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ASSESSMENT

WHEREAS, on __»200_, Board of Directors of the Lake Berryessa Resort Improvement
District (the “LBRID™), County of Napa, under the Municipal Improvement Act of 1913 (the Act)
adopted its Resolution Initiating Proceedings No. (Resolution) for the acquisition and/or
construction of the public improvements more particularly therein described in and for Assessment
District 2006-01 (the “Assessment District”);

WHEREAS, said Resolution directed the undersigned to make and file a report presenting a
general description of any works and appliances already installed and any other property necessary or
convenient for the operation of the improvements, plans and specifications for the proposed
construction, estimate of costs, maps and descriptions of lands and easements to be acquired, and
diagram and assessment of and upon the subdivisions of land within the assessment district, to which
Resolution and the description of said proposed improvements therein contained reference is hereby
made for further particulars;

NOW, THEREFORE, the undersigned, by virtue of the power vested in me under the Act
and the order of the Board of Directors, hereby make the following assessment to cover the portion
of the estimated cost of said acquisitions, work and improvements, and the costs and expenses
incidental thereto which specifically benefit the Assessment District and are to be paid by the
Assessment District. The amount to be paid for said acquisitions, work and improvements, and the
expenses incidental thereto is generally as follows:

SUMMARY COST ESTIMATE

(1) (2) (3)

As Preliminarily | As Confirmed and| As Modified After
Approved Recorded Recorded
Construction Costs $ 4,202,513
Incidental Expenses $ 992,487
Total Costs $ 5,195,000
$
$

Estimated Contributions
Balance to Assessment

5,195,000

And, I do hereby assess and apportion the Balance to Assessment of the Total Cost of said
acquisitions, work and improvements upon the several lots, pieces or parcels or portions of lots or
subdivisions of land specifically benefited thereby and liable therefore, severally and respectively, in
accordance with the special benefits to be received by such subdivisions, respectively, from the
acquisitions and improvements. These pieces, parcels or portion of lots or subdivisions of land are
hereinafter numbered to correspond with the numbers upon the attached Assessment Diagram. The
portions of land and apportioned assessments are more particularly set forth in Appendix 1, attached
herein, and incorporated by reference.

As required by the Act, an Assessment Diagram is hereto attached showing the Assessment District
and also the boundaries and dimensions of the respective subdivisions of land within said
Assessment District as the same existed at the time of the passage of said Resolution, each of which
subdivisions having been given a separate number upon said Diagram.
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Said assessment is made upon the several subdivisions of land within said assessment district in
proportion to the estimated special benefits to be received by said subdivisions, respectively, from
said improvement. The diagram and assessment numbers appearing herein are the diagram numbers
appearing on said diagram, to which reference is hereby made for a more particular description of
said property. :

Each subdivision of land assessed is described in the within Assessment Roll by reference to its
parcel number as shown on the Assessor's Maps of the County of Napa for the Fiscal Year 2005-
2006 and includes all of such parcel excepting those portions thereof within existing public roads or
right of way to be acquired in these proceedings for public road purposes. For a more particular
description of said property, reference is hereby made to the deeds and maps on file and of record in
the office of the County Recorder of said County.

Notice is hereby given that serial and/or term improvement bonds to represent unpaid assessments
and bear and interest at the rate of not to exceed twelve percent (12%) per annum, or such higher rate
of interest as may be authorized by applicable law at the time of sale of such bonds, will be issued
hereunder in the manner provided by Division 10 of the Streets and Highway Code, the Improvement
Bond Act of 1915 and the last installment of such bonds shall mature not to exceed forty (40) years
from the second day of September next succeeding twelve (12) months from their date.

Under the Resolution of Intention, the requirement of Division 4 of the California Streets and
Highways Code (The Special Assessment Investigation, Limitation and Majority Protest Act of
1931) are satisfied as demonstrated below.

Total Amount of Assessment to be Levied by These Proceedings | $ 5,195,000

Outstanding Balance of an Existing Assessments within the District $

Total Assessed Value of Property within the District $ 35,867,670

Ratio of Total Assessed Value to Total Amount of Existing and Proposed Assessments 6.90

Dated: , 200

Engineer of Work

By:
Mary Grace Pawson, P.E.

Winzler & Kelly Consulting Engineers
RCE 044573

1080206001 December 5, 2006



Lake Berryessa Resort Improvement District 3
Assessment District No. 2006-01

Preliminary Engineer's Report

Administrative Draft

DESCRIPTION OF WORK

Within the Lake Berryessa Resort Improvement District, County of Napa, State of California,, the -
construction and/or acquisition of the following Improvements, including all planning, design,
contingencies, construction administration and general administration services, the acquisition of all
necessary rights of way, the acquisition of licenses, franchises and permits and the construction of all
auxiliary work necessary and/or convenient to the accomplishment thereof, in accordance with the
plans and specifications approved by the Board of Directors of the Lake Berryessa Resort
Improvement District, together with the incidental costs of financing including but not limited to,
capitalized interest, discounts, legal, financial advisory services, engineering and appraisals;

1. Sewer Line Replacement/Repair:

This project shall repair or replace approximately 8,500 LF of sewer main lines. The repair of the
sewer line would consist of a slip liné process for sections that the existing pipe is in good shape, but
suffers from root intrusion. Also, repair of sewer line may consist of a point repair where ten to
fifteen feet of pipe may be replaced with SDR35 plastic pipe. The replacement of a sewer trunk line
shall consist of excavating the existing sewer line and replacing with SDR35 plastic pipe.

2. Sewer Lift Station Revamping:

This project shall remove and replace the existing sewer collection tanks, evaluate and repair the wet
wells, replace all motors and pumps, revamp the electrical supply equipment and install state of the
art SCADA (Supervisory Control And Data Acquisition) equipment for remote monitoring of lift
station.

3. Upgrade Effluent Disposal Capacity:

This project will upgrade the existing disposal capacity of the sewage disposal system by means of
evapotranspiration through land application of effluent on approximately 6 acres of hill side area.
The project consists of installing an intake structure, purchasing diesel pumps and installing
irrigation lines, valve manifolds and spray heads.

4, Water Treatment Plant: _ -
This project shall replace the existing water treatment plant with a membrane filtered water treatment
plant, installing state of the art SCADA equipment and revamping the electrical supply equipment.

5. Water Tanks: v

This project shall replace the one existing redwood water tank (Tank #2) with either a pre-fabricated
- steel bolted tanks or pre-fabricated post tension concrete tanks. The remaining tanks (Tank #1 and
Tank #3) will undergo exterior structural upgrades to replace the existing redwood staves. The
upgrades shall consist of applying shotcrete over steal reinforcement. Additionally all motors and
pumps shall be replaced and state of the art SCADA equipment for remote monitoring shall be
installed.
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ENGINEER'S COST ESTIMATE

The Assessment District is intended to finance existing and future development’s share of the

infrastructure required to support existing and future development in LBRID. The Assessment

District Budget is presented below. The Budget is allocated between construction and financing
~costs. A detailed line-item budget is includes as Appendix 1.

Preliminary Cost Estimates

Construction Costs

Repair / Replace / Slip-Line Sewer Collection System 1 LS $ 1,036,838
Revamp Sewer Lift Stations 1 LS 3 491,550
Water Treatment Plant Replacement 1 LS $ 1,500,000
New Spray Field 1 LS $ 214,125
New Water Tanks 1 LS $ 960,000
Subtotal Construction Costs: § 4,202,513 § 4,202,513

Financing Costs

Bond Reserve  10% 1 tS $ 420,251
Underwriter's Discount 2% 1 LS $ 84,050
Capitalized Interest 6.50% 1 Years § 273,183
Issuance Costs 5% 1 LS $ 210,128
Incidental Contingencies 1 LS $ 4,896

Subtotal Financing Costs: $ - 992,487 § 992,487
TOTAL COSTS TO DISTRICT: § 5,195,000

Notes:
! Prefliminary Costs estimates derived from construction cost estimates provided by County of Napa Staff,

METHOD OF ASSESSMENT
General

The LBRID was formed in 1965 to provide water, sewer and other public services to residential
development within LBIRD Unit 2. The LBRID is a “dependent” District under California law
meaning that the Board of Supervisors acts as its Board of Directors and County staff provides day-
to-day operational and managerial support. LBRID has been experiencing difficulties with its water
and wastewater facilities since 1995. The difficulties are due primarily to the facilities reaching the
end of their useful life and needing significant repairs or replacement.

The difficulties with the LBRID’s sewer facilities are most acute. The LBRID is unable to adequately
treat and dispose of sewage under all weather conditions. This is a result of both leaking within the
sewer collection system and capacity limitations with the treatment and disposal systems. As a result
of this lack of capacity, LBRID has experienced several uncontrolled discharges of wastewater and
the attendant Administrative Civil Liabilities (fines) from the Central Valley Regional Water Quality
Control Board (RWQCB). The LBRID is currently subject to a Cease & Desist Order and Time
Schedule for Compliance. '
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The LBRID’s water system has not experienced the acute difficulties that have been experienced by
the wastewater system and staff’s approach to solving problems with the water system has been to
focus on small specific projects to repair areas that have been presumed to be problematic. However
ongoing work on the water system indicates that the system has problems associated with general
aging and the small focused project approach is no longer viable.

The LBRID’s service area is not completely built-out but the facilities have been designed with the
capacity necessary to serve all potential development within the LBRID. The creation of the benefit
assessment district will provide the District with a source of revenue to support the long term funding
required for all the essential capital improvements. The assessment would spread the costs of the
improvements over all parcels within the District that benefit from the improvements, thereby
lowering the individual contribution to the capital improvements.

The proposed Assessment District is being formed under the authority of the Municipal Improvement
Act of 1913 (the “Act”) and Article XIIID of the California State Constitution together with its
implementing legislation, (collectively “Proposition 218”), which require that local agencies levy
assessments according to special benefit. Costs and expenses of the proposed Improvement(s) must
be apportioned against the properties by a formula or method which proportionally and equitably
distributes the costs in direct proportion to the estimated special benefits these parcels receive from
the improvements.

Neither the Act nor Proposition 218 specifies the method that is used to apportion the benefits. This
responsibility rests with the Assessment Engineer, who recommends the apportionment of costs
based upon an analysis of the special and direct benefit to be received by each parcel in the
Assessment District from the particular proposed Improvement. The approval of assessment rests
with the Board of Directors, who may approve the proposed assessments after hearing all testimony
and evidence presented at a public hearing and tabulating the assessment ballots previous submitted
by all record owners of property within the Assessment District. Upon the conclusion of the public
hearing, the Board of Directors must make the final determination whether or not the assessment
apportionment has been made in direct proportion to the estimated special benefits received by each
parcel. Assessment ballot tabulation will be finalized at this time and, if the majority of the
assessment ballots submitted, weighted by the assessment amount are in opposition to levy of
assessments, then the proceedings must be abandoned. If not, the Board of Directors may authorize
the levy of assessments.

The following section sets forth the methodology used to apportion the costs of the improvements to
each parcel in the proposed Assessment District.

Benefit

Considerations from Proposition 218

In November 1996, the voters of California approved Proposition 218, which added Articles XIIIC
and XIIID to the California State Constitution. Proposition 218 added new procedures and
requirements for all assessments. Particularly, Proposition 218 requires the following:

The assessment proceedings must identify all parcels which will have special benefit conferred upon
them, including property owned by Federal, State or Local government agencies.
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“Special benefit” means “particular and distinct benefit over and above general benefits conferred on
real property located in the district or to the public at large.” General enhancement of property value
is not considered to be a “special benefit.”

The assessment on a parcel may not exceed the reasonable cost of the proportional special benefit
conferred on the parcel. The improvements proposed to be included in Assessment District 2006-01
must meet the special benefit test of Proposition 218. Additionally, the assessment on each parcel
must not exceed the cost of the proportional special benefit conferred on the parcel.

General Benefits ‘

The facilities proposed to be funded through the Assessment District are sized to provide adequate
service to the LBRID service area. The facilities do not have capacity to serve areas outside the
LBRID service area. As a result all of the improvements directly benefit property inside the District
and provide no general benefits to the area at Jarge.

Unique and Special Benefits Provided by the Project
The proposed improvements will provide unique and special benefits to all existing and future
development with the LBRID service area.

The improvements will provide safe and reliable sewer service with adequate capacity to support the
existing and future development with the LBRID service area. This is a unique benefit provided
within the LBRID service area and not experience by property outside of the LBRID service area.

The improvements will provide a safe and high quality water supply to support existing and future
development within the LBRID service area. This is a unique benefit provided within the LBRID
service area and not experience by property outside of the LBRID service area.

The 3mprovements will bring the District into compliance with the Waste Discharge Requirements
(WDRs) issued by the RWQCB. This will preserve the property owner’s rights to develop and use
their property and will prevent the property owners from being subject to additional Administrative
Civil Liabilities. This is a unique benefit provided within the LBRID service area and not

experienced by property outside of the LBRID service area.

The improvements will result in localized improvements to public health and safety because the
existing and future development within the District will have access to a safe reliable water supply
and will be protected from the contact with raw sewage, which can occur during uncontrolled
discharges. This is a unique benefit provided within the LBRID service area and not experience by
property outside of the LBRID service area. :

Method for Allocating Costs

The proposed Assessment District finances wastewater collection, pumping, treatment and dlsposa]
facilities and water treatment and storage facilities. The size of these facilities is dependent on
demand on these facilities typically measured in gallons per day (gpd). In general, costs for water
and wastewater system improvements are most fairly apportioned according to demand placed on the
system by benefiting property. This can generally be measures by water consumption or wastewater
flow; it is common practice for local agencies to use this flow-based methodelogy to compute its
rates for sewer usage. For the purposes of constructing capital improvements these demand estimates
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are generally “normalized” by land use, reflecting the fact that, on the average, most residential
demands are relatively similar and most non-residential demands can be predicted based on the type
of non-residential land use. This practice of “normalizing” demand or setting design capacity factors
allows water and wastewater systems to be constructed with adequate capacity.

Because most of the the parcels in the LBRID are of identical land uses, the maximum development
potential of each parcel is identical. None of the property in LBRID can be subdivided' and all of the
residential units existing and planned are of the same land use category. Therefore, all costs
associated with special benefits arising from the project shall be apportioned evenly against each
parcel.

Exempt Parcels

While most of the parcels in the LBRID are similar properties zoned for single family residential
development, the LBRID contains 5 parcels that do not receive benefits from the proposed facilities.

d by the LBRID and contain public facilities such as the

parcels contain the facilities that provide benefits to the other property in the District. They do not
receive benefit and have therefore not been assessed.

016-224-001
016-231-002

016-262-016

e Because no development
p , receive the benefits of improved water and
sewer service and therefore they have also not been assessed.

016-193-008
016-262-001
016-221-001

Apportionment Formuia
The apportionment formula for each parcel in this Assessment District can be expressed

mathematically as:

Assessment per Parcel = Balance to Assessment /Total Non-Exempt Parcels in the District

Appendix 2 illustrates the application of this assessment formula to the parcels in the proposed
Assessment District.
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Because infrastructure components, such as pipelines, pumps and tanks, come in standardized sizes,
it is impossible for the LBRID to construct a system with exactly the amount capacity necessary for
the LBRID and no more. Because of this fact and because there are a small number of undeveloped
parcels outside of the LBRID Unit 2, the Board of Directors will establish a parallel capacity fee.
This capacity fee would provide a mechanism to sell any small amount of excess capacity that may
result as a result of the engineering tolerances. The revenue generated would be used to reduoe the
burden of property within Assessment District.

BOUNDARY MAP AND ASSESSMENT DIAGRAM

Both the Boundary Map and the Assessment Diagram are on file with the County Clerk. Reference is
hereby made to the maps of record in the office of the Assessor of the County of Napa for a detailed
description of the lines and dimension of any Parcels shown herein, which maps shall govern for all
details conceming the lines and dimensions of such Parcels. Reduced copies of the Boundary Map
and Assessment Diagram are included in Appendix 3 for reference.

ASSESSMENT ROLL AND NAMES & ADDRESSESS OF PROPERTY OWNERS
Appendix 2 contains a list of the names and addresses of all property owners within the Assessment
District as well as the assessment proposed to be levied on each property. The list is indexed to the
Assessor’s Parcel Numbers of the County of Napa.

Reference is made to the records of the Assessor of Napa for a complete description of the
boundaries of each property.
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CERTIFICATES

I. 1, the District Clerk of the Lake Berryessa Resort Improvement District (LBRID), State of
California, hereby certify that the Assessment and Assessment Roll in this Engineer's Report, in the
amounts set forth in Columns (1) of each, with the Assessment Diagram attached, was filed with me
on , 5,200 . :

District Clerk
LBRID, California

2. I, have prepared this Engineer's Report and do hereby certify that the amounts set forth under
Summary Cost Estimate on Page 1 hereof entitled "Balance to Assessment Charge", and the
individual amounts in the Assessment Roll herein, have been computed by me in accordance with the

order of the Board of Directors of the LBRID, State of California, adopted on 200 .
Mary Grace Pawson P.E.

Winzler & Kelly Consulting Engineers

Engineer of Work

3. 1, the District Clerk of the LBRID, State of California, hereby certify that the Assessment in

this Engineer's Report, under Summary Cost Estimate on Page 1 hereof entitled "Balance to
Assessment Charge", and the individual amounts in the Assessment Roll herein was approved and
confirmed by the Board of Directors of the LBRID, State of California on 5,200, by
Resolution No.

District Clerk
LBRID, California

4. I, the District Engineer of the LBRID, State of California, hereby certify that the Assessment
in this Engineer's Report, together with the Assessment Diagram thereto attached, was recorded in
my office on _ 200 .

District Engineer
LBRID, California
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Detailed Cost Estimates

TOTAL COST OF IMPROVEMENTS $
Total Cost of Sewer Improvemenis $
Total Cost of Water Improvements $

4,202,513.40

1,742,513.40
2,460,000.00

Repair / Replace / Slip-Line Sewer Collection System

approx. 7 miles of pipe or , 36,960 LF

Assume 23% needs replacement 8501 LF

Assume 0% needs slip-line : : OLF

Description Unit QryY Unit Price Total Amount

Replace/Repair LF 8,501 $ 85.00 $ 722,568.00
Point Repairs EA 30 $ 2,500.00 § 75,000.00
' $ 797,568.00
20% Contingency $ 159,513.60
10% E&A $ 79,756.80
Total Estimate $ 1,036,838.40

Revamp Sewer Lift Stations

Unit QTY Unit Price Total Amount

Lift Station '
Replace pumps EA 2 $ 8,000.00 '$ 16,000.00
Replace motors EA 2 $ 3,500.00 $ 7,000.00
" Replace Wet Well  EA 1 $ 65,000.00 $ 65,000.00
Telemetry EA i $ 15,000.00 $ 15,000.00
Revamp Electrical- LS 1 $ 10,000.00 $ 10,000.00
$ 113,000.00
30% Contingency $ 33,800.00
15% E&A . $ 16,950.00
Total Estimate $ . 163,850.00
‘3 Lifi Stations Total Estimate $ 491,550.00




Water Treatment Plant Heplacement

A Unit QTY Unit Price Total Amount
New Plant EA 1 $ 1,000,000.00 % 1,000,000.00
: $ 1,000,000.00
30% Contingency $ 300,000.00
20% E&A $ 200,000.00
Total Estimate $ 1,500,000.00
New Spray Field
Unit QTY Unit Price Total Amount
Deisel Pumps EA 2 $ 18,000.00 $ 36,000.00
8" Piping LF 1200 $ 40.00 $ 48,000.00
4"Piping LF 2200 $ 2500 $ 55,000.00
Spray Heads EA 150 $ 25.00 $ 3,750.00
$ 142,750.00
30% Contingency $ 42,825.00
20% E&A 3 28,550.00
Total Estimate $ 214,125.00
New Water Tanks
Unit QTY Unit Price Total Amount
Structural
Upgrades for 200K EA 1§ 210,000.00 $ 210,000.00
Structural EA 1 $ 130,000.00 $ 130,000.00
100K gallon : EA 1 $ 300,000.00 $ 300,000.00
$ 640,000.00
30% Contingency $ 192,000.00 |
20% E&A $ 128,000.00
Total Estimate $ 960,000.00
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