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I. OVERVIEW 

A. INTRODUCTION 

The Murrieta Community Services District (“District”) was formed in 1992 through a 
resolution of the Local Agency Formation Commission (LAFCO) under provisions of the 
District Reorganization Act, and pursuant to the provisions of the California Government 
Code, Section 56100, to continue services previously provided by Riverside County 
(“County”). The boundaries of the original District and the subsequent annexations have 
been approved by LAFCO, and the boundaries of the District are coterminous with the 
boundaries of the City of Murrieta (“City”). The District was formed with rates and charges 
set and established annually pursuant to Section 61000, et seq., Title 6, Division 3 
“Community Services Districts” of the California Government Code, (the “CSD Code”) 
and in compliance with the substantive and procedural requirements of the California 
State Constitution Article XIIID (the “Constitution”).  
 
This Engineer’s Annual Levy Report (“Report”) describes the District, any changes to the 
District and the proposed rates and charges for fiscal year 2025/2026 based on the 
estimated budget (cost) to provide services and maintain improvements within the 
District. Each eligible parcel charged receives direct benefit from various improvements 
and services provided through the District. Charges are apportioned by a formula and 
method that fairly distributes the net amount to provide each improvement and service 
among the eligible parcels in proportion to the benefits to each parcel.  
 
The word “parcel,” for the purposes of this Report, refers to an individual property 
assigned its own Assessor’s Parcel Number (“APN”) by the County Assessor’s Office. 
The County Auditor/Controller uses APNs and specific Fund Numbers to identify on the 
tax roll properties charged for special district benefits. 
 
Pursuant to the CSD Code annual notices are mailed to the parcels subject to the annual 
rates and charges indicating that a Report has been filed and the time and place of the 
Public Hearing to be held before the Community Services District Board of Directors 
(“Board”). At the Public Hearing, the Board shall allow the public an opportunity to hear 
and be heard regarding the District. Following consideration of the public comments and 
any written protest, the Board may order amendments to the Report. Following final 
approval of the Report and confirmation of the rates and charges therein, the Board may 
then order the levy and collection of the charges for fiscal year 2025/2026. In such case, 
the levy information will be submitted to the County Auditor/Controller and included on 
the property tax roll for each parcel in fiscal year 2025/2026. 

B. DISTRICT BACKGROUND 

Historically, the District provides services and the maintenance of specific improvements 
within public right-of-ways and dedicated landscape easements that benefit various 
parcels and properties throughout the City. Pursuant to the original formation 
documents, the District has the authority to provide and collect charges for several 
services and improvements. These services and improvements encompass but are not 
limited to eight (8) different categories. The categories of services and improvements 
that may be provided through the District include: 
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 Community Parks and Recreation Services 

 Law Enforcement 

 Landscape Maintenance 

 Street Lighting 

 Street Sweeping 

 Trash Control (Refuse Collection/Recycling) 

 Traffic Signals 

 Flood/Drainage Control 
 

Although the District is authorized to provide a wide range of services and improvements, 
only flood/drainage control, street sweeping, street lighting and landscape maintenance 
service continue to be levied as District rates and charges. In fiscal year 1995/1996 the 
rates and charges for law enforcement and trash control (Refuse Collection/Recycling) 
were no longer budgeted or levied through the District. 

 
In accordance with the Constitutional amendments set forth in Proposition 218 
(approved by California Voters in November 1996) the costs and charges associated 
with the services and improvements provided by the District were reviewed. The 
improvements and services provided by the District and the corresponding charges were 
identified as general benefit, special benefit, or exempt charges. Based on this review, 
the following changes were made to the District in fiscal year 1997/1998: 

 Those services and improvements identified primarily as general benefit were 
eliminated and no longer levied through District rate and charges, including 
the rates and charges for Traffic Signals, the Community Parks and 
Recreation services. 

 The costs and charges associated with flood/drainage control improvements 
and street sweeping services throughout the District were determined to be 
exempt from the substantive and procedural requirements of the Constitution 
(Articles XIIID Section 5a). These improvements and services continue to be 
levied at the same rates and method of apportionment established prior to the 
Constitutional amendment. 

 The rates and charges for the remaining improvements, services and 
associated costs were identified as special benefits and subject to both the 
substantive and procedural requirements of the Constitution. Parcels 
receiving special benefits from these various improvements and services were 
identified and the applicable rates and charges to the affected properties 
within the District were submitted to the property owners for approval. The 
Board initiated and conducted property owner protest ballot proceedings for 
the special benefit (local improvement) charges applicable to the various 
Zones within the District and the properties within those Zones. The property 
owner ballots returned were tabulated separately for each Zone to determine 
if majority protest existed. The tabulation of the ballots indicated that majority 
protest did not exist and that the property owners approved the special benefit 
rates and charges for the improvements and services within each of the 
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District Zones. The rates and charges approved by the property owner 
balloting established a maximum rate for each of the local services and 
improvements provided in each Zone. Any future increase to the approved 
rates and charges will require additional property owner ballot proceedings 
and approval of the affected properties. 

 
Although many of the charges historically levied for the District have been eliminated, 
the District continues to have the authority to provide the original services and to levy 
rates and charges for these services, provided the charges are in compliance with the 
provisions of the Constitution. For example, although the District no longer includes 
refuse and recycling collection charges as part of the regular District charges, the District 
has the authority to levy such charges. The costs associated with this service are 
currently billed directly by the waste hauler to each of the property owners receiving this 
service, but the District may still levy a charge against properties as deemed necessary 
by the Board for services rendered by the District or its contractor related to refuse 
collection, recycling, weed abatement or nuisance abatement. 
 

II. DESCRIPTION OF THE DISTRICT  

A. SERVICES 

The following describes the services and improvements authorized and currently 
provided by the District. Those improvements and services identified as “General 
Benefit” are not funded through District rates and charges. The services and 
improvements identified as flood/drainage control or street maintenance (street 
sweeping) are classified as “Exempt Benefits” and levied district-wide utilizing the rates 
and method established prior to the passage of Proposition 218 (Expenses not 
recovered through District charges will be funded from other revenue sources). Those 
District services and improvements identified as “Special Benefits” and the 
corresponding charges were approved through a property owner protest ballot 
proceeding and shall be levied at a rate equal to or less than the amount approved by 
the property owners. Any subsequent increase to rates and charges shall be subject to 
the procedural and approval process required by law. 

 
Flood/Drainage Control — This service provides for the maintenance and improvement 
of detention basins, storm drains, landscaped slopes, flood channels, parkland and open 
space areas that are directly related to flood/drainage control throughout the City. The 
District charges related to the maintenance of these improvements are identified as 
exempt from the substantive and procedural requirements of the Constitution at the 
current rate and method of apportionment. The funds required for flood/drainage control 
within the District that are not funded by rates and charges are provided through other 
revenue sources. 
 
Street Sweeping — The District contracts with professionals for regular street sweeping 
services of paved streets that the District has contracted to sweep. This service helps 
ensure both the beauty of the City and the quality of life for the property owners. Since 
the primary function of street sweeping is to maintain the roads and drainage system 
from debris, the charges associated with this service (local street sweeping) are 
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identified as exempt from the substantive and procedural requirements of the 
Constitution at the current rate and method of apportionment. Although this service is 
applicable district-wide, the charge is applied to only specific residential tracts and 
developments where local street sweeping services are performed (in-tract and adjacent 
streets), including the new residential developments. Street sweeping on the major 
streets and arterial streets (Citywide services) are funded through other revenue sources 
and are not part of the street sweeping charges levied through the District. The parcels, 
tracts, subdivisions, and developments that are provided local street sweeping services 
proportionately share in the costs associated with this service.  
 
Local Landscape Maintenance — This service provides for labor, material, 
administration, personnel, equipment, and utilities necessary to maintain landscaped 
improvements within the public right-of-ways, parkways, slopes, local parks, open space 
areas and other public easements funded by the District. Improvements include, but are 
not limited to: turf, ground cover, shrubs, trees, hardscape, irrigation systems, lighting, 
water features, playground equipment, fencing, entry monuments, drainage systems 
and associated appurtenances. The parcels that receive special benefit from the 
improvements proportionately share in the improvement costs. The local parks and 
landscaped areas maintained by the District provide a special benefit to various 
developments that may include parcels within specific commercial developments, 
residential tracts, individual residential units, and multi-family residential units. Parcels 
in the District are charged for only the local parks and landscape improvements and 
services that are considered a special benefit to the parcels within each respective Zone. 
 
Street Lighting — Street lighting is provided throughout the City including those on 
major streets and intersections as well as locally (within specific developments). The City 
pays Southern California Edison Company to furnish power and perform maintenance 
and repairs for the streetlights. The costs associated with streetlights on the arterial and 
major streets have been identified primarily as a general benefit and these costs are not 
budgeted or levied through the District rates and charges. Local street lighting is 
identified as a special benefit to the parcels within the developments that have these 
facilities. These improvements provide no measurable benefit to the public at large and 
therefore, local street lighting improvements provided through the District are funded by 
the benefiting parcels through annual rates and charges. 

B. BENEFIT ZONES 

The District provides some improvements and services that benefit the eligible parcels 
within the District, while other improvements and services benefit specific areas or 
groups of parcels. To address these differences, the District is comprised of fourteen 
(14) Zones, each identified with specific improvements, and combinations of services or 
types of service that benefit the parcels within that Zone. The overall charge to each 
parcel within the District and respective Zone is directly related to the improvements, the 
number and types of services provided, the cost associated with those improvements 
and services, and the number and types of parcels that benefit from those 
improvements.  

 
Much of the development within the City of Murrieta consists of planned developments 
referred to as Specific Plans. Within each of these Specific Plan areas, the services and 
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improvements provided by the District specifically benefit the parcels in that particular 
area and were installed as an integral part of developing the area. To this extent, most 
of the Zones within the District can be identified geographically by Specific Plan 
boundaries or by individual tract boundaries. 
 
The costs associated with the exempt improvements (flood/drainage control and street 
sweeping) are budgeted district-wide and apportioned to each of the Zones based on 
the total proportionate benefit of parcels within that Zone. However, the costs associated 
with local improvements are budgeted separately for each Zone and charged to only 
those parcels that benefit from those improvements. The Zones within the District were 
created to identify specific developments or regions of the District that have similar local 
improvements provided to properties within that area (similar benefits). However, within 
a particular Zone some parcels may be charged different amounts for local 
improvements depending on their special benefit and association with each type of 
improvement provided. While most parcels within a Zone typically benefit from similar 
improvements (i.e., landscaped parkways, local parks, and street lighting), some parcels 
(specific developments) may not benefit from one or more of these improvements. These 
parcels are charged for only those improvements that benefit the property and are not 
charged for the other local improvements that may be provided in that Zone. 
 
The following is a brief description of the Zone designations and their general 
geographical location: 

 Zone A — Parcels within this Zone include the areas known as Alta Murrieta 
and Rancho Acacia Specific Plans. This Zone is generally located East of 
Interstate 215, West of the Rancho California Line, South of the Murrieta City 
Limits and North of Murrieta Hot Springs Road. The major streets in this Zone 
include Whitewood Road, Los Alamos Road, and Alta Murrieta Drive. 

 Zone B — Parcels within this Zone include the area generally known as the 
California Oaks Specific Plan. This Zone generally includes developments and 
planned developments East of Interstate 15, West and South of the Murrieta 
City Limits and North of Los Alamos Road including the gated community 
known as the Colony. The major streets in this Zone include California Oaks 
Road, Jackson Avenue, Nutmeg Street and Clinton Keith Road. 

 Zone C — Parcels within this Zone are known as the Jefferson Avenue 
Development. This Zone includes specific tracts along Jefferson Avenue 
North of Lemon Street and South of the Murrieta City Limits. This Zone 
includes but is not limited to the Antigua development (Tracts 216191-01, 
22346-00, and 22603-00); the Montafino development (Tract 21759-00); and 
the San Raphael development (Tract 23127-00). 

 Zone D — Parcels within this Zone include the area known as the Rancho Las 
Brisas Specific Plan. This Zone consists of developments and planned 
developments between California Oaks Road and Interstate 215, North of 
Murrieta Hot Springs Road. The major streets in this Zone include Los Alamos 
Road, Hancock Avenue and Las Brisas Road. 
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 Zone E — Parcels within this Zone are known as the Washington Avenue 
Development. This Zone includes but is not limited to specific tracts west of 
Washington Avenue just South of Lemon Street. This Zone includes the 
Northfork Development and the Standard Pacific Development (Tracts 
23095). 

 Zone F — Parcels within this Zone are known as the Rancon Business Center. 
This Zone includes the commercial development and planned commercial 
development between Jefferson Avenue and Adams Avenue, North of 
Reagan Avenue and South of Elm Street known as the Rancon Business 
Center. 

 Zone G — Parcels within this Zone are known as the Rural Development. This 
Zone generally includes the parcels within the original District boundaries that 
were not within a Specific Plan area or planned development. This Zone 
includes a large number of undeveloped parcels, rural residential parcels, 
older residential tracts and both new and older commercial developments. 

 Zone H — Parcels within this Zone are known as the Spirit and Continental 
developments of the Bear Valley area. These developments are located South 
of Clinton Keith Road near Calle Del Oso Oro. This Zone includes the Spirit 
development (Tracts 23879-00, 23879-01, 23879-02, and 23879-03); and the 
Continental Homes development (Tracts 23880-00 and 23881-00). 

 Zone I — Parcels within this Zone are known as the Vineyard Knolls. This 
Zone is located South of Clinton Keith Road near Calle Del Oso Oro and is 
within the area known as the Bear Valley. This Zone includes the Vineyard 
Knolls development (Tract 21419-00). This particular development currently 
has a Homeowner’s Association that maintains the local landscape amenities 
in and around the development. 

 Zone J — Parcels within this Zone are mainly within the gated community 
development known as Bear Creek. This Zone is just South of the Murrieta 
City Limits and North of Clinton Keith Road. This particular Zone currently has 
a Homeowner’s Association that services and maintains the local streetlights 
and landscape amenities in and around the development. 

 Zone K — Parcels within this Zone originally consisted of the planned 
development areas within the region known as Bear Valley that had not been 
previously subdivided. As development progressed in this region, 
Landscaping and Lighting Districts were formed to provide for local 
improvements associated with new developments and the properties within 
these developments were re-designated within the District as Zone L. The 
remaining parcels within Zone K now include only the development known as 
Lake Villas Bear Valley (Tracts 21370-00 and 21370-01) adjacent to Bear 
Creek. 

 Zone L —This Zone was originally established in the District in fiscal year 
1999/2000 as a result of new development within the City after the original 
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District Zones (A through K) were balloted and established in fiscal year 
1997/1998. Parcels within this Zone consist of new developments within the 
District that are subject to exempt charges (flood/drainage control and street 
sweeping), but their local improvements are funded and levied through other 
revenue sources (specifically, the Murrieta Consolidated Landscape 
Maintenance District). This Zone will continue to be expanded in future years 
to identify parcels, properties, and subdivisions throughout the District for 
which their local landscaping and lighting improvements are funded through 
another District rather than through the Community Services District. 

 Zone M — Parcels within this Zone consist of the territory annexed to the City 
of Murrieta in February 1999 and included in the District charges beginning in 
fiscal year 2000/2001. This Zone and territory are generally located East of 
Interstate 215, South of Scott Road and North of Clinton Keith Road and 
includes a number of undeveloped parcels, new developments, and some 
rural residential parcels. Most of the properties within this Zone are part of a 
proposed Specific Plan Area known as the Golden City/Murrieta Highlands 
area. Properties within Zone M are subject to exempt District charges 
(flood/drainage control and street sweeping) based on their current land use. 
However, the services in this Zone may be expanded in future years to include 
specific improvements and services necessary for the development of 
properties within this region of the City. These new services and 
improvements may be added to the District rates and charges or funded 
through other special districts. The new residential subdivisions developed in 
this area since the territory was annexed to the City and District, are being 
conditioned to form and/or annex to a Landscaping and Lighting District to 
fund their local improvements.  

 Zone N – Parcels within this Zone consists of the territory annexed to the City 
of Murrieta and the District in fiscal year 2002/2003 (July 2002). This Zone is 
generally South of Clinton Keith Road, West of Winchester Road, North of the 
Murrieta/Temecula City Limits and East of the previously established Murrieta 
City Limits. The properties within this annexation territory include both 
developed and undeveloped properties including several residential tracts. 
Properties within this Zone are subject to exempt District charges 
(flood/drainage control and street sweeping) based on their current land use. 
In conjunction with the annexation of this territory to the City and District, 
several Landscaping and Lighting Districts were formed in fiscal year 
2002/2003 to continue the maintenance and operation of local landscaping 
and lighting improvements previously provided to specific developments by 
County Service Area 143, County Service Area 103, or Valleywide Park and 
Recreation District. These properties and developments are now part of the 
Consolidated Landscaping and Lighting District.  
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III. CHANGES TO THE DISTRICT 

A. GENERAL PROVISIONS 

Modifications to the District structure, if any, could include, but are not limited to: changes 
in the types of services provided; changes or expansion of existing services; addition of 
new Zones or restructuring of the current Zones; annexation of parcels into the District; 
addition or restructuring of services or service levels; or revisions in the method of 
apportionment.  
 

B. HISTORICAL CHANGES TO THE DISTRICT 

Prior to the levy of rates and charges for fiscal year 1997/1998, an extensive review of 
the District was conducted to ensure full compliance with both the substantive and 
procedural requirements set forth in the California Constitution Article XIIID. This review 
resulted in the following: 

 General Benefit services and improvements were eliminated from the District 
rates and charges. These improvements and services included recreational 
services and programs, much of the arterial and park landscaping, arterial 
street lighting and traffic signals. 

 Services and improvements related to street maintenance and flood/drainage 
control were carefully reviewed and identified within the District. The existing 
cost and charges related to these improvements and services were identified 
as exempt from the substantive and procedural requirements of the 
Constitutional amendment. These improvements and services include 
portions of landscaped slopes, open space areas, park areas, detention and 
retention basins specifically identified as flood/drainage control areas; as well 
as local street sweeping services. Although the City provides street sweeping 
on arterial and major streets, this service was not funded through District 
charges prior to fiscal year 1997/1998 and therefore not included as part of 
the exempt charges. The rates and charges for flood/drainage control and 
street sweeping were fixed at the existing rates and method of calculation, 
which means the only increase in revenue for these services will be the result 
of parcel land use changes, parcel subdivisions, or annexations to the District. 

 Local improvements that provide special benefit to specific parcels were 
identified. These improvements included local parks, open space areas, 
perimeter and parkway landscaping, slope landscaping, and local street 
lighting and were identified and associated with specific Zones and the parcels 
within those Zones. At that time, there were eleven Zones (A through K), each 
representing regional areas of the District and the improvements and services 
provided in those areas. These local improvements and the costs associated 
with the improvements including personnel and administration were 
apportioned to each parcel benefiting from the specific improvements in each 
Zone to establish a maximum rate and charge. The property owners, through 
the required balloting process subsequently approved the maximum rate and 
charges for these improvements and services in each Zone. 
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In conjunction with establishing the maximum local improvement rate and 
charges in each of the Zones, the method of apportionment was reviewed and 
modified to directly reflect the special benefits provided to the properties within 
each Zone. Most of the local improvements and services are specifically 
related to the residential developments within the Zones including parcels 
within specific residential subdivisions, individual single family residential 
units, and multi-family residential units, however there are some exceptions 
such as Zone F (Rancon Business Center), which includes only commercial 
and industrial properties.  

Although the Community Services District has the authority to provide a wide range of 
services and improvements, it was recognized that as the City continues to grow, 
creating numerous benefit zones within the District to address specific local and special 
benefit improvements for new developments was not efficient. Therefore, in fiscal year 
1999/2000 the City began to establish Landscaping and Lighting Districts to address 
local improvements associated with most of these new developments. A new zone “Zone 
L” was established within the District to identify these properties and developments. 
Properties designated as “Zone L” continue to be subject to District rates and charges 
for flood/drainage control and street sweeping, but their local landscaping and lighting 
improvements are provided through a landscaping and lighting district. 
 
In fiscal year 2000/2001 “Zone M” was established within the District. This zone 
designation identified the territory annexed to the City and the District in February 1999 
and is commonly known as the Golden City/Murrieta Highlands area. Properties within 
this Zone are subject to exempt District charges (flood/drainage control and street 
sweeping). As this area develops, the improvement and services provided to this region 
of the City will likely require additional funding. This funding may be from other revenue 
sources or from an expansion and increase of the District charges. An increase to the 
District rates and charges would require property owner ballot proceedings. 
 
In fiscal year 2002/2003 “Zone N” was established within the District to designate the 
territory annexed to the City and the District in July 2002. Properties within this Zone are 
subject to exempt District charges (flood/drainage control and street sweeping). 
However, unlike Zone M, which was largely undeveloped at the time of annexation, this 
annexation territory was comprised of several existing commercial and residential 
developments. For most of the residential developments, local landscaping and lighting 
improvements were being funded by assessments through a County Service Area or the 
Valley-wide Park and Recreation District. Rather than establishing several new zones 
within the District for these special benefit improvements, the City converted the pre-
existing assessments to assessments levied under the provisions of the Landscaping 
and Lighting Act of 1972. These developments are now designated as Zone L and the 
remaining parcels within the annexation territory are included in Zone N. In conjunction 
with this annexation, the apportionment of rates and charges for flood/drainage control 
applied to mobile homes within a mobile home park or development was reduced from 
one (1.0) benefit units per mobile home to half (0.5) benefit units per mobile home. This 
modification is now applied to this Land Use classification throughout the District. This 
change did not impact or increase the rates and charges to any other Land Use 
classification. 
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IV. METHOD OF APPORTIONMENT 

A. GENERAL 

The revenues collected through District rates and charges will partially cover annual 
operation and maintenance costs, and administrative expenses related thereto, as 
stated in the Budget section of this Report. Since the rates and charges are for the 
annual operation, maintenance and servicing of the improvements, the cost of providing 
these improvements shall be established annually and there is no prepayment option 
afforded to the property owners. 

 

The CSD Code permits the establishment of rates and charges for the purpose of 
providing certain public improvements and services authorized for the Agency. The cost 
to provide services within the District is fairly distributed among each eligible parcel 
based on the services and improvements provided to that parcel. The formula used to 
determine rates and charges is based on the land use, size, development limitations, 
and development status of each parcel as compared to other parcels that benefit from a 
specific improvement or service. 
 
Section 4 of the Constitution requires that a parcel’s charge may not exceed the 
reasonable cost of the proportional special benefit conferred on that parcel and further 
requires that the District must separate the general benefits from the special benefits, 
only levying charges for special benefits. (The existing charges for streets and 
flood/drainage control services are considered exempt charges under the provisions of 
the Constitution unless the charge is increased). 

 

B. SPECIAL BENEFIT ANALYSIS 

The formula used for calculating the District charges reflects the composition of the 
parcels, the improvements and services provided, and fairly apportions the costs to each 
parcel. Pursuant to the provisions of the Constitution, properties may only be levied 
charges for improvements and services that are identified as either exempt charges or 
special benefit charges. 
 

Exempt Rates and Charges 
 

It has been determined that the rates and charges associated with flood/drainage 
control improvements and street sweeping services throughout the District were 
identified as exempt charges pursuant to the Constitution, Section 5a. The rates 
and method of apportionment established prior to the passage of Proposition 218 
shall be applied to the future charges for these services. The costs associated 
with streets and flood/drainage control related services and improvements have 
historically been levied as a district-wide service to specific property types. 
Because the rates and charges for these services and improvements are 
considered exempt, at their current rate they will continue to be spread district-
wide utilizing the existing Equivalent Benefit Unit (EBU) method of apportionment. 
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Special Benefit Rates and Charges (Local Improvements) 
 

The improvement and services identified and levied as local improvement 
charges in various Zones of the District enhance the desirability of the benefiting 
properties by the presence of well-maintained local parks, parkway landscaping, 
open space areas, street lighting and appurtenant facilities in close proximity to 
those properties. Having well-maintained local landscaping and local park 
improvements means that the assessed properties and property owners may 
enjoy the benefits of having such improvements associated with their property.  

 
The special benefits associated with landscape improvements, open space areas 
and local parks include: 

 The aesthetic value of green space. 

 Improved aesthetic appeal of nearby parcels. 

 Enhanced adaptation of the urban environment within the natural 
environment. 

 Improved erosion resistance. 

 Improved dust and debris control. 

 Enhanced availability and access to nearby open space areas, parks and 
facilities that are safe and well maintained for the local residents and their 
families. 

 Reduced noise and air pollution (environmental enhancement). 

 Enhanced sense of pride within the development and community. 

 Reduced property-related crimes (especially vandalism) against properties 
through the abatement of graffiti. 

 
The special benefits of local street lighting are the convenience, safety, and 
security of property, improvements, and goods. Specifically: 

 Enhanced deterrence of crime and the aid to police protection. 

 Increased nighttime safety on roads and highways. 

 Improved ability of pedestrians and motorists to see. 

 Improved ingress and egress to property. 

 Reduced vandalism and other criminal acts and damage to improvements or 
property. 

 Improved traffic circulation and reduced nighttime accidents and personal 
property loss. 

 Increased promotion of business during nighttime hours in the case of 
commercial properties. 

 
The preceding special benefits contribute to a specific enhancement and 
desirability of each of the benefiting parcels within the District Zones. 
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General Benefits 

Those services and improvements that were previously provided by the District 
but were considered (in whole or in part) to be a general benefit to the public at 
large are no longer levied through the District charges. These improvements and 
services included recreational services and programs, portions of the landscape 
improvements on arterial streets and within the community parks, arterial street 
lighting and traffic signals.  
 

C. RATE AND CHARGES METHODOLOGY 

Equivalent Benefit Units:  

To apportion property benefits equitably, it is necessary to relate the different 
types of parcels benefiting from specific improvements to each other. The 
Equivalent Benefit Unit (EBU) method of apportioning benefits is typically seen as 
the most appropriate and equitable methodology for maintenance type districts, 
as the benefit to each parcel from the improvements are apportioned as a function 
of land-use type, size, and development. This method of apportioning benefits 
typically uses the single-family home as the base unit of comparison (A single 
family home is assigned one EBU). Every other land-use is converted to EBU’s 
based on a formula that equates the property’s specific land-use to a single-family 
home and is considered appropriate for the improvements and service provided 
in this District. However, because the improvements provided and the properties 
benefiting from those improvements may vary, the weighting factors (EBU) 
applied to a particular Zone or improvement may be altered to appropriately 
reflect the proportional benefit to the properties. 
 
Every parcel in the District is assigned a weighting factor known as a Benefit Unit 
Factor (BUF). The BUF reflects the parcel’s land use and planned or potential 
development. Similar parcel types and development benefiting from the same 
improvements are assigned a similar BUF. The BUF factor in conjunction with 
each parcel’s specific characteristics such as size, number of units, development 
status, and development limitations is used to establish each parcel’s individual 
EBU. The EBU calculated for each parcel therefore provides a direct comparison 
to other parcels and proportional relationship of benefit received by each parcel 
from a specific improvement or group of improvements. Although some parcels 
may require special calculations due to specific development restrictions or 
unique circumstances, generally a parcel’s BUF, multiplied by its acres or units 
determines the parcel’s EBU. 

Parcel BUF x (Acre or Units) = Parcel EBU 

The Total Equivalent Benefit Units (EBU’s) in a Zone or for a specific improvement 
or service is the sum of the EBU’s for parcels that benefit from the improvements. 
Taking the Total Service Cost to be levied and dividing that amount by the Total 
EBU of the parcels benefiting from that specific service establish a Rate Per EBU 
for each service provided.  
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Total Service Cost / Total EBU (for Service) = Rate per EBU (for Service) 

This rate is then applied back to each parcel’s individual EBU to determine the 
parcel’s charge and proportionate benefit from that service.  

Parcel EBU x Rate per EBU (for Service) = Parcel Charge (for Service) 

A parcel's Total District charge is the accumulation of the services they receive 
benefit from, at the rate established for each service. Therefore, each parcel is 
charged for only the services they benefit from, and similar parcels receiving 
similar benefits will be charged the same amount. 

Parcel Total Charge = Sum of Applicable Charges for each Service 

Exempt Services 

The rates and charges calculated for flood/drainage control and street sweeping 
are identified as exempt charges and not subject to the substantive and 
procedural requirements of the Constitution, Article XIIID at the existing rate and 
method of apportionment. Changes in property development such as land use 
changes or parcel splits that facilitate changes in a parcel’s charges for these 
services are not considered new or increased charges. The following two tables 
provide the Benefit Unit Factors (BUF) and applicable multiplier used to calculate 
the EBU and charges applied to various property types for flood/drainage control 
within the District. 

 
Land Use/Equivalent Benefit Unit Calculations 

Property Type   

Land 
Use 

Code   

Benefit 
Unit 

Factor   Multiplier 
Vacant Commercial   CMV   0.5   Per Parcel 
Commercial Developed   COM   4.0   Per Acre 
Residential Multi-Family   MFR   1.0   Per Unit 
Vacant Multi-Family   MFV   0.5   Per Parcel 
Mobile Home Park   MHP   0.5   Per Unit 
Recreational   REC   2.0   Per Acre 
Residential Single-Family   SFR   1.0   Per Unit 
Vacant Single-Family   SFV   0.5   Per Parcel 
Commercial Under-Developed   UDC   2.0   Per Acre 
Residential Under-Developed   UDR   1.0   Per Unit 
Vacant Undefined    UDV   0.0   Per Parcel 
Government/Public Owned Property NON   0.0   Per Parcel 
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For Flood/Drainage Control 

Sample Calculations  
For Flood/Drainage Control Charges 

 

Property Type 

Land 
Use 

Code BUF x 
Acres 
Units = 

Parcel 
EBU x 

Charge 
per EBU = 

Parcel 
Charge 

Commercial 
Developed 

COM 4.0    x 1.85 = 7.40 x $39.72 = $293.92 

Residential Single-
Family 

SFR 1.0    x 1.00 = 1.00 x $39.72 = $39.72 

Residential Multi-
Family 

MFR 1.0    x 30.00 = 30.00 x $39.72 = $1,191.60 

Vacant Single-
Family 

SFV 0.5    x 1.00 = 0.50 x $39.72 = $19.86 

Vacant Undefined UDV 0.0    x 1.75 = 0.00 x $39.72 = $0.00 
 

Street sweeping charges are typically applied to residential developments, but 
there are some commercial developments, such as Zone F (Rancon Business 
Center) in which these charges are applicable. The street sweeping charge of 
$5.72 is applied equally to the parcels that receive this service regardless of the 
parcel’s size or development status (per parcel charge). 

Local Improvement and Services — Zone F 

The improvements and services identified as special benefits within Zone F 
(Rancon Business Center) include local street lighting and perimeter and parkway 
landscaping associated with this commercial development. 

 Local Street Lighting — Street lighting provides safety and security related 
benefits to properties. To this extent, it was determined that the properties 
within the Zone regardless of size or location benefit equally from street 
lighting. Therefore, the apportionment of special benefit shall be per parcel. 
Each benefiting parcel within the Zone will share equally in the costs 
associated with the streetlights. 

 Local Landscaping — The special benefits properties receive from 
landscaping are more related to the special enhancement of the property 
rather than safety and security and each parcel’s use and optimum 
development potential must be considered. Since the benefiting properties are 
zoned for commercial use, it was determined the most equitable 
apportionment of special benefit for landscape improvements should be based 
on the size of the property (reflective of potential use and benefit). The 
acreage of each parcel provides a proportional comparison of benefit received 
by each parcel in relationship to other parcels.  
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Government-owned land and public utility-owned property may not be excluded 
from charges unless they clearly derive no special benefit. As noted previously, 
the special benefits properties receive from the landscaping are directly related 
to aesthetics and special enhancement of the property. For street lighting the 
special benefits are safety and security related, and to a lesser degree 
enhancement of the property. Each parcel within Zone F has been carefully 
evaluated for current land use and potential uses. It has been determined that ten 
(10) of the parcels within Zone F currently do not receive identifiable benefits or 
special enhancement of the property from the landscaping improvements and are 
not charged. 

 
APN Acreage Property Description 

909-353-028 3.36 Common Area 
909-354-007 2.67 Common Area 
909-390-016 3.18 Common Area 
909-353-028 1.22 Common Area 
909-300-050 0.10 Non-Buildable sliver parcel (easement) 
909-300-046 0.44 Street Parcel (Beckman Court) 
909-300-047 0.39 Street Parcel (Kelvin Court) 
909-300-048 0.50 Street Parcel (Deere Court) 
909-352-011 0.89 Telephone relay station (GTE of California) 
909-300-056 4.36 Warm Springs Creek (Flood Channel) 

 
Nine (9) of the parcels listed above have no development potential, and include 
designated streets, common areas, a flood control channel, and a sliver parcel 
that is part of a street easement. The other property is a telephone substation 
which does not benefit from the improvements and clearly receives no special 
enhancement of the property. 
 
Similarly, twelve (12) of the existing one hundred nineteen (119) parcels within 
Zone F are not charged for street lighting improvements. These twelve (12) 
parcels include: 
 

APN Acreage Property Description 

909-300-016 0.30 
Bifurcated: (This parcel and 909-300-052 are 
charged as one lot) 

909-351-002 0.49 
Bifurcated: (This parcel and 909-351-001 are 
charged as one lot) 

909-301-003 1.22 Common Area 
909-353-028 3.36 Common Area 
909-354-007 2.67 Common Area 
909-390-016 3.18 Common Area 
909-352-011 0.89 Telephone relay station (GTE of California) 
909-300-050 0.10 Non-Buildable sliver parcel (easement) 
909-300-046 0.44 Street Parcel (Beckman Court) 
909-300-047 0.39 Street Parcel (Kelvin Court) 
909-300-048 0.50 Street Parcel (Deere Court) 
909-300-056 4.36 Warm Springs Creek (Flood Channel) 
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Nine (9) of the parcels listed above have no development potential and include 
designated streets, common areas, a flood control channel, and a sliver parcel 
that is part of a street easement. The remaining parcels include one (1) telephone 
substation and two (2) are part of bifurcated lots. A bifurcated lot is a single lot 
split by a tax rate area code into more than one APN. These parcels are treated 
as part of their larger corresponding parcel and are levied as one parcel for street 
lighting. 

Local Improvement and Services — Zones A, B, C, D, E, H, and I 

The local improvements and services that have been identified as special benefits 
in Zones A, B, C, D, E, H, and I provide a special benefit to only residential 
developments, including the parcels within specific residential tracts, individual 
single family residential units, and multi-family residential units. The local 
improvements and services provided by the District in these Zones are directly 
associated with improvements installed as part of the residential developments 
and Specific Plans.  

 Local parks — Residential properties within Zones A, B, C, D and H benefit 
from the local parks and open space areas provided in each respective Zone, 
(local parks are not associated with Zones E and I). Each parcel is charged at 
a minimum of one EBU (including vacant residential tract lots), and Multi-
family dwelling units are charged one EBU per Unit. Developed Residential 
parcels within a Zone but not within a tract development are charged for local 
parks if they are within similar proximity to the park improvements and benefit 
from those improvements. 

 Local landscaping— Residential properties within Zones A, B, C, D, E and 
H benefit from the local landscaping adjacent to their parcel or tract 
development within each Zone, (local landscaping for Zone I is provided by 
the Homeowner’s Association for properties in this Zone). Each parcel is 
charged at one EBU including Vacant Single-family residential tract lots and 
Multi-family residential parcels. Residential units or developments not 
adjacent to or associated with the improvements receive no special benefit 
and are not charged. 

 Local street lighting—the Residential Tracts within Zones A, B, C, D, E, H, 
and I have local streetlights that are provided and funded by District charges. 
These parcels receive special benefits from this improvement that is not 
provided by the District to other residential properties. No distinction is made 
between developed or vacant residential lots within a tract; each shares 
equally in the cost of local streetlights and is assigned one EBU per parcel. 
Residential parcels that have no in-tract street lighting are not charged for this 
improvement. 

Local Improvement and Services — Zones G, J, K, M and N 

Those properties identified within Zones G, J, K, M and N are not charged for 
local landscape improvements and services (landscaping, parks, and 
streetlights). The District does not currently maintain any specific local 
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improvements in these areas identifiable as local special benefits. As future 
development occurs in these areas and local improvements are installed, the 
affected properties could be reassigned to Zone L with their local improvements 
funded through a separate maintenance district. Any new or increased charge will 
be subject to both the substantive and procedural requirements of the 
Constitution. 

Local Improvement and Services —Zone L 

Those properties identified within Zone L are not charged for local landscape and 
lighting improvements and services through the District. Properties included in 
Zone L are part of a separate maintenance district and the local improvements 
that provide special benefits to these parcels are funded through a Landscaping 
and Lighting District. 
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V. DISTRICT BUDGETS 

The fiscal year 2025/2026 District Budgets are summarized in the following tables. 

District Budgets for 

(Zones: A, B, C, D and E) 

  
Note: The rates shown per EBU for Parks/Open Space, Food/Drainage Control, and Perimeter/Parkway 
are net of General Fund Contributions. Slight differences in totals are due to rounding. 

  

 Zone A Zone B Zone C Zone D Zone E
Budget Item Amount Amount Amount Amount Amount
      

Local Parks and Open Space $98,578.41 $223,784.11 $18,937.54 $50,490.00 $0.00

Perimeter and Parkway Maintenance 91,994.18 171,092.08 18,937.54 39,166.28 8,744.34

Reserve/Improvement Fund 0.00 0.00 0.00 0.00 0.00

Total Landscape Maintenance $190,572.59 $394,876.19 $37,875.08 $89,656.28 $8,744.34

Local Streetlights 91,340.51 203,832.08 18,645.27 66,949.36 18,600.00

Total Local Benefit Service Costs $281,913.11 $598,708.26 $56,520.35 $156,605.64 $27,344.33

Fund Balance Contribution 0.00 (135,733.72) (14,486.26) 0.00 0.00

General Fund Contribution (93,341.79) 0.00 0.00 (55,227.70) (12,920.27)

Balance To Levy (Local Benefit) $188,571.32 $462,974.54 $42,034.30 $101,377.93 $14,424.06

EBU (Parks/Open Space) 2,665.00 7,840.00 515.00 2,764.00 0.00

Rate per EBU (Parks/Open Space) $29.08 $17.28 $29.74 $4.80 $0.00

EBU (Perimeter/Parkway) 2,487.00 5,994.00 515.00 2,144.10 427.00

Rate per EBU (Perimeter/Parkway) $21.66 $29.64 $28.86 $18.14 $10.76

EBU (Streetlights) 2,485.00 6,509.00 515.00 2,138.00 427.00

Rate per EBU (Streetlights) $23.02 $23.02 $23.02 $23.02 $23.02

Maximum & Applied Levy Rate (Local Benefit) $73.76 $69.94 $81.62 $45.96 $33.78

Flood/Drainage Control $167,374.57 $462,547.50 $28,009.98 $158,853.19 $23,278.19

Street Sweeping 14,219.92 38,032.28 2,951.52 12,280.84 2,442.44

Reserve/Improvement Fund 0.00 0.00 0.00 0.00 0.00

Total Exempt Service Costs $181,594.49 $500,579.78 $30,961.50 $171,134.03 $25,720.63

General Fund Contribution (45,140.24) (124,747.17) (7,554.18) (42,842.06) (6,278.03)

Balance To Levy (Exempt Services) $136,454.25 $375,832.61 $23,407.32 $128,291.97 $19,442.60

EBU (Flood/Drainage Control) 3,077.40 8,504.54 515.00 2,920.72 428.00

Rate per EBU (Flood/Drainage Control) $39.72 $39.72 $39.72 $39.72 $39.72

EBU (Street Sweeping) 2,486.00 6,649.00 516.00 2,147.00 427.00

Rate per EBU (Street Sweeping) $5.72 $5.72 $5.72 $5.72 $5.72

Maximum Levy Rate (Exempt Services) $45.44 $45.44 $45.44 $45.44 $45.44

Balance To Levy (All Services) $325,025.57 $838,807.15 $65,441.62 $229,669.91 $33,866.66

 Maximum Rate (All Applicable Service) $119.20 $115.38 $127.06 $91.40 $79.22
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District Budgets for 

(Zones: F, G, H, I and J)  

 
Note: The rates shown per EBU for Parks/Open Space, Food/Drainage Control, and Perimeter/Parkway 
are net of General Fund Contributions. Slight differences in totals are due to rounding. 

 
  

Zone F Zone G Zone H Zone I Zone J
Budget Item Amount Amount Amount Amount Amount
      

Local Parks and Open Space $0.00 $0.00 $94,346.02 $0.00 $0.00

Perimeter and Parkway Maintenance 49,788.95 0.00 94,346.02 0.00 0.00

Reserve/Improvement Fund 0.00 0.00 0.00 0.00 0.00

Total Landscape Maintenance $49,788.95 $0.00 $188,692.05 $0.00 $0.00

Local Streetlights 7,629.54 0.00 31,858.50 4,695.32 0.00

Total Local Benefit Service Costs $57,418.49 $0.00 $220,550.55 $4,695.32 $0.00

Fund Balance Contribution (3,580.42) 0.00 0.00 (22.26) 0.00

General Fund Contribution 0.00 0.00 (84,721.01) 0.00 0.00

Balance To Levy (Local Benefit) $53,838.06 $0.00 $135,829.54 $4,673.06 $0.00

EBU (Parks/Open Space) 0.00 0.00 457.00 0.00 0.00

Rate per EBU (Parks/Open Space) $0.00 $0.00 $181.74 $0.00 $0.00

EBU (Perimeter/Parkway) 75.32 0.00 457.00 0.00 0.00

Rate per EBU (Perimeter/Parkway) $682.70 $0.00 $92.46 $0.00 $0.00

EBU (Streetlights) 105.00 0.00 457.00 203.00 0.00

Rate per EBU (Streetlights) $23.02 $0.00 $23.02 $23.02 $0.00

Maximum & Applied Levy Rate (Local Benefit) $705.72 $0.00 $297.22 $23.02 $0.00

Flood/Drainage Control $15,020.96 $569,481.68 $24,855.45 $11,040.83 $29,315.30

Street Sweeping 612.04 10,233.08 2,614.04 1,161.16 3,111.68

Reserve/Improvement Fund 0.00 0.00 0.00 0.00 0.00

Total Exempt Service Costs $15,633.00 $579,714.76 $27,469.49 $12,201.99 $32,426.98

General Fund Contribution (4,051.09) (153,586.88) (6,703.41) (2,977.67) (7,906.22)

Balance To Levy (Exempt Services) $11,581.91 $426,127.88 $20,766.08 $9,224.32 $24,520.76

EBU (Flood/Drainage Control) 276.18 10,470.66 457.00 203.00 539.00

Rate per EBU (Flood/Drainage Control) $39.72 $39.72 $39.72 $39.72 $39.72

EBU (Street Sweeping) 107.00 1,789.00 457.00 203.00 544.00

Rate per EBU (Street Sweeping) $5.72 $5.72 $5.72 $5.72 $5.72

Maximum Levy Rate (Exempt Services) $45.44 $45.44 $45.44 $45.44 $45.44

Balance To Levy (All Services) $65,419.97 $426,127.88 $156,595.62 $13,897.38 $24,520.76

 Maximum Rate (All Applicable Service) $751.16 $45.44 $342.66 $68.46 $45.44
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District Budgets for 

(Zones: K, L, M, N, and the District Totals)  

 
Note: The rates shown per EBU for Parks/Open Space, Food/Drainage Control, and Perimeter/Parkway 
are net of General Fund Contributions. Slight differences in totals are due to rounding. 

* This rate is not applied to parcels located within the boundaries of Landscape and Lightning No.15 (Greer 
Ranch). 

 

Zone K Zone L Zone M Zone N District
Budget Item Amount Amount Amount Amount Totals
      

Local Parks and Open Space $0.00 $0.00 $0.00 $0.00 $486,136.07

Perimeter and Parkway Maintenance 0.00 0.00 0.00 0.00 474,069.39

Reserve/Improvement Fund 0.00 0.00 0.00 0.00 0.00

Total Landscape Maintenance $0.00 $0.00 $0.00 $0.00 $960,205.47

Local Streetlights 0.00 0.00 0.00 0.00 443,550.57

Total Local Benefit Service Costs $0.00 $0.00 $0.00 $0.00 $1,403,756.04

Fund Balance Contribution 0.00 0.00 0.00 0.00 (153,822.67)

General Fund Contribution 0.00 0.00 0.00 0.00 (246,211.77)

Balance To Levy (Local Benefit) $0.00 $0.00 $0.00 $0.00 $1,003,722.82

EBU (Parks/Open Space) 0.00 0.00 0.00 0.00 14,241.00

Rate per EBU (Parks/Open Space) $0.00 $0.00 $0.00 $0.00  

EBU (Perimeter/Parkway) 0.00 0.00 0.00 0.00 12,099.42

Rate per EBU (Perimeter/Parkway) $0.00 $0.00 $0.00 $0.00  

EBU (Streetlights) 0.00 0.00 0.00 0.00 12,839.00

Rate per EBU (Streetlights) $0.00 $0.00 $0.00 $0.00  

Maximum & Applied Levy Rate (Local Benefit) $0.00 $0.00 $0.00 $0.00  

Flood/Drainage Control $3,943.15 $295,019.56 $132,359.38 $403,938.67 $2,325,038.40

Street Sweeping 417.56 26,660.92 9,969.96 27,764.88 152,472.32

Reserve/Improvement Fund 0.00 0.00 0.00 0.00 0.00

Total Exempt Service Costs $4,360.71 $321,680.48 $142,329.34 $431,703.55 $2,477,510.72

General Fund Contribution (1,063.45) (79,565.57) (35,696.78) (108,940.61) (627,053.36)

Balance To Levy (Exempt Services) $3,297.26 $242,114.91 $106,632.55 $322,762.94 $1,850,457.36

EBU (Flood/Drainage Control) 72.50 5,424.32 2,433.60 7,426.94 42,748.87

Rate per EBU (Flood/Drainage Control) $39.72 $39.72 $39.72 $39.72  

EBU (Street Sweeping) 73.00 4,661.00 1,743.00 4,854.00 26,656.00

Rate per EBU (Street Sweeping) $5.72 $5.72 * $5.72 $5.72  

Maximum Levy Rate (Exempt Services) $45.44 $45.44 $45.44 $45.44  

Balance To Levy (All Services) $3,297.26 $242,114.91 $106,632.55 $322,762.94 $2,854,180.17

 Maximum Rate (All Applicable Service) $45.44 $45.44 $45.44 $45.44 N/A
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APPENDIX A — TRACTS CHARGED FOR STREET SWEEPING 
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APPENDIX A — TRACTS CHARGED FOR STREET SWEEPING 
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APPENDIX A — TRACTS CHARGED FOR STREET SWEEPING 
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APPENDIX A — TRACTS CHARGED FOR STREET SWEEPING 
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APPENDIX B — TRACTS CHARGED FOR LOCAL LANDSCAPING 
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APPENDIX B — TRACTS CHARGED FOR LOCAL LANDSCAPING 
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APPENDIX C — TRACTS CHARGED FOR LOCAL PARKS 
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APPENDIX C — TRACTS CHARGED FOR LOCAL PARKS 
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APPENDIX D — TRACTS CHARGED FOR LOCAL STREET LIGHTS 
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APPENDIX D — TRACTS CHARGED FOR STREET LIGHTS 
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APPENDIX E — DISTRICT BOUNDARY MAPS 
 
The Boundary Diagram for the District is coterminous with the City boundary and is available 
for inspection at the City Clerk’s Office and by reference is made part of this Report. The City 
Boundary Map and the Assessment Roll contained in this Report constitute the Assessment 
Diagram for the District. 
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