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October 28, 2025 Email from PAC Attorney Karen Tiedemann to City Attorney Gary Bell 
 
PAC Proposed Voting Procedure Pursuant to Exclusive Negotiating Rights Agreement 
 
 
The Exclusive Negotiating Agreement between the City of Novato and the Park Acquisition 
Corporation (“PAC”), at Section 2.6 provides that in 2025 and prior to expiration of the 
Negotiating Period, the PAC, in a form and manner acceptable to the City, shall conduct a vote 
of all current residents regarding their approval or disapproval of the sale or transfer of 
MVMCC.  The PAC is proposing a voting procedure to the City in conformance with the 
provisions of the ENA that could be conducted prior to the end of the Negotiating Period.  The 
voting procedure below is consistent with the PAC’s bylaws and consistent with prior votes 
conducted of the residents of MVMCC. 
  
By way of background, pursuant to the PAC Bylaws, all residents of MVMCC are members of 
the PAC and entitled to vote, thus there are more eligible voters than spaces in the park.  The 
PAC Bylaws generally allow for votes of the members to be conducted at a meeting at which a 
quorum attends, but given the importance of this vote, the PAC is proposing to conduct the vote 
by written ballot as allowed by its Bylaws at Article 4, Section 10.  The PAC is proposing that 
the ballot would contain the following question to be voted on by the residents: 
  

Should the PAC or Marin Valley Cooperative acquire Marin Valley Mobile Country Club 
from the City of Novato and become a resident owned community.         Yes  or No. 

  
To ensure that the vote is conducted appropriately, the PAC Board would appoint an election 
committee consisting of 8 residents.  The members of the committee would not be board 
members or members of the same household as any board member. The committee would be 
responsible for verifying the ballots received and counting the ballots.  The election committee 
would count the ballots in accordance with the procedures attached as Exhibit A. The procedures 
set forth in Exhibit A are adapted from Exhibit B, which was prepared by then Assistant City 
Attorney Veronica Nebb. (Note that the identity of the members of the election committee will 
most likely be different from those identified in Exhibit A which was based on the 2024 Election 
Committee.) 
  
The written ballots would be distributed to all residents by personal delivery.   As required by the 
Bylaws, the ballot would contain the date by which ballots must be returned to the PAC in order 
to be counted and the required number of votes necessary for approval.  The PAC is proposing 
that ballots be returned within 15 days of distribution.  Ballots will be delivered with two 
envelopes.  The completed ballot would be placed in an interior envelope. Neither the ballot nor 
the interior envelope would include any identifying information as to the resident voting.  The 
interior envelope with the ballot inside would then be placed in a second envelope that would be 
sealed by the resident. On the exterior envelope the resident will complete the resident’s name 
and address and sign the envelope.   
  
Once the ballots are returned, the election committe will verify the information on the exterior 
ballot by cross referencing the residents list provided by the management company. Once that 
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information is verified the exterior envelope will be opened and the interior envelope containing 
the ballot will be removed and separated from this exterior envelope to insure that the vote is a 
secret ballot. 
  
Once all ballots are received, the election committee will count all ballots in accordance with the 
procedure set forth in Exhibit A and announce the result of the vote.  The count will be 
conducted in the community room and any members of the PAC will be entitled to attend.  
  
The PAC Bylaws require that 2/3rds of the residents present and voting at a meeting at which a 
quorum is present approve any action to be voted on by the residents.  However, the quorum 
requirement for a meeting is only 10%, which could potentially result in a small number of 
residents approving the ballot question. As we discussed at our meeting, ROC Capital requires 
that communities receiving its financing hold a vote of the residents and requires that the 
approval of purchase of a mobile home park be approved by a 60% of the park residents, so the 
PAC is proposing that the vote be approved by 60% of all residents of the Park. 
  
Because of the necessity to prepare ballots and provide background information to the residents 
regarding the vote and the impending holidays we are asking that the City respond as to whether 
the described proposal is acceptable to the City no later than November 3, 2025st so that the PAC 
can move forward with the vote. 
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Exhibit A 
 

GENERAL ELECTION - PROCESS FOR COUNTING BALLOTS 
We have a total of 8 People 

 
Ballots will be transferred from the ballot box in the Clubhouse counter area to banker boxes 
by members of the Election Committee. 
 
TABLE 1: CONFIRMING THE PERSON VOTING IS ON THE MASTER VOTING LIST  
Three persons: a caller and two checkers 
 
Person 1, the caller, CHARLOTTE K. takes each larger envelope, one at a time, from the big 
ballot box and calls the name on the large envelope to Persons 2 and 3 – SUSAN H.  & 
CHARLOTEE W.  
 
Person 2 & 3, SUSAN H. & CHARLOTEE W. will each have a portion of the master resident voter 
list which lists names alphabetically by last name. Person 2 or 3 will find the name that has 
been called out on the printed master voting list. Person 2 or 3 will vocally repeat the name and 
then check it off.  If the caller repeats it incorrectly, the caller will say, for example, "Not Mike 
Holiday, it’s Mike Honeywell."  It's important to know that we got it right.  
 
Person 2 and 3, SUSAN H. & CHARLOTEE W. after each envelop is called and checked off, will 
place each envelope, after it is checked off, onto table #2. 
 
TABLE 2: TAKING BALLOTS OUT OF LARGER ENVELOPE  
Two persons, envelop openers. 
 
Person 1, RICHARD W. opens the large envelope and removes the smaller envelope. He sets the 
large empty envelope in a box (to be supplied) and hands the smaller envelopes to  
Person 2, SANDY Z. Then SANDY Z. opens the small envelope, takes out the ballot, and sets 
each ballot on table #3.  SANDY puts the plain, blank envelop into a box provided 
 
TABLE 3:  STAPLING BALLOTS IN GROUPS OF 10 and NUMBERING EACH BALLOT 
two persons 
 
Person 1 TIMO N., as the ballots are placed on table #3, groups the ballots into batches of 10 
numbers each ballot sequentially from 1 to as many ballots received - one to ten, then 11 to 20 
for the next batch, 21 to 30, and so on. . She then staples them together in the upper left hand 
corner. 
 
Person 2, GINGER C. examines each batch of 10 to make sure the number sequence is correct 
and there are no omissions or duplications.  That person then checks off, on the master number 
list each group of 10 numbered ballots. For example, they start by checking off the 1-10 line on 
the master list of numbers, then the 11-20 line, etc.   
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Person 2, GINGER C.  transfers each stapled packet of 10 ballots to table 4. 
 
 
 

CONTINUED ON PAGE 2 
 
TABLE 4: CALLING AND POSTING THE VOTES 
Five persons: two callers, two posters each with a laptop, and one person to walk the ballots 
from one group of caller and posters to the second group of caller and poster. 
 
Person 1: RICHARD  W. and Person 2: CHARLOTTE W.  
Person 3: CHARLOTTE K. and Person 4: Susan H.  
Person 5: GINGER C.  
Person 6: SANDY Z. 
 
Person 5: GINGER C. who is seated at table #3 hands ballot bunches (each bunch has 10 ballots) 
to RICHARD W at table 4.  
 
Person 1: RICHARD W. slowly calls out the vote choices to Person 2: CHARLOTTE W at the 
computer. Person 2: CHARLOTTE W places a “1” in each column for the person getting the vote.  
 
Person 6: SANDY Z. when she finishes up at Table 2, will moves each packet of 10 ballots from 
Persons 1: RICHARD W to Person 3: CHARLOTTE K.  
 
The entering of ballot choices is then repeated as Person 3: CHARLOTTE KELLS, slowly calls out 
the vote choices to Person 4: SUSAN H. at a computer. Person 4: SUSAN H  places a “1” in each 
column for the person getting the vote. 
 
The subtotals are compared between the two computers EVERY 20 to 30 ballots to ensure 
accurate entry – meaning the subtotals match. 
 
Before finalizing the vote count, (the election committee does not announce the results, we 
remain silent as the announcement happens Saturday morning at 11 am), be sure to double 
check that each ballot line has some 1's in it.  If there is a ballot line, for example line 43, with 
no 1's, you find ballot 43 and recheck it to see who they voted for and post those votes.  But 
with 2 counting teams this shouldn’t happen. 
 
Materials/Supplies Needed 
 
1. Two laptops (with chargers) with Excel software on them with operators that know Excel. The 
vote counting spread sheet would be preloaded on both computers.  
2. Power strips and extension cords 
3. Two Letter openers 
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4. Three staplers with plenty of staples  (adding a 3rd one as a backup) 
5. Pens to number ballots 
6. A box to place the larger envelopes into after they are opened 
7. A box to place all ballots in after the vote is counted 
8. Anyone that is handling a ballot may want to wear latex gloves , as these ballots came from 
many different households and hands.   
9. Master numbering list for the groups of 10 ballots 
10. Print out of master voting list 
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Exhibit B 
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