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I AFFIDAVIT AND CERTIFICATES 

EL DORADO HILLS COMMUNITY SERVICES DISTRICT 
LAKE FOREST PARK LANDSCAPING AND LIGHTING ASSESSMENT DISTRICT #36 

This Engineer’s Report (“Engineer’s Report” or “Report”) and the enclosed descriptions, 
budget, and District Diagram/Map outline the Lake Forest Park Landscaping and Lighting 
Assessment District #36 (“Assessment District” or “District”) and include the proposed 
assessments for each lot, parcel, and subdivision of land within said District to be levied for 
Fiscal Year (“FY”) 2022-23 as they existed at the time of the passage of the Resolution of 
Intention. 

Reference is hereby made to the El Dorado County Assessor’s maps for a detailed 
description of the lines and dimensions of parcels within the District. 

Dated this ______ day of ______________, 2022. 

DTA 
Assessment Engineer 
On Behalf of the El Dorado Hills Community Services District 

By: __________________________________________ 

Jerry Wen 
Project Manager 

By: __________________________________________ 

Stephen A. Runk, P.E. 
License Number: C23473 
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WHEREAS, on May 12, 2022, the Board of Directors of the El Dorado Hills Community 
Services District (“EDHCSD”), pursuant to the provisions of the Landscaping and Lighting 
Act of 1972, Streets and Highways Code Section 22500, et seq. (“1972 Act”), adopted its 
resolution (“Resolution”) initiating proceedings for the levy of FY 2022-23 assessments 
against properties in the Lake Forest Park Landscaping and Lighting Assessment District #36 
(“Assessment District” or “District”); 

WHEREAS, said Resolution directed the undersigned Assessment Engineer to prepare and 
file a report (“Engineer’s Report” or “Report”) pursuant to the 1972 Act and Article XIIID of 
the California Constitution (“Proposition 218”), to which Resolution and the description of 
proposed improvements therein contained, reference is hereby made for further 
particulars; 

NOW THEREFORE, the undersigned, acting as an agent for DTA, Assessment Engineer for 
the Assessment District, by virtue of the power vested in the undersigned under the 1972 
Act and the order of the EDHCSD, hereby submits this Engineer’s Report and makes the 
following assessment to cover the portion of the estimated cost of the improvements upon 
all assessable parcels and lots within the Assessment District, and the costs and expenses 
incidental thereto to be paid by the Assessment District. 

This Report includes the following sections:  

 Plans and Specifications – Plans and specifications for services to be provided.  Plans 
and specifications are a part of this Report, whether or not separately bound.  

 Cost Estimate – An estimate of the annual costs of improvements to be provided.  
Also included are administrative and incidental costs that encompass maintenance, 
reserve, and repair and rehabilitation expenses.  

 Method of Assessment – A statement of the method by which the Assessment 
Engineer determined the amount to be assessed against each parcel or lot, based on 
special benefits to be derived by each parcel or lot from the improvements and 
services. 

 Termination of District/Limitations of Report – A statement as to the duration of 
the Districts and the accuracy of the data and information necessary for the 
development of this annual Engineer’s Report. 

 Assessment District Diagram/Map – A diagram showing all the parcels and lots of 
real property to be assessed within these Assessment Districts. 

 Assessment Roll – Assessment roll showing the amount to be assessed against each 
parcel or lot of real property within these Assessment Districts.  An Assessor’s Parcel 
Number or other designation describes each parcel or lot.   

The net assessment in FY 2022-23 (i.e., the estimated cost of the improvements and the 
expense incidental thereto to be paid by the Assessment District) is summarized in Table 1 
on the following page.  
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Table 1: Summary of Cost Estimates 

Description FY 2022-23 Budget 

Park Maintenance $49,737 

Park Improvements $23,544 

Administrative Costs $19,220 

Contribution to/(from) Reserve Funds $416,810 

Total Budget $509,312 

Less: 

Beginning Fund Balance (7/1/22) ($421,014) 

EDHCSD Contribution ($9,250) 

Net Assessment $79,048 

*Note: Some numbers may not sum due to rounding. 

DTA does hereby recommend the net amounts, which are being calculated in the following 
sections, to be assessed upon all assessable parcels or lots of land within the Assessment 
Districts by apportioning the amount allocable among the several parcels or lots of each in 
proportion to the estimated special benefits to be received by each such parcel or lot from 
the improvements, as more particularly set forth in the Assessment Roll on file with the 
Controller’s office of the EDHCSD and by this reference made as part of this Engineer’s 
Report.  The Assessment District Diagram/Map appearing herein is a representation of the 
Assessment District Diagram/Map that was approved by resolution of the Board of 
Supervisors on June 9, 2009.  For a more particular description of the assessable properties 
within the Assessment District, reference is hereby made to the Assessor’s maps of the 
County of El Dorado for FY 2022-23.  Each parcel or lot of land assessed is described on the 
Assessment Roll by reference to its parcel number as shown on the County of El Dorado 
Assessor’s Roll. 

DTA 

 June  , 2022 

Jerry Wen 
Senior Vice President 

 June  , 2022 

Stephen A. Runk, P.E. 
License Number: C23473 



4 

 SECTION II 
INTRODUCTION 

 

 

 
El Dorado Hills Community Services District June 9, 2022 
Final Engineer’s Report for Lake Forest Park 

 

www.FinanceDTA.com 

II INTRODUCTION 

A Overview 

In June 2009, the El Dorado Hills Community Services District (“EDHCSD”) formed the Lake 
Forest Park Landscape and Lighting Assessment District #36 (“Assessment District”). The 
purpose of this Assessment District is to provide funding for the maintenance, installation, 
and operation of improvements for a new village park, Lake Forest Park, within the 
Assessment District.  The Board of Directors of the EDHCSD (the “Board”) has adopted a 
policy requiring approval of an assessment district prior to the installation of any new park 
and recreation facilities in the EDHCSD.  Therefore, in absence of the Assessment District, 
the baseline level of park and recreation facilities in the Assessment District (the “Baseline 
Improvements”) would be without the installation of Lake Forest Park. 

The Assessment District encompasses both commercial and residential parcels, located 
west of Salmon Falls Road and north of Green Valley Road, that are within the EDHCSD’s 
boundaries and proximate to Lake Forest Park.  Assessments are levied annually to maintain 
and improve the Lake Forest Park.  

B Background Information  

In May and June 2009, the Board conducted an assessment ballot proceeding pursuant to 
the requirements of (i) Article XIIID of the California Constitution (the “Article”), and (ii) the 
Landscaping and Lighting Act of 1972, Streets and Highways Code Section 2250 et seq. (the 
“1972 Act”).  Property owners in the District were provided with a notice and ballot for the 
proposed parks assessment (“Lake Forest Park Assessment District” or “Assessment District”).  
A 45-day period was provided for balloting, and a public hearing was conducted on June 
11, 2009.  At the public hearing, all ballots returned within the 45-day balloting period were 
tabulated.  It was thereby determined that the assessment ballots submitted in opposition 
to the proposed assessments did not exceed those submitted in favor of the assessments 
(with each ballot weighted by the proportional financial obligation of the property for which 
it was submitted). 

Because the final balloting result was 65.92% weighted support in favor of the benefit 
assessments for the Lake Forest Park Assessment District, the Board gained the authority to 
approve the levy of the assessments for Fiscal Year (“FY”) 2009-10 and to continue to levy 
the assessments in future years.  This authority includes an annual adjustment in the 
assessment levies equal to 1% greater than the annual percentage change in the published 
“San Francisco Consumer Price Index for Urban Consumers” (“SF CPI”). 
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C Continuation of Assessments 

Pursuant to the Article and the 1972 Act, for each year in which the assessments will be 
continued, the Board must direct the preparation of an Engineer’s Report (“Report”) 
establishing the budgets and proposed assessments for the upcoming fiscal year.  After the 
Report is completed, the Board may preliminarily approve the Report and set the date for a 
public hearing on the continuation of the assessments.  This Report was prepared pursuant 
to the direction of the Board. 

After preliminary approval from the Board, a notice of public hearing must be published in 
a local paper at least 10 days before the hearing.  The purpose of the hearing is to provide 
a forum for public testimony regarding the proposed continuation of assessments, 
including opposition to the assessments.  The public hearing for this Assessment District is 
currently scheduled for June 9, 2022.  At this hearing, if the Board approves the resolution 
to confirm the continuation of the assessments, then the assessments will be included on 
the property tax rolls for FY 2022-23 after submission to the County Auditor/Controller.  

D Legal Analysis 

Assessment District jurisprudence requires that assessments levied pursuant to the 1972 Act 
be based on the “special benefit” properties receive from the improvements, facilities, and 
services funded by these assessments.  The law, however, is not prescriptive regarding the 
method or formula used to apportion the assessments in Landscape and Lighting District 
proceedings.  In addition, Article XIIID of the California Constitution, added in November 
1996 through the passage of Proposition 218 by voters of the State of California, requires, 
inter alia, that (i) only special benefits be assessable, (ii) no assessment may exceed the 
proportional special benefit conferred on the parcel assessed, and (iii) publicly owned 
parcels shall not be exempt from assessment unless clear and convincing evidence 
demonstrates that such publicly owned parcels receive no special benefits from the 
improvements for which the assessment is levied. 

“Special benefit” refers to a particular and distinct benefit over and above the “general 
benefits” conferred on real property located in the Assessment District or to the public at 
large.  Importantly, the general enhancement of property value does not constitute special 
benefit.  As such, this Engineer’s Report has been designed to comply with the 
aforementioned requirements of the Article and the 1972 Act, as well as to incorporate 
recent California court decisions such as the following: 

 Silicon Valley Taxpayers Association, Inc. v. Santa Clara County Open Space 
Authority (2008); 

 Beutz v. County of Riverside (2010); 

 Golden Hills Neighborhood Association v. EDHCSD of San Diego (2011); and 

 Concerned Citizens v. West Point Fire Protection District (2011). 
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To ensure a defensible methodology, the special benefit that the improvements, facilities, 
and services will render to the properties within the Assessment District must be identified.  
It is also necessary that the properties in question receive a special and direct benefit as 
distinguished from a benefit to the general public.  

E Levy Summary 

Table 2 below summarizes the Fiscal Year 2022-23 Assessment District levy. 

Table 2: FY 2022-2023 Levy Summary 

Description FY 2022-23 Assessments 1 

Total Levy $79,048.60 

Total Number of Benefit Units 1,924.26 

Proposed Levy per Benefit Unit $41.08 

Maximum Levy per Benefit Unit $97.85 

Maximum Assessment $188,288.84 

Note: 

1. All assessments are rounded to lower even penny.  Therefore, the budget amount may 
slightly differ from the assessment rate. 
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III DESCRIPTION OF THE ASSESSMENT DISTRICT 

A Improvements and Services within the Assessment District 

The levy of annual assessments will support the improvements and services (collectively, 
the “Improvements”) to be operated and maintained within the Assessment District, and the 
cost thereof, including any debt service obligations on the existing bonds or other related 
indebtedness issued for the Improvements.  Assessable parcels or lots are the Assessor’s 
Parcels that receive special benefits from the Assessment District.  The assessment proceeds 
will be used exclusively for the coverage of expenditures on Improvements and incidental 
administrative expenses within the Assessment District.  

The plans, specifications, and studies of the Improvements for this Assessment District are 
voluminous and will not be bound in this Report, but by this reference are incorporated as 
if attached to this Report.  The plans and specifications are on file with the General Manager 
of the EDHCSD.  

Table 3 on the following page sets forth the scope of the Improvements whose installation, 
maintenance, operations, and services will occur within Lake Forest Park. 
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Table 3: Summary of Improvements 

Improvement Description Quantity 

Covered Group Picnic Area with 8 Picnic Tables 1 

Bench(es) 7 

Drinking Fountain(s) 2 

Trash Receptacle(s) 7 

Barbeque Pit(s) 4 

Chain Link Fencing 735 LF 

Park Sign(s) 1 

Swing Set(s) 1 

Play Equipment (in set) 5-12 

Rock Play/Climbing Structure 1 

Volleyball Court(s) 1 

Park Frontage Improvement(s)1 -- 

Open Turf Area2 -- 

Parking Lot(s) 1 

Wildlife Enhancement Features1 -- 

Concrete Curb(s) 1,791 LF 

Sidewalk(s) 14,771 SF 

Stairs 41 LF 

Retaining Wall(s) 6,261 Face Feet 

Irrigation 33,640 SF 

Jogging Trail(s) 4,270 SF 

Fitness Par Course Elements1 -- 

Nature Trail(s) 1,620 LF 

Tennis Court(s) 2 

Bocce Ball Court(s) 1 

Public Restroom(s) 1 

Outdoor Classroom(s) 1 

Native Garden 1 

Notes: 

1. Cannot be quantified. 

2. Quantity is To Be Determined (“TBD”). 

In addition to the definitions of Improvements provided by the 1972 Act, the following 
descriptions identify the types of improvements that will be maintained by the Assessment 
District, including all services, operations, maintenance, and administration required to 
keep the Improvements in good condition. 
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A.1 Maintenance 

“Maintenance” refers to the furnishing of materials and services necessary for the 
ordinary repair, removal, or replacement of the entirety or a part of any 
improvement.  Improvements shall include anything benefitting the growth, life, 
sustainability, or beautification of landscaping; the removal of debris or waste; and 
the cleaning, sandblasting, and painting of walls and other improvements for the 
removal or covering of graffiti. 

A.2 Servicing 

“Servicing” pertains to the use of gas, electricity, energy, or other agents necessary 
for the illumination of any public facilities or the lighting and operation of any 
improvements; the use of water for landscaping, fountains, and the maintenance of 
other types of improvements.  

A.3 Incidental Expenses 

Pursuant to Streets & Highways Code Section 22526, “Incidental expenses” include 
but are not limited to the following: 

 The costs of preparation of the plans, cost estimates, diagrams, specifications, 
and assessments that make up the Engineer’s Report; 

 The costs of printing, advertising, and the giving of published, posted, and 
mailed notices;  

 Compensation payable to the County for the collection of annual 
assessments;  

 Compensation payable to any engineer or attorney employed to render 
services in proceedings pursuant to this part;  

 Other expenses incidental to the maintenance, construction, and servicing of 
the Improvements;  

 Any expenses incidental to the issuance of bonds or notes; and  

 Costs associated with any elections held for the approval of a new or 
increased assessment.  
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IV ESTIMATE OF COST AND BUDGET 

A Introduction and Budget Table 

Section 22569 of the 1972 Act requires the Engineer’s Report to contain an estimate of the 
costs of the Improvements for FY 2022-23, including estimates of (i) the total costs of 
Improvements and incidental expenses for FY 2022-23, (ii) the amount of any contributions 
to be made from sources other than assessments levied pursuant to this part, (iii) the 
amount, if any, of the annual installment for the fiscal year where the legislative body has 
ordered an assessment for the estimated cost of any improvements to be levied and 
collected in annual installments, and (iv) the net amount to be levied upon assessable lands 
within the Assessment District. 

The EDHCSD has established a special fund for the revenues and expenditures of the 
Assessment District. Except for instances where funds are being accumulated for future 
capital improvements and operating reserves, any balance remaining as of July 1 must be 
carried over to the next fiscal year. 

The total maintenance cost and the net assessment attributable to properties in the 
Assessment District, for FY 2022-23, is summarized in Table 4 on the following page. 
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Table 4: FY 2022-2023 Estimate of Cost and Budget 

Description FY 2022-23 Budget 

Direct Costs 

Salaries and Benefits $11,960 

Services and Supplies $37,777 

Capital Improvements/Replacements $23,544 

Subtotal $73,281 

Administration Costs 

County Collection Charges $1,647 

Professional Fees $2,749 

Administrative Overhead $14,824 

Subtotal $19,220 

Levy Breakdown 

Total Direct and Administration Costs $92,501 

Available Fund Balance 7/1/22 ($421,014) 

Contribution to/(from) General Reserve $0 

Contribution to/(from) Equipment Reserve $0 

Contribution to/(from) Operating Reserve $28,694 

Contribution to/(from) Capital Improvement Reserve $0 

Contribution to/(from) Deferred Maintenance Reserve (FY 2022) $388,116 

Contribution to/(from) Deferred Maintenance Reserve (FY 2023) $0 

Contribution to/(from) Sidewalk Reserve $0 

Contribution to/(from) Tree Mitigation Reserve $0 

Contribution to/(from) Trail Reserve $0 

Contribution (from) General Fund ($9,250) 

Balance to Levy  $79,048 

District Statistics 

Total Assessable Parcels 1,945 

Total Benefit Units 1,924.26 

Fiscal Year 2022-23 Levy Per Benefit Unit $41.08 

Total Assessment Levy* $79,048 

*Note: Subject to rounding. 
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B Annual Cost Indexing 

Under Proposition 218, any proposed increase in assessments must be approved by affected 
property owners via a mail ballot and a public hearing process (see Section II.B).  A weighted 
simple majority of ballots received (i.e., weighted according to each parcel’s proportionate 
assessment obligation) must be affirmative for the Board to confirm and levy the increased 
assessments.  For small assessment districts or districts with relatively low–dollar 
assessments, the cost of an Engineer’s Report, balloting, and the public hearing process can 
potentially exceed the total amount of the increase.  The incidental costs of these 
proceedings may be added to the assessments, resulting in even higher assessments.  

By contrast, indexing assessments annually to the published SF CPI allows for minor 
increases in normal maintenance and operating costs, without incurring the costs of ballot 
proceedings required by Proposition 218.  Please note, however, that any other significant 
changes to the Assessment District (e.g., increases in services, modification of the boundary, 
etc.) would still require Proposition 218 proceedings and, ultimately, property owner 
approval.  

Pursuant to the resolution approved by the Board, on each July 1, commencing on July 1, 
2010, the maximum authorized unit assessment rates established in these proceedings shall 
be indexed (increased) annually by a factor equal to 1% greater than the published SF CPI 
from the preceding Fiscal Year (see Section II.B).  On July 1, 2022, the maximum assessment 
will therefore be increased by 5.24% (i.e., 4.24% increase in SF CPI from December 2020 to 
December 2021 plus 1.00%).  
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V METHOD OF APPORTIONMENT 

A Background 

As described in Section II.D (Legal Analysis), the Assessment Engineer must be able to 
identify, quantify, and calculate the special benefit, which confers a direct advantage upon 
property in the Assessment District, over and above (i.e., as separate from) the general 
benefit derived from the Improvements to Lake Forest Park.  In addition, proceeds from the 
assessments shall be used only for the eligible service and/or improvement items within the 
Assessment District, as listed above in Section III.A. 

In determining the net amount to be assessed upon parcels within the Assessment District, 
Section 22573 of the California Streets and Highways Code states that such amount “may 
be apportioned by any formula or method which fairly distributes the net amount among 
all assessable lots or parcels in proportion to the estimated benefits to be received by each 
such lot or parcel from the improvements.”  

Proposition 218 further states that “no assessment shall be imposed on any parcel which 
exceeds the reasonable cost of the proportional special benefit conferred on that parcel,” 
where “special benefit” means “a particular and distinct benefit over and above general 
benefits conferred on real property located in the district or to the public at large.”  This 
section of the Report describes the methodology used to calculate the net amount to be 
assessed on each parcel within the Assessment District in proportion to the special benefit 
that is conferred on each parcel. 

The process of calculating the special benefit is summarized as follows: 

 Identify all benefit factors (both General and Special) derived from the 
Improvements; 

 Estimate the proportion of total benefits that are general benefits; 

 Determine the relative special benefit across different zone areas within the 
Assessment District (if any); 

 Determine the relative special benefit per property type; and 

 Calculate the specific assessment for each Assessor’s Parcel based upon the factors 
set forth in Steps 1-4 (i.e., special vs. general benefit, location, property type, property 
characteristics, improvements on property, and other supporting attributes). 
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B Benefit Factors (General and Special Benefit) 

In July 2008, the California Supreme Court issued a ruling on the case entitled, Silicon Valley 
Taxpayers Association, Inc. v. Santa Clara County Open Space Authority.  This ruling, which 
is considered the most significant legal guidance clarifying Proposition 218, included further 
emphasis that benefit assessments are for special, not general, benefit.  Other key elements 
of the ruling are that services and improvements funded by the assessments must be clearly 
defined, and that special benefits are directly received by and provide a direct advantage to 
property in the assessment district. 

An overview of the distinctions between general and special benefits is provided in the 
following paragraphs. 

B.1 General Benefit 

This section conservatively estimates and describes general benefit, and how the 
general benefit is being budgeted so that it is funded by sources other than the 
assessment which collected within the District. 

 Benefit to Property Outside the Assessment District: The improvements 
may confer some benefit upon properties that lie within the one-mile service 
radius of the village park Improvements, but outside the boundaries of the 
Assessment District. (Please note: Since neighborhood parks have a 1/2-mile 
service radius per National Park and Recreation Association industry 
guidelines, it is assumed that village parks, which are larger than 
neighborhood parks, would have a one-mile service radius.)  There are only 
80 such parcels as compared to the 1,948 parcels within the District (i.e., about 
4.0% of the parcels are in this category).  In addition, a 50% reduction factor 
is applied to these properties because they experience only half as much 
benefit as the properties in the District (since the properties outside the 
District are located on only one side of Lake Forest Park, not both sides.)  Thus, 
outside properties account for roughly half of 4.0%, or 2.0% of the benefits 
resulting from the Improvements.  

 Benefit to Property inside the Assessment District that is Indirect and 
Derivative: There may be general benefit, in addition to special benefit, 
received by properties situated within the District.  While this “indirect and 
derivative” general benefit is difficult to calculate, one measure used to 
approximate it is the percentage of land area within the District that is publicly 
owned and used for regional purposes such as major roads, rail lines, and 
other similar facilities.  The rationale for using this measure is that such 
properties used for regional purposes could provide indirect benefits to the 
public at large.  Roughly 2.7% of the land area in the District is used for such 
regional purposes, representing 2.7% of the benefits conferred by the 
Improvements. 
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 Benefit to the Public at Large: This type of benefit is estimated by the 
proportionate amount of time that the District’s park and recreational 
facilities are accessed by individuals who are not residents, employees, 
customers, or property owners in the District.  Based on demographic 
research, it is estimated that 5.0% of the benefits from the Improvements are 
general benefits to the public at large.  

 Total General Benefit: The sum of these three measures of general benefit 
comprises approximately 9.7% of the total benefits resulting from the 
Improvements.  That is, 9.7% of the benefits are general in nature and 
therefore should be funded by sources other than the assessment.  However, 
a 10.00% threshold of minimum contribution by other sources than collection 
of assessments was designed in the formation of the District.  As a result, the 
general benefit of 10.00% will apply to the budget; moreover, the excess 
percentage of the general benefits will provide additional coverage for any 
other general benefits. 

Table 5 below shows a summary of the calculation of the general benefit allocated 
to improvements considered to benefit property owners outside the Assessment 
District. 

Table 5: General Benefit Calculation 

Description General Benefit Percentage* 

Outside the District 2.00% 

Indirect and Derivative 2.70% 

Public At Large 5.00% 

Total General Benefit 9.70% 

Minimum Threshold of General Benefit 10.00% 

*Note: Refer to Section V.B above for a discussion of General versus Special Benefit factors. 

B.2 Special Benefit 

Given the general benefit calculations outlined above, the remaining 90.00% of the 
total benefits conferred by the Improvements are considered Special Benefits, to be 
funded by the assessments.  Special benefit factors are listed below. 

 Extension of a Property’s Outdoor Areas and Green Spaces for Properties 
in Proximity to the Improvements: The residential, commercial, and other 
benefiting properties in the District do not have their own large outdoor areas 
and green spaces because it is cost prohibitive to provide such areas on these 
properties.  The park improvements in the District are effectively an extension 
of the land area for properties close to the park, because these improvements 
are uniquely accessible to nearby properties (i.e., those properties located 
within the one-mile service radius of the village park).  The boundaries of the 
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District have been drawn to include only properties within this service radius; 
therefore, this type of benefit is a direct and special advantage enjoyed only 
by properties within the District.  

 Proximity to Improved Parks, Open Space, and Recreational Facilities: 
Without the assessments to fund the park improvements, Lake Forest Park 
could not have been built and maintained.  Thus, the assessments provide 
benefits that are over and above what would otherwise have been provided.  
Further, these benefits are conferred only on properties within the District, 
since the District boundary is effectively coterminous with the service area 
(given the one-mile proximity/access radius).   

 Access to Improved Parks, Open Space, and Recreational Facilities: Parcels 
that receive the benefit of the improved parks, open space, and recreational 
areas all have direct access to the Improvements due to the closeness in 
distance.  This unique and tangible advantage is a special benefit received 
directly by properties in the District.  

 Improved Views: By funding and maintaining Lake Forest Park, the District 
provides a high quality of park and recreation facilities that kept in good 
condition, which results in improved views within the District.  The improved 
and protected views provided by the assessments are a direct and tangible 
advantage, i.e., a special benefit conferred upon properties in the District.  

 Enhanced Desirability of Property in the District: Park and recreation areas 
and facilities make the properties within the service radius more desirable, 
more marketable, and easier to sell.  Views of, and access to, improved parks 
make the properties within the District more attractive to prospective buyers 
and enhance the value of the properties.  Because the assessments provide 
benefits in the form of park improvements that are over and above what 
would otherwise have been provided, they confer a special benefit to 
properties within the District.  

C Benefit Finding 

Proposition 218 critically notes that “an agency shall separate the general benefits from the 
special benefits conferred…”  

While it has been determined that (i) various Assessment District Improvements are clearly 
local amenities directly associated with the development of the properties within the 
Assessment District and (ii) these Improvements are more extensive and are provided at an 
enhanced level of service that is higher than that typically provided by the EDHCSD’s 
Baseline Improvements, it is also recognized that some of the Improvements do benefit the 
public at large and would likely have minimal impact on the commercial and residential 
areas in the Assessment District (i.e., provide a general benefit).  As a result, the cost to 
maintain these specific Improvements has been offset by an EDHCSD contribution. 
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Table 6 below lists the general benefit versus special benefit allocation percentages.  

Table 6: General Benefit Versus Special Benefit Allocation 

General Benefit Percentage* Special Benefit Percentage* 

10.00% 90.00% 

*Note: Refer to Section V.B above for a discussion of General versus Special Benefit factors. 

D Zones of Benefit 

Section 22574 of the 1972 Act provides that “a zone shall consist of all territory which will 
receive substantially the same degree of benefit from the improvements.” 

Based on a thorough review of the location and extent of the Assessment District’s 
Improvements and the direct proximity and relationship to surrounding properties, EDHCSD 
found that parcels located in the Assessment District receive conformity special benefit from 
their proximity to the Improvements in the District as these Improvements enhance the 
quality of life on a day-to-day basis by providing an attractive, clean, safe, and secure 
environment in which to live and work.  Therefore, no benefit zones are designated within 
the Assessment District.   

E Method of Assessment 

Special Benefit is allocated to parcels based upon the number of Single-Family Equivalents 
[“SFE(s)” or “Benefit Units”] assigned to each such parcel.  This Benefit Units methodology is 
commonly used to distribute assessments in proportion to estimated special benefit and is 
generally recognized as providing the basis for a fair and appropriate distribution of 
assessments.  The number of SFEs assigned to a parcel reflects the relative amount of Special 
Benefit allocable to each such parcel.  This section describes the methodology used to 
assign SFEs to parcels in the District.   

The following paragraphs include detailed descriptions of each land use, and the 
appropriate allocation to each land use as determined at the time of formation of the 
Assessment District.  

E.1 Residential Properties 

E.1.i Single-Family Residential 

This land use is defined as a fully subdivided residential home site with a single 
residential unit developed on the property.  For purposes of establishing the 
proportional special benefits and single-family equivalent unit factors for other land 
uses in this District, the single-family residential land use is designated as the basic 
unit of assessment and shall be equal to 1.00 SFE per parcel (unit), by definition. 

For single-family residential, the estimated persons per household is approximately 
2.73 (based on the 2000 Census, El Dorado County).  From the above designation of 
1.00 SFE per single-family residential, it is equivalent to state that 1.00 SFE for every 
2.73 persons, and the variations of the population density factors for different types 
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of residential land use within the Assessment District will be the base of apportioning 
the SFEs among different land uses in the District.  

E.1.ii Multi-Family Residential Dwelling Units 

This land use is defined as a fully subdivided residential parcel that has more than 
one residential unit associated with the parcel, and thus includes apartments, 
duplexes, triplexes, etc. (but does not include condominiums or townhomes, see 
below).  This designation may also include parcels identified by the County 
Assessor’s Office as mixed-use properties for which there is more than one 
residential unit, but the parcel may also include a nonresidential component or unit 
(however, the parcel’s primary use is considered residential). 

Multi-family residential properties receive special benefit similar to that of single-
family residential property, and a comparative calculation of proportional special 
benefit is reasonably reflected by the multi-family residential parcel's equivalent 
ratio (1.00) SFE per Single-Family Residential.  Studies have consistently shown that 
multi-family residential developments impact public infrastructure at reduced levels 
compared to a single-family residence, which is reflective of their reduced structure 
size, persons per unit, trip generations, and need for many public improvements.  
Based on these considerations, it is reasonable to conclude that an appropriate 
weighting of proportional special benefit per unit (compared to a single-family 
residential) is best represented by the sliding scale detailed below. 

 0.62 SFE per unit for the first 20 units; 

 0.10 SFE per unit for 20+ units. 

For a Duplex, Triplex, and Fourplex, the following applies: 

 0.72 SFE per unit  

E.1.iii Condominium Property 

This land use is defined as a fully subdivided residential condominium or townhome 
parcel (not typically classified as a detached single-family residential unit).  These 
residential properties may include attached residential properties that have a shared 
(common) wall or driveway, but each residential unit is assigned a specific Assessor’s 
Parcel Number.  These properties are generally part of a multi-unit development for 
which each condominium parcel shares or has common interest with one or more 
of the other residential parcels in that development (common areas). 

The development attributes of condominium tend to be a blend of the single-family 
residential and multi-family residential properties.  One special character of this 
property type is that it usually has a much higher development density (greater 
number of units per acre) and typically has a reduced population density per unit 
than single-family residential properties, it is reasonable to conclude that the parcel’s 
proportional special benefit is less than that of a single-family residential property. 
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In consideration of the characteristics discussed above, it has been determined that 
an appropriate allocation of special benefit for condominiums and similar residential 
properties is best represented by an assignment of 0.67 SFE per unit and because 
each parcel typically represents a single residential unit or small group of units that 
are each privately owned, no adjustment for multiple units is applicable. 

E.1.iv Mobile Home Property 

This land use is defined as mobile home or manufactured-home parcel.  These 
residential properties normally locate in a designated zone area, which is mobile 
home park, and registered as private land ownership.  Mobile Home parcels tend to 
have smaller lot size, higher population density, lower public maintenances needs, 
and less centralize location by comparing to the rest of residential properties within 
the Assessment District.   

In consideration of the above characteristics and the balance of the ratio of one (1) 
SFE for each single-family residents, it is best to assign 0.51 SFE per unit for mobile 
home property. 

E.1.v Developed Non-Residential Property 

This land use is defined as a developed property with identifiable property 
improvements (buildings, parking lots, etc.) for which the primary use of the property 
is not considered residential, whether the property is being utilized (occupied) or 
not.  The commercial/industrial property classification includes the following: 

 All types of commercial enterprises including, but not limited to, retail 
shopping centers, food services, banks, private recreational facilities, office 
and professional buildings, hotels, or motels; 

 All types of industrial uses including, but not limited to, service centers, 
warehousing, storage facilities, transportation facilities, and manufacturing; 
and 

 Private institutional facilities including, but not limited to, Places of Worship, 
Day Care Centers, Fraternal Organizations, Private Schools, Hospitals, 
Convalescent or Retirement Homes, or other similar public service or 
assembly type properties. 

Utilization of findings from the San Diego Association of Governments Traffic 
Generators Study (the “SANDAG Study”), the average number of employees per acre 
for commercial and industrial property is 24.  In comparison, the average number of 
people residing in a single-family home is 2.73 (Section V.E.1. Residential 
Properties).  Since the average lot size for a single-family home in the Assessment 
District is approximately 0.22 acres, the estimated average number of residents per 
acre of residential property is 12.4. 
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From the above findings and estimations, a standardized ratio of two (2) 
commercial/industrial employees to one (1) single-family residents can be derived 
for a fair apportionment of special benefit to commercial/industrial properties in the 
consideration of 1.00 SFE per single-family residential (or 1.00 SFE for every 2.73 
persons per household).  Table 7 below shows the average number of employees 
per acre of land area or portion thereof for commercial and industrial properties, and 
lists the relative SFE factors per quarter acre for properties in each land use category. 

Commercial and industrial properties in excess of 5 acres generally involve uses that 
are more land intensive relative to building areas and number of employees (lower 
coverage ratios).  As a result, the benefit factors for commercial and industrial 
property land area in excess of 5 acres is determined to be the SFE rate per quarter 
acre for the first 5 acres and the relevant SFE rate per each additional acre over 
5 acres. 

Table 7: Commercial/Industrial Density and Assessment Factors 

Type of Commercial/Industrial 
Land Use 

Average Employees 
per Acre 1 

SFE Units  
per 1/5 Acre 2 

Commercial 24 0.50 

Office 68 1.42 

Shopping Center 24 0.50 

Industrial 24 0.50 

Self-Storage or Parking Lot 1 0.05 

Golf Course 3 0.063 

Notes: 

1. Source: San Diego Association of Governments Traffic Generators Study. 

2. The SFE factors for commercial and industrial parcels are applied by the fifth acre of 
commercial/industrial use land area or portion thereof.  (Therefore, the minimum assessment 
for any assessable parcel in these categories is the SFE Units listed herein). 

E.2 Vacant/Undeveloped Properties 

This land use is defined as property that has been identified as undeveloped but has 
reasonable development potential (with few or no development restrictions). 

In comparing the special benefits associated with this land use to those enjoyed by 
developed properties, it becomes evident that the proportional special benefits 
associated with vacant property are clearly less than those of developed properties.  
Although vacant properties certainly derive special benefits from the Improvements, 
these special benefits are limited to the land (lot) itself while the direct and 
immediate special benefits for developed properties are correlated with the number 
of owners, residents, employees, and others that occupy and utilize those properties.  
Therefore, it has been determined that the SFEs applied to these properties should 
be one quarter (1/4) that of developed properties. All fully subdivided 
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vacant/undeveloped residential parcels shall therefore be assigned 0.25 SFE, which 
is one-quarter the amount assigned to a developed single-family residential parcel. 

E.3 Exempt Properties 

These are defined as parcels of land that receive no measurable special benefits from 
the District Improvements and are assigned 0.00 SFE.  This land use classification 
may include, but is not limited to: 

 Lots or parcels identified as public streets and other roadways (typically not 
assigned an APN by the County of El Dorado) and 

 Dedicated public easements including open space areas, utility right-of-ways, 
greenbelts, parkways, parks, trails, or other publicly-owned or utility-owned 
land that are considered part of the District Improvements or that serve the 
community or general public and are not considered or classified as 
developed public properties. 

Table 8 summarizes the assignment of special benefit for each type of property within 
the Assessment District: 

Table 8: Assignment of SFEs 

Land Use SFE 

Single-Family Unit 1.00 SFE per Unit 

Multi-Family Unit 

20 Units or Fewer 0.62 SFE per Unit 

Above 20 Units 0.10 SFE per Unit 

Duplex, Triplex, and Fourplex 0.72 SFE per Unit 

Condominium Property 0.67 SFE per Unit 

Mobile Home 0.51 SFE per Unit 

Developed Non-Residential Property 

Commercial 0.50 SFE per 1/5 Acre 

Office 1.42 SFE per 1/5 Acre 

Shopping Center 0.50 SFE per 1/5 Acre 

Industrial 0.50 SFE per 1/5 Acre 

Parking Lot 0.05 per 1/5 Acre 

Golf Course  0.063 per 1/5 Acre 

Vacant Undeveloped Property 0.25 SFE 

Exempt Parcel 0.00 SFE 
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F Duration of Assessment 

If the Lake Forest Park requires funding for the maintenance and improvements, 
Assessments, which were originally proposed in 2009, associated with the District will be 
levied upon the Board of Directors’ approval on an annual basis.  

G Appeals of Assessments Levied to Property 

If a property owner deems an assessment on their property to be in error, he or she may file 
a written appeal with the Engineer of the EDHCSD.  The appeal is limited to being corrected 
for the current fiscal year during such year.  The Engineer will review the appeal and any 
relevant information in a prompt manner upon receipt of the appeal.  If the Engineer finds 
a modification to the Assessment is necessary, the Assessment Roll will be updated to reflect 
such changes.  Should the Assessment Roll already be filed with the County, the Engineer 
has the authority to refund the property owner the difference.  Should there still be a dispute 
after the Engineer’s review, the property owner can appeal to the Board directly.  All 
decisions made by the Board are final and cannot be overturned. 

H Limitation of Report 

The conclusions, calculations, and recommendations in this Report rely on the substantial 
data and information provided to DTA at the time of the writing of the Report by the 
following parties: 

 El Dorado Hills Community Services District; 

 The previous Assessment Engineer; and 

 The County of El Dorado. 
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VI ASSESSMENT DIAGRAM 

Figure 1: Assessment Diagram 
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