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PREAMBLE

Pursuant to 865.0220 of the “San Diego Maintenance Assessment District Procedural
Ordinance” (being Division 2, Article 5, Chapter 6 of the San Diego Municipal Code),
and in accordance with Resolution No. , adopted by the CITY COUNCIL
OF THE CITY OF SAN DIEGO, COUNTY OF SAN DIEGO, STATE OF
CALIFORNIA, in connection with the annual proceedings for CENTRAL
COMMERCIAL MAINTENANCE ASSESSMENT DISTRICT, Koppel & Gruber
Public Finance, as District Administrator to the City of San Diego, submits herewith this
annual report for the District.

DATE OF FINAL PASSAGE OF THE CITY OF SAN DIEGO, COUNTY OF SAN
DIEGO, STATE OF CALIFORNIA, ON THE
DAY OF , 2017.

Elizabeth Maland, City Clerk
City of San Diego
State of California
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SECTION I. EXECUTIVE SUMMARY

PROJECT: Central Commercial Maintenance Assessment District (“District”)
APPORTIONMENT METHOD: Lot Square Footage (“LSF”)

Linear Front Foot (“LFF”)

Land Use Trips (“Trips”)

TABLE 1 — SUMMARY INFORMATION

Maximum
Central Commercial FY 2017 FY 2018 (1) Authorized
Total Parcels Assessed: 428 428
Total Estimated Assessment: $234,918 $234,918 $480,496
Total Number of Units:
LSF 2,954,685.00 2,954,685.00 2,954,685.00
LFF 34,666.00 34,666.00 34,666.00
Trips 20,526.08 20,526.08 20,526.08
Unit Assessment Rate
$/LSF $0.0438 $0.0438 $0.0886
$/LFF $1.8455 $1.8455 $3.8118
$/Trips $2.0232 $2.0232 $4.2107
Estimated Assessment Revenue
$/LSF $129,415 $129,415 $261,925
$/LFF $63,976 $63,976 $132,141
$/Trips $41,527 $41,527 $86,430

1. FY 2018 is the City’s Fiscal Year 2018, which begins July 1, 2017 and ends June 30, 2018. Total
Parcels Assessed, Total Estimated Assessment, and Total Estimated Factors may vary from prior year
due to parcel changes.

ANNUAL CoST INDEXING: The assessments are authorized to increase by the greater of the
annual change in the San Diego Area Consumer Price Index (the SDCPI-U) or 5% of the
previous year’s rate beginning in Fiscal Year 2001.

Annual Report FY 2018 Page 1
Central Commercial Maintenance Assessment District June 2017



SECTION I1. BACKGROUND

A. INTRODUCTION

The Central Commercial Maintenance Assessment District was established by Resolution R-
201471 of the City Council on August 8, 2000. The District was formed in compliance with
the provision of Proposition 218. An assessment ballot proceeding was conducted and a
weighted majority of property owners based on assessment amount were in support of the
continuation of the assessments and services and improvements the assessments fund.

On July 22, 2016, the City of San Diego passed R-310617 authorizing the annual budget and
assessments for Fiscal Year 2017, and the continued levy of the assessments for the life of the
District.

The District is authorized and administered under the provisions of the “San Diego Maintenance
Assessment District Procedural Ordinance” (being Division 2, Article 5, Chapter 6 of the San
Diego Municipal Code). This annual report has been prepared pursuant to the requirements of
865.0220 of the “San Diego Maintenance Assessment District Procedural Ordinance” .
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SECTION III. P1LANS AND SPECIFICATION

A. GENERAL DESCRIPTION OF THE DISTRICT

The territory within the District consists of all lots, parcels and subdivisions of land as shown
on the Boundary Diagram titled “Map of Proposed Boundaries of the City of San Diego
Central Commercial Maintenance Assessment District” contained within this Annual Report
in Exhibit A.

The District is located in the Southeastern San Diego Community Planning Area, Sherman
Heights neighborhood situated along Imperial Avenue from Interstate 5 to 32" Street;
Commercial Avenue from Interstate 5 to 28" Street; National Avenue from 28" Street to 32"
Street; and all side streets in between Imperial Avenue and Commercial Avenue between
Interstate 5 and 28" Street. The non-profit Central Commercial District Revitalization
Corporation manages the District.

B. DESCRIPTION OF IMPROVEMENTS TO BE MAINTAINED AND SERVICES

The District, through the levy of special assessments, provides funding for ongoing
maintenance, operation and servicing of landscaping, lighting, and other improvements or
appurtenant facilities located within the public rights-of-ways and dedicated easements
located within the District. Maintenance services will be provided by City personnel and/or
private contractors. The improvements maintained and services provided by the District are
generally described as follows:

e Public safety, security, and suppression of gang activity;
e Managing with homeless and vagrancy issues;
Maintaining and beautifying the areas adjacent to the street rights-of-way, which are
landscaped with groundcover, trees and shrubs;
Graffiti removal;
Tree planting and trimming;
Regular sidewalk and street gutter sweeping;
Operation of enhanced street lighting for pedestrian safety and encouragement;
Administration/Corporate Operations/Outreach including;
o District management
Overseeing of contract
Relations with City and Council office
Relations with property owners
Relations with Community Planning Groups
Insurance
Legal and accounting
Office related expenses

O O O O O O O

Plans and specifications for these improvements to be maintained by the District are on file
with the City Engineer’s office and by reference are made part of this Annual Report. These
documents are on file with the City Clerk and the City Planning and Community Investment
Department and are available for public inspection during normal business hours.
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SECTION 1IV. ESTIMATE OF COSTS

Estimated Fiscal Year 2018 annual expenses, revenues, reserves and assessments are
included in Exhibit B.
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SECTION V. METHOD OF APPORTIONMENT

A. SPECIAL BENEFIT ANALYSIS

As determined in the formation Engineer’s Report, each of the proposed improvements and
the associated costs and assessments within the District were reviewed, identified and
allocated based on special benefit pursuant to the provisions of the applicable law.

Proper maintenance and operation of landscaping, street trees, streetlights, sidewalks, gutters
and litter removal provides special benefit to properties within the District by providing
community character, security, safety and vitality. In addition, the Improvements will
enhance the ability of property owners to attract and maintain customers as well as increase
the viability of commercial development. These special benefits are benefits that are above
and beyond the City’s standard level of service, and exclusive of those “general benefits”
provided to the public at large or properties located outside the District. Under applicable
law, only “special benefits” are assessable. As such, separation and quantification of the
“special benefits” associated with the improvements/services are illustrated in the following
equations:

Special Benefits = Total Benefits — General Benefits

General Benefits = City Standard + External Benefits

Special Benefits = Total Benefits — [City Standard + External Benefits]

In these equations, “Total Benefits” refers to the cost of providing the total benefits of the
improvements/services; “City Standard” represents the cost of providing the City’s standard
level of service; and “External Benefits” refers to the cost of those additional benefits
accruing to the public at large or properties located outside the District. In order to isolate
the “Special Benefits,” it is necessary to quantify the amount of “General Benefits”
associated with the improvements/services.

CITY STANDARD

The District will continue to receive the standard level of service provided to the public at
large under City funded and administered programs. These cost and service allocations,
reviewed and adjusted annually by the City, are representative of the City’s standard level of
service for maintenance and servicing of public facilities and improvements (e.g., medians,
open space, street lights, street trees, sidewalks, parks, etc.), including street sweeping and
graffiti removal on public property. With or without the proposed assessment District, the
area will continue to receive the City’s standard level of services, a “general benefit” that is
not funded by assessments.

EXTERNAL BENEFITS

Applicable law prohibits levying assessments to pay for “general benefits” conferred to the
public at large or properties located outside the District. Public safety benefits of the
improvements may accrue to persons traveling through the improvements (incidental
beneficiaries). Based on a review of the spatial limits of the District and the proposed
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improvements/services, it has been determined that the maintenance and servicing of the
improvements does not confer benefit to properties outside District.

To quantify the benefit to persons traveling through the District, a traffic study was
completed to isolate the estimated “pass-through” traffic along each segment. Pass-through
traffic is traffic that has neither an origin nor destination within the defined area, which
provides a reasonable means of quantifying benefits not accrued to property within the
District.

Additionally, improvements have been reviewed to determine the potential amount of benefit
to Pass-through traffic. Since much of the District budget is for improvements that are a
direct benefit to property within the District such as sidewalk spraying, gutter clean up and
utility costs, the potential benefit to Pass-through traffic was considered low and was factored
into the traffic counts.

It is estimated that as much as 3.58% of the total benefit may accrue to the public at large as
incidental beneficiaries passing through the District. The estimated costs associated with
these “general benefits” have been quantified and will not be funded by the assessments.

SPECIAL BENEFIT

Parcels within the District receive a special benefit resulting from the maintenance and
services and improvement provided with the assessments. Specifically the special benefits
are summarized as follows:

e Improved cleanliness and maintenance of sidewalks used to access property in the
District.

e Enhanced cleanliness and desirability of the area, including removal of litter and debris
from sidewalks and other public facilities for the direct advantage of property in the
District.

e Protection and improvement of views, scenery and other permanent public facility
resources for property in the District and preservation of public assets maintained by
the District.

e Enhanced safety of property in the District and reduced liability risk.

e Improved illumination of property in the District.

e Improved access to property in the District due to cleaner and safer sidewalks and
improved lighting.

e Improved nighttime visibility for the local access of emergency vehicles.

e Improved safety and traffic circulation to and from parcels.

e Increased deterrence of crime and aid to police and emergency vehicles.

B. ASSESSMENT METHODOLOGY
To establish the special benefit to the individual lots and parcels within the District a formula
that spreads the costs of the maintenance based on the special benefit must be established.
Annual Report FY 2018 Page 6
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At the time of formation, the improvements were reviewed and a formula was established to
apportion the maintenance costs based on special benefit.

The method of assessment established at the time of the District’s formation is based on a
combination of three factors; Lot Square Footage (“LSF”), Linear Front Footage (“LFF”),
and the parcel’s Trips by Land Use (“Trips”) for each parcel located within the District. The
table below defines these factors, the weighting of total assessment given to each factor, and
the rationale for each factor.

TABLE 2 — FACTORS

FACTOR WEIGHT! RATIONALE
Measure of a parcel’s
Lot Square Footage (Size) . proportionate LSF oyvnershlp or
(LSF) 50% stakeholder interest in the
community.

Measure of a parcel’s LFF share

Linear Front Frontage (LFF) 2504 of the linear frontage of right-of-
way enhancement/services.

Measure of a parcel’s
proportionate contribution to the
intensity of public right-of-way
Trips by Land Use (Trips) 25% use. A Single Family Residential
parcel is assigned 10 and other
land uses are compared to this
land use shown in Table 2 below.
1. The total assessment for each parcel is the sum of the assessment calculated by the
application of each factor.

LoOT SQUARE FOOTAGE FACTOR

The Lot Square Footage (LSF) Factor is a measure of a parcel’s proportionate area of
ownership or stakeholder interest relative to the total area of the District, which is receiving
enhanced and increased maintenance, beautification, and other property related services
provided by the District. This factor has been weighted to provide a “target component” of
50% of the total assessment.

LINEAR FRONT FOOTAGE FACTOR

The Linear Front Footage (LFF) Factor is a measure of a parcel’s proportionate share of the
LFF of the total LFF length of the public right-of-way for which the District is providing
enhanced and increased maintenance, beautification, and other property related services
provided by the District. This factor has been weighted to provide a “target component” of
25% of the total assessment.
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TRIPS BY LAND USE FACTOR

The Trips by Land Use (Trips) Factor is a measure of a parcel’s proportionate contribution
to the intensity of use of the public right-of-way. This intensity of use can be quantified by
the number of trips a parcel generates to and from the public right-or-way. The standard and
accepted document for establishment of the number of trips generated by a parcel is the “Trip
Generation Manual” as approved by the City of San Diego in September 1998. The Trip
Generation Manual bases trip generations on a rate of trips per residential dwelling unit, or
per building square footage and/or lot acreage for the various classifications or non-
residential land uses The land use classification for each parcel within the District boundary
has been identified and the number of daily tips generated by each parcel has been calculated.
This factor has been weighted to provide a “target component” of 25% of the total
assessment. However, due to the variation of land use intensity, this target component is not
achievable. The actual land use factor was calculated such that the assessment on any parcel
would not exceed that assessment which would result if the land uses were uniform and the
total land use component would add up to the target component. For ease and reasonableness
of calculation, land use trip generation rates have been grouped and averaged.

The following table summarizes the trip generation rates used for the assessment calculation.
TABLE 3 — TRIPS BY LAND USE FACTOR

Land Use Code Trip Factor

Single Family Residential SFR 10 per dwelling unit
Multi-Family Residential MFR 7 per dwelling unit
Commercial COM 32 per 1,000 sq ft
House of Worship HOW 9 per 1,000 sq ft
Industrial IND 12 per 1,000 sq ft
Institutional INST 14 per 1,000 sq ft
Parking Lot PRK 0
Vacant VAC 0
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SAMPLE CALCULATIONS

As described above, assessments have been calculated for each parcel based the LSF, LFF
of the property along the improvement/service corridor, and the Trips.

LSF = Lot Square Footage

LFF = Linear Front Footage

Trips = Trip Generation by Land Use

Shown below are calculations for various sample parcels.

e Commercial Property with 190-foot frontage, 5,000 square feet of building on .16
acres
LSF =6,970 LSF
LFF =190.00 LFF
Trips = (5,000 + 1,000) x32 trips = 160 Trips
e Multi-Family Residential property with 50-foot frontage, 4 units on .16 Acres
LSF = 6,970 LSF
LFF =50.00 LFF
Trips = 4 units X 7 Trips per unit = 28 Trips

The total assessment for each parcel in the District is based on the calculated LFF, LSF and
Trips for the parcel and the applicable unit assessment rate, as shown in the following
equation:

Total Assessment = LSF x LSF Unit Assessment Rate + Total LFF x
LFF Unit Assessment Rate + Total Trips x Trip Unit Assessment
Rate

C. ASSESSMENT RANGE FORMULA

The purpose of establishing an Assessment Range Formula is to provide for reasonable
increases and inflationary adjustment to annual assessments without requiring the District to
go through the requirements of Proposition 218 in order to get a small increase. This
Assessment Range Formula was approved by the property owners at the time the District
was formed. If the budget and assessments calculated requires an increase greater than the
adjusted Maximum Assessment, then the assessment is considered an increased assessment
and would be subject to Proposition 218 balloting.

The maximum authorized assessment established in the Fiscal Year 2000 proceedings are
authorized to be indexed (increased or decreased) annually by the factor published in the
SDCPI-U or 5% whichever is greater. The annual change in second half SDCPI-U values, as
compiled by the U.S. Bureau of Labor Statistics (see www.bls.gov), for the prior year period
was from 271.526 to 276.837 (a 1.96% increase). In accordance with the approved cost-
indexing provisions, the maximum authorized assessment rates contained within this Annual
Report have been increased by 5.00%.
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The Maximum Assessment is adjusted annually and is calculated independent of the
District’s annual budget and proposed annual assessment. Any proposed annual assessment
is not considered an increased assessment, even if the proposed assessment is greater than
the assessment applied in the prior fiscal year.
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EXHIBIT A- DISTRICT BOUNDARY

The parcels within the Central Commercial Maintenance Assessment District consist of all lots,
parcels depicted within the boundaries of the District. The District diagram reflecting the exterior
boundaries of the District is on file with the City Clerk.
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EXHIBIT B- ESTIMATE OF COSTS
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REVENUE AND EXPENSE STATEMENT

Central Commercial Maintenance Assessment District
Fund 200078

FY 2016 FY 2017 FY 2018
BUDGET BUDGET PROPOSED
BEGINNING FUND BALANCE
Surplus (or Deficit) from Prior Year $86,416 $78,000 $95,000
TOTAL BEGINNING FUND BALANCE $86,416 $78,000 $95,000
REVENUE
Assessment Revenue $238,618 $234,917 $234,918
Other Contributions (Non Assessment Source) $11,160 $10,769 $15,269
TOTAL REVENUE $249,778 $245,686 $250,187
TOTAL BEGINNING FUND BALANCE & REVENUE $336,194 $323,686 $345,187
OPERATING EXPENSE
Landscaping Improvements and Activities $266,160 $261,847 $282,957
Owner's Association/Non-Profit Administration $35,793 $35,238 $35,238
City Administration $9,545 $3,500 $3,500
Contingency Reserve $24,696 $23,101 $23,492
TOTAL OPERATING EXPENSE $336,194 $323,686 $345,187

TOTAL ENDING BALANCE $0 $0 $0




EXHIBIT C- ASSESSMENT ROLL

The assessment roll is a listing of the Fiscal Year 2018 Assessment apportioned to each lot or
parcel, as shown on the San Diego County last equalized roll of the assessor and reflective of the
Assessor’s Parcel Map(s) associated with the equalized roll. A listing of parcels proposed to be
assessed within this District is shown on the following table.
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