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SUBJECT: 

Approval to Set a Public Hearing on July 12, 201 1, at 9:05 A.M. to Consider the Formation of County 
Service Area (CSA) No. 29 Bangs Summit, the Levy of an Annual Specific Benefit Assessment; and the 
Dissolution of CSA No. 20 Summit 

STAFF RECOMMENDATIONS: 

1. Set a Public Hearing for July 12, 201 1 regarding the proposed formation of County Service Area 
(CSA) No. 29 Bangs Summit, the levy of an annual specific benefit assessment, and the dissolution 
of CSA No. 20 Summit. 

2. Order that notice of the Public Hearing be given by mail pursuant to Government Code sections 
53753, subd., (b), and published pursuant to sections 2521 1.3, subd., (b). 

3. Approve the Engineer's Report for the proposed County Service Area (CSA) No. 29. 

(Continued on Page 2) 

FISCAL IMPACT: 

Upon voter approval the ongoing operation and maintenance costs of the service area will be borne by 
CSA No. 29 Bangs Summit through annual assessments estimated to generate a total of approximately 
$17,295. The funds will be used for ongoing operating and maintenance of the CSA's storm water 
drainage system. This will include basin maintenance, catch basin maintenance and street sweeping to 
prevent debris from entering the system. The creation of the CSA will serve the public where businesses, 
employees, and customers are free from concerns over storm water runoff, flooding and property damage, 
and roadway hazards and restrictions. 
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Approval to Set a Public Hearing on July 12, 201 1, at 9:05 A.M. to Consider the Formation of 
County Service Area (CSA) No. 29 Bangs Summit, the Levy of an Annual Specific Benefit 
Assessment; and the Dissolution of CSA No. 20 Summit 

STAFF RECOMMENDATIONS (Continued): 

4. Find that the use of separate benefit zones within the proposed County Service Area 
No. 29 is in the public interest pursuant to Government Code section 25217, subd., 
(a). 

5. Authorize a Proposition 218 Assessment Ballot Procedure in conformance with the 
California Constitution Article Xlll (D) for the proposed formation of County Service 
Area No. 29 Bangs Summit, the levy of an annual specific benefit assessment, and 
dissolution of CSA No. 20 Summit. 

6. Direct the Department of Public Works to send a letter of notification to the Local 
Agency Formation Commission informing them of the proposal and Public Hearing per 
Government Code section 2521 1.3, subd., (b). 

FISCAL IMPACT (Continued): 

One time costs associated with the creation of the CSA are estimated at $1 0,000 and will be 
covered by the Public Works Department. Those costs include staff project time for the ballot 
procedure, Engineer's Report, and public meetings. One time start up costs for LAFCO fees 
of $4,000 and State Board of Equalization fees of $2,000 were approved for coverage 
through funding from the Community Development Fund (Initiate Proceeding on May 17, 
201 1 - Staff Recommendation #3 approved the use of up to $6,000) and is consistent with 
the goal of providing funding for one-time projects or programs benefiting the unincorporated 
area that demonstrates strong local support and commitment and a general public benefit. 

It is recommended that CSA No. 20 Summit be dissolved. Its territory and property owners 
will become part of the new CSA if the property owners approve this proposal. Funds from 
CSA No. 20 Summit assessments for Fiscal Year 2010-201 1 are expected to be $6,383. The 
funds are being used to cover the operating and maintenance costs of Summit's storm water 
drainage system. Once this CSA is dissolved, any remaining fund balance will be transferred 
to the new CSA, but will only be utilized to lower assessments for the former Summit 
properties. 

DISCUSSION: 

The formation of CSA No. 29 Bangs Summit (CSA No. 29) is being proposed to provide 
funding for the ongoing operation and maintenance of the areas storm drainage system. The 
intended goals in establishing this CSA are: 1) Include the Bangs Industrial Area to fund 
preventative maintenance for their fair share of the benefit of the storm water drainage 
system; 2) Dissolve CSA No. 20 Summit and include its territory in the formation of the new 
CSA; 3) Obtain economies of scale through the creation of a larger service area by 
combining the Bangs Industrial area with the Summit area; and 4) Provide a continued 
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Approval to Set a Public Hearing on July 12, 201 1, at 9:05 A.M. to Consider the Formation of 
County Service Area (CSA) No. 29 Bangs Summit, the Levy of an Annual Specific Benefit 
Assessment; and the Dissolution of CSA No. 20 Summit 

source of funding for the services to be provided to operate and maintain the storm drain 
system. 

The recommended boundary of the service area is shown on Attachment " A .  As it is 
proposed, the area would consist of 38 parcels on 35.98 acres in the Summit Business Park 
and 54 parcels on 88.72 acres within the Bangs lndustrial Park. The total combined for the 
service area is 92 parcels on 124.7 acres. 

The Bangs lndustrial Park area around Glass Court and Glass Lane has experienced some 
backup, flooding, and poor drainage conditions during periods of heavy storm water runoff. 
The Bangs lndustrial Park area has a storm drainage system that operates poorly due to the 
original design, requiring extraordinary annual effort to maintain. Public Works has developed 
a capital improvement project to remedy this ongoing drainage problem. The improvements 
include excavating the basin for greater holding capacity and improving its trench drains for 
better ground percolation. Total costs of improvements are estimated at $46,390 and will be 
covered by the Public Works Department. This investment would alleviate the need for 
recurring annual costs borne by Stanislaus County Public Works to pump the basin and 
mitigate the potential for flooding. Once improvements are completed there will be a need for 
ongoing maintenance of the entire drainage system (basin, catch basins, curbs & gutters, and 
street sweeping). The cost of this ongoing maintenance should be the responsibility of the 
benefiting parcels within the new CSA. Without the capital improvements and ongoing 
maintenance, flooding will continue, restricting access to private lands, damaging those 
lands, and creating roadway hazards. 

CSA 20 Summit was formed in 2003 to provide storm drainage control for the Summit 
Corporate Center industrial subdivision. The boundary of CSA 20 can generally be described 
as approximately 450 feet west of McHenry Avenue and bounded on the North by Bangs 
Avenue, on the West by the Union Pacific Railroad, and on the south by Modesto Irrigation 
Lateral Canal No.6 and Pelandale Avenue. The area can also be identified on Attachment 
"A", which is a map of the proposed service area. Dissolving CSA 20 Summit and combining 
its territory with the Bangs lndustrial Park area to form a new County Service Area will 
provide the opportunity for economies of scale and the utilization of an assessment formula 
that accounts for the difference in storm water runoff between a developed and undeveloped 
parcel. The 2010-201 1 Summit assessment was $177.51 per acre to fund the operation and 
maintenance of the area's storm water drainage system. However, that assessment formula 
assumed a non-developed parcel produces the same amount of runoff as a developed parcel 
with a building and paved parking lot. The new formula proposes a lower assessment level 
for undeveloped properties as compared to developed properties. 

Government Code section 25217. (a) states "Whenever the board determines that it is in the 
public interest to provide different authorized services, provide different levels of service, 
provide different authorized facilities, or raise additional revenues within specific areas of a 
county service area, it may form one or more zones pursuant to this article". 
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Approval to Set a Public Hearing on July 12, 201 1, at 9:05 A.M. to Consider the Formation of 
County Service Area (CSA) No. 29 Bangs Summit, the Levy of an Annual Specific Benefit 
Assessment; and the Dissolution of CSA No. 20 Summit 

Pursuant to Government Code section 25217. (a), the proposed County Service Area budget 
is divided into 6 zones according to facility infrastructure and level of service as well as to 
properly assign benefits, costs, and annual assessments. The boundaries of the 6 zones are 
identified on the map of the proposed service area (Attachment "A). For a full explanation of 
each zone please refer to Part Ill of the Engineer's Report for CSA No. 29. 

If this proposal is approved there will be no change to CSA No.20 Summit's infrastructure; it 
will remain intact, and continue to function as a separate system from the Bangs Industrial 
Park area. It will also continue to provide the same level of service and be identified as a 
separate zone (Zone 1) for budgeting and assessment purposes under the proposed CSA 
No.29. Overall, every property within the Summit area will be the recipient of a lower 
assessment. In total, those assessments would reduce from $6,381.48 to $3,006.50 annually. 
An example of an individual assessment is APN 046-004-073. This parcel is 1.04 acres of 
developed property and would be assessed $121.32 by the new CSA for Budget Year 201 1- 
2012; a decrease of $60.92 when compared to the CSA No. 20 assessment of $182.24 in 
Fiscal Year 2010-201 1. An example of an undeveloped parcel is APN 046-004-023. This 
parcel is 0.7 acres of undeveloped property and would be assessed $1 1.34 by the new CSA; 
a decrease of $112.92 when compared to the CSA No. 20 assessment of $124.26 for this 
parcel in Fiscal Year 201 0-201 1. 

Parcels within the Bangs Industrial Park area have not previously been part of a CSA and 
therefore have not been previously assessed. This area is divided into benefit zones (Zones 
2 through 6) with a different assessment for each based upon Equivalent Benefit Units 
(EBUs) and acreage. Zone 2's total assessment would be $8,605.94; or $44.12 per EBU; 
there are 3.5 EBUs per developed acre therefore a developed acre would be assessed 
$1 54.42. Zone 3's total assessment would be $3,291.28; or $1 03.76 per EBU. A developed 
acre would be assessed $363.16. Zone 4's total assessment would be $486.48; or $69.10 
per EBU. A developed acre would be assessed $241.85. Zone 5's total assessment would be 
$339.52; or $98.98 per EBU. A developed acre would be assessed $346.43. Zone 6's total 
assessment would be $1,565.34; or $25.53 per EBU. A developed acre would be assessed 
$89.36. 

The services that would be provided by the Stanislaus County Public Works Department for 
CSA No.29 include the operation and maintenance of the areas storm water drainage 
system. The storm water drainage system includes 2 storm drain basins and 12 trench 
drains, 45 catch basinsldrop inlets, and curbs and gutters in the service area. Periodic street 
sweeping will also be provided as a preventative measure to remove materials that could 
impair the drainage system. 

On November 10, 2010, a public outreach meeting was held to seek input regarding this 
proposal from owners of property located within the proposed service area. Turnout was light 
with only 12 people attending; not enough to determine the degree of property owner support. 
Therefore, the decision was made to move forward with formal proceedings, which will 
require a Proposition 218 assessment ballot procedure. If the ballot procedure to form the 
CSA fails, the matter will be closed. If approved, CSA No. 29 will be formed and CSA No. 20 
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Approval to Set a Public Hearing on July 12, 201 1, at 9:05 A.M. to Consider the Formation of 
County Service Area (CSA) No. 29 Bangs Summit, the Levy of an Annual Specific Benefit 
Assessment; and the Dissolution of CSA No. 20 Summit 

will be dissolved at the end of July 201 1. Assessments for the new CSA are planned to take 
effect in Budget Year 201 1-201 2. 

A second public outreach meeting is scheduled for June 8, 201 1. The purpose of the meeting 
is to explain the proposal, answer questions, and seek feedback. Details regarding the 
meeting will be mailed out as part of the ballot package. The ballot package will be mailed a 
day or two after approval of this agenda item. 

Proposition 21 8, approved by California voters in November 1996, requires an assessment 
ballot procedure and public hearing preceded by an Engineer's Report before a new 
methodology or new assessment may be levied. Because a new assessment and new 
method to calculate that assessment are proposed, a ballot procedure is required to obtain 
property owner's approval. It also requires a notice of public hearing be delivered to all 
property owners of record as of the date of the last assessment roll. The notice must inform 
them of the date, time, and place of the Public Hearing and advise them of the ballot 
procedure. A tabulation of the ballots cannot be done until the Board of Supervisors 
concludes the Public Hearing. 

The assessment ballot will be mailed out with a notice of the proposed assessment and 
assessment methodology. The notice will describe the specific benefit of the District, the total 
amount thereof chargeable to the entire District, the amount chargeable to the owners' 
particular parcel, the duration of the payments, the basis upon which the proposed 
assessment was calculated, and the date, time, and location of the public hearing. 

If the assessment ballot measure approves the new methodology, it would allow annual 
assessments to increase or decrease without further ballot procedures being required. The 
new method to calculate assessments would be used indefinitely which would result in a 
flexible annual assessment to meet the service needs of the district. 

Landowners of parcels within the proposed service area must approve the proposal through a 
ballot procedure and public hearing. If the assessment ballot procedure to form the County 
Service Area fails, the matter will be closed. If approved, the new assessments will take 
effect in Budget Year 201 1-201 2. 

POLICY ISSUES: 

State of California Government Code sections 25210 through 25338 authorizes the county's 
Board of Supervisors to be the governing body for County Service Areas within their county. 

This action is consistent with the Board's policy of providing A Safe Community and A Well 
Planned Infrastructure System by commencing the formal process to bring a proposal before 
the property owners to enhance the level of service provided. 
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Approval to Set a Public Hearing on July 12, 201 1, at 9:05 A.M. to Consider the Formation of 
County Service Area (CSA) No. 29 Bangs Summit, the Levy of an Annual Specific Benefit 
Assessment; and the Dissolution of CSA No. 20 Summit 

STAFFING IMPACT: 

Staffing impact will be limited to the time required to prepare Board reports and their 
supporting materials, conduct the ballot procedure, and coordinate the project with the Local 
Agency Formation Commission. 

CONTACT PERSON: 

Mike Wilson, Senior Engineering Technician, Stanislaus County Public Works. 
Telephone (209) 525-41 90. 

MW:Ic 
H:\SERVICES\Districts\CSA Formation\Bangs Summit ProposalWgenda Items\Set Public Hearing Bangs Summit CSA-BOS 5.24.1 1 
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ENGINEER'S REPORT AFFIDAVIT 

County of Stanislaus, State of California 

Proposed Bangs Summit County Service Area No. 29 

This report describes the County Service Area and all relevant zones therein including the 
proposed budget(s), parcels and assessments to be levied for the Budget Year 2011-2012. 
Reference is hereby made to the Stanislaus County Assessor's maps for a detailed description of 
the lines and dimensions of parcels within the County Service Area (CSA) 

The undersigned respectfully submits the enclosed report as directed by the Board of 
Supervisors. 

Dated this day of ,201 1 

MATT MACHADO, DIRECTOR, PE 
Stanislaus County Department of Public Works 



PROPOSED BANGS SUMMIT COUNTY SERVICE AREA 
ENGINEER'S REPORT May 201 1 

Prepared for Prop 218 Ballot Procedure 

INTRODUCTION: 

The purpose of this report is to set forth findings and analysis regarding a proposal to create a 
County Service Area, CSA No.29 Bangs Summit, and simultaneously dissolve existing County 
Service Area No. 20 Summit. The new CSA will encompass the area previously in CSA No. 20 
along with additional territory (see attached map, Exhibit "A). 

The intended goals in establishing this County Service Area are: 1) Include the Bangs lndustrial 
Area to fund preventative maintenance for their fair share of the benefit of the storm water 
drainage system. 2) Dissolve CSA No. 20 Summit and include its territory in the formation of 
the new CSA. 3) Obtain economies of scale through the creation of a larger service area by 
combining the Bangs lndustrial area with the Summit area. 4) Provide a continued source of 
funding for the services to be provided to operate and maintain the storm drain system 

The formation of County Service Area No. 20 - Summit, was approved by LAFCO on December 
4, 2002 by Resolution 2002-15 and established by the Stanislaus County Board of Supervisors 
on January 14, 2003 by Resolution 2003-77. The Service Area was formed to provide extended 
maintenance service for the storm drain system within the Summit Corporate Center lndustrial 
Park Subdivision and to finance its ongoing operation and maintenance. The area can be 
identified on Exhibit "A,  which is a map of the existing and proposed service areas. Dissolving 
CSA 20 Summit and combining it with the Bangs lndustrial Park area to form a new County 
Service Area will provide the opportunity for economies of scale and the utilization of an 
assessment formula that accounts for the difference in storm water runoff between a developed 
and undeveloped parcel. The Fiscal Year 201 0-201 1 Summit assessment was $1 77.51 per acre 
to fund the operation and maintenance of the area's storm water drainage system. However, 
that assessment formula assumed a non-developed parcel produces the same amount of runoff 
as a developed parcel with a building and paved parking lot. The new formula proposes a lower 
assessment level for undeveloped properties as compared to developed properties. If this 
proposal is approved there will be no change to the former CSA No. 20 Summit's infrastructure; 
it will remain intact and continue to function as a separate system from the Bangs lndustrial 
Park area. It will also continue to provide the same level of service and be identified as a 
separate zone (Zone 1) for budgeting and assessment purposes under the proposed CSA No. 
29. 

Bangs lndustrial Park is located immediately to the North of the Summit lndustrial Park. The 
area is identified on Exhibit " A ,  which is a map of the proposed service area. The parcels in 
and around the Bangs lndustrial Park, particularly along Glass Court and Glass Lane, have 
experienced significant storm water drainage problems in the past with backup, flooding, and 
poor drainage conditions during periods of heavy storm water runoff. The Bangs lndustrial Park 
area has a storm drainage system that operates poorly due to the original design, requiring 
extraordinary annual effort to maintain. 

The Stanislaus County Public Works Department has developed a capital improvement project 
to remedy this ongoing drainage problem in the Bangs lndustrial Park area. Planned 
improvements include excavating the basin for greater holding capacity and improving its trench 
drains for better ground percolation. Total cost of improvements is estimated at $46,390 and will 
be covered by the Public Works Department. This investment will alleviate the need for 



recurring annual costs currently borne by Stanislaus County Public Works to pump the basin 
and mitigate the potential for flooding. Once improvements are completed there will be a need 
for ongoing maintenance of the entire drainage system (basin, catch basins, curbs & gutters, 
and street sweeping). The costs of this ongoing maintenance should be the responsibility of the 
benefiting parcels within the new CSA. Without the capital improvements and ongoing 
maintenance flooding will continue, restricting access to private lands, damaging those lands, 
and creating roadway hazards. The creation of the CSA will help promote a safe community with 
a well planned infrastructure where businesses, employees, and customers are free from 
concerns over storm water runoff, flooding and property damage, and roadway hazards and 
restrictions. 

PART I- PLANS AND SPECIFICATIONS: 

A. Description of the Service Area 

There are 38 parcels, on 35.98 acres, within the present boundaries of CSA No. 20 Summit and 
54 parcels on 88.72 acres within the Bangs Industrial Park area. The total combined for the 
proposed service area is 92 parcels and 124.7 acres. 

The proposed County Service Area is divided into 6 zones to properly assign benefits, costs, 
and annual assessments. The boundaries of the 6 zones are identified on the map of the 
proposed service area (Exhibit "A).  This attachment also identifies the area currently occupied 
by CSA No. 20 Summit. The legal description and legal map of the proposed new County 
Service Area are shown on Exhibit "B" of this report. 

B. Description of Improvements and Services 

The purpose of the proposed County Service Area is to insure the ongoing maintenance, 
operation, and servicing of the area's storm drainage systems, including but not limited to, 
materials, equipment, labor, utilities, and administrative expenses. The special benefit 
assessments to be levied for this County Service Area are intended to provide a revenue source 
to accomplish this purpose. 

The improvements to be maintained and funded entirely through the service area's 
assessments are generally described as: 

Periodic street sweeping to prevent build up of silt and other materials that may enter the 
storm drain system and damage or impair it. All debris is hauled off site; 
Repair curbs and gutters as needed to maintain the storm drain system; 
Periodic cleaning and maintenance of 45 catch basinsldrop inlets; 
Periodic cleaning and maintenance, as needed, of drainage system piping; 
Repair and general maintenance of the storm drain basin including erosion control, weed 
control, gradinglexcavation as needed; 
Maintenance of basin fences; 
Removal of silt built up next to the wall of the separators; and 
Periodic cleaning and maintenance of 12 trench drains. 

The Stanislaus County Public Works Department will provide the above services for the new 
County Service Area. 



PART II - COST ESTIMATE AND 201 1-2012 PROPOSED BUDGET 

A. Start Up Costs 

One time start up costs associated with the creation of the CSA and covered by Stanislaus 
County Public Works are estimated at $10,000. Those costs include staff time and assessment 
ballot costs. Additional start up costs includes Local Agency Formation Commission (LAFCO) 
fees and State Board of Equalization Fees. 

The Stanislaus County Public Works Department has developed a capital improvement project 
to remedy the ongoing drainage problem in the Bangs Industrial Park area. Planned 
improvements include excavating the basin for greater holding capacity and improving its trench 
drains for better ground percolation. Total cost of improvements is estimated at $46,390 and will 
be covered by the Public Works Department 

LAFCO fees of $4,000 and State Board of Equalization fees of $2,000 are planned for coverage 
through a $6,000 allotment of funding from the Community Development Fund. This is 
consistent with Stanislaus County's goal of providing funding for "one-time projects or programs 
benefiting the unincorporated area that demonstrates strong local support and commitment and 
a general public benefit." Should property owner support not be given and the formation not be 
approved through an assessment ballot, this funding will not be needed. 

Public Works staff time includes time to coordinate the project, write the Engineer's Report, 
write a legal description of the boundary and create a legal map, conduct an assessment ballot 
procedure, and write Agenda Items, Resolutions, and Notices for Stanislaus County Board of 
Supervisor Meetings, and then attend the meetings. Assessment ballot costs includes supplies 
and postage. 

B. Annual Expenses 

Annual costs are listed on the "Proposed Budget" sheet in Part Ill of this report. The expense 
portion of the budget includes annual costs to operate and maintain the County Service Area. 
General categories of expenses includes: 

Administrative expenses - the cost for Stanislaus County Public Works Department to 
administer the CSA; 
Drain system cleaning; 
Basin maintenance, weed and erosion control, separator cleaning, fence repair; 
Curb and gutter repair; and 
Street sweeping - will be completed every two weeks, which is 26 times per year. 
However, the entire county receives 4 general benefit street sweepings per year. 
Therefore, the CSA will only be charged for 22 street sweepings. This is also addressed 
in Part Ill of this report under "Benefit Analysis - Identification and Separation of Special 
and General benefits. 



C. Reserve Fund Requirements 

Over and above administrative, operational, and maintenance expenses there is also a need for 
reserve funds. Reserve funds can be described as either operating or capital improvement 
reserves. 

Operating Reserves or Dry Period Reserves are equal to % of the annual administrative, 
operating and maintenance costs. It is the amount needed to cover expenses between July, 
when the assessment is levied, and December, when the assessment is collected and 
disbursed. The fiscal year is the 12-month period commencing on July 1 and ending on the 
following June 30. However, assessments are collected in December and April. This means 
the fiscal year starts on July 1 but the first installment of the assessments will not be 
collected until December. This creates a 6-month lag (dry period) in receiving the money 
necessary to operate and maintain the services. Therefore, a sufficient amount of money 
collected by the assessments will be carried forward as a general reserve. Any unused 
portion of the reserve is carried over to the next fiscal year as fund balance and helps lower 
the amount of subsequent assessments. 

Capital Improvement Reserves are funds from assessments that are set aside to cover 
expenses that do not recur annually, but are still necessary to operate and maintain the 
County Service Area. For example, a trench drain may have a 20-year life expectancy 
before becoming dysfunctional. To avoid assessing the full replacement costs in the year it 
will be replaced, a capital reserve amount is set aside each year to build over its life 
expectancy. Once the full amount required for the capital reserve is attained, the annual 
assessment will adjust and stop levying a capital reserve requirement until it is expended for 
the purpose intended. Once expended the levy will resume again to build a capital reserve 
for the next replacement. The capital improvement reserves will earn a moderate amount of 
interest while being held. 



PART III - 2011-2012 PROPOSED BUDGET 
A. Zones 
Government Code section 25217.(a), states: "Whenever the board determines that it is in the 
public interest to provide different authorized sewices, provide different levels of service, 
provide different authorized facilities, or raise additional revenues within specific areas of a 
county service area, it may form one or more zones pursuant to this articlen. Pursuant to 
Government Code section 2521 7.(a), the proposed County Service Area budget is divided into 6 
rones according to facility infrastructure and level of service as well as to properly assign 
benefits, costs, and annual assessments. The boundaries of the 6 rones are identified on the 
map of the proposed service area (Exhibit "A"). The "Assessment List By Parcel'' in Part V of 
this report gives the Assessor parcel numbers associated with each zone. 

Zone 1 Summit - this zone is the same territory previously covered by CSA No. 20 Summit. 
This zone has its own drainage system, facilities, and infrastructure and will be assessed on 
that basis. This area will also benefit from the use of unused reserve funds from the 
dissolution of CSA No. 20. Those funds will be used to reduce the assessments for this zone. 

Zone 2 Bangs - this zone comprises the remainder of the new CSA with the exception of the 
3 parcels that comprise zones 3, 4, and 5. This rone has a separate drainage system, 
facilities, and infrastructure than Zone 1. Beyond the assessment for administration, 
maintenance, and operating expenses, this zone is being assessed to build an operating 
reserve. The required reserve will be spread over the first 5 years after formation to level the 
assessment and avoid levying the dull amount the first year. 

Zones 3, 4, & 5 - the runoff from these three zones flows to trench drains only and they are 
therefore not assessed fafor drainage basin maintenance. However, trench drains require 
maintenance and the properties in these zones will benefit from the additional maintenance 
and street sweeping proposed. Also, the trench drains in these rones will need improvement 
and replacement in the future. The assessments for Zones 3, 4,and 5 will cover the costs of 
the increased maintenance, build an operating reserve and to build capital reserve to finance 
replacement of the trench drains: 

Zone 3 APN 046-011-014 is the largest of the 3 parcels and contains 20 trench drains. 
* Zone 4 APN 046-01 7-065 is the next largest and contains 1 trench drain. 

Zone 5 APN 046-01 1-066 is the smallest of the 3 parcels and contains T trench drain. 

Zone 6 - the parcels in this zone contain their own storm water facilities. Even so, these 
parcels will benefit from increased street sweeping, which will increase the capacity and 
extend the life of the zone's drainage facilities. This zone will be assessed for that service and 
administrative costs. This zone is also being assessed to build a corresponding operational 
reserve for its street sweeping service. The required reserve will be spread over the first 5 
years after formation to level the assessment and avoid levying the full amount the first year. 

'Storm Bain Maintenance includes erosion control, weed control, silt removal, and fence repair 



6.201 1-2012 Proposed Budget B. 201 4-2012 Proposed Budget 
b I 

I 1IT COUNTY SERVlCE AREA 1 SUMMIT BANGS w w 1 1 - 0 1 4 ~ 1 1 . 0 6 5 ~ o 4 ~ r 1 ~  s t m m p  COMBINED --- 
Administration Expense Budqet: I I 

PROPOSED 2011-2012 BUDGET ZONE I z ONE 2 I 
Stanrslaus County Public Works Administration $243.09 $493.47 $80.25 817.80 $8.67 $155.1 1 $998.3 -- 

Total Administration 
I 9243.09 $493.47 $80.25, $17.80 $8.67 $155.7 1 $998.3 3 

ZONES 3-5 TRENCH DRAIN ALL 

Maintenance and Omration Expanse Budwt: 

Street Sweeping 

Drain Cleaning 

Basln Maintenance 

Total Maintenance and Operation 
I 

- - -  PARCELS 1 ZONE 5 1 ZONES I 

.aher Exaenses Budaet: 

Capita! improvement Reserve Requirement : 

Trench Drains Replacement (AW 0 ~ 1 1 4 1 4 :  065: a 066 dr) 

Other Capital Improvement Reserve Requirements 

Total Other f menses: 

r- - 
Total Expense Budget $3,853.87 $7,823.37 $3,173.89 S460.43 $326.83 $1,423.00 $17.061 -39 -- 
Fund Balance Information: 

i ~ q l n n i n g  Fund Balance (Estimated for 201011 1 Yr End ) ( $5.000.001 LO.OO( $0.001 f 0.001 $0.001 10.00( $5.000.W( 

Capital Improvement Reserve (-) 

Available Fund Balance $3,000.00~ 

AdIustments to Available Fund Balance: 

Capital Improvement Expenditure (pumps etc.) (-1 s0.W $0.00 $0.00 5e.00 $0.00 $0. 
6 Months Operating Reserve (-)' 12.152.42 50.00 $0.00 SO.W/ $0.00 $0. 

f 2.1 52.42 
--- 

$0.00 

90.00 'Remaining Avallabt Fund Bafanca $847.58 

$0.00 

$0.00 

Assessment 

Total Expense Budget 7,825.57 

Use of Remaining Available Fund Balance (-) $0.00 

6 Months Operating Reserve* (All but Summit on 5 Year Build) ' 5782.34 

Statistics 

Total Parcels 

Total Acreage 35.98 57.81 0.98 18.86 124.7 

Total "Weighted" Economic Benefit Units (EBU)" 96.08 195.05 51.72 3.43 87.31 394.63 

' 
6 month *rating Reserve = (Admlnlstration + Maintenance 8, Operating Costs 1 2 ) Zones 2-5 on 5 year build, starling FY 207 1-2012. 

" Total Weighled" Economrc Benefit Un~ts = (Parcels Assessable Acreage I( EBW Rate for Assessor Land Use). 
"' Capital Improvement Reserve Target for APN's 04641 1414.065. L 066 = 20 year replacement cycle for Trench Dnhs. 

Balanee to Levy on Assessments 

Assessments Rounded to Even Cents For E d  Par& 

Assessment per EBCJ (Balance to Levy I Total Weighted EBU) 

$1,423.00 

$0.00 

$0.001 
--=---- 

50.00 

$ 326.83 

$0.00 

$3.7733.9 

$0.00 

$3.006.29 

$3,006.50 
I 

$51.29 

$17,061.39 

-$847.58 

- 
$0.00 

$0.00 

$0.00 

$0.00 

$460.43 

$0.00 

$8,605.71 

58,605.94 

W . 1 2  

~,~80.?5 

$1 7,294.56 

f 17,295.06 

NlA 

$2,152.42 

$847.58 

$1 17.39 - $26.04 $12.68 

$339.51 

$339.52 

59a.98 

$142.30 

$1.565.30 

$1,565.34 

$25.53 

$3,291.28 

$3.291 -28 

$103.76 

$486.47 

W6.48 

$69.10 



PART IV- PROPOSED METHOD OF APPORTIONMENT 

The proposed method of apportionment, described in this part of this report, utilizes commonly 
accepted engineering practices to allocate special benefit assessments to properties within the 
County Service Area that benefit from its improvements and services. The goal being to fairly 
distribute the total cost to operate and maintain the County Service Area among the benefiting 
parcels in proportion to the special benefit they each receive. 

Pursuant to the California Constitution Article XlllD section 4 (Prop 218), a parcel's assessment 
may not exceed the reasonable cost of the proportional special benefit conferred on that parcel. 
General and special benefits must be separated and the parcel may only be assessed for 
special benefits received. 

A. Benefit Analysis: Identification and Separation of Special and General Benefits 

Stanislaus County manages County Service Areas formed to provide for the ongoing 
maintenance, operation, and servicing of storm drainage systems for specific areas. The 
source of the Service Area's funding is an assessment specific to the Service Area that 
is approved by the Service Area's property owners. The funds are used only by and for 
the County Service Area. 

All the services associated with this proposed County Service Area, will be implemented, 
maintained, and continue, solely because of the Service Area's formation and existence. 
Were the CSA to cease to exist, the services, and expenditures would cease as well. 
Therefore the ongoing operation, maintenance and services provide direct, distinct and 
special benefits only to the properties within the County Service Area. 

Some of the special benefits that will be associated with all the properties within this 
proposed County Service Area are: 

Storm water drainage, retention and storage; 
Maintenance of the storm drainage system; 
Flood abatement; 
Street Sweeping; and 
Enhanced property value as a result of being located within the CSA. 

Since the storm drainage system provides a direct, distinct, and special benefit only to 
the parcels within the CSA, the burden of funding its ongoing maintenance, operation, 
and servicing should rest solely upon the County Service Area. As a consequence, no 
general benefit has been assigned, with the exception of street sweeping. Street 
sweeping is the only service provided to the service area that is also provided to all 
unincorporated areas of the county that have curb and gutter infrastructure. The general 
benefit to the unincorporated areas is 4 street sweepings per year. There are 26 
planned street sweepings for the proposed County Service Area, but the proposed 
service area would only be charged for 22 special benefit street sweepings. The 4 
general benefit street sweepings would not be chargeable to the service area. 



B. Benefit Analysis: Assignment of Special Benefits 

The amount of storm water runoff a property produces is a function of both the size of 
the property and whether or not it is developed (buildings, paved parking areas, etc.). As 
a consequence, properties do not benefit equally from the storm drainage services 
provided by the County Service Area and a methodology is needed to equitably allocate 
the costs of the services provided based upon the size of the property and whether it is 
developed or undeveloped. That methodology is outlined in the next section of this 
report. 

C. Proposed Assessment Methodology 

A weighted method of apportionment utilizing an Equivalent Benefit Unit (EBU) is 
proposed to identify, quantify, and fairly allocate the special benefit associated to each 
parcel within the County Service Area relative to the other parcels within the service 
area. With this methodology, the County Service Area's total cost of providing the 
improvements and services is distributed among the benefiting parcels based upon three 
factors, Land UselProperty Type, EBU, and a multiplier (parcel acreage or units). 

Equivalent Benefit Units (EBU): 

The EBU method of apportioning special benefits is typically seen as the most 
appropriate and equitable assessment methodology, as the benefits from the 
improvements are apportioned to each parcel as a function of land use type, as 
well as development, and size. To assess benefits equitably it is necessary to 
correlate each property's proportional special benefits to the special benefits of 
all other property in the Service Area. 

The Land UseIProperty Type of a single-family home site is the base unit of 
apportionment used by the EBU method of apportioning assessments. A single- 
family home site equals one EBU. All other land uses are converted to EBU's 
based on an assessment formula that equates the property's specific 
development status, type of development (land use) and size of property, as 
compared to a single-family home site. The table on the following page provides 
a summary of property-land use types, EBU factors, and the multiplier to be used 
in the proposed assessment calculations. Note that the Property TypeILand Use 
of Single Family Residential has a EBU rating of 1 .O. All other EBU ratings are in 
proportional relation to this base. 

EBU Application by Property Type - Land Use: 

Each parcel within the County Service Area has a current Land Use 
Classification designated by the County Assessor's Office. This Land Use 
Classification is converted into one of twelve "Property Type Land Use" 
categories. 

Those property typelland use categories are: Single Family Residential; Multi 
Family Residential; Residential Condominiumrrown Home Units; Planned 
Residential Development; VacantlUndeveloped Residential Land; Public Parks; 



Public Storm Drain Basin; Public SchooVCongregation; Commerciallfndustrial 
Parcel; Undeveloped CommercialJlndustriaI Parcel; Rural Agricultural; and 
Exempt Parcels. A description of "Property Type Land Use" categories is 
included in this report's appendix. 

The following table provides a summary of property-land use types, EBU factors, 
and the multiplier to be used in the proposed assessment calculations: 

Special Cases- Adjuslments are made for any properties where the standard 
"Property Type hand Usen classifications, or usual benefit calculations, will not 
accurately identify the special benefits received from the improvements. For 
example, a parcel may be identified as a vacant residential property, however 
only a small percentage of the parcel's total acreage can actually be developed. 
In this case, an appropriate calculation would be based on the net acreage that 
can be utilized rather than the gross acreage of the parcel. 

Site visits andlor recent aerial photography may also be reviewed for 
discrepancies in the Assessor assigned Land Use values versus actual land use. 
For example, a parcel assigned "Vacant Commercialllndustrial" may Rave been 
developed with a building now on the site. The Land UselProperty Type would in 
this case be changed fro "Vacant CommerciaFllndustriaI" to 
"Commercialllndustrial". 



D. Proposed Assessment Formulas 

Estimated 
Operation 

Maintenance 
Costs For 

Current Year 

Plus 

Operating 

Improvement 
Reserves 

For Next Year 

Minus 

The formula to arrive at the total annual assessment for the CSA: 

Equals 
Fund Balance 
From Previous Total Batance 

To Levy 

The calculation for each parcel's Economic Benefit Unit (proportional benefit) is: 

"Property Type-Land Use" EBU x Acres or Units = Parcel EBUs 

The total number of EBU1s is the sum of all individual EBU1s applied to parcels that 
receive special benefit from the improvements and services. 

Sum of All Individual Parcel EBU" = Total EBUqs 

An assessment rate per EBU is established by taking the total cost of the improvements 
and services and dividing that amount by the total number of EBU's of all parcels 
benefiting from the improvements. 

Total Balance to Levy 1 Total EBU's = Levy per EBU, a.k.a. Assessment Rate 

The assessment rate is then applied back to each parcel's individual EBU to determine 
the parcels proportionate benefit and assessment obligation for the improvements and 
services. 

Levy per EBU x Parcel EBU = Parcel Levy Amount, a.k.a. Assessment 

Fund balance from the previous year is the balance as of the close of the previous fiscal 
year. A positive fund balance will help reduce the CSA's overall assessment while a 
negative fund balance will increase the overall assessment. Operating Reserve and 
Capital Improvement Resewe are explained in Part ll "C" of this report 

If the proposed formula is approved, it will be utilized indefinitely to compute the CSAs 
parcel assessments. 



PART IV- PROPOSED ASSESSMENTS 

A. Proposed Assessment List By Parcel By Zone 

A summary of zone assessments, expenses, and statistics can be viewed on the budget sheet 
listed in Part III of this report. The Assessment List by Parcel beginning on page 15 of this report 
is the proposed assessment for Budget Year 2011-2012 apportioned to each of the CSA's 
parcels. The Assessment Roll was extracted from the County Assessor's last equalized roll. 

Dissolving CSA 20 Summit and combining it with the Bangs Industrial Park area to form a new 
County Service Area will provide the opportunity for economies of scale and the utilization of an 
assessment formula that accounts for the difference in storm water runoff between a developed 
and undeveloped parcel. The Fiscal Year 201 0-201 1 Summit assessment was $1 77.51 per acre 
to fund the operation and maintenance of the area's storm water drainage system. However, 
that assessment formula assumed a non-developed parcel produces the same amount of runoff 
as a developed parcel with a building and paved parking lot. The new formula proposes a lower 
assessment level for undeveloped properties as compared to developed properties. 

If this proposal is approved CSA No.20 Summit will be dissolved and any remaining fund 
balance will be transferred to the new CSA but will only be utilized to lower assessments for the 
former CSA No. 20 Summit properties, It will also be identified as a separate zone (Zone 1) for 
budgeting and assessment purposes under the proposed CSA No.29. Overall, every property 
within the Summit area will be the recipient of a lower assessment. In total, those assessments 
would reduce from $6,381.48 to $3,006.50 annually. An example of an individual assessment is 
APN 046-004-073. This parcel is 1.04 acres of developed property and would be assessed 
$1 21 -32 by the new CSA for Budget Year 201 1-201 2; a decrease of $60.92 when compared to 
the CSA No. 20 assessment of $182.24 in Fiscal Year 2010-201 1. An example of an 
undeveloped parcel is APN 046-004-023. This parcel is 0.7 acres of undeveloped property and 
would be assessed $1 1.34 by the new GSA; a decrease of $7 72-92 when compared to the CSA 
No. 20 assessment of $124.26 for this parcel in Fiscal Year 201 0-201 1. 

Parcels within the Bangs Industrial Park area have not previously been part of a CSA and 
therefore have not been previously assessed. This area Is divided into benefit zones (Zones 2 
through 6) with a different assessment for each based upon Eqllivalent Benefit Units (EBUs) 
and acreage. For a full explanation of each zone please refer to Part I11 of the Engineer's 
Report for CSA No.29. Zone 2's total assessment would be $8,605.94; or $44.12 per EBU; 
there are 3.5 EBUs per developed acre therefore a developed acre would be assessed $ 7  54.42. 
Zone 3's total assessment would be $3,291 -28; or $ A  03.76 per EBU. A developed acre would 
be assessed $363.16. Zone 4's total assessment would be $486.48; or $69.10 per EBU. A 
developed acre wou!d be assessed $241.85. Zone 5's total assessment would be $339.52; or 
$98.98 per EBU, A developed acre would be assessed $346.43. Zone 6's total assessment 
would be $1,565.34; or $25.53 per EBU. A developed acre would be assessed $89.36. 



COUNTY SERVICE AREA NO. 29 BANGS SUMMIT PROPOSED BUDGET YEAR 2611-2012 
ASSESSOR PARCELS LISTED ARE SUBJECT TO THE ANNUAL ASSESSMENT 



CQUNN SERVICE AREA NO. 29 BANGS SUMMIT PROPOSED BUDGET YEAR 201 1-2012 
ASSESSOR PARCELS LISTED ARE SUBJECT TO THE ANNUAL ASSESSMENT 

INE 3 

11 046-01 1-014 ] $3,291.28 

ZONE 4 
1 1  046-011-065 1 $48638 

ZONE 5 
11 046-011-066 1 $339.52 

ZON 
7 
1 046-01 

RCELS 

TOTAL FOR ALL ZONES 

SESSMENT $17,295.06 



APPENDIX: Definitions of Property Type - Land Use: (Spring 201 1 ) 

In 1999, Stanislaus County Department of Public Works retained the consulting services of NBS 
Government Finance Group to prepare an Engineer's Report for County Service Area # I0  - Salida. At 
that time, NBS proposed a revised method to calculate assessments by quantifying the various land 
use types and their respective special benefits received in terms of Equivalent Units. The revised 
methodology was reviewed and approved by the county and has been is use since that time. The 
methodology is utilized for determining assessments for special districts - County Service Areas, 
Landscape and Lighting Districts; and Lighting Districts. Following are property type land use 
definitions and their Equivalent Benefit Unit or EBU. 

Single-Family Residential: This land use is defined as a fully subdivided residential home site with 
or without a structure. This land use is assessed 1.0 EBU per lot or parcel. This is the base value that 
all other land use types are compared and weighted against (i.e. Equivalent Benefit Unit or EBU). 

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 typically includes apartments, duplexes, 
triplex etc. It does not typically include condominiums, town-homes, or mobile home parks). Based on 
average population densities and the size of the structure as compared to a typical single family 
residential unit, multi-family residential parcels shall be proportionally assessed for the parcels total 
number of residential units utilizing a sliding benefit scale. Although multi-family properties typically 
receive similar benefits to that of a single family residential, 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 approximately 75% as much as a single family residence 
(sample sources: Institute of transportation Engineers Informational report Trip Generation, Fifth 
Edition; Metcalf and Eddy, Wastewater Engineering Treatment, Disposal, Reuse, Third Addition). 
These Various studies indicate the most public improvements and infrastructure are utilized and 
impacted at reduced levels by multi-family residential units 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 it has been determined that an appropriate 
allocation of special benefit for multifamily residential properties as compared to a single family 
residential is best represented by the following special benefit assignment: 0.75 EBU per unit for the 
first 5 units; 0.50 EBU per unit for units 6 through 50: and 0.25 EBU per unit for all remaining units. 

Residential Condominium/Town-Home Units- Condominiums and town-homes tend to share 
attributes of both a single family residential and multi-family residential properties and for this reason 
are identified as a separate land use classification. 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. However, condominiums and town homes often have 
similarities to multi-family residential properties in that they are generally zoned medium to high 
density and in some cases may involve multiple units on a single APN. In consideration of these 
factors it has been determined that an appropriate allocation of special benefit for condominiums, 
town-homes and similar residential properties is best represented by an assignment of 0.75 EBU per 
unit regardless of whether each unit is assigned an individual APN or there are multiple units assigned 
to the APN. There is no adjustment factor with parcels with more than five units. 



APPENDIX: Definitions of Property Type - Land Use ( Continued) : 

Planned-Residential Development- 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 within the fiscal year or is part of the overall 
improvement and development plan for the property. 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 proportionally 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, multifamily units to be developed). 

VacantlUndeveloped Residential Land: This land use is defined as property currently zoned for 
single-family detached residential development, but a tentative or final tract map has not been 
submitted and/or approved. This land use is assessed at 1.0 EBU per parcel. 

Public Park: This is land, owned by the county, that is designated for a public park. It is developed 
as such or awaiting development. This land use is assessed at 0.4 EBU per parcel. 

Public Storm Drain Basin: This is land, owned by the county, that is developed or under 
development as a public storm drain basin. This land use is assessed at 0.4 EBU per parcel. 

Public School/Congregation: A public school is a publicly owned school site. A congregation is 
defined as a place of religious worship. This land use is assessed at 2.2 EBU per parcel. 

Commercial / Industrial Parcel: This land use is defined as property developed for either 
commercial or industrial use; or property being used for parking and/or storage in support of a 
business. This land use is assessed at 3.5 EBU per parcel. 

Undeveloped Commercial / Industrial Parcel: This land use is defined as property currently zoned 
for either commercial or industrial use that has not been developed and is not being used for parking 
and/or storage in support of a business. This land use is assessed at 1.0 EBU per parcel. 

Rural Agricultural: This land use is defined as property zoned and used for Agriculture. This land 
use is assessed at 1.0 EBU per parcel. 

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) 
Bifurcated lots or properties with very restrictive development use 

These types of parcels are considered to receive little or no benefit from the improvements and are 
therefore exempted from assessment. The exemption may be from a particular service provided or 
from all services provided. 
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Exhibit "A'' 

FORMATION OF 
COUNTY SERVICE AREA NO. 29 - BANGS-SUMMlT 

All that axbin real property b e i  situaie in the East Half of Section 5, Township 3 South, 
Range 9 East, Mount Diablo Meridian, in the County of Stanislaus, State of California, more 
particularly descrikl as follows: 

Commencing at the East Qum& Comer of said Section 5, thence North 88'43'03" West 
454.14 feet on the north line of the Southeast % of said Section 5, mid K d o n  h e  also being the 
centerhe of Bangs Avenue, to the northerly extension of the east line of Parcel 6 as &own on tbe 
Parcel Map d e d  on May 9,2003 in Bmk 52 of Parcel Maps at Page 18, Stanbhus County 
Recwds, said -on being the POINT OF BFGINNING of the herein described County 
M c e  Area No. 22: 

1) thence South 0 lo 16'50" West 393.64 feet on said northerly exteasion and the east line of 
Parcels 6 and 7 as shown on said Parcel Map to the southeast corner of said -1 7; 

2) thence South 56'59'46" West 151.71 feet on the 90ubasta1y line of said Parcel 7 to a point 
on the east h e  of the deed filed for record as t s e n t  No. 90-0883 10 of Official Records, 
StaniSlausCounty~, 

4) thence South 88O45'58" West 30.00 feet on the mrth line of said hsinmmt No. 90-0883 10; 

5 )  thenceSouth01014'02"~48.40f~mthew~lineof~d~entNo.90-088310,to 
the sodxasterly line of Parcel8 as shown on said Pam1 Map; 

6) thence South 56O59'46" West 384.19 feet on the sosoutheasterly line of Parcels 8 and 9 as 
shown on said P m l  Map; 

7) thence South 6S054'43" West 986.3 1 feet on the wuthaskrly line of Pmh 10, 1 1,12,13 
d the remainder to the most southerly point of said P-1 Map, said point W g  a point of 
curvatwe, non-tangent to the preceding course, concave s o ~ l y ,  having a radius of 5067.50 
feet, h m  which the radius point bears South 07°S4'36n West; 

8) theace westerly, on the arc of said curve, though a central angle of 06O39'Wm, an arc 
distance of 588.27 feet on the south line of said remainder and Lot A as shown on said Parcel 
Map; 

9) then~eNorth88~44'29"West f52.17feetcontinuingonthemutblineof&LotAto~ 
southwest comer of said Lot A; 



10) thenceNorth 01°10'49" West 1105.25 feet on the west line of said Parcel Map to the north 
h e  of the Souiheast % of said Section 5; 

1 1) thence North 01°38'05" West 622.00 feet on the west line of Pam1 A as shown on the -1 
Map recorded on O c t o k  5,1972 in Book 15 of Paroe1 Maps at Page 32, S ~ l ~  Couty 
Records, to the northwest corner of said Paw1 A; 

12) -North 01'38'38" West 626.82 feeton the west line of P d  A and P a w l  B as shown 
on the Parcel Map recurded on August 26,1983 in h k  34 of Pam1 Maps at Page 50, 
Stanislaus County Records to the mrthwest coma of said Parcel B; 

13) tlmm NorthOl037'59" West 560.81 feeton the west line of Parcel 1 as &ownonthe P m l  
Map remrded on Apd 6,1979 in Book 28 of Pam1 Maps at Page 104, Stanislaus County 
Records to the northwest corner of said Parcel 1; 

14) thence South89026'39"Emt749.51 fketonthenorthlineofParcel1 a n d P d 2 a s  shown 
on~dP~~~totIaewestlkofP~l6ashmmtheParoelMaprecoxdedonJune 
22,1984 in Book 35 of Paroe1 Maps at Page 34, Stanislaus County Records; 

15) thenceNorth 01O37'38" West 864.55 feeton the west line of Parcels 4,s and6 d the 
northdy extauion of said west litme as shorn on said Parcel Map to the north line of said 
%&on 5; 

16) thence South 89'26'39" East776.1Ofeet on the north l i i  of said W o n  5 to thenortherly 
extension of the east line of P a r d  1 as shown on said Pam1 Map; 

17) thenceSouthOl037'38"East 1153.99feetmsaidnartherly~iondtfmeeastlineof 
P m l s  1,2d3 ~shomonsaidP~lMap,~the~wstcornerofParcel1 asshown 
on the Pam1 Map Maped on March 17,2010 in Book 56 of P-1 Maps at Page 40, 
Stanislaus Co~~1tyRecords; 

18) thence South 88O47' 14" East 1020.90 feet on the north line of the suMviM ma as ahown 
on said map to the west right-of-way line of McHenry Avenue as shown on said h l  Map; 

19) thence South 01°14'33" East 136.85 feet on saidwestright-of-way h e ;  

20) theme No& 88'45'27" East 5.00 fee? continuing on said west right-f-way line; 

21) thence SauthOl014'33" East I00,OO f& continuing on said west right-of-way line; 

22) thence South 88O45'2T' West 5.00 feet continuing on said west right-of-way line; 

23) thence South 01' 14'33" East 149.57 feet contiwing on said west right-of-way line to the 
southeast comer of Parcel 4 as shown on said Pam1 Map; 



24) thence North 88'42'03" West 395.08 ket on the south line of gaid Parcel 4 to the northcast 
cornaofPatce11~&0wnonthePrlsoelMap~onMarch3l,2005 inBook53 at 
Page 69, Stanislaus County Records., 

25) hence South 01°42'22" East 390.38 feet w the east line of Parcel 1 and Parcel 2 as shown 
onsaidmaptothe southeastcorraerofsaidParce12; 

26) Theace North 89a08'28" West 5.34 feet to the northe& c o r n  of Pam12 as shown the 
Parcel Map recorded on June 28,1985 in Book 36 of Parcel Maps at Page 91, Stanishi 
County Records, 

27) Theme South 01°42'30" East 364.26 feet on the east line of said Parcel 2 to the souhast 
corner of said Pam1 2; 

28) thence North 89O08'36" West368.16 feet w the north line of P d s  1,2 & 3 of tbParce1 
M a p ~ o n ~ b e r  I t ,  1990inBook43 atPage47, StmhlmCounty Recbrdstothe 
north- comer of P& 3 as shown an said map; 

29) tbenoe South 01°37'38" East 417.66 feet on the west line of said Parcel 3 and the southerly 
extension of said west line to the centerhe of Bangs Avenue as shown on said Parcel Map 
recorded in Book 52 of Pam1 Map at Page 18, Stiuhlaw County Reco*, 

30) thence South 83'43'03" East 370.05 feet on the centdm of Bangs Amue to the northerly 
extension of the east lixle of Pam16 as shown on said Parcel Map and the POINT OH 
BEGINMNG. 

Area =I45.40 acres 
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NOTICE OF PUBLIC HEARING REGARDING . 
THE PROPOSED FORMATION OF COUNTY SERVICE AREA NO. 29 BANGS SUMMIT 
THE LEVY OF AN ANNUAL ASSESSMENT AND ASSESSMENT BALLOT PROCEDURE 

AND THE DISSOLUTION OF COUNTY SERVICE AREA NO. 20 SUMMIT 

NOTICE IS HEREBY GIVEN that on Tuesday, July 12, 2011, at the hour of 9:05 a.m., or as soon 
thereafter as the matter may be heard, in the Basement Chambers located in the CityICounty 
Administration Building, 1010 1 0 ~  Street, Modesto, California, the Board of Supervisors of Stanislaus 
County will hold a public hearing to consider the formation of County Service Area No.29 Bangs 
Summit and the levy of an annual assessment to pay for the proposed services; conduct an assessment 
ballot procedure, and consider the dissolution of County Service Area No. 20 Summit. County Service 
Area No. 29 will contain all that certain real property in the County of Stanislaus, State of California, 
particularly described as follows: 

All that certain real property being situate in the East Half of Section 5, Township 3 South, 
Range 9 East, Mount Diablo Meridian, in the County of Stanislaus, State of California, more 
particularly described as follows: 

Commencing at the East Quarter Corner of said Section 5, thence North 88'43'03" West 454.14 feet 
on the north line of the Southeast *A of said Section 5, said ?A section line also being the centerline of 
Bangs Avenue, to the northerly extension of the east line of Parcel 6 as shown on the Parcel Map 
recorded on May 9,2003 in Book 52 of Parcel Maps at Page 18, Stanislaus County Records, said 
intersection being the POINT OF BEGINNING of the herein described County Service Area No. 22: 

1) thence South 01'16'50" West 393.64 feet on said northerly extension and the east line of Parcels 
6 and 7 as shown on said Parcel Map to the southeast corner of said Parcel 7; 

2) thence South 56'59'46" West 151.71 feet on the southeasterly line of said Parcel 7 to a point on 
the east line of the deed filed for record as lnstrument No. 90-088310 of Official Records, 
Stanislaus County Records; 

3) thence North 01'14'02" West 29.82 feet on the east line of said Instrument No. 90-088310; 

4) thence South 88'45'58" West 30.00 feet on the north line of said Instrument No. 90-088310; 

5) thence South 01°14y02" East 48.40 feet on the west line of said Instrument No. 90-088310, to 
the southeasterly line of Parcel 8 as shown on said Parcel Map; 

6) thence South 56'59'46" West 384.19 feet on the southeasterly line of Parcels 8 and 9 as shown 
on said Parcel Map; 

7) thence South 65'54'43" West 986.31 feet on the southeasterly line of Parcels 10, 11, 12, 13 and 
the remainder to the most southerly point of said Parcel Map, said point being a point of 
curvature, non-tangent to the preceding course, concave southerly, having a radius of 5067.50 
feet, from which the radius point bears South 07'54'36" West; 



8) thence westerly, on the arc of said curve, through a central angle of 06"39'04", an arc distance of 
588.27 feet on the south line of said remainder and Lot A as shown on said Parcel Map; 

9) thence North 88'44'29'' West 152.17 feet continuing on the south line of said Lot A to the 
southwest corner of said Lot A; 

10) thence North 01'10'49'' West 1105.25 feet on the west line of said Parcel Map to the north line 
of the Southeast %I of said Section 5; 

11) thence North 01'38'05'' West 622.00 feet on the west line of Parcel A as shown on the Parcel 
Map recorded on October 5, 1972 in Book 15 of Parcel Maps at Page 32, Stanislaus County 
Records, to the northwest corner of said Parcel A; 

12) thence North 01'38'38'' West 626.82 feet on the west line of Parcel A and Parcel B as shown on 
the Parcel Map recordedton August 26, 1983 in Book 34 of Parcel Maps at Page 50, Stanislaus 
County Records to the northwest comer of said Parcel B; 

13) thence North 01'37'59'' West 560.81 feet on the west line of Parcel 1 as shown on the Parcel 
Map recorded on April 6, 1979 in Book 28 of Parcel Maps at Page 104, Stanislaus County 
Records to the northwest comer of said Parcel 1; 

14) thence South 89'26'39" East 749.51 feet on the north line of Parcel 1 and Parcel 2 as shown on 
said Parcel Map to the west line of Parcel 6 as shown on the Parcel Map recorded on June 22, 
1984 in Book 35 of Parcel Maps at Page 34, Stanislaus County Records; 

15) thence North 01'37'38'' West 864.55 feet on the west line of Parcels 4 ,5  and 6 and the northerly 
extension of said west line as shown on said Parcel Map to the north line of said Section 5; 

16) thence South 89'26'39" East 776.10 feet on the north line of said Section 5 to the northerly 
extension of the east line of Parcel 1 as shown on said Parcel Map; 

17) thence South 01'37'38" East 1153.99 feet on said northerly extension and the east line of Parcels 
1, 2 and 3 as shown on said Parcel Map, to the northwest comer of Parcel 1 as shown on the 
Parcel Map recorded on March 17, 2010 in Book 56 of Parcel Maps at Page 40, Stanislaus 
County Records; 

18) thence South 88'47'14" East 1020.90 feet on the north line of the subdivided area as shown on 
said map to the west right-of-way line of McHenry Avenue as shown on said Parcel Map; 

19) thence South 01'14'33'' Eastl36.85 feet on said west right-of-way line; 

20) thence North 88'45'27" East 5.00 feet continuing on said west right-of-way line; 

21) thence South 01'14'33" East 100.00 feet continuing on said west right-of-way line; 



22) thence South 88'45'27" West 5.00 feet continuing on said west right-of-way line; 

23) thence South 01°14'33" East 149.57 feet continuing on said west right-of-way line to the 
southeast corner of Parcel 4 as shown on said Parcel Map; 

24) thence North 88'42'03" West 395.08 feet on the south line of said Parcel 4 to the northeast 
corner of Parcel 1 as shown on the Parcel Map recorded on March 31, 2005 in Book 53 at Page 
69, Stanislaus County Records; 

25) thence South 01'42'22" East 390.38 feet on the east line of Parcel 1 and Parcel 2 as shown on 
said map to the southeast corner of said Parcel 2; 

26) Thence North 89'08'28'' West 5.34 feet to the northeast corner of Parcel 2 as shown the Parcel 
Map recorded on June 28, 1985 in Book 36 of Parcel Maps at Page 91, Stanislaus County 
Records: 

27) Thence South 01°42'30" East 364.26 feet on the east line of said Parcel 2 to the southeast corner 
of said Parcel 2; 

28) thence North 89O08'36" West 368.16 feet on the north line of Parcels 1 ,2  & 3 of the Parcel Map 
recorded on October 11, 1990 in Book 43 at Page 47, Stanislaus County Records to the 
northwest corner of Parcel 3 as shown on said map; 

29) thence South 01'37'38" East 417.66 feet on the west line of said Parcel 3 and the southerly 
extension of said west line to the centerline of Bangs Avenue as shown on said Parcel Map 
recorded in Book 52 of Parcel Maps at Page 18, Stanislaus County Records; 

30) thence South 88°43'03" East 370.05 feet on the centerline of Bangs Avenue to the northerly 
extension of the east line of Parcel 6 as shown on said Parcel Map and the POINT OF 
BEGINNING. 

Area =145.40 k acres 

BY ORDER OF THE BOARD OF SUPERVISORS 

DATED: May 24,201 1 

ATTEST: CHRISTINE FERRARO TALLMAN, Clerk of 
the Board of Supervisors 
of the County of Stanislaus, 
State of California 

BY: 
Elizabeth U n g ,  ~ s s i s t a n t w k  



I certify (or declare) under penalty of perjury
That the foregoing is true and correct and that
This declaration was executed at

MODESTO, California on

June 28th, 2011

(By Electronic Facsimile Signature)

DECLARATION OF PUBLICATION
(C.C.P. S2015.5)

COUNTY OF STANISLAUS
STATE OF CALIFORNIA

I am a citizen of the United States and a resident
Of the County aforesaid; I am over the age of
Eighteen years, and not a party to or interested
In the above entitle matter. I am a printer and
Principal clerk of the publisher
of THE MODESTO BEE, printed in the City
of MODESTO , County of STANISLAUS ,
State of California, daily, for which said
newspaper has been adjudged a newspaper of
general circulation by the Superior Court of the
County of STANISLAUS , State of California,
Under the date of February 25, 1951, Action
No. 46453; that the notice of which the annexed is
a printed copy, has been published in each issue
there of on the following dates, to wit:

Jun 28, 2011

NOTICE OF PUBLIC HEARING
REGARDING THE PROPOSED

FORMATION OF COUNTY SERVICE
AREA NO. 29 BANGS SUMMIT,

THE LEVY OF AN ANNUAL
ASSESSMENT AND ASSESSMENT
BALLOT PROCEDURE AND THE

DISSOLUTION OF COUNTY SERVICE
AREA NO. 20 SUMMIT

NOTICE IS HEREBY GIVEN that on
Tuesday, July 12, 2011, at the hour of 9:05
a.m., or as soon thereafter as the matter
may be heard, in the Basement Chambers
located in the City/County Administration
Building, 1010 10th Street, Modesto, Cali-
fornia, the Board of Supervisors of
Stanislaus County will hold a public hear-
ing to consider the formation of County Ser-
vice Area No.29 Bangs Summit and the le-
vy of an annual assessment to pay for the
proposed services; conduct an assessment
ballot procedure, and consider the disso-
lution of County Service Area No. 20 Sum-
mit. County Service Area No. 29 will contain
all that certain real property in the County of
Stanislaus, State of California, particularly
described as follows: All that certain real
property being situate in the East Half of
Section 5, Township 3 South, Range 9
East, Mount Diablo Meridian, in the Coun-
ty of Stanislaus, State of California, more
particularly described as follows: Com-
mencing at the East Quarter Corner of said
Section 5, thence North 88°43'03" West
454.14 feet on the north line of the South-
east 1/4 of said Section 5, said 1/4 section
line also being the centerline of Bangs Av-
enue, to the northerly extension of the east
line of Parcel 6 as shown on the Parcel
Map recorded on May 9, 2003 in Book 52
of Parcel Maps at Page 18, Stanislaus
County Records, said intersection being
the POINT OF BEGINNING of the herein
described County Service Area No. 22:
1) thence South 01°16'50" West 393.64 feet
on said northerly extension and the east
line of Parcels 6 and 7 as shown on said
Parcel Map to the southeast corner of said
Parcel 7;
2) thence South 56°59'46" West 151.71 feet
on the southeasterly line of said Parcel 7 to
a point on the east line of the deed filed for
record as lnstrument No. 90-088310 of Offi-
cial Records, Stanislaus County Records;
3) thence North 01°14'02" West 29.82 feet
on the east line of said Instrument No. 90-
088310;
4) thence South 88°45'58" West 30.00 feet
on the north line of said Instrument No. 90-
088310;
5) thence South 01°14'02" East 48.40 feet on
the west line of said Instrument No. 90-
088310, to the southeasterly line of Parcel 8
as shown on said Parcel Map;
6) thence South 56°59'46" West 384.19 feet
on the southeasterly line of Parcels 8 and 9
as shown on said Parcel Map;
7) thence South 65°54'43" West 986.31 feet
on the southeasterly line of Parcels 10, 11,
12, 13 and the remainder to the most south-
erlypointofsaidParcelMap,saidpointbe-
ing a point of curvature, non tangent to the
preceding course, concave southerly, ha-
ving a radius of 5067.50 feet, from which
the radius point bears South 07°54'36"
West;
8) thence westerly, on the arc of said curve,
through a central angle of 06°39'04", an arc
distance of 588.27 feet on the south line of
said remainder and Lot A as shown on
said Parcel Map;
9) thence North 88°44'29" West 152.17 feet
continuing on the south line of said Lot A to
the southwest corner of said Lot A;
10) thence North 01°10'49" West 1105.25
feet on the west line of said Parcel Map to
the north line of the Southeast 1/4 of said
Section 5;
11) thence North 01°38'05" West 622.00 feet
on the west line of Parcel A as shown on
the Parcel Map recorded on October 5,
1972 in Book 15 of Parcel Maps at Page
32,StanislausCountyRecords, to thenorth-
west corner of said Parcel A;
12) thence North 01°38'38" West 626.82 feet
on the west line of Parcel A and Parcel B
as shown on the Parcel Map recorded on
August 26, 1983 in Book 34 of Parcel Maps
at Page 50, Stanislaus County Records to
the northwest corner of said Parcel B;

13) thence North 01°37'59" West 560.81 feet
on the west line of Parcel 1 as shown on
the Parcel Map recorded on April 6, 1979 in
Book 28 of Parcel Maps at Page 104,
Stanislaus County Records to the north-
west corner of said Parcel 1;
14) thence South 89°26'39" East 749.51 feet
on the north line of Parcel 1 and Parcel 2 as
shown on said Parcel Map to the west line
of Parcel 6 as shown on the Parcel Map
recorded on June 22, 1984 in Book 35 of
Parcel Maps at Page 34, Stanislaus Coun-
ty Records;
15) thence North 01°37'38" West 864.55 feet
on the west line of Parcels 4, 5 and 6 and
the northerly extension of said west line as
shown on said Parcel Map to the north line
of said Section 5;
16) thence South 89°26'39" East 776.10 feet
on the north line of said Section 5 to the
northerly extension of the east line of Par-
cel 1 as shown on said Parcel Map;
17) thence South 01°37'38" East 1153.99
feet on said northerly extension and the
east line of Parcels 1, 2 and 3 as shown on
said Parcel Map, to the northwest corner of
Parcel 1 as shown on the Parcel Map
recorded on March 17, 2010 in Book 56 of
Parcel Maps at Page 40, Stanislaus Coun-
ty Records;
18) thence South 88°47'14" East 1020.90
feet on the north line of the subdivided area
as shown on said map to the west right-of-
way line of McHenry Avenue as shown on
said Parcel Map;
19) thence South 01°14'33" East 136.85 feet
on said west right-of-way line;
20) thence North 88°45'27" East 5.00 feet
continuing on said west right-of-way line;
21) thence South 01°14'33" East 100.00 feet
continuing on said west right-of-way line;
22) thence South 88°45'27" West 5.00 feet
continuing on said west right-of-way line;
23) thence South 01°14'33" East 149.57 feet
continuing on said west right-of-way line to
the southeast corner of Parcel 4 as shown
on said Parcel Map;
24) thence North 88°42'03" West 395.08 feet
on the south line of said Parcel 4 to the
northeast corner of Parcel 1 as shown on
the Parcel Map recorded on March 31,
2005 in Book 53 at Page 69, Stanislaus
County Records;
25) thence South 01°42'22" East 390.38 feet
on the east line of Parcel 1 and Parcel 2 as
shown on said map to the southeast corner
of said Parcel 2;
26) Thence North 89°08'28" West 5.34 feet
to the northeast corner of Parcel 2 as
shown the Parcel Map recorded on June
28, 1985 in Book 36 of Parcel Maps at
Page 91, Stanislaus County Records;
27) Thence South 01°42'30" East 364.26
feet on the east line of said Parcel 2 to the
southeast corner of said Parcel 2;
28) thence North 89°08'36" West 368.16 feet
on the north line of Parcels 1, 2 & 3 of the
Parcel Map recorded on October 11, 1990
in Book 43 at Page 47, Stanislaus County
Records to the northwest corner of Parcel 3
as shown on said map;
29) thence South 01°37'38" East 417.66 feet
on the west line of said Parcel 3 and the
southerly extension of said west line to the
centerline of Bangs Avenue as shown on
said Parcel Map recorded in Book 52 of
Parcel Maps at Page 18, Stanislaus Coun-
ty Records;
30) thence South 88°43'03" East 370.05 feet
on the centerline of Bangs Avenue to the
northerly extension of the east line of Par-
cel 6 as shown on said Parcel Map and the
POINT OF BEGINNING. Area =145.40 ±
acres
BY ORDER OF THE BOARD OF SU-
PERVISORS. DATED: May 24, 2011. AT-
TEST: Christine Ferraro Tallman, Clerk of
the Board of Supervisors of the County of
Stanislaus, State of California; BY: Eliza-
beth A. King, Assistant Clerk
Pub Dates: June 28, 2011

CASE NO. 10117907 key 69230


