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STATEMENT OF ASSESSMENT ENGINEER’S 

Statement of Assessment Engineer 

AGENCY: THE CITY OF AMERICAN CANYON 
 
PROJECT: CITY OF AMERICAN CANYON LANDSCAPE AND LIGHTING ASSESSMENT DISTRICT  
 
TO:  THE CITY COUNCIL OF THE 
  CITY OF AMERICAN CANYON 
  STATE OF CALIFORNIA 
 

ENGINEER’S REPORT FOR FISCAL YEAR 2025-26 

The preparation of this Annual Engineer’s Report (“Report”) is in conformance with the obligation of the City Council for 

the American Canyon Landscape and Lighting Assessment District of the City of American Canyon to provide landscaping 

services upon each lot or parcel of land in the district in proportion to the estimated benefit to be received by each such 

lot or parcel of land for Fiscal Year 2025-26. 

Pursuant to the Landscaping and Lighting Act of 1972 (Part 2 Division 15 of the Streets and Highways Code of the State of 

California, commencing with Section 22500) (“Act”), Article XIIID, Section 4(a) of the State of California Constitution, and 

in accordance with the City of American Canyon’s Resolution being adopted by the City Council for:  

CITY OF AMERICAN CANYON LANDSCAPE AND LIGHTING ASSESSMENT DISTRICT 

(Hereinafter referred to as the “District”),   

I, Alison Bouley, authorized representative of the District, the duly appointed Assessment Engineer submit the following 

Report which consists of the following four (4) parts and Appendices: 

PART I 

Description of Improvements: This part provides a general description of improvements proposed to be maintained in 

the District. Plans and specifications for the improvements are on file with the District Engineer. 

PART II   

Estimate of Cost: This part contains the cost estimate of the proposed maintenance including incidental costs and 

expenses for Fiscal Year 2025-26. 
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PART III 

Method of Apportionment of the Assessments: This part describes the method of apportionment of assessments, based 

upon parcel classification of land within the District in proportion to the estimated special benefits to be received. The 

costs and expenses of the District have been assessed upon the parcels of land within the boundaries of District pursuant 

to the initial methodology established at the time of formation, in 2001. For particulars as to the identification of parcels, 

reference is made to the District Diagram. 

Appendices 

Appendix A – Assessment Diagrams for the District 
Appendix B – Assessment Roll 
 
In conclusion, it is my opinion that the costs and expenses of the District have been assessed to the lots and parcels within 

the boundaries of the District in proportion to the estimated benefits to be received by each lot or parcel from the services 

provided.  

 

DATED this 7th day of July, 2025 

 

  

  

      ___________________________________________ 

      Alison Bouley, P.E., Assessment Engineer 

      R.C.E. No. C61383  

      Engineer of Work 
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PART I – PLANS AND SPECIFICATION 

Plans and Specifications 

PURPOSE 

The purpose of this report is to set forth findings and the engineering analysis for the American Canyon Landscaping & 

Lighting District, City of American Canyon (City), for the subject year as directed by the City Council of the City of American 

Canyon (City Council), pursuant  to Section 22620 of the Streets & Highways Code (Landscaping & Lighting Act of 1972) 

and Articles XIII C and D of the California State Constitution (Proposition 218). 

BACKGROUND 

The American Canyon Landscaping & Lighting Assessment District (Assessment District) was formed in January 2001 to 

provide a dedicated source of funds to cover the costs associated with the operation and maintenance of landscaping and 

lighting improvements which provide a special benefit to the parcels within the La Vigne Subdivision (Zone 1). Both 

Proposition 218 and the Landscape and Lighting Act of 1972 require that the Engineer’s Report approved at the time of 

formation for the District establish a method of assessment, a maximum assessment amount, and any escalation factors 

that will be used to allow the annual assessments to keep pace with inflation. In order to take inflation into account, the 

2001 formation proceedings allowed assessments to be escalated in accordance with the All Urban Consumers (San 

Francisco Area) CPI from the U. S. Department of Labor, Bureau of Labor Statistics. Maximum Assessments may be 

increased annually by the approved inflation factor without the need to provide notices and assessment ballots to 

property owners within the Assessment District. However, if the City proposes increasing maximum assessments in an 

amount above the approved inflation factor, it must conduct an assessment balloting process in accordance with 

Proposition 218.  

Once an Assessment District is created, it is possible to annex new zones or areas into existing zones as new subdivisions 

are developed and new facilities require maintenance. Since 2001, the Vintage Ranch Subdivision (Zone 2) and the Napa 

Junction Mixed Use Development (Zone 3) have been annexed into the Assessment District. In July of 2020, the Villages 

at Vintage Ranch, a 159 unit apartment complex was annexed into Zone 2. The same CPI escalator provision was also 

approved for these projects at the time they were annexed to the Assessment District.  

The Landscaping & Lighting Act of 1972 requires that an Engineer's Report be prepared and adopted by the City Council 

each year in order to levy and collect assessments in any following fiscal year. The City Council has appointed Harris & 

Associates as the Engineer of Work and directed the preparation and filing of this Annual Engineer's Report.  

This Engineer's Report outlines the facilities to be maintained, the budgets proposed for this maintenance, and the 

assessments necessary to support these budgets. This Engineer’s Report documents any land use changes in the zones 

(i.e., new subdivisions) and any proposed annexations. This Engineer’s Report calculates the maximum allowable 

assessment for each zone based on the annual CPI escalator percentage (2.76% for 2025) and provides clear confirmation 

that the proposed assessments do not exceed the approved maximum including adjustments for inflation for each zone.  
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The table below summarizes the maximum annual assessments allowed in Zones 1, 2 and 3, including the CPI increases, 

and compares the prior year assessments to the assessments proposed to be levied and collected in Fiscal Year (FY) 2025-

26. As shown, the proposed assessment within each Zone is less than the Maximum Assessment allowed, thus Proposition 

218 balloting is not required in any zone.  

 

Notes: 

1 Refer to “FY 2024-25 Annual Engineer’s Report” for details on FY 2024-25. 

2 United States Department of Labor, Bureau of Statistics, All Urban Consumers CPI (San Francisco Area), 

Annual average 2024 to 2025 = 2.76272 % (348.417/339.050 = 1.027627194).                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                            

The total proposed Assessments for FY 2025-26 for all three Zones is $702,627. Expenses include $1,473,488, with 

$202,806 contributed to operating reserves and $568,055 taken from capital reserves. The General Fund will also 

contribute a total of $32,300 to account for a portion of the general benefit conferred for use in the District parks, to 

parcels and/or individuals not within the District boundaries but within a one-half mile radius of the parks. This is based 

on the service radius of neighborhood parks as defined in the City’s Parks Master Plan.     

 

FACILITIES 

ZONE 1 – LA VIGNE 

Improvements Maintained 

Zone 1 provides for the funding of the following improvements, illustrated on the Zone 1 Assessment Diagram found 

in Appendix A: 

1. The maintenance and operation including repair, replacement, and servicing of street light standards, luminaries, 

wiring, and appurtenances necessary to provide street lighting within Zone 1.  

2. The installation, maintenance and operation to include repair, replacement and servicing of street trees, shrubs, 

planting and irrigation systems together with earth berms, slopes, curbs, root deflectors, decorative paving, 

masonry walls and concrete or wood appurtenances, all as delineated on the improvements plans for A.P.N. 059‐

100‐006 prepared by Carlson, Barbee & Gibson, Inc. dated June 1, 1999 or as specified in the City of American 

Canyon Public Works Department, Engineering Division Standard Details and Specifications.  Specifically, this work 
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includes the following:  

• Along the entire north side of Parcel A: landscaping and the public walkway adjacent to the creek running 

through La Vigne subdivision.  

• Parcel B: landscape right‐of‐way area along east side of Flosden Road including the median area directly 

adjacent to parcel B; landscape and park area north of Parcel A and south of the north Via Bellagio entry 

including the entry monument and the median area in Via Bellagio and special amenities.  

• Parcel C: landscape right‐of‐way area along east side of Flosden Road including the median area directly 

adjacent to Parcel C; landscaping and detention basin landscaping including entry monument and special 

amenities and the median area within Via Bellagio.  

• Parcel D: landscape right‐of‐way area along east side of Flosden Road, including the median area directly 

adjacent to Parcel D; landscaping and sound wall west of Parcel J including entry monument and special 

amenities.  

• Parcel E: landscape right‐of‐way area along east side of Flosden Road including the median area directly 

adjacent to Parcel E and right‐of‐way area along south side of American Canyon Road to Via Firenze; 

median landscape areas within Via Firenze at the intersection of American Canyon Road, landscaping and 

sound wall north and west of La Vigne Unit 1 including entry monuments and special amenities.  

• Parcel F: landscape right‐of‐way area along south side of American Canyon Road to the wetlands 

restoration area, asphalt and DG trail, sound wall and landscape area north of Parcel F, entry monuments, 

and special amenities.  

• Parcel G: Asphalt trail extending from Parcel F to southern subdivision boundary. 

• Parcel H: Special amenities and landscape within park site, “Via Bellagio Park.”  

• Parcel K: Special amenities and landscape within park site, “Pelleria Park.”  

• Via Bellagio including the entire length of the landscape right‐of‐way area from back of curb to face of 

sidewalk including ancillary medians that intersect Via Bellagio from adjoining parcels and neighborhoods. 

Entry monuments are not included as they are noted in other parcel descriptions. 

The assessments collected in the Zone may also fund any and all incidental expenses in connection there to, all as 

more particularly authorized pursuant to the Landscaping and Lighting Act.  

Property Assessed 

Zone 1 is built out and no new annexations are proposed for FY 2025-26. Zone 1 has 466.0 Equivalent Single-Family 

Dwelling (ESD) units, the same as last year.  

Proposed Budgets  

All Zone 1 improvements have been completed and accepted. The total proposed Zone 1 budget (Total Expenses) for 

FY 2025-26 is $359,933. This budget is based on current landscaping contracts, expected increases in landscaping 

contracts based on preliminary bids, historical cost review, and professional estimates of labor efforts required to 
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maintain the facilities.  

The proposed funding will be $214,257 from FY 2025-26 assessments, and $145,676 from available reserves.    

A Capital Reserve and Replacement study was completed during the 2020-21 fiscal year to identify the increased 

services to be provided and to determine the annual costs to be assessed to the property owners for the eventual 

replacement of certain improvements. The Capital Reserve and Replacement study will also be used to project future 

assessments for the Zone, and funds will need to be accumulated to account for those additional costs. Funds were 

included in the FY 2023-24 budget for several capital improvement projects, including resurfacing the playground at 

Via Bellagio Park, irrigation controller upgrades and replacement of the playground bark. These projects have all been 

completed as of Fiscal Year 2024-25.  

Proposed Assessments  

The proposed Zone 1 annual assessment rate to levy and collect is proposed to be $459.78 per ESD. This represents 

an increase of 2.76% which is below the allowable maximum assessment. The new maximum annual assessment for 

Zone 1 is $727.06 per ESD which includes the 2.76% annual CPI increase.    

ZONE 2 – VINTAGE RANCH  

Improvements Maintained 

Zone 2 provides funding for the maintenance of landscaping, public walkways, creeks and their related improvements, 

creek trails, landscaping related to water quality basins and ponds, streetscapes, Class 1 bikeways, walls and fences, 

maintenance and electricity of street lighting, a portion of intersection traffic signals, and parks within Vintage Ranch.  

The Assessment Diagram in Appendix A illustrates the location of these improvements including:    

• Silver Oak Park, “LOT A”  

• Shenandoah Park, “LOT H”  

• PG&E Linear Park, “LOT F” 

• Environmentally sensitive areas located on Lots A, C, D, G & in setback areas and ponds 1 

• The Creek Trail System along the south side of the tract, north of parcel C 

• Streetscapes within Vintage Ranch, including landscaped areas at the end of Farentino and the end of the 

Newhall right-of-way (at the dead end) 

• The Class 1 Bikeway on Newell Drive  

• Fence and Wall Maintenance  

• Water Quality Basins 1, 2, 3 & 4  

• Street Lighting  

• 25% of the traffic signals at Flosden and American Canyon Road; Silver Oak and American Canyon Road, Newell 

and Silver Oak, and Donaldson and Highway 29  

The assessments collected may also fund any and all incidental expenses in connection therewith, all as more 

particularly authorized pursuant to the Landscaping and Lighting Act of 1972. 

 



Engineer’s Report 
Landscape and Lighting Assessment District 
City of American Canyon 
Fiscal Year 2025-26 
  

 7 

 

Property Assessed  

The FY 2025-26 assessments are proposed to be levied on 860.40 ESD units, which remain unchanged from the ESD 

units the previous year, as this zone is fully developed. Part III provides additional discussion and findings related to 

the benefits provided by the zone and the parcels that receive these benefits.  

In Fiscal Year 2020-21, the Villages at Vintage Ranch, a 159-unit apartment complex on the northeast corner of 

American Canyon Road and Highway 29, was annexed into Zone 2 of the LLAD. This annexation increased the Zone 

ESD by 95.40, bringing the total Zone ESD to 860.40 beginning in 2020-21 as mentioned above.  

Proposed Budgets  

The total proposed Zone 2 budget (Total Expenses) for FY 2025-26 is $828,055. This budget is based on current 

landscaping contracts and expected increases based on preliminary bids, historical cost review, and professional 

estimates of labor efforts required to maintain the facilities.   

The proposed funding will be $308,729 from FY 2025-26 assessments, and $519,326 from available reserves. This 

includes a $32,300 contribution from the general fund to account for general benefit for the use of Shenandoah and 

Silver Oak parks. Funds have been included in the FY 2025-26 budget for a capital improvement project to include a 

permanent restroom at Silver Oak Park.     

The proposed budget includes the full year maintenance funding for all facilities including the Environmentally 

Sensitive Areas.  

Proposed Assessments  

The proposed Zone 2 annual assessment rate to levy and collect is proposed to be $358.82. This represents an increase 

of 6.00% which is still below the allowable maximum assessment. The new maximum annual assessment for Zone 2 is 

$1,114.47 per ESD which includes the 2.76% annual CPI increase.  

ZONE 3 – NAPA JUNCTION MIXED USE PROJECT  

Improvements Maintained 

Zone 3 maintains landscaping, streetscape, bikeways, landscaping related to water basins, park areas, fencing, street 

lighting and traffic signals within the Napa Junction Mixed Use Project. The Assessment Diagram in Appendix A 

illustrates the location of these improvements specifically:   

• Streetscapes 

• Class 1 Bikeways  

• Highway 29 Ditch (Water Quality Basin 1)  

• Small Park (Water Quality Basin 3)  

• Street Lighting  

• 25% of the traffic signal at Eucalyptus and Highway 29  

• Caltrans right-of-way maintenance along the westerly border of the zone adjacent to the Napa Junction Phase 
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I & II commercial development 

• Improvements along the north and south sides of Napa Junction Road as part of the Napa Junction III 

development 

• Multi-Use path/utility access road along the western property line of the Napa Junction III development 

• Parcel 4 – Open space and wetlands parcel 

The assessments collected may also fund any and all incidental expenses in connection therewith, all as more 

particularly authorized pursuant to the Landscaping and Lighting Act of 1972.  

Property Assessed 

During the annexation proceedings for Zone 3, it was determined the benefits received from certain improvements 

would be more equitably spread by the acreage, or portion thereof, of each parcel while the benefits received from 

certain other improvements would be more equitably spread by Equivalent Single-Family Dwelling (ESD) units.  

Zone 3 therefore has a two-part assessment formula that includes both ESD units and Acres. The Method of 

Apportionment of Assessment (Part C) includes a complete description of the methodology used to calculate 

assessments.  

The FY 2025-26 assessments are proposed to be levied on 570.92 ESD units which is the same number of units from 

the previous year. The FY 2025-26 assessments are proposed to be levied on 46.04 acres which is also the same 

number of acres from the previous year. No annexations are proposed for FY 2025-26. 

A mixed use (multi-family residential/commercial) development (commonly referred to as Napa Junction III), 

Assessor Parcel Number (APN) 059-020-001-000 was annexed into Zone 3 during the FY 2015-16 annual assessment 

process. It will be a phased development with street lighting and landscaping improvements to be serviced as a part 

of the overall Zone 3 budget.  Because there were improvements in place to maintain during FY 2016-17, these new 

parcels were assessed at the same rate as those within Napa Junction I & II beginning in FY 2016-17.   

Proposed Budgets  

The total proposed Zone 3 expenses for FY 2025-26 are $285,500. This budget is based on current landscaping 

contracts, expected increases in landscaping contracts based on preliminary bids, historical cost review, and 

professional estimates of labor efforts required to maintain the facilities. The proposed funding will be $179,640 from 

FY 2025-26 assessments and $105,860 from available reserves. No general fund contributions are proposed.  

 

Proposed Assessments  

The proposed annual assessment to levy and collect for each parcel within Zone 3 is $1,109.00 per acre or portion 

thereof and $225.22 per ESD. This represents an increase of 2.76%, which is below the allowable maximum assessment 

per ESD/Acre.  The new maximum assessment is $2,458.60 per acre or portion thereof and $407.58 per ESD. The new 

maximum assessments include the allowed 2.76% CPI increase.   
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PART II – COST ESTIMATE 

Cost Estimate 

The attached sheets include the budgets for FY 2025-26 for all those costs associated with the operation and maintenance 

in Zones 1, 2, and 3 within the Assessment District. The budget format has been modified to more closely match the format 

of the City’s Annual Budget. The total budget summary for FY 2025-26 for the Assessment District is as follows:  

     

   

As 
Preliminarily 

Filed with 
City 

As Presented at 
Public Hearing  

 Zone 1 Budget $359,933 $359,933  

 Zone 2 Budget $828,055 $828,055  

 Zone 3 Budget $285,500 $285,500  

 

Operating Reserve 
Contributions ($202,806) ($202,806)  

 

Capital Reserve 
Contributions ($568,055) ($568,055)  

 

Balance to 
Assessment $702,627 $702,627  
     

 
 

The planned capital expenditures for each Zone for Fiscal Year 2025-26 are shown in the budget for each Zone and will be 

funded using the available Capital Reserve Funds for that Zone. 

The budgets shown on the following pages for each Zone reflect the FY 2023-24 Actual Budgets, the FY 2024-25 Estimated 

Year End amounts and the Proposed Budgets for FY 2025-26. The Projected Budgets for FY 2026-27 are also shown and 

are based upon the Proposed Budgets for FY 2025-26 with a projected cost increase of 2% per year where applicable or 

as shown on the budget page. The year-to-date FY 2024-25 expenditures are available on the City’s website or the City’s 

Finance Division. 

The budgets for each Zone also show the estimated fund balance (unrestricted, or Operating Reserve and restricted, or 

Capital Reserve) for the zone. Also shown for each Zone, is the Maximum Allowable Assessment based upon the annual 

change to the Consumer Price Index as approved at the time the Assessment District was formed, the recommended 

Assessments for FY 2025-26, and the level of assessment that would be required to fully fund the Assessment District if 

funds from the reserve fund(s) were not used/available to reduce the total amount which needed to be levied.   
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The following definitions describe the costs and expenses included in the District Budget: 

Maintenance Cost 

General Repairs and Maintenance (Code-42310):  This item includes the costs of materials, supplies and contract services 

for the repair and/or maintenance of district facilities and improvements including irrigation system repairs, maintenance 

of landscaping related to water quality basins and appurtenant facilities, repairs to play structures, concrete or asphalt 

pathways, decorative entry walls and other improvements as listed in this report within the District.  This item also includes 

costs of incidental miscellaneous materials and supplies used by City staff for the maintenance and repair of Assessment 

District improvements. 

Electric (Code-43210): This item includes the costs to furnish electricity required for the operation and maintenance of 

the sprinklers and irrigation controllers, and streetlights.  

Water (Code-43230): This item includes the costs to furnish irrigation water for the landscaping within the District. 

Capital Repair/Maintenance Costs 

Funds will be transferred annually from the restricted reserve fund balance within each zone as needed to fund the 

completion of the projects listed in the current year’s budget for each of the zones. Any funds not expended will remain 

in the restricted reserve until needed for the completion of future capital projects or major maintenance activities. This 

will include the replacement/rehabilitation of the facilities shown in the capital reserve plan which is being developed for 

each zone.  

District Expenses 

Engineering Contract Services (Code-42130): This item includes the costs for the preparation of the Annual Engineer’s 

Report and Assessment Roll as required by law for the placement of the assessments on the property tax roll.  

Inspection/Contract Documents/LLAD Administration (Code-48115): This item includes the costs of all departments and 

staff and consultants of the City for providing the coordination of District services, contract management, inspections, 

annual bid management, responding to public concerns, public education, and procedural matters associated with the 

District.   

Napa County Auditor Charges (Code-42290): This item includes the cost charged by the County for the placement and 

collection of the assessments on the County Property Tax roll.  
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Reserve Funds 

Un-Restricted/Operating Reserve Collection: This item includes the amount to be collected to maintain reserves to enable 

the City to pay for the maintenance and servicing of the improvements prior to December 10 of the fiscal year, or 

whenever the City expects to receive its apportionment of special assessments and tax collections from the County, 

whichever is later.  The Reserve Fund contribution will continue until such a time the Reserve Fund balance is 

approximately one half of the annual costs.  

Repair/Replacement – Restricted/Capital Reserve:  This item includes funds for the repair/replacement of improvements 

or the installation of new improvements to further enhance the level and quality of service provided within the boundaries 

of the District. The fund may be allowed to accumulate in anticipation of any unforeseen expenses not included in the 

yearly maintenance costs. This may include but is not limited to the repair/replacement of improvements at the end of 

their useful life, upgrading or enhancement of improvements within the District, repair of damaged equipment due to 

vandalism, storms, and other similar events where the costs cannot be covered by the annual assessment levy.   

General Fund Contribution for Parks: This item accounts for the general benefit portion of the maintenance costs for parks 

and the special benefit to parcels outside the district boundary.   

Neighborhood Park Service Area:  The City of American Canyon’s Parks Master Plan establishes a standard service radius 

of one-half mile for neighborhood parks. This means any parcels located within a half-mile radius of a neighborhood park 

could potentially receive benefit from that park because all residents can access and use the park amenities. 

The parks were installed as a condition of development and as a part of the specific developments surrounding the parks. 

Those parks confer a special benefit to the parcels within the Neighborhood Park Service Area, of which those 

developments are located and can be assessed. There are also parcels outside the District boundary that receive special 

benefit from the park improvements. The parcels within the District may only be assessed for their share of special benefit 

from the park improvements. The share of special benefit received by parcels outside the District must be funded by 

sources other than District assessments, they cannot be assessed to the parcels within the District. 

The General Fund Contribution for Parks, shown on the District budget pages, accounts for the portion of special benefit 

conferred to parcels outside the District but inside a one-half mile radius of the parks, as well as the general benefit 

portion. A portion of this contribution is also from rental revenue received from individuals renting the park for personal 

activities. 
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PART III – METHOD OF APPORTIONMENT 

Method of Apportionment 

Initial apportionment information relating to all zones and made a part of this report by reference here, can be found in 

the City of American Canyon Maintenance District No. 2001‐02‐ (A.P.N. 059‐100‐006) Engineer's Report, Establishment of 

District and Assessments for FY 2001‐02, Part D, City of American Canyon Maintenance District No. 2001‐02‐ (A.P.N. 059‐

100‐006) Method of Assessment. The following is a brief description of the manner the annual assessment has been 

apportioned to each parcel in Zones 1, 2 and 3 within the Assessment District consistent with the approved method. 

GENERAL 

Part 2 of Division 15 of the Streets and Highways Code, the Landscaping and Lighting Act of 1972, permits the 

establishment of assessment districts by cities for the purpose of providing certain public improvements which include 

operation, maintenance, rehabilitation, and servicing of streetlights, traffic signals, parks and landscaping. 

The 1972 Act requires that maintenance assessments be levied according to benefit rather than according to assessed 

value. Section 22573 provides that: 

"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 benefit to be received by each such lot or parcel from the improvements." 

The Act permits the designation of zones of benefit within any individual assessment district if "by reasons or variations 

in the nature, location, and extent of the improvements, the various areas will receive different degrees of benefit from 

the improvement" (Sec. 22547). Thus, the 1972 Act requires the levy of a true "assessment" rather than a "special tax." 

In addition, Prop. 218 requires that a parcel's assessment may not exceed the reasonable cost of the proportional special 

benefit conferred on that parcel. Prop. 218 provides that only special benefits are assessable, and the City must separate 

the general benefits from the special benefits. 

SPECIAL BENEFIT ANALYSIS 

The Assessment District provides for the maintenance and repair of public parks and landscaping, landscaping related to 

water quality basins, environmentally sensitive areas, trails, bikeways, streetlights, and traffic signals. As determined at 

the time of formation, when these facilities are well maintained and in good working order, they provide benefits that are 

unique and special to the property within the district including: 
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• Satisfaction of project design and mitigation requirements included within the CEQA documents for the 

development included in each zone. Satisfying these requirements uniquely benefits the property in the zone 

because it allows the various land uses being developed.  

• Satisfaction of Conditions of Approval for the development included in each zone. Satisfying these requirements 

uniquely benefits the property in the zone because it allows the various land uses being developed.  

• Provision of public safety benefits resulting from well-lit streets. Street lighting uniquely benefits the property 

within the zones that are adjacent to the lighting provided.  

• Provision of public safety benefits resulting from functioning traffic signals. Traffic signals benefit property 

within the zone by providing for safe ingress and egress from the property. Traffic signals also provide general 

benefits to all motorists that are able to travel safely on the roadway system. Twenty-five percent of the traffic 

signal maintenance costs are allocated to the benefiting zones reflecting the approximate amount of trips 

associated with development in the zones.  

• Provision of public safety benefits resulting from the maintenance of water quality detention basins. The water 

quality detention basins are part of the storm water management system which allows for adequate drainage 

and prevents flooding and destruction of landscape amenities within the zones. Adequate drainage and 

protection from flooding is a unique and special benefit to the properties within the zones.  

• Provision of public recreation benefits resulting from the parks and open spaces. The parks and open spaces 

within each zone are designed as local features that are integrated within the development and easily accessible 

to neighboring properties. These features are part of the overall park system, which also includes community 

facilities, which provide more regionally appropriate facilities (ball fields etc.). The local parks and open spaces 

uniquely benefit the property within each zone because they have been designed to be accessible and useful for 

the developed property in each zone.  

• Provision of aesthetic benefits resulting from parks, open space, and other landscaping features. The parks, 

open space and landscaping features are internal or directly adjacent to the properties in the zone, hence the 

aesthetic benefits provided from well-maintained landscaping features are experienced by the properties in the 

zone.  

• Provision of public safety benefits resulting from the maintenance of parks and open spaces. Unmaintained 

parks and open spaces can attract litter, vectors and other undesirable features that create health and safety 

problems for adjoining properties. Adequate maintenance uniquely benefits the property in each zone because 

these potentially adverse effects do not occur.  
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GENERAL BENFIT ANALYSIS 

Although the improvements may be visible to passersby or to the public at large, the improvements were installed as 

a requirement for the development of the zones and are designed for the benefit of properties within the zones. As 

mentioned above, the City contributes funds from the general fund to account for park usage by residents living 

outside the zones. This contribution was determined by identifying and separating the special and general benefit 

portions of the costs to maintain the parks. The City also makes contributions to landscaping improvements, upgrades, 

and replacements, acknowledging that there is some general benefit from the landscaping conferred to all residents 

of the City. 

METHOD OF APPORTIONMENT 

ZONES 1 AND 2 METHOD OF ASSESSMENT 

The method of apportionment (spread) equates all parcels in Zones 1 and 2 to an Equivalent Single-Family Dwelling (ESD) 

unit, or portion thereof. The following ESD units were established for the American Canyon Landscaping and Lighting 

Assessment District, at its formation, and reflect the relative benefit accruing to parcels of land, in various stages of 

development, from the landscape and lighting facilities:    

1. Vacant parcel in undeveloped area; 1/10 unit per parcel  

2. Vacant parcel in developed area; 1/2 unit per parcel  

3. Single dwelling parcel; 1 per unit  

4. Multi-Family dwelling; 0.60 per unit 

Vacant parcels in undeveloped areas experience the benefits provided from satisfying approval conditions but not the full 

benefits experienced when the facilities maintained by the zone are operational hence, they are assigned 1/10 of an ESD 

unit. Vacant parcels in developed areas experience the benefits provided from satisfying approval conditions and the 

public safety benefits associated with sound drainage systems. These parcels also experience some fraction of the benefits 

associated with safe lighting and ingress and egress but not at the same level as a fully developed parcel, hence they are 

assigned 1/2 of an ESD unit. Fully developed parcels experience all benefits provided by the zone. Because the land uses 

on both Zone 1 and 2 are relatively uniform single-family dwelling units, benefits are experienced equally. This relative 

equality of benefits results in an assessment methodology that spreads costs equally at full build out.  

ESD units for each zone are determined annually based on the development pattern. Each zone's operation and 

maintenance expenses for the upcoming fiscal year is then divided by the total number of ESD units in order to calculate 

the annual cost per ESD unit (assessment rate) for the upcoming fiscal year. The annual assessment for each parcel is 

calculated by multiplying the annual cost per ESD unit (assessment rate) by the total number ESD units on the parcel in 

the upcoming fiscal year.  
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The method of apportionment for Zones 1 and 2 can be expressed mathematically as:  

Cost per ESD Unit (Rate) = Fiscal Year Budget for Zone / Total Number of ESD Units in Zone 

Assessment per Parcel = Cost per ESD Unit (Rate) x No. of ESD Units on Parcel 

Although Section 22663 of the Streets and Highways Code typically requires that public property not be assessed, Article 

XIII, Section 4(a) of Proposition 218 requires that public property shall not be exempt from assessment if the property 

benefits from the facilities being maintained.  

Zones 1 and 2 include publicly owned property which is utilized for parks, creeks, open spaces, public right-of-way, and 

easements. These properties serve to provide landscape, open space, drainage, and recreational benefits to the adjoining 

residential property. Because these properties provide special benefits rather than receive special benefits they do not 

receive an annual assessment.  

Likewise, school sites, which provide for open space and recreational opportunities, enhance the special benefits received 

by residential property. In addition, school locations are required by the approval documents for the development and 

therefore help provide the special benefits associated with compliance with project CEQA documents and conditions of 

approval. Therefore, because these properties provide benefits rather than receive benefits, they are also not assessed.  

Civic properties including public safety facilities and utility facilities which were constructed as a condition of approval for 

the residential development serve to support the special benefits received by residential properties. Because these 

properties support the provision of special benefits rather than receiving special benefits, they are also not assessed.  

ZONE 3 METHOD OF ASSESSMENT 

Unlike Zones 1 and 2, Zone 3 contains a mix of residential, commercial, industrial, and retail land uses. In order to apportion 

costs proportional to benefit, the method of apportionment (spread) for Zone 3 utilizes both an ESD unit component and 

an acreage component.  

The benefits provided by the Class I bike path, three‐rail fencing, streetlights, traffic signal, and the detention pond and 

right of way maintenance along Highway 29 are apportioned by acreage because the size of the property provides a 

reasonable measure of the number trips (vehicular and bicycle), length of fencing and runoff detained. Therefore, the cost 

of operating and maintaining these facilities is apportioned to the benefiting property based on its acreage.  

The benefits provided by the streetscape, large and small parks are apportioned by ESD unit, as is done in the other two 

zones. These items provide benefit to and are accessible to resident families and employees of local businesses to enjoy 

during lunch breaks or after work hours. Non‐residential land uses are converted to residential land uses, using square-

footage in order to maintain equality between the average size residential unit in the zone and the non-residential units.  

The following benefit units were established for the American Canyon Landscaping and Lighting Assessment Zone 3 (Napa 

Junction) at the time it was annexed to the Assessment District and these reflect the relative benefit accruing the various 

parcels of land within the zone:   
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ESD units for Zone 3 are determined annually based on the development pattern. The operational and maintenance 

expenses for the upcoming fiscal year for the streetscape, large park and small park facilities are then divided by the total 

number of ESD units in order to calculate the annual cost per ESD unit for the upcoming fiscal year. 

Acreage units within Zone 3 are also determined annually based on development. The operational and maintenance 

expenses for the upcoming fiscal year for Class I bike path, three‐rail fencing, streetlights, traffic signal, and the detention 

pond and right of way maintenance along Highway 29 are then divided by the total acreage units in order to calculate the 

annual cost per acreage unit for the upcoming fiscal year. The annual assessment for each parcel is calculated by:  

1. Multiplying the number of ESD units on the parcel by the annual cost per ESD unit to arrive at the ESD assessment 

for the parcel   

2. Multiplying the acreage of the parcel by the annual cost per acreage unit to arrive at the acreage assessment; and  

3. Adding the ESD assessment to the acreage assessment to arrive at the total assessment for the parcel.  

The allocation formula for Zone 3 can be expressed mathematically as:  

Cost per ESD Unit = Fiscal Year Budget for ESD Unit Items in Zone / Total ESD Units in Zone 

Cost per Acre = Fiscal Year Budget for Acreage Items in Zone / Total Acreage in Zone 

Assessment per Parcel = (Cost per ESD x No. of ESD Units on Parcel) + (Cost per Acre x No. of Acres on Parcel) 

Although Section 22663 of the Streets and Highways Code typically requires that public property not be assessed, Article 

XIII, Section 4(a) of Proposition 218 requires that public property shall not be exempt from assessment if the property 

benefits from the facilities being maintained.  

Zone 3 includes publicly owned property which is utilized for parks, creeks, open spaces, public rights‐of‐way, and 

easements. These properties serve to provide landscape, open space, and recreational benefits to the adjoining property. 

Because these properties provide special benefits rather than receive special benefits they do not receive an annual 

assessment.

Land Use Description Total ESD's

SingleFamily Dwelling (SFD) 1/Unit

Condominium 1/Unit

Multiple Family Residential 1/Unit

Mobile Home 1/Unit

Commercial 1/1,500 sf floor space*

Commercial with Dwelling Unit - 

Includes Hotel

1/1,500 sf floor space + 

1/Unit

All Land Use Types Acres
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APPENDIX A – DISTRICT DIAGRAMS  

The following pages include the Assessment Diagrams for Zones 1, 2 and 3 within the Assessment District. Please note the 

lines and dimensions of each parcel, as well as the distinctive Assessor's Parcel Number, are shown on the Assessor's Maps 

for the City of American Canyon available at the County of Napa Assessor's Office. The reference to the appropriate 

Assessor Books at the County of Napa Assessor's Office for the respective subdivisions in each Zone are listed below.  

ZONE 1 - LA VIGNE  

All the land lying within the La Vigne Unit 1 Subdivision filed in the Recorder's office of the County of Napa in Book 22 of 

Recorded Maps, Pages 42 through 57.  

All the land lying within the La Vigne Unit 2 Subdivision filed in the Recorder’s office of the County of Napa in Book 22 of 

Recorded Maps, Pages 82 through 97.  

ZONE 2 - VINTAGE RANCH  

All the land within the Scally Ranch Unit 1 Subdivision filed in the Recorder's office of the County of Napa in Book 24 of 

Recorded Maps, Pages 1 through 22.  

All the land within the Amended Scally Ranch Unit 1 Subdivision filed in the Recorder's office of the County of Napa in 

Book 24 of Recorded Maps, Pages 36 through 57.  

All of the land within the Vintage Ranch Unit 2 Subdivision filed in the Recorder’s office of the County of Napa in Book 25 

of Recorded Maps, Pages 35 through 51.  

All of the land within the Vintage Ranch Unit 3 Subdivision filed in the Recorder’s office of the County of Napa in Book 25 

of Recorded Maps, Pages 52 through 57.  

Vineyard Crossing and Vineyard Place parcels were de-annexed from Zone 2 by City Council Resolution No. 2011-37. 

The Villages at Vintage Ranch were annexed in the Zone in FY 2020-21 by City Council Resolution No. 2020-68. 

ZONE 3 - NAPA JUNCTION MIXED USE PROJECT  

All the land within the Napa Junction Phase 1 Subdivision filed in the Recorder's office of the County of Napa in Book 24 

of Recorded Maps, Pages 81 through 87.  

All the land within the Amended Napa Junction Phase 1 Subdivision filed in the Recorder’s office of the County of Napa in 

Book 25, Pages 5 through 11.  
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APPENDIX B – ASSESSMENT ROLL 

Assessment Roll 

The Assessment Roll for FY 2025-26 for the American Canyon Landscaping and Lighting Assessment District are listed on 

the following pages. The annual assessment for each parcel within Zones 1, 2 and 3 of the Assessment District are shown 

individually.  The lines and dimensions of each parcel are shown on the Assessor's Maps, available at the County of Napa 

Assessor's Office. 
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