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I. OVERVIEW 

A. INTRODUCTION 

The City of Woodland (“City”) annually levies and collects special assessments in 
order to maintain the improvements within the Gibson Ranch Landscaping and 
Lighting District (“District”). The District was formed in 1995 and annual 
assessments are levied pursuant to the Landscape and Lighting Act of 1972, Part 
2 of Division 15 of the California Streets and Highways Code (“1972 Act”).  
 
This Engineer’s Annual Levy Report (“Report”) describes the District, any 
annexations, or changes to the District including substantial changes to the District 
improvements, and the proposed assessments for fiscal year 2023/2024. The 
proposed assessments are based on the historical and estimated cost to maintain 
the improvements that provide special benefits to properties within the District. The 
costs of improvements and the annual levy include all expenditures, deficits, 
surpluses, revenues, and reserves. Each parcel is assessed proportionately for 
only those improvements provided and for which the parcel receives benefit based 
on an established apportionment. 
 
The word “parcel,” for the purposes of this Report, refers to an individual property 
assigned its own Assessment Number by the County of Yolo Assessor’s Office. 
The County of Yolo Auditor/Controller uses Assessment Numbers and specific 
Fund Numbers, to identify on the tax roll, properties assessed for special district 
benefit assessments. 
 
Following consideration of public comments and written protests at a noticed public 
hearing, and review of the Report, the City Council may order amendments to the 
Report or confirm the Report as submitted. Following final approval of the Report, 
and confirmation of the assessments, the Council may order the levy and collection 
of assessments for fiscal year 2023/2024 pursuant to the 1972 Act. In such case, 
the assessment information will be submitted to the County Auditor/Controller, and 
included on the property tax roll for each benefiting parcel for fiscal year 
2023/2024. 
 
B. COMPLIANCE WITH CURRENT LEGISLATION 

 
Pursuant to the 1972 Act, the City Council annually conducts a public hearing to 
accept property owner and public comments and testimony, to review the 
Engineer’s Report and approve the annual assessments to be levied on the County 
tax roll for the fiscal year. All assessments contained in this Report and to be 
approved by the City Council have been prepared in accordance with the 1972 Act 
and are in compliance with the provisions of the California Constitutional Article 
XIIID (hereafter referred to as XIIID) (Proposition 218). 
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The City has reviewed the provisions of Article XIIID and has made the following 
findings and determinations: 
 
Pursuant to Article XIIID Section 5, certain existing assessments are exempt from 
the substantive and procedural requirements of Article XIIID Section 4 and 
property owner balloting for the assessments is not required until such time that 
the assessments are increased. Specifically, the improvements and the annual 
assessment for maintaining the District improvements were part of the original 
conditions of development and approved by the original property owner 
(developer). As such, pursuant to Article XIIID Section 5 (b), the existing 
assessments were approved by all the property owners at the time the assessment 
was created (originally imposed pursuant to a 100% landowner petition). 
Therefore, the pre-existing assessment amounts (Assessment Rates including the 
Annual Maximum Assessment Cap Formula so approved) are identified as exempt 
from the procedural requirements of Article XIIID Section 4. 

 
The provisions of Article XIIID do not alter the non-conflicting provisions of the 
1972 Act. As such, the Method of Apportionment described in this Report utilizes 
commonly accepted assessment engineering practices consistent with the 1972 
Act and the provisions of the Article XIIID. The proposed assessments for the 
current fiscal year are less than the adjusted maximum assessment rate previously 
approved and adopted for the District.  The application of this adjusted maximum 
assessment rate for the various land uses within the District is described in more 
detail in Section III. D. of this report.  Any proposed assessment that exceeds the 
adjusted maximum assessment rate is considered an increased assessment.  
Pursuant to the provisions of Article XIIID, all new or increased assessments (the 
incremental increase) are subject to both the substantive and procedural 
requirements of Article XIIID Section 4. 
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II. DESCRIPTION OF THE DISTRICT  

A. BOUNDARIES OF THE DISTRICT 

The District is located in the southeast portion of the City generally: 

• South of Interstate 5; and,  

• West of County Road 102; and,  

• East of County Road 101; and, 

• North of Gibson Road.   
 
The District consists of all parcels located in the subdivisions known as Gibson 
Ranch. 
 
B. DESCRIPTION OF THE DISTRICT IMPROVEMENTS AND SERVICES 

 
The District provides and ensures the continued maintenance, servicing, 
administration and operation of various landscape and lighting improvements, and 
associated appurtenances that benefit parcels within the District. The assessable 
parcels receive benefit from 7.6 acres of parks and recreation facilities throughout 
the District; sound walls; 50 arterial and collector street lights; 83 neighborhood 
street lights; entry way and parkway landscaping, arterial and collector street 
landscaping; street trees and all appurtenant facilities associated with those 
improvements. The District through annual assessments budgeted and reviewed 
each fiscal year funds the continued maintenance of these improvements. 
 
The improvements may include, but are not limited to ground cover, turf, shrubs, 
trees, gardens, irrigation and drainage systems, play areas and play equipment, 
picnic areas, park facilities, street lighting facilities, electrical systems, sound walls 
and associated appurtenances. The services provided include all necessary 
operations, administration and maintenance required to keep the improvements in 
a healthy, vigorous, and satisfactory condition including all labor, maintenance 
materials and equipment, utilities, and administration costs associated with the 
improvements and the District. 
 
All assessable parcels identified as being within the District, share in both the costs 
and the benefits of the improvements. The costs associated with the improvements 
are equitably spread among benefiting parcels within the District. Only parcels that 
receive special benefit from the improvements are assessed, and each parcel is 
assessed in proportion to the estimated benefit received. The funds collected are 
dispersed and used for only the services and operation provided by the District. 

C. IMPROVEMENTS AUTHORIZED BY THE 1972 ACT 

As applicable or may be applicable to this proposed District, the 1972 Act defines 
improvements to mean one or any combination of the following: 
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• The installation or planting of landscaping. 

• The installation or construction of statuary, fountains, and other 
ornamental structures and facilities. 

• The installation or construction of public lighting facilities. 

• The installation or construction of any facilities which are appurtenant to 
any of the foregoing or which are necessary or convenient for the 
maintenance or servicing thereof, including, but not limited to, grading, 
clearing, removal of debris, the installation or construction of curbs, 
gutters, walls, sidewalks, or paving, or water, irrigation, drainage, or 
electrical facilities. 

• The maintenance or servicing, or both, of any of the foregoing. 

• The acquisition of any existing improvement otherwise authorized 
pursuant to this section. 

Incidental expenses associated with the improvements including, but not 
limited to:  

• The cost of preparation of the report, including plans, specifications, 
estimates, diagram, and assessment;  

• The costs of printing, advertising, and the publishing, posting and 
mailing of notices;  

• Compensation payable to the County for collection of assessments;  

• Compensation of any engineer or attorney employed to render services;  

• Any other expenses incidental to the construction, installation, or 
maintenance and servicing of the improvements;  

• Any expenses incidental to the issuance of bonds or notes pursuant to 
Section 22662.5. 

• Costs associated with any elections held for the approval of a new or 
increased assessment. 

The 1972 Act defines "Maintain" or "Maintenance" to mean furnishing of 
services and materials for the ordinary and usual maintenance, operation, 
and servicing of any improvement, including: 

• Repair, removal, or replacement of all or any part of any improvement. 

• Providing for the life, growth, health, and beauty of landscaping, 
including cultivation, irrigation, trimming, spraying, fertilizing, or treating for 
disease or injury. 

• The removal of trimmings, rubbish, debris, and other solid waste. 

• The cleaning, sandblasting, and painting of walls and other 
improvements to remove or cover graffiti. 
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III. METHOD OF APPORTIONMENT 

A. GENERAL 

The 1972 Act permits the establishment of assessment districts by agencies 
for the purpose of providing certain public improvements that include the 
construction, maintenance and servicing of public lights, landscaping and 
appurtenant facilities. The 1972 Act further requires that the cost of these 
improvements be levied according to benefit rather than assessed value: 

 

“The net amount to be assessed upon lands within an assessment district 
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.” 

 

The formula used for calculating assessments in this District therefore reflects 
the composition of the parcels, and the improvements and services provided, 
to fairly apportion the costs based on benefit to each parcel. 
 

California Constitution 

The costs to operate and maintain the District improvements are identified and 
allocated to properties within the District based on special benefit. The 
improvements provided and for which properties are to be assessed are 
identified as local landscaping and lighting improvements and related amenities 
that were installed in connection with the development of the properties and/or 
would otherwise be required for the development of those properties. The 
District assessments and method of apportionment is based on the premise 
that these improvements would otherwise not have been required without the 
development or planned development of those parcels. 

Article XIIID Section 2 (d) defines District as follows: 

“District means an area determined by an agency to contain all parcels 
which will receive a special benefit from a proposed public improvement or 
property-related service”;  

Article XIIID Section 2 (i) defines Special Benefit as follows: 

“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. General enhancement of property value does not constitute 
“special benefit.” 

Article XIIID Section 4 (a) defines proportional special benefit assessments as 
follows: 
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“An agency which proposes to levy an assessment shall identify all parcels 
which will have a special benefit conferred upon them and upon which an 
assessment will be imposed. The proportionate special benefit derived by 
each identified parcel shall be determined in relationship to the entirety of 
the capital cost of a public improvement, the maintenance and operation 
expenses of a public improvement, or the cost of the property related 
service being provided. No assessment shall be imposed on any parcel 
which exceeds the reasonable cost of the proportional special benefit 
conferred on that parcel.”  

 
To identify and determine the proportional special benefit to each parcel within 
the District, it is necessary to consider the entire scope of the improvements 
provided as well as the properties that benefit from those improvements. The 
improvements and the associated costs described in this Report, have been 
reviewed, identified and allocated based on a benefit rationale and calculations 
that proportionally allocate the net cost of only those improvements determined 
to be of special benefit to properties within the District. The various public 
improvements and the associated costs have been identified as either “general 
benefit” (not assessed) or “special benefit”. 
 

California Constitution Article XIIID Assessment Exemption 

 

In accordance with the California Constitution Article XIIID Section 5, certain 
assessments existing on the effective date of Article XIIID (July 1, 1997), shall 
be exempt from the procedures and approval process set forth in Section 4 of 
Article XIIID of the Constitution. Prior to levying the District assessments for 
Fiscal Year 1997/1998, the City carefully reviewed the District improvements 
and the corresponding assessments and determined that the assessments 
being levied and collected annually for this District were part of the original 
conditions of development and approved by the developer (a 100% landowner 
petition). Therefore, the City determined that the existing District assessments 
shall be exempt from the procedures and approval process set forth in Section 
4 of Article XIIID pursuant to Section 5 (b): 

“Any assessment imposed pursuant to a petition signed by the persons owning 
all of the parcels subject to the assessment at the time the assessment is 
initially imposed.  Subsequent increases in such assessments shall be subject 
to the procedures and approval process set forth in Section 4.” 

As such, the existing assessment rates including the annual maximum 
assessment cap formula for this District that was previously approved and in 
place prior to the July 1, 1997 effective date of Article XIIID and are exempt 
from the procedural and approval process set forth in Article XIIID Section 4 
until such time that the assessment is increased above the adjusted annual 
maximum assessment rates for the existing parcels. It has also been 
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determined that the properties within the District are proportionally assessed 
for only improvements that provide a special benefit to those properties and 
therefore the assessments meet the substantive requirements of Article XIIID. 
Properties which may be annexed to the District in the future, if any, would be 
subject to a new assessment and such assessments must comply with the 
procedural and approval process set forth in Article XIIID Section 4. 
 
B. BENEFIT ANALYSIS 

 
The local improvements provided by this District and for which properties will 
be assessed have been identified as necessary, desired and/or required for the 
orderly development of the properties within the District to their full potential, 
consistent with the development plans and applicable portions of the City’s 
General Plan. 

Special Benefits 

Landscaping Special Benefits 

The ongoing maintenance of the local landscaped areas within the District 
provide aesthetic benefits to the properties within the District providing a more 
pleasant environment to walk, drive, live, and work. The primary function of 
these landscape improvements and related amenities is to serve as an 
aesthetically pleasing enhancement and green space for the benefit of the 
immediately surrounding properties and developments for which the 
improvements were constructed and installed and/or were facilitated by the 
development or potential development of the properties within the District. 
These improvements are an integral part of the physical environment 
associated with the parcels in the District and while some of these 
improvements may in part be visible to properties outside the District and/or 
occasionally accessed by the general public as is the case with the landscaped 
areas within parks, collectively if these improvements are not properly 
maintained, it is the parcels within the District that would be aesthetically 
burdened. Additionally, the local street landscaping serves as a pleasant 
aesthetic amenity that enhances the approach to the parcels and in many 
cases, serve as both a physical buffer as well as a sound reduction buffer 
between the roadways and the properties in the District. Likewise, the 
landscaped areas in this District may include or incorporate various landscaped 
parks, green spaces, slopes, or trails that provide visually pleasing open space 
areas that serve as an extension of the physical attributes of the parcels 
assessed, such as their front or rear yards and provide a greater opportunity 
for recreation. As a result, the maintenance of these landscaped improvements 
provides particular and distinct benefits to the properties and developments 
within the District.  
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Park Special Benefits 

Parks and related amenities provide properties within the District the special 
benefit of nearby access to recreational facilities and spaces which are too 
specialized and/or large to be maintained within the individual properties and 
would be cost prohibitive to include within individual property development, 
including: 

• Exercise facilities/space such as sports complexes, parkland areas and 
trails not typically found on individual parcels. 

• Substantial outdoor areas increase the available recreational space and 
outdoor facilities, (picnic areas, playground equipment, open turf areas, 
sports fields and full-size courts, etc.), that are typically limited on individual 
parcels.  

• Facilities (activity centers, parks) available for large gatherings, meetings 
and community events that could otherwise not be accommodated by the 
individual properties. 

These facilities expand the use of each property within the District by providing 
these properties with access to desirable recreational facilities beyond those 
that can conveniently be included on a home or businesses lot. The common-
use development of these facilities through the District, frees property owners 
from the burden of having to provide extensive privately-owned recreation 
facilities or having a property that lacks access to such facilities. The availability 
and proximity of the facilities is a distinct special benefit to the assessed parcels 
because the assessed parcels, unlike parcels outside the District are within the 
immediate service area of the facilities and can easily use the facilities as a 
substitute for (and enhancement of) recreational facilities that would otherwise 
need to be provided on the parcel (or simply foregone).  Because each 
assessed parcel is in close proximity to the improvements and facilities, these 
park and recreation improvements are like an extension of the front and back 
lawns of the parcels. They are not remote, but available for frequent and 
everyday use with minimal travel.  

 

Street Lighting Special Benefits 

Likewise, street lighting in the District is primarily useful for illuminating the 
streets that provide access to the properties in the District as well as the 
sidewalks and parking lanes associated with those properties. While it is 
recognized that street lights and traffic signals serve in part to enhance traffic 
safety, installation and construction of street lights are for the most part, 
required by the development of properties and these improvements provide 
three main special benefits to those properties: (i) property security benefit, (ii) 
pedestrian safety benefit, and (iii) parkway/roadway access benefit. 
Furthermore, because traffic circulation in the City is largely the result of local 
traffic to and from these properties by the property owners and guests, it is 
reasonable to assume that these properties derive a particular and distinct 
benefit from the local street lights that support the safe access to the properties 
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and essentially all pedestrians and parking vehicles in the lit areas will, after 
dark, be directly associated with the assessed properties. As a result, the 
maintenance of the local street lighting improvements is a particular and distinct 
benefit to the properties and developments within the District. 

Collectively these landscaping and lighting improvements and related 
assessments enhance the security, overall use, presentation and marketability 
of the properties, and ensure the long-term cost-efficiency of services that is 
obtained through the City provided maintenance (economy of scale), and the 
regulatory restrictions on future cost increases. 

The annual assessments outlined in this Report are based on the estimated 
costs to provide necessary services, operation, administration, and 
maintenance required to ensure the satisfactory condition and quality of each 
improvement.  
 
The special benefits associated with the parks and landscaping improvements 
are specifically: 

• Enhanced desirability of properties through association with the 
improvements. 

• Improved aesthetic appeal of properties within the District providing a 
positive representation of the area. 

• Enhanced adaptation of the urban environment within the natural 
environment from adequate green space and landscaping. 

• Environmental enhancement through improved erosion resistance, and 
dust and debris control. 

• Increased sense of pride in ownership of property within the District 
resulting from well-maintained improvements associated with the 
properties. 

• Reduced criminal activity and property-related crimes (especially 
vandalism) against properties in the District through well-maintained 
surroundings and amenities. 

• Enhanced environmental quality of the parcels by moderating 
temperatures, providing oxygenation and attenuating noise. 

 
The special benefits of 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. 
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• Improved traffic circulation and reduced nighttime accidents and 
personal property loss. 

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

 
All of the preceding special benefits contribute to a specific enhancement and 
desirability of each of the assessed parcels within the District.  
 
C. ASSESSMENT METHODOLOGY 

 
Pursuant to the 1972 Act, the costs of the District may be apportioned by any 
formula or method, which fairly distributes the net amount to be assessed, 
among all assessable parcels in proportion to the estimated special benefits to 
be received by each such parcel from the improvements. The special benefit 
formula used within the District should reflect the composition of the parcels, 
and the improvements and services provided, to fairly proportion the costs 
based on estimated special benefit to each parcel. 
 
The cost to provide maintenance and services of the improvements within the 
District are fairly and equitably distributed among each assessable parcel 
based upon the estimated special benefit received by each parcel.  

 
Equivalent Dwelling Units - To equitably spread special benefit to each 
parcel, it is necessary to establish a relationship between the various types 
of properties within the District and the improvements that benefit those 
properties. Each parcel within the District is assigned an Equivalent 
Dwelling Unit (“EDU”) factor that reflects its land use, size and development 
or, development potential. Parcels that receive special benefit from the 
various District improvements are proportionately assessed for the cost of 
those improvements based on their calculated EDU. The EDU method of 
assessment for this District uses the Single Family Residential parcel as the 
basic unit of assessment. A Single Family Residential parcel equals one (1) 
EDU. Every other land-use is assigned an EDU factor based on an 
assessment formula that equates the property’s specific land-use and 
relative special benefits compared to the Single Family Residential parcel.  
 
The EDU method of apportioning special benefits is typically seen as the 
most appropriate and equitable assessment methodology for districts 
formed under the 1972 Act, as the benefits to each parcel from the 
improvements is apportioned as a function of land-use type, size, and 
development. The following table provides a listing of land use types, the 
EDU factors applied to that land use and the multiplying factor used to 
calculate each parcel’s individual EDU for each improvement provided in 
the District. 
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LAND USES AND EQUIVALENT DWELLING UNITS 
 

  Park and 
Recreation 
Facilities 

Arterial and Collector  Neighborhood 
Street 

Lighting Multiplier Land Use 
Landscaping 

Facilities 
Lighting 
Facilities 

Single Family Residential 1.000 1.000 1.000 1.000 Units 

Multi-Family Residential 0.670 N/A 0.700 N/A Units 

Commercial/Institution 2.070 N/A 15.250 N/A Acreage 

Single Family Vacant 0.500 0.500 0.500 N/A Per Planned Unit 

Multi Family Vacant 0.330 N/A 0.350 N/A Per Planned Unit 

Commercial Vacant 1.040 N/A 7.625 N/A Acreage 

 
EDU Application by Land Use 

 
Single Family Residential - This land use type is charged 1.0 EDU per 
Unit, for all improvements within the District. This is the base value that all 
other land use types are compared and weighted against (i.e. EDU). 

Multi-family Residential - This land use type is charged 0.670 EDU per 
Unit, for Park and Recreation Facilities, and 0.700 EDU per Unit for Arterial 
and Collector Street Lighting Facilities. Multifamily Residential parcels are 
not assessed for Arterial and Collector Street Landscaping Facilities, 
Neighborhood Street Lighting and Neighborhood Street Trees. 

Commercial/Institution - This land use type is charged at 2.07 EDU per 
acre for Park and Recreation Facilities; and 15.250 EDU per acre for Arterial 
and Collector Street Lighting Facilities. Commercial/Institution parcels are 
not assessed for Arterial and Collector Street Landscaping Facilities, 
Neighborhood Street Lighting and Neighborhood Street Trees. 

Single Family Vacant - This land use type is charged at 0.5 EDU per 
Planned Unit for Park and Recreation Facilities; Arterial and Collector Street 
Lighting Facilities; and Arterial and Collector Street Landscaping Facilities. 
Single Family Vacant parcels are not assessed for Neighborhood Street 
Lighting and Neighborhood Street Trees. 

Multi-family Vacant - This land use type is charged at 0.33 EDU per 
Planned Unit for Park and Recreation Facilities; and 0.35 EDU per Planned 
Unit for Arterial and Collector Street Lighting Facilities. Multifamily Vacant 
parcels are not assessed for Arterial and Collector Street Landscaping 
Facilities, Neighborhood Street Lighting and Neighborhood Street Trees. 

Commercial Vacant - This land use type is charged 1.04 EDU per Acre for 
Park and Recreation Facilities; and 7.625 EDU per Acre for Arterial and 
Collector Street Lighting Facilities. Commercial Vacant parcels are not 
assessed for Arterial and Collector Street Landscaping Facilities, 
Neighborhood Street Lighting and Neighborhood Street Trees. 
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D. ASSESSMENT RANGE FORMULA 
 

Any new or increased assessments require certain noticing and meeting 
requirements by law. Legislative changes of the Brown Act in 1993/1994 
changed the definition of the term “new or increased assessment” to exclude 
certain conditions. These conditions included “any assessment that does not 
exceed an assessment formula or range of assessments previously adopted 
by the agency or approved by the voters in the area where the assessment is 
imposed.” This definition for a new or increased assessment was also 
addressed in Senate Bill 919 (the implementing legislation for Proposition 218). 
 
When the District was formed in 1995, an Assessment Range Formula was 
adopted as part of the annual assessments and is applied to all future 
assessments within the District. The purpose of establishing an Assessment 
Range Formula is to provide for reasonable increase and inflationary 
adjustment to annual assessments without requiring costly noticing and mailing 
procedures, which could add to the District costs and assessments. The 
following describes the Assessment Range Formula: 
 
The maximum amount of assessment per parcel in 1995 dollars that could be 
levied in any fiscal year in compliance with the notice requirements of the State 
of California Government Code Section 54954.6, Subsection (a) is calculated 
using the formula indicated below. These maximum amounts are increased in 
the formula by an inflation factor using the Engineering News Record Common 
Labor Cost Index (CCI) within the Construction Cost (CC) beginning at the year 
of adoption of 1995. 

Annual Maximum Assessment Cap Formula 

If,  

1) prior to June 30, 2005 (assumed build out); or 
2) a notice of the annual hearing that contains those items described in 

Government Code Section 54954.6 (c) (2) is mailed to all owners of property 
within the assessment district at least 45 days prior to the hearing; 

Then, the maximum amount shall be: 

((Starting Assessment Fiscal Year 1995/1996) + (Annual Increase Factor x 
Number of Years since 1995)) x (Engineering News Record Common Labor 
Cost Index Inflation Factor (CC Jan. - Year/CC Jan. - 95)) 

Otherwise, 

the maximum amount shall be the assessment amount in the prior year. 

A further explanation of the annual Assessment District budgeting process and 
Annual Maximum Assessment Cap Formula, which was part of the City’s staff 
report to the City Council at the public hearing on January 3, 1995, during which 
the City Council adopted the amended Engineering Report, which included 
Appendix D. Annual Maximum Assessment Cap formula in Appendix D is 
summarized below.   
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The Annual Maximum Assessment Cap Formula has two components: 
 

(1) A fixed “Planned Scope Increase” factor to account for the phase-in, 
over a projected 10 year period of public facilities being maintained by 
the District. This factor allows for the orderly and known increases that 
are expected to occur between formation of the District and the year 
2005 (build out). The Maximum Assessments due to this factor are 
shown in Table A below. 

 
(2) A variable “Cost of Services” factor to account for changes (up or down) 

in the costs of goods and services. This factor allows the District to 
continue to provide the same scope of services, despite normal changes 
in labor rates, utility rates, and the cost of equipment and materials 
required by the District. This factor continues for the duration the District, 
but note that it allows for increases and decreases in the cost of goods 
and services, not just cumulative increases.  

 
Beginning fiscal year 2006/2007 and each fiscal year thereafter, the Maximum 
Assessment Rate will be recalculated and a new Maximum Assessment Rate 
established for the fiscal year utilizing the 2nd component of the Assessment 
Range Formula described above (2). The Maximum Assessment Rate shall be 
increased based on Engineering News Record Labor Cost Inflation Factor from 
January of the prior year to January of the current year. The Maximum 
Assessments rate due to this factor is shown in Table B below. 

 

Table A 
 

The following table reflects the Maximum Assessment Cap Formula used 
through FY 2005/2006 in accordance with Table A of the Amended Engineer’s 
Report for the District.  

 

MAXIMUM ASSESSMENT CAP FOR FY 2005/06 BASED ON ANNUAL 
INCREASE FACTOR 

 

Land Use 
Category 

Starting Assessment 
Fiscal Year 
1995/1996 

Annual 
Increase 
Factor 

Number of 
Years Since 
1995/1996 

Inflation 
Adjustment 

Factor (1) 

Maximum 
Assessment 

for Fiscal Year 
2005/2006 

Single Family 
Residential 

$110.50 per recorded 
map lot 

$6.46 10 34.28% $235.12 

 (1) Engineering News Record Labor Cost Index Inflation Factor (CC Jan. - Year/CC Jan. - 1995) 
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Table B 
 

The following table reflects the history of Maximum Assessment Cap formula 
used for FY 2006/2007 through FY 2023/2024. 

 
MAXIMUM ASSESSMENT CAP FOR FY 2006/2007 THROUGH 2023/2024 

BASED ON INFLATION FACTOR 
 

Fiscal 
Year Month  Year CC (1) 

Change from 
Prior CC 

Increase/Decrease 
Percentage 

Maximum 
Assessment  

2005/06 Jan 2005 8,229.62 N/A N/A $235.12 

2006/07 Jan 2006 8,468.45 2.902% 2.902% $241.94 

2007/08 Jan 2007 9,100.68 7.466% 7.466% $260.01 

2008/09 Jan 2008 9,133.56 0.361% 0.360% $260.95 

2009/10 Jan 2009 9,769.42 6.962% 6.960% $279.11 

2010/11 Jan 2010 9,720.42 -0.502% -0.502% $277.71 

2011/12 Jan 2011 10,116.29 4.073% 4.073% $289.02 

2012/13 Jan 2012 10,207.79 0.904% 0.904% $291.64 

2013/14 Jan 2013 10,360.84 1.499% 1.499% $296.01 

2014/15 Jan 2014 10,896.34 5.168% 5.168% $311.31 

2015/16 Jan 2015 11,173.16 2.540% 2.540% $319.22 

2016/17 Jan 2016 11,153.41 -0.177% -0.177% $318.65 

2017/18 Jan 2017 11,609.44 4.088% 4.089% $331.68 

2018/19 Jan 2018 22,993.00 2.569% 2.569% $340.21 

2019/20 Jan 2019 23,531.38 2.342% 2.342% $348.17 

2020/21 Jan 2020 23,917.29 1.640% 1.640% $353.87 

2021/22 Jan 2021 24,037.06 0.501% 0.501% $355.64 

2022/23 Jan 2022 24,365.52 1.366% 1.366% $360.50 

2023/24 Jan 2023 24,634.46 1.104% 1.104% $364.48 

(1)   Index through 2017/18 based on Construction Cost Index, adjusted to Common Labor Cost Index 
starting in 2018/19.  

 

The Levy per EDU, or Rate, applied to each parcel is the result of dividing the 
total Balance to Levy, by the sum of the EDU’s applicable to each improvement 
provided by the District for the fiscal year. This Rate is multiplied by each 
parcel’s individual EDU to determine the parcel’s levy amount. The following 
formulas are used to calculate the assessment for each parcel: 

 

Total Balance to Levy / Total EDU = Levy per EDU 
 

Parcel EDU x Levy per EDU = Parcel Levy Amount 
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IV. DISTRICT BUDGET  

A. DESCRIPTION OF BUDGET ITEMS 
 

The following is a brief description of the costs associated with the 
improvements and services funded through the District. 

 

DIRECT COSTS: 

Maintenance Costs/Labor — Includes all regularly scheduled labor and 
general maintenance cost including all wages, salaries, benefits and 
contract services required to properly maintain and ensure the satisfactory 
condition of all improvements and appurtenant facilities. 
 

Utilities — The furnishing of water and electricity required for the operation 
and maintenance of the improvements and facilities. 
 

Equipment and Supplies — Includes all, materials, supplies, (e.g. pipe, 
fertilizer, insecticides, fuel, cleaning material etc.), and equipment, (e.g. 
communication, small tools, rentals, machinery etc.), required to operate, 
maintain and ensure the satisfactory condition of all improvements and 
appurtenant facilities. 
 

Repairs and Miscellaneous Expenses — This item includes repairs to the 
improvements and facilities that are not included in the yearly maintenance 
costs. This may include repair of damaged amenities due to vandalism, 
storms, etc. Also included may be planned upgrades or replacements of the 
improvements and equipment that provide a direct benefit to the District.  
 

ADMINISTRATION COSTS: 

District Administration  — May include all or a portion of the administrative 
and professional service costs associated with the coordination of District 
services and operations including response to public concerns and 
education and procedures associated with the levy and collection of 
assessments. This budget item also includes the costs of contracting with 
professionals to provide administrative, legal or engineering services 
specific to the District. 
 

County Administration Fee — This is the cost to the District for the County 
to collect assessments on the property tax bills.  
 

LEVY BREAKDOWN: 

Reserve Collection/ (Contribution) — The 1972 Act pursuant to Chapter 
1, Article 4 Section 22569 (a), provides for a District Reserve Fund. This 
Reserve Fund provides for the collection of funds to operate the District from 
the time period of July 1 (beginning of the Fiscal Year) through December 
10th or when the County provides the City with the first installment of 
assessments collected from the property tax bills (typically January or 
February). Negative amounts shown for this budget item represent transfers 
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from the Reserve Fund that reduces the Balance to Levy. Maintaining a fully 
funded Reserve eliminates the need for the City to transfer funds from non-
District accounts to pay for operational expenses during the first half of the 
fiscal year and also provides the District with sufficient funds to address any 
unforeseen or unusual expenditures that may occur during the year. 
 

General Fund Replenishment(Contribution) — This item represents 
repayments of amounts that had been temporarily advanced to the District 
from other revenue sources (usually the General Fund) or represents funds 
being loaned to the District for the current Fiscal Year that must be repaid 
by future assessments. Similar to the Reserve Collection/ (Contribution) line 
item, this item directly impacts the Reserve Fund Balances either positively 
or negatively.  
 
Repayments are shown as a positive number and represent additional 
money being collected in the current annual assessment to repay a prior 
loan. These loans are typically for capital improvement expenditures or 
unforeseen expenditures incurred in prior years and Reserve Fund monies 
were not sufficient to cover the expenses. To ensure the ongoing operation 
and maintenance of the improvements, the City may advance funds to the 
District as a temporary loan to meet current expenditures, and collect 
repayment of the loan through the annual assessments the following year 
or possibly over several years. Generally, all available Reserve Funds are 
exhausted before a temporary loan is advanced to the District and the 
Beginning Reserve Fund Balance will be a negative number indicating the 
loan amount is still outstanding. A loan for the current fiscal year 
(Contribution) is shown as a negative number. If the District is expected to 
incur significant expenditures in the current fiscal year for special services 
or capital improvements (upgrades or refurbishing of the improvements) 
and the proposed assessment revenues (annual assessments) and/or 
available Reserve Funds are not sufficient to cover the expenditures, the 
City may advance funds to the District as a temporary loan to meet the 
proposed expenditures. Generally, all available Reserve Funds must be 
exhausted before a temporary loan is advanced to the District and any funds 
temporarily loaned in excess of the available Reserve Funds will be 
reflected as a negative Ending Reserve Fund Balance. This negative 
Reserve Fund Balance will be repaid and replenished through future 
assessment revenues. 

 

Balance to Levy — This is the total amount to be levied and collected 
through assessments for the current fiscal year. The Balance to Levy 
represents the sum of Total Direct and Administration Costs, the Reserve 
Collection/ (Contribution), Replenishment/ (Contribution), and Other 
Revenue Sources. 
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DISTRICT STATISTICS: 
 

Total Number of Parcels — The total number of parcels within the District. 
 

Total Parcels Levied — The total number of parcels within the District that 
are assessed. Non-assessable lots or parcels include properties that have 
been determined to receive no special benefits from the improvements, and 
may include land principally encumbered by public or other right-of-way’s or 
easements, common areas, and/or parcels that have restricted use or 
development potential. 
 

Total Equivalent Dwelling Units — The typical single-family residential 
parcel is assigned one (1.0) EDU. Every other land-use or property type is 
converted to EDU’s based on an assessment formula that equates the 
property’s specific development status, type of development (land-use), and 
size of the property, as compared to typical single-family residential parcel. 
 

Levy per EDU — This amount represents the assessment rate being 
applied to each parcel. The Levy per EDU is the result of dividing the total 
Balance to Levy, by the sum of the Total EDU to be assessed. 
 

RESERVE INFORMATION: 

Operating Reserve Balance — The Operating Reserve Balance 
eliminates the need for the City to transfer funds from non-District accounts 
to pay for District charges during the first half of the fiscal year. The Reserve 
Balance allows the District to retain sufficient funds to operate the District 
from the time period of July 1 (beginning of the Fiscal Year) through January 
or February (when the County provides the City with the first installment of 
assessments collected from the property tax bills). Additional funds may be 
collected each year to ensure adequate operating funds are available or the 
funds may be used to reduce the Balance to Levy. Using reserve amounts 
in this way allows the Levy rate to remain fairly constant, although District 
costs may fluctuate. The Previous Reserve Balance reflects the projected 
funds available at the beginning of the current fiscal year (based on the 
projected revenues and expenses from the prior fiscal year). The Estimated 
Ending Reserve Balance reflects the projected funds that are anticipated at 
the end of the current fiscal year (assuming all revenues and expenditures 
occur as budgeted). 
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B. DISTRICT BUDGET FISCAL YEAR 2023/2024 

 
(1) Levy per EDU shown above is based on FY 2023/2024 budget. 
(2) Totals may not foot due to rounding, the County of Yolo requires an even penny. 

Note: This District’s maximum rate has been increased by Engineering News Record Labor Cost Index Inflation Factor. 

Please reference page 12 through page 14 of this report for more detailed information. 
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C. SUMMARY OF REVENUE APPLIED FOR FISCAL YEAR 2023/2024 

 
Based on the Budget for fiscal year 2023/2024 and the established Method 
of Apportionment, the following table provides a summary of the 
assessment revenues generated by each of the various land uses within 
the District. 
 

Land Use 

Park and 
Recreational 

Facilities 

Arterial and 
Collector 

Street 
Landscaping 

Arterial and 
Collector 

Street 
Lighting 

Neighborhood 
Street 

Lighting 
Total 

Revenue (1) 

Single Family Residential $484,569.80 $74,431.75 $45,615.52 $106,483.22 $711,100.30 

Multi-Family Residential 70,889.96 0.00 6,972.12 0.00 77,862.08 

Commercial/Institution 13,619.23 0.00 9,445.15 0.00 23,064.38 

Commercial Vacant 0.00 0.00 0.00 0.00 0.00 

Total $569,078.99  $74,431.75  $62,032.79  $106,483.22  $812,026.76  

(1)Totals may not foot due to rounding. 
 



 

2023/2024 City of Woodland/Gibson Ranch Landscaping and Lighting District Page 20  

APPENDIX A - DISTRICT ASSESSMENT DIAGRAM 
 
An Assessment District Diagram has been prepared for the District in the format required 
by the 1972 Act, and is on file with the City Clerk, and by reference is made part of this 
Report. The Assessment Diagram is available for inspection at the Office of the City Clerk, 
during normal business hours.  
 

APPENDIX B - 2023/2024 ASSESSMENT ROLL 
 
Parcel identification, for each lot or parcel within the District, shall be the parcel as shown 
on the County Assessor’s Map for the year in which this Report is prepared.  
 
Non-assessable lots or parcels include land principally encumbered by public or utility 
rights-of-way and common areas. These parcels will not be assessed. 
 
A listing of parcels assessed within the District, along with the proposed assessment 
amounts, is included on the following pages and has been identified as “Fiscal Year 
2023/2024 Assessment Roll”. 
  


