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Section A - Introduction 
 
In January 1998, the Reedley Redevelopment Agency issued its 1998 Tax Allocation 
Refunding Bonds, Series A and B (Bonds) in the amount of $3,860,000.  As part of the 
issuance of the Bonds, the Agency executed a Continuing Disclosure Certificate.  The 
Disclosure Certificate was executed and delivered by the Agency for the benefit of the 
holders and beneficial owners of the bonds and in order to assist the Participating 
Underwriters in complying with Securities and Exchange Commission Rule 15c2-
12(b)(5). 
 
The Disclosure Certificate requires the Agency to file an Annual Report with each 
National Repository and each State Repository (if any) no later than eight months after 
the close of the fiscal year.  The Annual Report must therefore be filed by March 31 of 
each year.  There are currently no State Repositories in California. 
 
The Annual Report needs to contain or incorporate by reference the following financial 
information or operating data on the Reedley Redevelopment Project Area (Project 
Area): 
 
 The ten major secured assessees in the Project Area, including name, type of use, 

secured value and percent of total value;  
 Discussion of any property tax appeals by any of the ten major secured assessees 

which could have a material adverse effect on Tax Revenues (as defined in the 
Indenture of Trust dated December 1, 1997); 

 Annual tax increment revenues, Tax Revenues and coverage ratio of Tax Revenues to 
debt service on the Bonds and all Parity Debt (as defined in the Indenture); 

 
The Annual Report must also contain the Audited Financial Statements of the Agency 
prepared in accordance with generally accepted accounting principles.  
 
This Annual Report (Report) provides the required information for the Agency’s fiscal 
year ending June 30, 2009 and includes data on annual tax increment revenues for the 
2009-10 and future fiscal years.  The balance of this Report shows the required financial 
information and operating data and was provided by Fraser & Associates, the Agency’s 
redevelopment consultant.  The Audited Financial Statements are contained in Appendix 
A of this Annual Report.  Sanborn and Sanborn Accountancy Corporation prepared the 
Agency’s Audited Financial Statements.   
 
The original redevelopment plan for the Project Area was adopted in July 1991.  The 
Redevelopment Plan was amended in July 1996 to add territory and extend certain time 
limits.  For the balance of this Report, the original portion of the Project Area is referred 
to as the Original Area and the territory added in 1996 as the Amended Area. 
   
The value and revenue estimates contained in the following section of this Report are 
based upon information and data which the Agency believes to be reasonable and 
accurate.  To a certain extent, the estimates of revenue are based on assumptions that are 
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subject to a degree of uncertainty and variation and therefore are not represented as 
results that will actually be achieved.  However, Fraser & Associates has conscientiously 
prepared them for the Agency on the basis of their experience in the field of financial 
analysis for redevelopment agencies.     
 
Financial and Operating Data  
 
This section of the Report includes the Top Ten Assessees and information on assessment 
appeals in the Project Area.  It also includes information on annual tax increment 
revenues, Tax Revenues and coverage ratios on the Bonds. 

 
Top Ten Assessees 
 
The Top Ten Assessees in the Project Area are summarized on Table 1.  The table 
includes the name of each major assessee, the use of the property, the 2009-10 value of 
the assessee and the percentage each represents to the total value of the Project Area for 
2009-10.  The taxable value for the Top Ten Assessees represents 18.93 percent of the 
total value of the Project Area.  

 
Assessment Appeals 
 
Taxpayers may appeal their property tax assessments. As required for the Annual Report, 
the Agency obtained information on recently resolved and open appeals for the Top Ten 
Assessees.  There is one significant appeal for the number 5 assessee in the Project Area, 
Ahdi and Ibtisam Nashashibi Trustees (who own a Rite Aid store).  They have requested 
a reduction in value from $7.6 million to $4.2 million. 
 

Proposition 8 Appeals 
 
A number of counties in California, including Fresno County, formally announced that 
they would process temporary assessed value reductions for certain properties 
(Proposition 8 reductions) where the assessed values exceeded the current market value 
of properties as of January 1, 2009 without prompting from individual taxpayers.  
Typically, the properties to be reviewed by the various counties for these “automatic” 
reductions are single family homes and condominiums which transferred ownership 
between 2001 and December 31, 2009.  These announcements were triggered because 
residential property values have decreased in many areas of the state. 
 
For the Project Area a total of 503 residential parcels were reduced by $31.9 million 
between 2007-08 and 2009-10, which represented a 35 percent reduction.  These include 
both Proposition 8 reductions and sales of property. These reductions are already 
incorporated into the 2009-10 taxable values used in this report to calculate tax 
increment.  Although the County reduced residential values by almost $32 million, the 
overall secured values of the Project Area actually went up between 2007-08 and 2009-
10 (by approximately $1.2 million).  Changes of ownership and other new investment 
offset most of the Proposition 8 reductions. 

Reedley Redevelopment Agency  Page 2 
Annual Report – 2009-10  March 2010 



FA FRASER & ASSOCIATES 

 
The Assessor’s Office is also reviewing residential properties for the 2010-11 tax roll, 
although no data is currently available on potential impacts. In order to provide some 
indication of potential reductions for 2010-11, we reviewed information from Data Quick 
on recent sales prices. The median price of single-family homes in Reedley that were sold 
in January 2010 represented a decline of 18 percent from January 2009 prices.  It should 
be kept in mind that this likely overstates the potential future impacts, since it does not 
take into account all of the properties that have been reduced pursuant to Proposition 8. 
Should each of the parcels that were reduced on the 2009-10 tax roll receive an additional 
value reduction of 9 percent (assuming half the decline in sales prices), value could be 
reduced by an additional $5.2 million.  It should be kept in mind that these numbers are 
only an “order of magnitude” estimate and that actual value reductions will likely vary, 
perhaps substantially, from these estimates. 
  
Annual Tax Increment Revenues 
 
Table 2 provides information on the annual tax increment revenues of the Project Area 
for the period 2009-10 through 2022-23.  The 2009-10 value of real and other property 
shown on Table 2 is based on information derived from the records of Fresno County.  
Real property consists of locally reported secured and unsecured land and improvement 
values.  The other property category includes personal property and state assessed values.  
 
Tax increment generated from the application of the one percent tax rate to incremental 
taxable value for 2009-10 is estimated at $2.9 million in the Project.  Tax rates in excess 
of one percent are no longer levied in the Project Area.  
 
The future level of real and other property values has been estimated on Table 2. Taxable 
values have been held constant in 2010-11 and then increased at 2 percent per year.  
Values have been held constant in 2010-11 because the inflation adjustment allowed 
under Proposition 13 is actually slightly negative (0.237%).  We have assumed that 
changes of ownership or other new value would offset the decline. The other property 
category of value shown on the table has been held constant in the projections at the 
2009-10 value level.     
 
Tax Revenues 
 
The tax increment revenues of the Project Area are subject to certain adjustments and 
liens, as described in this section.  The adjustments and liens must be paid prior to the 
payment of debt service on the Bonds. 
 
 Adjustments to Tax Increment           
 
There are two adjustments to the tax increment revenues shown on Table 2:  property tax 
administrative fees and allocations pursuant to former Section 33676 of the Community 
Redevelopment Law. 
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State law allows counties to charge taxing entities, including redevelopment agencies, for 
the cost of administering the property tax collection system.  The fees have been 
estimated and shown on Table 2 based on the percentage that the fees represented to total 
tax increment in 2008-09. 
 
For project areas adopted prior to January 1994, taxing entities could elect to receive 
additional property taxes above the base year revenue amount so long as they had not 
entered into a pass through agreement with an agency under former Section 33401 of the 
Health & Safety Code.  Such amounts are calculated by increasing the real property 
portion of base year values by an inflation factor of up to 2 percent annually.  Taxing 
entities can receive a proportionate share of such revenues if they elected to do so prior to 
adoption of the redevelopment plan.  The City of Reedley elected to receive additional 
allocations of property taxes generated in the Original Area.  Such amounts have been 
shown on Table 2.    
 

Senior Obligations 
 

Housing Set-Aside 
 
Redevelopment agencies are required to deposit not less than 20 percent of the tax 
increment generated in a project area into a special fund to be used for qualified low and 
moderate income housing programs.  The Agency restricted approximately 30 percent of 
the Series A Bond proceeds to eligible housing activities.  A like percentage of bond debt 
service for the Series A Bonds can therefore be made from the housing set-aside revenues 
of the Project Area.  The Net Housing Set-Aside shown on Table 2 reflects the total 
housing set-aside less the amount to be used to make bond debt service payments. 
 

Tax Sharing Payments 
 
The Agency has entered into tax sharing agreements with the County of Fresno and the 
Fresno County Library District that provide for the Agency to allocate to the County and 
the Library 100 percent of the County's and Library’s share of the taxes attributable to the 
one-percent increment levy.  
 
The Agency also has an agreement with the Consolidated Mosquito Abatement District 
that provides for the Agency to allocate to the District an amount equal to .205 percent of 
the annual net tax increment received by the Agency for each fiscal year.  Net tax 
increment is defined as the Agency's tax increment less property tax administrative costs 
charged by the County of Fresno.  
 
Pursuant to the CRL, because the Redevelopment Plan was amended to add territory, the 
Agency is required to make mandatory payments to the affected taxing entities for the 
amended portion of the Project Area.  These payments are included on Table 2 under the 
heading Amendment Senior Tax Sharing. The tax sharing payments are based on a three 
tier formula.  All payments are made after the Agency’s deposit to its housing set-aside.  
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Tier Payment Required 
Tier 1 25% of total tax increment during the entire 

term the Agency receives tax increment.  
Tier 2 Beginning in the 11th year that the Agency 

receives tax increment, an additional 
payment equal to 21% of the tax increment 
attributable to growth above year 10 levels.   

Tier 3 Beginning in the 31st year that the Agency 
receives tax increment, an additional 
payment equal to 14% of the tax increment 
attributable to growth above year 30 levels. 

 
Tier 1 and Tier 2 payments are currently being made for the Project Area.   
 
The Agency also has agreements with the Kings Canyon Unified School District, the 
Fresno County Superintendent of Schools, and the State Center Community College 
District.  Payments under those agreements are subordinate to debt service on the Bonds 
and have not been shown on Table 2. 
 
After payment of the above, Tax Revenues for 2009-10 are estimated at $1,222,000. 
 
Tax Revenues and Coverage 
 
Table 3 provides information on Tax Revenues and coverage based on Maximum Annual 
Debt Service (MADS) for the Bonds.  As shown on Table 3, Tax Revenues are projected 
to provide coverage at 432 percent of MADS.  The Agency has not issued any tax 
allocation bonds that are on parity with the 1998 Bonds. 



Table 1
Reedley Redevelopment Agency
Reedley Redevelopment Project

TEN MAJOR PROPERTY TAX ASSESSEES FOR 2009-10

%of Total 
Assessee Type of Use Secured Unsecured Total Value Value (2)

1) Ito Packing Industrial $13,717,190 $9,296,900 $23,014,090 4.29%

2) Gerawan Farming Industrial 16,321,100 0 16,321,100 3.04%

3) Otani Properties Commercial 13,288,454 0 13,288,454 2.48%

4) Meadowbrook Reedley Residential 9,392,580 0 9,392,580 1.75%

5) Ahdi and Ibtisam Nashashibi Trustees (3) Commercial 7,621,100 0 7,621,100 1.42%

6) Maxco Supply Unsecured 2,340,620 5,199,300 7,539,920 1.40%

7) Reedley Center Inc. Commercial 7,381,997 0 7,381,997 1.38%

8) Reedley Properties Commercial 7,216,119 0 7,216,119 1.34%

9) Bravante-Curci Investors LP Industrial 5,232,608 0 5,232,608 0.97%

10) Theodore M. & Audrey R. Haas Industrial 4,573,875 0 4,573,875 0.85%

Total Valuation 87,085,643 14,496,200 101,581,843 18.93%

(1)  Based on ownership of locally-assessed secured and unsecured property.
(2)  Based on 2009-10 Project Area taxable value of $536,730,518.
(3)  Applicant has an appeal that could reduce future value to $4.2 million.
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Table 2
Reedley Redevelopment Agency
Reedley Redevelopment Project

PROJECTION OF INCREMENTAL TAX REVENUE
(000's Omitted)
  

Original Amendment
Total Value Total Property Net Senior Senior

Fiscal Real (1) Other (2) Total Over Base Of Tax (3) 33676 (4) Tax Admin. Housing Tax (6) Tax (7) Tax
Year Property Property Value $250,990 Increment Adjustment Fees (5) Set-Aside Sharing Sharing Revenues

2009 - 2010 $501,498 $35,232 $536,731 $285,741 $2,857 $178 $36 $472 $891 $60 $1,222
2010 - 2011 501,498 35,232 536,731 285,741 2,857 176 36 472 891 60 1,223
2011 - 2012 511,528 35,232 546,760 295,771 2,958 188 37 490 923 63 1,258
2012 - 2013 521,759 35,232 556,991 306,001 3,060 199 38 508 955 66 1,294
2013 - 2014 532,194 35,232 567,426 316,437 3,164 211 39 526 988 69 1,330
2014 - 2015 542,838 35,232 578,070 327,080 3,271 223 41 544 1,022 73 1,369
2015 - 2016 553,694 35,232 588,927 337,937 3,379 235 42 564 1,056 76 1,406
2016 - 2017 564,768 35,232 600,001 349,011 3,490 248 43 584 1,091 79 1,445
2017 - 2018 576,064 35,232 611,296 360,306 3,603 260 45 603 1,127 83 1,485
2018 - 2019 587,585 35,232 622,817 371,828 3,718 273 46 625 1,163 86 1,525
2019 - 2020 599,337 35,232 634,569 383,579 3,836 286 48 645 1,200 90 1,566
2020 - 2021 611,323 35,232 646,556 395,566 3,956 300 49 666 1,238 94 1,609
2021 - 2022 623,550 35,232 658,782 407,793 4,078 314 51 689 1,277 97 1,650
2022 - 2023 636,021 35,232 671,253 420,264 4,203 328 52 710 1,317 101 1,694

(1)  Prior Year Real Property held constant in 2010-11 and then increased by 2 percent per year.
(2)  Includes the value of secured and unsecured personal property, and state-assessed railroad and non-unitary property. 
     Other property held constant in the projections.
(3)  Based on the application of 1% tax rate to incremental taxable value. 
(4)  Allocation per former Section 33676 of the CRL to the City.
(5)  Per SB 2557, reflects Project Area share of County's property tax administrative costs.
(6)  Reflects senior tax sharing payments for the Original Area.
(7)  Reflects AB 1290 payments for the Amendment Area.
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Table 3
Reedley Redevelopment Agency
Reedley Redevelopment Project

PROJECTED TAX REVENUES AND DEBT SERVICE COVERAGE
(000's Omitted)

Fiscal Maximum
Year Tax Annual

Ending Revenues Debt Service Coverage

2010 $1,222 $283 432%
2011 1,223 283 432%
2012 1,258 283 445%
2013 1,294 283 457%
2014 1,330 283 470%
2015 1,369 283 484%
2016 1,406 283 497%
2017 1,445 283 510%
2018 1,485 283 525%
2019 1,525 283 539%
2020 1,566 283 553%
2021 1,609 283 568%
2022 1,650 283 583%
2023 1,694 283 599%

(1)  Reflects Tax Revenues from Table 2.
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