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Introduction 

The Board of Supervisors of the County of San Bernardino (hereinafter referred to as 
“Board of Supervisors”), State of California, has by previous resolution (the “Resolution of 
Intention” initiated proceedings that called for the preparation and filing of an Engineer’s 
Report to establish a special benefit assessment district within the limits of the Big Bear 
Valley Recreation and Park District (hereinafter referred to as the “BBVR&PD”) to be 
designated as the: 

Big Bear Valley Recreation and Park District 
Assessment District No. 2007-01 (Big Bear Valley Recreation and Park District Pool 

and Aquatic Center) 

(hereinafter referred to as the “District”), for the purpose of funding the construction, 
operation and maintenance of a new Pool and Aquatic Center. The Board of Supervisors 
and the BBVR&PD propose to form the District and to levy and collect annual assessments 
on the County tax rolls to pay directly for authorized improvements, operations and 
maintenance, and to pay debt service on bonds issued to finance those authorized 
improvements. The authorized improvements include construction, operation and 
maintenance of the Pool and Aquatic Center and related facilities that will provide special 
benefits to assessed (developed and undeveloped residential) properties within the 
BBVR&PD, that would otherwise be postponed or abandoned due to limited funding 
sources.  

The proposed annual assessments for the District as outlined herein, shall be levied pursuant 
to the Landscape and Lighting Act of 1972, Part 2 of Division 15 of the California Streets 
and Highways Code §22500 and following (hereinafter referred to as the “1972 Act”), and, 
as applicable, for the issuance of related bonds (the “Bonds”), pursuant to the Improvement 
Bond Act of 1915 Part 1 of Division 10 of the California Streets and Highways Code §8500 
and following (hereinafter referred to as the “1915 Act”). In conjunction with the authority 
of these legislative acts the proposed assessments shall be made in compliance with the 
substantive and procedural requirements of the California State Constitution Article XIIID 
(hereinafter referred to as the “California Constitution”). This Engineer’s Formation Report 
(hereinafter referred to as the “Report”) has been prepared in connection with the 
establishment of said District and the levy and collection of annual assessments related 
thereto commencing in fiscal year 2007/2008, pursuant to Chapter 1, Article 4 beginning 
with §22565 of the 1972 Act. Said District includes within its boundaries all of the developed 
and undeveloped residential lots and parcels of land within the BBVR&PD, said lots and 
parcels of land being the same that existed at the time of the passage of the Resolution of 
Intention.  

The word “parcel,” for the purposes of this Report, refers to an individual property assigned 
its own Assessor’s Parcel Number (APN) by the San Bernardino County Assessor’s Office. 
The San Bernardino County Auditor/Controller uses Assessor’s Parcel Numbers and 
specific Fund Numbers to identify properties to be assessed on the tax roll for the special 
benefit assessments. 

This Report describes the District and outlines the proposed purpose and estimated 
expenditures to be funded through annual assessments. This Report establishes a maximum 

     Page 1 



Big Bear Valley Recreation and Park District Preliminary Engineer’s Formation Report 
 Assessment District No. 2007-01  

(Big Bear Valley Recreation and Park District Pool and Aquatic Center) 
  
 
annual assessment that would be necessary to support the District’s proposed purpose and 
expenditures. The total of the annual assessments for the District presented herein is based 
on an estimated budget that reflects the revenues required to fund, in whole, the 
construction and on-going operations and maintenance of the Pool and Aquatic Center 
project. The BBVR&PD has identified this project as an essential recreational facility for 
which the residential property owners of the BBVR&PD have expressed a high level of 
support. While the cost of the anticipated operations and maintenance and related 
expenditures will allow for the funding to be collected in annual installments, the proposed 
initial construction of the Pool and Aquatic Center will require expedited funding through 
the issuance of Bonds, that will result in debt service payments being collected over an 
estimated period not to exceed twenty (20) years.  

The funding of the Pool and Aquatic Center project, including construction, operations and 
maintenance, shall be based on available assessment revenues generated by the District. 
Assessment revenues, and interest earnings on those funds, shall be pledged first to the 
repayment of the debt service on the Bonds. Remaining assessment revenues collected each 
fiscal year (not applied to debt service and associated administrative expenses) will 
accumulate in an operations and maintenance fund and be dispersed for identified 
operations and maintenance purposes.  

Based on the proposed assessments described in this Report, as part of this District 
formation process, the BBVR&PD shall conduct a Property Owner Protest Ballot 
proceeding for the proposed levy of a new assessment pursuant to the provisions of the 
California Constitution, Article XIIID Section 4. In conjunction with this ballot proceeding, 
the Board of Supervisors will conduct a noticed public hearing to consider public testimony, 
comments and written protests regarding the formation of the District and levy of 
assessments. Upon conclusion of the public hearing, property owner protest ballots received 
will be opened and tabulated to determine whether a majority protest exists (ballots shall be 
weighted based on assessment amounts), and by resolution the Board of Supervisors will 
confirm the results of the ballot tabulation. For purposes of the protest ballot proceedings, 
property owners will be asked to indicate their support or protest of a proposed maximum 
assessment that represents their current proportional special benefit based on the maximum 
assessment rate and method of apportionment described herein. These assessments are 
based on the estimated annual revenues needed to pay the debt service on the Bonds to be 
issued for the construction of the Pool and Aquatic Center, the average funds to be 
accumulated for operations and maintenance of the project, as well as an estimate of 
incidental expenses associated with the administration of the District and Bonds over a 
period not to exceed twenty (20) years for the bonded portion (the portion of the annual 
assessment for operations and maintenance may be levied in perpetuity and has no sunset 
clause). 

If tabulation of the ballots returned indicates that a majority protest exists, the Board of 
Supervisors may take no further action regarding the formation of this District, and the 
proposed levy of assessments described herein shall be abandoned. If tabulation of the 
ballots returned indicates a majority protest does not exist, the Board of Supervisors may 
adopt the necessary resolutions to form the District, confirm the approved assessments, 
order the planned improvements, and authorize the issuance of bonds and related actions. 
Although the proceedings to form this District will be concluded prior to the San 
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Bernardino County Auditor/Controller’s deadline for submitting annual assessments for 
fiscal year 2007/2008, pursuant to the provisions of the 1915 Act, additional steps will be 
necessary to issue Bonds for the construction of the Pool and Aquatic Center including, but 
not limited to the preparation of an Official Statement, a required 30-day cash collection 
period and the recordation of assessment liens on parcels within the District for such Bonds. 
If these additional steps are concluded timely, the first levy of assessments will occur in fiscal 
year 2007/2008.  

Each subsequent fiscal year, an Engineer’s Report shall be prepared and presented to the 
Board of Supervisors describing the District, any changes to the District or improvements, 
the proposed budget and assessments for that fiscal year, and the Board of Supervisors shall 
hold a noticed public hearing regarding these matters prior to approving and ordering the 
proposed levy of assessments.  

Said assessments shall be consistent with the method of apportionment described in this 
Report and shall not exceed the maximum assessment rate presented and approved by the 
property owners of record as part of the proceedings for the formation of the District and 
establishment of the maximum assessment. It should be noted that an increased assessment 
to an individual property resulting from changes in development or land use does not 
constitute an increased assessment.  

This Report pursuant to Chapter 1, Article 4 of the 1972 Act, consists of five (5) parts: 

Part I 

Plans and Specifications: A description of the District boundaries and the proposed 
improvements associated with the District. The District is being formed with a single benefit 
zone encompassing all developed and undeveloped residential properties within the 
BBVR&PD. 

Part II 

The Method of Apportionment: A discussion of the special benefits the improvements will 
provide to developed and undeveloped residential properties within the District and the 
method of calculating each property’s proportional benefit and annual assessment.  

Part III 

Estimate of Construction, Operations, and Maintenance Costs: An estimate of the 
average annual cost to fund the construction, operations and maintenance of the 
improvements and facilities that will be provided by this District resulting in the 
establishment of a maximum assessment rate to be approved by the property owners of 
record. This estimate of the improvement costs (budget) includes an estimate of the annual 
debt service payment for the Bonds to be issued for construction (namely, of the Pool and 
Aquatic Center) based on an estimated principal amount of $9,125,000; funds to be collected 
for operations and maintenance associated with the Pool and Aquatic Center; and incidental 
expenses including, but not limited to District administration expenses, county fees and 
professional services related to the improvement projects, annual levy of assessments and 
Bonds issued for the District. The proposed maximum assessment (Rate per Equivalent 
Benefit Unit) identified in the budget establishes the maximum annual assessment rate for 
the District to be presented for approval to the property owners of record of the assessed 
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parcels. The proposed assessments each fiscal year shall be based on the estimated net 
annual cost to fund the Bond debt service and operations and maintenance for that fiscal 
year, but shall not exceed the maximum assessment rate established for the District. 

Part IV 

District Diagram: A Diagram showing the exterior boundaries of the District is provided 
in this Report and includes all parcels that will receive special benefits from the 
improvements. Said boundaries are coterminous with the boundaries of the BBVR&PD and 
include all of the developed and undeveloped residential properties within it. Parcel 
identification, the lines and dimensions of each lot, parcel and subdivision of land within the 
District, are inclusive of developed and undeveloped residential parcels within the 
BBVR&PD as shown on the San Bernardino County Assessor's Parcel Maps as they existed 
at the time of the passage of the Resolution of Intention, and shall include subsequent 
subdivisions, lot line adjustments or parcel changes therein. Reference is hereby made to the 
San Bernardino County Assessor’s maps for a detailed description of the lines and 
dimensions of each lot and parcel of land within the District. 

Part V 

Assessment Roll: A listing of the proposed assessment amount to be presented to the 
property owners of record of the assessed parcels in the protest ballot proceedings required 
pursuant to the provisions of the California Constitution. The proposed assessment amount 
for each parcel is based on the parcel’s proportional special benefit as outlined in the method 
of apportionment and the proposed maximum assessment rate. 
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Part I: Plans and Specifications 

A. General  
The territory within the District includes all developed and undeveloped residential lots, 
parcels of land and subdivisions within the BBVR&PD and the boundaries of the District 
are coterminous with the BBVR&PD’s boundaries. The purpose of this District is to 
provide a stable revenue source, coupled with available grants and donations from other 
sources, to fund the construction, operations and maintenance of the Pool and Aquatic 
Center. The Pool and Aquatic Center will provide special benefits to the assessed properties 
within the District.  

 

B. Improvements authorized by the 1972 Act 

The improvements, operations and maintenance to be provided and funded entirely or 
partially through the District assessments shall be provided under the authority of the 1972 
Act and may include improvements, activities and expenditures deemed appropriate by the 
Board of Supervisors including, but not limited to those improvements and activities 
specified in Sections 22525, 22526, 22658, 22660, 22662 and 22662.5 of said Act. While the 
1972 Act provides for a broad range of improvements and activities including the ordinary 
and usual operations, maintenance, and servicing of any improvement (annual maintenance) 
this District shall be formed to specifically address the construction operations, and 
maintenance of the Pool and Aquatic Center facilities. It is anticipated that in addition to 
construction of the Pool and Aquatic Center, assessment revenues will also be collected to 
fund operations and maintenance that may include, but is not limited to, major repairs, 
replacement or renovations of the Pool and Aquatic Center improvements and facilities that 
are considered periodic or long-term operations and maintenance, as well as annual 
operations and maintenance.  

For purposes of the District the improvements and activities determined to be of special 
benefit and authorized by the 1972 Act may include, but are not limited to: 

1) The acquisition or construction of any community center, municipal auditorium or hall, 
or similar public facility for the indoor presentation of performances, shows, stage 
productions, fairs, conventions, exhibitions, pageants, meetings, parties, or other group 
events, activities, or functions, whether those events, activities, or functions are public 
or private. 

2) The installation of park or recreational improvements, including, but not limited to, all 
of the following: 

a) Land preparation, such as grading, leveling, cutting and filling, sod, landscaping, 
irrigation systems, sidewalks, and drainage. 

b) Lights, playground equipment, play courts, and public restrooms. 
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3) The acquisition of land for park, recreational, or open-space purposes or any existing 

improvement otherwise authorized. 

4) The maintenance or servicing, of any of the park or recreational improvements 
including the furnishing of services and materials for the maintenance, operation, and 
servicing of any improvement including but not limited to: 

a) Repair, removal, or replacement of all or any part of any improvements;  

b) Grading, clearing, removal of debris, the installation or construction of curbs, 
gutters, walls, sidewalks, or paving, or water, irrigation, drainage, or electrical 
facilities; 

5) Electric current or energy, gas, or other illuminating agent for any public lighting 
facilities or for the lighting or operation of any other improvements; 

6) Water for the irrigation of any landscaping, the operation of any fountains, or the 
maintenance of any other improvements; 

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

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

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

c) Compensation payable to the County for collection of assessments;  

d) Compensation of any engineer or attorney employed to render services;  

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

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

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

 

C. District Improvements 

Under the authority of the 1972 Act the District will fund entirely or partially through the 
District assessments, improvements and activities that are deemed appropriate by the Board 
of Supervisors to construct, operate and maintain the Pool and Aquatic Center for the 
special benefit of residential properties within the BBVR&PD. It is the BBVR&PD’s goal 
and intent for this District to provide a stable revenue source that will allow the BBVR&PD 
to fund this project to improve the overall recreational system that directly affects the 
properties and quality of life within the BBVR&PD. The project and expenditures to be 
funded by the assessments may include but are not limited to: 

� Construction: The construction of a 25 yard times 25 meter competition pool, a 
water slide and catch pool, an outdoor family play area, a 400 square foot therapy 
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pool, an ADA ramp for disabled access, and a building structure to house the 
pool complex, which is to include an office, bath house, restrooms, locker 
rooms, pump houses, tapered roof vents, roll up doors, covered patio and an 
open aquatics area. In order to fund this construction, the BBVR&PD intends to 
issue Bonds (estimated principal amount of $9,125,000 that will be repaid 
through the District’s annual assessments). 

� Operations and Maintenance: Major repairs, renovations, or replacement of 
recreational facilities, buildings and equipment within the proposed Pool and 
Aquatic Center including, but not limited to pools, play area and play equipment, 
ramp, office, bath house, restrooms, locker rooms, pump houses, tapered roof 
vents, roll up doors, covered patio and open aquatics. Operations and 
maintenance also includes repair or replacement of pools, roof, interior building 
repairs, replacement of permanent fixtures, exterior building repairs, and internal 
building remodels. 

 

With the exception of the planned construction of the Pool and Aquatic Center that will be 
funded by Bond proceeds and repaid from the annual assessments for an estimated term of 
twenty (20) years, the costs associated with operations and maintenance, will be funded in 
whole or in part through annual assessment. The BBVR&PD has identified and has 
established an estimate of the operations and maintenance costs associated with the Pool 
and Aquatic Center project. The funds collected for operations and maintenance will be 
collected over the entire duration of the Bond term and beyond for an indefinite period. 
Major repairs that may be necessary on a periodic basis (example: every five years), and 
which cannot be conveniently raised in a single year, may be funded with assessments 
collected for operations and maintenance accumulated for short durations (not to exceed 
five years). 

A summary listing of the projects and expenditures that have been identified by the 
BBVR&PD as the planned Pool and Aquatic Center that will be funded in whole or in part 
through the District assessments is provided in Appendix B. Specific details regarding these 
improvements are on file in the Office of the BBVR&PD and by reference these documents 
are made party of this Report. 
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Part II: Method of Apportionment 

The 1972 Act permits the establishment of assessment districts by agencies for the purpose 
of providing certain public improvements, which include the acquisition, construction, 
installation and servicing of park and recreational 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 method of apportionment described in this Report for allocation of special benefit 
assessments utilizes commonly accepted engineering practices and have been established 
pursuant to the provisions of the 1972 Act and California Constitution. The formulas used 
for calculating assessments reflects the composition of parcels within the District and the 
improvements and activities to be provided, to fairly apportion the costs based on a 
calculation of the proportional special benefits to each parcel.  

 

A. Benefit Analysis 

Each of the proposed improvements and the associated operations and maintenance costs 
that make up the assessments have been identified and allocated to properties within the 
District based on special benefit. The improvements to be provided by the District and for 
which properties will be assessed have been identified as essential recreational facilities for 
the BBVR&PD, in which the property owners and residents have expressed a high level of 
support. These improvements, including the construction of the Pool and Aquatic Center 
project that the BBVR&PD has identified as a key recreational objective for all areas of the 
BBVR&PD will augment the BBVR&PD’s existing park and recreational improvements that 
are funded by other revenue sources including a significant contribution from the 
BBVR&PD’s General Fund revenues.  

The formation of this District will help ensure the enhancement of the quality of life 
through the availability of additional recreational amenities available to properties in the 
BBVR&PD. This District is being formed to provide an aquatic and recreational facility that 
will directly benefit residential parcels to be assessed within the BBVR&PD. The 
assessments and method of apportionment established herein is based on the premise that 
the assessments shall be used exclusively for the construction, operations and maintenance 
of the BBVR&PD’s Pool and Aquatic Center. The assessment revenues generated by the 
District shall be used only for the Pool and Aquatic Center; and not for other recreational 
facilities within the BBVR&PD. 
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General Benefit 

 

The proposed assessments for the District are being established on the basis of the 
calculated proportional special benefit to each residential parcel within the District. The 
residential parcels are specially benefited because it is the owners, residents, tenants and 
other occupants of those parcels that will utilize the improvements and facilities comprising 
the Pool and Aquatic Center. Although the construction, operations, maintenance of the 
Pool and Aquatic Center will be funded by the District’s assessment revenues and will clearly 
provide a special benefit to residential parcels within the District, it is also recognized that 
these are public facilities that will occasionally be utilized by the general public. “General 
public” includes, but is not limited to: a) individuals working inside but residing outside the 
BBVR&PD; b) individuals who reside within the BBVR&PD who are not residential 
property owners (such as renters); and c) visitors to the BBVR&PD who reside outside of 
the BBVR&PD. The residential parcels are not being assessed for any general benefit related 
to the Pool and Aquatic Center. Approximately $1,200,000 of the cost of the Pool and 
Aquatic Center (13% of the total cost) will be paid for from amounts in the BBVR&PD 
General Fund. This General Fund contribution exceeds any identifiable general benefit the 
improvements provide to the public at large or to non-residential properties within the 
District. 

 

Spec al Benef t i i

The proposed assessments for the District are based on the special benefit to residential 
parcels, the owners and tenants of which are most likely to use the improvements and 
facilities constituting the Pool and Aquatic Center. It has been determined that commercial 
and other non-residential properties derive no special benefit from the improvements and 
facilities. Most business owners and their employees are either residents of the area who will 
pay the assessment through their place of residence, or are transient workers who live 
outside of the BBVR&PD and are not likely to use the Pool and Aquatic Center. Therefore, 
non-residential properties are not specially benefited and are not assessed for the District’s 
improvements, operations and maintenance. 

The desirability of residential properties within the District is enhanced by the presence of 
recreational facilities in close proximity to those properties for the use and enjoyment of 
residents using those properties. The Pool and Aquatic Center enables users and owners of 
the residential properties to participate in sporting events, leisure activities and other 
recreational functions that in many cases would require membership fees or service charges 
if privately owned. 

The improvements to be funded by this District are intended to expand and enhance the 
recreational opportunities and facilities available in the Big Bear Valley. These improvements 
are ones that the residential property owners within the boundaries of the BBVR&PD have 
expressed a desire and interest for. Having these enhanced amenities and facilities in a 
nearby location means that the assessed property owners may enjoy the benefits of such 
improvements for use by their families on a year-round basis.  

Special Benefit is further enhanced by the location of the Big Bear Valley as an isolated 
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mountain community at 6500 feet in elevation in the San Bernardino Mountains.  The 
nearest community is twenty (20) miles down the mountain on single lane mountain roads, 
which can be treacherous during winter months.  Currently there is no public pool or aquatic 
complex located in Big Bear Valley.  There is also no public therapy pool for seniors or the 
disabled. The nearest community pool or similar facilities open to the public for recreational 
swimming, lessons, competitive swimming and special programs for all age groups is one to 
one and a half hours away. Driving time to the Pool and Aquatic Center from any point 
within the boundaries of the BBVR&PD will be approximately 10 minutes.  
 
The method of apportionment (method of assessment) developed for this District is based 
on the premise that each residential property to be assessed will receive a direct and special 
benefit from the improvements and recreational facilities to be financed by the District 
assessments. Among the additional special benefits the proposed facilities will provide to 
property owners within the District through the availability of enhanced recreational facilities 
are: 

� 

� 

� 

� 

� 

� 

� 

� 

� 

Enhanced sense of pride within the community. 

Health, social and self-improvement benefits derived from utilizing the facilities. 

Increased social opportunities and active involvement for senior citizens. 

Group participation, character building, mentoring, and coaching for the youth 
in the community, that provides a positive atmosphere and reduces idle time that 
might otherwise result in criminal activities. 

Family and group activities that help to strengthen family value and reduce ethnic 
and social tensions. 

The esthetic value of an aquatic center recreational area within the 
unincorporated environment. 

Expanded regional educational opportunities afforded by the presence of an 
aquatic center.  

The availability of group recreation facilities and public restrooms. 

The enhanced desirability of property that results from the foregoing benefits. 

 
The owners of assessed parcels will receive one annual pass, per parcel, at no charge for 
designated afternoon open public swim time including use of the main pool, therapy pool, 
children’s play area and water slide.  These assessed property owners will receive an annual 
pass, per parcel, at no charge each year thereafter, until the conclusion of the capital 
development portion of the assessment (20 years).” 
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B. Method of Assessment 

The method of apportionment for the District calculates the receipt of special benefit from 
the respective improvements based on the actual or proposed land use of the residential 
parcels within the District. All costs associated with the improvements not being financed by 
the BBVR&PD General Fund contribution will be fairly distributed among the parcels based 
upon the special benefit received by each parcel. Under the California Constitution Article 
XIIID Section 4, each parcel’s assessment may not exceed the reasonable cost of the 
proportional special benefit conferred to that parcel. The benefit formula used to determine 
the assessment obligation is, therefore, based upon characteristics of each residential parcel 
as compared to other residential parcels that benefit from those specific improvements. 

The total assessment amount for each residential parcel in the District shall be composed of 
two parts: Each parcel’s proportional share of the annual bond debt service that will be 
established each fiscal year, based on the amount of 1915 Act Bonds issued for the District 
(“Debt Service Assessment”); and the parcel’s proportional share of additional funding for 
operations and maintenance expenses which have not been financed through the bond 
issuance (“Non-Bonded-Assessments”) that will be collected in annual installments pursuant 
to the 1972 Act. The combined Debt Service Assessment and Non-Bonded Assessment for 
each parcel represents the parcel’s Maximum Annual Assessment and obligation for the 
District. In accordance with §22594(b) of the 1972 Act, once Bonds are issued, the Debt 
Service Obligation for a parcel will not change even if the land use of the property changes, 
and the portion of the annual debt service will be calculated based on the established debt 
service schedule for the Bonds (fixed lien amount). The amount that may be collected for 
the Non-Bonded Assessment for a parcel shall not exceed the difference between the 
Maximum Assessment Rate established in this Report, less the amount collected as the Debt 
Service Obligation each year.  

The proportionate share and benefit for operations and maintenance payable from the Non-
Bonded Assessments will be calculated annually for each parcel based on the then current 
land use of the parcel. Parcels that have prepaid or paid off their full assessment lien related 
to the Bonds will no longer be levied against for the Debt Service Assessment, but will 
continue to pay their proportionate share of the Non-Bonded Assessment at the assessment 
rate established each fiscal year.  

To identify and determine the special benefit to be received by each parcel and its 
proportionate share of the Debt Service Assessment and the Non-Bonded Assessment for 
operations and maintenance expenses, it is necessary to relate each property’s proportional 
special benefits to the special benefits of other properties within the District. The method of 
apportionment most commonly used for districts formed under the 1972 Act and the 1915 
Act is based on a weighted method of apportionment known as an Equivalent Benefit Unit 
(EBU) methodology that typically uses the single-family residential home as the basic unit of 
assessment. A typical single-family residential unit is assigned one (1.0) Equivalent Benefit 
Unit (EBU) and other land uses are proportionately weighted (assigned an EBU) based on 
an assessment formula that equates the property’s specific development to that of the typical 
single-family residential unit. This proportional weighting may be based on several factors 
that may include, but are not limited to: the type and status of development (land use), size 
of the property, development plans or restrictions, typical development densities, population 
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densities or other property related factors. Generally for most districts the calculation of 
each parcel’s proportional special benefit can be reasonably determined by applying one or 
more of these factors. 

Based on an overall evaluation of the properties within the District and the proposed 
improvements, operations and maintenance to be funded, it has been determined that 
several key property related factors should be considered in the determination of the 
proportional special benefit of each parcel. These factors include: the various land uses 
within the District and the relative size (units or acreage) of each parcel. The following 
discussion provides a summary of these factors and basis upon which each property’s 
proportional special benefit and EBU has been determined. 

Single-Family Residential — This land use is defined as a fully subdivided residential 
home site with a single residential unit developed on the property. For purposes of 
establishing equivalent benefit units for all other land uses in this District, the single-family 
residential land use is designated as the basic unit of assessment and shall be assigned a land 
use benefit of 1.0 EBU per parcel. 

Multi-Family Residential — This land use is defined as a fully subdivided residential 
parcel that has more than one residential unit developed on the property. (This land use 
classification includes apartments, duplexes, triplex etc., but does not generally include 
condominiums, town-homes or mobile home parks). Based on average population densities 
and structure size as compared to a typical single-family residential unit, it has been 
determined that an appropriate calculation of proportional benefit for multi-family 
residential parcels should be based on the parcel’s total number of residential units, but 
applied utilizing a weighted sliding scale of benefit. Although multi-family properties receive 
many of the same benefits that a single-family residential property receives from park and 
recreational improvements, it would not be reasonable to conclude that on a per unit basis, 
the benefits are equal. Studies have consistently shown that the average multi-family unit 
impacts infrastructure at a reduced level when compared to a single-family residence and a 
similar reduction in proportional benefit is appropriate. Furthermore, it is also reasonable to 
conclude that as the density (number of units) increases, the proportional benefit per unit 
tends to decline because the unit size and people per unit usually decreases. Based on these 
considerations and the improvements provided by this District, an appropriate allocation of 
special benefit for multi-family residential properties as compared to a single-family 
residential is best represented by the following special benefit assignment: 0.9 EBU per unit 
for the first 4 units; plus 0.8 EBU per unit for units 5 through 14; and 0.7 EBU per unit for 
units 15 and above. 

Condominium Units — Condominiums tend to share attributes of both single-family 
residential and multi-family residential properties, and for this reason are identified as a 
separate land use classification for this District. Like most single-family residential 
properties, these properties are not usually considered rental property and generally the 
County assigns each unit a separate APN or assessment number. In addition, condominiums 
are similar to single-family residential properties in that they are often likely to have enclosed 
two-car garages. However, condominiums also have similarities to multi-family residential 
properties, in that they are generally zoned medium to high density. Condominium units 
differ from multi-family residential units in that multi-family units generally have more 
limited parking facilities (e.g., open parking spaces rather than garages), less average daily 
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trips generation, and more reliance on public transit than do condominiums. In 
consideration of these factors it has been determined that an appropriate allocation of 
special benefit for condominiums and similar residential properties is best represented by an 
assignment of 0.9 EBU per unit regardless of whether each unit is assigned an individual 
APN or there are multiple units assigned to an APN.  

Planned-Unit Development (PUD) — This land use is defined as any property for which 
a tentative or final tract map has been filed and approved (a specific number of residential 
lots and units has been identified) and the property is expected to be subdivided in the near 
future or is part of an overall development plan that has been approved. This land use 
classification often times involves more than a single parcel (e.g. the approved tract map 
encompasses more than a single APN). Each parcel that is part of the approved tract map 
shall be assessed proportionately for the proposed or estimated residential type and units to 
be developed on that parcel as part of the approved tract map. Accordingly, each parcel is 
assigned an appropriate number of benefit units that reflects the development of that 
property at build-out. (The EBU assigned to each parcel shall represent the combination of 
single-family, condominium, and multi-family units to be developed). 

Vacant Property — This land use is defined as residential undeveloped property. Based on 
a general consensus of many professional appraisers who appraise market property values 
for real estate in California, the land value portion of a property typically ranges from 20 to 
30 percent of the total value of a developed residential property (the average is about 25 
percent). Although the assessed value of an individual property is not a direct reflection of 
the property’s special benefit, this general correlation between land value and structure value 
does provide a reasonable basis for apportioning special benefit for vacant properties. 
Utilizing this twenty-five percent (25%) apportionment and the density of single-family 
residential units per acre, mentioned above (4 residential units per acre), an Equivalent 
Benefit Unit of 1.0 EBU per acre (4 units per acre x 25%) is derived and presents an 
appropriate apportionment of special benefit for vacant residential properties. Parcels less 
than or equal to one and one half acres (1.5 acres) shall be assigned an EBU of 0.25. Parcels 
greater than one and one half acres (1.5 acres) shall be assigned an EBU equivalent to 0.25 x 
the parcel’s acreage. 1 The San Bernardino County’s classification of land size of parcels is 
shown below.  
   LAND SIZE 
 CODE DESCRIPTION 
 
 00 0 TO 4,999 SQ. FEET 
 01 5,000 TO 7,199 SQ. FEET 
 02 7,200 TO 10,499 SQ. FEET 
 03 10,500 TO 19,999 SQ. FEET 
 04 20,000 SQ.FEET TO 1.500 ACRES 
 05 1.501 TO 3.500 ACRES 
 06 3.501 TO 7.000 ACRES 
 07 7.001 TO 14.000 ACRES 
 08 14.001 TO 25.000 ACRES 
 09 25.001 ACRES AND OVER 

                                                 
1  San Bernardino County assigns land size classes to assessor parcels on its secured tax roll. The County’s land 
size classification is used to assign size ranges to residential vacant assessed parcels in the assessment 
methodology (except for parcels which are greater than 25 acres in size for which individual acreages have been 
confirmed manually from assessor parcel maps). The County includes one single category for parcels with size 
ranges of from 20,000 sq ft to 1.5 acres and additional other categories for size ranges larger than 1.501 acres. 
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 99 NO VALUE ESTABLISHED 

 

Vacant assessor parcels up to 1.5 acres are calculated as 0.25 EBU per parcel. Parcels greater 
than 1.5 acres have EBU calculated as 0.25 times acreage of parcel. For parcels up to 25 
acres, the assessment calculation estimates acreage at the lowest of size range; e.g. the 7.001 
to 14.000 acre parcel’s EBU is estimated at 0.25 base EBU x 7.001 acres = 1.75 EBU.  For 
parcels greater than 25 acres, the actual acreage is used to assign the parcel's EBU.  

This methodology has precedence as exemplified by its use in the formation of similar 
districts throughout the state. 

Exempt Parcels — This land use identifies properties that are not assessed and are assigned 
0.00 EBU. This land use classification may include but is not limited to: 

� 

� 

� 

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

Dedicated public easements including open space areas, utility rights-of-way, 
greenbelts, parkways, parks or other publicly owned properties that are part of 
the District improvements or may provide similar or other public services or 
benefits to private properties within the District; and 

Private properties that cannot be developed independently from an adjacent 
property, such as common areas, sliver parcels or bifurcated lots or properties 
with very restrictive development use;  

These types of parcels are considered to receive no special benefit from the improvements 
and are therefore exempted from assessment, but shall be reviewed annually by the 
assessment engineer to confirm the parcels current development status. Government owned 
properties or public properties are not necessarily exempt properties and shall be subject to 
special benefit assessment unless it qualifies for an exempt status.  

Of the approximately 32,503 assessor parcels within the BBVR&PD, approximately 29,589 
parcels which existed at the time of the preparation of the Preliminary Engineer’s Report are 
proposed to be assessed by the District. In addition to the assessed parcels, which are 
summarized in the following Table 1, Table 2, provides a summary of the 2,914 non-
residential parcels within the BBVR&PD, which are not proposed to be assessed by the 
District. 
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Table 1 provides a summary of each assessable land use described previously and its related 
EBUs. The determination of each parcel’s land use and property characteristics shall be 
based on the data available from the most recent San Bernardino County Assessor’s Secured 
Roll, or as identified by the BBVR&PD if the information is different than that provided by 
the San Bernardino County Assessor’s Office. 

Table 1: Land Types and Land Uses within BBVR&PD Assessed by District

Land Type Land Use Assessment Formula
County 
Code County Land Type Description

County 
Code

County Use Code 
Description Parcel Size EBU Per units / acres

Number of 
Parcels Total EBU

Single-Family Residential
5 SINGLE FAMILY RESIDENTIAL 0001 MANUFACTURED HOME SUBDIVISION LOT 1.00     parcel 1.00               4                  4.00             
1 INDUSTRIAL 0510 SFR 1.00     parcel 1.00               2                  2.00             
3 COMMERCIAL 0510 SFR 1.00     parcel 1.00               252              252.00         
4 PUBLIC FACILITIES 0510 SFR 1.00     parcel 1.00               4                  4.00             
5 SINGLE FAMILY RESIDENTIAL 0510 SFR 1.00     parcel 1.00               19,008         19,008.00    
6 MULTIPLE FAMILY RESIDENTIAL 0510 SFR 1.00     parcel 1.00               1                  1.00             
7 AGRICULTURAL 0510 SFR 1.00     parcel 1.00               5                  5.00             
3 COMMERCIAL 0526 MANUF HOME ON PERM FOUND (18551) 1.00     parcel 1.00               1                  1.00             
5 SINGLE FAMILY RESIDENTIAL 0526 MANUF HOME ON PERM FOUND (18551) 1.00     parcel 1.00               198              198.00         
3 COMMERCIAL 0600 TWO SFR 1.00     parcel 1.00               10                10.00           
5 SINGLE FAMILY RESIDENTIAL 0600 TWO SFR 1.00     parcel 1.00               171              171.00         
3 COMMERCIAL 0601 THREE SFR 1.00     parcel 1.00               2                  2.00             
5 SINGLE FAMILY RESIDENTIAL 0601 THREE SFR 1.00     parcel 1.00               27                27.00           
3 COMMERCIAL 0602 FOUR SFR 1.00     parcel 1.00               3                  3.00             
5 SINGLE FAMILY RESIDENTIAL 0602 FOUR SFR 1.00     parcel 1.00               7                  7.00             
3 COMMERCIAL 0650 MANUFACTURED HOME PARK 1.00     parcel 1.00               10                10.00           
9 MULTIPLE ZONING 0650 MANUFACTURED HOME PARK 1.00     parcel 1.00               9                  9.00             

Subtotal 19,714         19,714.00    
Planned-Unit Development

5 SINGLE FAMILY RESIDENTIAL 0531 PUD 7,200 TO 10,499 SQ. FEET 1.00     parcel 1.00               27                27.00           
5 SINGLE FAMILY RESIDENTIAL 0531 PUD 10,500 TO 19,999 SQ. FEET 1.00     parcel 1.00               1                  1.00             

Subtotal 28                28.00           
Multi-Family Residential

3 COMMERCIAL 0530 CONDO 0.90     unit 1.00               8                  7.20             
5 SINGLE FAMILY RESIDENTIAL 0530 CONDO 0.90     unit 1.00               545              490.50         
3 COMMERCIAL 0603 DUPLEX 0.90     unit 2.00               7                  12.60           
4 PUBLIC FACILITIES 0603 DUPLEX 0.90     unit 2.00               1                  1.80             
5 SINGLE FAMILY RESIDENTIAL 0603 DUPLEX 0.90     unit 2.00               75                135.00         
6 MULTIPLE FAMILY RESIDENTIAL 0603 DUPLEX 0.90     unit 2.00               1                  1.80             
3 COMMERCIAL 0604 TRIPLEX (TRUE OR COMBINATION) 0.90     unit 3.00               3                  8.10             
5 SINGLE FAMILY RESIDENTIAL 0604 TRIPLEX (TRUE OR COMBINATION) 0.90     unit 3.00               35                94.50           
3 COMMERCIAL 0605 QUAD (TRUE OR COMBINATION) 0.90     unit 4.00               2                  7.20             
5 SINGLE FAMILY RESIDENTIAL 0605 QUAD (TRUE OR COMBINATION) 0.90     unit 4.00               14                50.40           
3 COMMERCIAL 0610 MULI-SFR, 5-14 UNITS 0.80     unit 55.00             11                44.00           
5 SINGLE FAMILY RESIDENTIAL 0610 MULI-SFR, 5-14 UNITS 0.80     unit 66.00             13                52.80           
3 COMMERCIAL 0611 APARTMENT, 5-14 UNITS 0.80     unit 21.00             4                  16.80           
5 SINGLE FAMILY RESIDENTIAL 0611 APARTMENT, 5-14 UNITS 0.80     unit 25.00             6                  20.80           
3 COMMERCIAL 0621 APARTMENT, 15 UNITS AND UP 0.70     unit 59.00             2                  41.30           
5 SINGLE FAMILY RESIDENTIAL 0621 APARTMENT, 15 UNITS AND UP 0.70     unit 50.00             1                  35.00           

Subtotal 728              1,019.80      
Residential Vacant

5 SINGLE FAMILY RESIDENTIAL 0000 VACANT LAND 0 TO 4,999 SQ. FEET 0.25     parcel 1.00               4,479           1,119.75      
5 SINGLE FAMILY RESIDENTIAL 0000 VACANT LAND 5,000 TO 7,199 SQ. FEET 0.25     parcel 1.00               1,421           355.25         
5 SINGLE FAMILY RESIDENTIAL 0000 VACANT LAND 7,200 TO 10,499 SQ. FEET 0.25     parcel 1.00               1,660           415.00         
5 SINGLE FAMILY RESIDENTIAL 0000 VACANT LAND 10,500 TO 19,999 SQ. FEET 0.25     parcel 1.00               695              173.75         
5 SINGLE FAMILY RESIDENTIAL 0000 VACANT LAND 20,000 SQ.FEET TO 1.500 ACRES 0.25     parcel 1.00               489              122.25         
5 SINGLE FAMILY RESIDENTIAL 0000 VACANT LAND 1.501 TO 3.500 ACRES 0.25     acre 1.501             174              64.38           
5 SINGLE FAMILY RESIDENTIAL 0000 VACANT LAND 3.501 TO 7.000 ACRES 0.25     acre 3.501             76                66.12           
5 SINGLE FAMILY RESIDENTIAL 0000 VACANT LAND 7.001 TO 14.000 ACRES 0.25     acre 7.001             51                89.25           
5 SINGLE FAMILY RESIDENTIAL 0000 VACANT LAND 14.001 TO 25.000 ACRES 0.25     acre 14.001           40                140.00         
5 SINGLE FAMILY RESIDENTIAL 0000 VACANT LAND 25.001 ACRES AND OVER 0.25     acre 10,651.090    27                2,662.71      
5 SINGLE FAMILY RESIDENTIAL 0000 VACANT LAND NO VALUE ESTABLISHED 0.25     acre 1.000             7                  1.75             

Subtotal 9,119           5,210.21      

Total 29,589         25,972.01    

1 PUD assessor parcels are calculated as potential single family due to small sizes.
2 Duplex assessor parcels are calculated as 2 units per parcel.
3 Triplex assessor parcels are calculated as 3 units per parcel.
4 Quad assessor parcels are calculated as 4 units per parcel.
5 Actual units on individual Muli-SFR 5-14 and Apartment 5-14 units assessor parcels were obtained by telephone from the San Bernardino appraiser's office for each parcel.
6 Actual units on individual Apartment 15 units and up assessor parcels were obtained by telephone from the San Bernardino appraiser's office for each parcel.

Note: Land Type (reflects zoning) and Land Use (reflects use) codes and descriptions and parcel sizes are based on County of San Bernardino secured roll data.

Counts

7 Vacant assessor parcels up to 1.5 acres are calculated as 0.25 EBU per parcel. Parcels greater than 1.5 acres have EBU calculated as 0.25 times acreage of parcel. For parcels up to 25 acres, above calculation estimates acreage at 
lowest of size range; e.g. the 7.001 to 14.000 acre parcels' total EBU is estimated at 0.25 base EBU x 51 parcels x 7.001 acres = 89.26 EBU.  For parcels greater than 25 acres, the actual acreage is used to assign the parcel's EBU; 
e.g. the total acreage for these 27 parcels is 10,651.09 acres.
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Table 2 provides a summary of parcels and land uses which are not proposed to the assessed 
by the District.  

Table 2: Land Types and Land Uses within BBVR&PD Not Assessed by District
Land Type Land Use Land Type Land Use

County 
Code County Description

County 
Code County Description

No. of 
Parcels

County 
Code County Description

County 
Code County Description

No. of 
Parcels

2 ADMINISTRATIVE/PROFESSIO0000 VACANT LAND 1 9 MULTIPLE ZONING 0900 DOCK RIGHTS ONLY 282
7 AGRICULTURAL 0000 VACANT LAND 13 9 MULTIPLE ZONING 0902 PERMANENT OPEN SPACE EASEMENT 1
7 AGRICULTURAL 0999 CHECK 1 9 MULTIPLE ZONING 0951 CABLE TV (POSSESSORY INTEREST ONLY) 1
3 COMMERCIAL 0000 VACANT LAND 421 4 PUBLIC FACILITIES 0000 VACANT LAND 803
3 COMMERCIAL 0100 STORAGE WAREHOUSE 10 4 PUBLIC FACILITIES 0153 NON-ACTIVE PATENTED CLAIM 4
3 COMMERCIAL 0103 MINI-STORAGE WAREHOUSE 7 4 PUBLIC FACILITIES 0160 ELECTRIC POWER TRANSMISSION 1
3 COMMERCIAL 0106 STORAGE YARD 1 4 PUBLIC FACILITIES 0321 RESTAURANT 1
3 COMMERCIAL 0110 INDUSTRIAL LOFT 3 4 PUBLIC FACILITIES 0331 MOTEL 1
3 COMMERCIAL 0113 LIGHT INDUSTRIAL 9 4 PUBLIC FACILITIES 0388 CLUBHOUSE 2
3 COMMERCIAL 0210 GENERAL OFFICE 49 4 PUBLIC FACILITIES 0399 MISC REC FACILITY (NOT COMMON AREAS) 1
3 COMMERCIAL 0211 BANK, S&L 4 4 PUBLIC FACILITIES 0400 CHURCH 16
3 COMMERCIAL 0230 MEDICAL OFFICE 9 4 PUBLIC FACILITIES 0434 PUBLIC UTILITY BUILDING 1
3 COMMERCIAL 0231 DENTAL OFFICE 2 4 PUBLIC FACILITIES 0474 COLLEGE 1
3 COMMERCIAL 0300 RETAIL STORE 186 4 PUBLIC FACILITIES 0642 FRATERNITY/SORORITY HOUSE 1
3 COMMERCIAL 0301 RETAIL WAREHOUSE 3 4 PUBLIC FACILITIES 0999 CHECK 24
3 COMMERCIAL 0303 DEPARTMENT STORE 1 5 SINGLE FAMILY RESIDENTIAL 0002 WATER WELL SITE 2
3 COMMERCIAL 0304 RETAIL STRIP 31 5 SINGLE FAMILY RESIDENTIAL 0100 STORAGE WAREHOUSE 2
3 COMMERCIAL 0305 SHOPPING CENTER 4 5 SINGLE FAMILY RESIDENTIAL 0110 INDUSTRIAL LOFT 1
3 COMMERCIAL 0312 CONVENIENCE STORE 3 5 SINGLE FAMILY RESIDENTIAL 0113 LIGHT INDUSTRIAL 1
3 COMMERCIAL 0313 CONVENIENCE STORE W/GAS 2 5 SINGLE FAMILY RESIDENTIAL 0153 NON-ACTIVE PATENTED CLAIM 3
3 COMMERCIAL 0314 MARKET 4 5 SINGLE FAMILY RESIDENTIAL 0160 ELECTRIC POWER TRANSMISSION 1
3 COMMERCIAL 0315 SUPERMARKET 1 5 SINGLE FAMILY RESIDENTIAL 0171 WATER DISTRIBUTION SYSTEMS 1
3 COMMERCIAL 0320 FAST FOOD 2 5 SINGLE FAMILY RESIDENTIAL 0210 GENERAL OFFICE 13
3 COMMERCIAL 0321 RESTAURANT 30 5 SINGLE FAMILY RESIDENTIAL 0300 RETAIL STORE 4
3 COMMERCIAL 0322 BAR, TAVERN 4 5 SINGLE FAMILY RESIDENTIAL 0304 RETAIL STRIP 1
3 COMMERCIAL 0330 HOTEL 37 5 SINGLE FAMILY RESIDENTIAL 0305 SHOPPING CENTER 2
3 COMMERCIAL 0331 MOTEL 51 5 SINGLE FAMILY RESIDENTIAL 0309 LAUNDROMAT 1
3 COMMERCIAL 0332 BED AND BREAKFAST 3 5 SINGLE FAMILY RESIDENTIAL 0314 MARKET 1
3 COMMERCIAL 0333 RV PARK 1 5 SINGLE FAMILY RESIDENTIAL 0321 RESTAURANT 1
3 COMMERCIAL 0343 SERVICE STATION 8 5 SINGLE FAMILY RESIDENTIAL 0330 HOTEL 20
3 COMMERCIAL 0344 SERVICE GARAGE 11 5 SINGLE FAMILY RESIDENTIAL 0331 MOTEL 14
3 COMMERCIAL 0347 CAR WASH, AUTOMATIC 1 5 SINGLE FAMILY RESIDENTIAL 0332 BED AND BREAKFAST 2
3 COMMERCIAL 0350 PARKING LOT 11 5 SINGLE FAMILY RESIDENTIAL 0384 MINIATURE GOLF 1
3 COMMERCIAL 0351 AUTO STORAGE YARD 3 5 SINGLE FAMILY RESIDENTIAL 0386 GOLF COURSE 1
3 COMMERCIAL 0370 THEATER, WALK IN MOVIE 1 5 SINGLE FAMILY RESIDENTIAL 0391 AMUSEMENT/THEME PARK 1
3 COMMERCIAL 0380 SKI LIFT 1 5 SINGLE FAMILY RESIDENTIAL 0430 GOVERNMENT BUILDING 1
3 COMMERCIAL 0382 SPORTS STADIUM 1 5 SINGLE FAMILY RESIDENTIAL 0471 PRE-SCHOOL/DAY CARE CENTER 1
3 COMMERCIAL 0384 MINIATURE GOLF 1 5 SINGLE FAMILY RESIDENTIAL 0474 COLLEGE 1
3 COMMERCIAL 0388 CLUBHOUSE 2 5 SINGLE FAMILY RESIDENTIAL 0511 RECREATIONAL CABIN, NON-PERM, DES/MTN 25
3 COMMERCIAL 0389 FRATERNAL/VETERANS ORGANIZATION 1 5 SINGLE FAMILY RESIDENTIAL 0520 MH ON FEE LAND, NOT IN MH SUBDIVISION 57
3 COMMERCIAL 0391 AMUSEMENT/THEME PARK 8 5 SINGLE FAMILY RESIDENTIAL 0521 MH ACCESSORIES, FEE LAND 2
3 COMMERCIAL 0400 CHURCH 1 5 SINGLE FAMILY RESIDENTIAL 0522 MH, IN-PARK (LEASED LAND) 64
3 COMMERCIAL 0430 GOVERNMENT BUILDING 3 5 SINGLE FAMILY RESIDENTIAL 0523 MH ACCESSORIES, IN-PARK (LEASED LAND) 5
3 COMMERCIAL 0431 POST OFFICE 1 5 SINGLE FAMILY RESIDENTIAL 0524 MH, DEALER INVENTORY 1
3 COMMERCIAL 0432 FIRE STATION 1 5 SINGLE FAMILY RESIDENTIAL 0525 MH ON FEE LAND, IN MANUFACTURED HOME 245
3 COMMERCIAL 0511 RECREATIONAL CABIN, NON-PERM, DES/M 7 5 SINGLE FAMILY RESIDENTIAL 0533 TIMESHARE (UNSOLD INTERESTS) 18
3 COMMERCIAL 0522 MH, IN-PARK (LEASED LAND) 13 5 SINGLE FAMILY RESIDENTIAL 0599 MISC RESIDENTIAL STRUCTURE 76
3 COMMERCIAL 0525 MH ON FEE LAND, IN MANUFACTURED HO 1 5 SINGLE FAMILY RESIDENTIAL 0764 STABLE 1
3 COMMERCIAL 0533 TIMESHARE (UNSOLD INTERESTS) 5 5 SINGLE FAMILY RESIDENTIAL 0775 BARN 3
3 COMMERCIAL 0599 MISC RESIDENTIAL STRUCTURE 6 5 SINGLE FAMILY RESIDENTIAL 0776 EQUIPMENT SHED 1
3 COMMERCIAL 0642 FRATERNITY/SORORITY HOUSE 1 5 SINGLE FAMILY RESIDENTIAL 0778 QUONSET BUILDING 1
3 COMMERCIAL 0776 EQUIPMENT SHED 1 5 SINGLE FAMILY RESIDENTIAL 0799 MISCELLANEOUS AG BUILDING 1
3 COMMERCIAL 0778 QUONSET BUILDING 1 5 SINGLE FAMILY RESIDENTIAL 0902 PERMANENT OPEN SPACE EASEMENT 1
3 COMMERCIAL 0813 INDUSTRIAL/COMMERCIAL 2 5 SINGLE FAMILY RESIDENTIAL 0903 COMMON AREA, GREENBELT 2
3 COMMERCIAL 0823 ADMIN-PROF/COMMERCIAL 1 5 SINGLE FAMILY RESIDENTIAL 0904 COMMON AREA, RECREATIONAL FACILITIES 2
3 COMMERCIAL 0999 CHECK 10 5 SINGLE FAMILY RESIDENTIAL 0905 COMMON AREA, STREET 2
3 COMMERCIAL 7405 HEALTH CLUB/GYM 1 5 SINGLE FAMILY RESIDENTIAL 0999 CHECK 41
1 INDUSTRIAL 0000 VACANT LAND 8 Z UNKNOWN 0999 CHECK 2
1 INDUSTRIAL 0104 STORAGE BUILDING 1 Z UNKNOWN 1320 MACHINERY 1
1 INDUSTRIAL 0113 LIGHT INDUSTRIAL 7 Z UNKNOWN 3208 RESTAURANT 2
1 INDUSTRIAL 0153 NON-ACTIVE PATENTED CLAIM 2 Z UNKNOWN 3435 RETAIL SALES 1
1 INDUSTRIAL 0160 ELECTRIC POWER TRANSMISSION 17 Z UNKNOWN 3501 AUTO PARTS STORE 1
1 INDUSTRIAL 0171 WATER DISTRIBUTION SYSTEMS 11 Z UNKNOWN 4201 CAMP FACILITIES 3
1 INDUSTRIAL 0210 GENERAL OFFICE 1 Z UNKNOWN 4205 MOTEL 2
1 INDUSTRIAL 0300 RETAIL STORE 3 Z UNKNOWN 5115 CONTRACTOR SPECIALTY 1
1 INDUSTRIAL 0344 SERVICE GARAGE 2 Z UNKNOWN 6105 DENTIST 2
1 INDUSTRIAL 0999 CHECK 2 Z UNKNOWN 7406 SOCIAL CLUB 1
9 MULTIPLE ZONING 0000 VACANT LAND 15 Z UNKNOWN 7407 SPORTS FACILITY 1
9 MULTIPLE ZONING 0170 WATER RIGHTS 54 OTHER - REVISED FROM MFR AFTER TELEPHONE CONFIRMATION WITH COUNTY 13
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C. Inflationary Adjustment for Operations 
and Maintenance 

Any new or increased assessment requires certain noticing and meeting requirements by law. 
Prior to the passage of Proposition 218 (California Constitution Articles XIIIC and XIIID), 
legislative changes in the Brown Act defined a "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 and conditions 
were later confirmed through Senate Bill 919 (Proposition 218 implementing legislation). 

The purpose of establishing an assessment range formula is to provide for reasonable 
increases and inflationary adjustment to annual assessments without requiring costly noticing 
and mailing procedures, which could add to the District costs and assessments. As part of 
the District formation, balloting of property owners is required pursuant to the Constitution 
Article XIIID Section 4. The property owner ballots include an Assessment to be approved, 
as well as the approval of an assessment range formula. The Maximum Assessment is 
adjusted annually and is calculated independently of the District’s annual budget and 
proposed annual assessment. Any proposed annual assessment less than or equal to this 
Maximum Assessment is not considered an increased assessment, even if the proposed 
assessment is much greater than the assessment applied in the prior fiscal year. 

The maximum annual assessment that may be levied each fiscal year for operations and 
maintenance for the District includes an annual inflationary adjustment to the maximum 
assessment rate based upon the annual percentage change in the Consumer Price Index 
(CPI) for the Los Angeles-Riverside-Orange County area as established by the United States 
Department of Labor, Bureau of Labor Statistics, not to exceed 5% annually. On July 1, 
2008 and on each July 1 thereafter, the maximum non-bonded assessment for operations 
and maintenance shall be changed by an amount equal to the lesser of 5% or the annual 
percentage change in the United States Department of Labor, Bureau of Labor Statistics, 
Consumer Price Index of All Urban Consumers (CPI-U), for the Los Angeles-Riverside-
Orange County Area, for the previous calendar year (February to February). 

The maximum Non-Bonded Assessment that may be levied in a fiscal year is increased 
annually by the following formula (the annual percentage increase is limited to a maximum 
of 5%): 

 

CPI 2 x (Prior Year’s Annual Maximum Non-Bonded Assessment) 

Plus 

Prior Year’s Annual Maximum Non-Bonded Assessment 

Equals 

Current Year’s New Annual Maximum Non-Bonded Assessment 

                                                 
2  Annual inflationary adjustment factor. 
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There is no corresponding inflationary adjustment for the Debt Service Assessment related 
to the bonds. 
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Part III: Estimate of Improvement Costs  

The total amount to be collected for the improvements is based on the following budget 
information:  

 

Total Estimated Benefit Units            25,972.01 

Estimated Bond Par Amount 3        $9,125,000 

Estimated Bond Proceeds (Deposit to Project Fund)    $8,000,000 

Estimated Maximum Debt Service        $753,040.00  

  

Estimated Average Debt Service         $750,983.26 

Estimated Incidental Expenses 4          $ 55,218.33   

Non-Bonded Improvement Installments 5       $275,000.00  

TOTAL Annual Assessment Revenues         $1,081,201.59 

 

Assessment Calculations  

Applying the method of apportionment outlined in Part II of this Report and the budget 
estimates above results in the following calculation of assessments: 

 
Debt Service Assessment: 

$750,983.26 / 25,972.01 EBU’s = $28.92  per EBU 

 

Non-Bonded Installment Assessment: 

$275,000.00 /  25,972.01 EBU’s = $10.59  per EBU 

 

 

                                                 
3  Bond principal, maximum annual debt service and average annual debt service is based on Kinsell, 
Newcomb & De Dios, Inc. bond analysis dated 02/28/07 for Non-Rated Assessment Bond. 

4  Estimated Incidental Expenses is based on San Bernardino County’s Levy Administration Charges of lien fee 
equal to 5% of assessment not to exceed $16 per parcel and electronic submission fee of $0.30 per parcel. 
Therefore, the amount of this fee is variable based on individual parcel’s assessment. 

5  Non-Bonded Improvements Installment is based on Big Bear Valley Recreation and Park District’s estimate 
of operations and maintenance costs. 
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Average Incidental Expenses Assessment: 

The incidental expenses assessment is based on the County of San Bernardino's 
methodology which has a maximum levy charge of $16.30 per parcel. Therefore, those 
parcels with assessments larger than $320 will receive a discounted levy assessment in 
proportion to their EBU, and the levy charge for each parcel in the district will be variable. 

 
Total Assessment for Single-Family Residential Parcel: 

The total annual assessment rate (maximum assessment rate proposed) for a single-family 
residential parcel based on the selected methodology would initially be: 

$28.92 (per equivalent benefit unit) + $10.59 (per equivalent benefit unit) + $2.28 = $41.79  

 

The $10.59 portion for operation and maintenance will be increased annually (see Section C. 
Inflationary Adjustment for Operations and Maintenance, above). 
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Part IV: District Diagram 

A Diagram showing the boundaries of the BBVR&PD Assessment District No. 2007-01, 
which is coterminous with the boundaries of the BBVR&PD is shown here. The dimensions 
of lots, parcels and subdivisions of land within the District are the same as the lines and 
dimensions of the parcels shown on the San Bernardino County Assessor’s Parcel Maps 
(APN Maps) and by reference these Maps are made part of this Report and Assessment 
Diagram as they existed at the time of the passage of the Resolution of Intention. Each of 
the subdivisions of land, parcels, or lots will be given a separate number on the Assessment 
Diagram (to follow after the Resolution of Intention, and filed with the County of San 
Bernardino, Clerk of the Board of Supervisors, prior to the public hearing), which 
corresponds with the assessment number shown on the Assessment Roll (Part V of this 
Report). 

The Boundary Map in a reduced-scale format follows. 
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Part V: Assessment Roll 

Parcel identification for each lot or parcel within the District, shall be the parcel as shown on 
the San Bernardino County Secured Roll for the year in which the Report is prepared and 
reflective of the Assessor’s Parcel Maps. A complete listing of all parcels within this District, 
along with each parcel’s assessment amount to be balloted to the property owner of record, 
and to be levied commencing in fiscal year 2007/2008 is provided under a separate cover 
and has been submitted and filed with the County of San Bernardino, Clerk of the Board of 
Supervisors. By reference this Assessment Roll is made part of this Report. The assessments 
approved each fiscal year shall be submitted to the County Auditor/Controller to be 
included on the property tax roll for each parcel within the District. If any parcel submitted 
for collection is identified by the County Auditor/Controller to be an invalid parcel number 
for the that fiscal year, a corrected parcel number and/or new parcel numbers will be 
identified and resubmitted to the County. The assessment amount to be levied and collected 
for the resubmitted parcel or parcels shall be based on the parcel’s proportional amount of 
the original lien, the method of apportionment and assessment rates as approved by the 
Board of Supervisors. 

The following table, Table 3, provides a summary of the assessments by land use 
classification as determined by the method of apportionment and assessment rate previously 
described in this Report. 
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