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KIRKWOOD MEADOWS PUBLIC UTILITY DISTRICT 
PROPOSED FIRE SERVICES ASSESSMENT 

 
ENGINEER’S REPORT PURSUANT TO THE 

PROVISIONS OF ARTICLE 3.6, SECTION 50078 
OF THE CALIFORNIA GOVERNMENT CODE 

 
INTRODUCTION 

 
The Kirkwood Meadows Public Utility District (KMPUD) encompasses a resort community 
that spans approximately 1.9 square miles of unincorporated property located in the 
Counties of Alpine, Amador, and El Dorado. The Kirkwood Volunteer Fire Department 
(“KVFD”) provides fire and emergency response services within the boundaries of 
KMPUD with volunteer-based staffing. Because of the lack of volunteers and adequate 
funding, KMPUD staff have determined there is a need to transition from volunteer-based 
staffing to fully paid professional staffing to continue providing fire protection services 
within the KMPUD service area. Current funding for KVFD from an annual assessment, 
property taxes, and nonprofit donations is not nearly sufficient to fund paid staff and 
continue services. An attempt to pass a Special Tax (Measure E) in 2023 was not 
successful. KMPUD is now proposing to establish a new assessment (the “Assessment”) 
to secure the necessary funding for fire protection services. 
 
If approved, the Assessment would provide funding for transitioning the existing KVFD to 
contracting with Alpine County to provide full-time professional fire protection services, 
including ancillary emergency medical response services, (the “Fire Services”) through 
the levy of assessments on properties within KMPUD. Establishing the Assessment will 
require approval from property owners within KMPUD pursuant to Article XIIID of the 
California Constitution. Upon direction from the KMPUD Board of Directors (the “Board”), 
notices and ballots will be mailed to all record owners of property within KMPUD not less 
than 45 days prior to a scheduled public hearing in accordance with Section 4 of Article 
XIIID of the California Constitution. Upon conclusion of the public hearing, the ballots 
returned to the Clerk of the Board prior to the close of the public hearing will be tabulated. 
If a majority of returned ballots, weighted by the proposed assessment amount, are not 
in opposition to the Assessment, the Board may approve the Assessment.  
 
Final authority to approve the Assessment rests with the Board after hearing all testimony 
and evidence presented at a public hearing, and property owner approval of the 
Assessment. If the Assessment is not approved by property owners and the Board, 
KMPUD would either be forced to divest KVFD or continue to operate an under-funded 
and inadequately-staffed service. In either case, the properties within KMPUD would 
cease to have adequate and timely fire suppression and emergency response services.  
 
This Engineer’s Report (the “Report”) is presented to the Board in connection with the 
proceeding to establish the Assessment pursuant to the provisions of Article XIIID of the 
California Constitution, Government Code section 50078, Article 3.6, Fire Suppression 
Assessments (the “Act”), and Government Code section 53753. 
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I, Ed Espinoza, P.E., a registered Professional Engineer in the State of California, the 
duly appointed Engineer of Work, herewith submit this Report, consisting of four (4) parts 
as described below. 
 

PART I – DESCRIPTION OF SERVICES 
 

This part contains the description of services authorized to be performed under the Act 
and the description of services that will be provided within KMPUD if the Assessment is 
established. 

 
PART II – ESTIMATE OF COST 

 
This part contains an estimate of the cost of services to be funded through the 
Assessment. The detailed budget and costs are on file in the office of the General 
Manager for KMPUD. 
 

PART III – ASSESSMENT DIAGRAM 
 

This part contains a diagram showing the boundaries of the properties that will be subject 
to the Assessment. The Assessment Diagram are filed herewith and made a part hereof, 
and part of the assessment. 

 
PART IV – METHOD OF ASSESSMENT 

 
This part describes the proposed assessment methodology to spread the total costs for 
Fire Services upon the parcels of land within KMPUD, in proportion to the special benefits 
received by such parcels of land from said Fire Services, which is set forth upon the 
assessment roll filed herewith and made a part hereof. 

 
 
This Report is submitted on October 8, 2025. 
 
 
 
                                                                                        __________________________ 
  ED ESPINOZA, P.E. 
  R.C.E. NO. 83709 
  ENGINEER OF WORK 
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PART I 
 

DESCRIPTION OF SERVICES 
 

The establishment of a fire protection assessment in California is governed by Health and 
Safety Code Section 13914, the Act, and Article XIIID of the California Constitution and 
Government Code section 53753. These legal provisions ensure that any assessment 
imposed on property owners for fire protection services is fair, equitable, and directly 
related to the special benefits received by the assessed properties.  
 
Under the Act, public agencies are authorized to levy an assessment to fund the following 
fire suppression services: 
 

• Obtaining, furnishing, operating, and maintaining fire suppression equipment or 
apparatus; 

• Paying the salaries and benefits of firefighting personnel; and 

• Implementing fire prevention programs, including vegetation management and 
hazard reduction measures. 

 
If approved by property owners within the KMPUD and the Board, the Assessment will 
provide funding for 24/7 emergency response coverage, providing essential fire 
suppression, emergency response services, and disaster response for properties within 
the KMPUD service area. Funding from the Assessments will support a dedicated team 
of trained personnel, including the following: 
 

• Duty Officer – Oversees fire operations and manages emergency response efforts 
to ensure an efficient and coordinated approach. 

• Firefighter/EMT – Responds to fires, response emergencies, and rescues, 
ensuring the safety of residents and property. 

• Stipend Firefighter – Responds to fires, response emergencies, and rescues, 
ensuring the safety of residents and property. 
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PART II 
 

ESTIMATE OF COST 
 
Alpine County has provided an updated cost proposal to provide Fire Services to KMPUD 
in the amount of $644,691. In addition, KMPUD expenses are estimated to be $190,955 
for Fire Services. Therefore, the total budget is estimated to be $835,646 in Fiscal Year 
2025-26 dollars. 
 
To fund the total estimated cost for Fire Services in Fiscal Year 2025-26, the Board has 
approved increasing the property tax allocation for Fire Services to $480,000. The 
remaining $355,646 will be generated through the Assessment. 
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PART III 
 

ASSESSMENT DIAGRAM 
 

A reduced copy of the Assessment Diagram is attached hereto. Full-sized copies of the 
Assessment Diagram are on file in the office of the General Manager of KMPUD. 
 
Only properties within KMPUD will be subject to the Assessment. The Assessment 
Diagram shows the exterior boundaries of the properties that may be subject to the 
Assessment and the boundaries of each parcel that appears in the Assessment Roll 
contained in Appendix A of the Report. The Assessor’s Parcel Number and boundaries 
for each parcel corresponds to the Assessor’s Parcel Maps of the Counties of Alpine, 
Amador, and El Dorado respectively. 
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PART IV 
 

METHOD OF ASSESSMENT 
 
The Assessment will be established pursuant to the Act and Article XIIID of the California 
Constitution, which require that assessments be based on the special benefits properties 
receive from the Fire Services and cannot be based on fair market property values. 
Section 4 of Article XIIID requires that an assessment imposed on any parcel must not 
exceed the reasonable cost of the proportional special benefit conferred upon that parcel. 
Furthermore, public agencies must distinguish general benefits to the public at large from 
special benefits to properties, ensuring that only special benefits are assessed. Any cost 
attributed to general benefit must be funded through other revenue sources, such as 
grants or general tax revenues. In addition, Section 4 of Article XIIID of the State 
Constitution states that parcels that are owned or used by any public agency, the State 
of California, or the United States shall not be exempt from assessment unless the agency 
can demonstrate by clear and convincing evidence that those publicly owned parcels in 
fact receive no special benefit.  
 
Neither the Act nor the State Constitution specifies the method or formula that should be 
used to apportion special benefit to properties for assessments. The responsibility for 
recommending an apportionment of the costs to properties which specially benefit from 
Fire Services rests with the Engineer of Work, who is appointed for the purpose of making 
an analysis of the facts and determining the appropriate apportionment of the 
assessments. An analysis has been completed and will be used as the basis for 
apportioning assessments to each property within KMPUD. The findings of the analysis 
and resulting apportionment of special benefit is outlined in this part of the Report. 
 
The following sections set forth the benefits identified as being conferred from Fire 
Services, the separation of general and special benefits, and the methodology used to 
apportion the assessments to each parcel within KMPUD. 
 
General Benefit 
 
Article XIIID of the California Constitution provides that only special benefits conferred on 
property are assessable, and KMPUD must separate the general benefits from the special 
benefits conferred on a parcel. General enhancement of property value does not 
constitute a “special benefit". There is no widely accepted or statutory formula for 
determining general and special benefit. However, the State constitution states that a 
special benefit is different from a general benefit in that it is “particular and distinct” and 
“over and above” general benefits received by all properties and the public at large. 
 
KMPUD provides services to Kirkwood, an isolated resort community. Fire Services are 
predominantly provided to properties within KMPUD, however on occasion Fire Services 
are provided to nearby areas outside the boundaries of KMPUD through mutual aid 
agreements, but the cost of these services is more than offset by services provided within 
KMPUD by other service providers through the mutual aid agreements. The cost of these 
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services is more than offset by services provided within KMPUD by other service 
providers through the mutual aid agreements. Therefore, any general benefit conferred 
on the public at large is negligible and limited to services provided to passing-through 
motorists traveling along the public highway. 
 
Although Fire Services provided to public highways certainly benefit all property within 
the boundaries of KMPUD, this protection is arguably indirect and derivative because it 
possibly benefits people rather than property. A fair and appropriate measure of the 
general benefit to the public at large is the area of public highway that may be serviced 
relative to the overall land area within KMPUD. An analysis was performed utilizing 
Geographic Information Systems (GIS) to determine the area of public highway where 
Fire Services may be provided versus the overall land area within KMPUD. The findings 
of this analysis demonstrated a general benefit for passing-through motorists that is 
considerably less than 1%. Furthermore, less than 10% of total KFVD emergency 
response calls are attributed to medical aid involving a vehicle. Therefore, KMPUD will 
conservatively contribute a minimum of 10% annually for Fire Services from alternative 
funding sources to cover the general benefits conferred to passing-through motorist 
traveling along the public highway.  
 
Special Benefit  
 
Fire Services provide a particular and distinct special benefit to those parcels within the 
boundary of KMPUD that is over and above the general benefits conferred to the public 
at large described above. Article XIIID of the State Constitution requires the Engineer of 
Work to determine the proportionality of the special benefits conferred to properties based 
on the nature of the Fire Services and characteristics of properties.  
 
Section 50078.2 of the Act requires that the assessment be proportional to the benefits 
received by each property based on the type of use of property and the risk classification 
of the structures or other improvements on, or the use of, the property.  
 
Primary Special Benefits from Fire Services 

The fire station within KMPUD is centrally located and the service area within KMPUD is 
small. Therefore, emergency response times are the same within all areas of KMPUD 
and the following Primary Benefits from Fire Services will be provided equally to all 
properties within KMPUD. 
 

• Reduced Fire Risk; 

• Improved Emergency Response Times; 

• Increased Structural Fire Protection; 

• Enhanced Property Insurance Ratings; and 

• Prevention of Property Damage and Loss. 
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Given the critical role of fire protection in safeguarding the parcels receiving the benefits, 
it is reasonable to conclude that the enhanced Fire Services that would be provided would 
increase the safety, desirability, and long-term value of properties within KMPUD in a 
manner directly connected to ownership of the property. 
 
Since all assessable properties within KMPUD are directly protected by the Fire Services, 
the costs attributed to these Primary Benefits will be apportioned proportionately to 
properties within KMPUD based on lot square footage and Equivalent Dwelling Units 
(EDUs) as described in this part of the Report. 
 
Additional Special Benefits 

In evaluating the special benefits provided by the Fire Services, it became apparent that 
commercial properties and their ancillary office properties within KMPUD receive an 
additional special benefit beyond the Primary Benefits described above due to the 
demand these types of properties place on fire protection services during peak season in 
a resort community. To determine the additional impact on fire protection services and 
increased risk created by commercial properties and their ancillary office properties, 
historical energy usage for all properties within KMPUD was collected and analyzed. The 
trend in energy usage is representative of the fluctuations in population and the use of 
equipment that may pose an additional fire risk. The analysis included the following: 
 

• Established the average annual usage for all properties within KMPUD during the 
peak season months, which were identified as the months of November through 
March. 

• Established the average annual usage for all properties within KMPUD during the 
low season months, which were identified as the months of July through 
September. 

• Established a “Baseline Ratio” for peak vs. low season months based on the 
energy usage from residential properties occupied year around. The purpose of 
the Baseline Ratio is to determine the change in energy usage simply due to 
seasonal changes.  

• Compared the aggregate average annual usage for all properties within KMPUD 
to the Baseline Ratio to determine the additional impact commercial properties and 
their ancillary office properties have on fire protection services during peak 
seasons.  

 

Based on the analysis described above, an “Additional Benefit Factor” of 2.3 was 
determined to be the additional impact commercial properties and their ancillary office 
properties have within KMPUD. The Additional Benefit Factor will be applied to 
commercial properties and their ancillary office properties within KMPUD to calculate the 
Assessment using the assessment methodology described below. Implementing the 
Additional Benefit Factor ensures the Assessment is proportionally allocated, reflecting 
the heightened fire risk and greater emergency response needs due to the increased 
population that is generated by commercial properties and their ancillary office properties. 
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Assessment Methodology and Calculation 
 
The Assessment for each property within KMPUD is comprised of the following two 
components: 
 

• Land Component – Represents the benefit of fire protection services in 
safeguarding underlying land associated with each parcel within KMPUD that 
would benefit from those enhanced services. Fire suppression and emergency 
response efforts protect the long-term viability of the land and surrounding 
environment preserving property values. 

• Improved Component – Represents the benefit of fire protection services in 
protecting structures and its occupants from fire damage, structural loss, and 
emergency incidents, increasing safety and preserving property values. 

 
On average, 25% of total property values per County Assessor records correspond to 
land value and the remaining 75% correspond to the improved value associated with 
buildings and structures within KMPUD. Therefore, 25% of the total estimated cost for 
Fire Services has been assigned to the Land Component and 75% has been assigned to 
the Improved Component.  
 
The Assessment is assigned to each parcel within KMPUD based on the Land Use 
Classifications described below. 
 
Land Use Classifications  

Single-Family Residential – Parcels designated as having a land use classification of 
single-family residential by the Alpine, Amador, or El Dorado County Assessor.  
 
Condominiums – Parcels designated as having a land use classification of condominium 
or timeshare by the Alpine, Amador, or El Dorado County Assessor.  
 
Employee Housing – Residential Units utilized to house employees of Commercial 
Parcels within KMPUD as confirmed by KMPUD staff.  
Commercial – Parcels, including parking lots, designated as having a land use 
classification of commercial by the Alpine, Amador, or El Dorado County. 
 
Commercial Office – Parcels designated as having a land use classification of office by 
the Alpine, Amador, or El Dorado County Assessor and directly associated with a 
Commercial parcel within KMPUD as confirmed by KMPUD staff. 
 
Industrial – Parcels designated as having a land use classification of industrial by the 
Alpine, Amador, or El Dorado County Assessor. 
 
Vacant – Parcels with little to no improved value and designated as having a land use 
classification of vacant by the Alpine, Amador, or El Dorado County Assessor.  
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Maximum Annual Assessment Calculations 

The Land Component will be assessed annually to each assessable parcel within KMPUD 
using a flat rate per square foot of land. The square footage attributed to common areas 
is allocated to each associated assessable parcel based on prorated share of building 
square footage. The Additional Benefit Factor of 2.3 will be applied to calculate the Land 
Component for Commercial and Commercial Office parcels.  
 
The Improved Component will be assessed annually to each parcel within KMPUD 
proportionately based on EDUs assigned to each Land Use Classification. KMPUD staff 
has confirmed the fire risk and the required Fire Services attributed to Condominiums and 
Single-Family Residential parcels within KMPUD is not directly correlated to building 
square footage of residential units, but rather correlates to average service population. 
For this reason, the methodology for assessments assigned to residential properties 
related to fire protection services that have been recently implemented in the State of 
California are not based on a rate per building square foot.  
 
The median single-family home size in the State of California according to the Federal 
Reserve and Realtor.com is 1,740 building square feet. Also, the average building square 
footage for all residential parcels within the KMPUD service area is approximately 1,750 
building square feet. Therefore, Condominium and Single-Family Residential parcels 
comprised of 1,750 building square feet or more are considered to have the same service 
population on average and assigned one EDU to serve as the basis for proportionately 
allocating the Assessment to properties within the KMPUD service area. EDUs are 
assigned to the other Land Use Classifications within the KMPUD service area in 
proportion to Condominium and Single-Family Residential parcels consisting of 1,750 
building square feet or more using common industry standard service populations as 
shown in the table below.   

 

 
 
Based on a total of 43.94 million assessable lot square feet and 766.09 EDUs calculated 
per the methodology described in this part of the Report, including application of the 
Additional Benefit Factor to Commercial and Commercial Office properties, the maximum 
assessment rates for initial Fiscal Year 2025-26 are as shown in the tables on the 
following page.  

Land Use 

Classification

Service 

Population

Equivalent

Dwelling Units

Single Family Residential 

(1,750 Building Square Feet or More)
3 per Residential Unit 1 per Residential Unit

Single Family Residential

(Less than 1,750 Building Square Feet)
2.25 per Residential Unit 0.75 per Residential Unit

Condominium

(Less than 1,750 Building Square Feet)
2.25 per Residential Unit 0.75 per Residential Unit

Condominium 

(1,750 Building Square Feet or More)
3 per Residential Unit 1 per Residential Unit

Employee Housing 1 per Residential Unit 0.33 per Residential Unit

Commercial 2 per 1,000 Building Square Feet 0.67 per 1,000 building square feet

Commercial Office 3 per 1,000 Building Square Feet 1.00 per 1,000 building square feet

Industrial 1 per 1,000 Building Square Feet 0.33 per 1,000 building square feet
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The total Assessment for each parcel is calculated as the sum of its Land Component 
and Improved Component. It is expected that the total assessments levied in the first year 
that they would be imposed would yield approximately $355,646. 
 
Duration and Annual Escalators 

The Assessment will be levied in perpetuity at the Board’s direction. The maximum annual 
assessment rates shown in the tables above will increase annually commencing Fiscal 
Year 2026-27 by the change in the All Urban Consumers, San Francisco-Oakland-
Hayward, CA area Consumer Price Index (CPI) for the month of April. The Board may 
elect to levy the Assessment below the maximum annual assessment rates in any given 
fiscal year, and will levy the assessment at an amount less than the increase in the CPI 
if it exceeds the reasonable cost of the benefit conferred on each parcel. 
 
Appeal of Assessments 
  
Any property owner who believes the amount of their assessment is in error as a result 
of incorrect information being used to apply the foregoing method of assessment, may 
file a written appeal with the General Manager. Any such appeal is limited to correction 
of an assessment during the then current year or, if before July 1, the upcoming fiscal 
year. Upon the filing of any such appeal, the General Manager shall promptly review the 
information provided by the property owner. If the General Manager finds the assessment 
should be modified, the General Manager shall have the authority to make the appropriate 
changes in the assessment roll. If any such changes are approved after the assessment 
roll has been filed with the County for collection, the General Manager is authorized to 
refund to the property owner the amount of any approved reduction if there are reserves 
available. Any property owner who disagrees with the decision of the General Manager 
or her or his designee may appeal to the Board for review of the General Manager’s 
decision. The Board shall hear the appeal within 60 days of its filing and issue a written 
decision within 15 days of the appeal hearing. The decision of the Board shall be final. 
 

Commercial and Commercial Office parcels $0.004656 per lot sqft

All Other Land Use Classifications $0.002024 per lot sqft

Maximum Assessment Rates 

for Land Component 

Commercial and Commercial Office parcels $800.78 per EDU

All Other Land Use Classifications $348.17 per EDU

Maximum Assessment Rates 

for Improved Component 
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APPENDIX A 
 

ASSESSMENT ROLL 
 

A list of addresses and the Assessor Parcel Numbers for parcels within KMPUD as shown 
on the last equalized secured property tax roll of the Alpine, Amador, or El Dorado County 
Assessor's office is made a part of the Report by reference. 
 
The Assessment Roll, which includes the proposed assessment amount for Fiscal Year 
2025-26 apportioned to each parcel within KMPUD is stated below and is designated as 
this Appendix A. The Assessment Roll is keyed to the Assessor’s Parcel Number for each 
parcel proposed to be assessed and is on file in the Office of the General Manager of 
KMPUD. 
 
The total Assessment to be levied for Fiscal Year 2025-26 is approximately $355,646.  


