information 
if he had been hired by the park. Solicitor Ritter explained that the township ordinance requires that the park 
hire an appraiser when seeking vacancy decontrol. 
 
Mr. Homan reapproached the microphone and asked for clarification about vacancy decontrol, and Mr. Keenan 
gave an explanation.  
 
Solicitor Ritter swore in Harding Woods resident Shirley Miller who voiced concern about the 2014 application 
and old ownership issues. Solicitor Ritter explained the case law which supports capital improvement surcharges. 
 
Solicitor Ritter swore in Harding Woods resident Donna Mills who voiced concern about new park ownership 
passing on old bills and requesting a rent increase after only two months. She also voiced concern about park 
management and a lack of communication with residents. Ms. Mills asked for clarification about the lease terms 
and their legality. Solicitor Ritter explained that the Rent Control Board has no jurisdiction over leases. Ms. Mills 
voiced concern about a lack of communication channels between the new ownership and the residents. Mr. 
Keenan encouraged the tenants to communicate with the park management about that issue. 
 
Solicitor Ritter swore in Harding Woods resident Karen Bateman who asked for clarification about the rent 
increases listed on the new leases and whether that was correct if the rent increases had not been passed yet.  
 



Seeing as there was no further public comment, Mr. Girsham made a motion to close the public session. The 
motion was seconded by Ms. D’Agostino. All in favor. 
 
A motion was made by Mr. Girsham to accept the three rent increases as presented in the application, the motion 
was seconded by Ms. Martin. A roll call vote of members was unanimous, all in favor. 
 
A motion was made by Ms. Martin to approve the vacancy decontrol for a new rent group “D” at $605 as 
presented in the application. The motion was seconded by Ms. Troiani. A roll call vote of members was as follows: 
Keenan, yes; Troiani, yes; Martin, yes; Girsham, no. The motion was passed. 
 
Application – Holly Tree Acres, MHC, LLC. - Annual Rent Increase, Real Estate Tax Increase, Major Capital 
Improvements, Increase in supplied utilities, and Vacancy Decontrol. 

Mr. Girsham (Holly Tree Acres resident) and Ms. Orellana (Park Management) excused themselves from 
this hearing due to conflict of interest. Krantz, Esq., of Tyler & Carmeli, P.C., who appeared with witness Mayra 
Orellana, Regional Director for the Applicant. Mr. Krantz gave a summary of the application which has four parts 
as well as vacancy decontrol. The calculations for the rent increases were supplied with documentation to board 
members.  Due to prior vacancy decontrol, there are currently two rent groups classified as “original sites” and 
“new sites”.  
 

Original Sites: the CPI increase of 1.9% equals $6.78, the real estate tax increase is $2.10, the supplied 
utilities increase is $3.86, and the major capital improvements surcharge is $11.79. The total rent 
increase for the original sites is $24.53, bringing the new gross rent of the original sites to $454.62. 
 
New Sites: the CPI increase of 1.9% equals $8.68, the real estate tax increase is $2.10, the supplied 
utilities increase is $3.86, and the major capital improvements surcharge is $11.79. The total rent 
increase for the original sites is $26.43, bringing the new gross rent of the original sites to $521.77. 

  
Solicitor Ritter swore in Paul Dietrich, of Environmental Technical Services, who gave testimony concerning the 
necessity and installation of the new well and chlorination system. 
 
Solicitor Ritter swore in Timothy B. Hogan, of Hogan Appraisal, LLC to give testimony based on his May 20, 2018 
appraisal report regarding the fair market value of rent at Holly Tree Acres. Mr. Hogan was certified by Solicitor 
Ritter to give expert testimony as a licensed appraisal expert. Mr. Hogan summarized his appraisal report and 
the comparable properties he used to make his calculations. Mr. Hogan’s report concluded that the fair market 
value for vacancy decontrol in Holly Tree Acres should be set at $605. 
 
Chairman Keenan questioned Mr. Hogan’s report that the fair market value at Holly Tree is the same as Harding 
Woods. Mr. Hogan explained that the new wells decreased the estimated time to rent a property and therefore 
increased the fair market value. 
 
Mr. Hoban made a motion to open the meeting to the public for comments and questions, it was seconded by 
Ms. Troiani. All in favor. 
 



Solicitor Ritter swore in Holly Tree Acres resident Pearl Cauldell who stated that the potholes in the road should 
be maintained by the park as well as the drinking water wells, and costs associated with repairs should not be 
passed on to the residents.  
 
Solicitor Ritter swore in Holly Tree Acres resident Ed Girsham, who was disqualified as member of the board for 
the Holly Tree Application because he is a resident of that park. Mr. Girsham questioned the increased supplied 
utilities rent increase and specifically the high septic costs associated with 3 properties in the park. He also 
questioned the wording on the major capital improvement surcharge, mentioned tree issues, and questioned 
the date of vacancy decontrol. Mr. Girsham continued to voice that the new wells are a safety issue, and that 
drainage problems of several septic systems are due to increased rain fall and that these issues should not be 
permanent as long as the weather dries out. Ms. D’Agostino questioned Mr. Girsham about the pumping of the 
septic systems. 
 
Solicitor Ritter swore in Holly Tree Acres resident, and park maintenance man, Leroy Pierce. Mr. Pierce explained 
that the tenants call him or the park office to request pumping and then he checks it out. Mr. Pierce reported 
that one of the septic systems is being replaced. 
 
Seeing as there was no further public comment, Mr. Hoban made a motion to close the public session. The motion 
was seconded by Ms. D’Agostino. All in favor. 
 
A motion was made by Mr. Hoban to approve the annual rent increase, real estate tax increase, and supplied 
utilities increase as presented in the application, it was seconded by Ms. Martin. A roll call vote of members was 
unanimous, all in favor. 
 
A motion was made by Mr. Hoban to approve the major capital improvements surcharge as presented in the 
application materials and as reviewed by Michael J. Welding, CPA, it was seconded by Ms. Troiani. A roll call vote 
of members was unanimous, all in favor. 
 
A motion was made by Ms. Martin to approve the vacancy decontrol rate of $605 as presented in the application 
materials, it was seconded by Ms. Troiani. A roll call vote of members was as follows: Keenan, no; Troiani, no; 
Martin, yes; Hoban, no. The motion was not passed. 
 
After some discussion amongst the board members, a motion was made by Mr. Hoban to set the vacancy 
decontrol rate at $580 with a start date of February 1, 2019, it was seconded by Ms. Troiani. A roll call vote of 
members was as follows: Keenan, yes; Troiani, yes; Hoban, yes; Martin, abstain. The motion passed. 
 
A motion was made by Mr. Girsham to table the resolution from the Picnic Grove MHC, LLC application heard on 
December 20, 2018, the motion was seconded by Mr. Keenan. All in favor. 
 
Mr. Girsham made a motion to adjourn the meeting at 11:20 pm, it was seconded by Mr. Keenan. All in favor. 
 
 
________________________________ 
Secretary 
 
 


