
PITTSGROVE TOWNSHIP RENT CONTROL BOARD 

 

MINUTES OF REGULAR MEETING 

December 16, 2021 – Via Zoom.us (due to COVID-19) 

 

Present: Joseph Keenan  Regular Resident 

  Thomas Hickson  Regular Resident 

  Betsy Martin  Regular Resident 

  Jeffrey Ridgway  Alt. Regular Resident 

Matthew Ritter  Esquire, Solicitor for the Board 

  William Schmidt Township Committee 

  Eric Harz  Township Committee 

Katy Bofinger  Board Secretary 

   

Absent:  Mayra Orellana  Park Owner/Manager 

  Gwendolyn Matlack Park Resident 

 

Audience: Approximately 2 members of the public were present. Also present were legal representation 

and witnesses on behalf of the park. 

 

Solicitor Ritter called the meeting to order at 7:02 pm. 

 

Flag Salute/Roll Call  

 

Mr. Keenan read the Open Public Meetings Act Statement. 

 

Mr. Ridgway made a motion to approve the minutes from the reorganization meeting on 8/26/21, it was 

seconded by Ms. Martin. All in favor. 

 

Application – Holly Tree Acres, MHC, LLC – Annual Rent Increase, Real Estate Tax Increase, and Capital 

Improvement Surcharge. 

 Harding Woods was represented by Margaret B. Carmeli, Esq., of Offit Kurman, Cory Creggar, CFO 

Horizon Land Co., Rikki Drykerman, Esq., General Counsel to Horizon Land Co., Tom Shoulders, of Environmental 

& Technical Services, LLC, and Sarah Strenk, Vice President of Operations for Horizon Land Co. Ms. Carmelli and 

gave a summary of the application which has three parts. The calculations for the rent increases were supplied 

with documentation to board members. There are currently six rent groups in the park: 

 

Rent Group A: the CPI increase of 4.9% equals $18.27, the real estate tax increase is $0.96. The major 

capital improvement surcharge is $4.58. The total rent increase for Group A is $23.81 bringing the new 

gross rent of Group A to $500.05. 

 

Rent Group B: the CPI increase of 4.9% equals $23.40, the real estate tax increase is $0.96. The major 

capital improvement surcharge is $4.58. The total rent increase for Group B is $28.94, bringing the new 

gross rent of Group B to $578.05. 

 



Rent Group C: the CPI increase of 4.9% equals $22.97, the real estate tax increase is $0.96. The major 

capital improvement surcharge is $4.58. The total rent increase for Group C is $28.50, bringing the new 

gross rent of Group C to $562.75. 

 

Rent Group D: the CPI increase of 4.9% equals $29.16, the real estate tax increase is $0.96. The major 

capital improvement surcharge is $4.58. The total rent increase for Group D is $34.70, bringing the new 

gross rent of Group D to $645.02. 

 

Rent Group E: the CPI increase of 4.9% equals $28.42, the real estate tax increase is $0.96. The major 

capital improvement surcharge is $4.58. The total rent increase for Group E is $33.96, bringing the new 

gross rent of Group E to $616.57. 

 

Rent Group F: the CPI increase of 4.9% equals $29.16, the real estate tax increase is $0.96. The major 

capital improvement surcharge is $4.58. The total rent increase for Group F is $34.70, bringing the new 

gross rent of Group F to $645.02. 

 

Solicitor Ritter swore in Sarah Strenk, regional director of Horizon Land Company. She gave testimony 

consistent to the four parts of the application.  

 

Solicitor Ritter swore in Tom Shoulders, a licensed operator for Environmental & Technical Services, LLC, who 

gave testimony regarding the nature and necessity of the three septic replacements (14 Applewood, 10/12 

Dogwood, and 27/29 Briarwood) and water supply system improvements at Holly Tree Acres. 

 

Ms. Carmelli and Ms. Shrenk explained other capital improvements in the park including road improvements 

such as paving a section of gravel road and installing speed bumps, as well as rebuilding and relining the 

basketball court on the property. 

 

Ms. Martin asked Ms. Shrenk to clarify the necessity of the basketball court project. Ms. Shrenk explained that 

the project was improve the overall aesthetic value of the property. Ms. Martin asked if multiple bids were 

obtained for this project and Ms. Shrenk explained that as much as possible, they attempt to find multiple bids, 

however they’ve had difficulties finding vendors that meet their quality standards. Mr. Keenan asked if there 

are ongoing discussions with park residents about their ideas for property improvements. Ms. Shrenk explained 

that ownership attempts to meet reasonable complaints and requests as much as possible. Mr. Schmidt asked 

if water testing has been done since the water supply system improvements were made. Ms. Shrenk explained 

that additional testing had been done in addition to the regular testing. 

 

Ms. Carmelli noted that the application had an error regarding group F tenants, and that those tenants are on 

their initial leases and their rent increases would take effect when their leases expire. 

 

Discussion followed about the CPI increase of 4.9% and the ability of the board to interpret the ordinance to 

allow for up to a 6% increase. 

 

Ms. Martin made a motion to open the meeting to the public for comments and questions, the motion was 

seconded by Mr. Keenan. All in favor. 

 



Mr. Keenan asked for public comment and hearing none, made a motion to close public session. The motion was 

seconded by Mr. Hickson, All in favor. 

 

A motion was made by Ms. Martin to accept the presented real estate tax increase with changes as presented 

and discussed, and the capital improvement surcharge as presented. The motion was seconded by Mr. Hickson. 

A roll call vote of members was unanimous, all in favor. 

 

A motion was made by Ms. Martin to approve the CPI increase at 4.9% and to have the board review the first 

paragraph of the rent control ordinance regarding the ability for the board to use discretion up to 6%. The motion 

was seconded by Mr. Hickson. A roll call vote of members was unanimous, all in favor.  

 

Discussion regarding a Harding Woods, MHC, LLC vacancy decontrol error in 2019/2020. Mr. Creggar explained 

that the base rent was miscalculated in the 2019/2020 application and that the tenants have benefited from the 

miscalculation. 

 

Ms. Martin made a motion to adjourn the meeting at 8:29 pm, it was seconded Mr. Hickson. All in favor. 

 
 
________________________________ 
Secretary 
 
 


