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PSP Required Elements 
This application has been developed in response to the State’s Project Solicitation 

Package (PSP) inviting local agencies to submit projects for UFRR Program Funding.  

Required elements of this Full Application include:  

Table of Contents 

Executive Summary 

PSP Appendices forms:  Required forms from the PSP including PSP Appendices 2, 3, 4, 

5, 6A, and 7 are included in Attachment A of this application. 

Statement of Financial Capability: Attachment B1 of this application. 

Cost Share Determination: Attachment B2 of this application. 

Statement of why this Project is Eligible for Funding (per Section 5 of the UFRR 

Guidelines): Attachment C of this application. 

Documentation Demonstrating Plan Consistency with the SSIA:  Attachment D of this 

application. 

Description of Plan to Achieve 200 year Protection for Basin:  This is described in the 

Basin Plan in Attachment E of this application.   

Basin Plan:  Plan to achieve 200-yr flood protection for the basin is presented in 

Attachment E of this application. 
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Executive Summary 
The fully urbanized Central Stockton Basin is bounded by the Calaveras River on the 

north, Diverting Canal on the east, Stockton Channel on the South, and San Joaquin 

River on the west (Figure 1).   The basin is nearly entirely built out, and includes the 

downtown core of Stockton, including most of the City of Stockton and San Joaquin 

County corporate offices. 

Most of the basin is in a moderate hazard FEMA flood zone (zone X), with the exception 

of the western portion of the basin, which is in a FEMA special flood hazard area (zone 

AE) due to non-accredited levees along Smith Canal.  None of the levees bordering the 

basin have been investigated for compliance with Urban Levee Design Criteria (ULDC), 

so ability of the basin to meet 200-year urban level of protection (ULOP) criteria is 

unknown.  But it is clear that the most acute flood threat is Smith Canal.   

Smith Canal is a man-made backwater slough of the San Joaquin River adjacent to the 

Sacramento-San Joaquin Delta (Delta) and is located in the City of Stockton, just north of 

the Deep Water Ship Channel. Smith Canal is leveed to prevent back-flooding from the 

Delta. The Smith Canal levees are heavily encroached upon and cannot be certified as 

meeting FEMA standards or the State’s Urban Levee Design Criteria.  When it became 

evident that the Smith Canal levees would lose their FEMA accreditation, the San 

Joaquin Area Flood Control Agency (SJAFCA) partnered with the Smith Canal levee 

owners, Reclamation District 1614 (north bank levee) and Reclamation District 828 

(south bank levee), and took the lead in evaluating options for restoring flood 

protection to the Smith Canal area.  

A number of alternatives for restoring flood protection to the area were evaluated.  In-

place rehabilitation of the levees was determined to be economically infeasible and the 

preferred alternative was determined to be constructing a Gate at the mouth of Smith 

Canal.  The proposed Gate will consist of a fixed sheet pile wall structure with an 

opening gate structure to allow for navigation and tidal movement of water in Smith 

Canal.   The structure will extend from the tip of Dad’s Point Levee, an existing land bar 

separating the Louis Park boat launch area from the San Joaquin River, northerly across 

open water to connect with the San Joaquin River right bank levee (Figure 2). 
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Figure 1 Central Stockton Basin Map 
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Figure 2 – Smith Canal Gate Site Map 
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The fixed segment of the structure will consist of a dual sheet pile wall filled with 

granular material. The opening portion of the Gate will be an operable miter gate 

structure, typical of navigation locks all over the world.  The Smith Canal Gate is to be 

operated at the mouth of Smith Canal during tide events forecasted to approach or 

exceed the design operating water surface elevation.  The Gate would remain open at 

all other times to allow for navigation and tidal movement of water in Smith Canal.   

The Smith Canal design water surface elevations are determined by Delta water surface 

elevations which are elevated when high tides combine with high flows on the 

Sacramento and San Joaquin Rivers.  These conditions typically occur between 

November 1st and April 30th. The Smith Canal Gate would be operated as needed during 

these times to prevent high tidal flows from entering into Smith Canal.    The closure 

gate would be activated when tide forecasts predict high tides that could approach or 

exceed the design water surface elevation.   The gate would be closed at the low tide 

prior to the high tide, and remain closed until the high tide recedes to a point where the 

head across the gate is equalized.  The gate would then be opened to allow any interior 

drainage that accumulated in Smith Canal during the closure period, to drain out. 

SJAFCA has had extensive discussions with FEMA on the use of a Gate as a method of 

providing flood protection for the Smith Canal area.  SJAFCA prepared 30% engineering 

design plans of the Gate and submitted a request to FEMA for a Conditional Letter of 

Map Revision (CLOMR), which was approved by FEMA on January 13, 2011.   

At their January 26, 2011 Board meeting, the SJAFCA Board of Directors entered into a 

partnership and cost sharing agreement with RD 1614 and RD 828 to facilitate 

continued collaboration between all parties as they work to improve flood protection 

for the Smith Canal area.  With this partnership and cost sharing agreement in place, the 

SJAFCA Board chose to move forward with the formation of a capital and operation & 

maintenance (O&M) benefit assessment district to finance the local share of the 

project’s design, capital and O&M costs.  Formation of the assessment district was 

subject to a Proposition 218 election, which passed on July 10, 2013 with a positive vote 

of 59.12%.  With this assessment district in place and as further described within the 

Financial Plan included with this application, DWR has certainty that local funds are 

sufficient to match UFRR funds for all phases of the project. 
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DWR awarded an EIP design grant in the amount of $2,412,500 in September 2012 for 

CEQA compliance and engineering design.  SJAFCA selected an engineering team led by 

Peterson Brustad Inc. to perform the work outlined under the EIP Design grant.  That 

process is ongoing, with final EIR scheduled for November 2015, and final engineering 

plans expected by December 2016. 

The total project cost is estimated to be $37.2M.  An economic feasibility analysis was 

undertaken and shows that the Project has an extremely favorable benefit-cost ratio of 

16.5:1.  The reason for this is twofold:  the benefit area is fully urbanized and built out, 

and the nature of the flood threat is high Delta pool stage, which occurs frequently, 

elevating the benefit calculation.  

With this application, SJAFCA is requesting UFRR funding for the construction phase of 

the project at the recommended cost share.  The construction phase costs include the 

balance of the soft costs not completed as part of the design phase as well as all of the 

hard costs associated with constructing the facility. SJAFCA is requesting UFRR funding 

in the amount $22,309,666, the balance of the needed State funding at a recommended 

cost share of 67% after the EIP funding provided of $2,412,500.  This amount is made up 

of the following: 

• $820,250 of supplemental funding (i.e. true-up) at 67% State Cost Share for the Design 

Phase Work in the form of credit toward the Local Share of the Construction Phase 

costs; and  

• $21,489,416 of funding at 67% State Cost Share for the Construction Phase Work. 

SJAFCA is requesting that DWR provide this additional funding through a new UFRR 

funding agreement. SJAFCA hopes to begin construction in April 2017 with the goal of 

having the Gate operational in December 2018. 
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This Full Application provides a basis for the following rating points in Appendix 1 of the 

PSP: 

Basin Plan 

People and property at risk     30 points   

Without project EAD = $108M, with project EAD = $20M, reduction = 81.5% (Based on 

USACE Lower San Joaquin River Feasibility Study, economics of alternative 8a; see 

Attachment D of this Full Application for more information). 

Flood System Flexibility and Resiliency   10 points 

The basin plan is structured to adapt to changes in both hydrology and sea level due to 

climate change.  A new bypass is planned to improve resiliency to changing hydrology, 

and to realize multiple benefits.  All levees will comply with the ULDC. 

Wise Floodplain Management    10 points 

The entire Central Stockton Basin is urbanized, so improved protection will not induce 

growth. 

Ecosystem Processes      0 points 

Dynamic, hydrologic, and geomorphic processes will be largely unchanged 

Habitats       5 points 

The new Mormon Channel bypass will provide a new habitat corridor from the Delta to 

the foothills, and levee projects will incorporate invasive plant removal and shaded 

riverine aquatic vegetation improvements.  The Smith Canal Gate will incorporate 

invasive plant removal and construction of bat nesting boxes along Dad’s Point, and 

ongoing aquatic weed removal as an O&M activity. 

Species       5 points 

SRA establishment along waterside benches of the Lower Calaveras River and Diverting 

Canal will contribute to the recovery of Steelhead and Salmon. 
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Integrated Water Management    10 points 

Despite the challenges that a fully urbanized basin with engineered and confined 

channels face, the Central Stockton Basin Plan includes a new bypass with water supply, 

water quality, recreation, and habitat benefits, and levee improvement projects include 

ecosystem and recreation improvements.  The Basin Plan protects 5 state facilities: I-5, 

and highways 99, 4, 88, and 26, which facilitates emergency response and evacuation.  

Long-term Cost of O&M     5 points 

Bringing all levees of the Basin into ULDC compliance will reduce O&M costs. 

Improve Institutional Support    5 points 

SJAFCA has become the regional leader for planning, implementation, regulatory 

compliance, and policy, and provides a focal point for state and federal coordination.  

SJAFCA works with LMAs, land use agencies, and the County OES to advance mutual 

interests and improve efficiencies and effectiveness. 

Total for Basin Plan       80 points 

 

Basin Project 1 – Smith Canal Gate  

People and property at risk     30 points   

Without project EAD = $77M, with project EAD = $32M, reduction = 58.4% (Based on 

USACE Lower San Joaquin River Feasibility Study, economics of alternative 8a; see 

Attachment D of this Full Application for more information). 

Flood System Flexibility and Resiliency   10 points 

The project is structured to adapt to changes in sea level due to climate change through 

2050, and will have provisions for adaptation beyond that.  The facility will comply with 

the ULDC. 

Wise Floodplain Management    10 points 

The project benefit area is fully urbanized, so improved protection will not induce 

growth. 
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Ecosystem Processes      0 points 

Dynamic, hydrologic, and geomorphic processes will be largely unchanged 

Habitats       5 points 

The project will incorporate invasive plant removal and construction of bat nesting 

boxes along Dad’s Point, and ongoing aquatic weed removal as an O&M activity. 

Species       0 points 

Habitats will remain largely unchanged 

Integrated Water Management    10 points 

The project will include water quality benefits to Atherton Cove, and recreation benefits 

in the form of handicapped fishing access.  The project protects one state facility (I-5), 

which facilitates emergency response and evacuation.  

Long-term Cost of O&M     5 points 

The facility will comply with ULDC, and perpetual O&M funds have been secured 

through a Proposition 218 assessment. 

Improve Institutional Support    5 points 

SJAFCA has become the regional leader for planning, implementation, regulatory 

compliance, and policy, and provides a focal point for state and federal coordination.  

SJAFCA works with LMAs, land use agencies, and the County OES to advance mutual 

interests and improve efficiencies and effectiveness. 

Total for Basin Project 1      75 points 
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Attachment A – Required PSP Appendices 
PSP Appendix 2 – Applicant Information 

PSP Appendix 3 – Resolution Authorizing Proposal 

PSP Appendix 4 – Project Description 

PSP Appendix 5 – Attorney’s Certification 

PSP Appendix 6A – Standard Certifications for Construction Projects 

PSP Appendix 7 – DWR Environmental Information Form 

Memorandum of Understanding for the Operation and Maintenance of the Project 
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PSP Appendix 2 – Applicant Information 

 

1. Agency name, address, phone number, email 

San Joaquin Area Flood Control Agency (SJAFCA) 

22. E. Weber Avenue, Stockton, CA  95202 

(209) 937-8866 

roger.churchwell@stocktongov.com 

2. Authorized Representative who may sign contract 

James Giottonini, Executive Director 

(209) 937-8339  

jim.giottonini@stocktongov.com 

3. Location of proposed project, including RFMP area, county, and reclamation 

district 

Confluence of Smith Canal and San Joaquin River, Lower San Joaquin and Delta 

South RFMP, San Joaquin County, RD 1614 and RD 828 

4. Describe applicant’s flood management authority 

SJAFCA is a joint powers authority of the City of Stockton, County of San Joaquin, 

and San Joaquin County Flood Control and Water Conservation District.  It has 

authority to implement projects anywhere within San Joaquin County, including 

authority to assess and acquire property. 

5. Describe role of the applicant in regional flood management planning 

SJAFCA was the local sponsor for preparation of the Lower San Joaquin and Delta 

South RFMP 

6. Is there a regional plan in place? Is the proposed project a priority project within 

the regional plan? 

The Lower San Joaquin and Delta South RFMP was completed in December 2014, 

and the Smith Canal Gate Project is listed as a tier 1 (highest) priority project. 
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PSP Appendix 3 – Resolution Authorizing Proposal 
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PSP Appendix 4 – Project Description 

  

1. Project name and location 

Smith Canal Gate 

 

2. Project area map 

See Figure A-1. 

 

3. Project schedule 

Activity Start Finish 

Engineering Design November 2015 December 2016 

CEQA/NEPA Preparation March 2014 November 2015 

Right of Way Acquisition November 2015 October 2016 

Permitting Acquisition November 2015 March 2017 

UFRR Funding Agreement March 2015 December 2015 

Construction April 2017 December 2018 

 

4. Project goals and objectives 

The Smith Canal levees lost their FEMA accreditation in 2009 due to extensive 

encroachments onto the levees, primarily from residential structures.  The loss of FEMA 

accreditation has initially placed approximately 5,300 properties in the FEMA 100-Year 

floodplain. New LiDAR topographical data recently developed by DWR indicates that the 

original FEMA floodplain was incorrectly delineated and should in fact extend further 

eastward.  Using this new data FEMA has begun a floodplain remapping effort and an  
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Figure A-1 Project Area Map 
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additional 2,800 properties are expected to be placed in the FEMA 100-year floodplain 

in the future. Figure A-2 shows the entire 100-year floodplain based upon the latest 

DWR LiDAR data and revised FEMA floodplain delineation analysis. 

When it became evident that the Smith Canal levees would lose their FEMA 

accreditation, SJAFCA partnered with RD 1614 and RD 828, and took the lead in 

evaluating options for restoring flood protection to the Smith Canal area. A number of 

alternatives for restoring flood protection to the area were evaluated.  In-place 

rehabilitation of the levees has been determined to be economically infeasible and the 

preferred alternative was determined to be a Gate constructed at the mouth of Smith 

Canal.   

In addition to restoring 100-Year flood protection, the Gate will be constructed to meet 

ULDC requirements for 200-year flood protection, including sea level rise.  Specific goals 

of the project include: 

• Construct a FEMA-accredited barrier to block flooding from the Delta 

• 100-yr protection for the only SFHA in basin 

• Gate to meet ULDC for 200-yr protection, including sea level change through 

2050 

• Easily adaptable to sea level change beyond 2050 

• Improve water quality in Atherton Cove 

• Improve handicapped fishing access 

• Remove invasive plants 
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Figure A-2 Anticipated FEMA FIRM 
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5. Description of the proposed project 

The proposed Gate will consist of a fixed sheet pile wall structure with an operable gate 

structure to allow for navigation.   The concept is for the Smith Canal Gate to be closed 

during tide events forecasted to approach or exceed a tide of 8.0 feet NAVD 88, in order 

to limit the stage in Smith Canal, and to cut off the source of water were one of the 

Smith Canal levees to fail.  The gate would be closed at the low tide prior to the 

forecasted high tide, and remain closed until the high tide recedes to equilibrium.  The 

gate would then be opened to allow accumulated interior drainage to evacuate.  

The fixed segment of the Gate will consist of a dual sheet pile wall filled with granular 

material (Figure A-3). The opening portion of the Gate will be a miter-type gate 

structure, similar to a standard navigation lock.  The gate opening will be 50-feet wide, 

and the miter gate will be operated using hydraulic or mechanical actuator arms (Figure 

A-4). The gate system will be designed so it can be operated manually, using 

programmable preset operating controls, or remotely via a SCADA system.  The project 

also includes recreation components consisting of the installation of two handicap 

fishing platforms along Dad’s Point along with an associated handicap access path 

(Figure A-5).  

The top of floodwall and Gate elevation is determined as follows: 

9.5 ft (200-year WSE) 

+ 3.0 ft for freeboard 

+ 1.0 ft for hydraulic uncertainty 

+ 1.4 ft for sea level rise through 2050 (median projection) 

 14.9 ft for top of wall/top of gate 

The cost of the project is summarized in Table A-1.  Because the CEQA process is 

ongoing and water quality has been raised as a key concern, it is possible that a second 

operable gate will be required as a mitigation or required by a regulatory agency.  For 

this reason, a second gate is included in the cost estimates for this grant application.  A 

more detailed cost estimate is provided in Section 14.  
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Figure A-3 Double Sheet Pile Wall Section (Draft) 
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Figure A-4 Miter Gate 
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Figure A-5 Handicap Fishing Platform 
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Table A-1 - Smith Canal Gate – Proposed Project Cost Estimate 

Item Description  Total Cost  

Design Phase 

 1 Preliminary Design  $          375,000  

2 Program Management  $          650,000  

3 Design & Permitting  $       3,500,000  

4 Independent Review  $          300,000  

5 Financing  $          100,000  

 

Subtotal  $       4,925,000  

Construction Phase 

 6 Program Management  $      1,250,000 

7 Supplemental Engineering  $          909,000  

8 Construction   $    27,045,000  

8a Handicap Fishing Access  $          270,000 

9 Construction Management  $       1,750,000  

10 Real Estate Acquisition  $          208,000  

11 Real Estate Contingency  $          121,000  

12 Public Outreach  $             50,000  

13 Environmental Mitigation  $          625,000  

14 36" Culvert Pipes at Moreing Road  $            30,000 

 

Subtotals  $     32,258,000  

 

PROJECT TOTALS  $     37,183,000  
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6. Engineer’s statement certifying before-project and 

after-project level of protection or design level of 

performance 

Project performance was analyzed by the USACE in the Lower San Joaquin River 

Feasibility Study (LSJRFS).  Risk and uncertainty analysis for index point D5 provides the 

basis for the estimates below.  An engineer’s certification is included in the front end of 

this Full Application.   

Before project performance 

• 15.8% annual exceedance probability (AEP), meaning, there is a 15.8% chance of a 

damaging flood in any year 

• 82.1% risk of at least one damaging flood within a 10 year period, and 99.4% chance 

within a 30 year period 

After project performance 

• 0.05% AEP 

• 0.4% risk of at least one damaging flood within a 10 year period, and 1.4% chance within 

a 30 year period 
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7. Description of project alternatives.  Has the 

applicant considered system-wide approaches to 

achieve system flexibility and resiliency?  Explain 

system-wide elements of the project. 

Four alternatives to the proposed action were considered, as described in the following 

paragraphs.  The location of Smith Canal is in an isolated backwater of the Delta, and 

system-wide solutions are not available.  The alternatives do consider flexibility and 

resiliency, however.  The proposed Project is the most flexible and resilient to climate 

change, because of its limited footprint and lack of encroachments.  Other alternatives 

are less adaptable.  

Fix-In-Place Levee Improvements Alternative 

An alternative to the Gate is to fix-in-place the existing levees. This would involve 

removing encroachments from the levees, restoring levee geometry, providing a levee 

maintenance access roads, and obtaining sufficient right-of-way to allow for ongoing 

operations and maintenance.  

Properties adjacent to the canal consist mostly of single-family residences.  A paved 

levee road, Shimizu Drive, (Figure A-6) makes up the majority of the south levee.  For 

purposes of developing a fix-in-place cost estimate, adjacent parcels that encroach onto 

Smith Canal levees were divided into two categories: ‘Fully Impacted Parcels’ and 

‘Partially Impacted Parcels’.  The categorizing of parcels was based upon a review of 

aerial photography. 

‘Fully Impacted Parcels’ were determined to contain houses within ±15' of the landside 

levee toe.  For the ‘Fully Impacted Parcels’, it was assumed that each of the parcels 

would be purchased and the entire house and backyard would be demolished.  Purchase 

price was based on the 2009 assessed value plus 15%.  The total purchase price for all 95 

parcels was estimated to be $38,410,500 which results in an average purchase price of 

$404,321 per parcel.  Relocation and legal expenses were considered to be 15% of the 

purchase price.  Levee improvements, consisting primarily of waterside riprap and an 

aggregate base levee crown road, would be constructed.   

Houses on ‘Partially Impacted Parcels’ are located further than ±15' from the landside 

levee toe, but still contain backyard encroachments to the levee such as landscaping,  
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Figure A-6 Smith Canal Fix in Place Alternative 
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patios, decks, docks, etc.  For the ‘Partially Impacted Parcels’, it was assumed that each 

property owner would maintain ownership of their parcel, and the house would remain.  

However, backyard encroachments would be demolished, and severance damages 

would be negotiated with the property owner.  For the purposes of this estimate it was 

assumed that severance damages would average $100,000.  Legal expenses were 

estimated to be 15% of the severance damages.  Levee improvements, consisting 

primarily of waterside riprap and an aggregate base levee crown road, would be 

constructed.   

Since the portion of the south levee along Shimizu Drive contains no encroachments, no 

property acquisition or structure demolition work would be necessary.  Levee 

improvements, consisting primarily of waterside riprap, would be constructed. Table A-2 

contains a cost summary of the fix-in-place alternative. 

Table A-2 - Fix-In-Place Levee Improvements Alternative Cost Estimate 

DESCRIPTION QTY UNIT 

UNIT 

PRICE TOTAL 

Purchase Full Parcel 95 EA $404,321  $       38,411,000  

Severance Damage For Partial 

Purchase 90 EA $100,000  $         9,000,000  

Relocation & Legal Expenses 1 % 15%  $             7,112,000  

  

  

Subtotal  $          54,523,000  

Demolish House & Yard 95 EA $40,000  $         3,800,000  

Demolish Backyard only 90 EA $10,000  $            900,000  

Levee Improvements 21,000 LF $1,000  $          21,000,000  

  

  

Subtotal  $          25,700,000  

General Requirements 1 LS 15%  $             3,150,000  

  

  

Subtotal  $       28,850,000  

Construction Contingency 1 LS 30%  $             8,655,000  

  

  

Subtotal  $          37,505,000  

Program/Soft Costs 1 % 38%  $          14,252,000  

         $       51,757,000  

      TOTAL  $        106,280,000  
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Sheet Pile Wall Alternative 

Another alternative would be to install a sheet pile wall along the water side of the 

existing levees. The sheet-pile wall would replace the existing levees as the flood control 

structure so existing levee encroachments would be allowed to remain.  The sheet pile 

wall would be constructed from the waterside minimizing disruptions to adjacent 

properties.  It was assumed that backyard improvements and boat docks would need to 

be temporarily removed during construction and replaced after the sheet pile wall was 

installed.  Since the portion of south levee consisting of Shimizu Drive contains no 

encroachments and is readily accessible, it was assumed that this portion of the levee 

could be restored without the need for a sheet pile wall. Table A-3 contains a cost 

summary of the sheet pile wall alternative. 

Table A-3 - Sheet Pile Alternative Cost Estimate 

DESCRIPTION QTY UNIT UNIT PRICE TOTAL 

Demolish Backyard 185 EA $10,000 $1,850,000 

Construct Sheet Pile Wall 14,800 LF $2,100 $31,080,000 

Reconstruct Back Yard 185 EA $60,000 $11,100,000 

Temp Const. Easements 185 EA $10,000  $1,850,000 

Levee Improvements 21,000 LF $500 $10,500,000 

      SUBTOTAL  $56,380,000 

General Requirements 1 LS 15% $8,457,000 

      SUBTOTAL  $64,837,000 

Construction Contingency 1 LS 30% $19,451,100 

Construction Total       $84,288,100 

Program/Soft Costs 1 % 38% $32,100,000 

      TOTAL $116,400,000 

 

Alternate Locations for Gate  

As discussed in Attachment E, Section 5.1.6, the proposed Gate location was chosen so 

the Gate can tie into existing levees/high ground and become an accredited barrier to 

back-flooding from the Delta.  Two alternate locations for the Gate were also 

considered. 

Upstream of Atherton Island.  At this location (Figure A-7), the south end of the 

structure would be tied into high ground at Louis Park, and the north end would be tied 

into the existing Smith Canal north bank levee.  However, significant residential  
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Figure A-7 Smith Canal – Upstream of Atherton Cove Alternative 
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encroachment exists along the Atherton Cove north bank levee between the tie-in and 

the certified levee to the west which prevents that section of levee from receiving FEMA 

accreditation. A sheet pile wall would have to be installed along at that location.  Table 

A-4 contains a cost summary of the ‘Upstream of Atherton Island’ alternative. 

Table A-4. Upstream of Atherton Island Alternative Cost Estimate 

Item Description  Total Cost  

Design Phase 

 1 Preliminary Design  $          375,000  

2 Program Management  $          650,000  

3 Design & Permitting  $       3,500,000  

4 Independent Review  $          300,000  

5 Financing  $          100,000  

 

Subtotal  $       4,925,000  

Construction Phase 

 6 Program Management  $       1,250,000 

7 Supplemental Engineering  $       2,398,000 

8 Construction  $    34,486,000  

9 Construction Management  $       3,450,000  

10 Real Estate Acquisition  $          852,000  

11 Real Estate Contingency  $          426,000  

12 Public Outreach  $             50,000  

13 Environmental Mitigation  $          536,000  

14 36" Culvert Pipes at Moreing Road  $            30,000 

 

Subtotals  $    43,478,000  

 

PROJECT TOTALS  $    48,403,000  

 

Adjacent to Atherton Island.  At this location (Figure A-8), the north and south ends of 

the Gate would tie into high ground at Atherton Island and Louis Park.  However, a 

second structure would be required to close off the mouth of the Atherton Cove, tying 

into the San Joaquin River/DWSC right bank levee on the north. The need for 2 

structures with 2 separate gates would increase the cost of the facility.  In addition, 

right-of-way and access would be difficult due to the need to construct the Atherton 

Island portions on private residential properties.  Also as there would be two gates the 

operation and maintenance effort would be increased. Table A-5 contains a cost 

summary of the ‘Adjacent to Atherton Island’ alternative. 
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Figure A-8 Smith Canal – Adjacent to Atherton Cove Alternative 
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Table A-5. Adjacent to Atherton Island Alternative Cost Estimate 

Item Description  Total Cost  

Design Phase 

 1 Preliminary Design  $          375,000  

2 Program Management  $          650,000  

3 Design & Permitting  $       3,500,000  

4 Independent Review  $          300,000  

5 Financing  $          100,000  

 

Subtotal  $       4,925,000  

Construction Phase 

 6 Program Management  $      1,250,000 

7 Supplemental Engineering  $      1,007,000  

8 Construction  $    27,535,000  

9 Construction Management  $       2,760,000  

10 Real Estate Acquisition  $          884,000  

11 Real Estate Contingency  $          442,000  

12 Public Outreach  $             50,000  

13 Environmental Mitigation  $          358,000  

14 36" Culvert Pipes at Moreing Road  $             30,000 

 

Subtotals  $     34,316,000  

 

PROJECT TOTALS  $     39,241,000  

 

Project Alternate Comparison  

As Table A-6 shows, the cost of the proposed Smith Canal Gate alternative is 

significantly less expensive than the other project alternatives evaluated.   

Table A-6. Cost Comparison of Alternatives  

Alternatives Evaluated     Cost 

% Cost 

Difference  

Gate at Mouth   $   37,183,000  0 

Fix-in-place Alternative     $ 106,280,000  186% 

Sheet pile Floodwall Alternative   $ 116,400,000  213% 

Upstream of Atherton Island Gate $   48,403,000  30% 

Adjacent to Atherton Island Gates $   39,241,000  6% 
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Also the other alternatives have significant implementation issues as they would have 

major impacts to private property.  These implementation issues add significant risk to 

both the project schedule and project costs, and would complicate project operations 

and maintenance functions after project construction. Table A-7 presents a matrix of the 

implementation issues evaluated during the project alternatives selection process. 

Table A-7. Project Alternatives Implementation Issue Matrix 

Alternatives Evaluated 

Will involve 

private 

property 

acquisition 

Will involve 

private 

property 

structure 

removal 

Will 

involve 

residential 

relocations 

Will require 

access through 

private 

property for 

O&M 

Gate at Mouth  No  No No No 

Fix-in-place Alternative  Yes  Yes Yes Yes 

Sheet pile Floodwall Alternative  Yes  Yes No Yes 

Upstream of Atherton Island 

Gate  Yes  Yes No Yes 

Adjacent to Atherton Island 

Gates  Yes  No No Yes 

 

Therefore because of cost and implementation feasibility reasons, the Smith Canal Gate 

at the mouth of Smith Canal was chosen as the proposed alternative.  A project CEQA 

document is being prepared to further analyze the alternatives. 
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8. Description of the project approach and scope of 

work. 

Planning, design, and environmental compliance were funded in a prior phase.  This 

proposal is for construction-phase funding, so the scope is relatively straightforward.  

Work elements include: 

• Program management  

• Construction 

• Construction management 

• Real estate acquisition 

• Public outreach 

• Environmental mitigation  

 

9. Narrative summary of project benefits.  Has the 

applicant considered integrated flood management 

and integrated multi-benefit features within the 

proposed project?  Explain how. 

The project will include benefits beyond flood damage reduction: 

• Water quality benefits to Atherton Cove, through installation of new culverts 

under Moreing Road  

• Recreation benefits in the form of handicap fishing access on Dad’s Point 

• Habitat benefits in the form of invasive plant removal along Dad’s Point, aquatic 

weed harvesting as an O&M activity, and installation of bat habitats on Dad’s 

Point 

• Environmental and flood awareness education through installation of 

interpretive signs on Dad’s Point and bat habitat boxes 

• Protection of one state facility (I-5), which facilitates emergency response and 

evacuation.  
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10. Description of project opportunities and constraints 

Because the site is a heavily urbanized setting with confined and engineered waterways, 

opportunities for multiple benefits are limited. 

Constraints, however, are abundant.   

• The project abuts the Stockton Deep Water Ship Channel (DWSC), which is a 

dredged shipping lane. 

• Smith Canal and Atherton Cove levees are highly encroached.  Dozens of 

residential structures straddle the levee, and O&M maintenance access is 

extremely limited. 

• Smith Canal and Atherton Cove are navigable; primarily used by pleasure craft.  

There is a recreational boat ramp and park at the mouth of Smith Canal (Louis 

Park). 

• Tide action is the dominant flushing mechanism for Smith Canal.  Its drainage 

area consists of a small interior storm drainage network to the east.  Water age 

at the east end of Smith Canal can exceed 2 months, and water quality is poor. 

• Prevailing winds are from the west, which tend to cause a buildup of debris and 

floating vegetation in the mouth of Smith Canal and Atherton Cove. 

• The DWSC is habitat for several T&E species 

 

11. Explanation of what documents have been 

prepared in support of the proposed project. 

SJAFCA began planning for Smith Canal in 2008.  Documents prepared include: 

• ICF International, Notice of Preparation of an Environmental Impact Report for 

the Smith Canal Gate Project, Prepared for San Joaquin Area Flood Control 

Agency. 6/19/14 

• ICF International, Draft Environmental Impact Report for the Smith Canal Gate 

Project, Prepared for San Joaquin Area Flood Control Agency. 6/24/15 
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• Kleinfelder, Inc., Geotechnical Services Report, Smith Canal Closure Structure, 

Stockton California, Prepared for San Joaquin Area Flood Control Agency. April 9, 

2008 

• Kleinfelder, Inc., Geotechnical Report, Dad’s Point Levee Evaluation, Stockton 

California, Prepared for San Joaquin Area Flood Control Agency. March 11, 2010 

• KSN, Inc., Interior Drainage Analysis, Tributary of Smith Canal, Stockton, CA, 

Prepared for San Joaquin Area Flood Control Agency. April, 2010 

• Moffatt & Nichol, Smith Canal Gate Hydrodynamic Modeling, Alignment and 

Gate Width Evaluation, Prepared for San Joaquin Area Flood Control Agency. 

February 2015 

• Peterson Brustad Inc., Smith Canal Closure Structure Conceptualization, 

Prepared for San Joaquin Area Flood Control Agency. June 27, 2008 

• Peterson Brustad Inc., San Joaquin River Delta Base Flood Elevation Refinement 

Stage Frequency Analysis, Rindge Pump Gage Station (B95620), Burns Cutoff 

Gage Station (B95660), Prepared for San Joaquin Area Flood Control Agency. 

September 2, 2010 

• Peterson Brustad Inc., Reclamation District No. 800 Byron Tract 200-year Flood 

Study Base Flood Elevation Refinement, Old River near Byron Gage Station 

(B95270), Old River near Rock Slough Gage Station (B95180), Old River at Bacon 

Island Gage Station (B95250), Prepared for RD 800, October 14, 2010 

• Peterson Brustad Inc., Conditional Letter of Map Revision for Smith Canal Closure 

Device, Prepared for San Joaquin Area Flood Control Agency. March 25, 2010 

• Peterson Brustad Inc., Smith Canal Closure Structure Preliminary Design for 

Conditional Letter of Map Revision, 30% Design, Prepared for San Joaquin Area 

Flood Control Agency. January 29, 2010 

• Seth Wurzel Consulting and Kjeldsen, Sinnock & Neudeck, Inc. Final Engineer’s 

Report, Smith Canal Area Assessment District, Prepared for San Joaquin Area 

Flood Control Agency.  July 10, 2013.  

• USACE. Ongoing in 2014. Lower San Joaquin River Feasibility Study, various draft 

documents. 
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12. Summary of project permitting 
• CWA Section 404 

• NEPA document 

• BA/ESA 

• NHPA Section 106 

• CWA Section 401 

• CWA Section 402 

• CDFW LSAA F&G Section 1602 

• Delta Plan Consistency Determination 

• CSLC Lease 

13. Description of project financing. 
In July 2011, SJAFCA engaged Seth Wurzel Consulting (SWC) and Kjeldsen, Sinnock and 

Neudeck (KSN) to assist with the formation of the Smith Canal Area Assessment District 

(SCAAD).  The District was successfully formed in July 2013.  The Final Engineer’s Report 

for the SCAAD is included in Attachment B of this Full Application.  The SCAAD 

Engineer’s Report describes a financing plan for the design, construction and long term 

operations and maintenance of the project.  The premise for funding the Smith Canal 

Closure Structure Project, as outlined in the SCAAD Engineer’s Report, is as follows.  

The SCAAD imposes an assessment on approximately 8,100 properties benefitting from 

the flood protection provided by the Project. This new assessment district imposes 

property assessments that provide sufficient funding for the following; 

• The advancement of funds by SJAFCA in combination with annual assessment 

revenues for the design and permitting of the project (i.e. pay-as-you-go 

assessments); 

• The local cost share of the construction of the project (through the issuance of 

assessment revenue bonds); and, 

• In perpetuity, the ongoing Operations and Maintenance of the facility. 

Upfront costs incurred and advanced funded by SJAFCA, Reclamation District 1614 and 

Reclamation District 828 prior to the imposition of the assessment covering the costs of 

preliminary studies and the formation of the assessment district would also be funded 

by the assessments through a reimbursements process once the project was completed. 

A detailed project finance plan is included in Attachment B. 
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14. Summary of cost estimates for various elements of 

the project and propose a preliminary project cost 

share. 

Project Cost  

The total estimated Project cost is $37,183,000. The total Project costs are shown in 

Table A-8 and the breakdown of the capital construction cost is shown in Table A-9. The 

cost estimates include a contingency of 20%.  
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Table A-8 Project Cost Estimate  

Item Description 
Proposed Project 

Total Cost 

Design Phase   

1. Preliminary Design
 
 $375,000 

2. Program Management $650,000 

3. Design & Permitting $3,500,000 

4. Independent Review $300,000 

5. Financing $100,000 

Subtotals: $4,925,000 

Construction Phase   

6. Program Management $1,250,000 

7. Supplemental Engineering $909,000 

8 Construction $27,045,000 

8a. Construction Add 
(1)

 $270,000 

9. Construction Management $1,750,000 

  10. Real Estate Acquisition $208,000 

11. Real Estate Contingency $121,000 

12. Public Outreach $50,000 

13. Environmental Mitigation $625,000 

Subtotals: $32,228,000 

Expected Water Quality Measure Implemented & Included in Cost 

Estimate 

1. 36" Culvert Pipes at Moreing Road $30,000 

  PROJECT TOTALS: $37,183,000 

Annual Expenses 
(2)

   

1. Operation & Maintenance 
$325,000 

per year 

2. State Lands Lease 
$30,000 

per year 

Totals: 
$355,000 

per year 

Notes: 

(1) Proposed project includes 1% of construction cost for Recreation Components (Handicap Fishing Access) 

for purposes of the UFRR Full Application. See Table A-10 for detailed cost estimate.  
    

(2) In addition to the project capital improvement costs described above, the project also includes recurring 

annual expenses consisting of Operation and Maintenance costs and required State Lands lease costs.   
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Table A-9 Cost Estimate (Construction Portion) 

Item Description Quantity Unit Unit Cost Total Cost 

General Requirements         

1. Mobilization 1 LS 1.50% $311,000 

2. Demobilization 1 LS 0.50% $102,700 

3. 

CPM Schedule and Updates (assume 18 

mo. Const.) 1 LS 0.25% $51,200 

4. Shop Drawings and Special Conditions 1 LS 0.25% $51,200 

5. 

Temporary Facilities/Fencing/Offices/Site 

Security 1 LS 0.50% $102,700 

6. Record Documents 1 LS 0.10% $20,500 

7. Facilities Start-Up & Testing 1 LS 0.75% $154,400 

8. Tax (9.0% on materials) 1 LS 9.00% $919,200 

9. Bonding & Insurance 1 LS 3.00% $613,000 

10. Permitting (incl. SWPPP) 1 LS 1.00% $206,400 

Subtotal: $2,532,300 

Site Preparation         

11. Demolition and Disposal 1 LS $50,000 $50,000 

12. Site Clearing and Grubbing 30,515 SF $1 $22,900 

13. 

Slope Stabilization and SWPPP 

Maintenance 1 LS $25,000 $25,000 

14. Rough Grading over Dad's Point 3,391 SY $6 $20,400 

15. 8' Wrought Iron Fencing 100 LF $100 $10,000 

16. 16' Wide Rolling Gate 2 EA $6,600 $13,200 

17. Import Fill 811 CY $17 $13,800 

18. Engineered Fill (spread and compact) 811 CY $6 $4,900 

19. Control Building Excavation and Benching 1 LS $148,500 $148,500 

20. Trenching 593 CY $33 $19,600 

21. Trench Shoring 1 LS $10,000 $10,000 

22. Trench Backfill Aggregate 222 CY $25 $5,600 

23. Trench Backfill Import Material 370 CY $15 $5,600 

24. Utility Relocations 1 LS $120,000 $120,000 

25. Bollards 4 EA $800 $3,200 

26. Transformer Pad 2 CY $880 $1,800 

27. Riprap (2.5' Thick) 203 CY $66 $13,400 

28. Restore Dad's Point 1 LS $50,000 $50,000 

29. Temporary Boat Launching Facilities 1 LS $100,000 $100,000 

30. Spoils Hauling 4,978 CY $18 $89,700 

Subtotal: $727,600 

Gate Control Structure         

31. Sheet Pile Cofferdam 18,200 SF $60 $1,092,000 

32. Dewatering 1 LS $70,000 $70,000 

33. Dredging 920 CY $65 $59,800 
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Item Description Quantity Unit Unit Cost Total Cost 

34. Base Rock and Scour Protection 1,350 TN $51 $68,900 

35. 18" Octagonal Precast Piles 73 EA $6,000 $438,000 

36. Reinforced Concrete 915 CY $1,400 $1,281,000 

37. Hinged Gate 1 LS $2,360,000 $2,360,000 

38. Hinged Gate Installation 1 LS $600,000 $600,000 

39. Stoplogs 1 LS $205,000 $205,000 

40. Mechanical 1 LS $180,000 $180,000 

41. Miscellaneous, Dolphins, Signs 1 LS $270,000 $270,000 

Subtotal: $6,624,700 

Gate Control Structure         

31. Sheet Pile Cofferdam 18,200 SF $60 $1,092,000 

32. Dewatering 1 LS $70,000 $70,000 

33. Dredging 920 CY $65 $59,800 

34. Base Rock and Scour Protection 1,350 TN $51 $68,900 

35. 18" Octagonal Precast Piles 73 EA $6,000 $438,000 

36. Reinforced Concrete 915 CY $1,400 $1,281,000 

37. Hinged Gate 1 LS $2,360,000 $2,360,000 

38. Hinged Gate Installation 1 LS $600,000 $600,000 

39. Stoplogs 1 LS $205,000 $205,000 

40. Mechanical 1 LS $180,000 $180,000 

41. Miscellaneous, Dolphins, Signs 1 LS $270,000 $270,000 

Subtotal: $6,624,700 

Dual Sheet Pile Wall Closure         

42. Sheet Piling 55,540 SF $60 $3,332,400 

43. Dredging 5,414 CY $53 $287,000 

44. Walers 1,365 LF $30 $41,000 

45. Anchor Rod Connections 35 EA $1,250 $43,200 

46. Granular Fill 15,978 CY $75 $1,198,400 

47. Granular Fill Hauling 15,978 CY $18 $287,700 

48. Concrete Cap 75 CY $850 $63,800 

Subtotal: $5,253,500 

Dad's Point         

49. Sheet Piling 5,049 SF $60 $303,000 

50. Excavation 167 CY $110 $18,400 

51. Sheet Pile Concrete Cap 20 CY $900 $18,000 

52. Drain Rock 167 CY $22 $3,700 

53. 6" PVC Drain Pipe 180 LF $22 $4,000 

54. Cleanouts 5 EA $100 $500 

55. Import Fill 4,500 CY $17 $76,500 

56. Engineered Fill (spread and compact) 4,500 CY $6 $27,000 

57. Concrete Floodwall 1,800 SF $15 $27,000 

58. Parking Lot Repairs 4,000 SF $12 $48,000 
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Item Description Quantity Unit Unit Cost Total Cost 

59. Riprap 1,800 CY $66 $118,800 

60. 

Remove / Abandon Ex. Pipe through Dad's 

Point 1 LS $15,000 $15,000 

Subtotal: $659,900 

Control Building         

61. Foundation Excavation 21 CY $125 $2,700 

62. Concrete Slab 10 CY $880 $8,800 

63. Building CMU Walls (10' High) 933 SF $50 $46,700 

64. Roof Framing and Decking 473 SF $60 $28,400 

65. Roofing 473 SF $44 $20,900 

66. 3'x8' Exterior Access Door 1 EA $1,950 $2,000 

67. Louver 1 EA $1,650 $1,700 

68. Vent 1 EA $1,650 $1,700 

69. 

Painting and Protective Coatings (piping 

and equipment) 1 LS $4,500 $4,500 

70. Building Anti-Graffiti Coating 1 LS $3,000 $3,000 

71. 

Identification, Stenciling and Tagging 

System 1 LS $4,500 $4,500 

72. Lighting 1 LS $4,500 $4,500 

73. Misc. Electrical 1 LS $10,000 $10,000 

74. Pipe Supports, Misc. Metal 1 LS $3,500 $3,500 

Subtotal: $142,900 

Equipment         

75. Electrical Power (480 Volt - 3 Phase) 1 LS $100,000 $100,000 

76. Closed circuit TV security system 1 LS $50,000 $50,000 

77. Scada System 1 LS $100,000 $100,000 

78. Backup power generator 1 LS $125,000 $125,000 

79. Switchboard/MCC 1 LS $7,500 $7,500 

80. Misc. Instrumentation and Controls 1 LS $10,000 $10,000 

Subtotal: $392,500 

  CONSTRUCTION (LESS GENERAL REQUIREMENTS) SUBTOTAL: $20,426,000 

  ADD FOR GENERAL REQUIREMENTS: $2,533,000 

  SUBTOTAL: $22,959,000 

  CONTINGENCY (20%): $4,086,000 

  CONSTRUCTION TOTAL: $27,045,000 
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Table A-10 Handicap Fishing Access Construction Cost Estimate 

Item Description Quantity Unit Unit Cost Total Cost 

General Requirements         

1. Mobilization 1 LS 1.50% $3,200 

2. Demobilization 1 LS 0.50% $1,100 

3. 

CPM Schedule and Updates (assume 18 

mo. Const.) 1 LS 0.25% 
$600 

4. Shop Drawings and Special Conditions 1 LS 0.25% $600 

5. 

Temporary Facilities/Fencing/Offices/Site 

Security 1 LS 0.50% 
$1,100 

6. Record Documents 1 LS 0.10% $300 

7. Facilities Start-Up & Testing 1 LS 0.75% $1,600 

8. Tax (9.0% on materials) 1 LS 9.00% $5,600 

9. Bonding & Insurance 1 LS 3.00% $7,000 

10. Permitting (incl. SWPPP) 1 LS 1.00% $2,100 

Subtotal: $23,200 

Handicap Fishing Platforms (2 Total) 
Per  

Platform       

11. Site Clearing and Grubbing 800 SF $0.75 $1,200 

12. Support Piles 14 LS $3,500 $98,000 

13. Concrete Decking 20 CY $1,000 $40,000 

14. Metal Railing 140 LF $40 $11,200 

15. Rock Protection Repair 1 LS $5,000 $10,000 

Subtotal: $160,400 

Handicap Fishing Access         

16. Site Clearing and Grubbing 7,500 SF $0.75 $5,700 

17. Paved Path 7,500 SF $5 $37,500 

18. Miscellaneous Signage 1 LS $1,000 $1,000 

Subtotal: $44,200 

  CONSTRUCTION (LESS GENERAL REQUIREMENTS) SUBTOTAL: $205,000 

  ADD FOR GENERAL REQUIREMENTS: $24,000 

  SUBTOTAL: $229,000 

  CONTINGENCY (20%): $41,000 

  CONSTRUCTION TOTAL: $270,000 
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Cost Sharing 

Based upon DWR’s “Cost Share Guidelines for State-Local Cost Share Flood Programs 

and Projects” finalized by DWR in January 2015, as included within the Full Application, 

SJAFCA is recommending a State Cost share for the Project of 67%. This is based upon 

the following: 

 Base Cost Share: 50% 

 State Facilities Objective: 5% 

 Recreation Objective: 1% 

 DAC Objective: 11% 

 Total Cost Share: 67% 

The Attachment B Financial Plan provides additional backup for the 67% cost sharing 

recommendation.   
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PSP Appendix 5 – Attorney’s Certification 
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PSP Appendix 6A – Standard Certifications for Construction 

Projects 
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PSP Appendix 6B – Standard Certifications for Design Projects 
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PSP Appendix 7 – DWR Environmental Information Form 

Grant Recipient:  San Joaquin Area Flood Control Agency 

Project Manager:  Juan Neira 

Phone Number:  (209) 937-8113 

Address:  22 E. Weber Ave., Stockton, CA 95202 

1. List the source of any other grants or funds received from the Department of 

Water Resources to implement a portion of this project 

EIP Design Grant 4600009799 

2. Is this project exempt from CEQA compliance?  No. 

3. If the project will required CEQA compliance, identify the lead agency 

San Joaquin Area Flood Control Agency 

4. Please describe the status of CEQA documents, expected date of completion, 

and estimated cost, if requesting DWR funds relating to CEQA compliance 

Draft EIR completed June 24, 2015, Final EIR expected November 2015.  No 

CEQA funds requested in this application. 

5. If the CEQA document has been completed, please provide the name of the 

document and the State Clearinghouse number if available 

CEQA document has not been completed. 

6. Please list all environmental permits you must obtain to complete the project 

and provide a copy of the permit if already completed. 

No permits have been obtained as of this application.  Permits expected include: 

• CWA Section 404 

• NEPA document 

• BA/ESA 

• NHPA Section 106 

• CWA Section 401 

• CWA Section 402 

• CDFW LSAA F&G Section 1602 

• Delta Plan Consistency Determination 

• CSLC Lease 
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Memorandum of Understanding for the Operation and 

Maintenance of this Project 
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Attachment B1 – Statement of Financial Capability 

to Secure Funds 
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Statement of Preparation 

"Financial Plans" and "Statement of Financial Capability" 

The enclosed Updated Financial Plan and Statement of Financial Capability dated July 31, 2015 has been 

prepared to demonstrate San Joaquin Area Flood Control Agency’s (SJAFCA) financial resources necessary to 

fund its portion of the costs of the Smith Canal Gate Project and describe the Financial Plan associated with 

the implementation of the Basin Plan supporting the project.  This plan has been prepared to meet the 

requirements of the Urban Flood Risk Reduction Program (Program) Guidelines and is intended for the sole 

purpose of SJAFCA in support of obtaining funding under the Program. 

 The enclosed Financial Plan and Statement of Financial Capability was prepared by Mr. Seth Wurzel, 

CGFM, with support and oversight from SJAFCA’s staff & consultants.   

 

 All aspects of the Financial Plan and Statement of Financial Capability have been reviewed by SJAFCA 

staff and consultants. 

 

 

 

 

 

_______________________________    July 31, 2015 

Seth Wurzel, CGFM    Date 

Larsen Wurzel & Associates, Inc. 
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INTRODUCTION 

Updated Financial Plan 

Larsen Wurzel & Associates, Inc. (LWA) has been requested by the San Joaquin Area Flood Control Agency 

(SJAFCA) to prepare this Updated Financial Plan document on behalf of its Smith Canal Gate Project (Project) 

Urban Flood Risk Reduction (UFRR) Final Full Application.  SJAFCA is seeking construction funding for the 

Project through the UFRR Program.  At this Full Application stage, per the UFRR Proposal Solicitation 

Package, SJAFCA is required to submit a Statement of Financial Capability.  In addition, at the Full Application 

stage, the applicant is required to provide documentation that the Project satisfies the 10 Criterion, of which 

the Financial Plan is Criterion 7.  As part of SJAFCA’s submission of a Concept Proposal seeking funding for 

the construction of Smith Gate Structure, SJAFCA requested the preparation of a Financial Plan and 

Statement of Financial Capability by LWA, which, in response to this request, LWA prepared the March 9, 

2015 Financial Plan which was submitted as part of SJAFCA’s Concept Proposal.  In response SJAFCA’s 

submission of a Concept Proposal, the Department of Water Resources has conditionally committed 

$22,309,666 to complete the construction of Smith Canal Gate Structure Project (reference DWR’s May 15, 

2015 letter to Mr. James B. Giottonini).  In response to the conditional commitment from DWR, SJAFCA has 

requested preparation of this updated Financial Plan and Statement of Financial Capability. 

Specifically, SJAFCA has requested that LWA update the March 9, 2015 financial to reflect the following 

understanding: The Concept Proposal and associated March 9, 2015 Financial Plan were prepared assuming 

that DWR would provide UFRR Funding for the construction the Project by way of an amendment to the 

existing EIP Funding Agreement currently funding the Design and Permitting Phase of the Project.  DWR has 

indicated that funding for the Construction Phase of the Project will be provided a new, separate contract.  

Although this altered assumption does not material impact the conclusions of the March 9, 2015 Financial 

Plan, in order to remain consistent with DWR’s preferred approach, this document updates the March 9, 

2015 Financial Plan accordingly. 

Plan Criteria 

The criterion for a Statement of Financial Capability within the UFRR Guidelines includes: 

 Evidence of the Applicant’s authority to use the identified source or sources of funds, including 

compliance with any applicable legal requirements such as those contained in Proposition 218; 

 Information on the Applicant’s ability to obtain necessary additional funds (if necessary); 

 A recent (within the last 3 years) credit analysis that demonstrates the Applicant is credit-worthy if 

the Applicant is relying on its full faith and credit to obtain remaining funds (as in the use of general 

obligation bonds, appropriations, or a repayment agreement); 
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 An analysis that demonstrates the projected revenues or proceeds are certain and are sufficient to 

cover the Applicant’s stream of costs through time, if the Applicant is relying on non-guaranteed 

debt (for example, a particular revenue source or limited tax, or bonds backed by such a source); 

 Comparable data for the third party, together with evidence of its legal commitment to the 

Applicant, if the Applicant is relying on third-party contributions; 

 A list of all cash reserves (restricted and unrestricted) and any planned uses of these reserves; and, 

 The analysis should also include audited financial statements for the last 3 years of the Applicant’s 

operations.   

Ultimately, in order to enter into a construction funding agreement, SJAFCA will be required to prepare 

a full Financial Plan and Statement of Financial Capability that meets the following Criteria. SJAFCA must 

demonstrate that it; 

 Has a realistic Basin plan and supporting financial plan for achieving the 200- year Level of 

Protection; 

 Has a sound financial plan and Statement of financial capability to fund its cost share to build the 

Project; 

To meet these requirements, the UFRR Guidelines state SJAFCA should demonstrate that it has the financial 

resources to adequately fund its portion of the cost share for the Project, the Basin Plan, 10% retention, plus 

a reasonable contingency of at least 10% (the State reserves the right to require up to 15%).  In addition, the 

Financial Plan and Statement of Financial Capability must be prepared by a person qualified to perform such 

financial analyses.  For the final plan, a Certified Public Accountant (CPA) or, preferably, a Certified 

Government Financial Manager (CGFM) must review and certify the plan. 

Furthermore, if SJAFCA needs to obtain loans to secure the remaining funds it must include information on 

these loans, including a description of the repayment method. 

Finally, with respect to the Financial Plan, the Guidelines also include the following criteria with respect to 

O&M.  SJAFCA must demonstrate that it;  

 Can meet its financial obligations under the OMRR&R agreement for the Project because it has a 

sound financial plan to fund its obligations to perform O&M for the Project and a sound financial 

strategy to fund its obligation to repair, replace, and rehabilitate the Project; 

For SJAFCA, the Project for which this Financial Plan is being prepared is a Construction Project. As part of 

SJAFCA’s application for Design Grant funding under the Early Implementation Program, SJAFCA submitted a 

preliminary Financial Plan. The EIP Guidelines and UFRR Guidelines are very similar with respect to the 

respective Criterion 7.  Given the completion of SJAFCA’s Preliminary Financial Plan dated February 8, 2011, 
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for the Design Project funded under the EIP program, SJAFCA will be building upon that plan to complete 

this UFRR Financial Plan and Statement of Financial Capability pursuant to all of the criteria outlined above. 
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BASIN PLAN OVERVIEW 

As further discussed within the Concept Proposal and Full Application, SJAFCA has prepared a Basin Plan that 

addresses 200-Year flood control for the urban Central Stockton Basin.  SJAFCA has identified a Plan 

consisting of 3 initial projects consisting of; 

1. Construction of the Smith Canal Gate Project 

2. ULDC engineering analysis and identification of deficiencies: 

a. RD 1614 levee along the right bank DWSC between the Smith Canal and Riveira Cliffs 

b. SJCFCWCD levee along the left bank Lower Calaveras River 

c. SJCFCWCD levee along the left bank Diverting Canal 

d. RD 404 levee along right bank of Walker Slough, French Camp Slough, and Lower San 

Joaquin River 

3. Levee improvements to cure ULDC deficiencies identified in #2a-d 

In addition, the Basin Plan identifies an additional four projects as follows; 

4. Implement a 1,200 cfs Mormon Channel Bypass for resiliency against the first increment of climate 

change, ecosystem restoration, and recreation 

5. Study modifications to Calaveras River storage to address the next increment of climate change. 

6. Implement levee raises where affected by sea level rise. 

7. Implement modifications to Calaveras River storage to address the next increment of climate 

change. 

This specific financial plan supports implementation of the first project, the Smith Canal Gate Structure.  This 

Financial Plan also addresses how SJAFCA will support the longer term implementation of the Basin Plan.  

Financial Plan to Support Basin Plan 

In 1996 SJAFCA formed an assessment district (AD-96) to fund the construction and long term Operations & 

Maintenance of Flood Protection Restoration Project (FPRP).   The FPRP consisted of flood wall and levee 

improvements along 40 miles of existing levees, 12 miles of new levees, modifications to 24 bridges and the 

construction of two major detention basins and pump stations. Construction of the FPRP cost $70 million, 

and was completed in 1998.  SJAFCA’s Agency Operations and planning efforts have been funded largely in 

part from the revenue’s generated by AD-96.   

SJAFCA has received reimbursements from the federal government for the post-construction authorization 

of the construction of Flood Protection Restoration Project (FPRP) as part of the Water Resources 

Development Act of 1996.  A Memorandum of Agreement with the U.S. Army Corps of Engineers (USACE) 

signed on March 2, 2002, allowed reimbursement for the Federal share of the Agency project through the 
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annual USACE budgeting process.   The Federal share is $33,491,000. As of June 30, 2013, a total of 

$22,868,020  has  been  reimbursed  to  the  Agency  by  the  Federal  government.  In addition, in 1998, 

SJAFCA received $12.6 million from the State of California for the state’s share of the FPRP.  The balance of 

the remaining Federal cost share is $10.6 million. The Agency does not anticipate receiving cash 

reimbursements for the remaining Federal share; however, the Agency continues to pursue Federal 

reimbursement as credit towards future flood control projects and studies. 

These reimbursements, while limited, have been helping to fund SJAFCA’s operations and efforts to advance 

its Basin Plan since the completion of the FPRP.   

SJAFCA has been working to transition it’s previously funded Agency operations and planning budget from 

being funded through the implementation of Flood Protection Restoration Project (FPRP).  Currently, 

funding from AD-96 is allocated to O&M of the Project.  The Agency, as of June 30, 2013, had combined 

Fund Balances, net of restricted balances for Operations and Maintenance and other activities of 

approximately, $10.3 million (reference SJAFCA Financial Statements included within Attachment 1).  The 

primary purpose of these funds is to fund the advancement of the Agency’s capital efforts.  

In 2013 and 2014 SJAFCA commissioned two studies to analyze and define a strategy for long term planning 

and Agency operations and enhancement of the O&M budget for the FPRP.  The first study identified a 

strategy to continue to advance the planning and implementation of Basin Plan projects and also identified a 

need and strategy for funding long term enhanced Operations and Maintenance efforts in coordination with 

San Joaquin County Flood Control and Water Conservation District (SJCFCWCD).  Zone 9 of the SJCFCWCD 

has the maintenance responsibility for many of the levee improvements constructed by SJAFCA.   

Because of the legal constraints of Proposition 218, SJAFCA cannot form a new assessment district to solely 

fund Agency operations.  New assessment districts must carefully define the special benefit provided by the 

Agency’s operations, and inform parcel owners of the proportional benefit of the work on their properties. 

Any function performed by SJAFCA that does not directly correlate to a special benefit for a property is not 

eligible for inclusion in a special benefit assessment district. Those ‘non‐special benefit’ functions are 

considered a ‘general’ benefit and need to be funded outside of any special benefit assessment district. 

Therefore any planning component of a new assessment district would have to be carefully defined and tied 

back to a special property benefit. SJAFCA’s second study, completed in coordination with SJCFCWCD in 

2014, outlined and approach which is currently being pursued to implement a new O&M Assessment District 

that would have the effect of freeing up funds to further advance planning and recertification efforts to 

ensure continued level of urban protection for urban Central Stockton Basin. 

SJAFCA has developed a preliminary plan for addressing its future operating and planning needs in a way 

that accounts for the uncertainty of future planning needs and the legal constraints described above. In 

order to cover agency operating costs and operation and maintenance costs that can be determined with 
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specificity, SJAFCA would, in compliance with Proposition 218, form an expanded benefit assessment 

district. Once these costs are covered through an assessment, the existing capital fund balances would be 

treated as a reserve fund, and utilized as needed for planning future projects. As new projects get 

developed, assessment districts specific to those projects would be implemented and would include costs 

for planning and design. As the new assessment revenues come in, the portion allotted for planning and 

design would be used to replenish and reimburse SJAFCA’s reserve fund and be available for planning of 

future projects. 

SJAFCA’s Basin Plan Projects 2 – 7 are still conceptual, involve investigations and feasibility level efforts and, 

at this time are not advanced to such a level where cost estimates are able to be developed and financing 

plans can be fully fleshed out.  As such, the strategy outlined above, and the resources identified is deemed 

sufficient to provide the capability for SJAFCA to continue implementation of the Basin Plan. 

Advancement of the Basin Plan – Project 1 

The funding strategy identified above is currently being used to advance the Smith Canal project.  In order to 

advance the Smith Canal design, CLOMR and assessment district formation, SJAFCA advanced the 

preliminary design and assessment district utilizing capital fund balances.  In July 2013, SJAFCA formed the 

Smith Canal Area Assessment District (SCAAD) which imposed and assessment for both the capital costs and 

long term O&M of the proposed Smith Canal Gate Structure.   The SCAAD and cost sharing secured from the 

State (in the form of credit) will ultimately refund SJAFCA’s capital funds to further advance projects within 

SJAFCA’s Basin Plan.  It expected that the SCAAD will be reimburse SJAFCA’s capital funds once a financing 

takes place, which is planned for in 2016/17.   

In order to continue the implementation of the remaining Basin Plan projects, SJAFCA would fulfill its need 

for a reserve fund available on a consistent basis for planning of new projects, as well as increased revenues 

for operations through an expanded assessment district. 
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FINANCIAL PLAN FOR LOCAL COST SHARE OF THE PROJECT 

In July 2011, SJAFCA engaged Seth Wurzel Consulting (SWC) and Kjeldsen, Sinnock and Neudeck (KSN) to 

assist with the formation of the SCAAD.  The District was successfully formed in July 2013.  The Final 

Engineer’s Report for the SCAAD is included as Attachment 2.  The SCAAD Engineer’s Report describes a 

financing plan for the design, construction and long term operations and maintenance of the project.  The 

premise for funding the Smith Canal Gate Project, as outlined in the SCAAD Engineer’s Report, is as follows.  

The SCAAD imposes an assessment on approximately 8,100 parcels benefitting from the flood protection 

provided by the project. This new assessment district imposes property assessments that provide sufficient 

funding for the following; 

 The advancement of funds by SJAFCA in combination with annual assessment revenues for the 

design and permitting of the project (i.e. pay-as-you-go assessments); 

 The local cost share of the construction of the project (through the issuance of assessment revenue 

bonds); and, 

 In perpetuity, the ongoing Operations and Maintenance of the facility. 

Upfront costs incurred and advanced funded by SJAFCA, Reclamation District 1614 and Reclamation District 

828 prior to the imposition of the assessment covering the costs of preliminary studies and the formation of 

the assessment district would also be funded by the assessments through a reimbursements process once 

the project was completed. 

Costs, Cost Sharing and Sources of Funding for the Project 

Costs 

The costs of the Project have been updated since the preparation of the SCAAD Final Engineer’s Report and 

are now based upon the “EIR Alternatives Analysis Opinion of Probable Project Costs” draft estimate 

prepared by KSN and PBI with adjustments made by SJAFCA & PBI as part of this UFRR Application process. 

The total estimated Project cost is $37,183,000. The total Project costs are shown in Table 1. Attachment 3 

includes the detailed alternatives analysis cost estimate for Alternative 1 prepared by the consulting design 

team.  The cost estimate includes a contingency of 20% of construction. 

Cost Sharing 

Table 1 also shows the recommended cost share and assumed allocation of costs between SJAFCA and the 

State.  Table 1 shows the initial cost share for Phase 1 (Design and Permitting) of the Project at 50% and the  

  



Table 1

SJAFCA Smith Canal Gate Project ‐ UFRR Financial Plan

Capital Cost Estimate & Cost Share

Item Local State

[1]

Design Phase Costs 50% 50%

1. Preliminary Design $375,000 $187,500 $187,500

2. Program Management $650,000 $325,000 $325,000

3. Environmental Review & Permitting $3,500,000 $1,750,000 $1,750,000

4. Independent Review $300,000 $150,000 $150,000

5. Financing/Funding Costs $100,000 $100,000 $0 [2]

Total Design Phase $4,925,000 $2,512,500 $2,412,500

[3]

Construction Phase Costs 33% 67%

1. Credit for Design Phase Work $0 ‐$820,250 $820,250 [4]

2. Supplemental Engineering $909,000 $299,970 $609,030

3. Program Management $1,250,000 $412,500 $837,500

4. Construction $27,315,000 $9,137,394 $18,177,606 [5]

5. Construction Management $1,750,000 $577,500 $1,172,500

6. Real Estate Acquisition $208,000 $68,640 $139,360

7. Real Estate Contingency $121,000 $39,930 $81,070

8. Public Outreach $50,000 $16,500 $33,500

9. Environmental Mitigation $655,000 $216,150 $438,850 [6]

Total Construction Phase $32,258,000 $9,948,334 $22,309,666

Total Project $37,183,000 $12,460,834 $24,722,166

Source: KSN & PBI EIR Alternatives Analysis Cost Estimate Alternative No. 1 with modifications made by PBI & SJAFCA

[6]  Includes $30,000 in costs for Water Quality Measures.

[4] Includes credit for Design Phase costs at the recommended cost share.  The amount represents the supplemental cost sharing at 67%

versus 50%.

[5]  The Total Cost includes $270,000 in costs for Handicap Fishing Access as a recreation enhancement for the Project not included in the 

cost sharing, but included as a cost sharing increase.  The State Share includes additional funding of $57,456 which increases the Total 

State Share up to the commitment amount presented in the Concept Proposal.   This additional amount has been added due to a 

correction to the cost share calculations presented in the Concept Proposal.

Total Costs

Cost Share for Phase

Cost Share by Phase

[1]  The Design Phase costs are assumed to continue to be funded at a 50/50 Cost Share under the EIP Program through DWR Contract

No. 4600009799 up to the funding agreement limit.

[2]  Assumes 100% of the financing cost ($100,000) would not eligible for State Cost Sharing. Financing Cost are not escalated. 

[3]  Construction Phase costs are assumed to be cost shared at the Recommended Cost Share for the UFRR Program. State Cost sharing is 

assumed to be 50%, plus 5% for one State Facility, plus 1% for Recreation Objective, plus 11% for DAC.

Prepared by LWA
SJAFCA Smith Canal Fin Plan Model 07-09-15  8/26/2015
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cost for Phase 2 (construction) transitioning to the recommended cost share.  Based upon DWR’s “Cost 

Share Guidelines for State-Local Cost Share Flood Programs and Projects” finalized by DWR in January 2015, 

as included within the Concept Proposal, SJAFCA is recommended a State Cost share of the Project of 67%. 

This is based upon the following: 

 Base Cost Share: 50% 

 State Facilities Objective: 5% 

 Recreation Objective: 1% 

 DAC Objective: 11% 

 Total Cost Share: 67% 

This Financial Plan is based upon this cost sharing assumption.  Information on this cost sharing 

recommendation is included within the concept proposal.  Because Phase 2 of the project will be funded 

under a separate agreement under the UFRR Program, Table 1 shows the incremental additional cost share 

up from 50% as a credit toward the local share of Phase 2 of the Project.   

Sources & Uses of Funding 

Table 2 shows the identified sources of funding for the Project.  As described in the Final Engineer’s Report, 

the sources of funding for the Project include local funds generated from the SCAAD and State Funding.  

Initial State funding for the Project has already come from an EIP Design Grant (DWR Contract No. 

4600009799) limited to $2,412,500.  The balance of the State funding is expected to come from the UFRR 

Program and this amount is expected to be an additional $22,309,666 based upon the recommended cost 

share.  This funding is expected to come in the form of a new funding and represents additional funding of 

which; 

 $820,250 is supplemental funding (i.e. true-up) at 67% State Cost Share for the Design Phase Work 

in the form of credit toward the Local Share of the Construction Phase costs; and, 

 $21,489,416 of funding at 67% State Cost Share for the Construction Phase Work. 

The remaining sources of the project are to come from Assessment Revenues collected from the SCAAD as 

well as debt issuances secured by SCAAD revenues. 

Local Financing Plan 

The SCAAD Final Engineer’s report includes a preliminary financing plan and cash flow for the 

implementation of Smith Canal Project.  As part of the preparation of this Updated Financial Plan, LWA has  

  



Table 2
SJAFCA Smith Canal Gate Project ‐ UFRR Financial Plan
Project Sources & Uses Statement

Item Total

Project Uses
1. Preliminary Design $ 375,000
2. Program Management $ 650,000
3. Environmental Review & Permitting $ 3,500,000
4. Independent Review $ 300,000
5. Financing/Funding Costs $ 100,000
6. Supplemental Engineering $ 909,000
7. Program Management $ 1,250,000
8. Construction $ 27,315,000
9. Construction Management $ 1,750,000
10. Real Estate Acquisition $ 208,000
11. Real Estate Contingency $ 121,000
12. Public Outreach $ 50,000
13. Environmental Mitigation $ 655,000

Total Project Uses $ 37,183,000

Project Sources
State EIP Funding (DWR No. 4600009799) $ 2,412,500
Proposed State Funding (UFRR Program) $ 22,309,666

Subtotal State Funding $ 24,722,166

SJAFCA SCAAD (Revenues) $ 6,277,360
SJAFCA SCAAD (Net Financing Sources) [1] $ 6,571,204

Subtotal Local Funding $ 12,848,565

Total Project Sources $ 37,570,731

Source: SJAFCA & LWA

[1] Net Financing Sources represent Gross Bond Proceeds less redemptions, interest 

and debt service paid during the project implementation.

Prepared by LWA
SJAFCA Smith Canal Fin Plan Model 07-09-15  7/21/2015
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updated the cash flow and financing plan based upon the refined cost estimates for the project and actual 

expenditures through the submission of the UFRR concept proposal.1   

Table 3 shows the planned future expenditures and SJAFCA’s plan for financing the stream of costs 

overtime.  Assessment revenue will be collected while the project is being designed and constructed and will 

be used to directly fund design and construction expenses on a pay-as- you-go basis. SJAFCA is able to self-

finance any remaining cash flow short falls while the project is being designed by utilizing cash reserves 

(discussed further in the following section). Upon completion of a substantial portion of the design work, 

SJAFCA will execute a short term cash flow borrowing, a two-year note, in the amount of approximately 

$10,000,000 to yield an estimated $9,000,000 in proceeds.  This will provide working capital at the start of 

construction to aid in funding the local share of construction and the cash flow needs of the project. SJAFCA 

will make current interest payments on this borrowing and repay it after two years from a combination of 

the following; 

 Assessment proceeds collected during the two years; 

 Remaining  State  share  reimbursements  due  at  the  end  of  construction (retention payments), 

and; 

 The proceeds from a long term permanent financing (approximately $8,885,000) yielding 

approximately $8,000,000 in proceeds. 

At the end of construction, SJAFCA would execute this long term borrowing which would be paid off over 30 

years from annual assessment collections. Through the long term borrowing, SJAFCA would also be able to 

repay itself and other contributing entities for the self-financing of the all preliminary studies and the design 

expenditures.  Table 4 summarizes the local financing details. 

SJAFCA Internal Funding 

During the design phase of the project, SJAFCA will cover current expenses by utilizing cash reserves it has 

accumulated from prior fiscal years from other funding sources. As described above with SJAFCA’s Financial 

Plan in Support of the Basin Plan, SJAFCA has available cash reserves to advance the planning and design of 

its basin projects.  The financing plan described above estimates that SJAFCA will only need to fund 

approximately $1.0 million from its reserves. Ultimately, SJAFCA plans to replenish these reserves through 

reimbursements from a proposed new assessment district when the Smith Canal Project is complete. The 

reimbursements would come from a permanent financing planned for when the next basin project is 

completed. 

  

                                                                 
1 The Financial Plan submitted with SJAFCA’s concept proposal included costs through November 2014. 



Table 3

SJAFCA Smith Canal Gate Project ‐ UFRR Financial Plan

Financing Plan Cash Flow Analysis

2/2008 ‐ 9/2012 10/2012 ‐ 2/2014 3/2014 ‐5/2014 6/2014 ‐ 8/2014 9/2014 ‐ 11/2014 2014/15

Months SCGATE1 SCGATE2 SCGATE3 SCGATE4 SCGATE5 Dec‐Mar Apr‐Jun Jul‐Sep Oct‐Dec Jan‐Mar Apr‐Jun Jul‐Sep Oct‐Dec

Beginning Balance $0  $0  $99,319  $0  $0  $0  $390,754  $978,850  $1,127,399  $598,643  $1,116,669  $1,520,862  $10,147,532 

Expenditures

Program Management 105,695  55,090  66,199  78,553  48,568  62,053  98,923  98,923  98,923  98,923  98,923  98,923  98,923 

Engineering Design 393,658  0  0  0  0  0  0  0  486,724  486,724  486,724  486,724  486,724 

Independent Review 0  0  0  3,103  7,237  15,000  10,000  10,000  0  28,296  28,296  28,296  28,296 

Envirormental Review & Permitting 0  66,339  152,636  87,157  276,806  378,042  200,000  150,000  100,000  11,804  11,804  11,804  11,804 

Real Estate Planning & Acquisition 0  0  0  0  0  0  0  0  0  0  0  54,833  54,833 

Public Outreach 0  3,960  32,401  6,210  0  4,125  826  826  826  826  0  0  0 

Financing 0  0  0  0  0  0  0  0  0  25,000  25,000  25,000  25,000 

Construction (Less General Requirements) 0  0  0  0  0  0  0  0  0  0  0  0  0 

General Requirements 0  0  0  0  0  0  0  0  0  0  0  0  0 

Construction Management 0  0  0  0  0  0  0  0  0  0  0  0  194,444 

Environmental Mitigation 0  0  0  0  0  0  0  0  0  0  0  0  0 

Total Project Expenditures $499,353  $125,389  $251,236  $175,023  $332,611  $459,220  $309,749  $259,749  $686,472  $651,572  $650,746  $705,579  $900,024 

Revenues

State EIP Funding 0  224,709  0  56,425  177,398  0  164,094  408,298  157,717  324,684  325,676  332,249  0 

State UFRR Funding 0  0  0  0  0  0  0  0  0  0  0  0  0 

Local Assessment Revenue [1] 0  0  0  0  0  849,974  733,750  0  0  844,914  729,263  0  0 

SJAFCA Internal Funding 499,353  0  151,917  118,598  155,213  0  0  0  0  0  0  0  0 

Total Revenues $499,353  $224,709  $151,917  $175,023  $332,611  $849,974  $897,845  $408,298  $157,717  $1,169,598  $1,054,939  $332,249  $0 

Preliminary Ending Balance $0  $99,319  $0  $0  $0  $390,754  $978,850  $1,127,399  $598,643  $1,116,669  $1,520,862  $1,147,532  $9,247,508 

Financing Proceeds

BAN/Take Out Proceeds 0  0  0  0  0  0  0  0  0  0  0  9,000,000  0 

Internal Borrowing Costs

Internal Funding Interest Beginning Balance 499,353 546,791 714,200 836,369 995,764 1,000,743 1,005,747 1,010,776 1,015,830 1,020,909 1,026,013 1,031,143 1,036,299

Period Interest 47,439 15,492 3,571 4,182 4,979 5,004 5,029 5,054 5,079 5,105 5,130 5,156 5,181

Internal Funding Interest Ending Balance 546,791 562,284 717,771 840,551 1,000,743 1,005,747 1,010,776 1,015,830 1,020,909 1,026,013 1,031,143 1,036,299 1,041,481

Debt Costs/Repayment

Repayment of SJAFCA Internal Funding 0  0  0  0  0  0  0  0  0  0  0  0  0 

SJAFCA Internal Funding Interest [2] 0  0  0  0  0  0  0  0  0  0  0  0  0 

Debt Service Costs (BAN) 0  0  0  0  0  0  0  0  0  0  0  0  0 

BAN Repayment (Par Amount) 0  0  0  0  0  0  0  0  0  0  0  0  0 

Ending Balance $0  $99,319  $0  $0  $0  $390,754  $978,850  $1,127,399  $598,643  $1,116,669  $1,520,862  $10,147,532  $9,247,508 

Blue represent actuals

[2] SJAFCA Internal Funding set at 2% per annum compounded quarterly.

[1]  Assessment District Revenue commenced collection in FY 2014/2015.  The annual assessment proceeds available for pay‐as‐you‐go expenditures is assumed to be 100% of the Annual Costs of Assessment District (the SJAFCA Assessment is on the Teeter Plan with San Joaquin County) less Assessment District 

Administrative Expenses.

2016

Design Phase to Date (Actuals)

2015Year
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Table 3

SJAFCA Smith Canal Gate Project ‐ UFRR Financial Plan

Financing Plan Cash Flow Analysis

Months

Beginning Balance

Expenditures

Program Management

Engineering Design

Independent Review

Envirormental Review & Permitting

Real Estate Planning & Acquisition

Public Outreach

Financing

Construction (Less General Requirements)

General Requirements

Construction Management

Environmental Mitigation

Total Project Expenditures

Revenues

State EIP Funding

State UFRR Funding

Local Assessment Revenue [1]

SJAFCA Internal Funding

Total Revenues

Preliminary Ending Balance

Financing Proceeds

BAN/Take Out Proceeds

Internal Borrowing Costs

Internal Funding Interest Beginning Balance

Period Interest

Internal Funding Interest Ending Balance

Debt Costs/Repayment

Repayment of SJAFCA Internal Funding
SJAFCA Internal Funding Interest [2]

Debt Service Costs (BAN)

BAN Repayment (Par Amount)

Ending Balance

Year

Jan‐Mar Apr‐Jun Jul‐Sep Oct‐Dec Jan‐Mar Apr‐Jun Jul‐Sep Oct‐Dec Total

$9,247,508  $8,817,305  $7,211,136  $5,512,356  $4,456,959  $4,091,982  $3,179,582  $1,038,501 

98,923  98,923  98,923  98,923  98,923  98,923  98,923  98,923  1,900,000 

486,724  0  0  0  0  0  0  0  3,314,000 

28,296  28,296  28,296  28,296  28,296  0  0  0  300,000 

11,804  0  0  0  0  0  0  0  1,470,000 

54,833  54,833  54,833  54,833  0  0  0  0  329,000 

0  0  0  0  0  0  0  0  50,000 

0  0  0  0  0  0  0  0  100,000 

0  2,449,187  4,286,077  3,673,781  3,673,781  3,673,781  4,286,077  2,449,187  24,491,871 

0  403,304  403,304  403,304  403,304  403,304  403,304  403,304  2,823,129 

194,444  194,444  194,444  194,444  194,444  194,444  194,444  194,444  1,750,000 

327,500  327,500  0  0  0  0  0  0  655,000 
$1,202,524  $3,556,487  $5,065,878  $4,453,581  $4,398,748  $4,370,452  $4,982,749  $3,145,858  $37,183,000 

0  0  0  0  241,250  0  0  0  2,412,500 

0  1,225,572  3,434,598  3,398,184  3,025,328  2,737,853  2,909,168  5,578,964  22,309,666 

839,820  724,746  0  0  834,693  720,199  0  0  6,277,360 

0  0  0  0  0  0  0  0  925,081 
$839,820  $1,950,318  $3,434,598  $3,398,184  $4,101,271  $3,458,052  $2,909,168  $5,578,964  $29,512,107 

$8,884,805  $7,211,136  $5,579,856  $4,456,959  $4,159,482  $3,179,582  $1,106,001  $3,471,607 

0  0  0  0  0  0  0  8,000,000  17,000,000 

1,041,481 1,046,688 1,051,921 1,057,181 1,062,467 1,067,779 1,073,118 1,078,484

5,207 5,233 5,260 5,286 5,312 5,339 5,366 5,392 158,796

1,046,688 1,051,921 1,057,181 1,062,467 1,067,779 1,073,118 1,078,484 1,083,876

0  0  0  0  0  0  0  925,081  925,081 

0  0  0  0  0  0  0  158,796  158,796 

67,500  0  67,500  0  67,500  0  67,500  0  270,000 

0  0  0  0  0  0  0  10,000,000  10,000,000 

$8,817,305  $7,211,136  $5,512,356  $4,456,959  $4,091,982  $3,179,582  $1,038,501  $387,731 

2017 2018
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Table 4

SJAFCA Smith Canal Gate Project ‐ UFRR Financial Plan

Summary of Financing Details and Assessment District Budget

Item Amount Reference

Key Components of Financing Plan

BAN for Construction (2016) (Proceed Amount) [1] $ 9,000,000 Table 3

Take‐Out Financing (2018) (Proceed Amount) [1] $ 8,000,000 Table 3

Maximum Annual Debt Service [2] $ 645,486

Coverage Ratio 1.10

Budgeted Capital Assessment Need [3] $ 710,034

Annual Assessment District Revenues / Budget

Total Annual Assessment Budget $ 1,663,400 ER Table 4 [4]

(less) Estimated O&M Expenses ($ 295,000) Alter. Analysis

(less) Annual Assessment District Administration ($ 20,000) ER Table 4 [4]

Remaining Estimated Annual Capital Assessments Proceeds $ 1,348,400

(less) Budgeted Capital Assessment Need ($ 710,034)

Excess Assessment Capacity $ 638,366

Source: LWA & SJAFCA SCAAD Final Engineer's Report

[3]  Represents the needed annual assessments for capital funding with 10% debt service coverage

[1]  Bond Anticipation Note.  The cash flow need is based upon the State Funding provided given current 

EIP/UFRR funding agreement procedures and processes.  As part of the short term financing, SJAFCA would 

need to borrow not only the local cost share but a portion of the State Cost share for cash flow purposes which 

would be ultimated funded at the closeout of the project with retention funding.

[2]  Based upon debt service associated with projected Take‐Out Financing.

Prepared by LWA
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STATEMENT OF FINANCIAL CAPABILITY FOR LOCAL COST SHARE OF THE PROJECT 

Evidence of Applicant’s Authority to Use Funds 

The two identified sources of Local Funding for the Project are revenues from the SCAAD and SJAFCA 

Internal Funding from capital fund reserves. 

Smith Canal Area Assessment District – Revenues and Note/Bond Proceeds 

As described above, SJAFCA formed the SCAAD in July 2013. The Final Engineer’s Report for the SCAAD and 

the associated resolutions / legislative actions taken by the SJAFCA Board of Directors are included within 

the report included as Attachment 2.  As described within the SCAAD Engineer’s Report;  

“The District is to provide the local share of the funding required to achieve the following purposes: 

 Construct improvements that will provide the needed level of flood protection to the area 

subject to inundation by a levee failure along Smith Canal. 

 Operate and maintain said facilities in such a fashion so that they will continue provide the 

needed level of flood protection in perpetuity. 

The annual assessment that will be levied by the District will consist of two components including an 

assessment for the capital improvements as well as an assessment for the administration of the district 

and ongoing operations and maintenance of the improvements.” 

SJAFCA Internal Funding 

SJAFCA’s current reserves have come from various sources including the annual collection of assessments 

from an existing benefit assessment district (SJAFCA’s AD-96), the collection of equalization fees on new 

development and ongoing reimbursements from the Federal Government for SJAFCA’s Federal Project 

authorized under the Water Resources Development Act (WRDA) ‘96. In 2003, the SJAFCA Board approved 

Resolution 2003-22 directing the use of the surplus funds from SJAFCA’s CIP Assessment District and the Fee 

program to be used to fund ongoing projects that provide further flood control benefits. That resolution also 

directed that all Federal Reimbursements be reimbursed to property owners within the area that originally 

advanced funds for the project, which was later federally authorized for reimbursement. Several rounds of 

reimbursements took place. However, in 2006, the Board changed its policy direction regarding the use of 

the federal reimbursement funds after receiving a letter from the Federal Emergency Management Agency 

(FEMA) dated April 17, 2006 indicating flood protection deficiencies and impending mapping. Through the 

Board’s budgeting process, it determined that keeping these reserves to be use for flood protection projects 

was appropriate and since 2006, the Board budgeted these reimbursements to further flood control. The 

Smith Canal Project fits within the description of furthering flood control and, by Board Policy direction, 

SJAFCA’s unbudgeted reserves can be used to further this project. 
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Information on Applicant’s Ability to Obtain Additional Funds 

While SJAFCA maintains that the above financial plan for the Project, consisting of utilizing SCAAD 

Assessment District collections and Capital Reserves, are more than sufficient to complete the Project, (note 

that SJAFCA’s current Capital Reserves are expected to be approximately $9,000,000 as of year ending June 

30, 2014) if SJAFCA needed additional funds for the project, it would need to seek that funding from one of 

the following sources; 

 SJAFCA’s member Agencies, the City of Stockton or San Joaquin County 

 SJAFCA’s partners in the Smith Canal Project, Reclamation Districts 1614 or 828 

 The beneficiaries of the project through an additional supplemental assessment 

All of these sources of funding would require legislative action on the part of the contributing entity to 

generate funding. 

Credit Analysis 

SJAFCA does not intend to use General Obligation Bonds to generate the financing proceeds needed to 

cover the local share of the project.  Ultimately, for the construction of the project, all borrowing 

contemplated by SJAFCA would be secured by assessment revenues and used to capitalize the assessments 

to up front finance project costs.  In terms of the credit worthiness associated with this type of land-secured 

financing, the major factors that would affect SJAFCA’s ability to borrow against the assessments would the 

following; 

 Value to Lien - The value of the property securing the payment of the assessment through the 

imposed governmental lien. Credit Question:  “Is this value in sufficient excess of the amount 

borrowed, including other overlapping debt on the property?” 

 

SJAFCA has imposed an Assessment on approximately 8,100 parcels with a combined Assessed 

Value of more than $1,020,000,000. The preliminary financing plan proposes to bond at most for 

approximately $10,000,000.  This would assume a total value to total lien ratio of approximately 

100:1. Land secured financing is typically limited to a minimum value to lien ratios of 4:1. The 

minimum value to lien ratio for the lowest assessed valued properties is approximately 15:1. This 

proposed assessment is well covered primarily due to the fact that the property in the SCAAD is 

mostly fully developed residential housing with little or no overlapping governmental debt. 

 

 Debt service Coverage.  Credit Question:  “Is there sufficient available revenue to cover the cost of 

the debt service even when not all of the revenue is collected?” 
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Any debt issuance will be structured to provide a minimum debt service coverage ratio of 1.1x in any 

given year. There are various ways when structuring the debt to ensure this is the case. 

 

 The diversity of the revenue stream.  Credit Question: “Is there sufficient diversity within property 

ownership to ensure that no one property owner’s lack of assessment payment can affect the 

agency’s ability to make its debt service payments?” 

 

As previously noted, the property to be assessed consists primarily of developed single family 

residential housing. The maximum assessment on any one landowner will be approximately 

$14,000. This only represents 1.13% of the total assessments. This is a very well diversified 

landowner base representing a strong municipal credit. 

Cash Flow Considerations 

With respect to the Project, as previously noted, SJAFCA will use its current reserves to provide the needed 

cash flow to cover current expenses. SJAFCA projects at the end of FY 2013/14, to have approximately 

$9,000,000 in reserve funds to fund Agency Operations and its Capital Projects.   SJAFCA’s typical Operating 

Budget is approximately $1.4 million and it had annual revenues of approximately $400,000 in FY 13/14. 

SJAFCA’s surplus will allow it to fund the agency operations while at the same time providing cash flow 

assistance for the local and State share of the Smith Canal Project until an assessment district financing 

takes place. 
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FINANCIAL PLAN FOR OMRR&R 

Operations Maintenance Needs & Funding 

SJAFCA, RD 1614 and RD 828 have worked together to further the Smith Canal Project by partnering and 

cost sharing on various studies, preliminary design efforts and a Conditional Letter of Map Revision (CLOMR) 

request with FEMA.  Jointly the Agencies worked together to generate the funding to complete the project 

with SJAFCA as the lead with the State’s assistance. The Agencies have addressed the maintenance funding 

needed to adequately operate and maintain the completed project as part of the formation of the SCAAD.  

Appendix B to the SCAAD Final Engineer’s report discusses the operations and maintenance requirements of 

the completed project and presents budget developed and included in the SCAAD to provide ongoing 

funding for the gate in perpetuity.  The estimated costs to maintain the completed project is assumed to be 

$325,000 per year with escalating costs tied to the Annual Escalation Factor for Administrative/O&M 

Component.  This escalation factor is the June to June Consumer Price Index-W for San Francisco-Oakland-

San Jose, All Items with Base Year 1982-84 = 100.  In addition, SJAFCA has also identified the potential need 

to make lease payments for the land upon which the closure structure would be built.  As demonstrated by 

Table 4, there are sufficient revenues from the SCAAD to make these payments and operate and maintain 

the completed facility. 



 

SJAFCA Smith Canal Dividers  

2/6/2015 
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INDEPENDENT AUDITOR’S REPORT 
 
 
 
 

Board of Directors 
San Joaquin Area Flood Control Agency 
Stockton, California 
 
 
Report on the Financial Statements 
 
We have audited the accompanying financial statements of the governmental 
activities, each major fund, and the aggregate remaining fund information of San 
Joaquin Area Flood Control Agency (the Agency), as of and for the year ended June 
30, 2013, and the related notes to the financial statements, which collectively 
comprise the Agency’s basic financial statements as listed in the table of contents.  
 
Management’s Responsibility for the Financial Statements 
 
Management is responsible for the preparation and fair presentation of these 
financial statements in accordance with accounting principles generally accepted in 
the United States of America; this includes the design, implementation, and 
maintenance of internal control relevant to the preparation and fair presentation of 
financial statements that are free from material misstatement, whether due to fraud or 
error.  
 
Auditor’s Responsibility  
 
Our responsibility is to express opinions on these financial statements based on our 
audit. We conducted our audit in accordance with auditing standards generally 
accepted in the United States of America and the standards applicable to financial 
audits contained in Government Auditing Standards, issued by the Comptroller 
General of the United States. Those standards require that we plan and perform the 
audit to obtain reasonable assurance about whether the financial statements are free 
of material misstatement.  
 
An audit involves performing procedures to obtain audit evidence about the amounts 
and disclosures in the financial statements. The procedures selected depend on the 
auditor’s judgment, including the assessment of the risks of material misstatement of 
the financial statements, whether due to fraud or error. In making those risk 
assessments, the auditor considers internal control relevant to the Agency’s 
preparation and fair presentation of the financial statements in order to design audit 
procedures that are appropriate in the circumstances, but not for the purpose of 
expressing an opinion on the effectiveness of the Agency’s internal control. 
Accordingly, we express no such opinion. An audit also includes evaluating the 
appropriateness of accounting policies used and the reasonableness of significant 
accounting estimates made by management, as well as evaluating the overall 
presentation of the financial statement.  
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We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for 
our audit opinion. 
 
Opinions 
 
In our opinion, the financial statements referred to above present fairly, in all material respects, the 
respective financial position of the governmental activities, each major fund, and the aggregate remaining 
fund information of the Agency, as of June 30, 2013, and the respective changes in financial position 
thereof for the year then ended in accordance with accounting principles generally accepted in the United 
States of America. 
 
Emphasis of Matter 
 
As discussed in Note 2 to the financial statements, during the year ended June 30, 2013, the Agency 
implemented Governmental Accounting Standards Board (GASB) Statement No. 63, Financial Reporting 
of Deferred Outflows of Resources, Deferred Inflows of Resources, and Net Positions; and Statement No. 
65, Items Previously Reported as Assets and Liabilities. Our opinion is not modified with respect to this 
matter.  
 
Other Matters 
 
Required Supplementary Information 
 
Accounting principles generally accepted in the United States of America require that the management’s 
discussion and analysis and budgetary comparison information on pages 3 - 8 and 27 - 29 be presented 
to supplement the basic financial statements. Such information, although not a part of the basic financial 
statements, is required by the Governmental Accounting Standards Board, who considers it an essential 
part of the financial reporting for placing the basic financial statements in an appropriate operational, 
economic, or historical context. We have applied certain limited procedures to the required supplementary 
information in accordance with auditing standards generally accepted in the United States of America, 
which consisted of inquiries of management about the methods of preparing the information and 
comparing the information for consistency with management’s responses to our inquiries, the basic 
financial statements, and other knowledge we obtained during our audit of the basic financial statements. 
We do not express an opinion or provide any assurance on the information because the limited 
procedures do not provide us with sufficient evidence to express an opinion or provide any assurance.  
 
Other Information 
 
Our audit was conducted for the purpose of forming an opinion on the financial statements that 
collectively comprise the Agency’s basic financial statements. The combining and individual nonmajor 
fund financial statements are presented for purposes of additional analysis and are not a required part of 
the basic financial statements.  
 
The combining and individual nonmajor fund financial statements are the responsibility of management 
and were derived from and relate directly to the underlying accounting and other records used to prepare 
the basic financial statements. Such information has been subjected to the auditing procedures applied in 
the audit of the basic financial statements and certain additional procedures, including comparing and 
reconciling such information directly to the underlying accounting and other records used to prepare the 
basic financial statements or to the basic financial statements themselves, and other additional 
procedures in accordance with auditing standards generally accepted in the United States of America. In 
our opinion, the combining and individual nonmajor fund financial statements are fairly stated in all 
material respects in relation to the basic financial statements as a whole. 
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Other Reporting Required by Government Auditing Standards 
 
In accordance with Government Auditing Standards, we have also issued our report dated April 22, 2014, 
on our consideration of the Agency’s internal control over financial reporting and on our tests of its 
compliance with certain provisions of laws, regulations, contracts, and grant agreements and other 
matters. The purpose of that report is to describe the scope of our testing of internal control over financial 
reporting and compliance and the results of that testing, and not to provide an opinion on the internal 
control over financial reporting or on compliance. That report is an integral part of an audit performed in 
accordance with Government Auditing Standards and should be considered in assessing the results of 
our audit. 
 
 BROWN ARMSTRONG 
 ACCOUNTANCY CORPORATION 
 
 
 
 
 
 
 
 
Bakersfield, California 
April 22, 2014 
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
MANAGEMENT DISCUSSION AND ANALYSIS 

JUNE 30, 2013 
 
 

This section of the San Joaquin Area Flood Control Agency’s (the Agency) annual financial report 
represents a discussion and analysis of the Agency’s financial performance during the fiscal year ended 
June 30, 2013. It should be read in conjunction with the Agency’s basic financial statements following this 
section. 
 
FINANCIAL HIGHLIGHTS 
 
As a result of the Agency’s refinancing (July 2002), the Agency reduced the average annual interest rate 
of the outstanding bonds and significantly reduced the bond debt which allowed the Agency to retire the 
bonds three years ahead of scheduled maturity on September 2, 2011. Due to the early retirement of the 
bonds, there have been no assessment district and no Flood Control Equalization Fee collections since 
fiscal year 2011-12. Only the Operations and Maintenance assessments for the Flood Protection 
Restoration Project (FPRP) continue as these improvements need to be maintained.  
 
The Agency’s FPRP was included in Federal legislation, which contains provisions for local agencies to 
plan, design, and construct flood control projects and be reimbursed for the Federal share of the project 
upon project completion. A Memorandum of Agreement with the U.S. Army Corps of Engineers (USACE) 
signed on March 2, 2002, allowed reimbursement for the Federal share of the Agency project through the 
annual USACE budgeting process.  The Federal share is $33,491,000. As of June 30, 2013, a total of 
$22,868,020 has been reimbursed to the Agency by the Federal government. The balance of the 
remaining Federal cost share is $10.6 million.  
  
The Agency does not anticipate receiving cash reimbursements for the remaining Federal share; 
however, the Agency continues to pursue Federal reimbursement as credit towards future flood control 
projects and studies. 
 
The State’s share of the project was received in 1998 and totaled $12,625,000. 
 
OVERVIEW OF THE FINANCIAL STATEMENTS 
 
The Agency’s basic financial statements include: 1) Government-Wide Financial Statements, 2) Fund 
Financial Statements, and 3) Notes to the Basic Financial Statements. Required Supplementary 
Information and Supplementary Information is included in addition to the basic financial statements. 
 
Government-Wide Financial Statements provide an overview of the Agency’s financial position. Refer 
to Note 2 (Notes to the Basic Financial Statements) for further information on significant accounting 
policies. The Statement of Net Position presents information on all the Agency’s assets and liabilities, with 
the difference between the two reported as net position. The Statement of Activities presents information 
showing how net position changed during the most recent fiscal year. 
 
The Agency’s assets are distributed among the different fund types. Most of the Agency’s assets are 
capital assets acquired or constructed as part of the flood control improvements. The Agency’s noncapital 
assets are mostly cash and cash equivalents. The County of San Joaquin (the County) maintains the 
cash pools for the Agency.  
 
The Agency’s assets are mostly derived from the original assessment and the proceeds of the bonds 
issued in 1996, and interest income on the balances from these assets. Other sources of funds include 
Flood Control Equalization Fees, which were collected for the Agency by the County and the City of 
Stockton (the City) when building permits were issued to new development within the Agency’s 
assessment district boundaries.  
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As part of the Stockton Metropolitan Watershed, the Agency also acquired the right-of-way needed for the 
project from property owners and these are classified under assets as land. In 2003, the Agency 
transferred to the State of California all real property associated with the project. However, the Central 
Valley Flood Protection Board (formerly the State of California Reclamation Board) has not accepted the 
federally authorized project alluding i) the project was not authorized by the State legislature, and ii) the 
need for more formal indemnification assurance. When the Central Valley Flood Protection Board agrees 
to designate the project as part of the State Plan of Flood Control, the Agency will no longer carry these 
assets. 
 
Governmental Fund Financial Statements are groupings of related accounts that are used to maintain 
control over resources that have been segregated for specific activities or objectives. The Agency, like 
other State and local governmental agencies, uses fund accounting; each fund having its own self-
balancing accounts that comprise its assets, liabilities, fund balances, revenues, and expenditures. The 
Agency funds are divided into four categories: General Fund, Special Revenue Funds, Capital Projects 
Funds, and Debt Service Funds. 
 
The General Fund accounts for funds loaned to the Agency in 1995 by the City and County for the initial 
funding of the project activities. The City and County loans have been paid, and after the bond money 
was received, additional funds were created. 
 
The Special Revenue Funds include the following funds: 1) Maintenance and Operations Fund which is 
used to account for resources held for the operations and maintenance (O&M) of flood control structures. 
The Agency created this special assessment in 1996 for the continued maintenance of the flood 
structures. Collection of this assessment will continue until a terminating resolution is adopted by the 
Agency. Assessments are collected as a line item in property tax bills and are deposited in the 
Maintenance and Operations Fund. The use of O&M funds is legally restricted to the O&M activities 
identified in the Agency’s annual O&M budget. 2) The Federal Emergency Management Agency (FEMA) 
Grant Fund was created during fiscal year 2009-10 to account for the disbursement of grant funds related 
to a Cooperative Technical Partner agreement between the Agency and FEMA.  The grant money was 
used to pay for updated stage-frequency curves for the San Joaquin River Delta, various mapping 
activities to provide enhanced damage reduction for areas protected by levees, and administrative costs 
associated with managing the grant activities. 
 
The Capital Projects Funds account for all resources in place for the acquisition of capital facilities by the 
Agency. The original assessments, Flood Control Equalization Fees, proceeds of the bond issue, interest 
income, and the transferred Environmental Fund balance are the sources of funds for the Capital Projects 
Fund. The Federal and State reimbursements are also included in this fund. 
 
The Debt Service Funds account for the accumulation of resources for, and the payment of, general long-
term debt principal, interest, and related bond costs. Required interest and principal payments are made 
according to the terms of the bond issuance. Assessment district payments collected from property 
owners through the property tax system are deposited in the Debt Service Fund. Debt service payments 
are paid out of the same fund.  
 
Notes to the Basic Financial Statements provide additional information essential to a full understanding 
of the data provided in the government-wide and fund financial statements.  
 
Other Information: In addition to the basic financial statements and accompanying notes, this report 
presents certain required supplementary information and supplementary information. This information 
includes a budgetary comparison schedule for the Agency’s governmental funds. 
 
GOVERNMENT-WIDE FINANCIAL STATEMENTS ANALYSIS 
 
This fiscal year is the twelfth accounting period in which the Agency has applied Governmental 
Accounting Standards Board (GASB) Statement No. 34, Basic Financial Statements—and Management’s 
Discussion and Analysis—for State and Local Governments. As noted earlier, net position provide an 
overview of the Agency’s financial position. 
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The following table shows that the Agency’s assets exceeded liabilities by about $58 million ($58,921,171 
- $723,823) as of June 30, 2014, and the net position decreased by $2,131,153 ($58,197,348 - 
$60,328,501) compared with the prior year: 
 

2013 2012

ASSETS
Current assets 15,973,611$    17,021,276$    
Capital assets 42,947,560      43,848,678      

TOTAL ASSETS 58,921,171      60,869,954      

LIABILITIES
Current liabilities 723,823           541,453           

TOTAL LIABILITIES 723,823           541,453           

NET POSITION
Net investment in capital assets 42,947,560      43,848,678      
Unrestricted 15,249,788      16,479,823      

TOTAL NET POSITION 58,197,348$   60,328,501$    

STATEMENT OF NET POSITION

 
The Agency’s capital net position for the year ended June 30, 2013: Land and Easements $9,678,245 
and Flood Control Infrastructure net of depreciation $33,269,315 totaling $42,947,560 represent 
approximately 73% of the Agency’s total assets (see Capital Assets table on page 8). These capital 
assets are the flood control improvements constructed by the Agency and are considered assets 
belonging temporarily to the Agency. 
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The following table identifies the changes in net position for the fiscal years ended June 30, 2013 and 
2012: 
 

2013 2012

REVENUES
Assessments 812,608$         796,335$         
Aid from other government agencies 642,084           334,609           
Investment earnings 27,575             56,662             
Miscellaneous 44                    3,062               

Total revenues 1,482,311        1,190,668        

EXPENSES
Operation and management 1,940,976        1,773,175        
Agency management 1,672,488        1,737,267        
Other expenses -                       1,103,882        

Total expenses 3,613,464        4,614,324        

Change in net position (2,131,153)       (3,423,656)       

NET POSITION
Beginning net position 60,328,501      63,752,157      

Net position, end of the year 58,197,348$   60,328,501$    

STATEMENT OF ACTIVITIES

 
The Agency receives revenues from sources which include O&M assessments, interest and investment 
income, and project reimbursements from the State and the Federal government. Other sources of 
revenue are received through partnership agreements with other local and government agencies to help 
fund flood studies or related flood control activities approved by the Board of Directors.  The collection of 
O&M assessments can only be used to maintain and operate the flood control structures. 
 
Revenues increased by approximately 24.5% (from $1,190,668 in fiscal year 2012 to $1,482,311 in fiscal 
year 2013). The increase was mainly due to local cost share of partners’ contributions toward projects.  
 
Expenses decreased by approximately 22% (from $4,614,324 in fiscal year 2012 to $3,613,464 in fiscal 
year 2013). This decrease is mainly due to the termination of bond debt. 
 
FINANCIAL ANALYSIS OF AGENCY FUNDS 
 
The General Fund accounts for those funds loaned to the Agency in 1995 by the City and County for the 
initial funding of the project activities. As the City and County loans have been paid, the activities in this 
fund will remain basically the same every year. 
 
Special Revenue Funds Appropriate operations and maintenance assessments are collected annually 
through property assessments and are deposited in the Maintenance and Operations Fund. These 
monies are limited to Operations and Maintenance (O&M) of the flood control structures built by the 
Agency. The annual budget for O&M is prepared in coordination with the San Joaquin County Public 
Works Department and approved by the Agency’s Board of Directors. 
 
A budget of $1,031,500 was considered appropriate this year (2012-13) for O&M. This is the second year 
the budget exceeds assessment revenue as it was anticipated that an unprecedented maintenance effort 
would continue for a second year to address stringent levee standards from regulatory agencies. The 
Maintenance and Operations Fund had a balance of approximately $4.0 million on June 30, 2013.  
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The Capital Projects Funds Capital Projects Funds reported a combined fund balance of $10,627,212. 
These funds are available to meet the Agency’s current and future needs. 
 
Debt Service Funds consist of the Debt Service Fund, Prepayment Fund, Redemption Fund, and 
Reserve Fund. Resources in these funds are for the payment of general long-term debt principal, interest, 
and related costs. Any balance remaining in this fund will be transferred to the Agency’s O&M Fund. 
 
INFRASTRUCTURE ASSETS AND DEBT ADMINISTRATION 
 
Capital Assets 
 
The Agency’s capital assets net of related debt as of June 30, 2013, amounted to $42,947,560. These 
capital assets include land (right-of-way acquired for the project) and flood control infrastructures. The 
area protected by the Agency is about 38,700 gross acres of land with approximately 74,000 parcels in 
the County. The Agency completed the main construction of the flood control improvements project in 
November 1998, and since then, no major construction has been undertaken. However, authorized 
project studies and investigation may lead to new projects. Apart from normal depreciation, there were no 
changes in capital assets during fiscal year ended June 30, 2013. 
 

2013 2012

Land and easements 9,678,245$      9,678,245$      
Infrastructure assets, net 33,269,315    34,170,433      

Total 42,947,560$   43,848,678$    

Capital Assets
(net of accumulated depreciation)

 
Total accumulated depreciation as of June 30, 2013, is $11,789,289. Therefore, the net infrastructure 
asset is $33,269,315 ($45,058,604 - $11,789,289). The infrastructure assets are being depreciated over a 
life of 50 years. 
 
As noted earlier, these capital assets are the flood control improvements constructed by the Agency and 
are considered assets belonging temporarily to the Agency. Land acquired by the Agency for right-of-way 
purposes was turned over to the Central Valley Flood Protection Board; however, the Central Valley 
Flood Protection Board has not accepted the federally authorized project. Therefore, when the Central 
Valley Flood Protection Board agrees to designate the project as part of the State Plan of Flood Control, 
the Agency will no longer carry these assets.   
 
Long-Term Debt 
 
As of June 30, 2013, the Agency does not have any long-term debt. The Agency retired the bonds initially 
sold in 1996 and refinanced in July of 2002. These bonds were retired three years ahead of scheduled 
maturity on September 2, 2011. 
 
AGENCY OPERATIONS 
 
The Agency completed the main construction of its $70 million flood control improvements project in 
November 1998. In past years, due to the ongoing concern of levee decertification by FEMA, the Board of 
Directors held some Capital Project funds in reserve to remedy levee decertification. During fiscal year 
2009-10, the Board of Directors authorized technical studies and investigations using these funds. These 
technical studies and investigations may lead to future projects. Currently, the Agency is participating in 
flood control studies and investigations which will provide or restore the required level of protection for 
parcels within the Agency’s assessment district area. 
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Before undertaking any new projects, the Agency must determine whether the proposed project will meet 
the necessary criteria for which funds are available for expenditure. During this fiscal year (2011-12), the 
Board of Directors approved the following: i) $30,000 contract for geotechnical services; ii) 2-year 
extension of the Master Contract with Peterson Brustad, Inc. (PBI); iii) $200,000 amendment to the 
Master Contract with PBI; iv) $120,000 amendment to existing contract for project management for the 
Lower San Joaquin River Feasibility Study (LSJRFS); v) Resolution of intention to form a Special to 
support the LSJRFS; vii) $1.7 million amendment to the Master Contract with PBI for Regional Flood 
Management Planning (RFMP); viii) a Directed Funding Agreement with the State Department of Water 
Resources for RFMP; ix) ballot tabulation for the formation of the proposed Smith Canal Gate 
Assessment District.   
 
REQUEST FOR INFORMATION 
 
This financial report is designed to provide a general overview of the Agency’s finances for all those with 
interest in the Agency’s finances. Questions concerning any of the information provided in this report or 
requests for additional financial information should be addressed to the Agency’s Executive Director, 
James B. Giottonini at 22 E. Weber Avenue, Room 301, Stockton, California 95202. 
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
STATEMENT OF NET POSITION 

JUNE 30, 2013 
 
 

Governmental
Activities

ASSETS

Current assets:
Cash and cash equivalents 15,689,100$    
Assessments receivable 133,632          
Interest income receivable 10,461            
Other receivable 140,418          

Total current assets 15,973,611      

Capital assets:
Land and easements 9,678,245        
Infrastructure assets, net 33,269,315      

Total capital assets 42,947,560      

Total assets 58,921,171$    

LIABILITIES AND NET POSITION

Liabilities:
Accounts payable 723,823$         

Total liabilities 723,823          

Net position:
Net investment in capital assets 42,947,560      
Unrestricted 15,249,788      

Total net position 58,197,348$    
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
STATEMENT OF ACTIVITIES 

FOR THE YEAR ENDED JUNE 30, 2013 
 

 
 

Program Operating Grants  Capital Grants Net (Expense)
Functions / Programs Expenses and Contributions and Contributions Revenue

Governmental activities:
Operations and maintenance 1,940,976$      61,344$              -$                             (1,879,632)$     
Agency management 1,672,488        580,740              -                               (1,091,748)       

Total governmental activities 3,613,464$      642,084$           -$                             (2,971,380)     

General revenues:
Assessments fees 812,608           
Investment earnings 27,575             
Miscellaneous income 44                    

840,227           

(2,131,153)       

Net position, beginning of year 60,328,501      

Net position, end of year 58,197,348$   

Change in net position

Total general revenues 

Program Revenues

 
Interest income of $580,740 is included under operating grants of Agency management.  
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
BALANCE SHEET 

JUNE 30, 2013 
 
 
 

Maintenance Lower San Joaquin
General and Operations River Feasibility Construction #1 

Fund Fund Study Fund Fund
ASSETS

Cash and cash equivalents 636,550$         4,147,215$      307,814$              5,860,597$      
Assessment receivable -                       195                  -                            133,437           
Interest income receivable 385                  2,541               186                       3,705               
Receivable - State of California -                       -                       -                            140,418

TOTAL ASSETS 636,935$        4,149,951$     308,000$              6,138,157$     

LIABILITIES
Accounts payable -$                     165,068$         -$                          425,823$         

    Total liabilities -                       165,068           -                            425,823           

FUND BALANCES
Restricted -                       3,984,883        -                            -                       
Assigned -                       -                       308,000                5,712,334        
Unassigned 636,935           -                       -                            -                       

Total fund balances 636,935           3,984,883        308,000                5,712,334        

TOTAL LIABILITIES AND FUND BALANCES 636,935$        4,149,951$     308,000$              6,138,157$     
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
BALANCE SHEET (Continued) 

JUNE 30, 2013 
 
 
 

Debt Other Total
Construction #3 Service Governmental Governmental

Fund Fund Funds Funds
ASSETS

Cash and cash equivalents 4,736,924$        -$                     -$                  15,689,100$     
Assessment receivable -                        -                       -                    133,632            
Interest income receivable 2,886                 758                  -                    10,461              
Receivable - State of California -                        -                       140,418            

TOTAL ASSETS 4,739,810$       758$               -$                  15,973,611$    

LIABILITIES
Accounts payable 132,932$           -$                     -$                  723,823$          

    Total liabilities 132,932             -                       -                    723,823            

FUND BALANCES
Restricted -                        758                  -                    3,985,641         
Assigned 4,606,878          -                       -                    10,627,212       
Unassigned -                        -                       -                    636,935            

Total fund balances 4,606,878          758                  -                    15,249,788       

TOTAL LIABILITIES AND FUND BALANCES 4,739,810$       758$               -$                  15,973,611$    
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
RECONCILIATION OF THE GOVERNMENTAL FUNDS BALANCE SHEET  

TO THE GOVERNMENT-WIDE STATEMENT OF NET ASSETS 
JUNE 30, 2013 

 
 
 

Total Fund Balances - Governmental Funds 15,249,788$    

Amounts reported for Governmental Activities in the Statement of Net Position
are different from those reported in the Governmental Funds because of the
following:

Capital assets used in Governmental Activities are not current resources
and, therefore, are not reported in the Governmental Funds Balance Sheet.

Infrastructure assets, land, and easements 54,736,849$  
Less: accumulated depreciation (11,789,289)   

42,947,560      

Net Position of Governmental Activities 58,197,348$   
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
STATEMENT OF REVENUES, EXPENDITURES,  

AND CHANGES IN FUND BALANCES  
FOR THE YEAR ENDED JUNE 30, 2013 

 
 
 

Maintenance Lower San Joaquin
General and Operations River Feasibility Construction #1

Fund Fund Study Fund Fund
Revenues:

Assessments -$                     812,233$         -$                          -$                     
Investment earnings 1,070               6,879               552                       10,619             
Federal -                       -                       -                            -                       
Other government agency aid -                       -                       306,885                273,855           
Miscellaneous -                       -                       -                            44                    

Total revenues 1,070               819,112           307,437                284,518           

Expenditures:
Current operating:

Maintenance and operations -                       752,394           -                            877,591           
Agency management -                       -                       -                            540,554           

Total expenditures -                       752,394           -                            1,418,145        

Other financing sources (uses):
Transfers in -                       344,091           -                            9,263               
Transfers out -                       (7,000)              -                            (138)                 

Total other financing sources (uses) -                       337,091           -                            9,125               

Net change in fund balances 1,070               403,809           307,437                (1,124,502)       

Fund balances, beginning 635,865           3,581,074        563                       6,836,836        

Fund balances, ending 636,935$        3,984,883$     308,000$              5,712,334$     
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
STATEMENT OF REVENUES, EXPENDITURES,  

AND CHANGES IN FUND BALANCES (Continued) 
FOR THE YEAR ENDED JUNE 30, 2013 

 
 
 

Debt Other Total
Construction #3 Service Governmental Governmental

Fund Fund Funds Funds
Revenues:

Assessments -$                     375$                -$                     812,608$         
Investment earnings 8,125               314                  16                    27,575             
Federal -                       -                       61,344             61,344             
Other government agency aid -                       -                       -                       580,740           
Miscellaneous -                       -                       -                       44                    

Total revenues 8,125               689                  61,360             1,482,311        

Expenditures:
Current operating:

Maintenance and operations 251,617           131                  59,243             1,940,976        
Agency management 230,808           -                       8                      771,370           

Total expenditures 482,425           131                  59,251             2,712,346        

Other financing sources (uses):
Transfers in -                       -                       -                       353,354           
Transfers out -                       (344,089)          (2,127)              (353,354)          

Total other financing sources (uses) -                       (344,089)          (2,127)              -                       

Net change in fund balances (474,300)          (343,531)          (18)                   (1,230,035)       

Fund balances, beginning 5,081,178        344,289           18                    16,479,823      

Fund balances, ending 4,606,878$     758$               -$                     15,249,788$   
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
RECONCILIATION OF THE STATEMENT OF REVENUES, EXPENDITURES,  

AND CHANGES IN FUND BALANCES OF GOVERNMENTAL FUNDS TO THE  
GOVERNMENT-WIDE STATEMENT OF ACTIVITIES 

FOR THE YEAR ENDED JUNE 30, 2013 
 
 
 

Net Change in Fund Balances - Governmental Funds (1,230,035)$     

Amounts reported for Governmental Activities in the Statement of Activities
are different because of the following:

When capital assets that are to be used in Governmental Activities are
purchased or constructed, the resources expended for those assets are
reported as expenditures in the Governmental Funds. This is the amount
of capital assets additions and depreciation recorded in current year.

Depreciation expense (901,118)$        
(901,118)          

Changes in Net Position of Governmental Activities (2,131,153)$    
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
NOTES TO THE BASIC FINANCIAL STATEMENTS 

FOR THE YEAR ENDED JUNE 30, 2013 
 
 
 
NOTE 1 – DESCRIPTION OF THE AGENCY 
 
The San Joaquin Area Flood Control Agency (the Agency) is the result of a joint powers agreement (JPA) 
between the City of Stockton (the City), the County of San Joaquin (the County), and the San Joaquin 
County Flood Control and Water Conservation District (the District). The Agency was formed on May 25, 
1995, for the purposes of undertaking the acquisition, construction, and/or installation of improvements to 
flood control channels in the City and the portion of unincorporated areas of the County adjacent thereto 
(the Project), in order to provide a 100-year flood protection to these areas. The Agency is a public entity 
pursuant to the provisions of Articles 1-4, Chapter 5, Division 7, Title 1 of the Government Code of the 
State of California. The basic operations of the Agency are financed as a part of the Project operations 
and costs. An annual special assessment based on total costs of the Project was assessed during the 
year ended June 30, 1996. The assessment paid for Project costs and bond repayment. The Agency 
retired the bonds three years ahead of scheduled maturity on September 2, 2011. During the year ended 
June 30, 1997, an additional annual special assessment was approved for the continued maintenance of 
the flood project structures. Collections of the June 30, 1997, assessment will continue, until adoption of a 
terminating resolution, to finance the maintenance of the flood project structures.  
 
The Agency’s financial statements are prepared in accordance with accounting principles generally 
accepted in the United States of America (GAAP). The Governmental Accounting Standards Board 
(GASB) is responsible for establishing GAAP for State and local governments through its 
pronouncements (Standards and Interpretations). 
 
 
NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES 
 
A. Financial Agency 
 

The Agency’s basic financial statements include the accounts of all Agency operations. The Agency’s 
basic financial statements do not include operations of the associated governmental agencies 
involved in the joint power agency, namely, the City, the County, and the District.  

 
B. Basis of Presentation – Government-Wide Accounting 
 

The government-wide financial statements include the Statement of Net Position and the Statement 
of Activities and report financial information on the Agency as a whole. Eliminations have been made 
to minimize the double counting of internal activities.  

 
The Statement of Activities presents a comparison between direct expenses and program revenues 
for functions of the Agency’s governmental activities. Direct expenses are those that are clearly 
identifiable with a specific function. Program revenues include 1) grants and contributions that are 
restricted to meeting the operational or capital requirements of a particular function or segment and 2) 
fees, grants, and contributions that are restricted to financing the acquisition or construction of capital 
assets. Other items not properly included are reported instead as general revenues and expenses. 

 
C. Basis of Presentation – Fund Accounting 

 
Fund financial statements provide information about the Agency’s funds. Each fund is accounted for 
by providing a separate set of self-balancing accounts that comprises its assets, liabilities, fund 
balances, revenues, and expenditures. Agency resources are allocated to and accounted for in 
individual funds based upon the purpose for which they are to be spent and the means by which 
spending activities are controlled. The Agency does not have any proprietary or fiduciary funds. 
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
D. Measurement Focus, Basis of Accounting, and Financial Statement Presentation 
 

The government-wide financial statements are reported using the economic resources measurement 
focus and the accrual basis of accounting. Revenues are recorded when earned, and expenses are 
recorded when a liability is incurred, regardless of the timing of related cash flows. Assessments are 
recognized in the year for which they are levied. 
 
The governmental fund financial statements are presented on the current financial resources 
measurement focus and the modified accrual basis of accounting. Under this method, revenues are 
recognized when they are both measurable and available. “Measurable” means the amount of the 
transaction can be determined and “available” means collectible within the current period or within 60 
days after year-end. Expenditures are recorded when the related liability is incurred, except for 
general obligation bond principal and interest which are reported as expenditures in the year they are 
due. 

 
The major sources of revenues susceptible to accrual are assessments of property owners and 
investment income. 

 
When both restricted and unrestricted resources are available for use, it is the Agency’s policy to use 
restricted resources first, then unrestricted resources as needed. 

 
E. Allocation of Indirect Expenses 
 

The Agency allocates indirect expenses, primarily comprised of administrative services, to Agency 
management functions. Administrative services include accounting, financial reporting, payroll 
reimbursement, investing and cash management, personnel services, and other administrative 
services.  

 
F. Fund Types and Major Funds 
 

The Agency reported the following major governmental funds in the accompanying financial 
statements:  

 
General Fund – Accounts for project expenses, including but not limited to, construction; consultants; 
and salaries reimbursement. 

 
Maintenance and Operations Fund – Accounts for the collection of special assessments from 
property owners within the Agency’s assessment district for the maintenance of the flood structures.  
Proceeds are restricted to the operations and maintenance (O&M) activities identified in the O&M 
budget. 
 
Lower San Joaquin River Feasibility Fund – This fund was established to account for a funding 
partnership between local cost share partners to help pay for the U.S. Army Corps of Engineers' 
(USACE) Lower San Joaquin River Feasibility Study. The Agency entered into a cost share 
agreement with the City of Lodi, the County of San Joaquin, and 11 reclamation districts to help pay 
for the local share of this study. The revenues collected in this fund are transferred annually at the 
end of the fiscal year to the Agency's Construction #1 Fund. 
 
Construction #1 and #3 Funds – Accounts for all resources for the acquisition of capital facilities by 
the Agency. The Project of the Agency is to construct these facilities. The original assessment and 
proceeds of the bond issue are the sources of funds. Recorded income sources include assessment 
fees collected by the County Tax Collector and reimbursement from the Federal government. 
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
F. Fund Types and Major Funds (Continued) 
 

Debt Service Fund – Accounts for the accumulation of financial resources for the payment of principal 
and interest on the Agency’s general obligation debt. Required interest and principal payments are 
made according to the terms of the bond issue. 

 
G. Cash and Cash Equivalents 
 

The Agency maintains a large portion of its cash in the County Treasury. The County pools these 
funds with those of other agencies in the County and invests the cash. 

 
H. Infrastructure Assets and Depreciation 
 

The Agency’s infrastructure assets with useful lives of more than one year are stated at historical cost 
and comprehensively reported in the government-wide financial statements. The Agency generally 
capitalizes all assets as construction outlays occur. The costs of normal maintenance and repairs that 
do not add to the asset value or materially extend useful lives are not capitalized. Infrastructure 
assets are depreciated using the straight-line method over a useful life of 50 years. 

 
I. Long-Term Debt, Deferred Debt Expense, and Bond Discount/Premiums 
 

In the government-wide financial statements, outstanding debt is reported as a liability. Bond 
issuance costs, bond premiums, and the difference between the reacquisition price and the net 
carrying value of refunded debt are capitalized and amortized over the terms of the respective bonds 
using a method that approximates the effective interest method. The governmental fund financial 
statements recognize the proceeds of debt and premiums as other financing sources of the current 
period. Issuance costs are reported as expenditures. 

 
J. Reservation of Fund Balances 
 

The Agency records reservations for portions of fund equity which are legally segregated for specific 
future use or which do not represent available expendable resources and, therefore, are not available 
for appropriations or expenditure in the governmental funds Balance Sheet. If restricted and 
unrestricted net position are available for the same purpose, then restricted net position will be used 
before unrestricted net position. 

 
K. Restriction of Net Position 
 

Net position is the excess of all the Agency’s assets over all its liabilities, regardless of fund. Net 
position is divided into three captions under GASB Statement No. 34, Basic Financial Statements—
and Management’s Discussion and Analysis—for State and Local Governments. These captions 
apply only to net position, which is determined only at the government-wide level, and is described 
below: 
 

Net Investment in Capital Assets – This amount consists of capital assets net of accumulated 
depreciation, less the outstanding balance of any debt issued to finance these assets.  
 
Restricted – This amount is restricted by external creditors, grantors, contributors, laws or 
regulations of other governments, enabling legislation, and constitutional provisions.  
 
Unrestricted – This amount is all the net position that does not meet the definition of “net 
investment in capital assets” or “restricted.”  
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
L. Assessment Tax 

 
The County collects the Agency’s assessment tax revenue as part of the County’s property taxes.  
The County’s secured property tax payments are levied in two equal installments: the first is generally 
due November 1 and delinquent with penalties after December 10; the second is due February 1 and 
delinquent with penalties after April 10. Secured property with unpaid taxes incurs a lien on January 1 
preceding the fiscal year for which taxes are levied. Property taxes on the unsecured roll are due on 
the January 1 lien date and become delinquent if unpaid on August 31. 
 

M. Use of Estimates 
 

Management uses estimates and assumptions in preparing financial statements. Those estimates 
and assumptions affect the reported amounts of assets and liabilities, the disclosure of contingent 
assets and liabilities, and the reported revenues and expenses. Actual results could differ from these 
estimates. 

 
N. Fund Balance 

 
In March 2009, GASB issued Statement No. 54, Fund Balance Reporting and Governmental Fund 
Type Definitions. This statement establishes fund balance classifications that comprise a hierarchy 
based primarily on the extent to which a government is bound to observe constraints imposed upon 
the use of the resources reported in governmental funds. These classifications are described below: 
 
1. Nonspendable Fund Balance – amounts that are inherently nonspendable such as inventory or 

long-term receivables. 
 
2. Restricted Fund Balance – amounts that have externally enforceable limitations on use that are 

either imposed by law or constrained by grantors, contributors, or laws and regulations of other 
governments. 

 
3. Committed Fund Balance – amounts that can only be used for specific purposes determined by 

formal action of the Agency’s highest level of decision-making authority, the Board of Directors.  
These committed amounts cannot be used for any other purpose unless the Board of Directors 
removes or changes the specified use through the same type of formal action taken to establish 
the commitment.  The formal action must occur prior to the end of the reporting period; however, 
the amount can be determined subsequently. 

 
4. Assigned Fund Balance – amounts that are constrained by the Agency’s intent to be used for 

specific purposes, but are neither restricted nor committed, should be reported as assigned fund 
balance.  The intent can be expressed by the Board of Directors itself or by an official to which 
the governing body has delegated the authority.   

 
5. Unassigned Fund Balance – the residual positive net resources of the General Fund in excess of 

what can properly be classified in one of the other four categories.  This amount is reported only 
in the General Fund except in cases of negative fund balance.  Negative fund balances in other 
governmental funds are reported as Unassigned Fund Balance. 

 
The accounting policies of the Agency consider restricted fund balance to have been spent first when 
an expenditure is incurred if both restricted and unrestricted fund balance are available.  Similarly, 
when an expenditure is incurred for purposes for which amounts in any of the unrestricted 
classifications of fund balance could be used, the Agency considers committed amounts to be 
reduced first, followed by assigned amounts, and then unassigned amounts. 
 
Most non-general funds were designated for one purpose at the time of their creation. Therefore, 
expenditures made out of a fund will be allocated to the applicable fund balance classifications in the 
order of the spending policy above. 
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
O. New GASB Pronouncements Implemented in the Financial Statements 

 
The following GASB Statements have been implemented in the current financial statements.  
 
Governmental Accounting Standards Board Statement No. 62 
 
GASB Statement No. 62, Codification of Accounting and Financial Reporting Guidance Contained in 
Pre-November 30, 1989 FASB and AICPA Pronouncements, was released in December 2010.  The 
codification incorporates into the GASB’s authoritative literature certain accounting and financial 
reporting guidance that is included in the following pronouncements issued on or before November 
30, 1989, which do not conflict with or contradict GASB pronouncements: 
 
1. FASB Statements and Interpretations 
2. APB Opinions 
3. ARBs of the American Institute of Certified Public Accountants’ (AICPA) Committee on 

Accounting Procedure 
 
However, as the statement codifies what is in current practice, there is no net effect on the Agency’s 
accounting or financial reporting as a result of implementing this statement. 
 
Governmental Accounting Standards Board Statement No. 63 
 
GASB Statement No. 63, Financial Reporting of Deferred Outflows of Resources, Deferred Inflows of 
Resources, and Net Position, was released in June 2011.  GASB Statement No. 63 provides financial 
reporting guidance for deferred outflows of resources and deferred inflows of resources.  Previously, 
GASB Concepts Statement No. 4, Elements of Financial Statements, introduced and defined those 
elements as a consumption of net assets by the government that is applicable to a future reporting 
period, and an acquisition of net assets by the government that is applicable to a future reporting 
period, respectively.  Previous financial reporting standards do not include guidance for reporting 
those financial statement elements, which are distinct from assets and liabilities.  Concepts Statement 
No. 4 also identifies net position as the residual of all other elements presented in a statement of 
financial position.  GASB Statement No. 63 amends the net asset reporting requirements in GASB 
Statement No. 34, Basic Financial Statements—and Management’s Discussion and Analysis—for 
State and Local Governments, and other pronouncements by incorporating deferred outflows of 
resources and deferred inflows of resources into the definitions of the required components of the 
residual measure and by renaming that measure as net position, rather than net assets. 
 
The Agency implemented this change for the fiscal year June 30, 2013. 
 

P. New Accounting Pronouncements – Future Years  
 
Governmental Accounting Standards Board Statement No. 65 
 
GASB Statement No. 65, Items Previously Reported as Assets and Liabilities, was released in March 
2012. GASB Statement No. 65 establishes accounting and financial reporting standards that 
reclassify, as deferred outflows of resources or deferred inflows of resources, certain items that were 
previously reported as assets and liabilities and recognizes, as outflows of resources or inflows of 
resources, certain items that were previously reported as assets and liabilities. GASB Statement No. 
65 also provides other financial reporting guidance related to the impact of the financial statement 
elements deferred outflows of resources and deferred inflows of resources, such as changes in the 
determination of the major fund calculations and limiting the use of the term “deferred” in financial 
statement presentations. The provisions of this statement are effective for financial statements for 
periods beginning after December 15, 2012. The Agency has not elected to early implement this 
statement. 
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 

P. New Accounting Pronouncements – Future Years (Continued) 
  

Governmental Accounting Standards Board Statement No. 66 
 
GASB Statement No. 66, Technical Corrections - An Amendment of GASB Statements No. 10 and 
No. 62, was also released in March 2012. GASB Statement No. 66 resolves conflicting guidance that 
resulted from the issuance of two pronouncements, Statements No. 54, Fund Balance Reporting and 
Governmental Fund Type Definitions, and No. 62 ,Codification of Accounting and Financial Reporting 
Guidance Contained in Pre-November 30, 1989 FASB and AICPA Pronouncements. GASB 
Statement No. 66 amends Statement No. 10, Accounting and Financial Reporting for Risk Financing 
and Related Insurance Issues, by removing the provision that limits fund-based reporting of an 
entity’s risk financing activities to the general fund and the internal service fund type. GASB 
Statement No. 66 also amends Statement 62 by modifying the specific guidance on accounting for (1) 
operating lease payments that vary from a straight-line basis, (2) the difference between the initial 
investment (purchase price) and the principal amount of a purchased loan or group of loans, and (3) 
servicing fees related to mortgage loans that are sold when the stated service fee rate differs 
significantly from a current (normal) servicing fee rate. These changes clarify how to apply GASB 
Statement No. 13, Accounting for Operating Leases with Scheduled Rent Increases, and result in 
guidance that is consistent with the requirements in GASB Statement No. 48, Sales and Pledges of 
Receivables and Future Revenues and Intra-Entity Transfers of Assets and Future Revenues, 
respectively. The provisions of this statement are effective for financial statements for periods 
beginning after December 15, 2012. The Agency has not elected to early implement this statement. 
 
Governmental Accounting Standards Board Statement No. 67 
 
GASB Statement No. 67, Financial Reporting for Pension Plans—an amendment of GASB Statement 
No. 25, released in June 2012, will not apply to the Agency as the Agency is not a defined benefit 
pension plan. 
 
Governmental Accounting Standards Board Statement No. 68 
 
GASB Statement No. 68, Accounting and Financial Reporting for Pensions—an amendment of GASB 
Statement No. 27, was released in June 2012.  GASB Statement No. 68 improves accounting and 
financial reporting by state and local governments for pensions. It also improves information provided 
by state and local governmental employers about financial support for pensions that is provided by 
other entities. GASB Statement No. 68 results from a comprehensive review of the effectiveness of 
existing standards of accounting and financial reporting for pensions with regard to providing 
decision-useful information, supporting assessments of accountability and interperiod equity, and 
creating additional transparency. GASB Statement No. 68 establishes standards for measuring and 
recognizing liabilities, deferred outflows of resources, deferred inflows of resources, and 
expense/expenditures. For defined benefit pensions, this statement identifies the methods and 
assumptions that should be used to project benefit payments, discount projected benefit payments to 
their actuarial present value, and attribute that present value to periods of employee service.  Note 
disclosure and required supplementary information requirements about pensions also are addressed. 
Distinctions are made regarding the particular requirements for employers based on the number of 
employers whose employees are provided with pensions through the pension plan and whether 
pension obligations and pension plan assets are shared. In addition, GASB Statement No. 68 details 
the recognition and disclosure requirements for employers with liabilities (payables) to a defined 
benefit pension plan and for employers whose employees are provided with defined contribution 
pensions. GASB Statement No. 68 also addresses circumstances in which a nonemployer entity has 
a legal requirement to make contributions directly to a pension plan. Various new note disclosures 
and required supplementary information will be presented. GASB Statement No. 68 is effective for 
fiscal years beginning after June 15, 2014.  GASB Statement No. 68 does not apply to the Agency. 
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 

P. New Accounting Pronouncements – Future Years (Continued) 
  

GASB Statement No. 69 – Government Combinations and Disposals of Government Operations.  
 
GASB Statement No. 69 – Government Combinations and Disposals of Government Operations 
establishes accounting and financial reporting standards related to government combinations and 
disposals of government operations. The Agency has elected not to early implement GASB 
Statement No. 69 and has not determined its effects of the financial statements.  
 
GASB Statement No. 70 – Accounting and Financial Reporting for Nonexchange Financial 
Guarantees 
 
GASB Statement No. 70 – Accounting and Financial Reporting for Nonexchange Financial 
Guarantees (effective for fiscal years beginning after June 15, 2013). The objective of this statement 
is to improve accounting and financial reporting by state and local governments that extend and 
receive nonexchange financial guarantees. The Agency has elected not to early implement GASB 
Statement No. 70 and has not determined its effect on the financial statements. 
 
 

NOTE 3 – DETAILED NOTES ON FUNDS 
 
ASSETS 
 
A. Cash in County Treasury 
 

The Agency maintains a large portion of its cash in the County Treasury as part of the common 
investment pool (the Pool), which had a carrying value of $15,689,100 as of June 30, 2013.  

 
The Agency is considered to be an involuntary participant in the external investment Pool. The Pool 
has established a treasury oversight committee to monitor and review the management of public 
funds maintained in the Pool. 

 
Participants’ equity in the Pool is determined by the dollar amount of the participant’s deposits, 
adjusted for withdrawals and distributed investment income. Investment income is prorated to 
individual funds based on their average daily cash balances. 

 
The value of the Agency’s shares in the Pool, which may be withdrawn, is determined on an 
amortized cost basis, which is different than the fair value of the Agency’s position in the Pool. The 
Agency’s investment in the Pool is unrated, stated at amortized cost which approximates fair value, 
available on demand, and considered cash equivalents. 
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NOTE 3 – DETAILED NOTES ON FUNDS (Continued) 
 
ASSETS (Continued) 
 
A. Cash in County Treasury (Continued) 
 

Interest rate risk is the risk that changes in market interest rates will adversely affect the fair value of 
an investment. Generally the longer the maturity of an investment the greater the sensitivity of fair 
value to changes in market interest rate. As of year-end, the weighted average maturity of the 
investments contained in the Pool was approximately one year. 
 
Credit Risk – Credit risk is the risk that an issuer or other counterparty to an investment will not fulfill 
its obligations. California statutes and the County’s investment policy limit the County investments to 
obligations of the U.S. Treasury, certain Federal agencies, bankers’ acceptances, “prime” commercial 
paper, certificates of deposit, swaps and trades, State Treasurer’s Local Agency Investment Fund, 
and repurchase agreements.  
 
Concentration of Credit Risk – Concentration of credit risk is the loss risk attributed to the magnitude 
of a government’s investment in a single issuer. The County’s investment policy places certain 
maximum percentage limitations of investments by investment type and the Treasurer has adhered to 
this policy with no exception.  

 
Custodial credit risk does not apply to a local govermnent’s indirect investment in securities through 
the use of mutual funds or govermnent investment pools. The County issues a financial report that 
includes custodial credit risk disclosures for the cash in the County Treasury. The report may be 
obtained by writing to the County Treasurer, 44 North San Joaquin Street, Stockton, California 95202. 
 

B. Assessments Receivable 
 

Assessments are collected and remitted to the County Tax Collector. The County Tax Collector’s 
office transfers the assessment amount to the Agency’s fund held by the County Treasury.  

 
In the governmental fund financial statements, assessments receivable are recorded in the Special 
Revenue Funds, Capital Projects Fund and the Debt Service Fund. 

 
In the government-wide financial statements, assessments receivable include all amounts due to the 
Agency regardless of when the cash is received. 

 
C. Capital Assets 
 

The following table provides a summary of changes in capital assets:  
 

June 30, 2012 Additions Deletions June 30, 2013

Nondepreciable capital assets:
Land and easements 9,678,245$    -$               -$               9,678,245$    

Total nondepreciable capital assets 9,678,245    -               -                9,678,245     

Depreciable capital assets:
Infrastructure assets 45,058,604  -               -                45,058,604    

Total depreciable capital assets 45,058,604  -               -                45,058,604    
Less accumulated depreciation (10,888,171) (901,118)  (11,789,289)   

Net depreciable capital assets 34,170,433  (901,118)  -                33,269,315    

Net capital assets 43,848,678$ (901,118)$ -$               42,947,560$  
 

Depreciation expense of $901,118 was charged to functions of the government as Agency 
management. 
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NOTE 3 – DETAILED NOTES ON FUNDS (Continued) 
 

LIABILITIES 
 
D. Accounts Payable 
 

Significant payables include amounts due to a related party. See Note 5 for information describing 
related parties. Other payable amounts are due to vendors for services rendered prior to the fiscal 
year-end.  

 
 
NOTE 4 – INTERFUND TRANSFERS 
 
A. Transfers and Payments 
 

Transfers and payments within the Agency are for the purpose of subsidizing operating functions. 
Resources are accumulated in a fund to support and simplify the administration of various projects or 
programs. 

 
The government-wide Statement of Activities eliminates transfers as reported within the segregated 
governmental columns. Only transfers between the columns appear in this statement. 

 
 The following schedule reports transfers and payments within the Agency: 
 

Transfers From Transfers To

Debt Service Fund 344,089           
Maintenance and Operations Fund 7,000               344,091           
Construction #1 Fund 138                  9,263               
Other Governmental Funds 2,127               -                       

Total 353,354$        353,354$         
 

These transfers occurred for the purpose of funding operating cash needed by certain funds. 
 
 
NOTE 5 – RELATED PARTY TRANSACTIONS 
 
During the year ended June 30, 2013, the Agency has approved payments to members of the JPA for 
services and personnel costs of the Agency from inception to present date. These payments were 
approved by the Board of Directors’ resolutions at the initial setup of the Agency. These costs are 
accumulated in the Agency administrative costs. Payments are made in the year following the year they 
are incurred. Amounts due to the related party during the fiscal year ended June 30, 2013, were 
$423,626. 
 
 
NOTE 6 – COMMITMENTS 
 
To address Federal (FEMA, U.S. Army Corps of Engineers), State (Department of Water Resources, 
Senate Bill 5), and local flood control issues, the Board of Directors took the following actions during 
2008-09:  the signing of two 3-year consultant contracts, each in the amount of $1.5 million, with Peterson 
Brustad, Inc., and Wood Rodgers, Inc., for technical support related to levee and other flood control 
activities.  These contracts provided the Agency with the ability to address issues related to the 
disaccreditation and provisional accreditation of area levees by the FEMA Map Modernization Program.  
In addition, the Agency entered into a $10 million cost-share agreement with the U.S. Army Corps of 
Engineers and the Central Valley Flood Protection Board for a Feasability Study for the Lower San 
Joaquin River (local responsibility $2.5 million).  Information from the study will be used to develop a plan 
to reach 200-year level of flood protection for urban and urbanizing areas as required by State Senate Bill 
5. 
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NOTE 7 – SUBSEQUENT EVENTS 
 
Subsequent events have been evaluated through April 22, 2014, which is the date the financial 
statements were issued. 
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
BUDGET TO ACTUAL COMPARISON SCHEDULES 

FOR THE YEAR ENDED JUNE 30, 2013 
 
 
 

Variance
Original Final With Final
Budget Budget Actual Budget

Revenues:
Assessments -$                  -$                  -$                  -$                  
Investment earnings -                    -                    1,070            1,070            
Miscellaneous -                    -                    -                    -                    

Total revenues -                    -                    1,070            1,070            

Expenditures:
Maintenance and operations -                    -                    -                    -                    
Reserves/emergencies -                    -                    -                    -                    

Total expenditures -                    -                    -                    -                    

Other financing sources (uses):
Transfers in -                    -                    -                    -                    
Transfers out -                    -                    -                    -                    

Total other financing sources (uses) -                    -                    -                    -                    

Excess (deficiency) of revenues and other sources
over (under) expenditures and other uses -$                 -$                 1,070            1,070$         

Fund balances, beginning 635,865        

Fund balances, end 636,935$      

General Fund
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
BUDGET TO ACTUAL COMPARISON SCHEDULES (Continued) 

FOR THE YEAR ENDED JUNE 30, 2013 
 
 
 

Variance
Original Final With Final
Budget Budget Actual Budget

Revenues:
Assessments 811,360$     811,360$     812,233$     873$           
Investment earnings -                   -                   6,879           6,879          

Total revenues 811,360       811,360       819,112       7,752          

Expenditures:
Maintenance and operations 931,500       931,500       752,394       179,106      
Reserves/emergencies 100,000       100,000       -                   100,000      

Total expenditures 1,031,500    1,031,500    752,394       279,106      

Other financing sources (uses):
Transfers in -                   -                   344,091       344,091      
Transfers out -                   -                   (7,000)          (7,000)        

Total other financing sources (uses) -                   -                   337,091       337,091      

Excess (deficiency) of revenues and other sources
over (under) expenditures and other uses (220,140)$   (220,140)$   403,809       623,949$   

Fund balances, beginning 3,581,074    

Fund balances, end 3,984,883$  

Maintenance and Operations Fund
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
NOTE TO THE REQUIRED SUPPLEMENTARY INFORMATION 

JUNE 30, 2013 
 
 
 
NOTE 1 – BUDGETARY INFORMATION 
 
A. Budget Policy and Practice 
 

The Agency submits an annual budget to the Board of Directors. The Board of Directors formally 
approves the annual budget in accordance with the by-laws established by the joint power agency 
agreement. The Board of Directors is to prepare and adopt a budget within the first 90 days of the 
fiscal year. 

 
B. Basis of Budgeting 
 

The budget is prepared under accounting principles generally accepted in the United States of 
America basis. Revenues are budgeted by source. Expenditures are budgeted by department and 
class as follows: maintenance and operations, administrative costs, and real property acquisition 
costs.  Expenditures may not exceed appropriations at this level. 
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
NONMAJOR GOVERNMENTAL FUNDS 

COMBINING BALANCE SHEET 
JUNE 30, 2013 

 
 
 

Flood Control Total
Facilities Equalization FEMA Grant Governmental

Fee Fund Fund Funds
ASSETS

Interest income receivable -$                                -$                                -$                        

Total assets -$                                -$                                -$                        

FUND BALANCES
Assigned -$                                -$                                -$                        

    Total unreserved, designated -                                  -                                  -                          

Total fund balances -                                  -                                  -                          

TOTAL LIABILITIES AND FUND BALANCES -$                                -$                                -$                        

SPECIAL REVENUE
FUND
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
NONMAJOR GOVERNMENTAL FUNDS 

COMBINING STATEMENT OF REVENUES, EXPENDITURES,  
AND CHANGES IN FUND BALANCES 

FOR THE YEAR ENDED JUNE 30, 2013 
 
 
 

Flood Control Total
Facilities Equalization FEMA Grant Governmental

Fee Fund Fund Funds
Revenues:

Investment earnings -$                                  16$                          16$                 
Federal -                                    61,344                     61,344            

Total revenues -                                    61,360                         61,360            

Expenditures:
Current operating:

Maintenance and operations -                                    59,243                     59,243            
Agency management -                                    8                              8                     

Total expenditures -                                    59,251                         59,251            

Other financing sources (uses):
Transfers out (8)                                  (2,119)                      (2,127)             

Total other financing 
 sources (uses) (8)                                  (2,119)                          (2,127)             

Net change in fund balances (8)                                  (10)                               (18)                  

Fund balances, beginning 8                                   10                            18                   

Fund balances, ending -$                                  -$                                 -$                    

FUND
SPECIAL REVENUE
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INDEPENDENT AUDITOR’S REPORT ON INTERNAL CONTROL OVER  
FINANCIAL REPORTING AND ON COMPLIANCE AND OTHER MATTERS  

BASED ON AN AUDIT OF FINANCIAL STATEMENTS PERFORMED IN  
ACCORDANCE WITH GOVERNMENT AUDITING STANDARDS  

 
 
 
 
Board of Directors 
San Joaquin Area Flood Control Agency 
Stockton, California 
 
 
We have audited, in accordance with auditing standards generally accepted in the 
United States of America and the standards applicable to financial audits contained 
in Government Auditing Standards, issued by the Comptroller General of the United 
States, the financial statements of the governmental activities, each major fund, and 
the aggregate remaining fund information of San Joaquin Area Flood Control Agency 
(the Agency), as of and for the year ended June 30, 2013, and the related notes to 
the financial statements, which collectively comprise the Agency’s basic financial 
statements, and have issued our report thereon dated April 22, 2014.  
 
Internal Control Over Financial Reporting 
 
In planning and performing our audit of the financial statements, we considered the 
Agency’s internal control over financial reporting (internal control) to determine the 
audit procedures that are appropriate in the circumstances for the purpose of 
expressing our opinion on the financial statements, but not for the purpose of 
expressing an opinion on the effectiveness of the Agency’s internal control. 
Accordingly, we do not express an opinion on the effectiveness of the Agency’s 
internal control over financial reporting. 
 
A deficiency in internal control exists when the design or operation of a control does 
not allow management or employees, in the normal course of performing their 
assigned functions, to prevent, or detect and correct misstatements on a timely basis. 
A material weakness is a deficiency, or a combination of deficiencies, in internal 
control such that there is a reasonable possibility that a material misstatement of the 
entity’s financial statements will not be prevented, or detected and corrected on a 
timely basis. A significant deficiency is a deficiency, or a combination of deficiencies, 
in internal control that is less severe than a material weakness, yet important enough 
to merit attention by those charged with governance. 
 
Our consideration of internal control over financial reporting was for the limited 
purpose described in the first paragraph of this section and was not designed to 
identify all deficiencies in internal control that might be material weaknesses or 
significant deficiencies. Given these limitations, during our audit we did not identify 
any deficiencies in internal control that we considered to be material weaknesses. 
However, material weaknesses may exist that have not been identified. 
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Compliance and Other Matters 
 
As part of obtaining reasonable assurance about whether the Agency’s financial statements are free of 
material misstatement, we performed tests of its compliance with certain provisions of laws, regulations, 
contracts, and grant agreements, noncompliance with which could have a direct and material effect on 
the determination of financial statement amounts. However, providing an opinion on compliance with 
those provisions was not an objective of our audit and, accordingly, we do not express such an opinion. 
The results of our tests disclosed no instances of noncompliance or other matters that are required to be 
reported under Government Auditing Standards. 
 
Purpose of this Report 
 
This report is intended solely to describe the scope of our testing of internal control and compliance and 
the results of that testing, and not to provide an opinion on the effectiveness of the Agency’s internal 
control or on compliance. This report is an integral part of an audit performed in accordance with 
Government Auditing Standards in considering the Agency’s internal control and compliance. 
Accordingly, this communication is not suitable for any other purpose. 
 
 BROWN ARMSTRONG  
 ACCOUNTANCY CORPORATION 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Bakersfield, California 
April 22, 2014 
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
SCHEDULE OF SIGNIFICANT DEFICIENCIES,  

MATERIAL WEAKNESSES, AND RECOMMENDATIONS 
JUNE 30, 2013 

 
 
Section I – Summary of Auditor’s Results 
 
Financial Statements 
 
Type of auditor’s report issued:         Unmodified 
 
Internal control over financial reporting: 
 

Material weaknesses identified?        No 
Significant deficiencies identified not considered to be material weaknesses?   No 
Noncompliance material to the financial statements noted?     No 

 
 
Section II – Summary of Material Weaknesses 
 
None. 
 
 
Section III – Summary of Significant Deficiencies 
 
None. 
 
 
Section IV – Review of Prior Year Material Weaknesses and Significant Deficiencies 
 
None. 
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INDEPENDENT AUDITOR’S REPORT 
 
 
 
 

Board of Directors 
San Joaquin Area Flood Control Agency 
Stockton, California 
 
 
We have audited the accompanying financial statements of the governmental 
activities, each major fund, and the aggregate remaining fund information of San 
Joaquin Area Flood Control Agency (the Agency), as of and for the year ended June 
30, 2012, which collectively comprise the Agency’s basic financial statements as 
listed in the table of contents. These financial statements are the responsibility of the 
Agency’s management. Our responsibility is to express an opinion on these financial 
statements based on our audit. 
 
We conducted our audit in accordance with auditing standards generally accepted in 
the United States of America and the standards applicable to financial audits 
contained in Government Auditing Standards, issued by the Comptroller General of 
the United States. Those standards require that we plan and perform the audit to 
obtain reasonable assurance about whether the financial statements are free of 
material misstatement. An audit includes examining, on a test basis, evidence 
supporting the amounts and disclosures in the financial statements. An audit also 
includes assessing the accounting principles used and significant estimates made by 
management, as well as evaluating the overall financial statement presentation. We 
believe that our audit provides a reasonable basis for our opinion. 
 
In our opinion, the financial statements referred to above present fairly, in all material 
respects, the respective financial position of the governmental activities, each major 
fund, and the aggregate remaining fund information of the Agency, as of June 30, 
2012, and the respective changes in financial position thereof for the year then ended 
in conformity with accounting principles generally accepted in the United States of 
America. 
 
In accordance with Government Auditing Standards, we have also issued our report 
dated September 17, 2013, on our consideration of the Agency’s internal control over 
financial reporting and on our tests of its compliance with certain provisions of laws, 
regulations, contracts, and grant agreements and other matters. The purpose of that 
report is to describe the scope of our testing of internal control over financial reporting 
and compliance and the results of that testing, and not to provide an opinion on the 
internal control over financial reporting or on compliance. That report is an integral 
part of an audit performed in accordance with Government Auditing Standards and 
should be considered in assessing the results of our audit. 
 

ATTACHMENT 1



2 

Accounting principles generally accepted in the United States of America require that the management’s 
discussion and analysis on pages 3 through 8 and budgetary comparison information on pages 28 
through 31 be presented to supplement the basic financial statements. Such information, although not a 
part of the basic financial statements, is required by the Governmental Accounting Standards Board, who 
considers it to be an essential part of financial reporting for placing the basic financial statements in an 
appropriate operational, economic, or historical context. We have applied certain limited procedures to 
the required supplementary information in accordance with auditing standards generally accepted in the 
United States of America, which consisted of inquiries of management about the methods of preparing 
the information and comparing the information for consistency with management’s responses to our 
inquiries, the basic financial statements, and other knowledge we obtained during our audit of the basic 
financial statements. We do not express an opinion or provide any assurance on the information because 
the limited procedures do not provide us with sufficient evidence to express an opinion or provide any 
assurance. 
 
Our audit was conducted for the purpose of forming opinions on the financial statements that collectively 
comprise the Agency’s basic financial statements as a whole. The combining and individual nonmajor 
fund financial statements are presented for purposes of additional analysis and are not a required part of 
the basic financial statements. The combining and individual nonmajor fund financial statements are the 
responsibility of management and were derived from, and relate directly to, the underlying accounting and 
other records used to prepare the financial statements. The information has been subjected to the 
auditing procedures applied in the audit of the financial statements and certain additional procedures, 
including comparing and reconciling such information directly to the underlying accounting and other 
records used to prepare the financial statements or to the financial statements themselves, and other 
additional procedures in accordance with auditing standards generally accepted in the United States of 
America. In our opinion, the information is fairly stated in all material respects in relation to the basic 
financial statements taken as a whole.  
 
 BROWN ARMSTRONG 
 ACCOUNTANCY CORPORATION 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Bakersfield, California 
September 17, 2013 
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
MANAGEMENT DISCUSSION AND ANALYSIS 

JUNE 30, 2012 
 
 

This section of the San Joaquin Area Flood Control Agency’s (the Agency) annual financial report 
represents a discussion and analysis of the Agency’s financial performance during the fiscal year ended 
June 30, 2012. It should be read in conjunction with the Agency’s basic financial statements following this 
section. 
 
FINANCIAL HIGHLIGHTS 
 
As a result of the Agency’s refinancing (July 2002), the Agency reduced the average annual interest rate 
of the outstanding bonds and significantly reduced the bond debt which allowed the Agency to retire the 
bonds three years ahead of scheduled maturity on September 2, 2011. Due to the early retirement of the 
bonds, there were no assessment district collections for fiscal year 2011-12 and Flood Control 
Equalization Fees also ceased. Only the Operations and Maintenance assessments continue as the 
Agency’s improvements need to be maintained.  
 
The Agency’s project was included in Federal legislation, which contains provisions for local agencies to 
plan, design, and construct flood control projects and be reimbursed for the Federal share of the project 
upon project completion. A Memorandum of Agreement with the U.S. Army Corps of Engineers (COE) 
signed on March 2, 2002, allowed reimbursement for the Federal share of the Agency project through the 
annual COE budgeting process.  The Federal share is $33,491,000. As of June 30, 2012, a total of 
$22,868,020 has been reimbursed to the Agency by the Federal government. The balance of the 
remaining Federal cost share is $10.6 million.  
  
The Agency does not anticipate receiving cash reimbursements for the remaining Federal share; 
however, the Agency continues to pursue Federal reimbursement as credit towards future flood control 
projects and studies. 
 
The State’s share of the project was received in 1998 and totaled $12,625,000. 
 
OVERVIEW OF THE FINANCIAL STATEMENTS 
 
The Agency’s basic financial statements include: 1) Government-Wide Financial Statements, 2) Fund 
Financial Statements, and 3) Notes to the Basic Financial Statements. Required Supplementary 
Information and Supplementary Information is included in addition to the basic financial statements. 
 
Government-Wide Financial Statements provide an overview of the Agency’s financial position. Refer 
to Note 2 (Notes to the Basic Financial Statements) for further information on significant accounting 
policies. The Statement of Net Assets presents information on all the Agency’s assets and liabilities, with 
the difference between the two reported as net assets. The Statement of Activities presents information 
showing how net assets changed during the most recent fiscal year. 
 
The Agency’s assets are distributed among the different fund types. Most of the Agency’s assets are 
capital assets acquired or constructed as part of the flood control improvements. The Agency’s noncapital 
assets are mostly cash and cash equivalents. The County of San Joaquin (the County) maintains the 
cash pools for the Agency.  
 
The Agency’s assets are mostly derived from the original assessment and the proceeds of the bonds 
issued in 1996, and interest income on the balances from these assets. Other sources of funds include 
Flood Control Equalization Fees, which were collected for the Agency by the County and the City of 
Stockton (the City) when building permits were issued to new development within the Agency’s 
assessment district boundaries.  
 
As part of the Stockton Metropolitan Watershed, the Agency also acquired the right-of-way needed for the 
project from property owners and these are classified under assets as land. In 2003, the Agency 
transferred to the State of California all real property associated with the project. However, the Central 
Valley Flood Protection Board (formerly the State of California Reclamation Board) has not accepted the 
federally authorized project alluding i) the project was not authorized by the State legislature, and ii) the 
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need for more formal indemnification assurance. When the Central Valley Flood Protection Board agrees 
to designate the project as part of the State of Plan Flood Control, the Agency will no longer carry these 
assets. 
 
Governmental Fund Financial Statements are groupings of related accounts that are used to maintain 
control over resources that have been segregated for specific activities or objectives. The Agency, like 
other State and local governmental agencies, uses fund accounting; each fund having its own self-
balancing accounts that comprise its assets, liabilities, fund balances, revenues, and expenditures. The 
Agency funds are divided into four categories: General Fund, Special Revenue Funds, Capital Projects 
Funds, and Debt Service Funds. 
 
The General Fund accounts for funds loaned to the Agency in 1995 by the City and County for the initial 
funding of the project activities. The City and County loans have been paid, and after the bond money 
was received, additional funds were created. 
 
The Special Revenue Funds include the following funds: 1) Maintenance and Operations Fund which is 
used to account for resources held for the operations and maintenance (O&M) of flood control structures. 
The Agency created a special assessment in 1996 for the continued maintenance of the flood structures. 
Collection of the assessment will continue until a terminating resolution is adopted by the Agency. 
Assessments are collected as a line item in property tax bills and are deposited in the Maintenance and 
Operations Fund. The use of O&M funds is legally restricted to the O&M activities identified in the 
Agency’s annual O&M budget. 2) The FEMA Grant Fund was created during fiscal year 2009-2010 to 
account for the disbursement of grant funds related to a Cooperative Technical Partner agreement 
between the Agency and FEMA.  The grant money was used to pay for updated stage-frequency curves 
for the San Joaquin River Delta, various mapping activities to provide enhanced damage reduction for 
areas protected by levees, and administrative costs associated with managing the grant activities. 
 
The Capital Projects Funds account for all resources in place for the acquisition of capital facilities by the 
Agency. The original assessments, Flood Control Equalization Fees, proceeds of the bond issue, interest 
income, and the transferred Environmental Fund balance are the sources of funds for the Capital Projects 
Fund. The Federal and State reimbursements are also included in this fund. 
 
The Debt Service Funds account for the accumulation of resources for, and the payment of, general long-
term debt principal, interest, and related bond costs. Required interest and principal payments are made 
according to the terms of the bond issue. Assessment district payments collected from property owners 
through the property tax system are deposited in the Debt Service Fund. Debt service payments are paid 
out of the same fund.  
 
Notes to the Basic Financial Statements provide additional information essential to a full understanding 
of the data provided in the government-wide and fund financial statements.  
 
Other Information: In addition to the basic financial statements and accompanying notes, this report 
presents certain required supplementary information and supplementary information. This information 
includes a budgetary comparison schedule for the Agency’s governmental funds. 
 
GOVERNMENT-WIDE FINANCIAL STATEMENTS ANALYSIS 
 
This fiscal year is the eleventh accounting period in which the Agency has applied Governmental 
Accounting Standards Board (GASB) Statement No. 34, Basic Financial Statements—and Management’s 
Discussion and Analysis—for State and Local Governments. As noted earlier, net assets provide an 
overview of the Agency’s financial position. 
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The following table shows that the Agency’s assets exceeded liabilities by about $60 million ($60,869,954 
- $541,453) as of June 30, 2012, and the net assets decreased by $3,423,656 ($60,328,501 - 
$63,752,157) compared with the prior year: 
 

2012 2011

ASSETS
Current assets 17,021,276$    20,686,925$    
Capital assets 43,848,678      44,749,796      
Other assets -                       2,035,277        

TOTAL ASSETS 60,869,954      67,471,998      

LIABILITIES
Current liabilities 541,453           1,141,841        
Long-term liabilities -                       2,578,000        

TOTAL LIABILITIES 541,453           3,719,841        

NET ASSETS
Invested in capital assets, net of related debt 43,848,678      41,451,576      
Restricted for debt service -                       4,635,014        
Unrestricted 16,479,823      17,665,567      

TOTAL NET ASSETS 60,328,501$   63,752,157$    

STATEMENT OF NET ASSETS

 
The Agency’s capital net assets for the year ended June 30, 2012: Land and Easements $9,678,245 and 
Flood Control Infrastructure net of depreciation $34,170,433 totaling $43,848,678 represent 
approximately 72% of the Agency’s total assets (see Capital Assets table on page 7). These capital 
assets are the flood control improvements constructed by the Agency and are considered assets 
belonging temporarily to the Agency. 
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The following table identifies the changes in net assets for the fiscal years ended June 30, 2012 and 
2011: 
 

2012 2011

REVENUES
Assessments 796,335$         2,946,313$      
Aid from other government agencies 334,609           471,894           
Investment earnings 56,662             127,730           
Miscellaneous 3,062               1,532               

Total revenues 1,190,668        3,547,469        

EXPENSES
Operation and management 1,773,175        1,884,271        
Agency management 1,737,267        1,799,019        
Other expenses 1,103,882        537,493           

Total expenses 4,614,324        4,220,783        

Change in net assets (3,423,656)       (673,314)          

NET ASSETS
Beginning net assets 63,752,157      64,425,471      

Net assets, end of the year 60,328,501$   63,752,157$    

STATEMENT OF ACTIVITIES

 
The Agency receives revenues from sources which include operations and maintenance (O&M) 
assessments, interest and investment income, and project reimbursements from the State and the 
Federal government. Other sources of revenue are received through partnership agreements with other 
local and government agencies to help fund flood studies or related flood control activities approved by 
the Board of Directors.  The collection of O&M assessments can only be used to maintain and operate 
the flood control structures. 
 
Revenues decreased by approximately 66% (from $3,547,469 in fiscal year 2011 to $1,190,668 in fiscal 
year 2012). The decrease was mainly due to the assessment district termination.  
 
Expenses increased by approximately 9% (from $4,220,783 in fiscal year 2011 to $4,614,324 in fiscal 
year 2012). This increase is due to costs associated with bond issuance. 
 
FINANCIAL ANALYSIS OF AGENCY FUNDS 
 
The General Fund accounts for those funds loaned to the Agency in 1995 by the City and County for the 
initial funding of the project activities. As the City and County loans have been paid, the activities in this 
fund will remain basically the same every year. 
 
Special Revenue Funds Appropriate operations and maintenance assessments are collected annually 
through property assessments and are deposited in the Maintenance and Operations Fund. These 
monies are limited to O&M of the flood control structures built by the Agency. The annual budget for O&M 
is prepared in coordination with the San Joaquin County Public Works Department and approved by the 
Agency’s Board of Directors. 
 
A budget of $1,099,844 was considered appropriate this year (2011-12) for O&M. The budget is higher 
than prior years due to additional appropriations to address stringent levee standards from regulatory 
agencies. The Maintenance and Operations Fund had a balance of approximately $3.6 million on June 
30, 2012.  
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The Capital Projects Funds Capital Projects Funds reported a combined fund balance of $11,918,577. 
These funds are available to meet the Agency’s current and future needs. 
 
Debt Service Funds consist of the Debt Service Fund, Prepayment Fund, Redemption Fund, and 
Reserve Fund. Resources in these funds are for the payment of general long-term debt principal, interest, 
and related costs.  
 
INFRASTRUCTURE ASSETS AND DEBT ADMINISTRATION 
 
Capital Assets 
 
The Agency’s capital assets net of related debt as of June 30, 2012, amounted to $43,848,678. These 
capital assets include land (right-of-way acquired for the project) and flood control infrastructures. The 
area protected by the Agency is about 38,700 gross acres of land with approximately 74,000 parcels in 
the County. The Agency completed the main construction of the flood control improvements project in 
November 1998, and since then, no major construction has been undertaken. However, authorized 
project studies and investigation may lead to new projects. Apart from normal depreciation, there were no 
changes in capital assets during fiscal year ended June 30, 2012. 
 

2012 2011

Land and easements 9,678,245$      9,678,245$      
Infrastructure assets, net 34,170,433    35,071,551      

Total 43,848,678$   44,749,796$    

Capital Assets
(net of accumulated depreciation)

 
Total accumulated depreciation as of June 30, 2012, is $10,888,171. Therefore, the net infrastructure 
asset is $34,170,433 ($45,058,604 - $10,888,171). The infrastructure assets are being depreciated over a 
life of 50 years. 
 
As noted earlier, these capital assets are the flood control improvements constructed by the Agency and 
are considered assets belonging temporarily to the Agency. Land acquired by the Agency for right-of-way 
purposes was turned over to the Central Valley Flood Protection Board; however, the Board has not 
accepted the federally authorized project. Therefore, when the Board agrees to designate the project as 
part of the State Plan of Flood Control, the Agency will no longer carry these assets.   
 
Long-Term Debt 
 
As of June 30, 2012, the Agency does not have any long-term debt. The Agency retired the bonds initially 
sold in 1996 and refinanced in July of 2002. These bonds were retired three years ahead of scheduled 
maturity on September 2, 2011. 
 
AGENCY OPERATIONS 
 
The Agency completed the main construction of its $70 million flood control improvements project in 
November 1998. In past years, due to the ongoing concern of levee decertification by FEMA, the State 
Department of Water Resources, and the COE; the Board of Directors held some Capital Project funds in 
reserve to remedy levee decertification. During fiscal year 2009-10, the Board of Directors authorized 
technical studies and investigations using these funds. These technical studies and investigations may 
lead to future projects. Currently, the Agency is participating in flood control studies and investigations 
which will provide or restore the required level of protection for parcels within the Agency’s assessment 
district area. 
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Before undertaking any new projects, the Agency must determine whether the proposed project will meet 
the necessary criteria for which funds are available for expenditure. During this fiscal year (2011-12), the 
Board of Directors approved the following: i) a $80,617 contract to update mapping guides and model 
maps related to a FEMA Cooperative Technical Partner agreement; ii) a $15,885 contract amendment to 
suspend and restart the formation of the Capital and O&M assessment district for the Smith Canal Gate 
project; iii) a $2,765 contract amendment to suspend the Smith Canal Gate Proposition 218 Election. 
 
REQUEST FOR INFORMATION 
 
This financial report is designed to provide a general overview of the Agency’s finances for all those with 
interest in the Agency’s finances. Questions concerning any of the information provided in this report or 
requests for additional financial information should be addressed to the Agency’s Executive Director, 
James B. Giottonini at 22 E. Weber Avenue, Room 301, Stockton, California 95202. 
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
STATEMENT OF NET ASSETS 

JUNE 30, 2012 
 
 

Governmental
Activities

ASSETS

Current assets:
Cash and cash equivalents 16,997,794$    
Assessments receivable 14,480            
Interest income receivable 9,002              

Total current assets 17,021,276      

Capital assets:
Land and easements 9,678,245        
Infrastructure assets, net 34,170,433      

Total capital assets 43,848,678      

Total assets 60,869,954$    

LIABILITIES AND NET ASSETS

Liabilities:
Accounts payable 541,453$         

Total liabilities 541,453          

Net assets:
Invested in capital assets,
 net of related debt 43,848,678      
Unrestricted 16,479,823      

Total net assets 60,328,501$    
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
STATEMENT OF ACTIVITIES 

FOR THE YEAR ENDED JUNE 30, 2012 
 

 
 

Program Operating Grants  Capital Grants Net (Expense)
Functions / Programs Expenses and Contributions and Contributions Revenue

Governmental activities:
Operations and maintenance 1,773,175$      23,575$              -$                             (1,749,600)$     
Agency management 1,737,267        311,034              -                               (1,426,233)       
Interest and other charges 1,103,882        -                          -                               (1,103,882)       

Total governmental activities 4,614,324$      334,609$           -$                             (4,279,715)     

General revenues:
Assessments fees 796,335           
Investment earnings 56,662             
Miscellaneous income 3,062               

856,059           

(3,423,656)       

Net assets, beginning of year 63,752,157      

Net assets, end of year 60,328,501$   

Change in net assets

Total general revenues 

Program Revenues

 
Interest income of $311,034 is included under operating grants of Agency management.  
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
BALANCE SHEET 

JUNE 30, 2012 
 
 
 

Maintenance FEMA Lower San Joaquin
General and Operations Grant River Feasibility Construction #1 

Fund Fund Fund Study Fund Fund
ASSETS

Cash and cash equivalents 635,537$         3,832,101$      -$                  -$                          7,027,499$      
Assessment receivable -                       -                       10,332          -                            4,148               
Interest income receivable 328                  1,969               10                 563                       3,225               

TOTAL ASSETS 635,865$        3,834,070$     10,342$       563$                     7,034,872$     

LIABILITIES
Accounts payable -$                     252,996$         10,332$        -$                          198,036$         

    Total liabilities -                       252,996           10,332          -                            198,036           

FUND BALANCES
Restricted -                       3,581,074        10                 -                            -                       
Assigned -                       -                       -                    563                       6,836,836        
Unassigned 635,865           -                       -                    -                            -                       

Total fund balances 635,865           3,581,074        10                 563                       6,836,836        

TOTAL LIABILITIES AND FUND BALANCES 635,865$        3,834,070$     10,342$       563$                     7,034,872$     
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
BALANCE SHEET (Continued) 

JUNE 30, 2012 
 
 
 

Debt Other Total
Construction #3 Service Governmental Governmental

Fund Fund Funds Funds
ASSETS

Cash and cash equivalents 5,158,545$        344,112$         -$                  16,997,794$     
Assessment receivable -                        -                       -                    14,480              
Interest income receivable 2,722                 177                  8                    9,002                

TOTAL ASSETS 5,161,267$       344,289$        8$                  17,021,276$    

LIABILITIES
Accounts payable 80,089$             -$                     -$                  541,453$          

    Total liabilities 80,089               -                       -                    541,453            

FUND BALANCES
Restricted -                        344,289           -                    3,925,373         
Assigned 5,081,178          -                       8                    11,918,585       
Unassigned -                        -                       -                    635,865            

Total fund balances 5,081,178          344,289           8                    16,479,823       

TOTAL LIABILITIES AND FUND BALANCES 5,161,267$       344,289$        8$                  17,021,276$    
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
RECONCILIATION OF THE GOVERNMENTAL FUNDS BALANCE SHEET  

TO THE GOVERNMENT-WIDE STATEMENT OF NET ASSETS 
JUNE 30, 2012 

 
 
 

Total Fund Balances - Governmental Funds 16,479,823$    

Amounts reported for Governmental Activities in the Statement of Net Assets
are different from those reported in the Governmental Funds because of the
following:

Capital assets used in Governmental Activities are not current resources
and, therefore, are not reported in the Governmental Funds Balance Sheet.

Infrastructure assets, land, and easements 54,736,849$  
Less: accumulated depreciation (10,888,171)   

43,848,678      

Net Assets of Governmental Activities 60,328,501$   
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
STATEMENT OF REVENUES, EXPENDITURES,  

AND CHANGES IN FUND BALANCES  
FOR THE YEAR ENDED JUNE 30, 2012 

 
 
 

Maintenance FEMA Lower San Joaquin
General and Operations Grant River Feasibility Construction #1

Fund Fund Fund Study Fund Fund
Revenues:

Assessments -$                     788,152$         -$                   -$                          -$                     
Investment earnings 2,053               12,142             74                  2,396                    21,801             
Federal -                       -                       23,575           -                            -                       
Other government agency aid -                       -                       -                     306,885                4,149               
Miscellaneous -                       374                  -                     -                            2,688               

Total revenues 2,053               800,668           23,649           309,281                28,638             

Expenditures:
Current operating:

Maintenance and operations -                       921,954           21,244           -                            661,871           
Agency management -                       -                       143                -                            587,004           

Debt service:
Principal -                       -                       -                     -                            -                       
Interest and other charges -                       -                       -                     -                            -                       

Total expenditures -                       921,954           21,387           -                            1,248,875        

Other financing sources (uses):
Transfers in -                       -                       -                     -                            1,137,779        
Transfers out (3)                     -                       (21,724)          (1,099,239)            -                       

Total other financing sources (uses) (3)                     -                       (21,724)          (1,099,239)            1,137,779        

Net change in fund balances 2,050               (121,286)          (19,462)          (789,958)               (82,458)            

Fund balances, beginning 633,815           3,702,360        19,472           790,521                6,919,294        

Fund balances, ending 635,865$        3,581,074$     10$               563$                     6,836,836$     
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
STATEMENT OF REVENUES, EXPENDITURES,  

AND CHANGES IN FUND BALANCES (Continued) 
FOR THE YEAR ENDED JUNE 30, 2012 

 
 
 

Debt Other Total
Construction #3 Service Governmental Governmental

Fund Fund Funds Funds
Revenues:

Assessments -$                     (203)$               8,386$             796,335$         
Investment earnings 17,167             996                  33                    56,662             
Federal -                       -                       -                       23,575             
Other government agency aid -                       -                       -                       311,034           
Miscellaneous -                       -                       -                       3,062               

Total revenues 17,167             793                  8,419               1,190,668        

Expenditures:
Current operating:

Maintenance and operations 167,956           138                  12                    1,773,175        
Agency management 249,002           -                       -                       836,149           

Debt service:
Principal -                       4,110,000        -                       4,110,000        
Interest and other charges -                       181,380           -                       181,380           

Total expenditures 416,958           4,291,518        12                    6,900,704        

Other financing sources (uses):
Transfers in -                       -                       3                      1,137,782        
Transfers out -                       -                       (16,816)            (1,137,782)       

Total other financing sources (uses) -                       -                       (16,813)            -                       

Net change in fund balances (399,791)          (4,290,725)       (8,406)              (5,710,036)       

Fund balances, beginning 5,480,969        4,635,014        8,414               22,189,859      

Fund balances, ending 5,081,178$     344,289$        8$                    16,479,823$    
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
RECONCILIATION OF THE STATEMENT OF REVENUES, EXPENDITURES,  

AND CHANGES IN FUND BALANCES OF GOVERNMENTAL FUNDS TO THE  
GOVERNMENT-WIDE STATEMENT OF ACTIVITIES 

FOR THE YEAR ENDED JUNE 30, 2012 
 
 
 

Net Change in Fund Balances - Governmental Funds (5,710,036)$     

Amounts reported for Governmental Activities in the Statement of Activities
are different because of the following:

When capital assets that are to be used in Governmental Activities are
purchased or constructed, the resources expended for those assets are
reported as expenditures in the Governmental Funds. This is the amount
of capital assets additions and depreciation recorded in current year.

Depreciation expense (901,118)$        
(901,118)          

The issuance of long-term debt provides current financial resources to 
Governmental Funds, while the repayment of principal of long-term debt 
consumes the current financial resources of Governmental Funds. Neither 
transaction, however, has any effect on net assets. Costs associated 
with the issuance of long-term debt are reported as expenditures in the 
Governmental Funds, but deferred and amortized throughout the period 
during which the related debt is outstanding in the Statement of Activities.

Repayment of bond principal 4,110,000        
Amortization of bond issuance cost (167,644)          
Amortization of deferred loss (812,168)          
Amortization of bond premium 388                  

3,130,576        
The amounts below included in the Statement of Activities do not require
the use of current financial resources and, therefore, are not reported as 
expenditures in the Governmental Funds. The amounts shown below 
represent the net change.

Interest payable 56,922             

Changes in Net Assets of Governmental Activities (3,423,656)$    
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
NOTES TO THE BASIC FINANCIAL STATEMENTS 

FOR THE YEAR ENDED JUNE 30, 2012 
 
 
 
NOTE 1 – DESCRIPTION OF THE AGENCY 
 
The San Joaquin Area Flood Control Agency (the Agency) is the result of a joint powers agreement (JPA) 
between the City of Stockton (the City), the County of San Joaquin (the County), and the San Joaquin 
County Flood Control and Water Conservation District (the District). The Agency was formed on May 25, 
1995, for the purposes of undertaking the acquisition, construction, and/or installation of improvements to 
flood control channels in the City and the portion of unincorporated areas of the County adjacent thereto 
(the Project), in order to provide a 100-year flood protection to these areas. The Agency is a public entity 
pursuant to the provisions of Articles 1-4, Chapter 5, Division 7, Title 1 of the Government Code of the 
State of California. The basic operations of the Agency are financed as a part of the Project operations 
and costs. An annual special assessment based on total costs of the Project was assessed during the 
year ended June 30, 1996. The assessment paid for Project costs and bond repayment. The Agency 
retired the bonds three years ahead of scheduled maturity on September 2, 2011. During the year ended 
June 30, 1997, an additional annual special assessment was approved for the continued maintenance of 
the flood project structures. Collections of the June 30, 1997, assessment will continue, until adoption of a 
terminating resolution, to finance the maintenance of the flood project structures.  
 
The Agency’s financial statements are prepared in accordance with accounting principles generally 
accepted in the United States of America (GAAP). The Governmental Accounting Standards Board 
(GASB) is responsible for establishing GAAP for State and local governments through its 
pronouncements (Standards and Interpretations). 
 
The Agency applies all applicable GASB pronouncements (including all National Council on 
Governmental Accounting (NCGA) statements and interpretations currently in effect for fiscal year ending 
June 30, 2012) as well as the following pronouncements issued on or before November 30, 1999, unless 
those pronouncements conflict with or contradict GASB pronouncements: Financial Accounting 
Standards Board (FASB) Statements and Interpretations, Accounting Principles Board (APB) Opinions, 
and Accounting Research Bulletins (ARB) of the Committee on Accounting Procedure. 
 
 
NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES 
 
A. Financial Agency 
 

The Agency’s basic financial statements include the accounts of all Agency operations. The Agency’s 
basic financial statements do not include operations of the associated governmental agencies 
involved in the joint power agency, namely, the City, the County, and the District.  

 
B. Basis of Presentation – Government-Wide Accounting 
 

The government-wide financial statements include the Statement of Net Assets and the Statement of 
Activities and report financial information on the Agency as a whole. Eliminations have been made to 
minimize the double counting of internal activities.  

 
The Statement of Activities presents a comparison between direct expenses and program revenues 
for functions of the Agency’s governmental activities. Direct expenses are those that are clearly 
identifiable with a specific function. Program revenues include 1) grants and contributions that are 
restricted to meeting the operational or capital requirements of a particular function or segment and 2) 
fees, grants, and contributions that are restricted to financing the acquisition or construction of capital 
assets. Other items not properly included are reported instead as general revenues and expenses. 
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
C. Basis of Presentation – Fund Accounting 

 
Fund financial statements provide information about the Agency’s funds. Each fund is accounted for 
by providing a separate set of self-balancing accounts that comprises its assets, liabilities, fund 
balances, revenues, and expenditures. Agency resources are allocated to and accounted for in 
individual funds based upon the purpose for which they are to be spent and the means by which 
spending activities are controlled. The Agency does not have any proprietary or fiduciary funds. 

 
D. Measurement Focus, Basis of Accounting, and Financial Statement Presentation 
 

The government-wide financial statements are reported using the economic resources measurement 
focus and the accrual basis of accounting. Revenues are recorded when earned, and expenses are 
recorded when a liability is incurred, regardless of the timing of related cash flows. Assessments are 
recognized in the year for which they are levied. 
 
The governmental fund financial statements are presented on the current financial resources 
measurement focus and the modified accrual basis of accounting. Under this method, revenues are 
recognized when they are both measurable and available. “Measurable” means the amount of the 
transaction can be determined and “available” means collectible within the current period or within 60 
days after year-end. Expenditures are recorded when the related liability is incurred, except for 
general obligation bond principal and interest which are reported as expenditures in the year they are 
due. 

 
The major sources of revenues susceptible to accrual are assessments of property owners and 
investment income. 

 
When both restricted and unrestricted resources are available for use, it is the Agency’s policy to use 
restricted resources first, then unrestricted resources as needed. 

 
E. Allocation of Indirect Expenses 
 

The Agency allocates indirect expenses, primarily comprised of administrative services, to Agency 
management functions. Administrative services include accounting, financial reporting, payroll 
reimbursement, investing and cash management, personnel services, and other administrative 
services.  

 
F. Fund Types and Major Funds 
 

The Agency reported the following major governmental funds in the accompanying financial 
statements:  

 
General Fund – Accounts for project expenses, including, but not limited to, construction; consultants; 
and salaries reimbursement. 

 
Construction #1 and #3 Funds – Accounts for all resources for the acquisition of capital facilities by 
the Agency. The Project of the Agency is to construct these facilities. The original assessment and 
proceeds of the bond issue are the sources of funds. Recorded income sources include assessment 
fees collected by the County Tax Collector and reimbursement from the Federal government. 

 
Lower San Joaquin River Feasibility Fund – This fund was established to account for a funding 
partnership between local cost share partners to help pay for the U.S. Army Corps of Engineers' 
(USACE) Lower San Joaquin River Feasibility Study. The Agency entered into a cost share 
agreement with the City of Stockton, San Joaquin County Flood Control and Water Conservation 
District, and 11 reclamation districts to help pay for the local share of this study. The revenues 
collected in this fund are transferred annually at the end of the fiscal year to the Agency's 
Construction #1 Fund. 
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
F. Fund Types and Major Funds (Continued) 
 

Maintenance and Operations Fund – Accounts for the collection of special assessments from 
property owners within the Agency’s assessment district for the maintenance of the flood structures.  
Proceeds are restricted to the operations and maintenance (O&M) activities identified in the O&M 
budget. 
 
FEMA Grant Fund – Accounts for resources used to pay for specific projects related to a Cooperative 
Technical Partner agreement between the Agency and FEMA.  The resources are used to pay for 
updated stage-frequency curves for the San Joaquin River Delta, various mapping activities to 
provide enhanced damage reduction for areas protected by levees, and reimbursement for 
administrative costs associated with managing the grant activities. 

 
Debt Service Fund – Accounts for the accumulation of financial resources for the payment of principal 
and interest on the Agency’s general obligation debt. Required interest and principal payments are 
made according to the terms of the bond issue. 

 
G. Cash and Cash Equivalents 
 

The Agency maintains a large portion of its cash in the County Treasury. The County pools these 
funds with those of other agencies in the County and invests the cash. 

 
H. Infrastructure Assets and Depreciation 
 

The Agency’s infrastructure assets with useful lives of more than one year are stated at historical cost 
and comprehensively reported in the government-wide financial statements. The Agency generally 
capitalizes all assets as construction outlays occur. The costs of normal maintenance and repairs that 
do not add to the asset value or materially extend useful lives are not capitalized. Infrastructure 
assets are depreciated using the straight-line method over a useful life of 50 years. 

 
I. Long-Term Debt, Deferred Debt Expense, and Bond Discount/Premiums 
 

In the government-wide financial statements, outstanding debt is reported as a liability. Bond 
issuance costs, bond premiums, and the difference between the reacquisition price and the net 
carrying value of refunded debt are capitalized and amortized over the terms of the respective bonds 
using a method that approximates the effective interest method. The governmental fund financial 
statements recognize the proceeds of debt and premiums as other financing sources of the current 
period. Issuance costs are reported as expenditures. 

 
J. Reservation of Fund Balances 
 

The Agency records reservations for portions of fund equity which are legally segregated for specific 
future use or which do not represent available expendable resources and, therefore, are not available 
for appropriations or expenditure in the governmental funds Balance Sheet. If restricted and 
unrestricted net assets are available for the same purpose, then restricted net assets will be used 
before unrestricted net assets. 

 
K. Restriction of Net Assets 
 

Net assets are the excess of all the Agency’s assets over all its liabilities, regardless of fund. Net 
assets are divided into three captions under GASB Statement No. 34, Basic Financial Statements—
and Management’s Discussion and Analysis—for State and Local Governments. These captions 
apply only to net assets, which are determined only at the government-wide level, and are described 
below: 
 

Invested in Capital Assets, Net of Related Debt – This amount consists of capital assets net of 
accumulated depreciation, less the outstanding balance of any debt issued to finance these 
assets.  
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
K.  Restriction of Net Assets (Continued) 
 

Restricted Net Assets – This amount is restricted by external creditors, grantors, contributors, 
laws or regulations of other governments, enabling legislation, and constitutional provisions.  
 
Unrestricted Net Assets – This amount is all net assets that do not meet the definition of “invested 
in capital assets, net of related debt” or “restricted net assets.”  

 
L. Assessment Tax 

 
The County collects the Agency’s assessment tax revenue as part of the County’s property taxes.  
The County’s secured property tax payments are levied in two equal installments: the first is generally 
due November 1 and delinquent with penalties after December 10; the second is due February 1 and 
delinquent with penalties after April 10. Secured property with unpaid taxes incurs a lien on January 1 
preceding the fiscal year for which taxes are levied. Property taxes on the unsecured roll are due on 
the January 1 lien date and become delinquent if unpaid on August 31. 
 

M. Use of Estimates 
 

Management uses estimates and assumptions in preparing financial statements. Those estimates 
and assumptions affect the reported amounts of assets and liabilities, the disclosure of contingent 
assets and liabilities, and the reported revenues and expenses. Actual results could differ from these 
estimates. 

 
N. Fund Balance 

 
In March 2009, GASB issued Statement No. 54, Fund Balance Reporting and Governmental Fund 
Type Definitions. This statement establishes fund balance classifications that comprise a hierarchy 
based primarily on the extent to which a government is bound to observe constraints imposed upon 
the use of the resources reported in governmental funds. These classifications are described below: 
 
1. Nonspendable Fund Balance – amounts that are inherently nonspendable such as inventory or 

long-term receivables. 
 
2. Restricted Fund Balance – amounts that have externally enforceable limitations on use that are 

either imposed by law or constrained by grantors, contributors, or laws and regulations of other 
governments. 

 
3. Committed Fund Balance – amounts that can only be used for specific purposes determined by 

formal action of the Agency’s highest level of decision-making authority, the Board of Directors.  
These committed amounts cannot be used for any other purpose unless the Board of Directors 
removes or changes the specified use through the same type of formal action taken to establish 
the commitment.  The formal action must occur prior to the end of the reporting period; however, 
the amount can be determined subsequently. 

 
4. Assigned Fund Balance – amounts that are constrained by the Agency’s intent to be used for 

specific purposes, but are neither restricted nor committed, should be reported as assigned fund 
balance.  The intent can be expressed by the Board of Directors itself or by an official to which 
the governing body has delegated the authority.   

 
5. Unassigned Fund Balance – the residual positive net resources of the General Fund in excess of 

what can properly be classified in one of the other four categories.  This amount is reported only 
in the General Fund except in cases of negative fund balance.  Negative fund balances in other 
governmental funds are reported as Unassigned Fund Balance. 

 
The accounting policies of the Agency consider restricted fund balance to have been spent first when 
an expenditure is incurred if both restricted and unrestricted fund balance are available.  Similarly, 
when an expenditure is incurred for purposes for which amounts in any of the unrestricted 
classifications of fund balance could be used, the Agency considers committed amounts to be 
reduced first, followed by assigned amounts, and then unassigned amounts. 
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
N. Fund Balance (Continued) 
 

Most non-general funds were designated for one purpose at the time of their creation. Therefore, 
expenditures made out of a fund will be allocated to the applicable fund balance classifications in the 
order of the spending policy above. 
 

O. New Accounting Pronouncements – Current Year 
  

Governmental Accounting Standards Board Statement No. 62 
 
GASB Statement No. 62, Codification of Accounting and Financial Reporting Guidance Contained in 
Pre-November 30, 1989 FASB and AICPA Pronouncements, was released in December 2010.  The 
codification incorporates into the GASB’s authoritative literature certain accounting and financial 
reporting guidance that is included in the following pronouncements issued on or before November 
30, 1989, which do not conflict with or contradict GASB pronouncements: 
 
1. FASB Statements and Interpretations 
2. APB Opinions 
3. ARBs of the American Institute of Certified Public Accountants’ (AICPA) Committee on 

Accounting Procedure 
 
No new accounting principles generally accepted in the United States of America were released in 
this statement.  GASB Statement No. 62 is effective for periods beginning after December 15, 2011.  
However, as the statement codifies what is in current practice, there is no net effect on the Agency’s 
accounting or financial reporting upon the statement’s implementation. 
 
Governmental Accounting Standards Board Statement No. 63 
 
GASB Statement No. 63, Financial Reporting of Deferred Outflows of Resources, Deferred Inflows of 
Resources, and Net Position, was released in June 2011.  GASB Statement No. 63 provides financial 
reporting guidance for deferred outflows of resources and deferred inflows of resources.  Previously, 
GASB Concepts Statement No. 4, Elements of Financial Statements, introduced and defined those 
elements as a consumption of net assets by the government that is applicable to a future reporting 
period, and an acquisition of net assets by the government that is applicable to a future reporting 
period, respectively.  Previous financial reporting standards do not include guidance for reporting 
those financial statement elements, which are distinct from assets and liabilities.  Concepts Statement 
No. 4 also identifies net position as the residual of all other elements presented in a statement of 
financial position.  GASB Statement No. 63 amends the net asset reporting requirements in GASB 
Statement No. 34, Basic Financial Statements—and Management’s Discussion and Analysis—for 
State and Local Governments, and other pronouncements by incorporating deferred outflows of 
resources and deferred inflows of resources into the definitions of the required components of the 
residual measure and by renaming that measure as net position, rather than net assets. 
 
GASB Statement No. 63 is effective for periods beginning after December 15, 2011.   
 

P. New Accounting Pronouncements – Future Years  
 
Governmental Accounting Standards Board Statement No. 65 
 
GASB Statement No. 65, Items Previously Reported as Assets and Liabilities, was released in March 
2012. GASB Statement No. 65 establishes accounting and financial reporting standards that 
reclassify, as deferred outflows of resources or deferred inflows of resources, certain items that were 
previously reported as assets and liabilities and recognizes, as outflows of resources or inflows of 
resources, certain items that were previously reported as assets and liabilities. GASB Statement No. 
65 also provides other financial reporting guidance related to the impact of the financial statement 
elements deferred outflows of resources and deferred inflows of resources, such as changes in the 
determination of the major fund calculations and limiting the use of the term “deferred” in financial 
statement presentations. The provisions of this statement are effective for financial statements for 
periods beginning after December 15, 2012. The Agency has not elected to early implement this 
statement. 
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 

P. New Accounting Pronouncements – Future Years (Continued) 
  

Governmental Accounting Standards Board Statement No. 66 
 
GASB Statement No. 66, Technical Corrections - An Amendment of GASB Statements No. 10 and 
No. 62, was also released in March 2012. GASB Statement No. 66 resolves conflicting guidance that 
resulted from the issuance of two pronouncements, Statements No. 54, Fund Balance Reporting and 
Governmental Fund Type Definitions, and No. 62 ,Codification of Accounting and Financial Reporting 
Guidance Contained in Pre-November 30, 1989 FASB and AICPA Pronouncements. GASB 
Statement No. 66 amends Statement No. 10, Accounting and Financial Reporting for Risk Financing 
and Related Insurance Issues, by removing the provision that limits fund-based reporting of an 
entity’s risk financing activities to the general fund and the internal service fund type. GASB 
Statement No. 66 also amends Statement 62 by modifying the specific guidance on accounting for (1) 
operating lease payments that vary from a straight-line basis, (2) the difference between the initial 
investment (purchase price) and the principal amount of a purchased loan or group of loans, and (3) 
servicing fees related to mortgage loans that are sold when the stated service fee rate differs 
significantly from a current (normal) servicing fee rate. These changes clarify how to apply GASB 
Statement No. 13, Accounting for Operating Leases with Scheduled Rent Increases, and result in 
guidance that is consistent with the requirements in GASB Statement No. 48, Sales and Pledges of 
Receivables and Future Revenues and Intra-Entity Transfers of Assets and Future Revenues, 
respectively. The provisions of this statement are effective for financial statements for periods 
beginning after December 15, 2012. The Agency has not elected to early implement this statement. 
 
Governmental Accounting Standards Board Statement No. 67 
 
GASB Statement No. 67, Financial Reporting for Pension Plans—an amendment of GASB Statement 
No. 25, released in June 2012, will not apply to the Agency as the Agency is not a defined benefit 
pension plan. 
 
Governmental Accounting Standards Board Statement No. 68 
 
GASB Statement No. 68, Accounting and Financial Reporting for Pensions—an amendment of GASB 
Statement No. 27, was released in June 2012.  GASB Statement No. 68 improves accounting and 
financial reporting by state and local governments for pensions. It also improves information provided 
by state and local governmental employers about financial support for pensions that is provided by 
other entities. GASB Statement No. 68 results from a comprehensive review of the effectiveness of 
existing standards of accounting and financial reporting for pensions with regard to providing 
decision-useful information, supporting assessments of accountability and interperiod equity, and 
creating additional transparency. GASB Statement No. 68 establishes standards for measuring and 
recognizing liabilities, deferred outflows of resources, deferred inflows of resources, and 
expense/expenditures. For defined benefit pensions, this statement identifies the methods and 
assumptions that should be used to project benefit payments, discount projected benefit payments to 
their actuarial present value, and attribute that present value to periods of employee service.  Note 
disclosure and required supplementary information requirements about pensions also are addressed. 
Distinctions are made regarding the particular requirements for employers based on the number of 
employers whose employees are provided with pensions through the pension plan and whether 
pension obligations and pension plan assets are shared. In addition, GASB Statement No. 68 details 
the recognition and disclosure requirements for employers with liabilities (payables) to a defined 
benefit pension plan and for employers whose employees are provided with defined contribution 
pensions. GASB Statement No. 68 also addresses circumstances in which a nonemployer entity has 
a legal requirement to make contributions directly to a pension plan. Various new note disclosures 
and required supplementary information will be presented. GASB Statement No. 68 is effective for 
fiscal years beginning after June 15, 2014.  GASB Statement No. 68 does not apply to the Agency. 
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 

Q. Reclassification 
  

Certain reclassifications have been made to the prior year financial statements to be in conformity 
with the fiscal year 2011 presentation. 
 
 

NOTE 3 – DETAILED NOTES ON FUNDS 
 
ASSETS 
 
A. Cash in County Treasury 
 

The Agency maintains a large portion of its cash in the County Treasury as part of the common 
investment pool (the Pool), which had a carrying value of $16,997,794 as of June 30, 2012. The fair 
value of the Agency’s portion of the Pool as of June 30, 2011, was $20,622,957.  

 
The Agency is considered to be an involuntary participant in the external investment Pool. The Pool 
has established a treasury oversight committee to monitor and review the management of public 
funds maintained in the Pool. 

 
Participants’ equity in the Pool is determined by the dollar amount of the participant’s deposits, 
adjusted for withdrawals and distributed investment income. Investment income is prorated to 
individual funds based on their average daily cash balances. 

 
The value of the Agency’s shares in the Pool, which may be withdrawn, is determined on an 
amortized cost basis, which is different than the fair value of the Agency’s position in the Pool. The 
Agency’s investment in the Pool is unrated, stated at amortized cost which approximates fair value, 
available on demand, and considered cash equivalents. 

 
Interest rate risk is the risk that changes in market interest rates will adversely affect the fair value of 
an investment. Generally the longer the maturity of an investment the greater the sensitivity of fair 
value to changes in market interest rate. As of year-end, the weighted average maturity of the 
investments contained in the Pool was approximately one year. 
 
Credit Risk – Credit risk is the risk that an issuer or other counterparty to an investment will not fulfill 
its obligations. California statutes and the County’s investment policy limit the County investments to 
obligations of the U.S. Treasury, certain Federal agencies, bankers’ acceptances, “prime” commercial 
paper, certificates of deposit, swaps and trades, State Treasurer’s Local Agency Investment Fund, 
and repurchase agreements. Credit ratings as of June 30, 2012, of the pool investments are 
presented below. 

 
Concentration of Credit Risk – Concentration of credit risk is the loss risk attributed to the magnitude 
of a government’s investment in a single issuer. The County’s investment policy places certain 
maximum percentage limitations of investments by investment type and the Treasurer has adhered to 
this policy with no exception. As of June 30, 2012, the County’s investments by investment type as 
the percentage of the Pool investments are shown below. 

 
Custodial credit risk does not apply to a local govermnent’s indirect investment in securities through 
the use of mutual funds or govermnent investment pools. The County issues a financial report that 
includes custodial credit risk disclosures for the cash in the County Treasury. The report may be 
obtained by writing to the County Treasurer, 44 North San Joaquin Street, Stockton, California 95202. 
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NOTE 3 – DETAILED NOTES ON FUNDS (Continued) 
 
ASSETS (Continued) 
 
B. Assessments Receivable 
 

Assessments are collected and remitted to the County Tax Collector. The County Tax Collector’s 
office transfers the assessment amount to the Agency’s fund held by the County Treasury.  

 
In the governmental fund financial statements, assessments receivable are recorded in the Special 
Revenue Funds and the Debt Service Fund. 

 
In the government-wide financial statements, assessments receivable include all amounts due to the 
Agency regardless of when the cash is received. 

 
C. Capital Assets 
 

The following table provides a summary of changes in capital assets:  
 

June 30, 2011 Additions Deletions June 30, 2012

Nondepreciable capital assets:
Land and easements 9,678,245$    -$               -$               9,678,245$    

Total nondepreciable capital assets 9,678,245    -               -                9,678,245     

Depreciable capital assets:
Infrastructure assets 45,058,604  -               -                45,058,604    

Total depreciable capital assets 45,058,604  -               -                45,058,604    
Less accumulated depreciation (9,987,053)   (901,118)  (10,888,171)   

Net depreciable capital assets 35,071,551  (901,118)  -                34,170,433    

Net capital assets 44,749,796$ (901,118)$ -$               43,848,678$  
 

Depreciation expense of $901,118 was charged to functions of the government as Agency 
management. 
 

LIABILITIES 
 
D. Accounts Payable 
 

Significant payables include amounts due to a related party. See Note 5 for information describing 
related parties. Other payable amounts are due to vendors for services rendered prior to the fiscal 
year-end.  

 
E. Long-Term Debt 
 

During the year ended June 30, 2003, the Agency was able to issue bonds for the remainder of the 
Project, with an interest rate ranging 2.50% – 4.30%. The bonds are secured by the assessments 
levied on parcels within the Agency. The Agency made principal payments of $4,110,000 during the 
year ended June 30, 2012, of which $3,140,000 was called.  

 
Interest costs are incurred on the long-term bonds. In the year ended June 30, 2012, the Debt 
Service Fund incurred $85,383 of interest costs. 
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NOTE 3 – DETAILED NOTES ON FUNDS (Continued) 
 
LIABILITIES (Continued) 
 
F. Outstanding Bonds, Maturity Dates, and Interest Rates 

 
Amount of Range of Range of

Original Issue Maturity Dates Interest Rates

Limited obligation bonds 22,975,000$      2003-2014 2.50% - 4.30% 

 
G. Changes in Long-Term Debt 
 
 The following is a summary of changes in long-term debt for the year ended June 30, 2012: 
 

Due Within
June 30, 2011 Additions Reductions June 30, 2012 One Year

Bonds 4,110,000$      -$                     4,110,000$      -$                     -$                     
Premium 388                  -                       388                  -                       -                       
Deferred loss (812,168)          -                       (812,168)          -                       -                       

Total 3,298,220$      -$                    3,298,220$     -$                     -$                    

 
 

NOTE 4 – INTERFUND TRANSFERS 
 
A. Transfers and Payments 
 

Transfers and payments within the Agency are for the purpose of subsidizing operating functions. 
Resources are accumulated in a fund to support and simplify the administration of various projects or 
programs. 

 
The government-wide Statement of Activities eliminates transfers as reported within the segregated 
governmental columns. Only transfers between the columns appear in this statement. 

 
 The following schedule reports transfers and payments within the Agency: 
 

Transfers from Transfers to

General Fund 3$                    -$                     
FEMA Grant Fund 21,724             -                       
Construction #1 Fund -                       1,137,779        
Lower San Joaquin River Feasibility Study 1,099,239        -                       
Other Governmental Funds 16,816             3                      

Total 1,137,782$     1,137,782$      

 
These transfers occurred for the purpose of funding operating cash needed by certain funds. 
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NOTE 5 – RELATED PARTY TRANSACTIONS 
 
During the year ended June 30, 2012, the Agency has approved payments to members of the JPA for 
services and personnel costs of the Agency from inception to present date. These payments were 
approved by the Board of Directors resolutions at the initial setup of the Agency. These costs are 
accumulated in the Agency administrative costs. Payments are made in the year following the year they 
are incurred. Amounts due to the related party during the fiscal year ended June 30, 2012, were 
$463,416. 
 
 
NOTE 6 – COMMITMENTS 
 
To address Federal (FEMA, U.S. Army Corps of Engineers), State (Department of Water Resources, 
Senate Bill 5), and local flood control issues, the Board of Directors took the following actions during 
2008-09:  the signing of two 3-year consultant contracts, each in the amount of $1.5 million, with Peterson 
Brustad, Inc., and Wood Rodgers, Inc., for technical support related to levee and other flood control 
activities.  These contracts provided the Agency with the ability to address issues related to the 
disaccreditation and provisional accreditation of area levees by the FEMA Map Modernization Program.  
In addition, the Agency entered into a $10 million cost-share agreement with the U.S. Army Corps of 
Engineers and the Central Valley Flood Protection Board for a Feasability Study for the San Joaquin 
River (local responsibility $2.5 million).  Information from the study will be used to develop a plan to reach 
200-year level of flood protection for urban and urbanizing areas as required by State Senate Bill 5. 
 
 
NOTE 7 – SUBSEQUENT EVENTS 
 
Subsequent events have been evaluated through September 17, 2013, which is the date the financial 
statements were issued. 
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
BUDGET TO ACTUAL COMPARISON SCHEDULES 

FOR THE YEAR ENDED JUNE 30, 2012 
 
 
 

Variance
Original Final With Final
Budget Budget Actual Budget

Revenues:
Assessments -$                 -$                 -$                 -$                 
Investment earnings -                  -                  2,053            2,053          
Miscellaneous -                  -                  -                   -                  

Total revenues -                  -                  2,053            2,053          

Expenditures:
Maintenance and operations -                  -                  -                   -                  
Reserves/emergencies -                  -                  -                   -                  

Total expenditures -                  -                  -                   -                  

Other financing sources (uses):
Transfers in -                  -                  -                   -                  
Transfers out -                  -                  (3)                  (3)                

Total other financing sources (uses) -                  -                  (3)                  (3)                

Excess (deficiency) of revenues and other sources
over (under) expenditures and other uses -$                 -$                 2,050            2,050$         

Fund balances, beginning 633,815        

Fund balances, end 635,865$      

General Fund
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
BUDGET TO ACTUAL COMPARISON SCHEDULES (Continued) 

FOR THE YEAR ENDED JUNE 30, 2012 
 
 
 

Variance
Original Final With Final
Budget Budget Actual Budget

Revenues:
Assessments 788,621$     788,621$     788,152$      (469)$           
Investment earnings -                  -                  12,142          12,142        
Miscellaneous -                  -                  374               374             

Total revenues 788,621      788,621      800,668        12,047        

Expenditures:
Maintenance and operations 788,621      999,844      921,954        77,890        
Reserves/emergencies 100,000      100,000      -                   100,000      

Total expenditures 888,621      1,099,844   921,954        177,890      

Other financing sources (uses):
Transfers in -                  -                  -                   -                  
Transfers out -                  -                  -                   -                  

Total other financing sources (uses) -                  -                  -                   -                  

Excess (deficiency) of revenues and other sources
over (under) expenditures and other uses (100,000)$    (311,223)$    (121,286)       189,937$     

Fund balances, beginning 3,702,360     

Fund balances, end 3,581,074$   

Maintenance and Operations Fund
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
BUDGET TO ACTUAL COMPARISON SCHEDULES (Continued) 

FOR THE YEAR ENDED JUNE 30, 2012 
 
 
 

Variance
Original Final With Final
Budget Budget Actual Budget

Revenues:
Investment earnings -$              -$               74$             74$            
Federal -               89,754      23,575        (66,179)    

Total revenues -               89,754      23,649        (66,105)    

Expenditures:
Maintenance and operations -               85,754      21,244        64,510      
Agency management -               4,000        143             3,857        

Total expenditures -               89,754      21,387        68,367      

Other financing sources (uses):
Transfers in -               -                -                -               
Transfers out -               -                (21,724)      (21,724)    

Total other financing sources (uses) -               -                (21,724)      (21,724)    

Excess (deficiency) of revenues and other sources
over (under) expenditures and other uses -$              -$               (19,462)      (19,462)$   

Fund balances, beginning 19,472        

Fund balances, end 10$             

FEMA Grant Fund
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
NOTE TO THE REQUIRED SUPPLEMENTARY INFORMATION 

JUNE 30, 2012 
 
 
 
NOTE 1 – BUDGETARY INFORMATION 
 
A. Budget Policy and Practice 
 

The Agency submits an annual budget to the Board of Directors. The Board of Directors formally 
approves the annual budget in accordance with the by-laws established by the joint power agency 
agreement. The Board of Directors is to prepare and adopt a budget within the first 90 days of the 
fiscal year. 

 
B. Basis of Budgeting 
 

The budget is prepared under accounting principles generally accepted in the United States of 
America basis. Revenues are budgeted by source. Expenditures are budgeted by department and 
class as follows: maintenance and operations, administrative costs, and real property acquisition 
costs.  Expenditures may not exceed appropriations at this level. 
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
NONMAJOR GOVERNMENTAL FUNDS 

COMBINING BALANCE SHEET 
JUNE 30, 2012 

 
 
 

SPECIAL REVENUE CAPITAL PROJECTS
FUND FUND

Flood Control Total
Facilities Equalization Levee P359 Governmental

Fee Fund Fund Funds
ASSETS

Interest income receivable 8$                               -                                  8$                       

Total assets 8$                               -$                                8$                       

FUND BALANCES
Assigned 8$                               -$                                8$                       

    Total unreserved, designated 8                                 -                                  8                         

Total fund balances 8                                 -                                  8                         

TOTAL LIABILITIES AND FUND BALANCES 8$                               -$                                8$                       
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
NONMAJOR GOVERNMENTAL FUNDS 

COMBINING STATEMENT OF REVENUES, EXPENDITURES,  
AND CHANGES IN FUND BALANCES 

FOR THE YEAR ENDED JUNE 30, 2012 
 
 
 

SPECIAL REVENUE CAPITAL PROJECTS
FUND FUND

Flood Control Total
Facilities Equalization Levee P359 Governmental

Fee Fund Fund Funds
Revenues:

Assessments 8,386$                          -$                                 8,386$            
Investment earnings 33                                 -                                   33                   
Other government agency aid -                                    -                                   -                      

Total revenues 8,419                            -                                   8,419              

Expenditures:
Current operating:

Maintenance and operations -                                    12                                12                   

Total expenditures -                                    12                                12                   

Other financing sources (uses):
Transfers in -                                    3                                  3                     
Transfers out (16,816)                         -                                   (16,816)           

Total other financing 
 sources (uses) (16,816)                         3                                  (16,813)           

Net change in fund balances (8,397)                           (9)                                 (8,406)             

Fund balances, beginning 8,405                            9                                  8,414              

Fund balances, ending 8$                                 -$                                 8$                   
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INDEPENDENT AUDITOR’S REPORT ON INTERNAL CONTROL OVER  
FINANCIAL REPORTING AND ON COMPLIANCE AND OTHER MATTERS  

BASED ON AN AUDIT OF FINANCIAL STATEMENTS PERFORMED IN  
ACCORDANCE WITH GOVERNMENT AUDITING STANDARDS  

 
 
 
 
Board of Directors 
San Joaquin Area Flood Control Agency 
Stockton, California 
 
 
We have audited the financial statements of the governmental activities, each major 
fund, and the aggregate remaining fund information of San Joaquin Area Flood 
Control Agency (the Agency), as of and for the year ended June 30, 2012, which 
collectively comprise the Agency’s basic financial statements, and have issued our 
report thereon dated September 17, 2013. We conducted our audit in accordance 
with auditing standards generally accepted in the United States of America and the 
standards applicable to financial audits contained in Government Auditing Standards, 
issued by the Comptroller General of the United States. 
 
Internal Control Over Financial Reporting 
Management of the Agency is responsible for establishing and maintaining effective 
internal control over financial reporting. In planning and performing our audit, we 
considered the Agency’s internal control over financial reporting as a basis for 
designing our auditing procedures for the purpose of expressing our opinions on the 
financial statements, but not for the purpose of expressing an opinion on the 
effectiveness of the Agency’s internal control over financial reporting. Accordingly, we 
do not express an opinion on the effectiveness of the Agency’s internal control over 
financial reporting. 
 
A deficiency in internal control exists when the design or operation of a control does 
not allow management or employees, in the normal course of performing their 
assigned functions, to prevent, or detect and correct misstatements on a timely basis. 
A material weakness is a deficiency, or a combination of deficiencies, in internal 
control such that there is a reasonable possibility that a material misstatement of the 
entity’s financial statements will not be prevented, or detected and corrected on a 
timely basis. 
 
Our consideration of internal control over financial reporting was for the limited 
purpose described in the first paragraph of this section and was not designed to 
identify all deficiencies in internal control over financial reporting that might be 
deficiencies, significant deficiencies, or material weaknesses. We did not identify any 
deficiencies in internal control over financial reporting that we consider to be material 
weaknesses, as defined above. 
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Compliance and Other Matters 
As part of obtaining reasonable assurance about whether the Agency’s financial statements are free of 
material misstatement, we performed tests of its compliance with certain provisions of laws, regulations, 
contracts, and grant agreements, noncompliance with which could have a direct and material effect on 
the determination of financial statement amounts. However, providing an opinion on compliance with 
those provisions was not an objective of our audit and, accordingly, we do not express such an opinion. 
The results of our tests disclosed no instances of noncompliance or other matters that are required to be 
reported under Government Auditing Standards. 
 
We noted certain matters that we reported to management of the Agency, in a separate letter dated 
September 17, 2013. 
 
This report is intended solely for the information and use of management, Board of Directors, and others 
within the Agency and is not intended to be, and should not be, used by anyone other than these 
specified parties. 
 
 BROWN ARMSTRONG  
 ACCOUNTANCY CORPORATION 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Bakersfield, California 
September 17, 2013 
 
 
 

ATTACHMENT 1



35 

SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
SCHEDULE OF SIGNIFICANT DEFICIENCIES,  

MATERIAL WEAKNESSES, AND RECOMMENDATIONS 
JUNE 30, 2012 

 
 
Section I – Summary of Auditor’s Results 
 
Financial Statements 
 
Type of auditor’s report issued:         Unqualified 
 
Internal control over financial reporting: 
 

Material weaknesses identified?        No 
Significant deficiencies identified not considered to be material weaknesses?   No 
Noncompliance material to the financial statements noted?     No 

 
 
Section II – Summary of Material Weaknesses 
 
None. 
 
 
Section III – Summary of Significant Deficiencies 
 
None. 
 
 
Section IV – Review of Prior Year Material Weaknesses and Significant Deficiencies 
 
None. 
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INDEPENDENT AUDITOR’S REPORT 
 
 
 
 

Board of Directors 
San Joaquin Area Flood Control Agency 
Stockton, California 
 
 
We have audited the accompanying financial statements of the governmental 
activities, each major fund, and the aggregate remaining fund information of San 
Joaquin Area Flood Control Agency (Agency), as of and for the year ended June 30, 
2011, which collectively comprise the Agency’s basic financial statements as listed in 
the table of contents. These financial statements are the responsibility of the 
Agency’s management. Our responsibility is to express an opinion on these financial 
statements based on our audit. 
 
We conducted our audit in accordance with auditing standards generally accepted in 
the United States of America and the standards applicable to financial audits 
contained in Government Auditing Standards, issued by the Comptroller General of 
the United States. Those standards require that we plan and perform the audit to 
obtain reasonable assurance about whether the financial statements are free of 
material misstatement. An audit includes examining, on a test basis, evidence 
supporting the amounts and disclosures in the financial statements. An audit also 
includes assessing the accounting principles used and significant estimates made by 
management, as well as evaluating the overall financial statement presentation. We 
believe that our audit provides a reasonable basis for our opinion. 
 
As discussed in Note 2 in the financial statements, the Agency has adopted the 
provisions of the Governmental Accounting Standards Board Statement No. 54, Fund 
Balance Reporting and Governmental Fund Type Definitions, in 2011. 
 
In our opinion, the financial statements referred to above present fairly, in all material 
respects, the respective financial position of the governmental activities, each major 
fund, and the aggregate remaining fund information of the Agency, as of June 30, 
2011, and the respective changes in financial position thereof for the year then ended 
in conformity with accounting principles generally accepted in the United States of 
America. 
 
In accordance with Government Auditing Standards, we have also issued our report 
dated September 17, 2013, on our consideration of the Agency’s internal control over 
financial reporting and on our tests of its compliance with certain provisions of laws, 
regulations, contracts, and grant agreements and other matters. The purpose of that 
report is to describe the scope of our testing of internal control over financial reporting 
and compliance and the results of that testing, and not to provide an opinion on the 
internal control over financial reporting or on compliance. That report is an integral 
part of an audit performed in accordance with Government Auditing Standards and 
should be considered in assessing the results of our audit. 
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Accounting principles generally accepted in the United States of America require that the management’s 
discussion and analysis on pages 3 through 8 and budgetary comparison information on pages 31 
through 33 be presented to supplement the basic financial statements. Such information, although not a 
part of the basic financial statements, is required by the Governmental Accounting Standards Board, who 
considers it to be an essential part of financial reporting for placing the basic financial statements in an 
appropriate operational, economic, or historical context. We have applied certain limited procedures to 
the required supplementary information in accordance with auditing standards generally accepted in the 
United States of America, which consisted of inquiries of management about the methods of preparing 
the information and comparing the information for consistency with management’s responses to our 
inquiries, the basic financial statements, and other knowledge we obtained during our audit of the basic 
financial statements. We do not express an opinion or provide any assurance on the information because 
the limited procedures do not provide us with sufficient evidence to express an opinion or provide any 
assurance. 
 
Our audit was conducted for the purpose of forming opinions on the financial statements that collectively 
comprise the Agency’s basic financial statements as a whole. The combining and individual nonmajor 
fund financial statements are presented for purposes of additional analysis and are not a required part of 
the basic financial statements. The combining and individual nonmajor fund financial statements are the 
responsibility of management and were derived from, and relate directly to, the underlying accounting and 
other records used to prepare the financial statements. The information has been subjected to the 
auditing procedures applied in the audit of the financial statements and certain additional procedures, 
including comparing and reconciling such information directly to the underlying accounting and other 
records used to prepare the financial statements or to the financial statements themselves, and other 
additional procedures in accordance with auditing standards generally accepted in the United States of 
America. In our opinion, the information is fairly stated in all material respects in relation to the basic 
financial statements taken as a whole.  
 
 BROWN ARMSTRONG 
 ACCOUNTANCY CORPORATION 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Bakersfield, California 
September 17, 2013 
 

ATTACHMENT 1



3 

SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
MANAGEMENT DISCUSSION AND ANALYSIS 

JUNE 30, 2011 
 
 

This section of the San Joaquin Area Flood Control Agency’s (Agency) annual financial report represents 
a discussion and analysis of the Agency’s financial performance during the fiscal year ended June 30, 
2011. It should be read in conjunction with the Agency’s basic financial statements following this section. 
 
FINANCIAL HIGHLIGHTS 
 
As a result of the Agency’s refinancing (July 2002), the Agency reduced the average annual interest rate 
of the outstanding bonds to 3.8% and significantly reduced the bond debt. The outstanding bond debt 
(including $970,000 current amount of bonds payable) is $3,298,220.  
 
The Agency’s project was included in Federal legislation, which contains provisions for local agencies to 
plan, design, and construct flood control projects and be reimbursed for the Federal share of the project 
upon project completion. A Memorandum of Agreement with the U.S. Army Corps of Engineers (COE) 
signed on March 2, 2002, allowed reimbursement for the Federal share of the Agency project through the 
annual COE budgeting process.  The Federal share is $33,491,000. The Agency received the State’s 
share of the project in 1998. The following summarizes State and Federal reimbursements:  
  

State Federal 
Year Reimbursement Reimbursement 

FY98 $ 12,625,000 $ 0 
FY99 $ 0 $ 0 
FY00 $ 0 $ 0 
FY01 $ 0 $ 0 
FY02 $ 0 $ 10,000,000 
FY03 $ 0 $ 3,000,000 
FY04 $ 0 $ 1,380,000 
FY05 $ 0 $ 2,212,020 
FY06 $ 0 $ 4,875,000 
FY07 $ 0 $ 950,000 
FY08 $ 0 $ 101,000 
FY09 $ 0 $ 0 
FY10 $ 0 $ 350,000 
FY11 $ 0 $ 0 

 
In the past, Federal reimbursements were requested by the COE through an annual appropriations 
process for the Agency’s project.  As of June 30, 2011, a total of $22,868,020 has been reimbursed to the 
Agency by the Federal government and $12,625,000 by the State government.  The balance of the 
remaining Federal cost share is $10.6 million.  The Agency continues to pursue Federal reimbursement 
as credit towards current and future flood control projects or studies. 
 
OVERVIEW OF THE FINANCIAL STATEMENTS 
 
The Agency’s basic financial statements include: 1) Government-Wide Financial Statements, 2) Fund 
Financial Statements, and 3) Notes to the Basic Financial Statements. Required Supplementary 
Information and Supplementary Information is included in addition to the basic financial statements. 
 
Government-Wide Financial Statements provide an overview of the Agency’s financial position. Refer 
to Note 2 (Notes to the Basic Financial Statements) for further information on significant accounting 
policies. The Statement of Net Assets presents information on all the Agency’s assets and liabilities, with 
the difference between the two reported as net assets. The Statement of Activities presents information 
showing how net assets changed during the most recent fiscal year. 
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The Agency’s assets are distributed among the different fund types. Most of the Agency’s assets are 
capital assets acquired or constructed as part of the flood control improvements. The Agency’s noncapital 
assets are mostly cash and cash equivalents. The County of San Joaquin (County) maintains the major 
cash pools for the Agency. A small portion of the Agency’s cash is held by the Agency’s fiscal agent, 
Wells Fargo Bank. 
 
The Agency’s assets are mostly derived from the original assessment and the proceeds of the bonds 
issued in 1996, and interest income on the balances from these assets. Another source of funds are the 
Flood Control Equalization Fees, which are collected for the Agency by the County and the City of 
Stockton (City) when building permits are issued to new development within the Agency’s assessment 
district boundaries. It should be noted that the collection of Flood Control Equalization fees will cease 
when the bonds are paid in full.  The Agency also acquired the right-of-way needed for the project from 
property owners and these are classified under assets as land. The acquired right-of-way will be 
transferred to the Sacramento-San Joaquin Drainage District upon acceptance by the Central Valley 
Flood Protection Board (formerly the State of California Reclamation Board). 
 
Most of the Agency’s liability is the outstanding bonds initially sold in 1996 and refinanced in July 2002. 
The outstanding bonds account for almost 89% of the Agency’s liability (See Statement of Net Assets). 
As of June 30, 2011, the outstanding bonds total (including $970,000 in current amount of bonds payable) 
is $3,298,220.  The annual debt service payment is raised through annual assessments included in the 
County property tax bill. The last bond payment is scheduled to occur in September 2014.  However, due 
to significant debt reduction, the bond was called during the fiscal year 2011-12. 
 
Governmental Fund Financial Statements are groupings of related accounts that are used to maintain 
control over resources that have been segregated for specific activities or objectives. The Agency, like 
other State and local government agencies, uses fund accounting; each fund having its own self-
balancing accounts that comprise its assets, liabilities, fund balances, revenues, and expenditures. The 
Agency funds are divided into four categories: General Fund, Special Revenue Funds, Capital Projects 
Funds, and Debt Service Funds. 
 
The General Fund accounts for funds loaned to the Agency in 1995 by the City and County for the initial 
funding of the project activities. The City and County loans have been paid, and after the bond money 
was received, additional funds were created. 
 
The Special Revenue Funds include the following funds: 1) Maintenance and Operations Fund which is 
used to account for resources held for the operations and maintenance (O&M) of flood control structures. 
The Agency created a special assessment in 1996 for the continued maintenance of the flood structures. 
Collection of the assessment will continue until a terminating resolution is adopted by the Agency. 
Assessments are collected as a line item in property tax bills and are deposited in the Maintenance and 
Operations Fund. The use of O&M funds is legally restricted to the operations and maintenance activities 
identified in the Agency’s annual O&M budget. 2) Flood Control Equalization Fee Fund was created in 
1996 to ensure that all new development areas contribute their fair share to the cost of the construction of 
the Flood Protection Restoration Project. Monies collected through the Flood Control Equalization Fee 
can be used to pay for expenses of required flood control facilities not included in the bonded 
indebtedness for the Assessment District and/or to retire the assessment bonds early. The fund balance 
in the Equalization Fee Fund is transferred annually to the Capital Projects Fund. 3) The FEMA Grant 
Fund was created during fiscal year 2009-2010 to account for the disbursement of grant funds related to 
a Cooperative Technical Partner agreement between the Agency and FEMA.  The grant money was used 
to pay for updated stage-frequency curves for the San Joaquin River Delta, various mapping activities to 
provide enhanced damage reduction for areas protected by levees, and administrative costs associated 
with managing the grant activities. 
 
The Capital Projects Funds account for all resources in place for the acquisition of capital facilities by the 
Agency. The original assessments, Flood Control Equalization Fees, proceeds of the bond issue, interest 
income, and the transferred Environmental Fund balance are the sources of funds for the Capital Projects 
Fund. The Federal and State reimbursements are also included in this fund. 
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The Debt Service Funds account for the accumulation of resources for, and the payment of, general long-
term debt principal, interest, and related bond costs. Required interest and principal payments are made 
according to the terms of the bond issue. Assessment district payments collected from property owners 
through the property tax system are deposited in the Debt Service Fund. Debt service payments are paid 
out of the same fund.  
 
Notes to the Basic Financial Statements provide additional information essential to a full understanding 
of the data provided in the government-wide and fund financial statements.  
 
Other Information: In addition to the basic financial statements and accompanying notes, this report 
presents certain required supplementary information and supplementary information. This information 
includes a budgetary comparison schedule for the Agency’s governmental funds. 
 
GOVERNMENT-WIDE FINANCIAL ANALYSIS 
 
This fiscal year is the tenth accounting period in which the Agency has applied Governmental Accounting 
Standards Board (GASB) Statement No. 34, Basic Financial Statements – and Management’s Discussion 
and Analysis – for State and Local Governments. As noted earlier, net assets provide an overview of the 
Agency’s financial position. 
 
The following table shows that the Agency’s assets exceeded liabilities by about $64 million ($67,471,998 
- $3,719,841) as of June 30, 2011, and the net assets decreased by $673,314 ($63,752,157 - 
$64,425,471) compared with the prior year: 
 

2011 2010

ASSETS
Current assets 20,686,925$    23,718,274$    
Capital assets 44,749,796      45,650,913      
Other assets 2,035,277        2,124,528        

TOTAL ASSETS 67,471,998      71,493,715      

LIABILITIES
Current liabilities 1,141,841        1,244,804        
Long-term liabilities 2,578,000        5,823,440        

TOTAL LIABILITIES 3,719,841        7,068,244        

NET ASSETS
Invested in capital assets, net of related debt 41,451,576      39,827,473      
Restricted for debt service 4,635,014        5,616,141        
Unrestricted 17,665,567      18,981,857      

TOTAL NET ASSETS 63,752,157$   64,425,471$    

STATEMENT OF NET ASSETS

 
The Agency’s capital net assets for the year ended June 30, 2011: Land and Easements $9,678,245 and 
Flood Control Infrastructure net of depreciation $35,071,551 totaling $44,749,796 represent 
approximately 66% of the Agency’s total assets (see Capital Assets table on page 7). These capital 
assets are the flood control improvements constructed by the Agency and are considered assets 
belonging temporarily to the Agency. 
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The following table identifies the changes in net assets for the fiscal years ended June 30, 2011 and 
2010: 
 

2011 2010

REVENUES
Assessments 2,946,313$      2,994,017$      
Aid from other government agencies 471,894           790,869           
Investment earnings 127,730           173,599           
Miscellaneous 1,532               352,411           

Total revenues 3,547,469        4,310,896        

EXPENSES
Operation and management 1,884,271        2,482,545        
Agency management 1,799,019        2,109,233        
Other expenses 537,493           631,745           

Total expenses 4,220,783        5,223,523        

Change in net assets (673,314)          (912,627)          

NET ASSETS
Beginning net assets, as restated 64,425,471      65,338,098      

Net assets, end of the year 63,752,157$   64,425,471$    

STATEMENT OF ACTIVITIES

 
The Agency receives revenues from sources which include assessments, interest and investment 
income, and project reimbursements from the State and the Federal government. Other sources of 
revenue are received through partnership agreements with other local and/or government agencies to 
help fund flood studies or related flood control activities approved by the Board of Directors.  The Agency 
also collects Flood Control Equalization Fees from permits issued for new construction. Flood Control 
Equalization Fees revenues can be used to complete project improvements approved by the Board of 
Directors or for early retirement of bonds. In addition, the Agency collects operations and maintenance 
assessments that can only be used to maintain and operate the flood control structures. 
 
Revenues decreased by approximately 17% (from $4,256,724 in fiscal year 2010 to $3,547,469 in fiscal 
year 2011). The decrease was due to a lack of Federal reimbursement and a reduction in activity with 
local partners which affects funding participation.  
 
Expenses decreased by approximately 19% (from $5,223,523 in fiscal year 2010 to $4,220,783 in fiscal 
year 2011). This decrease reflects reduced activity in the Agency’s technical studies and projects. 
 
FINANCIAL ANALYSIS OF AGENCY FUNDS 
 
The General Fund accounts for those funds loaned to the Agency in 1995 by the City and County for the 
initial funding of the project activities. As the City and County loans have been paid, the activities in this 
fund will remain basically the same every year. 
 
Special Revenue Funds Appropriate operations and maintenance assessments are collected annually 
through property assessments and are deposited in the Maintenance and Operations Fund. These 
monies are limited to operations and maintenance of the flood control structures built by the Agency. The 
annual budget for operations and maintenance is prepared in coordination with the San Joaquin County 
Public Works Department and approved by the Agency’s Board of Directors. 
 
A budget of $870,478 was considered appropriate this year (2010-11) for operations and maintenance. 
The Maintenance and Operations Fund had a balance of approximately $3.7 million on June 30, 2011.  
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The Capital Projects Funds Capital Projects Funds reported a combined fund balance of $12,400,263. 
These funds are available to meet the Agency’s current and future needs. 
 
Debt Service Funds consist of the Debt Service Fund, Prepayment Fund, Redemption Fund, and 
Reserve Fund. Resources in these funds are for the payment of general long-term debt principal, interest, 
and related costs. District assessments collected from property owners with property taxes have been 
approximately $2.2 million annually. 
 
INFRASTRUCTURE ASSETS AND DEBT ADMINISTRATION 
 
Capital Assets 
 
The Agency’s capital assets net of related debt as of June 30, 2011, amounted to $41,451,576. These 
capital assets include land (right-of-way acquired for the project) and flood control infrastructures. The 
area protected by the Agency is about 38,700 assessable gross acres of land with approximately 74,000 
parcels in San Joaquin County, State of California. The Agency completed the main construction of the 
flood control improvements project in November 1998, and since then, no major construction has been 
undertaken. However, authorized project studies and investigation may lead to new projects. Apart from 
normal depreciation, there were no changes in capital assets during fiscal year ended June 30, 2011. 
 

2011 2010

Land and easements 9,678,245$      9,678,245$      
Infrastructure assets, net 35,071,551    35,972,668      

Total 44,749,796$   45,650,913$    

Capital Assets
(net of accumulated depreciation)

 
Total accumulated depreciation as of June 30, 2011, is $9,987,053. Therefore, the net infrastructure 
asset is $35,071,551 ($45,058,604 - $9,987,053). The infrastructure assets are being depreciated over a 
life of 50 years. 
 
As noted earlier, these capital assets are the flood control improvements constructed by the Agency and 
are considered assets belonging temporarily to the Agency. Land acquired by the Agency for right-of-way 
purposes will be turned over to the Central Valley Flood Protection Board (formerly State of California 
Reclamation Board). Although the Agency’s capital assets net of related debt is $41,451,576, it should be 
noted that the resources needed to repay the outstanding debt must be provided from other sources, 
namely property assessments. Since the capital assets themselves generate no revenue and have no 
market value, they cannot be used to liquidate these liabilities. 
 
Long-Term Debt 
 
As of June 30, 2011, the Agency had an outstanding long-term debt of $3,298,220. This consists of the 
remaining outstanding bonds initially sold in 1996 and refinanced in July of 2002. These bonds account 
for approximately 89% of the Agency’s liabilities.  
 
AGENCY OPERATIONS 
 
The Agency completed the main construction of its $70 million flood control improvements project in 
November 1998. In past years, due to the ongoing concern of levee decertification by FEMA, the State 
Department of Water Resources and the COE, the Board of Directors held some Capital Project funds in 
reserve to remedy levee decertification. During fiscal year 2009-10, the Board of Directors authorized 
technical studies and investigations using these funds. These technical studies and investigations may 
lead to future projects. Currently, the Agency is participating in flood control studies and investigations 
which will provide or restore the required level of protection for parcels within the Agency’s assessment 
district area. 
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Before undertaking any new projects, the Agency must determine whether the proposed project will meet 
the necessary criteria for which funds are available for expenditure. During this fiscal year (2010-11), the 
Board of Directors approved the following: i) a $60,000 appropriation for technical support for the 
Agency’s current projects; ii) a $27,800 contract to prepare a preliminary range of assessment rates for 
benefiting properties of the proposed Smith Canal Gate Structure; iii) a $90,000 contract for project 
management support for the Lower San Joaquin River Feasibility Study; iv)  a $362,300 contract for the 
formation of the Capital and Operation and Maintenance assessment district to finance the planning, 
design and construction of the Smith Canal Gate Structure project (to be cost-shared with Reclamation 
Districts 828 and 1614), and the Capital assessment district for the reconstruction of the Wisconsin Pump 
Station project (a “pass through” expense to be funded by Reclamation District 1614). 
 
REQUEST FOR INFORMATION 
 
This financial report is designed to provide a general overview of the Agency’s finances for all those with 
interest in the Agency’s finances. Questions concerning any of the information provided in this report or 
requests for additional financial information should be addressed to the Agency’s Executive Director, 
James B. Giottonini at 22 E. Weber Avenue, Room 301, Stockton, CA 95202. 
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
STATEMENT OF NET ASSETS 

JUNE 30, 2011 
 
 

Governmental
Activities

ASSETS

Current assets:
Cash and cash equivalents 20,622,957$    
Assessments receivable 34,122            
Interest income receivable 29,846            

Total current assets 20,686,925      

Restricted assets:
Cash and investments 1,861,483        
Interest income receivable 6,150              
Unamortized debt issuance cost 167,644          

Total restricted assets 2,035,277        

Capital assets:
Land and easements 9,678,245        
Infrastructure assets, net 35,071,551      

Total capital assets 44,749,796      

Total assets 67,471,998$    

LIABILITIES AND NET ASSETS

Liabilities:
Accounts payable 364,699$         
Interest payable 56,922            
Long-term debt:
  Due within one year 720,220          
  Due in more than one year 2,578,000        

Total liabilities 3,719,841        

Net assets:
Invested in capital assets,
 net of related debt 41,451,576      
Restricted for debt service 4,635,014        
Unrestricted 17,665,567      

Total net assets 63,752,157$    
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
STATEMENT OF ACTIVITIES 

FOR THE YEAR ENDED JUNE 30, 2011 
 

 
 

Program Operating Grants  Capital Grants Net (Expense)
Functions / Programs Expenses and Contributions and Contributions Revenue

Governmental activities:
Operations and management 1,884,271$      49,959$              -$                             (1,834,312)$     
Agency management 1,799,019        421,935              -                               (1,377,084)       
Interest and other charges 537,493           -                          -                               (537,493)          

Total governmental activities 4,220,783$      471,894$           -$                             (3,748,889)     

General revenues:
Assessments fees 2,946,313        
Investment earnings 127,730           
Miscellaneous income 1,532               

3,075,575        

(673,314)          

Net assets, beginning of year, as restated 64,425,471      

Net assets, end of year 63,752,157$   

Change in net assets

Total general revenues 

Program Revenues

 
Interest income of $421,935 is included under operating grants of Agency management.  
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
BALANCE SHEET 

JUNE 30, 2011 
 
 
 

Maintenance FEMA 
General and Operations Grant Construction #1 

Fund Fund Fund Fund
ASSETS

Cash and cash equivalents 632,913$         3,815,844$      19,440$        7,068,916$      
Assessment receivable -                       -                       -                    25,746             
Interest income receivable 902                  5,547               32                 10,273             
Restricted cash and investments -                       -                       -                    -                       

TOTAL ASSETS 633,815$        3,821,391$     19,472$        7,104,935$     

LIABILITIES
Accounts payable -$                     119,031$         -$                  185,641$         

    Total liabilities -                       119,031           -                    185,641           

FUND BALANCES
Restricted -                       3,702,360        19,472          -                       
Assigned -                       -                       -                    6,919,294        
Unassigned 633,815           -                       -                    -                       

Total fund balances 633,815           3,702,360        19,472          6,919,294        

TOTAL LIABILITIES AND FUND BALANCES 633,815$        3,821,391$     19,472$        7,104,935$     
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
BALANCE SHEET (Continued) 

JUNE 30, 2011 
 
 
 

Debt Other Total
Construction #3 Service Governmental Governmental

Fund Fund Funds Funds
ASSETS

Cash and cash equivalents 5,532,906$        2,763,494$      789,444$       20,622,957$     
Assessment receivable -                        -                       8,376             34,122              
Interest income receivable 8,090                 10,037             1,115             35,996              
Restricted cash and investments -                        1,861,483        -                    1,861,483         

TOTAL ASSETS 5,540,996$       4,635,014$     798,935$       22,554,558$    

LIABILITIES
Accounts payable 60,027$             -$                     -$                  364,699$          

    Total liabilities 60,027               -                       -                    364,699            

FUND BALANCES
Restricted -                        4,635,014        -                    8,356,846         
Assigned 5,480,969          -                       798,935         13,199,198       
Unassigned -                        -                       -                    633,815            

Total fund balances 5,480,969          4,635,014        798,935         22,189,859       

TOTAL LIABILITIES AND FUND BALANCES 5,540,996$       4,635,014$     798,935$       22,554,558$    
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
RECONCILIATION OF THE GOVERNMENTAL FUNDS BALANCE SHEET  

TO THE GOVERNMENT-WIDE STATEMENT OF NET ASSETS 
JUNE 30, 2011 

 
 
 

Total Fund Balances - Governmental Funds 22,189,859$    

Amounts reported for Governmental Activities in the Statement of Net Assets
are different from those reported in the Governmental Funds because of the
following:

Capital assets used in Governmental Activities are not current resources
and, therefore, are not reported in the Governmental Funds Balance Sheet.

Infrastructure assets, land and easements 54,736,849$  
Less: accumulated depreciation (9,987,053)     

44,749,796      

The assets and liabilities below are not due and payable in the current period
and, therefore, are not reported in the Governmental Funds Balance Sheet. 

Bonds payable (4,110,000)     
Unamortized bond premium (388)               
Bond interest payable (56,922)          
Unamortized deferred loss on refunding 812,168         
Bond issuance costs 631,891         
Accumulated amortization, bond issuance costs (464,247)        

(3,187,498)       

Net Assets of Governmental Activities 63,752,157$   

 

ATTACHMENT 1



See independent auditor’s report and notes to the basic financial statements. 
14 

SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
STATEMENT OF REVENUES, EXPENDITURES,  

AND CHANGES IN FUND BALANCES  
FOR THE YEAR ENDED JUNE 30, 2011 

 
 
 

Maintenance FEMA
General and Operations Grant Construction #1

Fund Fund Fund Fund
Revenues:

Assessments -$                     776,221$         -$                   -$                     
Investment earnings 2,789               17,030             156                32,795             
Federal -                       -                       49,959           -                       
Other government agency aid -                       -                       -                     137,680           
Miscellaneous -                       -                       -                     1,424               

Total revenues 2,789               793,251           50,115           171,899           

Expenditures:
Current operating:

Maintenance and operations -                       766,058           19,988           691,930           
Agency management -                       -                       24,563           606,147           

Debt service:
Principal -                       -                       -                     -                       
Interest and other charges -                       -                       -                     -                       

Total expenditures -                       766,058           44,551           1,298,077        

Other financing sources (uses):
Transfers in -                       -                       -                     133,513           
Transfers out -                       -                       -                     -                       

Total other financing sources (uses) -                       -                       -                     133,513           

Net change in fund balances 2,789               27,193             5,564             (992,665)          

Fund balances, beginning 631,026           3,675,167        13,908           7,857,787        

Prior period adjustment -                       -                       -                     54,172             

Fund balances, beginning, 
as restated 631,026           3,675,167        13,908           7,911,959        

Fund balances, ending 633,815$        3,702,360$     19,472$         6,919,294$     
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
STATEMENT OF REVENUES, EXPENDITURES,  

AND CHANGES IN FUND BALANCES (Continued) 
FOR THE YEAR ENDED JUNE 30, 2011 

 
 
 

Debt Other Total
Construction #3 Service Governmental Governmental

Fund Fund Funds Funds
Revenues:

Assessments -$                     2,144,054$      26,038$           2,946,313$      
Investment earnings 25,467             46,414             3,079               127,730           
Federal -                       -                       -                       49,959             
Other government agency aid -                       -                       284,255           421,935           
Miscellaneous -                       108                  -                       1,532               

Total revenues 25,467             2,190,576        313,372           3,547,469        

Expenditures:
Current operating:

Maintenance and operations 372,411           21,427             12,457             1,884,271        
Agency management 267,192           -                       -                       897,902           

Debt service:
Principal -                       2,775,000        -                       2,775,000        
Interest and other charges -                       273,058           -                       273,058           

Total expenditures 639,603           3,069,485        12,457             5,830,231        

Other financing sources (uses):
Transfers in -                       -                       -                       133,513           
Transfers out -                       (102,218)          (31,295)            (133,513)          

Total other financing sources (uses) -                       (102,218)          (31,295)            -                       

Net change in fund balances (614,136)          (981,127)          269,620           (2,282,762)       

Fund balances, beginning 6,095,105        5,616,141        529,315           24,418,449      

Prior period adjustment -                       -                       -                       54,172             

Fund balances, beginning, 
as restated 6,095,105        5,616,141        529,315           24,472,621      

Fund balances, ending 5,480,969$     4,635,014$     798,935$         22,189,859$   
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
RECONCILIATION OF THE STATEMENT OF REVENUES, EXPENDITURES,  

AND CHANGES IN FUND BALANCES OF GOVERNMENTAL FUNDS TO THE  
GOVERNMENT-WIDE STATEMENT OF ACTIVITIES 

FOR THE YEAR ENDED JUNE 30, 2011 
 
 
 

Net Change in Fund Balances - Governmental Funds (2,282,762)$     

Amounts reported for Governmental Activities in the Statement of Activities
are different because of the following:

When capital assets that are to be used in Governmental Activities are
purchased or constructed, the resources expended for those assets are
reported as expenditures in the Governmental Funds. This is the amount
of capital assets additions and depreciation recorded in current year.

Depreciation expense (901,117)$        
(901,117)          

The issuance of long-term debt provides current financial resources to 
Governmental Funds, while the repayment of principal of long-term debt 
consumes the current financial resources of Governmental Funds. Neither 
transaction, however, has any effect on net assets. Costs associated 
with the issuance of long-term debt are reported as expenditures in the 
Governmental Funds, but deferred and amortized throughout the period 
during which the related debt is outstanding in the Statement of Activities.

Repayment of bond principal 2,775,000        
Amortization of bond issuance cost (51,583)            
Amortization of deferred loss (249,898)          
Amortization of bond premium 118                  

2,473,637        
The amounts below included in the Statement of Activities do not require
the use of current financial resources and, therefore, are not reported as 
expenditures in the Governmental Funds. The amounts shown below 
represent the net change.

Interest payable 36,928             

Changes in Net Assets of Governmental Activities (673,314)$       
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
NOTES TO THE BASIC FINANCIAL STATEMENTS 

FOR THE YEAR ENDED JUNE 30, 2011 
 
 
 
NOTE 1 – DESCRIPTION OF THE AGENCY 
 
The San Joaquin Area Flood Control Agency (the Agency) is the result of a joint powers agreement (JPA) 
between the City of Stockton (City), the County of San Joaquin (County), and the San Joaquin County 
Flood Control and Water Conservation District (District). The Agency was formed on May 25, 1995, for 
the purposes of undertaking the acquisition, construction, and/or installation of improvements to flood 
control channels in the City and the portion of unincorporated areas of the County adjacent thereto (the 
Project), in order to provide a 100-year flood protection to these areas. The Agency is a public entity 
pursuant to the provisions of Articles 1-4, Chapter 5, Division 7, Title 1 of the Government Code of the 
State of California. The basic operations of the Agency are financed as a part of the Project operations 
and costs. An annual special assessment based on total costs of the Project was assessed during the 
year ended June 30, 1996. This assessment will pay for Project costs and bond repayment. During the 
year ended June 30, 1997, an additional annual special assessment was approved for the continued 
maintenance of the flood project structures. Collections of the June 30, 1996, assessments will continue 
for the duration of the Project as well as to repay a bond issue for a period of approximately eighteen 
years. This bond issue matures in 2014. Collections of the June 30, 1997, assessment will continue until 
adoption of a terminating resolution in order to finance the maintenance of the flood project structures.  
 
The Agency’s financial statements are prepared in accordance with accounting principles generally 
accepted in the United States of America (GAAP). The Governmental Accounting Standards Board 
(GASB) is responsible for establishing GAAP for State and local governments through its 
pronouncements (Standards and Interpretations). 
 
The Agency applies all applicable GASB pronouncements (including all National Council on 
Governmental Accounting (NCGA) statements and interpretations currently in effect for fiscal year ending 
June 30, 2011) as well as the following pronouncements issued on or before November 30, 1999, unless 
those pronouncements conflict with or contradict GASB pronouncements: Financial Accounting 
Standards Board (FASB) Statements and Interpretations, Accounting Principles Board (APB) Opinions, 
and Accounting Research Bulletins (ARB) of the Committee on Accounting Procedure. 
 
 
NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES 
 
A. Financial Agency 
 

The Agency’s basic financial statements include the accounts of all Agency operations. The Agency’s 
basic financial statements do not include operations of the associated governmental agencies 
involved in the joint power agency, namely, the City, the County, and the District.  

 
B. Basis of Presentation – Government-Wide Accounting 
 

The government-wide financial statements include the Statement of Net Assets and the Statement of 
Activities and report financial information on the Agency as a whole. Eliminations have been made to 
minimize the double counting of internal activities.  

 
The Statement of Activities presents a comparison between direct expenses and program revenues 
for functions of the Agency’s governmental activities. Direct expenses are those that are clearly 
identifiable with a specific function. Program revenues include 1) grants and contributions that are 
restricted to meeting the operational or capital requirements of a particular function or segment and 2) 
fees, grants, and contributions that are restricted to financing the acquisition or construction of capital 
assets. Other items not properly included are reported instead as general revenues and expenses. 
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
C. Basis of Presentation – Fund Accounting 

 
Fund financial statements provide information about the Agency’s funds. Each fund is accounted for 
by providing a separate set of self-balancing accounts that comprises its assets, liabilities, fund 
balances, revenues, and expenditures. Agency resources are allocated to and accounted for in 
individual funds based upon the purpose for which they are to be spent and the means by which 
spending activities are controlled. The Agency does not have any proprietary or fiduciary funds. 

 
D. Measurement Focus, Basis of Accounting, and Financial Statement Presentation 
 

The government-wide statements are reported using the economic resources measurement focus 
and the accrual basis of accounting. Revenues are recorded when earned, and expenses are 
recorded when a liability is incurred, regardless of the timing of related cash flows. Assessments are 
recognized in the year for which they are levied. 
 
The governmental fund financial statements are presented on the current financial resources 
measurement focus and the modified accrual basis of accounting. Under this method, revenues are 
recognized when they are both measurable and available. “Measurable” means the amount of the 
transaction can be determined and “available” means collectible within the current period or within 60 
days after year-end. Expenditures are recorded when the related liability is incurred, except for 
general obligation bond principal and interest which are reported as expenditures in the year due. 

 
The major sources of revenues susceptible to accrual are assessments of property owners and 
investment income. 

 
When both restricted and unrestricted resources are available for use, it is the Agency’s policy to use 
restricted resources first, then unrestricted resources as needed. 

 
E. Allocation of Indirect Expenses 
 

The Agency allocates indirect expenses, primarily comprised of administrative services, to Agency 
management functions. Administrative services include accounting, financial reporting, payroll 
reimbursement, investing and cash management, personnel services, and other administrative 
services.  

 
F. Fund Types and Major Funds 
 

The Agency reported the following major governmental funds in the accompanying financial 
statements:  

 
General Fund – Accounts for project expenses, including, but not limited to, construction, consultants, 
and salaries reimbursement. 

 
Construction #1 and #3 Funds – Accounts for all resources for the acquisition of capital facilities by 
the Agency. The Project of the Agency is to construct these facilities. The original assessment and 
proceeds of the bond issue are the sources of funds. Recorded income sources include assessment 
fees collected by the County Tax Collector and reimbursement from the Federal government. 

 
Maintenance and Operations Fund – Accounts for the collection of special assessments from 
property owners within the Agency’s assessment district for the maintenance of the flood structures.  
Proceeds are restricted to the operations and maintenance (O&M) activities identified in the O&M 
budget. 
 
FEMA Grant Fund – Accounts for resources used to pay for specific projects related to a Cooperative 
Technical Partner agreement between the Agency and FEMA.  The resources are used to pay for 
updated stage-frequency curves for the San Joaquin River Delta, various mapping activities to 
provide enhanced damage reduction for areas protected by levees, and reimbursement for 
administrative costs associated with managing the grant activities. 
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
F. Fund Types and Major Funds (Continued) 
 

Debt Service Fund – Accounts for the accumulation of financial resources for the payment of principal 
and interest on the Agency’s general obligation debt. Required interest and principal payments are 
made according to the terms of the bond issue. 

 
G. Cash and Cash Equivalents 
 

The Agency maintains a large portion of its cash in the County Treasury. The County pools these 
funds with those of other agencies in the County and invests the cash. 

 
H. Infrastructure Assets and Depreciation 
 

The Agency’s infrastructure assets with useful lives of more than one year are stated at historical cost 
and comprehensively reported in the government-wide financial statements. The Agency generally 
capitalizes all assets as construction outlays occur. The costs of normal maintenance and repairs that 
do not add to the asset value or materially extend useful lives are not capitalized. Infrastructure 
assets are depreciated using the straight-line method over a useful life of 50 years. 

 
I. Long-Term Debt, Deferred Debt Expense, and Bond Discount/Premiums 
 

In the government-wide financial statements, outstanding debt is reported as a liability. Bond 
issuance costs, bond premiums, and the difference between the reacquisition price and the net 
carrying value of refunded debt are capitalized and amortized over the terms of the respective bonds 
using a method that approximates the effective interest method. The governmental fund financial 
statements recognize the proceeds of debt and premiums as other financing sources of the current 
period. Issuance costs are reported as expenditures. 

 
J. Reservation of Fund Balances 
 

The Agency records reservations for portions of fund equity which are legally segregated for specific 
future use or which do not represent available expendable resources and, therefore, are not available 
for appropriations or expenditure in the governmental funds Balance Sheet. If restricted and 
unrestricted net assets are available for the same purpose, then restricted net assets will be used 
before unrestricted net assets. 

 
K. Restriction of Net Assets 
 

Net assets are the excess of all the Agency’s assets over all its liabilities, regardless of fund. Net 
assets are divided into three captions under GASB Statement No. 34, Basic Financial Statements—
and Management’s Discussion and Analysis—for State and Local Governments. These captions 
apply only to net assets, which are determined only at the government-wide level, and are described 
below: 
 

Invested in Capital Assets, Net of Related Debt – This amount consists of capital assets net of 
accumulated depreciation, less the outstanding balance of any debt issued to finance these 
assets.  
 
Restricted Net Assets – This amount is restricted by external creditors, grantors, contributors, 
laws or regulations of other governments, enabling legislation, and constitutional provisions.  
 
Unrestricted Net Assets – This amount is all net assets that do not meet the definition of “invested 
in capital assets, net of related debt” or “restricted net assets.”  
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 

L. Assessment Tax 
 
The County collects the Agency’s assessment tax revenue as part of the County’s property taxes.  
The County’s secured property tax payments are levied in two equal installments: the first is generally 
due November 1 and delinquent with penalties after December 10; the second is due February 1 and 
delinquent with penalties after April 10. Secured property with unpaid taxes incurs a lien on January 1 
preceding the fiscal year for which taxes are levied. Property taxes on the unsecured roll are due on 
the January 1 lien date and become delinquent if unpaid on August 31. 
 

M. Use of Estimates 
 

Management uses estimates and assumptions in preparing financial statements. Those estimates 
and assumptions affect the reported amounts of assets and liabilities, the disclosure of contingent 
assets and liabilities, and the reported revenues and expenses. Actual results could differ from these 
estimates. 

 
N. New Accounting Pronouncement – Fund Balance 

 
In March 2009, GASB issued Statement No. 54, Fund Balance Reporting and Governmental Fund 
Type Definitions. This statement establishes fund balance classifications that comprise a hierarchy 
based primarily on the extent to which a government is bound to observe constraints imposed upon 
the use of the resources reported in governmental funds. These classifications are described below: 
 
1. Nonspendable Fund Balance – amounts that are inherently nonspendable such as inventory or 

long-term receivables. 
 
2. Restricted Fund Balance – amounts that have externally enforceable limitations on use that are 

either imposed by law or constrained by grantors, contributors, or laws and regulations of other 
governments. 

 
3. Committed Fund Balance – amounts that can only be used for specific purposes determined by 

formal action of the Agency’s highest level of decision-making authority, the Board of Directors.  
These committed amounts cannot be used for any other purpose unless the Board of Directors 
removes or changes the specified use through the same type of formal action taken to establish 
the commitment.  The formal action must occur prior to the end of the reporting period; however, 
the amount can be determined subsequently. 

 
4. Assigned Fund Balance – amounts that are constrained by the Agency’s intent to be used for 

specific purposes, but are neither restricted nor committed, should be reported as assigned fund 
balance.  The intent can be expressed by the Board of Directors itself or by an official to which 
the governing body has delegated the authority.   

 
5. Unassigned Fund Balance – the residual positive net resources of the General Fund in excess of 

what can properly be classified in one of the other four categories.  This amount is reported only 
in the General Fund except in cases of negative fund balance.  Negative fund balances in other 
governmental funds are reported as Unassigned Fund Balance. 

 
The accounting policies of the Agency consider restricted fund balance to have been spent first when 
an expenditure is incurred if both restricted and unrestricted fund balance are available.  Similarly, 
when an expenditure is incurred for purposes for which amounts in any of the unrestricted 
classifications of fund balance could be used, the Agency considers committed amounts to be 
reduced first, followed by assigned amounts, and then unassigned amounts. 
 
Most non-general funds were designated for one purpose at the time of their creation. Therefore, 
expenditures made out of a fund will be allocated to the applicable fund balance classifications in the 
order of the spending policy above. 
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 

O. New Accounting Pronouncements – Future Years 
  

Governmental Accounting Standards Board Statement No. 60 
 
In November of 2010, GASB issued Statement No. 60, Accounting and Financial Reporting for 
Service Concession Arrangements.  The objective of the statement is to improve financial reporting 
by addressing issues related to service concession arrangements (SCAs), which is a type of public-
private or a public-public partnership.  As used in this statement, a SCA is an arrangement between a 
transferor (a government) and an operator (a governmental or nongovernmental entity) in which (1) 
the transferor conveys to an operator the right and related obligation to provide services through the 
use of infrastructure or another public asset (a “facility”) in exchange for significant consideration and 
(2) the operator collects and is compensated by fees from third parties.  The requirements of this 
statement are effective for financial statements for periods beginning after December 15, 2011.  The 
provisions of this statement generally are required to be applied retroactively for all periods 
presented.  GASB Statement No. 60 will not have an effect on the Agency. 
 
Governmental Accounting Standards Board Statement No. 61 
 
In November of 2010, GASB issued Statement No. 61, The Financial Reporting Entity: Omnibus—An 
Amendment of GASB Statements No. 14 and No. 34.  The objective of this statement is to improve 
guidance for including, presenting, and disclosing information about component units and equity 
interest transactions of a financial reporting entity.  The requirements of GASB Statement No. 14, The 
Financial Reporting Entity, and the related financial reporting requirements of GASB Statement No. 
34, Basic Financial Statements—and Management’s Discussion and Analysis—for State and Local 
Governments, were amended to better meet user needs and to address reporting entity issues that 
have arisen since the issuance of those statements.  The provisions of this statement are effective for 
financial statements for periods beginning after June 15, 2012.  GASB Statement No. 61 will not have 
an effect on the Agency. 
 
Governmental Accounting Standards Board Statement No. 62 
 
GASB Statement No. 62, Codification of Accounting and Financial Reporting Guidance Contained in 
Pre-November 30, 1989 FASB and AICPA Pronouncements, was released in December 2010.  The 
codification incorporates into the GASB’s authoritative literature certain accounting and financial 
reporting guidance that is included in the following pronouncements issued on or before November 
30, 1989, which do not conflict with or contradict GASB pronouncements: 
 
1. FASB Statements and Interpretations 
2. APB Opinions 
3. ARBs of the American Institute of Certified Public Accountants’ (AICPA) Committee on 

Accounting Procedure 
 
No new accounting principles generally accepted in the United States of America were released in 
this statement.  GASB Statement No. 62 is effective for periods beginning after December 15, 2011.  
However, as the statement codifies what is in current practice, there is no net effect on the Agency’s 
accounting or financial reporting upon the statement’s implementation. 
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 

O. New Accounting Pronouncements – Future Years (Continued) 
  

Governmental Accounting Standards Board Statement No. 63 
 
GASB Statement No. 63, Financial Reporting of Deferred Outflows of Resources, Deferred Inflows of 
Resources, and Net Position, was released in June 2011.  GASB Statement No. 63 provides financial 
reporting guidance for deferred outflows of resources and deferred inflows of resources.  Previously, 
GASB Concepts Statement No. 4, Elements of Financial Statements, introduced and defined those 
elements as a consumption of net assets by the government that is applicable to a future reporting 
period, and an acquisition of net assets by the government that is applicable to a future reporting 
period, respectively.  Previous financial reporting standards do not include guidance for reporting 
those financial statement elements, which are distinct from assets and liabilities.  Concepts Statement 
No. 4 also identifies net position as the residual of all other elements presented in a statement of 
financial position.  GASB Statement No. 63 amends the net asset reporting requirements in GASB 
Statement No. 34, Basic Financial Statements – and Management’s Discussion and Analysis – for 
State and Local Governments, and other pronouncements by incorporating deferred outflows of 
resources and deferred inflows of resources into the definitions of the required components of the 
residual measure and by renaming that measure as net position, rather than net assets. 
 
GASB Statement No. 63 is effective for periods beginning after December 15, 2011.  The Agency has 
elected not to early implement this statement. 
 
Governmental Accounting Standards Board Statement No. 64 
 
GASB Statement No. 64, Derivative Instruments: Application of Hedge Accounting Termination 
Provisions, An Amendment of GASB Statement No. 53, was released in June 2011.  GASB 
Statement No. 64 provides guidance for accounting and reporting when interest rate swap 
agreements and commodity swap agreements in which a swap counterparty, or the swap 
counterparty’s credit support provider, commits or experiences either an act of default or a 
termination event as both are described in the swap agreement.  Many of those governments have 
replaced their swap counterparty, or swap counterparty’s credit support providers, either by amending 
existing swap agreements or by entering into new swap agreements.  When these swap agreements 
have been reported as hedging instruments, questions have arisen regarding the application of the 
termination of hedge accounting provisions in GASB Statement No. 53, Accounting and Financial 
Reporting for Derivative Instruments.  Those provisions require a government to cease hedge 
accounting upon the termination of the hedging derivative instrument, resulting in the immediate 
recognition of the deferred outflows of resources or deferred inflows of resources as a component of 
investment income.  GASB Statement No. 64 clarifies the accounting treatment when this occurs.  
GASB Statement No. 64 is effective for periods beginning after June 15, 2011.  Because the Agency 
does not enter into hedge agreements with swap providers for the purpose of managing risk beyond 
investment return, GASB Statement No. 64 will not apply. 
 
Governmental Accounting Standards Board Statement No. 65 
 
GASB Statement No. 65, Items Previously Reported as Assets and Liabilities, was released in March 
2012. GASB Statement No. 65 establishes accounting and financial reporting standards that 
reclassify, as deferred outflows of resources or deferred inflows of resources, certain items that were 
previously reported as assets and liabilities and recognizes, as outflows of resources or inflows of 
resources, certain items that were previously reported as assets and liabilities. GASB Statement No. 
65 also provides other financial reporting guidance related to the impact of the financial statement 
elements deferred outflows of resources and deferred inflows of resources, such as changes in the 
determination of the major fund calculations and limiting the use of the term “deferred” in financial 
statement presentations. The provisions of this statement are effective for financial statements for 
periods beginning after December 15, 2012. The Agency has not elected to early implement this 
statement. 
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 

O. New Accounting Pronouncements – Future Years (Continued) 
  

Governmental Accounting Standards Board Statement No. 66 
 
GASB Statement No. 66, Technical Corrections - An Amendment of GASB Statements No. 10 and 
No. 62, was also released in March 2012. GASB Statement No. 66 resolves conflicting guidance that 
resulted from the issuance of two pronouncements, Statements No. 54, Fund Balance Reporting and 
Governmental Fund Type Definitions, and No. 62 ,Codification of Accounting and Financial Reporting 
Guidance Contained in Pre-November 30, 1989 FASB and AICPA Pronouncements. GASB 
Statement No. 66 amends Statement No. 10, Accounting and Financial Reporting for Risk Financing 
and Related Insurance Issues, by removing the provision that limits fund-based reporting of an 
entity’s risk financing activities to the general fund and the internal service fund type. GASB 
Statement No. 66 also amends Statement 62 by modifying the specific guidance on accounting for (1) 
operating lease payments that vary from a straight-line basis, (2) the difference between the initial 
investment (purchase price) and the principal amount of a purchased loan or group of loans, and (3) 
servicing fees related to mortgage loans that are sold when the stated service fee rate differs 
significantly from a current (normal) servicing fee rate. These changes clarify how to apply GASB 
Statement No. 13, Accounting for Operating Leases with Scheduled Rent Increases, and result in 
guidance that is consistent with the requirements in GASB Statement No. 48, Sales and Pledges of 
Receivables and Future Revenues and Intra-Entity Transfers of Assets and Future Revenues, 
respectively. The provisions of this statement are effective for financial statements for periods 
beginning after December 15, 2012. The Agency has not elected to early implement this statement. 
 
Governmental Accounting Standards Board Statement No. 67 
 
GASB Statement No. 67, Financial Reporting for Pension Plans—an amendment of GASB Statement 
No. 25, released in June 2012, will not apply to the Agency as the Agency is not a defined benefit 
pension plan. 
 
Governmental Accounting Standards Board Statement No. 68 
 
GASB Statement No. 68, Accounting and Financial Reporting for Pensions—an amendment of GASB 
Statement No. 27, was released in June 2012.  GASB Statement No. 68 improves accounting and 
financial reporting by state and local governments for pensions. It also improves information provided 
by state and local governmental employers about financial support for pensions that is provided by 
other entities. GASB Statement No. 68 results from a comprehensive review of the effectiveness of 
existing standards of accounting and financial reporting for pensions with regard to providing 
decision-useful information, supporting assessments of accountability and interperiod equity, and 
creating additional transparency. GASB Statement No. 68 establishes standards for measuring and 
recognizing liabilities, deferred outflows of resources, deferred inflows of resources, and 
expense/expenditures. For defined benefit pensions, this statement identifies the methods and 
assumptions that should be used to project benefit payments, discount projected benefit payments to 
their actuarial present value, and attribute that present value to periods of employee service.  Note 
disclosure and required supplementary information requirements about pensions also are addressed. 
Distinctions are made regarding the particular requirements for employers based on the number of 
employers whose employees are provided with pensions through the pension plan and whether 
pension obligations and pension plan assets are shared. In addition, GASB Statement No. 68 details 
the recognition and disclosure requirements for employers with liabilities (payables) to a defined 
benefit pension plan and for employers whose employees are provided with defined contribution 
pensions. GASB Statement No. 68 also addresses circumstances in which a nonemployer entity has 
a legal requirement to make contributions directly to a pension plan. Various new note disclosures 
and required supplementary information will be presented. GASB Statement No. 68 is effective for 
fiscal years beginning after June 15, 2014.  GASB Statement No. 68 does not apply to the Agency. 
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NOTE 2 – SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 

P. Reclassification 
  

Certain reclassifications have been made to the prior year financial statements to be in conformity 
with the fiscal year 2011 presentation. 
 

Q. Expenditures in Excess of Appropriations 
 

The expenditures of the funds below exceeded their appropriated expenditures as follows. However, 
sufficient additional resources were available to fund these expenditures.  
 

Fund/Department Final Budget Actual Amount Exceeded Budget

FEMA Grant Fund  *
Maintenance and Operations -$                   19,988$             (19,988)$                 
Agency Management -                     24,563               (24,563)                   

 
 *  The Agency did not create a budget for the FEMA Grant Fund for the fiscal year 2010/11.  The 

Agency was reimbursed for expenditures by FEMA as the expenditures were passed through.  
The Agency did not incur any financial burden. 

 
 
NOTE 3 – DETAILED NOTES ON FUNDS 
 
ASSETS 
 
A. Cash in County Treasury 
 

The Agency maintains a large portion of its cash in the County Treasury as part of the common 
investment pool (the Pool), which had a carrying value of $20,622,957 as of June 30, 2011. The fair 
value of the Agency’s portion of the Pool as of June 30, 2010, was $23,453,871.  

 
The Agency is considered to be an involuntary participant in the external investment Pool. The Pool 
has established a treasury oversight committee to monitor and review the management of public 
funds maintained in the Pool. 

 
Participants’ equity in the Pool is determined by the dollar amount of the participant’s deposits, 
adjusted for withdrawals and distributed investment income. Investment income is prorated to 
individual funds based on their average daily cash balances. 

 
The value of the Agency’s shares in the Pool, which may be withdrawn, is determined on an 
amortized cost basis, which is different than the fair value of the Agency’s position in the Pool. The 
Agency’s investment in the Pool is unrated, stated at amortized cost which approximates fair value, 
available on demand, and considered cash equivalents. 

 
Interest rate risk is the risk that changes in market interest rates will adversely affect the fair value of 
an investment. Generally the longer the maturity of an investment the greater the sensitivity of fair 
value to changes in market interest rate. As of year-end, the weighted average maturity of the 
investments contained in the County Treasury investment pool was approximately one year. 
 
Credit Risk – Credit risk is the risk that an issuer or other counterparty to an investment will not fulfill 
its obligations. California statutes and the County’s investment policy limit the County investments to 
obligations of the U.S. Treasury, certain Federal agencies, bankers’ acceptances, “prime” commercial 
paper, certificates of deposit, swaps and trades, State Treasurer’s Local Agency Investment Fund, 
and repurchase agreements. Credit ratings as of June 30, 2011, of the pool investments are 
presented below. 
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NOTE 3 – DETAILED NOTES ON FUNDS (Continued) 
 
ASSETS (Continued) 
 
A. Cash in County Treasury (Continued) 

 
Concentration of Credit Risk – Concentration of credit risk is the loss risk attributed to the magnitude 
of a government’s investment in a single issuer. The County’s investment policy places certain 
maximum percentage limitations of investments by investment type and the Treasurer has adhered to 
this policy with no exception. As of June 30, 2011, the County’s investments by investment type as 
the percentage of the Pool investments are shown below. 

 
Custodial credit risk does not apply to a local govermnent’s indirect investment in securities through 
the use of mutual funds or govermnent investment pools. The County issues a financial report that 
includes custodial credit risk disclosures for the cash in the County Treasury. The report may be 
obtained by writing to the County Treasurer, 44 North San Joaquin Street, Stockton, California 95202. 

 
B. Investments 
 

At year-end, the Agency had the following investments and maturities: 
 

Weighted Fair Value
Average as % of Credit
Maturities the Pool Rating

Investment Type Fair Value (in days) Investments S&P/MIS*

Wells Fargo Advantage Heritage
Money Market Select 32,478$        - 1.74% A-1+/P-1

Federal Home Loan Mortgage 
Corp. Maturity 4/15/2013 1,829,005     403 98.26% AAA/aaa

Total investment 1,861,483$  403 100.00%

* Standard and Poor's (S&P); Moody's Investors Service (MIS)

 
These investments are designated for the repayment of the bonds per the requirement for the sinking 
funds. 

 
Cash balances held in investment accounts are not insured by the Federal Depository Insurance 
Corporation. At June 30, 2011, the Agency had $1,861,483 in marketable securities which are not 
insured. 

 
C. Assessments Receivable 
 

Assessments are collected and remitted to the County Tax Collector. The County Tax Collector’s 
office transfers the assessment amount to the Agency’s fund held by the County Treasury.  

 
In the governmental fund financial statements, assessments receivable are recorded in the Special 
Revenue Funds and the Debt Service Fund. 

 
In the government-wide financial statements, assessments receivable include all amounts due to the 
Agency regardless of when the cash is received. 
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NOTE 3 – DETAILED NOTES ON FUNDS (Continued) 
 
ASSETS (Continued) 
 
D. Capital Assets 
 

The following table provides a summary of changes in capital assets:  
 

June 30, 2010 Additions Deletions June 30, 2011

Nondepreciable capital assets:
Land and easements 9,678,245$    -$               -$               9,678,245$    

Total nondepreciable capital assets 9,678,245    -               -                9,678,245     

Depreciable capital assets:
Infrastructure assets 45,058,604  -               -                45,058,604    

Total depreciable capital assets 45,058,604  -               -                45,058,604    
Less accumulated depreciation (9,085,936)   (901,117)  -                (9,987,053)     

Net depreciable capital assets 35,972,668  (901,117)  -                35,071,551    

Net capital assets 45,650,913$ (901,117)$ -$               44,749,796$  
 

Depreciation expense of $901,117 was charged to functions of the government as Agency 
management. 
 

LIABILITIES 
 
E. Accounts Payable 
 

Significant payables include amounts due to a related party. See Note 5 for information describing 
related parties. Other payable amounts are due to vendors for services rendered prior to the fiscal 
year-end.  

 
F. Long-Term Debt 
 

During the year ended June 30, 2003, the Agency was able to issue bonds for the remainder of the 
Project, with an interest rate ranging 2.50% – 4.30%. The bonds are secured by the assessments 
levied on parcels within the Agency. The Agency made principal payments of $2,775,000 during the 
year ended June 30, 2011, none of which was an optional redemption. The indenture requires the 
maintenance of a principal (sinking fund) account. 

 
Interest costs are incurred on the long-term bonds. In the year ended June 30, 2011, the Debt 
Service Fund incurred $273,058 of interest costs. 

 
G. Outstanding Bonds, Maturity Dates, and Interest Rates 

 
Amount of Range of Range of

Original Issue Maturity Dates Interest Rates

Limited Obligation Bonds 22,975,000$      2003-2014 2.50% - 4.30% 
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NOTE 3 – DETAILED NOTES ON FUNDS (Continued) 
 
LIABILITIES (Continued) 
 
H. Changes in Long-Term Debt 
 
 The following is a summary of changes in long-term debt for the year ended June 30, 2011: 
 

Due Within
June 30, 2010 Additions Reductions June 30, 2011 One Year

Bonds 6,885,000$      -$                     2,775,000$      4,110,000$      970,000$         
Premium 506                  -                       118                  388                  118                  
Deferred loss (1,062,066)       -                       (249,898)          (812,168)          (249,898)          

Total 5,823,440$      -$                    2,525,220$     3,298,220$      720,220$        

 
The annual debt service requirements to maturity for bonded debt are as follows: 

 
Year Ending Principal Premium Deferred Loss Maturity, Net

June 30, {a} {b} {c} {a}+{b}+{c} Interest

2012 970,000$       118$              (249,898)$      720,220$       151,366$       
2013 1,005,000      118                (249,898)        755,220         111,363         
2014 1,045,000      118                (249,898)        795,220         68,815           
2015 1,090,000      34                  (62,474)          1,027,560      23,435           

Total 4,110,000$    388$             (812,168)$     3,298,220$   354,979$      

 
I. Information on Assessment Delinquency for Bond Repayment: 

 
Tax year   2010-11
Percent delinquent   2.28%
Parcels delinquent   965
Dollars delinquent $ 48,786
      
For prior five and current years     
Percent delinquent   1.05%
Parcels delinquent   2,576
Dollars delinquent $ 136,247

 
 

NOTE 4 – INTERFUND TRANSFERS 
 
A. Transfers and Payments 
 

Transfers and payments within the Agency are for the purpose of subsidizing operating functions. 
Resources are accumulated in a fund to support and simplify the administration of various projects or 
programs. 

 
The government-wide Statement of Activities eliminates transfers as reported within the segregated 
governmental columns. Only transfers between the columns appear in this statement. 
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NOTE 4 – INTERFUND TRANSFERS (Continued) 
 
A. Transfers and Payments (Continued) 
 
 The following schedule reports transfers and payments within the Agency: 
 

Transfers out Transfers in

Construction #1 Fund -$                     133,513$         
Debt Service Fund 102,218           -                       
Other Governmental Funds 31,295             -                       

Total 133,513$        133,513$         

 
These transfers occurred for the purpose of funding operating cash needed by certain funds. 
 
 
NOTE 5 – RELATED PARTY TRANSACTIONS 
 
During the year ended June 30, 2011, the Agency has approved payments to members of the JPA for 
services and personnel costs of the Agency from inception to present date. These payments were 
approved by the Board of Directors resolutions at the initial setup of the Agency. These costs are 
accumulated in the Agency administrative costs. Payments are made in the year following the year they 
are incurred. Amounts due to the related party during the fiscal year ended June 30, 2011, were 
$302,252. 
 
 
NOTE 6 – COMMITMENTS 
 
To address Federal (FEMA, U.S. Army Corps of Engineers), State (Department of Water Resources, 
Senate Bill 5), and local flood control issues, the Board of Directors took the following actions during 
2008-09:  signing of two 3-year consultant contracts, each in the amount of $1.5 million, with Peterson 
Brustad, Inc., and Wood Rodgers, Inc., for technical support related to levee and other flood control 
activities.  These contracts provided the Agency with the ability to address issues related to the 
disaccreditation and provisional accreditation of area levees by the FEMA Map Modernization Program.  
In addition, the Agency entered into a $10 million cost-share agreement with the U.S. Army Corps of 
Engineers and the Central Valley Flood Protection Board for a Feasability Study for the San Joaquin 
River (local responsibility $2.5 million).  Information from the study will be used to develop a plan to reach 
200-year level of flood protection for urban and urbanizing areas as required by State Senate Bill 5. 
 
 
NOTE 7 – PRIOR PERIOD ADJUSTMENT 
 
A. Restatement of Net Assets 

 
Governmental 

Activities

Beginning balance, as previously reported 64,371,299$      

Additions: 
Properly accrue revenue 54,172               

Net assets, June 30, 2010, as restated 64,425,471$      

 
Revenue was not accrued for services rendered during 2009/10. The beginning net asset balance 
was understated by $54,172.  
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NOTE 7 – PRIOR PERIOD ADJUSTMENT (Continued) 
 
B. Restatement of Fund Balance 
 

Fund Financial
Statements

Construction #1
Fund 

Beginning balance, as previously reported 7,857,787$        

Additions: 
Properly accrue revenue 54,172              

Fund balance, June 30, 2010, as restated 7,911,959$        
 

The beginning fund balance was restated to reflect the accrual of revenue earned during 2009/10 that 
was not accrued.  

 
 
NOTE 8 – SUBSEQUENT EVENTS 
 
On July 13, 2011, the Board of Directors authorized Resolution No. 11-13 approving the retirement of the 
Limited Obligation Bond.  In September 2011, the Agency paid off the bonds in the amount of $4,110,000. 
 
Subsequent events have been evaluated through September 17, 2013, which is the date the financial 
statements were issued. 
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
BUDGET TO ACTUAL COMPARISON SCHEDULES 

FOR THE YEAR ENDED JUNE 30, 2011 
 
 
 

Variance
Original Final With Final
Budget Budget Actual Budget

Revenues:
Assessments -$                 -$                 -$                 -$                 
Investment earnings -                  -                  2,789            2,789          

Total revenues -                  -                  2,789            2,789          

Expenditures:
Maintenance and operations -                  -                  -                   -                  
Reserves/emergencies -                  -                  -                   -                  

Total expenditures -                  -                  -                   -                  

Excess of revenues and other sources
over expenditures and other uses -$                 -$                 2,789            2,789$         

Fund balances, beginning 631,026        

Fund balances, end 633,815$      

General Fund
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
BUDGET TO ACTUAL COMPARISON SCHEDULES (Continued) 

FOR THE YEAR ENDED JUNE 30, 2011 
 
 
 

Variance
Original Final With Final
Budget Budget Actual Budget

Revenues:
Assessments 770,478$     770,478$     776,221$      5,743$         
Investment earnings -                  -                  17,030          17,030        

Total revenues 770,478      770,478      793,251        22,773        

Expenditures:
Maintenance and operations 770,478      770,478      766,058        4,420          
Reserves/emergencies 100,000      100,000      -                   100,000      

Total expenditures 870,478      870,478      766,058        104,420      

Excess (deficiency) of revenues and other sources
over (under) expenditures and other uses (100,000)$    (100,000)$    27,193          127,193$     

Fund balances, beginning 3,675,167     

Fund balances, end 3,702,360$   

Maintenance and Operations Fund
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
BUDGET TO ACTUAL COMPARISON SCHEDULES (Continued) 

FOR THE YEAR ENDED JUNE 30, 2011 
 
 
 

Variance
Original Final With Final
Budget Budget Actual Budget

Revenues:
Investment earnings -$              -$               156$           156$          
Federal -               -                49,959        49,959      

Total revenues -               -                50,115        50,115      

Expenditures:
Maintenance and operations -               -                19,988        (19,988)    
Agency management -                24,563        (24,563)    

Total expenditures -               -                44,551        (44,551)    

Excess of revenues and other sources
over expenditures and other uses -$              -$               5,564$        5,564$       

FEMA Grant Fund
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
NOTE TO THE REQUIRED SUPPLEMENTARY INFORMATION 

JUNE 30, 2011 
 
 
 
NOTE 1 – BUDGETARY INFORMATION 
 
A. Budget Policy and Practice 
 

The Agency submits an annual budget to the Board of Directors. The Board of Directors formally 
approves the annual budget in accordance with the by-laws established by the joint power agency 
agreement. The Board of Directors is to prepare and adopt a budget within the first 90 days of the 
fiscal year. 

 
B. Basis of Budgeting 
 

The budget is prepared on a GAAP basis. Revenues are budgeted by source. Expenditures are 
budgeted by department and class as follows: maintenance and operations, administrative costs, and 
real property acquisition costs.  Expenditures may not exceed appropriations at this level. 

 
 
 

ATTACHMENT 1



34 

SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
NONMAJOR GOVERNMENTAL FUNDS 

COMBINING BALANCE SHEET 
JUNE 30, 2011 

 
 
 

CAPITAL PROJECTS
FUND

Lower San Joaquin Flood Control Total
River Feasibility Facilities Equalization Levee P359 Governmental

Study Fund Fee Fund Fund Funds
ASSETS

Cash and cash equivalents 789,444$                    -$                                -$                                789,444$            
Assessment receivable -                                  8,376                          -                                  8,376                  
Interest income receivable 1,077                          29                               9                                 1,115                  

Total assets 790,521$                    8,405$                        9$                               798,935$            

FUND BALANCES
Assigned 790,521                      8,405                          9                                 798,935              

    Total unreserved, designated 790,521                      8,405                          9                                 798,935              

Total fund balances 790,521                      8,405                          9                                 798,935              

TOTAL LIABILITIES AND FUND BALANCES 790,521$                    8,405$                        9$                               798,935$            

FUNDS
SPECIAL REVENUE
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
NONMAJOR GOVERNMENTAL FUNDS 

COMBINING STATEMENT OF REVENUES, EXPENDITURES,  
AND CHANGES IN FUND BALANCES 

FOR THE YEAR ENDED JUNE 30, 2011 
 
 
 

CAPITAL PROJECTS
FUND

Lower San Joaquin Flood Control Total
River Feasibility Facilities Equalization Levee P359 Governmental

Study Fund Fee Fund Fund Funds
Revenues:

Assessments -$                             26,038$                        -$                                 26,038$          
Investment earnings 2,953                       69                                 57                                3,079              
Other government agency aid 284,255                   -                                    -                                   284,255          

Total revenues 287,208                   26,107                          57                                313,372          

Expenditures:
Current operating:

Maintenance and operations -                               -                                    12,457                         12,457            

Total expenditures -                               -                                    12,457                         12,457            

Other financing sources (uses):
Transfers out -                               (24,591)                         (6,704)                          (31,295)           

Total other financing 
 sources (uses) -                               (24,591)                         (6,704)                          (31,295)           

Net change in fund balances 287,208                   1,516                            (19,104)                        269,620          

Fund balances, beginning 503,313                   6,889                            19,113                         529,315          

Fund balances, ending 790,521$                 8,405$                          9$                                798,935$        

FUNDS
SPECIAL REVENUE
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INDEPENDENT AUDITOR’S REPORT ON INTERNAL CONTROL OVER  
FINANCIAL REPORTING AND ON COMPLIANCE AND OTHER MATTERS  

BASED ON AN AUDIT OF FINANCIAL STATEMENTS PERFORMED IN  
ACCORDANCE WITH GOVERNMENT AUDITING STANDARDS  

 
 
 
 
Board of Directors 
San Joaquin Area Flood Control Agency 
Stockton, California 
 
 
We have audited the financial statements of the governmental activities, each major 
fund, and the aggregate remaining fund information of San Joaquin Area Flood 
Control Agency (Agency), as of and for the year ended June 30, 2011, which 
collectively comprise the Agency’s basic financial statements, and have issued our 
report thereon dated September 17, 2013. We conducted our audit in accordance 
with auditing standards generally accepted in the United States of America and the 
standards applicable to financial audits contained in Government Auditing Standards, 
issued by the Comptroller General of the United States. 
 
Internal Control Over Financial Reporting 
Management of the Agency is responsible for establishing and maintaining effective 
internal control over financial reporting. In planning and performing our audit, we 
considered the Agency’s internal control over financial reporting as a basis for 
designing our auditing procedures for the purpose of expressing our opinions on the 
financial statements, but not for the purpose of expressing an opinion on the 
effectiveness of the Agency’s internal control over financial reporting. Accordingly, we 
do not express an opinion on the effectiveness of the Agency’s internal control over 
financial reporting. 
 
A deficiency in internal control exists when the design or operation of a control does 
not allow management or employees, in the normal course of performing their 
assigned functions, to prevent, or detect and correct misstatements on a timely basis. 
A material weakness is a deficiency, or a combination of deficiencies, in internal 
control such that there is a reasonable possibility that a material misstatement of the 
entity’s financial statements will not be prevented, or detected and corrected on a 
timely basis. 
 
Our consideration of internal control over financial reporting was for the limited 
purpose described in the first paragraph of this section and was not designed to 
identify all deficiencies in internal control over financial reporting that might be 
deficiencies, significant deficiencies, or material weaknesses. We did not identify any 
deficiencies in internal control over financial reporting that we consider to be material 
weaknesses, as defined above. 
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Compliance and Other Matters 
As part of obtaining reasonable assurance about whether the Agency’s financial statements are free of 
material misstatement, we performed tests of its compliance with certain provisions of laws, regulations, 
contracts, and grant agreements, noncompliance with which could have a direct and material effect on 
the determination of financial statement amounts. However, providing an opinion on compliance with 
those provisions was not an objective of our audit, and accordingly, we do not express such an opinion. 
The results of our tests disclosed no instances of noncompliance or other matters that are required to be 
reported under Government Auditing Standards. 
 
We noted certain matters that we reported to management of the Agency, in a separate letter dated 
September 17, 2013. 
 
This report is intended solely for the information and use of management, Board of Directors, and others 
within the Agency and is not intended to be and should not be used by anyone other than these specified 
parties. 
 
 BROWN ARMSTRONG  
 ACCOUNTANCY CORPORATION 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Bakersfield, California 
September 17, 2013 
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY 
SCHEDULE OF SIGNIFICANT DEFICIENCIES,  

MATERIAL WEAKNESSES, AND RECOMMENDATIONS 
JUNE 30, 2011 

 
 
Section I – Summary of Auditor’s Results 
 
Financial Statements 
 
Type of auditor’s report issued:         Unqualified 
 
Internal control over financial reporting: 
 

Material weaknesses identified?        No 
Significant deficiencies identified not considered to be material weaknesses?   No 
Noncompliance material to the financial statements noted?     No 

 
 
Section II – Summary of Material Weaknesses 
 
None. 
 
 
Section III – Summary of Significant Deficiencies 
 
None. 
 
 
Section IV – Review of Prior Year Material Weaknesses and Significant Deficiencies 
 
None. 
 

ATTACHMENT 1



 

SJAFCA Smith Canal Dividers  

2/6/2015 

 
 

 

SAN JOAQUIN AREA FLOOD CONTROL AGENCY 

Smith Canal Gate Project 

Updated Financial Plan & Statement of Financial Capability 

July 31, 2015 
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 Seth Wurzel Consulting and Kjeldsen, Sinnock & Neudeck, Inc. Final Engineer’s Report, Smith Canal 

Area Assessment District, Prepared for San Joaquin Are Flood Control Agency.  July 10, 2013  

  



       

Smith Canal Area Assessment District 

San Joaquin Area Flood Control Agency 
 

Final Engineer’s Report 

July 10, 2013 

 

Prepared for: 

 

 

Prepared by: 
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RESOLUTION NO. SJAFCA 13-03 

SAN JOAQUIN AREA 
F L 00 D CON T R 0 LAG E N C Y 

============================================================= 

RESOLUTION OF THE BOARD OF DIRECTORS OF THE SAN JOAQUIN AREA FLOOD 
CONTROL AGENCY INITIATING PROCEEDINGS, PROVIDING INTENTION TO LEVY 

ASSESSMENTS, PRELIMINARILY APPROVING ENGINEER'S REPORT, AND 
PROVIDING FOR NOTICE OF HEARING FOR THE FORMATION OF SPECIAL 

ASSESSMENT DISTRICT 

WHEREAS, the San Joaquin Area Flood Control Agency (the "Agency") is a Joint 
Powers Authority that was created in May 1995 between the City of Stockton , San Joaquin 
County and the San Joaquin County Flood Control and Water Conservation District for the 
purpose of providing flood protection services for the City of Stockton and surrounding 
unincorporated county areas; 

WHEREAS, the levees surrounding the Smith Tract portion of the City and County 
are heavily encroached upon and cannot be certified as meeting Federal Emergency 
Management Agency ("FEMA") standards or the State of California's new Urban Levee 
Design Criteria; 

WHEREAS, in 2009, the "Agency" partnered with the Smith Canal levee owners, 
Reclamation District 1614 ("RD 1614") (north bank levee) and Reclamation District 828 
("RD 828") (south bank levee), and took the lead in evaluating options for restoring flood 
protection to the Smith Canal area by processing a Conditional Letter of Map Revision 
("CLOMR") with FEMA. The CLOMR was approved on January 13, 2011, and FEMA 
concluded that a feasible solution of a closure structure constructed at the mouth of Smith 
Canal (the "Improvements") would provide at least one-hundred year flood protection and 
warrant a revision in the current Flood Insurance Rate Map for the Smith Canal area; 

WHEREAS, in September 2012, the Agency was awarded a design grant from the 
State of California Department of Water Resources through its Early Implementation 
Program for fifty percent of the cost of the design of the Improvements; 

WHEREAS , the Agency plans to establish a benefit assessment district to fund the 
local cost share of the design and construction of the Improvements' as well as the long 
term operations and maintenance, (collectively the "Services"); 

WHEREAS, the Services will provide special benefits to certain real properties within 
the Smith Canal area (the "Properties"); 

WHEREAS, the boundaries of the Assessment District have been fixed to include all 
the Properties while excluding properties not receiving special benefits from the Services 
and any incidentally benefited properties outside the Smith Canal area; 
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WHEREAS , the Agency directed Seth Wurzel Consulting , Inc. and Kjeldsen , 
Sinnock & Neudeck, Inc. to have a registered professional engineer certified by the State of 
California prepare a detailed Engineer's Report establishing a methodology for the 
allocation of special assessments to the Properties; 

WHEREAS , the Board of Directors (the "Board") of the Agency has determined to 
undertake proceedings pursuant to the Benefit Assessment Act of 1982, being California 
Government Code sections 54703 et seq. (the "Act"), to levy assessments to finance the 
costs of designing and constructing the Improvements and to operate and maintain them to 
provide the Smith Canal area with protection from flooding; and , 

WHEREAS , the adoption of a new special assessment is subject to constitutional 
procedural requirements and majority approval by the landowners of the assessed parcels; 

NOW, THEREFORE, BE IT RESOLVED THAT: 

1. Recitals. The above recitals are true and correct. 

2. Authority. . To provide for the Services, the Board of the Agency hereby 
proposes the formation of the Assessment District pursuant to Article XIII D of the California 
Constitution; the Proposition 218 Omnibus Implementation Act, Gov't Code § 53750 et seq.; 
and the Benefit Assessment Act of 1982, Govt. Code §54703 et seq.; and the Act. 

3. Description of Assessment District. The Board hereby specifies and describes 
the exterior boundaries of the Assessment District to be as shown on the Boundary Map, 
which is hereby approved . The Map shall govern for all details as to the extent of the 
Assessment District. The Board hereby authorizes and directs the Secretary to endorse the 
certificates on the Boundary Map and to file a copy of the Boundary Map with the San 
Joaquin County Recorder as required by applicable law. 

4. Proposed Assessment. The Board hereby preliminarily approves the 
Engineer's Report as filed and determines and proposes for adoption the assessments 
described therein. The Engineer's Report sets forth a full and detailed description of the 
costs financed by the assessments, the parcels to be assessed, and the proposed 
assessments upon assessable lots and parcels. The Engineer's Report is on file in the 
Secretary's office, 22 E. Weber Ave, Room 301, Stockton , California, and shall be made 
avai lable for review by any interested member of the public during normal business hours. 

5. Public Hearing. On June 5, 2013 at 10 a.m., the Board wi ll hold a public 
hearing on the proposed formation of the Assessment District and the levying of the special 
benefit assessment. The hearing wi ll be held in the Council Chambers, City Hall , 425 North 
EI Dorado Street, Stockton , California . At the hearing , landowners within the proposed 
Assessment District will have the opportunity to make written or oral comments on the 
proposed assessment and to submit new or changed assessment ballots. After the close of 
public comment, the Board will direct the assessment ballots to be tabulated and, at a 
hearing to be held at the same location on July 10, 2013, the results of the assessment 
ballot proceeding will be announced and the Board take final action regarding the formation 
of the Assessment District and levying of the special benefit assessment. 
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6. Notice and Balloting Process. The Board Secretary is hereby authorized 
and directed to cause Notice of the Hearing to be given in accordance with law by mailing , 
postage prepaid , by U.S. mail , and such Notice shall be deemed to have been given when 
so deposited in the mail. The Notice shall be mailed to all property owners who would be 
subject to assessment within the proposed Assessment District, with delivery to those 
persons whose names and addresses appear on the last equalized secured property tax 
assessment roll of the County of San Joaquin, or in the case of any public entity, the 
representative of such public entity at the address thereof known to the Secretary. The 
Notice shall include the assessments proposed for the owner's particular parcel(s), the 
reason for the assessments and the basis upon which the amount of the assessments was 
calculated . Each Notice shall also contain an assessment ballot, a summary of the 
procedures applicable to the completion , return and tabulation of assessment ballots, and a 
statement that the assessment will not be imposed unless a majority of the weighted votes 
are in favor of the assessment. 

PASSED, APPROVED AND ADOPTED this 30th day of Januarv, 2013. 

ATTEST: 

JAMES B. GIOTTONINI, Secretary 
of the San Joaquin Area 
Flood Control Agency 

~~O" 
of the San Joaquin Area 
Flood Control Agency 

Counsel 
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RESOLUTION NO. SJAFCA 13.()""'6'-----_ 

SAN JOAQUIN AREA 
FLOOD CONTROL AGENCY 

===================================================================== 

RESOLUTION ACCEPTING MODIFICATIONS TO ITEM 3, 4, AND 5 OF THE RESOLUTION 
OF INTENTION TO FORM A SPECIAL ASSESSMENT DISTRICT FOR THE SMITH CANAL 

PROJECT APPROVED ON JANUARY 30, 2013 

WHEREAS, On January 30, 2013. the Board adopted a Resolution of Intention to form a 
special assessment district for the Smith Canal Gate Project which included the following 6 
items: 

1. Recitals. Project background was approved by the Board. 

2. Authority. To provide for the Services. the Board of the Agency proposed the formation 
of the Assessment District pursuant to Article XIII D of the California Constitution, the 
Proposition 218 Omnibus Implementation Act. Government Code § 53750 et seq. , and 
the Benefit Assessment Act of 1982, Government Code § 54703 et seq. 

3. Description of Assessment District. The Board specified and described the exterior 
boundaries of the Assessment District to be as shown on the Boundary Map. wh ich was 
approved. The Map governs for al l details the extent of the proposed Assessment 
District. The Board authorized and directed the Secretary to endorse the certificates on 
the Boundary Map and to file a copy of the Boundary Map with the San Joaquin County 
Recorder as required by applicable law. 

4. Proposed Assessment. The Board preliminarily approved the Engineer's Report as filed 
and determined and proposed for adoption the assessments described therein. The 
Engineer's Report sets forth a full and detailed description of the costs to be financed by 
the assessments. the parcels to be assessed, and the proposed assessments upon 
each assessable lot and parcel. The approved Preliminary Engineer's Report is on file in 
the Secretary's office, 22 E. Weber Ave. Room 301, Stockton, Californ ia, and is 
available for review by any interested member of the public during normal business 
hours. 

5. Public Hearing. The Board scheduled a public hearing on the proposed formation of the 
Assessment District and the levying of the specia l benefit assessment on June 5, 2013 
at 9 a.m. The hearing wil l be held in the Counci l Chambers, City Hall , 425 North EI 
Dorado Street. Stockton, California . At the hearing , landowners within the proposed 
Assessment District will have the opportunity to make written or oral comments on the 
proposed assessment and to submit new or changed assessment ballots. After the 
close of public hearing , the Board will direct the tabulation of assessment ballots and, at 
a hearing to be held at the same location on July 10, 2013, the results of the 
assessment ballot proceeding wil l be announced and the Board will consider final action 
regarding the formation of the Assessment District and levying of the specia l benefit 
assessment. 
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6. Notice and Balloting Process. The Board Secretary was authorized and directed to 
cause a Notice of the Hearing to be given by mail to all property owners who would be 
subject to the proposed assessment. The Notice is to include the assessments 
proposed for the owner's particular parcel(s), the reason for the proposed assessments 
and the basis upon which the amount of the assessments was calcu lated . Each Notice 
shall also contain an assessment ballot which includes information regarding the 
balloting process. 

BE IT RESOLVED BY THE BOARD OF DIRECTORS OF THE SAN JOAQUIN AREA 
FLOOD CONTROL AGENCY, AS FOLLOWS: 

1. That the above recitals are all true and correct. 

2. That after the Board met on January 30, 2013, the assessment district engineer 
was requested to consider benefits on some adjacent parcels that were left 
outside the District, and upon review of the physical location and accessibilility of 
these parcels the assessment district engineer determined that these parcels (a 
total of 31 parcels) should have been included in the District. 

3. That inclusion of these parcels within the district changed the boundary 
assessment district as well as the assessment rates upon assessable parcels, 
and the Assessment District Boundary Map and Engineer's Report were updated 
to account for the new parcels. 

4. That the district's financial model was updated to capture more recent trends on 
interest rates, and that the net change in the assessment rates was a slight 
increase to the proposed assessments. The assessment increase for the 
average Single Family Residence is $0.66 (from $164.40 to $165.06). 

5. That at the request of Reclamation District 1614 to hold a joint public hearing, 
the date, time, and place has been changed. The joint public hearing is 
Thursday, June 6, 2013, at 7:00 p.m. at the Amblers Club, 2000 Amblers Lane, 
Stockton, California. After the close of public hearing , the Board will direct the 
tabu lation of assessment ballots. The new language for item 5, Public Hearing, is 
as follows: 

5. Public Hearing. The Board scheduled a public hearing on the proposed 
formation of the Assessment District and the levying of the special benefit 
assessment on June 6, 2013, at 7:00 p.m. The hearing wi ll be held at the 
Amblers Club, 2000 Amblers Lane, Stockton, California. At the hearing , 
landowners within the proposed Assessment District will have the 
opportunity to make written or oral comments on the proposed 
assessment and to submit new or changed assessment ballots. At the 
close of public hearing , the Board will direct the tabulation of assessment 
ballots. On July 10, 2013, the results of the assessment ballot proceeding 
will be announced and the Board will consider final action regarding the 
formation of the Assessment District and levying of the special benefit 
assessment. 
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6. That revisions are accepted to item 3, item 4, and item 5 of the Resolution of 
Intention to form a Special Assessement District for the Smith Canal Gate 
Project approved on January 30, 2013: 

• Item 3. Description of Assessment District 
• Item 4. Proposed Assessment 
• Item 5. Public Hearing 

7. That no other changes in procedure are anticipated or proposed. 

PASSED, APPROVED AND ADOPTED this 13th day of March, 2013 . 

ATTEST: 

JAMES B. GIOTTONINI , Secretary 
of the San Joaquin Area 
Flood Control Agency 

::ODMAIGRPWI SEICOS.PW .pw _Library:204363. 1 
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~ RANK L. RUHSTALLER, Chairperson 
of the San Joaquin Area 
Flood Control Agency 

ATTACHMENT 2



RESOLUTION NO. SJAFCA 13-12 

SAN JOAQUIN AREA 
FLOOD CONTROL AGENCY 

------------------------------------------------------------------------------------------------------------------------------------------

RESOLUTION DIRECTING STAFF TO COMPLETE THE BALLOTING TABULATION 
FOR THE FORMATION OF THE PROPOSED SMITH CANAL GATE ASSESSMENT 

DISTRICT AND PRESENT THE RESULTS AT THE JULY 10, 2013 BOARD MEETING 

WHEREAS, on June 6, 2013, the Board received public testimony and issued 
replacement ballots for those property owners who requested replacement ballots for 
the proposed Smith Canal Gate assessment district formation; 

NOW THEREFORE, BE IT RESOLVED THAT: 

Upon conclusion of the Public Hearing, the Board of Directors of the San 
Joaquin Area Flood Control Agency direct staff to complete the balloting tabulation for 
the formation of the proposed Smith Canal Gate assessment district and present the 
results at the July 10, 2013 meeting for Board consideration. 

PASSED, APPROVED AND ADOPTED this ~ day of June, 2013. 

ATTEST: 

JAMES B. GIOTTONINI, Secretary 
of the San Joaquin Area 
Flood Control Agency 

M: 

Legal Counsel 
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ST [LER, Chairperson '---­
of the San Joaquin Area 
Flood Control Agency 
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RESOLUTION NO. SJAFCA 13-13 

SAN JOAQUIN AREA 
F L 00 D CON T R 0 LAG E N C Y 

============================================================= 

RESOLUTION OF THE BOARD OF DIRECTORS OF THE SAN JOAQUIN AREA FLOOD 
CONTROL AGENCY APPROVING FINAL ENGINEER'S REPORT, FORMING THE 

SMITH CANAL AREA ASSESSMENT DISTRICT AND ORDERING LEVY OF 
ASSESSMENTS BEGINNING IN FISCAL YEAR 2014-15 

WHEREAS, the San Joaquin Area Flood Control Agency (the "Agency' ) is a Joint 
Powers Authority that was created in May 1995 between the City of Stockton , San Joaquin 
County and the San Joaquin County Flood Control and Water Conservation District for the 
purpose of providing flood protection services for the City of Stockton and surrounding 
unincorporated county areas; 

WHEREAS, the levees surrounding the Smith Tract portion of the City and County 
are heavily encroached upon and cannot be certified as meeting Federal Emergency 
Management Agency ("FEMA") standards or the State of California's new Urban Levee 
Design Criteria; 

WHEREAS, in 2009, the "Agency" partnered with the Smith Canal levee owners, 
Reclamation District 1614 ("RD 1614") (north bank levee) and Reclamation District 828 
("RD 828") (south bank levee), and took the lead in evaluating options for restoring flood 
protection to the Smith Canal area by processing a Conditional Letter of Map Revision 
("CLOMR") with FEMA. The CLOMR was approved on January 13, 2011, and FEMA 
concluded that a feasible solution of a gate structure constructed at the mouth of Smith 
Canal (the "Improvements") would provide at least one-hundred year flood protection and 
warrant a revision in the current Flood Insurance Rate Map for the Smith Canal area; 

WHEREAS, in September 2012 , the Agency was awarded a design grant from the 
State of California Department of Water Resources through its Early Implementation 
Program for fifty percent of the cost of the design of the Improvements; 

WHEREAS, to fund the local cost share of the design and construction of the 
Improvements as well as the long term operations and maintenance, (collectively the 
"Services") it is necessary to create a new assessment district-the Smith Canal Area 
Assessment District (the "Assessment District") - and to levy a new special benefit 
assessment pursuant to the Benefit Assessment Act of 1982, Government Code §54703-
54719 (the "Act"), Proposition 218 Omnibus Implementation Act, Government Code §53750 
et seq. , and Article XIII D of the California Constitution ("Proposition 218"); 

WHEREAS, the Services will provide special benefits to certain real properties within 
the Smith Canal area (the "Properties"); 

WHEREAS, the boundaries of the Assessment District have been fixed to include all 
the Properties while excluding properties not receiving special benefits from the Services 
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and any incidentally benefited properties outside the Smith Canal area; 

WHEREAS , SJAFCA directed Seth Wurzel Consulting, Inc. and Kjeldsen, Sinnock 
& Neudeck, Inc. to have a registered professional engineer certified by the State of 
California prepare a detailed Engineer's Report to describe the boundaries of the proposed 
District, characterize the flood control improvements and Services, explain the special 
benefits to be provided by the Services, and establish a methodology for levying a special 
benefit assessment against the properties within the District in proportion to the special 
benefits the properties will receive from the Services; 

WHEREAS, on January 30, 2013, the SJAFCA Board of Directors adopted 
Resolution No. 13-03, which; 

• Proposed forming the Assessment District and levying a special benefit 
assessment; 

• Identified the Assessment District's proposed boundaries; 
• Preliminarily approved the Engineer's Report; 
• Fixed the tim e of a public hearing to hear public comment on the proposed 

Assessment District and special benefit assessment; and, 
• Directed SJAFCA's consultants and staff to undertake the procedural and 

approval processes including the mailing of notices and ballots which are 
necessary for the establishment of the Assessment District and levying of a 
special assessment proportional to the special benefits to be provided by the 
Services; 

WHEREAS , on March 13, 2013, the SJAFCA Board of Directors adopted Resolution 
No. 13-06, which accepted modifications to Resolution No. 13-03 including ; 

• A modification to the Description of the Assessment District including an 
updated Boundary Map; 

• A modification of the preliminarily approved Engineer's Report that reflected 
the updated Boundary Map as well as updates to the Financing Plan ; and, 

• Fixed an updated date, time and location of the public hearing to hear public 
comment on the proposed Assessment District. 

WHEREAS, during March, April, May and June 2013 SJAFCA conducted an 
assessment ballot proceeding pursuant to Proposition 218 in which the landowners that 
would be specially benefited by the Services were provided by mail with notice of the 
proposed special assessment and public hearing and also provided the opportunity to 
complete a ballot as to whether SJAFCA should form the proposed Assessment District and 
levy the assessment; 

WHEREAS, as part of the assessment ballot proceeding, the SJAFCA Board of 
Directors held a public hearing on June 6, 2013 at 7:00 PM at the Ambler's Club, 2000 
Ambers Lane, Stockton, California for the purpose of receiving comments on and protests 
to the proposed benefit assessment and for accepting new or changed ballots from 
specially benefited landowners; 

WHEREAS, during the public hearing , the Board of Directors heard and considered 
all public comments. 
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NOW, THEREFORE, BE IT RESOLVED THAT: 

1. Recitals . The above recitals are true and correct. 

2. Ballot Proceeding. A total of 2,323 assessment ballots were returned and 
received prior to the close of the public input portion of the public hearing on June 6, 2013. 
Of the assessment ba llots returned, 2,275 assessment ballots were deemed valid and 48 
assessment ba llots were declared inva lid in that they were either not marked with a "Yes" or 
"No," were marked with both a "Yes" and a "No," were not signed, or for some other reason. 
In addi tion, ballots that were muti lated in such a way where the property ownership and 
barcode information was illegible or missing were excluded from the tabulation counts 
above. 

3. Ballot Tabul ation. The canvass of the assessment ballots submitted by 
property owners is complete and was certified by Seth Wurzel Consulting, Inc. and the 
votes cast were as follows: 

Total Number of Valid Ballots Received: 
Total Assessment Amount of Valid Ballots: 

Total Number of Valid "Yes" Votes: 
Total Weighted Va lue of "Yes" Votes: 
Total Weighted Percentage of "Yes" Votes: 

Total Number of Valid "No" Votes: 
Total Weighted Value of "No" Votes: 
Total Weighted Percentage of "No" Votes: 

Total Number of "Invalid" Ballots: 
Total Assessment Amount of "Invalid" Ballots: 

2,275 
5528,290.69 

1,441 
5312,327.26 
59.12% 

834 
S215,963.43 
40.88% 

48 
59,522.73 

After the ballots were weighted according to the proportional financial obligation of 
the affected property, the tabulation shows that 59.1 2% of the valid ballots were cast in 
support of the Assessment District formation . Since a majority protest, as defined by Article 
XIII D of the California Constitution, did not exist, the Board may levy the assessment as 
described in the Final Engineer's Report to pay the costs and expenses of the Services 
identified therein . 

4. Final Engineer's Report . The Engineer's Report for the Assessment District , 
together with the diagram of the District contained therein, and the proposed Benefit and 
Assessment Roll for fiscal years 2014-15 contained therein, which Engineer's Report is 
attached hereto as Exhibit A and is incorporated herein by reference, are hereby confirmed 
and approved. 

5. Find ings. That based on the oral and documentary evidence, including the Final 
Engineer's Report , offered and received at the public hearing , the Board finds and 
determines that: (a) each of the several assessed lots and parcels of land within the 
Assessment District will be specially benefited by the Services (as described in the Final 
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Engineer's Report) in at least the amount of the benefit assessment apportioned against 
such lots and parcels of land , respectively; and (b) there is substan tial evidence to support, 
and the weight of the evidence is in favor of, this finding and determination as to special 
benefit to property within the Assessment Distri ct from the Services to be financed with 
assessment proceeds. 

6. Assessment District Formation . The Assessment District is hereby formed , 
and assessments consistent with the Final Engineer's Report, as modified by successful 
appeals, are hereby levied, pursuant to the Act. 

7. Annual Levy of Assessments. There will be no assessments for fiscal year 
2013-14 as the phase-in schedule ca lls for the first assessments to be levied beginning 
fiscal year 2014-15 with authorized maximum assessment. 

8. Authorized Services . The Services to be financed with assessment proceeds 
described in the Final Engineer's Report are hereby ordered. 

9. Maximum Assessment Adjustment per CPI. As described in the Final 
Engineer's Report, the SJAFCA Board of Directors will have the authority, pursuant to 
Government Code Section 53739 (b) , to levy the assessment within a designated range on 
an annual basis. The designated range will be from no assessment, up to and including the 
authorized maxim um assessment, as adjusted annually based on the CPI as described 
below. 

The component of the authorized maximum assessment to be levied related to 
operations and maintenance shall be adjusted, commencing in 2013-14, based on the 
Consumer Price Index June to June CPI-W for the San Francisco Bay Area , All Items with 
Base Year 1982-84 = 100, published by the U.S. Department of Labor, Bureau of Labor 
Statistics, subject to a minimum of 0% and not to exceed 4% per year as described in the 
Final Engineer's Report. Thi s adjusted maximum assessment will not be collected until 
2014-15. In the event that the annual change in CPI exceeds 4%, any percentage change 
in excess of 4% may be cumulatively reserved and added to the annual change in the CPI 
in years for wh ich the change is less than 4%. The component of the authorized maximum 
assessment related to operations and maintenance will be increased by the CPI annually by 
operation of this resolution , without further action by the Board of Directors. 

10. Fil ing of Map & Collect ion of Assessment. SJAFCA staff is directed to file or 
cause to be filed the diagram of Assessment District, the Final Engineer's Report (Exhibit A) 
and certified copy of this Resolution with the Auditor/Controller of San Joaquin County. 
Upon such filing , commenCing in Fiscal Year 2014-15 and each year thereafter upon 
approval by the Board of Directors, the County/Auditor Controller shall enter on the County 
ta x roll opposite each lot or parcel of land in the Assessment District the amount of 
assessment thereupon as shown in the Final Engineer's Report and described in thi s 
Resolution. The benefit assessment shall be collected at the same time and in the same 
manner as County ad va lorem taxes are collected and all laws providing for the collection 
and enforcement of County ad valorem taxes shall apply to the collection and enforcement 
of the assessments. After collection by the County Tax Collector, the net amount of the 
assessments, after deduction of any compensation due the County for collection , shall be 
paid to the Agency for the purposes of the Assessment District. 
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11 . Separate Fund Requirement. The monies representing assessments collected 
shall be deposited in a separate fund or funds designated for the Assessment District. 
Amounts deposited to such fund(s) shall be expended only for the Services and other 
activities that specially benefit the lands within the Assessment District as described in the 
Final Engineers Report. 

12. Administrative Corrections. The assessment. as it applies to any parcel. may 
be corrected. cancelled or a refund granted as appropriate. by order of the Board or by 
order of the Executive Director of the Agency. Any such corrections. cancellations or 
refunds shall be limited to current or future fiscal years and shall not be granted 
retroactively. The Agency may adopt in the future. as the need arises. additional policies or 
procedures as needed to efficiently and effectively administer the Assessment District. 

13. CEQA Compliance. The creation of the assessment funding mechanism is 
exempt from CEQA because it provides a funding mechanism in support of future actions 
which will be separately analyzed as projects under CEQA. Agency staff is directed to 
prepare and file or cause to be filed a Notice of Exemption to that effect with the proper 
office. 

14. Proposition 218 Compliance . The assessment is in compliance with all laws 
pertaining to it. including Article XIII-D of the California Constitution (Proposition 218). and 
as described in the Final Engineers Report. the assessment is being levied without regard 
to property valuation. 

PASSED. APPROVED AND ADOPTED this 1 ath -day " , ,""-'-

ATTEST: 

(Ji/. ~ 
JAMES B. GIOTTONINI . Secretary 
of the San Joaquin Area 
Flood Control Agency 

APPROVED AS TO FORM: 

~/? ~tuet- fu ScMt .t~1vb 
SCOTT L. SHA IRa. Legal Counsel 
for the San Joaquin Area 
Flood Control Agency 

::ODMA\GRP'tlISBCOS.P'N.PM _Ubrary:207190.1 
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1. BACKGROUND &  INTRODUCTION  

The San Joaquin Area Flood Control Agency (SJAFCA) is a Joint Powers Authority that was created in May 1995 between the 

City of Stockton, San Joaquin County and the San Joaquin County Flood Control and Water Conservation District for the 

purpose of provide flood protection services for the City of Stockton and surrounding unincorporated county areas.  This 

Engineer’s Report has been prepared on behalf of SJAFCA for the purpose of creating a new local funding mechanism in 

order to continue to maintain flood protection services in the Smith Canal Area of Stockton.  It describes the funding 

objectives, apportionment methodology, formation process and collection timeline of a new special benefit assessment 

district proposed to fund flood control improvements and associated operations and maintenance in the Smith Canal area 

of Stockton. 

Background 

The Smith Canal is a man-made backwater slough of the San Joaquin River adjacent to the Sacramento-San Joaquin Delta 

(Delta) and is located in San Joaquin County, just north of the Deep Water Ship Channel.  The Smith Canal is leveed to 

prevent back-flooding from the Delta. The Smith Canal levees are heavily encroached upon and cannot be certified as 

meeting Federal Emergency Management Agency (FEMA) standards or the State of California’s new Interim Levee Design 

Criteria.  When it became evident in 2009 that the Smith Canal levees would lose their FEMA accreditation, SJAFCA 

partnered with the Smith Canal levee owners, Reclamation District 1614 (RD 1614) (north bank levee) and Reclamation 

District 828 (RD 828) (south bank levee), and took the lead in evaluating options for restoring flood protection to the Smith 

Canal area. 

Figure 1:  Project Arial View 

 

Source: www.sjafca.com 
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In April 2009, SJAFCA, with partners RD’s 1614 and 828, embarked on an effort to process a Conditional Letter of Map 

Revision (CLOMR) with FEMA.  The purpose was to determine an appropriate solution to protect areas affected by Smith 

Canal levee decertification.  As part of that effort, SJAFCA developed several conceptual approaches to providing at least a 

one-hundred year level of flood protection to area affected by the levee decertification and FEMA re-mapping.  On January 

13, 2011, FEMA concluded that a feasible solution proposed by SJAFCA and its partners, a closure structure at the mouth of 

Smith Canal, that if constructed, would provide at least one-hundred year flood protection and warrant a revision in the 

Flood Insurance Rate Map.   

At the same time, the State of California Department of Water Resources (DWR) was currently soliciting applications for 

projects warranting funding through its Early Implementation Program (EIP).  In January 2011, DWR promulgated a Proposal 

Solicitation Package outlining the requirements for projects seeking funding through the EIP and on February 15, 2011, 

SJAFCA submitted application materials seeking cost sharing from DWR for the design of the a project and was awarded a 

design grant in September 2012.   

Also in January 2011, SJAFCA and the RD’s partnered again on an effort to obtain the needed local funding for a project to 

maintain flood control services to the area affected by levee decertification.  In order to obtain the State matching funds for 

the design and ultimate implementation of the project, SJAFCA and its partners were required to demonstrate how they 

would fund the local share of the costs of a project.  SJAFCA, RD 1614, and RD 828 proposed forming a new benefit 

assessment district that would levy assessments from property directly benefiting from Smith Canal flood protection. 

A number of alternatives for restoring flood protection to the area have been evaluated.  In-place rehabilitation of the 

levees was determined to be economically infeasible. A feasible alternative was determined to be constructing a closure 

structure at the mouth of Smith Canal.  Conceptual designs for a closure structure include a fixed sheet pile wall structure 

with an opening gate structure to allow for navigation and tidal movement of water into and out of Smith Canal.  Various 

alternatives for the exact location of the structure have been evaluated and through the design and environmental 

permitting process, it expected that final solution will be vetted.   

Conceptual designs show a fixed segment of the structure consisting of a dual sheet pile wall filled with granular material.  

The opening portion of the closure structure would be an “Obermeyer” type gate structure, consisting of a stainless steel 

gate which will be raised and lowered by inflating and deflating a rubber bladder. The closure structure is to be operated at 

the mouth of Smith Canal during tide events forecasted to approach or exceed the design operating water surface 

elevation. The closure structure would remain open (in a down position) at all other times to allow for navigation and tidal 

movement of water in and out of Smith Canal. 

For purposes of determining the funding requirements of this proposed assessment district, SJAFCA has studied the costs 

associated with the feasible alternative conceptually approved by FEMA and submitted to DWR for cost sharing.  These 

costs will be used as a proxy for determining the local funding needed to allow SJAFCA to continue to maintain flood 

protection services in the area of Smith Canal.  The use of these costs as a proxy within this Engineer’s report does not bind 

SJAFCA to construct this project, it merely provides SJAFCA with sufficient funding to implement a feasible project, subject 

to obtaining matching funds from DWR, that will achieve SJAFCA’s ultimate goal of maintaining flood protection services. 

Proposed Assessment District Boundary 

The Smith Canal levees lost their FEMA accreditation in 2009 due to extensive encroachments onto the levees, primarily 

from residential structures. The loss of FEMA accreditation initially placed approximate 5,000 properties in the FEMA 100-

Year floodplain. New Light Detection and Ranging (LiDAR) topographical data recently developed by DWR indicates that the 

original FEMA floodplain was incorrectly delineated and should in fact extend further eastward. Using this new data, FEMA 
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has begun a floodplain remapping effort and an additional 2,800 homes are expected to be placed in the FEMA 100-Year 

floodplain within the next 12-24 months. 

To determine the area of benefit for this assessment district, water surface elevations within Smith Canal were analyzed.  

Water surface elevations within Smith Canal are determined by Delta water surface elevations which are elevated when 

high tides combine with high flows on the Sacramento and San Joaquin Rivers. These conditions typically occur between 

November 1st and April 30th.  The FEMA Flood Insurance Rate Maps for the Stockton area reflect 100-Year base flood 

elevations (BFEs) developed in 1978 by the United States Army Corps of Engineers (USACE). The BFEs were developed from 

stage frequency analyses from tidal gage data collected in the Delta. The USACE updated these analyses in 1982 and 1992, 

but FEMA mapping remained tied to the 1978 study. Therefore in 2010 SJAFCA, using a grant from FEMA, commissioned a 

study to update the 1992 stage-frequency analysis at two gage stations near Stockton: San Joaquin River at Rindge Pump 

(Rindge Pump) Gage, and Stockton Ship Channel at Burns Cutoff (Burns Cutoff) Gage. The Burns Cutoff Gage is located on 

the San Joaquin River near the mouth of Smith Canal, and therefore provides excellent information on water surface 

elevations within Smith Canal.  This stage-frequency analysis update determined that based upon Burns Cutoff Gage data, 

the 100-Year water surface elevation for Smith Canal is 9.4 feet NAVD-88.1 The analysis also showed a de-minimus 

difference in the 200-Year water surface elevation at 9.5 feet NAVD-88.  As result of this analysis, SJAFCA plans to construct 

and operate improvements to meet a minimum level of protection for the 100-Year event while having the added benefit 

of having a facility that is able to be a component of 200-Year protection.  This added benefit of being able to demonstrate 

that the facility would be a component of 200-Year protection allows SJAFCA to meet funding criteria for DWR cost sharing. 

The Assessment District Boundary will encompass all property that receives benefit from the avoided floodplain of a 100-

Year flood event, i.e. that area generally bound by the 9.4 feet NAVD-88 elevation.  This Boundary is depicted in Figure 2 

below. 

Figure 2:  Proposed Assessment District Boundary 

 

                                            
1 North American Vertical Datum of 1988 
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More specifically, property that receives a direct benefit from reduced flooding as a result of the service provided as well as 

property that would otherwise be surrounded by water as a result of inundation from a 200-Year flood event is determined 

to benefit.  All of these lands make up the benefiting property and are included within the proposed Assessment District 

Boundary and are shown in the Assessment District Boundary Map included as Appendix A. 

Conceptual Improvements 

As noted previously, the improvements that will be funded by the assessment district will be those improvements that will 

maintain flood protection services provided by SJAFCA to the Smith Canal Area.  A feasible set of improvements has been 

evaluated by SJAFCA for purposes of processing a CLOMR with FEMA, applying for grant funding from DWR and 

provisioning for local funding through this proposed assessment district.  The feasible improvements include constructing a 

closure structure at the mouth of Smith Canal. 

A closure structure at the mouth of Smith Canal would consist of a fixed sheet pile wall structure with a two opening gate 

structure allowing for navigation into and out of the canal. The concept is for the Smith Canal Closure structure to be closed 

during tide events forecasted to approach or exceed the design operating water surface elevation. The Smith Canal closure 

structure would be operated as needed during these times to prevent water in the Delta from entering into Smith Canal. 

The gates would be raised at the lowest tide prior to the forecasted high tide, and remain closed until the high tide begins 

to recede. The gates would then be opened to allow any interior drainage that accumulated in Smith Canal during the 

closure period, to flow out. 

SJAFCA has had extensive discussions with FEMA on the use of a closure structure to provide flood protection for the Smith 

Canal area. SJAFCA has prepared conceptual engineering design plans and geotechnical evaluation of the closure structure 

and submitted a request to FEMA for a CLOMR.  FEMA has completed their review of SJAFCA’s CLOMR request and 

concurred that the closure structure meets FEMA standards. 

The fixed segment of the closure structure would consist of a dual sheet pile wall filled with granular material. The opening 

portion of the closure structure would be “Obermeyer” type gate structures, consisting of stainless steel gate panels which 

would be raised and lowered by inflating and deflating rubber air bladders. The gate panels and air bladders would be 

attached to concrete foundations using stainless steel anchor bolts. The gates would operate between stainless steel 

abutment plates attached to the sheet pile wall structure. At each abutment, a rubber wiper-type seal would be affixed to 

the gate panel edge. This seal would ride up and down the stainless steel abutment plate as the gate is closed, keeping 

abutment plate seepage to a minimum. The gate system would be designed so it can be operated manually, using 

programmable preset operating controls, or remotely via a Supervisory Control and Data Acquisition (SCADA) system. 

The gate panels would be made from stainless steel. The gates would be curved to allow space for the deflated air bladder 

when the gate panel is fully lowered. This would prevent the air bladders from being damaged by boat anchors, etc. when 

the gate is in the down position and open to navigation. 

The air bladders would be designed and manufactured by methods similar to those used in the manufacture of automotive 

tires. A Butyl rubber inner liner would provide the needed air retention characteristics. A section of high tensile strength 

rubber compounds containing multiple layers of polyester or Aramid, e.g. DuPont Kevlar® tire, cord reinforcement would 

provide the mechanical strength needed to contain the internal pressure. A cover compound utilizing aging and ozone 

resistant polymers is used to protect the bladder from wear and weathering. 
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The air bladders would be inflated using air compressors housed in an equipment room which would be built directly 

adjacent to the closure structure. The equipment room would also house the back-up power generator, operating system 

and the various control valves. 

Purpose of Engineer’s Report 

The central purpose of this Engineer’s Report is to describe, in detail, the methodology for levying an assessment upon 

parcels that would receive special benefits from the Smith Canal improvements and their associated operation and 

maintenance.  This proposed assessment district would be known as the “Smith Canal Area Assessment District” (SCAAD or 

District). 

This Engineer’s Report outlines the funding plan for the Smith Canal Area improvements and associated operations and 

maintenance.  Chapter 2 of this report outlines the authorized facilities and services and their costs; Chapter 3 of this 

report outlines the financing plan and underlying assumptions of how the annual assessment will be used to fund the 

improvement costs.  Chapter 4 describes the methodology for levying an assessment that is proportional to the special 

benefits received by each parcel within the proposed assessment district; Chapter 6 describes how the assessment would 

be administered on an annual basis and how it is planned to be phased in by SJAFCA; and Chapter 5 provides the special 

benefit findings and certification by the assessment engineer. 

Appendix A identifies the parcels proposed for inclusion in the assessment district within the Assessment District Parcels 

Map. 

Appendix B provides an analysis prepared by Peterson Brustad, Inc. (PBI) on behalf of SJAFCA outlining Operations and 

Maintenance requirements of a Smith Canal Closure Structure. 

Appendix C provides a copy of the appraisal analysis completed by Seevers Jordan Ziegenmeyer to determine the relative 

land values of property located in the proposed assessment district. 

Appendix D provides the schedule of assessments by parcel (the initial maximum annual assessment roll for assessment 

balloting purposes). 

Authority and Process 

 The proposed assessment district is being formed by SJAFCA pursuant to the Benefit Assessment Act of 1982, Government 

Code §54703-54719 (1982 Act).  Government Code §54710 (a) (2) authorizes any local agency authorized to provide flood 

control services, which includes SJAFCA, to impose a benefit assessment pursuant to the 1982 Act.  Assessments authorized 

under the 1982 Act are levied annually based on a budget for expenditures.  Under Government Code §53739 landowners 

may authorize SJAFCA to levy an assessment within a designated range on an annual basis.  All special benefit assessments 

must also comply with Article XIIID of the State Constitution, commonly referred to as Proposition 218, and the Proposition 

218 Omnibus Implementation Act (Government Code §53750 et seq.).  These requirements outline the process for 

imposing the benefit assessment, including the requirements of this Engineer’s Report to document the special benefit 

conferred by the facility and service provided, the process for the district formation, and property owner approval through 

an assessment balloting process. 

This Engineer’s Report has been prepared to (1) contain the information required pursuant to Government Code §54716, 

including (a) a description of the facility and services proposed to be funded through the revenue derived from the 

assessment, (b) a description of each lot or parcel of property to be subject to the assessment, (c) the amount of the 

proposed assessment for each lot or parcel, (d) the basis of the assessment, and (e) the schedule of the assessment; 

(2) establish a budget to fund the facility and services; (3) determine the special benefits received from the facility and 
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services by property within the Assessment District; and (4) assign a method of assessment apportionment to lots and 

parcels in the proposed assessment district. 

Following submittal of this report to the SJAFCA Board of Directors (Board) for preliminary approval, the Board may, by 

resolution, call for an assessment ballot proceeding and public hearing on the proposed establishment of the proposed 

assessment district. 

If the Board approves such a resolution, the secretary of the Board will initiate the notice, protest, and hearing procedure 

required by Government Code §53753 and Article XIIID.  A notice of assessment and assessment ballot will be mailed to 

property owners within the proposed assessment district boundaries.  Such notice would include a description of the 

facilities and services to be funded by the proposed assessments, the proposed assessment amount for each parcel owned, 

a proposed range of assessment, the duration of the assessment, an explanation of the method of voting on the 

assessments, and the name and telephone number of the person designated by the Board to answer inquiries regarding the 

protest hearing.  Each notice would specify the date, time, and place of the public hearing and a summary of the ballot 

return procedures.  Each notice would also include a ballot on which the property owner can mark his or her approval or 

disapproval of the proposed assessments, as well as affix his or her signature, and a postage prepaid envelope in which to 

return the ballot. 

Landowners will have at least 45 days to return the assessment ballots.  On the last day of the balloting period, a public 

hearing will be held for the purpose of allowing public testimony regarding the proposed assessments.  At the public 

hearing, the public would have the opportunity to address the Board about the proposed assessment and submit or revise 

previously submitted ballots. 

If the votes in favor of the assessment are in the majority (weighted by the proportional financial obligation of the property 

for which the ballots are submitted), the Board may take action to approve formation of the proposed assessment district 

and future levying of assessments.  If the assessments are so confirmed and approved, the levies would be submitted in 

future years to the respective County Auditor Controller for inclusion on the property tax rolls, or SJAFCA may directly bill 

the property owner for the assessment.  As outlined in Government Code §53739, the Board may levy the assessment in 

future years without conducting a new vote procedure so long as the assessments are within the authorized inflation-

adjusted range as described within this engineer’s report and authorized in the original balloting procedure. 
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2. PROPOSED FUNDED FACIL IT IES  AND SERVICES AND COST ESTIMATES   

The District is to provide the local share of the funding required to achieve the following purposes: 

 Construct improvements that will provide the needed level of flood protection to the area subject to inundation by 

a levee failure along Smith Canal. 

 Operate and maintain said facilities in such a fashion so that they will continue provide the needed level of flood 

protection in perpetuity. 

The annual assessment that will be levied by the District will consist of two components including an assessment for the 

capital improvements as well as an assessment for the administration of the district and ongoing operations and 

maintenance of the improvements.  

Facilities 

As previously described, the SJAFCA’s goal is to provide a minimum of 100-Year flood protection to the lands subject to 

inundation by failure of a levee along the north and south levees of the Smith Canal.  The construction of a closure 

structure at the mouth of Smith Canal has been determined to be a feasible solution to achieve this flood protection goal.  

SJAFCA has received EIP funding from DWR for a portion of the project’s design costs and will pursue funding for the 

remainder of the projects costs should the Assessment be approved by property owners.  SJAFCA, for purposes of 

developing a financing plan for this Project, has assumed EIP funding will ultimately provide approximately 55% of the total 

costs of a project.  State cost sharing of the total Project, if approved, will not be known until 2013 or 2014 when SJAFCA 

would apply for construction funding of the project.  Table 1 below outlines the estimated escalated project costs and the 

assumed State cost share split of the project for the purpose of a financing plan for District formation.  The local cost share 

of the project to be funded by the District is assumed to be $18,438,000.   
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Table 1: Capital Cost Estimate & Cost Share 

  

Services to be Funded by the Assessment 

The type of improvements funded by the District will require ongoing physical monitoring and operations.  The 

improvements would consist of mechanical equipment such as compressors, generators and appurtenant equipment that 

will require ongoing maintenance and up-keep in order to ensure that the improvements provide the designed level of 

flood protection into the future.  The costs associated with all operations and maintenance of a closure structure would be 

funded by the operations and maintenance component of the annual assessment levy.  These ongoing services are 

described in detail in Appendix B, “SJAFCA Smith Canal Closure Structure, Operations & Maintenance Requirements 

Technical Memorandum, April 28, 2011” prepared by PBI.  In general, the Operations & Maintenance (O&M) Requirements 

would include: 

 Gate Operation 

 Equipment Testing 

Total Local State [2]

Item $2016 Dollars [1] 45% 55%

Years 1-3 Costs

Program Management $709,000 $709,000 $319,050 $389,950

Engineering Design $2,250,000 $2,250,000 $1,012,500 $1,237,500

Independent Review $300,000 $300,000 $135,000 $165,000

Envirormental Review & Permitting $1,375,000 $1,375,000 $618,750 $756,250

Real Estate Planning & Acquisition $141,000 $141,000 $63,450 $77,550

Public Outreach $50,000 $50,000 $22,500 $27,500

Financing [3] $100,000 $100,000 $100,000 $0

Total Years 1-3 Need $4,925,000 $4,925,000 $2,271,250 $2,653,750

Years 4-5 Costs [1]

Construction (Less General Requirements) $21,437,000 $24,730,955 $11,128,930 $13,602,025

General Requirements $2,471,000 $2,850,688 $1,282,809 $1,567,878

Contingency $4,288,000 $4,946,883 $2,226,097 $2,720,786

Program Management $191,000 $220,349 $99,157 $121,192

Real Estate Planning & Acquisition $329,000 $379,553 $170,799 $208,754

Public Outreach $50,000 $57,683 $25,957 $31,726

Construction Management $1,750,000 $2,018,901 $908,505 $1,110,395

Environmental Mitigation $625,000 $721,036 $324,466 $396,570

Total Years 4-5 Need $31,141,000 $35,926,047 $16,166,721 $19,759,326

Total $36,066,000 $40,851,047 $18,437,971 $22,413,076

Source: PBI Design Costs for EIP Application

[2]  State Cost sharing is assumed to be 50% plus 5% for one State Facility.

Table 1

SJAFCA Smith Canal Area Assessment District

Capital Cost Estimate & Cost Share

[3]  Assumes 100% of the financing cost ($100,000) would not eligible for State Cost Sharing. Financing Cost are not escalated. 

[1] Design costs are not escalated.  Construction costs (Years 4-5) in Table 1 are escalted to $2016 at 2.9% per Year, based on ENR 20-City annual index August 

2012

$2011 Costs
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 Routine Maintenance & Inspection 

 Emergency Maintenance 

 Equipment Replacement/Capital Reserve 

Based upon the assumptions outlined by PBI in Appendix B, the annual costs for ongoing O&M could range between 

$282,000 and $379,000 per year.  The budgeted estimate developed by PBI indicated that a suitable estimate in 2011$’s is 

$324,800.  Therefore the initial maximum annual assessment for the O&M component is calculated based upon an O&M 

budget of $341,0001 in Fiscal Year 13/14.  A summary of the Operations & Maintenance Budget is shown in Table 2 below. 

Table 2: Operations and Maintenance Cost Estimate Summary 

 

 

In addition to the above services related to the Operations & Maintenance of a new facility, the ongoing administrative 

expenses of the District will also be funded through the annual levy of assessments.  Ongoing administrative expenses 

include the annual calculation and preparation of the assessment engineer’s report and roll, the actual costs of collecting 

the annual assessments and the costs of responding to inquiries including the review and processing of any appeals.  For 

purposes of setting assessment rates, SJAFCA estimates that the annual cost of administering the district to be 

approximately $20,000 per year.  

                                            
1 Refer to Table 4 

Item Labor Materials Total

Cost/Year Cost/Year Cost/Year

Operations 75,100 0 75,100

Testing 8,400 0 8,400

Routine Maintenance & Inspection 71,050 46,050 117,100

Emergency Maintenance 1,700 2,700 4,400

Equipment Replacement / Capital Reserve 0 119,800 119,800

Total Annual Budget for O&M Assessment [1] $ 156,250 $ 168,550 $ 324,800

Proportionate Share of Labor vs. Materials 48% 52%

Operations and Maintenance Cost Estimate Summary

[1] Note: Costs  are in 2011$'s .  For purposes  of setting the maximum annual  rate at the time of 

the formation of the dis trict, the costs  in Table 4 have been esca lated.  Ongoing annual  

esca lation commences  in FY 2014/15 when the col lection of the assessments  commences .

Source: PBI Smith Canal  Closure Structure Operations  & Maintenance Requirements  Technica l  

Memorandum, March 29, 2011.  

Table 2

SJAFCA Smith Canal Area Assessment District
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3. F INANCING PLAN  

In order to determine the annual funding requirements necessary to fund SJAFCA’s share of the capital cost of a new 

facility, a financing plan including a cash flow analysis has been developed.  Seth Wurzel Consulting, Inc. (SWC) determined 

the annual capital funding need for the assessment district by preparing a cash flow model and analyzing the local share 

funding need of the project assuming a five year project schedule.  The analysis assumes the design of the project takes 

place over three years and the construction of a project occurs the following two years. 

State Cost Sharing 

As stated previously, the analysis assumes that the cost share between the SJAFCA and the State is limited to 55% State / 

45% SJAFCA.  Based upon EIP requirements, the State Cost share will start at 50% during the design phase and then jump to 

55% during construction with credit provided for the additional 5% cost share on the design after construction commences.  

Any shortfall in cash needed to cover expenses after State funding is assumed to be funded by SJAFCA and ultimately be 

part of the financing plan and covered by this proposed Assessment District. 

Assessment Timing 

The rate calculations set forth in this Engineer’s report are all based upon costs in FY 2013/14.  However, the first year of 

collection of the assessment would be in FY 2014/15.  Assessment revenue collected while the project is being designed 

and constructed would be used to directly fund design and construction expenses on a pay-as-you-go basis.   

The duration of the capital component of the assessment is assumed to be 30 years from a permanent takeout financing 

which is expected to take place in the later part of 2016. 

Bond Plan 

Based upon guidance from SJAFCA staff, the cash flow model assumes that SJAFCA would be able to self-finance any cash 

flow short falls through inter-fund borrowing or similar arrangements while the project is designed in its first three years 

(2013-2016).  It is assumed that inter-fund borrowing costs would equal the opportunity cost incurred by SJAFCA’s should 

the cash have otherwise remained in SJAFCA’s pooled treasury.  In 2016, SJAFCA would execute a short term cash flow 

borrowing (a two year note) at the start of construction to fund the local share of construction costs.  This short term 

borrowing would be repaid after two years from a combination of current assessment revenue collections, State share 

reimbursement of costs due at the end of construction1 and the proceeds from a long term permanent financing (i.e. 

redemption bonds).  At the end of construction, the later part of 2018, SJAFCA would execute a long term borrowing that 

would be paid off over 30 years from annual assessment collections.  Through the long term borrowing, SJAFCA would also 

repay, with interest, any internal borrowing used to up front fund design expenditures incurred between 2013 and 2016.   

Cash Flow Analysis 

A cash flow analysis has been developed in six-month periods for years 2013 through 2018.  Costs for design and 

construction were allocated over time based upon input from SJAFCA staff and consultants.  As noted previously, design 

and permitting is expected to take place over three years and the construction is expected to take place over the following 

two.  The cash flow assumes an initial annual assessment of approximately $1.6 million and a financing structure consisting 

of; 

                                            
1 As part of the EIP funding process, the State withholds 10% of the State Share of costs until a project is complete.  The release of this retention is 

assumed to be part of the revenues that will repay the short term cash flow borrowing. 
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 A Bond Anticipation Note issued September 2016 with a 2-year maturity that provides $13,900,00 in proceeds.  

Current interest would be due on this short-term financing semi-annually with the full principal due in 2018. 

 $16,295,000 par amount of 30-Year maturity bonds issued in early 2018 with a 30-Year maturity that provides 

$14,900,000 in proceeds. 

This plan is detailed in the cash flow shown in Table 3 on the following page. 

In summary, the assessment engineer used the cash flow analysis to derive a conservative bond financing program 

consisting of one short term borrowing to fund the construction costs followed by a permanent take-out financing.  Given 

this financing structure the assessment engineer estimates that the initial annual assessment need in 2013$’s would be 

$1,663,400 with collection commencing in FY 2014/15.  Starting collection of this level of assessment in FY 2014/15 

provides revenue to cover annual interest payments made on the short term borrowings, provides 10% debt service 

coverage for the permanent take-out financing and provides revenue for pay-as-you-go expenditures during design and 

construction.  This plan ultimately keeps the assessment level down by collecting revenue during design and construction 

and lowers the total amount needed to be financed. 

Table 4 summarizes the above financing structure and presents the associated annual need of the assessment district.  The 

total annual assessment district budget is summarized considering the annual need for capital, operations and maintenance 

and district administration.  The total annual budget for the assessment district expressed in 2013$’s is $1,663,400. 
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Table 3: Cash Flow and Bond Plan 

2018

Months Jul-Dec Jan-Jun Jul-Dec Jan-Jun Jul-Dec Jan-Jun Jul-Dec Jan-Jun Jul-Dec Jan-Jun Jul-Dec Total

Beginning Balance $0 $0 $0 $0 $1,117,379 $632,144 $1,778,577 $9,741,428 $5,784,955 $2,251,388 $77,153 

Expenditures

Program Management 118,167 118,167 118,167 118,167 118,167 118,167 55,087 55,087 55,087 55,087 0 $929,349

Engineering Design 375,000 375,000 375,000 375,000 375,000 375,000 0 0 0 0 0 $2,250,000

Independent Review 50,000 50,000 50,000 50,000 50,000 50,000 0 0 0 0 0 $300,000

Envirormental Review & Permitting 0 0 343,750 343,750 343,750 343,750 0 0 0 0 0 $1,375,000

Real Estate Planning & Acquisition 23,500 23,500 23,500 23,500 23,500 23,500 94,888 94,888 94,888 94,888 0 $520,553

Public Outreach 8,333 8,333 8,333 8,333 8,333 8,333 14,421 14,421 14,421 14,421 0 $107,683

Financing 0 0 0 0 0 0 100,000 0 0 0 0 $100,000

Construction (Less General Requirements) 0 0 0 0 0 0 7,419,286 7,419,286 4,946,191 4,946,191 0 $24,730,955

General Requirements 0 0 0 0 0 0 855,206 855,206 570,138 570,138 0 $2,850,688

Contingency (30%) 0 0 0 0 0 0 1,484,065 1,484,065 989,377 989,377 0 $4,946,883

Construction Management 0 0 0 0 0 0 605,670 605,670 403,780 403,780 0 $2,018,901

Environmental Mitigation 0 0 0 0 0 0 216,311 216,311 144,207 144,207 0 $721,036

Total Project Expenditures $575,000 $575,000 $918,750 $918,750 $918,750 $918,750 $10,844,935 $10,744,935 $7,218,089 $7,218,089 $0 $40,851,047

Revenues

State EIP Funding 0 359,375 531,406 413,438 433,516 433,516 4,907,786 5,326,993 3,863,919 3,572,954 2,570,175 $22,413,076

Local Assessment Revenue [1] 0 0 0 1,622,691 0 1,631,667 0 1,640,867 0 1,650,297 0 $6,545,521

SJAFCA Internal Funding 575,000 215,625 387,344 0 0 0 0 0 0 0 0 $1,177,969

Total Revenues $575,000 $575,000 $918,750 $2,036,129 $433,516 $2,065,182 $4,907,786 $6,967,859 $3,863,919 $5,223,250 $2,570,175 $30,136,566

Preliminary Ending Balance $0 $0 $0 $1,117,379 $632,144 $1,778,577 ($4,158,572) $5,964,352 $2,430,785 $256,550 $2,647,328 

Financing Proceeds

BAN/Take Out Proceeds 0 0 0 0 0 0 13,900,000 0 0 0 14,800,000 $28,700,000

Internal Borrowing Costs

Internal Funding Interest Beginning Balance 575,000 796,375 1,191,683 1,203,599 1,215,635 1,227,792 1,240,070 1,252,470 1,264,995 1,277,645 1,290,421

Period Interest 5,750 7,964 11,917 12,036 12,156 12,278 12,401 12,525 12,650 12,776 12,904 $125,357

Internal Funding Interest Ending Balance 580,750 804,339 1,203,599 1,215,635 1,227,792 1,240,070 1,252,470 1,264,995 1,277,645 1,290,421 1,303,326

Debt Costs/Repayment

Repayment of SJAFCA Internal Funding 0 0 0 0 0 0 0 0 0 0 1,177,969 $1,177,969

SJAFCA Internal Funding Interest [2] 0 0 0 0 0 0 0 0 0 0 125,357 $125,357

Debt Service Costs 0 0 0 0 0 0 0 179,397 179,397 179,397 179,397 $717,588

BAN Repayment 0 0 0 0 0 0 0 0 0 0 15,946,000 $15,946,000

Ending Balance $0 $0 $0 $1,117,379 $632,144 $1,778,577 $9,741,428 $5,784,955 $2,251,388 $77,153 $18,605 

[2] SJAFCA Internal  Funding set at 2% compounded quarterly

Table 3

SJAFCA Smith Canal Area Assessment District

Cash Flow and Bond Plan

[1]  Assessment Dis trict Revenue is  assumed to commence col lection in FY 2014/2015.  The annual  assessment proceeds  ava i lable for pay-as -you-go expenditures  i s  assumed to be 95% of the Annual  Costs  of Assessment Dis trict less  Adminis trative Expenses .  Provis ions  for del iquencies  and uncol lectable 

assessments  have been incorporated into the cash flow analys is .

5
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Table 4: Summary of Financing Details and Assessment District Budget 

  

Item Amount Reference

BAN for Construction Years 4 & 5 (Proceed Amount) [1] $ 13,900,000 Table 3

Take-Out Financing End of Year 3 (Proceed Amount) [1] $ 14,800,000 Table 3

Maximum Annual Debt Service [2] $ 1,184,000

Coverage Ratio 1.10

Budgeted Capital Assessment $ 1,302,400

Annual Assessment District Budget

Estimated Annual Capital Assessments Budget [3] $ 1,302,400

Budgeted Annual O&M Expenses [4] $ 341,000 Table 2

Annual Assessment District Administration Budget [4] $ 20,000

Total Annual Assessment District Budget $ 1,663,400

Source: SWC

[4]  Note:  The costs  on Table 2 are in 2011$ and have been esca lated by 2.5% per year based on 

inflation, the annual  costs  would a lso be subject to esca lation commencing in FY 2014/15 based 

upon increases  in CPI as  further defined within the Engineer's  Report.

[3]  Represents  the needed annual  assessments  for capita l  funding with 10% debt service coverage 

required for financing.

Table 4

SJAFCA Smith Canal Area Assessment District
Summary of Financing Details and Assessment District Budget

[1]  Cash Flow financing need based upon an analys is  of State Funding given current EIP Funding 

Agreement provis ions .  SJAFCA would borrow not only the loca l  cost share but a  portion of the State 

Cost share for cash flow purposes  which would ul timately be funded at the closeout of the project 

with retention funding.

[2]  Based upon debt service associated with Take-Out Financing.
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4. ASSESSMENT METHODOLOGY  

General Discussion 

Requirements of Proposition 218 

To levy an assessment for a property related service such as flood control, Proposition 218 requires the local agency to: 

 Identify all parcels that will have special benefits conferred on them by the facility and/or service 

 Calculate the proportionate special benefit for each parcel in relation to the entirety of the Capital and O&M 

expenses being funded 

 Ensure the assessment does not exceed the reasonable cost of the proportionate special benefit conferred on 

each parcel 

 Separate the general benefits from the special benefits conferred on a parcel1 

Special Benefits vs. General Benefits 

California Constitution Article XIIID §2 states a special benefit is a particular and distinct benefit over and above the general 

benefits conferred to the public at large.  The properties in the proposed assessment district will receive a special benefit 

from the flood protection in the form of a substantial reduction in expected flood damages to structures, the contents of 

structures, and land. 

Flood control facilities and their associated operations, such as the services to be provide only special benefits.  Because 

flood control infrastructure protects particular identifiable parcels (including residents of the parcel and any appurtenant 

facilities or improvements) from damage because of inundation or force by floodwaters, the benefits are provided directly 

to those parcels, and to none other.  By contrast, general benefits provided to the public at large are characterized by 

general enhanced property values; provision of general public services, such as police and fire protection; and recreational 

opportunities that are available to people regardless of their location.2 

The issue surrounding general benefits merits further discussion because flood control improvements, and the associated 

operations and maintenance, have an obvious indirect relation to the very provision of general benefits.  The facilities and 

services may, on initial inspection, appear to be general benefits.  For example, the facilities and services will protect parks 

and schools that are used by people regardless of whether they live in the benefit area or not.  But this indirect relation 

does not mean that the flood protection facilities and services themselves will provide any general benefits.  Rather, the 

flood protection facilities and services will provide direct special benefits to the public parcels (such as parks and schools) 

that may themselves be used in the provision of general benefits. 

More to the point, the public at large will be paying for the special benefits provided to specifically benefiting public 

property (e.g. a school), and specially benefited property owners’ assessments will not be used to subsidize general benefits 

provided to the public at large or to property outside the proposed assessment district.  All property that is specially 

benefitted by the facilities and services will be assessed, including parks, schools, city facilities, and other parcels used in 

the provision of general benefits.  Thus, the general public may pay for a portion of the provision of flood control 

                                            
1 Silicon Valley Taxpayer’s Assn., Inc., v. Santa Clara County Open Space Authority, 44 Cal. 4th 431, 450 (2008). 

2 Silicon Valley Taxpayer’s Assn., Inc., v. Santa Clara County Open Space Authority, 44 Cal. 4th 431, 450-56 (2008). 
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improvements and services because the assessed public agencies may use general taxes and other public revenue to pay 

their assessments. 

Special Benefit Calculation 

As discussed above, the special benefit conferred to the property in the proposed assessment district is the combined 

benefit of flood damage avoidance and/or reduction to (1) structures and their contents, and (2) land.  The benefit 

calculation derived by the engineer considers these two factors independently.  The benefit calculation can be summarized 

as follows: 

 
Benefits = Damages Avoided 

Damages Avoided = Structure and Content Damage + Land Damage 

 

Each of these components is discussed in detail in the following sections. 

Structure and Content Damage 

The damage avoided to structures and their contents is derived by determining the amount of flood depth reduction 

experienced by each particular parcel in the benefit area as a result of the Smith Canal Area improvements and associated 

O&M. 

Determining the avoided damages to structures and their contents requires considering the following factors: 

 Relative Structure and Content Value 

 Flood Depth Reduction 

 Percentage of Flood Damage Reduction 

 Structure Size 

Relative Structure and Content Value 

The USACE has identified the potential flood damages to structures by the following general land use categories:1 

 Residential—Physical damages to dwelling units (single-family, multifamily, and mobile homes) and to residential 

contents, including household items and personal property. 

 Commercial—Structure value and content value damages (to commercial and public buildings), including 

equipment and furniture, supplies, merchandise, and other items used in the conduct of business. 

 Industrial—Losses from inundation of industrial properties, including warehouses, consisting of fixtures and 

equipment, inventory, and structure. 

Relative structure values for residential, commercial, public and industrial structures shown in Table 5 were determined 

using comparable assumptions from other engineers’ reports2 and data developed in connection an economic feasibility 

                                            
1 The USACE categories have been used by the following engineer’s reports in support of assessments for flood control projects:  “Final 
Engineer’s Report, Sacramento Area Flood Control Agency Consolidated Capital Assessment District,” Prepared by PB, April 19, 2007; “Final 
Engineer’s Report, West Sacramento Area Flood Control Agency Assessment District,” Prepared by PB, July 16, 2007; “Final Engineer’s Report, 
Sutter Butte Flood Control Agency,” Prepared by PB, July 14, 2010; and “Final Engineer’s Report, Bear River Levee Operations and Maintenance 
Assessment for Reclamation District 2103,” Prepared by EPS and Wood Rodgers, July 22, 2010. 

2 Ibid. 
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analysis completed by SJAFCA for a Smith Canal closure structure project.1  These values represent gross averages for the 

different land uses based on the USACE estimates for structure replacement costs.  They do not represent assessed value or 

current market value for an individual structure.  Relative structure values are used in the assessment methodology to 

reflect value relations between land use categories and structure types. 

Table 5: Structure Type Assumptions 

  

Flood Depth Reduction 

A Smith Canal project would be designed to provide minimum 100-year protection.  Accordingly, the flood depth reduction 

attributed to the benefiting parcels was determined using a 100-year flood event in Smith Canal given the 100-Year water 

surface elevation at the Burns Cutoff Gage station.  The 100-year water surface elevation is assumed to be 9.4 Feet NAVD-

88.   

                                            
1 David Ford Consulting Engineers, Smith Canal closure structure: inundation reduction benefit analysis, prepared for Peterson Brustad, Inc., 
November 29, 2010. 

Structure Value

Structure Type

Assumed 

Foundation Height 

(ft)

Relative Structure

Factor per Sq.Ft. [1]

Content to 

Structure Value 

Ratio [2]

Relative Content 

Factor per Sq.Ft.

formula

Single-Family 1.00 $ 60 N/A N/A

Multifamily 1.00 $ 60 0.50 $ 30

Mobile Home [3] 2.00 $ 23 0.50 $ 11

Commercial 0.50 $ 70 1.00 $ 70

Industrial 0.50 $ 50 1.50 $ 75

Industrial - Mini Storage [4] 0.50 $ 23 0.50 $ 12

Public 1.00 $ 70 0.50 $ 35

Vacant 0.00 $ 0 0.00 $ 0

Source:  USACE and David Ford Consulting Engineer's , Marshal l  and Swift

[4]  For the Mini -Storage s tructure type, a  proportionate va lue was  derived uti l i zing a  relative comparison of Mini -Storage per 

square foot va lue found in the 2008 Marshal l  & Swift Cost Manual  to a  comparable va lue of an Industria l -Uti l i ty Bui lding 

found in the same cost.  Additional ly, the Content Value was  adjusted to reflect the lower va lue of contents  with the units .

[2]  Content to Structure Value ratios  are based upon data contained within the Smith Canal  closure s tructure: inundation 

reduction benefi t analys is , November 29, 2010 prepared by David Ford Consulting Engineers , Inc. except as  noted.

[1]  Structure Values  are based upon data contained within the Smith Canal  closure s tructure: inundation reduction benefi t 

analys is , November 29, 2010 prepared by David Ford Consulting Engineers , Inc. except as  noted.

Table 5
SJAFCA Smith Canal Area Assessment District

Structure Type Assumptions

Content Value

[3]  For the Mobi le Home structure type, a  proportionate va lue was  derived uti l i zing a  relative comparison of Mobi le Home 

per square foot va lue found in the 2008 Marshal l  & Swift Cost Manual  to a  comparable known value of average qual i ty Single 

Fami ly Res identia l  in the same cost manual .
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The relative flood depths of a parcel for the 100-Year event were established by establishing 2 foot flood depth ranges for 

the area benefiting.  Using the GIS information to determine a parcels elevation, parcels were able to be slotted into the 2-

foot flood depth ranges shown in Figure 3 below.  

Figure 3:  Flood Depth Ranges 

 

 

The flood depth reduction for each parcel within the 9.4 Feet NAVD-88 water surface elevation boundary is assumed to be 

the difference between 9.4 Feet NAVD-88 and the finished floor elevation of the structure on the parcel.  The structure’s 

finished floor elevation is based upon the GIS analysis performed by the assessment engineer to determine the relative 

elevation of a parcel and an assumed elevation of building’s finished floor based upon the structure type given the parcel’s 

use.  Figure 4 below shows a graphic representation of the flood depth reduction relative to the 9.4 Feet NAVD-88 water 

surface elevation. 
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Figure 4:  Flood Depth Reduction 

 

Percentage of Damage Reduction 

The relation between depth of flooding and damages to structure and contents is shown in Table 6.  A functional relation is 

available for each developed land use type (a land use with a structure) using depth-damage curves generated by the 

USACE and used by David Ford Consulting Engineer’s as part of their Smith Canal Closure Structure inundation reduction 

benefit analysis.1  Separate curves for structure and content damage have been developed.  The structure and content 

damage curves were combined based on the structure-to-content-value ratios presented in Table 5 above to derive a depth 

damage curve that presents combined structure/content damage as a percentage of each building type’s relative value.   

Depth damage curves for one-story and two-story structures were available, however structure story information for non-

single family residential structures was not available from the San Joaquin County Assessor and determined to be 

unreliable.  Therefore, the damage curves for all other structure categories other than Single Family were averaged into 

single structure type categories representing the damage for all structure irrespective of the number of stories.2  

For residential structures, the structure and content curves represent the damage as a percentage of structure value; 

therefore the curves were combined with no adjustment (thus no Content to Structure Value Ratio is shown on Table 5 for 

residential structures).  For non-residential structures, the curves represent damage a percentage of structure value (for the 

                                            
1 Land uses with structure types are shown in Table 7 below. 

2 The San Joaquin County Assessor’s offices’ parcel databases did not contain complete and reliable information reflecting the split between one- 
or multi-story non- single family structures.  As a survey of the parcels was impractical for SJAFCA to complete on a limited resource budget, the 
engineer averaged the two curves for all non-single-family residential structure types. 
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structure) and content value (for the content) therefore a ratio relating content to structure value was used in order to 

develop a combined curve representing structure and content damage as a percentage of structure value.   

Table 6: Structure and Content Damage as Percent of Relative Structure Value 

 

 

 

Flood depths from finished floor heights were determined based on assumed foundation heights for specific structure 

types.  Those assumptions are also presented in Table 6 above.  These assumptions were also based upon assumptions 

used within the David Ford Smith Canal Closure Structure inundation reduction benefit analysis. 

To determine the reduction in structure damage, pre-project flood depths represent the flood-depth reduction assigned to 

a parcel as a result of the improvement project because the flood plain resulting from a Smith Canal levee failure is 

completely removed.  This flood-depth reduction equates to reduction in flood damages for a structure and its contents 

based on the above functional relationship between flood depth and structure and content damage.  As previously stated, 

the flood-damage reduction is equivalent to the benefit received as a result of the facilities and associated O&M services. 

For example, in the case of a single story single-family residential home on a parcel that experiences a flood-depth 

reduction of 5 feet from its finished floor, the damage reduction can be determined by looking at the depth-damage curve 

for single-family structures in the range that includes 5 feet.  The damage percentage at 4 to 6 foot range is 81.7 percent. 

Structure Size 

Flood damages to structures and their contents were calculated for each parcel in the benefit area using the actual square 

footage for residential structures, the first story of commercial and industrial structures, and the applicable structure value.  

Structure size was determined for each parcel in the benefit area based on data obtained from the respective County 

Assessor’s parcel database.  For properties where it was known that a structure existed, based on either improvement 

Finished Floor

Flood Single Family Single Family Multifamily Mobile Home Commercial Industrial Public

Depth (ft.) One Story Multi-story

-2 or less 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

-2+ to 0 7.8% 5.6% 4.7% 5.7% 1.5% 1.1% 1.0% 1.5%

0+ to 2 36.2% 23.8% 19.5% 69.4% 76.9% 110.7% 42.7% 43.6%

2+ to 4 61.8% 41.7% 33.9% 132.8% 114.8% 165.7% 67.1% 70.2%

4+ to 6 81.7% 57.4% 46.8% 146.0% 121.5% 176.8% 76.8% 76.7%

6+ to 8 96.8% 71.1% 57.9% 146.0% 127.9% 184.8% 84.8% 84.6%

8+ to 10 107.5% 82.6% 67.5% 146.0% 134.5% 193.5% 93.5% 89.6%

10+ to 12 114.4% 92.0% 75.3% 146.0% 142.0% 202.7% 102.7% 92.4%

greater than 12 118.4% 99.3% 81.5% 146.0% 148.4% 209.1% 109.1% 93.4%

Source:  SWC, David Ford Consulting Engineer's

Percent Damage [1]

Industrial - 

Mini-Storage

[1]  For the various  damage curves , the damage percentages  have been averaged to represent a  s ingle damage percentage for a  given flood 

depth range.  Damage curves  for non-res identia l  s tructure types  for s ingle and multiple s tories  have been averaged due to lack of data 

regarding s tructure s tory heights  from the assessor.

Table 6

SJAFCA Smith Canal Area Assessment District

Structure and Content Damage as Percent of Relative Structure Value

ATTACHMENT 2



Smith Canal Area Assessment District 
San Joaquin Area Flood Control Agency 

Final Engineer’s Report 
July 10, 2013 

 

      20  
  FINAL ER SJAFCA Smith Canal July 10, 2013 - CLEAN.docx 
 

value data obtained from the Assessor’s database or aerial photographs, yet the Assessor’s database did not have specific 

structure detail information, an assumed structure size was used based upon inspection of recent aerial imagery by the 

engineer.  This assumption was applied to determine a structure size for purposes of the structure damage calculation. 

Structure and Content Damage Example 

As stated above, the structure and content damage is calculated for each individual parcel in the proposed assessment 

district based on the specific attributes for the parcel, i.e., structure type, size, and flood-depth reduction.  For example the 

structure and content damage for the following parcel would be calculated as follows: 

 
General Formula 

Structure and Content Damage = Building SF x Relative Value x Depth % 

 

 
Example: 

Singe Story Single-Family Residence 

Building Square Feet:  1,500 

Flood Depth 5 Feet 

 
Structure and Content Damage = 1,500 SF x $60 / SF x 81.7% = $ 73,553 

 

$73,530 would represent the relative structure and content damage benefit experienced by the example parcel presented.  

This benefit plus the land damage benefit are used to determine the total relative benefit of the parcel to all other parcels 

in the benefit area. 

Land Damage 

Several factors contribute to the flood damage reduction benefit to land, both vacant and improved.  These include 

avoidance of physical damage to the land during a flood, reduced cost of improvements, the ability to secure financing for 

building projects, reduced cost of flood insurance, changes in highest and best land use for the parcel, preservation of land 

values, and the ability to maintain access to property. 

The factors that impact the land damage calculation include these: 

 Relative Land Damage Factor 

 Parcel Size 

Relative Land Damage Factor 

The assessment engineer determined that the benefit to land in the assessment district is proportional to the relative land 

value.  To account for the benefit received by the land and to weight this benefit appropriately relative to the structure and 

content damage benefit, the assessment engineer has determined that each property in the benefit area would be subject 

to a land damage factor of 10 percent of the relative land value. 

The land damage per acre was determined by applying the 10-percent land damage factor to the relative value of the 

property, as determined by an analysis performed by a certified real estate appraiser.  The appraisal analysis was 

performed to determine the relative values of the property in the benefit area based on the land use types as determined 

by the San Joaquin County Assessor.  This appraisal analysis was prepared by Seevers Jordan Ziegenmeyer for SJAFCA for 

this proposed assessment district and is attached to this Engineer’s Report as Appendix C. 
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The attached appraisal report prepared for this proposed assessment district identifies the relative per-acre baseline land 

values for the property in the benefit area exclusive of any building improvements.  Land values were determined for each 

Assessor’s land use code found for the property in the proposed assessment district.  The values derived are not assessed 

values or actual market values for any individual parcel of land; rather, they represent the value relationship between 

various land use classifications for the property in the benefit area. 

The land values were multiplied by the 10-percent damage factor to derive the relative land damage factors on a per-acre 

basis for each Assessor’s land use code in the proposed assessment district as shown in Table 7. 
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Table 7: Land Damage Factor and Structure Type by Use Code 

 

 

Assessor's

Use Code Land Use Description Structure Type

Relative

Not-Less-Than

Land Value

(per Acre) [1]

Land Damage 

Factor

Relative Land

Damage Amount

1 VAC RES LOT - DEV W/UTIL. Vacant $ 75,000 10% $7,500

2 VAC LOT W/PROB. W/C PRECLUDES BLDG A RE Vacant $ 25,000 10% $2,500

3 VAC LOT - TOTALLY UNUS. (INCURABLE) Vacant $ 25,000 10% $2,500

4 VAC RES LOT W/MICS. RES. IMPRS (GARAGE, Vacant $ 75,000 10% $7,500

5 VAC RES SUBDIVISION SITE Vacant $ 75,000 10% $7,500

6 VAC RES LOT-UNDEV Vacant $ 25,000 10% $2,500

7 POTENTIAL RESIDENTIAL SUBDIVISION Vacant $ 25,000 10% $2,500

10 SINGLE FAMILY DWELLING(SFD) Single-Family $ 75,000 10% $7,500

11 CONDOMINIUM UNIT Multifamily $ 25,000 10% $2,500

13 SINGLE FAMILY RESIDENCE W/ SECONDARY RES SQ FT Single-Family $ 75,000 10% $7,500

14 SFD W/SECONDARY USE (I.E. BARBER SHOP, Single-Family $ 75,000 10% $7,500

16 RES LOT W/MOBILEHOME Mobile Home $ 50,000 10% $5,000

20 VAC LOT (ZONED FOR TWO UNITS) Vacant $ 25,000 10% $2,500

21 ONE DUPLEX - ONE BLDG Single-Family $ 50,000 10% $5,000

22 TWO SFDS ON SINGLE PARCEL Single-Family $ 50,000 10% $5,000

31 SINGLE TRIPLEX -(3 UNITS, 1 STRUC.) Single-Family $ 25,000 10% $2,500

32 THREE UNITS - 2 OR MORE STRUCTURES Single-Family $ 25,000 10% $2,500

34 SINGLE FOURPLEX Multifamily $ 25,000 10% $2,500

35 FOUR UNITS, 2 OR MORE STRUCTURES Single-Family $ 25,000 10% $2,500

40 VACANT LOTS ZONED FOR APARTMENTS Vacant $ 25,000 10% $2,500

41 5-10 RES. UNITS - SINGLE BLDG Single-Family $ 25,000 10% $2,500

42 5-10 RES. UNITS - 2 OR MORE BLDGS. Multifamily $ 25,000 10% $2,500

43 11-20 RES. UNITS - ONE STRUCTURE Multifamily $ 25,000 10% $2,500

44 11-20 RES. UNITS - 2 OR MORE BLDGS. Multifamily $ 25,000 10% $2,500

45 21-40 UNITS Multifamily $ 25,000 10% $2,500

46 41-100 UNITS Multifamily $ 25,000 10% $2,500

47 OVER 100 UNITS Multifamily $ 25,000 10% $2,500

59 RESIDENTIAL CARE HOME (6 UNITS OR LESS) Single-Family $ 25,000 10% $2,500

61 MOTELS OVER 50 UNITS Commercial $ 125,000 10% $12,500

80 COMMON AREAS - NO STRUCTURES Vacant $ 25,000 10% $2,500

81 COMMON AREAS - W/STRUCTURES Vacant $ 25,000 10% $2,500

82 COMMON AREAS - ROADS & STREETS Vacant $ 25,000 10% $2,500

90 MOBILE HOME PARK Vacant $ 25,000 10% $2,500

100 VACANT COMMERICAL LAND - UNDEV. Vacant $ 125,000 10% $12,500

101 VACANT COMMERCIAL LAND W/UTIL. Vacant $ 125,000 10% $12,500

102 VACANT COMMERCIAL LAND W/MISC IMPS Vacant $ 125,000 10% $12,500

110 SINGLE STORY Commercial $ 125,000 10% $12,500

112 MULTIPLE STORES IN ONE BUILDING Commercial $ 125,000 10% $12,500

113 STORE WITH RES. UNIT OR UNITS Commercial $ 125,000 10% $12,500

121 MULTIPLE COMBINATION OF OFFICES, SHOPS, Commercial $ 125,000 10% $12,500

140 GROCERY STORE Commercial $ 125,000 10% $12,500

141 SUPERMARKETS Commercial $ 125,000 10% $12,500

142 CONVENIENCE STORE Commercial $ 125,000 10% $12,500

151 COMMUNITY SHOPPING CENTER Commercial $ 125,000 10% $12,500

152 NEIGHBORHOOD SHOPPING CENTER Commercial $ 125,000 10% $12,500

154 INDIVIDUAL PARCEL WITHIN COMMUNITY CEN Commercial $ 125,000 10% $12,500

155 INDIVIDUAL PARCEL W/IN NEIGHBORHOOD SHO Commercial $ 125,000 10% $12,500

170 1 STORY OFFICE BUILDING Commercial $ 125,000 10% $12,500

171 2 STORY OFFICE BUILDING Commercial $ 125,000 10% $12,500

Table 7
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Assessor's

Use Code Land Use Description Structure Type

Relative

Not-Less-Than

Land Value

(per Acre) [1]

Land Damage 

Factor

Relative Land

Damage Amount

190 MEDICAL OFFICES Commercial $ 125,000 10% $12,500

201 MISC. MULTIPLE USES - NONE FULLY DOMINA Commercial $ 125,000 10% $12,500

210 RESTAURANTS Commercial $ 125,000 10% $12,500

213 COCKTAIL LOUNGE - BARS Commercial $ 125,000 10% $12,500

250 FULL SERVICE STATIONS Commercial $ 125,000 10% $12,500

251 SELF SERV. STATION(HAS NO FACILITIES FO Commercial $ 125,000 10% $12,500

252 SERVICE STATION W/CAR WASH Commercial $ 125,000 10% $12,500

255 SELF SERVICE STATION W/MINI MART Commercial $ 125,000 10% $12,500

280 AUTO & TRUCK REPAIRS & ACCESSORIES Commercial $ 100,000 10% $10,000

282 CAR WASH Commercial $ 125,000 10% $12,500

285 AUTO BODY SHOP Commercial $ 100,000 10% $10,000

290 RETAIL NURSERY Commercial $ 100,000 10% $10,000

300 VACANT INDUSTRIAL LAND UNDEVELOPED Vacant $ 100,000 10% $10,000

301 VACANT INDUSTRIAL LAND - DEVELOPED WITH Vacant $ 100,000 10% $10,000

302 VACANT INDUSTRIAL LAND W/MISC IMPS Vacant $ 100,000 10% $10,000

307 POTENTIAL INDUSTRIAL SUBDIVISION Vacant $ 25,000 10% $2,500

310 LIGHT MFG. & LIGHT INDUSTRIAL Industrial $ 100,000 10% $10,000

311 LIGHT INDUSTRIAL & WAREHOUSING Industrial $ 100,000 10% $10,000

312 LIGHT INDUSTRIAL WHSE MULTIPLE TENNANTS Industrial $ 100,000 10% $10,000

314 SHOP-WORK AREA W/SMALL OFFICE Industrial $ 100,000 10% $10,000

320 WAREHOUSING - ACTIVE Industrial $ 100,000 10% $10,000

324 MINI STORAGE WAREHOUSING Industrial - Mini-Storage $ 100,000 10% $10,000

392 INDUST. USE(DOES'NT REASONABLY FIT ANY Industrial $ 100,000 10% $10,000

590 WASTE LANDS Vacant $ 25,000 10% $2,500

612 MARINA OR YACHTING CLUB Commercial $ 25,000 10% $2,500

640 CLUBS, LODGE HALLS Commercial $ 125,000 10% $12,500

660 18 HOLE PUBLIC GOLF COURSE Commercial $ 25,000 10% $2,500

690 PRIVATELY OWNED PARKS Vacant $ 25,000 10% $2,500

710 CHURCH, SYNAGOGUE OR TEMPLE Public $ 25,000 10% $2,500

711 OTHER CHURCH PROPERTY Public $ 25,000 10% $2,500

720 PRIVATE SCHOOL Public $ 25,000 10% $2,500

722 SPECIAL SCHOOL Public $ 25,000 10% $2,500

730 PRIVATE COLLEGES Public $ 25,000 10% $2,500

742 CLINIC Public $ 125,000 10% $12,500

760 ORPHANAGES Commercial $ 25,000 10% $2,500

810 SBE VALUED Vacant $ 25,000 10% $2,500

811 UTILITY WATER COMPANY Public $ 25,000 10% $2,500

814 RADIO & TV BROADCAST SITE Public $ 25,000 10% $2,500

850 RIGHT-OF-WAY Vacant $ 75,000 10% $7,500

891 PARKING LOTS - NO FEE Public $ 125,000 10% $12,500

903 MISC FEDERAL PROPERTY Public $ 25,000 10% $2,500

910 VACANT STATE LANDS Vacant $ 25,000 10% $2,500

916 MISC STATE PROPERTY Public $ 25,000 10% $2,500

920 VACANT COUNTY LAND Vacant $ 25,000 10% $2,500

925 MISC COUNTY PROPERTY Vacant $ 25,000 10% $2,500

937 MISC CITY PROPERTY Vacant $ 25,000 10% $2,500

940 SCHOOL DISTRICT PROPERTIES Public $ 25,000 10% $2,500

943 WATER DISTRICT PROPERTY Public $ 25,000 10% $2,500

944 MISC. DISTRICT PROPERTY Public $ 25,000 10% $2,500

Source: SWC and Seevers Jordan Ziegenmeyer

[1]  The relative Not-Less-Than Land Values are derived from the Summary Appraisal Report "San Joaquin Area Flood Control Agency (Smith 

Canal)" of the subject property prepared by Seevers Jordan Ziegenmeyer dated April  4, 2011.
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Parcel Size 

Flood damages to land were calculated for each parcel in the benefit area using the acreage for the parcel in question and 

the associated land use code as identified by the respective County Assessor’s records.  To the extent parcels are only 

partially in the pre-project benefit area, only the portion of parcel acreage in the area is included in the land damage 

calculation.   

Land Damage Example 

As stated above, land damage is calculated for each individual parcel in the proposed assessment district based on the 

specific attributes for the parcel, i.e., land use type and size.  For example the land damage for the following parcel would 

be calculated as follows: 

 
General Formula 

Land Damage = Parcel Acreage x Land Damage Factor 

 

 
Example: 

Single Story Single-Family Residence (Land Use Code 10) 

Parcel Acreage:  0.18 acres 

 
Land Damage = 0.18 Acres x $7,500 / Acre = $ 1,350 

 

$1,350 represents the relative Land Damage benefit experienced by the example parcel presented.  This benefit plus the 

structure and content damage benefit are used to determine the total relative benefit of the parcel to all other parcels in 

the benefit area. 

Total Relative Flood Damage Reduction Benefit 

The total relative flood damage reduction benefit for each parcel in the benefit area is the sum of the structure and content 

damages and the land damages associated with that parcel.  Given the single-family residential examples above, the 

resulting total relative flood damage reduction benefit is calculated as follows: 

 
General Formula 

Total Relative Flood Damage Reduction Benefit = Structure and Content Damage + Land Damage 

 

 
Example: 

Single Story Single-Family Residence 

Parcel Acreage:  0.18 acres 

Building Square Feet:  1,500 

Flood Depth 5 Feet 

 

 
Structure and Content Damage = 1,500 SF x $60 / SF x 81.7% = $ 73,553 

Land Damage = 0.18 Acres x $7,500 / Acre = $ 1,350 

Total Flood Damage Reduction Benefit = $ 73,553 + $ 1,350 = $ 74,903 
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The analysis described above was performed for every parcel in the benefit area that was determined to have received 

special benefit.  The sum of total benefits for all such parcels is $446,338,085. 

Assessment Rate 

Proposition 218 requires assessments levied to be proportional to the benefits conferred by the facilities and services 

provided.  In order to ensure that the spread of assessments is proportional based upon the benefits calculated above, the 

engineer has divided the annual costs of the facilities and services by the total benefits calculated for all benefiting parcels.  

The maximum proportional assessment rate for parcels within the proposed assessment district is shown in Table 8. 

 

Table 8: Assessment Rate Calculation 

  

 

  

Item Amount Units Reference

Total Annual Assessment District Budget $ 1,663,400 ($'s ) Table 4

Total Benefit $'s in SJAFCA Smith Canal Benefit Area $ 445,528,184 (Benefi t $'s )

Initial Maximum Proportional Assessment Rate [1] $ 0.00373
Assessment $ /

Benefi t $

[1]  Reflects  the ini tia l  maximum annual  assessment for FY 13/14.  Col lection of the assessment would 

commence in FY 14/15.  Admin and O&M component i s  subject to esca lation commencing in FY 14/15 (Ref. Table 

11).  The amount in FY 14/15 would reflect cost esca lation.  

Table 8

SJAFCA Smith Canal Area Assessment District

Assessment Rate Calculation
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Assessment Calculation 

To determine the maximum proportional assessment rate for an individual parcel, the flood damage reduction benefits for 

the parcel are calculated as described in the procedures above and then multiplied by the assessment rate shown in Table 8 

above.  The following example is based on the single-family residential example used previously. 

 
General Formula 

Maximum Proportional Assessment1 = Total Flood Damage Reduction Benefit x Assessment Rate 
 

 
Example: 

Single Story Single-Family Residence 

Parcel Acreage:  0.18 acres 

Building Square Feet:  1,500 

Flood Depth 5 Feet 

 
Total Flood Damage Reduction Benefit = $ 73,553 + $ 1,350 = $ 74,903 

Assessment Rate = $0.00373 

Maximum Not-To-Exceed Assessment = $74,880 x $0.00373 = $ 279.39 

 

In future years, as land use changes occur and the benefits to parcels change, parcels may be reclassified and their 

assessments modified accordingly. 

Summary of Assessments 

Appendix C provides a detailed listing by parcel of the maximum proportional assessments (subject to an annual 

inflationary escalation described in Chapter 5) that will be voted on by the property owners of parcels in the proposed 

assessment district.  The average not-to-exceed assessment for all parcels in the proposed assessment district by general 

land use category and the breakdown of that assessment between Capital and Administration/O&M is shown in Table 9. 

  

                                            
1 Subject to annual escalation based on inflation. 
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Table 9: Summary of Average Rates 

 

 

 

Land Use Type

Number of

Parcels Average Rate

Minimum 

Rate

Maximum 

Rate

Share of

Total Assessment

Single-Family 7,375 $ 164.80 $ 5.00 $ 1,249.06 73.05%

Multifamily 361 $ 210.40 $ 5.00 $ 7,468.03 4.57%

Mobile Home 2 $ 121.88 $ 105.05 $ 138.71 0.01%

Commercial 175 $ 1,049.25 $ 5.00 $ 19,019.29 11.04%

Industrial 32 $ 3,339.59 $ 28.42 $ 16,509.13 6.42%

Government and Utlities 74 $ 1,061.46 $ 5.00 $ 27,965.03 4.72%

Vacant 84 $ 38.28 $ 5.00 $ 1,343.27 0.19%

All Parcels 8,103 $ 205.34 100.0%

Capital Portion

O&M/Admin

Portion Total

Annual Costs $ 1,302,400 $ 361,000 $ 1,663,400

78% 22%

Single-Family $ 129.03 $ 35.77 $ 164.80

Multifamily $ 164.74 $ 45.66 $ 210.40

Mobile Home $ 95.43 $ 26.45 $ 121.88

Commercial $ 821.54 $ 227.71 $ 1,049.25

Industrial $ 2,614.82 $ 724.78 $ 3,339.59

Government and Utlities $ 831.09 $ 230.36 $ 1,061.46

Vacant $ 29.97 $ 8.31 $ 38.28

All Parcels $ 160.77 $ 44.56 $ 205.34

Source:  SWC

Table 9

SJAFCA Smith Canal Area Assessment District

Summary of Average Rates
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While each individual parcel will have a unique assessment based on the specific attributes of the parcel as described 

above, Table 10 provides an example calculation of the typical assessment for a single-family residential parcel based on 

varying flood-depth reductions. 

Single-Family
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e 10: Typical 1-Story Single Family Assessment Calculation at Very Depths 

  

Typical 1-Story Single Family Parcel Formula Amount Reference

Building Square Feet a 1,500

Acres b 0.18

Structure and Content Value per Building Sq. Ft. c $ 60 Table 5

Land Value Damage per Acre d $ 7,500 Table 7

Land Value Benefit e = b x d $ 1,350

Elevation Range

Flood Depth

Range

Percent

Damage

d Reference

Structure

Benefit

Total Damage

Benfit

f Table 6 g = a x c x f h = e + g

(less than (2)) greater than 10 114.4% $ 102,983 $ 104,333 

((2)+ to (1)) 8+ to 10 107.5% $ 96,728 $ 98,078 

((1)+ to 1) 6+ to 8 96.8% $ 87,075 $ 88,425 

(1+ to 3) 4+ to 6 81.7% $ 73,553 $ 74,903 

(3+ to 5) 2+ to 4 61.8% $ 55,575 $ 56,925 

(5+ to 7) 0+ to 2 36.2% $ 32,558 $ 33,908 

(7+ to 9) (2)+ to 0 7.8% $ 7,043 $ 8,393 

(greater than 9) (2) or less 0.0% $ 0 $ 1,350 

Assessment per Benefit Dollar i $ 0.00373

Total Benefits

h

@ -3 Foot Elev. (i.e. ~11 Feet Deep) $ 104,333 x i  = $ 389.16

@ -1 Foot Elev. (i.e. ~9 Feet Deep) $ 98,078 x i  = $ 365.83

@ 1 Foot Elev. (i.e. ~7 Feet Deep) $ 88,425 x i  = $ 329.83

@ 3 Foot Elev. (i.e. ~5 Feet Deep) $ 74,903 x i  = $ 279.39

@ 5 Foot Elev. (i.e. ~3 Feet Deep) $ 56,925 x i  = $ 212.33

@ 7 Foot Elev. (i.e. ~1 Feet Deep) $ 33,908 x i  = $ 126.47

@ 9 Foot Elev. (i.e. ~-1 Feet Deep) $ 8,393 x i  = $ 31.30

@ 11 Foot Elev. (i.e. ~-3 Feet Deep) $ 1,350 x i  = $ 5.04 [1]

[1]  The minimum assessment collected for a benefitting parcel is $5.00.

Annual 

Assessment

Table 10

SJAFCA Smith Canal Area Assessment District

Typical 1-Story Single Family Assessment Calculation at Varying Depths
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5. ASSESSMENT ADMINISTRATION  

Implementation 

Schedule for Collection 

If landowners approve the proposed assessment, the SJAFCA Board intends to commence collection of the assessments in 

FY 2014/15.  This would mean the first time property owners in the District would pay a portion of the proposed 

assessment would be on the FY 2014/15 property tax installment due no later than December 10, 2014.  No assessments 

would be levied in FY 2013/14. 

The Capital component of the assessment would be collected for up to 30 years from a permanent financing associated 

with the completion of the project.  The Administration/O&M component of the assessment would be collected for as long 

as needed to effectively operate and maintain the facilities maintaining flood protection services.  

Annual Escalation 

The maximum proportional assessment rate, as shown in Table 8 is made up of two distinct components.  These 

components, as described above are the Capital Component and Administration/O&M Component. A detailed breakdown 

of the maximum proportional assessment between these components is shown in Table 11 below.  The 

Administration/O&M component is comprised primarily of labor costs that are subject to rising costs beyond the control of 

SJAFCA.  In order to ensure that SJAFCA can provide the needed services over time, it is important to increase this 

component of the assessment overtime subject to the rising costs of labor over time.  The engineer has determined that an 

appropriate escalation factor is a factor that is reflective of labor (not consumption) in the locale the services are provided.  

Table 11: Assessment Rate Escalation Breakdown 

  

Item Amount Reference

Initial Maximum Proportional Assessment Rate FY 2013/14 [1] $ 0.00373 Table 8

Capital Component 78.3% $ 0.00292 Table 9

Administration/O&M Component 21.7% $ 0.00081 Table 9

Annual Escalation Factor for Administrative/O&M Component:  June to June CPI-W for 

San Francisco-Oakland-San Jose, All Items with Base Year 1982-84 - 100.

Table 11

SJAFCA Smith Canal Area Assessment District

Assessment Rate Escalation Breakdown

[1] The Initial Maximum Proportional Assessment Rate is expressed in FY 2013/14's, 

however, collection commences in FY 2014/15.  Escalaction of the Administration/O&M 

Component of the assessment also commences in FY 2014/15.
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Therefore; the Administration/O&M component will be subject to an annual inflationary escalator pursuant to Government 

Code §53739 (b) based on the annual change in the Consumer Price Index June to June CPI-W for San Francisco-Oakland-

San Jose, All Items with Base Year 1982–84 = 100, published by the U.S. Department of Labor, Bureau of Labor Statistics, 

subject to a minimum of 0 percent and a maximum of 4 percent in any given year.1   

SJAFCA will apply the inflationary adjustment factor commencing in FY 2014/15 such that the rate collected in FY 2014/15 

(the first year of assessment collection) has experience one year of escalation.  Table 12 shows the annual assessment rate 

over time of the single family residential parcel.  

 

                                            
1
 CPI-W is reflective of the rising cost of labor by urban wage earners versus CPI-U which is reflective of the rising costs of a standardized basket 

of goods purchased by urban consumers. 
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Table 12: Breakdown of Rate by Time Period for Average Single Family Residential Parcel 

  

Time Period

Capital

Portion

O&M

Portion Total Note

Initial Rate from FY 13/14 - FY 46/47 $ 129.03 $35.77 + Escalator $164.80 + O&M Escalator Until Long Term Financing is Repaid

Rate from FY 47/48 $ 0.00 $35.77 + Escalator $35.77 + Escalator O&M in Perpetuity

0

Table 12

SJAFCA Smith Canal Area Assessment District

Breakdown of Rate by Time Period for Average Single Family Residential Parcel
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Appeals of Assessments Levied to Property 

Appeals Process 

Any property owner who believes his or her property should be reclassified and the assessment adjusted may file a written 

appeal with the Executive Director of SJAFCA or his or her designee.  The appeal must include a statement of reasons why 

the property should be reclassified, and may include supporting evidence.  Any such appeal is limited to correction of an 

assessment during the then-current fiscal year.  On the filing of any such appeal, the Executive Director or his or her 

designee will promptly review the appeal and any information provided by the property owner, and may investigate and 

assemble additional evidence necessary to evaluate the appeal.  If the Executive Director or his or her designee finds that 

the assessment should be modified, the appropriate changes will be made to the assessment roll.  If any such changes are 

approved after the assessment roll has been filed with the respective county for collection, the Executive Director of his or 

her designee is authorized to refund the property owner the amount of any approved reduction to the assessment.  If a 

landowner disputes the decision of the Executive Director or his or her designee, a secondary appeal may be made to the 

SJAFCA Board, which will hold public hearing on the matter.  Any decision made by Board shall be final.  In order to 

administer an effective appeals process, from time to time, the Executive Director and/or SJAFCA Board may adopt certain 

policies and procedures related to the administration of the assessment.  

Impact of Appeals 

Much of the data being used by SJAFCA to generate the assessment rates for specific parcels comes from the San Joaquin 

County Assessor.  Because this data is not maintained by the Assessor in a form designed to support this Special Benefit 

Assessment effort, SJAFCA staff has worked to refine the data so it properly reflects the conditions present in the physical 

benefit area.  However, throughout the formation period (and indeed even after the formation of the assessment district), 

data errors and discrepancies with County Assessor data will likely surface and require modification of the assessment 

calculation for various parcels.  Changes in the data without a corresponding change in the rates established by this report 

will, by definition change the total amount of assessments levied and collected in any one year.  For example, if the data 

assumes the existence of a house that has since burned down and not been reconstructed, once the database is corrected 

the rates will generate a smaller total assessment. On the other hand, if the data assumes an empty lot where a house has 

since been constructed, once the database is corrected the rates will generate a larger total assessment. Due to the 

database being constantly refined (either through internal review or an external appeal process), it is infeasible to fine-tune 

the rates as between the Preliminary Engineer’s Report, and the Final Engineer’s Report. In addition, because changes to 

the database will either increase or decrease the total amount assessed, it is presumed that these amount will roughly 

offset each other. Therefore, although minor changes to the database will continuing to be made during the formation 

period, the rates proposed in this Report are not being adjusted, even though that will result in an initial maximum 

proportional assessment that is slightly less than or slightly more than $1,663,400. 

Duration of the Assessment 

If approved by property owners in an assessment ballot proceeding conducted pursuant to Article XIIID of the State 

Constitution and Government Code § 53750 et. seq., the assessment will be levied annually commencing with Fiscal Year 

2014/15.  The Capital Component of the assessment will be collected for 30 years from point in time when a permanent 

takeout financing is completed which is expected to take place in 2016.  The Administrative/O&M Component of the 

assessment will be collected in perpetuity so long as the flood protection service is provided by the authorized facilities, 

and may be adjusted each year to reflect the authorized annual escalation for inflation described herein.  The assessment 

may be periodically adjusted within the authorized range of assessment based on annual budgeting needs as determined 

by the SJAFCA Board. 
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Minimum Assessments 

The minimum annual assessment will be $5.00 to reflect SJAFCA’s direct cost to collect the assessment.  All annual 

assessments calculated to be less than $5.00 will be raised to the $5.00 minimum. 

Public Finance Resolved 

K KJELDSEN 
S SINNOCK 
N NEUDECK 
11IT Ci vil En,,~:1'$ 

",,,11, ,, ,,1 ~ ""'Y"" 
Public Finance Resolved 

K KJELDSEN 
S SINNOCK 
!'III NEUDECK 
1\[ Civil En, !lI(ors 

", " II . ,,,d ~ ""'Y"" 

ATTACHMENT 2



6. CONCLUSIONS 

Smith canal Area Assessment District 
San Joaquin Area Flood Control Agency 

Final Engineer's Report 
JulV 10, 2013 

It is concluded that the proposed new assessments do not e)(ceed the special benefit received bV the properties assessed 
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7. SCHEDULE  

To have an assessment district in place with sufficient time to provide the needed secured funding mechanism to match 

DWR EIP funding and provide for a LOMR of the area, SJAFCA has embarked on the following schedule to establish the 

proposed assessment district. 

Date Event 

January 30, 2013 

Regular SJAFCA Board Meeting 

 

Board Action:  Adopt Resolution of Intention to undertake a proceeding for the 

formation of proposed assessment district, tentatively approve the Preliminary 

Engineer’s Report, and set the date and time for a public hearing to consider 

formation of the proposed assessment district. 

 

April 15, 2013 
Public Open House 

Stockton, CA 

No later than April 21, 2013 Mail Notice of Public Hearing and Ballots. 

April 22, 2013 
Public Open House 

Stockton, CA 

May 1, 2013 
Public Open House 

Stockton, CA 

May 2, 2013 
Public Open House 

Stockton, CA 

June 6, 2013 

SJAFCA Board Meeting with Public Hearing on formation of proposed 

assessment district: 

Property owners can cast ballots or change ballots. 

The Board shall consider any protests against the proposed assessment district 

and receive public testimony. 

The Board will direct its Secretary to tabulate the ballots received. 

The Board will adjourn the meeting to allow Secretary to tabulate ballots. 

June 6, 2013 
Tabulation to occur immediately following conclusion of the public hearing; 

public allowed to view the tabulation. 

July 10, 2013 

SJACFA Board Meeting: 

Reconvene from June 6, 2012, meeting. 

Receive certified ballot tabulation. 

Board consideration Resolution of Formation approving Engineer’s Report 

(including any needed modifications), and ordering of the formation and 

scheduled collection of the Assessments. 
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APPENDIX A: SJAFCA SMITH CANAL ASSESSMENT DISTRICT PARCELS MAP 
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APPENDIX B: SJAFCA SMITH CANAL O&M REQUIREMENTS
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Technical Memorandum 

SJAFCA SJAFCA SJAFCA SJAFCA Smith Canal Smith Canal Smith Canal Smith Canal GateGateGateGate    StructureStructureStructureStructure    
Operation & Maintenance Requirements April 28, 2011 
 
Prepared by: Prepared by: Prepared by: Prepared by:     Dave Murbach, P.E.    
Reviewed by: Reviewed by: Reviewed by: Reviewed by:     Barry O’Regan, P.E.    
 

Purpose and Need 
The San Joaquin Area Flood Control Agency is in the process of designing a gate structure for Smith 

Canal.  The proposed project will construct a gate structure at the mouth of Smith Canal on the San 

Joaquin River/Stockton Deep Water Ship Channel in Stockton (see Figure 1).  The gate structure is 

needed because the existing levees along Smith Canal do not meet FEMA or State standards for levees, 

placing approximately 8,100 homes at risk from flooding.  Since the Smith Canal levees are not 

accredited to FEMA standards, the gate structure at the mouth of Smith Canal will be operated in order to 

control back-flooding from the San Joaquin River and Delta during winter months (November 1st to April 

30th) when high river flows typically occur in the Smith Canal area.  The purpose of this technical 

memorandum is to identify the operation and maintenance requirements and the associated costs for the 

Smith Canal gate structure. 

Figure 1.  Smith Canal Gate Structure Location 
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Technical Memorandum 

Project Description 
The proposed gate structure will consist of a fixed sheet pile wall structure across the opening of Smith 

Canal.  A gate structure will be provided to allow for navigation.  Figure 2 present a layout for the 

proposed Smith Canal gate structure.   

Figure 2.  Proposed Smith Canal Gate Structure Layout 

 

The fixed portion of the gate structure will consist of a dual sheet pile wall filled with granular material.  

The opening in the gate structure will be an “Obermeyer” type gate structure, consisting of two 60-foot 

wide stainless steel gate panels that will be raised and lowered by inflating and deflating rubber air 

bladders (see Figure 3).  The air bladders will be inflated using air compressors housed in a control 

building located on the end of Dad’s Point.  The control building also houses the operating system, 

control valves, and an emergency generator. Since the gate panel and air bladders will always be 

submerged, stop logs are provided on both sides of the opening to allow for maintenance of the 

equipment.  

Figure 3.  Cross Section of Gate Structure 
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The operational concept for the gate structure is to close the structure during tide events forecasted to 

approach or exceed the design operating water surface elevation (7.0 ft, NAVD88).  The gate structure 

gate would be operated as needed during these times to prevent high flows from entering Smith Canal.  

The gate would be raised at the lowest tide prior to the forecasted high tide and remain closed until the 

high tide begins to recede.  The gate would then be opened to allow any accumulated interior drainage 

behind the gate structure to flow out.  Table 1 presents the number of gate closures that would have 

occurred between 2000 and 2009.  Note that the number of closures per year over this period ranged from 

1 to 33. 

Table 1.  Number of Days with Stage greater than 7.0 ft NAVD88 

Year No. Days with Stage ≥ 7.0 ft NAVD88 

2000 18 

2001 1 

2002 7 

2003 14 

2004 15 

2005 33 

2006 6 

2007 7 

2008 15 

2009 20 

Total 136 

 
Note that since 2000, the highest low-low tide at the Burns Cutoff Gage Station was 4.8 ft 
NAVD88.  Therefore, it is anticipated that any storm water that accumulates behind the gate 
structure will be released when the gate is opened during the next low tide. 

Woodbridge Irrigation District O&M Experience 
Woodbridge Irrigation District has been operating an Obermeyer gate structure since 2004.  The 
main purpose of WID’s gate is for level control and functions as an adjustable weir.  The gate 
operates continuously for 11 months out of the year.  One month each year they take the gate out 
of service for maintenance.  During this month they clean and inspect every part of the gate and 
check for cuts in the rubber air bladder.  To date they have not had any leaks in the air bladders, 
but repair numerous surface cuts in the outer layer of the bladder each year.  Typical annual 
O&M expenses for the WID gate structure include: 
 

• $500/yr for materials to repair the air bladders 

• $800/yr for rental of torque wrench to apply 12,000 lb torque to hinge bolts 

• $800 - $1,000/yr for outside service to provide compressor service 

• $1,000 - $1,200/yr for outside service to provide emergency generator service 
 
Typical weekly operator activities include blowing out condensation from the air lines and 
removing debris. 

 

                    B-4

ATTACHMENT 2



 

4  

Technical Memorandum 

 
During startup of the WID gates, no additional costs were incurred.  O&M costs have been 
consistent for the past six years. WID’s assessment collects funds to replace the bladders, straps, 
hinges, and air compressor assuming a 20-year life.  No replacement of the gates or emergency 
generator is anticipated. 
 

Operating and Maintenance Requirements 
The O&M requirements addressed in this analysis are for the gate (and its associated equipment/ 

building), the dual sheet pile structure and the Dad’s Point sheet pile flood wall.  Dad’s Point is proposed 

to be accredited as a levee.  However, since Dad’s Point is currently operated and maintained as a park, it 

has been assumed that the park use will continue and no additional ‘levee maintenance’ will be needed.  

Therefore, no Dad’s Point levee maintenance costs are included in this analysis.  The O&M cost analysis 

has been broken into the following categories: 

• Gate Operation 

• Equipment Testing 

• Routine Maintenance and Inspection 

• Emergency Maintenance 

• Equipment Replacement/Capital Reserve 

Gate Operation 

Gate operation includes physical operation of the gate as well as determining when the gate will need to 

be closed.  Each year, prior to November 1st, the tide prediction tables will be evaluated for predicted high 

tides greater than 7.0 ft NAVD88.  These high tides will be used to develop an “alert” table to help plan 

activities during the winter months.  In addition, since rainfall and runoff impact the tides, the daily stage 

predictions generated by DWR must be monitored.  The gate will be closed/opened on an as needed basis, 

but based on the information presented in Table 1 it was assumed that there will be 15 closures per year. 

Equipment Testing 

Equipment testing is required to make sure the gate and emergency generator will function as desired in 

the event they are needed.  The gate will be tested monthly during the “dry” season (May 1st to October 

31st).  The engine generator will be tested monthly throughout the year. 

Routine Maintenance and Inspection 

Routine maintenance and inspection are required to ensure that flood protection will be provided by these 

improvements in the future. The maintenance/inspection frequencies for the gate structure equipment are 
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taken from the draft O&M Manual for the facility provided by the gate manufacturer.  Most equipment 

associated with the gate structure requires annual maintenance and inspection including:  

• Air Compressor 

• Emergency Generator, including the automatic transfer system equipment 

• Gate – abutment seals, air bladders, inter-panel seals, restraining straps, gate panels, and anchor 

bolts 

• Sheet Pile Structures – maintenance of corrosion protection system 

• Dad’s Point Levee 

Since the gate structure is submerged year-round, stop logs must be placed across both sides of the 

opening and the space between the stop logs pumped out using a portable pump before any maintenance 

can occur. It was assume that the stop logs will be installed and removed with a rented crane/boom truck 

and operator from an on-site storage area. 

In addition, routine maintenance of the dual sheet pile structure corrosion protection system is assumed to 

occur every two years. Graffiti removal from the control building, dual sheet pile structure and the Dad’s 

Point sheet pile flood wall is estimated to be required every two weeks.  Debris removal at the gate 

structure is estimated to be required weekly using a boat purchased with the original construction.  Costs 

for maintenance of the Dad’s Point Levee are based on cost per mile maintenance costs for similar levee 

systems ($30k - $45k/mile). 

To account for unaccounted for expenses and unforeseen costs, a 20% contingency has been added to the 

routine maintenance portion of the annual O&M budget. 

Emergency Maintenance 

Provisions for emergency maintenance during the winter season are included to address maintenance of 

the gate structure.  For the purposes of this analysis, it was assumed that an air bladder needs repair due to 

unforeseen conditions (e.g. boat anchor puncture) every five years.  Note that to repair the air bladders, 

the stop logs must be put in place prior to the start of any maintenance activities. 

Equipment Replacement/Capital Reserve 

All of the equipment and facilities proposed for the Smith Canal gate structure have a limited life, ranging 

from 20 years to 100 years.  The cost of replacement should be collected and saved over time to ensure 

money is available for replacement (permitting, design, demolition, and installation) when required.  For 

the purposes of this analysis, the useful life for equipment and facilities was estimated as follows: 

• 20-year Life:  air compressor, boat and engine generator 
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• 30-year Life:  air bladders, stop logs, and control panels 

• 50-year Life:  gate structure panels and control building roof 

• 100-year Life:  control building, dual sheet pile structure and Dad’s Point sheet pile flood wall 

Annual equipment replacement costs were based on 2011 capital cost estimate presented in the Smith 

Canal Early Implementation Program Project Report (February 2011).  These capital costs were divided 

by the number of years of useful life.  Therefore, cost increases due to inflation need to be considered 

when developing the annual O&M assessment methodology. 

Operation & Maintenance Costs 
Table 2 presents a summary of the estimated O&M costs for the Smith Canal gate structure (See 

Attachment 1 for the detailed estimate).  The estimate includes a 20% contingency for account for 

unforeseen costs.  Note that the annual labor and equipment costs are based on 2011 dollars.    Therefore, 

cost increases due to inflation need to be considered when developing the annual O&M assessment 

methodology. 

Table 2 – Estimated Annual O&M Costs 

O&M Category Annual Labor Cost 
Annual Equipment 

Cost 

Total Annual O&M 

Cost 

Operation $    75,100 - $    75,100 

Testing $      8,400 - $      8,400 

Routine Maintenance & 

Inspection 
$    71,000 $    46,000 $  117,100 

Emergency Maintenance $      1,700 $      2,700 $      4,400 

Equipment Replacement/ 

Capital Reserve 
- $  119,800 $  119,800 

TOTALS $  156,200 $  168,500 $  324,800 

 

O&M needs can vary from year to year depending on the tides, weather, and unforeseen emergencies – 

but the amounts estimated should be the average over many years.  A significant portion of the estimated 

O&M costs are for the operation of the Smith Canal gate structure.  Note that the average number of 

closures per year was used to generate this estimate, which is based on the river stage.  Based on the 

annual range of closures for the past 10 years presented in Table 1 (1 to 33 closures/year), the $75,100 

cost for operation alone could vary from $33,200 to $129,000.  The remaining annual costs for each 

O&M category should remain relatively constant – with the exception of emergency maintenance due to 

unforeseen circumstances. Therefore, the total annual O&M costs should be expected to range between 

$282,000 and $379,000. 
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Technical Memorandum 

Basis of Labor per Hour Costs 

The entity/organization which will carry out O&M activities has not yet been identified.  For the purposes 

of this analysis, City of Stockton data were used to estimate labor hourly costs since SJAFCA is currently 

staffed with City of Stockton staff.  A 2.0 multiplier was applied to the top end of the City of Stockton 

pay rates to account for benefits, payroll taxes, direct, and indirect costs.  This multiplier was calculated 

using the SJAFCA Quarterly Expense data presented at the January 26, 2011 Board Meeting.  The job 

classifications and the associated hourly rates used in this analysis were as follows: 

• Senior Civil Engineer - $53/hour x 2.0 = $106/hour 

• Senior Mechanical Maintenance Worker - $30.50/hour x 2.0 = $61/hour 

• Maintenance Worker II - $22/hour x 2.0 = $44/hour 

• Office Assistant II - $21/hour x 2.0 = $42/hour 
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Attachment 1 Smith Canal Gate Structure

Estimated Annual Operation and Maintenance Costs

Senior Civil 

Engineer

Senior 

Mechanical 

Maintenance

Maintenance 

Worker II

Office 

Assistant II

$121/hr $76/hr $59/hr $57/hr

Operation:

Develop Alert Periods 5/1 - 10/31 annually 1 40 8 48 5,296$       -$                      -$             5,296$            

Monitoring Stage Predictions 11/1 - 4/30 daily 140 1 1 280 24,920$    -$                      -$             24,920$          

Close/Open Gate 11/1 - 4/30 15/yr average 15 8 8 24 600 44,880$    -$                      -$             44,880$          

Subtotals 75,100$    -$             75,100$          

Testing:

Close/Open Gate 5/1 - 10/31 monthly 6 2 4 8 84 6,108$       -$                      -$             6,108$            

Operate Emergency Generator 1/1 - 12/31 monthly 12 1 2 36 2,328$       -$                      -$             2,328$            

Subtotals 8,400$       -$             8,400$            

Routine Maintenance/Inspection:

Air compressor & Accessories 5/1 - 10/31 annually 1 2 2 152$          1,000$                  1,000$         1,152$            

Air Filter/Dryer 1/1 - 12/31 monthly 12 1 2 36 2,328$       -$                      -$             2,328$            

Boat 1/1 - 12/31 monthly 12 1 2 36 2,328$       500$                     6,000$         8,328$            

Emergency Generator 5/1 - 10/31 annually 1 4 4 304$          1,200$                  1,200$         1,504$            

Closure Gate:

  Abutment Seals

  Air Bladders

  Interpanel Seals

  Restraining Straps

  Gate Panels

  Anchor Bolts 5/1 - 10/31 annually 1 24 40 120 184 13,024$    3,500$                  3,500$         16,524$          

Place/Remove Stop Logs 5/1 - 10/31 annually 1 16 40 56 3,576$       8,000$                  8,000$         11,576$          

Graffiti Removal 1/1 - 12/31 2 weeks 26 4 104 6,136$       60$                       1,560$         7,696$            

In-water debris/trash removal 1/1 - 12/31 weekly 52 6 312 18,408$    50$                       2,600$         21,008$          

Dual Sheet Pile Structure & Dad's Point 

Sheet Pile Flood Wall 5/1 - 10/31 2 years 0.5 8 16 40 32 2,272$       5,000$                  2,500$         4,772$            

Dad's Point Levee 5/1 - 10/31 annually 1 24 40 80 144 10,664$    12,000$                12,000$       22,664$          

Miscellaneous O&M -- 20% -- 11,838$    7,672$         19,510$          

Subtotals 71,000$    46,000$       117,100$        

Emergency Maintenance:

Place/Remove Stop Logs 11/1 - 4/30 5 years 0.2 8 16 48 14.4 1,003$       7,500$                  1,500$         2,503$            

Repair Bladders 11/1 - 4/30 5 years 0.2 4 16 32 10.4 718$          6,000$                  1,200$         1,918$            

Subtotals 1,700$       2,700$         4,400$            

Equipment Replacement/Capital Reserve:

20-year Equipment Life:

Air Compressor 20 years 0.05 0 -$           15,000$                750$            750$               

Boat 20 years 0.05 0 -$           15,000$                750$            750$               

Engine Generator 20 years 0.05 0 -$           25,000$                1,250$         1,250$            

30-yr Equipment Life:

Air Bladders 30 years 0.03 0 -$           700,000$              23,333$       23,333$          

Stop Logs 30 years 0.03 0 -$           100,000$              3,333$         3,333$            

Control Panels 30 years 0.03 0 -$           100,000$              3,333$         3,333$            

50-yr Equipment Life:

Gate Panels 50 years 0.02 0 -$           1,600,000$          32,000$       32,000$          

Building Roof 50 years 0.02 0 -$           50,000$                1,000$         1,000$            

100-yr Equipment Life:

Control Building 100 years 0.01 0 -$           105,000$              1,050$         1,050$            

Dual Sheet Pile Structure & Dad's Point 

Sheet Pile Flood Wall 100 years 0.01 0 -$           5,300,000$          53,000$       53,000$          

Subtotals -$           119,800$     119,800$        

156,200$  168,500$     324,800$        

Total O&M 

Cost/ Year

Labor Hours/ Event

Period Frequency Event/Year

Labor 

Hours/ 

Year

Labor 

Cost/ Year

 Material & 

Eqpt 

Cost/ Event 

Totals

Material & 

Eqpt 

Cost/ Year
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Appendix C 
SJAFCA Smith Canal Area Assessment District 

Land Value Appraisal Report 
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Summary Appraisal Report

San Joaquin Area Flood Control Agency 
(Smith Canal) 
Stockton, San Joaquin County, California 

Date of Report: May 4, 2011 

Prepared for: 

Mr. Seth Wurzel 
Capitol Public Finance Group, LLC 
1900 Point West Way, Suite 273 
Sacramento, California 95815 

Prepared by: 

Eric A. Segal, Appraiser 

May 4, 2011 

Mr. Seth Wurzel 
Capitol Public Finance Group, LLC 
1900 Point West Way, Suite 273 
Sacramento, California 95815 

RE: San Joaquin Area Flood Control Agency (Smith Canal)
Stockton, San Joaquin County, California 

Dear Mr. Wurzel: 

At your request and authorization, Seevers � Jordan � Ziegenmeyer has analyzed market data for the 
purpose of estimating the base, not-less-than, market value by land use code (fee simple estate) of 
the properties within the area of benefit of San Joaquin Area Flood Control Agency’s proposed 
Smith Canal Project (Benefit Area), under the assumptions and conditions set forth in this report. 
The conclusions of value exclude any contributory value of the improvements. The estimates of not-
less-than market value, by Land Use Code, will then be used by Capitol Public Finance Group, LLC 
(Capitol PFG) and Kjeldsen Sinnock & Neudeck as one component in the determination of an 
assessment amount, per Assessor’s parcel, within the taxable area benefitting from the San Joaquin 
Area Flood Control Agency Smith Canal Project Benefit Area. 

The appraisal report has been conducted in accordance with appraisal standards and guidelines found 
in the Uniform Standards of Professional Appraisal Practice (USPAP) for Mass Appraisals, and the 
scope of work outlined in this report is based on the specific intended use of this appraisal report 
(please refer to the Scope of Work section presented later in this report). For the purposes of this 
appraisal, an inspection of each Assessor’s parcel identified in the Assessor’s Tax Roll provided for 
use in this analysis was not conducted. This document is a Summary Appraisal Report intended to 
comply with the reporting requirements set forth under Standards Rule 2-2(b) of USPAP.

The San Joaquin Area Flood Control Agency Smith Canal Project Benefit Area is located within the 
city of Stockton, and San Joaquin County, and is generally bounded by the Calaveras River to the 
north, San Joaquin River to the west, the Stockton Deep Water Channel to the south and Pacific 
Avenue to the east (as depicted on the boundary map on the following page). The benefit Area 
comprises 8,071 Assessor’s parcels. The land within the District is substantially devoted to 
residential uses, with supporting commercial, industrial and public facilities, as well as recreational 
land uses, including a golf course and marina. 

3825 Atherton Road, Suite 500 | Rocklin, CA 95765 | Phone: 916.435.3883 | Fax: 916.435.4774 
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Mr. Seth Wurzel 
May 4, 2011 
Page 2 

The purpose and intended use of this appraisal is to provide the San Joaquin Area Flood Control 
Agency with a “base line” or not-less-than market value for each County Land Use code encumbering 
properties within the Area of Benefit of the Smith Canal Project. The estimates of not-less-than market 
value and other factors (i.e., elevation) will be used by Capitol PFG and Kjeldsen Sinnock & Neudeck 
to establish an assessment amount, per Assessor’s parcel, within the Benefit Area. 

The value estimates provided assume a transfer would reflect a cash transaction or terms considered 
to be equivalent to cash. The estimates are also premised on an assumed sale after reasonable 
exposure in a competitive market under all conditions requisite to a fair sale, with buyer and seller 
each acting prudently, knowledgeably, for their own self interest and assuming neither is under 
duress.

This letter must remain attached to the report, which contains 77 pages, plus related exhibits and 
Addenda, in order for the value opinions contained herein to be considered valid. 

As a result of our analysis, it is our opinion the not-less-than market value of each San Joaquin County 
land use code, in accordance with the assumptions and conditions set forth in the attached document 
(please refer to pages 8 through 10), as of March 10, 2011, is presented in the chart on the following 
pages.

San Joaquin
County Minimum Maximum

Use Code Land Use Description Land Use Category Value / Acre Parcel Size Parcel Size
001 VAC RES LOT - DEV W/UTIL Improved lot $75,000 0.05 4.12
002 VAC LOT W/PROB, W/C PRECLUDES BLDG A RE Transitional land $25,000 0.00 1.76
003 VAC LOT - TOTALLY UNUS. (INCURABLE) Transitional land $25,000 0.00 0.20
004 VAC RES LOT W/MICS. RES. IMPRS (GARAGE, Improved lot $75,000 0.05 0.28
005 VAC RES SUBDIVISION SITE Improved lot $75,000 0.13 4.67
006 VAC RES LOT-UNDEV Transitional land $25,000 0.03 0.86
007 POTENTIAL RESIDENTIAL SUBDIVISION Transitional land $25,000 1.05 3.15
010 SINGLE FAMILY DWELLING(SFD) Improved lot $75,000 0.02 8.76
011 CONDOMINIUM UNIT Transitional land $25,000 0.02 0.03
013 SINGLE FAMILY RESIDENCE W/ SECONDARY RESImproved lot $75,000 0.11 0.72
014 SFD W/SECONDARY USE (I.E. BARBER SHOP, Improved lot $75,000 0.18 0.46
016 RES LOT W/MOBILEHOME Inferior Improved lot $50,000 0.15 1.35
020 VAC LOT (ZONED FOR TWO UNITS) Transitional land $25,000 0.20
021 ONE DUPLEX - ONE BLDG Inferior Improved lot $50,000 0.07 0.46
022 TWO SFDS ON SINGLE PARCEL Inferior Improved lot $50,000 0.11 1.61
031 SINGLE TRIPLEX (3 UNITS, 1 STRUC.) Multifamily (Transitional) $25,000 0.11 0.35
032 THREE UNITS - 2 OR MORE STRUCTURES Multifamily (Transitional) $25,000 0.12 0.96
034 SINGLE FOURPLEX Multifamily (Transitional) $25,000 0.12 0.34
035 FOUR UNITS, 2 OR MORE STRUCTURES Multifamily (Transitional) $25,000 0.23 0.35
040 VACANT LOTS ZONED FOR APARTMENTS Multifamily (Transitional) $25,000 0.57 2.49
041 5-10 RES. UNITS - SINLGE BLDG Multifamily (Transitional) $25,000 0.21 0.27
042 5-10 RES. UNITS - 2 OR MORE BLDGS Multifamily (Transitional) $25,000 0.18 0.73
043 11-20 RES. UNITS - ONE STRUCTURE Multifamily (Transitional) $25,000 0.39
044 11-20 RES. UNITS - 2 OR MORE BLDGS Multifamily (Transitional) $25,000 0.33 2.42
045 21-40 UNITS Multifamily (Transitional) $25,000 0.71 1.19
046 41-100 UNITS Multifamily (Transitional) $25,000 1.17 3.89
047 OVER 100 UNITS Multifamily (Transitional) $25,000 2.43 3.92
059 RESIDENTIAL CARE HOME (6 UNITS OR LESS) Multifamily (Transitional) $25,000 0.29
061 MOTELS OVER 50 UNITS Commercial (retail) $125,000 0.20 0.73
080 COMMON AREAS - NO STRUCTURES Transitional land $25,000 0.01 0.50
081 COMMON AREAS - W/STRUCTURES Transitional land $25,000 0.17 2.20
082 COMMON AREAS - ROADS & STREETS Transitional land $25,000 0.10 1.91
090 MOBILE HOME PARK Multifamily (Transitional) $25,000 1.96
100 VACANT COMMERCIAL LAND - UNDEV. Commercial (retail) $125,000 0.11 1.71
101 VACANT COMMERCIAL LAND W/UTIL. Commercial (retail) $125,000 0.10 28.81
102 VACANT COMMERCIAL LAND W/MISC IMPS Commercial (retail) $125,000 0.05
110 SINGLE STORY Commercial (retail) $125,000 0.10 0.38
112 MULTIPLE STORIES IN ONE BUILDING Commercial (retail) $125,000 0.26 0.40
113 STORE WITH RES. UNIT OR UNITS Commercial (retail) $125,000 0.11 0.19
121 MULTIPLE COMBINATION OF OFFICES, SHOPS, Commercial (retail) $125,000 0.34 1.23
140 GROCERY STORE Commercial (retail) $125,000 0.24 0.53
141 SUPERMARKETS Commercial (retail) $125,000 1.20 4.04
142 CONVENIENCE STORE Commercial (retail) $125,000 0.23
151 COMMUNITY SHOPPING CENTER Commercial (retail) $125,000 1.03
152 NEIGHBORHOOD SHOPPING CENTER Commercial (retail) $125,000 0.51 1.02
154 INDIVIDUAL PARCEL WITHIN COMMUNITY CEN Commercial (retail) $125,000 2.03
155 INDIVIDUAL PARCEL W/IN NEIGHBORHOOD SHOCommercial (retail) $125,000 1.05
170 1 STORY OFFICE BUILDING Commercial (office) $125,000 0.13 1.13
171 2 STORY OFFICE BUILDING Commercial (office) $125,000 0.23 2.32
190 MEDICAL OFFICES Commercial (office) $125,000 0.18
201 MISC. MULTIPLE USES - NONE FULLY DOMINA Commercial (office) $125,000 0.47
210 RESTAURANTS Commercial (retail) $125,000 0.24
213 COCKTAIL LOUNGE - BARS Commercial (retail) $125,000 0.19 0.47
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San Joaquin
County Minimum Maximum

Use Code Land Use Description Land Use Category Value / Acre Parcel Size Parcel Size
250 FULL SERVICE STATIONS Commercial (retail) $125,000 0.19 0.29
251 SELF SERV. STATION(HAS NO FACILITIES FO Commercial (retail) $125,000 0.64
252 SERVICE STATION W/CAR WASH Commercial (retail) $125,000 0.92
255 SELF SERVICE STATION W/MINI MART Commercial (retail) $125,000 0.20 0.60
280 AUTO & TRUCK REPAIRS & ACCESSORIES Commercial (industrial) $100,000 0.33 0.35
282 CAR WASH Commercial (retail) $125,000 0.32
285 AUTO BODY SHOP Commercial (industrial) $100,000 0.21 0.53
290 RETAIL NURSERY Commercial (industrial) $100,000 0.23
300 VACANT INDUSTRIAL LAND UNDEVELOPED Commercial (industrial) $100,000 0.13 4.54
301 VACANT INDUSTRIAL LAND - DEVELOPED WITHCommercial (industrial) $100,000 0.21 2.07
302 VACANT INDUSTRIAL LAND W/MISC IMPS Commercial (industrial) $100,000 1.89 6.74
307 POTENTIAL INDUSTRIAL SUBDIVISION Transitional land $25,000 0.20 0.20
310 LIGHT MFG. & LIGHT INDUSTRIAL Commercial (industrial) $100,000 0.32 3.20
311 LIGHT INDUSTRIAL & WAREHOUSING Commercial (industrial) $100,000 0.22 1.91
312 LIGHT INDUSTRIAL WHSE MULTIPLE TENANTS Commercial (industrial) $100,000 0.54 2.83
314 SHOP-WORK AREA 2/SMALL OFFICE Commercial (industrial) $100,000 0.13 0.14
320 WAREHOUSING - ACTIVE Commercial (industrial) $100,000 0.23 2.08
324 MINI STORAGE WAREHOUSING Commercial (industrial) $100,000 0.40 4.60
392 INDUST. USE (DOESN'T REASONABLY FIT ANY Commercial (industrial) $100,000 0.22
590 WASTE LANDS Transitional land $25,000 0.16
612 MARINA OR YACHTING CLUB Transitional land $25,000 36.83
640 CLUBS, LODGE HALLS Commercial (retail) $125,000 0.23 3.35
660 18 HOLE PUBLIC GOLF COURSE Transitional land $25,000 129.70
690 PRIVATELY OWNED PARKS Transitional land $25,000 2.18 2.67
710 CHURCH, SYNAGOGUE OR TEMPLE Transitional land $25,000 0.16 4.86
711 OTHER CHURCH PROPERTY Transitional land $25,000 0.11
720 PRIVATEL SCHOOL Transitional land $25,000 0.29 0.79
722 SPECIAL SCHOOL Transitional land $25,000 0.23
730 PRIVATE COLLEGES Transitional land $25,000 47.57
742 CLINIC Commercial (office) $125,000 0.18
760 ORPHANAGES Multifamily (Transitional) $25,000 0.29
810 SBE VALUED Transitional land $25,000 0.02 0.36
811 UTILITY WATER COMPANY Transitional land $25,000 0.04 2.92
814 RADIO & TV BROADCAST SITE Transitional land $25,000 0.01
850 RIGHT-OF-WAY Improved lot $75,000 0.74
891 PARKING LOTS - NO FEE Commercial (retail) $125,000 0.12 1.57
903 MISC FEDERAL PROPERTY Transitional land $25,000 3.78
910 VACANT STATE LANDS Transitional land $25,000 0.05
916 MISC STATE PROPERTY Transitional land $25,000 0.10 0.17
920 VACANT COUNTY LAND Transitional land $25,000 3.58
925 MISC COUNTY PROPERTY Transitional land $25,000 0.84 4.18
937 MISC CITY PROPERTY Transitional land $25,000 0.02 60.28
940 SCHOOL DISTRICT PROPERTIES Transitional land $25,000 1.66 20.83
943 WATER DISTRICT PROPERTY Transitional land $25,000 0.01 1.04
944 MISC. DISTRICT PROPERTY Transitional land $25,000 4.13

11-075 

Mr. Seth Wurzel 
May 4, 2011 
Page 5 

I hereby certify I have impartially considered all data collected in the investigation. Further, I have 
no past, present or anticipated future interest in the properties. The subject properties are assumed to 
not have any significant natural, cultural, recreational or scientific value. This appraisal assignment 
was not based on a requested minimum valuation. 

This appraisal has been performed in accordance with the Code of Professional Ethics and Standards 
of Professional Appraisal Practice of the Appraisal Institute, which include the Uniform Standards of 
Professional Appraisal Practice (USPAP). 

Thank you for the opportunity to work with you on this assignment. 

Sincerely,

Eric A. Segal, Appraiser 
State Certification No.: AG026558 
Expires: February 18, 2013 

/jab
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SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS

Property Type: The Smith Canal Project comprises 8,071 Assessor’s parcels. 
The land within the District is substantially devoted to 
residential uses, with supporting commercial, industrial and 
public facilities, as well as recreational land uses, including a 
golf course and marina. 

Location: The San Joaquin Area Flood Control Agency Smith Canal 
Project Benefit Area is located in the city of Stockton and 
County of San Joaquin, and is generally bounded by the 
Calaveras River to the north, San Joaquin River to the west, 
Stockton Deep Water Channel to the south and Pacific 
Avenue to the east. 

Assessor’s Parcel Number(s): A list of Assessor’s parcel numbers is presented in the List of 
Benefitting Parcels (provided by Capitol Public Finance 
Group, LLC) in the Addenda of this report. 

Owner(s) of Record: Please refer to the List of Benefitting Parcels (provided by 
Capitol Public Finance Group, LLC) in the Addenda of this 
report. 

Land Uses: As profiled above, the appraised properties within the 
Benefit Area are generally comprised of the following 
components: vacant and improved single-family residential, 
multifamily residential, commercial, industrial and public 
land uses, as well as recreational land uses, including golf 
course and marina. 

Earthquake Zone: Zone 3 – Moderate seismic activity (not located in a Fault-
Rupture Hazard Zone) 

Property Rights Appraised: Fee simple estate 

Effective Date of Value: March 10, 2011 

Date of Report: May 4, 2011 

Conclusion of Base, Not-Less-
Than Market Value by County of 
San Joaquin Land Use Code: Please see tables on the following pages. 
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������ Seevers � Jordan � Ziegenmeyer ������ 2

San Joaquin
County Minimum Maximum

Use Code Land Use Description Land Use Category Value / Acre Parcel Size Parcel Size
001 VAC RES LOT - DEV W/UTIL Improved lot $75,000 0.05 4.12
002 VAC LOT W/PROB, W/C PRECLUDES BLDG A RE Transitional land $25,000 0.00 1.76
003 VAC LOT - TOTALLY UNUS. (INCURABLE) Transitional land $25,000 0.00 0.20
004 VAC RES LOT W/MICS. RES. IMPRS (GARAGE, Improved lot $75,000 0.05 0.28
005 VAC RES SUBDIVISION SITE Improved lot $75,000 0.13 4.67
006 VAC RES LOT-UNDEV Transitional land $25,000 0.03 0.86
007 POTENTIAL RESIDENTIAL SUBDIVISION Transitional land $25,000 1.05 3.15
010 SINGLE FAMILY DWELLING(SFD) Improved lot $75,000 0.02 8.76
011 CONDOMINIUM UNIT Transitional land $25,000 0.02 0.03
013 SINGLE FAMILY RESIDENCE W/ SECONDARY RESImproved lot $75,000 0.11 0.72
014 SFD W/SECONDARY USE (I.E. BARBER SHOP, Improved lot $75,000 0.18 0.46
016 RES LOT W/MOBILEHOME Inferior Improved lot $50,000 0.15 1.35
020 VAC LOT (ZONED FOR TWO UNITS) Transitional land $25,000 0.20
021 ONE DUPLEX - ONE BLDG Inferior Improved lot $50,000 0.07 0.46
022 TWO SFDS ON SINGLE PARCEL Inferior Improved lot $50,000 0.11 1.61
031 SINGLE TRIPLEX (3 UNITS, 1 STRUC.) Multifamily (Transitional) $25,000 0.11 0.35
032 THREE UNITS - 2 OR MORE STRUCTURES Multifamily (Transitional) $25,000 0.12 0.96
034 SINGLE FOURPLEX Multifamily (Transitional) $25,000 0.12 0.34
035 FOUR UNITS, 2 OR MORE STRUCTURES Multifamily (Transitional) $25,000 0.23 0.35
040 VACANT LOTS ZONED FOR APARTMENTS Multifamily (Transitional) $25,000 0.57 2.49
041 5-10 RES. UNITS - SINLGE BLDG Multifamily (Transitional) $25,000 0.21 0.27
042 5-10 RES. UNITS - 2 OR MORE BLDGS Multifamily (Transitional) $25,000 0.18 0.73
043 11-20 RES. UNITS - ONE STRUCTURE Multifamily (Transitional) $25,000 0.39
044 11-20 RES. UNITS - 2 OR MORE BLDGS Multifamily (Transitional) $25,000 0.33 2.42
045 21-40 UNITS Multifamily (Transitional) $25,000 0.71 1.19
046 41-100 UNITS Multifamily (Transitional) $25,000 1.17 3.89
047 OVER 100 UNITS Multifamily (Transitional) $25,000 2.43 3.92
059 RESIDENTIAL CARE HOME (6 UNITS OR LESS) Multifamily (Transitional) $25,000 0.29
061 MOTELS OVER 50 UNITS Commercial (retail) $125,000 0.20 0.73
080 COMMON AREAS - NO STRUCTURES Transitional land $25,000 0.01 0.50
081 COMMON AREAS - W/STRUCTURES Transitional land $25,000 0.17 2.20
082 COMMON AREAS - ROADS & STREETS Transitional land $25,000 0.10 1.91
090 MOBILE HOME PARK Multifamily (Transitional) $25,000 1.96
100 VACANT COMMERCIAL LAND - UNDEV. Commercial (retail) $125,000 0.11 1.71
101 VACANT COMMERCIAL LAND W/UTIL. Commercial (retail) $125,000 0.10 28.81
102 VACANT COMMERCIAL LAND W/MISC IMPS Commercial (retail) $125,000 0.05
110 SINGLE STORY Commercial (retail) $125,000 0.10 0.38
112 MULTIPLE STORIES IN ONE BUILDING Commercial (retail) $125,000 0.26 0.40
113 STORE WITH RES. UNIT OR UNITS Commercial (retail) $125,000 0.11 0.19
121 MULTIPLE COMBINATION OF OFFICES, SHOPS, Commercial (retail) $125,000 0.34 1.23
140 GROCERY STORE Commercial (retail) $125,000 0.24 0.53
141 SUPERMARKETS Commercial (retail) $125,000 1.20 4.04
142 CONVENIENCE STORE Commercial (retail) $125,000 0.23
151 COMMUNITY SHOPPING CENTER Commercial (retail) $125,000 1.03
152 NEIGHBORHOOD SHOPPING CENTER Commercial (retail) $125,000 0.51 1.02
154 INDIVIDUAL PARCEL WITHIN COMMUNITY CEN Commercial (retail) $125,000 2.03
155 INDIVIDUAL PARCEL W/IN NEIGHBORHOOD SHOCommercial (retail) $125,000 1.05
170 1 STORY OFFICE BUILDING Commercial (office) $125,000 0.13 1.13
171 2 STORY OFFICE BUILDING Commercial (office) $125,000 0.23 2.32
190 MEDICAL OFFICES Commercial (office) $125,000 0.18
201 MISC. MULTIPLE USES - NONE FULLY DOMINA Commercial (office) $125,000 0.47
210 RESTAURANTS Commercial (retail) $125,000 0.24
213 COCKTAIL LOUNGE - BARS Commercial (retail) $125,000 0.19 0.47
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San Joaquin
County Minimum Maximum

Use Code Land Use Description Land Use Category Value / Acre Parcel Size Parcel Size
250 FULL SERVICE STATIONS Commercial (retail) $125,000 0.19 0.29
251 SELF SERV. STATION(HAS NO FACILITIES FO Commercial (retail) $125,000 0.64
252 SERVICE STATION W/CAR WASH Commercial (retail) $125,000 0.92
255 SELF SERVICE STATION W/MINI MART Commercial (retail) $125,000 0.20 0.60
280 AUTO & TRUCK REPAIRS & ACCESSORIES Commercial (industrial) $100,000 0.33 0.35
282 CAR WASH Commercial (retail) $125,000 0.32
285 AUTO BODY SHOP Commercial (industrial) $100,000 0.21 0.53
290 RETAIL NURSERY Commercial (industrial) $100,000 0.23
300 VACANT INDUSTRIAL LAND UNDEVELOPED Commercial (industrial) $100,000 0.13 4.54
301 VACANT INDUSTRIAL LAND - DEVELOPED WITHCommercial (industrial) $100,000 0.21 2.07
302 VACANT INDUSTRIAL LAND W/MISC IMPS Commercial (industrial) $100,000 1.89 6.74
307 POTENTIAL INDUSTRIAL SUBDIVISION Transitional land $25,000 0.20 0.20
310 LIGHT MFG. & LIGHT INDUSTRIAL Commercial (industrial) $100,000 0.32 3.20
311 LIGHT INDUSTRIAL & WAREHOUSING Commercial (industrial) $100,000 0.22 1.91
312 LIGHT INDUSTRIAL WHSE MULTIPLE TENANTS Commercial (industrial) $100,000 0.54 2.83
314 SHOP-WORK AREA 2/SMALL OFFICE Commercial (industrial) $100,000 0.13 0.14
320 WAREHOUSING - ACTIVE Commercial (industrial) $100,000 0.23 2.08
324 MINI STORAGE WAREHOUSING Commercial (industrial) $100,000 0.40 4.60
392 INDUST. USE (DOESN'T REASONABLY FIT ANY Commercial (industrial) $100,000 0.22
590 WASTE LANDS Transitional land $25,000 0.16
612 MARINA OR YACHTING CLUB Transitional land $25,000 36.83
640 CLUBS, LODGE HALLS Commercial (retail) $125,000 0.23 3.35
660 18 HOLE PUBLIC GOLF COURSE Transitional land $25,000 129.70
690 PRIVATELY OWNED PARKS Transitional land $25,000 2.18 2.67
710 CHURCH, SYNAGOGUE OR TEMPLE Transitional land $25,000 0.16 4.86
711 OTHER CHURCH PROPERTY Transitional land $25,000 0.11
720 PRIVATEL SCHOOL Transitional land $25,000 0.29 0.79
722 SPECIAL SCHOOL Transitional land $25,000 0.23
730 PRIVATE COLLEGES Transitional land $25,000 47.57
742 CLINIC Commercial (office) $125,000 0.18
760 ORPHANAGES Multifamily (Transitional) $25,000 0.29
810 SBE VALUED Transitional land $25,000 0.02 0.36
811 UTILITY WATER COMPANY Transitional land $25,000 0.04 2.92
814 RADIO & TV BROADCAST SITE Transitional land $25,000 0.01
850 RIGHT-OF-WAY Improved lot $75,000 0.74
891 PARKING LOTS - NO FEE Commercial (retail) $125,000 0.12 1.57
903 MISC FEDERAL PROPERTY Transitional land $25,000 3.78
910 VACANT STATE LANDS Transitional land $25,000 0.05
916 MISC STATE PROPERTY Transitional land $25,000 0.10 0.17
920 VACANT COUNTY LAND Transitional land $25,000 3.58
925 MISC COUNTY PROPERTY Transitional land $25,000 0.84 4.18
937 MISC CITY PROPERTY Transitional land $25,000 0.02 60.28
940 SCHOOL DISTRICT PROPERTIES Transitional land $25,000 1.66 20.83
943 WATER DISTRICT PROPERTY Transitional land $25,000 0.01 1.04
944 MISC. DISTRICT PROPERTY Transitional land $25,000 4.13
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INTRODUCTION

Property Description and History 

The San Joaquin Area Flood Control Agency Smith Canal Project benefit Area is located in the city 
of Stockton and San Joaquin County, and is generally bounded by the Calaveras River to the north, 
San Joaquin River to the west, Stockton Deep Water Channel to the south and Pacific Avenue to the 
east. The Smith Canal Project comprises 8,071 Assessor’s parcels. The land within the District is 
substantially devoted to residential uses, with supporting commercial, industrial and public facilities, 
as well as recreational land uses, including a golf course and marina. 

Type and Definition of Value 

In this appraisal, the base, not-less-than market value of the fee simple interest in the subject 
properties will be estimated, by County of San Joaquin Land Use Code, as of a current date of value. 
Market value is defined as follows: 

Market Value: The most probable price which a property should bring in a 
competitive and open market under all conditions requisite to a fair 
sale, the buyer and seller each acting prudently and knowledgeably, 
and assuming the price is not affected by undue stimulus. Implicit in 
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this definition is the consummation of a sale as of a specified date and 
the passing of title from seller to buyer under conditions whereby:  

(1) Buyer and seller are typically motivated;  

(2) Both parties are well informed or well advised, and acting in what 
they consider their own best interests;
(3) A reasonable time is allowed for exposure in the open market;  

(4) Payment is made in terms of cash in U.S. dollars or in terms of 
financial arrangements comparable thereto; and  

(5) The price represents the normal consideration for the property sold 
unaffected by special or creative financing or sales concessions 
granted by anyone associated with the sale.1

Client, Intended User and Intended Use of the Appraisal 

The client and intended user for this appraisal is Capitol PFG and Kjeldsen Sinnock & Neudeck, on 
behalf of the San Joaquin Area Flood Control Agency, which is also an intended user. The intended 
use of this appraisal is to provide Capitol PFG with a “base line” or not-less-than market value for each 
County Land Use code encumbering properties within the Area of Benefit of the San Joaquin Area 
Flood Control Agency Smith Canal Project. The estimates of not-less-than market value, by Land Use 
Code, and other factors (i.e., elevation) will be used by Capitol PFG and Kjeldsen Sinnock & Neudeck 
to establish an assessment amount, per Assessor’s parcel, within the area benefitting from the San 
Joaquin Area Flood Control Agency Smith Canal Project. Please note no other uses or users are 
authorized to rely on this document. 

Property Rights Appraised 

The values by land use code estimated in this appraisal are for the fee simple estate, defined as 
follows: 

Fee Simple Estate:  absolute ownership unencumbered by any other interest or estate, 
subject only to the limitations imposed by the governmental 
powers of taxation, eminent domain, police power, and escheat.2

The rights appraised are also subject to the General and Extraordinary Assumptions, Limiting 
Conditions and Significant Factors contained in this report and to any exceptions, encroachments, 
easements and rights-of-way recorded. 

1 U.S. Department of the Treasury, Office of the Comptroller of the Currency, Code of Federal Regulations, Title 12, Part 34, Section
34.42, as of January 1, 2007. 
2 The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute, 2010), 78. 
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Appraisal Report Format 

This report documents a Summary Appraisal Report, in accordance with the reporting requirements 
set forth under Standards Rule 2-2(b) of the Uniform Standards of Professional Appraisal Practice 
(USPAP). 

Dates of Value and Report

The date of value for the subject properties incorporated herein is March 10, 2011. The appraisal 
report was completed and assembled on May 4, 2011. 

Scope of Work 

This appraisal report has been prepared in accordance with the Uniform Standards of Professional 
Appraisal Practice (USPAP) for Mass Appraisals. This analysis is intended to be an “appraisal 
assignment,” as defined by USPAP; the intention is the appraisal service be performed in such a 
manner that the result of the analysis, opinions or conclusion be that of a disinterested third party. 
More specifically, this appraisal report was prepared based on the specifications of the client and 
their intended use and the intended purpose, which is to provide Capitol PFG and Kjeldsen Sinnock 
& Neudeck with a “base line” or not-less-than market value for each County Land Use code 
encumbering properties within the Area of Benefit of the San Joaquin Area Flood Control Agency 
Smith Canal Project. The estimates of not-less-than market value, by Land Use Code, will then be used 
by Capitol PFG and Kjeldsen Sinnock & Neudeck as one component in the determination of an 
assessment amount, per Assessor’s parcel, within the area benefitting from the San Joaquin Area Flood 
Control Agency Smith Canal Project. 

The appraisal report has been conducted in accordance with appraisal standards and guidelines found 
in the Uniform Standards of Professional Appraisal Practice (USPAP) for Mass Appraisals, and the 
scope of work outlined in this report is based on the specific intended use of this appraisal report. 
This appraisal report does not provide an estimated of market value of each Assessor’s parcel 
situated within the boundaries of the District. Rather, it provides an estimate of not-less-than market 
value on a per acre basis, by County of San Joaquin Land Use Code. For the purposes of this appraisal, 
an inspection of each Assessor’s parcel identified in the Assessor’s Tax Roll provided for use in this 
analysis was not conducted. Assessor’s parcel information and County Land Use Codes were 
provided by Capitol PFG and Kjeldsen Sinnock & Neudeck, on behalf of the San Joaquin Area 
Flood Control Agency. Several legal and physical aspects of the subject properties were researched 
and documented based on information provided by Capitol PFG, San Joaquin County Assessor’s 
parcel maps and aerial images available through public, on-line resources, in addition to site 
inspections of portions of the properties within the boundaries of the benefit area. Documents 
provided for use in this appraisal include a List of Benefitting Parcels, prepared by Capitol PFG, and 
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San Joaquin Area Flood Control Agency Smith Canal Project Boundary map prepared by Kjeldsen 
Sinnock & Neudeck (KSN), Inc., civil engineers and land surveyors. 

Data relating to the subjects’ regional market area were researched and analyzed. This information 
was obtained through personal inspections of portions of the neighborhood and market area; 
newspaper articles; real estate conferences; and interviews with various market participants, 
including property owners, property managers, brokers, developers and local government agencies. 

In this appraisal, the highest and best use of the subject properties as though vacant was determined, 
based on the four standard tests (legal permissibility, physical possibility, financial feasibility and 
maximum productivity). A determination of highest and best use as improved is not relevant since 
the purpose of the valuation analysis is to determine a base, not-less-than market value of the 
underlying land use code. The conclusions of value exclude any contributory value of the 
improvements. 

In the valuation of the various land uses comprising San Joaquin Area Flood Control Agency Smith 
Canal Project Benefit Area, the sales comparison approach to value was employed, analyzing several 
data sets in the subjects’ market area and surrounding areas. For purposes of analysis, the subject 
properties were categorized by the following land use designations: improved single-family 
residential lots, commercial sites (retail and office), industrial sites and transitional land. As will be 
discussed in the Highest and Best Use Analysis section, it is not currently financially feasible to 
install site improvements to manufacture lots or construct new commercial developments in light of 
the contractions in the financial and commercial real estate market. For this reason, the subjects’ 
unimproved land parcels were analyzed using comparable speculative (transitional) land transactions 
in the region via the sales comparison approach. This valuation method is considered to provide the 
most reasonable estimate of market value for the intended use of this report. The cost and income 
capitalization approaches were not applicable to the valuation of the land use codes as vacant land. 
The derivations of market value concluded and presented herein are intended to be not-less-than 
values.

I, Eric A. Segal, Appraiser, collected and confirmed data related to the subject properties, 
comparable properties and the neighborhood/market area; analyzed market data; and prepared a 
report with estimates of “base line” or not-less-than market value for each County Land Use code 
encumbering properties within the Area of Benefit of the San Joaquin Area Flood Control Agency 
Smith Canal Project. 

 

C-8

ATTACHMENT 2



������ Seevers � Jordan � Ziegenmeyer ������ 8

EXTRAORDINARY ASSUMPTIONS AND HYPOTHETICAL CONDITIONS

It is noted the use of an extraordinary assumption or hypothetical condition can affect the results of 
an appraisal. 

Extraordinary Assumptions 

1. Current preliminary title reports were not provided for use in this appraisal. It is assumed there 
are no adverse easements, encroachments or other conditions that negatively impact Assessor’s 
parcels situated within the Benefit Area of the San Joaquin Area Flood Control Agency Smith 
Canal Project. The client is advised to obtain preliminary title reports to determine any possible 
conditions of title affecting properties within the boundaries of the San Joaquin Area Flood 
Control Agency Smith Canal Project. The appraiser accepts no responsibility for matters 
pertaining to title. 

Hypothetical Conditions 

None

Significant Factors 

1. Per your request, the estimates of “base value” or “not less than value” presented herein provides 
no contributory value to any in place structural improvements. 
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

1. No responsibility is assumed for the legal description provided or for matters pertaining to legal 
or title considerations. Title to the property is assumed to be good and marketable unless 
otherwise stated. 

2. No responsibility is assumed for matters of law or legal interpretation. 

3. The property is appraised free and clear of any or all liens or encumbrances unless otherwise 
stated. 

4. The information and data furnished by others in preparation of this report is believed to be 
reliable, but no warranty is given for its accuracy. 

5. It is assumed there are no hidden or unapparent conditions of the property, subsoil, or structures 
that render it more or less valuable. No responsibility is assumed for such conditions or for 
obtaining the engineering studies that may be required to discover them. 

6. It is assumed the property is in full compliance with all applicable federal, state, and local 
environmental regulations and laws unless the lack of compliance is stated, described, and 
considered in the appraisal report. 

7. It is assumed the property conforms to all applicable zoning and use regulations and restrictions 
unless nonconformity has been identified, described and considered in the appraisal report. 

8. It is assumed all required licenses, certificates of occupancy, consents, and other legislative or 
administrative authority from any local, state, or national government or private entity or 
organization have been or can be obtained or renewed for any use on which the value estimate 
contained in this report is based. 

9. It is assumed the use of the land and improvements is confined within the boundaries or property 
lines of the property described and there is no encroachment or trespass unless noted in the 
report.

10. Unless otherwise stated in this report, the existence of hazardous materials, which may or may 
not be present on the property, was not observed by the appraiser. The appraiser has no 
knowledge of the existence of such materials on or in the property. The appraiser, however, is 
not qualified to detect such substances. The presence of substances such as asbestos, urea-
formaldehyde foam insulation and other potentially hazardous materials may affect the value of 
the property. The value estimated is predicated on the assumption there is no such material on or 
in the property that would cause a loss in value. No responsibility is assumed for such conditions 
or for any expertise or engineering knowledge required to discover them. The intended user of 
this report is urged to retain an expert in this field, if desired. 

11. The Americans with Disabilities Act (ADA) became effective January 26, 1992. I (we) have not 
made a specific survey or analysis of this property to determine whether the physical aspects of 
the improvements meet the ADA accessibility guidelines. Since compliance matches each 
owner’s financial ability with the cost-to cure the property’s potential physical characteristics, 
the real estate appraiser cannot comment on compliance with ADA. A brief summary of the 
subject’s physical aspects is included in this report. It in no way suggests ADA compliance by 
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the current owner. Given that compliance can change with each owner’s financial ability to cure 
non-accessibility, the value of the subject does not consider possible non-compliance. Specific 
study of both the owner’s financial ability and the cost-to-cure any deficiencies would be needed 
for the Department of Justice to determine compliance. 

12. The appraisal is to be considered in its entirety and use of only a portion thereof will render the 
appraisal invalid. 

13. Possession of this report or a copy thereof does not carry with it the right of publication nor may 
it be used for any purpose by anyone other than the client without the previous written consent of 
Seevers � Jordan � Ziegenmeyer. 

14. Neither all nor any part of the contents of this report (especially any conclusions as to value, the 
identity of the appraiser, or the firm with which the appraiser is connected) shall be disseminated 
to the public through advertising, public relations, news, sales, or any other media without the 
prior written consent and approval of Seevers � Jordan � Ziegenmeyer. Seevers � Jordan �
Ziegenmeyer authorizes the reproduction of this report in its entirety for Assessment purposes. 

15. The liability of Seevers � Jordan � Ziegenmeyer and its employees/subcontractors for errors/ 
omissions, if any, in this work is limited to the amount of its compensation for the work 
performed in this assignment. 

16. Acceptance and/or use of the appraisal report constitutes acceptance of all assumptions and 
limiting conditions stated in this report. 

17. An inspection of the subject property revealed no apparent adverse easements, encroachments or 
other conditions, which currently impact the subject. However, the exact locations of typical 
roadway and utility easements, or any additional easements, which would be referenced in a 
preliminary title report, were not provided to the appraiser. The appraiser is not a surveyor nor 
qualified to determine the exact location of easements. It is assumed typical easements do not 
have an impact on the opinion (s) of value as provided in this report. If, at some future date, these 
easements are determined to have a detrimental impact on value, the appraiser reserves the right 
to amend the opinion (s) of value. 

18. This appraisal report is prepared for the exclusive use of the appraiser’s client. No third parties 
are authorized to rely upon this report without the express consent of the appraiser. 

19. The appraiser is not qualified to determine the existence of mold, the cause of mold, the type of 
mold or whether mold might pose any risk to the property or its inhabitants. Additional 
inspection by a qualified professional is recommended. 
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CERTIFICATION STATEMENT

I certify that, to the best of my knowledge and belief: 

� The statements of fact contained in this report are true and correct. 

� The reported analyses, opinions, and conclusions are limited only by the reported assumptions and 
limiting conditions and are my personal, impartial, and unbiased professional analyses, opinions, and 
conclusions. 

� I have no present or prospective interest in the property that is the subject of this report and no 
personal interest with respect to the parties involved. 

� I have no bias with respect to the property that is the subject of this report or to the parties involved 
with this assignment. 

� I am not aware of any services performed with respect to any of the subject properties listed in the 
Assessor’s Roll during the three years prior to the date of value noted in this report. 

� My engagement in this assignment was not contingent upon developing or reporting predetermined 
results.

� My compensation for completing this assignment is not contingent upon the development or reporting 
of a predetermined value or direction in value that favors the cause of the client, the amount of the 
value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly 
related to the intended use of this appraisal. 

� The reported analyses, opinions, and conclusions were developed, and this report has been prepared, 
in conformity with the requirements of the Code of Professional Ethics & Standards of Professional 
Appraisal Practice of the Appraisal Institute. 

� The reported analyses, opinions, and conclusions were developed, and this report has been prepared, 
in conformity with the Uniform Standards of Professional Appraisal Practice.

� The use of this report is subject to the requirements of the Appraisal Institute relating to review by its 
duly authorized representatives.  

� I have not made inspections of all the properties comprising Reclamation District Nos. 1614 and 828 
or parcels within the Area of Benefit. In certain circumstances, a sample of properties was inspected.

� I certify that my State of California general real estate appraiser license has never been revoked, 
suspended, cancelled, or restricted. 

� I have the knowledge and experience to complete this appraisal assignment and have appraised 
similar properties in the past. Please see the Qualifications of Appraiser portion of the Addenda to this 
report for additional information. 

 May 4, 2011
ERIC A. SEGAL, APPRAISER DATE 
State Certification No.: AG026558 (Expires: February 18, 2013) 
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MACROECONOMIC OVERVIEW

Introduction 

As the year 2011 begins, the U.S. economy is showing signs of stabilization after a tumultuous 
couple of years, but recovery is expected to be long and slow. The national unemployment rate has 
held steady at just under 10% for several months (9.6% in October) and is expected to be about the 
same or slightly lower in 2011. GDP averaged about 2.8% growth in 2010, and should be similar in 
2011. Inflation is expected to rise to about 1.5% in 2011, compared to about 1% in 2010. 

In late 2008 and much of 2009, the nation experienced the largest financial crisis in decades. The 
crisis stemmed mainly from subprime mortgage lending practices and the subsequent decline in the 
housing market. The events of 2008-2009 are widely known and documented, including housing 
market declines, property foreclosures, bank failures, Federal bailouts, stimulus spending, etc. Bank 
lending was very limited in the early months of the crisis, but many banks have resumed lending at 
this point, albeit with much tighter restrictions. Many of the nation’s largest financial institutions are 
now repaying Federal bailouts, but access to the capital markets remains difficult as bank balance 
sheets continue to be clogged with troubled loans and other assets. 

Employment Conditions 

The national unemployment rate rose above 10% in 2009, marking the first time the unemployment 
rate reached double-digits in 26 years. Payrolls fell throughout 2009, bringing the total number of 
unemployed persons to nearly 15 million. However, in recent periods job losses have moderated in 
many industry sectors, and the national unemployment rate has dipped below 10%. As of October 
2010, the U.S. unemployment rate was 9.6%, which was unchanged from the previous month and 
down slightly from 10.2% in October 2009. 

In California, the unemployment rate was 12.4% in October 2010, which was unchanged from the 
previous month and up slightly from 12.2% in October 2009. The state’s unemployment rate has 
remained relatively stable for the past several months. Future job growth is difficult to forecast, but 
most experts do not expect the state to see significant employment growth for several years. 
California’s budget deficit is a factor in the jobs outlook. Even with the passing of a budget in 
October 2010 aimed at alleviating the ballooning deficit, the State has remained in a budget deficit 
since 2009, when the Governor declared a fiscal “state of emergency” affecting both state and local 
governments. State government employees, who comprise a substantial portion of workers in the 
Sacramento region, were forced to take several unpaid furlough days each month in order to help 
improve the budget deficit. However, much of the savings from the mandatory furlough will be 
offset by reduced revenue and increased costs to the state general fund in future years. Thus, the 
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budget deficit is not expected to improve significantly in the near-term, which could prolong 
recovery in the local economy. 

Outlook for Commercial Real Estate 

Generally speaking, commercial real estate conditions improved slightly in 2010 compared to the 
preceding couple of years. However, stabilization has been shaky and recovery is expected to be 
protracted. The Kiplinger Letter for November 2010 described the outlook for commercial real estate 
as “still ugly, though less so than a year ago.” In Emerging Trends in Real Estate 2011, published in 
late 2010 by the Urban Land Institute and PricewaterhouseCoopers, market conditions were 
summarized as follows: “After three years of dislocation and delaying unprecedented losses, the U.S. 
real estate industry finally sees some hopeful signs in 2011 of tempered improvement – across all 
markets and all property sectors.” In most metropolitan areas, market activity (sales and leasing) is 
increasing and buyers and sellers are moving closer on pricing. But while new financing is now 
available, strict lending practices continue to make it difficult for potential buyers to obtain loans in 
the current market.  

Another challenge comes from real estate loans coming due that were made during the peak 
expansion years. For example, 5-year loans made in the year 2006 will become due in 2011, with 
many borrowers unable to pay or refinance. This means additional commercial foreclosures are 
likely to hit the market. However, compared to the residential sector, which has seen big waves of 
significant foreclosure activity, the commercial sector should see a longer and slower correction. 
This is because of “pretend and extend” practices, an increase in note sales, the return of the 
commercial mortgage backed-securities market, and an increase in refinancing and loan workouts. 
Some troubled assets will still return to the marketplace, but on a more limited and gradual basis 
than was once expected. While commercial real estate values may see further declines, they should 
not be as significant as those seen in the 2007-2009 period. On a national basis, commercial 
properties have seen declines of 30 to 50 percent, on average, from the peak in 2007. 

Capitalization rates and yield rates increased significantly in 2008-2009 as lenders and equity 
investors perceived greater risk in real estate investments. On average, rates stabilized in 2010, 
although there continue to be many differences among locations and property types. According to 
Emerging Trends in Real Estate 2011, “Expected cap rate moves through year-end 2011 indicate an 
overall stable to downward shift as demand strengthens across most property sectors in a slow 
recovery.”

With respect to land, many developers that hold title to unimproved properties are holding for 
development until market conditions show more solid improvement. Many improved properties are 
transferring for less than replacement cost, indicating the infeasibility of new construction in the 
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current market. By most accounts, the market for vacant land continues to be limited, except for 
speculators willing to hold the land for a number of years, or properties for which build-to-suit 
arrangements have been made. Recovery in the land market is not expected until the commercial 
sector reaches a point where new construction is feasible.  

Conclusion

After market conditions declined in 2008-2009 amid turmoil in the financial markets and great 
uncertainty about the economy, the year 2010 was characterized by stabilization. As 2011 begins 
investor and consumer confidence have improved compared to a year ago. Nevertheless, credit 
remains tight, employment is stagnant, and vacancy remains high for commercial properties. Given 
current and recent conditions in the economy, employment and credit markets, the expectation is that 
job growth will be sluggish for several years and the recovery for commercial real estate will be long 
and slow. 
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SAN JOAQUIN COUNTY REGIONAL OVERVIEW

Introduction 

San Joaquin County is located in the north central part of the San Joaquin Valley, and is bordered by 
Sacramento County to the north, Stanislaus County to the south, Calaveras County to the east and 
Alameda County to the west. The Sierra Nevada Mountains line the county’s eastern border, while 
the Pacific Coast Range and the Sacramento River Delta border the county on the west. The 
Stockton Metropolitan Statistical Area (MSA) includes all of San Joaquin County, and is made up of 
the communities of Stockton, Lodi, Manteca, Tracy, Ripon, Lathrop and Escalon. Stockton is the 
County Seat and is located on the San Joaquin River east of the Delta, a fertile agricultural area at 
the confluence of the San Joaquin and Sacramento Rivers, approximately 30 to 35 miles west. The 
county’s 902,400 acres consists mainly of level, irrigated orchards and farmland with fertile soils. 
San Joaquin County has historically been an agricultural region, but recently more industry and 
technology related businesses have located in the area.

Population

The population of San Joaquin County is about 694,000, and has shown moderate growth over the 
past five years, with an average growth rate of 1.3% per year. Stockton is by far the most populous 
city, with about 292,000 residents. Lathrop, Ripon and Manteca represent the fastest growing cities 
in the county. 
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The following table illustrates recent population trends for areas within San Joaquin County. 

In the past couple of years, population growth has slowed amid the housing market contraction and 
economic recession. In 2004, one of the peak growth years, the county had a net in-migration of 
12,690 persons, many of whom relocated from the more costly San Francisco Bay Area. In 2006, the 
net in-migration was similar, at 12,641 persons. Over the past three years, the level of in-migration 
from outside the county declined and was about around 6,000 to 7,000 per year.

Transportation 

California’s two main north-south arterials, Interstate 5 and Highway 99, travel through San Joaquin 
County. Interstate 5 travels the length of California from its southern border with Mexico north to 
Canada. State Highway 99 parallels Interstate 5, connecting Stockton to Fresno and Bakersfield to 
the south and Sacramento to the north. The city of Tracy has good access to the San Francisco Bay 
Area. Interstate 580/205 extends from Tracy westward to the cities of Livermore, Pleasanton, 
Oakland, San Francisco and San Jose. 

The region also has an extensive network of railways. Union Pacific, ACE Commuter Express and 
Amtrak all have stops in Stockton and connect with the rest of the nation. Burlington Northern Santa 
Fe (BNSF) operates an intermodal facility in southeastern Stockton, providing long haul 
transportation requirements. The Altamont Commuter Express (ACE) opened for commuter travel in 
June 1998. This train travels between Stockton, at its most eastern terminus, through Tracy to San 
Jose and the East Bay Area. This train provides alternate transportation for thousands of commuters 
who live in the valley but work in San Jose or the East Bay.

Air transportation facilities throughout California’s Central Valley provide access to international 
freight, shipments and commercial access to major western markets. The main airport in San Joaquin 
County is Stockton Metropolitan Airport. In 2003, Emery Forwarding began offering six times per 
week cargo service from Stockton to Dayton, Ohio. Between 2001 and 2003, America West Express 

POPULATION TRENDS
City 2005 2006 2007 2008 2009 2010 %/Yr

Escalon             6,894 7,004 7,022 7,084 7,145 7,185 0.8%
Lathrop             12,816 14,555 16,329 17,331 17,631 17,969 8.0%
Lodi                62,357 62,517 62,820 63,007 63,164 63,549 0.4%
Manteca             61,817 63,396 64,478 66,074 67,589 68,847 2.3%
Ripon               13,216 13,841 14,441 14,830 15,221 15,468 3.4%
Stockton            278,895 284,546 287,153 288,295 289,717 292,133 0.9%
Tracy               78,169 80,075 80,447 81,087 81,519 82,107 1.0%
Unincorporated    138,175 139,046 141,563 144,134 145,868 147,035 1.3%

County Total 652,339 664,980 674,253 681,842 687,854 694,293 1.3%

Source: California Department of Finance
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provided twice-daily passenger service to Phoenix, but has since discontinued service in Stockton. In 
2006, Allegiant Air began offering service from Stockton to Las Vegas five days a week. 
International airports are located in Sacramento, Oakland, San Francisco and San Jose. 

San Joaquin County has an excellent water transportation network. The city of Stockton is situated 
along the San Joaquin Delta, which connects to the San Francisco Bay and the Sacramento and San 
Joaquin Rivers. The Port of Stockton is the third largest landholder port in California and has a 
Foreign Trade Zone designation. The Port operates on 2,100 acres, with berthing space for 17 
vessels and more than 1.1 million square feet of dockside transit sheds. There are an additional 7.7 
million square feet of warehouses available for dry bulk, break bulk and other materials. Stockton’s 
deep water channel has an average depth of 35 feet, which is deep enough to allow access to ships 
similar in size to those traveling through the Panama Canal. 

Employment & Economy 

The California Employment Development Department has reported the following employment data 
for San Joaquin County over the past several years.

The unemployment rate in San Joaquin County was 17.5% in November 2010, which compares to 
12.4% for the state of California and 9.8% for the nation. Most areas within the state and nation, 
including San Joaquin County, saw rising unemployment rates in 2001 and 2002, stabilization in 
2003, declines in 2004 through 2006, and increases from 2007 to date. 

Despite recent job losses, one of the positive attributes of San Joaquin County is that it has a diverse 
economy, with no one sector accounting for a majority of the employment in the region. The 
following chart indicates the percentage of total employment for each sector within the county. 

EMPLOYMENT TRENDS
2005 2006 2007 2008 2009 Nov. 2010

Labor Force 285,200 286,500 291,700 294,400 299,500 299,000
Employment 262,600 265,200 268,100 264,000 253,300 246,600
Unemployment Rate 7.9% 7.4% 8.1% 10.3% 15.4% 17.5%

Source: California Employment Development Department
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As can be seen in the chart above, the area’s largest employment sectors are trade, transportation, 
and utilities (which includes retail and wholesale trade); government; and educational and health 
services. Agriculture was once a significant employment base but now represents a declining share 
of total employment. Despite the loss of numerous jobs in agriculture, San Joaquin ranks seventh 
statewide in total value of leading commodities, including milk, grapes, almonds, tomatoes and 
walnuts. San Joaquin County is one of the top crop-producing counties in the United States. 

In recent years, San Joaquin County has been shifting toward an industrial based economy. Local 
chambers of commerce and other agencies are actively marketing the area as an industrial location. 
Several prominent national companies have relocated to San Joaquin County in recent years, such as 
Safeway, Oscar Meyer, Del Monte and Honda. Industrial growth is expected to continue in the 
future due to the availability of industrially zoned land, the relative affordability compared to the 
Bay Area, and the region’s good transportation networks. 

The San Joaquin Partnership was established in 1989 to coordinate the creation of jobs within the 
county and to foster cooperation rather than competition among the cities of San Joaquin County. 
The participating governments have made a coordinated effort to market San Joaquin County to new 
businesses. Since then the larger growth areas of Stockton and Tracy have established their own 
economic development departments to bring new business to the region. 

The Stockton area has become a viable employment center, with several major office and 
distribution centers located in the area. These include Kelloggs, Dollar Tree, Farmington Fresh, 
Dorfman Pacific, ACI Distribution, Duraflame, Pac-West Telecommunications, Cost Plus and 

0.0% 5.0% 10.0% 15.0% 20.0% 25.0%
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Marriott International Reservation Center. High-technology firms in Stockton include Applied 
Aerospace Company, Sigma Circuits and Bay Area Circuits. Several manufacturing companies have 
also chosen Stockton for their operations.

According to the California Employment Development Department, the largest private employers in 
San Joaquin County include Cottage Bakery, Dameron Hospital, Del Monte Corp., General Mills 
Inc., Kenyon Plastering, Lodi Memorial Hospital, Morada Produce Company, OG Packing Co., 
Pacific Coast Producers, San Joaquin General Hospital, St. Joseph’s Medical Center and University 
of the Pacific. 

Per Capita Income 

Per capita income represents a broad statistical measure of well-being or standard of living in a 
community. Simplified, per capita income equates to the total personal income divided by total 
population. It represents the amount each person would earn if income were distributed evenly 
among the population. In the year 2008 (most recent data available from the U.S. Bureau of 
Economic Analysis), San Joaquin County’s per capita income was about $31,500, which was lower 
than the state of California’s per capita income of about $43,900.   

Recreation & Community Facilities 

San Joaquin County offers a variety of recreational activities. To the west, the San Joaquin River 
enters the maze of waterways and islands known as the Delta with approximately 1,000 miles of 
waterways, where boating and fishing activities are popular. The upper forks of the Stanislaus River 
offer some of the best whitewater rafting in the country. Regional parks are located throughout the 
valley in or near the larger cities. There are more than a dozen golf courses in the region, as well as 
numerous public tennis facilities, health clubs and sports fields. Stockton is home to a minor league 
baseball team, a symphony, ballet and opera, and hosts the nationally-recognized Asparagus Festival 
annually. In 2006 a new minor league hockey team, the Stockton Thunder, took up residence in the 
County Seat as well. 

There are over 120,000 students in grades K-12 in the 17 school districts within San Joaquin County. 
The county has 115 elementary schools, 15 middle and 15 high schools, plus 8 continuation high 
schools. Both private and public schools meet higher education needs. The two-year San Joaquin 
Delta College in Stockton enrolls over 17,000 students, and the four-year University of the Pacific, 
also located in Stockton, has over 4,000. California State University Stanislaus-Stockton is enjoying 
rising enrollment and now offers an alternative to prospective college students in the county. Local 
private colleges include Humphreys College and School of Law, National University, Heald 
Business College, ITT Technical Institute, St. Mary’s College of California and University of 
Phoenix.
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In terms of health care services, the county provides eight hospitals and dozens of skilled nursing 
facilities and convalescent hospitals. 

Conclusion

San Joaquin County has a central location in the state of California and offers a good network of 
highway, water and rail transportation systems. Over the past decade the county has experienced 
strong population growth, largely due to the proximity to the San Francisco Bay Area and the 
relative affordability of housing compared to the Bay Area and other parts of California. Like most 
of the state and nation, the county has recently experiencing real estate market declines and high 
unemployment. However, the long-term outlook is for relative stability and economic growth 
beyond the current downturn. 
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NEIGHBORHOOD OVERVIEW

Introduction 

This section of the report provides an analysis of the observable data that indicate patterns of growth, 
structure and/or change that may enhance or detract from property values. For the purpose of this 
analysis, a neighborhood is defined as “a group of complementary land uses; a congruous grouping 
of inhabitants, buildings, or business enterprises.” 3

Neighborhood Boundaries 

The boundaries of a neighborhood identify the physical area that influences the value of the subject 
properties. These boundaries may coincide with observable changes in prevailing land use or 
occupant characteristics. Physical features such as the type of development, street patterns, terrain, 
vegetation and parcel size tend to identify neighborhoods. Roadways, waterways and changing 
elevations can also create neighborhood boundaries. 

The subject properties are located within the city of Stockton, just west of the Downtown area. The 
neighborhood boundaries can generally be described as the Calaveras River to the north, San 
Joaquin River to the west, Stockton Deep Water Channel to the south and Pacific Avenue to the east. 

3 The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute, 2010), 160.
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Demographics

According to demographic data published by Site To Do Business, the population of the subjects’ 
neighborhood, which is approximated in the map below was estimated at 23,678 persons in 2010, 
with a projected decrease to 23,531 by 2015. 

The median age is 34.4 years and the average household size is 2.7 persons. There are an estimated 
8,749 housing units within this study area, with 58.6% owner-occupied and 41.4% renter occupied. 
The median household income in this area is $43,911, which is just above the California median per 
capita income of $42,548 (2009). According to DataQuick, the median sales price for homes in 
Stockton as of January 2011 was $125,000, up 3.31% from January 2010 ($121,000). 

Transportation

The subject neighborhood is located just west of Downtown Stockton, and straddles Interstate 5, 
with immediate access from Country Club Boulevard, Monte Diablo Avenue and Pershing Avenue. 
State Highway 4 is located just south of the neighborhood and links Interstate 5 with U.S. Highway 
99 to the east. Interstate 5 is a major north-south freeway that travels to Sacramento, Redding and 
Yreka to the north, before continuing on into Oregon, Washington and eventually Canada. To the 
south, Interstate 5 provides access to the metropolitan areas of Los Angeles and San Diego, before 
terminating at the Mexico border. State Highway 99 generally parallels Interstate 5, providing access 
to Sacramento to the north, and Modesto, Merced, Turlock, Fresno and Bakersfield to the south, 
before merging with Interstate 5 at the Grapevine. Major neighborhood thoroughfares include 
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Country Club Boulevard and Pershing Avenue. These roads range from two- to four-lane roads that 
are generally in average condition. 

Land Uses 

Land uses within the subjects’ surrounding area include single- and multifamily residential, retail, 
office, service/light industrial and community uses. Adjacent uses include a mix of similar land uses. 
The next table summarizes some of the land use characteristics of the subject neighborhood. 

Prominent land uses in the subject neighborhood include the Stockton Golf and Country Club and 
the Stockton Deep Water Channel. Two prominent public parks in the neighborhood include Louis 
Park and boat launch and Victory Park. Immediately east of the subject neighborhood is University 
of the Pacific (UOP) and San Joaquin Delta College, just north of UOP. Downtown Stockton is also 
located just east of the subject neighborhood and has undergone revitalization and rehabilitation of 
mature commercial and residential properties over the past several years. Specifically, the city of 
Stockton has significantly increased the amount of new retail development along the Stockton Deep 
Water Channel and has aggressively pursued renovation of many existing historical buildings. 
Further, the City of Stockton Community Development Department has been revising ordinances 
and permit procedures to better facilitate redevelopment of the Downtown market area. 

Retail, office and service commercial development is situated along major neighborhood 
thoroughfares and most buildings represent older construction.

New residential development is generally located in northern Stockton, with several master planned 
communities in the area. Builders in these developments are targeting the middle-income 
homebuyers, with new homes ranging from 1,200 to 3,500 square feet.  It is noted Stockton has been 
particularly hard hit by the housing downturn. As such, home values have declined considerably 
over the past four years, with inventory high and absorption very slow. It is anticipated the housing 
market will take several years to fully recover.

Neighborhood Life Cycle Stage Stability

Real Estate Cycle Recession

Land Uses Mixed

Age Range of R/E Improvements 10 - 50 years

General Quality & Condition of Improvements Average to Good

Percentage Developed (approximate) 80% - 90%

Infrastructure / Land Planning Average
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Submarket Analysis 

The subject properties are located within the city of Stockton, which represents an urban area of the 
Central Valley that has been experiencing continued contraction in residential and commercial 
values following several years of robust development between 2000 and 2005. Due to current 
economic conditions, the Stockton market area has been hit particularly hard. 

The housing market slowdown that began in late 2005 is impacting the commercial sector. Brokers 
are reporting declines in asking rates for office space since mid-2007 in the area, and concessions 
have increased. Vacancy rates are rising, and properties are taking longer to lease-up than in 
previous quarters. Fewer tenants are willing to relocate to the area, and many tenants are currently 
vacating space from leases signed during the expansionary periods. This is especially true with firms 
doing business in residential real estate, such as title companies, mortgage brokers, and sales 
brokerage companies, who have been closing numerous offices throughout the region during the 
decline. Business owners are in “hunker down” mode, and lack confidence in the current business 
environment to expand their businesses or take on additional debt. The market has slowed as owner-
users are having difficulty obtaining financing with stricter underwriting requirements. 

Future demand for commercial space is expected to be limited as well. While annual population 
growth has averaged over 1% year-over-year in the city of Stockton since 2003, population 
increased just 0.7% from 2008 to 2009. Job growth is negative, and unemployment spiked in 2009 to 
nearly 16% after averaging 8.1% and 10.4% in 2007 and 2008, respectively. In 2010, the 
unemployment rate in the region exceeded 16%. The limited population growth and increasing 
unemployment figures are both factors that play an integral role in the future demand for commercial 
space. 

The following broker survey provides further insight regarding the state of the commercial land 
market in the area. 

� John Frisch – Cornish & Carey: Deals are still happening in the market, but most represent 
relatively small transactions. Some brokers who used to focus on a few large deals each year 
are now working on smaller deals and less prestigious clients. 

� Ed Benoit – TRI Commercial: Land sales have gone silent over the past 12 to 18 months for 
commercial parcels. There is no market for land in the current market except for users and 
bottom feeding investors willing to hold the land for a number of years. It would take deep 
discounts from historical pricing to get an investor interested. 

� Bill Coyle – Colliers International: There are no users in the market today. Retailers are not 
making deals as they have historically, and many retailers are closing stores throughout the 
region. Vacant parcels would have to be purchased by speculators who would land-bank 
properties for better times. We are five years out from seeing recovery in activity and 
reaching a point that retailers will want to grow again. 
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� Nick Audino – CB Richard Ellis:  Demand for land is very limited in the current market. One 
of the biggest hurdles in closing deals is the inability of prospective purchasers to obtain 
necessary financing. Smaller properties are faring better, but demand remains weak.

Overall, the subject’s Stockton submarket is expected to be a viable commercial market over the 
long term. The market for various types of commercial and residential real estate has been 
contracting, and increasing vacancy numbers and declining demand suggesting the submarket may 
currently be overbuilt. New construction on vacant sites is not considered feasible at this time, which 
is substantiated by the fact that very few projects are proposed in the current market. 

Conclusion

In conclusion, the subject neighborhood is an established area. The expansionary trend during the 
early part of the decade has subsided due to the economic recession fueled by housing and the credit 
market downturns. The overall condition and quality of the neighborhood is rated as average. The 
composition of residential elements and commercial related support facilities generally provides 
stable conditions for the neighborhood. The neighborhood balance of uses and current activity 
indicate long-term growth and future property appreciation. In the short-term, however, market 
trends are projected to be contracting through at least the next 12 months. 
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PROPERTY IDENTIFICATION AND LEGAL DATA

Location

The San Joaquin Area Flood Control Agency Smith Canal Project Benefit Area is located in the city 
of Stockton and San Joaquin County, and is generally bounded by the Calaveras River to the north, 
San Joaquin River to the west, the Stockton Deep Water Channel to the south and Pacific Avenue to 
the east.  

Assessor’s Parcel Number(s) 

A list of Assessor’s parcel numbers is presented in the List of Benefitting Parcels (provided by 
Capitol Public Finance Group, LLC) in the Addenda of this report. 

Owner of Record 

Title to Assessor’s parcels situated within the Benefit Area of San Joaquin Area Flood Control Agency 
Smith Canal Project is vested with numerous ownership entities, which are listed, by Assessor’s parcel 
number, in the List of Benefitting Parcels in the Addenda to this report. 

Property Taxes 

The property tax system in California was amended in 1978 by Article XIII to the State Constitution, 
commonly referred to as Proposition 13. It provides for a limitation on property taxes and for a 
procedure to establish the current taxable value of real property by reference to a base year value, 
which is then modified annually to reflect inflation (if any). Annual increases cannot exceed 2% per 
year. 

The base year was set at 1975-76 or any year thereafter in which the property is substantially 
improved or changes ownership. When either of these two conditions occurs, the property is to be re-
appraised at market value, which becomes the new base year assessed value. Proposition 13 also 
limits the maximum tax rate to 1% of the value of the property, exclusive of bonds and supplemental 
assessments. Bonded indebtedness approved prior to 1978, and any bonds subsequently approved by 
a two-thirds vote of the district in which the property is located, can be added to the 1% tax rate. 

Please refer to the List of Benefitting Parcels (provided by Capitol PFG) in the Addenda of this report 
for tax information per Assessor’s Parcel. 

Conditions of Title/Easements 

Current preliminary title reports were not provided for use in this appraisal. It is assumed there are 
no adverse easements, encroachments or other conditions that negatively impact Assessor’s parcels 

������ Seevers � Jordan � Ziegenmeyer ������ 27

situated within the Benefit Area of the San Joaquin Area Flood Control Agency Smith Canal Project. 
Please obtain a current preliminary title report for additional details. The client is advised to obtain 
preliminary title reports to determine any possible conditions of title affecting properties within the 
boundaries of the San Joaquin Area Flood Control Agency Smith Canal Project Benefit Area. The 
appraiser accepts no responsibility for matters pertaining to title. 

Flood Zone 

The proposed San Joaquin Area Flood Control Agency Smith Canal Project will remove a portion of 
the Area of Reclamation Districts 1614 and 828 from the 100-Year Flood Plain. Certification of the 
improvements and removal of the property from a FEMA Special Flood Hazard Area is dependent 
upon the outcome of a proposed Assessment District and the ability to adequately fund needed 
maintenance and operations. 

Earthquake Zone 

According to the Seismic Safety Commission, the subject properties are located within Zone 3, which is 
considered to be the lowest risk zone in California. There are only two zones in California: Zone 4, 
which is assigned to areas near major faults; and Zone 3, which is assigned to all other areas of more 
moderate seismic activity. In addition, the subject is not located in a Fault-Rupture Hazard Zone 
(formerly referred to as an Alquist-Priolo Special Study Zone), as defined by Special Publication 42 
(revised January 1994) of the California Department of Conservation, Division of Mines and Geology. 

Zoning 

The San Joaquin Area Flood Control Agency Smith Canal Project Benefit Area contains various 
land use codes and designations, including vacant and improved single-family residential, 
multifamily residential, commercial, industrial and public facilities, as well as recreational land uses, 
including golf course and marina. These land use codes, which are generally consistent with the 
zoning ordinances, as provided by Capitol PFG are identified on the following page. 
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San Joaquin 
County Land 

Use Code Land Use

San Joaquin 
County Land 

Use Code Land Use

001 VAC RES LOT - DEV W/UTIL 190 MEDICAL OFFICES
002 VAC LOT W/PROB, W/C PRECLUDES BLDG A RE 201 MISC. MULTIPLE USES - NONE FULLY DOMINA
003 VAC LOT - TOTALLY UNUS. (INCURABLE) 210 RESTAURANTS
004 VAC RES LOT W/MICS. RES. IMPRS (GARAGE, 213 COCKTAIL LOUNGE - BARS
005 VAC RES SUBDIVISION SITE 250 FULL SERVICE STATIONS
006 VAC RES LOT-UNDEV 251 SELF SERV. STATION(HAS NO FACILITIES FO
007 POTENTIAL RESIDENTIAL SUBDIVISION 252 SERVICE STATION W/CAR WASH
010 SINGLE FAMILY DWELLING(SFD) 255 SELF SERVICE STATION W/MINI MART
011 CONDOMINIUM UNIT 280 AUTO & TRUCK REPAIRS & ACCESSORIES
013 SINGLE FAMILY RESIDENCE W/ SECONDARY RES SQ FT 282 CAR WASH
014 SFD W/SECONDARY USE (I.E. BARBER SHOP, 285 AUTO BODY SHOP
016 RES LOT W/MOBILEHOME 290 RETAIL NURSERY
020 VAC LOT (ZONED FOR TWO UNITS) 300 VACANT INDUSTRIAL LAND UNDEVELOPED
021 ONE DUPLEX - ONE BLDG 301 VACANT INDUSTRIAL LAND - DEVELOPED WITH
022 TWO SFDS ON SINGLE PARCEL 302 VACANT INDUSTRIAL LAND W/MISC IMPS
031 SINGLE TRIPLEX (3 UNITS, 1 STRUC.) 307 POTENTIAL INDUSTRIAL SUBDIVISION
032 THREE UNITS - 2 OR MORE STRUCTURES 310 LIGHT MFG. & LIGHT INDUSTRIAL
034 SINGLE FOURPLEX 311 LIGHT INDUSTRIAL & WAREHOUSING
035 FOUR UNITS, 2 OR MORE STRUCTURES 312 LIGHT INDUSTRIAL WHSE MULTIPLE TENANTS
040 VACANT LOTS ZONED FOR APARTMENTS 314 SHOP-WORK AREA 2/SMALL OFFICE
041 5-10 RES. UNITS - SINLGE BLDG 320 WAREHOUSING - ACTIVE
042 5-10 RES. UNITS - 2 OR MORE BLDGS 324 MINI STORAGE WAREHOUSING
043 11-20 RES. UNITS - ONE STRUCTURE 392 INDUST. USE (DOESN'T REASONABLY FIT ANY
044 11-20 RES. UNITS - 2 OR MORE BLDGS 590 WASTE LANDS
045 21-40 UNITS 612 MARINA OR YACHTING CLUB
046 41-100 UNITS 640 CLUBS, LODGE HALLS
047 OVER 100 UNITS 660 18 HOLE PUBLIC GOLF COURSE
059 RESIDENTIAL CARE HOME (6 UNITS OR LESS) 690 PRIVATELY OWNED PARKS
061 MOTELS OVER 50 UNITS 710 CHURCH, SYNAGOGUE OR TEMPLE
080 COMMON AREAS - NO STRUCTURES 711 OTHER CHURCH PROPERTY
081 COMMON AREAS - W/STRUCTURES 720 PRIVATEL SCHOOL
082 COMMON AREAS - ROADS & STREETS 722 SPECIAL SCHOOL
090 MOBILE HOME PARK 730 PRIVATE COLLEGES
100 VACANT COMMERCIAL LAND - UNDEV. 742 CLINIC
101 VACANT COMMERCIAL LAND W/UTIL. 760 ORPHANAGES
102 VACANT COMMERCIAL LAND W/MISC IMPS 810 SBE VALUED
110 SINGLE STORY 811 UTILITY WATER COMPANY
112 MULTIPLE STORIES IN ONE BUILDING 814 RADIO & TV BROADCAST SITE
113 STORE WITH RES. UNIT OR UNITS 850 RIGHT-OF-WAY
121 MULTIPLE COMBINATION OF OFFICES, SHOPS, 891 PARKING LOTS - NO FEE
140 GROCERY STORE 903 MISC FEDERAL PROPERTY
141 SUPERMARKETS 910 VACANT STATE LANDS
142 CONVENIENCE STORE 916 MISC STATE PROPERTY
151 COMMUNITY SHOPPING CENTER 920 VACANT COUNTY LAND
152 NEIGHBORHOOD SHOPPING CENTER 925 MISC COUNTY PROPERTY
154 INDIVIDUAL PARCEL WITHIN COMMUNITY CEN 937 MISC CITY PROPERTY
155 INDIVIDUAL PARCEL W/IN NEIGHBORHOOD SHO 940 SCHOOL DISTRICT PROPERTIES
170 1 STORY OFFICE BUILDING 943 WATER DISTRICT PROPERTY
171 2 STORY OFFICE BUILDING 944 MISC. DISTRICT PROPERTY
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SITE DESCRIPTION

San Joaquin Area Flood Control Agency Smith Canal Project 
Boundary and Sphere Of Influence 

Map prepared by Kjeldsen Sinnock & Neudeck 

The County of San Joaquin land use codes encumber the Assessor’s parcels situated within the 
boundaries of the San Joaquin Area Flood Control Agency Smith Canal Project Benefit Area 
presented above. The Smith Canal Project comprises 8,071 Assessor’s parcels. The land within the 
District is substantially devoted to residential uses, with supporting commercial, industrial and 
public facilities, as well as recreational land uses, including a golf course and marina, and is 
generally bounded by the Calaveras River to the north, San Joaquin River to the west, Stockton Deep 
Water Channel to the south and Pacific Avenue to the east. 

Land Area: The Smith Canal Project comprises 8,071 Assessor’s 
parcels encompassing approximately 2,064 acres of land 
determined to be within the Area of Benefit of the proposed 
Smith Canal Project. 

Topography: Generally level 

Shape: Irregular 

Drainage: Parcels with offsite improvements in place are assumed to 
have adequate drainage. 

Frontage/Visibility/Access: It appears most, if not all, of the subject parcels have 
accessibility from public roads. 
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Utilities: Improved residential, commercial and industrial parcels 
have access to public utilities, including electricity, natural 
gas, water, sewer and telephone service; unimproved 
parcels may not have public utilities available. 

Soil / Environmental Conditions: No soil or environmental reports were provided for this 
appraisal. It is assumed there are no hazardous soils or 
environmental conditions that would inhibit any allowable 
uses of the subject properties. The opinion(s) of value in 
this appraisal are based on the assumption there is no 
material on or in the properties that would cause a loss in 
value. The appraiser accepts no responsibility for any such 
conditions.

Off-Site Improvements: Off-site improvements, where installed, may consist of 
asphalt-paved streets, concrete curbs, gutters and sidewalks; 
though, some areas of the Smith Canal Project have 
minimal offsite improvements in average condition. 

Conclusion: Properties within the Smith Canal Project are generally 
functional in terms of their size, topography, shape and 
overall location. There appear to be no known unusual or 
restrictive physical limitations to the properties as a whole. 
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HIGHEST AND BEST USE ANALYSIS

The term “highest and best use,” as used in this report, is defined as follows: 

 The reasonably probable and legal use of vacant land or an improved property that is physically 
possible, appropriately supported, financially feasible, and that results in the highest value. The 
four criteria the highest and best use must meet are legal permissibility, physical possibility, 
financial feasibility, and maximum productivity. Alternatively, the probable use of land or 
improved property – specific with respect to the user and timing of the use – that is adequately 
supported and results in the highest present value.4

Two analyses are typically required for highest and best use. The first analysis is highest and best 
use of the land as though vacant. The second analysis is the highest and best use of the property as 
improved, which is not applicable to the subject properties, which are being analyzed as vacant land. 
Definitions of these terms are provided in the Glossary of Terms in the Addenda to this report. 

Highest and Best Use as though Vacant 

In accordance with the definition of highest and best use, it is appropriate to analyze the subject 
property as though vacant as it relates to legal permissibility, physical possibility, financial 
feasibility and maximum productivity. 

Legal factors influencing the highest and best use of a property are primarily government 
regulations, such as zoning and building codes. As discussed in the Property Identification and 
Legal Data section of this report, the subject properties contain varying land use designations, 
including commercial, industrial, residential and public use. Public use land, which includes County 
Land Use Codes 590, 612, 660, 811, 850, 903, 910, 916, 920, 925, 937, 940, 943 and 944, are 
analyzed based on the highest and best economic use; often determined based on surrounding, 
compatible land uses. 

Physical characteristics of a site that affect its possible use(s) include, but are not limited to, location, 
street frontage, visibility, access, size, shape, topography, availability of utilities, off-site 
improvements, easements and soil and subsoil conditions. Location considerations include the 
compatibility and position of the subject properties with respect to surrounding uses. Parcels contain 
frontage and visibility along local and subdivision roadways, and all the subject properties are 
proximate to Interstate 5. I know of no reason why the properties would not support any legal 
development. The legally permissible uses of the subject properties are assumed to be physically 
possible. The determination of financial feasibility is dependent primarily upon supply and demand 
influences for the subjects’ various land use designations. The subject properties are located in an 
area that has experienced modest growth in the past ten years, as the area is one of the city’s mature 

4 The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute, 2010), 93. 
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residential neighborhoods, with limited, supporting commercial development. In recent years, the 
residential sector has been in a period of contraction and significant decline throughout San Joaquin 
County and the city of Stockton. Most real estate professionals foresee price stabilization in 2012 at 
a minimum and, as prices approach stabilization, builders will look to acquire fewer residential lots 
(to mitigate risk) with adequate profit expectations. Most active homebuilders and investors in the 
market are only looking for finished lots in primary markets, with less interest in secondary and 
tertiary submarkets. Thus, it is suggested single-family residential development is not currently 
financially feasible under the highest and best use – as though vacant analysis – and it is considered 
best to hold improved and unimproved lots until the market improves. This is also the case for 
multifamily residential development. As evidenced by recent apartment sales in the Stockton market 
area, existing multifamily residential projects are selling for less than replacement cost, 
demonstrating that multifamily residential development is not financially feasible at this time and the 
highest and best use is to hold for future development. 

While industrial development is legally permissible and physically possible, the significant and 
ongoing decline in market conditions (please refer to the market overviews presented earlier in this 
report) limits the feasibility of new construction. It is our opinion the highest and best use as though 
vacant would be to hold for future industrial development, unless in a build-to-suit scenario. The 
timing of future development would depend on improvement in market conditions as it relates to the 
expected absorption timeline for the lease-up of new industrial space, as well as market rent levels. 

Consistent with the conclusion of highest and best use as vacant for the residential and industrial land 
component, new commercial construction is not considered to be feasible at this time. Demand is 
weakening as a result of (1) the anticipation by buyers that prices will continue to decline, (2) 
challenges associated with obtaining a loan for land acquisition and new construction and (3) 
contracting macroeconomic conditions in the overall economy.  The tight credit market is especially 
adversely affecting sales since buyers are having difficulty in getting financing. Improved properties 
are experiencing decreasing rental rates, increasing vacancies and increasing capitalization rates, all 
of which adversely affect demand. Without adequate demand to support new construction, the 
conclusion of highest and best use is to hold for future development in accordance with the legally 
permissible uses. No other use would provide a higher return to the land. Due to the limited demand 
for commercial land in the Stockton market area, coupled with the wider macroeconomic uncertainty 
and contracting market conditions, a hold on commercial development may also be warranted. 

Legal, physical and market conditions have been analyzed to evaluate the highest and best use of the 
subject properties. The analysis is presented to evaluate the type of use(s) that will generate the 
greatest level of future benefits possible to the properties. Considering the current contraction in the 
housing and commercial markets, the further potential for price declines and the fact there does not 
appear to be ample demand for significant additions to the existing housing inventory, the maximally 
productive use, as though vacant, is to hold unimproved and improved lots for future development 
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until such time absorption rates increase and home prices stabilize. Likewise, the contraction in the 
housing market has negatively impacted the commercial and industrial markets, suggesting it is 
maximally productive to hold undeveloped land under current market conditions until 
macroeconomic conditions have improved and demand warrants new construction. 

The most probable buyers of properties within the boundaries of the Smith Canal Project benefit 
Area may be both owner/users and investors, depending on the land use designation. 
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APPROACHES TO VALUE

The valuation process is a systematic procedure employed to provide the answer to a client’s 
question about the value of real property.5 This process involves the investigation, organization and 
analysis of pertinent market data and other related factors that affect the market value of real estate. 
The market data is analyzed in terms of any one or all of the three traditional approaches to 
estimating real estate value. These are the cost, sales comparison, and income capitalization 
approaches. Each approach to value is briefly discussed and defined as follows: 

Cost Approach 

The cost approach is based on the premise that no prudent buyer would pay more for a particular 
property than the cost to acquire a similar site and construct improvements of equivalent desirability 
and utility. Thus, this approach to value relates directly to the economic principle of substitution, as 
well as supply and demand. The cost approach is most applicable when valuing properties where the 
improvements are new or suffer only a minor amount of accrued depreciation, and is especially 
persuasive when the site value is well supported. The cost approach is also highly relevant when 
valuing special-purpose or specialty properties and other properties that are not frequently 
exchanged in the market.  

The definition of the cost approach is offered as follows: 

A set of procedures through which a value indication is derived for the fee simple interest in a 
property by estimating the current cost to construct a reproduction of (or replacement for) the 
existing structure, including an entrepreneurial incentive, deducting depreciation from the total 
cost, and adding the estimated land value. Adjustments may then be made to the indicated fee 
simple value of the subject property to reflect the value of the property interest being appraised.6

Sales Comparison Approach 

The sales comparison approach is based on the premise that the value of a property is directly related 
to the prices being generated for comparable, competitive properties in the marketplace. Similar to 
the cost approach, the economic principles of substitution, as well as supply and demand are basic to 
the sales comparison approach. This approach has broad applicability and is particularly persuasive 
when there has been an adequate volume of recent, reliable transactions of similar properties that 
indicate value patterns or trends in the market. When sufficient data are available, this approach is 
the most direct and systematic approach to value estimation. Typically, the sales comparison 
approach is most pertinent when valuing land, single-family homes and small, owner-occupied 
commercial and office properties. 

5 The Dictionary of Real Estate Appraisal, 4th ed. (Chicago: Appraisal Institute, 2002), 305. 
6 The Dictionary of Real Estate Appraisal, 47. 
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The definition of the sales comparison approach is offered as follows: 

The process of deriving a value indication for the subject property by comparing market 
information for similar properties with the property being appraised, identifying appropriate units 
of comparison, and making qualitative comparisons with or quantitative adjustments to the sale 
prices (or unit prices, as appropriate) of the comparable properties based on relevant, market-
derived elements of comparison.7

Income Capitalization Approach 

The income capitalization approach is based on the premise that income-producing real estate is 
typically purchased as an investment. From an investor's point of view, the potential earning power 
of a property is the critical element affecting value. The concepts of anticipation and change, as they 
relate to supply and demand issues and substitution, are fundamental to this valuation approach. 
These concepts are important because the value of income-producing real estate is created by the 
expectation of benefits (income) to be derived in the future, which is subject to changes in market 
conditions. Value may be defined as the present worth of the rights to these future benefits. The 
validity of the income capitalization approach hinges upon the accuracy of which the income 
expectancy of a property can be measured. 

Within the income capitalization approach there are two basic techniques that can be utilized to 
estimate market value. These techniques of valuation are direct capitalization and yield 
capitalization. 

Direct Capitalization: A method used to convert an estimate of a single year’s income 
expectancy into an indication of value in one direct step, either by dividing the net income 
estimate by an appropriate capitalization rate or by multiplying the income estimate by an 
appropriate factor. Direct capitalization employs capitalization rates and multipliers extracted or 
developed from market data. Only a single year’s income is used. Yield and value changes are 
implied but not identified.8

Yield Capitalization: A method used to convert future benefits into present value by 1) 
discounting each future benefit at an appropriate yield rate, or 2) developing an overall rate that 
explicitly reflects the investment’s income pattern, holding period, value change, and yield rate.9

The definition of the income capitalization approach is offered as follows: 

A set of procedures through which an appraiser derives a value indication for an income-
producing property by converting its anticipated benefits (cash flows and reversion) into property 
value.  This conversion can be accomplished in two ways. One year’s income expectancy can be 
capitalized at a market-derived capitalization rate or at a capitalization rate that reflects a 
specified income pattern, return on investment, and change in the value of the investment. 
Alternatively, the annual cash flows for the holding period and the reversion can be discounted at 
a specified yield rate.10

7 The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute, 2010), 175. 
8 The Dictionary of Real Estate Appraisal, 58. 
9 The Dictionary of Real Estate Appraisal, 211. 
10 The Dictionary of Real Estate Appraisal, 99. 
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APPRAISAL METHODOLOGY

In the valuation of the various land use codes comprising the San Joaquin Area Flood Control 
Agency Smith Canal Project Benefit Area, the sales comparison approach to value will be employed, 
analyzing several land sales in the subjects’ market area and surrounding areas. As was discussed in 
the Highest and Best Use Analysis section, it is not currently financially feasible to install site 
improvements to support new construction at this time. For this reason, the subjects’ unimproved 
land use codes will be analyzed using comparable speculative (transitional) land transactions in the 
region via the sales comparison approach. This valuation method is considered to provide the most 
realistic estimate of not-less-than market value. Similarly, the diminished demand for multifamily 
land in the Stockton market area due to the infeasibility of new construction also warrants analysis of 
multifamily land as transitional land. Public use land, which includes County Land Use Codes 590, 
612, 660, 811, 850, 903, 910, 916, 920, 925, 937, 940, 943 and 944, are analyzed based on the 
highest and best economic use; often determined based on surrounding, compatible land uses. In the 
case of public use land comprising the San Joaquin Area Flood Control Agency Smith Canal Project 
Benefit Area, the highest and best economic use at this time is transitional land, which will be used 
in this analysis. The cost and income capitalization approaches are not applicable to the valuation of 
the land use codes as vacant land. The derivations of market value concluded and presented herein 
are intended to be not-less-than values. 
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IMPROVED SINGLE-FAMILY RESIDENTIAL LOT VALUATION
(SAN JOAQUIN COUNTY USE CODES 001, 004, 005, 010, 013, 014, 016, 021 AND 022)

In the sales comparison approach, the market value of the improved single-family residential lots 
(production home) will be estimated by a comparison to similar properties that have sold, are listed 
for sale or are under contract. The underlying premise of the sales comparison approach is the 
market value of a property is directly related to the price of comparable, competitive properties in 
the marketplace. 

This approach is based on the economic principle of substitution. According to The Appraisal of 
Real Estate, 13th Edition, published by the Appraisal Institute, 2008 – “The principle of substitution 
holds that the value of a property tends to be set by the price that would be paid to acquire a 
substitute property of similar utility and desirability within a reasonable amount of time. The 
principle implies that the reliability of the sales comparison approach is diminished if substitute 
properties are not available in the market.”

In order to assemble comparable land sales, I searched various data sources for leads, then confirmed 
the raw data obtained with parties directly related to the transactions (primarily brokers, buyers and 
sellers) and/or public records. 

Nine sales of bulk lot transactions in the San Joaquin, Stanislaus and Merced County market area were 
assembled between July 2009 and July 2010 that are deemed reasonable indicators of market value for 
the subject properties. Many of the comparable sales in this analysis were acquired with the intention to 
hold; though, the lots are readily available for home construction, similar to the subject properties with 
County Use Codes 001, 004, 005, 010, 013, 014, 016, 021 and 022. The table summarizing the 
comparable sales is followed by detailed sales sheets and a discussion leading to our conclusion of not-
less-than value. The sales analyzed are considered the best available for comparison to the subject 
properties.
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BULK IMPROVED LOT SALES 

Sale No. of Typical Price Per
No. Location Sale Date Price Lots Lot Size Lot

1 Valley Glen Jun-10 $1,168,500 41 6,500 $28,500
East of Tully Road, South of E. Hatch Road
Hughson, Stanislaus County

2 Hillglen Sunrise (Portion) Mar-10 $1,128,000 47 3,960 $24,000
East of Oakdale Road, South of Sylvan Avenue
Modesto, Stanislaus County

3 Kodiak Village, Villages 1 & 2 (Portion) Jan-10 $1,950,000 65 5,000 $30,000
East of Oakdale Road, South of Sylvan Avenue
Modesto, Stanislaus County

4 Legends North Nos. 2 & 4 (Portion) Oct-09 $702,000 27 5,500 $26,000
South of Taylor Road, West of Colorado Avenue
Turlock, Stanislaus County

5 Sterling Ridge Aug-09 $424,000 16 7,240 $26,500
Northeast Quadrant of Pocket Avenue & Roselle Avenue
Riverbank, Stanislaus County

6 Cornerstone at Crossroads Jul-09 $2,300,000 115 3,000 $20,000
East of Oakdale, North Crawford Road
Riverbank, Stanislaus County

7 Malisa Manor Jul-10 $100,000 10 5,500 $10,000
Michael Avenue, east of S. Airport Road
Stockton, San Joaquin County

8 Old Oak Estates Jul-10 $586,500 51 5,000 $11,500
Old Oak Drive and B Street
Stockton, San Joaquin County

9 Rancho Estrada Apr-10 $985,000 62 6,000 $15,887
Southeast corner of Robin Avenue and F Street
Livingston, Merced County
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BULK LOT SALE 1 
    
Property Identification

Project Name Valley Glen  
Location East of Tully Road, South of E. Hatch Road 
APNs 018-089-020,  -022 through -028, -030 through -

042, 018-089-044, 018-089-068 through -083, -
085, -087 and -088

City Hughson 
County Stanislaus County 

Sale Data
Grantor JKB Homes Norcal, Inc. 
Grantee Cathedral Sun LLC (Florsheim Homes) 
Closing Date June 2010 
Deed Book Page 20100055612000 
Property Rights Conveyed Fee Simple 
Conditions of Sale Market 
Financing Terms Cash Equivalent 
Sale Price $1,168,500 
Annual Special Tax Obligations per Lot None

Land Data
Zoning Single-Family Residential 
Topography Level 
Utilities All Available 
Number of Lots 41 
Development Status at Sale Improved Lots 
Standard Lot Size (SF) 6,500 

Indicators (per Lot)
Sale Price $28,500 
Site Development Costs $0
Finished Lot Indicator $28,500 

Permits and Fees $45,000 

Remarks
This subdivision was previously known as Sterling Glen 3 and homes were marketed by JKB 
Homes. In June 2010, Florsheim Homes purchased the remaining 41 lots in this project and plan 
to market three floor plans ranging in living area from 1,511 to 2,003 square feet. These lots 
were under contract for $30,000 per lot with another buyer before falling out of escrow and 
ultimately selling to Florsheim Homes for approximately $28,500 per lot.  
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BULK LOT SALE 2 
    
Property Identification

Project Name Hillglen Sunrise (Portion) 
Location East of Oakdale Road, South of Sylvan Avenue 
APNs 077-068-001 through -013, 022 through -053,       

-058, and -059 
City Modesto 
County Stanislaus County 

Sale Data
Grantor FB Holdings, LLC (First Bank) 
Grantee Terravest Capital Partners, LP 
Closing Date March 2010 
Deed Book Page 20100025049 
Property Rights Conveyed Fee Simple 
Conditions of Sale REO at Market 
Financing Terms Cash Equivalent 
Sale Price $1,128,000 
Annual Special Tax Obligations per Lot $510 

Land Data
Zoning Single-Family Residential 
Topography Level 
Utilities All Available 
Number of Lots 47 
Development Status at Sale Improved Lots 
Standard Lot Size (SF) 3,960 

Indicators (per Lot)
Sale Price $24,000 
Site Development Costs $0
Finished Lot Indicator $24,000 

Permits and Fees $60,000 

Remarks
This property is located just west of Hillglen Avenue, east of Oakdale Road, in northeast 
Modesto. The buyer is an investor. Although these lots were bank-owned property, the property 
was considered to have adequate market exposure prior to selling.  
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BULK LOT SALE 3 
    
Property Identification

Project Name Kodiak Village, Villages 1 and 2 (Portion) 
Location East of Oakdale Road, South of Sylvan Avenue 
APNs 077-058-043 through -054; 077-059-001, -006 

through -061 
City Modesto 
County Stanislaus County 

Sale Data
Grantor Taylor B. Grant (Receiver)  
Grantee Modesto Kodiak Investors, LP (Pacific Union) 
Closing Date January 2010 
Deed Book Page 2010000136900 
Property Rights Conveyed Fee Simple 
Conditions of Sale Market (See Remarks) 
Financing Terms Cash Equivalent 
Sale Price $1,950,000 
Annual Special Tax Obligations per Lot $650 

Land Data
Zoning Single-Family Residential 
Topography Level 
Utilities All Available 
Number of Lots 65 
Development Status at Sale Improved Lots 
Standard Lot Size (SF) 5,000 

Indicators (per Lot)
Sale Price $30,000 
Site Development Costs $0
Finished Lot Indicator $30,000 

Permits and Fees $60,000 

Remarks
These lots sold to a limited partnership associated with Pacific Union Homes. The seller was 
Taylor B. Grant, a receiver for WL Homes, LLC, pursuant to an Order in the matter entitled 
Bank of America, N.A. v. WL Homes, LLC, Case No. 30-2009-00273556 pending before the 
Orange County Superior Court of California. The property was owned by a home builder, John 
Laing Homes (WL Homes, LLC), who had defaulted on their loan and filed for bankruptcy in 
2009. The lots appear to have had adequate market exposure before selling in January 2010.
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BULK LOT SALE 4 
    
Property Identification

Project Name Legends North Nos. 2 and 4 (Portion) 
Location South of Taylor Road, West of Colorado Avenue 
APNs 073-050-007 through -009, 040 through -044,       

-046 and -052; 072-002-046 through -062 
City Turlock 
County Stanislaus County 

Sale Data
Grantor Guaranty Plus Properties LLC - 2 
Grantee Landsmith Appreciation Fund, LLC 
Closing Date October 2009 
Deed Book Page 2009010026900 
Property Rights Conveyed Fee Simple 
Conditions of Sale REO at Market 
Financing Terms Cash Equivalent 
Sale Price $702,000 
Annual Special Tax Obligations per Lot None

Land Data
Zoning Single-Family Residential 
Topography Level 
Utilities All Available 
Number of Lots 27 
Development Status at Sale Improved Lots 
Standard Lot Size (SF) 5,500 

Indicators (per Lot)
Sale Price $26,000 
Site Development Costs $0
Finished Lot Indicator $26,000 

Permits and Fees $53,000 (estimated based on fee credits – see 
Remarks) 

Remarks
This property was originally under contract for $30,000 per lot for all 27 lots, but the sale price 
was subsequently reduced to $26,000 per lot, overall, prior to the close of escrow. The property 
consists of 10 finished lots in the Legends North No. 2 subdivision and 17 finished lots in the 
Legends North No. 4 subdivision. It is noted Legends North No. 2 is in a different school 
districts than Legends North No. 4 and the fees are slightly different; we have used the average 
permits and fees for this project. It is noted the lots were marketed based on the premise there 
were fee credits associated with new home construction on the lots. Further, the selling broker 
indicated the buyer purchased the lots with this understanding. At the time of sale, the fee credits 
were estimated at about $16,000 per lot on average and it is estimated the comparable’s total 
permits and fees are about $53,000 per lot, for the purpose of this analysis. It is noted that the 
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purchase price reflects the fact the buyer perceived these fee credits to be available when 
building permits are ultimately pulled. While the buyer is reportedly still confirming the 
subject’s total permits and fees right now, we will analyze the comparable based on the nature of 
this transaction, whereby, all parties (buyer, seller, brokers) understood these fee credits to be 
available at the time of sale.  

In addition to the fee credits, it is also noted that these lots could potentially receive 
reimbursements for impact fees related to sewer, water, transportation and storm water drainage 
fees. However, the City indicated the timeline for distribution of the reimbursements is unknown. 
These reimbursements are distributed quarterly by the City of Turlock and the funds are 
generated by impact fees paid from new home construction. In Turlock, the project that pays the 
permit/fees for a new home does not necessarily receive the reimbursements. Reimbursements 
are distributed based on a subdivision priority list that was established by the City for all projects 
owed reimbursements. Thus, if a building permit was pulled for one this comparable’s lots, the 
subdivision with the highest ranking on the priority list would receive the reimbursement. 
Currently, this comparable is ranked between 5th and 8th on the subdivision priority list for the 
different impact fee reimbursements. This comparable would only begin to receive 
reimbursements when the projects with higher priority are fully compensated. Thus, it is possible 
that these lots could be fully built-out before any reimbursements are distributed. In light of the 
previous discussion, we will analyze this comparable based on the estimated permits and fees 
(less fee credits) for new home construction in Turlock. 
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BULK LOT SALE 5 
    
Property Identification

Project Name Sterling Ridge 
Location NEQ of Pocket Avenue & Roselle Avenue 
APNs 075-101-001 through -016  
City Riverbank 
County Stanislaus County 

Sale Data
Grantor Guaranty/Properties 2 LLC 
Grantee New A Holdings 
Closing Date August 2009 
Deed Book Page 20090078556 
Property Rights Conveyed Fee Simple 
Conditions of Sale REO at Market 
Financing Terms Cash Equivalent 
Sale Price $424,000 
Annual Special Tax Obligations per Lot None/Minimal 

Land Data
Zoning Single-Family Residential 
Topography Level 
Utilities All Available 
Number of Lots 16 
Development Status at Sale Improved Lots 
Standard Lot Size (SF) 7,240 

Indicators (per Lot)
Sale Price $26,500 
Site Development Costs $0
Finished Lot Indicator $26,500 

Permits and Fees $46,000 

Remarks
This is an REO bulk lot sale. This property is located in the Riverbank Unified School, just 
outside the school district for Modesto's newest high school (Enochs).  
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BULK LOT SALE 6 
    
Property Identification

Project Name Cornerstone at Crossroads 
Location East of Oakdale Road, North of Crawford Road 
APNs 075-009-001 through -067; 075-100-001 through -

049
City Riverbank 
County Stanislaus County 

Sale Data
Grantor Taylor Morrison of California, LLC 
Grantee UCP Jackson Tower, LLC 
Closing Date July 2009 
Deed Book Page 20090065532 
Property Rights Conveyed Fee Simple 
Conditions of Sale Market 
Financing Terms Cash Equivalent 
Sale Price $2,300,000 
Annual Special Tax Obligations per Lot $792 

Land Data
Zoning Single-Family Residential 
Topography Level 
Utilities All Available 
Number of Lots 115 
Development Status at Sale Improved Lots 
Standard Lot Size (SF) 3,000 

Indicators (per Lot)
Sale Price $20,000 
Site Development Costs $0
Finished Lot Indicator $20,000 

Permits and Fees $45,000 

Remarks
This property represents 115 single-family residential lots within the Crossroads master planned 
community in the city of Riverbank. This property is located within the Enochs High School 
attendance area, Modesto’s new high school. Special tax obligations are estimated at $66 per unit 
per month, or about $792 annually. 
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BULK LOT SALE 7
    
Property Identification

Project Name Malisa Manor 
Location Michael Avenue, east of S. Airport Road 
APN 177-440-07 et al 
City Stockton 
County San Joaquin County 

Sale Data
Grantor Oak Valley Community Bank 
Grantee Landsmith Appreciation Fund 
Contract Date N/A
Closing Date July 2010 
Deed Book Page 97078 
Property Rights Conveyed Fee Simple 
Conditions of Sale See Remarks 
Financing Terms Cash Equivalent 
Sale Price $100,000 
Annual Special Assessments per Lot $0

Land Data
Zoning Single-family 
Topography Generally level 
Utilities All available 
Number of Lots 10 
Land Area (Acres) N/A
Density (Units per Acre) N/A
Development Status at Sale Improved Lots 
Typical Lot Size (SF) 5,500

Indicators (per Lot)
Sale Price $10,000 
Site Development Costs $0
Finished Lot Indicator $10,000 

Permits and Fees $45,000

Remarks
This comparable represents an REO sale to an investment group. The seller, Oak Valley 
Community Bank, foreclosed on the property, which had been owned by CMT Construction with 
an outstanding loan balance of approximately $800,000. The buyer (Landsmith Appreciation 
Fund) also purchased Comparable 4, which is located adjacent to this property (across a canal). 
Note, however, that the two properties were marketed for sale separately and transferred in 
separate transactions. 
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BULK LOT SALE 8
    
Property Identification

Project Name Old Oak Estates 
Location Old Oak Drive and B Street 
APN 177-430-01 et al 
City Stockton 
County San Joaquin County 

Sale Data
Grantor Oak Valley Community Bank 
Grantee Landsmith Appreciation Fund 
Contract Date N/A
Closing Date July 2010 
Deed Book Page 97077 
Property Rights Conveyed Fee Simple 
Conditions of Sale See Remarks 
Financing Terms Cash Equivalent 
Sale Price $586,500 
Annual Special Assessments per Lot $0

Land Data
Zoning Single-family 
Topography Generally level 
Utilities All available 
Number of Lots 51 
Land Area (Acres) N/A
Density (Units per Acre) N/A
Development Status at Sale Improved Lots 
Typical Lot Size (SF) 5,000

Indicators (per Lot)
Sale Price $11,500 
Site Development Costs $0
Finished Lot Indicator $11,500 

Permits and Fees $45,000

Remarks
This comparable represents a bank-owned transaction whereby Oak Valley Community Bank 
acquired title when the prior owner, Seashore Interests LLC, signed over title. Oak Valley 
Community Bank subsequently sold the property to a land investment group. 
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BULK LOT SALE 9
    
Property Identification

Project Name Rancho Estrada 
Location Southeast corner of Robin Avenue and F Street 
APN 022-064-001 
City Livingston 
County Merced County 

Sale Data
Grantor FB Holdings (First Bank) 
Grantee Linda C. Beck Investment Co 
Contract Date N/A
Closing Date April 2010 
Deed Book Page 13833 
Property Rights Conveyed Fee Simple 
Conditions of Sale See Remarks 
Financing Terms Cash Equivalent 
Sale Price $985,000 
Annual Special Assessments per Lot $0

Land Data
Zoning Single-family 
Topography Generally level 
Utilities All available 
Number of Lots 62 
Land Area (Acres) N/A
Density (Units per Acre) N/A
Development Status at Sale Improved Lots 
Typical Lot Size (SF) 6,000

Indicators (per Lot)
Sale Price $15,887 
Site Development Costs $0
Finished Lot Indicator $15,887 

Permits and Fees $40,000

Remarks
This comparable represents the sale of a bank-owned property. First Bank foreclosed on Lafferty 
Homes, which had an unpaid loan balance of approximately $7.8 million. 
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Conclusion of Improved Lot Value (001, 004, 005, 010, 013 and 014)

The comparable sales reflect a range of data of $10,000 to $30,000 per lot. The most recent sales of 
bulk lots in the Stockton area reflect pricing towards the low end of the range ($10,000 and $11,500 
per lot); though, these lots are located in slightly inferior areas of Stockton. Nonetheless, it 
demonstrates the weakened demand for buildable lots in the Stockton area. In light of the continued 
contraction in the real estate market, with particular attention to the declines in the single-family 
housing market, a concluded value of $15,000 per lot is considered reasonable. Based on the typical 
density for single-family residential lots in the District of five lots per acre, a not-less-than value of 
$75,000 per acre is concluded. 

Conclusion of Improved Lot Value (016, 021 and 022)

The above land use codes comprise what are considered to be inferior improved lot categories under 
current market conditions; those lots designated for mobile homes, duplexes and two dwellings per 
parcel. Based on the data, a conclusion towards the bottom of the range, or $10,000 per lot is 
considered reasonable. Thus, based on the typical density for single-family residential lots in the 
District of five lots per acre, a not-less-than value of $50,000 per acre is concluded. 
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TRANSITIONAL LAND VALUATION
(SAN JOAQUIN COUNTY USE CODES 002, 003, 006, 007, 011, 020, 031, 032, 034, 035, 040, 
041, 042, 043, 044, 045, 046, 047, 059, 080, 081, 082, 090, 307, 590, 612, 690, 710, 711, 720, 722, 

730, 760, 810, 811, 814, 903, 910, 916, 920, 925, 937, 940, 943 AND 944)

The market value of the above-noted land use codes will be estimated by analyzing sales of 
transitional land in adjoining Sacramento, San Joaquin and Stanislaus Counties, consistent with the 
highest and best use analysis, which is to hold for future development. 

A survey of recent transactions revealed eight transitional land sales believed to be reasonable 
indicators of not-less-than market values for the above-mentioned land use codes. The sales cover 
the period from May 2009 to September 2010 and range in size from 9.94 to 163.5 gross acres. The 
sales relied upon in this analysis are summarized within the chart below, followed by detailed sale 
sheets and a discussion that leads to the conclusion of value. 

TRANSITIONAL LAND SALES 
Property Sale Price

No. Identification Date Sale Price Acres per Acre Zoning Comment

1 9528 Gerber Road Sep-10 $280,000 13.99 $20,014 Residential Florin-Vineyard Gap Plan
Sacramento, Sacramento County
APN: 121-0050-013

2 SWQ Gerber Road & Vineyard Road Sep-10 $4,500,000 163.50 $27,523 RD-5; RD-7 North Vineyard Station Specific Plan
Sacramento, Sacramento County
APN: 122-0790-001 et al

3 SWQ Gerber Road & Admiral Lane Jun-10 $220,000 9.94 $22,133 Residential Florin-Vineyard Gap Plan
Sacramento, Sacramento County
APN: 121-0040-017

4 NWC Oakdale Road and Claritina Avenue extension Jun-10 $3,000,000 80.15 $37,430 VR Modesto SOI
Modesto (SOI), Stanislaus County (Per CPD) Hetch-Hetchy CPD
APN: 082-005-007 Portion under consideration for commercial

5 8800 Bradshaw Road Jun-10 $500,000 18.73 $26,695 RR, Residential
Elk Grove, Sacramento County
APN: 121-0220-008

6 North and south sides of Bangs Avenue, east of Tully Road May-10 $2,973,000 79.44 $37,424 BP Modesto SOI; adjacent to city limits
Modesto (SOI), Stanislaus County (Per CPD) Kiernan/McHenry CPD
APN: 046-002-002 et al

7 1329 Vella Way Jan-10 $600,000 23.70 $25,316 VR Modesto SOI
Modesto (SOI), Stanislaus County (net) (Per CPD) Hetch-Hetchy CPD
APN: 082-004-002

8 SWC Murphy Road & French Camp Road May-09 $670,000 31.77 $21,089 AG-40 Dwelling, barn estimated at $30K
Ripon, San Joaquin County (Actual price was $700K, price shown is net 
APN: 203-080-12 of contributory value of improvements)
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TRANSITIONAL LAND SALE 1 
Property Identification

Single-family Residential Land 

9528 Gerber Road 
Sacramento, CA 95829 
Sacramento County 

APN: 121-0050-013 

Sale Data
Grantor Accurate Money Brokers Corporation 
Grantee Golden Treasure Investment, LLC 
Sale Date 09/10/2010 
Deed Book Page 20100910-0007 
Property Rights Fee Simple 
Conditions of Sale See Remarks 
Financing Terms Cash Equivalent 
Sale Price $280,000 
PV of Bonds $0 

Land Data
Land Area (SF) 609,404 
Land Area (Acres) 13.99 
Zoning Residential,  
Shape Triangular 
Corner Orientation No
Street Frontage Gerber 
Topography Generally level 
Off-Site Improvements Streets 
On-Site Improvements None

Indicators
Sale Price per SF $0.46 
Sale Price per Acre $20,014 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This comparable is located in the Florin-Vineyard Gap Plan, and is designated for residential use.
The property is triangular in shape, which is somewhat limiting in terms of future development. 
The parcel was lender-owned at the time of sale; the property was immediately relisted by the 
buyer for $375,000 ($26,805 per acre). 
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TRANSITIONAL LAND SALE 2
Property Identification

Single-family Residential Land 

Southwest quadrant of Gerber Road 
and Vineyard Road 
Sacramento, CA 95829 
Sacramento County 

APN: 122-0790-001 (et al) 

Sale Data
Grantor Keybank 
Grantee B&Z Investments, LLC 
Sale Date 09/30/2010 
Deed Book Page 201009300470 
Property Rights Fee Simple 
Conditions of Sale See Remarks 
Financing Terms Cash Equivalent 
Sale Price $4,500,000 
PV of Bonds $0 

Land Data
Land Area (SF) 7,122,060 
Land Area (Acres) 163.50 
Zoning RD-5, RD-7, Single-Family Residential 
Shape Irregular 
Corner Orientation Yes 
Street Frontage Gerber, Vineyard 
Topography Generally level 
Off-Site Improvements Streets 
On-Site Improvements None

Indicators
Sale Price per SF $0.63 
Sale Price per Acre $27,523 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This comparable was bank-owned at the time of sale, and is located in the North Vineyard 
Station Specific Plan. The property is designated for primarily residential development, and is 
approved for 649 lots. Significant additional offsite infrastructure is required to complete the 
lots, including trunk utility extensions. The buyer is a local investor group, and paid all cash. 
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TRANSITIONAL LAND SALE 3
Property Identification

Single-family Residential Land 

Southwest quadrant of Gerber Road 
and Admiral Lane 
Sacramento, CA 95829 
Sacramento County 

APN: 121-0040-017 

Sale Data
Grantor Carl & Stacy Graves 
Grantee Cynthia Le 
Sale Date 06/30/2010 
Deed Book Page 201006300458 
Property Rights Fee Simple 
Conditions of Sale Market 
Financing Terms Cash Equivalent 
Sale Price $220,000 
PV of Bonds $0 

Land Data
Land Area (SF) 432,986 
Land Area (Acres) 9.94 
Zoning SFR,  
Shape Rectangular 
Corner Orientation No
Street Frontage None
Topography Generally level 
Off-Site Improvements None
On-Site Improvements None

Indicators
Sale Price per SF $0.51 
Sale Price per Acre $22,133 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This comparable is located in the Florin-Vineyard Gap Plan, and is designated for 3-5 units per 
acre. The property is bordered by single-family development to the south and vacant land to the 
north, west and east. Both parties acknowledged the presence of wetlands on the property, but no 
formal studies had been completed and an estimate of the wetland area was not available. The 
buyer intends to hold the property until market conditions improve. 
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TRANSITIONAL LAND SALE 4
Property Identification

Transitional Land 

North and south sides of Bangs 
Avenue, east of Tully Road 
Modesto, CA  
Stanislaus County 

APN: 082-005-007 

Sale Data
Grantor Ursini Trust 
Grantee Grover Living Trust 
Sale Date June 2010 
Deed Book Page 52155 
Property Rights Fee Simple 
Conditions of Sale Market 
Financing Terms Cash Equivalent 
Sale Price $3,000,000 

Land Data
Land Use 25% grapes, 25% peaches, 50% row crops 
Land Area (Acres) 80.15 
Zoning Agricultural 
Ag Preserve/Williamson Act Yes 
Street Frontage Claritina Avenue (extension proposed) and Oakdale Road 
Topography Generally level 
Off-Site Improvements Electricity; city water available 
On-Site Improvements 1,500 SF residence (no contributory value) 

Indicators
Sale Price per SF $0.86 
Sale Price per Acre $37,430 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This property is located within the Hetch-Hetchy CPD of the city of Modesto. Presently the 
property is designed for residential development, which requires voter approval before 
annexation may occur. However, the City has discussed a preference to add commercial to a 
portion of this site, with a regional corridor planned that could touch either the northern or 
southern property boundary. If a commercial designation is assigned, voter approval is not 
required. The regional corridor planned is the same corridor planned near the subject property. 
The buyer is a Modesto area investor/ businessman.
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TRANSITIONAL LAND SALE 5
Property Identification

Agricultural/Rural Land 

8800 Bradshaw Road 
Elk Grove, CA 95624 
Sacramento County 

APN: 121-0220-008 

Sale Data
Grantor Alice Tidwell 
Grantee Roman Catholic Church 
Sale Date 06/16/2010 
Deed Book Page 201006161165 
Property Rights Fee Simple 
Conditions of Sale Market 
Financing Terms Cash Equivalent 
Sale Price $500,000 
PV of Bonds $0 

Land Data
Land Area (SF) 815,879 
Land Area (Acres) 18.73 
Zoning AR-5, Ag Res 
Shape Rectangular 
Corner Orientation No
Street Frontage Bradshaw 
Topography Generally level 
Off-Site Improvements Streets 
On-Site Improvements None

Indicators
Sale Price per SF $0.61 
Sale Price per Acre $26,695 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This comparable is located in the city of Elk Grove, and while designated for rural residential 
development, the parcel was purchased by a church. 
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TRANSITIONAL LAND SALE 6
Property Identification

Industrial Land 

North and south sides of Bangs 
Avenue, east of Tully Road 
Modesto, CA  
Stanislaus County 

APN: 046-002-002, 046-012-004 & 
-012

Sale Data
Grantor Olga Luchessa 
Grantee Bangs Property LLC 
Sale Date 05/14/2010 
Deed Book Page 42606 
Property Rights Fee Simple 
Conditions of Sale Market 
Financing Terms Cash Equivalent 
Sale Price $2,973,000 
PV of Bonds $0 

Land Data
Land Area (SF) 3,460,406 
Land Area (Acres) 79.44 
Zoning BP, Business Park 
Shape Irregular 
Corner Orientation No
Street Frontage Bangs Avenue 
Topography Generally level 
Off-Site Improvements Paved access, electricity and telephone 
On-Site Improvements None

Indicators
Sale Price per SF $0.86 
Sale Price per Acre $37,424 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This comparable represents 79.44 acres located within the city of Modesto sphere of influence 
and contiguous to the city limits with urban services available. This property is located adjacent 
to The Summit Corporate Center. The Kiernan/McHenry CPD designates this property BP, 
Business Park. The buyers plan to continue farming the property while holding for future 
development. The speculative value of the property (sale price) exceeds its agricultural value 
(approximately $20,000 per acre). 
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TRANSITIONAL LAND SALE 7
Property Identification

Transitional Land 

1329 Vella Way 
Modesto, CA  
Stanislaus County 

APN: 082-004-002 

Sale Data
Grantor Martz Family Partnership 
Grantee Loretelli Trust 
Sale Date 01/04/2010 
Deed Book Page 9 
Property Rights Fee Simple 
Conditions of Sale Market 
Financing Terms Cash Equivalent 
Sale Price $600,000 

Land Data
Land Use Row crops 
Land Area (Acres) 24.70 gross; approximately 23.70 acres net of home 
Zoning Agricultural (VR per Hetch-Hetchy CPD) 
Ag Preserve/Williamson Act No
Street Frontage Vella Way 
Topography Generally level 
Off-Site Improvements Electricity available 
On-Site Improvements Single-family residence (no value) 

Indicators
Sale Price per SF $0.58 
Sale Price per Acre $25,316 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This comparable is located in the sphere of influence of the city of Modesto and is located 
approximately 1/4 mile north of urban services. Per the Hetch-Hetchy CPD of the city of 
Modesto, this property is zoned VR - Village Residential. With a planned residential designation, 
voter approval is required prior to annexation. The site contains a concrete foundation from a 
warehouse that had been demolished. Note the gross acreage is 24.70 acres; this transfer is net of 
approximately one acre that sold separately (which contained a 2,400 SF residence in good 
condition). A new parcel number will be assigned to the home, which transferred on the same 
day to a different buyer. 
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 TRANSITIONAL LAND SALE 8 
Property Identification

Agricultural/Rural Land 

Southwest corner of Murphy Road 
and French Camp Road 
Ripon, CA
San Joaquin County 

APN: 203-080-12 

Sale Data
Grantor Antoinette J. Machado 
Grantee Elsie Morris (et al) 
Sale Date May 2009 
Deed Book Page 069230 
Property Rights Fee Simple 
Conditions of Sale Market 
Financing Terms Cash Equivalent 
Sale Price $670,000 (excludes contributory value of structural 

improvements; actual sale price was $700K) 
Land Data

Land use Row crops 
Land Area (Acres) 31.77 
Zoning AG-40, General Agriculture 
Ag Preserve/Williamson Act Yes 
Street Frontage Murphy Road 
Topography Generally level 
Off-Site Improvements Paved access, electricity available 
On-Site Improvements Dwelling (1,056 SF) and shed (2,300 SF) with an estimated 

contributory value of $30,000 

Indicators
Sale Price per SF $0.48 
Sale Price per Acre $21,089 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This property was marketed as a rural home site with potential for irrigated field crops and 
orchards. The buyer plans to develop an almond orchard. At the time of sale, the property had 
two older structural improvements, including a home and barn. The total sales price was 
$700,000 and the contributory value of the structural improvements is estimated at $30,000. 
Thus, the sale price attributed to the land is estimated to be $670,000, or $21,089 per acre. 
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Conclusion – Transitional Land Components 

Eight transitional land sales were analyzed in the preceding section for determination of market value 
for numerous San Joaquin County’s land use codes considered to be transitional insomuch as the 
highest and best use is to hold for future urban development. In consideration of the sales previously 
presented, six characteristics—location, entitlements, land area (gross acres), zoning, development 
timeline and development utility—were considered relative to their impact on market value for the 
subject properties within the San Joaquin Area Flood Control Agency Smith Canal Project. Utilizing 
these factors, and in consideration of appropriate adjustments, a base not-less-than market value towards 
the low end of the range, or $25,000 per acre of land area, will be applied to San Joaquin County land 
use codes 002, 003, 006, 007, 011, 020, 031, 032, 034, 035, 040, 041, 042, 043, 044, 045, 046, 047, 
059, 080, 081, 082, 090, 307, 590, 612, 690, 710, 711, 720, 722, 730, 760, 810, 811, 814, 903, 910, 
916, 920, 925, 937, 940, 943 AND 944, all of which have been analyzed as unimproved (transitional) 
land parcels. 
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COMMERCIAL (RETAIL / OFFICE) LAND VALUATION
(COUNTY USE CODES 061, 100, 101, 102, 110, 112, 113, 121, 140, 141, 142, 151, 152, 154, 

155, 170, 171, 190, 201, 210, 213, 250, 251, 252, 255, 282, 660, 742 & 891)

In estimating the market value of the abovementioned San Joaquin County land use codes, sales of 
commercial and office land was researched in the Central Valley market area, including the Counties of 
Sacramento, San Joaquin, Stanislaus and Merced. After gathering the most comparable data available, 
the sales comparison approach is employed to arrive at an opinion of not-less-than market value for the 
above-noted land use codes. 

A search revealed six land sales considered reasonable to provide credible estimates of not-less-than 
market values for the subjects’ commercial land use codes. The sales range in size from 0.16 acre to 
23.23 acres, and sold between July 2009 and October 2010. A summary tabulation is presented below, 
followed by detailed sales sheets and a discussion that leads to a conclusion of land value for the 
commercial County land use codes. 

COMMERCIAL (RETAIL / OFFICE) LAND SALES SUMMARY 
Sale Sale Sale Land Area Sale PV of Zoning /
No. Location Date Price (Acre/SF) Price/Acre Bonds/SF Land Use

1 8980 Grant Line Road Oct-10 $602,000 3.93 $153,181 $163 GC
Elk Grove, Sacramento County 171,191 (office)
APN: 127-0100-017

2 N/S Campbell Drive, E/O Winton Parkway Aug-10 $875,000 7.79 $112,323 $0.00 C-3
Livingston, Merced County 339,332
APN: 047-100-048

3 E/O Highway 99, N/O Pirrone Road May-10 $1,520,000 11.30 $134,513 $0.00 C-2
Salida, Stanislaus County 492,228 (SCP)
APNs: 003-014-007, -008 and -009

4 NEC Dale Road and Kiernan Avenue Mar-10 $800,000 23.23 $34,438 $0.00 BP
Modesto, Stanislaus County 1,011,899
APNs: 003-009-044 amd -045

5 1521 S. El Dorado Street May-10 $35,000 0.16 $218,750 $0.00 CG
Stockton, San Joaquin County 6,970

6 E/S Kingsley Road, S/O Arch Road Jul-09 $980,000 9.30 $105,376 $0.00 AG
Stockton (SOI), San Joaquin County 405,108 (commercial in GP)
APNs: 181-120-10 and -011
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COMMERCIAL LAND SALE 1
Property Identification

Commercial Land 

8980 Grant Line Road 
Elk Grove, CA 95624 
Sacramento County 

APN: 127-0100-017 

Sale Data
Grantor Wells Fargo Bank N.A. 
Grantee Jeffery A. and Jona M. Adkins 
Sale Date 10/15/2010 
Deed Book Page 201010151023 
Property Rights Fee Simple 
Conditions of Sale See Remarks 
Financing Terms Cash Equivalent 
Sale Price $602,000 
PV of Bonds $0 

Land Data
Land Area (SF) 171,191 
Land Area (Acres) 3.93 
Zoning GC, General Commercial 
Shape Irregular 
Corner Orientation No
Street Frontage Grant Line Road 
Topography Generally level 
Off-Site Improvements All necessary 
On-Site Improvements Office building (no value) 

Indicators
Sale Price per SF $3.52 
Sale Price per Acre $153,181 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This comparable is located east of the Elk Grove city limits, near Wilton Road. The property is 
improved with a residence converted to office; however, the listing broker stated the 
improvements had nominal contributory value. 
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 COMMERCIAL LAND SALE 2
Property Identification

Transitional Land 

North Side of Campbell Drive, East 
of Winton Parkway 
Livingston, CA  
Merced County 

APN:047-100-048

Sale Data
Grantor Leo Kesselman 
Grantee P. Kelly Shea 
Sale Date August 2010 
Deed Book Page 030104 
Property Rights Fee Simple 
Conditions of Sale Market 
Financing Terms Cash Equivalent 
Sale Price $875,000 
PV of Bonds $0 

Land Data
Land Area (Acres) 7.79 
Zoning C-3, Highway Commercial 
Shape Irregular 
Corner Orientation No
Street Frontage Campbell 
Topography Generally level 
Offsite Improvements Streets only (water and sewer extensions required – See 

Remarks) 
On-Site Improvements None

Indicators
Sale Price per SF $2.58 
Sale Price per Acre $112,323 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This comparable has a tentative map in place to subdivide the property into five separate lots. 
The property was marketed for about one year and was reduced from $1.5 million to $1.1 million 
during that time. Ultimately the comparable sold for $875,000 in cash. The property requires 
water and sewer lines to be extended before it can be developed. The costs to extend the water 
and sewer lines are estimated at $300,000 to $500,000. 
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COMMERCIAL LAND SALE 3
Property Identification

Commercial Land 

East of State Highway 99, North 
Pirrone Road 
Salida, CA 95356 
Stanislaus County 

APN: 003-014-007, -008, -009 

Sale Data
Grantor Joseph D. Trombetta (et al) 
Grantee Mark S. Grover (et al) 
Sale Date 05/26/2010 
Deed Book Page 45886 
Property Rights Fee Simple 
Conditions of Sale Market 
Financing Terms Cash Equivalent 
Sale Price $1,520,000 
PV of Bonds $0 

Land Data
Land Area (SF) 492,228 
Land Area (Acres) 11.30 
Zoning C-2, General Commercial 
Shape Irregular 
Corner Orientation No
Street Frontage Pirrone 
Topography Generally level 
Off-Site Improvements Paved access; all utilities in close proximity 
On-Site Improvements None

Indicators
Sale Price per SF $3.09 
Sale Price per Acre $134,513 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This property is located just east of State Highway 99, along Pirrone Road. Surrounding land 
uses include residential, office, industrial and retail and open space (to the north). The buyer 
purchased this property to hold for future commercial development. Utilities are located in close 
proximity to this property. This property is zoned General Commercial and is designated for 
commercial uses (Regional Commercial) in the Salida Community Plan. 
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COMMERCIAL LAND SALE 4
Property Identification

Transitional (Office) Land 

NEC of Dale Road and Kiernan 
Avenue
Modesto (area), CA
Stanislaus County 

APNs: 003-009-044 and -045 

Sale Data
Grantor Ronald Vella/Vella Family 2005 
Grantee Mark S. Grover (et al) 
Sale Date March 2010 
Deed Book Page 20636 
Property Rights Fee Simple 
Conditions of Sale Market 
Financing Terms Cash Equivalent 
Sale Price $800,000 
PV of Bonds $0 

Land Data
Land Area (Acres) 23.32 
Zoning Current agricultural zoning, but pre-zoned for Business Park 

(requires annexation into the City of Modesto) 
Shape Irregular 
Corner Orientation Yes 
Street Frontage Dale Road and Kiernan Avenue 
Topography Generally level 
Offsite Improvements Paved access; utilities across the street 
On-Site Improvements None

Indicators
Sale Price per SF $0.79 
Sale Price per Acre $34,438 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This property is located across the street from the city limits of Modesto and is within an area 
proposed by the City to be included in the sphere of influence. If approved by the Local Area 
Formation Commission, it could be annexed in two to three years. The Kiernan/Carver North 
CPD of the City pre-zones this property BP - Business Park. The property is located across the 
street from the new Kaiser Medical Center in the city of Modesto. 
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COMMERCIAL LAND SALE 5
Property Identification

Commercial Land 

1521 S. El Dorado Street 
Stockton, CA 95206 
San Joaquin County 

APN: 167-022-04 

Sale Data
Grantor Alicia Andrade 
Grantee Neri Mauricio and Maria Martinez 
Sale Date 05/28/2010 
Deed Book Page 71491 
Property Rights Fee Simple 
Conditions of Sale Market 
Financing Terms Cash Equivalent 
Sale Price $35,000 
PV of Bonds $0 

Land Data
Land Area (SF) 6,970 
Land Area (Acres) .16 
Zoning CG, General Commercial 
Shape Rectangular 
Corner Orientation No
Street Frontage Along S. El Dorado Street 
Topography Generally level 
Off-Site Improvements In place 
On-Site Improvements None

Indicators
Sale Price per SF $5.02 
Sale Price per Acre $218,750 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This property was listed for $59,900 in February 2010 and sold for $35,000 after four months of 
exposure.
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COMMERCIAL LAND SALE 6
Property Identification

Commercial Land 

East side of Kingsley Road, south of
Arch Road 
Stockton, CA
San Joaquin County 

APN: 181-120-10 & -11 

Sale Data
Grantor Paramjit Gill 
Grantee Jagjeet & Satinder Kalra 
Sale Date 07/27/2009 
Deed Book Page 110997 
Property Rights Fee Simple 
Conditions of Sale Market 
Financing Terms See Remarks 
Sale Price $980,000 
PV of Bonds $0 

Land Data
Land Area (SF) 405,108 
Land Area (Acres) 9.30 
Zoning Agricultural ,  
Shape Rectangular 
Corner Orientation No
Street Frontage Kingsley Road 
Topography Generally level 
Off-Site Improvements Paved access, electricty, telephone 
On-Site Improvements Single-family residence (no value) 

Indicators
Sale Price per SF $2.42 
Sale Price per Acre $105,376 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This comparable is located in San Joaquin County, immediately east of the city limits of 
Stockton and within the Stockton sphere of influence. A hotel and fast food restaurant are located
just west of this property with urban services available. The Arch Road Business Park is located 
200 feet to the north. The Stockton General Plan designates this property Commercial. The sale 
involved the buyer putting $80,000 down and assuming the seller's loan, which was due in two 
years. Additional terms of the loan were not available. 
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Conclusion – Commercial Land Component 

Six land sales were analyzed in the preceding section for determination of not-less-than market value 
for the subjects’ commercial (retail and office) land use codes. There have been few commercial land 
sales in the Stockton market area, which prompted an expansion of the search parameters to include 
neighboring Sacramento, Stanislaus and Merced Counties. Based on the indications of the market 
data, a conclusion of value towards the low end of the range, or $125,000 per acre of land area 
(approximately $2.85 per square foot), is considered reasonable and will be applied to the subjects’ 29 
commercial San Joaquin County land use codes: 061, 100, 101, 102, 110, 112, 113, 121, 140, 141, 
142, 151, 152, 154, 155, 170, 171, 190, 201, 210, 213, 250, 251, 252, 255, 282, 660, 742 & 891. 
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INDUSTRIAL LAND VALUATION
(SAN JOAQUIN COUNTY USE CODES 280, 285, 290, 300, 301, 302, 310, 311, 312, 314, 320,

324 & 392)

In estimating the market value of the abovementioned County land use codes, sales of industrial land in 
the San Joaquin County market area were researched. After gathering the most comparable data 
available, the sales comparison approach is employed to arrive at an opinion of market value for the 
subject parcels. 

A search revealed five land sales considered reasonable to provide credible estimates of not-less-than 
market values for the subjects’ industrial land parcels. A summary tabulation is presented below, 
followed by detailed sales sheets and a discussion that leads to a conclusion of land value for the 
industrial County land use codes. 

INDUSTRIAL LAND SALES SUMMARY 

Property Sale Sale Land Area Price PV of Bonds
No. Identification Date Price (Acre / SF) per Acre per SF Zoning

1 4554 S. El Dorado Street Jul-10 $1,215,000 10.00 $121,500 $0.00 IL
Stockton, San Joaquin County 435,600
APN: 193-020-23

2 17830 Ideal Parkway Jan-10 $350,000 1.33 $263,158 $0.00 IL
Manteca, San Joaquin County 57,935
APN: 208-190-14

3 1537 Pinal Drive Oct-09 $740,000 4.54 $162,996 $0.00 M1
Stockton, San Joaquin County 197,762
APN: 117-360-39

4 1943 E. Fremont Street Sep-09 $485,000 7.59 $63,900 $0.00 IL
Stockton, San Joaquin County 330,620
APN: 141-090-35, -36, -38 through -41 and 141-100-26

5 15232 McKinley Avenue Jul-09 $450,000 2.62 $171,756 $0.00 IL
Lathrop, San Joaquin County 114,127
APN: 198-040-05
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INDUSTRIAL LAND SALE 1
Property Identification

Industrial Land 

4554 S. El Dorado Street 
Stockton, CA 95206 
San Joaquin County 

APN: 193-020-23 

Sale Data
Grantor City of Stockton 
Grantee TDR Group, LLC 
Sale Date 07/07/2010 
Deed Book Page 094270 
Property Rights Fee Simple 
Conditions of Sale Market 
Financing Terms Cash Equivalent 
Sale Price $1,215,000 
PV of Bonds $0 

Land Data
Land Area (SF) 435,600 
Land Area (Acres) 10.00 
Zoning IL, Light Industrial 
Shape Rectangular 
Corner Orientation No
Street Frontage S. El Dorado Street 
Topography Generally level 
Off-Site Improvements Partial 
On-Site Improvements None

Indicators
Sale Price per SF $2.79 
Sale Price per Acre $121,500 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This industrial land property is located along S. El Dorado Street, west of the Stockton 
Metropolitan Airport in Stockton. The property has a narrow rectangular shape and contains 
10.00 acres of land area. It is noted the San Joaquin County Environmental Health Department 
reported this property contains no public sewer or water service.  
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INDUSTRIAL LAND SALE 2
Property Identification

Industrial Land 

17830 Ideal Parkway 
Manteca, CA 95336 
San Joaquin County 

APN: 208-190-14 

Sale Data
Grantor Barry Walker (et al) 
Grantee Brightway Express, Inc. 
Sale Date 01/29/2010 
Deed Book Page 14787 
Property Rights Fee Simple 
Conditions of Sale Market 
Financing Terms See Remarks 
Sale Price $350,000 
PV of Bonds $0 

Land Data
Land Area (SF) 57,935 
Land Area (Acres) 1.33 
Zoning I-L, Industrial Limited 
Shape Nearly rectangular
Corner Orientation No
Street Frontage Ideal 
Topography Generally level 
Off-Site Improvements All to site 
On-Site Improvements None

Indicators
Sale Price per SF $6.04 
Sale Price per Acre $263,158 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
The buyer in this transaction plans for storage of trucks and vehicles. Reportedly, the seller 
financed about 80% of the purchase price. The asking price was $405,545 ($7.00 per square 
foot), and the property ultimately sold for $350,000 ($6.04 per square foot). There was not a 
public sewer connection at this property; thus a septic tank is required.
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INDUSTRIAL LAND SALE 3
Property Identification

Industrial Land 

1537 El Pinal Drive 
Stockton, CA 95205 
San Joaquin County 

APN: 117-360-39 

Sale Data
Grantor OK&B Properties & Buzz Oates Enterprises II 
Grantee Tony Bertolucci 
Sale Date 10/05/2009 
Deed Book Page  
Property Rights Fee Simple 
Conditions of Sale Market 
Financing Terms Cash Equivalent 
Sale Price $740,000 
PV of Bonds $0 

Land Data
Land Area (SF) 197,762 
Land Area (Acres) 4.54 
Zoning M1, Industrial 
Shape Irregular 
Corner Orientation No
Street Frontage Along El Pinal Drive 
Topography Generally level 
Off-Site Improvements In place 
On-Site Improvements None

Indicators
Sale Price per SF $3.74 
Sale Price per Acre $162,996 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This sales information was obtained from CoStar Property. We attempted to confirm the sales 
data with the brokers involved, but we were unable to get in contact with them. Further, public 
records do not show the parcel as having closed escrow yet. Therefore, limited emphasis is given 
to this comparable. 
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INDUSTRIAL LAND SALE 4
Property Identification

Industrial Land 

1943 E. Fremont Street 
Stockton, CA 95205 
San Joaquin County 

APN: 141-090-35, -36, -38 through 
-41; and 141-100-26 

Sale Data
Grantor Community Bank of San Joaquin 
Grantee Wizard Fremont, LLC 
Sale Date 09/30/2009 
Deed Book Page 142274 
Property Rights Fee Simple 
Conditions of Sale See Remarks 
Financing Terms Cash Equivalent 
Sale Price $485,000 
PV of Bonds $0 

Land Data
Land Area (SF) 330,620 
Land Area (Acres) 7.59 
Zoning IL, Industrial 
Shape Irregular 
Corner Orientation No
Street Frontage Along E. Fremont Street 
Topography Generally level 
Off-Site Improvements In place 
On-Site Improvements None

Indicators
Sale Price per SF $1.47 
Sale Price per Acre $63,900 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
This comparable represents an REO transaction and is considered to provide a low indication of 
value due to the conditions of sale. It was reported that the buyer intends to hold for future 
development. 
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INDUSTRIAL LAND SALE 5
Property Identification

Industrial Land 

15232 McKinley Avenue 
Lathrop, CA 95330 
San Joaquin County 

APN: 198-040-05 

Sale Data
Grantor Shirley D. Frey (et al) 
Grantee California Natural Products 
Sale Date 07/10/2009 
Deed Book Page 103191 
Property Rights Fee Simple 
Conditions of Sale See Remarks 
Financing Terms Cash Equivalent 
Sale Price $450,000 
PV of Bonds $0 

Land Data
Land Area (SF) 114,127 
Land Area (Acres) 2.62 
Zoning CS, Commercial Service (Industrial Allowed) 
Shape Irregular 
Corner Orientation No
Street Frontage McKinley 
Topography Generally level 
Off-Site Improvements Streets only 
On-Site Improvements Home and outbuildings that had to be razed 

Indicators
Sale Price per SF $3.94 
Sale Price per Acre $171,756 
PV Bonds per SF $0.00 
PV Bonds per Acre $0 

Remarks
The buyer plans to construct a warehouse. This party was highly motivated in light of the fact 
they own the adjoining parcel to the south and were in the process of acquiring the adjoining 
property to the north at the time of this sale. This buyer had to demolish a home and several 
outbuildings, which had multiple code violations. The property has water in place, but no 
available public sewer.  
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Conclusion – Industrial Land Component 

Five land sales were assembled and analyzed for the purpose of determining a not-less-than market 
value for the subjects’ various County industrial land use codes. Industrial users in the San Joaquin 
Area Flood Control Agency Smith Canal Project area tend to serve the nearby Stockton Port. In light 
of the contraction in market conditions that has continued to impact land values throughout the Stockton 
region, a conclusion of value towards the low end of the range, or $100,000 per acre of land area, is 
considered reasonable and will be applied to the subjects’ industrial County land use codes. 
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FINAL CONCLUSION OF NOT-LESS-THAN MARKET VALUE BY LAND USE CODE

The purpose and intended use of this appraisal is to provide Capitol PFG with a “base line” or not-less-
than market value for each San Joaquin County Land Use code encumbering properties within the Area 
of Benefit of the San Joaquin Area Flood Control Agency Smith Canal Project. The estimates of not-
less-than market value, by Land Use Code, will then be used by Capitol PFG and Kjeldsen Sinnock & 
Neudeck as one component in the determination of an assessment amount, per Assessor’s parcel, within 
the area benefitting from the San Joaquin Area Flood Control Agency Smith Canal Project. 

As a result of the analysis herein, it is my opinion the not-less-than market value of each land use 
code, in accordance with the assumptions and conditions set forth in the attached document (please 
refer to pages 8 through 10), as of March 10, 2011, is presented in the chart on the following page. 
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San Joaquin
County Minimum Maximum

Use Code Land Use Description Land Use Category Value / Acre Parcel Size Parcel Size
001 VAC RES LOT - DEV W/UTIL Improved lot $75,000 0.05 4.12
002 VAC LOT W/PROB, W/C PRECLUDES BLDG A RE Transitional land $25,000 0.00 1.76
003 VAC LOT - TOTALLY UNUS. (INCURABLE) Transitional land $25,000 0.00 0.20
004 VAC RES LOT W/MICS. RES. IMPRS (GARAGE, Improved lot $75,000 0.05 0.28
005 VAC RES SUBDIVISION SITE Improved lot $75,000 0.13 4.67
006 VAC RES LOT-UNDEV Transitional land $25,000 0.03 0.86
007 POTENTIAL RESIDENTIAL SUBDIVISION Transitional land $25,000 1.05 3.15
010 SINGLE FAMILY DWELLING(SFD) Improved lot $75,000 0.02 8.76
011 CONDOMINIUM UNIT Transitional land $25,000 0.02 0.03
013 SINGLE FAMILY RESIDENCE W/ SECONDARY RESImproved lot $75,000 0.11 0.72
014 SFD W/SECONDARY USE (I.E. BARBER SHOP, Improved lot $75,000 0.18 0.46
016 RES LOT W/MOBILEHOME Inferior Improved lot $50,000 0.15 1.35
020 VAC LOT (ZONED FOR TWO UNITS) Transitional land $25,000 0.20
021 ONE DUPLEX - ONE BLDG Inferior Improved lot $50,000 0.07 0.46
022 TWO SFDS ON SINGLE PARCEL Inferior Improved lot $50,000 0.11 1.61
031 SINGLE TRIPLEX (3 UNITS, 1 STRUC.) Multifamily (Transitional) $25,000 0.11 0.35
032 THREE UNITS - 2 OR MORE STRUCTURES Multifamily (Transitional) $25,000 0.12 0.96
034 SINGLE FOURPLEX Multifamily (Transitional) $25,000 0.12 0.34
035 FOUR UNITS, 2 OR MORE STRUCTURES Multifamily (Transitional) $25,000 0.23 0.35
040 VACANT LOTS ZONED FOR APARTMENTS Multifamily (Transitional) $25,000 0.57 2.49
041 5-10 RES. UNITS - SINLGE BLDG Multifamily (Transitional) $25,000 0.21 0.27
042 5-10 RES. UNITS - 2 OR MORE BLDGS Multifamily (Transitional) $25,000 0.18 0.73
043 11-20 RES. UNITS - ONE STRUCTURE Multifamily (Transitional) $25,000 0.39
044 11-20 RES. UNITS - 2 OR MORE BLDGS Multifamily (Transitional) $25,000 0.33 2.42
045 21-40 UNITS Multifamily (Transitional) $25,000 0.71 1.19
046 41-100 UNITS Multifamily (Transitional) $25,000 1.17 3.89
047 OVER 100 UNITS Multifamily (Transitional) $25,000 2.43 3.92
059 RESIDENTIAL CARE HOME (6 UNITS OR LESS) Multifamily (Transitional) $25,000 0.29
061 MOTELS OVER 50 UNITS Commercial (retail) $125,000 0.20 0.73
080 COMMON AREAS - NO STRUCTURES Transitional land $25,000 0.01 0.50
081 COMMON AREAS - W/STRUCTURES Transitional land $25,000 0.17 2.20
082 COMMON AREAS - ROADS & STREETS Transitional land $25,000 0.10 1.91
090 MOBILE HOME PARK Multifamily (Transitional) $25,000 1.96
100 VACANT COMMERCIAL LAND - UNDEV. Commercial (retail) $125,000 0.11 1.71
101 VACANT COMMERCIAL LAND W/UTIL. Commercial (retail) $125,000 0.10 28.81
102 VACANT COMMERCIAL LAND W/MISC IMPS Commercial (retail) $125,000 0.05
110 SINGLE STORY Commercial (retail) $125,000 0.10 0.38
112 MULTIPLE STORIES IN ONE BUILDING Commercial (retail) $125,000 0.26 0.40
113 STORE WITH RES. UNIT OR UNITS Commercial (retail) $125,000 0.11 0.19
121 MULTIPLE COMBINATION OF OFFICES, SHOPS, Commercial (retail) $125,000 0.34 1.23
140 GROCERY STORE Commercial (retail) $125,000 0.24 0.53
141 SUPERMARKETS Commercial (retail) $125,000 1.20 4.04
142 CONVENIENCE STORE Commercial (retail) $125,000 0.23
151 COMMUNITY SHOPPING CENTER Commercial (retail) $125,000 1.03
152 NEIGHBORHOOD SHOPPING CENTER Commercial (retail) $125,000 0.51 1.02
154 INDIVIDUAL PARCEL WITHIN COMMUNITY CEN Commercial (retail) $125,000 2.03
155 INDIVIDUAL PARCEL W/IN NEIGHBORHOOD SHOCommercial (retail) $125,000 1.05
170 1 STORY OFFICE BUILDING Commercial (office) $125,000 0.13 1.13
171 2 STORY OFFICE BUILDING Commercial (office) $125,000 0.23 2.32
190 MEDICAL OFFICES Commercial (office) $125,000 0.18
201 MISC. MULTIPLE USES - NONE FULLY DOMINA Commercial (office) $125,000 0.47
210 RESTAURANTS Commercial (retail) $125,000 0.24
213 COCKTAIL LOUNGE - BARS Commercial (retail) $125,000 0.19 0.47
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San Joaquin
County Minimum Maximum

Use Code Land Use Description Land Use Category Value / Acre Parcel Size Parcel Size
250 FULL SERVICE STATIONS Commercial (retail) $125,000 0.19 0.29
251 SELF SERV. STATION(HAS NO FACILITIES FO Commercial (retail) $125,000 0.64
252 SERVICE STATION W/CAR WASH Commercial (retail) $125,000 0.92
255 SELF SERVICE STATION W/MINI MART Commercial (retail) $125,000 0.20 0.60
280 AUTO & TRUCK REPAIRS & ACCESSORIES Commercial (industrial) $100,000 0.33 0.35
282 CAR WASH Commercial (retail) $125,000 0.32
285 AUTO BODY SHOP Commercial (industrial) $100,000 0.21 0.53
290 RETAIL NURSERY Commercial (industrial) $100,000 0.23
300 VACANT INDUSTRIAL LAND UNDEVELOPED Commercial (industrial) $100,000 0.13 4.54
301 VACANT INDUSTRIAL LAND - DEVELOPED WITHCommercial (industrial) $100,000 0.21 2.07
302 VACANT INDUSTRIAL LAND W/MISC IMPS Commercial (industrial) $100,000 1.89 6.74
307 POTENTIAL INDUSTRIAL SUBDIVISION Transitional land $25,000 0.20 0.20
310 LIGHT MFG. & LIGHT INDUSTRIAL Commercial (industrial) $100,000 0.32 3.20
311 LIGHT INDUSTRIAL & WAREHOUSING Commercial (industrial) $100,000 0.22 1.91
312 LIGHT INDUSTRIAL WHSE MULTIPLE TENANTS Commercial (industrial) $100,000 0.54 2.83
314 SHOP-WORK AREA 2/SMALL OFFICE Commercial (industrial) $100,000 0.13 0.14
320 WAREHOUSING - ACTIVE Commercial (industrial) $100,000 0.23 2.08
324 MINI STORAGE WAREHOUSING Commercial (industrial) $100,000 0.40 4.60
392 INDUST. USE (DOESN'T REASONABLY FIT ANY Commercial (industrial) $100,000 0.22
590 WASTE LANDS Transitional land $25,000 0.16
612 MARINA OR YACHTING CLUB Transitional land $25,000 36.83
640 CLUBS, LODGE HALLS Commercial (retail) $125,000 0.23 3.35
660 18 HOLE PUBLIC GOLF COURSE Transitional land $25,000 129.70
690 PRIVATELY OWNED PARKS Transitional land $25,000 2.18 2.67
710 CHURCH, SYNAGOGUE OR TEMPLE Transitional land $25,000 0.16 4.86
711 OTHER CHURCH PROPERTY Transitional land $25,000 0.11
720 PRIVATEL SCHOOL Transitional land $25,000 0.29 0.79
722 SPECIAL SCHOOL Transitional land $25,000 0.23
730 PRIVATE COLLEGES Transitional land $25,000 47.57
742 CLINIC Commercial (office) $125,000 0.18
760 ORPHANAGES Multifamily (Transitional) $25,000 0.29
810 SBE VALUED Transitional land $25,000 0.02 0.36
811 UTILITY WATER COMPANY Transitional land $25,000 0.04 2.92
814 RADIO & TV BROADCAST SITE Transitional land $25,000 0.01
850 RIGHT-OF-WAY Improved lot $75,000 0.74
891 PARKING LOTS - NO FEE Commercial (retail) $125,000 0.12 1.57
903 MISC FEDERAL PROPERTY Transitional land $25,000 3.78
910 VACANT STATE LANDS Transitional land $25,000 0.05
916 MISC STATE PROPERTY Transitional land $25,000 0.10 0.17
920 VACANT COUNTY LAND Transitional land $25,000 3.58
925 MISC COUNTY PROPERTY Transitional land $25,000 0.84 4.18
937 MISC CITY PROPERTY Transitional land $25,000 0.02 60.28
940 SCHOOL DISTRICT PROPERTIES Transitional land $25,000 1.66 20.83
943 WATER DISTRICT PROPERTY Transitional land $25,000 0.01 1.04
944 MISC. DISTRICT PROPERTY Transitional land $25,000 4.13
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READDRESSING / REASSIGNING APPRAISAL 
REPORTS 

Rtaddn •• ingIReassignin g Appraisal Rcpnrl J 

Seevers Jordan Ziegenmeyer adhaes \0 tile requirements of the 2008-2009 Edition of Ihe Uniform 
Sl!lI1dards of Professional Appraisal Pracr;ce (USPAP). This edition is effe<:livc January 1,2008 
through December 31, 2009. The foUowing excerpts perU;n 10 reacldrcssinglrea$l; igning appraisal 
reports: 

Ad,-isor), Opinion 26, I'age 1\-9(1: 

Once a repon has been prepared for a named c1 ient(s) and any Ollter identified 
intended users and for an identified intended usc, tile appraiser carmal ",eaddress" 
(transfer) Ihe report to anallrer parly. 

Advisory Opinion 27, Page A-92: 

Situations often arise in which appraisers who have previously apprnised a property 
are asked by a different party to appraise Ihe same pnlpe1ty .... Accepting the 
assignrnern from Ihe second potential elienl is nol prohibited by USPAP, assuming any 
exiSling oonfidential infannation is handled properly ... . !f!here is a new potential 
client, valuation services performed for that new cl ient would constitute a new 
assignment and the assignment results would be specific to that new assignment. 

Frequen tly Asked Questions, P~g~ F. 3(i: 

!t is neva permissible to ·'readdress" a report by simply changing the client's name on 
a completed report, regardless of whether the first client gave a release. The request 
fr(lm Len.der B must be treated as a new assignment. 

READDRESSING I REASSIGNING Al'PRAISAL 
REPORTS 

sz 
Rntlllr",. ing/Rc3s<ignim! Appnisal Rc[lnrl . 

Seevers IQrdan ZieSenmeyer adheres \0 rhe '«juimm:nts:Qrlhe 2008·2009 Edition Qltbe Unifonn 
$UtlJdards ofP,nfessional Appraisal Pmctice (USPAJ'). This edition is effective lanuary 1.2008 
rhrCl.ush December Jl . 2009 The following c/l.ccrpl$ penal" to readdrcssing/!eassigning appt~jS81 

<0"""" 
Advisl>ry Opinion 26, I'age A-90: 

Onu a repon has been prepaIed for a named CIlC11\(5) tmd any mba rd ... tifi..d 
intended users and for an identified intended use, 11K Gppl4isercannot "readdress" 
(transfer) !he report 10 another parry 

At/ I'iiOI'}' OpiniDn 27. i'a l:~ A-92: 

Sitwui01l!l Dilen mise in which apP,w!ief$ who liMe p!1:~inu.sIY appraised I propcly 
we asked by 8 difli:renl pany 10 appraise Ihe same PmPer1Y Accepting the 
assignment fltlm the $eCl}nd potential client is nO' prohibirro by USPAP. assuming sny 
existing l:OTIfidential mformation is handled propc::l ly .. . If ~Ie is. nrw potcntial 
client, VJlluation services performcd fOJ that o'w elien! would consti1u1e a new 
assignmen1 and the assignmen1 inuits Wt)u]d bc5peeific 10 1hat ntW assignmenL 

~'n'lurnlly Asked QUl,'ltioni, !'age F-J6: 

It is ne"CJ pe:IIllis.sible 10 "readdres.s~ J ,cpon by $;mpl)' changing 1he cJicml 's nnme on 
II compk-ted report, Il:g3ldl~ss ofwhethcr the first client gave a rcleaS<!. The ~ueSl 
fitlm tender B nlust l>e trea1ed as a new assignment. 
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GLOSSARY OF TERMS 

GLOSSARY OF TERMS 

Unless otherwise noted. the following definitions an: from The Dictionary of Real Estate Appraisal, 
5th ed. (Chicago: Appraisal Institute, 2010) 

Agg .... gate of Relail Valu~~ (ARV): The sum 
of the separate and distinct market value 
opinions for each of the units in a 
coooominiurn. subdivision development, or 
portfolio of prope!lies. as of the date of 
valuation. The aggregate of retail values does 
not represent an opinion of value; it is simply 
the total ofmuhiple mruket value conclusions. 

AS h Markel Va lue: The estimate of the 
market value of real property in its current 
physical ooooition, use, and zoning as of the 
appraisal date. 

Band ofln"~tmenl: A technique in which 
the capitalization rates attributable 10 

compon.enlS ofa capital invesunent are 
weighted and combined to derive a weighted­
avetage rate anributable In Ille total 
investment. 

Bulk (Discounted) Valu ~: The most probable 
price, in a sale of all parcels within a tract or 
development ",oject, to a single purchase! or 
sales to multiple buyers, OVel a reasonable 
absorplion period discounled 10 presenr value, 
as of a specified dale, in cash, Of in terms 
equivalent to cash, for which the property 
rights should se ll after reasonable exposure. in 
R competitive market under all coooitions 
requisite to a fair sale, "ith buyer and seller 
each acting ptudently, knowledgeably, and for 
self-intclcst, and assuming that neither is 
under stress, (Appraisal Standards For Land­
Secured Financing, California Department 
Advisory Commission, 1994) 

Comparnli'<e. Unil Method: A melhod used 
to derive a cost estimate in telms of dollars per 
unit of area Ot volume based on kilo"" costs 
of similar structures that are adjusted for time 
and physical differences; usually applied to 
total building area. 

CO~I Approach: A set of procedures through 
which a value indication is derived for the fee 
simple interest in a property by estimating the 
current cost to construct a reproduction of (or 
replacement for) the existing structure, 
including an entrepreneurial incentive. 
deducting depreciation from the total oost, and 
adding the estimated land value. Adjustments 
may then be made to the indicated fu simple 
value of the subject property to reflect the 
value of the property interest being appraised. 

Depred ation: In appraising, a loss in propeny 
value from any cause; the difference between 
the cost of an improvement on the effective 
dale of the appraisal and the marht value of 
the improvement on the same dale. 

Direct Cal'italizatiou; A method used 10 
convert an eSlimale of a single year's income 
expectancy into an indication of value in one 
dirffi step, either by dividing the net income 
eSlimate by an appropriate capitalization rate 
or by multiplying the income estimate by an 
appropriate factor. Direct capitalization 
employs capitaJizationtates and multipliers 
extracted or developed from matkel dala Only 
a single year's income is used. Yield and 
value changes arc implied but not identified, 

Di5<'ounled Cad. Flow (DCF) Analys is: The 
procedure in which a discounl rate is applied 
to a set of projected ir'lOOme streams and a 
reversion. The analysl specifies the quantity. 
variability, liming, and duration oftlle income 
Slreams and Ihe quantity and liming of the 
reversion, and discounts each to its present 
value at a specified yield rale. 

Distllunt Rate: A yield rate used to convert 
fUlure paymenls Or teceipts into present value; 
usually considered to be a synonym for yield 
rOle. 

GLOSSARY OF TERMS 

GLOSSAk Y OF T ERMS 

Unless otherwise noted, the foUOwin& definitions are limn Til; Dictionary of R;aJ Estllte Apprnisa! , 
5th cd. (Chic:lgo: ApptllisallnslitUle,2010) 

A~rq:att of Ret~iJ Valu ,,", CARV): The ,wn 
orthe $cpar.ue and distinct market vaJ..e 
opinions for cBeh of the Units in a 
coa<iuminirnIl. subdivision development, or 
portfolio of plOpe:rtits, as of tile d~te of 
VailiaiiOll Thc Bgjpegate ofrl'lail values d!>l'S 
IlOt represent an opinion of value; it is simply 
thc lolnl ofmultillle millkct Hlue conc.lusions 

As I ~ Marktl Va lue: ~ estimate of Ole 
markel Vl1IIlC.' l)iTl'lll properly in its curllmi 
physical coild itioll, use, !l1Id ZOtling lIS of the 
!ppt1lisal date 

Ibnd lIr1n",:Slmenl: A lechniqU!: in ""rueh 
lhecapital iz.ation r:lles atlribul~le 10 
components ofa capital investmcnt are 
weighted 81Id <;omlJined 10 dcrive a wCightcd· 
average: IBteB l1riblllabl~ t('olile loud 
iOI'estmenl. 

Bulk (Discl'uDted) Va lue: The ITlO1!I p,obable 
price, in a sale of all pRlceis WIthin a tnw:l Clr 

developmenl p!ojecc, to a si1lgle purchasc! or 
sales to multiple buyers. I')Vel a reru;oMble 
1Ib~ion period discounted 10 present vatue, 
as of a speeified IblC, in eash, or in lenllS 
t<joivalcnl lll ~sb, for wbieh lite property 
lights should sel! after .easonable exposwe, in 
R ~ompc:titjve markct W1der all condiliolls 
requisi te!a a fair!r.l.le, with buYl'! and l<eHe, 
each ~cting pllldef1II~. knowledGcablY.lU1d fOl 
sclf·intClcsi, and assumIng thai ndihet is 
under SlIess, (Apm~is;d SllIDdar4s fll! Land· 
Secwed EjDj1!I\:j!!g, California Departmenc 
Advisory Commission, 1994) 

Cl') mpara ri~ e-Un.il Metbod: A method used 
10 derive a COst estimate in lelms of dolllUs per 
~nit of area 0/ \'oIume based on known cOStS 
01 similM 51nlCltlrc:s that are adjll5ted for time 
and physielll diff~cnCl'li: usually applied tl') 
lotal building area. 

COSI Approat h: A set ofprottdure, througlt 
whicb a vaJlI~ indiwtion is derived fa] Ihe fee 
~mplc interest in 8 property by estimDting the 
cum'n! <;05110 ronslrucl a rep]Qduclion of (Ot 
repl;u:~m~nt far) the existin!; 51mcture. 
induding an enlfeproneurial incelllive, 
deducting depreciaTion from the 100al OOST. and 
adding lneutimatt!d land value Adjustments 
may then be made to Ihe indicated fee simple 
v~Jue of the subject property 10 rencctlhe 
VlIlueofthe p"'perty in terest being apprltikd 

Dep ret ialitl n: In Bpptaising. a IOS$ in pro~lIy 
vallie from any ClIuse; the: diff",c:ru:e between 
the ro5\ of IIIl improvement on the eff~tivc: 
dale of the~pprniSllI and the market \'a]ue of 
tile improvemenl on the s;urn: date. 

Oirect C~pi laliz~ tilin ! A ml.1hQd used to 
coover! an estimnlc: of a singleye:iU' s income 
e.>:pe<:ulI1cy into M indiClni01l afvalue in one 
direct stcp, tithe! by dividing the !let inemne 
e91imate by an appropriatc ~pitatiution rate 
or by multiplying thc incomc estimate by 1111 
approJJTi8te faclor Direct ClIpitali7.Dtion 
employs capit.llization rBtes and mul!ipJitrs 
<'Xlracled or developed from nwket data OnlY 
~ Bingle year's income is u5¢d Yield lIl1d 
value chlll1ges we implied but nat identified 

Di$euuDled Ca5h Flow (OCF) ADa lys ~! : TIlC 
prDCedtlle in wbich B discountr8tc is applied 
to n scr. of projected income streams and a 
re~ersion The lIrlolyst specifies the qUlU1tity, 
variahility, !lming, mtd dUlluion oftttc ineome 
streams 1U1~ the Q~antilY and timing of the 
reversion, and dj~ounl~ each to it§ prt:'5IlJ1t 
valueat upe:dfied yield ntle. 

OiStOlint Rolc: A yield l1Ite used to cllnven 
future payments Or receipts into present va lU!:; 
usually eoruidcrtd 10 be B syoooynl fell yield 
rart. 
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Di.l po~irion Valu e: The most probable prie<: 
that a specified interest in real PlOperty should 
bring undeT 1m following conditions: I) 
consummation of a sale within a future 
exposure time specified by the client; 2) the 
property is subjected to market conditions 
prevailing as of the date of valuation: J) both 
lhe buyer and sellel are acting prudently and 
knowledgeably; 4) the seller is under 
compulsion to sell; 5) the buyer is typically 
motivated: 6) borh parties are aeting in what 
they conside, to be their best inteleslS; 7) an 
adequate marketing errOlt will be made during 
the exposure time specified by the client: 8) 
payment " 'ill be made in cash in U.S, dollars 
or in temn of financial !lnangements 
comparable thereto; 9) tile price represents the 
normal consideration fOlthe plOpeny sold, 
unaffe<:ted by special Or creative financing or 
sales concessions gIanted by anyone 
associated with the sale. 

Easement: The light to use another's land for a 
stated purpose. 

E:tposure Time: \) Tbe time a propeTly 
remains on the market. 2) Tbe estimated 
length of time the property intetest being 
appraised would have been offered on the 
market prior to the hypothetical 
consummation of a sale at market value On the 
effective date oftbe appraisal; a retrospective 
estimate based on an analysis of past events 
assuming a competitive and open market. 

EXlernal Obsolesunce: An element of 
depreciation; a diminurion in value caused by 
n<:gative externalities and generally incurable 
On the part of the O"ller, landlord, or tenant. 

EXlt~ction : A method of estimating land 
value in which the depreciated cost ohhe 
improvements on the improved property is 
calculated and deducted from the total sale 
price to arrive al an estimated sale price for 
the land. 

Extraordinary Assumption: An assumption, 
directly related to a specific assignment, 

which, iffound to be false, could alter the 
appraiser's opinions or conclusions. 
Extroordinary assumptions presume as fact 
otherwise uncertain informalion about 
physical, legal, or economic characteristics of 
the subject property; or about conditions 
external to the propeny such as market 
conditions Or trends; Or about the integrity of 
data used in an analysis. 

F~ir Markd Valu~, Tbe highest price on the 
date of valllllt;on that would be agreed to by a 
seller, being willing to sell but under 00 

particular 01 mgent necessity for so doing, nor 
obliged to sell, and a buyeT. being ready, 
willing, and able to buy but undetno particular 
necessity for so doing, each dealing with !be 
Olmr with full knowledge of all the uses and 
pwposes fOl whicb the property is reasonably 
adaptable and available. (Califomia Code of 
Civil PJOcedure, Section 1263.320(a)) 

Fee Simple Estate: Absolute ownership 
unencumbered by any otber intelest or estate, 
subject only to the limitations imposed by the 
governmental powers of taxation, eminent 
domain, police poWeT. and escheat. 

Floor Area Ratio (FAR): The relationship 
bet",~en the above-ground floor lITea of a 
building, as described by the building code, 
and the area of the plot on which it stands; in 
planning and zoning, often expressed as a 
decimal, e.g., a ,atio of2.0 indicates that the 
permissible floor area ofa building is twice 
the total land area. 

Functional Oh~o lescence (Incurable): An 
element of depreciation; a defect caused by a 
deficiency or $upcmdequacy in tbe structure, 
materials, or design that cannOI be prllClically 
Or economically conecled. 

Highest and Besl Usc: The reasonably 
probable and legal usc of vacant land 01 an 
improved propeny that is physically possible, 
applopriately supported, financially feasible, 
and that ,esults in the highest value. The four 
criteria the highest and best use must meet are 

legal pennissibmlY, physical possibility, 
financial feasibility, and maximum 
productivity. Alternatively. the probable use 
of land or improved PJOpe,ty - specific with 
respect to the user and timing of the usc _ that 
is adequately supponed and results in the 
highest present value. 

Highest and Bes l U~e of Property as 
Improved: The use that should be made ofa 
p!opertyas it exists. An existing improvement 
should be renovated or letained as is so long 
as it conlinues to contlibule to the total market 
value of the property, or until the letum from 
a new improvement would more than offset 
Ihe cost of demolishing the existing building 
and constructing 8 new one. 

Higbest and Best Use of Land or a Sile u 
though VaCllnr: Among all reasonable, 
altemative uses, the use thaI yields the bighest 
prescntland value, after payments are made 
for labol, capital, and coordination. The use of 
a pJOperty based on the assumption Ihat Ihe 
parcel orland is vaeant or eM be made vacant 
by demolishing any improvements. 

Hypolh ~lica l Condition: ThaI which is 
contrary to wbal exists but is supposed fOl the 
purpose of analysis. Hypothetical conditions 
assume conditions contral)' to kno"ll facts 
about physical. lellal, 01 economic 
characteristics ohhe subject prope'ty; or 
about conditions ex temal to the property, such 
as market conditions Or tlends; or about the 
integrity of data used in an analysis. 

Income Capitalization Approach: A SCI of 
procedwes througb which an appraiser de,ives 
a value indication for an income· producing 
propeny by converting its anticipated benefits 
(cash nows and reversion) into plOperty value_ 
This conversion can be accomplished in two 
W3YS. One year's income expectancy can be 
capitalized at a market-detived capitalization 
rate 01 at a capital iution rate that reflects a 
specified income pallem, return on 
investment, and change in the value orlbe 
investment. Alternatively, \be annual cash 

nows fOI the holding period and the reversion 
can be discounted at a specified yield rate. 

LU$l:d Fee In terest: A freehold (ownership 
interest) whele 1m possessory interest has 
been gIanted to another pany by creation of a 
conuactuallandlord-tenant ,elationship. 

I..uJehold Interest: Tbe tenant's possessol)' 
inteTest created by a lease. (Negative leasehold: 
A lease situation in "'hich 1m market rent is less 
than 1m contract rent. Positive leasehold: A 
lease situation in which the markeT rent is 
greateT than the contll>ct lent.) 

Liquidation Va lu., See Disposilion Value. 

Market Value: The most probable price that a 
propeny should bring in a competitive and 
open market under all conditions requisite to a 
fair sale, the buyer and seller each acting 
prudently and knowledgeably, and assuming 
the plice is not affected by undue stimulus_ 
Implicit in this definition is the conswnmation 
ofa sale as of a specified date and the passing 
of title fiom sellerto buyer undel conditions 
whereby: buyer and 5<'Her are t)"JIically 
motivated; both parties are ,,~ll informed Or 
well advised, and acting in what they comidel 
their best interests; a reasonable lime is 
allowed for exposure in the open market: 
payment is made in telms of cash in U.S. 
dollars or in term~ of financial arlangements 
comparable thereto; and Ihe price represents 
the nonnal consideration for the property sold 
unaffected by special 01 clealive financing 01 
sales concessions granted by anyone 
associated with the sale_ (Code of Federal 
Regulations, Title 12, Pan 34, Section 34.42) 

Marketing Time, An opinion of the amount 
of time it migbt take to sell a real Or personal 
Ploperty interest al the concluded market 
value level during tbe period immediately 
after the effective date of an appraisal. 
Marketing time differs flom exposure time, 
which is always plesumed to precede the 
effective date of an appraisal. 

Oi ~po~irion V. lu e: The mo~t probllble price 
thai a specified illtele5t in real propel'1)' should 
bring under tlte follo"in&conditipns: I) 
con5wnmation of a sale within a future 
exPOSWl' time specified by the client; 1) the 
property issubjected to market eOlld,tinns 
pn=\'ail ing 8S oflhedate of valualion; J) both 
the buyer and selie. are ecting prudently IlJld 
knowledgeably; 4} the seller ii under 
compulsion 10 sell ; S) the buyer is typieaUy 
nlOtiv3ted; 6) both parties ~ acting in what 
!hey con~idel to be their 1=1 inter615; 7) an 
alkquate marketing erfo,t will bt made during 
the exp(mUe time .Jpecilled by rho.' dien!; 8) 
payment will bt made. in cash in u.s. doUats 
or in temlS offin!lndal 3/1angemenlS 
cOlllpa.11lb1e Ihereto; 9) the price n:p,esenlS!be 
nprmai cpnsideratiPl[ (0. the ploperty sold, 
unaff~led by special orcle3ti"e IiMnCing PI 
sales cOllcessions gtanled IlY anyone 
aSSOCiated .... ilh the sale , 

E~SeQ1cnl: The risJllltl use anotber's land f<)T a 
~!Uted pw~ 

E~po5ure Time: I)The lime a plOpellY 
remains On the m,nkel. 2) Tlle estimoted 
length of time the propert)l intereS! heing 
appraised would Iliwe hem offered on the 
markel prior to the hypothelical 
consumm~tion or a sale al m:nkel value On Ihe 
~ffe<;;live dale o{the ~PP1aiSllI; II. letll,Sjle<;;!iVt' 
estimate ba~d on an anal~sis C)fpast evenlS 
B.'ll>uming a compditi~ and open m.,_ 

Elre l'll~l Ol.l5ul~cence: An clemcnl IIf 
deprecial;on: a diminution in VlIlue C:lu$t'd by 
""G"uve externalities and generally incurable 
on the part of the ownet, landlord, Of tennni. 

Extr.clion: A method or estimalingland 
value in ",hicb the depredated oo5l of the 
improvements on tlK' implov~d piopcrty is 
cakula1~ and d~dllded from the tota! sale 
pricc 10 lUli"e al an eSlima!ed $DIe pnC!: (or 
rbe land 

EllraordioBry Assumpl;on: An assumption, 
din:ctly related 10 a spedficassi8lUllcnL, 

which. iffound to be false, could alrer the 
appllliser 's opinion~ or conc!t.lSiOl\S 
Extraordirnuy assumptions pn:sunle nil fact 
Olllerwisc uncenain infbmullion about 
physiOilI. kgal. o. rcolWmic ehlUHCtenslicJ of 
the: subjel\1 pTOpi!rly; orllboul ronditiclns 
exlmw 10 tile p!Open.y such lIS m31kCI 

cendilions o. trends: Ot about Ibe inlegr1U' 01 
dUll used in IUl ~n'lysis 

Yair l\hr\;~1 Value: The highe&! p<ice on the 
dale of"lIhlBtion tilal would be agreed to by a 
seller, being wi1Jillg In sell bUl under nO 

panicular Of mgcnt necessity lOr SO doing. 001 
oblib",d to !)ell, and 9 bu~et. beina leady. 
willing. Md oble to buy bul und.:! no partieular 
ne<:essity {Olllt! doing, each dealing "ilh the 
other "ilh fuji knowltdge of all the uses and 
putpllStS for which the prUpeny i5 reMOOBbly 
adaplable andavailable. (Califomia Codeof 
Civil Proeedwe, Section 1163.320(1)) 

Fet Sinlplc FAtale: Absolul~ o"ll~.ship 

W1CIlCumhetl:'d by any otberintclo:Et or estale, 
subjecl only 10 the Umill1lions impo~d by the 
80vcmmentaJ powet5 01 tUition. eminenl 
domain, police pow~" and escheat 

Flllllr Area Ralio (FAR): The Telationship 
between the above-ground floor area of a 
building. as descl.ikd by Ihe buildingcO(\e, 
and lhe 1llC8 of\he plot on which il stands; in 
plallmn&and ",-QIling, often exp.o:Escd as a 
decimal, e.g., a ,olio of2.0 indicates IMt the 
pcfJllissiblc floor area of a buildin&i$ twj~ 
Ihe tnlal hmd On:I. 

FUncliollAI Oll!io ICll~Cn~C (l nourab le): An 
elemenl of depreciation; a defecl caused by a 
delieimoy or $u~adequaty in the ~ltIlCt\lre, 
nlaletials, or de$igrt \hat rortnOl be p!lIctically 
o. economically cGlIfC;Ied 

Highest a nd Bes l Un: TIle reasonably 
probable and Icgsl USl'-ot vacanlland orlUl 
improved propeny thaI i$ physir:nJly possible. 
apptopnatcly supponed, fin.'llIcially fellSible, 
and thal results in the highest value. The four 
e.iteria llic hilll,est and besllI5e mlUt meet are 

legal petmissibility, physical passibili!)'. 
!innn.cial fea-sibility, Md nHucimUIO 
produclivi!),. Al!e,"stivel~, the probable use 
of land orimpfO\I"ed pJOptlly - specific with 
resp<'CI to the USCr and riming ofll,e USI'- - rhat 
is adequately supponed and results in the 
hi~1 presenl "lIllIe. 

Highest I ml OOSI Use of Property ILl 
1'''I,rU''cd: The:..se that ~bould be mllde of e 
p!opettY as iI exists. An eK;S!inll imp!ovemen! 
should be renoV1ll<!d or Ida;ned as is 'SO long 
85 il ~onlinues 10 contribute to the tOlai nwket 
"lillie Mille pr(tpeny. or \lIltil Ihe le\um fJom 
a new improvemenl would ID(lIlI than onSel 
lhe cnst of demolishing Ihe eJ(isting building 
and consrructing a new one. 

Il jl:b~$t motl BHI Us~ <.If Ll lltl or "- Sil ~ as 
though Vne-II" Amon8 all reasonable. 
allClIlarive uses, the US<: thM yields the highest 
present land value, alier paymenlsare mnde 
fOf labol. capital, and eoordimllion. The use of 
a pIPperty based on the assumption 1I1IIt the 
parcel oClMd!S V8C8JlI 01 I!IU1 be made V3CQJ1t 
by denmlilihing my imprQv~nts 

1I)'IIotheliu l Contl;l;oD: Thai which is 
COlltrary to what exists hut is sUjlPOset1 fOI the 
purpose of HIlalyris HyPOllletital coodil;ons 
assume conditions Cllnll1lty 10 known fac\$ 
about physical, legal, en ecollllmie 
chnrutletiilics ofllle SUhjtlll pr~rty; o. 
lOOUI eonditions ellem:.1 to the p/Openy, such 
asmatket conditions orllCflds; or aooutthe 
imegtity of d31a llsed in IItl analysis. 

IncolDf Capit"-lizll\ion Appnm~h : A set of 
p!oeedureslmough which an apPf'li.er de.i,'es 
a valu~ indio.:aliOll for an lncome·producllIg 
PlPpen.y by COIIverting iI. anticipaled benefils 
(cilSh nows and reversion) inlO properlY vuluc. 
This cpnversitlD can be accomplished in tWO 
WB~S. One yelb's income clipe<:taJlCy ean be 
capilnliud at B mlllket-deri~ed capitlllizulion 
taleO! at a capitaliznTlon rate thaI renects 9 
specified ;nrome p"lletn, return on 
illvesl1nenl, and change In th~ value II! the 
investment AIU:"'a1i\'eJ~, the annual cash 

flows for the holding period 8lld the .eversion 
can be discounted 31 a ~pecified 'yield 'Dle 

I.u",d Fcc Imerest: A f,,:eilo!d IO"l1eTshll' 
interest) whefe the possessory ime,est has 
~n gmnlcd to ~nother pall)' by <:realion of a 
c<lI1UlIClua\ lnndlfj.d·(enanl 1!:I(Ilionship. 

LtnicholtllnlelTi l: ~ teTW\t 's possessory 
inIetest Cleated by a lease (Negative leasehold: 
A leasesitU3tion in which thema/ket renl is less 
tllllTl the COnU31:llent Posllive leasehold: A 

lease situation in which the ntalkd rent is 
gJealerih:m the conUoclrent.) 

Li<Ju;d3Iion Voluc: See DhJiOlilirm Vnllle. 

r.l:trktt Value: The mo!;! probahle plice \h.It. 
prop!:l1y should bring in e cOInpetitive wd 
open mrtt~et under ~Il eOllditions requisile 10 . 
fair sale, the buyer and selle. e:!ch acting 
prudemly IUld knowlwgel!bly. und assuming 
~ pliee is not affec.ed by undue stimulus. 
Implicit in this dermition is tlx! c(l\Islllmnation 
ola sale. as ora specified dale and the passin!! 
uftitle fiom sellcr to buyer undereooditions 
whelcby: buyerlUld seHer:lre lypicaJiy 
motivated; both parties ate wcll infOlmed 01 
~lIl>dvised. and acting in what they considtT 
their best intere5l!O: a ",asollllble time iti 
allowed forexposme in lhe open market; 
paym~ll\ is ml>de in lenns of cllSb in U.S 
d~UIl1S or in terms of fin8nciI18"angcmeru~ 
comp&lble then"o; and the price repres.et1lS 
the nonnal considera.ion for the propelty scld 
unafT~led by special o. ~reativ~ financing or 
,;ales ~tmcessions gronted by anyooe 
associated with the sale. (Code of Freeral 
Regulstions. Title II, Pan 34. Section 34.421 

1'o1ukding Time: Art opiniQll oflbeamount 
oflimc il miGht take to sell a.-eal or pe.stmaJ 
property inlert'51 at the concluded mwkcI 
value level during the period immedialely 
after the effective dale Qf lID oppraisal 
Marke!ing lime diffe.s f.om exposllle lime. 
"hkh is always pre5uimd 10 precede lhe 
effective datc of an appraisal 
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Neighburhuo<l: A glOUp of complementary 
land uses; a tOngruous glouping of 
inhabitants, buildings, OJ business enterplises. 

Obsulestence: One cause of depreciation; an 
impairment of desi rability and usefulness 
caused by new inventions. changes in design, 
improved proces.s<:s for production, orextemal 
factors that make a property less desimble and 
valuable fo[, a continued uSoe: may be either 
functional Or external. 

Prospcdh·. Opinion of Valu.: A value 
opinion effective as of a specified futllle date. 
The term does not define a type of value. 
Instead, it identifies a value opinion as being 
effective at some specific future date. An 
opinion of value as of a plospective date is 
fiequently sought in coMection with projects 
that are proposed, under construcrion, or under 
wnversion to a new use, or thoSoe that have not 
yet achieved sellout or a stabilized level of 
long-teno occup:urcy. 

Quantity Sun'ey Method: A cost-estimating 
melhod in which the quantity and quality of 
all materials used and all categories of labor 
required are estimated and unit costfigurn are 
applied to arrive at a total cost estimate for 
labor and materials. 

Replacement Co-st: The estimated cost to 
consuuct, at current prices as of the effective 
appraisal date, a substitute for the building 
being appraised, using modem materials and 
cunent standards. design, and layou1. 

Reproduction Cost: The estimated COSI to 
construct, at current prices as of the effective 
date oftbe appraisal, IlI1 exaCI duplicate or 
replica of the building being appraised, using 
the same materials, construction standards, 
design, layout,:urd quality of workmanship 
and embodying all the deficiencies, 
supenldequacies, and obsolescence of the 
subject building. 

Sales Comparison Appro~ ch : The process of 
deriving a value indication for the subject 
propeny by comparing mlUket infonoation for 
simillU properties with the property being 
appraised, identifying appropliate units of 
comparison, and making qualitative 
compari$Ons with or quantitative adjustments 
to the sale prices (or unit prices, as 
apptopriate) of the comparable properties 
based on reJevlll1t, matht·derived elements of 
comparison. 

Site Conragc Ra tio: The gross area of the 
building footprint divided by the site area. 

Stabilized Occupancy: An expression of the 
expected occupancy of a property in ilS 
pllrliculaJ" market considering current and 
forecasted supply and demand, assuming it is 
priced at market rent. 

Subdi"ision Development Method: A 
method of estimating land value when 
subdivision development is the highest and 
best use orlhe parcel of land being appraised. 
When all direct and indirect coslS and 
entrepreneurial incentive are deducted from an 
estimate ofthe anticipated gross sales price of 
the finished lots (or residences), Ihe resultant 
net sales proceeds are Ihen diseounted to 
present value at a mwkd-derived rate over the 
development and absorption period to indicate 
the value of the land. 

Supel'lldequac)': An excess in the capacity or 
quality of a structure or structural comp:ment; 
detcnoined by market standards. 

Unit_In_Place J\.1e1ho<l: A cost.-estimating 
method in which total building cost is 
estimated by adding together the unit costs for 
the various bui lding components as installed; 
also called the u gregotcd COjt method. 

Yield Capitalization: A method used to 
convert future benefits into present value by I) 
discounting each future benefit at an 
appropriate yield mte, or 2) developing an 
overall rate thaI explicitly refleclS the 

investment's income pattern, holding period, 
value change, and yield rate 

Yield Rate: A rate ofretwn on capilal. 
usually expressed as a compound annual 
pe!"cenrage rate . A yield rare considers all 
expected properly benefits, including the 
proceeds from sale al the termination of the 
investmenL 

Neighbarh uull : A g,roup of compbnemlU)' 
h""d uses; a cong,ruous grouping of 
inhabitants. bui lding.'i. or businesscnle,prises 

Obs6lescence: Onc cause nfdcprer.iBtion; an 
impainnenl of desi!lIbllity Md uscfuJnC"SS 
cllused by new invCIltions. changes in desi&JI. 
improved proce.oses fo. prodUl;tion. or external 
fxl.!)1"5 IMt mal>e a propelly less desirable and 
valuable for I «Inlinued U!Ie; may be either 
functional 01 Q;teUl31 

Pros pecth·. OpiuiQII uf Value: A ~al"" 
opinion dT~tiv<: 85 of a specified fUlIUe dau~ 
Th<:. lerm does nol defin~ s type of vallll: 
Instead.;1 identifies a value opinion I1S being 
df~tive"81 some specific fUnlle dale. An 
opinion or value as or a prOip!:cti"e dale is 
flequently southl in cron.nection wilh pmjr:e1$ 
Ihnl III e pr~posed, under ~nslTU('riOJl. or under 
cllnversion to I new use. or those tlrat bII~ nllt 
yet IIChieved se llout 01 a 5labililCd level of 
long-term oocup1ll<:y. 

Qnunliry Snn e)' Melhud: A cost-e~tima1ing 
mctllod in which the qlmmily ullll ql.lillily of 
811 mntctials used and 11ft rtIIegoriesM inbor 
,..,quired Me estimated and unit cost figUles a,.e 
applied 10 anive at a lotul cost estimate for 
labor and materials. 

Rfpl~CflllC Ol CU-SI : The eslimated to!i1 tu 
coruuuc!. at cwrem prices Mortne effective 
appraisal dale. a substitute for the building 
Ix:ing apprnised. \.Ising modem materials and 
Clln'ent standards. design. and layow 

Reproduction CoS!: ~ estimated COSt 10 
cOIl5ffilct. At clln'ent priccs as IIf Ihe effcctive 
date of the appmisal,!in eXiICt dnplicnte or 
replicu oftbe building beinglljlpl1liwl. lISing 
the 5amC matcria!s. construction SlJIndards., 
dni£n.layout, and quality ofworkmalidUp 
and embodying a]] the deficiencies. 
supc:n.dequacies, and ubsolescence oflhe 
subject building. 

S31es Coml'3risan Apprtl~th : The psocess of 
deriving II yall.lC: inrlicalion fOl tlte ~ubject 

properl)' by compilringrnrukel infonnat;on for 
simiJru properties with tlx: ptopc:rty lx:inS 
appnliscd. identifying appropriate units of 
compari$l)n. and making qUIIIl!!tt;"e 
compariMlllS with 01 quantitative adj\lS\1nl:1lts 
to tbe sale plitt'S (or unit Plices.1IS 
appropriate) Qf the compunible pruper1ies 
b4gd on re!evanlmarhl·derived clements of 
cQl1Ipw;son 

Si te C"nr:l ~e R~Hn: The grQss area of tI,e 
building footprint divided by thesile are .. 

St~hilrud Ol"Cul,a llcy: An e~pf(:nion QftllC 
expected occupancy of a propaly in its 
panicular mUlket oonsideringWJmllilll.d 
forecllSttd supply and demand. ussuming it is 
pliced ~t lniuket tent. 

Subdi~IsJ(l1l De" cluplIlt nl MeHlod: A 
metltod ofrstimating IMd value when 
subdi~ision develQpmel1t i~ \tie bighest and 
besluse of tlx: pa~tl Qf land being appraised. 
When 1111 dhett lind indlre<l\ COSI5 ftOd 
enucprentwia.l irtUnt;ve are deducted flom lin 

estimateufthe anticipated gross sales pric~ of 
the finished lots (Ollesidences).lhelcsultant 
net sales ploceeds are Ihen discounted 10 
present VlI)ue.1 II market-derived rate over·tlte 
(kvclopm:nt and absorption peliO<! to indicate 
the: value of Ihe land. 

Supcnde'luacyt An e.~cess illihe capacity or 
qU.1liry Qf a SlI"UCIUi"f: o! strucnlfj\l compan.:-nlj 
determined by market standards. 

UniHn-Pla c~ Methad: A ~05t~limating 
method in Which total bUilding cOM is 
est;nt~\ed b~ adding logelhe. tllewtit W!I\.lI for 
the VIII;0115 bu ilding compon!C'Dts as lnsUlIled; 
dso called the leg'ega/~Ii ~()" "11:1/,00 

"ield C>l.pilalil.lllion; A method uocd 10 
conVC!1 funue benefits into plesenl value by I) 
discounting each future benefit at an 
appropriate yield 11111$. Qr 2) developing an 
overall tale that explicitly refleclS lite 

in"eSlmenfs ~me par:mll. holding I'Cdoo. 
valuechanse, and yield falC 

Yi~ld Ratet A late of retW!I on capital. 
usuaUy e~pfessed <u a ..:ompound annual 
pc:rcenlallc nile A ~icld tale colUiid,,:u all 
e~pc:cled property benefits. including the 
p.!~ nom tiD.lc alilie tcmunatioll of !he: 
Invesuncnl. 
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QUALIFICA nONS OF APPRAlSER(S) 

sz 
Eric A. Segal, Partner 

Introduction 

25~~".,_""'SOO 
Rockl ... C.~f.fm. 951~5 

Mr. Segal is a Certifoed General real estate appraiser with Seeve~ Jordan Ziegenmeyer, a real estate 
appraisal firm that engages in a wide ~ariety of real estate va luaHon and consulta1l0n aSSignments In 
1998, Mr Segal began his career in real estate as a research analystfappraiser trainee for SJZ By 1999, 
he began writing narrative appraisal reports covering a variety of Income propertieS Today, Mr. Segal is 
a partner in the firm and is involved in appraisal assignments covering a wide variety of properties 
including OffICe, retail, industrial , muHifamily housing. master planned commun~ies, Mello-Roes and 
Assessment Districts, and residential subdivisioos. He has developed the experien.ce and background 
necessary 10 deal with complex assignments covering an array of property types 

Professional Affil iations 
Assoeiale Member (General)· Appra isallnstilule 
Certified General Real Estate Appraiser. State of California (No AG026558) 

Education 
Acedemic 
6aehelor of SCierlCfl in Business Administration (Concentrations in Fin.mce and Real Estate & Land Use 
Affairs), California Slate University. Sacramento 

Appraisal and Real Esrare Cou~es 
Unijorm Standards of Professional Appraisal Practice 
Appraisal Principles 
6asic Income Capitalization 
Highest & Best Use and Market Analysis 
Advanced Income Cap<tal ization 
Report Writing and Va luatiO<1 Analysis 
Appraisal Litigation Practice and Courtroom Management 
Computer Enhanced Cash Flow Modeling 
Advanced Sales Comparison & Cost Approaches 
Advanced Applications 

QUALIFICATIONS OF APPRAlSER(S) 

Seever.; NO<lho'nur,k>m~ 
Jordan 18]51.U>o<1~/Io.O:l§ ..... 500 
Ztegenmeyer IIocklm.c.~It"",.~lM SJZ 

Eric A. Segal. Partner 

Introd l.lGtlQrI 
!AI Segal ~ a Certlt".ed General raal esla!s app<aiser Wllh Seevl'M"S Jordan lie!lenmeyet, a realesla!e 
ilPPfajsal fil1lllhal eflgages in B wide variety 01 realu\a18 valu.alion and consu\tIlHon a~$ignmenls In 
)998, Mr Segal began his career in real estate \1$ II reseal'Ch analyst/apjlfaiser lrainee for SJZ By 1999, 
he began wrlliog narratiVe appraisal II/pam; coVe!ing a variety of income plopenJes Today, Mr Segal,s 
a partner In tl1eflrm alld IS involved In appraisal assignme11ls covering a wide v3riel y 01 properties 
Including office, reI8il.lndu~b1i11. multifamily housing. master planned communKles, MeHo-Roos and 
Assessment Dhrtrk:ls. and residemlal subdMsions He hilS devebpad the Elxperterl()e aJld bacllgroulld 
nacesury 10 deal with complex assignments covering all array of property l~pes 

Professional Affiliations 
Associate Member (Ger.eral)· Appraj~a1ln8IkUle 
Certified General Real Esl ate Appraiser. Slate of Car.fornia (No AG026558) 

Educallon 
AcademIC 
Bachelor of SC"ier\c;e.., BU$iness Admirnstratiof1 \ConcenlraHons In Finance alld Real Eslalll & land Use 
AffaIrs), California Stale Unlv"f~i1y. SocramenHI 

AppraiSal and Real Estate CAufllSS 
Uniform Standards 01 Professional Appraisal Pmctice 
Appraisal PrlncipJes 
Basic Income Coap/taIJzaIion 
H~lle&1 5 Basl Usa and Markel Analvsis 
Advanced Inconte Cajlitalizabol1 
Report Wriling and Va lualiOfl Analysis 
Appraisal LJtigalion Pract;ce and Courlroom Managemen1 
Computer Enhanced Ca~ Flow Modeirng 
Advanced Salas Comparison & Co~1 Approachll9 
Advanced Appbcallons 
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s 
Sample of Appraisal E~per ierlce 

County of San JoaQuin Community Facilities Distrlcl 
No 2009-2 (Vernalis In\efchar>gej 

Vernalis, San Joaquin County, CII,lomis 

HUO 223(1) Apartment PoItfotio 
San Francisco, San Fraocisco County, California 

Reclamation District No 17 - Mossdale Tract 
(po<tion) 

County of San Joaquin, California 

Tile ParKway & Quinto Rar.ch 
Santa Nella, Merced County, California 

Bickford Ranc;h Community FaciJitifts District No 
200l- t 

Placer County. Catilomia 

ThiS assignment involved !he appraisa1 01 appro~imalety 
3,45741 gross acres oIl8nd comprisng 40 separate 
Assessor's pa~$ devOled to (or intended lor) aggregate 
mlni"51 operations by six indepen6enl mining operators, 
incIudirlg Te<cher1, We-st CoastAggregales, Granite, Knife 
Rive.', DeSilva Gates and C<!me~ The summary appraisal 
was completed for boo<IlInarlCing PlKposes, with !he 
proceeds inlend&d to IinaflCe the construction 01 a new 
interchange on State Rout9 132 at Bird Road, whicll is 
intended to enhance traffic operation &aIel\' at this 
intersection This report was prepared for the County of 
San Joaquin 

This appraisa l assignment Involved the 8Waisal of nine 
multi/amity properties in San Francisco containing 
between seven arid 50 ynits, as well as milted..,se 
properties incIOJdirlg ground floor reta~ lenanlS The sell­
contained apJ>f<IiSilIs were completed in compliar>ee with 
Federal regulatOl)' requ~ements lind guide~ne5 thllt may 
IIPPIy as wei as the requirements of tile Federal Housing 
Administration (FHA) MAP Prosram for a 223{1) 
Refinar>Ce This report was IIfOpared for Column 
Guaranteed, LLC 

The appraised properties represented a portion of 
Reclilmation Dislrict No 17 identlfoed as vacanl 
residential, vacant comrnercialand vacant ind\l5trial land, 
and excluded these properties within the boundar;"s of tile 
District zoned lIS agrieul1u ral and public use, and those 
properties with an assessed imPfovement value on the 
most recent Pfoperty lax roll Reclilmation Dis1flc:t No 17 
(Mossdaie Tract) is located In San Joaquin County and 
contains app<o~ imlltely 16,10758 aGfes oftaOO 
comprising approximatety 13,335 asses.sor's parcels This 
re""" WIIS IIfOparl!d for Reclilmation District No 17 

This appraisal involved the valuation of a 1,464-101 single. 
famity residential master planned commllflity that included 
res.klential, commercial aOO public use compon&11ts, and a 
I'IOlHXlntiflgElnt 1,644·acre ranch subject to a conservation 
eas_1 This report was prepared for IndyMac Bank. 

The hypothetical markel valc;ation of a proposed master 
planr.ed commur>ty lhat will include 847 2 acres of land 
des;gnated for 1,7B3 ,esidentialk>ts and II 9 7·acre 
comrnen::ial compOnent The appraisa l win be used for 
bond underwriting purpoSes and was Pfepared for the 
County of Placer 

TfU'led&~edSifJ[e 1918 

sz 
Sample of AppraIsal Experience (continYed) 

El Dorado Hills Community Facilities District No 
1992·t (portion) 

EI Dorado County, California 

Diablo Grande Community Facilities Districl No 
(Senes2002) 

StanisiaYS County. California 

Plumas Lake Community Facilities Olstrict No 
2002-1 

Yuba County. California 

Brentwood Assessment District No 2003.-1 
Brentwood, Contra Costa County , Califomla 

Petterson Gardens & Keystone Pacif..:: Business 
Park 

Patterson, Stanislaus CO\H1ty, Ca~fornia 

Syrah Condominiums 
Sacramento, Sacramento County, Califomia 

This assignmeollnvo1v1!d l~ hypothetical cumulative, or 
aggregate. valuation of a sizeable portion of the exisUng 
Serral'lO master plaMed community The awraisal 
'rIcIuded 1,597 single-family residential loIS. 382 custom 
single.family residl!fltiallolS, 33 05 acres of commercial 
land and 3.44 existing single-family resideoces The 
appraisal wil be used for bond underwriting purposes and 
was prepared for the County of EI Dorado 

The appraisallnvotved the valuation of a partiaUy 
improved resort 1100 master pI;Inned community offerirtg 
1,410 r8$idential lois, multifamily land, commercial land, a 
hotel site, vineyards and two 18-hote championship golf 
courses The appraisal waS used for bond underwriting 
purposes and was prepared for Western Hills Water 
District 

This appraisal induded the vatuation of II portion of the 
proposed, and partially mproved, Plumas Lake Spedf..:: 
Plan are<!, and comprised 3,314 detacr.ed single-family 
residentiirllots The 3Pf1'3iSilI was used fo, bond 
underwriting purpOses and was Pfepared for the 
Olivehurst Public Utility District 

This assignment involved the valuation of an ass.essmenl 
district containing commercial and residential compOnents 
comprising 5 66 1ICt8$ of commerci8llarld. 882 stngle­
lamily residenijal loIS and 15 8 acres of multifamily land 
The apprafsat was LIS.ed for bond underwriting purposes 
lind was prepared for the City of Brentwood 

this apprafsallrwolvl!d the valuation of a9115.!ot sing le­
family residential master planned community that included 
residential , commercial and public: use components,lInd 3 
non.conlingent 224-<1Cfl! industrial park This report was 
prepared for Bank of America 

Syrah is a proposed 245·un~ residential condominium 
developm&11t with dual phase valuations This report was 
prepared for KeyBank 

s 
Sample of Appraisal hpcrience 

CotJnl~ of Sen \IoaQOin Comm\.IrIIlY FXij;!les Drslne! 
No 2009·2 (V","~I5II'11.ldIMge) 

Vam<llill. SOlo Joaq\lIJ\ Coonty, Cillifoln~ 

HUO 223(1) ApattmenI Portfolio 
San Fr8fl<:isco. Saro Franclti<:o CoYnty, Cal~ornie 

Reclammioo Oistr'ct No 11 - Most<!ako TrIICI 
(portian) 

Couruy of San Jcall.~O!, C>llilonn" 

T'he P .... kwa~ & Q",nlo RallCh 
Santa Nella. Merced Counl)'. CafrlofMl 

SlokIo!tI ROIIICIl CommYn~~ FiICIIlitles 0JsInd No 
2003·1 

POOi:r CCunty. Ca~fO/nlll 

ThfIi; BSSigI1men1 lnVoI~d H'e appralsaj I>f apprOUnslety 
3,457 4 I II'OSS """', 01 tIInd comprrslo!l40 sep;I"'~ 
As ...... sor's parctlls dlWOleel 10 (or 1n!Qnded for) aggregate 
mining """, .. bans by sill IIlIil!r>"ndeni mONng ~ 
mctudlrog Teichert. WKl Coast Aggregates, Gr;Inlte, Knife 
RIo/e<, DeSilva GaIn and came. The summary ""I""'sal 
W3$ com,*,led tor botl4 flnal!Clng IMposes, with \he 
pr0ce9!1S Intended to finance 1he cons!ruchon 01. nEW 
tnierCll8119" on Slate Route 132 at BIrd Road, whId! Is 
Iolll'llded to enna<>ee I/llf1k: operat;or, salery ill !hI!! 
Inters.ecllDn This repDf1 was prepared for \he Co~nly of 
San Joaquin 

ThIs aWlalsal 3U1gMrnll1\t ml1Ol'Il!(! the aPllfa,!;;I1 01 nine 
mullllamil)i pI'O»>rtiBs 1n San Frail","'''!> <XInIalnong 
betweert "'>'eO and SO uniU. as we" iI! m'~eo·1.IH 
prOl)erlkll ioekId'ng ground IIoor rela~ Lenan1S 1'he Bell· 
contained ~ppral!;ill$ we,e completed In compltar>ea WI!II 
Federal regutalQl)' ~remenu Mil guidelines II!$I may 
"ppl~ "" we~ .... lh8 rBqU~BmOOI5 or Ihe Feder .. Hous~ 
Aarnbll.lrallDn (FHA) MAP Program for ~ 223(Q 
Refirlaooa TIli5 rwon was Prt!;liI,l'd for Column 
Guaranteed. LLC 

The ~ppraised properties r~r.ented a POrtOn of 
Red~malJon District N<I 1 r Idenllf.-d iIS vacant 
reslclentl!ll. vac:MI CO!I'IITI«I::iI alld \'aCIIn\ indw;I.te1 lalld, 
and BxctUIled theBe propertler; within !he boundarl..,; ollt\e 
District ~ooed H I19ricu11u,al ar>d public. u .... and Ihcu. 
propeo1_ with an 89SeSSf!d improvement Y81"" "" the 
mosl recenl property lax ,011 Recla_llOn Distrlct. No 11 
(Mossdali! Tracl) Is Iocaled In San JoaQuin County and 
conl\llrlSapprOlrimatety 16,10156 acresoftand 
t'OIT\~ aP!'lO)(Ima.leIy 13,335 as!;l!SS()l"S paroel~ ,Ius 
report W..s preparl!<! la, Reclamallon Di<;1r1ct No 11 

This aw_ In',oIvlld It!!! valuation 01 a 1 ,~s.t,1ot sin:!liII. 
family reIoiCIential mas",," planfl/!d communrty thai Included 
rniden!lal, commeftial Dt>CI pub~c UH compcnenl~, and a 
IlOf'I-(;Ontlr.gGnl 1,644·acre 'a/lCh subJec\ 10 a COO"rvatlon 
eMGmen\ Tills iepoi'! was prB()flred for ltId~ Mar: Bank 

The. nypcthellc3l market vel\lillioo 01 a proposed maslSf 
pla!\I'II!'CI communilji that ..... U loclucla 1141 2 ""'SII or I;I.nd 
des!vnated lor 1,783 ,es!dl!1\llallclund • 9 7~ 
<XlmmI!rdal componem Tna appn;olll81 wl~ be used for 
bond undeJWfitlng pIIlpo&eS af)d was pr~ared !Of ~ 
County or PIaca, 

sz 
Sample o f Appraisal Expe ri ence (continued ) 

EI Dorado Hills ComrnllOlty F«:I1iIIe6 Ooslricl No 
1992·1 (portJ"") 

EI Orndo CoUtlt" Ca:ijorn~ 

DIablo Grande CommYnJty "-adUlle .. D~lJict No 
(S9ries2002) 

Stani'Olau, County. C4lifomia 

PlufT\as L.B~e CommuniI\' F8CiI!\ies D~lrIr;t NQ 
"",., 

YlJI)a Coun!~, Cal~omi;t 

Brentwood As.Hsmont Oi&11Ict No 2003-1 
Br1lntwoocI, Contra CosGI Counl\l, Califo'n~ 

Pane.soo Garde"" & KeyslOne PaciIk; BlISlness 
Pa,~ 

PaUef$O/I, Stanlsl!lUs COI.mty, California 

Syra!\ ConIfomi";"ms 
Sacramenlo, SllCrarnento County, Catifomia 

ThIS aSSlgnmenl mvolved I ... n~path!!!lcal cumutetfVe, or 
ilggregale, valuatIOn 01 a sil:eaDlft porrlon of lila eldstl:!,g 
Serrano maltel planned oommunlty The aJ)lll'wl 
lncIudt!d 1 ,597 ~1'\9te-farnlly 'lISidenIioI l loIS, ~!!2 custom 
$ingle-family re$ldanlia1lot$, ~J 05 1Itre$ 01 commercial 
land "",d 3014 axi:s l in~ singlg..fam~ tesld"-"H T ... 
ilppfi;&alwil be U!l&d for bon!I underwriting pu.rpo~es and 
was prepared for the County of Ei Oorodo 

The appral'SilinYOlved the l'1Itua\kln or it pMla~~ 
In1pmve(l rHOrt and master planned community offe""lI 
1,410 r!!$kklnlilll kmo, muttJfami/y land, ~allafl!l, n 
hOIel &ile, """Yards "",d two IS·hole dlampionsh,p golf 
COUn;e$ The apPraisal WitS u&ed lor bond underWfilil!g 
purpoSll'l and w ... prepared for We.tem Hills Water 

"''''' 
TI>~ appraisallncluOed the vakJatiot1 01 a portion or Ir"" 
proposed, ar>d patilall)' ",praYed, Plumas LlII<e Spegil\c; 
Pl<ln area, ,00 c;ornprlsed 3,31~ detached singl&-Iamd1 
residential \Qt. T't"re appraisal was uGed Io! bond 
ur.derwrit1/lg pUrpooOlS and WII5 ",.parl!<! for !/Ie 
otl...mUf1lt Public Ufi!lty Ol&lrid 

This assignment inYOl~d the I'aluatJoo 01 an aS5eSsme!11 
dl6tnct containing OJfT\ITIerdill and resklenllal CQ!1'f~nu. 
<:amprislng 5' 66 _11'1 01 commerdal ~, 662 $Ingle­
lamly residen~allDIJ; and 158 acres 01 m!ll~fam~ land 
The appralr.al was used lor bond unde!Wliting purposes 
Bnd was pn!p'llfIII lor lhe Cfty of Brentwood 

TIlls QJlpml&allflv~ the valuallOO 0(3985·101 slog!&­
faff1i1y residenti91 masl", poI;mnlld cQtllmunl~ It>allnclude<l 
resldel1t1al, com~ and pUblie use ccmPD"""ls, and 8 
n,,".a>"' "'lI"nl22~·aae indIJslrial part 1'h;' rBJlO<1 Wa. 
prepared foI Bank 01 America 

Syrah IS/l proposed 245-un~ rKidenl~ CQ"oomln",m 
de~lopmetl\ wllIl dual Phase valuations This; report was. 
prejI<I!lId lor Ke~1Jar\k 
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IIlI.5l n .... Tr::m ,porl.lio" & !lOtI,ing Ag'''C1 

OFFICE OF REAL ESTATE APPRAISERS 

REAL ESTATE APPRAISER LICENSE 

ERIC A. SEGAL 

has successfully met the requirements for a license as a general real estate appraiser in the State of 
California and is, therefore, entitled to use the title "Certified General Real Estate Appraiser". 

This license has been issued in accordance with the provisions of the Real Estate Appraisers' 
Licensing and Certification Law. 

OREA APPRAISER IDENTIFICATION NUMBER AG026558 

Aud 1l No·130203 

Date Issued: February 19. 2011 

Date Expi res: February 18, 20D 

&~ 
Direetor,OREA 

OFFICE OF REAL ESTATE APPWSERS 

REAL ESTATE APPRAISER LICENSE 

ERIC A. SEGAL 

bas sllccessfully met the reqULrcments for 8 license as a genera! real estate appraIser to !lIe State of 
CalifQmm and is. therefore, entitled to use the title "Certified General Real Estate Appraiser". 

ThIs license has been issued In accordance with the proVIsions of the Real Estate Appraisers' 
Licensing and CertificatIOn Law, 

OREA APPRAISER [DENTlFiCA nON NUMl3aR AG0265S& 

AUdhNQ·130203 

Date !&SUed: Febroary 19. 201 L 

Date: Eltplresl Fe~ry 18, 1013 

Director,OREA 
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APN  Amount 

109‐020‐05  $35.25  

109‐020‐06  $14,659.63  

109‐030‐01  $6.99  

109‐030‐02  $7.39  

109‐030‐03  $7.39  

109‐030‐04  $7.39  

109‐030‐05  $7.39  

109‐030‐06  $7.39  

109‐030‐07  $7.39  

109‐030‐08  $7.89  

109‐030‐09  $7.75  

109‐030‐10  $7.39  

109‐030‐11  $7.39  

109‐030‐12  $7.39  

109‐030‐13  $7.39  

109‐030‐14  $7.39  

109‐030‐15  $7.39  

109‐030‐16  $7.39  

109‐030‐17  $7.39  

109‐030‐18  $7.64  

109‐030‐19  $11.92  

109‐030‐21  $9.57  

109‐030‐22  $10.91  

109‐030‐23  $11.83  

109‐030‐24  $11.86  

109‐030‐25  $32.59  

109‐030‐26  $66.58  

109‐030‐27  $17.74  

109‐030‐28  $10.43  

109‐030‐29  $9.76  

109‐030‐30  $10.10  

109‐040‐01  $7.39  

109‐040‐02  $7.39  

109‐040‐03  $7.39  

109‐040‐04  $7.39  

109‐040‐05  $7.39  

109‐040‐06  $7.39  

109‐040‐07  $7.39  

109‐040‐08  $7.39  

109‐040‐09  $7.39  

109‐040‐10  $7.39  

109‐040‐11  $7.39  

109‐040‐12  $7.39  

109‐040‐13  $11.30  

109‐040‐14  $9.37  

109‐040‐15  $9.62  

APN  Amount 

109‐040‐16  $9.62 

109‐040‐17  $9.62 

109‐040‐18  $9.62 

109‐040‐20  $31.14 

109‐040‐21  $31.39 

109‐040‐22  $17.76 

109‐040‐23  $11.33 

109‐040‐24  $11.47 

109‐040‐25  $11.58 

109‐040‐26  $11.72 

109‐040‐27  $11.47 

109‐040‐28  $10.57 

109‐040‐29  $9.68 

109‐040‐30  $9.57 

109‐040‐31  $7.39 

109‐040‐32  $7.39 

109‐040‐33  $7.39 

109‐040‐34  $7.39 

109‐040‐35  $7.39 

109‐040‐36  $7.39 

109‐040‐37  $7.39 

109‐040‐38  $7.39 

109‐040‐39  $8.34 

109‐040‐40  $6.63 

109‐040‐41  $7.39 

109‐040‐42  $7.39 

109‐040‐43  $7.39 

109‐040‐44  $7.39 

109‐040‐45  $7.39 

109‐040‐46  $7.39 

109‐040‐47  $7.39 

109‐040‐48  $8.39 

109‐040‐49  $11.75 

109‐050‐01  $31.56 

109‐050‐02  $20.00 

109‐050‐05  $10.57 

109‐050‐06  $10.57 

109‐050‐07  $10.27 

109‐050‐08  $9.93 

109‐050‐09  $11.58 

109‐050‐10  $15.39 

109‐050‐11  $12.73 

109‐050‐12  $8.17 

109‐050‐13  $9.62 

109‐050‐14  $9.62 

109‐050‐15  $9.62 

APN  Amount 

109‐050‐16  $9.62 

109‐050‐17  $7.39 

109‐050‐18  $8.70 

109‐050‐19  $7.39 

109‐050‐20  $7.39 

109‐050‐21  $7.39 

109‐050‐22  $7.39 

109‐050‐23  $7.39 

109‐050‐24  $7.39 

109‐050‐25  $7.39 

109‐050‐26  $7.39 

109‐050‐27  $7.39 

109‐050‐28  $7.39 

109‐050‐29  $7.39 

109‐050‐30  $7.39 

109‐050‐31  $7.39 

109‐050‐32  $11.67 

109‐050‐33  $7.75 

109‐050‐34  $8.98 

109‐050‐35  $8.78 

109‐050‐36  $21.34 

109‐060‐01  $609.95 

109‐060‐12  $665.81 

109‐060‐13  $416.09 

109‐060‐14  $477.19 

109‐060‐19  $252.67 

109‐060‐20  $259.73 

109‐060‐21  $251.97 

109‐060‐22  $361.15 

109‐060‐23  $228.13 

109‐060‐24  $493.33 

109‐060‐25  $238.33 

109‐060‐26  $353.43 

109‐060‐27  $297.40 

109‐060‐28  $236.76 

109‐060‐29  $238.05 

109‐060‐30  $463.58 

109‐060‐31  $582.72 

109‐060‐32  $330.09 

109‐060‐33  $29.37 

109‐060‐34  $9.82 

109‐070‐01  $555.49 

109‐070‐02  $454.87 

109‐070‐03  $436.46 

109‐070‐04  $475.01 

109‐070‐07  $405.99 
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APN  Amount 

109‐070‐08  $481.44  

109‐070‐09  $467.45  

109‐070‐10  $348.34  

109‐070‐11  $493.65  

109‐070‐12  $344.19  

109‐070‐13  $237.10  

109‐070‐14  $336.23  

109‐070‐15  $330.24  

109‐070‐16  $403.03  

109‐070‐17  $214.76  

109‐070‐18  $303.45  

109‐070‐19  $553.21  

109‐070‐20  $304.58  

109‐070‐21  $387.00  

109‐070‐22  $291.64  

109‐070‐23  $230.51  

109‐070‐24  $371.54  

109‐070‐25  $237.49  

109‐070‐26  $383.00  

109‐070‐27  $205.96  

109‐070‐28  $247.81  

109‐070‐29  $400.42  

109‐070‐30  $385.40  

109‐070‐31  $375.86  

109‐070‐32  $401.24  

109‐070‐33  $393.54  

109‐070‐34  $315.93  

109‐070‐35  $351.73  

109‐070‐39  $340.19  

109‐070‐40  $411.25  

109‐070‐42  $374.99  

109‐070‐43  $613.12  

109‐070‐44  $17.18  

109‐070‐45  $507.79  

109‐070‐46  $140.87  

109‐070‐47  $343.23  

109‐070‐48  $360.22  

109‐080‐01  $1,071.79  

109‐080‐02  $459.16  

109‐080‐03  $406.11  

109‐080‐04  $599.83  

109‐080‐05  $392.77  

109‐080‐06  $568.33  

109‐080‐07  $350.63  

109‐080‐08  $316.25  

109‐080‐09  $398.33  

APN  Amount 

109‐080‐10  $240.48 

109‐080‐11  $277.44 

109‐080‐12  $398.55 

109‐080‐13  $321.80 

109‐080‐14  $295.88 

109‐080‐15  $247.63 

109‐080‐16  $346.22 

109‐080‐17  $282.87 

109‐080‐20  $246.86 

109‐080‐21  $401.62 

109‐080‐22  $396.57 

109‐080‐23  $406.91 

109‐080‐24  $196.23 

109‐080‐25  $274.90 

109‐080‐26  $236.56 

109‐080‐27  $315.67 

109‐080‐28  $301.40 

109‐080‐29  $213.81 

109‐080‐30  $213.75 

109‐080‐31  $214.45 

109‐080‐32  $298.06 

109‐080‐33  $242.97 

109‐080‐34  $213.67 

109‐080‐35  $274.30 

109‐080‐36  $415.29 

109‐080‐37  $379.55 

109‐080‐38  $200.49 

109‐080‐39  $373.71 

109‐080‐40  $463.69 

109‐080‐41  $346.68 

109‐090‐01  $355.31 

109‐090‐02  $397.65 

109‐090‐03  $492.36 

109‐090‐04  $412.25 

109‐090‐05  $370.91 

109‐090‐06  $355.73 

109‐090‐07  $255.11 

109‐090‐08  $297.96 

109‐090‐09  $239.46 

109‐090‐10  $224.43 

109‐090‐11  $277.57 

109‐090‐12  $260.68 

109‐090‐14  $426.89 

109‐090‐15  $450.46 

109‐090‐16  $338.50 

109‐090‐17  $260.71 

APN  Amount 

109‐090‐18  $260.71 

109‐090‐19  $376.65 

109‐090‐20  $186.87 

109‐090‐21  $278.75 

109‐090‐22  $443.91 

109‐090‐23  $299.91 

109‐090‐24  $287.85 

109‐090‐25  $353.32 

109‐090‐26  $277.64 

109‐090‐27  $320.38 

109‐090‐28  $229.81 

109‐090‐29  $288.33 

109‐090‐30  $343.98 

109‐090‐31  $415.53 

109‐090‐32  $242.99 

109‐090‐33  $300.36 

109‐090‐34  $398.10 

109‐090‐35  $277.42 

109‐090‐36  $217.00 

109‐090‐37  $395.79 

109‐090‐38  $370.17 

109‐090‐39  $293.82 

109‐090‐40  $262.40 

109‐090‐41  $295.35 

109‐090‐42  $235.92 

109‐090‐43  $326.67 

109‐090‐44  $465.26 

109‐090‐45  $391.97 

109‐090‐46  $206.18 

109‐090‐47  $264.06 

109‐090‐48  $421.38 

109‐090‐49  $379.08 

109‐090‐50  $249.36 

109‐090‐51  $283.89 

109‐090‐52  $295.38 

109‐090‐53  $291.79 

109‐090‐54  $192.56 

109‐090‐55  $5.00 

109‐100‐01  $7.33 

109‐100‐03  $349.75 

109‐100‐04  $405.63 

109‐100‐05  $227.97 

109‐100‐06  $436.62 

109‐100‐07  $505.56 

109‐100‐08  $251.53 

109‐100‐09  $360.93 
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APN  Amount 

109‐100‐10  $313.40  

109‐100‐11  $213.29  

109‐100‐12  $266.49  

109‐100‐13  $238.58  

109‐100‐14  $238.24  

109‐100‐15  $237.85  

109‐100‐16  $251.97  

109‐100‐17  $236.76  

109‐100‐18  $332.95  

109‐100‐19  $438.19  

109‐100‐20  $243.30  

109‐100‐21  $298.90  

109‐100‐22  $333.23  

109‐100‐23  $258.03  

109‐100‐24  $270.82  

109‐100‐25  $322.17  

109‐100‐26  $234.39  

109‐100‐27  $234.20  

109‐100‐28  $337.69  

109‐100‐29  $308.68  

109‐100‐30  $176.21  

109‐100‐31  $154.46  

109‐100‐32  $255.75  

109‐100‐33  $254.12  

109‐100‐34  $349.42  

109‐100‐35  $387.18  

109‐100‐36  $247.18  

109‐100‐37  $203.40  

109‐100‐38  $247.10  

109‐100‐39  $212.61  

109‐100‐41  $24.90  

109‐110‐20  $20.33  

109‐110‐21  $577.71  

109‐110‐22  $81.09  

109‐130‐03  $543.37  

109‐130‐04  $592.66  

109‐130‐11  $487.56  

109‐130‐12  $454.38  

109‐130‐16  $492.55  

109‐140‐01  $252.77  

109‐140‐02  $300.57  

109‐140‐03  $427.38  

109‐140‐04  $249.07  

109‐140‐05  $214.40  

109‐140‐06  $296.19  

109‐140‐07  $214.20  

APN  Amount 

109‐140‐08  $394.60 

109‐140‐09  $237.88 

109‐140‐10  $237.63 

109‐140‐11  $324.02 

109‐140‐12  $431.65 

109‐140‐13  $302.16 

109‐140‐14  $212.55 

109‐140‐15  $192.29 

109‐140‐16  $214.96 

109‐140‐17  $193.22 

109‐140‐18  $193.39 

109‐140‐19  $193.22 

109‐140‐20  $233.44 

109‐140‐21  $230.32 

109‐140‐22  $192.69 

109‐140‐23  $214.26 

109‐140‐24  $295.85 

109‐140‐25  $216.64 

109‐140‐26  $356.03 

109‐140‐27  $254.58 

109‐140‐28  $317.32 

109‐140‐29  $192.13 

109‐140‐30  $350.65 

109‐140‐31  $243.54 

109‐140‐32  $301.60 

109‐140‐33  $237.10 

109‐140‐34  $236.84 

109‐140‐35  $340.17 

109‐140‐36  $237.04 

109‐140‐37  $242.15 

109‐140‐38  $327.93 

109‐140‐39  $242.10 

109‐140‐40  $242.18 

109‐140‐41  $249.09 

109‐140‐42  $251.26 

109‐140‐43  $5.00 

109‐140‐44  $235.47 

109‐140‐45  $213.34 

109‐140‐46  $325.40 

109‐140‐47  $327.57 

109‐140‐48  $267.45 

109‐140‐49  $214.38 

109‐140‐50  $423.52 

109‐140‐51  $243.16 

109‐140‐52  $237.35 

109‐140‐53  $243.30 

APN  Amount 

109‐140‐54  $236.96 

109‐140‐55  $314.38 

109‐140‐56  $213.56 

109‐140‐57  $245.13 

109‐140‐58  $5.00 

109‐150‐01  $363.51 

109‐150‐02  $237.18 

109‐150‐03  $278.65 

109‐150‐04  $407.19 

109‐150‐05  $243.91 

109‐150‐06  $237.01 

109‐150‐07  $310.02 

109‐150‐08  $366.44 

109‐150‐09  $243.77 

109‐150‐10  $236.90 

109‐150‐11  $237.35 

109‐150‐12  $448.52 

109‐150‐13  $214.13 

109‐150‐14  $237.80 

109‐150‐15  $364.82 

109‐150‐16  $237.73 

109‐150‐17  $231.48 

109‐150‐18  $315.10 

109‐150‐19  $323.01 

109‐150‐20  $293.95 

109‐150‐21  $209.28 

109‐150‐22  $356.58 

109‐150‐23  $419.56 

109‐150‐24  $439.91 

109‐150‐25  $344.30 

109‐150‐26  $223.29 

109‐150‐27  $382.98 

109‐150‐28  $226.98 

109‐150‐29  $290.57 

109‐150‐30  $314.70 

109‐150‐31  $227.29 

109‐150‐32  $282.24 

109‐150‐33  $269.77 

109‐150‐34  $315.02 

109‐150‐35  $438.07 

109‐150‐36  $243.53 

109‐150‐37  $400.45 

109‐150‐38  $220.59 

109‐150‐39  $313.28 

109‐150‐40  $420.55 

109‐150‐41  $360.64 
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APN  Amount 

109‐160‐01  $478.88  

109‐160‐02  $468.94  

109‐160‐03  $317.59  

109‐160‐04  $367.62  

109‐160‐05  $380.40  

109‐160‐06  $280.06  

109‐160‐07  $311.08  

109‐160‐08  $310.36  

109‐160‐09  $240.65  

109‐160‐10  $295.05  

109‐160‐11  $213.34  

109‐160‐12  $214.40  

109‐160‐13  $258.56  

109‐160‐14  $227.74  

109‐160‐15  $249.59  

109‐160‐16  $239.25  

109‐160‐17  $232.81  

109‐160‐18  $245.56  

109‐160‐19  $245.56  

109‐160‐20  $394.69  

109‐160‐21  $261.43  

109‐160‐22  $247.95  

109‐170‐01  $189.39  

109‐170‐02  $189.22  

109‐170‐03  $277.42  

109‐170‐04  $287.28  

109‐170‐05  $253.77  

109‐170‐06  $388.33  

109‐170‐07  $311.18  

109‐170‐08  $281.59  

109‐170‐09  $250.72  

109‐170‐10  $239.50  

109‐170‐11  $319.60  

109‐170‐12  $349.61  

109‐170‐13  $296.41  

109‐170‐14  $497.25  

109‐170‐15  $281.93  

109‐170‐16  $485.66  

109‐170‐17  $221.80  

109‐170‐18  $239.84  

109‐170‐19  $280.81  

109‐170‐20  $281.93  

109‐170‐21  $216.51  

109‐170‐22  $214.94  

109‐170‐23  $285.40  

109‐170‐24  $297.67  

APN  Amount 

109‐170‐25  $254.29 

109‐170‐26  $226.36 

109‐170‐27  $282.22 

109‐170‐28  $207.74 

109‐170‐29  $251.69 

109‐170‐30  $259.46 

109‐170‐31  $351.26 

109‐170‐32  $363.38 

109‐170‐33  $322.60 

109‐170‐34  $346.74 

109‐170‐35  $339.02 

109‐170‐36  $233.32 

109‐170‐37  $294.58 

109‐170‐38  $246.55 

109‐170‐39  $254.17 

109‐170‐40  $316.07 

109‐170‐41  $367.69 

109‐170‐42  $433.25 

109‐170‐43  $253.50 

109‐170‐44  $357.15 

109‐170‐45  $273.64 

109‐170‐46  $203.72 

109‐170‐47  $219.04 

109‐170‐48  $232.35 

109‐170‐49  $336.39 

109‐180‐01  $232.03 

109‐180‐02  $292.91 

109‐180‐03  $364.46 

109‐180‐04  $353.04 

109‐180‐05  $529.38 

109‐180‐06  $382.90 

109‐180‐07  $404.55 

109‐180‐08  $393.13 

109‐180‐09  $225.24 

109‐180‐10  $291.39 

109‐180‐11  $259.16 

109‐180‐12  $329.50 

109‐180‐13  $345.09 

109‐180‐14  $225.61 

109‐180‐15  $241.99 

109‐180‐16  $339.12 

109‐180‐17  $190.59 

109‐180‐18  $246.95 

109‐180‐19  $540.39 

109‐180‐20  $264.26 

109‐180‐21  $338.47 

APN  Amount 

109‐180‐22  $419.89 

109‐180‐23  $332.57 

109‐180‐24  $263.47 

109‐180‐25  $329.81 

109‐180‐26  $208.78 

109‐180‐27  $223.69 

109‐180‐28  $202.35 

109‐180‐29  $379.65 

109‐180‐30  $223.75 

109‐180‐31  $275.94 

109‐180‐32  $368.83 

109‐180‐33  $314.16 

109‐180‐34  $298.82 

109‐180‐35  $274.42 

109‐180‐36  $309.16 

109‐180‐37  $201.99 

109‐180‐38  $219.74 

109‐180‐39  $251.13 

109‐180‐40  $216.41 

109‐180‐41  $216.50 

109‐180‐42  $245.24 

109‐180‐43  $283.56 

109‐180‐44  $322.11 

109‐180‐45  $426.90 

109‐180‐46  $449.64 

109‐180‐47  $356.10 

109‐180‐48  $296.56 

109‐180‐49  $259.95 

109‐180‐50  $223.80 

109‐180‐51  $353.17 

109‐180‐52  $201.82 

109‐180‐53  $221.31 

109‐180‐54  $308.68 

109‐180‐55  $237.00 

109‐180‐56  $230.51 

109‐180‐57  $230.51 

109‐180‐58  $298.06 

109‐180‐59  $241.61 

109‐180‐60  $275.38 

109‐180‐61  $229.66 

109‐180‐62  $189.17 

109‐180‐63  $274.53 

109‐180‐64  $226.24 

109‐180‐65  $354.66 

109‐180‐66  $288.04 

109‐180‐67  $272.21 

ATTACHMENT 2



Appendix D 
SJAFCA Smith Canal Area Assessment District 

Assessment Roll 

   
  Page 5 of 59  Appendix D Assessment Roll 

 
 [Formatted SJAFCA Prop 218 Model ‐ ER Model 6‐17‐13 Updated.xlsx]APPEN‐D 

Appendix D Assessment Roll ‐ FINAL 6‐18‐13.docx 

APN  Amount 

109‐180‐68  $281.62  

109‐180‐69  $293.87  

109‐180‐70  $231.57  

109‐180‐71  $315.12  

109‐190‐01  $378.48  

109‐190‐02  $306.82  

109‐190‐03  $324.26  

109‐190‐04  $237.26  

109‐190‐05  $244.17  

109‐190‐06  $419.37  

109‐190‐07  $284.55  

109‐190‐08  $971.34  

109‐190‐09  $237.26  

109‐190‐10  $383.85  

109‐190‐11  $237.26  

109‐190‐12  $214.63  

109‐190‐13  $243.06  

109‐190‐14  $261.15  

109‐190‐15  $314.07  

109‐190‐16  $214.44  

109‐190‐17  $246.91  

109‐190‐18  $386.92  

109‐190‐19  $255.91  

109‐190‐20  $341.45  

109‐190‐21  $287.96  

109‐190‐22  $212.49  

109‐190‐23  $218.17  

109‐190‐24  $478.51  

109‐190‐25  $622.31  

109‐190‐26  $243.16  

109‐190‐27  $236.20  

109‐190‐28  $355.81  

109‐190‐29  $219.83  

109‐190‐30  $370.00  

109‐190‐31  $236.42  

109‐190‐32  $297.04  

109‐190‐33  $427.08  

109‐190‐34  $273.59  

109‐190‐35  $369.16  

109‐190‐36  $212.13  

109‐190‐37  $243.30  

109‐190‐38  $356.00  

109‐190‐39  $236.56  

109‐190‐40  $397.76  

109‐190‐41  $236.56  

109‐190‐42  $214.44  

APN  Amount 

109‐190‐43  $650.51 

109‐190‐44  $299.58 

109‐190‐45  $401.86 

109‐190‐46  $272.74 

109‐190‐47  $272.74 

109‐190‐48  $462.54 

109‐190‐49  $352.40 

109‐200‐01  $305.30 

109‐200‐02  $192.83 

109‐200‐03  $295.77 

109‐200‐04  $213.92 

109‐200‐05  $214.15 

109‐200‐06  $421.12 

109‐200‐07  $234.48 

109‐200‐08  $181.97 

109‐200‐09  $208.93 

109‐200‐10  $238.05 

109‐200‐11  $298.90 

109‐200‐12  $212.47 

109‐200‐13  $267.06 

109‐200‐14  $386.96 

109‐200‐15  $193.13 

109‐200‐16  $242.27 

109‐200‐17  $219.54 

109‐200‐18  $288.83 

109‐200‐19  $268.04 

109‐200‐20  $213.05 

109‐200‐21  $213.84 

109‐200‐22  $213.92 

109‐200‐23  $193.53 

109‐200‐24  $212.55 

109‐200‐25  $267.12 

109‐200‐26  $189.25 

109‐200‐27  $211.85 

109‐200‐28  $475.29 

109‐200‐29  $237.10 

109‐200‐30  $214.26 

109‐200‐31  $460.15 

109‐200‐32  $328.10 

109‐200‐33  $553.55 

109‐200‐34  $193.13 

109‐200‐35  $214.26 

109‐200‐36  $304.77 

109‐200‐37  $366.36 

109‐200‐38  $214.26 

109‐200‐39  $308.60 

APN  Amount 

109‐200‐40  $219.23 

109‐200‐41  $5.00 

109‐200‐42  $214.79 

109‐200‐43  $213.92 

109‐200‐44  $284.76 

109‐200‐45  $193.55 

109‐200‐46  $275.40 

109‐200‐47  $219.37 

109‐200‐48  $193.55 

109‐200‐49  $308.75 

109‐200‐50  $286.93 

109‐200‐51  $268.04 

109‐200‐52  $294.07 

109‐200‐53  $285.79 

109‐200‐54  $365.80 

109‐200‐55  $297.06 

109‐210‐01  $379.74 

109‐210‐02  $307.83 

109‐210‐03  $251.79 

109‐210‐04  $405.49 

109‐210‐05  $306.05 

109‐210‐06  $448.30 

109‐210‐07  $251.73 

109‐210‐08  $283.75 

109‐210‐09  $257.32 

109‐210‐10  $243.68 

109‐210‐11  $256.70 

109‐210‐12  $296.25 

109‐210‐13  $255.03 

109‐210‐14  $290.57 

109‐210‐15  $241.49 

109‐210‐16  $306.50 

109‐210‐17  $261.94 

109‐210‐18  $282.59 

109‐210‐19  $357.08 

109‐210‐20  $258.13 

109‐210‐21  $270.04 

109‐210‐22  $248.60 

109‐210‐23  $361.84 

109‐210‐24  $284.06 

109‐210‐25  $332.33 

109‐210‐26  $244.49 

109‐210‐27  $345.26 

109‐210‐28  $437.23 

109‐210‐29  $414.75 

109‐210‐30  $334.26 
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APN  Amount 

109‐210‐31  $311.74  

109‐210‐32  $301.06  

109‐210‐33  $341.28  

109‐210‐34  $347.99  

109‐210‐35  $341.19  

109‐210‐36  $228.34  

109‐210‐37  $248.10  

109‐210‐38  $258.62  

109‐210‐39  $319.33  

109‐210‐40  $253.93  

109‐210‐41  $347.10  

109‐210‐42  $334.44  

109‐210‐43  $339.14  

109‐210‐44  $247.74  

109‐210‐45  $258.94  

109‐210‐46  $246.61  

109‐210‐47  $256.52  

109‐210‐48  $259.42  

109‐210‐49  $263.62  

109‐210‐50  $343.02  

109‐210‐51  $398.01  

109‐210‐52  $5.00  

109‐230‐01  $224.82  

109‐230‐02  $224.40  

109‐230‐03  $224.40  

109‐230‐04  $224.40  

109‐230‐05  $268.57  

109‐230‐06  $224.40  

109‐230‐07  $193.65  

109‐230‐08  $388.96  

109‐230‐09  $224.40  

109‐230‐10  $421.00  

109‐230‐11  $243.67  

109‐230‐12  $310.14  

109‐230‐13  $261.86  

109‐230‐14  $224.40  

109‐230‐15  $224.76  

109‐230‐16  $276.36  

109‐230‐17  $224.40  

109‐230‐18  $329.63  

109‐230‐19  $262.07  

109‐230‐20  $194.30  

109‐230‐21  $190.62  

109‐230‐22  $226.35  

109‐230‐23  $224.40  

109‐230‐24  $224.40  

APN  Amount 

109‐230‐25  $224.40 

109‐230‐26  $190.62 

109‐230‐27  $224.40 

109‐230‐28  $269.86 

109‐230‐29  $224.76 

109‐230‐30  $224.40 

109‐230‐31  $253.85 

109‐230‐32  $190.62 

109‐230‐33  $224.40 

109‐230‐34  $276.36 

109‐230‐35  $224.40 

109‐230‐36  $227.43 

109‐230‐37  $317.94 

109‐230‐38  $224.40 

109‐230‐39  $276.36 

109‐230‐40  $287.62 

109‐230‐41  $302.13 

109‐230‐42  $241.43 

109‐230‐43  $224.85 

109‐230‐44  $224.48 

109‐230‐45  $262.19 

109‐230‐46  $224.48 

109‐230‐47  $253.06 

109‐230‐48  $318.24 

109‐230‐49  $224.48 

109‐230‐50  $190.70 

109‐230‐51  $224.48 

109‐230‐52  $224.48 

109‐230‐53  $194.38 

109‐230‐54  $332.31 

109‐230‐55  $224.48 

109‐230‐56  $224.85 

109‐240‐01  $224.85 

109‐240‐02  $235.31 

109‐240‐03  $292.07 

109‐240‐04  $224.51 

109‐240‐05  $224.48 

109‐240‐06  $224.51 

109‐240‐07  $364.79 

109‐240‐08  $342.70 

109‐240‐09  $224.51 

109‐240‐10  $300.51 

109‐240‐11  $447.32 

109‐240‐12  $224.51 

109‐240‐13  $224.51 

109‐240‐14  $224.48 

APN  Amount 

109‐240‐15  $370.35 

109‐240‐16  $227.51 

109‐240‐17  $224.48 

109‐240‐18  $224.48 

109‐240‐19  $246.13 

109‐240‐20  $190.70 

109‐240‐21  $337.51 

109‐240‐22  $250.46 

109‐240‐23  $224.48 

109‐240‐24  $224.48 

109‐240‐25  $238.77 

109‐240‐26  $194.38 

109‐240‐27  $190.70 

109‐240‐28  $224.85 

109‐240‐29  $339.67 

109‐240‐30  $190.70 

109‐240‐31  $224.48 

109‐240‐32  $294.64 

109‐240‐33  $348.33 

109‐240‐34  $271.25 

109‐240‐35  $224.48 

109‐240‐36  $455.08 

109‐240‐37  $224.48 

109‐240‐38  $190.70 

109‐240‐39  $224.48 

109‐240‐40  $338.81 

109‐240‐41  $224.48 

109‐240‐42  $276.81 

109‐240‐43  $224.85 

109‐240‐44  $314.12 

109‐240‐45  $190.70 

109‐240‐46  $194.38 

109‐240‐47  $224.48 

109‐240‐48  $224.48 

109‐240‐49  $299.62 

109‐240‐50  $227.51 

109‐240‐51  $194.38 

109‐240‐52  $292.04 

109‐240‐53  $224.48 

109‐240‐54  $344.00 

109‐240‐55  $224.48 

109‐240‐56  $224.03 

109‐250‐01  $324.16 

109‐250‐02  $381.54 

109‐250‐03  $221.96 

109‐250‐04  $228.89 

ATTACHMENT 2



Appendix D 
SJAFCA Smith Canal Area Assessment District 

Assessment Roll 

   
  Page 7 of 59  Appendix D Assessment Roll 

 
 [Formatted SJAFCA Prop 218 Model ‐ ER Model 6‐17‐13 Updated.xlsx]APPEN‐D 

Appendix D Assessment Roll ‐ FINAL 6‐18‐13.docx 

APN  Amount 

109‐250‐05  $381.54  

109‐250‐06  $228.89  

109‐250‐07  $221.96  

109‐250‐08  $228.89  

109‐250‐09  $289.95  

109‐250‐10  $228.89  

109‐250‐11  $221.96  

109‐250‐12  $228.89  

109‐250‐13  $381.54  

109‐250‐14  $420.00  

109‐250‐15  $283.81  

109‐250‐16  $294.20  

109‐250‐17  $224.77  

109‐250‐18  $270.25  

109‐250‐19  $313.77  

109‐250‐20  $586.37  

109‐250‐21  $236.25  

109‐250‐22  $290.17  

109‐250‐23  $215.25  

109‐250‐24  $270.25  

109‐250‐25  $221.96  

109‐250‐26  $475.08  

109‐250‐27  $306.19  

109‐250‐28  $215.25  

109‐250‐29  $270.68  

109‐250‐30  $215.25  

109‐250‐31  $215.25  

109‐250‐32  $290.17  

109‐250‐33  $221.96  

109‐250‐34  $267.21  

109‐250‐35  $215.25  

109‐250‐36  $669.74  

109‐250‐37  $436.54  

109‐250‐38  $292.98  

109‐250‐39  $313.98  

109‐250‐40  $215.25  

109‐250‐41  $324.16  

109‐250‐42  $365.52  

109‐260‐01  $198.70  

109‐260‐02  $212.38  

109‐260‐03  $283.52  

109‐260‐04  $337.11  

109‐260‐05  $272.55  

109‐260‐06  $284.44  

109‐260‐07  $362.54  

109‐260‐08  $306.41  

APN  Amount 

109‐260‐09  $367.47 

109‐260‐10  $448.45 

109‐260‐11  $284.32 

109‐260‐12  $315.07 

109‐260‐13  $417.92 

109‐260‐14  $362.49 

109‐260‐15  $332.83 

109‐260‐16  $255.52 

109‐260‐17  $329.36 

109‐260‐18  $251.84 

109‐260‐19  $234.09 

109‐260‐20  $289.95 

109‐260‐21  $258.55 

109‐260‐22  $254.87 

109‐260‐23  $367.47 

109‐260‐24  $296.23 

109‐260‐25  $237.33 

109‐260‐26  $239.71 

109‐260‐27  $264.50 

109‐260‐28  $249.73 

109‐270‐01  $5.00 

109‐270‐03  $348.55 

109‐270‐04  $321.89 

109‐270‐05  $264.64 

109‐270‐06  $272.51 

109‐270‐07  $264.46 

109‐270‐08  $298.66 

109‐270‐09  $297.44 

109‐270‐10  $251.80 

109‐270‐11  $254.40 

109‐270‐12  $285.82 

109‐270‐13  $399.20 

109‐270‐14  $254.03 

109‐270‐15  $352.67 

109‐270‐16  $230.26 

109‐270‐17  $279.09 

109‐270‐18  $251.84 

109‐270‐19  $275.25 

109‐270‐20  $248.91 

109‐270‐21  $275.99 

109‐270‐22  $267.57 

109‐270‐23  $307.99 

109‐270‐24  $340.00 

109‐270‐25  $441.13 

109‐270‐26  $748.30 

109‐280‐01  $213.81 

APN  Amount 

109‐280‐02  $208.45 

109‐280‐03  $212.53 

109‐280‐04  $260.59 

109‐280‐05  $319.55 

109‐280‐06  $286.63 

109‐280‐07  $260.29 

109‐280‐08  $242.92 

109‐280‐09  $260.29 

109‐280‐10  $280.89 

109‐280‐11  $279.76 

109‐280‐12  $280.02 

109‐280‐13  $299.42 

109‐280‐14  $293.21 

109‐280‐15  $243.34 

109‐280‐16  $260.29 

109‐280‐17  $242.92 

109‐280‐18  $260.29 

109‐280‐19  $242.92 

109‐280‐20  $284.44 

109‐280‐21  $233.41 

109‐280‐22  $261.21 

109‐280‐23  $239.26 

109‐280‐24  $233.52 

109‐280‐25  $315.85 

109‐280‐26  $206.74 

109‐280‐27  $290.00 

109‐280‐28  $237.43 

109‐280‐29  $350.32 

109‐280‐30  $261.21 

109‐280‐31  $311.87 

109‐280‐32  $219.71 

109‐280‐33  $309.80 

109‐280‐34  $308.03 

109‐280‐35  $321.41 

109‐280‐36  $276.98 

109‐280‐37  $275.64 

109‐280‐38  $269.15 

109‐280‐39  $223.69 

109‐280‐40  $321.07 

109‐280‐41  $244.19 

109‐280‐42  $310.79 

109‐280‐43  $316.58 

109‐280‐44  $234.05 

109‐280‐45  $248.57 

109‐280‐46  $245.74 

109‐280‐47  $271.59 
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APN  Amount 

109‐280‐48  $283.16  

109‐280‐49  $294.26  

109‐280‐50  $306.69  

109‐280‐51  $315.15  

109‐280‐52  $243.67  

109‐280‐53  $340.38  

109‐280‐54  $204.26  

109‐280‐55  $5.00  

109‐280‐56  $283.23  

109‐280‐57  $215.26  

109‐280‐58  $202.49  

109‐280‐59  $146.60  

109‐280‐60  $232.89  

109‐280‐61  $271.81  

109‐280‐62  $5.00  

109‐280‐63  $230.26  

109‐280‐64  $267.86  

109‐280‐65  $215.26  

109‐280‐66  $251.91  

109‐280‐67  $5.32  

109‐280‐68  $8.39  

109‐280‐69  $5.00  

109‐290‐01  $390.17  

109‐290‐02  $321.26  

109‐290‐03  $393.69  

109‐290‐04  $393.84  

109‐290‐05  $393.81  

109‐290‐06  $468.21  

109‐290‐07  $484.20  

109‐290‐08  $484.19  

109‐290‐09  $484.19  

109‐290‐10  $484.20  

109‐290‐11  $472.67  

109‐310‐01  $329.92  

109‐310‐02  $259.94  

109‐310‐03  $361.49  

109‐310‐04  $303.02  

109‐310‐05  $328.14  

109‐310‐06  $271.72  

109‐310‐07  $220.87  

109‐310‐08  $256.72  

109‐310‐09  $201.67  

109‐310‐10  $260.59  

109‐310‐11  $244.47  

109‐310‐12  $204.96  

109‐310‐13  $260.59  

APN  Amount 

109‐310‐14  $303.02 

109‐310‐15  $234.17 

109‐310‐16  $288.52 

109‐310‐17  $321.86 

109‐310‐18  $383.40 

109‐310‐19  $313.96 

109‐310‐20  $273.23 

109‐310‐21  $268.23 

109‐310‐22  $308.65 

109‐310‐23  $251.84 

109‐310‐24  $289.78 

109‐310‐25  $277.99 

109‐310‐26  $232.45 

109‐310‐27  $256.09 

109‐310‐28  $241.64 

109‐310‐29  $241.82 

109‐310‐30  $317.54 

109‐310‐31  $289.95 

109‐310‐32  $313.47 

109‐320‐01  $413.50 

109‐320‐02  $227.02 

109‐320‐03  $359.32 

109‐320‐04  $309.52 

109‐320‐05  $281.37 

109‐320‐06  $192.52 

109‐320‐07  $329.15 

109‐320‐08  $393.71 

109‐320‐09  $264.95 

109‐320‐10  $312.77 

109‐320‐11  $262.59 

109‐320‐12  $252.36 

109‐320‐13  $243.70 

109‐320‐14  $249.33 

109‐320‐15  $219.23 

109‐320‐16  $511.54 

109‐320‐17  $249.11 

109‐320‐18  $389.20 

109‐320‐19  $291.77 

109‐320‐20  $266.00 

109‐320‐21  $249.11 

109‐320‐22  $254.96 

109‐320‐23  $319.91 

109‐320‐24  $234.17 

109‐320‐25  $348.50 

109‐320‐26  $247.43 

109‐320‐27  $247.43 

APN  Amount 

109‐340‐01  $303.66 

109‐340‐02  $491.05 

109‐340‐03  $482.61 

109‐340‐04  $271.62 

109‐340‐05  $259.37 

109‐340‐06  $242.70 

109‐340‐07  $224.51 

109‐340‐08  $224.48 

109‐340‐09  $194.38 

109‐340‐10  $279.05 

109‐340‐11  $348.77 

109‐340‐12  $190.70 

109‐340‐13  $373.02 

109‐340‐14  $340.04 

109‐340‐15  $224.85 

109‐340‐16  $224.48 

109‐340‐17  $295.91 

109‐340‐18  $343.79 

109‐340‐19  $227.51 

109‐340‐20  $257.39 

109‐340‐21  $262.81 

109‐340‐22  $337.51 

109‐340‐23  $224.48 

109‐340‐24  $224.48 

109‐340‐25  $224.48 

109‐340‐26  $190.70 

109‐340‐27  $227.51 

109‐340‐28  $283.38 

109‐340‐29  $314.56 

109‐340‐30  $224.85 

109‐340‐31  $224.45 

109‐340‐32  $224.65 

109‐340‐33  $224.48 

109‐340‐34  $221.45 

109‐340‐35  $224.48 

109‐340‐36  $221.45 

109‐350‐01  $242.52 

109‐350‐02  $227.43 

109‐350‐03  $343.92 

109‐350‐04  $264.67 

109‐350‐05  $224.40 

109‐350‐06  $224.40 

109‐350‐07  $224.40 

109‐350‐08  $224.40 

109‐350‐09  $224.40 

109‐350‐10  $224.40 
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APN  Amount 

109‐350‐11  $224.40  

109‐350‐12  $224.40  

109‐350‐13  $276.36  

109‐350‐14  $227.43  

109‐350‐15  $194.30  

109‐350‐16  $293.25  

109‐350‐17  $298.23  

109‐350‐18  $224.76  

109‐350‐19  $367.61  

109‐350‐20  $224.40  

109‐350‐21  $224.40  

109‐350‐22  $483.80  

109‐350‐23  $314.47  

109‐350‐24  $391.12  

109‐350‐25  $303.21  

109‐350‐26  $224.40  

109‐350‐27  $260.77  

109‐350‐28  $224.40  

109‐350‐29  $292.04  

109‐350‐30  $326.90  

109‐350‐31  $224.48  

109‐350‐32  $211.30  

109‐350‐33  $350.07  

109‐350‐34  $194.38  

109‐350‐35  $224.48  

109‐350‐36  $369.99  

109‐360‐03  $2,209.12  

109‐360‐05  $10,235.29  

109‐360‐06  $27,965.03  

109‐360‐07  $47.93  

109‐370‐01  $138.45  

109‐370‐02  $154.81  

109‐370‐03  $131.69  

109‐370‐04  $108.19  

109‐370‐05  $138.45  

109‐370‐06  $164.94  

109‐370‐07  $143.38  

109‐370‐08  $108.19  

109‐370‐09  $154.81  

109‐370‐10  $142.09  

109‐370‐11  $108.19  

109‐370‐12  $154.81  

109‐370‐13  $131.69  

109‐370‐14  $108.19  

109‐370‐15  $138.45  

109‐370‐16  $154.81  

APN  Amount 

109‐370‐17  $131.69 

109‐370‐18  $108.19 

109‐370‐21  $20.54 

109‐370‐22  $8.02 

109‐380‐01  $354.83 

109‐380‐02  $448.47 

109‐380‐03  $407.59 

109‐380‐04  $592.81 

109‐380‐05  $290.88 

109‐380‐06  $221.94 

109‐380‐07  $285.16 

109‐380‐08  $260.76 

109‐380‐09  $358.31 

109‐380‐10  $282.60 

109‐380‐11  $263.69 

109‐380‐12  $322.40 

109‐380‐13  $296.51 

109‐380‐14  $297.64 

109‐380‐15  $448.84 

109‐380‐16  $175.07 

109‐380‐17  $5.00 

109‐380‐18  $344.42 

109‐380‐19  $29.24 

109‐380‐20  $5.00 

109‐390‐01  $528.40 

109‐390‐02  $342.61 

109‐390‐03  $477.30 

109‐390‐04  $345.83 

109‐390‐05  $316.20 

109‐390‐06  $280.99 

109‐390‐07  $282.29 

109‐390‐08  $313.46 

109‐390‐09  $292.69 

109‐390‐10  $274.65 

109‐390‐11  $350.51 

109‐390‐12  $292.75 

109‐390‐13  $306.00 

109‐390‐14  $285.70 

109‐390‐15  $287.08 

109‐390‐16  $287.73 

109‐390‐17  $282.56 

109‐390‐18  $266.38 

109‐390‐19  $368.58 

109‐390‐20  $329.88 

109‐390‐21  $210.39 

109‐390‐22  $296.46 

APN  Amount 

109‐390‐23  $314.80 

109‐390‐24  $272.61 

109‐390‐25  $309.22 

109‐390‐26  $263.83 

109‐390‐27  $303.94 

109‐390‐28  $304.45 

109‐390‐29  $288.31 

109‐390‐30  $309.21 

109‐390‐31  $343.34 

109‐390‐32  $251.83 

109‐390‐33  $294.37 

109‐390‐34  $389.32 

109‐390‐35  $9.70 

111‐020‐01  $2,051.86 

111‐020‐05  $6,872.28 

111‐020‐06  $452.83 

111‐020‐07  $162.17 

111‐020‐13  $36.45 

111‐020‐14  $35.99 

111‐020‐23  $158.89 

111‐020‐25  $140.02 

111‐020‐32  $146.87 

111‐020‐35  $5.00 

111‐020‐41  $38.21 

111‐020‐42  $32.97 

111‐020‐43  $38.63 

111‐020‐44  $135.16 

111‐020‐48  $51.97 

111‐020‐49  $5.00 

111‐020‐52  $60.24 

111‐020‐53  $39.52 

111‐020‐54  $118.96 

111‐020‐55  $30.32 

111‐020‐56  $29.64 

111‐020‐57  $57.31 

111‐030‐01  $238.56 

111‐030‐02  $219.87 

111‐030‐03  $269.07 

111‐030‐04  $310.41 

111‐030‐05  $223.90 

111‐030‐06  $211.46 

111‐030‐07  $217.49 

111‐030‐08  $211.46 

111‐030‐09  $211.46 

111‐030‐10  $211.46 

111‐030‐11  $280.05 
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APN  Amount 

111‐030‐12  $173.42  

111‐030‐13  $211.46  

111‐030‐14  $232.31  

111‐030‐15  $197.74  

111‐030‐16  $255.72  

111‐030‐17  $267.43  

111‐030‐18  $272.73  

111‐030‐19  $202.68  

111‐030‐20  $329.06  

111‐030‐21  $197.74  

111‐030‐22  $263.11  

111‐030‐23  $235.53  

111‐030‐24  $228.29  

111‐030‐25  $235.53  

111‐030‐26  $173.42  

111‐030‐27  $238.56  

111‐030‐28  $173.42  

111‐030‐29  $238.56  

111‐030‐30  $267.98  

111‐030‐31  $171.95  

111‐030‐32  $177.99  

111‐030‐33  $183.84  

111‐030‐34  $196.56  

111‐030‐35  $257.55  

111‐030‐36  $311.75  

111‐030‐37  $205.42  

111‐030‐38  $255.67  

111‐030‐39  $181.10  

111‐030‐40  $380.60  

111‐030‐41  $280.05  

111‐030‐42  $193.53  

111‐030‐43  $275.11  

111‐030‐44  $254.59  

111‐030‐45  $268.01  

111‐030‐46  $289.01  

111‐030‐47  $268.66  

111‐030‐48  $193.53  

111‐030‐49  $202.62  

111‐030‐50  $254.59  

111‐041‐01  $265.18  

111‐041‐02  $224.90  

111‐041‐03  $321.28  

111‐041‐04  $193.75  

111‐041‐05  $254.84  

111‐041‐06  $232.75  

111‐041‐07  $193.81  

APN  Amount 

111‐041‐08  $219.79 

111‐041‐09  $200.76 

111‐041‐10  $193.75 

111‐041‐11  $346.10 

111‐041‐12  $193.67 

111‐041‐13  $193.67 

111‐041‐14  $193.67 

111‐041‐15  $399.80 

111‐041‐16  $298.25 

111‐041‐17  $362.56 

111‐041‐18  $200.59 

111‐041‐19  $193.67 

111‐041‐20  $193.67 

111‐042‐01  $342.20 

111‐042‐02  $273.56 

111‐042‐03  $220.08 

111‐042‐04  $225.28 

111‐042‐05  $256.02 

111‐042‐06  $379.23 

111‐042‐07  $246.50 

111‐042‐08  $238.70 

111‐042‐09  $221.48 

111‐042‐10  $205.38 

111‐042‐11  $202.45 

111‐042‐12  $235.67 

111‐042‐13  $251.26 

111‐042‐14  $328.78 

111‐042‐15  $235.67 

111‐042‐16  $238.70 

111‐042‐17  $257.32 

111‐042‐18  $238.70 

111‐042‐19  $393.09 

111‐042‐20  $264.25 

111‐043‐01  $271.01 

111‐043‐02  $227.35 

111‐043‐03  $305.45 

111‐043‐04  $232.14 

111‐043‐05  $193.36 

111‐043‐06  $191.90 

111‐043‐07  $315.20 

111‐043‐08  $298.86 

111‐043‐09  $390.01 

111‐043‐10  $253.42 

111‐043‐11  $196.59 

111‐043‐12  $202.62 

111‐043‐13  $183.05 

APN  Amount 

111‐043‐14  $289.68 

111‐043‐15  $164.40 

111‐043‐16  $197.50 

111‐043‐17  $292.79 

111‐044‐01  $242.17 

111‐044‐02  $381.39 

111‐044‐03  $251.26 

111‐044‐04  $275.55 

111‐044‐05  $294.27 

111‐044‐06  $272.87 

111‐044‐07  $261.97 

111‐044‐08  $407.33 

111‐044‐09  $230.44 

111‐044‐10  $277.87 

111‐044‐11  $333.53 

111‐044‐12  $279.09 

111‐044‐13  $228.79 

111‐044‐14  $269.40 

111‐051‐01  $424.18 

111‐051‐02  $398.12 

111‐051‐03  $165.42 

111‐051‐04  $181.70 

111‐051‐05  $194.32 

111‐051‐06  $298.39 

111‐051‐07  $323.82 

111‐051‐08  $319.43 

111‐051‐09  $251.20 

111‐051‐10  $197.25 

111‐051‐11  $239.68 

111‐051‐12  $227.06 

111‐051‐13  $343.94 

111‐051‐14  $466.66 

111‐051‐15  $261.45 

111‐051‐16  $223.95 

111‐051‐17  $369.83 

111‐051‐18  $324.36 

111‐051‐19  $301.87 

111‐051‐20  $321.77 

111‐052‐01  $305.34 

111‐052‐02  $320.16 

111‐052‐03  $212.61 

111‐052‐04  $330.64 

111‐052‐05  $355.54 

111‐052‐06  $367.67 

111‐052‐07  $214.62 

111‐052‐08  $212.61 
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APN  Amount 

111‐052‐09  $227.98  

111‐052‐10  $290.53  

111‐052‐11  $272.06  

111‐052‐12  $214.55  

111‐052‐13  $199.55  

111‐052‐14  $284.98  

111‐052‐15  $196.13  

111‐052‐16  $249.77  

111‐052‐17  $336.37  

111‐052‐18  $258.00  

111‐052‐19  $235.70  

111‐052‐20  $270.45  

111‐053‐01  $290.53  

111‐053‐02  $253.40  

111‐053‐03  $164.33  

111‐053‐04  $238.95  

111‐053‐05  $383.08  

111‐053‐06  $247.73  

111‐053‐07  $243.97  

111‐053‐08  $285.73  

111‐053‐09  $188.47  

111‐053‐10  $202.74  

111‐053‐11  $282.66  

111‐053‐12  $236.76  

111‐053‐13  $202.74  

111‐053‐14  $358.93  

111‐054‐01  $252.12  

111‐054‐02  $221.39  

111‐054‐03  $207.31  

111‐054‐04  $320.34  

111‐054‐05  $210.05  

111‐054‐06  $257.79  

111‐054‐07  $1,004.52  

111‐054‐10  $193.15  

111‐054‐11  $234.67  

111‐054‐12  $199.92  

111‐054‐13  $316.58  

111‐054‐14  $252.57  

111‐054‐15  $1,781.27  

111‐060‐01  $384.15  

111‐060‐02  $409.48  

111‐060‐03  $416.63  

111‐060‐04  $228.38  

111‐060‐05  $267.86  

111‐060‐06  $244.16  

111‐060‐07  $308.59  

APN  Amount 

111‐060‐08  $303.97 

111‐060‐09  $312.38 

111‐060‐10  $231.91 

111‐060‐11  $219.54 

111‐060‐12  $219.54 

111‐060‐13  $271.15 

111‐060‐14  $212.59 

111‐060‐15  $273.23 

111‐060‐16  $243.92 

111‐060‐17  $324.98 

111‐060‐18  $282.20 

111‐060‐19  $330.31 

111‐060‐20  $199.19 

111‐060‐21  $405.66 

111‐060‐22  $266.14 

111‐060‐23  $329.76 

111‐060‐24  $336.00 

111‐060‐25  $220.02 

111‐060‐26  $269.43 

111‐060‐27  $5.00 

111‐060‐28  $288.45 

111‐060‐29  $220.02 

111‐060‐30  $256.78 

111‐060‐31  $220.02 

111‐060‐32  $281.68 

111‐060‐33  $220.02 

111‐060‐34  $196.79 

111‐060‐35  $220.02 

111‐060‐36  $209.07 

111‐060‐37  $259.85 

111‐060‐38  $285.35 

111‐060‐39  $280.40 

111‐060‐40  $283.87 

111‐060‐41  $335.64 

111‐060‐42  $260.46 

111‐060‐43  $275.28 

111‐060‐44  $322.65 

111‐060‐45  $309.02 

111‐060‐46  $297.04 

111‐060‐47  $360.74 

111‐060‐48  $449.21 

111‐060‐49  $423.17 

111‐070‐01  $5.00 

111‐070‐02  $5.00 

111‐070‐03  $366.38 

111‐070‐04  $256.35 

APN  Amount 

111‐070‐05  $301.25 

111‐070‐06  $323.91 

111‐070‐07  $322.03 

111‐070‐08  $280.92 

111‐070‐09  $310.89 

111‐070‐11  $614.96 

111‐070‐12  $270.68 

111‐070‐13  $187.65 

111‐070‐14  $324.75 

111‐070‐15  $289.76 

111‐070‐16  $286.42 

111‐070‐17  $294.26 

111‐070‐18  $11.75 

111‐070‐19  $3,798.71 

111‐070‐22  $637.60 

111‐070‐23  $282.78 

111‐070‐24  $333.97 

111‐070‐25  $285.40 

111‐070‐26  $343.72 

111‐070‐29  $3,019.45 

111‐070‐34  $2,147.53 

111‐070‐35  $270.96 

111‐070‐36  $163.42 

111‐081‐01  $227.81 

111‐081‐02  $227.32 

111‐081‐03  $227.11 

111‐081‐04  $243.78 

111‐081‐05  $259.15 

111‐081‐06  $196.14 

111‐081‐07  $199.56 

111‐081‐08  $215.29 

111‐081‐09  $192.61 

111‐081‐10  $309.85 

111‐081‐11  $380.63 

111‐081‐12  $168.83 

111‐081‐13  $190.41 

111‐081‐14  $284.06 

111‐081‐15  $192.61 

111‐081‐16  $230.68 

111‐081‐17  $172.28 

111‐081‐18  $192.61 

111‐081‐19  $200.01 

111‐081‐20  $242.26 

111‐081‐21  $250.59 

111‐081‐22  $202.48 

111‐081‐23  $279.67 
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APN  Amount 

111‐081‐24  $207.42  

111‐081‐25  $261.74  

111‐081‐26  $172.12  

111‐081‐27  $186.02  

111‐081‐28  $257.90  

111‐081‐29  $252.23  

111‐081‐30  $254.79  

111‐081‐31  $233.03  

111‐081‐32  $279.67  

111‐081‐33  $198.83  

111‐081‐34  $347.02  

111‐081‐35  $259.37  

111‐081‐36  $286.80  

111‐081‐37  $311.49  

111‐081‐38  $237.87  

111‐082‐01  $441.03  

111‐082‐02  $320.86  

111‐082‐03  $164.81  

111‐082‐04  $379.17  

111‐082‐05  $279.49  

111‐082‐06  $252.78  

111‐082‐07  $172.46  

111‐082‐08  $196.47  

111‐082‐09  $285.16  

111‐082‐10  $211.99  

111‐082‐11  $226.81  

111‐082‐12  $175.05  

111‐082‐13  $304.18  

111‐082‐14  $192.61  

111‐082‐15  $178.93  

111‐082‐16  $220.76  

111‐082‐17  $186.02  

111‐082‐18  $192.61  

111‐082‐19  $272.49  

111‐082‐20  $203.67  

111‐082‐21  $204.89  

111‐082‐22  $172.15  

111‐082‐23  $262.50  

111‐082‐24  $188.98  

111‐082‐25  $175.08  

111‐082‐26  $188.98  

111‐082‐27  $246.59  

111‐082‐28  $264.70  

111‐082‐29  $272.01  

111‐082‐30  $321.46  

111‐082‐31  $271.41  

APN  Amount 

111‐082‐32  $188.98 

111‐082‐33  $186.05 

111‐082‐34  $281.16 

111‐082‐35  $336.40 

111‐082‐36  $186.23 

111‐082‐37  $299.45 

111‐082‐38  $234.45 

111‐090‐01  $757.62 

111‐090‐02  $283.02 

111‐090‐03  $221.75 

111‐090‐04  $307.90 

111‐090‐05  $217.91 

111‐090‐06  $289.79 

111‐090‐07  $407.76 

111‐090‐08  $290.33 

111‐090‐09  $173.16 

111‐090‐10  $246.86 

111‐090‐11  $254.69 

111‐090‐12  $221.96 

111‐090‐13  $384.89 

111‐090‐16  $282.39 

111‐090‐17  $236.29 

111‐090‐18  $185.08 

111‐090‐19  $233.00 

111‐090‐20  $219.10 

111‐090‐21  $221.11 

111‐090‐22  $315.13 

111‐090‐23  $241.72 

111‐090‐24  $234.22 

111‐090‐25  $298.79 

111‐090‐26  $150.63 

111‐090‐27  $170.81 

111‐090‐28  $221.11 

111‐090‐29  $185.07 

111‐090‐30  $164.90 

111‐090‐31  $134.91 

111‐090‐32  $233.40 

111‐100‐01  $6,971.71 

111‐100‐02  $935.83 

111‐100‐19  $882.77 

111‐100‐20  $219.00 

111‐100‐23  $5.06 

111‐100‐25  $5.00 

111‐100‐26  $5.00 

111‐100‐27  $5.00 

111‐100‐28  $5.00 

APN  Amount 

111‐100‐35  $227.17 

111‐100‐36  $210.37 

111‐100‐37  $181.21 

111‐100‐38  $13.48 

111‐110‐01  $274.77 

111‐110‐02  $293.79 

111‐110‐03  $2,010.57 

111‐110‐06  $702.63 

111‐110‐07  $1,038.57 

111‐110‐08  $407.97 

111‐110‐09  $258.13 

111‐110‐10  $277.88 

111‐110‐11  $176.56 

111‐110‐12  $174.91 

111‐110‐13  $181.55 

111‐110‐14  $189.63 

111‐110‐15  $321.69 

111‐110‐16  $192.96 

111‐110‐17  $235.95 

111‐110‐18  $190.77 

111‐110‐19  $267.04 

111‐110‐20  $182.72 

111‐110‐21  $303.66 

111‐110‐22  $300.49 

111‐110‐23  $239.08 

111‐110‐24  $272.57 

111‐110‐25  $288.07 

111‐110‐26  $134.34 

111‐110‐27  $189.63 

111‐110‐28  $257.12 

111‐110‐29  $191.64 

111‐110‐30  $179.98 

111‐110‐31  $255.88 

111‐110‐32  $279.11 

111‐110‐33  $268.69 

111‐110‐34  $277.83 

111‐110‐35  $219.12 

111‐110‐36  $267.04 

111‐110‐37  $329.23 

111‐110‐38  $225.34 

111‐110‐39  $218.94 

111‐110‐40  $343.63 

111‐110‐41  $359.18 

111‐110‐42  $8,771.89 

111‐110‐49  $5.00 

111‐110‐50  $191.96 
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APN  Amount 

111‐110‐51  $12.08  

111‐110‐52  $12.08  

111‐121‐01  $295.31  

111‐121‐02  $211.54  

111‐121‐03  $307.93  

111‐121‐04  $211.54  

111‐121‐05  $211.54  

111‐121‐06  $211.54  

111‐121‐07  $211.54  

111‐121‐08  $340.64  

111‐121‐09  $211.54  

111‐121‐10  $211.54  

111‐121‐11  $160.81  

111‐121‐12  $161.12  

111‐121‐13  $161.01  

111‐122‐01  $211.85  

111‐122‐02  $299.34  

111‐122‐03  $211.54  

111‐122‐04  $253.61  

111‐122‐05  $211.54  

111‐122‐06  $268.24  

111‐122‐07  $211.54  

111‐122‐08  $211.54  

111‐122‐09  $211.54  

111‐122‐10  $211.54  

111‐122‐11  $316.26  

111‐122‐12  $162.55  

111‐122‐13  $160.73  

111‐122‐14  $136.22  

111‐122‐15  $135.58  

111‐122‐16  $274.93  

111‐122‐17  $364.45  

111‐122‐18  $230.56  

111‐122‐19  $319.64  

111‐122‐20  $236.05  

111‐122‐21  $227.27  

111‐122‐22  $289.82  

111‐122‐23  $173.50  

111‐122‐24  $1,096.96  

111‐122‐25  $206.79  

111‐122‐26  $189.90  

111‐123‐01  $233.86  

111‐123‐02  $227.82  

111‐123‐03  $259.83  

111‐123‐04  $248.85  

111‐123‐05  $267.51  

APN  Amount 

111‐123‐06  $272.81 

111‐123‐07  $236.05 

111‐123‐08  $290.56 

111‐123‐09  $177.89 

111‐123‐10  $273.00 

111‐123‐11  $251.88 

111‐123‐12  $178.09 

111‐123‐13  $160.78 

111‐123‐14  $203.52 

111‐123‐15  $270.89 

111‐123‐16  $233.77 

111‐123‐17  $255.81 

111‐123‐18  $259.10 

111‐123‐19  $243.55 

111‐123‐20  $199.84 

111‐123‐21  $193.44 

111‐123‐22  $271.53 

111‐123‐23  $265.68 

111‐123‐24  $183.56 

111‐123‐25  $178.99 

111‐123‐26  $187.22 

111‐130‐01  $194.27 

111‐130‐02  $195.77 

111‐130‐03  $215.81 

111‐130‐04  $291.71 

111‐130‐05  $246.90 

111‐130‐06  $236.15 

111‐130‐07  $246.90 

111‐130‐08  $280.92 

111‐130‐09  $195.69 

111‐130‐10  $187.75 

111‐130‐11  $148.04 

111‐130‐12  $147.73 

111‐130‐13  $195.64 

111‐130‐14  $195.64 

111‐130‐15  $212.90 

111‐130‐16  $221.47 

111‐130‐17  $220.92 

111‐130‐18  $197.15 

111‐130‐19  $148.37 

111‐130‐20  $182.22 

111‐130‐21  $148.37 

111‐130‐22  $148.37 

111‐130‐23  $240.54 

111‐130‐24  $151.96 

111‐130‐25  $151.88 

APN  Amount 

111‐130‐26  $150.72 

111‐130‐27  $152.33 

111‐130‐28  $197.96 

111‐130‐29  $158.16 

111‐130‐30  $148.37 

111‐130‐31  $148.37 

111‐130‐32  $187.61 

111‐130‐33  $198.56 

111‐130‐34  $194.90 

111‐130‐35  $327.87 

111‐130‐36  $193.62 

111‐130‐37  $187.06 

111‐130‐38  $400.85 

111‐130‐39  $193.62 

111‐130‐40  $195.64 

111‐130‐41  $194.04 

111‐130‐42  $263.77 

111‐130‐43  $271.50 

111‐130‐44  $233.92 

111‐130‐45  $195.69 

111‐130‐46  $195.69 

111‐130‐47  $258.79 

111‐130‐48  $291.71 

111‐130‐49  $195.69 

111‐130‐50  $195.69 

111‐130‐51  $195.77 

111‐130‐52  $257.00 

111‐141‐01  $121.53 

111‐141‐02  $122.83 

111‐141‐03  $88.39 

111‐141‐04  $88.80 

111‐141‐05  $124.58 

111‐141‐06  $124.18 

111‐141‐07  $187.31 

111‐141‐08  $182.47 

111‐141‐09  $148.14 

111‐141‐10  $187.00 

111‐141‐11  $148.42 

111‐141‐12  $220.97 

111‐141‐13  $189.32 

111‐141‐14  $217.79 

111‐141‐15  $88.20 

111‐141‐16  $88.60 

111‐142‐01  $179.37 

111‐142‐02  $206.18 

111‐142‐03  $148.28 
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APN  Amount 

111‐142‐04  $197.34  

111‐142‐05  $148.28  

111‐142‐06  $147.58  

111‐142‐07  $186.97  

111‐142‐08  $148.64  

111‐142‐09  $229.14  

111‐142‐10  $227.35  

111‐142‐11  $147.94  

111‐142‐12  $148.11  

111‐142‐13  $148.11  

111‐142‐14  $186.64  

111‐142‐15  $147.94  

111‐142‐16  $147.94  

111‐142‐17  $148.11  

111‐142‐18  $88.18  

111‐142‐19  $147.81  

111‐142‐20  $150.76  

111‐143‐01  $106.67  

111‐143‐02  $88.53  

111‐143‐03  $109.44  

111‐143‐04  $103.45  

111‐143‐05  $88.80  

111‐143‐06  $102.97  

111‐143‐07  $111.47  

111‐143‐08  $88.03  

111‐143‐09  $148.70  

111‐143‐10  $148.84  

111‐143‐11  $261.66  

111‐143‐12  $88.39  

111‐143‐13  $111.47  

111‐143‐14  $96.33  

111‐143‐15  $96.33  

111‐143‐16  $132.36  

111‐144‐01  $106.07  

111‐144‐02  $96.69  

111‐144‐03  $92.00  

111‐144‐04  $119.42  

111‐144‐05  $102.25  

111‐144‐06  $97.92  

111‐144‐07  $89.97  

111‐144‐08  $91.27  

111‐144‐09  $89.97  

111‐144‐10  $78.96  

111‐144‐11  $22.46  

111‐144‐12  $22.15  

111‐144‐13  $28.50  

APN  Amount 

111‐144‐14  $27.49 

111‐144‐15  $23.08 

111‐144‐16  $91.60 

111‐144‐17  $104.64 

111‐144‐18  $105.02 

111‐144‐19  $90.96 

111‐144‐20  $23.39 

111‐144‐21  $25.74 

111‐144‐22  $23.39 

111‐144‐23  $26.97 

111‐144‐24  $30.62 

111‐144‐25  $42.14 

111‐144‐26  $22.55 

111‐145‐01  $112.69 

111‐145‐02  $91.01 

111‐145‐03  $90.39 

111‐145‐04  $90.96 

111‐145‐05  $80.03 

111‐145‐06  $91.27 

111‐145‐07  $90.06 

111‐145‐08  $88.67 

111‐145‐09  $143.79 

111‐145‐10  $88.87 

111‐145‐11  $28.01 

111‐145‐12  $27.80 

111‐150‐01  $91.74 

111‐150‐02  $91.44 

111‐150‐03  $81.53 

111‐150‐04  $78.40 

111‐150‐05  $91.27 

111‐150‐06  $89.97 

111‐150‐07  $85.68 

111‐150‐08  $94.43 

111‐150‐09  $126.53 

111‐150‐10  $97.34 

111‐150‐11  $91.88 

111‐150‐12  $23.22 

111‐150‐13  $90.98 

111‐150‐14  $126.62 

111‐150‐15  $145.57 

111‐150‐16  $91.67 

111‐150‐17  $81.61 

111‐150‐18  $92.22 

111‐150‐19  $157.31 

111‐150‐20  $87.52 

111‐150‐21  $90.11 

APN  Amount 

111‐150‐22  $191.98 

111‐150‐23  $136.87 

111‐150‐24  $157.87 

111‐150‐25  $151.52 

111‐150‐26  $158.15 

111‐150‐27  $217.16 

111‐150‐28  $158.04 

111‐150‐29  $176.00 

111‐150‐30  $158.09 

111‐150‐31  $179.88 

111‐150‐32  $130.10 

111‐150‐33  $155.28 

111‐150‐34  $235.56 

111‐160‐01  $276.72 

111‐160‐02  $196.14 

111‐160‐03  $175.82 

111‐160‐04  $158.24 

111‐160‐05  $165.09 

111‐160‐06  $177.67 

111‐160‐07  $187.20 

111‐160‐08  $92.20 

111‐160‐09  $146.16 

111‐160‐10  $162.83 

111‐160‐11  $267.08 

111‐160‐12  $318.58 

111‐160‐13  $187.62 

111‐160‐14  $171.54 

111‐160‐15  $162.33 

111‐160‐16  $145.28 

111‐160‐17  $168.07 

111‐160‐18  $129.67 

111‐160‐19  $237.76 

111‐160‐20  $169.35 

111‐160‐21  $227.43 

111‐160‐22  $168.90 

111‐160‐23  $173.00 

111‐160‐24  $322.93 

111‐170‐01  $212.74 

111‐170‐02  $219.13 

111‐170‐03  $316.25 

111‐170‐04  $232.85 

111‐170‐05  $230.84 

111‐170‐06  $249.52 

111‐170‐07  $182.92 

111‐170‐08  $282.96 

111‐170‐09  $388.16 
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APN  Amount 

111‐170‐10  $200.11  

111‐170‐11  $430.82  

111‐170‐12  $129.68  

111‐170‐13  $127.36  

111‐170‐14  $200.99  

111‐170‐15  $194.75  

111‐170‐16  $128.25  

111‐170‐17  $167.41  

111‐170‐18  $298.37  

111‐170‐19  $188.86  

111‐170‐20  $256.44  

111‐170‐21  $219.27  

111‐170‐22  $134.34  

111‐170‐23  $235.08  

111‐170‐24  $134.20  

111‐170‐25  $175.16  

111‐170‐26  $227.50  

111‐170‐27  $296.37  

111‐170‐28  $298.83  

111‐170‐29  $280.17  

111‐170‐30  $244.15  

111‐170‐31  $422.79  

111‐170‐32  $313.17  

111‐170‐33  $216.30  

111‐170‐34  $144.24  

111‐170‐35  $188.66  

111‐170‐36  $216.49  

111‐170‐37  $232.55  

111‐170‐38  $163.87  

111‐170‐39  $307.04  

111‐170‐40  $262.29  

111‐170‐41  $232.71  

111‐170‐42  $7.93  

111‐170‐43  $6.89  

111‐180‐01  $184.13  

111‐180‐02  $133.69  

111‐180‐03  $186.76  

111‐180‐04  $165.34  

111‐180‐05  $278.94  

111‐180‐06  $252.54  

111‐180‐07  $259.45  

111‐180‐08  $195.33  

111‐180‐09  $167.55  

111‐180‐10  $143.66  

111‐180‐11  $180.22  

111‐180‐12  $228.74  

APN  Amount 

111‐180‐13  $270.50 

111‐180‐14  $176.37 

111‐180‐15  $186.68 

111‐180‐16  $260.69 

111‐180‐17  $178.66 

111‐180‐18  $234.32 

111‐180‐19  $176.22 

111‐180‐20  $252.29 

111‐180‐21  $190.87 

111‐180‐22  $190.39 

111‐180‐23  $270.98 

111‐190‐01  $250.45 

111‐190‐02  $179.26 

111‐190‐03  $373.18 

111‐190‐04  $137.55 

111‐190‐05  $144.05 

111‐190‐06  $148.75 

111‐190‐07  $229.65 

111‐190‐08  $209.28 

111‐190‐09  $251.84 

111‐190‐10  $230.98 

111‐190‐12  $245.62 

111‐190‐13  $205.98 

111‐190‐14  $191.59 

111‐190‐15  $285.99 

111‐190‐16  $174.84 

111‐190‐17  $166.56 

111‐190‐18  $168.51 

111‐190‐19  $159.53 

111‐190‐20  $158.56 

111‐190‐21  $140.73 

111‐190‐22  $237.75 

111‐190‐23  $138.38 

111‐190‐24  $194.98 

111‐190‐25  $193.11 

111‐190‐26  $176.14 

111‐190‐27  $146.03 

111‐190‐28  $380.68 

111‐190‐29  $253.23 

111‐201‐01  $185.78 

111‐201‐02  $286.10 

111‐201‐03  $162.42 

111‐201‐04  $162.60 

111‐201‐05  $142.01 

111‐201‐06  $199.72 

111‐201‐07  $192.05 

APN  Amount 

111‐201‐08  $269.82 

111‐201‐09  $331.67 

111‐201‐10  $269.54 

111‐201‐11  $163.50 

111‐201‐12  $231.07 

111‐201‐13  $228.63 

111‐201‐14  $170.84 

111‐201‐15  $191.32 

111‐201‐16  $208.49 

111‐201‐17  $189.69 

111‐201‐18  $144.30 

111‐201‐19  $243.24 

111‐201‐20  $285.30 

111‐201‐21  $214.06 

111‐201‐22  $251.72 

111‐201‐23  $229.23 

111‐201‐24  $264.68 

111‐201‐25  $205.01 

111‐201‐26  $237.61 

111‐201‐27  $196.51 

111‐201‐28  $250.00 

111‐201‐29  $228.09 

111‐201‐30  $206.97 

111‐201‐31  $195.93 

111‐201‐32  $198.21 

111‐202‐01  $281.92 

111‐202‐02  $327.90 

111‐202‐03  $205.20 

111‐202‐04  $344.75 

111‐202‐05  $230.71 

111‐202‐06  $266.48 

111‐202‐07  $208.11 

111‐202‐08  $207.21 

111‐202‐09  $230.63 

111‐202‐10  $230.71 

111‐202‐11  $208.14 

111‐202‐12  $295.86 

111‐202‐13  $174.73 

111‐202‐14  $162.38 

111‐202‐15  $176.12 

111‐202‐16  $157.08 

111‐202‐17  $178.11 

111‐202‐18  $125.28 

111‐202‐19  $158.43 

111‐202‐20  $128.15 

111‐202‐21  $147.35 
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APN  Amount 

111‐202‐22  $188.80  

111‐202‐23  $153.70  

111‐202‐24  $142.37  

111‐202‐25  $146.38  

111‐202‐26  $170.01  

111‐202‐27  $183.28  

111‐202‐28  $306.69  

111‐202‐29  $271.78  

111‐202‐30  $151.77  

111‐202‐31  $192.00  

111‐202‐32  $151.77  

111‐202‐33  $148.47  

111‐202‐34  $179.39  

111‐202‐35  $179.75  

111‐202‐36  $230.60  

111‐202‐37  $199.33  

111‐202‐38  $199.33  

111‐202‐39  $183.60  

111‐202‐40  $190.25  

111‐202‐41  $159.16  

111‐202‐42  $190.43  

111‐202‐43  $257.92  

111‐202‐44  $190.49  

111‐202‐45  $190.49  

111‐202‐46  $282.22  

111‐210‐01  $258.40  

111‐210‐02  $240.64  

111‐210‐03  $240.28  

111‐210‐04  $194.55  

111‐210‐05  $306.30  

111‐210‐06  $346.35  

111‐210‐07  $157.09  

111‐210‐08  $240.64  

111‐210‐09  $157.06  

111‐210‐10  $194.55  

111‐210‐11  $207.36  

111‐210‐12  $194.75  

111‐210‐13  $194.69  

111‐210‐14  $194.52  

111‐210‐15  $194.47  

111‐210‐16  $156.97  

111‐210‐17  $240.56  

111‐210‐18  $194.61  

111‐210‐19  $157.37  

111‐210‐20  $195.02  

111‐210‐21  $254.88  

APN  Amount 

111‐210‐22  $207.53 

111‐210‐23  $159.42 

111‐210‐24  $171.45 

111‐210‐25  $38.98 

111‐210‐26  $9,251.94 

111‐210‐27  $330.14 

111‐210‐28  $185.92 

111‐210‐29  $238.23 

111‐210‐30  $147.05 

111‐210‐31  $189.68 

111‐220‐01  $201.83 

111‐220‐02  $229.81 

111‐220‐03  $207.54 

111‐220‐04  $152.13 

111‐220‐05  $151.57 

111‐220‐06  $179.21 

111‐220‐07  $166.08 

111‐220‐08  $184.19 

111‐220‐09  $203.26 

111‐220‐10  $187.23 

111‐220‐11  $213.90 

111‐220‐12  $160.38 

111‐220‐13  $150.93 

111‐220‐14  $209.58 

111‐220‐15  $255.41 

111‐220‐16  $238.60 

111‐220‐17  $182.44 

111‐220‐18  $165.08 

111‐220‐19  $103.42 

111‐220‐20  $144.63 

111‐220‐21  $112.93 

111‐220‐22  $133.90 

111‐220‐23  $126.30 

111‐220‐24  $127.97 

111‐220‐25  $152.80 

111‐220‐26  $134.44 

111‐220‐27  $155.38 

111‐220‐28  $254.06 

111‐220‐29  $144.19 

111‐220‐30  $177.63 

111‐220‐31  $158.40 

111‐220‐32  $173.33 

111‐220‐33  $166.97 

111‐220‐34  $313.32 

111‐220‐35  $192.38 

111‐220‐36  $346.88 

APN  Amount 

111‐230‐01  $153.56 

111‐230‐02  $84.48 

111‐230‐03  $105.09 

111‐230‐04  $153.85 

111‐230‐05  $69.87 

111‐230‐06  $138.24 

111‐230‐07  $148.64 

111‐230‐08  $92.98 

111‐230‐09  $89.67 

111‐230‐10  $111.77 

111‐230‐11  $93.72 

111‐230‐12  $113.79 

111‐230‐13  $104.61 

111‐230‐14  $94.84 

111‐230‐15  $112.01 

111‐230‐16  $89.61 

111‐230‐17  $109.50 

111‐230‐18  $154.98 

111‐230‐19  $188.13 

111‐230‐20  $155.25 

111‐230‐21  $178.34 

111‐230‐22  $116.55 

111‐230‐23  $142.75 

111‐230‐24  $113.82 

111‐230‐28  $254.09 

111‐230‐29  $2,243.57 

111‐240‐01  $118.30 

111‐240‐02  $92.82 

111‐240‐03  $84.49 

111‐240‐04  $71.64 

111‐240‐05  $111.61 

111‐240‐06  $110.51 

111‐240‐07  $137.84 

111‐240‐08  $83.29 

111‐240‐09  $122.23 

111‐240‐10  $117.64 

111‐250‐01  $119.99 

111‐250‐02  $247.14 

111‐250‐03  $216.80 

111‐250‐04  $166.61 

111‐250‐05  $164.08 

111‐250‐06  $218.21 

111‐250‐07  $253.12 

111‐250‐08  $307.21 

111‐250‐09  $163.21 

111‐250‐10  $236.07 
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APN  Amount 

111‐250‐11  $189.38  

111‐250‐12  $281.16  

111‐261‐01  $88.53  

111‐261‐02  $100.05  

111‐261‐03  $81.76  

111‐261‐04  $121.48  

111‐261‐05  $159.21  

111‐261‐06  $115.57  

111‐261‐07  $109.50  

111‐261‐08  $125.29  

111‐261‐09  $108.04  

111‐261‐10  $145.12  

111‐261‐11  $86.99  

111‐261‐12  $106.26  

111‐261‐13  $86.35  

111‐261‐14  $151.76  

111‐261‐15  $123.00  

111‐262‐01  $153.98  

111‐262‐02  $172.92  

111‐262‐03  $193.09  

111‐262‐04  $204.48  

111‐262‐05  $109.99  

111‐262‐06  $89.91  

111‐262‐07  $109.50  

111‐262‐08  $109.50  

111‐262‐09  $86.99  

111‐262‐10  $86.99  

111‐262‐11  $86.99  

111‐262‐12  $86.99  

111‐262‐13  $89.91  

111‐262‐14  $86.99  

111‐262‐15  $103.51  

111‐262‐16  $119.31  

111‐262‐17  $97.53  

111‐262‐18  $162.94  

111‐262‐19  $94.45  

111‐262‐20  $78.18  

111‐262‐21  $85.14  

111‐262‐22  $81.74  

111‐262‐23  $129.51  

111‐262‐24  $159.62  

111‐262‐25  $122.79  

111‐262‐26  $128.67  

111‐262‐27  $144.16  

111‐262‐28  $218.19  

111‐262‐29  $130.71  

APN  Amount 

111‐262‐30  $130.71 

111‐263‐01  $159.79 

111‐263‐02  $135.52 

111‐263‐03  $193.84 

111‐263‐04  $237.48 

111‐263‐05  $149.18 

111‐263‐06  $376.78 

111‐263‐07  $290.27 

111‐263‐08  $184.20 

111‐263‐09  $328.42 

111‐263‐10  $87.78 

111‐263‐11  $91.58 

111‐263‐12  $103.24 

111‐263‐13  $185.09 

111‐263‐14  $87.86 

111‐263‐15  $120.08 

111‐263‐16  $5.00 

111‐263‐17  $5.00 

111‐263‐18  $5.00 

111‐263‐19  $5.00 

111‐270‐01  $146.98 

111‐270‐02  $204.47 

111‐270‐03  $135.37 

111‐270‐04  $221.34 

111‐270‐05  $91.26 

111‐270‐06  $90.51 

111‐270‐07  $99.25 

111‐270‐08  $111.72 

111‐270‐09  $90.51 

111‐270‐10  $142.64 

111‐270‐11  $87.91 

111‐270‐12  $90.51 

111‐270‐13  $81.11 

111‐270‐14  $24.49 

111‐270‐15  $23.00 

111‐270‐16  $28.69 

111‐270‐17  $27.59 

111‐270‐18  $23.00 

111‐270‐19  $37.99 

111‐270‐20  $22.44 

111‐270‐21  $30.82 

111‐270‐22  $126.00 

111‐270‐23  $90.51 

111‐270‐24  $87.91 

111‐270‐25  $81.11 

111‐270‐26  $90.51 

APN  Amount 

111‐270‐27  $87.91 

111‐270‐28  $139.40 

111‐270‐29  $90.51 

111‐270‐30  $111.72 

111‐270‐31  $81.11 

111‐270‐32  $27.17 

111‐270‐33  $22.44 

111‐270‐34  $127.75 

111‐270‐35  $114.31 

111‐270‐36  $87.91 

111‐270‐37  $136.81 

111‐270‐38  $88.75 

111‐270‐39  $151.82 

111‐270‐40  $151.41 

111‐270‐41  $178.77 

111‐270‐42  $158.04 

111‐280‐01  $23.84 

111‐280‐02  $28.42 

111‐280‐03  $23.59 

111‐280‐04  $23.59 

111‐280‐05  $23.59 

111‐280‐06  $23.73 

111‐280‐07  $23.59 

111‐280‐08  $23.67 

111‐280‐09  $23.67 

111‐280‐10  $23.59 

111‐280‐11  $23.70 

111‐280‐12  $23.59 

111‐280‐13  $28.42 

111‐280‐14  $28.42 

111‐280‐15  $23.59 

111‐280‐16  $23.59 

111‐280‐17  $28.42 

111‐280‐18  $23.59 

111‐280‐19  $23.59 

111‐280‐20  $23.59 

111‐280‐21  $28.42 

111‐280‐22  $23.59 

111‐280‐23  $23.59 

111‐280‐24  $23.59 

111‐280‐25  $23.59 

111‐280‐26  $23.59 

111‐280‐27  $23.59 

111‐280‐28  $23.59 

111‐280‐29  $23.59 

111‐280‐30  $23.59 
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APN  Amount 

111‐280‐31  $23.59  

111‐280‐32  $150.29  

111‐290‐01  $23.98  

111‐290‐02  $25.15  

111‐290‐03  $23.67  

111‐290‐04  $20.83  

111‐290‐05  $7.78  

111‐290‐06  $32.63  

111‐290‐07  $24.11  

111‐290‐08  $23.98  

111‐290‐09  $23.67  

111‐290‐10  $23.79  

111‐290‐11  $23.98  

111‐290‐12  $23.67  

111‐290‐13  $34.36  

111‐290‐14  $20.83  

111‐290‐15  $31.25  

111‐290‐16  $26.42  

111‐290‐17  $31.38  

111‐290‐18  $23.67  

111‐290‐19  $23.67  

111‐290‐20  $28.82  

111‐290‐21  $23.59  

111‐290‐22  $23.67  

111‐290‐23  $23.67  

111‐290‐24  $23.59  

111‐290‐25  $23.73  

111‐290‐26  $23.59  

111‐290‐27  $23.59  

111‐290‐28  $23.59  

111‐290‐29  $23.59  

111‐290‐30  $28.68  

111‐300‐01  $23.98  

111‐300‐02  $18.60  

111‐300‐03  $26.81  

111‐300‐04  $25.65  

111‐300‐05  $26.42  

111‐300‐06  $27.26  

111‐300‐09  $25.65  

111‐300‐10  $5.00  

111‐300‐11  $23.98  

111‐300‐12  $18.60  

111‐300‐13  $18.60  

111‐300‐14  $23.67  

111‐300‐15  $28.32  

111‐300‐16  $28.82  

APN  Amount 

111‐300‐17  $23.70 

111‐300‐18  $23.59 

111‐300‐19  $23.59 

111‐300‐20  $23.59 

111‐300‐21  $26.39 

111‐300‐22  $21.40 

111‐300‐23  $23.59 

111‐300‐24  $23.93 

111‐300‐25  $27.11 

111‐310‐04  $26.48 

111‐310‐17  $5.00 

111‐310‐35  $88.66 

111‐321‐01  $21.46 

111‐321‐02  $18.39 

111‐321‐03  $25.08 

111‐321‐04  $22.63 

111‐321‐05  $26.46 

111‐321‐06  $27.58 

111‐321‐07  $18.39 

111‐321‐08  $20.93 

111‐321‐09  $20.93 

111‐321‐10  $22.16 

111‐321‐11  $20.93 

111‐321‐12  $20.93 

111‐321‐13  $18.73 

111‐321‐14  $22.31 

111‐321‐15  $20.93 

111‐321‐16  $5.00 

111‐321‐17  $23.73 

111‐322‐01  $23.27 

111‐322‐02  $23.14 

111‐322‐03  $20.93 

111‐322‐04  $22.63 

111‐322‐05  $25.48 

111‐322‐06  $20.93 

111‐322‐07  $18.39 

111‐322‐08  $25.08 

111‐322‐09  $25.08 

111‐322‐10  $18.39 

111‐322‐11  $25.08 

111‐322‐12  $20.93 

111‐322‐13  $28.48 

111‐322‐14  $20.93 

111‐322‐15  $25.08 

111‐322‐16  $22.63 

111‐322‐17  $20.93 

APN  Amount 

111‐322‐18  $20.93 

111‐322‐19  $18.73 

111‐322‐20  $21.26 

111‐322‐21  $29.72 

111‐322‐22  $17.81 

111‐322‐23  $21.26 

111‐322‐24  $21.26 

111‐322‐25  $18.39 

111‐322‐26  $20.93 

111‐322‐27  $20.93 

111‐322‐28  $23.63 

111‐322‐29  $20.93 

111‐322‐30  $20.93 

111‐322‐31  $29.63 

111‐322‐32  $26.60 

111‐322‐33  $20.93 

111‐322‐34  $22.63 

111‐322‐35  $26.76 

111‐322‐36  $20.93 

111‐322‐37  $85.20 

111‐322‐38  $85.20 

111‐322‐39  $86.82 

111‐322‐40  $93.05 

111‐322‐41  $85.20 

111‐322‐42  $158.55 

111‐323‐01  $85.84 

111‐323‐02  $85.20 

111‐323‐03  $73.46 

111‐323‐04  $85.20 

111‐323‐05  $73.46 

111‐323‐06  $20.93 

111‐323‐07  $85.20 

111‐323‐08  $104.39 

111‐323‐09  $104.39 

111‐323‐10  $85.20 

111‐323‐11  $32.43 

111‐323‐12  $20.93 

111‐323‐13  $35.31 

111‐323‐14  $18.39 

111‐323‐15  $27.76 

111‐323‐16  $25.08 

111‐323‐17  $18.39 

111‐323‐18  $20.93 

111‐323‐19  $21.26 

111‐323‐20  $22.96 

111‐323‐21  $21.66 
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APN  Amount 

111‐331‐01  $115.30  

111‐331‐02  $21.89  

111‐331‐03  $24.29  

111‐331‐04  $21.66  

111‐331‐05  $19.81  

111‐331‐06  $33.22  

111‐331‐07  $21.66  

111‐331‐08  $30.44  

111‐331‐09  $30.45  

111‐331‐10  $26.69  

111‐331‐11  $21.66  

111‐331‐12  $21.66  

111‐331‐13  $30.93  

111‐331‐14  $20.37  

111‐331‐15  $22.20  

111‐331‐16  $21.48  

111‐331‐17  $25.72  

111‐332‐01  $118.94  

111‐332‐02  $111.94  

111‐332‐03  $20.66  

111‐332‐04  $83.52  

111‐332‐05  $22.29  

111‐332‐06  $31.15  

111‐332‐07  $25.08  

111‐332‐08  $31.40  

111‐332‐09  $28.65  

111‐332‐10  $27.49  

111‐332‐11  $21.89  

111‐332‐12  $21.89  

111‐332‐13  $21.33  

111‐332‐14  $23.44  

111‐332‐15  $24.88  

111‐332‐16  $30.49  

111‐332‐17  $36.61  

111‐332‐18  $28.94  

111‐332‐19  $29.52  

111‐332‐20  $23.67  

111‐332‐21  $29.47  

111‐332‐22  $33.09  

111‐332‐23  $22.66  

111‐332‐24  $26.34  

111‐332‐25  $39.09  

111‐332‐26  $29.84  

111‐332‐27  $20.65  

111‐332‐28  $28.63  

111‐332‐29  $27.00  

APN  Amount 

111‐332‐30  $120.20 

111‐332‐31  $78.83 

111‐332‐32  $78.83 

111‐332‐33  $89.84 

111‐332‐34  $116.19 

111‐333‐01  $102.35 

111‐333‐02  $132.10 

111‐333‐03  $78.83 

111‐333‐04  $78.83 

111‐333‐05  $78.83 

111‐333‐06  $20.65 

111‐333‐07  $29.61 

111‐333‐08  $31.85 

111‐333‐09  $31.28 

111‐333‐10  $31.99 

111‐333‐11  $21.61 

111‐333‐12  $30.66 

111‐333‐13  $32.45 

111‐333‐14  $35.12 

111‐333‐15  $25.01 

111‐333‐16  $22.14 

111‐333‐17  $23.63 

111‐333‐18  $26.02 

111‐333‐19  $23.27 

111‐333‐20  $17.79 

111‐333‐21  $28.43 

111‐333‐22  $31.28 

111‐333‐23  $23.77 

111‐333‐24  $36.25 

111‐333‐25  $22.70 

111‐333‐26  $27.79 

111‐333‐27  $24.12 

111‐333‐28  $27.09 

111‐333‐29  $27.65 

111‐333‐30  $24.60 

111‐333‐31  $77.89 

111‐333‐32  $100.42 

111‐333‐33  $100.02 

111‐333‐34  $104.22 

111‐334‐01  $100.93 

111‐334‐02  $20.04 

111‐334‐03  $25.05 

111‐334‐04  $27.03 

111‐334‐05  $24.52 

111‐334‐06  $22.63 

111‐334‐07  $31.53 

APN  Amount 

111‐334‐08  $21.77 

111‐334‐09  $20.60 

111‐334‐10  $25.31 

111‐334‐11  $30.33 

111‐334‐12  $34.56 

111‐334‐13  $28.80 

111‐334‐14  $33.66 

111‐334‐15  $127.13 

111‐334‐16  $27.46 

111‐334‐17  $91.24 

111‐334‐18  $106.67 

111‐340‐03  $136.59 

111‐340‐04  $123.48 

111‐340‐05  $48.53 

111‐340‐06  $6.10 

111‐340‐07  $37.21 

111‐340‐08  $26.92 

111‐340‐09  $50.73 

111‐340‐10  $53.00 

111‐340‐11  $39.36 

111‐340‐12  $5.00 

111‐340‐13  $44.82 

111‐340‐14  $64.42 

111‐340‐15  $25.52 

111‐340‐16  $9.71 

111‐340‐17  $35.24 

111‐340‐18  $23.61 

111‐340‐19  $26.42 

111‐340‐20  $35.69 

111‐340‐21  $43.99 

111‐340‐22  $34.69 

111‐340‐23  $25.39 

111‐340‐24  $23.13 

111‐340‐25  $23.13 

111‐340‐26  $23.03 

111‐340‐27  $32.45 

111‐340‐28  $31.07 

111‐340‐29  $39.58 

111‐340‐30  $32.76 

111‐340‐31  $41.03 

111‐340‐32  $36.42 

111‐340‐33  $22.82 

111‐340‐34  $23.03 

111‐340‐35  $25.91 

111‐340‐36  $29.44 

111‐340‐37  $33.94 
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APN  Amount 

111‐340‐38  $29.65  

111‐340‐39  $141.80  

111‐340‐40  $128.28  

111‐340‐41  $119.29  

111‐340‐42  $169.32  

111‐340‐43  $97.59  

111‐340‐44  $200.41  

111‐340‐45  $77.02  

111‐340‐46  $136.50  

111‐340‐47  $132.97  

111‐340‐48  $177.67  

111‐340‐49  $183.41  

111‐340‐50  $200.20  

111‐340‐51  $153.78  

111‐340‐52  $75.60  

111‐340‐53  $153.08  

111‐340‐55  $6.94  

111‐340‐56  $20.81  

111‐351‐01  $83.57  

111‐351‐02  $76.85  

111‐351‐03  $103.50  

111‐351‐04  $133.66  

111‐351‐05  $88.77  

111‐351‐06  $93.22  

111‐351‐07  $36.45  

111‐351‐08  $31.71  

111‐351‐09  $111.19  

111‐351‐10  $197.09  

111‐351‐11  $138.94  

111‐351‐12  $116.86  

111‐351‐13  $104.74  

111‐351‐14  $31.92  

111‐351‐15  $41.94  

111‐351‐16  $31.52  

111‐351‐17  $108.48  

111‐351‐18  $129.30  

111‐351‐19  $179.68  

111‐351‐20  $124.83  

111‐351‐21  $86.70  

111‐351‐22  $114.85  

111‐351‐23  $108.24  

111‐351‐24  $175.92  

111‐351‐25  $120.46  

111‐351‐26  $132.61  

111‐351‐27  $130.99  

111‐351‐28  $129.59  

APN  Amount 

111‐351‐29  $208.76 

111‐351‐30  $265.39 

111‐351‐31  $256.68 

111‐352‐01  $156.08 

111‐352‐02  $161.34 

111‐352‐03  $217.31 

111‐352‐04  $133.14 

111‐352‐05  $151.66 

111‐352‐06  $129.41 

111‐352‐07  $177.23 

111‐352‐08  $238.17 

111‐352‐09  $128.86 

111‐352‐10  $131.07 

111‐352‐11  $104.28 

111‐352‐12  $150.84 

111‐352‐13  $106.48 

111‐352‐14  $145.74 

111‐352‐15  $127.04 

111‐352‐16  $117.89 

111‐352‐17  $88.09 

111‐352‐18  $105.50 

111‐352‐19  $114.32 

111‐352‐20  $91.40 

111‐352‐21  $216.68 

111‐352‐22  $191.66 

111‐352‐23  $255.51 

111‐352‐24  $145.92 

111‐352‐25  $234.23 

111‐352‐26  $225.52 

111‐352‐27  $225.38 

111‐352‐28  $219.72 

111‐352‐29  $242.38 

111‐352‐30  $191.39 

111‐361‐01  $196.64 

111‐361‐02  $195.95 

111‐361‐03  $147.30 

111‐361‐04  $118.28 

111‐361‐05  $164.16 

111‐361‐06  $190.42 

111‐361‐07  $158.63 

111‐361‐08  $204.51 

111‐361‐09  $159.60 

111‐361‐10  $116.62 

111‐361‐11  $145.37 

111‐361‐12  $150.11 

111‐361‐13  $102.03 

APN  Amount 

111‐361‐14  $119.18 

111‐361‐15  $91.00 

111‐361‐16  $87.93 

111‐361‐17  $140.98 

111‐361‐18  $141.91 

111‐361‐19  $143.98 

111‐361‐20  $143.15 

111‐361‐21  $179.92 

111‐361‐22  $214.74 

111‐361‐23  $178.12 

111‐361‐24  $118.28 

111‐361‐25  $242.79 

111‐361‐26  $146.20 

111‐361‐27  $186.82 

111‐361‐28  $200.92 

111‐361‐29  $143.85 

111‐361‐30  $191.94 

111‐362‐01  $236.71 

111‐362‐02  $142.05 

111‐362‐03  $288.12 

111‐362‐04  $146.20 

111‐362‐05  $143.15 

111‐362‐06  $143.15 

111‐362‐07  $146.20 

111‐362‐08  $116.62 

111‐362‐09  $203.68 

111‐362‐10  $143.15 

111‐362‐11  $143.98 

111‐362‐12  $170.52 

111‐362‐13  $118.28 

111‐362‐14  $104.28 

111‐362‐15  $197.98 

111‐362‐16  $100.56 

111‐362‐17  $109.30 

111‐362‐18  $143.15 

111‐362‐19  $153.10 

111‐362‐20  $287.29 

111‐362‐21  $232.29 

111‐362‐22  $156.97 

111‐362‐23  $214.46 

111‐362‐24  $174.25 

111‐362‐25  $143.98 

111‐362‐26  $156.56 

111‐362‐27  $143.98 

111‐362‐28  $304.29 

111‐362‐29  $212.39 
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APN  Amount 

111‐362‐30  $193.18  

111‐363‐01  $265.32  

111‐363‐02  $151.72  

111‐363‐03  $154.63  

111‐363‐04  $147.99  

111‐363‐05  $170.10  

111‐363‐06  $151.86  

111‐363‐07  $143.02  

111‐363‐08  $153.10  

111‐363‐09  $179.36  

111‐363‐10  $147.58  

111‐363‐11  $185.58  

111‐363‐12  $147.58  

111‐363‐13  $102.10  

111‐363‐14  $146.62  

111‐363‐15  $86.63  

111‐363‐16  $96.02  

111‐363‐17  $98.88  

111‐363‐18  $234.07  

111‐363‐19  $191.39  

111‐363‐20  $182.96  

111‐363‐21  $182.82  

111‐363‐22  $244.87  

111‐363‐23  $171.49  

111‐363‐24  $193.73  

111‐363‐25  $219.58  

111‐363‐26  $131.68  

111‐363‐27  $149.93  

111‐363‐28  $151.31  

111‐363‐29  $221.51  

111‐363‐30  $165.54  

111‐371‐01  $87.13  

111‐371‐02  $106.63  

111‐371‐03  $101.94  

111‐371‐04  $112.14  

111‐371‐05  $141.13  

111‐371‐06  $95.62  

111‐371‐07  $163.23  

111‐371‐08  $160.72  

111‐371‐09  $146.47  

111‐371‐12  $112.27  

111‐371‐13  $99.23  

111‐371‐14  $86.80  

111‐371‐15  $37.00  

111‐371‐16  $25.14  

111‐371‐17  $38.63  

APN  Amount 

111‐371‐18  $36.96 

111‐371‐19  $32.57 

111‐371‐20  $159.10 

111‐371‐21  $125.66 

111‐371‐22  $101.78 

111‐371‐23  $147.76 

111‐371‐24  $123.23 

111‐371‐25  $130.76 

111‐371‐26  $140.64 

111‐371‐27  $108.71 

111‐371‐28  $98.06 

111‐371‐29  $87.77 

111‐371‐30  $97.49 

111‐371‐31  $144.12 

111‐371‐32  $113.67 

111‐371‐33  $88.38 

111‐372‐01  $144.04 

111‐372‐02  $169.54 

111‐372‐03  $84.94 

111‐372‐04  $93.60 

111‐372‐05  $146.63 

111‐372‐06  $88.26 

111‐372‐07  $93.53 

111‐372‐08  $159.77 

111‐372‐09  $136.07 

111‐372‐10  $79.43 

111‐372‐11  $131.65 

111‐372‐12  $96.60 

111‐372‐13  $82.13 

111‐372‐14  $136.05 

111‐372‐15  $85.53 

111‐372‐16  $118.97 

111‐372‐17  $25.46 

111‐372‐18  $23.61 

111‐372‐19  $121.95 

111‐372‐20  $133.20 

111‐372‐21  $117.00 

111‐372‐22  $107.61 

111‐372‐23  $108.74 

111‐372‐24  $92.87 

111‐372‐25  $105.67 

111‐372‐26  $168.90 

111‐372‐27  $91.50 

111‐372‐28  $131.82 

111‐372‐29  $151.57 

111‐372‐30  $149.55 

APN  Amount 

111‐372‐31  $154.73 

111‐372‐32  $111.49 

111‐372‐33  $156.21 

111‐381‐01  $86.57 

111‐381‐02  $126.53 

111‐381‐03  $91.91 

111‐381‐04  $117.13 

111‐381‐05  $88.19 

111‐381‐06  $90.34 

111‐381‐07  $112.89 

111‐381‐08  $124.83 

111‐381‐09  $98.39 

111‐381‐10  $89.77 

111‐381‐11  $112.47 

111‐381‐12  $92.44 

111‐381‐13  $82.84 

111‐381‐14  $85.29 

111‐381‐15  $121.46 

111‐381‐16  $112.92 

111‐381‐17  $138.62 

111‐381‐18  $79.57 

111‐381‐19  $30.83 

111‐381‐20  $114.46 

111‐381‐21  $33.52 

111‐381‐22  $116.57 

111‐381‐23  $30.42 

111‐381‐24  $98.84 

111‐381‐25  $25.68 

111‐381‐26  $32.29 

111‐381‐28  $35.49 

111‐381‐29  $29.79 

111‐381‐30  $35.46 

111‐381‐31  $44.08 

111‐382‐01  $118.92 

111‐382‐02  $85.32 

111‐382‐03  $130.52 

111‐382‐04  $106.77 

111‐382‐05  $131.87 

111‐382‐06  $81.13 

111‐382‐07  $87.10 

111‐382‐08  $87.18 

111‐382‐09  $131.14 

111‐382‐10  $107.99 

111‐382‐11  $97.54 

111‐382‐12  $119.40 

111‐382‐13  $82.80 
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APN  Amount 

111‐382‐14  $26.86  

111‐382‐15  $26.43  

111‐382‐16  $27.26  

111‐382‐17  $25.16  

111‐382‐18  $31.93  

111‐382‐19  $27.49  

111‐382‐20  $32.29  

111‐382‐21  $29.21  

111‐382‐22  $162.96  

111‐382‐23  $123.37  

111‐382‐24  $95.68  

111‐382‐25  $87.83  

111‐382‐26  $87.42  

111‐382‐27  $132.19  

111‐382‐28  $171.30  

111‐382‐29  $149.60  

111‐382‐30  $84.35  

111‐382‐31  $94.63  

111‐382‐32  $117.78  

111‐382‐33  $126.77  

111‐391‐02  $26.28  

111‐391‐03  $38.11  

111‐391‐04  $51.99  

111‐391‐05  $23.10  

111‐391‐06  $33.97  

111‐391‐07  $29.26  

111‐391‐08  $27.18  

111‐391‐09  $22.31  

111‐391‐10  $25.83  

111‐391‐11  $24.70  

111‐391‐12  $28.28  

111‐391‐21  $21.26  

111‐391‐22  $45.66  

111‐391‐23  $47.65  

111‐391‐24  $25.60  

111‐391‐25  $35.72  

111‐391‐26  $24.32  

111‐391‐27  $38.39  

111‐391‐28  $30.32  

111‐391‐29  $32.82  

111‐391‐30  $25.86  

111‐391‐31  $34.91  

111‐391‐32  $34.51  

111‐391‐33  $28.54  

111‐391‐34  $32.25  

111‐392‐01  $842.18  

APN  Amount 

111‐392‐02  $42.58 

111‐392‐03  $47.48 

111‐392‐04  $26.61 

111‐392‐05  $26.74 

111‐392‐06  $38.50 

111‐392‐07  $34.88 

111‐392‐08  $33.54 

111‐392‐09  $39.80 

111‐392‐10  $29.05 

111‐392‐11  $49.26 

111‐392‐18  $74.31 

111‐392‐19  $31.55 

111‐392‐20  $21.66 

111‐392‐21  $29.48 

111‐392‐22  $33.79 

111‐392‐23  $39.66 

111‐392‐24  $37.80 

111‐392‐25  $42.36 

111‐392‐26  $29.19 

111‐392‐27  $42.30 

111‐392‐28  $87.96 

111‐392‐29  $94.27 

111‐392‐30  $221.30 

111‐392‐31  $67.99 

111‐400‐01  $5.00 

111‐400‐02  $41.26 

111‐400‐03  $46.51 

111‐400‐04  $49.58 

111‐400‐05  $45.69 

111‐400‐06  $40.09 

111‐400‐07  $36.11 

111‐400‐08  $47.30 

111‐400‐09  $36.76 

111‐400‐10  $47.05 

111‐400‐24  $25.09 

111‐400‐27  $26.08 

111‐400‐30  $5.00 

111‐400‐31  $27.31 

111‐410‐01  $18.98 

111‐410‐02  $18.29 

111‐410‐03  $20.40 

111‐410‐04  $20.48 

111‐410‐05  $32.35 

111‐410‐06  $22.87 

111‐410‐07  $41.47 

111‐410‐15  $212.94 

APN  Amount 

111‐410‐16  $54.91 

111‐410‐17  $24.60 

111‐410‐18  $41.37 

111‐410‐19  $31.70 

111‐410‐20  $35.61 

111‐410‐21  $23.38 

111‐410‐22  $22.54 

111‐420‐01  $25.37 

111‐420‐02  $25.45 

111‐420‐03  $23.08 

111‐420‐04  $5.00 

111‐420‐05  $5.00 

111‐420‐06  $5.00 

111‐420‐07  $5.00 

111‐420‐08  $5.00 

111‐420‐09  $5.00 

111‐420‐10  $5.00 

111‐420‐28  $22.04 

111‐420‐29  $24.26 

111‐420‐30  $24.26 

111‐420‐31  $27.74 

111‐420‐32  $30.37 

111‐420‐33  $24.70 

111‐420‐34  $27.19 

111‐430‐01  $158.18 

111‐430‐02  $294.61 

111‐430‐03  $268.25 

111‐430‐04  $268.25 

111‐430‐05  $268.62 

111‐430‐06  $268.58 

111‐430‐07  $268.79 

111‐430‐08  $268.15 

111‐430‐09  $251.61 

111‐430‐10  $268.58 

111‐430‐11  $268.58 

111‐430‐12  $251.61 

111‐430‐13  $268.15 

111‐430‐14  $268.79 

111‐430‐15  $268.58 

111‐430‐16  $268.62 

111‐430‐17  $268.25 

111‐430‐18  $268.28 

111‐430‐19  $268.13 

111‐430‐20  $268.21 

111‐440‐01  $24.65 

111‐440‐02  $25.98 
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APN  Amount 

111‐440‐03  $29.92  

111‐440‐04  $25.98  

111‐440‐05  $29.92  

111‐440‐06  $25.98  

111‐440‐07  $5.00  

111‐440‐08  $5.00  

111‐440‐09  $5.00  

111‐440‐10  $5.00  

111‐440‐11  $5.00  

111‐440‐12  $5.00  

111‐440‐13  $5.00  

111‐440‐14  $5.00  

111‐440‐15  $30.00  

111‐440‐16  $23.98  

111‐440‐17  $18.92  

111‐440‐18  $5.00  

111‐440‐19  $5.00  

111‐440‐20  $5.00  

111‐440‐21  $5.00  

111‐440‐22  $5.00  

111‐440‐23  $5.00  

111‐440‐24  $5.00  

111‐440‐25  $23.92  

111‐440‐26  $18.58  

111‐440‐27  $20.73  

111‐440‐28  $24.09  

111‐440‐29  $18.75  

111‐440‐30  $20.62  

111‐440‐31  $20.81  

111‐440‐32  $26.11  

111‐440‐33  $30.06  

111‐440‐34  $5.00  

111‐440‐35  $5.00  

111‐440‐36  $5.00  

111‐440‐37  $5.00  

111‐440‐38  $5.00  

111‐440‐39  $5.00  

111‐440‐40  $5.00  

111‐440‐41  $5.00  

111‐440‐42  $5.00  

111‐440‐43  $5.00  

111‐440‐44  $5.00  

111‐440‐45  $5.00  

111‐440‐46  $11.84  

111‐440‐47  $17.91  

111‐440‐48  $5.00  

APN  Amount 

111‐440‐49  $6.70 

111‐440‐50  $5.00 

111‐440‐51  $5.00 

111‐440‐52  $5.00 

111‐440‐53  $5.00 

111‐440‐54  $5.00 

111‐450‐01  $5.00 

111‐450‐02  $5.00 

111‐450‐03  $5.00 

111‐450‐04  $5.00 

111‐450‐05  $5.00 

111‐450‐06  $5.00 

111‐450‐07  $5.00 

111‐450‐08  $5.00 

111‐450‐09  $5.00 

111‐450‐10  $5.00 

111‐450‐27  $5.00 

111‐450‐28  $5.00 

111‐450‐29  $5.00 

111‐450‐30  $5.00 

111‐450‐31  $5.00 

111‐450‐32  $5.00 

111‐450‐33  $5.00 

111‐450‐34  $5.00 

111‐450‐35  $5.00 

111‐450‐36  $5.00 

111‐450‐37  $5.00 

111‐450‐38  $5.00 

111‐450‐39  $5.00 

111‐450‐40  $5.00 

111‐450‐41  $5.00 

111‐450‐42  $5.00 

111‐450‐43  $5.00 

111‐450‐44  $5.00 

111‐450‐45  $5.00 

111‐450‐46  $5.00 

111‐450‐47  $5.00 

111‐450‐48  $5.00 

111‐450‐49  $5.00 

111‐450‐50  $5.00 

111‐450‐51  $5.00 

111‐450‐52  $5.00 

111‐450‐53  $5.00 

111‐450‐54  $5.00 

111‐450‐55  $5.00 

111‐450‐56  $5.00 

APN  Amount 

111‐450‐57  $5.00 

111‐450‐58  $5.00 

111‐460‐12  $1,268.18 

113‐021‐01  $29.94 

113‐021‐02  $29.70 

113‐021‐03  $41.61 

113‐021‐04  $40.76 

113‐021‐05  $37.26 

113‐021‐06  $32.46 

113‐021‐09  $31.95 

113‐021‐10  $26.65 

113‐021‐11  $40.25 

113‐021‐12  $26.98 

113‐021‐13  $27.43 

113‐021‐14  $27.52 

113‐021‐15  $37.39 

113‐021‐16  $47.48 

113‐021‐17  $37.79 

113‐021‐18  $54.54 

113‐021‐19  $39.65 

113‐021‐20  $34.48 

113‐021‐21  $32.50 

113‐021‐24  $30.08 

113‐021‐25  $26.38 

113‐021‐26  $26.98 

113‐021‐27  $33.33 

113‐021‐28  $34.37 

113‐021‐29  $31.02 

113‐021‐30  $29.18 

113‐021‐31  $37.55 

113‐021‐32  $35.14 

113‐021‐33  $36.33 

113‐021‐34  $29.01 

113‐022‐01  $25.50 

113‐022‐02  $35.27 

113‐022‐03  $34.23 

113‐022‐04  $38.14 

113‐022‐05  $32.95 

113‐022‐06  $31.25 

113‐022‐07  $25.70 

113‐022‐10  $32.06 

113‐022‐11  $32.68 

113‐022‐12  $33.90 

113‐022‐13  $47.00 

113‐022‐14  $32.87 

113‐022‐15  $50.47 
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APN  Amount 

113‐022‐16  $61.27  

113‐022‐17  $53.24  

113‐022‐18  $42.73  

113‐022‐19  $53.03  

113‐022‐22  $58.81  

113‐022‐23  $44.31  

113‐022‐24  $36.20  

113‐022‐25  $33.00  

113‐022‐26  $30.79  

113‐022‐27  $42.90  

113‐022‐28  $33.26  

113‐022‐29  $63.41  

113‐022‐30  $56.53  

113‐023‐01  $35.20  

113‐023‐02  $37.78  

113‐023‐03  $37.07  

113‐023‐04  $33.47  

113‐023‐05  $39.68  

113‐023‐06  $39.94  

113‐023‐09  $59.52  

113‐023‐10  $57.09  

113‐023‐11  $44.23  

113‐023‐12  $42.54  

113‐023‐13  $59.64  

113‐023‐14  $51.28  

113‐030‐01  $51.44  

113‐030‐02  $212.36  

113‐030‐03  $170.81  

113‐030‐04  $48.85  

113‐030‐05  $254.73  

113‐030‐08  $78.82  

113‐030‐09  $92.67  

113‐030‐10  $43.83  

113‐030‐11  $43.73  

113‐030‐12  $66.22  

113‐030‐13  $73.53  

113‐030‐14  $52.49  

113‐030‐19  $62.76  

113‐030‐20  $48.16  

113‐030‐21  $38.52  

113‐030‐22  $69.70  

113‐030‐23  $168.26  

113‐030‐24  $126.39  

113‐030‐27  $45.33  

113‐030‐28  $46.46  

113‐030‐29  $61.61  

APN  Amount 

113‐030‐30  $71.25 

113‐030‐35  $48.31 

113‐030‐37  $56.91 

113‐030‐39  $47.20 

113‐030‐40  $42.46 

113‐041‐01  $91.37 

113‐041‐02  $100.66 

113‐041‐03  $150.93 

113‐041‐04  $157.53 

113‐041‐05  $150.52 

113‐041‐06  $135.89 

113‐041‐10  $75.47 

113‐041‐11  $146.79 

113‐041‐12  $76.28 

113‐041‐13  $104.43 

113‐041‐14  $101.66 

113‐041‐15  $75.17 

113‐041‐16  $156.37 

113‐041‐17  $195.60 

113‐041‐18  $123.10 

113‐041‐19  $95.11 

113‐042‐01  $77.11 

113‐042‐02  $74.63 

113‐042‐03  $107.12 

113‐042‐05  $115.66 

113‐042‐06  $148.55 

113‐042‐07  $117.23 

113‐042‐08  $37.14 

113‐042‐09  $37.38 

113‐042‐10  $197.94 

113‐042‐11  $136.13 

113‐042‐12  $146.55 

113‐042‐13  $101.36 

113‐042‐14  $105.32 

113‐042‐17  $827.89 

113‐042‐18  $140.78 

113‐043‐02  $44.73 

113‐043‐03  $46.91 

113‐043‐04  $47.50 

113‐043‐05  $33.66 

113‐043‐06  $27.55 

113‐043‐07  $49.71 

113‐043‐08  $116.40 

113‐043‐09  $103.63 

113‐043‐11  $98.44 

113‐043‐12  $179.42 

APN  Amount 

113‐044‐01  $31.15 

113‐044‐02  $220.81 

113‐044‐03  $111.14 

113‐044‐04  $105.55 

113‐044‐05  $122.80 

113‐044‐06  $168.32 

113‐044‐07  $132.48 

113‐044‐08  $78.45 

113‐044‐09  $120.18 

113‐044‐10  $131.19 

113‐044‐11  $134.60 

113‐044‐12  $32.67 

113‐044‐13  $36.53 

113‐045‐01  $45.32 

113‐045‐02  $32.91 

113‐045‐03  $30.79 

113‐045‐04  $41.61 

113‐045‐05  $29.03 

113‐051‐03  $92.49 

113‐051‐04  $107.95 

113‐051‐05  $87.23 

113‐051‐06  $110.87 

113‐051‐07  $88.60 

113‐051‐08  $138.15 

113‐051‐09  $98.89 

113‐051‐10  $106.11 

113‐051‐11  $159.79 

113‐051‐12  $115.91 

113‐051‐13  $103.12 

113‐051‐14  $106.66 

113‐051‐15  $73.14 

113‐051‐16  $81.56 

113‐051‐17  $120.98 

113‐051‐20  $106.94 

113‐051‐21  $658.42 

113‐052‐01  $96.29 

113‐052‐02  $100.83 

113‐052‐03  $109.81 

113‐052‐04  $124.65 

113‐052‐05  $116.64 

113‐052‐06  $115.97 

113‐052‐07  $89.33 

113‐052‐08  $95.48 

113‐052‐09  $89.57 

113‐052‐10  $100.75 

113‐052‐11  $102.63 
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APN  Amount 

113‐052‐12  $119.96  

113‐052‐13  $96.56  

113‐052‐14  $123.52  

113‐052‐15  $135.88  

113‐052‐16  $97.51  

113‐052‐17  $99.77  

113‐052‐18  $91.60  

113‐052‐19  $90.71  

113‐052‐20  $91.92  

113‐053‐01  $51.47  

113‐053‐02  $28.31  

113‐053‐03  $22.10  

113‐053‐04  $22.10  

113‐053‐05  $27.15  

113‐053‐06  $24.69  

113‐053‐07  $27.02  

113‐053‐08  $29.88  

113‐053‐09  $27.22  

113‐054‐01  $28.91  

113‐054‐02  $38.43  

113‐054‐03  $22.30  

113‐054‐04  $33.19  

113‐054‐05  $32.10  

113‐054‐06  $43.52  

113‐054‐07  $29.40  

113‐054‐08  $31.57  

113‐054‐09  $100.52  

113‐054‐10  $88.60  

113‐054‐11  $99.31  

113‐054‐12  $23.99  

113‐054‐13  $22.85  

113‐061‐01  $96.71  

113‐061‐02  $120.60  

113‐061‐03  $109.26  

113‐061‐04  $122.22  

113‐061‐05  $92.24  

113‐061‐06  $87.63  

113‐061‐07  $91.03  

113‐061‐08  $91.34  

113‐061‐09  $24.55  

113‐061‐10  $20.91  

113‐061‐11  $32.76  

113‐061‐12  $23.61  

113‐061‐13  $81.15  

113‐061‐14  $93.05  

113‐061‐15  $81.72  

APN  Amount 

113‐062‐01  $90.56 

113‐062‐02  $86.92 

113‐062‐03  $77.28 

113‐062‐04  $105.70 

113‐062‐05  $102.53 

113‐062‐06  $100.58 

113‐062‐07  $34.59 

113‐062‐08  $23.45 

113‐062‐09  $88.06 

113‐062‐10  $26.52 

113‐062‐11  $117.67 

113‐062‐12  $22.66 

113‐062‐13  $86.58 

113‐062‐14  $104.31 

113‐062‐15  $129.73 

113‐062‐16  $87.23 

113‐063‐01  $6.83 

113‐063‐02  $5.85 

113‐063‐03  $5.85 

113‐063‐04  $5.85 

113‐063‐05  $49.61 

113‐063‐06  $36.92 

113‐063‐07  $7.50 

113‐063‐08  $7.30 

113‐063‐09  $7.39 

113‐063‐10  $8.53 

113‐063‐11  $7.33 

113‐063‐12  $34.23 

113‐064‐01  $94.22 

113‐064‐02  $125.15 

113‐064‐03  $124.42 

113‐064‐04  $113.97 

113‐064‐05  $38.43 

113‐064‐06  $35.73 

113‐064‐07  $21.87 

113‐064‐08  $29.00 

113‐064‐09  $25.50 

113‐064‐10  $26.04 

113‐064‐11  $25.86 

113‐064‐12  $32.60 

113‐064‐13  $29.20 

113‐064‐14  $109.51 

113‐064‐15  $87.81 

113‐070‐01  $28.13 

113‐070‐02  $33.33 

113‐070‐03  $32.72 

APN  Amount 

113‐070‐04  $30.00 

113‐070‐05  $20.89 

113‐070‐06  $54.03 

113‐070‐07  $29.36 

113‐070‐08  $28.82 

113‐070‐09  $27.98 

113‐070‐10  $34.13 

113‐070‐11  $33.99 

113‐070‐12  $26.53 

113‐070‐13  $30.90 

113‐070‐14  $29.76 

113‐070‐15  $34.22 

113‐070‐16  $29.39 

113‐070‐17  $25.87 

113‐070‐18  $26.58 

113‐070‐19  $33.41 

113‐070‐20  $28.20 

113‐070‐21  $28.70 

113‐070‐22  $22.24 

113‐070‐23  $29.93 

113‐070‐24  $33.76 

113‐070‐25  $24.40 

113‐070‐26  $26.94 

113‐070‐27  $25.43 

113‐070‐28  $27.11 

113‐070‐29  $32.70 

113‐070‐30  $28.95 

113‐070‐31  $22.86 

113‐070‐32  $23.30 

113‐070‐33  $23.66 

113‐070‐34  $23.98 

113‐070‐35  $23.49 

113‐070‐36  $20.81 

113‐070‐37  $27.62 

113‐070‐38  $30.96 

113‐070‐39  $30.71 

113‐070‐40  $28.83 

113‐070‐41  $31.51 

113‐070‐42  $24.41 

113‐070‐43  $31.42 

113‐070‐44  $42.52 

113‐070‐45  $28.50 

113‐070‐46  $32.53 

113‐070‐47  $38.33 

113‐070‐48  $27.32 

113‐070‐49  $22.26 
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APN  Amount 

113‐070‐50  $23.40  

113‐070‐52  $5.00  

113‐070‐53  $6.38  

113‐070‐54  $5.62  

113‐070‐55  $30.39  

113‐070‐56  $23.30  

113‐081‐01  $34.58  

113‐081‐02  $30.32  

113‐081‐03  $34.82  

113‐081‐04  $35.73  

113‐081‐05  $34.29  

113‐081‐06  $39.72  

113‐081‐07  $31.17  

113‐081‐08  $26.11  

113‐081‐09  $24.36  

113‐081‐10  $29.47  

113‐081‐11  $28.53  

113‐081‐12  $33.03  

113‐081‐13  $24.15  

113‐082‐01  $28.39  

113‐082‐02  $24.01  

113‐082‐03  $24.08  

113‐082‐04  $29.98  

113‐082‐05  $28.18  

113‐082‐06  $27.76  

113‐082‐07  $21.56  

113‐082‐08  $28.97  

113‐082‐09  $24.97  

113‐082‐10  $22.87  

113‐082‐11  $20.91  

113‐082‐12  $29.04  

113‐082‐13  $29.19  

113‐082‐14  $27.51  

113‐083‐01  $29.37  

113‐083‐02  $26.39  

113‐083‐03  $26.81  

113‐083‐04  $21.87  

113‐083‐05  $27.36  

113‐083‐06  $24.47  

113‐083‐07  $26.81  

113‐083‐08  $25.39  

113‐083‐09  $22.03  

113‐083‐10  $28.04  

113‐083‐11  $48.43  

113‐084‐01  $39.58  

113‐084‐02  $66.05  

APN  Amount 

113‐084‐03  $44.38 

113‐084‐04  $26.09 

113‐084‐05  $27.50 

113‐084‐06  $25.13 

113‐084‐07  $30.68 

113‐084‐08  $35.45 

113‐084‐09  $35.97 

113‐084‐10  $26.60 

113‐084‐11  $27.55 

113‐084‐12  $27.60 

113‐084‐13  $33.47 

113‐085‐01  $35.31 

113‐085‐02  $24.27 

113‐085‐03  $27.34 

113‐085‐04  $34.60 

113‐085‐05  $52.28 

113‐085‐06  $52.78 

113‐090‐01  $135.97 

113‐090‐02  $33.13 

113‐090‐03  $38.62 

113‐090‐04  $27.99 

113‐090‐05  $53.88 

113‐090‐06  $29.24 

113‐090‐07  $32.34 

113‐090‐08  $50.11 

113‐090‐09  $33.71 

113‐090‐10  $31.40 

113‐090‐11  $40.43 

113‐090‐12  $41.48 

113‐090‐13  $39.78 

113‐090‐14  $42.87 

113‐090‐15  $32.17 

113‐090‐16  $48.97 

113‐090‐17  $30.94 

113‐090‐18  $32.85 

113‐090‐19  $34.99 

113‐090‐20  $40.94 

113‐090‐21  $30.94 

113‐090‐22  $36.47 

113‐090‐23  $35.62 

113‐090‐24  $41.11 

113‐090‐25  $37.86 

113‐090‐26  $48.05 

113‐090‐27  $52.39 

113‐100‐01  $53.25 

113‐100‐02  $182.68 

APN  Amount 

113‐100‐03  $187.51 

113‐100‐04  $55.19 

113‐100‐05  $49.36 

113‐100‐06  $28.83 

113‐100‐07  $39.65 

113‐100‐10  $6.35 

113‐100‐11  $62.27 

113‐100‐12  $39.70 

113‐100‐13  $33.45 

113‐100‐14  $37.04 

113‐100‐15  $37.16 

113‐100‐16  $38.84 

113‐100‐17  $43.55 

113‐100‐18  $45.16 

113‐100‐19  $37.49 

113‐100‐20  $29.29 

113‐100‐21  $51.01 

113‐100‐22  $34.99 

113‐100‐23  $52.03 

113‐100‐24  $34.79 

113‐100‐25  $40.51 

113‐100‐26  $31.82 

113‐100‐27  $38.40 

113‐100‐28  $96.35 

113‐110‐01  $81.48 

113‐110‐04  $81.03 

113‐110‐05  $77.77 

113‐110‐06  $27.34 

113‐110‐07  $57.54 

113‐110‐08  $46.20 

113‐110‐09  $44.57 

113‐110‐11  $5.00 

113‐110‐12  $61.34 

113‐110‐13  $62.51 

113‐120‐02  $41.89 

113‐120‐08  $53.14 

113‐120‐09  $46.12 

113‐120‐11  $47.37 

113‐130‐01  $33.23 

113‐130‐02  $23.46 

113‐130‐03  $27.47 

113‐130‐04  $39.92 

113‐130‐05  $41.21 

113‐130‐06  $34.38 

113‐130‐07  $22.76 

113‐130‐10  $20.71 
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APN  Amount 

113‐130‐22  $40.19  

113‐130‐25  $49.95  

113‐130‐26  $38.56  

113‐130‐27  $41.98  

113‐130‐28  $47.15  

113‐130‐29  $190.07  

113‐130‐30  $52.87  

113‐130‐31  $42.91  

113‐130‐32  $48.22  

113‐130‐33  $45.88  

113‐130‐34  $42.50  

113‐130‐37  $21.60  

113‐130‐44  $51.97  

113‐130‐45  $62.93  

113‐130‐46  $46.33  

113‐130‐47  $47.77  

113‐130‐48  $56.28  

113‐130‐49  $46.08  

113‐130‐50  $53.30  

113‐130‐51  $55.77  

113‐130‐52  $31.33  

113‐130‐53  $34.28  

113‐130‐54  $47.98  

113‐130‐55  $55.61  

113‐130‐58  $47.44  

113‐130‐59  $35.54  

113‐130‐60  $42.63  

113‐140‐02  $199.31  

113‐163‐12  $5.00  

113‐170‐01  $29.95  

113‐170‐02  $28.96  

113‐170‐03  $41.29  

113‐170‐04  $45.60  

113‐170‐05  $36.67  

113‐170‐06  $43.71  

113‐170‐07  $26.91  

113‐170‐08  $34.82  

113‐170‐09  $47.79  

113‐170‐10  $55.86  

113‐170‐11  $56.10  

113‐170‐12  $38.93  

113‐170‐13  $36.68  

113‐170‐14  $29.78  

113‐170‐15  $50.23  

113‐170‐16  $36.02  

113‐170‐17  $32.98  

APN  Amount 

113‐170‐18  $36.05 

113‐170‐19  $37.74 

113‐170‐20  $50.41 

113‐170‐21  $32.02 

113‐170‐22  $29.34 

113‐170‐23  $43.51 

113‐170‐24  $31.23 

113‐170‐25  $54.87 

113‐170‐26  $46.72 

113‐170‐27  $40.54 

113‐170‐28  $33.56 

113‐170‐29  $36.08 

113‐170‐30  $63.78 

113‐170‐31  $38.55 

113‐170‐32  $39.94 

113‐170‐33  $36.63 

113‐170‐34  $28.62 

113‐170‐35  $36.79 

113‐180‐01  $35.93 

113‐180‐02  $30.09 

113‐180‐03  $21.52 

113‐180‐04  $34.44 

113‐180‐05  $27.85 

113‐180‐06  $30.12 

113‐180‐07  $36.95 

113‐180‐08  $42.17 

113‐180‐09  $23.72 

113‐180‐10  $27.44 

113‐180‐11  $30.42 

113‐180‐12  $35.53 

113‐180‐13  $28.04 

113‐180‐14  $30.77 

113‐180‐15  $28.09 

113‐180‐16  $41.54 

113‐180‐17  $24.29 

113‐180‐18  $28.83 

113‐180‐19  $30.25 

113‐180‐21  $27.24 

113‐180‐22  $26.99 

113‐180‐23  $29.15 

113‐180‐24  $30.26 

113‐180‐25  $26.41 

113‐180‐26  $31.53 

113‐180‐27  $27.36 

113‐180‐28  $23.80 

113‐180‐29  $31.31 

APN  Amount 

113‐180‐30  $23.15 

113‐180‐31  $31.04 

113‐180‐32  $28.69 

113‐180‐33  $22.18 

113‐180‐34  $21.90 

113‐180‐35  $27.48 

113‐190‐01  $19.88 

113‐190‐02  $21.83 

113‐190‐03  $23.84 

113‐190‐04  $22.54 

113‐190‐05  $31.47 

113‐190‐06  $25.05 

113‐190‐07  $23.21 

113‐190‐08  $23.51 

113‐190‐09  $28.02 

113‐190‐10  $30.44 

113‐190‐11  $22.73 

113‐190‐12  $21.58 

113‐201‐12  $27.20 

113‐201‐13  $19.69 

113‐201‐14  $32.01 

113‐201‐15  $29.05 

113‐201‐16  $5.00 

113‐201‐17  $5.00 

113‐201‐18  $5.00 

113‐201‐19  $5.00 

113‐201‐20  $5.00 

113‐204‐01  $21.21 

113‐204‐02  $20.52 

113‐204‐03  $24.58 

113‐204‐20  $18.08 

113‐204‐21  $23.33 

121‐020‐02  $557.05 

121‐020‐03  $460.16 

121‐020‐04  $397.78 

121‐020‐05  $198.91 

121‐020‐06  $327.96 

121‐020‐07  $12.90 

121‐020‐08  $438.31 

121‐020‐09  $498.78 

121‐020‐10  $541.42 

121‐020‐11  $522.07 

121‐020‐12  $567.31 

121‐020‐13  $487.08 

121‐020‐14  $395.24 

121‐020‐15  $779.03 
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APN  Amount 

121‐030‐01  $420.33  

121‐030‐02  $38.02  

121‐030‐04  $289.28  

121‐030‐07  $395.22  

121‐030‐08  $303.19  

121‐030‐09  $5.00  

121‐030‐10  $443.38  

121‐030‐11  $540.39  

121‐030‐12  $491.10  

121‐030‐13  $209.73  

121‐030‐14  $332.06  

121‐030‐20  $474.46  

121‐030‐21  $623.20  

121‐030‐22  $737.90  

121‐030‐24  $441.43  

121‐030‐25  $315.62  

121‐030‐27  $5.00  

121‐030‐28  $552.14  

121‐030‐32  $602.26  

121‐030‐36  $975.36  

121‐030‐38  $690.79  

121‐030‐40  $7.89  

121‐030‐41  $505.98  

121‐030‐42  $5.00  

121‐030‐43  $766.79  

121‐030‐44  $651.58  

121‐030‐45  $15.92  

121‐030‐46  $1,171.93  

121‐030‐47  $82.53  

121‐030‐48  $56.23  

121‐030‐49  $58.19  

121‐030‐50  $55.95  

121‐030‐51  $115.26  

121‐040‐02  $17.96  

121‐040‐05  $16.09  

121‐040‐06  $11.67  

121‐040‐07  $13.74  

121‐040‐08  $13.48  

121‐040‐09  $12.00  

121‐040‐10  $5.00  

121‐040‐11  $5.00  

121‐040‐12  $15.39  

121‐040‐13  $19.95  

121‐040‐14  $12.70  

121‐040‐15  $12.84  

121‐040‐16  $13.99  

APN  Amount 

121‐040‐17  $12.11 

121‐040‐18  $52.90 

121‐040‐20  $21.37 

121‐040‐25  $13.17 

121‐040‐26  $23.86 

121‐050‐05  $434.88 

121‐050‐06  $371.77 

121‐050‐07  $275.47 

121‐050‐08  $287.29 

121‐050‐09  $279.49 

121‐050‐10  $254.06 

121‐050‐11  $206.50 

121‐050‐12  $167.00 

121‐050‐16  $616.50 

121‐050‐17  $624.93 

121‐050‐18  $385.59 

121‐050‐19  $408.33 

121‐050‐20  $276.46 

121‐050‐22  $810.45 

121‐050‐23  $758.72 

121‐050‐24  $375.15 

121‐050‐25  $390.61 

121‐050‐26  $349.91 

121‐050‐27  $368.65 

121‐050‐29  $354.07 

121‐050‐30  $281.31 

121‐050‐35  $365.35 

121‐050‐36  $365.10 

121‐050‐37  $366.19 

121‐050‐39  $525.06 

121‐050‐40  $384.62 

121‐050‐41  $783.03 

121‐050‐44  $828.23 

121‐050‐46  $233.27 

121‐050‐47  $421.49 

121‐050‐48  $356.10 

121‐050‐49  $654.22 

121‐060‐01  $375.63 

121‐060‐02  $358.99 

121‐060‐03  $560.87 

121‐060‐04  $504.78 

121‐060‐05  $490.89 

121‐060‐06  $488.39 

121‐060‐07  $519.39 

121‐060‐08  $442.94 

121‐060‐09  $586.76 

APN  Amount 

121‐060‐10  $458.23 

121‐070‐01  $440.88 

121‐070‐02  $352.22 

121‐070‐03  $355.59 

121‐070‐04  $439.47 

121‐070‐05  $375.48 

121‐070‐06  $364.99 

121‐070‐07  $354.05 

121‐070‐08  $342.89 

121‐070‐09  $366.50 

121‐070‐10  $371.24 

121‐070‐11  $586.24 

121‐080‐01  $383.63 

121‐080‐02  $512.04 

121‐080‐03  $380.42 

121‐080‐04  $499.88 

121‐080‐05  $377.76 

121‐080‐08  $413.22 

121‐080‐09  $317.24 

121‐080‐10  $346.47 

121‐080‐11  $469.32 

121‐080‐12  $593.79 

121‐080‐13  $409.20 

121‐080‐14  $421.84 

121‐080‐15  $368.21 

121‐080‐16  $389.70 

121‐080‐17  $627.76 

121‐080‐18  $340.86 

121‐080‐19  $436.97 

121‐080‐21  $413.69 

121‐080‐22  $446.25 

121‐080‐23  $348.15 

121‐080‐24  $490.43 

121‐080‐25  $418.54 

121‐080‐26  $420.98 

121‐080‐27  $370.06 

121‐080‐28  $406.33 

121‐080‐29  $513.35 

121‐080‐30  $495.57 

121‐080‐31  $360.31 

121‐080‐32  $339.93 

121‐080‐33  $329.00 

121‐080‐34  $368.87 

121‐090‐06  $284.80 

121‐090‐07  $324.67 

121‐090‐08  $292.45 
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APN  Amount 

121‐090‐09  $264.51  

121‐090‐10  $361.52  

121‐090‐11  $2,759.06  

121‐090‐12  $345.33  

121‐090‐13  $306.22  

121‐090‐15  $349.17  

121‐090‐18  $386.99  

121‐090‐19  $5.00  

121‐090‐20  $411.88  

121‐090‐21  $366.70  

121‐090‐22  $325.73  

121‐090‐24  $244.16  

121‐090‐25  $467.16  

121‐090‐26  $437.14  

121‐090‐27  $642.30  

121‐090‐28  $5.00  

121‐090‐29  $5.00  

121‐090‐30  $525.91  

121‐090‐31  $715.72  

121‐090‐33  $287.39  

121‐090‐37  $320.45  

121‐090‐38  $419.57  

121‐090‐39  $314.01  

121‐090‐40  $2,934.36  

121‐090‐41  $288.07  

121‐090‐42  $288.32  

121‐090‐43  $5.12  

121‐090‐44  $5.12  

121‐090‐45  $5.06  

121‐090‐46  $450.57  

121‐100‐02  $5.00  

121‐100‐03  $419.56  

121‐100‐06  $3,929.01  

121‐100‐07  $269.53  

121‐100‐08  $426.64  

121‐100‐11  $502.75  

121‐100‐12  $315.17  

121‐100‐13  $375.26  

121‐100‐14  $343.22  

121‐100‐15  $213.09  

121‐100‐18  $359.98  

121‐100‐19  $301.62  

121‐100‐20  $283.49  

121‐100‐22  $457.02  

121‐100‐23  $421.02  

121‐100‐24  $364.98  

APN  Amount 

121‐100‐25  $502.93 

121‐100‐26  $428.11 

121‐100‐27  $191.25 

121‐100‐28  $344.36 

121‐100‐29  $494.16 

121‐100‐30  $383.95 

121‐100‐31  $272.41 

121‐100‐32  $323.95 

121‐100‐33  $271.98 

121‐100‐34  $365.72 

121‐100‐35  $340.16 

121‐100‐36  $260.49 

121‐100‐39  $439.16 

121‐100‐40  $8.05 

121‐100‐41  $329.25 

121‐100‐44  $420.99 

121‐100‐45  $304.86 

121‐100‐49  $431.21 

121‐100‐50  $383.41 

121‐100‐51  $374.44 

121‐100‐58  $945.32 

121‐100‐59  $346.42 

121‐100‐61  $793.67 

121‐110‐01  $406.33 

121‐110‐02  $313.22 

121‐110‐03  $441.19 

121‐110‐04  $374.07 

121‐110‐05  $418.89 

121‐110‐06  $318.20 

121‐110‐07  $340.51 

121‐110‐08  $408.93 

121‐110‐09  $442.26 

121‐110‐10  $418.89 

121‐110‐11  $358.97 

121‐110‐12  $326.75 

121‐110‐13  $390.84 

121‐110‐14  $128.25 

121‐110‐15  $334.00 

121‐110‐16  $20.67 

121‐120‐01  $343.29 

121‐120‐02  $297.23 

121‐120‐03  $295.93 

121‐120‐04  $309.35 

121‐120‐05  $294.84 

121‐120‐06  $281.20 

121‐120‐07  $298.31 

APN  Amount 

121‐120‐08  $362.40 

121‐120‐09  $312.17 

121‐120‐10  $335.33 

121‐120‐11  $271.68 

121‐120‐12  $265.40 

121‐120‐13  $242.61 

121‐120‐14  $291.90 

121‐120‐15  $292.26 

121‐120‐16  $282.62 

121‐120‐17  $295.18 

121‐120‐18  $294.76 

121‐120‐19  $286.23 

121‐120‐20  $299.03 

121‐120‐21  $335.84 

121‐120‐22  $230.34 

121‐120‐23  $277.98 

121‐120‐24  $265.20 

121‐120‐25  $259.35 

121‐120‐26  $265.20 

121‐120‐27  $254.59 

121‐120‐28  $269.18 

121‐120‐29  $277.13 

121‐120‐30  $269.18 

121‐120‐31  $347.36 

121‐120‐32  $350.83 

121‐120‐33  $296.73 

121‐120‐34  $533.61 

121‐120‐35  $381.39 

121‐120‐36  $292.80 

121‐120‐37  $317.43 

121‐120‐38  $357.48 

121‐120‐39  $352.78 

121‐120‐40  $287.70 

121‐120‐41  $294.84 

121‐120‐42  $230.42 

121‐120‐43  $251.49 

121‐120‐44  $230.03 

121‐120‐45  $242.22 

121‐120‐46  $242.25 

121‐120‐47  $230.34 

121‐120‐48  $285.55 

121‐120‐49  $284.26 

121‐120‐50  $346.26 

121‐120‐51  $396.61 

121‐120‐52  $307.67 

121‐120‐53  $454.69 
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APN  Amount 

121‐120‐54  $255.70  

121‐120‐55  $329.32  

121‐120‐56  $255.70  

121‐120‐57  $287.53  

121‐120‐58  $382.27  

121‐120‐59  $265.78  

121‐120‐60  $336.90  

121‐120‐61  $335.39  

121‐120‐62  $318.50  

121‐120‐63  $307.24  

121‐120‐64  $394.50  

121‐120‐65  $352.06  

121‐120‐66  $373.61  

121‐130‐01  $166.98  

121‐130‐04  $242.78  

121‐130‐05  $227.05  

121‐130‐06  $271.14  

121‐130‐07  $204.08  

121‐130‐08  $204.10  

121‐130‐09  $176.73  

121‐130‐10  $356.25  

121‐130‐11  $259.94  

121‐130‐12  $269.78  

121‐130‐13  $361.89  

121‐130‐14  $388.02  

121‐170‐01  $217.29  

121‐170‐02  $253.90  

121‐170‐03  $389.69  

121‐170‐04  $217.26  

121‐170‐05  $283.82  

121‐170‐06  $217.43  

121‐170‐07  $260.55  

121‐170‐08  $217.57  

121‐170‐09  $215.46  

121‐170‐10  $217.65  

121‐170‐11  $264.61  

121‐170‐12  $320.81  

121‐170‐13  $5.00  

121‐170‐14  $490.04  

121‐170‐15  $453.29  

121‐170‐18  $396.58  

121‐170‐19  $396.58  

121‐170‐20  $502.66  

121‐170‐22  $295.34  

121‐170‐23  $5.00  

121‐170‐24  $5.00  

APN  Amount 

121‐170‐25  $22.58 

121‐180‐14  $1,339.89 

121‐180‐16  $9,802.09 

121‐180‐25  $241.07 

121‐180‐26  $3,610.44 

121‐180‐29  $2,954.15 

121‐180‐30  $23.22 

121‐180‐31  $792.10 

121‐180‐32  $23.13 

121‐180‐33  $2,532.68 

121‐180‐34  $5.34 

121‐180‐36  $1,500.49 

121‐180‐37  $3,421.21 

121‐180‐41  $1,732.59 

121‐180‐43  $19,019.29 

121‐190‐01  $329.32 

121‐190‐02  $290.78 

121‐190‐03  $356.13 

121‐190‐04  $340.61 

121‐190‐05  $432.19 

121‐190‐06  $476.43 

121‐190‐07  $455.56 

121‐190‐08  $393.86 

121‐190‐09  $312.84 

121‐190‐10  $283.03 

121‐210‐06  $910.28 

121‐210‐07  $5.00 

121‐210‐08  $1,465.20 

121‐210‐09  $5.00 

121‐220‐01  $577.09 

121‐220‐02  $611.81 

121‐220‐03  $797.36 

121‐220‐04  $833.48 

121‐220‐05  $674.19 

121‐220‐06  $687.59 

121‐220‐07  $605.72 

121‐220‐08  $597.08 

121‐220‐09  $572.54 

121‐220‐10  $853.58 

121‐220‐11  $595.31 

121‐220‐12  $496.09 

121‐220‐13  $113.89 

121‐220‐14  $521.43 

121‐220‐15  $409.22 

121‐220‐16  $487.03 

121‐220‐17  $585.28 

APN  Amount 

121‐220‐18  $901.52 

121‐220‐19  $693.92 

121‐220‐20  $1,117.72 

121‐220‐21  $915.69 

121‐220‐25  $509.42 

121‐220‐27  $17.81 

121‐220‐28  $547.95 

121‐220‐29  $426.83 

121‐220‐31  $685.58 

121‐230‐01  $6,739.76 

121‐240‐01  $427.12 

121‐240‐02  $410.92 

121‐240‐03  $546.25 

121‐240‐04  $441.25 

121‐240‐05  $526.44 

121‐240‐06  $553.51 

121‐240‐07  $550.04 

121‐240‐08  $614.13 

121‐240‐09  $661.55 

121‐240‐10  $516.09 

121‐240‐11  $338.65 

121‐240‐12  $696.73 

121‐240‐13  $415.56 

121‐240‐14  $5.00 

121‐240‐15  $5.00 

121‐250‐01  $272.83 

121‐250‐02  $272.83 

121‐250‐03  $362.64 

121‐250‐04  $305.33 

121‐250‐05  $358.18 

121‐250‐06  $350.99 

121‐250‐07  $350.57 

121‐260‐01  $1,154.90 

121‐260‐02  $796.09 

121‐260‐03  $724.27 

121‐260‐04  $1,173.11 

121‐260‐07  $1,249.06 

121‐270‐01  $8.08 

121‐270‐02  $7.81 

121‐270‐03  $7.81 

121‐270‐04  $7.67 

121‐270‐05  $6.85 

121‐270‐06  $7.75 

121‐270‐07  $6.27 

121‐270‐08  $5.62 

121‐270‐09  $6.41 
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APN  Amount 

121‐270‐10  $8.64  

121‐270‐11  $6.69  

121‐270‐12  $6.66  

121‐270‐13  $6.69  

121‐270‐14  $6.41  

121‐270‐15  $7.11  

121‐280‐01  $286.28  

121‐280‐02  $282.91  

121‐280‐03  $390.33  

121‐280‐04  $197.34  

121‐280‐05  $198.26  

121‐280‐06  $200.48  

121‐280‐07  $192.56  

121‐280‐08  $265.06  

121‐280‐09  $274.13  

121‐280‐10  $194.82  

121‐280‐11  $194.29  

121‐280‐12  $211.15  

121‐280‐13  $249.99  

121‐280‐14  $263.78  

121‐280‐15  $251.51  

121‐280‐16  $250.18  

121‐280‐17  $220.05  

121‐280‐18  $233.78  

121‐280‐19  $254.21  

121‐280‐20  $250.18  

121‐280‐21  $250.18  

121‐280‐22  $192.39  

121‐280‐23  $192.61  

121‐280‐24  $276.41  

121‐280‐25  $247.99  

121‐280‐26  $195.76  

121‐280‐27  $360.29  

121‐280‐28  $272.19  

121‐290‐01  $18.63  

121‐290‐02  $347.45  

121‐290‐03  $256.27  

121‐290‐04  $286.63  

121‐290‐05  $289.62  

121‐290‐06  $284.35  

121‐290‐07  $168.49  

121‐290‐08  $138.31  

121‐290‐09  $349.24  

121‐290‐10  $147.02  

121‐290‐11  $147.23  

121‐290‐12  $197.29  

APN  Amount 

121‐290‐13  $254.21 

121‐290‐14  $254.21 

121‐290‐15  $193.29 

121‐290‐16  $193.37 

121‐290‐17  $147.23 

121‐290‐18  $216.89 

121‐290‐19  $208.34 

121‐290‐20  $187.47 

121‐290‐21  $192.98 

121‐290‐22  $302.51 

121‐290‐23  $194.29 

121‐290‐24  $377.38 

121‐290‐25  $254.10 

121‐290‐26  $194.46 

121‐290‐27  $325.80 

121‐290‐28  $194.52 

121‐290‐29  $274.86 

121‐290‐30  $256.63 

121‐300‐01  $368.90 

121‐300‐02  $368.79 

121‐300‐03  $323.34 

121‐300‐04  $295.95 

121‐300‐05  $344.25 

121‐300‐06  $290.20 

121‐300‐07  $309.26 

121‐300‐08  $303.14 

121‐300‐09  $333.49 

121‐300‐10  $365.32 

121‐300‐11  $399.87 

121‐300‐12  $343.20 

121‐300‐13  $365.32 

121‐300‐14  $318.89 

121‐300‐15  $286.34 

121‐300‐16  $343.22 

121‐300‐17  $264.13 

121‐300‐18  $344.04 

121‐300‐19  $303.29 

121‐300‐20  $295.03 

121‐300‐21  $333.49 

121‐300‐22  $368.69 

121‐310‐01  $360.03 

121‐310‐02  $326.86 

121‐310‐03  $252.51 

121‐310‐04  $298.64 

121‐310‐05  $295.03 

121‐310‐06  $361.02 

APN  Amount 

121‐310‐07  $357.35 

121‐310‐08  $252.68 

121‐310‐09  $264.51 

121‐310‐10  $219.35 

121‐310‐11  $243.85 

121‐320‐01  $227.12 

121‐320‐02  $434.09 

121‐320‐03  $193.13 

121‐320‐04  $254.43 

121‐320‐05  $361.68 

121‐320‐06  $271.86 

121‐320‐07  $248.22 

121‐320‐08  $212.01 

121‐320‐09  $369.64 

121‐320‐10  $217.20 

121‐320‐11  $229.27 

121‐320‐12  $304.98 

121‐320‐13  $394.33 

121‐320‐14  $394.33 

121‐320‐15  $214.70 

121‐320‐16  $203.47 

121‐320‐17  $264.72 

121‐320‐18  $5.37 

121‐320‐19  $265.85 

121‐320‐20  $430.95 

121‐320‐21  $234.51 

121‐320‐22  $484.19 

121‐320‐23  $275.12 

121‐320‐24  $209.99 

121‐320‐25  $233.36 

121‐320‐26  $382.44 

121‐330‐01  $6,148.61 

121‐330‐02  $273.10 

121‐330‐03  $698.60 

121‐330‐04  $592.27 

121‐330‐05  $837.39 

121‐330‐06  $207.06 

121‐330‐07  $490.74 

121‐330‐08  $300.82 

121‐330‐09  $313.97 

121‐330‐10  $344.87 

121‐330‐11  $310.01 

121‐330‐12  $344.87 

121‐330‐13  $1,350.06 

121‐330‐14  $4,454.68 

123‐020‐04  $4,424.95 
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APN  Amount 

123‐020‐05  $205.89  

123‐020‐06  $462.58  

123‐020‐09  $173.57  

123‐020‐12  $1,098.61  

123‐020‐15  $9,083.80  

123‐020‐16  $7,468.03  

123‐020‐17  $2,674.53  

123‐020‐19  $236.16  

123‐030‐03  $245.60  

123‐030‐04  $170.24  

123‐030‐05  $204.44  

123‐030‐06  $277.06  

123‐030‐07  $214.50  

123‐030‐08  $170.33  

123‐040‐04  $208.54  

123‐040‐05  $7.69  

123‐040‐06  $278.88  

123‐040‐07  $312.74  

123‐040‐08  $278.72  

123‐040‐10  $5.33  

123‐040‐12  $207.18  

123‐040‐23  $312.15  

123‐040‐25  $272.76  

123‐040‐26  $5.00  

123‐040‐34  $51.63  

123‐040‐35  $2,889.58  

123‐040‐36  $2,534.98  

123‐040‐37  $5,053.00  

123‐040‐38  $722.94  

123‐040‐39  $169.12  

123‐040‐42  $171.39  

123‐040‐43  $140.89  

123‐040‐46  $539.52  

123‐040‐47  $1,477.26  

123‐040‐48  $273.35  

123‐040‐49  $23.19  

123‐040‐50  $153.18  

123‐051‐01  $219.50  

123‐051‐02  $151.74  

123‐051‐03  $147.32  

123‐051‐04  $5.00  

123‐051‐05  $188.20  

123‐051‐06  $192.59  

123‐051‐07  $294.60  

123‐051‐08  $196.56  

123‐051‐09  $197.49  

APN  Amount 

123‐051‐10  $195.75 

123‐051‐11  $259.95 

123‐051‐12  $198.33 

123‐051‐13  $257.59 

123‐051‐14  $192.47 

123‐051‐15  $198.33 

123‐051‐16  $280.82 

123‐051‐17  $253.93 

123‐051‐18  $267.46 

123‐051‐19  $192.47 

123‐051‐20  $198.47 

123‐052‐01  $198.49 

123‐052‐02  $197.07 

123‐052‐03  $192.75 

123‐052‐04  $192.75 

123‐052‐05  $234.20 

123‐052‐06  $192.50 

123‐052‐07  $198.17 

123‐052‐08  $253.96 

123‐052‐09  $198.35 

123‐052‐10  $192.50 

123‐052‐11  $198.17 

123‐052‐12  $186.17 

123‐052‐13  $186.58 

123‐052‐14  $213.76 

123‐053‐01  $193.09 

123‐053‐02  $150.87 

123‐053‐03  $146.45 

123‐053‐04  $146.45 

123‐053‐05  $195.51 

123‐053‐06  $187.91 

123‐053‐07  $213.20 

123‐053‐08  $150.87 

123‐053‐09  $149.66 

123‐053‐10  $162.65 

123‐053‐11  $198.44 

123‐053‐12  $192.59 

123‐053‐13  $192.59 

123‐053‐14  $198.44 

123‐053‐15  $192.59 

123‐053‐16  $198.44 

123‐053‐17  $280.93 

123‐053‐18  $198.94 

123‐054‐01  $203.72 

123‐054‐02  $359.48 

123‐054‐03  $251.88 

APN  Amount 

123‐054‐04  $349.94 

123‐054‐05  $138.82 

123‐054‐06  $269.96 

123‐054‐07  $338.09 

123‐054‐08  $231.60 

123‐061‐01  $282.52 

123‐061‐02  $120.98 

123‐061‐03  $98.61 

123‐061‐04  $190.69 

123‐061‐05  $251.05 

123‐061‐06  $241.66 

123‐061‐07  $160.39 

123‐061‐08  $149.16 

123‐061‐09  $243.49 

123‐061‐10  $201.73 

123‐061‐11  $169.94 

123‐061‐12  $258.83 

123‐061‐13  $281.21 

123‐061‐14  $254.34 

123‐061‐15  $166.92 

123‐061‐16  $217.67 

123‐062‐01  $261.17 

123‐062‐02  $222.98 

123‐062‐03  $270.50 

123‐062‐04  $292.87 

123‐062‐05  $227.73 

123‐062‐06  $140.49 

123‐062‐07  $397.34 

123‐062‐08  $151.03 

123‐062‐09  $231.22 

123‐062‐10  $222.21 

123‐062‐11  $164.08 

123‐062‐12  $160.06 

123‐062‐13  $264.31 

123‐062‐14  $187.88 

123‐062‐15  $275.42 

123‐062‐16  $178.85 

123‐062‐17  $275.99 

123‐063‐01  $224.06 

123‐063‐02  $399.82 

123‐063‐03  $269.07 

123‐063‐04  $165.18 

123‐063‐05  $190.97 

123‐063‐06  $193.16 

123‐063‐07  $213.03 

123‐063‐08  $298.54 
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APN  Amount 

123‐063‐09  $273.02  

123‐063‐10  $240.38  

123‐063‐13  $150.56  

123‐063‐14  $173.59  

123‐063‐15  $198.48  

123‐063‐16  $154.59  

123‐063‐17  $148.59  

123‐063‐18  $156.83  

123‐063‐19  $260.01  

123‐063‐20  $225.90  

123‐063‐21  $165.91  

123‐064‐01  $201.60  

123‐064‐02  $204.66  

123‐064‐03  $161.52  

123‐064‐04  $161.52  

123‐064‐05  $160.61  

123‐064‐06  $160.06  

123‐064‐07  $214.56  

123‐064‐08  $139.03  

123‐064‐09  $199.75  

123‐064‐10  $158.23  

123‐064‐12  $197.19  

123‐064‐13  $231.21  

123‐064‐14  $157.13  

123‐064‐15  $207.61  

123‐064‐16  $230.11  

123‐064‐17  $188.23  

123‐064‐18  $256.73  

123‐064‐19  $161.80  

123‐064‐20  $265.83  

123‐064‐21  $223.29  

123‐070‐01  $257.38  

123‐070‐02  $198.10  

123‐070‐03  $165.18  

123‐070‐04  $316.95  

123‐070‐05  $195.68  

123‐070‐06  $309.47  

123‐070‐07  $222.25  

123‐070‐08  $125.31  

123‐070‐09  $151.65  

123‐070‐10  $156.76  

123‐070‐11  $178.72  

123‐070‐12  $222.79  

123‐070‐13  $204.14  

123‐070‐14  $134.34  

123‐070‐15  $153.56  

APN  Amount 

123‐070‐16  $143.68 

123‐070‐17  $226.00 

123‐070‐18  $425.10 

123‐070‐19  $416.97 

123‐070‐20  $230.45 

123‐070‐21  $232.67 

123‐070‐22  $200.30 

123‐070‐23  $164.96 

123‐070‐24  $135.33 

123‐070‐25  $185.16 

123‐070‐26  $164.86 

123‐070‐27  $264.40 

123‐070‐28  $205.14 

123‐070‐29  $189.94 

123‐070‐30  $325.67 

123‐070‐31  $193.90 

123‐070‐32  $143.35 

123‐070‐33  $196.85 

123‐070‐34  $252.67 

123‐070‐35  $121.39 

123‐070‐36  $189.47 

123‐070‐37  $205.79 

123‐070‐38  $234.91 

123‐070‐39  $629.86 

123‐080‐01  $191.45 

123‐080‐02  $167.41 

123‐080‐03  $280.88 

123‐080‐04  $178.53 

123‐080‐05  $278.66 

123‐080‐06  $158.02 

123‐080‐07  $143.46 

123‐080‐08  $172.90 

123‐080‐09  $215.70 

123‐080‐10  $169.79 

123‐080‐11  $172.46 

123‐080‐12  $278.87 

123‐080‐13  $405.98 

123‐080‐14  $252.16 

123‐080‐15  $153.15 

123‐080‐16  $515.09 

123‐080‐17  $214.95 

123‐080‐18  $198.95 

123‐080‐19  $177.92 

123‐080‐20  $223.51 

123‐080‐21  $493.59 

123‐080‐22  $328.54 

APN  Amount 

123‐080‐23  $169.13 

123‐080‐24  $151.70 

123‐080‐25  $136.52 

123‐080‐26  $269.49 

123‐080‐27  $105.05 

123‐080‐28  $189.93 

123‐080‐29  $837.68 

123‐080‐30  $1,550.72 

123‐080‐31  $1,906.30 

123‐080‐32  $985.63 

123‐090‐01  $1,115.31 

123‐090‐02  $369.89 

123‐090‐03  $223.92 

123‐090‐04  $146.51 

123‐090‐05  $190.45 

123‐090‐06  $146.51 

123‐090‐07  $148.03 

123‐090‐08  $206.21 

123‐090‐09  $164.61 

123‐090‐10  $204.96 

123‐090‐11  $148.03 

123‐090‐12  $146.51 

123‐090‐13  $148.03 

123‐090‐14  $146.51 

123‐090‐15  $149.00 

123‐090‐16  $138.22 

123‐090‐17  $286.30 

123‐090‐18  $54.29 

123‐090‐19  $217.21 

123‐090‐20  $147.82 

123‐090‐21  $147.85 

123‐090‐22  $147.82 

123‐090‐23  $199.78 

123‐090‐24  $193.98 

123‐090‐25  $237.67 

123‐090‐26  $193.96 

123‐090‐27  $224.68 

123‐090‐28  $227.06 

123‐090‐29  $229.81 

123‐090‐30  $245.53 

123‐090‐31  $192.23 

123‐090‐32  $792.79 

123‐090‐33  $1,117.40 

123‐100‐01  $301.30 

123‐100‐02  $272.37 

123‐100‐03  $5.00 
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APN  Amount 

123‐100‐04  $196.28  

123‐100‐05  $170.70  

123‐100‐06  $178.52  

123‐100‐07  $190.55  

123‐100‐08  $183.00  

123‐100‐09  $173.14  

123‐100‐10  $174.52  

123‐100‐11  $226.53  

123‐100‐12  $168.27  

123‐100‐13  $165.40  

123‐100‐14  $128.81  

123‐100‐15  $159.89  

123‐100‐16  $174.46  

123‐100‐17  $142.50  

123‐100‐18  $410.61  

123‐100‐19  $228.64  

123‐100‐23  $99.93  

123‐100‐24  $169.13  

123‐100‐25  $157.97  

123‐100‐26  $190.90  

123‐100‐27  $194.19  

123‐100‐28  $135.59  

123‐100‐29  $150.65  

123‐100‐30  $376.57  

123‐100‐32  $580.28  

123‐100‐40  $123.75  

123‐100‐41  $154.56  

123‐100‐42  $103.15  

123‐100‐44  $212.25  

123‐100‐45  $34.60  

123‐100‐46  $1,160.90  

123‐110‐01  $142.31  

123‐110‐02  $169.73  

123‐110‐03  $116.50  

123‐110‐04  $297.40  

123‐110‐05  $173.79  

123‐110‐06  $177.55  

123‐110‐07  $140.47  

123‐110‐08  $166.08  

123‐110‐09  $206.52  

123‐110‐10  $196.57  

123‐110‐11  $119.79  

123‐110‐12  $137.88  

123‐110‐13  $141.05  

123‐110‐14  $116.26  

123‐110‐15  $196.06  

APN  Amount 

123‐110‐16  $213.80 

123‐110‐17  $207.19 

123‐110‐18  $159.51 

123‐110‐19  $140.86 

123‐110‐20  $137.54 

123‐110‐21  $184.41 

123‐110‐22  $188.55 

123‐110‐23  $136.64 

123‐110‐24  $137.29 

123‐110‐25  $139.82 

123‐110‐26  $167.54 

123‐110‐27  $140.86 

123‐110‐28  $136.57 

123‐110‐29  $141.83 

123‐110‐30  $133.26 

123‐110‐31  $140.86 

123‐110‐32  $202.84 

123‐110‐33  $139.96 

123‐110‐34  $135.46 

123‐110‐35  $167.05 

123‐110‐36  $135.18 

123‐110‐37  $175.11 

123‐110‐38  $303.21 

123‐110‐39  $174.97 

123‐110‐40  $248.49 

123‐110‐41  $207.68 

123‐110‐42  $229.38 

123‐110‐43  $275.26 

123‐110‐44  $136.78 

123‐110‐45  $163.56 

123‐110‐46  $253.70 

123‐110‐47  $212.05 

123‐110‐48  $157.60 

123‐110‐49  $139.08 

123‐110‐50  $179.98 

123‐110‐51  $138.80 

123‐110‐52  $302.84 

123‐110‐53  $230.00 

123‐110‐54  $229.20 

123‐110‐55  $216.51 

123‐110‐56  $321.63 

123‐110‐57  $204.52 

123‐110‐58  $255.37 

123‐120‐01  $128.43 

123‐120‐02  $121.22 

123‐120‐03  $161.63 

APN  Amount 

123‐120‐04  $176.82 

123‐120‐05  $120.91 

123‐120‐06  $120.91 

123‐120‐07  $168.45 

123‐120‐08  $120.91 

123‐120‐09  $121.78 

123‐120‐10  $162.86 

123‐120‐11  $179.48 

123‐120‐12  $158.41 

123‐120‐13  $166.66 

123‐120‐14  $121.03 

123‐120‐15  $121.50 

123‐120‐16  $163.56 

123‐120‐17  $161.40 

123‐120‐18  $163.34 

123‐130‐01  $714.03 

123‐130‐04  $188.98 

123‐130‐05  $285.85 

123‐130‐06  $162.17 

123‐130‐07  $147.38 

123‐130‐08  $191.60 

123‐130‐09  $181.65 

123‐130‐10  $165.62 

123‐130‐11  $158.99 

123‐130‐12  $218.55 

123‐130‐13  $235.27 

123‐130‐14  $146.30 

123‐130‐15  $153.00 

123‐130‐16  $183.05 

123‐130‐17  $214.62 

123‐130‐18  $143.96 

123‐130‐19  $169.66 

123‐130‐20  $148.94 

123‐130‐22  $778.99 

123‐130‐23  $72.83 

123‐130‐24  $5.40 

123‐130‐25  $1,119.24 

123‐140‐01  $178.77 

123‐140‐02  $191.39 

123‐140‐03  $180.41 

123‐140‐04  $274.61 

123‐140‐05  $286.92 

123‐140‐07  $134.16 

123‐140‐08  $189.30 

123‐140‐09  $266.27 

123‐140‐10  $140.16 
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APN  Amount 

123‐140‐11  $140.85  

123‐140‐12  $225.98  

123‐140‐13  $230.67  

123‐140‐14  $128.30  

123‐140‐15  $1,676.36  

123‐140‐16  $432.36  

123‐140‐17  $183.52  

123‐140‐18  $150.64  

123‐140‐19  $266.10  

123‐140‐20  $247.85  

123‐140‐21  $136.59  

123‐140‐22  $137.75  

123‐140‐23  $5.00  

123‐140‐24  $187.14  

123‐140‐25  $172.07  

123‐140‐26  $138.79  

123‐140‐27  $336.13  

123‐140‐28  $234.69  

123‐140‐29  $239.39  

123‐140‐30  $139.20  

123‐140‐31  $264.13  

123‐140‐32  $264.13  

123‐140‐33  $285.99  

123‐151‐01  $106.40  

123‐151‐02  $207.15  

123‐151‐03  $168.16  

123‐151‐04  $245.69  

123‐151‐05  $138.60  

123‐151‐06  $202.59  

123‐151‐07  $138.60  

123‐151‐08  $138.60  

123‐151‐09  $199.41  

123‐151‐10  $119.67  

123‐151‐11  $127.27  

123‐151‐12  $207.15  

123‐151‐13  $213.92  

123‐151‐14  $172.04  

123‐151‐15  $158.78  

123‐151‐16  $184.21  

123‐151‐17  $143.99  

123‐151‐18  $151.09  

123‐151‐19  $263.03  

123‐151‐20  $207.42  

123‐151‐21  $160.85  

123‐151‐22  $178.59  

123‐151‐23  $154.49  

APN  Amount 

123‐151‐24  $409.47 

123‐152‐01  $206.12 

123‐152‐02  $132.82 

123‐152‐03  $165.57 

123‐152‐04  $158.15 

123‐152‐05  $137.70 

123‐152‐06  $110.34 

123‐152‐07  $137.43 

123‐152‐08  $131.18 

123‐152‐09  $137.43 

123‐152‐10  $196.85 

123‐152‐11  $143.09 

123‐152‐12  $113.52 

123‐152‐13  $251.07 

123‐152‐14  $137.31 

123‐152‐15  $237.21 

123‐152‐16  $179.11 

123‐152‐17  $186.02 

123‐152‐18  $147.26 

123‐152‐19  $149.92 

123‐152‐20  $139.87 

123‐152‐21  $144.70 

123‐152‐22  $166.26 

123‐152‐23  $166.26 

123‐152‐25  $787.91 

123‐152‐26  $167.92 

123‐152‐27  $193.35 

123‐153‐01  $207.84 

123‐153‐02  $251.79 

123‐153‐03  $187.38 

123‐153‐04  $145.92 

123‐153‐05  $180.47 

123‐153‐06  $185.31 

123‐153‐09  $189.91 

123‐153‐10  $278.80 

123‐153‐11  $208.20 

123‐153‐12  $278.04 

123‐153‐13  $203.35 

123‐153‐14  $145.30 

123‐153‐15  $173.63 

123‐153‐16  $200.73 

123‐153‐17  $123.20 

123‐153‐18  $134.59 

123‐153‐19  $172.46 

123‐153‐20  $160.60 

123‐153‐21  $128.10 

APN  Amount 

123‐153‐22  $205.90 

123‐153‐23  $166.10 

123‐153‐24  $143.30 

123‐153‐25  $208.11 

123‐153‐26  $215.02 

123‐153‐27  $188.49 

123‐153‐28  $5.00 

123‐153‐29  $59.28 

123‐153‐30  $248.33 

123‐153‐31  $228.56 

123‐154‐01  $152.03 

123‐154‐02  $178.01 

123‐154‐03  $178.42 

123‐154‐04  $161.56 

123‐154‐05  $195.97 

123‐154‐06  $127.15 

123‐154‐07  $149.12 

123‐154‐08  $126.99 

123‐154‐09  $180.63 

123‐154‐10  $150.37 

123‐154‐11  $164.35 

123‐154‐12  $165.02 

123‐154‐13  $130.19 

123‐154‐14  $206.89 

123‐154‐16  $3,796.70 

123‐154‐19  $5.32 

123‐154‐20  $181.32 

123‐154‐21  $174.41 

123‐154‐22  $164.05 

123‐154‐23  $156.03 

123‐154‐24  $183.54 

123‐154‐25  $192.79 

123‐154‐26  $187.82 

123‐154‐27  $206.81 

123‐154‐28  $5.46 

123‐154‐29  $187.21 

123‐154‐30  $1,296.01 

123‐161‐01  $202.68 

123‐161‐02  $184.93 

123‐161‐03  $184.93 

123‐161‐04  $144.70 

123‐161‐05  $193.37 

123‐161‐06  $193.70 

123‐161‐07  $192.76 

123‐161‐08  $214.09 

123‐161‐09  $197.92 
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APN  Amount 

123‐161‐10  $144.46  

123‐161‐11  $150.54  

123‐161‐12  $148.10  

123‐161‐13  $341.33  

123‐161‐14  $153.72  

123‐161‐15  $146.12  

123‐161‐16  $146.02  

123‐161‐17  $91.29  

123‐161‐18  $126.35  

123‐161‐19  $226.47  

123‐161‐20  $179.10  

123‐161‐21  $188.23  

123‐161‐22  $231.03  

123‐162‐01  $520.13  

123‐162‐02  $111.01  

123‐162‐03  $140.59  

123‐162‐04  $157.03  

123‐162‐05  $188.96  

123‐162‐06  $156.56  

123‐162‐07  $199.81  

123‐162‐08  $166.51  

123‐162‐09  $175.35  

123‐162‐10  $146.53  

123‐162‐11  $244.37  

123‐162‐12  $213.46  

123‐162‐13  $224.38  

123‐162‐14  $186.37  

123‐162‐15  $239.44  

123‐162‐16  $249.11  

123‐162‐17  $261.83  

123‐162‐18  $177.07  

123‐162‐19  $173.48  

123‐163‐01  $278.21  

123‐163‐02  $243.46  

123‐163‐03  $279.68  

123‐163‐04  $180.54  

123‐163‐05  $127.74  

123‐163‐06  $130.36  

123‐163‐07  $244.86  

123‐163‐08  $179.50  

123‐163‐09  $251.15  

123‐163‐11  $483.94  

123‐163‐12  $216.76  

123‐163‐13  $165.43  

123‐163‐14  $143.05  

123‐163‐15  $175.99  

APN  Amount 

123‐163‐16  $246.76 

123‐163‐17  $151.52 

123‐163‐18  $156.77 

123‐163‐19  $146.77 

123‐163‐20  $244.80 

123‐163‐21  $175.20 

123‐163‐22  $182.34 

123‐163‐23  $281.47 

123‐163‐24  $260.04 

123‐163‐25  $231.14 

123‐163‐26  $184.81 

123‐163‐27  $184.81 

123‐164‐01  $164.77 

123‐164‐02  $183.84 

123‐164‐03  $266.14 

123‐164‐04  $187.31 

123‐164‐05  $293.39 

123‐164‐06  $176.52 

123‐164‐07  $145.29 

123‐164‐08  $169.47 

123‐164‐09  $158.28 

123‐164‐10  $139.76 

123‐164‐12  $221.16 

123‐164‐13  $175.47 

123‐164‐14  $136.20 

123‐164‐15  $158.47 

123‐164‐16  $136.40 

123‐164‐17  $194.64 

123‐164‐18  $236.12 

123‐164‐19  $279.10 

123‐164‐20  $143.77 

123‐164‐21  $140.31 

123‐164‐24  $208.53 

123‐164‐25  $142.12 

123‐164‐26  $142.93 

123‐164‐27  $246.63 

123‐164‐29  $182.91 

123‐164‐30  $174.87 

123‐164‐31  $160.77 

123‐164‐32  $135.81 

123‐171‐01  $164.72 

123‐171‐02  $153.25 

123‐171‐03  $205.77 

123‐171‐04  $141.51 

123‐171‐05  $135.24 

123‐171‐06  $156.22 

APN  Amount 

123‐171‐07  $165.97 

123‐171‐08  $175.36 

123‐171‐09  $180.91 

123‐171‐10  $347.68 

123‐171‐11  $200.92 

123‐171‐12  $114.27 

123‐171‐13  $131.98 

123‐171‐14  $190.84 

123‐171‐15  $141.64 

123‐171‐16  $144.95 

123‐172‐01  $166.08 

123‐172‐02  $180.09 

123‐172‐03  $191.39 

123‐172‐04  $161.13 

123‐172‐05  $134.40 

123‐172‐06  $148.83 

123‐172‐07  $229.40 

123‐172‐08  $154.91 

123‐172‐09  $203.91 

123‐172‐10  $211.03 

123‐172‐11  $249.87 

123‐172‐12  $176.03 

123‐172‐13  $108.20 

123‐172‐14  $258.69 

123‐172‐15  $224.14 

123‐172‐16  $91.06 

123‐172‐17  $152.42 

123‐173‐01  $137.36 

123‐173‐02  $137.36 

123‐173‐04  $111.79 

123‐173‐05  $187.66 

123‐173‐06  $207.43 

123‐173‐07  $162.28 

123‐173‐08  $213.30 

123‐173‐09  $206.93 

123‐173‐10  $127.05 

123‐173‐11  $105.69 

123‐173‐12  $83.34 

123‐173‐13  $127.00 

123‐173‐15  $157.95 

123‐173‐16  $270.58 

123‐173‐17  $190.70 

123‐173‐18  $167.26 

123‐173‐19  $226.00 

123‐173‐20  $166.67 

123‐173‐21  $187.94 
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APN  Amount 

123‐173‐22  $169.84  

123‐174‐01  $142.61  

123‐174‐02  $240.04  

123‐174‐03  $150.07  

123‐174‐04  $190.84  

123‐174‐05  $233.27  

123‐174‐06  $186.91  

123‐174‐07  $139.16  

123‐174‐08  $226.04  

123‐174‐09  $151.64  

123‐174‐10  $115.15  

123‐174‐11  $122.76  

123‐174‐12  $104.96  

123‐174‐13  $114.92  

123‐174‐14  $78.89  

123‐174‐15  $95.00  

123‐174‐16  $158.25  

123‐174‐17  $176.91  

123‐174‐18  $246.76  

123‐174‐19  $239.07  

123‐181‐01  $178.38  

123‐181‐02  $144.01  

123‐181‐03  $159.77  

123‐181‐04  $262.90  

123‐181‐05  $216.56  

123‐181‐06  $138.07  

123‐181‐07  $218.78  

123‐181‐08  $204.54  

123‐181‐09  $153.69  

123‐181‐10  $138.07  

123‐181‐11  $257.92  

123‐181‐12  $167.98  

123‐181‐15  $168.64  

123‐181‐16  $245.41  

123‐181‐17  $241.21  

123‐181‐18  $221.63  

123‐182‐01  $178.15  

123‐182‐02  $138.07  

123‐182‐03  $192.52  

123‐182‐04  $125.49  

123‐182‐05  $174.83  

123‐182‐06  $147.60  

123‐182‐07  $152.44  

123‐182‐08  $184.36  

123‐182‐09  $294.78  

123‐182‐11  $155.76  

APN  Amount 

123‐182‐12  $165.29 

123‐182‐13  $240.93 

123‐182‐14  $164.37 

123‐182‐15  $123.91 

123‐182‐16  $1,811.01 

123‐182‐17  $167.09 

123‐182‐18  $167.09 

123‐183‐01  $232.60 

123‐183‐02  $143.60 

123‐183‐03  $138.07 

123‐183‐04  $122.04 

123‐183‐05  $133.78 

123‐183‐06  $191.97 

123‐183‐07  $135.18 

123‐183‐08  $85.44 

123‐183‐09  $1,416.92 

123‐183‐10  $162.58 

123‐183‐11  $80.91 

123‐183‐12  $85.04 

123‐183‐13  $168.61 

123‐183‐14  $265.39 

123‐183‐15  $163.77 

123‐183‐16  $188.65 

123‐183‐17  $181.46 

123‐183‐18  $223.47 

123‐184‐01  $338.22 

123‐184‐02  $6.41 

123‐184‐03  $147.05 

123‐184‐04  $205.09 

123‐184‐05  $183.71 

123‐184‐06  $103.01 

123‐184‐07  $128.60 

123‐184‐08  $106.84 

123‐184‐09  $322.07 

123‐184‐10  $103.58 

123‐184‐11  $89.98 

123‐184‐12  $84.63 

123‐184‐13  $89.17 

123‐184‐14  $186.30 

123‐184‐15  $120.24 

123‐184‐17  $219.23 

123‐184‐18  $5.00 

123‐184‐19  $189.09 

123‐191‐01  $1,275.17 

123‐191‐02  $2,310.44 

123‐191‐04  $103.91 

APN  Amount 

123‐191‐05  $94.67 

123‐191‐06  $1,272.04 

123‐191‐07  $87.77 

123‐191‐08  $93.29 

123‐191‐09  $161.56 

123‐191‐10  $187.27 

123‐191‐11  $409.24 

123‐191‐12  $197.73 

123‐192‐01  $239.32 

123‐192‐02  $138.88 

123‐192‐03  $138.88 

123‐192‐04  $138.88 

123‐192‐05  $207.01 

123‐192‐06  $127.41 

123‐192‐07  $161.82 

123‐192‐08  $182.69 

123‐192‐09  $266.99 

123‐192‐10  $160.13 

123‐192‐11  $127.13 

123‐192‐12  $144.13 

123‐192‐13  $128.38 

123‐192‐14  $194.30 

123‐192‐15  $147.72 

123‐192‐16  $191.26 

123‐192‐17  $210.74 

123‐192‐18  $265.83 

123‐192‐19  $155.96 

123‐193‐01  $145.53 

123‐193‐02  $158.66 

123‐193‐03  $150.51 

123‐193‐04  $155.62 

123‐193‐05  $149.82 

123‐193‐06  $135.86 

123‐193‐07  $207.72 

123‐193‐08  $144.15 

123‐193‐09  $135.86 

123‐193‐10  $135.86 

123‐193‐11  $140.56 

123‐193‐12  $94.51 

123‐193‐13  $78.65 

123‐193‐14  $136.41 

123‐193‐15  $135.86 

123‐193‐16  $135.86 

123‐193‐17  $191.83 

123‐193‐18  $191.83 

123‐193‐19  $175.66 
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APN  Amount 

123‐193‐20  $135.86  

123‐193‐21  $169.99  

123‐193‐22  $154.65  

123‐193‐23  $143.46  

123‐193‐24  $302.66  

123‐194‐01  $176.33  

123‐194‐02  $168.32  

123‐194‐03  $235.45  

123‐194‐04  $163.20  

123‐194‐05  $118.01  

123‐194‐06  $195.26  

123‐194‐07  $144.96  

123‐194‐08  $192.64  

123‐194‐09  $201.21  

123‐194‐10  $105.69  

123‐194‐11  $96.13  

123‐194‐12  $93.06  

123‐194‐13  $80.40  

123‐194‐14  $89.74  

123‐194‐15  $142.89  

123‐194‐16  $242.80  

123‐194‐17  $144.96  

123‐194‐18  $194.16  

123‐194‐19  $119.39  

123‐194‐20  $131.14  

123‐194‐21  $141.51  

123‐194‐22  $70.33  

123‐194‐23  $135.43  

123‐194‐24  $123.82  

123‐201‐01  $101.32  

123‐201‐02  $57.77  

123‐201‐03  $145.79  

123‐201‐04  $163.62  

123‐201‐05  $163.76  

123‐201‐06  $201.07  

123‐201‐07  $324.89  

123‐201‐08  $109.72  

123‐201‐09  $142.47  

123‐201‐10  $153.25  

123‐201‐11  $135.15  

123‐201‐12  $154.63  

123‐201‐13  $152.01  

123‐201‐14  $138.88  

123‐201‐15  $138.88  

123‐201‐16  $130.73  

123‐201‐17  $144.13  

APN  Amount 

123‐201‐18  $210.09 

123‐201‐19  $109.05 

123‐202‐01  $142.92 

123‐202‐02  $148.87 

123‐202‐03  $190.75 

123‐202‐04  $165.10 

123‐202‐05  $233.14 

123‐202‐06  $123.49 

123‐202‐07  $173.38 

123‐202‐08  $211.24 

123‐202‐09  $161.33 

123‐202‐10  $5.00 

123‐202‐11  $130.35 

123‐202‐12  $107.27 

123‐203‐01  $134.07 

123‐203‐02  $83.13 

123‐203‐03  $105.85 

123‐203‐04  $142.52 

123‐203‐05  $177.28 

123‐203‐06  $177.97 

123‐203‐07  $213.35 

123‐203‐08  $160.76 

123‐203‐09  $196.12 

123‐203‐10  $125.25 

123‐203‐11  $275.46 

123‐203‐12  $264.34 

123‐203‐13  $179.22 

123‐203‐14  $128.11 

123‐203‐15  $105.93 

123‐203‐16  $179.22 

123‐203‐17  $213.04 

123‐203‐18  $127.90 

123‐204‐01  $140.54 

123‐204‐02  $237.06 

123‐204‐03  $327.66 

123‐204‐04  $215.01 

123‐204‐05  $250.33 

123‐204‐06  $170.74 

123‐204‐07  $182.43 

123‐204‐08  $159.44 

123‐204‐09  $119.87 

123‐204‐10  $195.84 

123‐204‐11  $93.04 

123‐204‐12  $143.60 

123‐211‐01  $165.57 

123‐211‐02  $75.00 

APN  Amount 

123‐211‐03  $99.56 

123‐211‐04  $106.00 

123‐211‐05  $149.87 

123‐211‐06  $99.19 

123‐211‐07  $127.53 

123‐211‐08  $128.84 

123‐211‐09  $94.51 

123‐211‐10  $93.46 

123‐211‐11  $92.33 

123‐211‐12  $138.22 

123‐211‐13  $89.22 

123‐211‐14  $84.47 

123‐211‐15  $88.48 

123‐211‐16  $127.30 

123‐211‐17  $113.99 

123‐211‐18  $101.30 

123‐211‐19  $90.05 

123‐211‐20  $83.02 

123‐211‐21  $86.26 

123‐211‐22  $109.98 

123‐211‐23  $80.60 

123‐211‐24  $84.82 

123‐211‐27  $149.90 

123‐211‐28  $113.12 

123‐211‐29  $59.63 

123‐211‐30  $77.35 

123‐211‐31  $71.36 

123‐211‐32  $105.52 

123‐211‐33  $103.58 

123‐211‐34  $107.71 

123‐211‐35  $117.26 

123‐211‐36  $95.89 

123‐211‐37  $128.34 

123‐211‐38  $75.07 

123‐211‐39  $103.07 

123‐211‐40  $202.14 

123‐211‐41  $279.41 

123‐211‐42  $196.25 

123‐211‐43  $148.16 

123‐211‐44  $138.21 

123‐211‐45  $135.86 

123‐211‐46  $144.40 

123‐211‐47  $84.15 

123‐212‐01  $129.97 

123‐212‐02  $80.10 

123‐212‐03  $250.14 
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APN  Amount 

123‐212‐05  $132.43  

123‐212‐06  $101.99  

123‐212‐07  $240.49  

123‐212‐08  $195.27  

123‐212‐10  $300.91  

123‐212‐11  $131.96  

123‐212‐12  $86.18  

123‐212‐13  $178.47  

123‐212‐14  $90.31  

123‐212‐15  $622.21  

123‐212‐16  $117.75  

123‐212‐19  $152.59  

123‐212‐22  $8.39  

123‐212‐23  $153.74  

123‐212‐24  $169.96  

123‐212‐25  $10.63  

123‐212‐26  $12.84  

123‐212‐27  $12.84  

123‐212‐28  $112.48  

123‐212‐29  $9.82  

123‐221‐01  $113.70  

123‐221‐02  $84.23  

123‐221‐03  $100.10  

123‐221‐04  $106.98  

123‐221‐05  $106.50  

123‐221‐06  $106.98  

123‐221‐07  $105.75  

123‐221‐08  $107.86  

123‐221‐09  $105.81  

123‐221‐10  $155.95  

123‐221‐11  $97.99  

123‐221‐12  $77.75  

123‐221‐13  $121.15  

123‐221‐14  $133.60  

123‐221‐15  $96.28  

123‐221‐16  $122.93  

123‐221‐17  $172.74  

123‐221‐18  $1,996.01  

123‐221‐19  $95.35  

123‐221‐20  $122.11  

123‐221‐21  $80.99  

123‐221‐22  $93.22  

123‐221‐23  $111.27  

123‐221‐24  $51.44  

123‐221‐25  $89.64  

123‐221‐26  $131.59  

APN  Amount 

123‐221‐27  $106.17 

123‐221‐28  $166.00 

123‐221‐29  $88.60 

123‐221‐30  $85.77 

123‐221‐31  $113.46 

123‐221‐32  $83.50 

123‐221‐33  $81.56 

123‐221‐34  $81.56 

123‐221‐35  $81.56 

123‐221‐36  $105.85 

123‐221‐37  $105.93 

123‐221‐38  $85.77 

123‐221‐39  $85.77 

123‐221‐40  $83.10 

123‐222‐01  $107.47 

123‐222‐02  $80.91 

123‐222‐03  $117.91 

123‐222‐04  $102.61 

123‐222‐05  $120.50 

123‐222‐06  $84.92 

123‐222‐07  $105.28 

123‐222‐08  $73.95 

123‐222‐09  $100.50 

123‐222‐10  $104.15 

123‐222‐11  $108.44 

123‐222‐12  $98.40 

123‐222‐13  $118.96 

123‐222‐14  $104.61 

123‐222‐15  $73.14 

123‐222‐16  $101.15 

123‐222‐17  $68.36 

123‐222‐18  $102.01 

123‐222‐19  $102.01 

123‐222‐20  $85.04 

123‐222‐21  $106.33 

123‐222‐22  $87.87 

123‐222‐23  $89.24 

123‐222‐24  $90.08 

123‐222‐25  $98.98 

123‐222‐26  $98.98 

123‐222‐27  $79.85 

123‐222‐28  $122.77 

123‐222‐29  $87.79 

123‐222‐30  $100.42 

123‐222‐31  $129.33 

123‐222‐32  $131.43 

APN  Amount 

123‐222‐33  $123.17 

123‐222‐34  $128.03 

123‐222‐35  $111.42 

123‐222‐36  $134.42 

123‐222‐37  $125.04 

123‐222‐38  $139.61 

123‐222‐39  $95.48 

123‐222‐40  $122.85 

123‐222‐41  $83.02 

123‐222‐42  $83.02 

123‐222‐43  $138.88 

123‐222‐44  $152.56 

123‐222‐45  $99.37 

123‐222‐46  $86.58 

123‐222‐47  $93.14 

123‐222‐48  $92.49 

123‐231‐01  $99.21 

123‐231‐02  $70.87 

123‐231‐03  $110.54 

123‐231‐04  $119.37 

123‐231‐05  $76.05 

123‐231‐06  $76.05 

123‐231‐07  $100.83 

123‐231‐08  $76.05 

123‐231‐09  $73.38 

123‐231‐10  $115.40 

123‐231‐11  $75.10 

123‐231‐12  $112.70 

123‐231‐13  $82.21 

123‐231‐14  $85.69 

123‐231‐15  $103.17 

123‐231‐16  $123.98 

123‐231‐17  $76.05 

123‐231‐18  $76.05 

123‐231‐19  $78.16 

123‐231‐20  $90.63 

123‐231‐21  $99.85 

123‐231‐22  $118.24 

123‐231‐23  $94.43 

123‐231‐24  $107.26 

123‐231‐25  $100.09 

123‐231‐26  $95.89 

123‐231‐27  $106.90 

123‐231‐28  $107.55 

123‐231‐30  $145.76 

123‐231‐31  $109.97 
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APN  Amount 

123‐231‐32  $89.90  

123‐231‐33  $84.80  

123‐231‐34  $95.48  

123‐231‐35  $85.69  

123‐231‐36  $133.53  

123‐231‐37  $102.53  

123‐231‐38  $113.30  

123‐231‐39  $108.44  

123‐231‐40  $101.56  

123‐231‐41  $81.56  

123‐231‐42  $91.35  

123‐231‐43  $123.17  

123‐231‐44  $89.98  

123‐231‐45  $86.82  

123‐231‐46  $111.51  

123‐232‐01  $93.62  

123‐232‐02  $113.21  

123‐232‐03  $123.28  

123‐232‐04  $127.57  

123‐232‐05  $108.11  

123‐232‐06  $121.55  

123‐232‐07  $76.05  

123‐232‐08  $76.05  

123‐232‐09  $76.05  

123‐232‐10  $76.05  

123‐232‐11  $76.05  

123‐232‐12  $127.71  

123‐232‐13  $82.21  

123‐232‐14  $97.75  

123‐232‐15  $77.59  

123‐232‐16  $73.30  

123‐232‐17  $95.97  

123‐232‐18  $100.18  

123‐232‐19  $106.57  

123‐232‐20  $108.68  

123‐232‐28  $135.89  

123‐232‐29  $124.39  

123‐232‐30  $101.72  

123‐232‐31  $76.13  

123‐232‐32  $98.80  

123‐232‐33  $83.82  

123‐232‐34  $92.56  

123‐232‐35  $76.05  

123‐232‐36  $76.05  

123‐232‐37  $76.05  

123‐232‐38  $145.68  

APN  Amount 

123‐232‐39  $143.25 

123‐232‐40  $76.05 

123‐232‐41  $102.28 

123‐232‐42  $186.71 

123‐232‐43  $113.54 

123‐232‐44  $75.00 

123‐232‐45  $83.74 

123‐232‐46  $2,002.79 

123‐241‐01  $151.59 

123‐241‐02  $135.29 

123‐241‐03  $122.85 

123‐241‐04  $128.84 

123‐241‐05  $112.97 

123‐241‐06  $95.08 

123‐241‐07  $111.03 

123‐241‐08  $108.44 

123‐241‐09  $89.49 

123‐241‐10  $90.14 

123‐241‐11  $67.15 

123‐241‐12  $96.29 

123‐241‐13  $75.73 

123‐241‐14  $83.58 

123‐241‐15  $115.00 

123‐241‐16  $83.42 

123‐241‐17  $73.46 

123‐241‐18  $81.15 

123‐241‐19  $78.97 

123‐241‐20  $83.91 

123‐241‐21  $78.16 

123‐241‐22  $102.37 

123‐241‐23  $77.67 

123‐241‐24  $119.02 

123‐241‐25  $110.52 

123‐241‐26  $31.29 

123‐241‐27  $26.21 

123‐241‐28  $161.87 

123‐241‐29  $86.55 

123‐241‐30  $131.92 

123‐241‐31  $90.71 

123‐241‐32  $89.06 

123‐241‐33  $139.93 

123‐241‐34  $90.79 

123‐241‐35  $106.25 

123‐241‐36  $109.37 

123‐241‐37  $114.43 

123‐241‐38  $87.07 

APN  Amount 

123‐241‐39  $103.18 

123‐241‐40  $78.73 

123‐241‐41  $81.88 

123‐241‐42  $85.04 

123‐241‐43  $70.79 

123‐241‐44  $76.86 

123‐241‐45  $76.86 

123‐241‐46  $183.10 

123‐241‐47  $199.25 

123‐241‐48  $132.21 

123‐241‐49  $179.51 

123‐241‐50  $152.42 

123‐242‐01  $107.86 

123‐242‐02  $160.56 

123‐242‐03  $137.57 

123‐242‐04  $125.10 

123‐242‐05  $123.09 

123‐242‐06  $136.67 

123‐242‐07  $146.90 

123‐242‐08  $83.58 

123‐242‐09  $87.55 

123‐242‐10  $83.58 

123‐242‐11  $107.79 

123‐242‐12  $128.92 

123‐242‐13  $48.69 

123‐242‐14  $106.01 

123‐242‐15  $76.86 

123‐242‐16  $83.66 

123‐242‐17  $81.72 

123‐242‐18  $74.92 

123‐242‐19  $101.96 

123‐242‐20  $119.84 

123‐242‐21  $104.70 

123‐242‐22  $105.85 

123‐242‐23  $460.52 

123‐242‐24  $95.24 

123‐242‐25  $93.04 

123‐242‐26  $100.83 

123‐242‐27  $115.72 

123‐242‐28  $153.20 

123‐242‐29  $102.84 

123‐242‐30  $92.57 

123‐242‐31  $63.51 

123‐242‐32  $73.95 

123‐242‐33  $76.86 

123‐242‐34  $76.86 
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APN  Amount 

123‐242‐35  $102.77  

123‐242‐36  $81.72  

123‐242‐37  $73.71  

123‐242‐38  $86.50  

123‐242‐39  $127.71  

123‐242‐40  $85.12  

123‐242‐41  $75.00  

123‐242‐42  $77.11  

123‐242‐43  $132.97  

123‐242‐44  $91.19  

123‐242‐45  $125.93  

123‐242‐46  $83.34  

123‐242‐47  $100.62  

123‐250‐02  $5.00  

123‐250‐05  $5.00  

123‐260‐01  $100.38  

123‐260‐02  $100.38  

123‐260‐03  $66.80  

123‐260‐04  $65.57  

123‐260‐05  $65.57  

123‐260‐06  $65.57  

123‐260‐07  $65.57  

123‐260‐08  $65.57  

123‐260‐09  $65.57  

123‐260‐10  $100.38  

123‐260‐11  $100.38  

123‐260‐12  $65.57  

123‐260‐13  $100.38  

123‐260‐14  $100.38  

123‐260‐15  $65.57  

123‐260‐16  $65.57  

123‐260‐17  $65.57  

123‐260‐18  $65.57  

123‐260‐19  $65.57  

123‐260‐20  $65.57  

123‐260‐21  $65.57  

123‐260‐22  $66.80  

123‐260‐23  $65.57  

123‐260‐24  $65.57  

123‐260‐25  $20.52  

123‐270‐01  $100.38  

123‐270‐02  $100.38  

123‐270‐03  $66.80  

123‐270‐04  $65.57  

123‐270‐05  $65.57  

123‐270‐06  $65.57  

APN  Amount 

123‐270‐07  $65.57 

123‐270‐08  $65.57 

123‐270‐09  $65.57 

123‐270‐10  $100.38 

123‐270‐11  $100.38 

123‐270‐12  $65.57 

123‐270‐13  $100.38 

123‐270‐14  $100.38 

123‐270‐15  $65.57 

123‐270‐16  $65.57 

123‐270‐17  $65.57 

123‐270‐18  $65.57 

123‐270‐19  $65.57 

123‐270‐20  $65.57 

123‐270‐21  $65.57 

123‐270‐22  $66.80 

123‐270‐23  $65.57 

123‐270‐24  $65.57 

123‐280‐04  $5.00 

123‐280‐05  $5.00 

123‐290‐01  $6.39 

123‐290‐02  $229.17 

123‐290‐03  $229.81 

123‐290‐04  $229.81 

123‐290‐05  $229.53 

123‐290‐06  $288.06 

123‐290‐07  $229.53 

123‐290‐08  $229.53 

123‐300‐01  $197.47 

123‐300‐02  $218.78 

123‐300‐03  $197.17 

123‐300‐04  $138.09 

123‐300‐05  $205.35 

123‐300‐06  $203.14 

123‐300‐07  $202.39 

123‐300‐08  $208.02 

123‐300‐09  $169.99 

123‐300‐10  $196.80 

123‐300‐11  $217.67 

123‐300‐12  $196.80 

123‐300‐13  $202.19 

123‐300‐14  $202.19 

123‐300‐15  $185.88 

123‐300‐16  $202.22 

123‐300‐19  $219.58 

123‐300‐20  $294.30 

APN  Amount 

123‐300‐21  $222.50 

123‐300‐22  $221.82 

123‐300‐23  $205.19 

123‐300‐24  $202.89 

123‐300‐25  $203.00 

123‐300‐26  $180.57 

123‐300‐27  $200.75 

123‐300‐28  $201.03 

123‐300‐29  $203.37 

123‐300‐30  $207.31 

123‐300‐31  $206.00 

123‐300‐32  $207.51 

123‐300‐33  $203.56 

123‐300‐34  $203.65 

123‐300‐35  $202.81 

123‐300‐36  $202.84 

123‐300‐37  $179.90 

123‐300‐38  $218.12 

123‐300‐39  $271.00 

123‐300‐40  $1,756.97 

123‐300‐41  $1,700.94 

123‐300‐42  $211.51 

123‐300‐43  $8.90 

133‐020‐03  $5.00 

133‐020‐04  $5.00 

133‐020‐05  $5.00 

133‐020‐06  $5.00 

133‐020‐07  $5.00 

133‐020‐08  $5.00 

133‐020‐09  $5.00 

133‐020‐10  $5.00 

133‐020‐11  $5.00 

133‐020‐12  $5.00 

133‐020‐13  $5.00 

133‐020‐14  $5.00 

133‐020‐15  $5.00 

133‐020‐16  $5.00 

133‐020‐17  $5.00 

133‐020‐18  $5.00 

133‐020‐19  $5.00 

133‐020‐20  $5.00 

133‐020‐21  $5.00 

133‐020‐22  $5.00 

133‐020‐23  $5.00 

133‐020‐24  $5.00 

133‐020‐25  $5.00 
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APN  Amount 

133‐020‐26  $5.00  

133‐020‐27  $5.00  

133‐020‐28  $5.00  

133‐020‐29  $5.00  

133‐020‐30  $5.00  

133‐020‐31  $5.00  

133‐020‐32  $5.00  

133‐020‐33  $5.00  

133‐020‐34  $5.00  

133‐020‐35  $5.00  

133‐020‐36  $5.00  

133‐020‐37  $5.00  

133‐020‐38  $5.00  

133‐020‐39  $5.00  

133‐020‐40  $5.00  

133‐020‐41  $5.00  

133‐020‐42  $5.00  

133‐020‐43  $5.00  

133‐020‐44  $5.00  

133‐020‐45  $5.00  

133‐020‐46  $5.00  

133‐020‐47  $5.00  

133‐020‐48  $5.00  

133‐020‐49  $5.23  

133‐020‐50  $6.24  

133‐031‐01  $5.00  

133‐031‐02  $5.00  

133‐031‐03  $5.00  

133‐031‐04  $5.00  

133‐031‐05  $5.00  

133‐031‐06  $5.00  

133‐031‐07  $5.00  

133‐031‐08  $5.00  

133‐031‐09  $5.00  

133‐031‐10  $5.00  

133‐031‐11  $5.00  

133‐031‐12  $5.00  

133‐031‐13  $5.00  

133‐031‐14  $5.00  

133‐031‐15  $5.00  

133‐031‐16  $5.00  

133‐031‐17  $5.00  

133‐031‐18  $5.00  

133‐031‐19  $5.00  

133‐031‐20  $5.00  

133‐031‐21  $5.00  

APN  Amount 

133‐031‐22  $5.00 

133‐031‐23  $5.00 

133‐031‐24  $5.00 

133‐031‐25  $5.00 

133‐031‐26  $5.00 

133‐031‐27  $5.00 

133‐031‐28  $5.00 

133‐031‐29  $5.00 

133‐031‐30  $5.00 

133‐031‐31  $5.00 

133‐031‐32  $5.00 

133‐031‐33  $5.00 

133‐031‐34  $5.00 

133‐031‐35  $5.00 

133‐031‐36  $5.00 

133‐031‐37  $5.00 

133‐031‐38  $5.00 

133‐031‐39  $5.00 

133‐031‐40  $5.00 

133‐032‐01  $5.00 

133‐032‐02  $5.00 

133‐032‐03  $5.00 

133‐032‐04  $5.00 

133‐032‐05  $5.00 

133‐032‐06  $5.00 

133‐032‐07  $5.00 

133‐032‐08  $5.00 

133‐032‐09  $5.00 

133‐032‐10  $5.00 

133‐032‐11  $5.00 

133‐032‐12  $5.00 

133‐032‐13  $5.00 

133‐032‐14  $5.00 

133‐032‐15  $5.00 

133‐032‐16  $5.00 

133‐032‐17  $5.00 

133‐032‐18  $5.00 

133‐032‐19  $5.00 

133‐032‐20  $5.00 

133‐032‐21  $5.00 

133‐032‐22  $5.00 

133‐032‐23  $5.00 

133‐032‐24  $5.00 

133‐032‐25  $5.00 

133‐032‐26  $5.00 

133‐032‐27  $5.00 

APN  Amount 

133‐032‐28  $5.00 

133‐032‐29  $5.00 

133‐032‐30  $5.00 

133‐032‐31  $5.00 

133‐032‐32  $5.00 

133‐032‐33  $5.00 

133‐032‐34  $5.00 

133‐032‐35  $5.00 

133‐032‐36  $5.00 

133‐032‐37  $5.00 

133‐032‐38  $5.00 

133‐032‐39  $5.00 

133‐032‐40  $5.00 

133‐032‐41  $5.00 

133‐032‐42  $5.00 

133‐032‐43  $5.00 

133‐032‐44  $5.00 

133‐032‐45  $5.00 

133‐032‐46  $5.00 

133‐032‐47  $5.00 

133‐032‐48  $5.00 

133‐032‐49  $5.00 

133‐032‐50  $5.00 

133‐032‐51  $5.00 

133‐032‐52  $5.00 

133‐032‐53  $5.00 

133‐032‐54  $5.00 

133‐032‐55  $5.00 

133‐032‐56  $5.00 

133‐032‐57  $5.00 

133‐032‐58  $5.00 

133‐032‐59  $5.00 

133‐032‐60  $5.00 

133‐032‐61  $5.00 

133‐032‐62  $5.00 

133‐032‐63  $5.00 

133‐032‐64  $5.00 

133‐032‐65  $5.00 

133‐032‐66  $5.00 

133‐032‐67  $5.00 

133‐032‐68  $5.00 

133‐032‐69  $5.00 

133‐032‐70  $5.00 

133‐032‐71  $5.00 

133‐032‐72  $5.00 

133‐032‐73  $5.00 
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APN  Amount 

133‐032‐74  $5.00  

133‐032‐75  $5.00  

133‐032‐76  $5.00  

133‐032‐77  $5.00  

133‐032‐78  $5.00  

133‐032‐79  $5.00  

133‐032‐80  $5.00  

133‐032‐81  $5.00  

133‐032‐82  $5.00  

133‐032‐83  $5.00  

133‐032‐84  $5.00  

133‐032‐85  $5.00  

133‐032‐86  $5.00  

133‐032‐87  $5.00  

133‐032‐88  $5.00  

133‐032‐89  $5.00  

133‐032‐90  $5.00  

133‐032‐91  $5.00  

133‐032‐92  $5.00  

133‐032‐93  $5.00  

133‐032‐94  $5.00  

133‐032‐95  $5.00  

133‐032‐96  $5.00  

133‐033‐02  $5.00  

133‐033‐03  $5.00  

133‐033‐04  $5.00  

133‐033‐05  $5.00  

133‐033‐06  $5.00  

133‐033‐07  $5.00  

133‐033‐08  $5.00  

133‐033‐09  $5.00  

133‐033‐10  $5.00  

133‐033‐11  $5.00  

133‐033‐12  $5.00  

133‐033‐13  $5.00  

133‐033‐14  $5.00  

133‐033‐15  $5.00  

133‐033‐16  $5.00  

133‐033‐17  $5.00  

133‐033‐18  $5.00  

133‐033‐19  $5.00  

133‐033‐20  $5.00  

133‐033‐21  $5.00  

133‐033‐22  $5.00  

133‐033‐23  $5.00  

133‐033‐24  $5.00  

APN  Amount 

133‐033‐25  $5.00 

133‐033‐26  $5.00 

133‐033‐27  $5.00 

133‐033‐28  $5.00 

133‐033‐29  $5.00 

133‐033‐30  $5.00 

133‐033‐31  $5.00 

133‐033‐32  $5.00 

133‐033‐33  $5.00 

133‐033‐34  $5.00 

133‐033‐35  $5.00 

133‐033‐36  $5.00 

133‐033‐37  $5.00 

133‐033‐38  $5.00 

133‐033‐39  $5.00 

133‐033‐40  $5.00 

133‐033‐41  $5.00 

133‐033‐42  $5.00 

133‐033‐43  $5.00 

133‐033‐44  $5.00 

133‐033‐45  $5.00 

133‐033‐46  $5.00 

133‐033‐47  $5.00 

133‐033‐48  $5.00 

133‐033‐49  $5.00 

133‐033‐50  $5.00 

133‐033‐51  $5.00 

133‐033‐52  $5.00 

133‐033‐53  $5.00 

133‐033‐54  $5.00 

133‐033‐55  $5.00 

133‐033‐56  $5.00 

133‐033‐57  $5.00 

133‐033‐58  $5.00 

133‐033‐59  $5.00 

133‐033‐60  $5.00 

133‐033‐61  $5.00 

133‐033‐62  $5.00 

133‐033‐63  $5.00 

133‐033‐64  $5.00 

133‐033‐65  $5.00 

133‐033‐66  $5.00 

133‐033‐67  $5.00 

133‐033‐68  $5.00 

133‐033‐69  $5.00 

133‐033‐70  $5.00 

APN  Amount 

133‐033‐71  $5.00 

133‐033‐72  $5.00 

133‐033‐73  $5.00 

133‐033‐74  $5.00 

133‐033‐75  $5.00 

133‐033‐76  $5.00 

133‐033‐77  $5.00 

133‐033‐78  $5.00 

133‐033‐79  $5.00 

133‐033‐80  $5.00 

133‐033‐81  $5.00 

133‐041‐01  $5.76 

133‐041‐02  $5.00 

133‐041‐03  $5.00 

133‐041‐04  $5.00 

133‐041‐05  $5.00 

133‐041‐06  $5.00 

133‐041‐07  $5.00 

133‐041‐08  $5.00 

133‐041‐09  $5.00 

133‐041‐10  $5.00 

133‐041‐11  $5.00 

133‐042‐01  $5.15 

133‐042‐02  $5.00 

133‐042‐03  $5.00 

133‐042‐04  $5.00 

133‐042‐05  $5.00 

133‐042‐06  $5.00 

133‐042‐07  $5.00 

133‐042‐08  $5.00 

133‐042‐09  $5.00 

133‐042‐10  $5.00 

133‐042‐11  $8.76 

133‐042‐12  $5.00 

133‐042‐13  $5.00 

133‐042‐14  $5.00 

133‐042‐15  $5.00 

133‐042‐16  $5.00 

133‐042‐17  $5.00 

133‐042‐18  $5.76 

133‐042‐19  $6.43 

133‐043‐01  $5.15 

133‐043‐02  $5.00 

133‐043‐03  $5.00 

133‐043‐04  $5.00 

133‐043‐05  $5.00 
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APN  Amount 

133‐043‐06  $5.00  

133‐043‐07  $5.00  

133‐043‐08  $5.00  

133‐043‐09  $5.00  

133‐043‐10  $5.15  

133‐043‐11  $5.37  

133‐043‐12  $5.00  

133‐043‐13  $5.00  

133‐043‐14  $5.00  

133‐043‐15  $5.00  

133‐043‐16  $5.00  

133‐043‐17  $5.00  

133‐043‐18  $5.00  

133‐043‐19  $5.00  

133‐043‐20  $5.37  

133‐044‐01  $5.32  

133‐044‐02  $5.00  

133‐044‐03  $5.00  

133‐044‐04  $5.00  

133‐044‐05  $5.00  

133‐044‐06  $5.00  

133‐044‐07  $5.00  

133‐044‐08  $5.00  

133‐044‐09  $5.00  

133‐044‐10  $5.37  

133‐044‐11  $105.11  

133‐044‐12  $23.76  

133‐044‐13  $18.22  

133‐044‐14  $5.00  

133‐044‐15  $5.00  

133‐044‐16  $5.00  

133‐044‐17  $5.00  

133‐044‐18  $5.00  

133‐044‐19  $5.00  

133‐044‐20  $5.37  

133‐045‐01  $5.60  

133‐045‐02  $5.00  

133‐045‐03  $5.00  

133‐045‐04  $5.00  

133‐045‐05  $5.00  

133‐046‐01  $5.60  

133‐046‐02  $26.52  

133‐046‐03  $88.35  

133‐046‐04  $145.75  

133‐046‐05  $153.55  

133‐046‐07  $163.55  

APN  Amount 

133‐046‐08  $82.61 

133‐046‐09  $91.68 

133‐046‐10  $18.47 

133‐046‐11  $613.46 

133‐046‐12  $2,197.92 

133‐050‐02  $175.37 

133‐050‐03  $183.55 

133‐050‐04  $156.96 

133‐050‐05  $140.99 

133‐050‐06  $200.25 

133‐050‐07  $195.09 

133‐050‐08  $200.80 

133‐050‐09  $263.97 

133‐050‐10  $9.37 

133‐050‐11  $13.80 

133‐050‐12  $5.00 

133‐050‐13  $194.20 

133‐060‐01  $562.11 

133‐060‐02  $7.37 

133‐060‐03  $33.38 

133‐060‐06  $1,343.27 

133‐060‐09  $343.44 

133‐070‐03  $36.27 

133‐070‐04  $6.01 

133‐070‐05  $45.32 

133‐070‐06  $130.64 

133‐080‐01  $554.46 

133‐080‐02  $5.00 

133‐080‐03  $158.32 

133‐080‐04  $193.80 

133‐080‐05  $209.72 

133‐080‐06  $193.07 

133‐080‐07  $209.72 

133‐080‐08  $151.74 

133‐080‐09  $129.61 

133‐080‐10  $167.28 

133‐080‐11  $211.55 

133‐080‐13  $18.27 

133‐090‐07  $169.34 

133‐100‐02  $221.00 

133‐100‐03  $251.36 

133‐100‐05  $38.83 

133‐111‐03  $180.34 

133‐111‐04  $199.36 

133‐111‐05  $5.00 

133‐111‐06  $172.84 

APN  Amount 

133‐111‐07  $236.49 

133‐111‐08  $146.35 

133‐111‐09  $254.48 

133‐111‐10  $168.06 

133‐111‐16  $146.58 

133‐111‐17  $362.44 

133‐111‐18  $236.57 

133‐111‐19  $180.55 

133‐111‐20  $188.57 

133‐111‐21  $177.41 

133‐111‐22  $160.04 

133‐111‐23  $145.77 

133‐111‐24  $89.99 

133‐111‐25  $361.90 

133‐111‐26  $5.00 

133‐111‐27  $244.57 

133‐111‐28  $5.00 

133‐111‐29  $5.87 

133‐111‐30  $542.00 

133‐111‐31  $1,169.36 

133‐111‐32  $325.08 

133‐111‐33  $1,833.32 

133‐111‐34  $1,472.28 

133‐112‐01  $145.85 

133‐112‐02  $214.23 

133‐112‐03  $178.04 

133‐112‐04  $202.77 

133‐112‐05  $207.89 

133‐112‐06  $151.16 

133‐112‐07  $165.06 

133‐112‐08  $5.00 

133‐113‐02  $153.90 

133‐113‐03  $162.13 

133‐113‐04  $273.96 

133‐113‐05  $121.31 

133‐113‐06  $162.24 

133‐113‐07  $5.00 

133‐113‐08  $255.29 

133‐113‐09  $5.00 

133‐114‐01  $186.09 

133‐114‐02  $175.12 

133‐114‐03  $161.21 

133‐114‐04  $233.98 

133‐114‐05  $114.39 

133‐114‐06  $126.10 

133‐114‐07  $287.63 
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APN  Amount 

133‐114‐08  $128.69  

133‐114‐09  $150.27  

133‐114‐10  $134.81  

133‐114‐11  $241.71  

133‐114‐12  $1,049.65  

133‐114‐13  $1,491.92  

133‐114‐14  $250.69  

133‐114‐15  $328.24  

133‐120‐02  $32.38  

133‐120‐03  $253.14  

133‐120‐04  $288.46  

133‐120‐05  $153.14  

133‐120‐07  $439.51  

133‐120‐08  $135.95  

133‐120‐09  $77.21  

133‐120‐11  $6,711.11  

133‐140‐01  $182.64  

133‐140‐04  $227.81  

133‐140‐05  $272.20  

133‐140‐06  $225.99  

133‐140‐07  $211.70  

133‐140‐08  $215.50  

133‐140‐09  $228.76  

133‐140‐10  $217.83  

133‐140‐11  $182.58  

133‐140‐12  $228.89  

133‐140‐13  $191.39  

133‐140‐14  $225.44  

133‐140‐15  $194.05  

133‐140‐16  $199.70  

133‐140‐17  $5.00  

133‐140‐18  $191.42  

133‐140‐22  $5.00  

133‐140‐23  $5.00  

133‐140‐28  $229.00  

133‐140‐30  $848.65  

133‐150‐02  $174.93  

133‐150‐03  $290.69  

133‐150‐04  $227.22  

133‐150‐05  $302.83  

133‐150‐06  $200.63  

133‐150‐07  $206.24  

133‐150‐08  $120.77  

133‐150‐09  $159.80  

133‐150‐10  $303.12  

133‐150‐11  $170.53  

APN  Amount 

133‐150‐12  $185.39 

133‐150‐13  $141.17 

133‐150‐14  $159.05 

133‐150‐15  $185.36 

133‐150‐16  $209.50 

133‐150‐17  $185.36 

133‐150‐18  $322.35 

133‐150‐19  $185.67 

133‐150‐20  $185.05 

133‐150‐21  $185.25 

133‐150‐22  $209.58 

133‐150‐23  $185.44 

133‐150‐24  $317.13 

133‐150‐25  $185.13 

133‐150‐26  $185.44 

133‐150‐27  $209.58 

133‐150‐28  $120.35 

133‐150‐30  $140.97 

133‐150‐33  $251.05 

133‐150‐34  $5.00 

133‐150‐35  $205.58 

133‐150‐36  $5.00 

133‐160‐01  $130.78 

133‐160‐02  $171.08 

133‐160‐03  $179.67 

133‐160‐04  $141.81 

133‐160‐05  $137.11 

133‐160‐06  $136.69 

133‐160‐07  $130.03 

133‐160‐08  $130.03 

133‐160‐09  $177.02 

133‐160‐10  $135.53 

133‐160‐11  $208.03 

133‐160‐12  $142.18 

133‐160‐13  $141.56 

133‐160‐14  $228.02 

133‐160‐15  $195.18 

133‐160‐16  $151.23 

133‐160‐17  $220.29 

133‐160‐18  $199.56 

133‐160‐19  $181.54 

133‐160‐20  $225.50 

133‐160‐21  $167.17 

133‐160‐22  $200.70 

133‐160‐23  $130.68 

133‐160‐24  $180.86 

APN  Amount 

133‐160‐25  $130.56 

133‐160‐26  $309.70 

133‐160‐27  $174.37 

133‐160‐28  $218.89 

133‐160‐29  $136.31 

133‐160‐30  $238.35 

133‐160‐31  $166.24 

133‐160‐32  $228.05 

133‐160‐33  $176.11 

133‐160‐34  $171.09 

133‐160‐35  $130.12 

133‐160‐36  $170.98 

133‐160‐37  $200.68 

133‐160‐38  $237.13 

133‐160‐39  $162.15 

133‐160‐40  $170.81 

133‐170‐01  $208.51 

133‐170‐02  $171.20 

133‐170‐03  $181.51 

133‐170‐04  $228.08 

133‐170‐05  $212.54 

133‐170‐06  $183.64 

133‐170‐07  $238.32 

133‐170‐08  $218.75 

133‐170‐09  $171.20 

133‐170‐10  $171.20 

133‐170‐11  $179.98 

133‐170‐12  $130.06 

133‐170‐13  $212.17 

133‐170‐14  $164.61 

133‐170‐15  $274.36 

133‐170‐16  $130.06 

133‐170‐17  $171.20 

133‐170‐18  $130.34 

133‐170‐19  $282.40 

133‐170‐20  $130.34 

133‐170‐21  $171.62 

133‐170‐22  $130.76 

133‐170‐23  $178.04 

133‐170‐24  $224.49 

133‐170‐25  $171.09 

133‐170‐26  $211.69 

133‐170‐27  $311.92 

133‐170‐28  $224.68 

133‐170‐29  $171.09 

133‐170‐30  $171.09 
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APN  Amount 

133‐170‐31  $271.87  

133‐170‐32  $162.11  

133‐170‐33  $127.63  

133‐170‐34  $138.68  

133‐170‐35  $186.36  

133‐170‐36  $149.46  

133‐170‐37  $120.72  

133‐170‐38  $124.45  

133‐170‐39  $125.14  

133‐170‐40  $162.45  

133‐170‐41  $153.05  

133‐180‐01  $282.05  

133‐180‐02  $169.56  

133‐180‐03  $152.92  

133‐180‐04  $158.77  

133‐180‐05  $147.62  

133‐180‐06  $245.47  

133‐180‐07  $287.54  

133‐180‐08  $120.26  

133‐180‐09  $191.71  

133‐180‐10  $121.92  

133‐180‐11  $243.65  

133‐180‐12  $207.99  

133‐180‐13  $130.28  

133‐180‐14  $185.42  

133‐180‐15  $134.57  

133‐180‐16  $186.46  

133‐180‐17  $169.78  

133‐180‐18  $185.81  

133‐180‐19  $179.73  

133‐180‐20  $126.52  

133‐180‐21  $128.32  

133‐180‐22  $151.53  

133‐180‐23  $174.20  

133‐180‐24  $132.47  

133‐180‐25  $231.32  

133‐180‐26  $168.64  

133‐180‐27  $165.71  

133‐180‐28  $237.23  

133‐180‐29  $165.71  

133‐180‐30  $188.16  

133‐180‐31  $127.63  

133‐180‐32  $178.17  

133‐180‐33  $250.91  

133‐180‐34  $2,104.86  

133‐180‐35  $234.45  

APN  Amount 

133‐180‐37  $195.89 

133‐180‐38  $182.91 

133‐180‐39  $232.00 

133‐180‐41  $219.89 

133‐180‐42  $231.55 

133‐190‐03  $238.57 

133‐190‐04  $208.37 

133‐190‐05  $145.85 

133‐190‐06  $208.04 

133‐190‐07  $179.25 

133‐190‐08  $233.49 

133‐190‐10  $87.96 

133‐190‐11  $570.16 

133‐190‐12  $179.16 

133‐190‐13  $483.69 

133‐190‐16  $141.77 

133‐190‐18  $182.97 

133‐190‐19  $112.49 

133‐190‐20  $212.09 

133‐190‐21  $105.09 

133‐190‐22  $96.59 

133‐190‐23  $117.63 

133‐190‐24  $106.78 

133‐190‐25  $93.62 

133‐190‐26  $92.97 

133‐190‐27  $150.41 

133‐190‐28  $128.29 

133‐190‐32  $295.93 

133‐190‐33  $295.93 

133‐190‐34  $295.93 

133‐190‐35  $186.31 

133‐190‐36  $204.91 

133‐190‐37  $5.00 

133‐190‐38  $5.00 

133‐190‐40  $229.51 

133‐190‐43  $157.24 

133‐190‐44  $176.45 

133‐190‐45  $136.55 

133‐190‐46  $645.71 

133‐200‐02  $28.42 

133‐200‐09  $8.28 

133‐200‐11  $5.87 

133‐200‐12  $5.32 

133‐200‐13  $5.00 

133‐200‐14  $50.47 

133‐200‐15  $7.76 

APN  Amount 

133‐200‐16  $5.00 

133‐200‐20  $18.13 

133‐200‐21  $138.93 

133‐200‐22  $61.77 

133‐200‐23  $5.00 

133‐210‐03  $16,509.13 

133‐210‐05  $115.16 

133‐210‐07  $105.56 

133‐210‐08  $5.00 

133‐220‐17  $895.10 

133‐220‐18  $194.70 

133‐220‐19  $236.74 

133‐220‐20  $214.81 

133‐220‐24  $1,086.02 

133‐220‐25  $127.57 

133‐220‐26  $127.57 

133‐220‐27  $111.33 

133‐220‐28  $103.38 

133‐220‐29  $110.29 

133‐220‐33  $978.39 

133‐220‐35  $11.97 

133‐220‐36  $5.00 

133‐220‐39  $2,021.43 

133‐220‐40  $214.82 

133‐220‐41  $215.46 

133‐220‐42  $2,041.05 

133‐230‐02  $102.93 

133‐230‐03  $138.60 

133‐230‐04  $228.95 

133‐230‐05  $170.50 

133‐230‐06  $209.87 

133‐230‐07  $252.36 

133‐230‐08  $192.81 

133‐230‐09  $123.43 

133‐230‐10  $133.52 

133‐230‐11  $136.56 

133‐230‐12  $147.81 

133‐230‐13  $154.30 

133‐230‐14  $129.43 

133‐230‐15  $103.59 

133‐230‐16  $172.27 

133‐230‐17  $199.22 

133‐230‐18  $131.50 

133‐230‐19  $205.16 

133‐230‐20  $128.88 

133‐230‐21  $171.58 
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APN  Amount 

133‐230‐24  $146.91  

133‐230‐25  $221.68  

133‐230‐26  $67.63  

133‐230‐27  $86.74  

133‐230‐28  $62.78  

133‐230‐29  $73.46  

133‐230‐30  $60.75  

133‐230‐31  $53.71  

133‐230‐32  $129.48  

133‐230‐33  $86.74  

133‐230‐34  $155.48  

133‐230‐35  $146.91  

133‐230‐36  $122.73  

133‐230‐37  $119.41  

133‐230‐38  $197.36  

133‐230‐39  $148.16  

133‐230‐40  $199.00  

133‐230‐45  $152.58  

133‐230‐46  $168.61  

133‐230‐47  $125.35  

133‐230‐48  $98.40  

133‐230‐49  $102.28  

133‐230‐50  $90.86  

133‐230‐51  $54.36  

133‐230‐52  $171.51  

133‐230‐53  $178.56  

133‐230‐55  $281.86  

133‐230‐56  $170.55  

133‐230‐62  $276.00  

133‐230‐63  $180.36  

133‐230‐64  $178.79  

133‐230‐65  $169.81  

133‐230‐66  $170.55  

133‐230‐67  $170.55  

133‐230‐68  $5.00  

133‐230‐70  $244.48  

133‐230‐71  $244.48  

133‐230‐72  $244.48  

133‐240‐01  $159.49  

133‐240‐02  $112.09  

133‐240‐03  $159.49  

133‐240‐04  $108.22  

133‐240‐07  $188.70  

133‐240‐08  $143.46  

133‐240‐09  $141.33  

133‐240‐10  $137.24  

APN  Amount 

133‐240‐11  $145.74 

133‐240‐12  $146.50 

133‐240‐14  $184.23 

133‐240‐16  $199.29 

133‐240‐17  $297.86 

133‐240‐18  $125.63 

133‐240‐19  $188.51 

133‐240‐20  $63.70 

133‐240‐21  $108.79 

133‐240‐24  $163.29 

133‐240‐25  $151.26 

133‐240‐26  $380.80 

133‐240‐27  $151.43 

133‐240‐28  $151.43 

133‐240‐29  $151.43 

133‐240‐31  $410.53 

133‐240‐32  $222.51 

133‐240‐33  $213.80 

133‐240‐34  $208.09 

133‐240‐35  $182.78 

133‐240‐36  $410.53 

133‐240‐37  $353.87 

133‐240‐39  $156.98 

133‐240‐41  $202.47 

133‐240‐42  $138.48 

133‐240‐43  $168.55 

133‐240‐44  $180.30 

133‐240‐45  $168.55 

133‐240‐46  $180.30 

133‐240‐47  $168.55 

133‐240‐48  $180.30 

133‐240‐49  $237.91 

133‐240‐50  $222.36 

133‐240‐51  $237.68 

133‐240‐52  $223.98 

133‐240‐53  $223.98 

133‐240‐54  $223.98 

133‐240‐55  $5.00 

133‐250‐01  $250.64 

133‐250‐02  $251.01 

133‐250‐03  $202.52 

133‐250‐06  $208.83 

133‐250‐07  $127.99 

133‐250‐08  $127.99 

133‐250‐09  $127.99 

133‐250‐10  $127.99 

APN  Amount 

133‐250‐11  $127.99 

133‐250‐12  $141.25 

133‐250‐13  $206.19 

133‐250‐14  $138.71 

133‐250‐15  $122.73 

133‐250‐16  $120.91 

133‐250‐17  $159.44 

133‐250‐19  $227.07 

133‐250‐21  $5.00 

133‐250‐22  $187.86 

133‐250‐23  $187.86 

133‐250‐24  $187.86 

133‐250‐25  $187.86 

133‐250‐26  $187.86 

133‐250‐27  $187.86 

133‐250‐28  $187.86 

133‐250‐29  $187.83 

133‐260‐01  $141.44 

133‐260‐02  $161.37 

133‐260‐03  $220.68 

133‐260‐04  $170.23 

133‐260‐05  $143.68 

133‐260‐06  $177.12 

133‐260‐07  $141.92 

133‐260‐08  $133.21 

133‐260‐09  $198.88 

133‐260‐10  $183.77 

133‐260‐11  $175.59 

133‐260‐12  $183.00 

133‐260‐13  $219.86 

133‐260‐14  $183.46 

133‐270‐01  $129.31 

133‐270‐02  $131.30 

133‐270‐03  $163.82 

133‐270‐04  $129.12 

133‐270‐05  $128.84 

133‐270‐06  $128.84 

133‐270‐07  $129.01 

133‐280‐01  $172.02 

133‐280‐02  $208.91 

133‐280‐03  $298.37 

133‐280‐04  $212.93 

133‐280‐05  $226.86 

133‐280‐06  $481.87 

133‐280‐07  $121.78 

133‐280‐08  $189.91 
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APN  Amount 

133‐280‐12  $126.51  

133‐280‐13  $183.86  

133‐280‐15  $159.50  

133‐280‐16  $162.00  

133‐280‐17  $159.09  

133‐280‐18  $174.10  

133‐280‐19  $5.00  

133‐280‐20  $143.34  

133‐280‐21  $125.92  

133‐280‐22  $226.07  

133‐280‐23  $173.14  

133‐280‐24  $185.52  

133‐280‐25  $170.46  

133‐280‐26  $189.14  

133‐280‐28  $160.81  

133‐280‐29  $128.43  

133‐280‐30  $187.62  

133‐280‐31  $180.53  

133‐280‐32  $127.37  

133‐280‐33  $270.49  

133‐280‐34  $128.12  

133‐280‐35  $158.39  

133‐280‐36  $227.79  

133‐280‐37  $185.21  

133‐280‐38  $151.10  

133‐280‐39  $166.99  

133‐280‐40  $170.16  

133‐280‐41  $132.01  

133‐280‐42  $129.93  

133‐280‐43  $209.78  

133‐280‐44  $174.96  

133‐280‐45  $121.93  

133‐280‐46  $153.05  

133‐280‐47  $128.30  

133‐280‐48  $121.36  

133‐280‐49  $127.33  

133‐280‐50  $148.49  

133‐280‐51  $5.00  

133‐280‐52  $158.94  

133‐290‐01  $213.28  

133‐290‐02  $189.14  

133‐290‐03  $170.90  

133‐290‐04  $226.60  

133‐290‐05  $170.65  

133‐290‐06  $130.71  

133‐290‐07  $139.69  

APN  Amount 

133‐290‐08  $172.72 

133‐290‐09  $134.78 

133‐290‐10  $135.74 

133‐290‐11  $151.69 

133‐290‐12  $180.71 

133‐290‐13  $179.97 

133‐290‐14  $183.75 

133‐290‐15  $132.59 

133‐290‐16  $181.65 

133‐290‐17  $171.48 

133‐290‐18  $140.11 

133‐290‐19  $139.42 

133‐290‐20  $169.27 

133‐290‐21  $257.86 

133‐300‐01  $129.95 

133‐300‐02  $131.59 

133‐300‐03  $200.87 

133‐300‐04  $201.22 

133‐300‐05  $90.93 

133‐300‐06  $5.00 

133‐300‐07  $177.38 

133‐300‐08  $214.80 

133‐300‐09  $79.91 

133‐300‐10  $191.39 

133‐300‐11  $148.13 

133‐300‐12  $140.12 

133‐300‐13  $136.33 

133‐300‐14  $136.69 

133‐300‐15  $172.27 

133‐300‐16  $202.56 

133‐300‐17  $218.45 

133‐300‐18  $141.89 

133‐300‐19  $151.84 

133‐300‐20  $145.78 

133‐300‐21  $283.15 

133‐300‐22  $121.66 

133‐300‐23  $89.75 

133‐300‐24  $87.32 

133‐300‐25  $95.10 

133‐300‐26  $111.78 

133‐300‐27  $92.91 

133‐300‐28  $92.56 

133‐300‐29  $102.91 

133‐300‐30  $75.51 

133‐300‐31  $91.69 

133‐300‐32  $95.12 

APN  Amount 

133‐300‐33  $115.80 

133‐300‐34  $129.37 

133‐300‐35  $74.75 

133‐300‐36  $137.17 

133‐300‐38  $140.61 

133‐300‐39  $110.68 

133‐300‐40  $312.81 

133‐300‐41  $206.76 

133‐300‐42  $133.10 

133‐300‐43  $135.59 

133‐300‐44  $146.37 

133‐300‐45  $145.87 

133‐300‐46  $217.87 

133‐300‐47  $166.23 

133‐300‐48  $155.68 

133‐300‐49  $261.04 

133‐300‐50  $279.59 

133‐300‐51  $191.31 

133‐300‐52  $155.13 

133‐300‐53  $161.76 

133‐300‐55  $222.75 

133‐300‐56  $159.71 

133‐300‐58  $137.21 

133‐300‐59  $114.56 

133‐300‐60  $127.38 

133‐310‐01  $177.19 

133‐310‐02  $161.71 

133‐310‐03  $173.81 

133‐310‐04  $161.51 

133‐310‐06  $212.83 

133‐310‐07  $212.97 

133‐310‐08  $234.19 

133‐310‐09  $217.53 

133‐320‐01  $258.15 

133‐320‐02  $181.70 

133‐320‐03  $234.38 

133‐320‐04  $234.38 

133‐320‐05  $181.67 

133‐320‐06  $138.07 

133‐320‐07  $169.61 

133‐320‐08  $138.66 

133‐320‐09  $220.99 

133‐320‐10  $139.80 

133‐330‐01  $201.27 

133‐330‐02  $168.33 

133‐330‐03  $168.33 
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133‐330‐04  $197.80  

133‐330‐05  $164.51  

133‐330‐06  $180.92  

133‐330‐07  $228.69  

133‐330‐09  $181.32  

133‐330‐10  $263.07  

133‐330‐11  $263.53  

133‐330‐12  $375.05  

133‐330‐13  $208.52  

133‐330‐14  $200.18  

133‐330‐15  $195.20  

133‐330‐16  $205.73  

133‐330‐17  $191.94  

133‐330‐18  $230.14  

133‐330‐19  $153.96  

133‐330‐20  $138.74  

133‐330‐21  $111.51  

133‐330‐22  $111.51  

133‐330‐23  $172.60  

133‐330‐24  $128.38  

133‐330‐25  $244.46  

133‐330‐26  $144.96  

133‐330‐27  $156.15  

133‐330‐28  $128.38  

133‐330‐29  $174.26  

133‐330‐30  $128.38  

133‐330‐31  $159.75  

133‐330‐32  $191.53  

133‐330‐33  $189.05  

133‐330‐34  $128.38  

133‐330‐35  $164.86  

133‐330‐36  $150.07  

133‐330‐37  $279.81  

133‐330‐38  $154.50  

133‐330‐39  $227.50  

133‐330‐40  $170.52  

133‐330‐41  $192.21  

133‐330‐42  $169.42  

133‐330‐43  $232.76  

133‐340‐01  $149.99  

133‐340‐02  $193.27  

133‐340‐04  $78.24  

133‐340‐05  $74.19  

133‐340‐06  $94.03  

133‐340‐07  $121.53  

133‐340‐08  $107.68  

APN  Amount 

133‐340‐09  $191.54 

133‐340‐10  $180.97 

133‐340‐11  $144.10 

133‐340‐12  $324.52 

133‐340‐13  $40.08 

133‐340‐14  $116.21 

133‐340‐15  $177.95 

133‐340‐16  $135.39 

133‐340‐17  $418.96 

133‐340‐18  $116.91 

133‐340‐19  $243.39 

133‐340‐20  $155.63 

133‐340‐21  $93.27 

133‐350‐01  $109.17 

133‐350‐02  $94.11 

133‐350‐03  $128.60 

133‐350‐04  $166.73 

133‐350‐05  $78.85 

133‐350‐06  $108.48 

133‐350‐07  $69.70 

133‐350‐08  $85.00 

133‐350‐09  $81.03 

133‐350‐12  $83.62 

133‐350‐13  $133.28 

133‐350‐14  $80.32 

133‐350‐15  $82.31 

133‐350‐16  $169.30 

133‐350‐17  $174.85 

133‐350‐18  $179.88 

133‐350‐19  $127.57 

133‐350‐20  $114.02 

133‐350‐21  $144.15 

133‐350‐22  $122.72 

133‐350‐24  $83.26 

133‐350‐25  $169.86 

133‐350‐26  $76.89 

133‐350‐27  $127.98 

133‐350‐28  $141.66 

133‐350‐29  $127.57 

133‐350‐30  $79.78 

133‐350‐31  $137.02 

133‐350‐32  $85.62 

133‐350‐33  $82.62 

133‐350‐34  $103.91 

133‐350‐35  $57.52 

133‐350‐36  $76.05 

APN  Amount 

133‐350‐37  $79.70 

133‐350‐38  $76.05 

133‐350‐39  $112.73 

133‐350‐40  $79.13 

133‐350‐41  $91.35 

133‐350‐42  $76.05 

133‐350‐43  $90.63 

133‐350‐44  $128.15 

133‐350‐47  $98.15 

133‐350‐48  $135.86 

133‐350‐49  $125.58 

133‐350‐50  $71.74 

133‐350‐51  $83.19 

133‐360‐03  $170.82 

133‐360‐04  $121.21 

133‐360‐05  $137.93 

133‐360‐06  $169.92 

133‐360‐07  $287.11 

133‐360‐08  $125.91 

133‐360‐09  $135.72 

133‐360‐10  $232.13 

133‐360‐11  $223.50 

133‐360‐12  $157.23 

133‐360‐13  $125.58 

133‐360‐14  $202.38 

133‐360‐15  $221.97 

133‐360‐16  $121.46 

133‐360‐17  $196.36 

133‐360‐18  $143.99 

133‐360‐19  $188.21 

133‐360‐23  $98.07 

133‐360‐24  $151.03 

133‐360‐25  $128.33 

133‐360‐26  $146.22 

133‐360‐28  $375.73 

133‐360‐33  $2,127.46 

133‐360‐34  $5,767.90 

133‐360‐35  $1,603.74 

133‐360‐38  $6,164.70 

133‐360‐40  $10,546.45 

133‐360‐43  $5.00 

133‐360‐44  $116.25 

133‐360‐45  $144.49 

133‐360‐46  $5,494.87 

133‐380‐03  $9,123.07 

133‐380‐06  $5.00 
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APN  Amount 

133‐380‐09  $5.00  

133‐380‐11  $70.50  

133‐380‐17  $9.93  

133‐380‐18  $108.17  

133‐380‐19  $52.50  

133‐380‐20  $79.50  

133‐380‐21  $73.15  

133‐390‐01  $2,056.18  

133‐390‐02  $129.99  

133‐390‐03  $4,283.55  

133‐390‐04  $4,561.59  

133‐390‐05  $2,182.78  

133‐390‐06  $7,294.79  

133‐390‐08  $1,051.98  

133‐390‐09  $1,783.63  

133‐390‐10  $7.74  

133‐390‐11  $170.56  

133‐390‐12  $131.58  

133‐390‐13  $132.67  

133‐390‐14  $304.60  

133‐390‐15  $116.08  

133‐390‐18  $308.48  

133‐390‐19  $125.69  

133‐390‐21  $11.37  

133‐390‐22  $15.00  

133‐390‐25  $1,945.24  

133‐390‐26  $432.89  

133‐390‐27  $399.37  

133‐411‐01  $113.07  

133‐411‐02  $90.46  

133‐411‐03  $153.46  

133‐411‐04  $187.66  

133‐411‐06  $63.20  

133‐411‐07  $126.92  

133‐411‐08  $229.03  

133‐411‐09  $112.41  

133‐411‐10  $5.00  

133‐411‐12  $984.60  

133‐411‐14  $534.13  

133‐411‐15  $134.34  

133‐411‐16  $91.19  

133‐411‐17  $93.78  

133‐411‐18  $117.92  

133‐411‐19  $119.70  

133‐411‐20  $121.42  

133‐411‐21  $135.45  

APN  Amount 

133‐411‐22  $122.18 

133‐411‐23  $217.12 

133‐411‐24  $141.08 

133‐411‐25  $114.15 

133‐411‐26  $81.43 

133‐411‐27  $83.17 

133‐411‐28  $97.34 

133‐411‐29  $5.00 

133‐411‐30  $126.80 

133‐411‐32  $117.50 

133‐411‐33  $94.54 

133‐411‐34  $104.95 

133‐411‐35  $5,140.78 

133‐411‐36  $30.73 

133‐411‐37  $209.99 

133‐411‐38  $127.30 

133‐412‐01  $113.06 

133‐412‐02  $140.53 

133‐412‐03  $133.54 

133‐412‐04  $202.62 

133‐412‐05  $162.68 

133‐412‐06  $322.17 

133‐412‐07  $104.59 

133‐412‐08  $229.01 

133‐412‐09  $101.59 

133‐412‐10  $202.91 

133‐412‐11  $578.96 

133‐412‐12  $158.67 

133‐412‐13  $92.24 

133‐412‐15  $130.14 

133‐412‐16  $95.58 

133‐412‐17  $143.12 

133‐412‐18  $200.16 

133‐412‐20  $103.43 

133‐412‐21  $79.86 

133‐412‐22  $234.52 

133‐412‐23  $92.73 

133‐412‐24  $110.80 

133‐412‐25  $255.61 

133‐412‐26  $179.25 

133‐412‐27  $150.35 

133‐412‐28  $256.41 

133‐412‐29  $235.81 

133‐412‐30  $378.28 

133‐412‐31  $88.68 

133‐412‐32  $107.14 

APN  Amount 

133‐412‐33  $5.00 

133‐412‐34  $198.85 

133‐420‐01  $915.76 

133‐420‐02  $141.75 

133‐420‐03  $191.24 

133‐420‐04  $142.16 

133‐420‐05  $191.50 

133‐420‐06  $98.82 

133‐420‐07  $177.18 

133‐420‐08  $177.45 

133‐420‐09  $148.57 

133‐420‐10  $178.09 

133‐420‐11  $206.84 

133‐420‐12  $144.65 

133‐420‐13  $153.77 

133‐430‐01  $145.92 

133‐430‐02  $187.22 

133‐430‐03  $118.56 

133‐430‐04  $160.38 

133‐430‐05  $161.34 

133‐430‐06  $23.78 

133‐440‐01  $251.83 

133‐440‐02  $187.42 

133‐440‐03  $149.57 

133‐440‐04  $212.56 

133‐440‐05  $135.50 

133‐440‐06  $135.86 

133‐440‐07  $339.36 

133‐440‐08  $173.18 

133‐440‐09  $243.32 

133‐440‐10  $191.97 

133‐440‐11  $202.14 

133‐440‐12  $153.14 

133‐440‐13  $157.09 

133‐440‐14  $188.74 

133‐440‐15  $218.87 

133‐440‐16  $212.55 

133‐440‐17  $266.12 

133‐440‐18  $163.90 

133‐440‐19  $152.30 

133‐440‐20  $260.46 

133‐440‐21  $159.35 

133‐440‐22  $260.10 

133‐440‐23  $151.34 

133‐440‐24  $144.51 

133‐440‐25  $145.96 
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133‐440‐26  $223.75  

133‐440‐27  $167.24  

133‐440‐28  $10.07  

133‐440‐33  $21.26  

133‐440‐34  $515.42  

133‐440‐35  $21.15  

133‐440‐36  $91.40  

133‐440‐37  $175.68  

133‐440‐38  $211.07  

133‐440‐39  $205.82  

133‐440‐40  $193.50  

133‐440‐41  $201.76  

133‐440‐42  $198.83  

133‐440‐43  $3,534.14  

133‐450‐01  $88.99  

133‐450‐02  $93.25  

133‐450‐03  $87.86  

133‐450‐04  $75.68  

133‐450‐05  $96.59  

133‐450‐06  $86.69  

133‐450‐07  $84.92  

133‐450‐08  $105.31  

133‐450‐09  $106.64  

133‐450‐10  $91.55  

133‐450‐11  $98.87  

133‐450‐12  $97.21  

133‐450‐13  $122.42  

133‐450‐14  $118.91  

133‐450‐15  $147.75  

133‐450‐16  $107.79  

133‐450‐17  $78.84  

133‐450‐18  $86.78  

133‐450‐19  $78.85  

133‐450‐20  $98.81  

133‐450‐21  $104.02  

133‐450‐22  $113.79  

133‐450‐23  $71.58  

133‐450‐24  $80.52  

133‐450‐25  $116.54  

133‐450‐26  $59.25  

133‐450‐27  $96.30  

133‐450‐28  $81.64  

133‐450‐32  $89.77  

133‐450‐33  $154.85  

133‐450‐34  $154.35  

133‐450‐35  $243.84  

APN  Amount 

133‐450‐36  $182.23 

133‐450‐37  $75.35 

133‐450‐38  $170.32 

133‐450‐39  $74.13 

133‐450‐40  $156.00 

133‐450‐41  $94.70 

133‐450‐42  $177.15 

133‐450‐43  $89.85 

133‐450‐44  $100.24 

133‐450‐45  $89.12 

133‐450‐46  $99.76 

133‐450‐47  $89.76 

133‐450‐48  $99.81 

133‐450‐49  $97.86 

133‐450‐50  $92.63 

133‐450‐52  $106.72 

133‐450‐54  $5.00 

133‐450‐55  $598.55 

133‐460‐01  $141.75 

133‐460‐02  $264.38 

133‐460‐03  $168.84 

133‐460‐05  $296.17 

133‐460‐06  $7.19 

133‐460‐09  $199.24 

133‐460‐12  $137.44 

133‐460‐13  $170.47 

133‐460‐14  $171.35 

133‐460‐15  $160.71 

133‐460‐16  $168.80 

133‐460‐17  $113.72 

133‐460‐18  $174.00 

133‐460‐19  $193.21 

133‐460‐20  $179.53 

133‐460‐21  $205.60 

133‐460‐22  $197.20 

133‐460‐23  $175.47 

133‐460‐24  $125.14 

133‐460‐25  $142.69 

133‐460‐26  $127.37 

133‐460‐27  $155.78 

133‐460‐28  $111.70 

133‐460‐29  $226.36 

133‐460‐30  $167.92 

133‐460‐31  $170.02 

133‐460‐32  $108.64 

133‐460‐33  $166.68 

APN  Amount 

133‐460‐34  $121.37 

133‐460‐35  $149.43 

133‐460‐36  $176.74 

133‐460‐37  $98.97 

133‐460‐38  $90.28 

133‐460‐39  $116.31 

133‐460‐40  $92.89 

133‐460‐41  $74.91 

133‐460‐42  $66.17 

133‐460‐43  $87.22 

133‐460‐44  $127.73 

133‐460‐45  $127.73 

133‐460‐46  $159.22 

133‐460‐47  $157.28 

133‐460‐48  $141.96 

133‐460‐49  $272.14 

133‐460‐50  $240.03 

133‐460‐51  $226.30 

133‐460‐52  $164.11 

133‐460‐53  $155.09 

133‐460‐54  $221.82 

133‐460‐55  $237.71 

133‐460‐56  $178.10 

133‐460‐57  $184.32 

133‐460‐58  $266.85 

133‐460‐59  $142.99 

133‐460‐60  $144.06 

133‐480‐01  $190.61 

133‐480‐02  $198.11 

133‐480‐03  $198.05 

133‐480‐04  $190.75 

133‐480‐05  $198.30 

133‐480‐06  $198.25 

133‐480‐07  $236.16 

133‐480‐08  $199.64 

133‐490‐02  $159.80 

133‐490‐03  $134.85 

133‐490‐04  $209.80 

133‐490‐05  $156.53 

133‐490‐06  $92.39 

133‐490‐07  $256.81 

133‐490‐08  $210.46 

133‐490‐09  $256.12 

133‐490‐10  $242.47 

133‐490‐11  $108.67 

133‐490‐12  $102.11 
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133‐490‐13  $100.20  

133‐490‐15  $147.88  

133‐500‐01  $5.00  

133‐500‐02  $5.00  

133‐500‐03  $5.00  

133‐500‐04  $5.00  

133‐500‐05  $5.00  

133‐500‐06  $5.00  

133‐500‐07  $5.00  

133‐500‐08  $5.00  

133‐500‐09  $5.00  

133‐500‐10  $5.00  

133‐500‐11  $5.00  

133‐500‐12  $5.00  

133‐500‐13  $5.00  

133‐500‐14  $5.00  

133‐500‐15  $5.00  

133‐500‐16  $5.00  

133‐500‐17  $5.00  

133‐500‐18  $5.00  

133‐500‐19  $5.00  

133‐500‐20  $6.80  

133‐500‐21  $5.00  

133‐500‐22  $5.00  

133‐500‐23  $5.00  

133‐500‐24  $5.00  

133‐500‐25  $5.00  

133‐500‐26  $5.00  

133‐500‐27  $5.00  

133‐500‐28  $5.00  

133‐500‐29  $5.00  

133‐500‐30  $5.00  

133‐500‐31  $5.00  

133‐500‐32  $5.00  

133‐500‐33  $5.00  

133‐500‐34  $5.00  

133‐500‐35  $5.00  

133‐500‐36  $5.00  

133‐500‐37  $5.00  

133‐500‐38  $5.00  

133‐500‐39  $5.00  

133‐500‐40  $5.00  

133‐500‐41  $5.00  

133‐500‐42  $5.00  

133‐500‐43  $5.00  

133‐500‐44  $5.00  

APN  Amount 

133‐500‐45  $5.00 

133‐500‐46  $5.00 

133‐500‐47  $5.00 

133‐500‐48  $5.00 

133‐500‐49  $5.00 

133‐500‐50  $5.00 

133‐500‐51  $5.00 

133‐500‐52  $5.00 

133‐500‐53  $5.00 

133‐500‐54  $5.00 

133‐500‐55  $5.00 

135‐020‐23  $176.56 

135‐020‐24  $161.94 

135‐020‐25  $160.00 

135‐020‐26  $81.23 

135‐020‐27  $24.03 

135‐020‐28  $118.83 

135‐020‐29  $125.81 

135‐020‐30  $176.54 

135‐020‐31  $113.06 

135‐020‐32  $89.68 

135‐020‐33  $123.60 

135‐020‐34  $105.47 

135‐020‐35  $130.29 

135‐020‐36  $139.87 

135‐020‐37  $98.99 

135‐020‐38  $72.94 

135‐020‐39  $81.18 

135‐020‐40  $160.25 

135‐020‐41  $189.50 

135‐020‐42  $148.57 

135‐020‐43  $139.67 

135‐020‐44  $164.12 

135‐020‐45  $206.29 

135‐020‐46  $162.74 

135‐020‐47  $192.10 

135‐020‐48  $153.70 

135‐020‐49  $190.10 

135‐020‐50  $182.38 

135‐020‐51  $165.14 

135‐020‐52  $105.52 

135‐020‐53  $163.14 

135‐020‐54  $141.57 

135‐020‐55  $126.16 

135‐020‐56  $222.57 

135‐020‐57  $130.28 

APN  Amount 

135‐020‐58  $109.48 

135‐020‐59  $156.06 

135‐020‐60  $171.08 

135‐020‐61  $130.18 

135‐020‐62  $122.09 

135‐030‐01  $227.42 

135‐030‐02  $197.12 

135‐030‐03  $258.34 

135‐030‐04  $251.74 

135‐030‐05  $257.24 

135‐030‐06  $117.29 

135‐030‐07  $150.57 

135‐030‐08  $102.46 

135‐030‐09  $111.72 

135‐030‐10  $109.05 

135‐030‐11  $142.95 

135‐030‐12  $101.50 

135‐030‐13  $193.83 

135‐030‐14  $112.70 

135‐030‐15  $110.02 

135‐030‐16  $124.07 

135‐030‐17  $103.76 

135‐030‐18  $127.04 

135‐030‐19  $151.66 

135‐030‐20  $182.64 

135‐030‐21  $230.79 

135‐030‐22  $211.19 

135‐030‐23  $238.91 

135‐030‐24  $233.80 

135‐030‐25  $175.45 

135‐030‐26  $112.27 

135‐030‐27  $127.23 

135‐030‐28  $92.77 

135‐030‐29  $113.48 

135‐030‐30  $133.90 

135‐030‐31  $155.82 

135‐030‐32  $127.59 

135‐030‐33  $93.83 

135‐030‐34  $112.93 

135‐030‐35  $100.30 

135‐030‐36  $126.54 

135‐030‐37  $154.95 

135‐030‐38  $150.90 

135‐030‐39  $119.82 

135‐030‐40  $111.48 

135‐030‐41  $140.03 
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APN  Amount 

135‐030‐42  $138.19  

135‐030‐43  $120.95  

135‐030‐44  $107.10  

135‐030‐45  $98.69  

135‐030‐46  $96.09  

135‐030‐47  $141.59  

135‐030‐48  $123.62  

135‐030‐49  $141.11  

135‐030‐50  $130.26  

135‐030‐51  $88.52  

135‐030‐52  $134.69  

135‐030‐53  $94.73  

135‐030‐54  $128.48  

135‐030‐55  $92.96  

135‐041‐01  $96.25  

135‐041‐02  $94.70  

135‐041‐03  $93.99  

135‐041‐04  $194.98  

135‐041‐05  $183.51  

135‐041‐06  $181.71  

135‐041‐07  $256.61  

135‐041‐08  $264.63  

135‐041‐09  $197.33  

135‐041‐10  $208.38  

135‐041‐11  $247.08  

135‐041‐12  $141.22  

135‐041‐13  $149.54  

135‐041‐14  $90.92  

135‐041‐15  $107.83  

135‐041‐16  $113.50  

135‐041‐17  $111.56  

135‐041‐18  $109.88  

135‐041‐19  $108.35  

135‐041‐20  $126.62  

135‐041‐21  $108.24  

135‐041‐22  $126.29  

135‐041‐23  $144.03  

135‐041‐24  $145.60  

135‐041‐25  $106.87  

135‐041‐26  $113.67  

135‐041‐27  $114.17  

135‐041‐28  $156.10  

135‐041‐29  $400.30  

135‐041‐30  $161.81  

135‐041‐31  $236.71  

135‐041‐32  $133.90  

APN  Amount 

135‐041‐33  $132.84 

135‐041‐34  $69.71 

135‐041‐35  $106.59 

135‐041‐36  $94.15 

135‐041‐37  $94.48 

135‐042‐01  $73.02 

135‐042‐02  $79.86 

135‐042‐03  $118.92 

135‐042‐04  $101.60 

135‐042‐05  $118.85 

135‐042‐06  $148.89 

135‐042‐07  $82.13 

135‐042‐08  $130.76 

135‐042‐09  $132.86 

135‐042‐10  $132.97 

135‐042‐11  $132.68 

135‐042‐12  $92.22 

135‐042‐13  $109.54 

135‐042‐14  $106.63 

135‐042‐15  $80.95 

135‐042‐16  $28.37 

135‐042‐17  $32.86 

135‐042‐18  $32.02 

135‐042‐19  $31.55 

135‐042‐20  $31.20 

135‐042‐21  $28.37 

135‐042‐23  $39.21 

135‐042‐24  $33.69 

135‐042‐26  $166.22 

135‐042‐27  $130.82 

135‐042‐28  $137.83 

135‐042‐29  $108.82 

135‐042‐30  $112.46 

135‐042‐31  $123.71 

135‐042‐32  $140.55 

135‐042‐33  $104.68 

135‐042‐34  $23.42 

135‐042‐35  $39.91 

135‐042‐36  $119.66 

135‐042‐37  $82.01 

135‐042‐38  $65.38 

135‐042‐39  $31.92 

135‐050‐01  $136.57 

135‐050‐02  $126.91 

135‐050‐03  $79.67 

135‐050‐04  $198.18 

APN  Amount 

135‐050‐05  $252.08 

135‐050‐06  $129.25 

135‐050‐07  $112.60 

135‐050‐08  $24.21 

135‐050‐09  $30.93 

135‐050‐10  $39.26 

135‐050‐11  $32.01 

135‐050‐12  $39.26 

135‐050‐13  $49.55 

135‐050‐14  $35.36 

135‐050‐15  $30.37 

135‐050‐16  $35.83 

135‐050‐17  $20.74 

135‐050‐18  $86.58 

135‐050‐19  $162.92 

135‐050‐20  $95.57 

135‐050‐21  $106.01 

135‐050‐22  $93.70 

135‐050‐23  $111.48 

135‐050‐24  $97.85 

135‐050‐25  $508.69 

135‐050‐28  $5.23 

135‐050‐29  $168.12 

135‐050‐30  $138.28 

135‐050‐31  $131.27 

135‐050‐32  $118.26 

135‐050‐33  $91.32 

135‐050‐34  $224.66 

135‐050‐35  $5.40 

135‐050‐36  $5.12 

135‐050‐37  $93.35 

135‐050‐38  $95.61 

135‐050‐39  $130.59 

135‐050‐40  $111.75 

135‐050‐41  $239.95 

135‐050‐42  $83.23 

135‐050‐43  $98.71 

135‐050‐44  $86.39 

135‐050‐45  $76.91 

135‐050‐46  $74.23 

135‐050‐47  $80.95 

135‐050‐48  $198.43 

135‐050‐49  $198.43 

135‐050‐50  $641.37 

135‐060‐01  $150.15 

135‐060‐02  $36.32 
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APN  Amount 

135‐060‐03  $31.37  

135‐060‐04  $15.95  

135‐060‐05  $26.25  

135‐060‐06  $25.51  

135‐060‐07  $42.29  

135‐060‐08  $112.99  

135‐060‐09  $159.54  

135‐060‐10  $26.88  

135‐060‐11  $26.32  

135‐060‐12  $33.09  

135‐060‐13  $22.19  

135‐060‐14  $23.45  

135‐060‐15  $26.33  

135‐060‐16  $19.27  

135‐060‐17  $22.58  

135‐060‐18  $89.29  

135‐060‐19  $21.34  

135‐060‐20  $101.55  

135‐060‐21  $127.27  

135‐060‐22  $97.83  

135‐060‐23  $92.71  

135‐060‐24  $84.97  

135‐060‐25  $118.14  

135‐060‐26  $93.84  

135‐060‐27  $84.06  

135‐060‐28  $93.89  

135‐060‐29  $104.14  

135‐060‐30  $78.23  

135‐060‐31  $87.63  

135‐060‐32  $150.61  

135‐060‐33  $87.06  

135‐060‐34  $103.01  

135‐060‐35  $115.80  

135‐060‐36  $112.32  

135‐060‐37  $120.58  

135‐060‐38  $120.58  

135‐060‐39  $95.32  

135‐060‐40  $69.09  

135‐060‐41  $124.54  

135‐060‐42  $95.32  

135‐060‐43  $119.83  

135‐060‐44  $98.21  

135‐060‐45  $112.44  

135‐060‐46  $102.04  

135‐060‐47  $97.57  

135‐060‐48  $113.91  

APN  Amount 

135‐060‐49  $102.83 

135‐060‐50  $128.05 

135‐060‐51  $87.88 

135‐060‐52  $119.47 

135‐060‐53  $5.00 

135‐060‐54  $128.24 

135‐070‐01  $108.79 

135‐070‐02  $86.95 

135‐070‐03  $74.84 

135‐070‐04  $67.82 

135‐070‐05  $116.14 

135‐070‐06  $100.30 

135‐070‐07  $111.10 

135‐070‐08  $116.34 

135‐070‐09  $91.19 

135‐070‐10  $143.87 

135‐070‐11  $95.72 

135‐070‐12  $160.98 

135‐070‐14  $92.56 

135‐070‐16  $74.76 

135‐070‐18  $94.84 

135‐070‐19  $84.24 

135‐070‐20  $128.66 

135‐070‐22  $116.10 

135‐070‐23  $113.70 

135‐080‐01  $1,309.30 

135‐080‐03  $2,380.33 

135‐080‐08  $38.51 

135‐080‐09  $4,330.79 

135‐080‐11  $9.33 

135‐090‐03  $1,941.71 

135‐090‐07  $5.00 

135‐100‐08  $5.78 

135‐110‐13  $1,259.17 

135‐120‐09  $1,608.98 

135‐120‐10  $11.83 

135‐120‐11  $7.83 

135‐120‐12  $1,190.54 

135‐120‐13  $918.54 

135‐130‐01  $99.43 

135‐130‐02  $98.85 

135‐130‐03  $90.54 

135‐130‐04  $88.03 

135‐130‐05  $123.14 

135‐130‐06  $98.73 

135‐130‐07  $83.42 

APN  Amount 

135‐130‐08  $109.67 

135‐130‐09  $95.40 

135‐130‐10  $81.13 

135‐130‐11  $69.84 

135‐130‐12  $110.47 

135‐130‐13  $140.99 

135‐130‐14  $71.27 

135‐130‐15  $183.77 

135‐130‐16  $103.12 

135‐141‐01  $27.38 

135‐141‐02  $28.26 

135‐141‐03  $24.05 

135‐141‐04  $32.19 

135‐141‐05  $89.24 

135‐141‐06  $119.60 

135‐141‐07  $106.19 

135‐141‐08  $100.65 

135‐141‐09  $113.77 

135‐141‐10  $114.06 

135‐141‐11  $128.15 

135‐141‐12  $118.84 

135‐141‐13  $27.13 

135‐141‐14  $29.12 

135‐141‐15  $29.76 

135‐141‐16  $20.44 

135‐141‐17  $32.37 

135‐141‐18  $26.41 

135‐142‐01  $24.21 

135‐142‐02  $29.09 

135‐142‐03  $21.45 

135‐142‐04  $20.72 

135‐142‐05  $25.94 

135‐142‐06  $21.40 

135‐142‐07  $32.67 

135‐142‐08  $30.56 

135‐142‐09  $31.35 

135‐142‐10  $21.78 

135‐142‐11  $24.33 

135‐142‐12  $24.57 

135‐142‐13  $19.57 

135‐142‐14  $17.19 

135‐142‐15  $113.27 

135‐142‐16  $86.17 

135‐142‐17  $78.75 

135‐142‐18  $170.97 

135‐143‐01  $83.32 
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APN  Amount 

135‐143‐02  $104.66  

135‐143‐03  $169.85  

135‐143‐04  $104.52  

135‐143‐05  $164.56  

135‐143‐06  $127.71  

135‐143‐07  $106.26  

135‐143‐08  $159.13  

135‐143‐09  $74.73  

135‐143‐10  $75.30  

135‐143‐11  $71.78  

135‐143‐12  $122.50  

135‐143‐13  $125.01  

135‐143‐14  $118.28  

135‐143‐15  $98.50  

135‐143‐16  $125.62  

135‐143‐17  $131.21  

135‐144‐01  $25.69  

135‐144‐02  $31.11  

135‐144‐03  $24.55  

135‐144‐04  $22.99  

135‐144‐05  $32.08  

135‐144‐06  $24.53  

135‐144‐07  $34.12  

135‐144‐08  $31.55  

135‐144‐09  $23.57  

135‐144‐10  $31.44  

135‐144‐11  $25.31  

135‐144‐12  $28.72  

135‐144‐13  $35.65  

135‐150‐01  $3,136.44  

135‐160‐01  $109.83  

135‐160‐02  $96.96  

135‐160‐03  $80.29  

135‐160‐04  $28.56  

135‐160‐05  $31.75  

135‐160‐06  $102.86  

135‐160‐07  $27.26  

135‐160‐08  $76.25  

135‐160‐09  $32.54  

135‐160‐10  $124.49  

135‐160‐11  $29.06  

135‐160‐12  $21.52  

135‐160‐13  $25.62  

135‐160‐14  $21.30  

135‐160‐15  $23.32  

135‐160‐16  $25.27  

APN  Amount 

135‐160‐17  $27.39 

135‐160‐18  $23.96 

135‐160‐19  $21.14 

135‐160‐20  $29.99 

135‐160‐21  $18.53 

135‐160‐22  $25.25 

135‐160‐23  $17.48 

135‐160‐24  $31.98 

135‐160‐25  $27.71 

135‐160‐26  $26.31 

135‐160‐27  $24.39 

135‐160‐28  $28.93 

135‐160‐29  $52.32 

135‐160‐30  $35.37 

135‐160‐31  $41.00 

135‐160‐32  $38.46 

135‐160‐33  $41.66 

135‐160‐34  $52.45 

135‐160‐35  $31.42 

135‐160‐36  $24.92 

135‐160‐37  $25.09 

135‐160‐38  $22.85 

135‐160‐39  $21.18 

135‐160‐40  $52.91 

135‐160‐41  $27.64 

135‐160‐42  $35.01 

135‐160‐43  $33.60 

135‐160‐44  $29.14 

135‐160‐45  $23.40 

135‐160‐46  $39.12 

135‐160‐47  $27.25 

135‐160‐48  $43.17 

135‐160‐49  $39.23 

135‐160‐50  $34.65 

135‐160‐51  $23.36 

135‐160‐52  $29.17 

135‐160‐53  $5.00 

135‐171‐01  $135.63 

135‐171‐02  $135.88 

135‐171‐03  $116.70 

135‐171‐04  $102.11 

135‐171‐05  $37.97 

135‐171‐06  $46.91 

135‐171‐07  $38.49 

135‐172‐01  $87.34 

135‐172‐02  $84.86 

APN  Amount 

135‐172‐03  $93.20 

135‐172‐04  $77.18 

135‐172‐05  $22.75 

135‐172‐06  $17.68 

135‐172‐07  $26.70 

135‐172‐08  $25.06 

135‐172‐09  $25.74 

135‐172‐10  $26.40 

135‐172‐11  $31.84 

135‐172‐12  $25.08 

135‐172‐13  $25.54 

135‐172‐14  $27.93 

135‐172‐15  $115.96 

135‐172‐16  $108.83 

135‐172‐17  $91.02 

135‐172‐18  $106.56 

135‐173‐01  $114.66 

135‐173‐02  $21.52 

135‐173‐03  $27.43 

135‐173‐04  $24.59 

135‐173‐05  $17.67 

135‐173‐06  $22.75 

135‐173‐07  $19.58 

135‐173‐08  $27.58 

135‐173‐09  $24.75 

135‐173‐10  $29.88 

135‐173‐11  $29.56 

135‐173‐12  $25.18 

135‐173‐13  $26.03 

135‐173‐14  $22.77 

135‐173‐15  $33.10 

135‐173‐16  $22.93 

135‐173‐17  $29.74 

135‐173‐18  $27.97 

135‐174‐01  $20.82 

135‐174‐02  $23.98 

135‐174‐03  $26.24 

135‐174‐04  $22.51 

135‐174‐05  $29.31 

135‐174‐06  $24.69 

135‐174‐07  $27.74 

135‐174‐08  $43.60 

135‐174‐09  $30.15 

135‐174‐10  $31.80 

135‐174‐11  $25.44 

135‐174‐12  $22.62 
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APN  Amount 

135‐174‐13  $25.12  

135‐174‐14  $21.94  

135‐174‐15  $22.90  

135‐174‐16  $32.86  

135‐174‐17  $29.70  

135‐175‐01  $141.11  

135‐175‐02  $123.30  

135‐175‐03  $112.45  

135‐175‐04  $122.65  

135‐175‐05  $117.30  

135‐175‐06  $99.74  

135‐175‐07  $121.84  

135‐175‐08  $106.94  

135‐175‐09  $21.39  

135‐175‐10  $29.33  

135‐175‐11  $21.02  

135‐175‐12  $97.47  

135‐175‐13  $100.79  

135‐175‐14  $102.89  

135‐175‐15  $94.88  

135‐175‐16  $87.35  

135‐175‐17  $88.40  

135‐175‐18  $99.73  

135‐180‐03  $8.81  

135‐180‐04  $8.81  

135‐180‐05  $9.01  

135‐180‐06  $9.09  

135‐180‐07  $10.04  

135‐180‐08  $9.29  

135‐180‐11  $14.44  

135‐180‐12  $14.71  

135‐180‐13  $14.88  

135‐180‐17  $27.50  

135‐180‐18  $29.89  

135‐180‐19  $25.76  

135‐180‐20  $38.21  

135‐180‐21  $26.80  

135‐180‐22  $26.82  

135‐180‐23  $129.43  

135‐180‐24  $107.31  

135‐180‐25  $95.30  

135‐180‐26  $119.57  

135‐180‐27  $94.52  

135‐180‐28  $89.94  

135‐180‐29  $75.27  

135‐180‐30  $22.45  

APN  Amount 

135‐180‐31  $22.69 

135‐180‐32  $26.89 

135‐180‐33  $24.50 

135‐180‐34  $33.01 

135‐180‐35  $23.57 

135‐180‐36  $28.44 

135‐180‐37  $23.12 

135‐180‐38  $20.68 

135‐180‐39  $30.28 

135‐180‐40  $29.95 

135‐180‐41  $103.42 

135‐180‐42  $80.24 

135‐180‐43  $106.91 

135‐180‐44  $92.31 

135‐180‐45  $99.59 

135‐180‐46  $152.95 

135‐180‐47  $111.84 

135‐180‐48  $92.24 

135‐180‐49  $26.43 

135‐180‐50  $33.65 

135‐180‐51  $29.14 

135‐180‐52  $27.41 

135‐180‐53  $10.24 

135‐180‐57  $10.38 

135‐180‐58  $17.54 

135‐180‐59  $13.90 

135‐190‐01  $18.96 

135‐190‐02  $31.70 

135‐190‐03  $21.54 

135‐190‐04  $26.41 

135‐190‐05  $30.68 

135‐190‐06  $25.39 

135‐190‐07  $19.82 

135‐190‐08  $5.00 

135‐190‐09  $35.45 

135‐190‐10  $25.34 

135‐190‐11  $25.38 

135‐190‐12  $28.94 

135‐190‐13  $27.26 

135‐190‐14  $27.23 

135‐190‐15  $25.20 

135‐190‐16  $27.74 

135‐190‐17  $33.47 

135‐190‐18  $27.35 

135‐190‐19  $36.85 

135‐190‐20  $31.82 

APN  Amount 

135‐190‐21  $20.97 

135‐190‐22  $28.71 

135‐190‐23  $23.10 

135‐190‐24  $26.42 

135‐190‐25  $27.78 

135‐190‐26  $32.72 

135‐190‐27  $34.66 

135‐190‐28  $28.23 

135‐190‐29  $29.60 

135‐190‐30  $29.09 

135‐190‐31  $23.33 

135‐190‐32  $34.47 

135‐190‐33  $26.45 

135‐190‐34  $31.36 

135‐190‐35  $41.94 

135‐190‐36  $40.08 

135‐190‐37  $28.10 

135‐190‐38  $26.62 

135‐190‐39  $25.23 

135‐190‐40  $30.43 

135‐190‐41  $28.23 

135‐190‐42  $31.63 

135‐190‐43  $28.59 

135‐190‐44  $33.10 

135‐190‐45  $25.43 

135‐190‐46  $28.35 

135‐190‐47  $24.13 

135‐190‐48  $28.18 

135‐190‐49  $29.81 

135‐190‐50  $32.64 

135‐190‐51  $30.20 

135‐200‐01  $29.66 

135‐200‐02  $5.00 

135‐200‐03  $41.09 

135‐200‐04  $24.65 

135‐200‐05  $31.32 

135‐200‐06  $27.69 

135‐200‐07  $29.95 

135‐200‐08  $21.51 

135‐200‐09  $28.97 

135‐200‐10  $27.61 

135‐200‐11  $34.36 

135‐200‐12  $31.58 

135‐200‐13  $28.77 

135‐200‐14  $26.58 

135‐200‐15  $30.29 
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APN  Amount 

135‐200‐16  $36.56  

135‐200‐17  $27.78  

135‐200‐18  $30.39  

135‐200‐19  $35.36  

135‐200‐20  $25.54  

135‐200‐21  $25.38  

135‐200‐22  $24.68  

135‐200‐23  $24.36  

135‐200‐24  $30.60  

135‐200‐25  $25.14  

135‐200‐28  $21.57  

135‐200‐29  $33.93  

135‐200‐30  $30.42  

135‐200‐31  $23.93  

135‐200‐32  $23.96  

135‐200‐33  $30.88  

135‐200‐34  $29.79  

135‐200‐35  $34.05  

135‐200‐36  $23.03  

135‐200‐37  $26.80  

135‐200‐38  $29.78  

135‐200‐39  $28.15  

135‐200‐40  $28.43  

135‐200‐41  $25.68  

135‐200‐42  $38.19  

135‐200‐43  $32.90  

135‐200‐44  $30.18  

135‐200‐45  $30.21  

135‐200‐46  $37.84  

135‐200‐47  $35.27  

135‐200‐48  $23.56  

135‐200‐49  $36.38  

135‐200‐50  $30.20  

135‐210‐01  $32.87  

135‐210‐02  $5.15  

135‐210‐03  $26.00  

135‐210‐04  $22.66  

135‐210‐05  $32.15  

135‐210‐06  $23.43  

135‐210‐07  $26.89  

135‐210‐08  $25.68  

135‐210‐09  $28.84  

135‐210‐10  $56.37  

135‐210‐11  $31.00  

135‐210‐12  $27.59  

135‐210‐13  $28.43  

APN  Amount 

135‐210‐14  $28.23 

135‐210‐15  $25.41 

135‐210‐16  $35.98 

135‐210‐17  $33.28 

135‐210‐18  $25.23 

135‐210‐19  $29.98 

135‐210‐20  $27.35 

135‐210‐21  $24.65 

135‐210‐22  $29.19 

135‐210‐23  $26.67 

135‐210‐24  $31.06 

135‐210‐25  $28.66 

135‐210‐26  $27.64 

135‐210‐27  $27.92 

135‐210‐28  $23.26 

135‐210‐29  $24.54 

135‐210‐30  $24.43 

135‐210‐31  $27.25 

135‐210‐32  $8.56 

135‐210‐33  $5.00 

135‐210‐34  $24.56 

135‐210‐35  $5.00 

135‐210‐36  $5.00 

135‐210‐37  $27.77 

135‐210‐38  $35.57 

135‐221‐01  $38.93 

135‐221‐02  $29.93 

135‐221‐03  $25.42 

135‐221‐04  $27.06 

135‐221‐05  $29.65 

135‐221‐06  $35.31 

135‐221‐07  $29.61 

135‐221‐08  $36.86 

135‐221‐09  $31.19 

135‐221‐10  $45.79 

135‐221‐11  $38.25 

135‐222‐01  $30.77 

135‐222‐02  $26.29 

135‐222‐03  $33.05 

135‐222‐04  $26.60 

135‐222‐05  $23.13 

135‐222‐06  $39.63 

135‐222‐07  $34.84 

135‐222‐08  $31.68 

135‐222‐09  $35.14 

135‐222‐10  $22.67 

APN  Amount 

135‐222‐11  $39.32 

135‐222‐12  $84.37 

135‐223‐01  $130.49 

135‐223‐02  $31.80 

135‐223‐03  $27.61 

135‐223‐04  $33.76 

135‐223‐05  $24.65 

135‐223‐06  $41.25 

135‐223‐07  $22.97 

135‐223‐08  $26.70 

135‐223‐09  $33.51 

135‐223‐10  $23.90 

135‐223‐11  $155.74 

135‐223‐12  $100.35 

135‐223‐13  $100.06 

135‐223‐14  $141.42 

135‐223‐15  $29.30 

135‐224‐01  $29.02 

135‐224‐02  $23.11 

135‐224‐03  $29.95 

135‐224‐04  $34.98 

135‐224‐05  $21.40 

135‐224‐06  $29.36 

135‐224‐16  $22.51 

135‐225‐01  $5.00 

135‐230‐01  $20.27 

135‐230‐02  $23.63 

135‐230‐03  $103.36 

135‐230‐05  $118.82 

135‐230‐06  $25.99 

135‐230‐07  $20.71 

135‐230‐08  $102.07 

135‐230‐09  $27.22 

135‐230‐10  $23.02 

135‐230‐11  $27.30 

135‐230‐12  $23.16 

135‐230‐14  $22.74 

135‐230‐15  $23.21 

135‐230‐16  $23.35 

135‐230‐45  $148.36 

135‐230‐46  $25.26 

135‐241‐01  $109.98 

135‐241‐02  $150.56 

135‐241‐03  $17.79 

135‐241‐04  $21.96 

135‐241‐05  $33.37 
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APN  Amount 

135‐241‐06  $24.86  

135‐241‐07  $22.49  

135‐241‐08  $22.66  

135‐241‐09  $20.27  

135‐241‐10  $83.21  

135‐241‐11  $129.84  

135‐241‐12  $92.49  

135‐241‐13  $82.64  

135‐241‐14  $188.14  

135‐241‐15  $191.54  

135‐242‐01  $91.54  

135‐242‐02  $87.74  

135‐242‐03  $102.96  

135‐242‐04  $102.80  

135‐242‐05  $21.82  

135‐242‐06  $27.17  

135‐242‐09  $24.26  

135‐242‐10  $31.26  

135‐242‐11  $22.65  

135‐242‐21  $31.06  

135‐242‐27  $5.00  

135‐242‐28  $2,509.02  

135‐242‐29  $1,102.70  

135‐243‐01  $24.73  

135‐243‐14  $24.76  

135‐243‐15  $18.82  

135‐243‐16  $20.77  

135‐244‐01  $23.60  

135‐244‐13  $13.68  

135‐244‐14  $16.41  

135‐244‐15  $16.97  

135‐244‐16  $19.16  

135‐250‐04  $5.00  

135‐250‐05  $2,717.59  

135‐250‐31  $4,379.52  

135‐250‐43  $5.00  

135‐290‐01  $23.21  

135‐290‐03  $17.03  

135‐300‐01  $22.15  

135‐300‐02  $30.45  

135‐300‐03  $33.96  

135‐300‐04  $32.22  

135‐300‐05  $5.00  

135‐300‐14  $28.25  

135‐300‐15  $28.31  

135‐300‐16  $26.33  

APN  Amount 

135‐300‐17  $26.78 

135‐300‐18  $30.37 

135‐300‐19  $32.61 

135‐300‐20  $25.00 

135‐300‐21  $25.94 

135‐300‐22  $25.28 

135‐300‐23  $28.91 

135‐300‐24  $29.02 

135‐300‐25  $29.37 

135‐300‐26  $28.98 

135‐300‐27  $25.28 

135‐300‐28  $24.90 

135‐300‐29  $24.13 

135‐300‐30  $24.21 

135‐300‐31  $26.10 

135‐300‐32  $25.26 

135‐310‐01  $30.29 

135‐310‐02  $87.06 

135‐310‐03  $98.47 

135‐310‐04  $99.36 

135‐310‐05  $29.88 

135‐310‐06  $25.24 

135‐310‐07  $25.65 

135‐310‐08  $31.08 

135‐310‐09  $28.79 

135‐310‐10  $32.64 

135‐310‐11  $35.03 

135‐310‐12  $30.92 

135‐310‐13  $34.88 

135‐310‐14  $31.04 

135‐310‐15  $27.60 

135‐310‐16  $31.12 

135‐310‐17  $31.21 

135‐310‐18  $31.88 

135‐310‐19  $27.70 

135‐310‐20  $30.68 

135‐310‐21  $31.39 

135‐310‐22  $31.55 

135‐310‐23  $35.57 

135‐310‐24  $31.25 

135‐310‐25  $23.49 

135‐310‐26  $26.56 

135‐310‐27  $32.11 

135‐310‐28  $24.94 

135‐310‐29  $31.43 

135‐310‐30  $21.86 

APN  Amount 

135‐310‐31  $25.28 

135‐310‐32  $26.20 

135‐310‐33  $36.56 

135‐310‐34  $22.49 

135‐310‐35  $35.59 

135‐310‐36  $32.84 

135‐310‐37  $31.83 

135‐310‐38  $29.46 

135‐310‐39  $25.39 

135‐310‐42  $30.97 

135‐310‐43  $20.87 

135‐310‐44  $26.66 

135‐310‐45  $31.70 

135‐310‐46  $32.28 

135‐310‐47  $29.09 

135‐310‐48  $32.17 

135‐310‐49  $29.11 

135‐310‐50  $35.85 

135‐310‐51  $26.52 

135‐310‐52  $105.43 

135‐310‐53  $115.15 

135‐310‐54  $78.26 

135‐310‐55  $34.41 

135‐321‐01  $18.31 

135‐321‐02  $28.13 

135‐321‐03  $32.41 

135‐321‐04  $23.07 

135‐321‐05  $23.16 

135‐321‐06  $30.88 

135‐321‐07  $22.09 

135‐321‐08  $40.23 

135‐321‐09  $30.05 

135‐321‐10  $30.01 

135‐321‐11  $31.19 

135‐321‐12  $25.79 

135‐321‐13  $32.22 

135‐321‐14  $41.26 

135‐321‐15  $25.34 

135‐321‐16  $28.11 

135‐321‐17  $24.91 

135‐321‐18  $30.84 

135‐322‐01  $27.20 

135‐322‐02  $22.40 

135‐322‐03  $26.05 

135‐322‐04  $23.31 

135‐322‐05  $22.73 
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APN  Amount 

135‐322‐06  $41.71  

135‐322‐07  $25.38  

135‐322‐08  $27.59  

135‐322‐09  $27.62  

135‐322‐10  $30.58  

135‐322‐11  $25.45  

135‐322‐12  $25.41  

135‐322‐13  $25.62  

135‐322‐14  $25.22  

135‐322‐15  $20.72  

135‐322‐16  $27.60  

135‐322‐17  $20.51  

135‐322‐18  $32.87  

135‐323‐01  $35.59  

135‐323‐02  $28.87  

135‐323‐03  $27.15  

135‐323‐04  $31.40  

135‐323‐05  $33.07  

135‐323‐06  $30.48  

135‐323‐07  $23.88  

135‐323‐08  $38.49  

135‐323‐10  $32.20  

135‐324‐01  $17.82  

135‐324‐02  $27.81  

135‐324‐03  $25.94  

135‐324‐04  $24.52  

135‐324‐05  $28.70  

135‐324‐06  $24.62  

135‐324‐07  $24.27  

135‐324‐08  $31.16  

135‐324‐09  $27.69  

135‐324‐10  $29.77  

135‐324‐11  $34.02  

135‐324‐12  $26.08  

135‐324‐13  $25.76  

135‐324‐14  $26.57  

135‐324‐15  $25.64  

135‐324‐16  $25.29  

135‐324‐17  $25.32  

135‐324‐18  $27.36  

135‐330‐01  $5.00  

135‐330‐02  $5.00  

135‐330‐03  $5.00  

135‐350‐02  $30.88  

135‐350‐03  $29.80  

135‐350‐04  $29.95  

APN  Amount 

135‐350‐24  $5.00 

135‐350‐26  $30.54 

135‐350‐27  $5.00 

135‐350‐28  $24.26 

135‐350‐29  $30.27 

135‐350‐30  $25.66 

135‐350‐31  $25.18 

135‐350‐32  $24.10 

135‐350‐33  $30.08 

135‐350‐34  $29.95 

135‐350‐35  $37.50 

135‐350‐36  $28.16 

135‐350‐37  $25.67 

135‐350‐39  $42.42 

135‐350‐43  $58.75 

135‐350‐44  $29.62 

135‐361‐01  $12.57 

135‐361‐02  $25.27 

135‐361‐14  $27.53 

135‐361‐15  $22.26 

135‐361‐16  $35.47 

133‐390‐28  $25.36 

133‐390‐29  $5.00 

109‐110‐12  $5.00 

109‐110‐14  $5.00 

109‐110‐16  $14.92 

109‐110‐17  $9.05 

109‐110‐18  $227.16 

111‐020‐16  $6.63 

111‐020‐17  $5.00 

111‐300‐07  $24.88 

111‐300‐08  $24.52 

111‐310‐02  $19.16 

111‐310‐03  $27.42 

111‐310‐07  $5.00 

111‐310‐08  $26.99 

111‐310‐09  $39.32 

111‐310‐11  $27.56 

111‐310‐14  $27.37 

111‐310‐16  $45.92 

111‐310‐23  $5.00 

111‐310‐24  $14.77 

111‐310‐25  $33.21 

111‐310‐26  $13.39 

111‐310‐34  $101.28 

123‐250‐01  $5.00 

APN  Amount 

123‐250‐03  $5.00 

123‐250‐04  $5.00 

123‐280‐01  $5.00 

123‐280‐02  $5.00 

123‐280‐03  $5.00 

135‐180‐16  $22.60 

135‐180‐56  $25.15 

   

Total Amount  $1,663,850.13 

Properties  8103 
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY Prepared by:

SMITH CANAL CLOSURE STRUCTURE Erik E. Almaas, P.E.

STOCKTON, CALIFORNIA

Reviewed by:

EIR ALTERNATIVES ANALYSIS Christopher H. Neudeck, P.E.

OPINION OF PROBABLE PROJECT COSTS David A. Peterson, P.E.

David M. Murbach, P.E.

SUMMARY OF ALTERANTIVE No. 1

Item Description
Alternative No. 1

Total Cost

Design Phase
1. Preliminary Design $375,000
2. Program Management $650,000
3. Design & Permitting $3,500,000
4. Independent Review $300,000
5. Financing $100,000

Subtotals: $4,925,000

Construction Phase
6. Supplemental Engineering $909,000
7. Program Management $1,250,000
8. Construction $27,045,000

8a. Construction Add (1) $270,000
9. Construction Management $1,750,000

10. Real Estate Acquisition $208,000
11. Real Estate Contingency $121,000
12. Public Outreach $50,000
13. Environmental Mitigation $625,000

Subtotals: $32,228,000

Expected Water Quality Measure Implemented & Included in Cost Estimate
1. 36" Culvert Pipes at Moering Road $30,000

PROJECT TOTALS: $37,183,000

Potential Water Quality Measures (3)

1. Dredging of Atherton Cove $1,400,000
2. General Requirements $173,000
3. Contingency $315,000
4. Design & Permitting $378,000
5. Construction Management $189,000

Totals: $2,455,000

Annual Expenses (2)

$325,000
per year

$30,000
per year

$355,000
per year

Notes:
(1)

(2)

(3)

(4)

Operation & Maintenance1.

Totals:

State Lands Lease2.

Includes 1% of construction cost for Recreation Components (Handicap Fishing Access) for purposes of the UFRR 
Concept Proposal.

In addition to the project capital improvement costs described above, each Alternative also includes recurring annual 
expenses consisting of Operation and Maintenance costs and required State Lands lease costs.

In addition to the project capital improvement costs described above, each Alternative also includes potential water 
quality measures that may be considered, if necessary.

Additional technical input for this cost estimate has been provided by Peterson Brustad, Moffat and Nichol, ICF, Power 
Engineering, and Larsen Wurzel & Associates.

Overall Summary Page 1 of 6
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY Prepared by:

SMITH CANAL CLOSURE STRUCTURE Erik E. Almaas, P.E.

STOCKTON, CALIFORNIA

Reviewed by:

EIR ALTERNATIVES ANALYSIS Christopher H. Neudeck, P.E.

OPINION OF PROBABLE CONSTRUCTION COSTS David A. Peterson, P.E.

David M. Murbach, P.E.

ALTERNATIVE ALIGNMENT NO. 1
SINGLE GATE AT DAD'S POINT

Item Description Quantity Unit Unit Cost Total Cost

General Requirements
1. Mobilization 1 LS 1.50% $311,000
2. Demobilization 1 LS 0.50% $102,700
3. CPM Schedule and Updates (assume 18 mo. Const.) 1 LS 0.25% $51,200
4. Shop Drawings and Special Conditions 1 LS 0.25% $51,200
5. Temporary Facilities/Fencing/Offices/Site Security 1 LS 0.50% $102,700
6. Record Documents 1 LS 0.10% $20,500
7. Facilities Start-Up & Testing 1 LS 0.75% $154,400
8. Tax (9.0% on materials) 1 LS 9.00% $919,200
9. Bonding & Insurance 1 LS 3.00% $613,000
10. Permitting (incl. SWPPP) 1 LS 1.00% $206,400

Subtotal: $2,532,300

Site Preparation
11. Demolition and Disposal 1 LS $50,000 $50,000
12. Site Clearing and Grubbing 30,515 SF $1 $22,900
13. Slope Stabilization and SWPPP Maintenance 1 LS $25,000 $25,000
14. Rough Grading over Dad's Point 3,391 SY $6 $20,400
15. 8' Wrought Iron Fencing 100 LF $100 $10,000
16. 16' Wide Rolling Gate 2 EA $6,600 $13,200
17. Import Fill 811 CY $17 $13,800
18. Engineered Fill (spread and compact) 811 CY $6 $4,900
19. Control Building Excavation and Benching 1 LS $148,500 $148,500
20. Trenching 593 CY $33 $19,600
21. Trench Shoring 1 LS $10,000 $10,000
22. Trench Backfill Aggregate 222 CY $25 $5,600
23. Trench Backfill Import Material 370 CY $15 $5,600
24. Utility Relocations 1 LS $120,000 $120,000
25. Bollards 4 EA $800 $3,200
26. Transformer Pad 2 CY $880 $1,800
27. Riprap (2.5' Thick) 203 CY $66 $13,400
28. Restore Dad's Point 1 LS $50,000 $50,000
29. Temporary Boat Launching Facilities 1 LS $100,000 $100,000
30. Spoils Hauling 4,978 CY $18 $89,700

Subtotal: $727,600

Gate Control Structure
31. Sheet Pile Cofferdam 18,200 SF $60 $1,092,000
32. Dewatering 1 LS $70,000 $70,000
33. Dredging 920 CY $65 $59,800
34. Base Rock and Scour Protection 1,350 TN $51 $68,900
35. 18" Octagonal Precast Piles 73 EA $6,000 $438,000
36. Reinforced Concrete 915 CY $1,400 $1,281,000
37. Hinged Gate 1 LS $2,360,000 $2,360,000
38. Hinged Gate Installation 1 LS $600,000 $600,000
39. Stoplogs 1 LS $205,000 $205,000
40. Mechanical 1 LS $180,000 $180,000
41. Miscellaneous, Dolphins, Signs 1 LS $270,000 $270,000

Subtotal: $6,624,700

Gate Control Structure
31. Sheet Pile Cofferdam 18,200 SF $60 $1,092,000
32. Dewatering 1 LS $70,000 $70,000
33. Dredging 920 CY $65 $59,800
34. Base Rock and Scour Protection 1,350 TN $51 $68,900
35. 18" Octagonal Precast Piles 73 EA $6,000 $438,000
36. Reinforced Concrete 915 CY $1,400 $1,281,000
37. Hinged Gate 1 LS $2,360,000 $2,360,000
38. Hinged Gate Installation 1 LS $600,000 $600,000
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY Prepared by:

SMITH CANAL CLOSURE STRUCTURE Erik E. Almaas, P.E.

STOCKTON, CALIFORNIA

Reviewed by:

EIR ALTERNATIVES ANALYSIS Christopher H. Neudeck, P.E.

OPINION OF PROBABLE CONSTRUCTION COSTS David A. Peterson, P.E.

David M. Murbach, P.E.

ALTERNATIVE ALIGNMENT NO. 1
SINGLE GATE AT DAD'S POINT

Item Description Quantity Unit Unit Cost Total Cost

39. Stoplogs 1 LS $205,000 $205,000
40. Mechanical 1 LS $180,000 $180,000
41. Miscellaneous, Dolphins, Signs 1 LS $270,000 $270,000

Subtotal: $6,624,700

Dual Sheet Pile Wall Closure
42. Sheet Piling 55,540 SF $60 $3,332,400
43. Dredging 5,414 CY $53 $287,000
44. Walers 1,365 LF $30 $41,000
45. Anchor Rod Connections 35 EA $1,250 $43,200
46. Granular Fill 15,978 CY $75 $1,198,400
47. Granular Fill Hauling 15,978 CY $18 $287,700
48. Concrete Cap 75 CY $850 $63,800

Subtotal: $5,253,500
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY Prepared by:

SMITH CANAL CLOSURE STRUCTURE Erik E. Almaas, P.E.

STOCKTON, CALIFORNIA

Reviewed by:

EIR ALTERNATIVES ANALYSIS Christopher H. Neudeck, P.E.

OPINION OF PROBABLE CONSTRUCTION COSTS David A. Peterson, P.E.

David M. Murbach, P.E.

ALTERNATIVE ALIGNMENT NO. 1
SINGLE GATE AT DAD'S POINT

Item Description Quantity Unit Unit Cost Total Cost

Dad's Point
49. Sheet Piling 5,049 SF $60 $303,000
50. Excavation 167 CY $110 $18,400
51. Sheet Pile Concrete Cap 20 CY $900 $18,000
52. Drain Rock 167 CY $22 $3,700
53. 6" PVC Drain Pipe 180 LF $22 $4,000
54. Cleanouts 5 EA $100 $500
55. Import Fill 4,500 CY $17 $76,500
56. Engineered Fill (spread and compact) 4,500 CY $6 $27,000
57. Concrete Floodwall 1,800 SF $15 $27,000
58. Parking Lot Repairs 4,000 SF $12 $48,000
59. Riprap 1,800 CY $66 $118,800
60. Remove / Abandon Ex. Pipe through Dad's Point 1 LS $15,000 $15,000

Subtotal: $659,900

Control Building
61. Foundation Excavation 21 CY $125 $2,700
62. Concrete Slab 10 CY $880 $8,800
63. Building CMU Walls (10' High) 933 SF $50 $46,700
64. Roof Framing and Decking 473 SF $60 $28,400
65. Roofing 473 SF $44 $20,900
66. 3'x8' Exterior Access Door 1 EA $1,950 $2,000
67. Louver 1 EA $1,650 $1,700
68. Vent 1 EA $1,650 $1,700
69. Painting and Protective Coatings (piping and equipment) 1 LS $4,500 $4,500
70. Building Anti-Graffiti Coating 1 LS $3,000 $3,000
71. Identification, Stenciling and Tagging System 1 LS $4,500 $4,500
72. Lighting 1 LS $4,500 $4,500
73. Misc. Electrical 1 LS $10,000 $10,000
74. Pipe Supports, Misc. Metal 1 LS $3,500 $3,500

Subtotal: $142,900

Equipment
75. Electrical Power (480 Volt - 3 Phase) 1 LS $100,000 $100,000
76. Closed circuit TV security system 1 LS $50,000 $50,000
77. Scada System 1 LS $100,000 $100,000
78. Backup power generator 1 LS $125,000 $125,000
79. Switchboard/MCC 1 LS $7,500 $7,500
80. Misc. Instrumentation and Controls 1 LS $10,000 $10,000

Subtotal: $392,500

CONSTRUCTION (LESS GENERAL REQUIREMENTS) SUBTOTAL: $20,426,000
ADD FOR GENERAL REQUIREMENTS: $2,533,000

SUBTOTAL: $22,959,000
CONTINGENCY (20%): $4,086,000

CONSTRUCTION TOTAL: $27,045,000

Notes:
(1) This Opinion of Probable Construction Costs is based on the 30% Design plans prepared by HDR Engineering and 

dated January 29, 2010, with the following modifications: the design of the gate structure is based on a miter gate 
concept in lieu of the Obermeyer gate; the alignment of the proposed double sheet pile wall has been modified pursuant 
to Alternative 1A as per the Draft exhibit prepared by Kjeldsen, Sinnock & Neudeck, Inc. and dated May 2014; the 
proposed single sheet pile wall along east end of Dad's Point has been eliminated in favor of imported engineered fill 
and a concrete floodwall; and riprap has been added along the riverbank of both sides of Dad's Point.
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY Prepared by:

SMITH CANAL CLOSURE STRUCTURE Erik E. Almaas, P.E.

STOCKTON, CALIFORNIA

Reviewed by:

EIR ALTERNATIVES ANALYSIS Christopher H. Neudeck, P.E.

OPINION OF PROBABLE REAL ESTATE ACQUISITION COSTS David A. Peterson, P.E.

David M. Murbach, P.E.

Alternative No. 1

Qty Total Cost

Real Estate Acquistion
1. Easement Acquistion (privately-owned parcels) AC $400,000 0.17 $68,000
2. Easement Acquistion (City-owned parcels) AC $5,000 2.46 $12,300

3.
Real Estate Planning and Preparation of maps, 
plats, legal descriptions, etc.

EA $15,000 5 $75,000

4. Legal Fees (% of privately-owned parcels) LS 25.00% 1 $17,000
Subtotals: $172,300

SUBTOTALS: $173,000
CONTINGENCY (20%): $35,000

REAL ESTATE ACQUISITION TOTALS: $208,000

Unit CostUnitDescriptionItem
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SAN JOAQUIN AREA FLOOD CONTROL AGENCY Prepared by:

SMITH CANAL CLOSURE STRUCTURE Erik E. Almaas, P.E.

STOCKTON, CALIFORNIA

Reviewed by:

EIR ALTERNATIVES ANALYSIS Christopher H. Neudeck, P.E.

OPINION OF PROBABLE OPERATION & MAINTEN David A. Peterson, P.E.

David M. Murbach, P.E.

Item Description
Alternative No. 1

Total Cost

Operation
1. Develop Alert Periods $5,296
2. Monitoring Stage Predictions $24,920
3. Close / Open Gate $44,880

Subtotals: $75,100

Testing
4. Close / Open Gate $6,108
5. Operate Emergency Generator $2,328

Subtotals: $8,400

Routine Maintenance / Inspection
6. Air Compressor & Accessories $1,152
7. Air Filter / Dryer $2,328
8. Boat $8,328
9. Emergency Generator $1,504
10. Closure Gate $16,524
11. Place / Remove Stop Logs $11,576
12. Graffiti Removal $7,696
13. In-Water Debris / Trash Removal $21,008
14. Sheet Pile Wall $4,772
15. Dad's Point Levee / Access $22,664
16. Miscellaneous O&M $19,510

Subtotals: $97,600

Emergency Maintenance
17. Place / Remove Stop Logs $2,503
18. Repair Bladders $1,918

Subtotals: $4,400

Equipment Replacement / Capital Reserve
20-Year Equipment Life:

19. Air Compressor $750
20. Boat $750
21. Engine Generator $1,250

30-Year Equipment Life:
22. Air Bladders $23,333
23. Stop Logs $3,333
24. Control Panels $3,333

50-Year Equipment Life:
25. Gate Panels $32,000
26. Building Roof $1,000

100-Year Equipment Life:
27. Control Building $1,050
28. Sheet Pile Wall $53,000

Subtotals: $119,800

O&M TOTALS (PER YEAR): $325,000
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1.0 Introduction	
The	San	Joaquin	Area	Flood	Control	Agency	(SJAFCA)	is	a	Joint	Powers	Authority	created	in	May	
1995	between	the	City	of	Stockton,	San	Joaquin	County	and	the	San	Joaquin	County	Flood	Control	
and	Water	Conservation	District,	for	the	purpose	of	providing	flood	protection	services	for	the	city	
of	Stockton	and	surrounding	unincorporated	county	area.	This	report	has	been	prepared	on	behalf	
of	SJAFCA	to	break	down	the	cost	share	for	the	Smith	Canal	Gate	Project.		

2.0 Cost	Sharing	
The	following	presents	the	formulation	of	the	overall	State	Cost	Sharing	for	the	Smith	Canal	Project	
based	upon	the	Cost	Sharing	Guidelines.	

2.1 Base	State	Cost	Share	

Per	the	Cost	Sharing	Guidelines,	the	Base	State	Cost	Share	for	an	improvement	project	in	an	Urban	
Area	is	50%	of	the	total	Project	Costs.		

2.2 Disadvantaged	Area	Cost	Share	

The	Cost	Sharing	Guidelines	provided	guidance	on	how	to	calculate	increased	State	cost‐share	for	
areas	that	are	economically	disadvantaged.	These	calculations	are	based	upon	comparing	the	
median	annual	household	income	of	the	area	receiving	benefit	for	the	project	to	80%	of	the	
California	median	annual	household	income.		An	analysis	provided	by	Nielsen	Solution	Center	for	
the	project’s	benefit	Area	of	the	Smith	Canal	Gate	Project	has	been	prepared	and	is	attached	to	this	
cost	share	recommendation	as	Attachment	1.		The	Median	Household	Income	for	the	Smith	Canal	
Gate	project	is	$42,056	(The	Nielsen	Company,	2015).	

The	Median	Household	Income	for	California	(2013	5‐Year	ACS)	is	$61,094.			

Based	on	this	analysis:		80%	‐	($42,056/$61,094)	=	68.84%	=	11.16%	rounded	to	11%		

The	Cost	Sharing	Afforded	by	the	DAC	Objective	is	11%.	

2.3 Cost	Share	Enhancements	–	Multi	Benefit	Features	

State	Facilities	Objective	

The	Cost	Share	Guidelines	allow	up	to	10%	increase	in	State	cost	share	for	significant	contributions	
to	providing	flood	benefits	to	a	State	Water	Supply	and	Transportation	Facilities.			

The	Smith	Canal	Gate	Project	is	intersected	by	Interstate	5.		SJAFCA	has	determined	that	the	Smith	
Canal	Gate	Project	will	provide	substantial	increased	protection	to	Interstate	5.	In	turn,	proposing	an	
additional	5	percent	cost	share	increase	for	this	objective.	
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Open	Space	and	Recreational	Objectives	

The	cost	projections	and	plans	for	the	Smith	Canal	Gate	Project	include	providing	Recreational	
benefits	through	enhancing	existing	facilities	to	allow	for	handicapped	fishing	access.			The	cost	of	
this	enhancement	to	the	project	is	estimated	at	1%	of	construction.		The	cost	as	a	percentage	of	the	
whole	project,	as	shown	below	is	estimated	to	be	0.73%.		This	results	in	a	1%	cost	share	
enhancement	per	the	Cost	Share	Guidelines.			

	

2.4 State	Cost‐Share	Summary	

When combining the total cost sharing outlined above, SJAFCA caps out at the additional 17% cost share 
in total for the Smith Canal Gate Project.  This is combined as a result of the following: 

Base Cost Share: 50%   
State Facilities Objective:  5% (Cap up to 70%) 
Open Space Objective:  1% (Cap up to 70%) 
Disadvantaged Community Objective: 11% 
Total Cost Share  67% 

2.5 Project	Cost	Sharing	Calculation	

Included	on	the	following	Page	is	the	Cost	Sharing	calculation	Work	Sheet	completed	for	the	Smith	
Canal	Gate	Project.	

	

Recreational Cost Share Analysis

Total Smith Canal Gate Project Costs $37,183,000

Disabled Fishing Access $270,000

Recreational Cost Share of Total Smith Canal Gate Project 0.73%
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Attachment No. 1 

SJAFCA Smith Canal Gate Project 

Disadvantaged Community  

Nielsen Analysis 

 
  



Smith Canal Property Trade Area

Household Trend 2015

Polygon 1: Trade Area,  Total

2010
2015-20202010-2015
%Change

Description Census Estimate Projection

2015 2020%Change

Universe Totals

        Population 23,012 0.97%22,865 22,792 -0.32%

        Households 8,649 1.93%8,357 8,485 1.54%

        Families 5,740 2.03%5,533 5,626 1.67%

        Housing Units 9,475 1.88%9,145 9,300 1.70%

        Group Quarters Population 458 0.52%524 456 -13.08%

 

2000
%%

20202015
% ProjectionEstimateCensusDescription

Total Households by Income 8,6498,581 8,485

18.87% 16.59% 16.57%        Income Less than $15,000 1,4331,619 1,408

13.80% 10.63% 11.17%        Income $15,000 - $24,999 9661,184 902

14.19% 15.91% 15.42%        Income $25,000 - $34,999 1,3341,218 1,350

18.82% 14.61% 14.94%        Income $35,000 - $49,999 1,2921,615 1,240

18.17% 20.31% 20.01%        Income $50,000 - $74,999 1,7311,559 1,723

7.85% 10.01% 10.09%        Income $75,000 - $99,999 873674 849

3.99% 5.28% 5.19%        Income $100,000 - $124,999 449342 448

1.35% 2.35% 2.32%        Income $125,000 - $149,999 201116 199

1.46% 1.94% 2.01%        Income $150,000 - $199,999 174125 165

0.91% 0.61% 0.57%        Income $200,000 - $249,999 4978 52

0.54% 1.19% 1.14%        Income $250,000 - $499,999 9946 101

0.08% 0.57% 0.55%        Income $500,000 or more 487 48

 

Average Household Income $56,400$47,825 $56,782

 

Median Household Income $41,870$37,505 $42,056

 

Median HH Income by Single-Class. Race

        White Alone 43,66040,063 43,655

        Black or African American Alone 27,20620,654 27,075

        Amer Indian and Alaska Native Alone 24,81429,906 24,777

        Asian Alone 41,54024,849 43,053

        Native Hawaiian and Other Pacific Islan 38,76045,560 39,744

        Some Other Race Alone 44,63833,440 45,059

        Two or More Races 34,12741,508 34,622

 

        Hispanic or Latino 37,78435,189 37,609

        Not Hispanic or Latino 44,50638,263 44,655
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Smith Canal Property Trade Area

Household Trend 2015

Polygon 1: Trade Area,  Total

2010
%%

20202015
% ProjectionEstimateCensusDescription

Households by Household Type and Size

Nonfamily Households 2,9092,823 2,860

78.25% 80.98% 82.78%        1-person 2,4082,209 2,316

17.14% 14.97% 13.37%        2-person 389484 428

2.59% 2.27% 2.10%        3-person 6173 65

1.17% 1.08% 1.07%        4-person 3133 31

0.71% 0.59% 0.58%        5-person 1720 17

0.07% 0.07% 0.07%        6-person 22 2

0.07% 0.07% 0.07%        7-or-more-person 22 2

 

Family Households 5,7405,533 5,626

38.62% 39.39% 39.95%        2-person 2,2932,137 2,216

22.75% 23.04% 23.21%        3-person 1,3321,259 1,296

18.78% 18.50% 18.31%        4-person 1,0511,039 1,041

10.74% 10.33% 10.12%        5-person 581594 581

4.75% 4.87% 4.86%        6-person 279263 274

4.34% 3.86% 3.55%        7-or-more-person 204240 217
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Smith Canal Property Trade Area

Household Trend 2015

Appendix: Area Listing

Polygon Points:

.000000 / .000000

Block GroupType: Polygon 1 Reporting Detail: Aggregate Reporting Level:

Trade AreaArea Name:

-121.32902437.980541-121.32906037.980524-121.32944037.980450-121.32987337.980363

-121.32829337.980944-121.32845037.980869-121.32848537.980848-121.32888037.980608

-121.32734537.981222-121.32744237.981234-121.32768737.981166-121.32801437.981077

-121.32506637.980824-121.32606537.981033-121.32649337.981127-121.32696237.981181

-121.32409137.980618-121.32414837.980637-121.32439337.980673-121.32462337.980773

-121.32321937.980414-121.32323237.980412-121.32364937.980474-121.32371437.980495

-121.32266537.980450-121.32280337.980443-121.32294137.980434-121.32307937.980423

-121.32225037.980424-121.32233937.980440-121.32238737.980443-121.32252637.980447

-121.32173537.980327-121.32186037.980350-121.32198537.980374-121.32211537.980398

-121.32142037.980082-121.32136637.980239-121.32148837.980271-121.32161137.980302

-121.32069937.979876-121.32087937.979932-121.32105837.979987-121.32124337.980043

-121.32048937.979781-121.32053337.979812-121.32058537.979838-121.32062137.979852

-121.32037437.979614-121.32039637.979667-121.32041737.979704-121.32044937.979744

-121.32029237.979483-121.32031637.979536-121.32032937.979553-121.32035837.979585

-121.32055937.979690-121.32052637.979648-121.32050337.979597-121.32044137.979445

-121.32079237.979795-121.32067337.979759-121.32064137.979746-121.32059637.979722

-121.32114537.979712-121.32102137.979743-121.32089937.979774-121.32081237.979796

-121.32226637.978986-121.32173037.979121-121.32182937.979370-121.32108237.979558

-121.32188237.978321-121.32200237.978616-121.32213337.978582-121.32223837.978845

-121.31884737.978446-121.32057937.978009-121.32075037.978431-121.32183337.978157

-121.31948437.976966-121.31968737.977087-121.32005137.977972-121.31878537.978292

-121.31825237.975778-121.31893037.975609-121.31908937.976013-121.31916037.976169

-121.31763337.976212-121.31746537.975810-121.31777137.975731-121.31818937.975621

-121.31121937.978551-121.31373437.977921-121.31362937.977657-121.31778937.976612

-121.31114937.978536-121.31117837.978549-121.31118737.978552-121.31119837.978554

-121.31083637.977640-121.31082137.977677-121.31081737.977698-121.31082137.977717

-121.31048137.976737-121.31049537.976760-121.31083037.977597-121.31083637.977625

-121.31036437.976573-121.31040637.976679-121.31042137.976697-121.31047037.976727

-121.31038037.976144-121.31036037.976201-121.31033437.976365-121.31033837.976469

-121.31064837.975876-121.31054537.975953-121.31045237.976039-121.31041137.976090
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Smith Canal Property Trade Area

Household Trend 2015

Appendix: Area Listing

Polygon Points:

.000000 / .000000

Block GroupType: Polygon 1 Reporting Detail: Aggregate Reporting Level:

Trade AreaArea Name:

-121.31094937.975749-121.31093537.975752-121.31083237.975783-121.31073637.975825

-121.31108437.975765-121.31106937.975767-121.31103437.975766-121.31097437.975750

-121.31097437.975219-121.31105537.975198-121.31116237.975461-121.31126637.975718

-121.31059037.974572-121.31073937.974535-121.31084637.974802-121.31086337.974941

-121.30963637.974069-121.31014137.973944-121.31024337.974188-121.31048637.974299

-121.30909937.973661-121.30910337.973674-121.30929037.974124-121.30962337.974039

-121.30868437.972623-121.30879637.972901-121.30888737.973129-121.30901537.973446

-121.30815837.971871-121.30835237.971798-121.30841037.971942-121.30846437.972077

-121.30790237.971577-121.30781137.971709-121.30769737.971840-121.30789537.971938

-121.30824937.971541-121.30804537.971593-121.30799737.971592-121.30794937.971587

-121.30844937.971329-121.30834637.971474-121.30831737.971500-121.30828537.971522

-121.30836437.971011-121.30838937.971040-121.30846537.971222-121.30846337.971276

-121.30843937.970733-121.30840737.970795-121.30830037.970961-121.30832637.970979

-121.30787237.970617-121.30803337.970577-121.30819537.970613-121.30826337.970631

-121.30681037.969404-121.30707837.970093-121.30741337.970016-121.30759837.969937

-121.30612437.968899-121.30642337.969026-121.30657637.969149-121.30649837.969275

-121.30594837.968242-121.30598937.968475-121.30625637.968582-121.30633137.968769

-121.30586537.967770-121.30590037.967858-121.30595337.967939-121.30602137.968013

-121.30562837.966617-121.30560837.966697-121.30560537.966779-121.30561837.966860

-121.30662137.965695-121.30668937.965961-121.30672337.966082-121.30681437.966418

-121.30749737.965247-121.30698937.965331-121.30706137.965599-121.30679337.965667

-121.30738237.964811-121.30755237.964782-121.30762137.965054-121.30766637.965219

-121.30757837.964207-121.30765137.964479-121.30731137.964537-121.30734637.964674

-121.30821737.963559-121.30805037.963599-121.30821237.964158-121.30775237.964178

-121.30816537.962803-121.30823937.963080-121.30807237.963115-121.30814537.963396

-121.30813137.962025-121.30820837.962314-121.30828637.962603-121.30833237.962766

-121.30863237.961454-121.30836337.961517-121.30802237.961601-121.30809437.961865

-121.30909337.961166-121.30910337.961206-121.30893237.961234-121.30897237.961370

-121.30953837.960808-121.30936537.960837-121.30943737.961109-121.30926737.961137

-121.31020637.960240-121.30969037.960327-121.30976537.960600-121.30981237.960762
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Block GroupType: Polygon 1 Reporting Detail: Aggregate Reporting Level:

Trade AreaArea Name:

-121.31085137.959562-121.31095937.959971-121.31068437.960015-121.31017037.960103

-121.31028737.959201-121.31036237.959476-121.31053337.959447-121.31080637.959403

-121.31054437.958420-121.31058937.958585-121.31073237.959127-121.31045837.959172

-121.31032537.957610-121.31039737.957876-121.31047037.958147-121.31050637.958283

-121.30977137.957259-121.30984437.957515-121.31001537.957487-121.31028537.957436

-121.30962337.956720-121.30969837.956986-121.30935537.957045-121.30943137.957318

-121.30908637.956067-121.30916137.956340-121.30950637.956282-121.30958037.956556

-121.30889737.955360-121.30897237.955636-121.30918337.955771-121.30925937.956038

-121.30941037.955279-121.30933437.955002-121.30864937.955117-121.30872337.955392

-121.31073637.954906-121.31015637.955005-121.31019437.955141-121.30968537.955229

-121.31142537.954948-121.31118937.954772-121.31071937.954495-121.31062537.954500

-121.31155837.955144-121.31154037.955153-121.31150037.955157-121.31146937.955166

-121.31178037.955152-121.31177437.955152-121.31170937.955159-121.31164337.955137

-121.31192237.955149-121.31188237.955153-121.31183437.955160-121.31178537.955152

-121.31202037.955128-121.31197437.955137-121.31196237.955140-121.31193937.955145

-121.31217637.955150-121.31210637.955143-121.31207037.955142-121.31203637.955124

-121.31223737.955221-121.31221737.955199-121.31220137.955185-121.31219137.955168

-121.31235637.955167-121.31233737.955194-121.31233037.955209-121.31232337.955227

-121.31246337.955143-121.31245437.955121-121.31239537.955128-121.31237937.955141

-121.31247437.955378-121.31246437.955353-121.31246437.955283-121.31247037.955162

-121.31252437.955456-121.31250937.955426-121.31249637.955414-121.31248237.955403

-121.31260037.955484-121.31256337.955483-121.31255737.955483-121.31254037.955469

-121.31272837.955517-121.31268837.955511-121.31266537.955507-121.31263737.955502

-121.31284037.955545-121.31281237.955541-121.31279337.955532-121.31275037.955526

-121.31295337.955579-121.31292537.955573-121.31288037.955560-121.31285737.955554

-121.31307137.955613-121.31302737.955607-121.31299937.955597-121.31297637.955591

-121.31316837.955656-121.31314537.955646-121.31312337.955637-121.31310637.955630

-121.31327037.955690-121.31324237.955682-121.31320937.955673-121.31319137.955666

-121.31340837.955773-121.31338437.955753-121.31333737.955720-121.31331437.955714

-121.31336137.955914-121.31339637.955874-121.31341537.955808-121.31341637.955793
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-121.31350837.955979-121.31340637.955971-121.31336137.955959-121.31334437.955938

-121.31388337.955997-121.31374937.956004-121.31358837.955994-121.31355037.955988

-121.31434437.956009-121.31431737.956003-121.31407937.955991-121.31398637.955995

-121.31454837.956038-121.31443537.956024-121.31440037.956018-121.31437737.956014

-121.31476637.956083-121.31472337.956077-121.31467337.956071-121.31462637.956061

-121.31490137.956122-121.31485337.956114-121.31481437.956101-121.31478537.956092

-121.31510337.956163-121.31502737.956154-121.31499537.956136-121.31494437.956130

-121.31523137.956191-121.31520837.956182-121.31516037.956173-121.31512537.956169

-121.31535137.956212-121.31533037.956208-121.31530137.956202-121.31527937.956198

-121.31553337.956243-121.31551637.956237-121.31550237.956231-121.31543737.956222

-121.31604537.956304-121.31601537.956298-121.31579837.956274-121.31559237.956258

-121.31640137.956319-121.31620837.956305-121.31612937.956305-121.31606937.956303

-121.31716737.956328-121.31687537.956329-121.31667637.956321-121.31658037.956315

-121.31783437.956319-121.31764937.956322-121.31740137.956325-121.31723337.956330

-121.31790437.956045-121.31792037.956141-121.31792037.956225-121.31789437.956284

-121.31783037.955865-121.31783937.955964-121.31786437.955989-121.31788837.956009

-121.31775237.955631-121.31776637.955665-121.31777737.955736-121.31781937.955756

-121.31758637.955586-121.31762037.955592-121.31769737.955599-121.31772637.955610

-121.31709337.955550-121.31722737.955563-121.31728837.955571-121.31737037.955578

-121.31671237.955498-121.31676837.955507-121.31688137.955520-121.31695337.955536

-121.31650737.955467-121.31654737.955477-121.31661237.955486-121.31664337.955492

-121.31620737.955413-121.31624037.955419-121.31630337.955433-121.31641137.955448

-121.31599737.955374-121.31607837.955393-121.31614837.955401-121.31618437.955409

-121.31584437.955350-121.31589537.955357-121.31594637.955365-121.31596937.955369

-121.31557837.955300-121.31573237.955323-121.31576037.955330-121.31579537.955342

-121.31543237.955259-121.31546537.955268-121.31548837.955272-121.31553737.955294

-121.31533537.955216-121.31534337.955223-121.31535637.955234-121.31539637.955250

-121.31521537.955107-121.31523237.955158-121.31527237.955171-121.31528237.955205

-121.31527837.954909-121.31525937.954924-121.31523537.954942-121.31520837.954969

-121.31532037.954771-121.31525837.954803-121.31525837.954844-121.31524837.954879
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-121.31547237.954560-121.31539737.954609-121.31541637.954684-121.31536137.954746

-121.31564737.954544-121.31560737.954548-121.31556737.954553-121.31554937.954557

-121.31596537.954541-121.31591637.954546-121.31573637.954541-121.31569937.954546

-121.31573537.953546-121.31610537.954520-121.31609937.954521-121.31599937.954536

-121.31984937.953785-121.31956637.953779-121.31732037.953750-121.31727037.953564

-121.32212437.953273-121.32164637.953301-121.32102537.953328-121.32045837.953365

-121.32695737.952988-121.32569437.953064-121.32415037.953157-121.32316537.953212

-121.32996137.952734-121.32880437.952810-121.32757537.952913-121.32758637.952950

-121.33350637.952626-121.33309537.952627-121.33226937.952642-121.33008337.952720

-121.33514537.952680-121.33473537.952659-121.33432637.952643-121.33391537.952632

-121.33677537.952826-121.33596237.952742-121.33577137.952726-121.33555337.952708

-121.33998837.953493-121.33922137.953209-121.33773537.952954-121.33718137.952876

-121.34397137.954579-121.34337137.954415-121.34184337.953995-121.34010837.953518

-121.34603837.955527-121.34577937.955365-121.34537737.955183-121.34452137.954731

-121.35201537.956941-121.35169337.956842-121.35123737.956709-121.34696337.955495

-121.35331637.957417-121.35325037.957378-121.35298037.957253-121.35263337.957145

-121.35691937.958408-121.35639337.958255-121.35557037.958103-121.35471137.958054

-121.36001137.959900-121.35974537.959574-121.35948437.959380-121.35788637.958477

-121.36128037.961698-121.36104637.961559-121.36101037.960996-121.36066237.960751

-121.36232637.962786-121.36198737.962425-121.36165037.962065-121.36141737.961816

-121.36318037.963302-121.36290237.963136-121.36262737.962970-121.36235237.962803

-121.36394937.963836-121.36370837.963634-121.36364737.963584-121.36343937.963458

-121.36473937.964397-121.36445537.964218-121.36425237.964089-121.36419037.964036

-121.36533237.964688-121.36512937.964555-121.36509637.964623-121.36501237.964570

-121.36670837.965632-121.36651237.965465-121.36587337.965045-121.36560437.964868

-121.36694137.966789-121.36724337.966794-121.36783737.966707-121.36748837.966292

-121.36496037.967094-121.36540637.967002-121.36574037.966970-121.36633637.966814

-121.36328037.967451-121.36372237.967401-121.36412137.967357-121.36447637.967216

-121.36186937.966867-121.36214237.967038-121.36228537.967127-121.36283137.967305

-121.36132237.966510-121.36147037.966575-121.36160037.966677-121.36172837.966779
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-121.36043037.966243-121.36067737.966311-121.36100537.966400-121.36117237.966446

-121.35782137.967170-121.35905637.967124-121.35973037.966540-121.36031137.966293

-121.35579837.968689-121.35596737.968574-121.35663437.968352-121.35723137.967433

-121.35512937.969044-121.35556937.968821-121.35567037.968742-121.35568637.968735

-121.35411337.969501-121.35433437.969410-121.35463837.969290-121.35487837.969184

-121.35324337.969960-121.35325737.969952-121.35342737.969855-121.35386137.969686

-121.35226037.970805-121.35257737.970532-121.35284537.970259-121.35293837.970185

-121.35136337.971573-121.35143437.971543-121.35161837.971386-121.35185337.971176

-121.35053937.972202-121.35109337.971720-121.35118337.971649-121.35126237.971616

-121.34965337.972682-121.35027637.972302-121.35038637.972283-121.35042437.972256

-121.34665937.974726-121.34716837.974165-121.34802637.973607-121.34883437.973219

-121.34597837.975319-121.34607137.975219-121.34617437.975111-121.34633737.974982

-121.34548737.975845-121.34561837.975703-121.34575237.975561-121.34588437.975418

-121.34496837.976319-121.34515937.976191-121.34517737.976180-121.34535137.975990

-121.34428537.976798-121.34444237.976669-121.34462137.976552-121.34479237.976438

-121.34365437.977315-121.34381537.977183-121.34397237.977055-121.34412837.976926

-121.34300437.977832-121.34316937.977704-121.34332837.977581-121.34349337.977446

-121.34202737.978532-121.34211837.978487-121.34255037.978172-121.34278937.977998

-121.33940937.979263-121.33998637.978996-121.34024937.978736-121.34195237.978550

-121.33720137.979338-121.33903537.979374-121.33917037.979376-121.33944137.979345

-121.33579737.979412-121.33620537.979358-121.33646937.979324-121.33694137.979333

-121.33512037.979614-121.33534737.979542-121.33556737.979475-121.33574537.979418

-121.33387537.979780-121.33434837.979815-121.33445337.979823-121.33480937.979711

-121.33278137.979706-121.33294237.979711-121.33335737.979742-121.33361737.979762

-121.33157737.979816-121.33187537.979748-121.33215537.979685-121.33242337.979694

-121.33070237.980142-121.33081737.980103-121.33111237.979992-121.33151137.979842

-121.32987337.980363-121.33026937.980284-121.33028837.980278
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Smith Canal Gate Project Cost Share Recommendation 

SJAFCA  

March 2015 

 

 

 

 

Attachment No. 2 

SJAFCA Cost Share Worksheet 

Smith Canal Gate Project 

 



Project Cost Share Calculation Worksheet: Smith Canal Gate Project

Project Cost Share Calculation

Section No. Criteria Description

Sc
o
re
 (
%
)

  1. BASE STATE COST SHARE
A Baseline 50%

  2. DISADVANTAGED AREA COMMUNITY
Exception to 70% cap, if the area qualifies (90% cap)

A Disadvantaged Area Community Percentage (0‐40%) 11%

  3. ECOSYSTEM ENHANCEMENTS AND RESTORATIONS
A Ecosystem Enhancements and Restorations Percentage (0‐20%) 0%

  4. MULTI‐BENEFIT FEATURES
Combination of State Facilities, Sustainability, Open Space and Recreation, and Water Supply
Percentage (0‐20%)

A State Facilities Objective (0/5/10%) 5%

B State Sustainability Objective (0/5/10%) 0%

C Open Space and Recreation Objective (0‐10%) 1%

D Water Supply Objective (0‐10%) 0%

E Total of Line Items (4A + 4B + 4C + 4D) 6%

F Enter Lesser Value of 3E OR 20% 6%

  5. SETBACK LEVEE SEGMENT
Exception to 70% cap for the blended rate of the segment (80% cap)

A Setback Levee Segment Blended Rate (0‐30%) 0%

B Total (1A + 5A) – This percentage only applies to this segment of work 50%

  6. SYSTEM IMPROVEMENT SEGMENT
Exception to 70% cap, if this plan is opted for (100% cap)

A System Improvement Percentage (0‐50%) 0%

B Total (1A + 6A) – This percentage only applies to this segment of work 50%

  7. GRAND TOTAL OF PROJECT COST SHARE
A Total (1A + 3A + 4F) 56%

B Enter Lesser Value of 7A OR 70% 56%

C Total (7B + 2A) 67%

D Enter Lesser Value of 7C OR 90% ‐ Project Cost Share, except for  67%

Setback Levee and System Improvement segments of work
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Attachment C – Statement regarding why the 

project is eligible for funding as a construction 

project according to eligibility criteria set forth in 

Section 5 of the UFRR Program Guidelines 

 

The PSP requests that the applicant discuss project eligibility per Section 5 of the 

Guidelines.  We feel that it is also important to briefly discuss eligibility per Section 4 of 

the Guidelines, so both will be discussed in this attachment. 

Eligibility Per Guidelines Section 4 

The Smith Canal Gate (Basin Project 1) meets the requirements of Section 4 of the UFRR 

Guidelines as an Improvement Project.  It is separately identifiable and physically 

separable from other work in the basin, and will on its own improve performance of a 

facility of the SPFC. 

The proposed project is the construction of a Gate at the mouth of Smith Canal on the 

San Joaquin River/Stockton Deep Water Ship Channel, in Stockton (Figure C-1).  The 

Gate is needed because the existing levees along Smith Canal do not meet FEMA or 

State standards for levees, placing approximately 8,100 properties at risk from flooding. 

The Smith Canal Gate is classified as an improvement project, and is a facility 

appurtenant to the SPFC under UFRR Guidelines, in that it will protect the land side of 

the SPFC Lower Calaveras River levee, and protect the same land protected by the SPFC 

facility.   And because the Smith Canal Gate is included in the USACE LSJRFS Tentatively 

Selected Plan, and will be covered by a Section 221 Crediting MOU, it is likely that this 

Basin Project will be authorized in a future WRDA and would be added to the SPFC. 

The project is an improvement project because it will add to the facilities of the SPFC.  It 

will bring the western portion of the Central Stockton Basin up to a 100-year level of 

protection by itself, and when combined with other basin projects, will bring the basin 

up to a 200-year level of protection.  

A detailed project description of the proposed project can be found in Attachment E. 
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Figure C-1 Project Area Map 
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Eligibility Per Guidelines Section 5 

Criterion 1:  Consistency with SSIA, CVFPP, RFMP 

Attachment D of this Full Application describes the Basin Plan’s consistency.  This 

section describes the Project’s consistency. 

Basin Project 1 – Smith Canal Gate is consistent with the CVFPP SSIA and Lower San 

Joaquin River/Delta South Regional Flood Management Plan (LSJR/DS RFMP).   

The Smith Canal Gate (Basin Project 1) is specifically included in the CVFPP SSIA 

(Appendix 8j, Table A-6-14), the RFMP, and all final array alternatives of the LSJRFS.  

Further amplification on CVFPP SSIA consistency is provided below. 

CVFPP Primary Goal – Improve Flood Risk Management 

1. Level of flood protection.  The Smith Canal Gate will restore 100-yr level of 

protection to its levee protection zone.  All other levees protecting that area 

have been accredited by FEMA, except for this final link, so construction of the 

Gate will result in a FEMA Letter of Map Revision that will remove 8,100 

properties from the Special Flood Hazard Area.  The Smith Canal Gate will be 

constructed to ULDC, accommodating sea level change through 2050, with 

provisions for adaptation beyond that.  The remainder of the Basin Plan projects 

are needed to achieve and maintain 200-year protection.    

2. Life safety.  The Smith Canal Gate protects a population of approximately 23,000 

in a fully built out portion of the Central Stockton Basin.  The LSJRFS identifies a 

“breach zone” of 400’ for Delta front levees.  The breach zone is characterized by 

destruction of buildings and the highest life safety consequence.  The LSJRFS also 

identifies a “zone with rapidly rising water”, of “a few thousand feet”, 

characterized by rapidly changing velocity and depth, and notes that the Delta 

front levees would have highest life safety concern within this zone.  The LSJRFS 

goes on to state “It is estimated that flooding from a geotechnical levee breach 

would have little to no advance warning (less than 1 hour) and the floodwave 

would rapidly inundate the adjacent areas.”  Therefore evacuation would not be 

possible during a geotechnical failure, and loss of life is likely.  The entire 

population protected by the Smith Canal Gate is within the zones of life safety 

concern identified in the LSJRFS.  The Smith Canal Gate will significantly reduce 

that risk by closing off the source of floodwater from the Delta to the Smith 
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Canal levees.  The Smith Canal Gate will elevate protection in the Basin to 100-

year level of protection, and will protect key evacuation routes, including 

Interstate 5.  Residual life safety risk will be further reduced with the completion 

of Basin Projects 2-3 (ULDC analysis and countermeasure construction for the 

perimeter levees to meet 200yr level of protection).  

3. Economic damages.  Incremental damage reduction from the Smith Canal Gate 

project can be estimated from USACE’s LSJRFS economic analyses for index point 

D5 and damage area CS-01.  Benefits achieved from fixing the Delta front levees 

in Central Stockton would yield $70M/yr in EAD reduction ($77M/yr without 

project damages minus $7M/yr with-project damages).  USACE did not estimate 

EAD reduction from the Smith Canal Gate alone.  However, SJAFCA’s previous 

analysis by David Ford Engineering can be used together with LSJRFS results to 

derive a project benefit.  Ford’s results indicate the project benefit to be 

$45M/yr (see SJAFCA’s EIP design grant application Section 8, Table 10, using a 

without project AEP=0.158 as taken from the LSJRFS).  Therefore the residual 

damages would be $77M - $45M = $32M.  So the Smith Canal Gate would reduce 

EAD from $77M/yr to $32M/yr, a reduction of 58.4%.  

4. Flood system flexibility and resiliency.  The Smith Canal Gate will be a “belt and 

suspenders” flood protection facility.  It is intended to block the source of 

floodwater in the event one of the RD 1614 or RD 828 Smith Canal levees were 

to fail.  Those levees will remain and will be maintained as before, but the new 

Gate will provide a barrier meeting ULDC and FEMA accreditation standards.  

The Smith Canal Gate is being designed to meet climate change through 2050, 

and will be adaptable to future changes to meet longer term climate change. 

5. Wise floodplain management.  The project protects a fully built-out, 

disadvantaged community near the urban core of Stockton.  Construction of the 

improvements will not induce or facilitate development. 

CVFPP Supporting Goals  

1. Promote ecosystem functions.  Because the project area is highly urbanized, and 

flood channels are highly engineered, straightened, and confined by urban 

development, opportunities for ecosystem improvements are limited.  However, 

The Smith Canal Gate will include removal of invasive plants along Dad’s Point, 

ongoing removal of invasive aquatic weeds through O&M activities, and improve 

circulation and water quality in Atherton Cove. 
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2. Promote multi-benefit projects.  As with item 1 above (promote ecosystem 

functions), the mouth of the Smith Canal area is fully urbanized, engineered, and 

confined, so opportunities to incorporate new multi-benefit features are limited.  

The Smith Canal Gate project will include water quality, habitat, education, 

recreation, protection of state facilities, and emergency response benefits.   

a. Water quality benefits:  Culverts will be installed under Moreing Road for 

improved circulation between Smith Canal and Atherton Cove, 

significantly reducing water age in Atherton Cove.  SJAFCA’s O&M budget 

also provides for periodic removal of invasive aquatic weeds and floating 

debris, which tend to build up in the project area under current 

conditions.   

b. Habitat improvements include removal of invasive plants along Dad’s 

Point, and removal of invasive aquatic weeds.   

c. Education benefits:  interpretive signage for flood awareness and native 

species on Dad’s Point.   

d. Recreation will be improved through construction of handicapped fishing 

facilities. 

e. Protection of State Facilities:  The Smith Canal Gate, by itself will increase 

the level of protection of I-5 to 100-yr protection. 

f. Emergency Response:  Because I-5 acts as a major evacuation and 

emergency response route, the Smith Canal Gate will play a key role in 

keeping it functioning during emergencies.   

3. Improve O&M.  The Smith Canal Gate will meet ULDC standards, thereby 

reducing O&M costs and associated permitting.  The Smith Canal Gate will 

improve O&M by providing a focal point for O&M which will be fully accessible 

during all conditions.  SJAFCA planned for O&M by including O&M in their 

assessment district formed for the project in 2013.  

4. Improve institutional support.  SJAFCA provides leadership for flood 

management planning and implementation, and coordinates with all LMAs and 

land use authorities to assure an integrated flood management strategy.  SJAFCA 

was the lead local agency for the RFMP, LSJRFS, FEMA levee accreditation, and 

has become the primary focal point for State and Federal engagement in flood 

management matters.  SJAFCA frequently partners with the State and other local 

agencies through the CCFCA to collectively advocate on Federal matters of 

policy, funding, and agency activities. 
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Specific Questions in the Guidelines 

1. Question:  Could the risk reduction objectives of the Project be feasibly achieved 

by realigning one or more levee segments in such a manner as to increase the 

potential for enhancement of the floodplain or aquatic habitat values, reducing 

the potential for erosion, or reducing flood stages in the region? 

Answer:  The Smith Canal Gate is essentially a levee re-alignment, however, it 

does not create new habitat or restore floodplain in the process.  This is not 

possible due to urban buildout of the protected lands.  And because the project 

is in the Delta pool, it has no effect, positive or negative, on stages of the Delta 

pool.  However, it does efficiently and effectively achieve the goals of the CVFPP 

and RFMP. 

2. Question:  Could the risk reduction objectives of the Project be feasibly achieved 

by improving segments of the San Joaquin River Flood Control System (e.g. their 

bypass systems) in a manner that could provide significant flood risk reduction 

benefits to protected lands outside the Project area? 

Answer:  The LSJRFS investigated improvements to the Paradise Cut Bypass as a 

means to reduce flood damages downstream, determined that the incremental 

costs exceed the benefits, and determined that the most cost effective means 

for reducing flood damages to the RD 17 and Central Stockton areas was through 

improving the levees protecting those areas.  This conclusion is even stronger for 

the Smith Canal area of the Central Stockton Basin, in that its chief flood risk is 

the Delta pool, which is characterized by flood stages that are independent of 

upstream hydraulics.  In other words, regardless of the upstream flow splits at 

Paradise Cut and Old River, the flows reach the Delta pool at about the same 

time, and contribute, along with lunar and solar gravitational forces, to high tide 

events at the mouth of Smith Canal. 

3. Question:  Would the Project render an alternative regional project infeasible by 

creating obstacles (hydraulic, economic, or otherwise)? 

Answer:  No.  The Smith Canal Gate would have no hydraulic impacts on other 

structures, and would not “rob benefits” from other SSIA or regionally significant 

projects. 
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4. Question:  Has both the Basin Plan and Project been formulated without 

consideration of an integrated multi-benefit project?  Has the Basin Plan and 

Project missed feasible opportunities to be an integrated multi-benefit project? 

Answer:  The Basin Plan and Project have been formulated to fully utilize the 

multi-objective opportunities available to us.  As noted in this section, the 

Central Stockton Basin is highly urbanized, with engineered and constrained 

channels, so opportunities are limited.  In spite of this, we have incorporated 

water quality, habitat, education, recreation, protection of state facilities, and 

emergency response benefits into the Smith Canal Gate project. 

5. Question:  Does implementing the project preclude any future multi-benefit or 

ecosystem function improvement projects? 

Answer:  No, it is a hydraulically isolated portion of urban Stockton.  Future 

projects are not impacted. 

Hydraulic Impact Analysis 

The Smith Canal Gate will be constructed across a dead-end slough of the Delta Pool.  

Delta pool stages are controlled by a combination of solar and lunar tides, and 

cumulative inflow from the Sacramento, San Joaquin, Mokelumne, Cosumnes, and 

Calaveras River systems.  Velocities are very low, and stages are fairly uniform.  A stage- 

frequency analysis by PBI for SJAFCA funded by a FEMA grant presented results at the 

Rindge Pump and Burns Cutoff tide gages, which are in the proximity of Smith Canal1.  

The results show the 100-yr stage to be 9.4’ NAVD 88, and the 200-yr stage to be 9.6’ 

NAVD 88 at Rindge Pump, and 9.4’ and 9.5’ at Burns Cutoff.  A similar report was 

prepared for RD 8002, which showed 100-yr and 200-yr stages to be 9.5 and 9.6, 

                                                      

 

1
 Peterson Brustad Inc., San Joaquin River Delta Base Flood Elevation Refinement Stage Frequency 

Analysis, Rindge Pump Gage Station (B95620), Burns Cutoff Gage Station (B95660), Prepared for SJAFCA, 

September 2, 2010. 

2
 Peterson Brustad Inc., Reclamation District No. 800 Byron Tract 200-year Flood Study Base Flood 

Elevation Refinement, Old River near Byron Gage Station (B95270), Old River near Rock Slough Gage 

Station (B95180), Old River at Bacon Island Gage Station (B95250), Prepared for RD 800, October 14, 2010 
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respectively at Rock Slough/Bacon Island, and 9.9 and 10.1 respectively at Byron.  This 

shows that high stages in the Delta pool are relatively insensitive to hydrologic event or 

location in the Delta.  Closing off the Smith Canal will not significantly alter the volume 

or flow characteristics of the Delta, will not alter flood stages, and will not re-direct 

hydraulic impacts elsewhere.  And because the Structure will only be closed for major 

events, it will not affect lower frequency stage events either. 

Criterion 2:  Readiness 

SJAFCA expects to complete CEQA process with a Notice of Determination in November 

2015, and design in December 2016.  We don’t expect growth inducement or hydraulic 

impacts to be significant issues (see previous section).  Construction is anticipated to 

take 2 seasons, and will run from April 2017 through December 2018.   

Activity Start Finish 

Engineering Design November 2015 December 2016 

CEQA/NEPA Preparation March 2014 November 2015 

Right of Way Acquisition November 2015 October 2016 

Permitting Acquisition November 2015 March 2017 

UFRR Funding Agreement March 2015 December 2015 

Construction April 2017 December 2018 

 

Criterion 3:  Basin Plan 

The Basin Plan presented in Attachment E achieves and sustains a 200-year level of 

protection for the Central Stockton Basin. 

Criterion 4:  For Levee In-Place Repairs and Improvements Only 

Not applicable to the Smith Canal Gate. 

Criterion 5:  Economic Feasibility 

Incremental damage reduction from the Smith Canal Gate project can be estimated 

from USACE’s LSJRFS economic analyses for index point D5 and damage area CS-01.  

Benefits achieved from fixing the Delta front levees in Central Stockton would yield 

$70M/yr in EAD reduction ($77M/yr without project damages minus $7M/yr with-

project damages).  USACE did not estimate EAD reduction from the Smith Canal Gate 

alone.  However, SJAFCA’s previous analysis by David Ford Engineering can be used 
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together with LSJRFS results to derive a project benefit.  Ford’s results indicate the 

project benefit to be $45M/yr (see SJAFCA’s EIP design grant application Section 8, Table 

10, using a without project AEP=0.158 as taken from the LSJRFS).  Therefore the residual 

damages would be $77M - $45M = $32M.  So the Smith Canal Gate would reduce EAD 

from $77M/yr to $32M/yr, a reduction of 58.4%. 

The initial cost of the Smith Canal Gate is $37.2M, which equates to an annualized cost 

of $2.36M (discount rate of 6%, period of 50 yr).  Annual O&M is $0.36M, so the total 

annual cost is $2.72M.  The Project benefit cost ratio (BCR) is therefore $45M/$2.72, or 

16.5.  This is an extremely strong BCR, and a very efficient use of public funds. 

Ecosystem benefits for the project would not significantly change the flood damage 

reduction BCR.  Qualitatively, however, adding ER benefits and quantifying other multi-

benefit features of the project, and monetizing life safety benefits would only increase 

the BCR beyond 16.5. 

Because the benefit area for the Smith Canal Gate is fully built out, the project BCR will 

not decay due to further urbanization. 

Criterion 6:  Alternative With Most Value 

SJAFCA has investigated alternatives to the proposed project, which are presented in 

Attachment E, Basin Plan, Sections 5.17 and 5.18.  The proposed project is the least cost 

solution which accomplishes the project objectives.  Benefits achieved would not vary 

significantly among the action alternatives, but by minimizing cost, the BCR is 

maximized.  Therefore, the proposed project, Smith Canal Gate, is the alternative with 

the most value.    

Criterion 7:  Financial Plan 

The financial plan presented in Attachment B demonstrates SJAFCA’s ability to pay for 

its share of the project, including sustainable O&M.  The project will accommodate sea 

level change through 2050, and is being designed to be easily adaptable to sea level 

changes beyond 2050 

Criterion 8:  Requirement for State Assistance 

The Attachment E Basin Plan clearly demonstrates project need, and the Attachment B 

Financial Plan clearly demonstrates the need for State Funds; that SJAFCA’s Proposition 
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218 Assessment District was predicated on cost sharing with the State for design and 

construction of the Smith Canal Gate.   

Specific information requested under this criterion in the guidelines: 

1. Statement of level of flood protection. 

a. Before-project level of protection for the Basin and floodplain protected 

by the project.  The FEMA map for the basin is presented in Figure C-2.  

The Special Flood Hazard Area noted on the map is the result of non-

accredited levees along Smith Canal.  The levees cannot be accredited 

because residential encroachment on the levees inhibits O&M.  So there 

really is no flood recurrence level at which the levees could be 

accredited. 

b. After-project level of protection for the Basin and floodplain protected by 

the project. The Smith Canal Gate will restore 100-yr level of protection 

to its levee protection zone.  All other levees protecting that area have 

been accredited by FEMA, except for this final link, so construction of the 

Gate will result in a FEMA Letter of Map Revision that will eliminate all 

Special Flood Hazard Areas in the Central Stockton Basin, freeing 8,100 

properties from mandatory flood insurance requirements.  The Smith 

Canal Gate will be constructed to ULDC, accommodating sea level change 

through 2050, with provisions for adaptation beyond that.  The 

remainder of the Basin Plan projects are needed to achieve and maintain 

200-year protection.    

c. Characterize any residual risk remaining after the proposed project is 

implemented and plans to mitigate this risk in case of project failure, 

overtopping, etc.  Incremental damage reduction from the Smith Canal 

Gate project can be estimated from USACE’s LSJRFS economic analyses 

for index point D5 and damage area CS-01.  Benefits achieved from fixing 

the Delta front levees in Central Stockton would yield $70M/yr in EAD 

reduction ($77M/yr without project damages minus $7M/yr with-project 

damages).  USACE did not estimate EAD reduction from the Smith Canal 

Gate alone.  However, SJAFCA’s previous analysis by David Ford 

Engineering can be used together with LSJRFS results to derive a project 

benefit.  Ford’s results indicate the project benefit to be $45M/yr (see 

SJAFCA’s EIP design grant application Section 8, Table 10, using a without  
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Figure C-2 FEMA FIRM with Anticipated Changes 
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project AEP=0.158 as taken from the LSJRFS).  Therefore the residual 

damages would be $77M - $45M = $32M/yr.  So the Smith Canal Gate 

would reduce EAD from $77M/yr to $32M/yr, a reduction of 58.4%.  

Strategies for mitigation of residual risk are twofold:  (1) The County OES 

developed and exercises an Emergency Action Plan that is recognized by 

the State as a model for agencies to follow, and (2) Basin Projects 2-3 will 

identify and fix ULDC deficiencies on the remainder of the perimeter 

levees in the Central Stockton Basin, establishing an ULOP.  

d. Discuss how the project increases public benefits, integrates multi-benefit 

actions, enhances public safety, and reduces State liability.  The Project 

BCR is 16.5, which represents an extremely efficient use of public funds.  

Once Basin Projects 2 and 3 are also completed, an ULOP will exist for 

this fully built-out basin.  Both the Project and Basin Plan demonstrate 

due diligence and wise and efficient use of bond funds, greatly reducing 

State liability.  SJAFCA has worked to incorporate multi-benefits into the 

project, including water quality, habitat, education, recreation, 

protection of state facilities, and emergency response benefits.   

i. Water quality benefits:  Culverts will be installed under Moreing 

Road for improved circulation between Smith Canal and Atherton 

Cove, significantly reducing water age in Atherton Cove.  SJAFCA’s 

O&M budget also provides for periodic removal of invasive 

aquatic weeds and floating garbage, which tend to build up in the 

project area under current conditions.   

ii. Habitat improvements include removal of invasive plants along 

Dad’s Point, and removal of invasive aquatic weeds.   

iii. Education benefits:  interpretive signage for flood awareness and 

native species on Dad’s Point.   

iv. Recreation will be improved through construction of handicapped 

fishing facilities. 

v. Protection of State Facilities:  The Smith Canal Gate, by itself will 

increase the level of protection of I-5 to 100-yr protection. 

vi. Emergency Response:  Because I-5 acts as a major evacuation and 

emergency response route, the Smith Canal Gate will play a key 

role in keeping it functioning during emergencies.   



August 2015   

Smith Canal Gate-UFRR Full Application - Construction    Page C-13 

2. Risk to existing structures.  List types and numbers of existing structures within 

flood hazard areas protected by the project.  A detailed structure inventory was 

assembled as part of the Proposition 218 Assessment District process:  

a. 74 Public 

b. 7,375 SF Residential 

c. 361 MF Residential 

d. 2 Mobile Home 

e. 175 Commercial 

f. 32 Industrial 

g. 84 Vacant 

3. Risk to critical facilities/infrastructure.  List types and numbers of critical 

facilities/infrastructure within flood hazard areas protected by the project.     

a. 9 Schools 

b. 1 Fire station 

c. 1 Hospital 

d. 1 Interstate Highway 

e. 13 Interior drainage pump stations 

f. 1 Home for elderly 

4. Risk to cultural/recreational/environmental resources.  List types and numbers of 

cultural, recreational, and environmental resources within flood hazard areas 

protected by the project.   

a. 3 Parks (Madison, Victory, American Legion)   

b. 1 Museum (Haggin) 

c. 1 Golf (Stockton Golf and Country Club) 

Criterion 9:  Human Life Risk 

The densely urban Central Stockton Basin is home to a population of 128,000, along 

with critical life safety infrastructure including hospitals, fire-fighting, EMS, police, jails, 

the airport, waste water treatment facility, and care facilities.  All of these are in 

relatively close proximity to levees, with significant potential for loss of life from a levee 

failure.  Major evacuation routes at risk include Interstate 5, and State highways 99, 88, 

26, and 4, and a number of arterials and surface streets.   The Basin Plan provides for 

bringing perimeter levees, most of which are SPFC levees, up to ULDC standards, which 

will reduce risk to life safety, and greatly reduces state liability.  The USACE LSJRFS 

estimates that the Basin Plan will “daylight” 32 evacuation routes in Central Stockton 

that would be flooded under no action.   
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The Smith Canal Gate protects a population of approximately 23,000 in a fully built-out 

portion of the Central Stockton Basin (Figure C-3).  The LSJRFS identifies a “breach zone” 

of 400’ for Delta front levees.  The breach zone is characterized by destruction of 

buildings and the highest life safety consequence.  The LSJRFS also identifies a “zone 

with rapidly rising water”, of “a few thousand feet”, characterized by rapidly changing 

velocity and depth, and notes that the Delta front levees would have highest life safety 

concern within this zone.  The LSJRFS goes on to state “It is estimated that flooding from 

a geotechnical levee breach would have little to no advance warning (less than 1 hour) 

and the floodwave would rapidly inundate the adjacent areas.”  Therefore evacuation 

would not be possible during a geotechnical failure, and loss of life is likely.  The entire 

population protected by the Smith Canal Gate is within the zones of life safety concern 

identified in the LSJRFS.  The Smith Canal Gate will significantly reduce that risk by 

closing off the source of floodwater from the Delta to the Smith Canal levees.  The Smith 

Canal Gate will elevate protection in the Basin to 100-year level of protection, and will 

protect key evacuation routes, including Interstate 5.  Residual life safety risk will be 

further reduced with the completion of Basin Projects 2-3 (ULDC analysis and 

countermeasure construction for the perimeter levees to meet 200yr level of 

protection). 

Criterion 10: Applicable Laws 

The proposed project will comply with all existing laws.  The CEQA process is an 

important mechanism for identifying permits, requirements, and approvals in order to 

comply with state, federal, and local laws.  In addition, funding agreements often detail 

additional legal requirements.  SJAFCA has General Counsel to advise the Board of 

Directors and staff on legal matters, and has demonstrated through its past work that it 

understands, respects, and adheres to legal requirements of its projects. 

  



August 2015   

Smith Canal Gate-UFRR Full Application - Construction    Page C-15 

Figure C-3 Basin Land Use 

Central Stockton Basin 
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Attachment D – Documentation that provides 

sufficient information to demonstrate the plan for 

meeting SSIA consistency per PSP Appendix 1 

 

The Central Stockton Basin Plan is consistent with the CVFPP SSIA and Lower San 

Joaquin River/Delta South Regional Flood Management Plan (LSJR/DS RFMP).  This 

attachment will document Basin Plan consistency.  Attachment C, Criterion 1 further 

documents consistency relative to Basin Project 1. 

The following is excerpted from Section 7.2 of the LSJR/DS RFMP, which discusses 

consistency of the RFMP with SSIA: 

The SSIA sets a strategy for responsibly meeting the State’s objectives to 

improve public safety, ecosystem stewardship, and economic sustainability, 

while recognizing the financial challenges facing local, State, and federal 

governments.  The SSIA is relevant to the RFMP because potential projects that 

are consistent with SSIA objectives may be more likely to receive State support.  

The Regions believe that all the potential projects and nonstructural actions 

identified in the RFMP are consistent with the SSIA. Flood system improvements 

are proposed for urban and rural/agricultural areas in line with those shown in 

the SSIA. Following is an overview of how projects and programs identified in this 

RFMP are consistent with the SSIA: 

• Goals – The goals of the RFMP mirror those of the CVFPP. 

• Ecosystem Opportunities – Both the SSIA and the RFMP have considered 

opportunities for ecosystem enhancements. The river and tributaries 

corridors provide opportunities for setback levees, river edge habitat, and 

other site specific enhancements. The Regions believe that the San 

Joaquin River corridor from the Vernalis gage to the head of Paradise Cut 

and along an expanded Paradise Cut provides the most unconstrained 

opportunities for enhancements. Outside these reaches, opportunities 

are limited to enhancements associated with levee improvements for 

flood risk reduction. Also, the Regions will consider opportunities to 

enhance ecosystem benefits of existing in-channel islands and river 
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margins as part of adjacent flood projects. However, the Regions believe 

that the time to commit to those enhancements is during future project 

development planning. 

• Delta Projects – While the primary goal of the CVFPP specifically refers to 

structural and nonstructural actions for protecting the Delta, Section 3.9 

of the CVFPP outlines the SSIA Considerations for the Sacramento-San 

Joaquin Delta for areas outside the SPFC Regions. By DWR’s own design, 

the Delta South Region is within the SPFC planning area and was 

originally identified as a separate region for the RFMP effort. The SSIA 

appears to remain silent about specific levee improvements within the 

Delta South Region, but did include a cost allowance for potential 

hydraulic impacts for the broader Delta (within and outside the SPFC 

planning area) from upstream actions. The RFMP includes both levee 

improvements and projects to mitigate for upstream hydraulics. As such, 

the projects for mitigation of hydraulic impacts are compatible with the 

SSIA. The Regions believe that the levee projects are compatible with the 

SSIA, or at the least, not incompatible. 

• Paradise Cut – The SSIA (page 3-15 of CVFPP) calls for evaluation of the 

construction of a new bypass in the south Delta (expansion of Paradise 

Cut and/or other south Delta waterways). For the RFMP, the planning 

team investigated available information on Paradise Cut and Mormon 

Channel bypasses. The team held two symposiums on Paradise Cut and 

the RFMP includes a Paradise Cut base-level expansion and further 

evaluation for a larger expansion. The SSIA says that, “in combination 

with the bypass, the State will consider purchasing easements in the 

south Delta from willing sellers to provide floodwater storage and reduce 

peak flood stages along the San Joaquin River.” The Paradise Cut 

expansion has the potential to lower flood stages along portions of the 

San Joaquin River by about 20 inches and provide valuable habitat for 

special status terrestrial species. 

• Stockton Metropolitan Area – The SSIA (page 3-9 of CVFPP) includes 

improvements to SPFC levees along the San Joaquin River and tributaries, 

evaluation of gates and flood control structures, and potential evaluation 

of other non-project levees. The RFMP includes all of these as projects. 

While the SSIA included 200-year ULOP levees along Bear Creek, the 
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RFMP includes improvements to PL 84-99 due to local knowledge about 

performance of these levees. In addition, the USACE Lower San Joaquin 

River Feasibility Study did not include Bear Creek or Mormon Channel 

improvements in its NED plan. Instead, improvements were 

recommended along the lower portion of Mosher Slough. The USACE also 

included improvement of other levees, especially along the Delta front. 

However, regardless of where levee improvements are proposed for the 

metropolitan area, they are compatible with the SSIA objective of 

reducing flood risk. Due to local affordability issues, some areas of the 

metropolitan area that are already developed will maintain 100-year 

protection in the near-term and strive for 200-year protection in the 

future if found to be cost-effective. 

• Rural/Agricultural Areas – The SSIA (page 3-10 of CVFPP) recognizes that 

improving rural levees to federal engineering guidance and design 

standards may be cost prohibitive. The State also wants to discourage 

incompatible development within floodplains of rural/agricultural areas. 

The RFMP is consistent with these concepts as rural areas generally 

target the PL 84-99 standard for their levees. 

• Development within RD 17 – The RFMP acknowledges that RD 17 is a 

developing area as it already includes about 42,000 people and qualifies 

as an urban area (over 10,000 people). The Regions believe that this 

developing area is different than the rural/agricultural areas above since 

its levees already protect an urban population. The regions believe that 

the intent of DWR’s language for discouraging incompatible development 

was intended for rural/agricultural levees and not for a levee that is 

already protecting an urban population. The SSIA seems to agree with 

this opinion since it included 200-year ULOP levee improvements for RD 

17. The Regions believe that the projects included in the RFMP are 

consistent with the SSIA. At the same time, the Regions are looking into 

local agricultural land conservation programs and the possibility of 

directing where land can be set aside to benefit the Regional Strategy 

described in Section 4.6. 

• Flood Storage – The SSIA (page 3-15) did not identify specific reservoir or 

transitory storage, but leaves the door open to including them in the 

feasibility studies. The RFMP includes a study of new reservoir storage. 
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Transitory storage did not show major benefits for flood stage reduction, 

but the RFMP includes projects for the multiple benefits they provide. 

Any of these storage concepts are consistent with the SSIA. 

• Reservoir Operational Changes – Both the SSIA and the RFMP include 

Forecast-Coordinated Operations (F-CO) and Forecast-Based Operations 

(F-BO). 

• Mitigation of Hydraulic Impacts – Both the SSIA and the RFMP include 

features to mitigate potential flood stage increases due to other flood 

system improvements. 

• Non-State Plan of Flood Control Levees – Both the SSIA and the RFMP 

acknowledge and account for improvements to both urban and nonurban 

non-SPFC levees. 

• Allowance for Climate Change – Both the SSIA and the RFMP 

acknowledge potential future increases in flood stages due to climate 

change. The USACE’s NED plan for the urban areas includes sea level rise 

evaluations. Most Delta RDs have a levee target that allows for more 

freeboard than prescribed by PL 84-99. In some cases, Delta RDs are 

ultimately shooting for a wider levee crest that will facilitate easy levee 

raising in the future. Some of the urban RDs along the Delta front in 

Stockton have a wide buffer zone between levees and development to 

provide more room for future levee improvements. See Section 4.7 for 

more explanation of the Regions’ adaptive approach to deal with climate 

change. 

• Residual Risk Management – Both the SSIA and the RFMP include a 

range of residual risk management actions ranging from emergency 

response, flood operations and maintenance, and floodplain risk 

management.  

• All-Weather Roads – The SSIA included all-weather roads in the 

enhanced emergency response component of the above residual risk 

management. The RFMP found that all-weather roads were considerably 

more expensive than indicated in the SSIA for the Delta South Region due 

to the need for access ramps, turnarounds, passing areas, and other 

features. 



August 2015   

Smith Canal Gate-UFRR Full Application - Construction    Page D-5 

• Land Use – The Regions have several methods to control development 

and provide conservation of agriculture land. The General Plans include 

open areas, buffer zones (150 feet for example in places in Lathrop). 

Collectively, these exclude major areas from development. This is 

consistent with the SSIA theme of limiting increasing risk due to 

development. Also, the RFMP is considering ways to compensate for 

increasing levels risk from development by providing levels of flood 

protection above 200-year ULOP. Paradise Cut may be one method to 

achieve that. 

• Recommendations for Process and Policy Changes – The RFMP has 

recommended several changes in process and policy (see Section 6.4) 

that could significantly improve flood management in the Central Valley 

and contribute to system sustainability that should be compatible with 

DWR’s intent to improve the 2017 CVFPP over the 2012 CVFPP. 

The Central Stockton Basin Plan is a refinement of the RFMP, and is consistent with both 

the RFMP and the SSIA.  The discussions above for the Stockton Metropolitan Area and 

Storage are consistent with the Basin Plan.  The Smith Canal Gate (Basin Project 1) is 

specifically included in the CVFPP SSIA (Appendix 8j, Table A-6-14), the RFMP, and all 

final array alternatives of the LSJRFS.  Urban levee improvements for Stockton, and the 

Mormon Channel Bypass are also specifically identified as SSIA components, and storage 

improvements are called out as a general feature of the SSIA requiring refinement.  

Further amplification on CVFPP SSIA consistency is provided below. 

 

CVFPP Primary Goal – Improve Flood Risk Management 

1. Level of flood protection.  The Basin Plan will provide a 200-yr level of protection 

to this fully urban basin.  The Plan also provides for progressive improvements to 

accommodate climate change through implementation of a new Mormon 

Channel Bypass (Basin Project 4), storage improvements (Basin Projects 5 and 7), 

and sea level change adaptation (Basin Projects 1, 2, 3, and 6).  The Smith Canal 

Gate Project (Basin Project 1) will be constructed to ULDC, accommodating sea 

level change through 2050, with provisions for adaptation beyond that.  The 

Smith Canal Gate will, by itself, provide the last element of protection needed to 
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provide 100-year protection for all of the Basin.  The remainder of the Basin Plan 

projects are needed to achieve and maintain 200-year protection.  

2. Life safety.  The densely urban Central Stockton Basin is home to a population of 

128,000, along with critical life safety infrastructure including hospitals, fire-

fighting, EMS, police, jails, the airport, waste water treatment facility, and care 

facilities.  All of these are in relatively close proximity to levees, with significant 

potential for loss of life from a levee failure.  Major evacuation routes at risk 

include Interstate 5, and State highways 99, 88, 26, and 4, and a number of 

arterials and surface streets.   The Plan provides for bringing perimeter levees, 

most of which are SPFC levees, up to ULDC standards, which will reduce risk to 

life safety, and greatly reduces state liability.  The USACE LSJRFS estimates that 

the Basin Plan will “daylight” 32 evacuation routes in Stockton that would be 

flooded under no action.  The Smith Canal Gate will elevate protection in the 

Basin to 100-year level of protection, and will protect key evacuation routes, 

including Interstate 5. 

3. Economic damages.  The Basin Plan closely mirrors Alternative 8 from the USACE 

LSJRFS.  Economic damages in the basin would be reduced from $108M to $20M, 

an EAD reduction of $88M/yr, a reduction of 81.5%.  Incremental damage 

reduction from the Smith Canal Gate project can be estimated from USACE’s 

economic analyses for index point D5 and damage area CS-01.  Benefits achieved 

from fixing the Delta front levees in Central Stockton would yield $70M/yr in EAD 

reduction ($77M/yr without project damages minus $7M/yr with-project 

damages).  USACE did not estimate EAD reduction from the Smith Canal Gate 

alone.  However, SJAFCA’s previous analysis by David Ford Engineering can be 

used together with LSJRFS results to derive a project benefit.  Ford’s results 

indicate the project benefit to be $45M/yr (see SJAFCA’s EIP design grant 

application Section 8, Table 10, using a without project AEP=0.158 as taken from 

the LSJRFS).  

CVFPP Supporting Goals  

4. Improve O&M.  The Basin Plan will achieve minimum ULDC standards, thereby 

reducing O&M costs and associated permitting.  Encroachments, vegetation, and 

penetrations, which make up a substantial portion of the O&M effort will comply 

with the ULDC.  The Smith Canal Gate will improve O&M by providing a focal 

point for O&M which will be fully accessible during all conditions.  SJAFCA 
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planned for O&M by including O&M in their assessment district formed for the 

project.  

5. Promote ecosystem functions.  Because the Central Stockton Basin is highly 

urbanized, and flood channels are highly engineered, straightened, and confined 

by urban development, opportunities for ecosystem improvements are limited.  

However, the Basin Plan includes the Mormon Channel Bypass project (Basin 

Project 4), which will open up a new bypass through urban Stockton, providing 

opportunities for a habitat corridor connecting the Delta with the Sierra foothills.  

And as noted in the RFMP excerpt above, levee ULDC improvements in Basin 

Projects 2 and 3 will explore opportunities to enhance ecosystem benefits of 

existing banks, in-channel islands and river margins.  Examples include invasive 

species removal (arundo) and SRA establishment on waterside benches.  The 

Smith Canal Gate will include removal of invasive plants along Dad’s Point. 

6. Improve institutional support.  SJAFCA provides leadership for flood 

management planning and implementation in the Basin, and coordinates with all 

LMAs and land use authorities to assure an integrated flood management 

strategy.  SJAFCA was the lead local agency for the RFMP, LSJRFS, FEMA levee 

accreditation, and has become the primary focal point for State and Federal 

engagement in flood management matters.  SJAFCA frequently partners with the 

State and other local agencies through the CCFCA to collectively advocate on 

Federal matters of policy, funding, and agency activities. 

7. Promote multi-benefit projects.  As with item 5 above (promote ecosystem 

functions), the Central Stockton Basin is fully urbanized, engineered, and 

confined, so opportunities to incorporate new multi-benefit features are limited.  

The Mormon Channel Bypass (Basin Project 4) offers significant opportunities for 

benefits to water supply, water quality, ecosystem restoration, recreation, and 

resiliency to climate change.  The Smith Canal Gate (Basin Project 1) includes 

water quality and recreation benefits.  And ULDC improvements under Basin 

Projects 1 and 2 will seek opportunities for restoration (eg: invasives removal 

and SRA establishment) and recreation (eg: bicycle and hiking paths).  
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Attachment E – Basin Plan 

1.0 Basin Description 

The urban Central Stockton Basin is bounded by leveed waterways:  the Calaveras River 

on the north, Diverting Canal on the east, French Camp Slough/Mormon Channel on the 

South, and San Joaquin River on the west (Figure E-1).   The basin is nearly entirely built 

out, and includes the downtown core of Stockton, including most of the City of Stockton 

and San Joaquin County offices, the Stockton Police Department, Interstate 5, State 

Highways 99 and 4, the Stockton wastewater treatment facility, Port of Stockton, and 

numerous other elements of critical infrastructure.  Population of the Basin is estimated 

to be 128,000. 

Land use decisions within the area are the jurisdiction of the City of Stockton and San 

Joaquin County.  Levee maintenance is the responsibility of the San Joaquin County 

Flood Control and Water Conservation District (SJCFCWCD), RD 1614, RD 828 and RD 

404 (Figure E-2). 

2.0 Existing Conditions and Deficiencies 

2.1 Calaveras River  

The Calaveras River downstream of the Diverting Canal is an engineered earthen 

channel with minimal woody vegetation and limited habitat value.  Levees confine the 

channel to a minimum width necessary to convey the required flows, and adjacent 

urban land uses are continuous at approximately 10’ off the landside toe.  Much of the 

reach is tidal, and that portion west of I-5 is considered frequently loaded.  Boat docks 

line the channel downstream of I-5.   

The entire Lower Calaveras River left levee was accredited by FEMA in 2009 based on 

submittal of accreditation documentation by SJAFCA in compliance with a Provisional 

Accredited Levee (PAL) agreement.  The levee has not been the subject of a 

comprehensive ULDC investigation, however.  DWR is still finalizing the Urban Levee 

Evaluations (ULE) Geotechnical Evaluation Report (GER), which will provide preliminary 

analyses of several of the ULDC categories such as geotechnical, freeboard, and 

geometry.  Preliminary findings by DWR are that several sections of the levee may not 

meet seepage and/or geometry criteria.  Additional investigations and analyses are 

needed to refine the ULE analyses and assess whether the levee meets the remainder of 

the ULDC.  All levees along the Lower Calaveras River are maintained by SJCFCWCD.  The  
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Figure E-1 Basin Map 
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Figure E-2 Jurisdiction Map 
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levee terminates at high ground at the Riviera Cliffs subdivision, just upstream of the 

confluence with the San Joaquin River. 

2.2 Diverting Canal 

The Diverting Canal upstream of the Lower Calaveras River is an engineered, non-tidal, 

USACE earthen channel with minimal woody vegetation and limited habitat value.  

Levees confine the channel to a minimum width necessary to convey the required flows.  

Adjacent urban land uses exist along most of the Diverting Canal.  The left Diverting 

Canal levee is larger than (“superior to”) the right levee.   

The entire left Diverting Canal levee is a USACE Project levee, which was accredited by 

FEMA in 2000 based on improvements by SJAFCA and USACE review and Federal 

Certification.  Due to new policy in EC 1110-2-6067 which places a cap on period of 

validity of certifications at 10 years, certification expired in 2010.  SJAFCA hired Peterson 

Brustad Inc. to lead a team to perform an engineering analysis to evaluate the levee 

under 44CFR65.10 criteria.  That analysis is now complete and was submitted to FEMA 

in February 2015.  The analysis showed that the levee meets FEMA criteria.  FEMA has 

not yet acted on that submittal. 

The levee has not been the subject of a comprehensive ULDC investigation, however.  

DWR is still finalizing the Urban Levee Evaluations (ULE) Geotechnical Evaluation Report 

(GER), which will provide preliminary analyses of several of the ULDC categories such as 

geotechnical, freeboard, and geometry.  Preliminary findings by DWR are that there are 

a few questionable locations, but for the most part, the levees met the criteria 

evaluated.  Additional investigations and analyses are needed to refine the ULE analyses 

and assess whether the levee meets the remainder of the ULDC.  The entire levee is 

maintained by the SJCFCWCD. 

2.3 French Camp Slough/Mormon Channel 

Mormon Channel is a historic extension of the Mormon Slough that was cut off from its 

drainage area in 1902 by the USACE Diverting Canal Project (see Attachment E, Section 

5.4 for more detail).  Mormon Channel now acts as an interior drainage channel with no 

levees.  French Camp Slough drains to the Lower San Joaquin River.  The southern 

boundary of the Central Stockton Basin was defined by USACE in the LSJRFS as following 

French Camp Slough/Walker Slough upstream to its right levee terminus just upstream 

of I-5, then northward along a line to Mormon Channel which is based on theoretical 

high flood flanking of the Walker Slough right levee.  The Basin’s southern boundary 
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then continues upstream along Mormon Channel to the Diverting Canal right bank 

levee.  

Right bank levees begin with the Walker Slough wing levee just upstream of I-5 and are 

continuous downstream along French Camp Slough to the San Joaquin River.  RD 404 

maintains these USACE project levees. 

Mormon Channel has been re-aligned, channelized, and encroached upon over the 

years, and in its present state has marginal habitat value.  However, because it is not 

leveed or encroached upon for most of its length, future habitat enhancement is 

possible.  French Camp Slough levees are already set back and the channel area is 

suitable habitat.  

French Camp Slough is leveed on both banks between I-5 and its confluence with the 

San Joaquin River. The right bank levee is the southern boundary of the Central Stockton 

Basin. It is primarily a backwater levee to protect from high stages coming from the San 

Joaquin River. The right bank levees total 1.76 miles, are maintained by RD404, and are 

not currently certified by FEMA. Issues with seepage, encroachments, and erosion/bank 

caving prevent it from gaining either FEMA or ULDC accreditation. 

2.4 San Joaquin River 

The Lower San Joaquin River downstream of French Camp Slough is the western 

boundary of the Central Stockton Basin.  The river decreases in size as it flows 

downstream from the Stanislaus River confluence due to two major distributaries 

(Paradise Cut and Old River).  Downstream of French Camp Slough, the 200-year peak 

flow is 32,000 cfs, compared to 83,000 immediately downstream of the Stanislaus River.  

Rocked levees confine the river to a navigable channel without waterside benches, 

braids, or islands.  After flowing by Rough and Ready Island, the river becomes the 

USACE-dredged Stockton Deep Water Ship Channel (DWSC).   

RD 404 maintains the right bank levee upstream of the DWSC.   

The eastern extension of the DWSC into downtown Stockton is known as the Stockton 

Channel, with McLeod Lake at the east end near Stockton City Hall.  Mormon Channel 

drains into the Stockton Channel just east of I-5.  The banks of Stockton Channel, 

Mormon Channel, and McLeod Lake are not leveed. 

Just downstream of the transition from SJR to DWSC on the right bank is the mouth of 

Smith Canal.  The right bank of the DWSC from the transition to Smith Canal is not 

leveed.  Smith Canal is a manmade dead end channel extending eastward from its 
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mouth.  The south Smith Canal levee is maintained by RD 828, and the north levee of 

Smith Canal and Atherton Cove is maintained by RD 1614.  Most of the crown of the 

Smith Canal and Atherton Cove levees is encroached upon by residential structures.  

This will be elaborated upon later. 

The right bank of the DWSC downstream of Smith Canal is a levee maintained by RD 

1614, which ties into high ground at the Riviera Cliffs subdivision.  This levee adjoins a 

golf course. 

The navigable channel of the LSJR/DWSC is highly engineered and confined by levees 

and/or urban encroachment, with minimal opportunity for habitat improvement within 

the Central Stockton basin.   

The RD 404 levee is a frequently loaded levee per the ULDC.   This levee is not currently 

certified by FEMA. Issues with seepage, encroachments, and erosion/bank caving 

prevent it from gaining either FEMA or ULDC accreditation. 

The RD 828 and RD 1614 Smith Canal and Atherton Cove levees do not meet FEMA 

criteria, and lost accreditation in 2009, putting much of the two RDs in the FEMA Special 

Flood Hazard Area (SFHA).  The levees have performed well in the past, but the heavy 

encroachment inhibits O&M, precluding either FEMA or ULDC accreditation.  

The RD 1614 levee between Atherton Cove and Riviera Cliffs was accredited by FEMA in 

2009 based on submittal of accreditation documentation by SJAFCA in compliance with 

a Provisional Accredited Levee (PAL) agreement.  The levee has not been the subject of 

a comprehensive ULDC investigation, however.  DWR is still finalizing the ULE GER. 

Preliminary findings by DWR are that several sections of the levee may not meet 

seepage and/or geometry criteria.  Additional investigations and analyses are needed to 

refine the ULE analyses and assess whether the levee meets the remainder of the ULDC.   

3.0 Hydraulics and Floodplain Mapping 

Most of the basin is in a moderate hazard FEMA flood zone (zone X), with the exception 

of the western portion of the basin, which is in a special flood hazard area (zone AE) due 

to non-accredited levees along Smith Canal (Figure E-3).  None of the levees bordering 

the basin have been investigated for compliance with Urban Levee Design Criteria 

(ULDC), so ability of the basin to meet 200-year urban level of protection (ULOP) criteria 

is unknown.  But it is clear that the most acute flood threat is Smith Canal.   

The hydrology and hydraulics of the waterways bordering the basin have been the 

subject of extensive recent studies.  In 2012, as part of the USACE Lower San Joaquin  
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Figure E-3 Existing FEMA FIRM 
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River Feasibility, Peterson Brustad, Inc. (PBI) developed new rainfall-runoff models 

covering the watersheds for all the local waterways within SJAFCA’s jurisdiction.  This 

updated hydrology was used for both the USACE LSJRFS and for the Central Valley 

Hydrology Study (CVHS) which was a joint effort between DWR and USACE.  

Updated hydraulic models were released in 2013 as part of DWR’s Central Valley 

Floodplain Evaluation and Delineation (CVFED) program. PBI updated these models and 

put them to use to model both the Lower San Joaquin River and the Calaveras River 

systems as part of separate studies.  

In 2014, the San Joaquin River system was modeled for the Cities of Lathrop and 

Manteca as part of their effort to bring the RD 17 levees up to ULDC standards. This 

modeling effort involved the integration of CVHS hydrographs into CVFED HEC-RAS 

models to produce water surface profiles along RD17 levees for the 10-, 200-, and 500-

year flood events. A 200-year levee breach analysis was also completed for this study to 

develop a 200-year floodplain map within RD17. 

Also in 2014, new hydraulic modeling was conducted on the Calaveras River system as 

part of SJAFCA’s effort to re-certify these levees with FEMA. 100-year water surface 

profiles along with interior drainage floodplains were produced for this study. 

4.0 Basin Plan to Achieve 200-year or Greater Level of Protection 

With the passage of SB5 and the mandate for urban areas to have at least a 200-year 

level of flood protection by 2025, SJAFCA partnered with the USACE and the State to 

study the feasibility of enhancing flood protection for the Stockton Metropolitan Area, 

including the Central Stockton Basin.    This feasibility study effort, known as the Lower 

San Joaquin River Feasibility Study (LSJRFS), is ongoing and is evaluating a number of 

alternatives to reduce flood damages in the central Stockton area. The final array of 

alternatives includes: 

• Alternative 7a (USACE Tentatively Selected Plan):  Improvements to much of the 

Lower Calaveras River, Delta front, Smith Canal Gate, San Joaquin River, and 

French Camp Slough levees (Figure E-4) 

• Alternative 8a:  Same as Alternative 7, but adding levee improvements to the 

balance of the Lower Calaveras River and Diverting Canal (Figure E-5) 

• Alternative 9a:  Same as Alternative 7, but adding a flood flow diversion from 

Mormon Slough to Lower Mormon Channel (Figure E-6)  
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Figure E-4.  USACE LSJRFS Alternative 7a 
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Figure E-5.  USACE LSJRFS Alternative 8a 
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Figure E-6.  USACE LSJRFS Alternative 9a 
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The Draft LSJRFS is scheduled to be released for public review at the end of February 

2015.  The Tentatively Selected Plan (TSP) is identified as Alternative 7a.  The TSP forms 

the basis for the limits of Federal investment.  The LSJRFS acknowledges that the TSP 

will not achieve a 200-year level of protection for the Central Stockton Basin, but that it 

will contribute substantially; sponsors would have to implement the remaining elements 

to achieve full 200-year protection.  Alternative 8a would provide 200-year protection, 

according to the study, but that alternative was not selected.   

The LSJRFS, while providing much useful information and a preliminary plan, does not 

address all of SJAFCA’s needs for a Basin Plan: 

• The TSP would not achieve a 200-year level of protection for the Basin 

• USACE procedures for defining the 200-year flood and required improvements 

does not align with ULDC/ULOP requirements. 

• The LSJRFS is being prepared under new 3x3x3 guidance, which limits technical 

detail and accuracy. 

• While the LSJRFS considers and plans for sea level rise, it does not consider 

changes in riverine flood magnitudes due to climate change.  Preliminary 

indications from the DWR CVHS team are that Calaveras River flood inflows from 

New Hogan Reservoir could increase on the order of 29% due to climate change.  

New Hogan presently stores 200-yr inflows until channel capacity downstream is 

available.  But with 29% increased inflows, New Hogan would likely have to spill, 

adding to flows from the unregulated Cosgrove Creek watershed downstream.   

• The USACE did not formulate alternatives for multiple benefits LSJRFS. 

SJAFCA’s Basin Plan consists of the following projects: 

1. Construct the Smith Canal Gate 

2. ULDC engineering analysis and identification of deficiencies: 

a. RD 1614 levee along the right bank DWSC between the Smith Canal Gate 

and Riviera Cliffs 

b. SJCFCWCD levee along the left bank Lower Calaveras River 

c. SJCFCWCD levee along the left bank Diverting Canal 

d. RD 404 levee along right bank of Walker Slough, French Camp Slough, 

and Lower San Joaquin River 

3. Levee improvements to cure ULDC deficiencies identified in #2a-d 
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Projects 1-3, equivalent to LSJRFS Alternative 8a, will meet the near-term objective of 

200-year urban level of protection for the Central Stockton Basin.  However, to meet the 

longer term challenge of climate change and to incorporate other integrated benefits, 

additional Basin Projects will be required: 

4. Implement a 1,200 cfs Mormon Channel Bypass for resiliency against the first 

increment of climate change, ecosystem restoration, and recreation 

5. Study modifications to Calaveras River storage to address the next increment of 

climate change. 

6. Implement levee raises where affected by sea level rise. 

7. Implement modifications to Calaveras River storage to address the next 

increment of climate change. 

The Basin Plan is consistent with the December 2014 Lower San Joaquin and Delta South 

Regional Flood Management Plan (LSJ/DS RFMP) and the 2012 Central Valley Flood 

Protection Plan (CVFPP) State Systemwide Investment Approach (SSIA), as discussed 

further in Attachment D to this Full Application. 

5.0 Project(s) Description 

The 7 Basin Projects included in the Basin Plan are further described in this section. 

5.1 Basin Project 1 – Smith Canal Gate 

5.1.1 Setting 

The Smith Canal is a backwater slough of the Sacramento-San Joaquin Delta (Delta) and 

is located in the city of Stockton, just north of the Deep Water Ship Channel and south 

of the Calaveras River (Figure E-7). It is a man-made, navigable urban waterway that 

extends from the San Joaquin River, 2.5 miles inland to Yosemite Lake. Smith Canal is 

leveed to prevent back-flooding from the Delta.  Near the mouth of Smith Canal, the 

north levee follows the north bank of Atherton Cove, and ties into the Deep Water Ship 

Channel levee.  The south bank of Smith Canal is high ground, as is Atherton Island (both 

absent levees).  The Smith Canal and Atherton Cove levees are heavily encroached upon 

and it is not economically feasible to accredit the levees as meeting FEMA standards or 

the State’s ULDC. 
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Figure E-7 Smith Canal Vicinity Map 
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The predominant land use within the Smith Canal area is single-family residential 

development, with some commercial and institutional land uses.  

5.1.2 History 

Smith Canal is named for Mr. J.C. Smith, a prominent landowner in Stockton during the 

late 1800’s, whose land abutted the canal.  While it is reported that some form of 

drainage ditch/canal was dug in the late 1800’s to drain Mr. Smith’s land, it appears 

“Smith Canal” was formally initiated in 1887, when the State of California enacted 

Chapter XCIII to provide for the construction and maintenance of an open canal as a 

westerly extension to the North Street Canal.  The North Street Canal was used by the 

State Insane Asylum for sanitary and drainage purposes, and in 1889 the Board of 

Directors for the State Asylum reported an open canal was to be built (Smith Canal) to 

discharge storm water and sewage from the State Asylum to the Delta “so as to improve 

relationships with local asylum neighbors offended by hospital sewage”.  The State 

appropriated $40,000 to the State Insane Asylum “for the construction and maintenance 

of levees and embankments” along what is now Smith Canal. 

Smith Canal was identified on a City/County survey map of 1894 although the exact 

completion date is not clearly documented in maps from the 1890's.  As Stockton 

expanded northwards portions of the North Street Canal were filled in and replaced 

with underground pipes but the Smith Canal extension to the Delta remained. 

Reclamation District No. 1614 (RD 1614) and Reclamation District No. 828 (RD 828) were 

formed to maintain area levees.   At some unknown point in time the north bank levee 

of Smith Canal and Atherton Cove came to be maintained by RD 1614 and the south 

bank levee maintained by RD 828.  

5.1.3 Involved Public Agencies  

Reclamation District No. 1614 & Reclamation District No. 828 

Reclamation District No. 1614 (RD 1614) and Reclamation District No. 828 (RD 828) were 

formed to maintain area levees, and in RD 1614’s case to provide for drainage as well.   

The north bank levee of Smith Canal and Atherton Cove is maintained by RD 1614 and 

the south bank levee is maintained by RD 828. Both reclamation districts are organized 

under provisions of the California Water Code for the purpose of providing a means of 

flood control to the lands they encompass. 
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San Joaquin Area Flood Control Agency 

The San Joaquin Area Flood Control Agency (SJAFCA) is a Joint Powers Authority that 

was created in May 1995 between the City of Stockton, San Joaquin County and the San 

Joaquin County Flood Control and Water Conservation District for the purpose of 

addressing flood protection for the City of Stockton and surrounding unincorporated 

county areas. SJAFCA has a four member Board of Directors with two members from the 

Stockton City Council and two members from the San Joaquin County Board of 

Supervisors.  When it became evident that the Smith Canal levees would lose their 

FEMA accreditation, SJAFCA partnered with RD 1614 and RD 828 and took the lead in 

developing a solution for restoring flood protection to the Smith Canal area.  

City of Stockton & San Joaquin County  

The Smith Canal area includes areas within the City of Stockton city limits and areas 

which lie within unincorporated San Joaquin County.   

State of California Department of Water Resources  

The passage of the Disaster Preparedness and Flood Prevention Bond Act of 2006 

(Proposition 1E) and the Safe  Drinking Water, Water Quality and Supply, Flood Control, 

River and Coastal Protection Bond Act of 2006 (Proposition 84), authorized the 

Department of Water Resources (DWR) to make funds available to Local Agencies for, 

among other things, flood protection work.  An Early Implementation Program (EIP) 

grant from Proposition 1E was awarded to SJAFCA for design and CEQA of the Smith 

Canal project. 

In 2007, new State legislation (SB 5) was enacted to guide flood management strategies 

and action within the Central Valley.  A key component of this legislation is the 

requirement that DWR develop a Central Valley Flood Protection Plan.  This plan 

requires urban areas in the Central Valley to develop and implement a plan for providing 

200-year flood protection by 2025.  

Federal Emergency Management Agency  

In the wake of Hurricane Katrina the Federal Emergency Management Agency (FEMA) 

began to update Flood Insurance Rate Maps (FIRMs) across the nation. Known as the 

Map Modernization Program, these new FIRMs have replaced the previous paper flood 

maps for many communities including the City of Stockton and San Joaquin County.  
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Since the Smith Canal levees could not be certified as meeting FEMA standards for 

providing protection against the 100-Year base flood event, the new FEMA FIRMs reflect 

non-accredited Smith Canal levees and placed the Smith Canal area within the FEMA 

100-Year floodplain.   

SJAFCA has had extensive discussions with FEMA on the use of a Gate as a method of 

providing flood protection for the Smith Canal area.  SJAFCA prepared 30% engineering 

design plans of the Gate and submitted a request to FEMA for a Conditional Letter of 

Map Revision (CLOMR).  In a January 13, 2011 letter, FEMA concurred that the Gate 

meets FEMA standards for providing at least 100-Year flood protection. 

United States Army Corps of Engineers  

The United States Army Corps of Engineers (USACE) Sacramento District completed a 

Section 905(b) Analysis (reconnaissance study) of flood damage reduction and 

ecosystem restoration improvement along the Lower San Joaquin River in September 

2004. Based significantly on the findings of the earlier Sacramento-San Joaquin Basins 

Comprehensive Study (Comp Study), the Corps concluded that the Lower San Joaquin 

River system cannot safely convey the flows that it was formerly considered capable of 

accommodating.  The reconnaissance report included a letter dated 20 September 2004 

from DWR agreeing to participate in the study with the Corps as the non-federal 

sponsor. However, coordination with the local sponsor at the time (South Delta Water 

Agency), failed to generate sufficient interest to continue with completing the Project 

Management Plan (PMP) and Feasibility Cost Sharing Agreement (FCSA) required for the 

feasibility study. Accordingly, efforts to continue into the feasibility phase faded. 

In early 2007, SJAFCA approached the USACE to assess opportunities for achieving 

increased levels of flood control within the region. It was concluded to use the approved 

reconnaissance report for the Lower San Joaquin River as the vehicle for continuing with 

the feasibility study. In November 2007, the State issued a letter of intent to the Corps 

to be the non-federal sponsor for the Lower San Joaquin River Feasibility Investigation. 

The USACE completed the PMP in 2008, and an FCSA with local interests was executed 

by SJAFCA and USACE in February 2009.  The Central Valley Flood Protection Board 

signed onto the agreement in 2010 on behalf of the State.   

The LSJRFS study area extends from the southern part of San Joaquin County along the 

San Joaquin River up to and through Stockton, including the Central Stockton Basin 

(Figure E-8). The Smith Canal Gate as proposed herein is included in all alternatives of  
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Figure E-8 USACE LSJRFS Study Area Map 
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the final array, including the National Economic Development (NED) Plan and the 

Tentatively Selected Plan (TSP). The feasibility study is expected to be completed in 

2016 and will provide the avenue for recouping the federal share of the Smith Canal 

work.  Upon release of the public review draft Feasibility Study, SJAFCA and DWR will 

work with USACE to establish a Section 221 Crediting MOU for the Smith Canal Gate.  It 

is anticipated that the LSJRFS will culminate in a Chief’s Report which will include the 

Smith Canal Gate in the Recommended Plan, followed by Congressional authorization in 

a Water Resources Development Act, and inclusion in the SPFC. 

5.1.4 Project Need 

The Smith Canal levees lost their FEMA accreditation in 2009 due to extensive 

encroachments onto the levees, primarily from residential structures.  The loss of FEMA 

accreditation initially placed approximately 5,300 properties in the FEMA 100-Year 

floodplain. New LiDAR topographical data recently developed by DWR indicates that the 

original FEMA floodplain was incorrectly delineated and should in fact extend further 

eastward.  Using this new data FEMA has begun a floodplain remapping effort and an 

additional 2,800 properties are expected to be placed in the FEMA 100-Year floodplain 

within the next 12-18 months. Figure E-9 shows the entire 100-Year floodplain based 

upon the latest DWR LiDAR data and revised FEMA floodplain delineation analysis. 

When it became evident that the Smith Canal levees would lose their FEMA 

accreditation, SJAFCA partnered with RD 1614 and RD 828, and took the lead in 

evaluating options for restoring flood protection to the Smith Canal area. A number of 

alternatives for restoring flood protection to the area were evaluated.  In-place 

rehabilitation of the levees has been determined to be economically infeasible and the 

preferred alternative was determined to be a Gate constructed at the mouth of Smith 

Canal.   

In addition to restoring 100-Year flood protection, the Gate will be constructed to meet 

ULDC requirements for 200-year flood protection, including sea level rise.    

5.1.5 Project Design Water Surface Elevations 

Water surface elevations for the Smith Canal Gate design are determined by Delta water 

surface elevations, which are elevated when high tides combine with high flows on the 

Sacramento and San Joaquin Rivers.  These conditions typically occur between 

November 1st and April 30th.  Because conveyance losses in the Delta downstream of the 

confluence of the San Joaquin River and the DWSC are minimal at flood stage, water  

Figure E-9 Anticipated Adjusted FEMA FIRM 
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surface elevations are relatively constant and velocities are very low.  This area is often 

referred to as the “Delta pool” for this reason.  Smith Canal conveys very little water at 

flood stage in comparison to its cross section (only minor storm drainage flows), so it 

acts as an extension of the Delta pool. 

SJAFCA commissioned a study in 2010 using a grant from FEMA to perform a stage-

frequency analysis at two gage stations near Stockton:  San Joaquin River at Rindge 

Pump (Rindge Pump) Gage, and Stockton Ship Channel at Burns Cutoff (Burns Cutoff) 

Gage3.  The Burns Cutoff Gage is located on the San Joaquin River near the mouth of 

Smith Canal, and therefore provides excellent information on water surface elevations 

within Smith Canal (Figure E-10).  

SJAFCA’s stage-frequency analysis determined that based upon Burns Cutoff Gage data, 

the 100-Year water surface elevation for Smith Canal is 9.4 feet NAVD 88 and the 200-

Year water surface elevation 9.5 feet NAVD 88.  Sea level change through 2050 was 

estimated to be 1.4 feet (median estimate).   

The top of floodwall and Gate elevation is determined as follows: 

9.5 ft (200-year WSE) 

+ 3.0 ft for freeboard 

+ 1.0 ft for hydraulic uncertainty 

+ 1.4 ft for sea level rise through 2050 (median projection) 

 14.9 ft for top of wall/top of gate 

5.1.6 Project Site Selection 

The structure will extend from the tip of the Dad’s Point Levee, an existing land bar 

separating the Louis Park boat launch area from the San Joaquin River, northerly across 

open water to connect with the San Joaquin River/DWSC right bank levee (Figure E-11). 

This location was chosen so the Gate can tie into an existing accredited levee at the 

north end and high ground on the south. 

  

                                                      

 

3
 Peterson Brustad Inc., San Joaquin River Delta Base Flood Elevation Refinement Stage Frequency 

Analysis, Rindge Pump Gage Station (B95620), Burns Cutoff Gage Station (B95660), Prepared for SJAFCA, 

September 2, 2010. 
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Figure E-10 Location of Tide Gages 
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Figure E-11 Proposed Smith Canal Closure 
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The DWSC right bank levee between Atherton Cove and Riviera Cliffs was reaccredited 

by FEMA in 2009 as meeting their standards for providing a 100-Year level of protection. 

Given the very minor stage difference between 100-Year and 200-Year water surface 

elevations, the San Joaquin River right bank levee may also provide protection up to the 

200-Year level.  Separate Basin Projects have been identified to investigate compliance 

of this levee with ULDC, and implement countermeasures if required to meet ULDC. 

A geotechnical evaluation of the Dad’s Point levee was conducted as part of the Smith 

Canal CLOMR evaluation and it was shown to meet FEMA geotechnical levee standards4.   

The Smith Canal Gate project will implement improvements to the Dad’s Point levee to 

meet ULDC for a 200-Year level of protection.  The southern portion of Dad’s Point does 

have a freeboard deficiency. Therefore, as part of the Smith Canal Gate project, 

approximately 825 feet of Dad’s Point will be raised with a sliver fill to tie-in with high-

ground at Louis Park to correct the freeboard deficiency. 

5.1.7 Proposed Project - Smith Canal Gate 

The proposed Gate will consist of a fixed sheet pile wall structure with an opening gate 

structure to allow for navigation.   The concept is for the Smith Canal Gate to be closed 

during tide events forecasted to approach or exceed a tide of 8.0 feet NAVD 88, in order 

to limit the stage in Smith Canal, and to cut off the source of water if the Smith Canal 

levees were to fail.  The gate would be closed at the low tide prior to the forecasted high 

tide, and remain closed until the high tide recedes to equilibrium.  The gate would then 

be opened to allow accumulated interior drainage to evacuate.  

SJAFCA has had extensive discussions with FEMA on the use of a Gate to provide flood 

protection for the Smith Canal area.  SJAFCA prepared 30% engineering design plans and 

geotechnical evaluation of the Gate5 and submitted a request to FEMA for a Conditional 

                                                      

 

4
 Kleinfelder, Inc., Geotechnical Report, Dad’s Point Levee Evaluation, Stockton California, Prepared for San 

Joaquin Are Flood Control Agency. March 11, 2010 

5 Peterson Brustad Inc., Smith Canal Closure Structure Preliminary Design for Conditional Letter of Map 

Revision, 30% Design, Prepared for San Joaquin Are Flood Control Agency. January 29, 2010 
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Letter of Map Revision (CLOMR)6.  FEMA completed their review of SJAFCA’s CLOMR 

request and in a January 13, 2011 letter, concurred that the Gate meets FEMA 

standards.  

SJAFCA is currently engaged in the CEQA process for the project, and will continue with 

design when the CEQA document is approved by the SJAFCA Board of Directors. 

The fixed segment of the Gate will consist of a dual sheet pile wall filled with granular 

material (Figure E-12). The opening portion of the Gate will be a miter-type gate 

structure, similar to a standard navigation lock (Figure E-13).  The gate opening will be 

50-feet wide, and the gate will be operated using hydraulic or mechanical actuator 

arms. The gate system will be designed so it can be operated manually, using 

programmable preset operating controls, or remotely via a SCADA system.  Because the 

CEQA process is ongoing and water quality has been raised as a key concern, it is 

possible that a second operable gate will be required as a mitigation or required by a 

regulatory agency.  For this reason, a second gate is included in the cost estimates for 

this grant application.    

A project cost estimate is provided in Table E-1.  

  

                                                      

 

6 Peterson Brustad Inc., Conditional Letter of Map Revision for Smith Canal Closure Device, Prepared for 

San Joaquin Are Flood Control Agency. March 25, 2010 
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Figure E-12 Dual Sheet Pile Wall Section (Draft) 
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Figure E-13 Miter Gate 
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Table E-1 - Smith Canal Gate – Proposed Project Cost Estimate 

Item Description  Total Cost  

Design Phase 

 1 Preliminary Design  $          375,000  

2 Program Management  $          650,000  

3 Design & Permitting  $       3,500,000  

4 Independent Review  $          300,000  

5 Financing  $          100,000  

 

Subtotal  $       4,925,000  

Construction Phase 

 6 Program Management  $      1,250,000 

7 Supplemental Engineering  $          909,000  

8 Construction   $    27,045,000  

8a Handicap Fishing Access  $          270,000 

9 Construction Management  $       1,750,000  

10 Real Estate Acquisition  $          208,000  

11 Real Estate Contingency  $          121,000  

12 Public Outreach  $             50,000  

13 Environmental Mitigation  $          625,000  

14 36" Culvert Pipes at Moreing Road  $            30,000 

 

Subtotals  $     32,258,000  

 

PROJECT TOTALS  $     37,183,000  

 

Additional features will be funded by SJAFCA for multiple benefits, including water 

quality improvements and recreational improvements.  These elements and their costs 

will be refined in the design and environmental process. 

5.1.8 Project Alternatives 

5.1.8.1 Fix-In-Place Levee Improvements Alternative 

An alternative to the Gate is to fix-in-place the existing levees. This would involve 

removing encroachments from the levees, restoring levee geometry, providing a 

levee maintenance access roads, and obtaining sufficient right-of-way to allow for 

ongoing operations and maintenance.  
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Properties adjacent to the canal consist mostly of single-family residences.  A paved 

levee road, Shimizu Drive, (Figure E-14) makes up the majority of the south levee.  

For purposes of developing a fix-in-place cost estimate, adjacent parcels that 

encroach onto Smith Canal levees were divided into two categories: ‘Fully Impacted 

Parcels’ and ‘Partially Impacted Parcels’.  The categorizing of parcels was based upon 

a review of aerial photography. 

‘Fully Impacted Parcels’ were determined to contain houses within ±15' of the 

landside levee toe.  For the ‘Fully Impacted Parcels’, it was assumed that each of the 

parcels would be purchased and the entire house and backyard would be 

demolished.  Purchase price was based on the 2009 assessed value plus 15%.  The 

total purchase price for all 95 parcels was estimated to be $38,410,500 which results 

in an average purchase price of $404,321 per parcel.  Relocation and legal expenses 

were considered to be 15% of the purchase price.  Levee improvements, consisting 

primarily of waterside riprap and an aggregate base levee crown road, would be 

constructed.   

Houses on ‘Partially Impacted Parcels’ are located further than ±15' from the 

landside levee toe, but still contain backyard encroachments to the levee such as 

landscaping, patios, decks, docks, etc.  For the ‘Partially Impacted Parcels’, it was 

assumed that each property owner would maintain ownership of their parcel, and 

the house would remain.  However, backyard encroachments would be demolished, 

and severance damages would be negotiated with the property owner.  For the 

purposes of this estimate it was assumed that severance damages would average 

$100,000.  Legal expenses were estimated to be 15% of the severance damages.  

Levee improvements, consisting primarily of waterside riprap and an aggregate base 

levee crown road, would be constructed.   

Since the portion of the south levee along Shimizu Drive contains no encroachments, 

no property acquisition or structure demolition work would be necessary.  Levee 

improvements, consisting primarily of waterside riprap, would be constructed. Table 

E-2 contains a cost summary of the fix-in-place alternative. 
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Figure E-14 Smith Canal Fix in Place Alternative 
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Table E-2 - Fix-In-Place Levee Improvements Alternative Cost Estimate 

DESCRIPTION QTY UNIT 

UNIT 

PRICE TOTAL 

Purchase Full Parcel 95 EA $404,321  $       38,411,000  

Severance Damage For Partial 

Purchase 90 EA $100,000  $         9,000,000  

Relocation & Legal Expenses 1 % 15%  $             7,112,000  

  

  

Subtotal  $          54,523,000  

Demolish House & Yard 95 EA $40,000  $         3,800,000  

Demolish Backyard only 90 EA $10,000  $            900,000  

Levee Improvements 21,000 LF $1,000  $          21,000,000  

  

  

Subtotal  $          25,700,000  

General Requirements 1 LS 15%  $             3,150,000  

  

  

Subtotal  $       28,850,000  

Construction Contingency 1 LS 30%  $             8,655,000  

  

  

Subtotal  $          37,505,000  

Program/Soft Costs 1 % 38%  $          14,252,000  

         $       51,757,000  

      TOTAL  $        106,280,000  

 

5.1.8.2 Sheet Pile Wall Alternative 

Another alternative would be to install a sheet pile wall along the water side of 

the existing levees. The sheet-pile wall would replace the existing levee as the 

flood control structure so existing levee encroachments would be allowed to 

remain.  The sheet pile wall would be constructed from the waterside minimizing 

disruptions to adjacent properties.  It was assumed that backyard improvements 

and boat docks would need to be temporarily removed during construction and 

replaced after the sheet pile wall was installed.  Since the portion of south levee 

consisting of Shimizu Drive contains no encroachments and it readily accessible, 

it was assumed that this portion of the levee could be restored without the need 

for a sheet pile wall. Table E-3 contains a cost summary of the sheet pile wall 

alternative. 
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Table E-3 - Sheet Pile Alternative Cost Estimate 

DESCRIPTION QTY UNIT UNIT PRICE TOTAL 

Demolish Backyard 185 EA $10,000 $1,850,000 

Construct Sheet Pile Wall 14,800 LF $2,100 $31,080,000 

Reconstruct Back Yard 185 EA $60,000 $11,100,000 

Temp Const. Easements 185 EA $10,000  $1,850,000 

Levee Improvements 21,000 LF $500 $10,500,000 

      SUBTOTAL  $56,380,000 

General Requirements 1 LS 15% $8,457,000 

      SUBTOTAL  $64,837,000 

Construction Contingency 1 LS 30% $19,451,100 

Construction Total       $84,288,100 

Program/Soft Costs 1 % 38% $32,100,000 

      TOTAL $116,400,000 

 

5.1.8.3 Alternate Locations for Gate  

As discussed in Section 5.1.6 the proposed Gate location was chosen so the Gate 

can tie into existing levees/high ground and become a certifiable barrier to back-

flooding from the Delta.  Two alternate locations for the Gate were also 

considered. 

Upstream of Atherton Island.  At this location (Figure E-15), the south end of the 

structure would be tied into high ground at Louis Park, and the north end would 

be tied into the existing Smith Canal north bank levee.  However, significant 

residential encroachment exists along the Atherton Cove north bank levee 

between the tie-in and the certified levee to the west which prevents that 

section of levee from receiving FEMA accreditation. A sheet pile wall would have 

to be installed along at that location. Table E-4 contains a cost summary of the 

‘Upstream of Atherton Island’ alternative. 
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Figure E-16 Smith Canal – Upstream of Atherton Cove Alternative 
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Table E-4. Upstream of Atherton Island Alternative Cost Estimate 

Item Description  Total Cost  

Design Phase 

 1 Preliminary Design  $          375,000  

2 Program Management  $          650,000  

3 Design & Permitting  $       3,500,000  

4 Independent Review  $          300,000  

5 Financing  $          100,000  

 

Subtotal  $       4,925,000  

Construction Phase 

 6 Program Management  $       1,250,000 

7 Supplemental Engineering  $       2,398,000 

8 Construction  $    34,486,000  

9 Construction Management  $       3,450,000  

10 Real Estate Acquisition  $          852,000  

11 Real Estate Contingency  $          426,000  

12 Public Outreach  $             50,000  

13 Environmental Mitigation  $          536,000  

14 36" Culvert Pipes at Moreing Road  $            30,000 

 

Subtotals  $    43,478,000  

 

PROJECT TOTALS  $    48,403,000  

 

Adjacent to Atherton Island.  At this location (Figure E-16), the north and south 

ends of the Gate would tie into high ground at Atherton Island and Louis Park.  

However, a second structure would be required to close off the mouth of the 

Atherton Cove, tying into the San Joaquin River/DWSC right bank levee on the 

north. The need for 2 structures with 2 separate gates would increase the cost of 

the facility.  In addition, right-of-way and access would be difficult due to the 

need to construct the Atherton Island portions on private residential properties.  

Also as there would be two gates the operation and maintenance effort would 

be doubled. Table E-5 contains a cost summary of the ‘Adjacent to Atherton 

Island’ alternative. 
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Figure E-16 Smith Canal – Adjacent to Atherton Cove Alternative 
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Table E-5. Adjacent to Atherton Island Alternative Cost Estimate 

Item Description  Total Cost  

Design Phase 

 1 Preliminary Design  $          375,000  

2 Program Management  $          650,000  

3 Design & Permitting  $       3,500,000  

4 Independent Review  $          300,000  

5 Financing  $          100,000  

 

Subtotal  $       4,925,000  

Construction Phase 

 6 Program Management  $      1,250,000 

7 Supplemental Engineering  $      1,007,000  

8 Construction  $    27,535,000  

9 Construction Management  $       2,760,000  

10 Real Estate Acquisition  $          884,000  

11 Real Estate Contingency  $          442,000  

12 Public Outreach  $             50,000  

13 Environmental Mitigation  $          358,000  

14 36" Culvert Pipes at Moreing Road  $             30,000 

 

Subtotals  $     34,316,000  

 

PROJECT TOTALS  $     39,241,000  

 

5.1.8.4 Project Alternate Comparison  

As Table E-6 shows, the cost of the proposed Smith Canal Gate alternative is 

significantly less expensive than the other project alternatives evaluated.   

Table E-6. Cost Comparison of Alternatives  

Alternatives Evaluated     Cost 

% Cost 

Difference  

Gate at Mouth   $   37,183,000  0 

Fix-in-place Alternative     $ 106,280,000  186% 

Sheet pile Floodwall Alternative   $ 116,400,000  213% 

Upstream of Atherton Island Gate $   48,403,000  30% 

Adjacent to Atherton Island Gates $   39,241,000  6% 
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Also the other alternatives have significant implementation issues as they would 

have major impacts to private property.  These implementation issues add 

significant risk to both the project schedule and project costs, and would 

complicate project operations and maintenance functions after project 

construction. Table E-7 presents a matrix of the implementation issues evaluated 

during the project alternatives selection process. 

Table E-7. Project Alternatives Implementation Issue Matrix 

Alternatives Evaluated 

Will involve 

private 

property 

acquisition 

Will involve 

private 

property 

structure 

removal 

Will 

involve 

residential 

relocations 

Will require 

access through 

private 

property for 

O&M 

Gate at Mouth  No  No No No 

Fix-in-place Alternative  Yes  Yes Yes Yes 

Sheet pile Floodwall Alternative  Yes  Yes No Yes 

Upstream of Atherton Island 

Gate  Yes  Yes No Yes 

Adjacent to Atherton Island 

Gates  Yes  No No Yes 

 

Therefore because of cost and implementation feasibility reasons, the Smith 

Canal Gate at the mouth of Smith Canal was chosen as the proposed alternative.  

A project CEQA document is being prepared to further analyze the alternatives. 
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5.2 Basin Project 2 – ULDC Engineering Analysis and Identification of 

Deficiencies 

Basin Project 2 will consist of ULDC engineering analysis and identification of 

deficiencies along the remaining levees along the perimeter of the Central Stockton 

Basin (Figure E-17): 

1. RD 1614 levee along the right bank DWSC between the Smith Canal Gate and 

Riviera Cliffs 

2. SJCFCWCD levee along the left bank Lower Calaveras River 

3. SJCFCWCD levee along the left bank Diverting Canal 

4. RD 404 levee along right bank of Walker Slough, French Camp Slough, and Lower 

San Joaquin River 

All of these levees except for the RD 404 levees have been investigated for FEMA 

44CFR65.10 compliance, and have been found to meet FEMA accreditation 

requirements.  FEMA accreditation is pending on several reaches.  The RD 404 levees 

are being improved using district funds in order to achieve 44CFR65.10 compliance in 

the near future. 

However, none of the levee segments have been investigated for ULDC compliance, 

which will involve a much more comprehensive assessment.  The USACE’s analyses for 

the LSJRFS was for the purpose of determining Federal investment, and did not go to the 

level of detail needed to determine ULDC compliance or deficiencies.  Consequently, 

USACE’s alternative 8a countermeasure recommendations are likely to overstate the 

scope and cost of ULDC compliance.  So this Basin Project 2 is needed to provide a 

refined estimate of deficiencies and needed countermeasures.  

5.3 Basin Project 3 – Levee Improvements to Cure ULDC Deficiencies 

Identified in Basin Project 2  

Basin Project 3 includes design, environmental documentation, permitting, right of way 

acquisition, and construction of countermeasures identified in Basin Project 2.  When 

completed, Basin Projects 1-3 will meet the near-term objective of 200-year urban level 

of protection for the Central Stockton Basin for current hydrologic conditions.   
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Figure E-17 Basin Projects 2 and 3, ULDC Analysis and Countermeasure Implementation 
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5.4 Basin Project 4 – Mormon Channel Bypass 

To meet the long-term challenge of climate change and to incorporate other integrated 

benefits, additional Basin Projects will be required.   Basin Project 4 consists of 

implementation of a 1,200 cfs Mormon Channel Bypass for ecosystem restoration, 

recreation, and resiliency against the first increment of climate change (See Figure E-18). 

The Central Stockton Basin is partially protected from flooding by levees along the left 

banks of the Stockton Diverting Canal and the Lower Calaveras River.  The Stockton 

Diverting Canal and the Lower Calaveras River are the lower reaches of a flood control 

system which conveys runoff from the Sierra foothills through eastern San Joaquin 

county and central Stockton, to the San Joaquin River and the San Joaquin-Sacramento 

Delta.  This flood control system begins at New Hogan Dam and Reservoir which 

regulates flows to the Calaveras River.  The Calaveras River then flows through eastern 

San Joaquin County to Bellota, where flows are diverted to Mormon Slough.  Mormon 

Slough flows westward to the eastern edge of Stockton, where flows are diverted to the 

Lower Calaveras River via the Stockton Diverting Canal.  At the western edge of 

Stockton, just north of Smith Canal, the Lower Calaveras River flows into the San Joaquin 

River. 

Historically, Mormon Slough flowed through what is now south central Stockton via the 

Lower Mormon Channel.  Beginning in 1902, the U.S. Army Corps undertook a series of 

actions that resulted in the diversion of Mormon Slough flows from the Lower Mormon 

Channel to the Lower Calaveras River via the Stockton Diverting Canal.  The original 

diversion was constructed to prevent sediment from being deposited in the Stockton 

Deep Water Ship Channel (DWSC) and interfering with navigation.  In the mid 1960’s 

USACE undertook a flood control project which increased the flood flow conveyance 

capacity of Mormon Slough and the Diverting Canal, and which completely shut off 

flows from Mormon Slough into the Lower Mormon Channel.   Since then the Lower 

Mormon Channel has been used to convey local storm drainage flows only.   

SJAFCA performed detailed hydrologic and hydraulic studies of the Mormon Slough, 

Diverting Canal and Lower Calaveras River system as an in-kind contribution service to 

the USACE LSJRFS, and determined the 100-Year and 200-Year flows and for the 

Stockton Diverting Canal and the Lower Calaveras River to be as shown in Table E-8 

below. 
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Figure E-18 Basin Project 4, Mormon Channel Bypass 
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Table E-8. 100 & 200-Year Flows for Stockton Diverting Canal and Lower Calaveras 

River, from USACE LSJRFS 

     100-Year Flow  200-Year Flow 

Stockton Diverting Canal (upstream end) 14,950 cfs 15,200 cfs 

Lower Calaveras River (downstream of confluence 

with Diverting Canal) 

15,360 cfs 15,750 cfs 

 

From 1995-1998, SJAFCA undertook a levee raising project along Mormon Slough and 

the Stockton Diverting Canal so these channels could convey the 100-Year flow with at 

least 3-feet of freeboard.  Along the Diverting Canal, the majority of the levee raising 

work was along the right bank as the left back already had sufficient freeboard to 

convey the 100-year flow, as had the Lower Calaveras River levees.  The Stockton 

Diverting Canal levee raising project was completed in 1998 and certified by the USACE 

in 2000 as providing at least a 100-Year levee of protection.   In 2010, as part of the 

FEMA Map Modernization process, SJAFCA reconfirmed that the Lower Calaveras River 

also provides at least a 100-Year levee of protection and the levee has been 

reaccredited by FEMA. 

In 2002, SJAFCA and the USACE completed evaluations of a number of alternatives 

aimed at improving flood protection for the Stockton area7.  One of the alternatives 

evaluated the feasibility of diverting flood flows into a restored Lower Mormon Channel 

during large flood events.  The primary project goals identified were to restore Lower 

Mormon Channel and enhance its habitat value, and provide at least 200-Year flood 

protection for the central Stockton area by diverting excess Mormon Slough flows into 

the Lower Mormon Channel.    SJAFCA’s 1996 hydrologic and hydraulic studies indicated 

that 200-Year protection for central Stockton could be achieved by diverting 

approximately 1,000 cfs from Mormon Slough into the Lower Mormon Channel. 

For the USACE LSJRFS, the diversion was sized to divert the maximum flow that could be 

handled by the channel without levees. Twelve hundred (1,200) cfs was chosen by the 

USACE during alternative formulation as a flow that met this objective while also 

                                                      

 

7
U.S. Corps of Engineers Stockton Metropolitan Area, California Phase II Flood Control Alternatives Report, 

April 2002 & Mormon Channel Section 1135 Restoration Alternatives Report, 2002 
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providing 90% assurance of being contained within the channel.  A HEC-RAS analysis was 

conducted to assist in identifying major improvements needed in order for the channel 

to accommodate the diverted flow.  Steady state simulations were run using a HEC-RAS 

model developed through the DWR Central Valley Floodplain Evaluation and Delineation 

(CVFED) program. The model is titled SG3_SDW_Lower_MNS_System and is dated 

October 25, 2012. 

The 1,200 cfs diverted flows were entered at the upstream end of the model where the 

diversion structure is located. Flows were then increased to 1,550 cfs at Highway 99 and 

to 1,700 cfs near Stanislaus Street to account for additional local drainage entering the 

channel. 

In the process of performing this analysis it was confirmed that 1,200 cfs was a design 

flow that met the objective of maximizing diversions, while providing a 90% assurance 

level that flow would be kept within channel banks, and using relatively minor channel 

improvements but no levees. 

The Lower Mormon Channel is approximately 6 miles long from the beginning of the 

Stockton Diverting Canal west to the Stockton Deep Water Ship Channel. Since 

construction of Stockton Diverting Canal in the early 1900’s, Lower Mormon Channel 

has been extensively modified.  In some areas, the channel has been partially filled in 

and the channel bottom is being used for agriculture. In the lower reaches, some roads 

cross the channel as low water crossings.  The Lower Mormon Channel has 20 bridges 

crossings and five low water crossings.   

Channel improvements are identified in Figure E-19. Most of the low water crossings 

would be replaced with bridges to maintain service during flood operations and to 

reduce head losses at the crossings. In addition, several reaches of channel must be 

enlarged to remove fill and encroachments that have been placed over the last century 

in order to re-establish channel capacity. 

5.4.1 Commerce Street Low Water Crossing Removal/Replacement with Bridge: The 

low-water crossing at Commerce Street must be replaced with a new 125-foot span 

bridge. This improvement results in a 0.5-foot drop in water surface elevations 

upstream of the crossing. 
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Commerce Street looking north towards Mormon Channel.  

5.4.2 Channel Enlargement Upstream of California Street 

About 270-feet of channel just upstream of California Street must be excavated to 

achieve 90% assurance that flow will stay in channel.  
 

The building pictured following includes a basement that cuts into the channel bank 

which would become flooded during operation of the bypass.  It is proposed that a 

floodwall is constructed around the building to protect it from flooding.  This is a 

preferred alternative to demolition of the building given the unknown costs that may be 

associated with takings, relocation of a business, flood proofing, partial compensation,  

etc. 

 
View looking upstream on Mormon Channel from the California Street bridge. 
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5.4.3 Stanislaus Street Low Water Crossing Removal/Replacement with 

Bridge  

The low-water crossing at Stanislaus Street presents a life safety hazard under the with-

project condition and must be replaced with a new 130-foot span bridge. This 

improvement also includes about 750-feet of channel excavation and grading upstream 

and downstream of the crossing location. The improvement reduces water surface 

elevations by almost 1-foot on the upstream side of the crossing.  

 

 
Stanislaus Street crossing looking north.  

 

 

5.4.4 Construct Additional SPRR Culverts 

The existing 8-foot culverts (4 total) at the SPRR crossing must be supplemented with 2 

additional 6-foot culverts. The existing culvert crossing poses a significant flow 

obstruction and its backwater effects, up to a 3-foot increase in WSEs, cause overbank 

spilling in upstream locations. Two additional 6-foot culverts are proposed for with-

project conditions and would reduce WSEs by over 1-foot on the upstream side of the 

culverts. 

The analysis also considered removing and replacing the culverts with a bridge crossing. 

This would result in much improved channel hydraulics, but would likely be much more 

costly given the difficulties associated with construction of railroad crossings. In the case 
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of the SPRR crossing, this could be upwards of $12 million for a bridge replacement. 

Supplementing the existing culverts is a preferred alternative. 

 

 

View from Aurora Street Bridge looking upstream to the existing SPRR culverts. 

5.4.5 Pilgrim Street Low Water Crossing Removal 

The removal of the Pilgrim Street low-water crossing is estimated to drop water surface 

elevations by up to 0.5-feet immediately upstream. It would provide some relief to the 

Airport Way bridge deck which is approximately 100-feet upstream and is under 

pressure flow conditions without the improvement. This crossing can be abandoned and 

access provided using other routes. 
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Pilgrim Street crossing looking north. 

5.4.6 Removal of Concrete Box Culvert Upstream of Wilson Way (Optional) 

A 10-foot by 7-foot concrete box culvert is buried in-channel from Commerce Street to 

approximately 250-feet upstream of Wilson Way (7,200 lineal feet). The culvert 

intercepts local drainage in this area and conveys it directly to the lower portion of the 

channel, downstream of Commerce Street. It was constructed in 1953 by the City of 

Stockton with the original intent of reclaiming the channel for development. The plan to 

reclaim the channel was abandoned after the 1955 and 1958 floods, but the culvert 

remained in place. 

Blocking or removing the culvert is not a required improvement hydraulically, but it 

would allow local drainage to be conveyed through the channel in a more uniform 

manner. 

  

To take the culvert out of service, it is recommended to remove a 500-foot portion near 

Wilson Way. The remainder of the culvert can be sealed off and left buried in-channel. 

In addition, approximately 25 storm drains that connect into the culvert would need to 

be redirected to discharge directly into the channel (HDR Report, 2001).  
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In-channel culvert located just upstream of Wilson Way. 

 

 

 

 
View from Wilson Way looking upstream at the channel constriction caused by  

a 300’ x 50’ concrete box culvert. 

 

5.4.7 Bieghle Alley Low Water Crossing Removal 

The Bieghle Alley low-water crossing is located approximately 1,200-feet upstream of 

Wilson Way. The obstruction does not cause the channel to spill, but its removal is 

necessary from a public safety standpoint. Removing the low water crossing and re-

grading the channel would improve channel hydraulics and reduce water surface 

elevations by about 0.25-feet. 



August 2015   

Smith Canal Gate-UFRR Full Application - Construction    Page E-49 

 

 
Aerial view of Bieghle Alley low-water crossing. 

 

 

5.4.8 David Avenue Low Water Crossing Removal/Construction of Access 

Road 

The David Avenue low water crossing is located approximately 700-feet downstream of 

Golden Gate Ave and must be removed. The crossing is responsible for only minor 

hydraulic impacts, but its removal is necessary from a public safety standpoint. The 

crossing appears to be well used by the adjacent landowners and will need to be 

replaced with a 450-foot access road leading to Golden Gate Avenue.  
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Aerial view of David Ave low-water crossing. 

 

5.4.9 Highway 99 to Walker Lane Channel Widening 

 The approximately 1-mile portion of Mormon Channel between Highway 99 and Walker 

Lane would require widening the channel bottom between 10- and 50-feet in many 

areas to provide 90% assurance that flow would be contained within the channel banks. 

The figure following shows the with- and without-project water surface profile along 

Mormon Channel’s left bank between Highway 99 and Walker Lane. 

Estimates of without-project n-values in this area are around 0.10. Following channel 

widening, with-project n-values were assumed to be 0.04. Once n-values were adjusted 

in HEC-RAS for with-project conditions, channel cross sections were modified/excavated 

to improve channel hydraulics.  
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Mormon Channel Vegetation – South Oro Ave looking upstream. 

 

5.4.10 Gillis Road Culvert Removal/Replacement with Bridge 

The existing Gillis Road culvert and fill crossing presents a major flow obstruction 

approximately 1,000-feet downstream of the proposed Mormon Channel diversion 

structure. To prevent overbank spilling, this crossing must be converted to a 100-foot 

span bridge. 

 

Gillis Road low water crossing. 
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5.4.11 Construct Diversion Structure at Mormon Slough 

The diversion structure at Mormon Slough will be designed to spill up to 1,200 cfs for all 

floods with a 1/10-ACE and larger. Radial gates will be used to control the flow to 

achieve the 1,200 cfs operational flow of the Mormon Channel bypass. Operation of the 

diversion structure will be automatic based on real time gage flows at Bellota.  

The WSE in upper Mormon Slough during the 1/10-ACE flood is 41.40 feet-NAVD88 at 

the diversion structure based on preliminary LSJRFS HEC-RAS simulations. The floor of 

the diversion structure will be set at 38.67 feet-NAVD88 to allow for 2.73 feet of head 

through the structure.  Based on weir calculations for a rectangular weir, the width 

required for the diversion structure is approximately 100 feet to achieve a 1,200 cfs 

capacity at 1/10-ACE WSEs.  

 

Table E-9. Flow-frequency for Mormon Channel Diversion Structure. 

ACE 

WSE in Mormon Slough 

(Upstream Side of 

Diversion Structure)                   

[ft-NAVD88] 

Design Flow 

Capacity (Open 

Gates) [cfs] 

Operational 

Flow              

[cfs] 

½ 36.30 0 0 

1/5 41.22 1,350 1,050 

1/10 41.40 1,500 1,200 

 

At the 1,200 cfs operational flow, the WSE at the top of the Mormon Channel bypass 

will be approximately 36 feet-NAVD88. Energy dissipating riprap will be placed on the 

downstream side of the diversion structure.   

The center portion of the diversion structure will need to be a box culvert to maintain 

the existing levee road.  Figure E-19 provides a conceptual plan view of the diversion 

structure.  A conceptual section is shown below.  
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Figure E-19 Mormon Channel Bypass Diversion Structure 
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Conceptual section view of proposed diversion structure. 

 

In addition, low flow diversions could be added to divert up to 30 cfs into the Mormon 

Channel bypass throughout the year if found to be desirable during project refinement.  

A pipe inlet could be placed at the check dam on upper Mormon Slough, approximately 

700 feet upstream of the diversion structure to capture this flow. A 36-inch pipeline 

would convey 30 cfs and maintain a flow velocity of less than 5 feet per second. 

The analysis resulted in a cost of approximately $38.4 million for the identified channel 

improvements and real estate acquisition (Table E-10). 
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The Mormon Channel bypass was the defining feature in Alternative 9a in the final array 

of USACE’s LSJRFS.  Although Alternative 9a was not selected as the National Economic 

Development (NED) plan or Tentatively Selected Plan (TSP), it performed well technically 

and economically, and USACE did not find any fatal flaws.  The LSJRFS determination of 

NED and TSP was purely an economic optimization; resiliency to changing hydrology due 

to climate change, and multiple benefits were not considered in USACE’s decision. 

The Mormon Channel bypass appears to be feasible, and an implementable solution to 

address the first increment of hydrologic resiliency.  SJAFCA’s understanding is that 

ongoing CVHS and CVFPP work is finding that climate change is projected to increase 

200-year inflows to New Hogan Reservoir by as much as 35% by 2100.  If this is the case, 

New Hogan Reservoir would likely have to use its radial gate spillway, which would 

greatly increase 200-year outflows.  The Mormon Channel bypass could accommodate 

1,200 cfs of this increase.  In addition, the bypass would provide multiple benefits, 

including: 

1. FRM resiliency to climate change, as noted above. 

2. Ecosystem restoration, primarily targeted at establishment of a new 

intermittently wetted terrestrial habitat corridor from the Delta to the Sierra 

foothills. 

3. Water quality benefits due to biofiltering of stormwater runoff. 

4. Recreation, consisting of a bike trail along the bypass, Diverting Canal, and Lower 

Calaveras River, establishing a continuous bike trail from downtown Stockton to 

the University of the Pacific. 

5. Water supply, through percolation of bypass flows into the aquifer.  Because this 

portion of the aquifer is troubled by saline intrusion from the west, any 

groundwater recharge will not only help remediate overdraft, but it will help to 

repel saline intrusion.  
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5.5 Basin Project 5 – Study Modifications to Calaveras River Storage 

DWR estimates indicate that climate change could increase 200-yr inflows to New 

Hogan Reservoir by 35%.  The LSJRFS determined that New Hogan Dam and reservoir 

can safely control a 200-yr inflow flood under current climate conditions without use of 

the dam’s radial gate spillway, fully storing the inflow flood and releasing on a schedule 

compatible with the runoff hydrograph from the unregulated Cosgrove Creek basin 

downstream.  The Corps operates the dam to hold releases until the peak flood from 

Cosgrove Creek has passed. However, in larger floods, New Hogan Dam will spill, greatly 

increasing peak flows at Stockton.  This Basin Project includes a study of modifications 

to Calaveras River storage to address longer term climate change.  Alternative 

formulation will consider New Hogan reoperation, New Hogan physical modifications, 

new main-stem storage, and new off stream storage coupled with reoperation.  

Opportunities for multiple benefits will be analyzed including water supply, recreation, 

and water quality improvement. 

5.6 Basin Project 6 – Implement Levee Raises Where Affected by Sea 

Level Change 

Basin Projects 2 and 3 will identify and implement Central Stockton Basin perimeter 

levee improvements to achieve an Urban Level of Protection, which will accommodate 

sea level change for at least the 20 year period of the ULOP extended finding.  This Basin 

Project will design and construct levee raises to accommodate longer-term sea level 

change. 

5.7 Basin Project 7 – Implement Modifications to Calaveras River 

Storage 

This Basin Project includes design and construction of improvements identified in Basin 

Project 5.   

6.0 Basin Plan Alternatives 

The Basin Plan outlined in Sections 4 and 5 includes several planning steps which will 

examine alternatives prior to finalizing an action plan.  Specifically, Basin Project 2 will 

identify the ULDC deficiencies in the basin perimeter levees, and an implementation 

plan for curing those deficiencies.  Depending on the scope of the work required, this 

could involve prioritizing and phasing.  Similarly, Basin Project 5 is a study of storage 

options for the Calaveras River watershed, which will examine a full range of 
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alternatives to reduce peak flood flows to levels that can be handled by the downstream 

conveyance system. 

7.0 Preliminary Cost Share Recommendation 

With this application, SJAFCA is requesting UFRR funding for the balance of the soft 

costs and the construction phase of the project at the recommended cost share.  SJAFCA 

is requesting UFRR funding in the amount $22,309,666. This represents the balance of 

the needed State funding at a recommended cost share of 67% after the EIP funding 

provided of $2,412,500. SJAFCA is requesting that DWR provide this additional funding 

through a new UFRR funding agreement. SJAFCA hopes to begin construction in April 

2017 with the goal of having the Gate operational in December 2018.  Further 

documentation on the recommended cost share is provided in Attachment B. 

8.0 Schedule 

SJAFCA has been engaged with this project since 2008 and is on track to begin 

construction in April 2017.  Below is the current schedule for the project. 

Activity Start Finish 

Engineering Design November 2015 December 2016 

CEQA/NEPA Preparation March 2014 November 2015 

Right of Way Acquisition November 2015 October 2016 

Permitting Acquisition November 2015 March 2017 

UFRR Funding Agreement March 2015 December 2015 

Construction April 2017 December 2018 

 

9.0 Programmatic Approach to Permitting 

The Smith Canal Gate will be located in an isolated backwater of the Delta, and it does 

not lend itself to programmatic riverine permitting actions contemplated for other parts 

of the SPFC.  Permitting will be coordinated with the Delta Stewardship Council for 

consistency with the Delta Plan.  Environmental impacts will be minimized by design, 

and mitigation will be either on-site or through the San Joaquin County HCP.  
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10.0 Any Proposal for How to Mitigate for Impacts to Other 

Measures Taken for Avoidance and Minimization (Best 

Management Practices) 

In-water construction will be performed within a sheet pile cofferdam using barge 

mounted equipment and barged materials.  The project will not impact mitigations from 

other projects, and will not result in redirected hydraulic impacts (see Attachment C,  
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