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or portions of meetings, dealing with (1) any matter the disclosure of which would 

constitute an unwarranted invasion of individual privacy; (2) any pending or anticipated 

litigation or contract negotiations; (3) any matters falling within attorney-client 

privilege, to the extent that confidentiality is required in order for the attorney to exercise 

his ethical duties as a lawyer, or (4) any matter involving the employment, promotion, 

discipline or dismissal or a specific officer or employee of the association.”

4. Attached hereto, incorporated herein, and designated as “Exhibit A” is a true copy of the 

Statement of Reasons dated May 3, 2019 from Judge Berdote-Byrne for the litigation of 

Docket MRS-C-102-18 between Plaintiff (Paul Kardos) and the Defendant Association.  

On pages 4-5 is stated, “Defendant’s governing board’s decision to change the location of 

ticket sales, and other alleged decisions made without a meeting, do not clearly fit into an 

exception above. Plaintiff [should be Defendant] argues New Jersey did not intend to 

require all decisions, especially trivial ones such as the location of ticket sales, to be 

made at open meetings. The language of the statute suggests otherwise and requires “all 

meetings” of the governing board to be noticed and made open to an association’s 

residents, other than those exceptions previously listed.”

5. Attached hereto, incorporated herein, and designated as “Exhibit B” is a true copy of the

Settlement Agreement & General Release between Plaintiff (Paul Kardos) and the 

Defendant Association.  Section 1. C. (4.) states, “The Releasee (Board) agrees that no 

binding vote decision that is required to be made in an open meeting with an open vote 

shall be made at the closed work session of the Board.”

6. Attached hereto, incorporated herein, and designated as “Exhibit C” is a true copy of 

FOX HILLS AT ROCKAWAY – BOARD NEWS dated July 18, 2021 in which is stated,

“Accordingly, effective Monday, July 19th, the community can return to our pre Covid 
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pool operation, A Monitor will be in attendance until 6:00 PM, The pool will remain 

open unattended until 10:00 PM, The indoor pool will be opened all day, unattended.”

7. Board meetings open to homeowners took place on 1/11/21, 4/12/21, 5/3/21, 6/14/21, 

7/12/21, 8/16/21, and 10/4/21.  None of the minutes of these meetings document the 

decision to return to pre Covid pool operation, The decision must have been made in 

secret without homeowner’s invited or present.

8. Attached hereto, incorporated herein, and designated as “Exhibit D” is a true copy of Fox 

Hills at Rockaway Condominium Association, Inc. Expense Approval Controls Effective 

October 18, 2021.

9. None of the minutes of the meetings listed in paragraph 7 document the approval of the 

Expense Approval Controls.  The Board’s decision to approve these controls must have 

been made in a secret meeting not open to homeowners. 

10. Attached hereto, incorporated herein, and designated as “Exhibit E” is a true copy of real 

estate multiple listing MLS#3732245 which shows a real estate agent (C-21 Christel 

Realty), listing date (8/4/21), original listing price ($190,000) and current listing price

($150,000). 

11. None of the minutes of the meetings listed in paragraph 7 document the Board’s selection

of real estate agent, listing price decision, or decision to lower the listing price.  These 

Board decisions must have been made in secret meetings whose dates are unknown.

12. At the annual meeting of Monday December 6, 2021, Fox Hills President Eleanor Hunt 

stated, “the Board has discussed the most efficacious way to begin this community wide 

project [carpet replacement] … We need to replace this carpeting [Washington building] 

as soon as possible.”
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13. None of the minutes of the meetings listed in paragraph 7 document the Board’s decision 

to replace the Washington building carpets as soon as possible. These Board discussions 

and decisions were made in secret meetings whose dates are unknown.

14. The Plaintiff brings this action because of the Defendant Association’s failure to follow 

the Condominium Act and the aforementioned Settlement Agreement both of which

require binding decisions to be made at meetings open to homeowners.

WHEREFORE, Plaintiff demands judgment against Defendant as follows:

15. Declare that the Board’s decisions violate the Condominium Act requirement for 

decisions to be made in meetings open to homeowners.

16. Declare that the Board’s decisions violate the Settlement Agreement requirement for 

binding-vote decisions to be made in meetings open to homeowners.

17. Permanently enjoin Defendant Association’s Board of Directors to invite homeowners to

attend all board meetings at which any business affecting homeowners is reasonably

anticipated to be discussed or acted upon except in those circumstances specifically 

excluded by Title 46 Chapter 8B section 13 (a).  In brief these specific exclusions are (1) 

privacy, (2) litigation, (3) attorney-client and (4) employment issues.

18. Order such other relief as the Court may deem just and proper.

COUNT TWO

19. Plaintiff repeats and realleges the allegations of COUNT ONE of this Complaint as if 

fully set forth herein at length.

20. Settlement Agreement & General Release (Exhibit B) section 1. C. (3.) states, “The 

Releasee (Board) agrees to follow all resolutions until and unless amended, modified 
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and/or changed in accordance with the laws of the State of New Jersey and the Bylaws of 

Fox Hills.”

21. Attached hereto, incorporated herein, and designated as “Exhibit F” is a true copy of Fox

Hills Policy Resolution No. 28 adopted December 3, 2012 (hereafter “Res. 28 of 2012”).

22. Res. 28 of 2012 stated, “the only matters which will be discussed in closed meetings of 

the Board of Directors…” [italics added to emphasize the word “discussed”].

23. Attached hereto, incorporated herein, and designated as “Exhibit G” is a true copy of Fox

Hills Amended Policy Resolution No. 28 adopted July 12, 2021 (hereafter the “Amended 

Resolution”). 

24. At the Board’s Quarterly Meeting of July 12, 2021, President Eleanor Hunt made false 

and misleading statements before the vote to pass the Amended Resolution.

25. At this meeting of July 12, 2021, President Hunt misrepresented the Amended Resolution

as a rewrite with no mention of the real reason for the Amended Resolution; the practice 

of letting homeowners hear all Board discussions in open meetings was to be eliminated.

26. The Plaintiff brings this action because of the Boards fraudulent means to amend Res. 28 

of 2012.

WHEREFORE, Plaintiff demands judgment against Defendant as follows:

27. Declare the Boards Amended Resolution (amendment of Res. 28 of 2012) to be invalid 

and void.

28. Permanently enjoin the Board to open Board meetings so homeowners can hear all 

discussions as stated in Res. 28 of 2012.

29. Order such other relief as the Court may deem just and proper.

COUNT THREE

30. Plaintiff repeats and realleges the allegations of COUNT ONE and COUNT TWO of this 

Complaint as if fully set forth herein at length.
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31. Donna Shahrabani, Esq. is the Defendant Association Attorney.

32. Attached hereto, incorporated herein, and designated as “Exhibit H” is a true copy an 

email of December 6, 2021 from the Plaintiff (Paul Kardos) to President Eleanor Hunt, 

which stated the intention of Defendant (Paul Kardos) to make a motion at the Annual 

Meeting.

33. On December 6, 2021, the Annual Meeting of the Defendant Association was held.

34. During this Annual Meeting, the Defendant (Paul Kardos) was recognized by President 

Eleanor Hunt and stated, “I have a motion to make.” At this point, Donna Shahrabani 

stated, “I’m gonna have to stop you, um, homeowners are not permitted to make 

substantive motions on the floor.”

35. Title 46 Chapter 8B section 13 (b) of the Condominium Act states (for bylaws), 

“The method of calling meetings of unit owners, the percentage of unit owners or voting 

rights required to make decisions and to constitute a quorum…”

36. From the statute cited it is clear that the legislature intended for decisions to be made by 

unit owner voting when a quorum was present.

37. Attached hereto, incorporated herein, and designated as “Exhibit I” is a true copy of By-

Laws of Fox Hills in which Article III Section 2 states:

“Annual Meeting.  The annual meeting of the Unit Owners shall be held at 7:00 PM on 

the first Monday of December…”

38. Since the beginning of meetings many centuries ago, it has been commonly accepted that 

every member of a meeting has the right to make proposals, to have their proposal

discussed by all members and to have their proposal decided on by member voting.

39. If there is a meeting of unit owners, as prescribed by the Condominium Act or the 

Bylaws, then each unit owner has these fundamental rights. Any meeting in which unit 
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EXHIBIT A

Docket MRS-C-102-18
Statement of Reasons

May 3, 2019
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EXHIBIT B

Settlement Agreement & General Release
effective July 12, 2021
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EXHIBIT C

FOX HILLS AT ROCKAWAY – BOARD NEWS
July 18, 2021
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EXHIBIT D

Expense Approval Controls
Effective October 18, 2021



Fox Hills at Rockaway Condominium Association, Inc.
Expense Approval Controls
Effective October 18, 2021

                               Expenditure Check
Approved By Approved /Signed

Budget $ Limit/ Comm Board By 2 Board
Fund Status Type Percent Mgr Publicly Members

Operating Budgeted Under Contract  ▲ ▲

Not Under Contract:
  Emergency/Safety ▲ ▲
  Non Emergency/Safety:
     Utilities ▲ ▲
     Government Fees ▲ ▲
     Non Competitely Priced Items ▲ ▲
     Other ▲ ▲
     In Excess of Budget 1 - 9 % ▲ ▲

10%+ ▲ ▲

Not Budgeted   Emergency/Safety ▲ ▲
  Non Emergency/Safety 1 - 4,999 ▲ ▲

5,000+ ▲ ▲

Capital Res Budgeted Emergency/Safety ▲ ▲

Non Emergency/Safety 1 - 19,999 ▲ ▲
20,000+ ▲ ▲

Not Budgeted   Emergency/Safety ▲ ▲
  Non Emergency/Safety 1 - 4,999 ▲ ▲

5,000+ ▲ ▲

Replacement of Cap Assets
  before end of Useful Life
  for efficiency & safety 1 - 9,999 ▲ ▲

10,000+ ▲ ▲

Preventive/ Not Budgeted Emergency/Safety ▲ ▲
 Deferred
 Maintenance Non Emergency/Safety 1 - 19,999 ▲ ▲

20,000+ ▲ ▲

Remediation Not Budgeted Emergency/Safety ▲ ▲
  (Balconies
  & Cladding) Non Emergency/Safety 1 - 19,999 ▲ ▲

20,000+ ▲ ▲

          Note:  Each year's Operating and Capital Reserve Bugets are approved by the Board at the Annual Meeting.



Page 13 of 17

EXHIBIT E

Multiple listing
MLS# 3732245
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EXHIBIT F

Resolution No. 28
adopted December 3, 2012
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Exhibit G

Amended Resolution No. 28
adopted July 12, 2021
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EXHIBIT H

Email of December 6, 2021
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Exhibit I

Fox Hills By-Laws


