
EXHIBIT B 

 

 

 ENGINEER’S REPORT  
For the  

Higgins Woodridge  
Permanent Road Division (PRD)  

 

Nevada County, California  
Revised August 8, 2018 

 
 
 
 
 

 
 
 
 
 
 

Prepared by:  

Joshua H. Pack, P.E.  
Principal Civil Engineer 

Nevada County Department of Public Works  
 950 Maidu Avenue Nevada City, CA 95959 

 



ENGINEER’S	REPORT	–	Higgins	Woodridge	PRD																																																																																																								Page	2	

 

 

 

I. PRD ASSESSMENT INTRODUCTION  

The Higgins Marketplace Subdivision is an approved project with an approved Tentative Parcel Map (Parcel Map 

04-020). The project is located south of Combie Road and east of State Route 49. The Parcel Map consists of six 

developable parcels and one open space parcel. As part of the project, the developer plans to improve and extend 

both Higgins Road and Woodridge Drive. The project is conditioned to create a Permanent Road Division (PRD) 

and levy an annual parcel charge to each developable lot for road maintenance within the development prior to 

recordation of the Parcel Map.  

If approved, the PRD will charge the existing parcel an annual assessment to fund road maintenance services. Upon 

Parcel map recordation, each developable lot identified in the Parcel Map will pay its pro rata share of annual 

assessments Details of these payments are included in this Engineer’s Report.  The services to be provided in the 

PRD will be as follows:  

A. Road Surface Maintenance:  

The proposed road surface maintenance consists of approximately 99,000 square feet and includes Higgins Road 

(Combie Road to Woodridge Drive) and Woodridge Drive (Higgins Road to State Route 49).  
 
The following items are typically included in a typical 25-year pavement maintenance cycle: 
 

 Road resurfacing, including seal coat, patch and crack seal preparation work twice per each cycle.  

 Pavement overlay and additional preparation and preservation work at the end of each cycle. 

 Traffic signal maintenance costs for equipment relating to the south leg (Higgins Road) of the future 
traffic signal at Combie Road / Higgins Road. 

 Miscellaneous road maintenance work as-needed, including sidewalk maintenance, brush and 
vegetation maintenance, pothole repair, drainage and culvert maintenance, signing and striping, 
sidewalk maintenance snow removal, etc. 

 Commercial driveways encroaching upon Higgins Road and Woodridge Drive are not included in 
PRD maintenance costs. These costs are borne upon the property owner. This includes private 
commercial driveway culvert maintenance, striping, and pavement repairs or improvements. 

 

 
II. LEGAL REQUIREMENTS  

Pursuant to Section 4 of Article XIII D of the California Constitution, the lots receiving a special benefit from the 

street improvements must be identified and the special benefit determined. Initially upon PRD formation, the 

existing parcel will be entirely responsible for the annual assessments. Upon Parcel Map recordation, all 

developable parcels within the parcel map shall share liability for the road.  Since the size of each developable 

parcel will have a proportional impact on these roads, the proposed charges are assessed based on developable 

parcel size. For the purposes of discussion, Parcels 1-4 and 6-7 are considered developable. Parcel 5 is considered 

open space and has no impact on future road maintenance. As a result, no assessment is being charged.  
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III. BASIS OF ANNUAL ASSESSMENT  

The annual assessments for each maintenance program as defined in this Report have been based upon current rates 

and maintenance costs.  Further discussion on each maintenance activity is as follows:  

A. Road Surface Maintenance:  

The road pavement resurfacing program is based upon the cost to patch repair and reseal the pavement with 

twice in each 25-year cycle and to patch repair and resurface the pavement with a layer of asphaltic 

concrete overlay including grinding transitions at the end of each cycle. The annualized cost for these 

pavement surface treatments were obtained from Nevada County maintenance costs. These costs were 

amortized over a 25-year maintenance cycle, which is typically used for newly constructed roads below 

3,500-foot elevation.  

B. Additional Costs:  

Additional future routine maintenance costs include PRD management and contingency (10% of 

maintenance costs) and off season work and other miscellaneous repairs (20% of maintenance costs). These 

costs are in line with established engineering principals and reflect actual costs in other similar road 

maintenance districts. 

IV. CALCULATION OF SPECIAL BENEFIT  

The existing lot and subsequent developable lots identified within the proposed parcel map are receiving a special 

benefit from the maintenance and the proportionate special benefit must be determined in relationship to the total 

maintenance expenses estimated to be necessary to maintain the road improvements.  The benefits are wholly 

special benefits and each of the lot and lots within this PRD and receive special benefit from the identified 

maintenance in that the roads of this PRD.  
 
Under the PRD program, the parcels receiving benefit from road maintenance activities will be responsible for 

annual costs of items included above.  The County of Nevada will provide the actual maintenance functions with an 

annual parcel charge appearing on the annual Tax Bill. Prior to Parcel map recordation, the existing lot will be 

responsible for the entire cost of road maintenance. Upon Parcel Map recordation, each proposed parcel in this PRD 

would receive a special benefit from the proposed maintenance programs.  
 
The Annual Maintenance Budget is intended to identify the maintenance items for the long-term maintenance of 
project road facilities. Table 1 includes annual assessments necessary to fund ongoing road maintenance activity. 
Prior to Parcel Map recordation, the existing lot would be responsible for the entire annual assessment. Once the 
Parcel Map is recorded, annual assessments would become the responsibility of the created parcels based on parcel 
size. Table 1 includes budget information for both scenarios: 
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Table 1: Higgins Woodridge PRD 
Maintenance Budget Worksheet 

 
PRD  Maintenance
LONG TERM PREVENTATIVE MAINTENANCE** Width Length Cost Per Square Foot Cost

Year 10 Microsurface 30 3300 0.2 19,800.00$              

Patch and Crack Seal (prep work) 30 3300 0.55 54,450.00$              

Year 18 Microsurface 30 3300 0.2 19,800.00$              

Patch and Crack Seal (prep work) 30 3300 0.55 54,450.00$              

Year 25 Overlay 30 3300 1.65 163,350.00$            

Patch and Crack Seal (prep work) 30 3300 0.6 59,400.00$              

Management/Admin/Contingency 37,125.00$              

Other Miscellaneous Repairs & Maintenance 74,250.00$              

Total 482,625.00$            

Annual Assessment 19,305.00$              

Annual Assessments Per Parcel Size (acres) Percentage

Parcel 1 5.52 40.9% 7,887.76$                 

Parcel 2 1.95 14.4% 2,786.44$                 

Parcel 3 0.96 7.1% 1,371.78$                 

Parcel 4 1.23 9.1% 1,757.60$                 

Parcel 6 3.06 22.6% 4,372.56$                 

Parcel 7 0.79 5.8% 1,128.86$                 

TOTAL 13.51 100.0% 19,305.00$              

Parcel 5  Open Space ‐ not included in PRD Maintenance Costs

**Assumptions:

Six Parcels paying proportionaly based on their lot acreage.  Parcel 5 (open space) pays no fee.

This assume revenue cost for 25‐year maintenance cycle for Year 1. Future years shall be adjusted for inflation.

Parcel sizes per draft Parcel Map 04‐020 dated 5/31/2018.   
 

V. ASSESSMENT RATE AND METHOD OF ASSESSMENT  

A. Assessment Rate:  

The rate of assessment is calculated for the 2019/20 Tax Year and is proposed to be as follows:  

1. Annual Maintenance Budget – Existing Parcel (prior to Parcel Map recordation) 
 Parcel 1 - $19,305.00 

 
2. Annual Maintenance Budget – Proposed Parcels (after Parcel Map recordation):  

 Parcel 1 - $7,887.76 
 Parcel 2 - $2,786.44 
 Parcel 3 - $1,371.78 
 Parcel 4 - $1,757.60 
 Parcel 5 - $0 (open space) 
 Parcel 6 - $4,372.56 
 Parcel 7 - $1,128.86 
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B. Method of Assessment:  

Assessments will be collected in the same way real property taxes are collected by the Nevada County Tax 

Collector on behalf of the zone of benefit and will be deposited by the County in a separate fund in the 

name of "Higgins Woodridge Permanent Road Division (PRD)”. Assessments will be collected in two (2) 

installments and will be available within sixty (60) days after the installments are due. The amount of 

assessment specified for this year shall be adjusted annually for the ensuing fiscal year to reflect the San 

Francisco/Oakland/San Jose Metropolitan Area Consumer Price Index for all Urban Consumers for the 

previous calendar year (January – December). The amount of increase shall not exceed five percent (5%) in 

any one year.  Nevada County Department of Public Works shall be responsible for making the necessary 

computations each year and advising the Nevada County Auditor-Controller what the amount of charge for 

public roads maintenance services is to be for the next year as a result of the foregoing computation.  

C. Timing of Assessment:  

Assessments will be first collected for each lot in the first year after the creation of the Higgins Woodridge 

PRD and collection of a parcel charge is adopted by the Board of Supervisors. 
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ATTACHMENT A  

PROPOSED LEGAL DESCRIPTION 
AND BOUNDARY MAP  

 FOR THE  
HIGGINS WOODRIDGE PRD 
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