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PO Box 414
Glen Gardner, NJ.  08826
Tel: 908-537-7515
Email: pmanager@sprucehills.org

June 24, 2026
Open Meeting Minutes

Key Topics Discussed
Financial Update
· The Treasurer reviewed account balances and approved monthly expenses, including insurance, water main repairs, and landscaping costs.
· Owners were reminded that the monthly HOA fee increased to $315.00 and that payments should be made at the correct amount. 
Construction Update
· Work is ongoing at Buildings 2, 7, and 19.
· Building 1907 was awaiting truss repairs scheduled for the week of June 29.
· The Board noted that six buildings are expected to be completed by the end of 2026, with remaining construction continuing through 2028. 
Electronic Voting
· The Board discussed pursuing an amendment to allow electronic voting.
· The change is intended to reduce mailing costs and improve participation after a previous election received only 92 responses from 324 units. 
Landscaping Concerns
· Yellowstone Landscaping was reported to be on a 30-day performance improvement plan due to quality concerns.
· Residents were encouraged to provide photos of issues and report concerns directly to the office. 
Resident Communications
· Terri emphasized the importance of checking emails regularly.
· Residents were instructed to direct concerns through the management office rather than confronting vendors or contractors.
· Landlords were reminded to keep tenant information current and return owner-tenant forms. 


Community Rules & Safety
· Residents were reminded not to feed wildlife and to clean up after pets.
· The importance of providing emergency access keys to the office was discussed following several emergency situations where first responders had difficulty gaining entry. 
Election & Board Matters
· Election packets would be distributed for the upcoming Board election.
· The meeting noted that only one candidate had submitted by the deadline, with Carrie planning to run again. 
Action Items
· Finalize and distribute the proposed electronic voting amendment.
· Revisit rental cap language in approximately two months.
· Collect updated owner-tenant forms.
· Continue investigating signage options, parking lot maintenance needs, railing concerns, and construction-related issues.

Minutes approved by the Board at the August 26, 2026, Open Meeting- Lucy, John, Jason, Carrie
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