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Middleborough Board of Health Wednesday, April 25, 2012
Meeting Minutes
Chairman opened meeting at 7 PM.

In attendance were: Selectmen A. Rullo, A. Frawley, B. Quelle, and 8. McKinnon, Town Manager C.
Ctistello, Confidential Secretary J. Shanley, and Town Counsel D. Murray.

Chairman announced meeting was being recorded by MCCAM and would be aired at 2 later date.
Chaitman announced that devices were available for use by the hearing impaired.

Board’s Confidential Secretaty opened public hearing at 7:10 PM on Petition filed by Hillerest MHC
LLC for consideration of rent increase by reading aloud the public hearing notice.

Chairman read aloud the procedures for the Rent Control Hearing.
Appearance Sheet was signed by all those who intended to speak during the hearing.
Chaisman swore in all individuals on the Appearance Sheet.

Chairman invited the owner of the Park to speak. Attorney Robert Kraus, representing the owner,
addressed the Board.

A calculation of the CPI from 1996 to present was submitted by Attorney Kraus showing
approximately a 47% increase from that time period.

He announced he was additionally submitting cotrespondence with the former owner of Hillerest
(Hillcrest MHC, LLC Exhibit #1).

His client purchased the Park in 2002. He offered that it has taken a significant amount of time to
submit for a rent increase as the documentation required is a time consuming and burdensome task.

He offered his definition of what qualifies as justification for requesting a rent increase or
determining rate-of-rent.

He noted it was his etror on his petition. There are 95 units as opposed to 89 and will submit in
writing after this proceeding. Mathematically, if they were to go with CPI alone, the rent would be
$251, but by using the corrected number of units/sites, the rent would be $310.77.

He requested that his documents, his application, and his presentation be added into the record this
evening (Hillcrest MHC, LLC Exhibits #’s 2-11)

He presented question re parties to the proceeding. Town Counsel responded by indicating that all
those who signed the appearance sheet ate, in fact, parties to the proceeding. Frank Cuddy, Board
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member of the Tenant’s Association addressed the Board confirming that they do have a Tenant’s
Association.

Tenant’s Association President Robert Capeau, 2 Lisa Drive, made opening statement indicating
problems with the condition of the Park and asked the Boatd to take the condition of the Park into
consideration. He offered that he and the other tenants are not opposed to a rent increase, but ask
for fairness in determining what that will be.

Frank Cuddy of the Tenant’s Association addressed the Board and read aloud a prepared statement.
A copy was given to Attorney Kraus by Robert Capeau. Mr. Cuddy noted that the last increase, by
the previous owner, was in the amount of $8. He further indicated that, the Board, at the time, had
agteed to that increase for a one-year period with the agreement that promised improvements to the
Park would be reviewed/confitmed at the end of that one vear timeframe. The Park Owner did not
make the improvements and sold the Park instead to Hillcrest MHC LLC.

Chairman offered that the Board did not have any questions at this time and invited Attorney Kraus
and Mobile Home Patk Office Manager Betty Wadsworth to speak. Ms. Wadsworth explained what
het responsibilities are. Attorney Kraus indicated that she has been the Park Manager since 2005.
He further offeted that they have no relationship with the former owner. The Patk has been
maintained by them, fixing roads, having had taken down trees, providing snow and trash removal,
and providing a community room for use by the tenants. Each of these services were confirmed by
Betty Wadsworth. Attorney Kraus spoke about the fire hydrant in the Park indicating that he had
spoken to out Water Superintendent about it and the Town Manager. He offered that, if the Board
and/or the tenants want a new watet meter, it will be a costly capital improvement. If they want
new roads ot new pipes, it becomes a capital improvement expense. He stated that the Park Owner
has done its best to maintain the Park. He noted that they would like the opportunity to review the
Association’s four page letter, which he had not seen prior to this evening (Hillcrest Tenant’s
Association Exhibit #1). Real Estate and Water bills have increased significantly. An increase is not
inapproptiate as we are trying to maintain the facility as we have all these years without any increase.
We can’t continue to operate in that fashion. We are operating in a deficit. We want to mamtain
this asset, run it, and maintain it. It’s a partnership with the tenants.

Questions Related to Hillcrest Rent Increase Hearing:
(See attached Rent Board Exhibit #1)

Answers by Attorney Kraus:

1. Yes. They use the assessed value.

2. There are 95 units.
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3. Betty Wadsworth answered: It is considered patt of the Patk.

4. Betty Wadsworth answeted: He’s renting a 3 bedroom home. Chairman asked if they include this
as part of the 95 units. Attomey Kraus will get back to the Board with answer.

5. Attorney Kraus doesn’t know current intetest tate, but will check and get back to the Board. He
then referred to R&R, Section M. This implies whatevet the debt service is, you then apply an
additional numbet for a fair market yield spread over that debt. At least that’s the way he s
interpreting it. Chairman offered that the Board doesn’t have a problem with the formula he used to
calculate the tent increase being requested. Chairman asked why they chose to use the highest
interest rate, Attorney Kraus will get back to the Board with an answer.

6. Attorney Kraus referred to the Comp Income Statement. We replaced a damaged meter socket,
replaced water leak and made multiple other repairs. We anticipate future additional repairs will be
needed as it is an aging Park. Chairman asked how much of the $16k was from the home they are
renting for $1,000 per month. Attomey Kraus will get the Board the answer. Chairman pointed
out that having a 3 bedroom house in the middle of a mobile home patk is unusual. Chairman
pointed to ground repairs in 2010 and 2011. You have a very high budget for 2012. Attorney Kraus
offered that they paid to have a significant amount of trees removed.

7. Selectman Frawley noted that total maintenance had significant increase and personnel doubled.
Total operating expenses doubled from 2009 to 2011. Attorey Kraus addressed payroll for Jason
(maintenance personnel with 62% of his time in Middleborough & 38% of his time in Easton) and
Betty (Patk Manager). He thinks that in prior years, because of theit losses, they tried to capitalize
theit expenses. Neither of these people have had an increase in pay in all the yeats they’ve been
employed. It reflects what wasn’t properly accounted for in those years. Selectman McKinnon
asked questions relative to payroll comments to which Attorney Kraus tesponded that it’s 2
chasactetization issue and the Comptroller will come here and charactetize it.

Selectman Frawley asked Attorney Kraus if he could explain some of the numbets on the
Comparative Balance Sheet. Chaitman responded that they must have a balloon payment coming
due in 2012, to which Attorney Kraus agreed.

Selectman McKinnon noted sewer & watet bills on same sheet. He knows we did increase rates, but
doesn’t think we went up that high. Town Manager explained that they don’t have a meter so they
ate getting estimated usage/readings. We decided years ago, because they didn’t fix the meter, that
we were going to use a higher number. By not replacing the meter, they are being billed on
estimated readings. If they replace the meter, they would find an actual number. We didn’t want to
put the Town at risk because we don’t know what is going through that Patk. Based on the
numbers he has, it’s not a $5,000 capital expense to replace the metet.

Selectman McKinnon asked for confirmation that they came to an agreement with Water
Superintendent Mr. Silva. Town Manager responded that we were very interested in getting the
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hydrant turned on. We sent many letters to the Park Owner. We learned that it could cause a majot
problem in the Patk with water pressure. We don’t want to put the water pipes in any danger. We
said just replace the meter with a like meter and not have water suppression in the Patk. Selectman
McKinnon offered that he has spoken to the Fire Chief and he has an incident command plan in
place. However, if other fire apparatus were called in and arrived first in the Park, they could
potentially cripple their apparatus. He recommended being proactive by covering up the non-
functioning hydrant. Attorney Kraus offeted that they don’t believe they are having leakage
problems. He doesn’t believe they have authorization to touch/tag the fire hydrants. He thinks it’s
the Fire Department’s authority only. It’s probably my fault. Perhaps I didn’t follow up with the
Fire department. Town Manager agteed that they are private hydrants. Attorney Kraus will write a
letter tomotrow as a matter of good faith.

8. Yes. Morgan Management has six communities within MA. New Yotk manages Patk opetations
with over 100 employees. Many man hours go into processing bills. Itis a total of 4% takeninas a
profit margin. Again, he will have the Comptroller in to offer clarification to outstanding questions.

9. Attorney Kraus noted that all legal bills are detailed. Chairman offered that it is hard for him to
believe the significant increase in phone expenses incurred. Attorney Kraus will come back with
details. Selectman Quelle asked about $3k printer capital expense and asked Attorney Kraus to
detail for us the category of office expense. Attorney Kraus will be happy to further detail

this/ clarify as doesn’t think it’s really for just one item/printer. Printer was purchased m February
2011. Selectman Frawley asked that, at next meeting, they provide information on 3 generators they
are buying. Selecttnan Quelle offered that he needs to know what is being used for this Patk and
only this Park.

10. Chairman asked what the nature of this expense is. He indicated that he needs to know what it
represents and why such a latge increase. Attorney Kraus responded that he would be more
comfottable to have the Comptroller hete to answer, Chairman explained that the Board wants the
Comptroller here for the next meeting.

11. Attorney Kraus offered that it doesn’t behoove us to allow leaks in the Park. I didn’t hear about
busted pipes from anyone thus far on the side of the residents. Selectman Quelle offered that water
suppression in these Patks in Town have been an issue. Attorney Kraus responded that they are
going to address this meter. We have to address it. I had told the Board last time I was hete, it
would be, and blame me that it wasn’t. We have to addtess just as we should have addressed an
increase for these guys. We receive the water bills from the community and we pay them. If the
Boatd decides to decrease the allowable expenses, we will have to look at them as well. Selectman
Quelle offered that this was incurred by the Park Owner, not the tenants. Attorney Kraus defended
his client noting that it can’t all be allocated by not replacing the meter.
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12. Attorney Kraus doesn’t know what it is, but it isn’t included in this rent increase. He will come
back with answet.

13. Attomey Kraus offered that he will have to come back. He doesn’t know answer. Chairman
asked if they haven’t asked for an increase since 1996, is it safe to say that you haven’t made any
capital improvements since then. Attorney Kraus will get back to him.

14 . Attotney Krause offered that he believes that is at least $5,000.

15. Attorney Kraus offered that Betty tells him there was 1 back up because a sewet got backed up.
Betty told Selectman McKinnon that the pump was replaced.

16. Selectman McKinnon noted that we covered this.

17. Attorney Kraus offered that he believes it’s generated because the company has been running at
a deficit for so long, but will ask the Comptrollet.

18. Attorney Kraus offered that they are incurring too much debt so they gave the Board in 2011, a
picture of what their actual expenses were, Chairman offered that he just wants to make sure that
these ate real invoices/bills. Attorney Kraus responded that they are real and they have backup.
Chairman wants Comptroller to give us backup for this. Attorney Kraus noted that the Town
allows for CPI and pethaps they should consider it. Chairman responded that CPI requites leases to
be signed.

19. Attorney Kraus deferred to the Comptroller.
20. Attomey Kraus answered.
21. Attorney Kraus will come back and confirm that relatively quickly.

Selectman Frawley asked that, when they meet again, could Attorney Kraus have someone explain to
him why they need 3 generators to which Attorney Kraus responded, yes.

Selectman Quelle asked if they don’t get CPI, are they going to wait 16 years to ask for another rent
increase. Attorney Kraus responded that it’s been a process putting together the financials, which
can now be used going forward, so perhaps in another two yeats.

TENANT'S ASSOCIATION
President had two questions:

1. Homeowner’s Association President Robert Capeau, 2 Lisa Drive, offered that we have two
Community Park managers here tonight that don’t obviously do it anymore. The financials
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show payroll fot an employee (Jason) in Easton and they want us to pay for Haston toor
Attorney Kraus offered that Betty is the only manager for Hillcrest and Hillcrest is only
being charged for the hours that Jason puts in at Hillcrest in Middleborough. Betty offered
that she does payroll and she puts in consistently 20 hours for Jason in Middleborough and
12 hours in Faston every week. She oversees this with Paul, the manager of Easton, to make
sure that Jason puts in the hours. It reflects an appropriation of whete he is and not an
actual. It’s an allocation per Chairman.

2. Homeowner’s Association President offered that they’ve heard she gets her lot fees for free,
and if true, it brings the total lots down from 95 to 94. Chairman asked if her unit is
included in the number of units. Attorney Kraus responded, yes and because she maintains
the office in her home, she gets an allocation. We can take Betty’s house out of the
equation, but it’s not in the other tenant’s best interest because it would increase the number
of units, increasing the rent of the tenants. Attorney Kraus offered that she dedicates a big
part of her house to the running of the Park. She pays for her own upkeep and we pay for
her rent of §171 only.

Selectman Quelle asked if the 3 bedroom house is for 55 and over. Attorney Kraus tesponded, no.
He further asked what the telationship is between his client and the tenant in that house. Attorney
Krause responded that his client is the landlord. Betty indicated that the house is vacant.

Selectman Quelle asked who pays for the utilities for that house. Attorney Kraus responded that the
tenants pay for that. Betty indicated that 2 man, a woman, and two children were living there.
Selectman Quelle offered that the music coming out of thete was interesting and suggested that it
would affect the quality of life in the Park. Attorney Kraus offered that sometimes it’s not in the
Park ownet’s absolute and total control.

Frank Cuddy, 11Gerald Drive, noted a teference for approximately $5k in new furniture. The
clubhouse has old furniture that’s been thete for about thirty years, and we've nevet seen afiy
furniture allocated for our use. Attorney Kraus will get answer.

Mzr. Cuddy noted that they will be paying $66-$67 in management fees/month and he thinks it’s 2 bit
excessive. Attomey Kraus offered that he will get back to the Board on this.

Mt. Cuddy offered that the residents don’t have a problem with an increase. When he managed in
the past, he got his lot fee covered and $400/month, but only worked in Middleboro. Betty has
wotked in Easton and we have paid for that. The only road repair in the 17 years he’s lived there
was an overlay to the front entranceway. A rear section of the rear exit was also repaired with an
ovetlay, The roads sink and have water all over them in the winter. They accumulate ice because of
the amount of shade and the inability to drain
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properly. Attorney Kraus offered that that he will do calculations, re management fees, on a
spreadsheet, but when we atre running at a negative number, the tenant’s paying for Betty isn’t
sensible. We've done maintenance to the toads. It will cost $600k to $1 million to repair and if
tenants want to pay, we will go get three estimates. We will continue to make improvements like
we have done with the trees and other items.

Mt. Cuddy offered that he doesn’t deny it costs money to run the Park and to run a business.
However, he asked why Morgan Management waited ten years, at which point, 1s now going to cost
us more. He made some alternative suggestions to save/make money. We do have a clubhouse
with no sanitary facilities or light bulbs. We don’t need it. Take it down. Take done the shed and
put in fot tax abatement. Motgan could take out an old mobile home and put in 2 new one and
make an increase on the sale of 2 new home. There are things that can be done. You advocate that
you've done a lot to the Patk, but nothing has changed in the 20 years that we've lived here.
Attorney Kraus offered that they can’t take down the community room because they would have the
Attorney General come aftet them re CMR regulations. He further offered that they haven’t done
everything petfectly, but they have maintained this Park for these tenants.

Ronald Brown of 11 Lisa Diive, a 25 year resident of Hillcrest, offered that the last increase was
predicated on the roads being maintained and they haven’t been. The roads are as bad now as they
were when he arrived. A lot of people cannot afford a large increase and are on the botrdetline and
we should think of those people. Motgan could afford to put a road in 100" every year. He asked if
they are entitled to get a copy of the financial statements to which the Town Manager responded,
yes. Attorney Kraus responded that they want to work with their residents. We feel we have
attempted to make conditions safe. 'm sotry people are on fixed incomes, but we are nota
subsidizing agency.

Mr. Cuddy wished to make the clarification that a capital improvement is not an increase in tent. It
is a separate entity. Chairman noted that the Board’s Rules & Regulations address capital
improvements relative to rent inctease. Mr. Cuddy told Attorney Kraus that he would teally like him
to come to the Park in the winter and drive on the roads.

Betty Roma of 8 Getald Drive addressed Board. She has lived at the Park since 2000. When she
bought her home, she had a home inspection on the trailer, but not on the grounds and ever since
she bought, her grounds get flooded yard. She was flooded this past July and was recovering from
surgery and went to Betty to say she couldn’t safely get out of her own yard. She has speed bumps
and nothing but tree roots in her yard with no grass. Betty said she couldn’t do anything about the
speed bumps ot curh cuts and she wants to know why not. Attorney Kraus indicated that he will
talk to the manager and address this and report back to
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the Board. Ms. Roma offered that she was concerned, not wanting to break other foot, so she chose
not to go to therapy.

Mr. Cormier thanked Attorney Kraus for reiterating that Hillcrest is incapable of running a
profitable operation and constantly not properly maintaining the property.

Rick (O’Seanery of 7 Robert Drive offered that the road is crushed underneath with huge holes and
puddles. When it rains hard, you can actually pick up pieces of the road.

Susan Ware of 15 Kevin Drive offered that they have two drains that they constantly clean out every
fall and winter. Each winter we have to raise the bar higher to measure where the drains are. If we

don’t constantly shovel the drains get clogged. Betty was kind enough to send us a gift certificate
this year for taking care of these issues.

Chairman asked if the Tenants would like to call any witnesses at this time. Mr. Cuddy responded
that they were all set, but asked to make one comment. He offered that if they could have the speed
bump removed on Gerald Drive it would be helpful as you can’t get traction in this area and you
have to put brakes on, which he considers a traffic hazard.

Ronald Brown asked if Mr. McKinnon liked what he saw in the Park as an impartial observer.
Attorney Kraus objected for the record. Town Counsel offered that Selectman McKinnon could be
allowed to respond. Attorney Kraus noted, for the record, that if Selectman McKinnon was going
to give testimony, a factual impression of what he saw, it could be potential grounds for his recusal.
Chairman duly noted his objection, but allowed Selectman McKinnon to speak indicating that they
are going to hear his perspective now ot later and he saw no difference. Selectman McKinnon
shared that he had been a Firefighter in the Air Force and noticed the Park utilizes its space very
well be maximizing on capitalizing on the number of units. The roads weren’t great, but he has seen
worse in Town. Every road has wear and tear.

Attorney Kraus indicated that didn’t intend to cross examine, but rather to answer the resident’s
questions. It’s a relationship we want to survive and flourish. He asked for the Homeowner’s
Association President’s contact information, which is Robert Capeau, 2 Lisa Drive.

Chairman explained that the Board would continue the hearing. Attorney Kraus offered that thirty
days would allow him enough time to prepare. Attorney Kraus asked if the Board could possibly
wrap it up/close the heating that night. Chaitman responded, yes, but noted that they won’t get an
answer that night.
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Mt. Capean offered that on 4/2/12, he brought in a letter and invited the Board to come to the Park
and see how bad it 1s. Town Counsel thinks we need permission of Park owner as is private
property. Attorney Kraus offered that it would be fine if they want to drive through the Park, but
indicated that they can’t go around with tenants and have them point out what they should and
shouldn’t look at. It’s inappropriate. This is the forum for witness testimony. Chairman asked
Town Counsel if this was acceptable. Town Counsel thinks it’s appropsiate for tenants to point out
to Board members only matters that have been the subject of testimony during the hearing,
Selectman McKinnon offered that he would prefer to see the site by himself because he may not go
at 12 noon, but at 11 pm to see for himself what it’s like. He wants to be impartial and do it alone
with no tenant or attorney, but decide for himself and make his own observations to keep it as fair
as possible. Selectman Frawley offered that he would more than likely go on his own, but if they
have a group site visit, he suggested that they invite the attorneys. He’s not advocating for, or
against, a group site visit. Selectman Quelle asked if there is 2 conflict to review the site as a
member of the Board of Health. Town Manager noted that the question appeared to be whether or
not the Board should go as a group with only tenant guides and he doesn’t recommend that. Mr.
Cuddy offered that, in the past, The Board, Counsel, and the residents all went together.

Motion made by Selectman McKinnon and seconded by Selectman Quelle to conduct individual site
visits. Attorney Kraus cautioned the Board, and suggested that the Boatd rely on Counsel, make
own obsetvations, and not speak with/to anyone, as a cautionary matter. Unanimous vote.

Resident Rich Drazio offered that this is a business and asked if the number submitted for the
mcrease was a set number. Chairman responded that the Board will decide.

Upon motion by Selectman Frawley and seconded by Selectman McKinnon, Board voted
unanimously to continue hearing to Wednesday, May 30, 2012 at 7 pm.

Upon motion by Selectman McKinnon and seconded by Selectman Quelle, Board voted
unanimously to adjourn meeting at 9:53 pm.

Jackie Shanley, Confidential Secretary
BOARD OF SELECTMEN



NOTICE OF HEARING

Please take notice that the Town of Middleborough Rent Board, (“Rent Board”) will hold a
hearing on Wednesday, April 25, 2012 at 7:00 PM in the Selectmen’s Meeting Room at the
Middleborough Town Hall in Middleborough, MA. The hearing will be conducted pursuant to the
authority under the Rent Board’s “Rules and Regulations For Mobile Home Park Accommodations,
Rents And Evictions” and Chapter 703 of the Acts of 1985 to consider 2 petition filed by Hillerest
MHC LLC for an increase in tents to be paid by tenants of Hillcrest Mobile Home Park (the
“Park™). Hearing procedures will be governed by the Informal/Fair Hearing Rules pursuant to 801
CMR 1.02. The Park Owner and the tenants shall each have the right to participate in the hearing
and have the right to be represented at the hearing by an authorized representative of attotney.
They, or their representative/attorneys, shall have the right to prepare and present relevant evidence
and argument at the heating. Information relating to expenses incurred, by the Park owner, for the
past year, is contained in the large volume of information on file with the Rent Board at the office of
the Board of Selectmen in the Town Hall, 10 Nickerson Ave. This matetial is available for review
by the general public Monday through Friday from 9 a.m. to 5 p.m.

The issues involved in the hearing include:

e Whether the tents paid by tenants in the Patk will be increased.

TOWN OF MIDDLEBOROUGH RENT BOARD
Alfred P. Rullo, Jr.

Stephen }. McKinnon

Steven P. Spataro

Allin Frawley

Ben Quelle

Publish: April 12, 2012
Please bill the Town of Middlebotough Board of Selectmen’s office.
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HILLCREST MHC, LLC - 4/25/12 HEARING RE PETITION FOR RENT INCREASE

LIST OF EXHIBITS

FROM Exhibit Reference Name Exhibit #
Hillcrest MHC, LLC Richatd Civitarese Correspondence #1
Petition for Rent Increase #2
CPA Certification letter #3
Comparative Income Statement H4
Employee Statement #5
Proposed Capital Improvements #6
Capital Improvement #1 #7
Capital Improvement H2 #8
Rent Roll #9
Bank of Castile - Interest Rate #10
CP1 #11
Rent Boatd List of Questions for 4/25/12 Hearing #1
Hillcrest Tenant's Association |Letter of Concerns/Questions dated 4/2/12 #1




RENT CONTROL HEARING
HILLCREST MHC, LLC MOBILE HOME PARK
PETITION FOR RENT INCREASE

WEDNESDAY 4/25/12

'HILLCREST MHC, LLC “PETITIONER”
EXHIBITS



_ WAl\eRer Mt L\LC
- h L

EMioik
COPY

september 1. 1992

M. Richard Civitarese

american Home Manufacture Trust
P.O. Box &58

West Bridgewater, MA 02379

Dear Mr. Civitarese:

At a continued hearing held op Menday, August 31, 1992,

by the Roard of Selectwen, acting ag tihe Rent Control Board. a

vore was taken, and 1t reads as follows:

"rhat the Rent Board establish rent for each moblle home

unit in Hilicrest Mobile Home Park as follows:

1. Year One - September 1, 1997 to August 31, 1993 -
3145.00 per month.

2. Year Two - September 1, 1993 o August 21, 1994 -
§$160 .00 per month.

3. Year Three - September i, 19%4 to August 31, 1995 -
£175.00 per month.

4. Additional rent for Year Two shail be assessed and
i5 hereby estabhlished in the event the park OWner 1ncurs
expenses in Year One 1n ercess of the fage Expenses set fortn
helow,

5. AddiTiounas Jent for Year Tares «o-a.. be assessed gund
18 hereby establisheo in the event fthe warl waer wnours
expenses in Year Two i aexcess of the tatal of Te Base
Rxpenses and any addycaonat rent gageruec oo Veay TWo.

£, Additional rent for Year Two 51 Yeay Tnree shail be
limited to the increarse in 5aid expenses ar LATLEG
respectively 1in Paragraph 4 or Paracraps © oas the caze may
pe. FEach unit zhall he subiect to j:9% o8 fhe toral dnove o
in sald expenses which sha.l be agmgeape. 3o eond: monthiy
pavnents.



Mobile home rent hike OK’d

MIDDLEBORO — Acting as the Rent Con-
trol Board, the Board of Selectmen granted a

rent increase of $8 per month for one year at the

Hillcrest Mobile Home Park which was less than
requested by owner Richard Civatarese, but
more than the decrease requested by park resi-
" dents, _ .

About 30 residents attended the hearing,
which was also attended by Civatarese and his
attorney, Lee Wernick.

Civatarese had asked for an increase of $18
per month per year for the next three years to
- cover operational costs mcurred and to provide a
fair rate of return.

In addition, “pass-throughs,” which include
any increases in real estate or utilities, would
also be assessed.

He based his increase on actual costs and on
rates charged parks in neighboring communities.

Along with the rent increase, Civatarese pro-
posed in the fourth year, residents would be able
to sign a lifetime lease which would only increase
thereafter according to the Consumer Price Index
and any pass-throughs.

In 1992, selectmen granted a rent increase
from $125 to $175 per month which was spread
over three years.

In a letter to selectmen, residents said they
feel a credit is due them because, for many
months, there had been no management on-site
and roads were not malntamed as had been or-

oy (196

C:vatarese had asked for an
increase of $18 per month per
year for the next three years to
cover operational costs incurred
and to provide a fair rate of
return.

dered by selectmen,

Using figures suppllgd by the owner, Select-
men Neil Rosenthal told Civatarese the actual
increase in his expenses over the past three years
was $8,109.

To-recoup those expenses, rents would have
to increase on the 95 units at the park by $7.11
per month,

If increases after that were to be based on the
Consumer Price Index, those increases would be
$3.40 for the next year and around $3 for the
year after,

Rostenthal also told Civatarese he felt the
$85,000 profit per year was a fair return on his
investment.

The board voted to grant a cne-year increase
and to review the situation next year because the
impact of new regulations approved by the state
Attorney General have not yet been assessed and
may affect how the monthly rent is calculated.

. - - [ -~ "
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18 The Enterprise—Tuesday, Oct. 29, 1996

Selectmen back rent
hike for mobile homes

MIDDLEBORO — The
Board of Selectmen voted to up-
hold last week's vote to increase
the rent at the Hillcrest Mobile
Home Park by $8 a month, even
though owner Richard Civitarese
has threatened to appeal the de-
cision in court,

Civitarese had asked for an
increase of $18 per month per
year for the next three years to
cover operational costs incurred
and to provide a fair rate of re-
turn. -

" Residents had asked for a

rent decrease, saying they feit a -

credit was due them because for
many months there had been no
management on site and roads
were not maintained as had been
ordered by selectmen.

In a letter to the board, Civi-
tarese said he will not aceept the
increase and has told residents
not to pay any more than the
current $175 monthly rent. Any-
orie who does pay the $8 increase
“will ‘have the increase re-
funded,” he said. :

Cititarese said the board
should have considered fair mar-
ket value when determining the
rent increase request to provide
a fair rate of return on his-in-
vestment. .

Monday night, Rosenthal
said the board did consider re-
turn on investment when voting
the $8 per month rent increase.
He said the board set the base
value of the park at $950,000 in
1992,

“Ag far as I know; an invest-
ment is money down, not an ap-
praisal of what it might be worth
if it was sold,” Rosenthal said,
Civitarese wants future rent in-
creases based on the consumer
prize index and the appraised
value as well ag expenses, which
Rosenthal called “double dip-
ping.” : .
Civitatese gaid he will bring
a petition to the district court to
argue for his requested increase.

In other business, the board

voted to appoint Sarah Jiger-

‘Middleboro

CAROL HURLEY
508-946-5659

son St. The property is unoccu-
pied and has beén the scene 0
several fires over the past few
years. [

Health Agent Dorif Balonis
gaid the property wgs heavily
damaged by fire in 1988, before
the rStaffords pure ased the
home. ‘

The hew ownerg did repair
the fire damage, byt since they
bought it 1. 1990, andals have
repeatedly broken into the
house, destroying/the walls and
cabinets, breaking windows,
stealing tools,and setting fires.

The latest fire was Oct, 4
when a burning mattress filled
the house with gmoke:

~ Vandals hgve also removed
the fence thak surrounded an
outdoor in-grouhd pool and have
removed: the cover from a six-foot
pit adjacent fo the pool, both
causing an “attra tive nuisance,”
Balonis said. .

] am very cohcerned about
the various health and safety
hazards to the pulllic but espe-
cially for firefighte who could
be injured ip the \event they
must again egter this building to
extinguish a fire,” she said.

In a letter to the hoard Dep-
uty Fire Chief Eugene Turney
said when the depariment re-
gponded to the burning\matiress
Oct. 4, they found holég in the
floors, ceilings and walls.

“The sthirways are blocked
with debris,” he wrote, “Fire-
fighting ig dangerous e ough
without cothpounding it with the
above hazhrds, which hinder
firefighters movement in and
out of the structure and firefight-
ing operations inside the struc-
ture.”

Jeap_Stafforgl told gelectmen




From: The Hillcrest Mobile Home Tenants Association May 7, 2001
To: The Middlebrough Rent Control Board

Ladies and Gentlemen of the Board,

We the tenants of Hillcrest Mobile Home Park wish to make the following statements in regard to any
increases of lot fees in the park.

First and foremost is the subject of a park manager. There is not even a part time manager, which Mr.
Civitrese states he has budgted $6000.00 per year. This has been a part of an agreed upon series of
contracts entered into by Mr. Civitrese, The Rent Control Board and The Tenatts since 1996. Mr. Civitrese
has accepted all of the monies granted in the increses over the past years and has not provided this setvice
as stipulated by the RCB. This is a violation and breach of the contract entered into and accepted by taking
the money. This is just one of the blatant affronts to this Board and the Tenants Mr. Civitrese has done over
the years.

Second: After many times over many years of trying to negotiate fair and reasonable fees and terms with
Mr. Civitrese, we are all at the same place. Nothing has changed except the fact that the fees went up over
the years and our services and repairs have deteriorated. We have not been offered a lease as required by
the AG’s Guide to Manufactured Housing Community Law (page 11). We have no posted Rules &
Regulations as required by the AG’s Guidelines and should be approved by The AG’s office. The approved
rules should be on file at the Town’s Health Department and a copy given to each tenant. Maintenance,
repairs are done slowly if at all and with constant excuses by management as to why they can’t accomplish
even the simplest of repairs i.c.: replacing a light buib that took over a year.

Third: Mr. Civitrese has threatened to sell the Park because he can not get what he deems a decent return on
his investrent. Had he worked with The RCB and not sued the Town. Had he worked with the tenants on
many occasions to come to terms, he would be at the lot fees he is requesting much be for this and saved
the Town and himself a lot of money in Legal fees. If the Park is so unprofitable then he should have sold
many years ago after he reaped large profits from the expansion of new homes. The RCB, in order to assess
a fair rate biased on facts, has asked for financial statements numerous times from Mr. Civitrese. What is
the big secret in his financial statements that he wor’t disclose them to the RCB to justify his requested

increase?

Finally, Ladies and Gentlemen, The Rent Control Board by the AG’s Guide, pg. 50, has the power to raise,
Jower or keep the fees the same. They also have the power to enforce health safety and needed repairs be
done. We the tenants ask that the RCB reduce the fees by $5.26 per month for 6yrs.to compensate for the
lack of an in house manager and that it be mandated the outstanding complaints and repairs be addressed.
We tried again to agree to an increase with guidelines and terms in Dec.thru Feb. this year but to no avail.
M. Civitrese wants it all with no written assurances or agreements to take action on the problems.

If Mr. Civitrese want to sell then he should sell. The new owner will be subject to the same Rent Control
Board, AG’s laws and Guideline. We can only hope the new owner will be more law abiding and
cooperative with the Town officials and the tenants.

We think we all have had enough of Mr. Civitrese’s antics.

Thank you

The Fillcrest Mobile Home Tenants Association

Ce: Middleborough Rent Control Board

Cc: Mass. Attorney General’s Office
Ce: American Manufacture Home Trust
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REAL ESTATE PROPERTIES . .
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July 5, 2000

Rent Control Board
Town Hall
M-ddleboro, MA 02346

RE: Rent Increase Hillcrest Park
Board Members,

Fnclosed find the Statement of Operatlon for years
1¢95-1997-1998 and 1992, prepared by my C.P. A., per your
razguest. .

The current rent, less the excise tax impcsed by the
Town, is $171.00 per month for each unit.

rind enclosed a list of resident’s names, addragses and
telephone numbers.

Please contact me at the sbove address if further
informacion 1s des.red. ‘

Sincefely,

MODULAR HOME SALES * MOBILE HOME PARK * MORTGAGE FINANCE 106



. CRANBERRY CAPITAL
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Phone: (508) 946-2405
FAX: (508) 946-0058

Town of Middieborough
ﬂﬁiazﬁﬁrﬁuﬁ eits

BOARD OF SELECTMEN
Emil A. Maksy, 5r.
Pamela M. Desrosiers
Michele F. Grenier
Neil D. Rosenthai
Steve P. Spataro

October 30, 1996

Mr. Richardé Clvitarese
American Manufacture Home Trust
P.0O. Box 458

W. Bridgwater, MA 02379

Re: Hillcrest Mobile Home Park
Dear Mr. Civitarese:

The Board of Selectmen, acting as the Rent Control Board, voted, on
Monday, October 28, 1996, to amend the vote sf October 7, 1996, which
set the rent at Hillcrest Mobile Home Park, by rescinding the same, and
further moved as follows: -

(1) That the Rent Board establish rent for each mobile home
unit in Hillcrest Mobile Home Park of $183.00 per month from Qctober
1996 to September 30, 1997.

(2) That the rent established by this vote shall be subject to
the following: 3

{a) The park owner shall maintain the .park roads in good
condition. -

{b) The park owner shall cut the grass on a regular basis.

(c) The park owner shall provide a park manager, who shall
be at the park at least forty (40) hours each week.

(d) The park owner shall not make any capital improvements
to the park unless at least half of the tenants in the
park approve of the same in writing.

(e} The park owner shall maintain the park area so as to
provide for the safety of the park residents.

(£} The park owner shall provide maintenance of above ground
and under ground utilities.

(3) That base expenses for 1995, which are the latest actual
figures provided, are: :

(a) Real Estate Taxe $ 9,541.88
(b) Water & Sewer Charges $22,925.00
(c}) Rubbish Removal $ 4,863.24

(d) Trailer Fees $13,824.00



Mr. Richard Civitarese
October 30, 1996
Page 2

{4) That the Rent Board find that the rent established above
will yield to the park owner a fair net operating income with respect
to the mobile home units in Hillcrest Mobile Home Park and that the
park owner had the following income and operating expenses for the
period of January 1, 1995 through December 31, 1995:

Income $199,500.00
Operating Expenses $113,652.00

It was further moved that the Rent Board find that the rent
established by this vote was based on consideration of the following:
: {a) The factors enumerated in Sectiocn 3 of Chaphter 703 of
the Acts of 1985 (The Middleborough Mobile Home Park Rent Control Law).
{b) Information provided by the park owner and all other
evidence, oral or written, received at the hearing.

That the Rent Board assign as reasons for the establishment of
rent as forth above the consideration set forth herein.

It was further moved that the Rent Board hold a hearing in
October 1997 for the purpose of reviewing the income and operating
expenses of Hillcrest Mobile Home Park from January 1196 through June
1897 to determine if additional rent adjustments are warranted.

Y4 ok
Emil A. Maksy, Sr., Chairman

BOARD OF SELECTMEN acting as
THE RENT CONTROL BOARD

EAM:d
cc: Board of Selectmen
Attorney Daniel] F, Murray
Attorney Lee Wernick
Hillcrest Mobile Home Park Residents
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(308) 747-4200

(08 747-0788 FAX
WWW . KRALISHUMMEL, COM

February 29, 2012
In Hand
Mr. Charles J. Cristello
Middleborough Town Manager
Town Hall Building
10 Nickerson Avenue
Middieborough, MA 02346
Attn: Rent Control Board

PETITION FOR RENT INCREASE -
Hillcrest MHC LLC
Dear Mr. Cristello:

_ This office represents the legal interests of Hillerest MHC LLC, which owns
and operates Hillcrest Mobile Home Park (the “Park™ and I am writing to you in
that capacity.

Please accept this letter as a formal petition for a rent increase subject and
pursuant to rent control as instituted in Middleborough and pursuant to your rent
control by-laws. The last time that we know of any increase in rents was over ten
(10) years ago, and certainly before my clients acquired title to the Park in 2002.

I am attaching hereto information that responds to the requirements of the
by-law, as follows:

}.-l.

Internally reviewed financial statements by a CPA for the three (3)
years preceding the year of the filing of the petition;

Interim financial statement;

Current balance sheet;

Statement on the number of employees, job titles and job description;
Current capital improvements;

Proposed capital improvements;

Proposed Budget for this year; and

Statement herein that relates to rate of return anticipated and sought.

© NP WD

The information relating to expenses for the past year are contained in the
large volume of information herewith supplied®.

The rate of return is typically based on the interest rate that first position
money incurs as set forth in the Middleborough rent control authorizing statute.
There are three factors which control the rent to be determined by the Rent Control

! Three copies of the information are provided per the direction of your office based on our
meeting on February 15, 2012, Please note that one full copy of all expense backup was left
in your offices during the visit referenced.



Via In Hand

Charles J. Cristelio, Town of Middleborough
February 29, 2012

Page 2 of 2

Board ~ fair market value of the Park (here we are using the assessed value), first

position money or rate of return {7%), and expenses associated with the operation
of the Park.

Please note that the expenses incurred for 2011 amounted to $215,624 but
we anticipate an increase to $246,524; for the purposes of our application, we are
going to use expenses that divide equally these figures, that is, $231,074. With
these figures the calculation of rents is a simple mathematical equation: [{fair
market value of Park) x (first position money/rate of return)] + expenses/number
of units/12 months. The numbers are as follows:

Fair Market Value of Park: $1,760,400
Interest Rate/Rate of Return: 7%
Blended Expenses: $231,074
Number of Units: 89

Calculation: (1,760,400) x (.07) = 123,228 plus 231,074 equals, 354,275 divided
by 89 units equals 3,981 divided by 12 months equals monthly rent of $332.
Please note that this is a rent figure and does not include the Town's monthly fee
and does not include capital projects that have certain defined and determined

amortization periods, which will be discussed during the presentation of the
petition. _

Thank you for docketing this Petition and your assistance. I am enclosing a
check made payable to the Town of Middleborough for $400, as you indicated
during our meeting would be required. Please gall.mg with any questions. We'look
forward-to-proceeding-with-the-petitiop-in.gt 10 ~—

RK/ki

cc: Client
Attachments:
{1) Comparative Balance Sheet with income statement internally reviewed for 2008-2010
(2} 12/31/11 Balance Sheet
(3) Proposed 2012 Budget
(4) Hitfcrest MHC LLC Employee List/statement
(5) Capital improvement information
(6) Tenant Ledger
(7) Interest rate/rate of return letter from The Bank of Castile
(8) Check made payable to the Town of Middleborough for $406 application fee
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i certify that fam 4 licensed CPA in the state-of New York since, have beem_s;imce
August 1984. | have been employed by Movgan Managetrient since May 17, 2084
arid Have worked as an astountant for the company since my hire date,

| rave perfor éﬂ;.a-sﬁ internal feview of the Incore and Expense Stateraents of
Hitlorest MHC LG as of ﬁ@ece.mbgr 31, 2009, 2640 and 2011, Based on my internal
seview, | fiud the information to be i aceordance with'GAAP, Alltransactions and
ba“lahces-h B Iaeen reparted in: ‘the cottect acoounting pertod. Thereare internal
: : f}m 13 recmded prmpeﬁVand au‘ch@mzed bv thi

-The Accoum:mg !epa r‘tmeht preeraares mtanbhlv ”cna! ba"la aoes and fnterim i n'a nclal ‘
k sta. ernents. ik f“ fria rv:.lai rep@r‘ts are ;ap;rrcw‘ed by the Tentrelierbefone reiease Lo
mainagemeﬂt

manageient. .

Stgried byi /e Date  Hraliden,

1170 Pistsford-Victor Roaa? & Pi(h. Box 1660 ¢ Pittstord, New Vorlo s 14534
(5ESA1T-9650¢ (585)419-9656 fx.
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HILLCREST MEC LLC
Comparative Income Statement

March 22, 2012
11:18 am

RENTAL INCOME

FEES, CHARGES & FORFEITURES

OTHER INCOME

MISCELLANEOUS REVENUE
TOTAL REVENUE

EXPENSES

ELECTRICITY
SEWER & WATER
‘GAS & OIL
TOTAL UTILITIES

| SUPPLIES
CONTRACT REPAIRS
GROTNDS
PAINTING
TRANSPORTATION
SNOW REMOVAL
TRASH REMOVAL
TOTAL MAINTENANCE

PAYROLL:
PAYROLL: TAXES
HEALTH BENEFITS
OTHER BENEFITS
TOTAT: PERSONNEL EXPENSE

ADVERTISING

LEGAL & PROFESSIONAL

OFFICE & TELEPHONE

MANAGEMENT FEES

INSURANCE ‘

REAL ESTATE/OTHER TAXES
TOTAL OTHER EXPENSES

TOTAYL: OPERATING EXFPENEES

NOTI
INTEREST EBEXPENSE i
ITRVESTOR/OTHER INT EXPENSE
NON-RECURRING EXPENSES

NET INCOME RBEFORE DEP & AMORT

DEPRECTIATICON & AMORTIZATION

NET TNCOME

2008
TID

& 203,760.50

402,00

2010
YTD

$ 204,680.90
664.45

B0 .84

2011
YTD

§ 203,466.73

864,50
400.00

$ 204,162.90

4 206,206.18

$ 204,731.863

% 1,622.%4 £ z,00a.08 5 1,213.35
16,286.11 48,512.60 71,594.38
417.02 368.25 1,143 .85

& 1B,326.07

$ 50,884.53

5 74,349.58

-8 459,61 $ 775.00 & 2,881.%4
1,1032.50 3,586.00 16,219.82
B,731.72 8,760.64
219.26 140.18
505.68 750.87 550.65
1,727.93 2,187.76 4,L132.B0
6.580.26 8,197.83 8,1id. €64

$ 10,380.98 $ 24,448.44

& 21,518.74 -

& 34,009.34

4,259.89
2,232.94 3,583,335
713,00 2.126.00

$ 24,465.68

¥ 44,058.58

& 100.00
225,00 7,847.25
8%7.53 3,814,990

8,903.28 8,288.11
4,21%1.98 4,162.28
27.,638.,46 21,993,72

& 41,976.25

5 46,146.27

$ 95,148,98

'$ 165,538.22

$ 109,013.92

$ 107,681.84
1,162.00

5 230.08

§ 15%,385.20

% 40,667.37

$ 114,273.93
1,747.73
kil QT2 . 63
$ (B6,426.32)

$ 111,428.20

$.(155.165.12)

§ (197.851.53)

STATEMENT

$ 40,817.37

§ 40,819.20
4,252.80
3,801.92
2.186,00

§ 51,069.82

6,626,372
7,B85.55
2,687.36
3,151.31

23, 027 . 25

$ 49,387.7%

'§ 215,624,665

é (10,823.03)

$ 103,045.57
41,555,897

$ (155,494.57)

$ 103,645.42

$ {252,144.00)

-RCM

KIM
SAZ

PROVAL



HILLCREST MHC LLC
Comparative Balance Sheet

2009 2010 2011
Assets
Current Assets
CHECKING ACCOUNTS § 115,794.53) $ (23,5986.75) 5 4,269.23
PREPAID EXPENSES 2,523.22 2,132.48 1.426.37
Total Current Assets § 4313,271.31) § (21,464.29) $ §,B95.60
Long Term hAssets

LAND $ 150,000.00 & 1590,000.00 $ 150,000.00
FURNITURE AND FIXTURES 4,870.00 4,970.00 4,870,000
BATHROOM CABINETS £98.06 698.06
COMPUTERS & EQUIPMENT 390.0C 380.00 B77.30
MAINTENANCE EQUIPMENT/TOOLS 1,266.30 2,114.67 2,977,773
LAND IMPROVEMENTS 1,449,969.49 1,455,845.38 1,455,845.38
ELECTRICAL BND UTILITIES 6,550.00 $,550.00 &,550.00
LANDSCAPING 1,650.00 1,650.00
MISC LAND IMPROVEMENTS 102,626.26 102,626.26 102,626.26
WATER AND SEWER 53,533.15 53,533.15 53,533.15
WLSTE WATER IMPROVEMENTS 1,060.0C 4,789.18 4,789,1%
BUILDING IMPROVEMENTS 1,400.00 1,400.00 1,400.00
DOORS 673,63 $73.63 673,63
COMPUTER SOFTWARE 288.77 288.77 288.77
ACC DEP ~ FURNITURE {5,273.00} (5,837.04) (5,881.04)
ACC DEP ~ EQUIPMERT (1,050,04) (1,838,08) (2,182.12)
ACC DEP - LAND IMPROVEMENTS {846,937.08) (922,403.16) (1,012,833.12)
ACC DEP ~ ELECTRICAL AND UTILI {6,110.84) {6,402.80) (6,550.00)
ACC DEP - WATER AND SEWER (%2,779.12) (74,338.20} {74,338.20}
ACC DEP — BUILDING IMPROVEMENT {266.00) (317.00) {365.00)
ACC DEP - COMPUTER SOFIWARE (162.00) {217.00} (288.77}
DEFERRED MORTGAGE COSTS 125,561.35 125,561.35 125,561.35
ORGANIZATION COSTS 3,213.086 3,213.06 3,213.06
START UP COSTS 2,6306.00 2,630.00 2,630.00
AL - DEFERRED MORTGAGE COSTS {(90,727.28) {103,284.32) {11%,841.36)
AR — DRGANIZATION COSTSE (3,212.72) {3,212.68} (3,213.10)
RA ~ SET UP COBTS (2,629,096} (2,628,98) {2,629.98)
Total Long Term Assets $ 894,916,857 § 796,413.28 $ 694,054,2]

Total Assets 881,645,566 $ 774,548,938 5 699,745.81

Liabilities and Equity

gurrent Lisbilities

DUE T0 RELATED COMPANIES $ 377,172.24 $ 511,102.91 $ 532,418.86
ACCOUNTS PAYABLE 17,917.26 (712.91) 40,B880.39
SECURITY DEPOSITS PAYABLE 860.84
ACCRUED EXPERSES 29,515.79% 41,485.02 100,795.07
MA TAXES PAYABLE 8B8.00 1,140.00 1,140.00
CURRENT PORTION LT DEBT ' - CLP X VNIX TyBOY;TOTTEETT T m———— e
DEFERRED RENT 11.162.35 5,715.80 12.077.05
Total Current Liabilities § 43B,116.48 $ 59%8,372.85 % 2,297,013.65
Long Term Liabilities
MORTGAGE PAYABLE - IBC BANK $ 1,678,787.50 % 1,609,695.98
LOAN PAYABLE - RCM 95, 000.90
Lonyg Texrm Lisbilities $ 1,678,797.50 & 1.609,605.88 _$.95,000,.00
Total Liabilitles $ 2,116,813.98 $ 2,208,06B8.83 $ 2,3%2,013.65
Bguity
Retained Earnings & (1,080,103.20) § (1,235,268.32) § {1,433,119.84)
Het Income _1155,155,12) (197,851.52) {259,144,.00}
Total Bguity ¢ (1,235.268.32) § (L.433.319.B4) $ (1,692,263.84)
Total Liabilities & Eguity $ B881,.645.66 5.774.948.92 5 699,749.81

STATEMENT APPROVA
| RCM
KM

SAL



Hillorest MHC LLC

February 14, 2012
3:49 pm

REVENUE
TOTAL REVENUE

EXPENSES
BLECTRICTLTY
SEWER & WATER
GAS & OIL

TOTAL UTILITIES

SUPPLIES
CONTRACT REPAIRS
GROUNDS

PAINTING
TRANSPCORTATION
SNOW REMOVAL
TRASH REMOVAL

TOTAL MAINTENANCE

PAYROLL —~ PROPERTY MANAGER
PAYROLL — MAINTENANCE

PR TAXES -~ FICA/MEDICARE

PR TAXES - FUTA

PR TAXES - SUIL

PR INSURANCE - DISABILITY

PR INSURANCE - WREMNS COMP

PR INSURANCE -~ EMPLOYEE BENEFIT
EMPLOYEE BENEFITS - HA

TOTAL PERSONNEIL EXFENSE

ADVERTISING

LEGAL & PROFESSIONAIL
CFEFICE & TELEPHONE
MANAGEMENT FEBS
INSURANCE

REAL ESTATE/OTHER TAXES

. JTOTAL _OTHER.EXPENSES ... .

TOTAL OPERATING EXPENSES

NOI

INTEREST EXPENSE
INVESTOR/OTHER INTEREST EXPENSE

NET INCOME BEFORE DEP & AMORT

DEPRECIATION & AMORTIZATION

NET INCOME

2012 Budget

2012

CAnnual oo

Amcunt

£ 203,436.C0
$ 203,436.00

$ 1,320.00
72,744,000
—1:200.G8

$ 75,264.00

$ 2,640.00
16, 980.00

3, 360.00
180.00
1,200.00
4,152.00

e 8,124.00

$ 42,636.00

§ 26,730.00
16,068.00
3,2771.87
428,48
2,570.88
312,00
2£0,00
8,673.60
3,840.00

$ 62,190.83

$ 660,00
'19,180.00
8,11%.00
13,016.16
2,445.24
.23,073,24

B B6, BB B e o i

§ 246,524.47

$ (43,088.47)

3 101,38%.60
22,800.00

§ (187,278.07)

% 103,65%.00

§ _(270,937,07)}




BILLOREST MEC LLC
Tncome Statement

For the Period Ended February 29, 2012
Mazch 26, 2012 :

B:47 am
CURRENT
TTD
ACTUAL
ACTUAL. RENTAL INCOME g 32,758.00
FEES, CHARGES & FORFEITURES $ 206.95
UTILITY REVENUE . 4,028.87
TOTAT, REVENUE ' 4 36,993.82
EXPENSES .
RLECTRICITY : 5 298,14
SEWER. & WATHR 21,153.89
GRS & OIL ‘ : 53,82
TOTAL UTTLITIES $ 21,505.85
SUPPLIES § 70.66
GROTNDS 710,00
PAINTING 55,82
TRANSPORTATION _ 46.35
SNOW REMOVAL 87,98
TRASH REMOVAL 1.370.98
TOTAL MAINTENANCE § 2,336.49
PAYROLL & 5,625.52
PAYROLL TAXES 624,90
HEALTH BENEFITS 1,437.18
OTHER BENEFITS 266.00
TO'TAL PERSONNEL EXPENSE & 8,053.60
1EGAL & PROFESSIONAL g 1,490.00
OFFICE & TELEPHONE : 1,047.68
MANAGEMENT FEES i,267.66
INSURANCE 407.54
EEAL RETATE/OTHER TAXES 3,.849.78
TOTAL OTHER EXPENSES $ 8,062.66
TOTAL OPERATING EXPENSES $ 39,958.60
T - - § {2y 96418 e e _

INTEREST EXPENSE g 17,310.82
NET INCOME BEFORE DEP & AMORT § (20,275.70)
DEPRECIATION & AMORTIZATION § 17,238.34
NET TNCOME g (37.514.04)

STATEMEN PPROVAL

CONEIDENTIAL: FOR LENDER USE ONLY RCM
\\MORGANACCT\ Timberline \MEP_COMM\L IncStmtSumnary YD, FSD KJM

SAZ .
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HILLCRE_ST MHC LLC;V T
EMPL_O-Y EE STATEM ENT

NUMBER OF’ EMPLOYEES: 2 . e e e - - - e ‘. e L A R e i 7

EMPLOYEE # 1
NAME: Betty Wadsworth
JOB TITLE: Property Manager

JOB DESCRIPTION: Oversee the day-to-day operational responsibilities of the properties, to
include financial, marketlng, customer service and staff management responsibilities. Also, -
handle recordkeeping and reporting responsubsht:es Plus, oversee customer service, resident
relations, maintenance department practices, vendor relations, marketing and leasing.

EMPLOYEE # 2
NAME: Jason Rodriguez
JOB TITLE : Maintenance

JOB DESCRIPTION: Perform general property maintenance
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_HILLCREST MHCLLC

WATER METER REPLACEMENT:

. Town is.requiring.a. water.meter to.be. replaced.. Estimated time.of completionis-unknown. e
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HILLCREST MHC LLC

CAPITAL IMPROVEMENT # 1

* PURCHASE GENERATORS
PURCHASE DATE: 1/14/2011
ACCOUNTING DATE: 2/9/2011




ks 1 IZEMIAY, JOHUStY 13, LULL 770 Lathi}

To: KIM PURICELLI

/ Plaase add HomeDepotCustomerCara@email.homedepol.com 1o your address book of safe st to ensure our emalls reach your inbox.
: Having trouble viewing this email? Vigw it as 2 Web page. ’ o

o ShippmgCenfirma’cidn

Dear Kimberly Puriceld,

Thank you for your order with homadapot.com. Your order
nurnber Is W115030077. Follow this fink to check on the status of
e YOUR OTTET. W are.pleased.to_inform.you that we have.shipped...
Gne or more tams, '

Shipping Date: Jan 13, 2011 6:51:17 AM EST
Order Date: Jan 10, 2011 $0:10:25 PM -

]' Retumn Policy Code Delinitions Retums Associate instrictions.
] Policy i) Daye Policy Explres on 1. Scanfenter recelpt barcode
BRI BN B 5IL ki B ] 5 30 ozN2R01 2. Bcarjerey itern UPC

8119 04 07618 01/138/2011 9577

Return

Quanti ‘ _ Unit Policy  Quantity
Ordered  UPC Code Product Descripiion Price Ling Shipped Amount
Ta | Bsoaeso0iol7 3000 Waitt Portable Generator{2700 Surge Wattage) 1800 A T T $657.00
. - with Free Whes! Kit
_ Shipping $105.00
i
“ Ship to Address Merchandiss Sublotal $657.00
11 Sladys Drive Shipping Total $405.0D
Sales Tax total $41.06
Middieboro Shipped Ordar tolal $BO3.06
MA, 02346
FOODDOOSO,T 100 VISA $B03.08
‘Teacking Your Shipment

Your shipment(s) can be tracked using the carrier information
below. The carrier can only provide racking information, For
information abaul your order cther than fracking, contact cur
Customer Service Center at 1-800-430-3376, :

Carriar: UPS
Carmer Wab Site: httn:/wwe, ups. com/
_ Tracking Numberfs): 1240E35V0340855022

Customer Service )

Eor further assistance, contact us online at

www, homedepot.comyoontactus o cail our intermnet Customer
Sarvice Center at 1-800-430-3376 Monday threugh Sunday: 6
a.m, to 2 a.m. Eastern fime.

Please do not reply to this emall as messages sant to this
address are not monitored and we are hot able fo respond 10

htzp:llmai!.morganmanngemem.oum/owa/?ae:lmm&t:IPM.Note&idngkAAAD‘I’FZﬂygd.‘iTSpXSmEDSVyKKBwB%InQOmS?RZ,SSsZTWc... 111472011




uprs Tt&tking Nofification, Tracking Number 1 Z40E35V0349655022
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Page 1 of 2

UPS Quantum Vlew [auto-notlfy@ups com]

To:  KiM PURICELLT

At the request of Klmberly this notice alerts you of the status of the shipment
listed below.

Tracking Detail

Your package is on time with a scheduled delivery date of 01/14/2011
Tracking Number: 1Z40E35VY0348655022

Type: Package

Status: ~ OnVehicle for Delivery Teday
_Scheduled Delivery:: - ~01/14/2011

Shipped To: MEDDLEBORC) MA US

Shipped/Billed On: 01/12/2011

Service: UPS Ground

Waeight: 93.70 Lbs

Shipment Progress

Location Date Local Time Activity

Brockton, 01/14/2011  4:23 AM. Qut For Delivery

MA, United States

01/14/2011

Shrewsbury, 01/13/2011
MA, United States

' 01/13/2011

1:06 AM. Arrival Scan
11:31 P.M. Depariure Scan

6:00 P.M. Arrival Scan

“Snddle Brook.01/13/2011
NJ, United States

01/13/2011
Laurel, 01/13/2011
MD, United States
01/13/2011
Hagerstown, 01/12/2011
-~ MD, United States
01/12/2011
Niagara Falls, 07/14/2010

NY, United States
United States 01/12/2011

1:32 P.M. Departure Scan

11:35 A.M. Arrival Scan
7:28 AM. Departure Scan

1:02 A.M. Arrival Scan
10:30 P.M. Departure Scan

8:41 P.M. Origin Scan
11:30 A.M. Delivered

12:56 AM. Order Processed: Ready for UPS

Tracking results provided by UPS: 01/14/2011 9:24 A.M, Eastern Time

http:limaii.morganmznagament.cemfowal?ae:ltem&tmIPM.Noté&idz:RgAAAADT?ZOygdiﬂ‘SpXSm[OBVyKKBwBQdInQDmS?RZSSsZ‘?Wc.,. 171472081




d’J}S: Trackir{g Information S ' . Page 10f1

* US> o

United States

Myuss . Shipping Tracking  Freight Locations  Support Business Solutions

"Frescking Numbsr i R ddiditional tratking detalls. T Other Tracking Ciptions "
Tracking Detall
Pt Help  [A[ALA]
1ZA0E35V0349655022
Updated: 01/14/2011 §:22 AM, Eastern Tirng
PU— On‘vehic'e for_De[ivery ,.Today B UV PR LT ST D EPETIETICE LR R arun Ship?iﬁ‘g‘lﬁfﬁfﬁjﬁtiﬁh'"m"” [ISTSRFENY R B
' o1 :
RIDDLEAORG, WA, US
Schedulod Delivery:
Friday, D1/14/2011, 8y End of Day Shipped By
t.ast Location:
Brockton, MA, United Statws, Friday, 01/14/2011

Additional information

Shipped/@iliag Om )
011272011
CloTypes U T oo m Package
Weight: , 8370 Ibs
* Shipment Progress
Lozation Date Lozal  pewviy  Whats This?

Time
Brockton, MA, Unied States 0444472011 423 AM.  Dut For Delivery
A4201T 106 AM.  Anival Scan
Shrewshury, MA, Unfted States  01/13/2011 11:31 PM. Depatture Scan
01/13/2011 GO00PM,  Arrival Scan
Snddle Brook, NJ, Unlted States  01/13/2011 132 PM Departuke Scan
O1/153/2001 11:35 AM, Amival Sean
Laure!, MD, United States 04/13/2011 728 AM. Departure Scan
G1/13/2011 102 AN,  Arrival Scan
_| Heperstown, MD, United States  01/12/2011 10:30 P-M, Departure Sean
o2Es1 841 PM. Qiigin Boan
Niagara Falls, WY, Uriied Sates  07/14/2010 1130 AM, Deliversd

United States DY12/2011 1256 AM. Drder Frocessed: Ready for UPS
Subsoribe to UPS E-mall: Enier e-mal address ;m Vigw Exomoies . Bite Feadback
Sumpont Sotutions for: - Othpr USRS Sites:
Got Sterled : Heghbosre [Betect One HE
Hegisier Smpll Business ;
Qperz Shipping Accoun! & High Tew -
Chnge, Your Delvery Hareu WERLOGISTICS

mwwmwwmmm

S Tetms end Cobdhions  Wobalie Torms of Liss Privacy Pellov  [relest Aceinst Ergud
Copyrigt® 1664-2011 Uirited Pareot Service of Amatiea, (ne. Al figits. rasores.

ht!p:/fwwvwa.pps.ups.com]WebTraCking/track’?HmLVersion=5.0&lot:=en_0S&Requesteml}PSHome&WBPM_lid=humspaga%!?.‘r"ctl.htmt__... 1142011
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1-608-648.0060
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Packing List
for
Package 3 of 3

Afler sevivwisg the RETURY POLICY BASICS end 70 PAZPARE YOLR
wm.m“..wz betoe, plose s aligille retums frer efs neder o he

Order Confirmation #
WHO0YT

. .».._“_h,w‘mum wddessy,

. au.m% HUNTERS GREEN PARKWAY

Shia ton
i Beuty Ann Wadsworth
11 Glzdys Drive .m
(5081523.8496 . !
MIDDLERORD © MA (734§

i

013580

mjammmﬁnvﬁz MD 21740

'
'

P od Mg weschendiss muse ho rorined wiie S0 days in
arsed. Jhe-sew condiicn.

Exzeaded
Weight

Yendor |

Veador OE m, —
Hewm § . o Deseription

Refenence

Q¥
m&u

iy g
mm.vu& ¥

¥ Maveitabls, es2 srigined pakaging 3 retirh all feres,
+ A revnds willbs eredined bazk to the enyics) drecH cad

@dm.mu
L 51,70

breer
Ryt

WIhin 57 ks 6ays of reegining the racorned Jtees a2

523147 TG30C0 3500W3000W GENERATOR

our warskatsz,

+
B - . [
b
i

¢ Bizping cants wiinas be piid by The tlnre Depdrwhen
?»E.Ba moyduz e mﬂﬁ.& &srigficdon of msrwwﬂw resssl

4 Masy .Dvaenm

A. Ship fbe package on your ova
® Comzisz the aETUINED IPEMS arer Zamedatiks haras cw

Ol pagn 2ed 7lave & cupy of 035 foenn i e
# Pech. he san norizoal feclaping.

L v Ehipihe #smn iiag e 2dtess oo e pre epad Labe.

w wHu thz package using our prapald returns label

»...rnn ges will be Lifled to your cred’s card)

Complets the RETURNED TIFMS area locand 25 e botar of
| 1his w.nmo and plece & oopy ef this Jares in the 0%

: m»..w ra2 fur v otiginsl packeging.

Aprly the .,?Ea sahe. over the tep of e 2oigina]
bﬁmuum lakel apd teke to 1 shipping “arstivs of iz
pariel earrer o e Tzbal,

. Retare to Stare

* Rring a2 Heraeh with 2 20py of your shicpng
Corfirmansne-mail o your el Hoce Depysiore 21z

praduee aefoad,

Afiez ﬁonca Esmm.. fmacrawetowna Gk Garsal W.me.r..vc fela ookt (NI

K P :Othﬂq.mnmwwuhc Legz" mrmv._u LS (D0 »hose 18-, void plee 2oy thied, Sop wow o pieag 2om v f =205

1. Cal
P Parlarger taes or for any vharquesdons, please 20

Date Shipped. PO Teans & Inv# oI VI Teal Welgh Toud!

e T agrrraer Sendes Crger ar LS X-1303374,
uuo.—..m E'»dderal kur prokitits 3ins that use flav-miable Lquics or

Belly Wedsworth

1#12/11 8330821 NOII6R0 NO13282 UPS wmwmvm/ﬁg# 3 93.70 28..10
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PURCHASE DATE: 2/21/2011
ACCOUNTING DATE: 3/14/2011



JOMAS ANDERSEN " ] ACCOUNT NUMBER

3‘3 038. 57

PURGHASES CASH ADVANCES FEES. _ CREt};Ts

$O 00 ’ ‘ 30.00 $0 00

$3,038.57

Date

Tran .

Post
Date.

Refarence Number S Transaciwn Descnptmn RN -"

ZAmMou

02105

02104

0zr7

o207

?1034355139606594 PCCSALES 800-8000011 NH

MCC: 5045 MERCHANT ZIP: 03054

-ORDER NUMBER: ORDER# 48572524

INVOICE NUMBER: ORDER #:4657252

LOCAL TAX: 2816 LOCAL TAX INDICATOR: 1
NATIONAL TAX: 2846 NAT. TAX INDICATOR: 1
FREIGHT AMOUNT: 17.84

DEST,. FOSTCODE: 14534

71037356136766524°  PCCSALES ™~ BOD-BOA0DIATNH T T

MCC: 5045  MERCHANT ZIP: 03054

ORDER NUMBER: ORDER#:48531810
INVOICE NUMBER: ORDER #:4658151
LOGAL TAX: 31.57 LOCAL TAX INDICATOR: 4
NATIONAL TAX: 31.57 NAT. TAX INDICATOR: §
FREIGHT AMOUNT: 40.00
DEST, POSTCODE: 14704

71037555083283544  PCOSALES 800-8000011 NH
MCC: 5045 MERCHANT ZIP: 03054
ORDER NUMBER: ORDERS#:46581753
INVOICE NUMBER: ORDER #:4658175
LOCAL TAX INDICATOR: 2
NAT. TAX INDICATOR: 0
FREIGHT AMOUNT..40.00
DEST-POSTCODE:-19713

49556

450,99

&1 o285

o2/2t

.o

02111

oy

Q21

71041452184410811  POCSALES 800-8000011 NH
MCC: 5045 MERCHANT ZIP: 03054
ORDER NUMBER: ORDER#46572524
INVOICE NUMBER: ORDER #:4657252
LOGAL TAX: 3.84 LOCAL TAX INDICATOR: 1
NATHONAL TAX: 884  NAT. TAX INDICATOR: 4
FREIGHT AMOUNT: 2.43
DEST. POSTCODE: 14534
71047782045485391  POCSALES B00-8D00011 NH
MCC: 5045  MERCHANT ZIF; 03054
ORDER NUMBER: ORDER#:46607301
INVOIGE NUMBER: ORDER #:4660730
LOCAL TAX: 33,68 LOCAL TAX INDICATOR: 1
NATIONAL TAX: 33.68 NAT. TAX INDICATOR: 4
FREIGHT AMOUNT: 40.00
DEST. POSTCODE: 14480

_ 71052494%1362520 BORDERS BKSEMUOI0O3649 VICTOR  NY

54.46

437.687

145.09

e G C-5942 - — MERSHANT-ZIP- 14564
LOCAL TAX: 10,12 LOCAL TAX INDICATOR: 1
NAT TAX INDICATOR D .

,.u. jelaln S :

71056416882505475 PCUSALES 800-800001 1 NH

MCC: 5045  MERCHANT ZIP: 03054

ORDER NUMBER; ORDER#.4664G056

INVOICE NUMBER: ORDER #:4664605

LOCAL TAX: 33.58 LOCAL TAX INDICATOR: 1

NATIONAL TAX: 3165 NAT. TAX INDICATOR! 1

FREIGHT AMDUNT: 40.00

DEST. POSTCODE: 14612

48787




P

i E |VENDOR PROPERTY PROPERTY # 6L CODE AMOUNT |DESCRIPTION
raDERSEN-0228114 :

2/2/2011{PCCSALES . |™**SEE BELOW ‘ 16200.07| € . 399.434XARD READERS
2/5/2011|PCCSALES  INEWARK 200-700-237 | 1620003 $ 49556 |PRINTER

~2/6/2081 |PCCSALES | TAMESTOWN |100-075-008 16200.03] $ 46009 IPRINTER
2/972011|PCCSALES  [***SEE BELOW ] 1620002| $ (5446, 10ARD READERS
2/15/2011|PCCSALES  |[KNOLLWOOD  |200-250-271 16200.03| § 497 BV |PRINTER
2/21/2011 |BORDERS MOR MANAGE |050-050-014 $

COMPUTER BOOKS

i

2

2 HBCOSALES: Wil
2/26/2011

i H $ @
PCCSALES IMPERIAL

§ 497.87 |PRINTER

$ 3.03857
$1,213.58| MHC & COM TOTAL

T 1§ 182459 [APTTOTAL - -

CARD READERS

INVOICE TOTAL W/TAX 4453,

100-050-004  [Northrups of W 140
100-050-005 |Countryside 202 CTOTAL UNIT5/LOTS
100-050-006  {Erin Estates Inc 66 )
100-050-009 |Cayuga Loke MH 149
100-050-018  |Gypsum Mills Bad 432
100-050-015  {Gypsum Mills W 150
100-050-029  {Whitney Point W 100
100-050-032- {Kirkwoed -MHC Lf- - - 81 - o -
100-050-053 Northern Pines A 247
" )50.152 [Cenalside Estate 132
tuuO75-001  [Countryside MH( 33
100-075-002 {Prestige Co az0
100-075-003  {Hornell MHP LLG 93
100-075-007 | Ridgewood Vil b4
100-075-008 | Jumestown MHP 76
100-075-010  [Lakeville Estatey 55
100-075-020 |NIS Hollow MH( 129
100-075-021 |Prestige Comma 1
160-075-024 {Bloomdale LLC 82
100-075-027 |Broeton LLE n
100-075-030 |Twin Oaks MHC 141
i00-100-031 |Apple Grove MHI 79 -
100-200-039  [Hidden Creek LU 2re
1100-200-066  jWhispering Wood i65
100-250-026 |Pine Valley 95
100-250-050 [ Allendale 56
100-250-060 | Mountoin View 90
100-250-061 1Spruces 226
100-250-062 |Wheel Estates 200
100-250-063  {Hillcrest MHC LY 97
100-250-072 |Eosten 122
100-250-176 | Jockyville Estate 70
100-250-177 {Delin Mobile Est 29
100-26¢-178  [Park Place MHP 62
100-875-033 VWV LLL 51
375034 [VV LLEC Pine Meq 33
L. 475035 IVV LLC Siher Lg 17
100-675-036 |VV LLC Indian 38




Page 1 of2

£ Transaction Date: 2/22
. Printer for Hillerest MHP

thomas.anderseni®morgunmanagement.com
Network Systems Administrator, CCA

Morgan Management LLC

1170 Pittsford Victor Road

Pittsford, NY 14534

Phone: [585) 419-2630

From: Corporate Sales [maiito: customercare@poconnection.com]
Senk: Tuesday, February 22, 2011 8:07 AM

To: Thomas Andersen = ‘

Subject: PC Connection Shipping Confirmation #46630214

1

Dear THOMAS ANDERSEN:

. Thank you for shopping with PC Connection.- - - - " = e

* This notice confirms your order# 46630214 has shipped and is now complete.

Shipment Details:
Shipped To:
BETSY WADSWORTH -
HILLCREST MANUFACTURED HOME COMMUNITY
79 E GROVE ST
MIDDLEBORO, MA (2346
- ..Qt’r Ite‘m#—— ...... ??ﬁﬂﬁﬂ Shippiﬁ‘g"]hfo’ﬁﬁ“a‘ﬁ'ﬁ_ﬂ"" T . L CIECIIEE T TR
1 | 8979815 | PHASER 3300MFP/X 30 PPM | Date Shipped: 2/21/2011
Check for Rebates Carrier: UPS - GROUND COMMERCIAL
Tracking Number: 179306X40337777698

" CUSTOMER CARE:

» To track delivery, just click on the tracking link(s) above. '

» Ifyou've ordered an item that has a REBATE associated with it, you can now access our new Rebate
Center or the link above to check for rebates. Please read redemption requirements on your rebate
form prior o discarding any packaging. Please be aware that rebate forms will not be included with

your shipment.
g o To get a copy of your PROOF OF PURCHASE, visit our Order Tracking/History page and enter your
: Order Number and Zip Code. ' :

» To see our return policy click here.

http:f/mail.morganmanagement.comfawa!?aemltem&azPreview&tﬂ[PM.Note&idngAA... 3/11/2011




Retrieve Email - PC Connection o o . Pagelofl

shalr@pcconnection,com sent you the following page. it will explre on 5/2/2012.
This Is only a snapshot view of the requested page. '

Proof OF l_’urchase

Note: Use thls Proof Of Purchase for any Mall-In Rebates,

Order Summary Soid To Bend Payment To

Oréer Buter 02/21/20311 THOMAS ANDERSEN BT Connection

Order #5 46630214 HMORGAN MANAGEMENT Zféf[f:r;: 22:815253—9303
Purchase Order #: 1170 PITTSFORD VICTOR RD STE 100 !

Status:  Shipped ' PITTSFORD, 3, 14534
Prirchased By: THOMAS ANDERSEN

Federal ID: 02-049-7006
Company: 00001

Orter Methods Other Shilp To
Credit Card Number: BETSY WADSWORTH
.. payment Typar VISA ...} HILLCREST MARUFACTURED HOME COM .
Ship Vim? UPS GROUND COMMERCIAL : 75 £ GROVE 5T
MIDDLEBORO, MA 02346
‘, ) Peotiuct Description @y UnitPries Total
PHASER BHOUMER X 30 PRM 1 $420.09 $420,99

BTt XEROX PRINTER DEVISION
e #1 8979815

MIT. Part #; 3AC0MFPR X

Soriak &5 NRBO75354

Involce #t 47519853 Involoe Dater  02/21/2011 Shigment Subtotal:  $420,89

Ship Date:  B2/21/201% Shipment Shipping & £40.00
Handiing

Shipment Tax:  $26.3%
Ghiprrent Total: $487.30

For etectronic funds ronsfor, pleace ramit tot
ACH:
Cldzens Bank, ABA # 211070175, Accountd 1316873248

Total: $420.%%
Wire: Total shlpsxlnp & HendHng: $40.00
vt e C1HzENS-BaNky ABA-§ 11500 12D ACCOURE EBLOBTBZAR 1n o e | e S i e g G T 1 e $26,31
Please Include fnvolee humber{s) in the tramm!med fnformation
. Grand Totah $487.30
“We provide more timely &nd aw\frabe Information to the business communlty by

S hiring punte-¢ ioh-with DEE snd

Afl returns require prlor ButhoHzation. Returns must be authorized by FC Connection Sales Corp within 30 days of purchase. We will replace or repalr, st
b §0%e tiscretion, any product that |s deamed defactive. After 30 days, the manufacturers warranty process must be followed. Click bere 1o 506 cur
compiete return policy.

http://www.pcconnection.com/IPA/content/RetricveEmaiI.htm‘?cachedema.ilid=927450(:c~d... 2/2/2012



Yal\ceed MWC, LG

MORGAN MANAGEMENT LLC
HILLCREST MHC LLC

~RENT ROLL

AS OF 12/31/2011

Siwlory %o

T TENEANTSNAME _____[DAT

NT | CURRENT,

, PIRES MONTHLY
(MO/DAY/YR) | (MO/DAY/YR)| RENT TOWN
CERRATO JR;JOSEPH 11730113 12/61/08 | $ 1,000.00 1AX
BERGERON;JAMES 11/30/13 12/01/08 1§ 17100 % 1200
LEVEILLE;ROLAND 11730413 12/01/08 1% 171.00| & 12.00
HORSMAN{OWNER), TAMMY 14/30/13 1200108 |$ 4710018 1200
DICKINSON;BEVERLY 14/30/13 1210708 | § 171.00(& 1200
= IRAYRICHARD —— — = S Rta T 200108 T S TATI00 T § T 20 e
WADSWORTH;ELTON 11/30/13 12/01/08 | $ 17100]% 12.00
SPARROW,ANNA 11730113 12/01/08° [ $ 17100 % 12.00
CELIS;:ADELAIDA 07/29/18 0773011 § 171061% 1200
HARRISONMARIE 11/30/13 12/01/08 | $ 171.007% 12.80
ROLLINS;BETTY. 11/30/13 12101108 1§ 171.00| § 12.00
DACOSTAMILDRED 1113013 12/01/08 1% 17100 % 12.00
HORSMAN (2) (OWNER); TAMMY 14730113 12001108 | § 1/1.00]% 12.00
CHADWICK;NANCY 14/30/13 1200108 | § 171006 12.00
LETENDRE;CECILE 11/30/13 1201/08 | & 171.00[$  12.00
WILLSON;CORINNA 11/30/13 12/0108 | § 171.00(§ 12.00
GARLAND SR..CHESTER 11/30/13 12/01/08° | $ 171.00] % 12.00
CAMECLELTANDIRERANK o~ ] omsoiMe. | 033IMA DS 7400 $ 12,004
COVEL;ROBERT 11/30/13 1200108 | % 1710018 1200
JEEFRANCIS T 14/30M13 1200108 |§ 171008 1200
STODDARD;PATRICIA 11/30/13 12/04/08 | § 171008  12.00
FREITASIRENE 11730113 12/09/08° | $ 171.00 |5 12.00
PETTY;BRADFORD 11/30/13 12/01/08 1§ 171.00(% 12.00
WILMOTH;DORIS 11730113 12/01/08 | $ 171.00 | § 12.00
DICOSTANZOMARILYN 11/30/13 1200108 % 710018  12.00
WARE;ALAN 14/30/13 12/01/08 | § 171.00|% 12.00
KAHIANLEO 11/306/3 12/01/08° | $ 171.00|§% 12.00
STEWART;EVELYN 11/30/13 1210108 1§ 171.001% 12.00
CROWLEY;DOUGLAS 11/3013 12/01/08 | $ 171.00(8§ 12.00
CAMERON:ALAN 11130113 1200108 |§ 17100% 1200
BAKER;JANET 11/30/13 12101708 | $ 171.00 | § 1200
CAPEAUBEVERLY 11/30/13 12101008 1% 171.00)%  12.00
_JRASTA;MARJORIE 1130113 | 120108 1§ 1710018 12.00 o }
FINNERAN; DONNA 11/30/13 12/01/08 |5 1710018  12.00
JOHNSON;PATRICIA 1130/13 201/08 1§ 17100(% 1200
MCCARTHY ( SUBLET ); GARY 11/30/13 12/01/08 | § 171003 1200
{EATON;CHARLES 1313013 120108 |$ 171.00 |$ 12.00
SEARS JR.;HERBERT 11/30/13 12/01/08° |$ 171.00|§ 12.00
FERGUSON;ANGUS 19730/13 1210108 | $ 171.00 % 12.00
TRIEGER;IRENE 11730/13 120108 | % 171.00{% 1200
BAKER:STEPHEN 07131114 08/01/09 1% 17100]§ 1200
COLSON;HERBERT 11730113 12/01/08 |{% 171.001% 12.00
GRAVELIN;CARCLYN 07/16/14 0778 S 171.000§ 1200
BOOKER;GARY 01/1316 0144111 13 171.00]% 1200
GARRIDO;VINCENT 11/30/13 1210108 |8 1710013 1200
BRADLEY;CAROL 06/02/16 06/03/11 | § 17100 % 1200
SHEALY:MARILYN 11730113 070108 [ 171007 % 1200
DENAULT PETER 12/04/14 12/05/09 | § 171.00 | § 12.00
CHAPMAN;PATRICIA 11/30/13 1210408 | 1710018 4200
PILLA;CECILIA 11/30{13 12/01/08 1§ 171.00]% 12.00
WALSH; TERESA 11/30/13 1200108 | § 171601% 1200




"MIORGAN MANAGEMENT LLC

HILLCREST MHC LLC
RENT RDLL B t e .
o TUUAS GF 12/31/3011
_.TENEANT'S NAME [DATE LEASE| DATE RENT | CURRENT.| CURRENT]....0 ...

EXPIRES | LASTSET | MONTHLY | MONTHLY

{MO/DAYIYR) | (MO/DAY/YR)| RENT TOWN
[RUSSO;ROSE , 11/30/13 12/01708° | § 171.00 | § T{})z(.oo
GILMAN;MARGARET 11730113 12001708 | § 17100 $  12.00
ALDEN, SR;DONALD 08/27/15 0828110+ $ 17100 §  12.00
ROMAELIZABETH 11/36/13 12701708 | § 1710018 12.00
SHEPARD,NELSON 11730113 12/01/08 | § 171,001 § 1200

e e | DAGEY S OANNE - — oo o A [RREG  < 2310 |8 47400 § - AZ00 | T

KERR;GARY 01729714 01/30/09 | § 471.00 | %  12.00
MCCOMBES;JOAN 11/30/13 1200108 | § 171.00 8§ 12.00
ROBBINS;JANE 11130013 12/01708° | § 17100 §  12.00
PRETL,DANA 1H30/13 1200408 | § 171.00 % 12.00
BARRIAULT(OWNER);SHIRLEY 14/30/13 12/01/08 | $ 171.00| % 12.00
CUDDY JR_;FRANCIS HEVER 12101708 | $ 171.00 | $  12.00
STEELE;ROSE MARIE 11/30/13 12101/08 | § 17100 |3  12.00
TURNBULL;THOMAS 11730113 12/01708 | § 171.0018 1200
THAYER RO v s b 10MTA6 10MBH1 1§ 171001% 12.00
COSMO,JOYCE o 1173013 12/01/08 | $ 171.00 | $  12.00
SEARS SR;BERBERT 11730113 12/01/08 | § 17100 8% 12.00
 JEATON;GHAREENE - * - <] 0630 T 070308 TS TAT00 8. T 12.00 |
BLACKDEN;WILLIAM 14130/13 12/01/08 | $ 171.00 | § 12.00
BANGS,ALBERT 0811615 0817110 | $ 171001 §  12.00
CORMIER JR.;JORN 11730013 12/01/08 | & 171.00|§ 12.00
BROWN;RONALD T1730/13 12/01/08 | § 171.00 | § 12.00
ULIANELLE,JOSEPH 11730013 12/01708 | $ 171001 § 1200
BORGES;DIANNE 11730113 12/01708 | § 17100 8% 12.00
FENG YAN LUI (OWNER) 10/07/15 10/08110 | $ 17100 |§ 1200
RICHARD, JOSEPH 11136773 10/09/08 | § 171.00 | § 12.00
EATON;DIANE 130113 12101708 | $ 171.00 | §  12.00
DUBE; THERESA 11/30/13 1210108 | § 171.00 | §  12.00
HAYWARD SRROBERT 11130113 12001708 | $ 171.00 | § 12.00
UNDFORS,BARBARA 11730113 1210108 | $ 171.00;§ 12.00
COPPOLA;FRANCES 11730113 1210108 | § 171.001% 3200
FRAZIG;RICHARD 03/25/16 03/26/11 | $ 17100 § 12.00] .
GATES;DONNA 07/31114 08/01/09 | S 171.00 | §_ 12,00
RUPCHUN;WILLIAM 1173013 12/01/08 | $ 171.00|% 1200
TUBMAN, JR;KENNETH 06/20/16 0621711 | § 17100 % 12.00
IBBITSON;RAYMOND 11730113 12/01/08 | $ 17100 % 12.00
CHICDILVIOLETTA 11730013 12/01/08 | § 171.00$  12.00
(7 RALPH:: = 4T T {RI08/6 i2/08/11 1§ 1710018 1200
RIVARD;J. JACQUES T4/30/13 12/01/08 | § 171.00|$ 12.00
BEAUDREAU;ROBERT 11730113 12001708 1§ 171.00 | § 1200
MCCABE;FRANCES 11730013 12/31/08 | S 17100 | § 12.00
FERREIRA;DALE 1173013 12/0108 | $ 171.00|§ 1200
MINKLE,ISABELLE 11730113 12/01/08 | % 171.0018% 12.00
OTHERUPDATES:. 0 oo 0 s
PHYELIS MULDOON MOVED OUT; NO ONE MOVED INTO THE LOT




A Tompkms Commumty Bank

February 15, 2012

Robert Kraus, Esqg.
Kraus & Hummel LLP
99A Court Street
Plymouth, MA 02360

Re:  Hillerest MAC LLC (95 Lot MHC)
79 East Grove Street, Middleborongh, MA 01246

e g T

The Bank of Castile has recently undertaken review of the above referenced project which is

a rent controlled, investment-related real estate project. Based upon the profile of the project,

we suggest applicable interest rate range between 5.5% and 7.5% with variability deriving

from a variety of factors. Factors that may impact the rate we may offer to a borrower for a
project of this type include:

» Appetite for investment real estate
o Depository relationship
. Borrower’s relationship with the lender
We have a long history of assisting companies and individuals secure financing for both
 businesses and_real_estate investment/development... Based upon our review. of the above .

referenced project, given its rent controls, it is our opinion that a minimum interest rate of 7%
would be applicable,

We hope that you find this information helpful. If we can provide further assistance
regatding this matter, please do not hesitate to contact me at (585) 368-7510,

Peter W. Hin
Vice President

PWH/cle

724 Long Pond Road - Rochester, New York 14612 - (585) 368-7510 - Fax (585) 2257564

Equal Housing Lender www.bankofcastile.com Member FDIG
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Data exracted on: Aprit 25, 2012 {11:15:58 AM)

Consumer Price Index - All Urban Consumers

Series 1d: CUURQOGOSALC

Not Seasonally Adjusted

Area: U.8. city average
Ttem: 211 ditems

Base Feriod: 19B2-84=3100

it oxls

_ Feb | Mar | Apr | May | Jun | Jul | Aug | Sep | Oct | Nov | Dec |Annuail HALF1 |
11996 | 154.4) 1549 1557 156.3| 156.6| 156.7| 157.0] 157.3| 157.8| 158.3] 158.6] 158.6 156.9] 1558
(1997 | 159.1) 1596 160.0] 160.2| 160.1| 160.3| 160.5] 160.8| 161.2| 161.6| 16i5| 1613] 160.5] 1590
11998! 161.6] 1619 162.2] 1625| 162.8] 163.0] 163.2| 1634 163.6| 164.0] 1640! 1639| 163.0| 1623
11999 1643 16451 165.0! 166.2| 1662| 166.2| 166.7| 167.11 167.9| 1682 16831 1683 166.6| 1654
12000 168.8| 169.8! 17121 1713| 17157 172.4| 172.8] 1728 173.7| 1740 17411 174.0] 172.2] 1908
12001] 1751 1758] 37621 176.9| 1777 1780 1775| 17751 1783 177.7] 177.41 1767] 17911 1966
2002| 177.1; 1778 178.8| 179.8| 179.8] 1799| 180.1] 1807, 181.0] 18L.3| 181.3! 180.6| 139.9] 178.9
i2003]| 1817 183.17 184.2] 183.8| 183.5| 1837| 1839| 184.6| 185.2| 185.0| 1845: 184.3] 184.0] 1833
12004| 1852] 186.2| 187.4| 188.0| 189.1| 189.7] 1894| 189.5| 189.9| 190.0| 19.0| 1903 188.8] 187
12005| 19070 1918| 193.3] 194.6] 1944| 1945| 1954| 1964 198.8] 199.2| 157.6| 196.8] 19531 1933
12006} 198.3| 198.7| 199.8| 201.5] 202.5| 202.9| 2035| 2039 202.9| 2018 20151 201.8! 20161 2006
2007 ; 202,416 | 203.495 | 205.352 | 206.686 | 207.999 | 208.352 | 208,299 | 207.917 | 208.490 | 208.936 | 210.177 | 910.036 | 207 343 | 205.703 |-
12008 211,080 211.693 | 213.528 | 214.823 | 216.632 | 218.815 | 219,964 | 219,086 | 218.783 | 216.573 | 212.425 | 210,238 | 915 303 | 214 439 |-
12009 | 211.143 | 212.193|212.709 | 213.240 | 213.856 | 215,693 | 215.351 | 215.834 | 215.969 | 216.177 | 216,330 | 215.949 | 214,537 | 213.135 |
12010 | 216,687 | 216.741 | 217.631 | 218.009) 218.178 | 217,965 | 218.011 | 218.312 | 218.439 | 218.711 | 218.803 | 219,179 | 218.056 | 217.535 |-
2011 | 20.223)221.309 | 223.467 | 224.906| 225.964 | 225,722 | 225.922 | 226.545 | 226.889 | 226.421 | 226.230 | 225.672 | 294.939 | 223.508 |
12012 | 216.665 | 227,663 | 229.392
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Questions Related to Hillcrest Rent Increase Hearing
)i& \ ~ What is the fair market value based on? Is it the tax assessed value
asszgned by the town? If so what year?

)%/Q_ V/éow many units are in the park? Your rent calculation uses 89 but the
listing has 93 units.

%5 Hotw are you treating the house at the main entrance? Is it considered
Upart of the park?

5}? L\ ‘ ;,,W‘hy is tenant Cerrato being charged $1,000 per month?

K Y ou used a 7% interest rate based on your banks opinion. What is

% VD your current interest being paid?

%h _’I,“Wﬂat is driving the increase in contract repairs, ground repairs m 2010
N P and/}()l 1? These increases continue in your projections for 2012,

u)\ffhat is driving increase in personnel costs 2010 and 2011 and
(1\( . another 14K increase in 20129

" perform? How many parks do they serve? How do you allocate the
cost between the parks? What is the profit margin of the management
company? Why a 40% increase in 20127

/k % 0 you have a management company? What services do they

/;%\ O\ VWhat is driving the increase in legal and office and telephone costs?
/%( \b What is investor and interest costs and what is causing the increase?

_ \ ] /’Why such a large increase in sewer and water charges 2010 and 2011
/X\ - U almost 48%? Has management looked for leaks?

m - . . 1
)}(\‘ﬁ _~What is non-recurring expense in 2010 of 11K in 20107



%
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y

Have you made any capital improvements to the park during your P

ownership? If so what were they and what were their costs?

ur rent regulations define capital improvements as improvements\

_ / costing at least $5,000 and having a useful life of at least 5 years. Are

" you planning any capital improvements in the near future?

a septic system has backed up. Are there amy capital improvements
needed in these utilities?
A
e . )
L What is the status of the park water meter? Has it been replaced and
at what cost?

7 :
Jjhas been reported to us that drainage structures have overflowed anW ’ cﬁj

)Réit cause the liability Due to Related Companies? What is the

\/X’ i/ related Company and what services were performed to create the

liability?

\00 » -‘/éhy such a large increase in accrued expenses in 2010 and 20117

A
o .

N\

ow do you intend to come up with cash to pay your current portion
of long term debt in 2012 of $1,609,7027?

P
hat is the new long term debt to RCM of § 95,000 in 20117 Is this
new debt? If so what was 1t used for?

-

L~ Has there been a loan or second mortgage taken on the park and if so
how have the funds been used?



RENT CONTROL HEARING
HILLCREST MHC, LLC MOBILE HOME PARK
PETITION FOR RENT INCREASE

WEDNESDAY 4/25/12

HILLCREST MOBILE HOME PARK
“TENANT’S ASSOCIATION” EXHIBITS



W\ereS-Tonanks Assoc. -
Biwloil ¥ A
HILLCREST MOBILE HOME PARK TENANTS ASSOCIATION
79 EAST GROVE STREET T

MIDDLEBOROUGH, MA 02346 o
April 2, 2012 e
in Hand
Mr. Charles J. Cristello
Town Hall Building
10 Nickerson Avenue
Middlieborough, MA 02346
Attn: Rent Control Board

Gentlemen:

The Tenants of Hillcrest Mobile Home Park received a copy of the
Hillcrest MHC LLC’s petition for a rent increase and we have many
guestions regarding said petition.

First, please note that the tenants have never said no to an increase in
the past with the previous owner and we have anticipated one from
the present owner. We understand costs go up and increases are
inevitable. WE do however want to make sure that we receive what
we pay for and that the increase is based on realistic accounting and
facts.

The tenants respectfully request the Rent Control Board do a full
review of the Petition and determine a fair increase based on the



actual conditions that the park has been in prior to this owner and
note that conditions have not significantly changed in 10 years.

Our questions are as follows;

1. How was the fair market value determined? Property values
have dropped almost in half in the past four years.

2. How much does a water meter actually cost and is it a capital
expense?

3. A generator for $803.08, what is it for, isn’t it equipment not a
capital improvement?

4. Do we actually have a full time manager? The current park
manager, by her own admission to many of the residents, splits
her between Hillcrest and the property owned by Morgan
Management in Easton, MA. The cost of in park management
has sky rocketed over the last for years from $25,135.87 In 2008
TO $6, 2190.83 for 2012. The service has not appeared to have
changed any. Does a small park of 95 units really need a fulitime
manager and are these costs excessive for the services we
receive, a part time manger half here half in The Easton Park? If
you include the Management fees of $13,016.16 to the
$62,190.83, that’s $75,206.99 a year for minimal services. Each
unit based on 95 units listed on their tenants list is paying $65.00
per month in management fees. WOW!

5. A capitol expense for a printer of is it $3030.57 or $97.87 again
does this qualify as a capitol expense?

6. What are card readers and what are they for? Are there 89 units,
95 units, 97 units?

7. Utility expenses, how does the water bill go from $17k in2008to
$16k in2009 to $48k in2010 to $72k in 2012? Is the management



looking into the possibility of leaks that should be fixed? It is an
old park with old pipes.

8. How did legal fees get so expensive? From 2008/$164.00 to a
projected $19,180.00 in 2012.Telephone costs from
$997.00/2009 to $8119.00 in 22012.

9. Under assets, what land improvements of $1,624,993.98? What
furniture and fixtures for $5,668.06 we only know of the old
furniture donated by the residents in the CLUB HOUSE that has
no water or bath facilities), where is it? What building
improvements of $2073.63?

10. Has there been a loan or second mortgage taken on the
park and if so where have the funds been used and for what?
11. When the owners propose any capital improvements, will

they get a minimum of three bids and are the capital
improvements to be separate from the rent? Rents subject to
increase, capital improvements should be amortized and not
subject to increases.

12. Is the house at the main entrance considered a part of the
park? In the past the Rent Control Board considered it as
separate from the park.

Hillcrest MHC LLC since taking ownership of Hillcrest Mobile
Home Park in Middieborough Ma, has to date only over laid the
main entrance area to the park and the rear exit area, taken
down trees that posed a danger due to their being a liability
from age and rot {posing the potential for personal and property
damage), painted the mailbox canopy and repaired or replaced
sewerage pumps as needed.



The electric meter boards that are old and needing replacement
have not been fully addressed, driveways that are in poor
condition have not been fixed or repaired and roads have only
been cold patched here and there and are in very poor
condition?

In the beginning the tenants were told things would change for
the better, things would get done, so far we have seen only an
expensive park manager and a lot of the same deferred
maintenance that will only be more expensive the longer it is
put off. How can the expenses increase so much and so little get
done?

We do not have sidewalks, a modern meeting place with a bath
room, modern up to date street lighting, big yards some do not
have paved driveways or any drive way or any of the amenities
some of the more expensive newer parks have. The tenants of
Hillcrest do not expect what the bigger and more expansive
parks have. We only want a safe environment to live in at a
reasonable cost.

Hillcrest MHC LLC’s petition for a rent increase from $171.00 to
$332.00 is a 93% increase not including the $12.00 tax per
month, or any proposed Capital Improvements to be determined
sometime in the future.

This may not seem like a lot to some people but when you factor
in what has not been done for years, the conditions the park has
been in for years, the excessive increases in management fees



(of which we feel we’re getting part time services for full time
costs), questionable capital expenses and assets this increase
would seem to be excessive.

We the tenants of Hillcrest Mobile Home Park once again
respectfully ask that the Rent Control Board to review the rent
increase petition by Hillcrest MHC LLC thoroughly and the
questions posed by the Tenants of Hillcrest to determine a fair
and reasonable increase if warranted. Please include a full
physical on site review of the conditions of the park to have a
complete understanding of our concerns. |

Thank you for your time and consideration of or concerns and
guestions.

The Hillcrest Mobile home Tenants Association

A sreerp ki Pgnscloid”
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