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1. EXECUTIVE SUMMARY 
 
 Local agency formation commissions have been tasked with updating local agency 
municipal service reviews (MSR) and sphere of influence boundaries (SOI) every five years since 
2008 [Government Code Section 56425 et seq.].  This study presents a baseline review of the 
Tucker Oaks Water District services and SOI needs, satisfying the requirements of this statute. 
 
 All of LAFCO’s original in-house information regarding formation of this District has been 
lost.  Shasta County Planning and Public Works, the current District board members, and the 
original developer, Mr. James C. Hoffman, have kindly provided sufficient background to permit 
development of this study.  As a result, this baseline review seeks to associate the original 
formation purposes and activities of the District with an understanding of its current day 
operations and future plans.   
 
 
2. GENERAL BACKGROUND 
 
 The Tucker Oaks Water District service area is located in Shasta County adjacent to the 
City of Redding. The District is located east of Interstate 5 and between the Redding Municipal 
Airport and the Sacramento River in a southwesterly manner.  The District encompasses the 
Tucker Oaks East Subdivision, Tract 1544 Phase I-III, and the Tucker Oaks Golf Course.  Among 
conditions of approval was a requirement to form a public entity to maintain the proposed 
water and sewer systems that would serve the proposed housing units.   
 
 The developer bonded for required improvements as conditioned in the 1983 map 
approval, and was permitted to record the subdivision map on the basis of an agreement 
reached between the developer and the Anderson-Cottonwood Irrigation District (ACID).  The 
ACID agreement effort failed and the developer then approached the City of Anderson and then 
the City of Redding for maintenance services, both without success.   
 
 In consultation with LAFCO staff at the time, the developer wished to create an 
independent water district to manage the water and sewer services, while LAFCO staff sought 
to create a county service area governed by the Board of Supervisors.  Ultimately, an 
application to form the “Tucker Oaks Water District” under the California Water District codes 
(Water Codes 34000-38501) was received, processed, and presented to the Commission on 
June 30, 1983, to provide: 
 

“…for the purposes of providing water for irrigation, domestic and municipal purposes, 
and the disposal of wastewater and sewage for properties generally located 
approximately one and one-half miles south of  the Redding Municipal Airport, and 
approximately one-half mile north of the Sacramento River.” 
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LAFCO minutes indicate that “...neither the Anderson-Cottonwood Irrigation District, City of 
Anderson, nor the City of Redding were able to provide water and sewage services to the 
Tucker Oaks development.”   The City of Redding supported formation of a county service area 
until such time in the future that the territory is annexed to the City, while the applicant 
preferred approval of an independent special district.  The Commission approved formation of 
Tucker Oaks Water District as an independent California Water District on July 13, 1983 
(Resolution 83-6), and the Board of Supervisors affirmed that decision as Conducting Authority 
on August 2, 1983 (Resolution 83-186).  The District currently serves 34 privately held parcels. 
 
 It has only recently been learned that the formation boundaries, although true in all 
other respects, inadvertently may have split APN 056-350-24.  The balance of that parcel has 
been added to the proposed sphere of influence boundary.  An approved tentative map (1871) 
for this parcel creates 35 additional service connections for the district, 21 of which are 
currently outside the District boundaries.  Approval of the proposed SOI boundary update will 
correct this error and permit the landowner to annex the remainder into the District for water 
and sewer services. 
 
 Mr. James C. Hoffman is the developer and is head of the KOA-Atlas Corporation, owner 
of the remaining lands within the district. He continued to directly advise and support the 
District Board of Directors on the service operations of the district until about 2006.  Mr. 
Hoffman owns two wells within the district boundaries.  The District purchases water from Mr. 
Hoffman’s Well #2 at wholesale cost and delivers it to the 34 customers at retail cost.  This 
arrangement will be discussed later in the review.  Tucker Oaks Golf Course, a public course, is 
located within the District but is served by KOH-Atlas’ Well #1 and does not rely on the District 
for its water supply. 
 

3. AGENCY SERVICES 

  

a. Infrastructure, Facilities and Services 
   
Municipal Utilities Water Service 
 
 The District purchases water from Mr. James C. Hoffman/KOH-Atlas who owns 
the two wells within the district boundaries.  The District purchases water from Well #2 
at wholesale cost and delivers it to the 34 customers at retail cost.  This arrangement 
has been in place for over thirty years.  Maintenance of facilities is provided by outside 
contractors.  In the 2012-2013 fiscal year the District delivered 185,013.7 units of water 
to its 34 customers. 
 
 Tucker Oaks Golf Course, a public course, is located within the District but is 
served by KOH-Atlas’ Well #1 and does not rely on the District for its water supply. 
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Waste Water and Sewage Disposal Services 
 
 Sharrah-Nolte & Associates developed the Sewage Waste Treatment Plan for the 
Tucker Oaks East Subdivision, with responsibility for its maintenance shifted from the 
developer to the Tucker Oaks Water District upon its formation in 1983.   The records 
are poor copies of microfiche, so the essential program is outlined below: 
 

Tucker Oaks East Subdivision is a 34 lot single family residential development 
located along the Est bank of Clover Creek and Northerly of Churn Creek Road 
within Section 3, T30N, R4W, about 1 mile Northeasterly of the City of Anderson. 
 
Soils within the proposed subdivision are not suitable for conventional septic 
tank-leach line installations, therefore it is proposed to install a conventional 
sewerage collection system terminating at a common septic tank and pumping 
the sewage affluent [sic] to a common leach field area to be situated within the 
golf course fairways. 
 
The collection system will be installed in accordance with the City of Anderson 
standard specifications and details.  The septic tank will be reinforced concrete 
and sized according to the Manual of Septic Tank Practice and the County of 
Shasta Health Department and located along the Easterly bank of Clover Creek. 
 
A lift station will be constructed to pump the septic tank affluent across Clover 
Creek to the leach field area which will be located within the fairways being 
added to the Tucker Oaks Golf Course. 
 
The leach fields have been designed in accordance with the Manual of Septic 
Tank Practice and the County of Shasta Health Department procedures for 
determining permissible sewage application rate.  The leach field is to be laid out 
in three independent units with valving to allow for any unit to be taken out of 
service for a resting period. 
 

The district now maintains this system.  Revenue from sewer charges collected for this 
providing this service during fiscal year 2012-2013 were $21,060. 
 

b. Administration, Management and Operations 
 

When preparing or updating a municipal service review, information about 
administrative, management and operational functions, including assuring internal 
organization and agency policies, rules, and regulations are evaluated with respect to 
efficiencies and/or cost avoidance opportunities.  
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The Tucker Oaks Water District Board of Directors operates as the administrative 
and financial governing body of the District. The day-to-day management of the District 
is the responsibility of the volunteer board members, who also use maintenance 
contractors as needed.   The District currently has no employees. 

 

C.   Fiscal 
 

Financial documents for water and sewer services are included in the exhibits for 
detailed review purposes.  The balance sheet for this fiscal year totaled $25,674.  A total 
of $41,453 in revenues were received as follows.  Percentage by type is shown: 

 
Water Readings 16,084 39%  
Service Charges on water meters 110 (>1%) 
Water assessment charges 3,400 8% 
Sewer charges 21,420 52% 
Late or finance charges 439 1% 

 
 The District manages a very conservative budget, providing due diligence on all fiscal 
matters and records.   
 
d. Governance 

 

The Board of Directors operates as the governing body for the Tucker Oaks 
Water District.  The Board is comprised of five members of the community at large.  
Board members are required to live within District boundaries and be registered voters.  
Board members are volunteers and receive no stipend for their services. 

 

The Tucker Oaks Water District is a landowner-voter district.  Directors serve 
staggered terms with an election every two years, with the next election to be held in 
2015.  Only landowner voters residing are eligible to vote; tenants are not eligible. 

 

Board meetings are held quarterly, or more often as may be needed.   Matters 
pertaining to District operations that require action by the Board are placed on an 
agenda for a regular meeting of the Board.   Meetings are subject to the Ralph M. Brown 
Act and all State laws pertaining to notification of public meetings on District matters.  
Meeting notices are given to all customers that include the date, time, place and 
purpose of the meeting.  
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4. REGIONAL CONTEXT/RELEVANT SERVICES BY OTHER AGENCIES 
 

Land use and building regulation services are provided by the County of Shasta, 
as are law enforcement, road services and other general services provided to the 
unincorporated areas of the county by various county departments.   
 
   

5. AGENCY BOUNDARY AND PROPOSED SPHERE OF INFLUENCE UPDATE MAPS. 
 

The District’s service area is located just south of the City of Redding’s current 
sphere of influence (black dashes), as outlined in red below: 

 

 
 
It is proposed the Commission set the SOI boundary to include all parcels shown in the 
original subdivision map for Tucker Oaks East Subdivision # 1544, and as shown on the 
enclosed map of proposed SOI Boundary Update at the end of this report. 
 

 
6. WRITTEN DETERMINATIONS FOR THE MUNICIPAL SERVICE REVIEW 

 
a. Growth & Population Projections 

 
Development and growth within the Tucker Oaks Water District will be primarily 

guided by the rate of development of Phase II and Phase III areas of the original 
subdivision map.  District operations and program growth will be included and 
considered during development permit processes for these areas so as to effectively 
meet expected service needs.   
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b. Disadvantaged Unincorporated Communities (DUCs) 

 
The area serviced by the District has more than 12 registered voters and 

therefore qualifies as a “Disadvantaged Unincorporated Community.”  California State 
Parks (www.parks.ca.gov) provides a Community Locator tool which helps with 
identifying the general income within one mile of the town center.  It usually sufficient 
to provide a guideline for this classification (see attached sheets). The population 
counts shown on these reports only encompass a one mile diameter and do not reflect 
the actual population assigned to those communities.   
 

The median per capita income for the state is $46.477, and a local community 
would qualify for designation as a DUC if their median income falls below 80% of this 
figure.  The median per capita income calculation for the Tucker Oaks area is estimated 
to be near $19,292.  
 

c. Present and Planned of Public Facilities 
 

The District monitors capital improvement needs to maintain and upgrade 
service systems.  Future development will pay its pro rata share of costs for services. 

 
d. Adequacy of Public Services 

 
District facilities are adequate for current service needs.  It also has sufficient 

access to needed resources and capacity to serve the areas within the proposed sphere 
of influence boundaries, with the cost of extension of services tied to development 
permits for future growth.   
 

e. Infrastructure Needs or Deficiencies 
 

Tucker Oaks Water District monitors and evaluates water service and sewer 
infrastructure for capacity, condition, availability, and quality water and sewer services.  
Correlation of operational, capital improvement, and finance plans are appropriate for 
the size of the District and its service area at this time.  The Board of Directors are 
working to update management systems for these services and is working diligently to 
resolve identified infrastructure needs and deficiencies. 
 

f. Financing Constraints and Opportunities 
 

As an “enterprise” district, Tucker Oaks Water District derives its water service 
funding primarily from fees and charges levied for services provided.  As such, the 
District must maintain a reasonable nexus between fees and charges levied and the 
cost of the service provided.  That having been said, Tucker Oaks Water District seeks 

http://www.parks.ca.gov/
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to be as efficient and innovative as possible in maximizing use of existing fiscal 
resources.    

 
The District has operated on a breakdown maintenance policy.  A proactive 

approach to replacing outdated or deteriorating equipment should be investigated and 
pursued by the District. 

 
g. Opportunities for Rate Restructuring 

 
As noted above under Financing Constraints and Opportunities, there are 

inherent statutory limitations on the District’s ability to restructure rates.  With that in 
mind, Tucker Oaks Water District should regularly review fees and charges levied so as 
to maintain a reasonable nexus between rates and actual costs. 
 

Tucker Oaks Water District will also want to employ effective rate setting 
procedures, identify conditions that could impact future rates, and give due 
consideration to timely restructuring opportunities without impairing the quality of 
services. 
 

h. Status of and Opportunities for Shared Facilities 
 

There are presently inherent limitations – geographically, jurisdictionally, and 
operationally – on Tucker Oaks Water District water service facilities being extended to 
and/or shared with other areas or other water service purveyors outside its proposed 
SOI boundary. 
 

i. Accountability for Community Service needs, governmental structure, and 
operational efficiencies. 
 

The District meets quarterly (or more often if needed), notices meetings, and 
offers the public an opportunity to participate in their meetings, which are mainly 
focused on provision of water and maintenance of facilities.   
 

Tucker Oaks Water District continues to strive towards an effective internal 
organization to provide efficient, quality public water and sewer services. 
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7. WRITTEN DETERMINATIONS FOR THE SPHERE OF INFLUENCE UPDATE 
 
a. Present and planned land uses 

 
Shasta County designates much of the area served as rural residential, agricultural, and 
timber lands.  This is a rural area, with community development either clustered 
around the Tucker Oaks Water District or scattered about on secondary roads. 

 
b. Present and probable need for public facilities; adequacy of services 

 
The District has ongoing capital improvement programs to maintain and upgrade 

service systems. 
 

c. Present capacity of public facilities and adequacy of services 
 

District facilities are adequate for current service needs.  It has the capacity to 
serve the areas within the proposed sphere of influence boundaries, with extension of 
services tied to development of parcels. 
 

d. Existence of social or economic communities of interest 
 

The District is located just south of the City of Redding, is served by CSA #1 – 
Shasta County Fire.  The Cities of Redding and Anderson both provide a major shopping 
and service industry hub for local residents. 

 
 

e. Present and probable needs of disadvantaged unincorporated communities (DUCs) 
within the area. 
 
As identified in the MSR section, the Tucker Oaks Water District service area qualifies 
as a disadvantaged community.  Shasta County is undertaking a study of these DUCs as 
part of their General Plan update and additional information should be available for an 
expanded analysis of this designation during the next MSR/SOI Update which will be 
due in 2019. 

 
 

8. CONCLUSION 
 

In this review, Shasta LAFCO has endeavored to accurately assess the current services 
and organizational status of Tucker Oaks Water District as a provider of water and sewer 
services based upon information available at this time.  This is the first review of this 
district since its formation in 1983, and it is expected that additional data will be brought 
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forward, especially as future development occurs.  LAFCO has made what we believe are 
substantiated determinations based upon prescribed statutory factors.  

 
It is recommended that the municipal service review and sphere of influence update 

for the Tucker Oaks Water District be adopted as proposed on the enclosed SOI update 
map. 
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