
Powerful Solutions, Proven Results

SAN GORGONIO PASS WATER AGENCY
PROPERTY TAX REVIEW

February 13, 2023



Powerful Solutions, Proven Results

PROPERTY TAX BASICS
FOR SGPWA



Values lag 12-18 months being reflected on the tax rolls
PROPERTY TAX TIMELINE  2022-23 –Next Fiscal Year Budget

January 1st lien date.
Assessor applies CCPI per Prop 13, uses 
prior calendar year property information .
(January 1, 2022 – based on 2021 events)

Between January 1 and June 30, 2022
assessor applies Prop 8 changes, roll 

changes and roll corrections and 
closes roll.

Auditor receives the roll on July 1st

and applies taxing percentages and 
direct assessments (July 1, 2022) Treasurer/tax collector receives the roll August 31.  

The tax bills are printed and mailed.
Tax bills mailed September 2022

Taxpayers pay taxes  due 
November 2022 and February 

2023
Delinquent after 

Dec. 10 and April 10

Auditor apportions revenue to local 
agencies between November  2022 and 

August 2023

Treasurer
Tax 

Collector
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State Water Project

Current tax year levy for the 
State Water Project is 
0.17500/$100 of valuation
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ASSESSED VALUE REVIEW  
2022-23 ROLL RELEASE
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The assessed value increase for the entire Agency in 2022-23
was $1.434 billion and growth of 11.72%. This was
approximately $497 million more than the growth reported for
2021-22 at growth of 8.29%.

Over the past 20 years the average percent change has been
9.3%.

This report includes portions in the SGPWA in Beaumont,
Banning, Calimesa and the County unincorporated areas.
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More than half of the growth experienced (54.4%) in 2022-23. 
was due to properties selling for more than the value enrolled 
last year.  
6.38% of the Agency’s total 11.72% increase for the current 
fiscal year was related to this growth.

The CPI adjustment per Prop 13, completed new 
construction, and Prop 8 reviews each added more than 1% 
for the overall total.
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Values assigned by use type
72.7% of all taxable value is in Residential uses, 9.3% are Commercial uses, 5.0% are
Vacant, and 5.8% are in Industrial uses. Unsecured assets (business assets) total 4.5%.
These 5 categories account for 97.3% of all values enrolled and taxed in the SGPWA.

Year over year growth by use type 
Residential uses posted 70% of all agency growth and unsecured assets owned by
industrial warehouse users were responsible for the growth in this category. Agricultural
uses are transitioning into vacant land for potential development. There were fewer
unknown uses as the County Assessor continues to refine its new software
implementation.
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6,879 parcels have been added to the District’s tax roll over the past 10 years. 
Parcel # increase of 16% -- Values have increased 114%. 



Hickman Ranch property sold in 2021 for 
$32.7 million an increase of $18.1 on this 
Beaumont Property

LARGEST VALUE INCREASES
IN SGPWA IN 2022-23

A site in Banning 
adjacent to the 
airport  reported the 
largest increase: 
Industrial warehouse 
project.

Industrial warehouse 
development, formerly 
Dowling’s Orchard in 
Beaumont.

Meritage Homes site in 
Beaumont purchased 
for $34.6 million.  
Housing Development
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REAL ESTATE  
SALE TRANSACTION TRENDS 

VALUES TO BE ADDED TO THE
2023-24 REVENUE ESTIMATE
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The peak SFR median price in 2006 before the 
recession was $352,000.  During the Great Recession, at 
their lowest price points single-family homes were 
selling for $155,000 less than ½ their peak prices.  

Agency-wide median sale prices in 2022 were 14.46% 
higher than those reported in 2021.  There were some 
price declines in the second half of 2022.  The median 
sale prices of all SFR homes sold in 2022 was $475,000, 
an increase of $60,000 over last year’s median sale 
price.

There were 538 fewer  SFRs sold in 2022 than were 
reported in 2021, a decrease of 20% of the number of 
homes that were sold last year.    

MEDIAN SALE PRICE HISTORY FOR SFRs
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A COMPARISON OF SINGLE-FAMILY HOME SALES OVER THE PAST 3 YEARS
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It will take the addition of $112.9 million in 
new assessed value to increase revenues 1% in 
2023-24. (sales, new construction, etc.)
2022 sales will add $804.6 million and that will 
be an increase of 7.1%  of the overall 9.33% of 
next year’s forecasted growth. This year’s 
(2022-23) percent increase due to sales 
transactions was 6.38%. is an outlier of what 
we are seeing in the region.
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FORECASTING PROPERTY TAXES

WHAT DO WE CONSIDER IN BUDGETING 
PROPERTY TAX REVENUES FOR 2023-24?

WHAT ABOUT 2024-25?
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WHAT SHOULD YOU CONSIDER IN DEVELOPING   
YOUR FORECAST MODEL FOR 2023-24?

 The CCPI change to real property per Prop 13 for 2023-24 will be 2%. 
 The numbers of properties offered for sale have trended lower and prices have 

lost steam in the last half of 2022.  The growth in the SGPWA is still strong due 
to these events, but this overall growth is unprecedented and not sustainable.

 The decreased sales numbers will impact supplemental apportionments.
The current year may be a gauge for 2023-24.

 Proposition 8 value restorations have been adding between .75% and 1% to the 
bottom line annually and have been trended based on historical information.

New Construction will be an equalizer.  Construction projects are continuing in 
the inland empire on many fronts.  REMEMBER new construction is often 
delayed between completion and being enrolled and taxed.
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WHAT ABOUT 2024-25

The CCPI change to real property per Prop 13 for 2024-25 may be lower than 2% but at 
this point in our modeling we are budgeting 2% again.

• The numbers of properties offered for sale may normalize or contract now that higher
interest rates and shorter supply are driving the market. Where new homes are being
built this may ease the issue. Budget conservatively.

• Proposition 8 value restorations won’t add a lot to the bottom line. Maybe 0.5%.
• New Construction will continue to be the equalizer adding value. New homes are being

planned in several communities within the Agency. When will they be sold??
• Commercial and industrial appeals may be filed due to vacancies. These have a 2-year

hearing window and may result in future reductions.
• What about residual revenue from the RPTTF from former RDAs? Budget these

allocations flat and adjust mid-year. Beaumont’s RDA has completely dissolved.
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DEVELOPING A 1-YEAR FORECAST

SUGGESTED CONSIDERATIONS

2.00% CPI added to real property for 
2023-24 per Proposition 13.
DO NOT CHANGE THIS NUMBER

Sales transactions in 2022 impacting 
2023-24 have been reflected. 
DO NOT CHANGE THIS NUMBER

50% of historical completed new 
construction could be added by staff 
as shown or left blank for a more 
conservative forecast.

Supplemental allocations budget at a 
3-year average
Delinquencies tracking between 1% 
and 1.5%.
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REVENUE ESTIMATE AT 
CURRENT APPLIED RATE.



DEVELOPING A 5-YEAR FORECAST Will there be a recession?

If so, how long, how deep, 
and what will be the factors 
that influence the 
downturn?

Jobs?  
Inflation? 

Home Prices stall out?

A 5-year forecast needs to 
be retooled each year 
based on what is 
happening.  There is a lot of 
uncertainty right now and 
these 5-year views are two 
assumptions of what might 
happen going forward.
• A mild 2nd year 

downturn & and an 
immediate recovery.

• An average of the past 6 
years with a sales 
downturn.
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