
PITTSGROVE TOWNSHIP RENT CONTROL BOARD 

 

MINUTES OF REGULAR MEETING 

January 27, 2022 – Via Zoom.us (due to COVID-19) 

 

Present: Joseph Keenan  Regular Resident 

  Thomas Hickson  Regular Resident 

  Betsy Martin  Regular Resident 

  Gwendolyn Matlack Park 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 

 

Audience: Approximately 15 members of the public were present. Also present were legal representation 

and witnesses on behalf of the park. 

 

Mr. Keenan called the meeting to order at 7:06 pm. 

 

Flag Salute/Roll Call  

 

Solicitor Ritter read the Open Public Meetings Act Statement. 

 

Mr. Hickson made a motion to approve the minutes from the Regular Meeting on December 16, 2021 it was 

seconded by Ms. Martin. All in favor. 

 

Ms. Martin made a motion to adopt Resolution 01-2021 – Holly Tree Acres, MHC, LLC. The motion was 

seconded by Mr. Hickson. Roll Call vote of Keenan, Hickson, and Martin, all in favor. 

 

Application – Harding Woods, MHC, LLC – Annual Rent Increase, Real Estate Tax Increase, Supplied Utilities 

Increase, and Capital Improvement Surcharge. 

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

Horizon Land Co., Rikki Drykerman, Esq., General Counsel to Horizon Land Co., and Sarah Strenk, Vice President 

of Operations for Horizon Land Co. Ms. Carmelli and gave a summary of the application which has four parts. The 

calculations for the rent increases were supplied with documentation to board members. There are currently 

nine rent groups in the park: 

 

Rent Group A: the CPI increase of 4.6% equals $20.27, the real estate tax increase is $1.59. The Supplied 

Utilities pass-through is $3.52. The major capital improvement surcharge is $2.41. The total rent increase 

for Group A is $27.79 bringing the new gross rent of Group A to $545.53. 

 

Rent Group B: the CPI increase of 4.6% equals $20.16, the real estate tax increase is $1.59. The Supplied 

Utilities pass-through is $3.52. The major capital improvement surcharge is $2.41. The total rent increase 

for Group B is $27.68, bringing the new gross rent of Group B to $568.49. 



 

Rent Group C: the CPI increase of 4.6% equals $21.37, the real estate tax increase is $1.59. The Supplied 

Utilities pass-through is $3.52. The major capital improvement surcharge is $2.41. The total rent increase 

for Group C is $28.89, bringing the new gross rent of Group C to $595.82. 

 

Rent Group D: the CPI increase of 4.6% equals $21.01, the real estate tax increase is $1.59. The Supplied 

Utilities pass-through is $3.52. The major capital improvement surcharge is $2.41. The total rent increase 

for Group D is $28.63, bringing the new gross rent of Group D to $583.81. 

 

Rent Group E: the CPI increase of 4.6% equals $24.91, the real estate tax increase is $1.59. The Supplied 

Utilities pass-through is $3.52. The major capital improvement surcharge is $2.41. The total rent increase 

for Group E is $32.43, bringing the new gross rent of Group E to $676.20. 

 

Rent Group F: the CPI increase of 4.6% equals $20.54, the real estate tax increase is $1.59. The Supplied 

Utilities pass-through is $3.52. The major capital improvement surcharge is $2.41. The total rent increase 

for Group F is $30.33, bringing the new gross rent of Group F to $567.78. 

 

Rent Group G: the CPI increase of 4.6% equals $28.58, the real estate tax increase is $1.59. The Supplied 

Utilities pass-through is $3.52. The major capital improvement surcharge is $2.41. The total rent increase 

for Group G is $36.02, bringing the new gross rent of Group G to $660.16. 

 

Rent Group H: the CPI increase of 4.6% equals $28.52, the real estate tax increase is $1.59. The Supplied 

Utilities pass-through is $3.52. The major capital improvement surcharge is $2.41. The total rent increase 

for Group H is $36.04, bringing the new gross rent of Group H to $673.22. 

 

Rent Group I: the CPI increase of 4.6% equals $28.52, the real estate tax increase is $1.59. The Supplied 

Utilities pass-through is $3.52. The major capital improvement surcharge is $2.41. The total rent increase 

for Group I is $36.04, bringing the new gross rent of Group I to $673.22. 

 

Solicitor Ritter swore in Cory Creggar, CFO for Horizon Land Company. He gave testimony regarding the base 

rent adjustments that were made for groups G, H, and I according to vacancy decontrol which was awarded in 

2018. Ms. Martin asked for clarification about the adjustments and Mr. Creggar explained that the base rents 

for these groups should have been increased in 2019 but were not.  

 

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

 

Ms. Carmelli and Ms. Shrenk explained the capital improvements in the park including water supply upgrades, 

septic pump and wastewater treatment upgrades, sewer upgrades, electric upgrades, and a new pool filter 

tank. 

 

Mr. Keenan asked for clarification about the receipts included in the application packet and Ms. Carmelli 

explained that the receipts reflect what was provided to the park from the vendors. 

 

Ms. Shrenk explained the supplied utilities pass-through. The park tenants received a credit due to decreased 

costs for the well permit, but garbage collection increased. 



Ms. Martin asked for clarification about the invoice fluctuations above the contract rate for garbage collection. 

Ms. Shrenk explained that the bulk rates change throughout the year and the contract will be renegotiated 

soon. 

 

Ms. Martin asked for clarification about Horizon’s formula regarding increasing supplied utilities cost. Ms. 

Drykerman explained that any decreases are passed along to the tenants and the company goal is to pass on 

unit rate increases rather than incidentals. 

 

Mr. Ridgway asked for clarification about actual expenses year over year vs. contractual expenses year over 

year and which expense category would be reimbursed by tenants.  

 

Ms. Drykerman asked for a 5-minute recess to discuss this question with Ms. Shrenk, Mr. Creggar, and Ms. 

Carmelli. After their private discussion, Ms. Drykerman stated that Harding Woods would voluntarily reduce 

their request for supplied utilities pass-through from $4.58 to $3.52 for all tenants due to the difference 

between the Waste Management contracted amount of $17.048.16 and their actual expense of $12,983.25.  

 

Mr. Hickson 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 explained the guidelines for the public session. 

 

Solicitor Ritter swore in Harding Woods resident Donna Mills who questioned a bill addressed to “Nancy Lee, 

Inc/Bill Carey” in the application packet. She also stated her concerns that park residents do not see the Capital 

Improvements.  

 

Ms. Drykerman explained that the billing error was on the part of the vendor who hadn’t updated their system, 

not that the bill had been paid by the previous owner. She also explained that the application follows the 

requirements of the township ordinance regarding capital improvements. 

 

Ms. Mills asked for further clarification regarding the need for Harding Woods to come in for rent increases year 

after year. 

 

Ms. Drykerman explained that Harding Woods is only coming in for increases as allowed by the township 

ordinance. 

 

Solicitor Ritter called for further public comment. 

 

Solicitor Ritter swore in Harding Woods resident Lori Miller who asked for clarification with her rent bill because 

she believes she is being charged for two rent increases instead of one due to her recent move within the park. 

 

Ms. Drykerman explained that Ms. Miller has benefited from a year without rent increase due to the date of her 

newest lease. Mr. Keenan referred Ms. Miller to Ms. Shrenk who agreed to clear up this issue at a later date. 

 

Hearing no other comment from the public, Mr. Hickson made a motion to close public session, it was seconded 

by Ms. Matlack. All in favor. 



Ms. Carmelli made a closing statement to conclude that the application was complete fit the requirements of the 

township ordinance. 

 

A motion was made my Ms. Martin to accept the CPI increase at 4.6%. The motion was seconded by Mr. Hickson. 

Roll call vote: Keenan, yes; Hickson, yes; Martin, yes; Matlack, abstain. All in favor. 

 

A motion was made by Ms. Martin to accept the real estate tax increase as presented in the application. The 

motion was seconded by Mr. Hickson. Roll call vote: Keenan, yes; Hickson, yes; Martin, yes; Matlack, abstain. All 

in favor. 

 

A motion was made by Mr. Hickson to accept the Major Capital Improvement Surcharge as presented in the 

application. The motion was seconded by Ms. Martin. Roll call vote: Keenan, yes; Hickson, yes; Martin, yes; 

Matlack, abstain. All in favor. 

 

A motion was made by Ms. Martin to accept the corrected increase for Supplied Utilities at $3.52 per month for 

all tenants. The motion was seconded by Mr. Hickson. Roll call vote: Keenan, yes; Hickson, yes; Martin, yes; 

Matlack, abstain. All in favor. 

 

A motion was made by Mr. Hickson to reestablish the base rents for groups G, H, and I to reflect the vacancy 

decontrol correction from 2018. Corrected base rents are Group G - $619.49, Group H – $619.97, and Group I - 

$619.97. The motion was seconded by Ms. Martin. Roll call vote: Keenan, yes; Hickson, yes; Martin, yes; Matlack, 

abstain. All in favor. 

 

Solicitor Ritter updated the board about an issue with The Villages I. The park sent a letter to increase rent to 

park tenants, a tenant notified the township, and Solicitor Ritter contacted park ownership and explained the 

ordinance process. Park ownership agreed to rescind the increase and refund overages that were paid by park 

tenants. 

 

Ms. Martin asked Solicitor Ritter for clarification regarding the wording in the ordinance seemingly granting the 

board discretion about the CPI % increase. Mr. Ritter stated that the board would need a solid articulate reason 

to choose a different percentage since the CPI is the accepted standard. When challenged by a potential park 

owner, a decision to not follow the CPI could be seen as arbitrary or capricious. 

 

Ms. Martin made a motion to adjourn the meeting at 8:45 pm, it was seconded Ms. Matlack. All in favor. 

 
 
________________________________ 
Katy Bofinger, Secretary 
 
 


