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Section A - Introduction 
 
In February 2011, the former Reedley Redevelopment Agency issued its 2011 Tax 
Allocation Bonds, Series A and B (Bonds) in the amount of $8,825,000.  The Agency is 
currently in the process of refunding those Bonds, and it is anticipated that the new Bonds 
will be issued during the first half of 2020.  
 
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 the MSRB 
on the EMMA web-site 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.  
 
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 February 1, 2011); 

 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); 

 
Capitalized terms not otherwise defined herein are found in the Indenture. 

The Annual Report must also contain the Audited Financial Statements of the Agency 
prepared in accordance with generally accepted accounting principles. Because of the 
Dissolution Act (described below), there are not separate audited financial statements 
prepared for the Agency.  Commencing with the Comprehensive Annual Financial Report 
(i.e., audited financial statements) for the City for the fiscal year ended June 30, 2013, the 
activities of the Agency are reported as a fiduciary trust fund as part of the City’s 
Comprehensive Annual Financial Report, which is in accordance with guidance issued by 
the California Department of Finance (DOF) and available on the DOF’s website 
(www.dof.ca.gov) as of December 20, 2013.  The Agency financials are reported in the 
audited financial statements under “Successor Agency Private-Purpose Trust Fund”.  This 
fund reports the assets, liabilities and activities of the Successor Agency.  

This Annual Report (Report) provides the required information for the Agency’s fiscal 
year ending June 30, 2019 and includes data on annual tax increment revenues for the 
2018-19, 2019-20 and future fiscal years.  The balance of this Report shows the required 
financial information and operating data and was provided by Fraser & Associates, the 

http://www.dof.ca.gov/
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Agency’s redevelopment consultant.  The Audited Financial Statements have been 
submitted under separate cover.   
 
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 
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.     
 
Redevelopment Dissolution Act 
 
In December 2011, the California Supreme Court issued its opinion in the case of 
California Redevelopment Association, et al., v. Matosantos, et al. The Court upheld the 
right of the state to dissolve redevelopment agencies pursuant to AB 26 which along with 
subsequent amendments pursuant to AB 1484 and SB 107 is referred to herein as the 
Dissolution Act.    Based on modified time lines approved by the Court, all 
redevelopment agencies, including the Reedley Redevelopment Agency, were dissolved 
effective February 1, 2012.  The City of Reedley has assumed the role of Successor 
Agency and is charged with winding down the affairs of the former Agency and to make 
payments due on enforceable obligations, as defined in the Dissolution Act.  The Bonds 
are an enforceable obligation under the Dissolution Act. 
 
While the intent of the Dissolution Act is to protect the repayment of enforceable 
obligations, the practical implementation of the legislation changes the flow of funds 
from that which existed at the time the Bonds were sold, as described herein. Under the 
Dissolution Act, tax increment is no longer deemed to flow to the Successor Agency.  
Rather, all funds are considered property taxes.  The obligation to deposit a portion of the 
tax increment into a low and moderate income housing fund is also no longer required. 
Given this, the financial information on tax increment provided in the Official Statement 
for the Bonds now varies from the way in which property tax funds are allocated under 
the Dissolution Act.  
 
Under the Dissolution Act, the County Auditor-Controller is to determine the amount of 
property taxes that would have been allocated to each redevelopment agency had the 
agency not been dissolved. All former tax increment monies go into a Redevelopment 
Property Tax Trust Fund (Trust Fund or RPTTF) which is controlled by the County 
Auditor-Controller.   
 
The money in the Trust Fund is used as follows: 
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1. Allocate to the County property tax administrative fees and other costs needed to 

implement the Dissolution Act. 
2. Pay all pass-through payments to the taxing entities.  The former Project Area has 

an obligation to make payments required pursuant to negotiated agreements 
pursuant to former Section 33401 of the Community Redevelopment Law and 
also payments per Section 33607.5 and 33607.7 of the CRL.  Some of the Section 
33401 payments are subordinate to debt service on the Bonds, but the Dissolution 
Act has reordered this obligation so that it gets paid first. The Dissolution Act 
does provide that if there are insufficient funds to meet bond debt service 
payments, then the subordinate pass through payment amount may be used to 
close any shortfalls. 

3. Pay obligations required per the Recognized Obligation Payment Schedule 
(ROPS).  The senior obligation payable from former Tax Revenues and housing 
set-aside revenues listed on the ROPS is payment of debt service on the Bonds.     

4. Pay the administrative allowance, which goes to the Successor Agency to be used 
to wind down the affairs of the former redevelopment agency.   

5. Distribute the balance to the taxing entities pursuant to Section 34183 and 34188 
of the Dissolution Act. 

 
Since a portion of both the Series A and B Bonds were payable from the housing set-
aside, and there is no longer a separate allocation of those revenues into a low and 
moderate income housing fund, those bond payments are an enforceable obligation and 
are payable from the Trust Fund. 
 
The allocations from the Trust Fund take place in two six-month installments, in January 
and June of each year.  The Reedley Successor Agency has prepared a Last and Final 
ROPS, which was approved by DOF in October 2017.  The County Auditor-Controller 
releases the Trust Fund revenues to pay for the obligations on the Last and Final ROPS.  
Any excess Trust Fund revenue not needed to meet the various obligations shown in 
items 1 through 4 above would be reallocated to the taxing entities.  The six-month 
allocation system in the Dissolution Act can cause a problem in meeting debt service 
payments, since semiannual debt service payments on the Bonds are uneven. Interest 
payments are made in May each year, while principal and interest payments are made in 
November.  Beginning in 2013-14, there was sufficient RPTTF in each ROPS period to 
meet debt service.  The section on Tax Revenue and Coverage below includes a 
description and a table that shows how this works. 
 
 
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. 
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Top Ten Assessees 
 
The Top Ten Assessees in the Project Area are summarized on Table 1 for 2019-20. The 
taxable value for the Top Ten Assessees represents 17.27 percent of the total value of the 
Project Area and 28.08 percent of the incremental value of the Project Area.  

 
Assessment Appeals 
 
Taxpayers may appeal their property tax assessments. As required for the Annual Report, 
the Agency has requested information on recently resolved and open appeals for the Top 
Ten Assessees. There is one recently resolved appeal for Gerawan Farming, the number 
one assessee in the Project Area, that will reduce future value by $8.4 million. We have 
reduced future tax increment in 2020-21 for purposes of Table 3, the coverage table. 
 
Annual Tax Increment Revenues 
 
Table 2 provides information on the annual tax increment revenues of the Project Area 
for 2019-20.  The 2019-20 value of secured and unsecured property shown on Table 2 is 
based on information derived from the records of Fresno County. Tax increment 
generated from the application of the one percent tax rate to incremental taxable value for 
2019-20 is estimated at $4.0 million. 
 
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 were to 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. 
 
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 1.5 percent of tax increment. 
 
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 
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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 were 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 a portion of a prior bond 
issue (that was refunded with the Bonds) to eligible housing activities.  Therefore, a 
portion of bond debt service was being made from the housing set-aside revenues of the 
Project Area.   
 

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 on the Original Area.  
 
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 from the Original 
Area.  Net tax increment is defined as the Agency's tax increment less property tax 
administrative costs charged by the County of Fresno.  
 
Pursuant to AB 1290, which was passed in 1994, the Agency is required to make payments 
to those affected taxing entities that have not entered into a tax sharing agreement in the 
Original Area (the Statutory Tax Sharing Payments).  These payments are required because 
the Agency extended the debt incurrence time limit by ten years.  Payments are calculated 
based on increases in tax increment revenues attributable to assessed value growth above 
the 2011-12 assessed values.  This is referred to as the AB 1290 Base Year.  The payments 
are based on a three tier formula.  All payments are made after the required 20 percent 
deposit to the housing set-aside fund.  For purposes of the table below, we have reduced 
the percentage of tax increment that must be allocated to the taxing entities by the 20 
percent housing set aside.  The Agency is also required to make these payments to all taxing 
entities for tax increment received from the Amendment Area. 
 

Tier Payment Required 
Tier 1 Original Area: 20% of tax increment 

attributable to assessed value growth above 
the amount of assessed value in the AB 1290 
Base Year during the remaining term the 
Agency receives tax increment.  
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Amendment Area: 20% of total tax 
increment received by the Agency during 
the entire term the Agency receives tax 
increment. 

Tier 2 Original Area: Beginning in the 11th year 
after the AB 1290 Base Year, an additional 
payment equal to 16.8% of the tax 
increment attributable to assessed value 
growth above levels in the 10th year.   
 
Amendment Area: Beginning in 2008-09, 
an additional payment equal to 21% of the 
tax increment attributable to assessed value 
growth above year 2007-08. 

Tier 3 Original Area: no Tier 3 Payments are due 
since this area will no longer receive tax 
increment in the year in which this tier is 
triggered. 
 
Amendment Area: Beginning in 2028-29, 
an additional payment equal to 11.2% of the 
tax increment attributable to assessed value 
growth above levels in 2027-28.   

 
The Statutory Payments from the Original Area should have begun in 2014-15, but the 
County has not made any deductions for these. We estimate that the accumulated back 
payments through 2018-19 total approximately $109,000. The Agency has informed the 
County of the required back payments, but has not received a response. There is 
sufficient surplus RPTTF to make these payments, plus pay the amount that is owed for 
2019-20. For purposes of the estimates shown on Table 2, we have included both the 
prior amount and current year amount owed. 
 
The following taxing entities are eligible to receive such payments for the Original Area: 
 

• Reedley Cemetery District 
• Sierra Kings Hospital District 
• Fresno County Fire District 
• Kings River Conservation 
• City of Reedley (Tier 1 only) 

 
After payment of the above, Tax Revenues for 2019-20 are estimated at $1,469,810. 
 
The Agency also has agreements with the Kings Canyon Unified School District, the 
Fresno County Superintendent of Schools, and the State Center Community College 
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District.  Payments under those agreements are subordinate to debt service on the Bonds 
and have been shown on Table 2 as subordinate. 
 
Tax Revenues and Coverage 
 
Table 3 provides information on Tax Revenues and coverage prior to the Dissolution Act. 
As shown on Table 3, Tax Revenues provided coverage at 231 percent of debt service for 
2018-19 and are projected to provide coverage at 231 percent of debt service in 2019-20.  
Housing Tax Revenues provided coverage at 855 percent for 2018-19 and are projected 
to provide coverage at 920 percent for 2019-20.   
 
Table 4 reflects the estimated impact of the Dissolution Act on Bond debt service 
payments. The table shows the actual or estimated tax increment that is available, the 
obligations that are deducted prior to paying debt service (including administrative fees 
and senior and subordinate pass through payments) and the payment of bond debt service. 
Actual coverage was 276 percent for 2017-18 and is estimated at 281 percent for 2018-
19.  Under the provisions of the Dissolution Act, funds that are not needed to meet 
enforceable obligations or to pay for administrative costs are redistributed to the other 
taxing entities.  

 
 



Table 1
Reedley Successor Agency
Reedley Redevelopment Project

TEN MAJOR PROPERTY TAX ASSESSEES FOR 2019-20 (1)

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

1) Gerawan Farming (3) Industrial $26,531,975 $3,208 $26,535,183 4.04% 6.56%

2) Otani Properties Commercial 15,157,735 0 15,157,735 2.31% 3.75%

3) Sun Pacific Facilities LP Industrial 5,771,220 8,121,500 13,892,720 2.11% 3.44%

4) Meadowbrook Reedley Residential 10,901,598 0 10,901,598 1.66% 2.70%

5) Reedley Center Inc. Commercial 9,401,470 0 9,401,470 1.43% 2.32%

6) Youngstown Grape District Agriculture 0 9,190,800 9,190,800 1.40% 2.27%

7) Reedley Properties Commercial 8,646,462 0 8,646,462 1.32% 2.14%

8) Maxco Supply Industrial 8,087,873 0 8,087,873 1.23% 2.00%

9) Ahdi and Ibtisam Nashashibi Trustees Commercial 6,250,000 0 6,250,000 0.95% 1.55%

10) Isaac Ventures Industrial 5,511,561 0 5,511,561 0.84% 1.36%

Total Valuation 96,259,894 17,315,508 113,575,402 17.27% 28.08%

(1)  Based on ownership of locally-assessed secured and unsecured property.
(2)  Based on 2019-20 Project Area taxable value of $657,491,226 and incremental value of $404,436,206.
(3) The owner recently received a reduction in value due an appeal. The value will be reduced by $8.4 million.

Source: Records of Fresno County 

Fraser Associates
 TI Top Ten

3/2/2020
Reedley tiproj 19-20 0%



Table 2
Reedley Successor Agency
Reedley Redevelopment Project

ESTIMATE OF TAX INCREMENT REVENUE FOR FISCAL YEAR 2019-20 (1)

Local Secured
  Land $170,038,451
  Improvements 487,689,334
  Personal Property 12,566,160

Gross Local Secured 670,293,945
  Exempt 56,938,909

Net Local Secured 613,355,036

State Assessed 168,860

Unsecured
  Land 157,124
  Improvements 20,589,052
  Personal Property 24,750,470

Total Unsecured 45,496,646
  Exempt 1,529,316

Net Unsecured 43,967,330

Total Value 657,491,226
Base Year Taxable Value 253,055,020

Incremental Taxable Value 404,436,206

Total Tax Increment Revenue 4,044,362

Adjustments to Tax Increment Revenue:
  Property Tax Administration Fees (2) 61,186
  Section 33676 Allocations (3) 229,799

Liens on Tax Increment
  Housing Set-Aside (4) 762,913
  Senior Negotiated Tax Sharing (5) 1,291,521
  Statutory Tax Sharing Payments (6) 229,132

Tax Revenue $1,469,810

  Subordinate Negotiated Tax Sharing (7) 212,645

Net Tax Increment 1,257,165

(1)  Based on taxable values per Fresno County.
(2)  Estimated based on 1.5% of tax increment.
(3)  Allocations to the City per former Section 33676 of the CRL.
(4)  Based on 20 percent of total tax increment revenue
      Bonds is payable from the Housing Set-Aside.
(5)  Payments per tax sharing agreements from the Orginal Area that 
      owed from the Original Area are also included in the 2017-18 amount.
(7)  Payments per tax sharing agreements from the Orginal Area 
      that are subordinate to debt service.

Fraser Associates
Reedley tiproj 19-20 0% 3/2/2020

current



Table 3
Reedley Successor Agency
Reedley Redevelopment Project

PROJECTED TAX REVENUES AND DEBT SERVICE COVERAGE - PRIOR TO DISSOLUTION ACT
(000's Omitted)

Fiscal Series A Series B Housing Series A Series B
Year Tax (1) Annual Annual Total Tax (1) Annual Annual Total

Ending Revenues Debt Service Debt Service Debt Service Coverage Revenue Debt Service Debt Service Debt Service Coverage

2019 $1,471,251 $637,805 $0 $637,805 231% $707,517 $82,788 $0 $82,788 855%
2020 1,469,810 637,260 0 637,260 231% 762,913 82,409 82,409 926%
2021 1,544,911 635,969 0 635,969 243% 762,913 81,700 81,700 934%
2022 1,544,911 637,498 0 637,498 242% 762,913 82,046 82,046 930%
2023 1,544,911 637,267 0 637,267 242% 762,913 81,808 81,808 933%
2024 1,544,911 639,839 0 639,839 241% 762,913 82,736 82,736 922%
2025 1,544,911 639,011 0 639,011 242% 762,913 15,689 15,689 4863%
2026 1,544,911 640,263 0 640,263 241%
2027 1,544,911 640,825 0 640,825 241%
2028 1,544,911 640,075 0 640,075 241%
2029 1,544,911 638,275 0 638,275 242%
2030 1,544,911 640,425 0 640,425 241%
2031 1,544,911 641,175 0 641,175 241%
2032 1,544,911 645,525 0 645,525 239%
2033 1,544,911 642,325 0 642,325 241%
2034 1,544,911 642,675 0 642,675 240%
2035 1,544,911 646,213 0 646,213 239%
2036 1,544,911 647,575 0 647,575 239%
2037 1,544,911 646,763 0 646,763 239%
2038 1,544,911 648,775 0 648,775 238%
2039 1,544,911 648,250 0 648,250 238%
2040 1,544,911 650,188 0 650,188 238%
2041 1,544,911 654,225 0 654,225 236%

Total 35,384,189 14,778,199 0 14,778,199 5,284,993 509,176 0 509,176

(1)  The amount for 2018-19 is an actual number. The amount for 2020-21 has been reduced for a recently resolved assessment appeal
     and for prior Statutory Tax Sharing Payments owed from 2014-15 through 2018-19.

Fraser Associates
coverage
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Table 4
Reedley Successor Agency
Reedley Redevelopment Project

ROPS CASH FLOW ANALYSIS
2018-19 2019-20

ROPS ROPS ROPS ROPS
18-19 B 19-20 A 19-20 B 20-21 A
January- July - January- July -

Category June 2019 December 2019 Total June 2020 December 2020 Total

Tax Increment 1,757,391 1,768,459 3,525,850 1,907,282 1,907,282 3,814,563
Supplemental / Other Taxes 0 11,734 11,734 0 0 0

Total Tax Increment / Trust Fund (1) 1,757,391 1,780,193 3,537,584 1,907,282 1,907,282 3,814,563

Obligations
   Property Tax Administration Fees (2) 977 52,365 61,186 1,684 59,502 61,186
   Tax Sharing Payments (3) 745,318 745,158 1,490,476 757,914 975,386 1,733,299

Tax Revenues for Debt Service $1,011,096 $982,670 $1,985,922 $1,147,684 $872,394 $2,020,078

2011 Bond Debt Service 265,297 455,297 720,594 259,834 459,834 719,668

Total Debt Service (4) 265,297 455,297 720,594 259,834 459,834 719,668

Remaining Revenue 745,799 527,373 1,265,328 887,850 412,560 1,300,410

Coverage 381% 216% 276% 442% 190% 281%

(1)  Reflects actual receipts based on the records of the Agency for 2018-19, 2019-20 has been estimated.
      Amounts are net of Section 33676 allocations.
(2)  Actual amount for 2018-19 and estimated amount for 2019-20 at 1.5 percent of tax increment.  
(3)  Payments due under individual tax sharing agreements, including those that are subordinate.
(4)  Bond year debt service for the Bonds. 

Fraser Associates
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