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LOPATCONG TOWNSHIP RENT LEVELING BOARD  
REGULAR MEETING MINUTES 

MAY 21, 2026 

 

CALL TO ORDER 
 
Chairman Palitto called the meeting to order. 
 
SILENT PRAYER 
 
Chairman Palitto offered a moment of silent prayer. 
 
PLEDGE OF ALLEGIANCE 
 
Chairman Palitto requested everyone stand for the Pledge of Allegiance. 
 
OPEN PUBLIC MEETINGS STATEMENT 
 
Chairman Palitto stated “Adequate notice of this meeting has been provided indicating the time 
and place of the meeting in accordance with Chapter 72 of the Public Laws of 2025 by 
advertising a notice on the Lopatcong Township website www.lopatcongtwp.com and by posting 
a copy of the notice on the bulletin board in the Municipal Building.  The Notice is accessible by 
direct hyperlink placed on the New Jersey Secretary of State’s portal 
https://www.nj.gov/state/statewide-legal-notices-list.shtml.” 
 
ROLL CALL 
 
Present:  Member Rich McQuade and Chairman Palitto 
Absent:  Vice-Chairman Lou Belcaro 
Also Present:  Attorney Igor Bykov 
 
Chairman Palitto continued the meeting with Old Business. 
 
OLD BUSINESS: 
 

1. Minutes – Approve Reorganization Meeting Minutes from January 15, 2026 
 
Member McQuade motioned and Chairman Palitto seconded the motion. 
 
Motion by:  Member McQuade   Seconded by:  Chairman Palitto 
 
ROLL CALL 
 
AYES:  Member McQuade and Chairman Palitto 
 

http://www.lopatcongtwp.com/
https://www.nj.gov/state/statewide-legal-notices-list.shtml
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NAYS:  None 
ABSTAIN:  None 
 

2. Brakeley Gardens – Litigation update 
 
Attorney Bykov stated that he and Attorney Lavery appeared before Judge Suh along with Mr. 
Goldstein who is the attorney for Brakeley Gardens at a Case Management Conference.  Judge 
Suh issued a Case Management Order which established discovery deadlines as well as some 
other considerations.  Once discovery is complete, motions may be needed.   
 
Chairman Palitto continued the meeting with New Business. 
 
NEW BUSINESS: 
 
Vacancy Decontrol Applications: 
 

1. Warren Heights – Vacancy Decontrol Application – 376 Shannon Street 
2. Warren Heights – Vacancy Decontrol Application – 361 Shannon Street 
3. Warren Heights – Vacancy Decontrol Application – 342 Shannon Street 
4. Warren Heights – Vacancy Decontrol Application – 445 Lenape Lane 
5. Warren Heights – Vacancy Decontrol Application – 433 Lenape Lane 

 
Attorney Bykov stated that the Board can address all applications collectively.   
 
Chairman Palitto read each address then asked for a motion to approve Vacancy Decontrol 
Applications 1 through 5. 
 
Motion by:  Member McQuade   Seconded by:  Chairman Palitto 
 
ALL IN FAVOR:  Ayes 
NAYS:  None 
 
Hardships/Complaints: 
 

6. Brakeley Gardens Tenant – Unit F7 
- Hardship/Complaint dated March 26, 2026 – Late fees and back rent 

7. Warren Heights Tenant – 415 Lenape Lane 
- Hardship/Complaint dated May 7, 2026 – Financial Hardship  

8. Warren Heights Tenant – 325 Shannon Street 
- Hardship/Complaint dated May 12, 2026 – Financial Hardship 

9. Warren Heights Tenant – 238 Windmill Court  
- Hardship/Complaint dated May 15, 2026 – Financial Hardship 

10. Warren Heights Tenant – 213 Windmill Court  
- Hardship/Complaint dated May 19, 2026 – Financial Hardship 
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Chairman Palitto called Brakeley Gardens tenant F7 and Derrick Starks appeared.  He stated that 
he received a list with all the back fees and late fees he owes from Brakeley Gardens.  He also 
received a call from the Brakeley Gardens office asking about April’s rent which he already paid.  
Mr. Starks went to the Brakeley Gardens office and was informed that he will now be allowed to 
pay his rent by bringing it to the office or by placing it in the drop box outside the office.  He 
stated that he now pays his rent this way. 
 
Attorney Bykov inquired if Mr. Starks knows if this is allowed for all tenants and Mr. Starks 
advised that he was not sure but that only a check or a money order is accepted at the office or 
drop box.   
 
Chairman Palitto called Warren Heights tenant 415 Lenape Lane with no response. 
 
Chairman Palitto called Warren Heights tenant 325 Shannon Street with no response. 
 
Chairman Palitto called Warren Heights tenant 238 Windmill Court with no response. 
 
Chairman Palitto called Warren Heights tenant 213 Windmill Court and Jen Stivers appeared.  
She stated that her hardship/complaint is in response to the landlord’s request to increase the rent 
by 8.2%.  She stated that her argument is that the landlord has not done any improvements.  As 
an example, Ms. Stivers stated that she has a freezer that hasn’t worked for three years and has 
been putting in requests for all three years. 
 
Correspondence: 
 
11. Warren Heights Tenant – 213 Windmill Court 

- Email from tenant dated January 16, 2026 attaching page 4 of their lease renewal 
showing the charging of storage fees. 

12. Brakeley Gardens Tenant – Unit M2 
- Email from tenant dated April 27, 2026 attaching a letter from Attorney Bradley 

regarding unpaid water/sewer fees. 
 
Secretary Segeda advised the Board that Ms. Stivers is also next under “Correspondence”. 
 
Ms. Stivers updated the Board and Attorney Bykov on the storage fee issue by stating that 
although the lease shows a charge for storages fees, the landlord has not enforced it.  She stated 
that she has never received an invoice for storage fees since her lease was renewed.   
 
Attorney Bykov asked Ms. Stivers if the storage fee was an addendum to the original lease and 
she stated that it was contained within the new renewal lease that became effective February 
2026.   
 
Attorney Bykov asked Ms. Stivers if she has been at Warren Heights long and she stated that she 
has been there since 2016.  Attorney Bykov asked if the provision has been in her lease over the 
last decade and she stated that it has not.  She stated that this is the first time she saw any charge 
for a storage unit. 
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Attorney Bykov stated that the ordinance states that a landlord cannot charge a fee for any 
service that was previously provided without a fee.  He further stated that this is something that 
will be communicated with the landlord’s attorney at the time of the hearing. 
 
Chairman Palitto called Brakeley Gardens tenant M2 and Brian Alcrim appeared.  Mr. Alcrim 
stated that Brakeley Gardens tried to evict him on the water and sewer fees but the landlord lost 
the eviction case after the Judge saw the Board’s Resolution on the issue.  Mr. Alcrim stated that 
there are further notices from the landlord that his attorney is currently handling on his behalf.   
 
Mr. Alcrim asked Attorney Bykov to elaborate on the civil litigation the Board filed against 
Brakeley Gardens.  Attorney Bykov stated that there was a Case Management Conference which 
is basically a status conference.  The Complaint was filed in March, the landlord responded in 
April and the litigation is currently in the discovery stage.  Mr. Alcrim asked about the date June 
18th and Attorney Bykov responded by stating that may be a date associated with the Municipal 
Court but that date does not appear in the Superior Court Case Management Order.   
 
Attorney Bykov explained the difference between the court matters.  He stated that a complaint 
was filed in the Superior Court which is a State court.  In addition, the Board sought enforcement 
of the 12 Resolutions that were adopted in March 2025 by filing Municipal Court summonses for 
the landlord’s violation of those 12 Resolutions.  Attorney Bykov stated that the June 18th date 
Mr. Alcrim referred to may be associated with the Municipal Court matters. 
 
PUBLIC COMMENT – 3 Minutes 
 
Chairman Palitto continued the meeting with Public Comment.  Chairman Palitto reminded the 
public that they are allowed to come to the podium once and will have three minutes with no 
time deferred to another person. 
 
Marilyn Illvento of 346 Shannon Court appeared.  She stated 342 Shannon was up for vacancy 
decontrol but they have already rented that apartment with an increase in rent.  Attorney Bykov 
advised Ms. Illvento that the landlord is permitted to set a new rent for a new tenant under the 
vacancy decontrol application.  Ms. Illvento asked to confirm that the landlord is allowed to 
increase the rent without approval.  Attorney Bykov explained that the landlord is not increasing 
rent but setting a new baseline rent for the new tenant and a vacancy decontrol application 
notifies the Board of a vacancy being filled at a mutually agreed upon rent which is permitted 
under the ordinance.  He further advised that the new rent amount becomes subject to the 3% 
limitation going forward.   
 
Ms. Illvento asked why the landlord has to bring a vacancy decontrol application before the 
Board if the landlord is allowed to raise the rent anyway?  Attorney Bykov explained that a 
vacancy decontrol application is not an attempt to raise rent.  It is to agree to a base rent between 
a new tenant and the landlord when a vacancy is created.  The Board has no say in the amount.  
A vacancy decontrol application notifies that a vacancy was created and that vacancy was filled 
by a new tenant at a mutually agreed upon rent.   
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Ms. Illvento asked if the 2.8% counts for the new apartment and Attorney Bykov answered that it 
only starts counting once the tenant is in the unit one year.   
 
Member McQuade stated that once the tenant starts their second year, the rent becomes subject 
to the 3% under the ordinance. 
 
Ms. Illvento wanted the Board to know that the $35 storage fee did appear on her lease renewal 
but to date, she has not been charged the fee.  She stated that the fee shows standard on every 
new lease.   
 
Ms. Illvento wanted the Board to know that Warren Heights hasn’t made any repairs when they 
consider Warren Heights’ application for a rent increase.  She stated that she has a ticket open for 
a broken kitchen faucet for months and they haven’t fixed it.  Attorney Bykov stated that due to 
time constraints and an email from the landlord’s attorney requesting the matter be carried due to 
personal reasons, the matter will be scheduled for September. 
 
Attorney Bykov stated even though the application is pending before the Board, there will be no 
rent increase unless it is approved by the Board after the matter is heard.  He further stated that 
when the hearing takes place, whether it will be September or otherwise, that will be the forum 
for tenants to voice their complaints and to have their concerns addressed.   
 
Ms. Illvento asked if she needed to refile her hardship/complaint and Attorney Bykov advised 
that the hardship is only for the landlord.  There are two types of hardships.  One is financial and 
the other is improvement based.  The Warren Heights landlord is seeking a financial hardship.  
He further stated that from a tenants perspective, while all tenants concerns are heard, 
appreciated and understood, it is not a hardship in the legal sense.  He stated that tenants are 
welcome to file documentation but they are not hardships as defined by the ordinance.  The best 
forum to communicate reasons to oppose a rent increase is during the public hearing but that any 
documentation submitted on behalf the tenants would be considered notifications of opposition 
to the landlord submission.   
 
Attorney Bykov explained that if there is a violation of the ordinance, a tenant can notify the 
Board and there can be a hearing on that matter.  He further explained that while tenants may file 
paperwork opposing the landlord’s submission, if the tenant cites a personal financial hardship, 
while it is a hardship in the practical sense, it is not a hardship that is recognized by the 
ordinance. 
 
Elliott Godwin of Brakeley Gardens Unit H7 appeared on behalf of the Brakeley Gardens 
Tenants Organization.  He expressed gratitude on behalf of the organization to the Board for 
their litigative efforts with regard to the water and sewer charges among other things.  He also 
extended gratitude to the Board Secretary.  Mr. Goodwin advised any residents of Brakeley 
Gardens in attendance who are not currently members of the organization to reach out if they 
would like to join.   
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John Betz of Brakeley Gardens Unit Y14 appeared.  Mr. Betz asked for confirmation that there is 
a clause in the Rent Control Ordinance that tenants who for heat only get a 2.8% rent increase 
each year and Attorney Bykov confirmed that is correct.    
 
Rasheeda Smith of 378 Shannon Court in Warren Heights appeared.  She asked what it is that the 
residents in the Warren Heights community can do to legally fight against the landlord’s request 
for a rent increase.  She stated that she is asking because rent is increased every year and 
Brakeley Gardens is now going to start charging for storage and parking.  Ms. Smith stated that 
in addition to that, tenants have not been getting their sewer bills and she was told by the 
property manager that Sela and the sewer company are trying to work things out.  Ms. Smith was 
advised that the tenants would be able to work out a payment plan for the past sewer charges 
once the bill situation is corrected.  She stated that many of the tenants live on a fixed income 
and the backup of sewer charges is a concern.  She further stated that tenants already pay over 
$100 for quarterly sewer and they are already behind two quarters without a bill.   
 
Ms. Smith wants the Board to know, as other tenants stated, Warren Heights does not do repairs 
for current tenants but they will hurry to fix an empty unit upon a vacancy to rent them out.  She 
stated that while current tenants have broken windows, faucet, microwaves, etc., they are making 
the empty units a priority to rent them out at a higher rent.  She asked what the tenants can do as 
a community to fight the landlord’s request for a rent increase and to have their voices heard for 
a positive outcome.  
 
Attorney Bykov advised Ms. Smith that residents can consult an attorney.  He further stated that 
he is unable to provide legal advice as he represents the Board and the Board is supposed to be 
neutral and arbitrary between the landlord and the tenant.  Attorney Bykov stated that there will 
be a public hearing which is tentatively scheduled for September.  He further stated that all Ms. 
Smith’s concerns are appreciated and that the public hearing is the forum in which to voice those 
concerns. 
 
As to the repair issues, Attorney Bykov explained that as per the ordinance, if your apartment 
falls in great disrepair, there are mechanisms that can be used to address them and urged her to 
read Chapter 173 which is the Lopatcong Rent Control Ordinance to see what applies.   
 
Nicole Suissa of 332 Shannon Court in Warren Heights appeared.  She asked if there was any 
way a tenant can dispute a sewer bill from the landlord.  She also informed the Board that Sela 
has been selling units.  She further stated that some of the tenants are buying their own units.  
Ms. Suissa asked if a tenant goes through the process of getting a preapproval letter to try and 
buy their unit, can the landlord then use it against the tenant as proof the tenant could afford a 
substantial rent increase.  She also wanted to know if the landlord can sneak in storage fees as 
part of a lease renewal. 
 
Attorney Bykov asked Ms. Suissa to provide the Board with a copy of her lease for review.  
Storage fees may be additional rent and “additional rent” is rent so if there is a cap on rent, there 
is a cap on everything including additional rent.  He also stated that the Township Rent 
Ordinance does state that any service previously provided without a charge cannot be charged for 
without permission of the Board.   
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Attorney Bykov further stated that the landlord’s hardship claim is that the landlord is not 
meeting the return on investment that is provided by the ordinance.  He further stated that her 
theory on the pre-approval letter is something that can be raised at the hearing.   
 
Attorney Bykov addressed her concerns on possible late fees for water and sewer charges for 
bills she has not received in months and stated that there are avenues that can be taken once the 
bills are received and fees are assessed.  He again stated that any charges outside of rent may be 
considered additional rent and the Board may need to look into her lease and charges further to 
see if there is a violation of the ordinance.  
 
Diane Brons of 294 Rainbow Way appeared.  She asked why the Hardship/Complaint form lists 
a box for tenant if hardships are only for landlords to file.  Attorney Bykov explained that the 
hardship section of the township ordinance is specific to the landlord and any confusion may be 
the way the form is written.  The Board does not prohibit anyone from filing a complaint.  
However, when a complaint for hardship is filed by a tenant and it lists financial concerns as the 
issue, that is not something the Board can act upon.  The Board can act on ordinance violations.  
Attorney Bykov advised Ms. Brons that the Board will review the form.       
 
Ms. Brons asked if there is a way for housebound tenants to electronically attend meetings.  
Attorney Bykov and Chairman Palitto advised Ms. Brons that they would look into it.   
 
Brian Alcrim of Brakeley Gardens, Unit M2 appeared.  He stated that he is currently on a month-
to-month lease and noticed that rent has gone down $50 for the last two months.  Mr. Alcrim 
asked the Board if the landlord is allowed to raise the rent 3% from the rent amount in the initial 
lease or the current month-to-month lease.  Attorney Bykov advised that it would most likely be 
the amount submitted in the rent roll which is the higher amount. 
   
Guy Citron from Tewksbury Township appeared.  He stated that although he is not local, he is 
appearing on behalf of friends that live in Warren Heights.  Mr. Citron stated that he appeared 
last year when the Warren Heights rent increase was first proposed and that he wanted to make a 
philosophical point about hardship.  He recalled how a tenant spoke about having to choose 
between paying the rent and feeding her family.  He went on to say that anything above and 
beyond what is currently allowed should not be considered a hardship remedy for the property 
owner.  Mr. Citron encouraged the Board to decide in favor of the tenants. 
 
Monica Scott of 148 Limerick Lane in Warren Heights appeared.  She stated that she has 
appeared before and that she is the President of the Warren Heights Condo Association.  She 
asked if there is someone renters can go to if the landlord is not living up to their contract as far 
as units in disrepair, etc.  Attorney Bykov stated that Lopatcong does not have a housing 
authority and Chairman Palitto directed Ms. Scott to contact the State.  Attorney Bykov stated 
that Lopatcong does have a building inspector and a zoning officer.  He further stated tenants 
may be able get help at the County level.  
 
Attorney Bykov stated that there is a process in the ordinance that entitles the tenant to file an 
“Alleged Violation of an Ordinance”.  The ordinance requires the landlord maintain the rental 
unit in good order by a specific percentage.  Attorney Bykov stated that if there a violation of the 
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Rent Control Ordinance, the tenants have the ability to notify the Board and the Board will 
schedule a hearing on the matter with proper notice to both the tenant and the landlord for the 
opportunity to be heard.  He further stated that if there are code compliance related issues, the 
Rent Leveling Board is not the venue.  Attorney Bykov stated that tenant could seek help from 
the Department of Community Affairs as well as Board of Health along with the township 
building inspector and zoning officer.   
 
Ms. Scott stated that tenants should not have to hire an attorney to figure out what the landlord is 
doing wrong in Lopatcong.  Attorney Bykov stated that the Board’s jurisdiction is limited to rent 
only.   
 
Chairman Palitto asks the public if there are any other comments.  Chairman Palitto seeing and 
hearing none asked for a motion to go into an Executive Session. 
 

• Adopt Resolution R 26-06 to Hold Executive Session 
 
Motion by:  Member McQuade   Seconded by:  Chairman Palitto 
 
ALL IN FAVOR:  Ayes 
NAYS:  None 
 
 

R 26-06 
 

RESOLUTION OF THE TOWNSHIP OF LOPATCONG, COUNTY OF WARREN AND THE 
STATE OF NEW JERSEY AUTHORIZING AN EXECUTIVE SESSION 

WHEREAS, there are presently pending matters to be considered in Executive Session concerning 
items designated below: 

Attorney/Client Privilege – On-going litigation 

NOW, THEREFORE BE IT RESOLVED that the Rent Leveling Board of Lopatcong is authorized 
to hold an Executive Session. 

BE IT FURTHER RESOLVED that the Rent Leveling Board of Lopatcong will make said matters 
public withing 30 days of said meeting or until such a time as confidentiality of the matters is no 
longer required. 

CERTIFICATION 

I, Patty Segeda, Rent Leveling Board Secretary of the Township of Lopatcong, County of Warren 
and State of New Jersey do hereby certify the foregoing to be a true and correct copy of a 
Resolution adopted by the Rent Leveling Board at the Regular Meeting held on Thursday, May 
21, 2026. 

       Patty Segeda, Secretary 
       Rent Leveling Board 
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EXECUTIVE SESSION  
 

• Attorney/Client Privilege – On-going litigation 
 
Chairman Palitto made a motion to come out of executive session. 
 
Motion by:  Chairman Palitto   Seconded by:  Member McQuade 
 
ALL IN FAVOR:  Ayes 
NAYS:  None 
 
RESUME HEARING  
 

• Summarize Executive Session 
 
Attorney Bykov stated that the Lopatcong Township Rent Leveling Board emerged from its 
executive session at 8:07 pm.  He stated that one matter discussed was the ongoing litigation 
with Brakeley Gardens and that no action is being taken at this time.   
 
Attorney Bykov advised that the Board has been requested by the attorney for Warren Heights, 
Sam Han to table their hardship application until September.  Attorney Bykov stated that if the 
Board is so inclined, a motion should be made authorizing the tabling.   
 
Member McQuade made a motion to table the Warren Heights hardship application to 
September. 
 
Motion by:  Member McQuade   Seconded by:  Chairman Palitto 
 
ROLL CALL 
 
AYES:  Member McQuade and Chairman Palitto 
NAYS:  None 
 
Chairman Palitto asked for a motion to adjourn. 
 
ADJOURNMENT 
 
Motion by:  Member McQuade   Seconded by:  Chairman Palitto 
 
ALL IN FAVOR:  Ayes 
NAYS:  None 
 
Respectfully submitted by: 
 
Patricia A. Segeda 
Rent Leveling Board Secretary 


