Law Offices of Charles B. Smith

PO Box 619
Jamestown, CA 95327
650-346-3296
Cbslaw2@yahoo.com

October 27, 2025

To:  Christopher J. Schmidt
Acting County Counsel
County of Tuolumne

Ce:  Board of Supervisors

Re:  MILL VILLA ESTATES - RESPONSE BY TENANT REPRESENTATIVE TO
COUNTY EVALUATION AND PARK OWNER SUBMISSIONS
ATTACHED: RESIDENT SIGNATURE LIST

Dear Sir/Madam:

Please find below the Fair Return Application submitted by Mill Villa Estates Mobile Home Park to the
Board of Supervisors for the upcoming Public Hearing scheduled on November 5, 2025.

1.

Tenant Response to County Evaluation.

I understand the need to have a process for making evaluations, prior court cases, and appraisals
but | feel the disconnect of not knowing our community. The feeling started with not knowing
the name of our Park and then using Petaluma MHP as a comparison for evaluation. It needs to
be from entities with the same characteristics, condition and needs.

2023 Tuolumne County population 54,873, declined in 2025 to 53,438
Property value 406K, declined in 2025 to 396K
Median income 72K
Poverty rate 10.7 in 2024 - 18.7% housing problems

Town of Petaluma 59,407 — size of our entire county
Property value 930K

Median income 102K

COLA higher than both California & National

Petaluma = 162% CA =149.9 National = 100%

Lots of work has been done to collect all of the stats and make an analysis but the problem isn’t
how much is needed but “the why” it is needed. My main point of “the why” is being ignored.

Tenant Response to Park Owner Response to County Evaluation

First, my experience has been that Property Taxes just as Mortgage Interest are not a factor in
NOI and I am not sure why it is included in discussion & evaluation. It is an investment cost and
not an operating income expense.
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Second, when purchased at 193 spaces 155 were under the rent-control ordinance but all 193
were treated the same. Not sure how the exempt spaces were higher unless when they were built
that a higher current rate was used.

It was not until after [PG purchased the Park that they instituted leases and increased rent charges
to a higher market rent value.

Third, Unreasonable delay and “Kavanau” adjustment should not be assessed to the tenants as
the delay was not their fault. This is a bully tactic, not kind.

Fourth, Fire Insurance is a Statewide problem for everyone not just investors. Liability &
Umbrella insurance is subject to investors’ history of claims. There are ways of mitigating costs,
but I am sure that is known & being worked on.

Fifth, Trash is a County wide problem. Tuolumne County does not have a landfill, and trash is
hauled over Sonora Pass to Nevada at a large expense to everyone. Taking it out of rent would be

a wise management decision to be able to control costs in the future.

Tenant Response to Owner’s Response to Tenant Representative

First, Submission was presumed to be handed over the day needed. If not recorded as received
by 2 days I don’t believe it warrants disqualification. We are talking about elderly people’s lives
being affected & you want to block the discussion?

Second, Names for appointment of representative were submitted to County.
Copies of names are attached.

Third, Subjective opinions by Geri Ramirez, bookkeeper and resident. Yes, there are no titles
after my name, but [ am knowledgeable about MH Parks management and financial information.
I speak with reason, honesty & fairness. I am not only looking at the information from the
residents’ perspective but also from the owners.

Item 1 — My statement regarding inflation has been misunderstood or I have not expressed it
correctly. The statement was made after hours of sorting thru all the different columns of
numbers that were annualized, adjusted and inflated and trying to verify their correctness that I
said, “I would like to see virgin numbers, do the calculating and then add the inflation rate.”
Keep it simple and understandable.

Item 2 — Payroll analysis again

2016 - $ 97,466 — per application — 193 residents = $505.01

2021 - $ 97,988 — per tax return — 193 residents = $507.71

No change

2022 - $140,552 -- per tax return — Proj. const. began — 193 residents = $728.25
2023 - $232,971 -- per tax return — 200 residents = $1,164.86

2024 - $249,102 -- per application — 204 residents = $1,221.09

2025 - $261,561 -- 211 residents = $1,239.63
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Take 2021 Payroll per space $507.71 and increase 21.6% inflation = $617.38 x 211 residents =
$130,267. Cost overage $141,408 (211) $103,878 (155)

Item 3 — Roads & bridge were damaged by construction equipment.

Paving was done in the areas of construction traffic

Item 4 — Trash should be unbundled, not a rent increase to pay for it

Item 5 — Excessive common area electrical costs were mentioned only as an alert to potential
infrastructure destruction as water leaks have been.

Item 6 — responded to a letter that was sent out suggesting unbundling utilities and requesting my
thoughts

Item 7 — Other concerns were mentioned to reference the violations that are to be dealt with that
shows the desperation of the owners trying to find ways to cover their problems. Those
complaints are being filed with HCD and not a part of the fair rate of return hearing.

It still stands that the main reason for the excessive expenses is due to or for the benefit of the
new home construction. Payroll & Administration costs.

Utility costs can be unbundled and is a prudent management tool to protect the owner from rate
hikes.

Remove just the excess payroll costs $103,878 & property taxes $119,293 & that in itself wipes
out request for rent increase.

Lastly, another suggestive opinion. IPG is shooting themselves in the foot with rent increases at
this time. As a realtor whose main sales are Mill Villa homes I am alarmed at the large number
of (not new) homes for sale. Currently there are 14 homes for sale, (normal is 2-3) plus 6 vacant
& 6 more that are waiting to see what happens. One of the largest drawbacks to prospective
buyers is the rent. IPG knows this with their new home sales as they are offering a $250 month
discount on rent for 3 years to encourage buyers and they have reduced their sales price by
almost $100,000 from the start of the project. Used home values are diminishing also.

Just got a call this morning from a client to make an appointment to show homes. They gave me
their list and when they found out the homes with the market rent they removed them from the
list. One of them was in the rent control area but it was put on a storage agreement and rent has
been increased to $1,050.

Should you have any questions or require further information, please do not hesitate to contact our
office.

Sincerely

Charles B. Smith
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PER TUOLUMNE COUNTY BOARD OF SUPERVISORS RESOLUTION DATED JULY 22, 2025 WE ARE
REQUIRED TO PROVIDE SIGNATURES OF THE MAJORITY OF RESIDENTS OF MILL VILLA ESTATES TO
HAVE CHARLES B. SMITH, ATTORNEY AT LAW AS OUR REPRESENTATIVE FOR THE FAIR RATE OF

RETURN HEARING SCHEDULED FOR SEPTEMBER 24-26. YOUR SIGNATURE GIVES THIS PERMISSION
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PER TUOLUMNE COUNTY BOARD OF SUPERVISORS RESOLUTION DATED JULY 22, 2025 WE ARE
REQUIRED TO PROVIDE SIGNATURES OF THE MAJORITY OF RESIDENTS OF MILL VILLA ESTATES TO
HAVE CHARLES B. SMITH, ATTORNEY AT LAW AS OUR REPRESENTATIVE FOR THE FAIR RATE OF
RETURN HEARING SCHEDULED FOR SEPTEMBER 24-26. YOUR SIGNATURE GIVES THIS PERMISSION.
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PER TUOLUMNE COUNTY BOARD OF SUPERVISORS RESOLUTION DATED JULY 22, 2025 WE ARE
REQUIRED TO PROVIDE SIGNATURES OF THE MAJORITY OF RESIDENTS OF MILL VILLA ESTATES TO
HAVE CHARLES B. SMITH, ATTORNEY AT LAW AS OUR REPRESENTATIVE FOR THE FAIR RATE OF
RETURN HEARING SCHEDULED FOR SEPTEMBER 24-26. YOUR SIGNATURE GIVES THIS PERMISSION.
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PER TUOLUMNE COUNTY BOARD OF SUPERVISORS RESOLUTION DATED JULY 22, 2025 WE ARE
REQUIRED TO PROVIDE SIGNATURES OF THE MAJORITY OF RESIDENTS OF MILL VILLA ESTATES TO
HAVE CHARLES B. SMITH, ATTORNEY AT LAW AS OUR REPRESENTATIVE FOR THE FAIR RATE OF
RETURN HEARING SCHEDULED FOR SEPTEMBER 24-26. YOUR SIGNATURE GIVES THIS PERMISSION.
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PER TUOLUMNE COUNTY BOARD OF SUPERVISORS RESOLUTION DATED JULY 22, 2025 WE ARE
REQUIRED TO PROVIDE SIGNATURES OF THE MAJORITY OF RESIDENTS OF MILL VILLA ESTATES TO
HAVE CHARLES B. SMITH, ATTORNEY AT LAW AS OUR REPRESENTATIVE FOR THE FAIR RATE OF
RETURN HEARING SCHEDULED FOR SEPTEMBER 24-26. YOUR SIGNATURE GIVES THIS PERMISSION.

NAME SPACE # NAME SPACE #
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PER TUOLUMNE COUNTY BOARD OF SUPERVISORS RESOLUTION DATED JULY 22, 2025 WE ARE
REQUIRED TO PROVIDE SIGNATURES OF THE MAJORITY OF RESIDENTS OF MILL VILLA ESTATES TO
HAVE CHARLES B. SMITH, ATTORNEY AT LAW AS OUR REPRESENTATIVE FOR THE FAIR RATE OF
RETURN HEARING SCHEDULED FOR SEPTEMBER 24-26. YOUR SIGNATURE GIVES THIS PERMISSION,
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PER TUOLUMNE COUNTY BOARD OF SUPERVISORS RESOLUTION DATED JULY 22, 2025 WE ARE
REQUIRED TO PROVIDE SIGNATURES OF THE MAJORITY OF RESIDENTS OF MILL VILLA ESTATES TO
HAVE CHARLES B. SMITH, ATTORNEY AT LAW AS OUR REPRESENTATIVE FOR THE FAIR RATE OF
RETURN HEARING SCHEDULED FOR SEPTEMBER 24-26. YOUR SIGNATURE GIVES THIS PERMISSION.
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PER TUOLUMNE COUNTY BOARD OF SUPERVISORS RESOLUTION DATED JULY 22, 2025 WE ARE
REQUIRED TO PROVIDE SIGNATURES OF THE MAJORITY OF RESIDENTS OF MILL VILLA ESTATES TO
HAVE CHARLES B. SMITH, ATTORNEY AT LAW AS OUR REPRESENTATIVE FOR THE FAIR RATE OF
RETURN HEARING SCHEDULED FOR SEPTEMBER 24-26. YOUR SIGNATURE GIVES THIS PERMISSION.
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PER TUOLUMNE COUNTY BOARD OF SUPERVISORS RESOLUTION DATED JULY 22, 2025 WE ARE
REQUIRED TO PROVIDE SIGNATURES OF THE MAJORITY OF RESIDENTS OF MILL VILLA ESTATES TO
HAVE CHARLES B. SMITH, ATTORNEY AT LAW AS OUR REPRESENTATIVE FOR THE FAIR RATE OF
RETURN HEARING SCHEDULED FOR SEPTEMBER 24-26. YOUR SIGNATURE GIVES THIS PERMISSION.
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