


Meeting summary- Open HOA Meeting- March 25, 2026
Meeting attendance and technical setup
Board members present included Lucy Mastapeter (President), John Brown (Vice President), Carrie Spilatro (Trustee), Jason Yard (Treasurer), Terri Slagle (Property Manager), May Mastapeter (Admin. Asst). 24 attendants via zoom (list at end)
Financial report
Jason presented the treasurer's report with current account balances.
· Details
· Checking account balance is $28,917.57
· Savings account balance is $298,217.20
· Capital fund balance is $155,272.14
· Special assessment fund balance is $163,423.10
· Deposit and capital fund transfer scheduled for next day
· Conclusion
· Financial report accepted by board
Bills approval
Board reviewed and approved monthly bills including major expenses.
· Details
· Jason: Cedar Ridge invoice for $46,096.66 primarily for snow removal and septic work
· Jason: Monthly KPI2 payment of $60,000
· Jason: Hicks Paving invoice for $13,000 to repair two catch basins at top entrance by buildings 20 and 21
· Conclusion
· Motion to approve bills passed.
Construction updates
Progress reported on multiple buildings with varying completion stages.
· Details
· Terri: Building 2 near completion with cabinet railings being installed this week..
· Terri: Building 7 in progress, Unit 708 scheduled for completion on March 27th after owner availability issues.
· Terri: Building 19 demo work has begun, lower unit door work to be scheduled within next week.
· Terri: Upper units on Building 19 will not be done until back decks are completed.
· Conclusion
· Construction is proceeding on schedule for current buildings
Loan status and special assessment discussion
Extended discussion about Unity Bank loan application and special assessment timeline.
· Details
· Lucy/John: Met with Unity Bank loan officer last week, awaiting required documentation list
· Lucy/John: 2024 and 2025 audits required for loan approval
· Terri: Considering changing accounting firms due to difficulties with current auditor
· Stefan (1704): Questioned loan timeline and whether it was originally a 5-year term
· Terri: Original $250/month assessment for 5 years was under previous board and only covered back half of buildings
· Terri: Current board signed new contract with KPI2 for full building work at $195/month
· Stefan (1704): Expressed concern about paying additional 2 years of interest if loan obtained
· John: Explained staying at current pace means $195/month for 4 more years with 3 buildings completed per year
· John: Loan would complete all buildings within one year but add approximately 2 more years of payments due to interest
· Terri: Loan would remove community from Fannie Mae/Freddie Mac non-warrantable list
· Jason: Noted benefit for residents wanting to sell in next couple years
· Stefan (1704): Requested community vote on loan decision
· Terri: Attorney advised board can bring to community vote but does not need community buy-in to proceed
· Conclusion
· Special assessment of $195/month continues until July 2030 as currently structured
· No immediate vote planned on loan decision
· Board will share loan terms with community once received from Unity Bank
Rental cap implementation
Board preparing to distribute voting notices for rental cap proposal.
· Details
· Terri: Voting notices to be prepared and distributed in coming weeks
· Terri: Informational meeting with Donna scheduled for April 15th at 7pm
· Terri: Residents with questions about rental cap should attend meeting
· Conclusion
· Community will vote on rental cap implementation after informational session
Payment plans and invoices
Reminder issued about payment plan requirements and billing process.
· Details
· Terri: Owners who have not contacted office to establish payment plan expected to pay by due date
· Terri: Billing for buildings in progress will occur after building completion and engineer review
· Conclusion
· Owners must contact office to arrange payment plans or pay full amount
Landscaping vendor change
Board announced switch to new landscaping service provider.
· Details
· Terri: Switched to Yellowstone Landscape from Hackettstown
· Terri: Property walkthroughs and spring cleanup to begin within next 2 weeks
· Conclusion
· Yellowstone Landscape is new service provider for 2026
Insurance renewal
Board reviewed insurance options and decided to continue with current provider.
· Details
· Terri: Met with 3 additional insurance agencies in recent weeks
· Terri: Decided to stay with Baldwin Group for 2026 and 2027
· Terri: Per-unit water damage deductible increased from $20,000 to $25,000
· Terri: Still obtaining quotes for umbrella liability and directors/officers liability due to current provider non-renewal
· Conclusion
· Continuing with Baldwin Group with updated deductible terms
General community updates and reminders
Multiple operational reminders and policy updates shared with residents.
· Details
· Terri: Residents must not approach or interfere with contractors while working
· Terri: New owner-tenant forms to be distributed, failure to return will result in fines per 2026 fee schedule
· Terri: Some residents still sending checks with old HOA fee amounts, must include past due amounts
· Terri: New online payment system nearly ready, residents will receive instructions within approximately 30 days
· Terri: No feeding wildlife or stray animals as it attracts rats and causes property issues
· Terri: Pet licenses required, $100 fine per pet added every 30 days until current license provided, 4-5 residents still outstanding
· Terri: Pet waste must be cleaned by owners, not maintenance responsibility
· Terri: Multiple complaints received about pet waste
· Conclusion
· Residents are reminded of various compliance requirements and upcoming system changes
Emergency access and key storage
Terri shared recent emergency situation highlighting importance of providing keys to office.
· Details
· Terri: State police requested wellness check on Building 6 unit on Monday
· Terri: Office had key available, allowing officers to enter locked unit
· Terri: Resident was having stroke and within critical treatment window
· Terri: Keys stored in lockbox accessible only to office staff
· Terri: Estimated only 25-30% of residents have provided keys
· Conclusion
· Residents strongly encouraged providing emergency access keys to office
Building condition concerns
Discussion about deteriorating conditions in uncompleted buildings.
· Details
· Jason: Multiple buildings in bad condition, including Building 14 with half the units leaking
· Jason: Building 11 also in poor condition
· Jason: Residents asking when their buildings will be completed
· Jason: Longer buildings remain unrepaired, worse conditions become and higher costs will be
· Jason: Some residents cannot open sliding doors
· Conclusion
· Urgency exists to complete remaining buildings before further deterioration
Fire safety awareness
Brief mention of fire hazard communication to residents.
· Details
· Marilyn (212): Asked about email regarding fire hazards
· Terri: Email sent about vigilance due to fire in Branchburg area
· Marilyn (212): Asked about firewalls to roof
· Terri: Does not know answer, may need to contact fire marshal
· Conclusion
· Fire safety awareness communication sent to residents
Unit-specific repair issues
Marilyn raised concerns about incomplete work in her unit.
· Details
· Marilyn (212): Has issues with new work and is seriously concerned
· Marilyn (212): Stated contractors did not come despite being told they did
· Terri: Requested Marilyn email photos of issues
· Terri: Will review old email and send contractors back
· Conclusion
· Terri to follow up with Marilyn regarding unit 212 repair issues
Challenges
· Difficulty obtaining 2024 and 2025 audits from current accounting firm, delaying Unity Bank loan application
· Current auditor not responsive, board considering changing accounting firms
· Community on Fannie Mae/Freddie Mac non-warrantable list, requiring buyers to have cash or minimum 20% down payment
· Multiple buildings in deteriorating condition with leaks and inoperable sliding doors
· Ongoing pet waste complaints and non-compliance with cleanup requirements
· 4-5 residents still have not provided current pet licenses despite deadline
· Only 25-30% of residents have provided emergency access keys to office
· Some residents still send incorrect HOA fee amounts based on previous year rates
· Unit 212 repair work incomplete despite contractors reportedly being sent
· Resident concerns about extended payment timeline if loan obtained versus staying with current 4-year assessment plan
Action items
· Terri
· Update and upload January meeting minutes by removing draft watermark (tomorrow)
· Make deposit and capital fund transfer (tomorrow)
· Begin reaching out to lower units in Building 19 to schedule door and window work (tomorrow)
· Send email reminder about April 15th informational meeting on rental cap
· Prepare and distribute rental cap voting notices in coming weeks
· Email Stefan (1704) attorney information (Buckalew Frizzell & Crevina LLP) (tomorrow)
· Review Marilyn's old email regarding unit 212 repair issues (morning)
· Send contractors back to unit 212 to address incomplete work
· Meet with new online payment system provider (tomorrow and Friday)
· Send email notification to residents once online payment system is fully implemented (estimated 30 days)
· Board
· Complete 2024 and 2025 audits required for Unity Bank loan
· Consider changing accounting firms to expedite audit completion
· Await required documentation list from Unity Bank loan officer
· Share loan terms and numbers with community once received from Unity Bank
· Conduct informational meeting with Donna about rental cap (April 15th at 7pm)
· Obtain quotes for umbrella liability and directors/officers liability insurance
· Contact fire marshal regarding firewalls to roof question from Marilyn
· Yellowstone Landscape
· Conduct property walkthroughs and spring cleanup (beginning within next 2 weeks)
· KPI2
· Complete Unit 708 in Building 7 (March 27th, Friday)
· Continue demo work on Building 19
· Complete lower unit door work on Building 19 (to be scheduled within next week)
· Residents
· Provide emergency access keys to office if not already done
· Submit current pet licenses to avoid $100 monthly fines (4-5 residents outstanding)
· Adjust HOA fee payments to current year amount and include past due amounts if applicable
· Clean up pet waste (ongoing compliance issue)
· Return new owner-tenant forms when distributed to avoid fines
· Attend rental cap informational meeting if have questions (April 15th at 7pm)
· Marilyn (212)
· Email photos of unit repair issues to office


Zoom Attendance:
	Name/unit number

	Terri Slagle

	Ron s 401

	S. Larbig 1704

	Joytrese George 1911

	rebecca 503

	Jen 1104

	Marilyn 212

	Theresa M 1801

	KAREN 603

	Theresa S 2102

	Lynn 1912

	Plundeke 115

	Trish DeDolce. Unit 413

	Christine Mayercik, 1902

	Bill Palaferro Unit 815 

	Lynn 1912

	Matt D - 503 (Matt D - Raider Robotics)

	Jen 1104

	MaryAnne Z.  1713 (babci)

	M. Kuppersmith 1505

	Alex 316

	pam nicolai 412

	mikeladolcetta 1211

	Nicole Perkins 2106







