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SUMMARY
The City of La Habra Heights (the “City”) has engaged NBS to prepare an update of the special vs. general
benefit analysis related to a proposed assessment to fund street maintenance and drainage improvements
within the proposed Benefit Assessment District No. 7 (the “District”). Article XIID Section 4 of the
Constitution of the State of California and recent court rulings have made clear the importance of separating
and quantifying special and general benefits, and supporting the quantification with analysis.
It is necessary to separate the general benefits from special benefits as Proposition 218 allows the City to
recoup from the levy and collection of assessments the proportionate share of the District costs that provide
special benefits. The proportionate share of District costs related to general benefit must be funded by
means other than assessments.
In order to levy an assessment, the City has a constitutional burden to demonstrate that (1) the proposed
maintenance of the improvements will confer special benefits on parcels to be assessed, (2) the amount of
proposed assessment on each parcel will be proportional to the entirety of the costs of maintenance, and
(3) no assessment will exceed the reasonable cost of the proportional special benefits conferred on each
parcel.
This report presents an analysis and quantification of the special and general benefits accruing to the parcels
within the City as a result of the proposed improvements, and maintenance of. This report is not a
preliminary Engineer’s Report. It does not necessarily contain the final methodology used for justification of
an assessment. It does provide possible benefits to justify an assessment, and methodologies for quantifying
and separating general and special benefits.
Summary of Findings
As detailed in the subsequent sections of this report, the general benefit is estimated to be 14.94% of the
total benefit from the maintenance and servicing of the improvements. This means, whatever the costs is to
provide and maintain the improvements, 14.94% of those costs must be funded from sources other than the
proposed assessment (i.e. Gas Tax revenue or Prop “C” Funds).
The City Council’s goals for overall street conditions will help determine the total annual budget for
maintenance and servicing of the improvements. The table below provides an estimated budget based on
the Pavement Management Program, City staff and Roads Committee input, the resulting general benefit
contribution to be made by the City, and special benefit portion that may be levied upon assessable parcels,
including the estimated annual levy for a typical single family residential parcel.
Total Estimated
Annual Costs(1)
$894,436

General Benefit
(can’t be funded
by assessments)(2)
$133,629

Additional City
Contribution(2)

Special Benefit
(funded by
assessments)(3)

$364,431

$396,376

Estimated
Annual Levy for a
Typical SFR Parcel
$207.76

(1) The 10-year average of estimated costs based on PMP; average used so District assessment remains level on an annual basis.
(2) The City anticipates contributing funds in addition to the General Benefit amount shown. The General Benefit amount shown
is based on the quantification and separation of general benefits, as detailed within this report. Per the City Manager, the
additional funds the City anticipates on contributing have been estimated based on levels of funding established prior to the
formation of the District, and received from multiple sources (e.g. Gas Tax, County Property C & R, Measure M).
(3) Special benefit includes assessment on City owned parcels, approximately $1,940.
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INTRODUCTION
Background of City Street Maintenance
In 1996, the City formed Assessment District No. 1 and issued limited obligation improvement bonds, which
provided one-time funds to replace much of the City’s road system. Concurrently, Assessment District No. 2
was formed to provide funding for ongoing maintenance costs for a five-year period. Following the expiration
of Assessment District No. 2, the City formed Assessment District No. 3 to provide funding for an additional
five years of street maintenance costs. Following the expiration of Assessment District No. 3, the City formed
Assessment District No. 4 to provide funding for an additional five years. The assessments in connection with
Assessment District No. 4 were levied for the final time in Fiscal Year 2011/12. In the spring of 2012, the City
sought to continue the funding for street maintenance for an additional five years and attempted to form
Assessment District No. 5, but received a ballot majority protest and, as such, Assessment District No. 5 was
not formed. In 2016, the City initiated the formation of Assessment District No. 6, but halted the effort prior
to sending ballots to property owners.
In September 2015, the limited obligation improvement bonds associated with Assessment District No. 1
matured and property owners within the City no longer pay for the debt associated with the bonds via annual
special assessments. At this time, the City does not collect special taxes or assessments of any kind to fund
street and drainage improvements or the ongoing maintenance thereof.
Bucknam Infrastructure Group, Inc. has prepared an update to the City’s Pavement Management Program
(PMP) for the time period between 2016 and 2021. The PMP details the Pavement Condition Index (PCI) of
all streets within the City’s street maintenance network. According to the PMP, the overall condition of the
City’s pavement network is “fair” with a weighted average PCI of 65.1. Further, the PMP finds that
approximately 86% of the City’s pavement sections are within a condition level of “fair to poor”.
The PMP also states that “over the past 7 years the weighted PCI for the La Habra Heights pavement network
has gradually decreased due to natural pavement deterioration and minimal stop gap maintenance.”
Deferred maintenance continues to increase and, as such, the City has an estimated $4.6 million backlog due
to a lack of funding.
The PMP sets forth an implementation strategy to improve the Citywide weighted PCI to a higher network
condition level while reducing deferred maintenance costs. In order to fund the maintenance costs outlined
in the PMP, the City is now seeking to form Assessment District No. 7 (the “District”) to cover the costs for a
ten-year period.

Legislative Context
Local governments throughout the State of California have been using benefit assessments as one of the
funding mechanisms to pay for public facilities and services since the beginning of the 20th century. There
have been various statutes approved by the state legislature that authorize public agencies to levy
assessments to provide specific improvements and services, or maintenance of public improvements.
The passage of Proposition 13 in 1978, the People’s Initiative to Limit Property Taxation, successfully added
a constitutional amendment to the California State Constitution. In summary, Proposition 13 limited the
ability of government agencies to levy ad valorem taxes on real property to one percent of value and it
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capped annual property tax increases at two percent1. Due to the Proposition 13 property tax limitations,
the use of assessments became a widely utilized tool for public agencies in California to fund various types
of public improvements and services.
However, since 1978, the California voters have approved three initiatives that further limit the methods by
which local governments may raise local revenues, but only one of the initiatives, Proposition 218, will be
discussed for the purposes of this report. In 1996, California voters approved Proposition 218, the Right to
Vote on Taxes Act. Proposition 218 amended the California Constitution by adding Article XIIIC and Article
XIIID, which affect the ability of local government to levy and collect existing and future taxes, assessments,
and property-related fees and charges. To that end, Proposition 218 was intended to bolster Proposition
13’s limitations on ad valorem property taxes and special taxes by placing new restrictions on the imposition
of taxes, assessments, fees, and charges. Since the adoption in 1996, Proposition 218 has been and is likely
to continue to be the subject of ongoing litigation, judicial interpretation, constitutional amendment, and
statutory clarification2.
Especially important for discussion purposes of this report is Article XIIID, Section 4, Procedures and
Requirements for All Assessments. A portion of the Section reads as follows:
“... An agency which proposes to levy an assessment shall identify all parcels which will have a special benefit
conferred upon them and upon which an assessment will be imposed. The proportionate special benefit
derived by each identified parcel shall be determined in relationship to the entirety of the capital cost of a
public improvement, the maintenance and operation expenses of a public improvement, or the cost of the
property related service being provided ...”

Proposition 218 Court Filings
Recent court rulings since the passage of Proposition 218 have placed an increased emphasis on certain
aspects of the process. The following is a summary of recent judicial review of assessments in the postProposition 218 era for your reference.
SILICON VALLEY TAXPAYERS ASSOCIATION, INC. V. SANTA CLARA COUNTY OPEN SPACE AUTHORITY
In July of 2008, the California Supreme Court issued a ruling on the above titled case that provided significant
legal guidance clarifying the requirements of Proposition 218. Some of the most important elements of the
ruling have been summarized below:


Benefit assessments are for special, not general, benefit.



The services and/or improvements funded by assessments must be clearly defined.



Special benefits are directly received by and provide a direct advantage to property within an
assessment district.



The courts will take an active role in reviewing challenges to assessments. The courts opined that
Proposition 218 made any challenge to assessments a constitutional issue.

1

Constitution of the State of California Constitution of the State of California 1879 Article XIIIA. Tax Limitation
Retrieved from http://www.leginfo.ca.gov/.const/.article_13A
2
Proposition 218 Guide for Special Districts.
Retrieved from http://www.csda.net/wp-content/uploads/2013/04/2013-CSDA-Prop-218-WEB.pdf
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TOWN OF TIBURON V. BONANDER
In December of 2009, the 1st District Court of Appeal overturned an assessment approved by property
owners to pay for the placement of overhead utility lines underground in an area of the Town of Tiburon.
The court invalidated the assessment on the grounds that the assessments had been apportioned to
assessed property based in part on costs assigned to specific zones or areas within the boundaries of the
district, instead of apportioning the costs based upon proportional special benefit. Meaning, the costs
associated with improvements and services do not matter related to apportioning the costs to properties,
only benefit matters when apportioning the total costs.
BEUTZ V. COUNTY OF RIVERSIDE
In May of 2010, the 4th District Court of Appeal issued a decision on an appeal to a ruling of the above titled
case. This decision overturned an assessment for park maintenance, primarily because the general benefits
associated with improvements and services were not clearly calculated, quantified, nor separated from the
special benefits.
GOLDEN HILL NEIGHBORHOOD ASSOCIATION V. CITY OF SAN DIEGO
In September 2011, the San Diego Court of Appeal issued a decision on the appeal of the above referenced
case. This decision overturned an assessment for street and landscaping maintenance in a neighborhood in
San Diego, California. The court identified two primary reasons for its decision. First, like in Beutz v. County
of Riverside, the court found the general benefits associated with the services were not explicitly calculated,
quantified, nor separated from special benefits. Second, the court found that the City failed to record the
basis for the assessment on its own parcels.
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IMPROVEMENTS
Street Maintenance Improvements
Bucknam & Associates Inc., with the City’s assistance, recently prepared an update to the City’s Pavement
Management Program (PMP). The PMP details the Pavement Condition Index (PCI) of all streets within the
City’s maintenance network. The PMP also describes the different types of maintenance efforts required for
streets in varying conditions.
Generally, the appropriate level and type of maintenance will be performed for each street based on its
current PCI, in order to improve the City’s weighted average PCI to a goal determined by the City Council.
Below is a list of the different types of maintenance activities that may be used, but not limited to, help the
City reach its PCI goal:


Crack sealing, deep patching, skin patching, grinding and leveling.



Slurry sealing, asphalt berms, cape seals, microsurfacing, AC Overlay.



Clearing slope encroachments, vegetation removal, survey monumentation.

Drainage Improvements
Very few sections of the City’s road network have conventional storm drainage systems in place. Accordingly,
the root cause of most of the damage to the City’s roads is water. The streets, for most of the City, convey
water to catch basins which in turn direct it toward a natural drainage course.
Per the City’s General Plan, one of the goals for the future of the City was described as follows: “Resist and
discourage urban features such as curbs, gutters, sidewalks, streetlights, and traffic signals.” Further, the
City’s General Plan says this about the roads: “The City’s narrow, winding roads, without conventional curbs,
gutters or sidewalks are a point of pride to La Habra Heights’ residents.” Consequently, it is necessary to
maintain the existing drainage systems and make additional improvements where appropriate to achieve
the goals of stated in the General Plan by preserving this “point of pride” while still providing properly
maintained streets.
The streets are more prone to damage because they principally function as the storm drainage system for
the City. Therefore, a proper street maintenance plan for the City must incorporate drainage elements and
an assessment to pay for street maintenance should also include the costs of drainage improvements.
Drainage should be considered a cost which is incidental to street maintenance and without which the
improvements could not be efficiently completed or properly maintained on an ongoing basis.
The extent and location of the proposed drainage improvements are detailed in the City’s PMP Appendix A:
Storm Drain Facility Maintenance Improvements. Drainage maintenance and repair activities may include,
but not limited to:


Ditch cleaning and clearing of vegetation, culvert clearing, catch basin cleaning.



Culvert clearing and flushing, construction of asphalt berms.



Reconstruction of curb inlets or installation of new curb inlets and culverts.

City of La Habra Heights
Street Maintenance District No. 7 - Special vs. General Benefit Analysis

5

Overhead
In addition to the costs mentioned above, the City will incur costs related to the engineering, design,
construction management, and inspection related to the implementation of the PMP. These activities are
directly related to the improvements, and without them, the improvements could not be efficiently
completed or properly maintained on an ongoing basis. Overhead costs may also include PMP updates, staff
time and expenses directly related to the oversight, coordination, and management of the District. Staff time
may include both City and contractor provided services, creation of an annual engineer’s report and
resolutions, tax roll preparation, and placing the assessment amount on the County tax roll.
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ESTIMATE OF COSTS
The estimated costs of maintenance and servicing of the improvements described in the previous section,
and the PMP, are summarized below. The anticipated costs have been averaged, so that the assessments to
parcels within the District remain level on an annual basis. Each year, as part of the assessment district levy
calculation process, the costs and expenses are reviewed and the annual costs are projected for the following
year.
Description
Repair and Maintenance
Street Repair and Maintenance Costs
Type II Slurry
Cape Seal
Grind AC & Overlay
Misc Costs (mobilization, seal cracks, traffic control, striping)
Drainage Repair and Maintenance Costs(2)
Subtotal Repair and Maintenance Costs

Estimate Average
Annual Costs(1)

$62,904
89,628
290,585
88,623
100,000
$631,740

Overhead
Engineering, Design PS&E (10%)
Construction Management & Inspection (15%)
Contingency (15%)
PMP Update Costs
District Administration Costs(2)
Subtotal Overhead Costs

$63,174
94,761
94,761
10,000
0
$262,696

Total Estimated Annual Costs
Less: General Benefit Contribution (14.94%)(3)
Less: Additional City Provided Funding(3)
Total Costs to be Assessed(4)

$894,436
(133,629)
(364,431)
$396,376

Total District Benefit Points
2018/19 Maximum Assessment Rate per Benefit Point

1,907.86
$207.76

(1) Costs shown are the 10-year average based on PMP.
(2) District Administration Costs typically includes staff time, both City and contractor provided services, creation
of an annual engineer’s report and resolution(s), tax roll preparation, placing the assessments on the County
tax roll, and Los Angeles County charges. Typical District Administration Costs are estimated to be between
$17,500 - $20,000. Per City Manager, the City intends to cover the District Administration Costs from other
sources.
(3) The City anticipates contributing funds in addition to the General Benefit Contribution amount shown. The
General Benefit Contribution amount shown is based on the quantification and separation of general benefits,
as detailed within this report. Per City Manager, the additional funds the City anticipates on contributing have
been estimated based on levels of funding established prior to the formation of the District, and received from
multiple sources (e.g. Gas Tax, County Property C & R, Measure M).
(4) Total Costs to be Assessed includes assessment on City owned parcels, approximately $1,940.
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The following provides the detail for the projected costs shown in the budget above. The proposed schedule
of improvement maintenance is based on the City’s PMP. Each year, as part of the assessment district levy
calculation process, the anticipated repair and maintenance costs are reviewed and the annual costs are
projected for the following year. The actual assessment rate per benefit point will be based on the total
amount of funds needed, and may be the same or lower than the maximum assessment rate per benefit
point, however it may not exceed the maximum, unless the increase is approved by the property owners in
accordance with assessment district law.
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SPECIAL AND GENERAL BENEFITS
Identification of Benefits
Pursuant to Article XIIID, all parcels that receive a special benefit conferred upon them as a result of the
public improvements must be identified, and the proportionate special benefit derived by each identified
parcel shall be determined in relationship to the entire costs of the project.
Article XIIID, Section 4(a) of the California Constitution limits the amount of any assessment to the
proportional special benefit conferred on the property. Article XIIID also provides that publicly owned
properties within an assessment district must be assessed unless there is clear and convincing evidence that
those properties receive no special benefit from the improvements. Furthermore, Article XIIID requires that
the City separate the general benefit from special benefit, so that only the special benefit may be assessed.
The operation and maintenance of the improvements, and necessary related administrative expenses the
City will incur in managing the maintenance services, are expected to confer certain benefits to properties
within the boundary of the District and to those passing through the City. The benefits conferred to property
within the boundary of the District are described below. This report does not consider any general
enhancement of property value.

5.1.1 IMPROVED ACCESSIBILITY
The street maintenance and drainage improvements will provide improved accessibility to the parcels in the
District. The usefulness of a parcel cannot be realized unless it is accessible. Thus improving the accessibility
of a parcel through proper street maintenance efforts allows the full utilization of a parcel to be enjoyed.
Furthermore, road damage can lead to vehicular accidents or cause vehicles to veer off the road onto
adjacent parcels causing property damage. As noted in the Safety Element of the City’s General Plan, “Any
pavement damage encourages drivers to move away from the damage and into the path of oncoming
vehicles.” This problem is especially prevalent within the City due to the abundance of narrow and winding
roads with limited sight distance and no shoulders. Road damage can impair access to a parcel, and the
usefulness cannot be realized unless it is accessible.
The maintenance and servicing of the improvements increase the accessibility to properties within the
proposed boundaries of the District.

5.1.2 IMPROVED EMERGENCY RESPONSE INGRESS
The street maintenance and drainage improvements will provide improved ingress for emergency response
vehicles. The efficient and timely response to emergencies is a critical component to the effectiveness of
emergency response. It is reasonable to conclude that improving road conditions will improve emergency
response efficiency and timeliness. Poorly maintained roads can cause delays.
The maintenance and servicing of the improvements improve emergency response access to properties
within the proposed boundaries of the District.
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5.1.3 GENERAL BENEFIT IDENTIFIED
General benefit is an overall and similar benefit to the public at large resulting from the improvements and
maintenance activities discussed in this report. The street maintenance and drainage improvements will
provide improved accessibility and improved emergency response ingress to the properties within the
District, but it is also recognized that they provide a level of benefit to individuals passing through the District.
People and vehicles traveling through the District on City maintained roads will receive a level of conferred
benefit from the maintenance of the improvements.
There are a small number of parcels that are not within the City boundaries, but have frontage along a street
maintained by the City. One of the two areas includes 17 parcels in the City of Whittier along West Road and
Arbela Road near the southwestern corner of the City. The portion of the City maintained street frontage is
25,776 square feet. Half of this area is directly used by parcels outside the City and half is directly used by
parcels within the City. As such, 50% of the area is considered to provide general benefit. Accordingly, 12,888
square feet will be added to the general benefit calculation.
The second area includes nine parcels in unincorporated Los Angeles County along Avocado Crest Road from
Citrus Street to Hacienda Avenue. The portion of the City maintained street frontage is 26,220 square feet.
Half of this area is directly used by parcels outside the City and half is directly used by parcels within the City.
As such 50% of the area is considered to provide general benefit. Accordingly, 13,110 square feet will be
added to the general benefit calculation.

Quantification of General Benefit
The amount of general benefit that is conferred from the District maintenance activities cannot be funded
via assessments on properties within the District. In order for property within the District to be assessed only
for that portion of special benefit received from the District maintenance activities, general benefits
provided by the ongoing maintenance of the improvements needs to be quantified.

5.2.1 GENERAL BENEFIT: IMPROVED ACCESSIBILITY AND IMPROVED EMERGENCY RESPONSE
INGRESS FROM THE STREET MAINTENANCE AND DRAINAGE IMPROVEMENTS
It is purported that general benefits accrue mainly to vehicles “passing through” the City. Meaning, any
vehicle using the City’s street network that is coming from or going to a parcel within the City ultimately
represents special benefit. Accordingly, the separation of general benefits from special benefits will be
measured by that estimated portion of vehicle trips passing through the City.
LOCAL STREETS
For purposes of determining general and special benefits, all streets in the City’s maintenance network other
than East Road, Fullerton Road, Hacienda Road and West Road are considered local streets. This is consistent
with their classification in the PMP.
The Safety Element of the City’s General Plan provides insight into the nature of the local streets: “The routes
without shoulders and limited sight distances are adequate only for residential traffic.” Without having a
study that identifies the pass through traffic, two methods were used to estimate the general and special
benefits for local streets.
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Method 1: From a visual inspection of the layout of the City one must conclude that the purpose of the local
streets is exclusively intended for the benefit of the parcels on such streets. There is no local street that
provides a direct or efficient means of traveling from one place to another such that one could reasonably
expect a driver to purposefully choose La Habra Heights’ local streets as the best route for travel unless
necessary because the route either began or ended with a parcel on such street.
However, a minimal degree of pass through traffic can be expected. Given the winding and secluded nature
of many of the local streets in the City there will be drivers that are lost and make use of the local streets for
no other reason but to turn back from where they came. Additionally, given the varied and unique
architecture of the large homes and the stunning views in the City a small degree of “residential tourism” is
expected wherein drivers will pass through to enjoy the views of the homes or the natural surroundings.
An estimate of 1% for each scenario would result in a general benefit of 2%, and the special benefit from the
street maintenance and drainage improvements along local streets is 98%.
Method 2: An engineering and traffic survey was performed by RK Engineering Group, Inc. in 2014 that
included observing traffic counts for eighteen roadway segments within the City (the “RK Traffic Survey”).
The segments observed were primarily on collector streets, but did include traffic volume along the local
road Popenoe Road from Cypress Street to Oleander Road. The RK Traffic Study observed 492 traffic counts
of vehicles traveling both east and west on Popenoe Road.
Traffic volume is likely an accurate measure of benefit accruing to parcels for the improved accessibility
benefits. Higher traffic volume translates to more opportunities to experience improved accessibility
benefits. In order to help estimate traffic volume by parcel, standard trip generation rates were used from
the Institute for Transportation Engineers (ITE) Trip Generation Manual, 9th Edition (hereafter referred to as
“ITE Trip Generation”).
There are approximately 49 single family residences along or with access directly from Popenoe Road that
would take the roadway segment surveyed. Per the ITE Trip Generation, there are approximately 9.52
average vehicle trips per single family residential unit. Assigning 9.52 trips to each of the 49 single family
residential parcels would produce an estimated 467 trips. As compared to the observed trips (492), the
estimated trips represents 95% of the total trips.
Based on the above calculations, the local street general benefit is estimated to be approximately 5%, and
the special benefit is estimated to be 95%.
Based on the methodologies presented for local streets, one may conclude that the local street general
benefit is estimated to range between 2% and 5%, or an average of 3.5%. Therefore, the local street general
benefit is estimated to be 3.5% and the special benefit is estimated to be 96.5%.
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COLLECTOR STREETS
East Road, Fullerton Road and West Road: East Road, Fullerton Road and West Road are two-lane, undivided
roadways that are oriented in an east-west direction. Both East and West Roads feed into Hacienda Road
and connect one side of the City to the center (the center being Hacienda Road), and Fullerton Road connects
East Road and Harbor Boulevard. The PMP classifies East, Fullerton and West Roads as collector streets, and
East and West Road are designated as emergency evacuation routes in the City’s General Plan. Available
traffic counts along each road are roughly equal. Because of their similarities in use, length, layout, type,
designation, and traffic count, the benefits of East Road, Fullerton Road and West Road are considered to be
the same.
Comparing the traffic volume along East, Fullerton and West Roads to the traffic volume along Hacienda
Road clearly demonstrates that these three collectors are not used as major pass through roads by vehicles
traveling through the City; at least nowhere near the degree to which Hacienda is used for such purpose.
The available traffic counts along East, Fullerton and West Roads are only slightly higher than counts along
the local streets which provide access almost exclusively to parcels on such local streets.
A visual inspection of the street layout confirms this idea. The three collector roads are not direct or efficient
for traveling from an origin outside the City to a destination outside the City (i.e. pass through traffic). It is
reasonable to expect those types of trips (destination and origin outside the City) would instead make use
of major roads such as Harbor Boulevard to the east, Whittier Boulevard to the south, or Colima Road to the
west and north. Whittier Boulevard and Colima Road are completely outside the City boundaries. Harbor
Boulevard cuts through a relatively small portion of the City near the City’s eastern border.
The City’s recent traffic studies do not identify the percentage of traffic on collector streets that is pass
through traffic. Before the determination and allocation of the percentage of general benefit for East,
Fullerton and West Roads can be made, the estimated pass through traffic must be computed. In lieu of
having a study that identifies the pass through traffic, detail of the traffic counts from a 2013 traffic impact
study conducted by Linscott Law & Greenspan Engineers for the Sempra Oil Field development (the “Sempra
Study”) and the RK Traffic Study were analyzed. The figures below show the detail of traffic at the
intersection of Las Palomas Drive and West Road, per the Sempra Study. This detail is important as it shows
the connection of West Road to a local street.

AM Peak Hour Traffic Volume
Las Palomas Drive

PM Peak Hour Traffic Volume
Las Palomas Drive

West Road

West Road

West Road

West Road

Trips Using Las Palomas Drive: 109
Total Trips: 147

Trips Using Las Palomas Drive: 105
Total Trips: 180

The AM Peak data shows 109 of 147 trips at that intersection make use of the local street, Las Palomas Drive.
The PM Peak data shows 105 of 180 trips at that intersection make use of the local street, Las Palomas Drive.
Combining the AM and PM Peak data, there are 214 of 327 trips making use of the local street, Las Palomas
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Drive. This represents 65.4% as the estimated minimum special benefit, and 34.6% as the estimated general
benefit. As previously mentioned, the local street general benefit has been estimated at 3.5% and as such
the estimated general benefit of West Road is increased by 3.5% to account for that portion of traffic using
local streets that represents general benefit. The result is 38.1%.
Based on the above calculations, the general benefit of the collector roads, East, Fullerton and West Roads
is estimated to be 38.1% and the special benefit is estimated to be 61.9%.
Hacienda Road: Hacienda Road is a major route that connects areas north of the City with areas to the south.
Based on available traffic counts the average traffic along Hacienda is approximately ten times that of any
other street in the City’s street maintenance network. There is no other street in the City’s maintenance
network that is comparable to Hacienda Road in terms of the volume of daily traffic. Because of the unique
nature of Hacienda Road, it is analyzed separately.
There are several streets within the City that feed into and provide access to Hacienda Road with major
access points being West Road and East Road. However, traffic count data was not available on East Road at
Hacienda Road. Considering the general use and similarities of East Road and West Road, the traffic
information for West Road was used as a proxy for East Road. Taking the detailed count data from the
Sempra Study from the AM and PM Peak Hours, it is observed that approximately 11.2%* of the total trips
make use of West Road at its intersection with Hacienda Road. The figures below show the detail of traffic
at the intersection of Hacienda Road and West Road.

AM Peak Hour Traffic Volume

PM Peak Hour Traffic Volume

Hacienda Road

Hacienda Road
West Road

West Road

Hacienda Road

Trips Using West Road: 141
Total Trips: 1,426

Hacienda Road

Trips Using West Road: 210
Total Trips: 1,698

*11.2% = (141 + 210 West Road trips) / (1,426 + 1,698 total trips).

There are four additional geographic areas contributing traffic that will flow into Hacienda Road. Based on
similarities in length, layout, type, traffic counts from the RK Traffic Study and Sempra Study (when available)
and visual inspection, the estimated number of trips from each of Hacienda Road’s access roads in relation
to the East Road and West Road can be determined. The access roads, by geographic area, and estimated
number of trips are as follows:


Avocado Crest Road – contribute approximately half that of East and West Roads (50.0% x 11.2% =
5.6%).



Encanada Drive – contribute approximately half that of East and West Roads (50.0% x 11.2% = 5.6%).



Canada Sombre Road/Resposado Drive – contribute approximately one quarter that of East and
West Roads (25.0% x 11.2% = 2.8%).
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Skyline Drive/Leucadia Road – contribute approximately one quarter that of East and West Roads
(25.0% x 11.2% = 2.8%).

The percentages shown above are then applied to the geographical area’s applicable street type (local or
collector) to reduce the previously determined special benefit percentage. The combined special benefit of
each of the geographic areas/roadways segments are summed to determine the total special and general
benefits conferred by the improvements along Hacienda Road. That calculation is as follows:

Geographical Area
(Street Name)
East Road
West Road
Avocado Crest Road
Encanada Drive
Canada Sombre Road/
Resposado Drive
Skyline Drive/ Leucadia
Road

Geographical
Area General
Benefit %
11.2%
11.2%
5.6%
5.6%

Street Type
Assigned
Special
Benefit %
61.9%
61.9%
96.5%
96.5%

Hacienda
Geographical
Area Special
Benefit(2)
7.0%
7.0%
5.4%
5.4%

Hacienda
Geographical
Area General
Benefit
93.0%
93.0%
94.6%
94.6%

Local

2.8%

96.5%

2.7%

97.3%

Local

2.8%

96.5%

2.7%

97.3%

Total Hacienda Special Benefit

30.2%

Street
Type(1)
Collector
Collector
Local
Local

(1) Street type as listed in the PMP.
(2) Geographical Area General Benefit % x Street Assigned Special Benefit; resulting in reduced Special Benefit for the geographic
area segment along Hacienda Road.

Based on the above calculations, the general benefit of Hacienda Road is estimated to be 69.8% and the
special benefit is estimated to be 30.2%.
Harbor Boulevard. Harbor Boulevard carries a significant amount of traffic through the City (about twice as
much as Hacienda Road based on available traffic counts). However, Harbor Boulevard is financed and
maintained by the County of Los Angeles. As such it is not included in the City’s street maintenance network,
nor is it used in the determination of special benefit. Any revenues generated from the proposed District will
not be used to fund any improvements to Harbor Boulevard. The City’s General Fund does not fund
improvements along Harbor Boulevard.
GENERAL BENEFIT PERCENTAGE
The general benefit percentages determined in the previous sections are applied to each street or street
type in the City. Based on the PMP street type classifications, the City consists of both collector and local
streets. Hacienda Road, East Road, Fullerton Road and West Road are considered collectors. All other streets
are classified as local streets.
The area in square feet for each City maintained street was determined by Bucknam Infrastructure Group,
Inc. and is detailed in the PMP. The general benefit percentage of each street or street type was multiplied
by the total area of such street. The result is the total square footage area considered to be general benefit.
The general benefit square footage was summed for all street segments and divided into the total square
footage of all maintained streets. The result is the overall general benefit percentage. The following table
details this calculation:
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Total Area
(sq.ft.)

Street Name
Collector Streets
Hacienda Road
East Road
Fullerton Road
West Road(1)
West Road at Arbela Drive
Local Streets
Avocado Crest Drive
(from Citrus St to Hacienda Ave)
All Other Local Streets(2)
Totals

General Benefit
Percentage(3)

General Benefit
Area (sq.ft.)(3)

338,671
299,423
201,938
370,028
25,776

69.8%
38.1%
38.1%
38.1%
50.0%

236,450
113,950
76,851
140,820
12,888

26,220
3,544,894

50.0%
3.50%

13,110
124,071

4,806,950
Systemwide General Benefit

(1)
(2)
(3)

718,140
14.94%

Represents the total square footage of West Road, 395,804, less the total square footage of West/Arbela where
parcels outside the City have frontage, 25,776.
Represents the total square footage of all local streets, 3,571,114, less the total square footage of Avocado
Crest/Citrus where parcels outside the City have frontage, 26,220.
The general benefit percentages shown have been rounded for report purposes; the general benefit area is based
on actual calculated percentage (not rounded number shown in report).

Based on the table above, the general benefit provided by the street maintenance drainage improvements
is 14.94% and the special benefit from the street maintenance and drainage improvements is 85.06%. The
general benefit (14.94%) is the percentage of the total budget that must be funded through sources other
than the proposed District assessments.

Apportioning of Special Benefit
As outlined in Identification of Benefits Section of this report, each of the parcels within the District receive
a special benefit from the street maintenance and drainage improvements. Each parcel that has a special
benefit conferred upon it, as a result of the street maintenance and drainage improvements is to be
identified, and the proportionate special benefit derived by each identified parcel is determined in
relationship to the entire costs of the maintenance and operation of the improvements.
The total costs of the maintenance and operation of the improvements, less the amount of general benefit
identified, must be apportioned to each parcel to the extent and degree to which each parcel is expected to
benefit. Accordingly, special benefit points and factors can be assigned for each of the benefits as described
below. Further, it will be necessary to relate parcels of different land uses, and access to the improvements,
to assesses special benefit appropriately.

5.3.1 ASSIGNING IMPROVED ACCESSIBILITY BENEFIT POINTS
The improved accessibility benefits are directly related to the estimated traffic generated by each parcel.
This is consistent with Section 54711(a)(1) of the Benefit Assessment Act of 1982 that states “In the case of
an assessment for the maintenance of streets, roads, or highways, the benefit may be in proportion to the
estimated traffic volume to be generated by each parcel assessed ...”
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Properly maintained streets provide parcels with a safe means of vehicular access. Higher traffic volume
translates to more opportunities to experience the accessibility benefits. Therefore, higher traffic volume
generated by a parcel, translates to a higher degree of benefit.
The improved accessibility benefits are computed using two items: (1) an access factor (AF) and (2) average
daily trips (ADT).
ACCESS FACTOR (AF)
The Access Factor (AF) is used to account for the fact that certain parcels, based on their location, will receive
different degrees of accessibility benefits based on their access to the City maintained streets. The AF is
determined by a parcel’s immediate driveway access point with an adjustment for parcels taking access from
private roads. Certain parcels are located on private roads and those parcels do not receive the full benefit
of driveway access along a City maintained street. Each parcel in the City falls into one of four categories:
(1) Exclusive Access: Most parcels in the City fall into this category. These parcels are directly accessed
via one of the streets within the City’s maintenance network for access, and their driveway access
point fronts (is accessed directly by) a City maintained street.
Each parcel in this category will enjoy the access benefits to the fullest extent as measured by the
estimated ADT generated. Accordingly, each parcel in this category will be assigned an AF of 1.00.
(2) Non-Exclusive Access: A small number of parcels in the City fall into this category. This category of
parcels includes the areas of the City where a driveway or private road outlet meets an intersection,
where only a portion of the street is maintained by the City. Essentially, the intersection is the point
at which the City’s maintenance stops because the intersection is located on the border line of the
City limits and the road continues into another jurisdiction. Additionally, parcels with two access
points, one access point being via a City maintained road and the second access point via a non-City
maintained road, are also assigned the non-exclusive access factor.
In addition to the parcels meeting this criteria there are parcels that take access from the portion of
Hacienda Road between Avocado Crest and the City’s southernmost border. The maintenance costs
of this portion of Hacienda are shared equally between the City and the County. As such the parcels
along this portion of Hacienda receive less of a benefit from the City’s street maintenance.
Each parcel in this category will enjoy the access benefits, but to a lesser extent than the parcels in
the Exclusive Access category. Because the streets related to this category have split maintenance,
meaning half is maintained by the City and the remaining is maintained by another agency, the
benefit is similarly determined to be half. Accordingly, each parcel in this category will be assigned
an AF of 0.50.
(3) Private Road Access: This category includes parcels that take access from a private road where the
private road must be accessed via the City’s maintenance network. These parcels have no driveway
access on a City maintained street but their private road is directly connected to the City’s
maintenance network. Ultimately, access to the parcel requires the use of City maintained streets.
Each parcel in this category will enjoy the access benefits to a lesser extent than the parcels in the
Exclusive Access category, but to a greater extent than the parcels in the Non-Exclusive Access
category. Accordingly, each parcel in this category will be assigned an AF of 0.75.
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(4) No Access: A small number of parcels in the City fall into this category. This category includes the
parcels in the City that are accessed from streets completely outside the City’s maintenance
network. This includes parcels within the City boundary that can only be accessed from streets in the
City of Whittier, unincorporated Los Angeles County, or from Harbor Boulevard.
Certain parcels are accessed from either a driveway that has direct access onto Harbor Boulevard or
from a private road that can only be accessed from Harbor Boulevard. Because these parcels do not
require City maintained streets for access, they receive no benefit for improved access. Accordingly,
each parcel in this category will be assigned an AF of 0.00.
The following table provides the Access Factor assigned to each category of parcels within the District.
Access Category
Exclusive Access
Non-Exclusive Access
Private Road Access
No Access

Access Factor
Benefit Points Assigned
1.00 per parcel
0.50 per parcel
0.75 per parcel
0.00 per parcel

AVERAGE DAILY TRIPS (ADT)
In combination with the AF discussed above, traffic volume is used to measure the benefit accruing to parcels
for the accessibility benefits. In order to help estimate ADT for certain land use types, standard trip
generation rates from the ITE Trip Generation are used. Land use types and corresponding Los Angeles
County land use codes are shown in Section 7 of this report.
Per the ITE Trip Generation User’s Guide, a “trip” is defined as a “single or one-direction vehicle movement
with either the origin or the destination (exiting and entering) inside a study site. For trip generation purposes,
the total trip ends for a land use over a given time period of time are the total of all trips entering plus all
trips exiting a site during a designated time period.”
The following table shows the ADT formulas for the land use types in the City assigned to each land use
category. For ease, each parcel’s ADT was are divided by 9.52 so that the majority of single family residential
parcels (which make up 83% of the City’s parcels) will represent the base Adjusted ADT of 1.00 and all other
parcels will be relative to such ADT. The table below shows the result of this calculation for each land use
type.

Land Use Type
Ancillary Residential Property
Assisted Living
City Hall
City Park
Golf Course(2)
Office
Open Space / Hiking Trails
Religious Institution

Trip
Generation
Code (1)
N/A
254
N/A
411
430
715
N/A
560

ADT
Formula
0.00
2.74
113.00
1.89
35.74
11.65
0.39
9.11

0.00
0.29
11.87
0.20
3.75
1.22
0.04
0.96
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Land Use Type
Resource Extraction/Utility
School
Single Family Residential
Undeveloped Land

Trip
Generation
Code (1)
170
534
210
N/A

ADT
Formula
2.49
11.59
9.52
0.10

0.26
1.22
1.00
0.01

Adjusted ADT Formula
per acre
per 1,000 sq ft of building area
per parcel
per acre

(1) Corresponds to the ITE Trip Generation (9th Edition) code when applicable.
(2) The ITE Trip Generation for Golf Course parcels takes into account sites with driving ranges and clubhouses, pro shop,
restaurants, lounge and banquet facilities. The Golf Course parcel APN 8239-025-004 includes 9.3985 acres leased for Resource
Extraction. The Resource Extraction trips generated will be calculated based on the table above, in addition to the estimated
trips generated by the Golf Course.

Special Trip Calculations
For any land use types that will not utilize or do not have standard ITE Trip Generation rates, the special trip
calculations are explained below:
Ancillary Residential Property Adjustment: There are many parcels in the City that are considered ancillary
to an adjacent single family residential parcel. These types of parcels will be considered Ancillary Residential
Property (ARP). These parcels may be completely undeveloped or may contain improvements such as pools,
garages, or storage sheds, but they are not improved with dwelling units.
To be considered ARP for purposes of the District a parcel must share a boundary line with a single family
residential parcel under common ownership, and be less than one acre in size. The acreage size criterion is
instituted because the average single family residential parcel in the City is one acre in size and theoretically
a parcel at least one acre in size is capable of being improved with a single family residential dwelling. These
parcels are not expected to generate any additional vehicle trips beyond those that will be assigned to the
adjacent single family residential parcel. As such these parcels are assigned zero ADT.
City Hall: The trips for City Hall were estimated using the ITE Trip Generation “Single Tenant Office Building”
rate of 11.65 ADT per 1,000 sq ft of building area, then adding the ADT made by the Fire Department in
response to incidents. The total square footage of the buildings at City Hall is 9,460. This square footage at
the Single Tenant Office Building rate would generate 110 ADT.
During the time period from 2011 to beginning of 2016, the Fire Department has responded to an average
of 253 incidents per year. The standard response procedure includes both a fire engine and an EMS unit
which would yield 1,012 trips per year (253 incidents X 2 vehicles X 2 trips per incident). The average rate
(based on a 365 day year) is three (3) ADT. The total estimate of ADT for City Hall is 113 ADT (110 ADT City
Hall + 3 ADT Fire Department).
Open Space / Hiking Trails: The open space land owned by Puente Hills occupies approximately 700 acres.
Any traffic generated by these parcels will likely come from individuals wanting to use the trail system at
Powder Canyon. In November 2016, the Puente Hills Habitat Preservation Authority prepared the Puente
Hills Supplemental 2016 Recreation Use Assessment Report (“Puente Hills Report”) that included the number
of visitors to the various trailheads over a three-day period. Per the Puente Hills Report, Powder Canyon has
an average of 304 daily visitors. In addition, approximately 93.6% persons surveyed stated they arrived in a
motorized vehicle. This would yield approximately 285 persons arriving by vehicle per day (304 daily visitors
X 93.6% persons arriving by vehicle) .Per the U.S. Department of Transportation 2001 National Household
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Survey daily trip file, the average number of occupants for social/recreational trips is 2.05 persons. Based on
the above, there is an average of 139 daily vehicle trips to Powder Canyon (285 persons arriving by vehicle /
2.05 average persons per vehicle). The daily vehicle trips (139) is multiplied by 2 to take into account the
vehicle would need to make a trip to and a trip from the trailhead. Therefore, the parcels used for open
space and hiking trails should expect to generate 278 ADT. Using the total Puente Hills open space acreage
of approximately 700, the rate is estimated to be 0.39 trips per acre.
Undeveloped Land: Undeveloped parcels within the District benefit from the maintenance of the
improvements but given the very limited activity that these properties provide, properties within this land
use category receive a reduced level of benefit. Undeveloped property is expected to generate a minimal
number of trips for things such as site inspections, weed abatement, and general land care management.
The average single family residential parcel in the City is one acre in size. Accordingly, undeveloped property
will be equated to a single family residential parcel based on size, and viewed in one acre increments. It is
estimated undeveloped land will generate 36 trips per year (approximately 3 trips per month), per acre which
equates to 0.10 ADT per acre or portion thereof. A minimum of 0.10 ADT will be assigned to undeveloped
parcels.

5.3.2 ASSIGNING IMPROVED EMERGENCY RESPONSE INGRESS BENEFIT POINTS
The Emergency Response Ingress (“ERI”) Benefit is directly related to a parcel’s need for emergency
response. Road damage can cause delays in response time and improving road conditions can lead to
improved emergency response time. Proper maintenance measures improve road conditions which improve
ERI. More need for emergency services translates to more opportunities to experience improved ERI.
Therefore, a higher need for emergency response translates to a higher degree of ERI Benefit. The ERI Benefit
is computed using two items: (1) an emergency response route (“ERR”) factor and (2) emergency response
need (“ERN”). The ERN is then multiplied by the ERR Factor to compute the ERI Benefit Points.
EMERGENCY RESPONSE ROUTE (ERR) FACTOR
The ERR Factor is used to account for the fact that certain parcels, based on their location, will receive less
ERI Benefit than others. The ERR Factor is determined by the route traveled by the Fire Department to a
parcel in response to an emergency. The routes taken by the Fire Department to access parcels throughout
the City were analyzed to determine whether streets in the City’s maintenance network would be utilized.
Each parcel in the City falls into one of two categories:
(1) Maintained Emergency Route: Most parcels in the City fall into this category. For these parcels the
route traveled by the Fire Department requires the use of streets within the City’s maintenance
network. Or, put another way, emergency response access to the parcel is not possible without
driving upon streets in the City’s maintenance network.
Each parcel in this category will enjoy the benefits of ERI to the fullest extent as measured by the
estimated ERN. Accordingly, each parcel in this category will be assigned an ERR Factor of 1.00.
(2) No Maintained Emergency Route: A small number of parcels in the City fall into this category. This
category includes the parcels in the City that the Fire Department would generally access without
using streets in the City’s maintenance network. This includes parcels within the City boundary that
can only be accessed from streets in the City of Whittier, unincorporated Los Angeles County, or
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from Harbor Boulevard. It also includes parcels along the portion of Hacienda Road between
Avocado Crest and the City’s southernmost border as the direct route from the fire station to these
parcels travels only along the Northbound (non-City maintained) side of Hacienda Road.
Because the emergency response route does not require City maintained streets, parcels in this
category receive no ERI Benefit. Accordingly, each parcel in this category will be assigned an ERR
Factor of 0.00.
Upon classification of each parcel into one of these two categories and assignment of an ERR Factor of 1.00
or 0.00, ERN is then assigned to each parcel as explained below.
EMERGENCY RESPONSE NEED (ERN)
Incident report data from the City’s Fire Department was analyzed to determine the relative Emergency
Response Need (ERN) generated by parcels in the City. Any incidents located outside the City were excluded
from the analysis. The incidents with addresses were matched to specific parcels and the use of each parcel
was determined.
The table below shows the average number of incidents per year from 2010 through beginning of 2016
broken down by land use type. The table also shows the total number of parcels in the City of each land use
type and compares the percentage of parcels to the percentage of incidents.

Land Use Type
Ancillary Residential Property
Assisted Living
City Hall (1)
City Park
Golf Course
Office
Private Road
Religious Institution
Resource Extraction/Utility
School
Single Family Residential
Undeveloped/Open Space

Average
Incidents per Percent of Number of
Year
Incidents
Parcels
0.0
0.00%
60
1.0
0.40%
1
0.0
0.00%
0
1.4
0.55%
1
4.0
1.58%
5
0.2
0.08%
2
0.0
0.00%
5
1.4
0.55%
4
0.6
0.24%
28
0.6
0.24%
2
238.8
94.61%
1,854
4.4
1.74%
274

Percent of
Parcels
2.68%
0.04%
0.00%
0.04%
0.22%
0.09%
0.22%
0.18%
1.25%
0.09%
82.92%
12.25%

Variance
0.00
8.86
0.00
12.40
7.09
0.89
0.00
3.10
0.19
2.66
1.14
0.14

(1) City Hall was not analyzed for ERN due to its location (the Fire Department and City Hall are located on the same parcel).

Using a SFR parcel as the base ERN, all other land use types are computed in relation to a SFR parcel. The
table below shows the result of this calculation. This is the computed ERN for each land use type.
Land Use Type
Ancillary Residential Property
Assisted Living
City Hall(1)
City Park

Emergency Response Need (ERN)
per parcel
0.00
per parcel
7.76
per parcel
0.00
per parcel
10.87

City of La Habra Heights
Street Maintenance District No. 7 - Special vs. General Benefit Analysis

20

Land Use Type
Golf Course
Office
Private Road
Religious Institution
Resource Extraction/Utility
School
Single Family Residential
Undeveloped/Open Space
(1)
(2)

Emergency Response Need (ERN)
per golf course
6.21
per parcel
0.78
per parcel
0.00
per parcel
2.72
per parcel
0.17
per parcel
2.33
per parcel
1.00
(2)
per acre
0.03

City Hall was not analyzed for ERN due to its location (the Fire Department and City Hall are located on the
same parcel).
Due to the varied size of Undeveloped and Open Space land, a per acre rate will be used. The ERN computed
based on the 274 Undeveloped/Open Space parcels is 0.12. The 274 parcels make up approximately 1,175
acres. The average is 4.35 acres per parcel. Using the computed ERN of 0.12 per 4.35 acres would yield an
ERN of 0.03 per acre.

5.3.3 PUBLICLY OWNED PARCELS
It is important to note that if benefits accruing to parcels from the proposed improvements will be measured
largely by vehicle trips generated, then any parcel that is expected to generate vehicles trips will be deemed
to receive some benefit. This would include most publicly owned parcels including those owned by Puente
Hills Landfill Native Habitat Preservation Authority, the City (including Hacienda Park and City Hall), the La
Habra Heights Water District, Los Angeles County, and Coast Community College.
A valid assessment cannot ignore the estimated benefit received by these parcels, nor can it exempt them
from the assessment completely. The special benefits accruing to these types of parcels must be determined
using the same kind of formulas and benefit point assignment as applied to privately owned parcels
(respecting of course the estimated traffic volume to be generated from different land use types). This
requirement is clearly conveyed in Article XIII D, Section 4(a) of the California Constitution which states in
part, “... Parcels within a district that are owned or used by any agency, the State of California or the United
States shall not be exempt from assessment unless the agency can demonstrate by clear and convincing
evidence that those publicly owned parcels in fact receive no special benefit.” Consequently, the benefit
conferred to each publicly owned parcel has been computed, and the proportional benefit points have been
assigned and included in the total District benefit points.
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5.3.4 MEASUREMENT FORMULAS
Below are graphic representations summarizing the formulas described in the sections above:
Access
Benefit Factor

x

Adjusted Average
Daily Trips

=

Accessibility
Benefit Points

Emergency Response
Ingress
Benefit Factor

x

Estimated Emergency
Response Need

=

Emergency Response
Ingress Benefit Points

Accessibility
Benefit Points

+

Emergency Response
Ingress Benefit Factor

=

Preliminary Benefit
Points

Preliminary Benefit
Total Benefit
/
2*
=
Points
Points
*For ease, each parcel’s Preliminary Benefit Points are divided by two so that the base benefit
point will be 1.00, and all other parcels will be relative to such benefits.
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PROPOSED METHOD OF ASSESSMENT
Balance to be Assessed
The general benefit, which is the percentage of the total budget that must be funded through sources other
than assessments, is 14.94% of the total project cost. The special benefit, which is the percentage of the
budget that may be funded by assessments, is 85.06%.
Description
Total Estimated Annual Cost
Less: General Benefit Contribution(1)
Less: Additional City Provided Funding(1)
Total Costs to be Assessed

Budgeted Amount
$894,436
(133,629)
(364,431)
$396,376

(1) The City anticipates contributing funds in addition to the General Benefit Contribution
amount shown. The General Benefit Contribution amount is based on the
quantification and separation of general benefits, as detailed within this report. Per the
City Manager, the additional funds the City anticipates on contributing have been
estimated based on levels of funding established prior to the formation of the District.

Assessment Amount per Benefit Point
The assessment per benefit point is calculated by dividing the total costs to be assessed by the total benefit
points assigned to the parcels within the District. The following formula provides the assessment per benefit
point calculation:
Total Costs to
be Assessed
$396,376

/
/

Total District
Benefit Points
1,907.86

=
=

Assessment Rate
per Benefit Point
$207.76

The special benefit analysis and assignment of benefit points has been calculated in relation to the total costs
to be assessed. No assessment will be imposed on any parcel that exceeds the reasonable cost of the
proportional special benefit conferred on the parcel.

Applying the Method of Assessment
The maximum assessment for each parcel in the District is calculated by the following procedure:
Step 1: Assign each parcel its appropriate land use type based on the most recent Los Angeles County
Assessor’s Secured Roll data (refer to Section 7 for corresponding Los Angeles land use codes). The following
are definitions of the different land use types in the City.
Ancillary Residential Property: includes parcels that share a boundary line with a single family
residential parcel under common ownership, and are less than one acre in size.
Assisted Living: includes managed care facilities and homes for the aged.
City Hall: means the parcel containing the City offices of the City of La Habra Heights as well as the
City’s Fire Department.
City Park: means Hacienda Park.
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Golf Course: means the Hacienda Golf Club.
Office: includes parcels developed with structures that house offices used for professional services
such as real estate or public affairs such as the La Habra Heights County Water District office.
Open Space / Hiking Trails: includes the parcels owned by Puente Hills Landfill Native Habitat
Preservation Authority (“Puente Hills”) that are dedicated for open space and include hiking/riding
trails in the Powder Canyon area.
Private Road: includes private roads that have been assigned a separate parcel number by the Los
Angeles County Assessor.
Religious Institution: includes parcels developed with structures in which public worship services
are held. Such structures house an assembly hall or sanctuary and may include meeting rooms.
Resource Extraction/Utility: includes parcels designated for extraction of resources such as natural
gas, oil, and the like. Also includes parcels developed with structures used for purposes other than
dwelling, meeting, or gathering. These structures include, but are not limited to, radio towers, water
towers, and pump stations.
School: means the Heights Christian School.
Single Family Residential: includes parcels developed with a single family residential dwelling.
Undeveloped Land: includes parcels not developed with any structure that are not considered Open
Space / Hiking Trails.
Step 2: Assign each parcel an Access Factor (AF) based on its location and the rates in the table below:
Access Factor
Benefit Points Assigned
1.00 per parcel
0.50 per parcel
0.75 per parcel
0.00 per parcel

Access Category
Exclusive Access
Non-Exclusive Access
Private Road Access
No Access

Step 3: Assign each parcel Adjusted Average Daily Trips (ADT) based on land use type and the rates in the
table below:

Land Use Type
Ancillary Residential Property
Assisted Living
City Hall
City Park
Golf Course
Office
Open Space / Hiking Trails
Private Road
Religious Institution

ADT
Formula
0.00
2.74
113.00
1.89
35.74
11.65
0.39
0.00
9.11

0.00
0.29
11.87
0.20
3.75
1.22
0.04
0.00
0.96

Adjusted ADT Formula
per parcel
per bed
per parcel
per acre
per golf hole
per 1,000 sq ft of building area
per acre
per parcel
per 1,000 sq ft of building area
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Land Use Type
Resource Extraction/Utility
School
Single Family Residential
Undeveloped Land

ADT
Formula
2.49
11.59
9.52
0.10

0.26
1.22
1.00
0.01

Adjusted ADT Formula
per acre
per 1,000 sq ft of building area
per parcel
per acre

Step 4: Assign each parcel an Emergency Response Route (ERR) Factor based on its location and the rates in
the table below:
Emergency Route Type
Maintained Emergency Route
No Maintained Emergency Route

ERR Factor
Benefit Points Assigned
1.00 per parcel
0.00 per parcel

Step 5: Assign each parcel Emergency Response Need (ERN) based on its land use type and the rates in the
table below:
Land Use Type
Ancillary Residential Property
Assisted Living
City Hall
City Park
Golf Course
Office
Private Road
Religious Institution
Resource Extraction/Utility
School
Single Family Residential
Undeveloped/Open Space

Emergency Response Need (ERN)
per parcel
0.00
per parcel
7.76
per parcel
0.00
per parcel
10.87
per golf course
6.21
per parcel
0.78
per parcel
0.00
per parcel
2.72
per parcel
0.17
per parcel
2.33
per parcel
1.00
per acre
0.03

Step 6: Multiply the Access Factor (AF) (Step 2) by the Adjusted ADT (Step 3) to compute each parcel’s
Accessibility Benefit Points.
Step 7: Multiply the Emergency Response Route (ERR) Factor (Step 4) by the Emergency Response Need
(ERN) (Step 5) to compute each parcel’s Emergency Response Ingress Benefit Points.
Step 8: Add the results of Step 6 and Step 7 to compute each parcel’s Preliminary Benefit Points.
Step 9: Divide the result of Step 8 by two to compute each parcel’s Total Benefit Points.
For ease, each parcel’s Preliminary Benefit Points are divided by two so that the base benefit point will be
1.00, and all other parcels will be relative to such benefits.
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Steps 1 through 9 are summarized as follows:
(

Access
Factor

x

Adjusted
ADT

)

+

(

ERR
Factor

x

ERN

2

)
=

Total
Benefit Points

Step 10: Sum the result of Step 9 for all parcels in the District.
Step 11: Divide the portion of the budget representing special benefit by the result of Step 10 to compute
the rate per Benefit Point.
Step 12: Multiply each parcel’s Total Benefit Points by the result of Step 11 to compute each parcel’s
assessment.
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LAND USE CODES
The land use type classifications defined within this report, and corresponding Los Angeles County land use
codes are shown below. The use of the most recent Los Angeles County Assessor’s Secured Roll information
has been used as the basis in determining each parcel’s property type, lot size (acreage), and building square
footage, unless more up to date data was available to the City.
Land Use Type
Ancillary Residential Property

Los Angeles County Land Use Code
0000, 0109

Assisted Living

0130

City Hall

8800

City Park

8800

Golf Course

6600

Office

1000, 8100

Open Space / Hiking Trails

0000, 8300

Private Road

0000

Religious Institution

7100

Resource Extraction/Utility

0000, 3700, 8100

School

7200

Single Family Residential
Undeveloped Land

0100, 0101, 0103, 0104, 0108, 0109, 0200, 0201
0000, 0100, 0109, 3000, 8800
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MAPS
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