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RESOLUTION OF THE BOARD OF SUPERVISORS OF THE
COUNTY OF SANTA BARBARA, STATE OF CALIFORNIA

A RESOLUTION OF THE BOARD OF SUPERVISORS

DECLARING THE INTENT TO MITIGATE THE ;
FINANCIAL IMPACTS ON THE SANTA BARBARA ) Resolution No. 99- 487
COUNTY FIRE PROTECTION DISTRICT OF - )
EXTENSION OF THE ISLA VISTA REDEVELOPMENT )
PLAN )

The Board of Supervisors Hereby Resolves:

1) As a mitigation to the Santa Barbara County Fire Protection District for the extension of the
Isla Vista project area redevelopment plan, the Board of Supervisors intends that the general fund
will provide an annual appropriation to the Fire Department in an amount equal to the pass-
through to the general fund, authorized under AB 1290, subject to annual appropriation at the
discretion of the Board of Supervisors; and

;hght of actual project ‘pI‘O_]CCthIlS

TNOW, THEREFORE, ITISHEREBY RESOLVED THAT: = 77777 77 ms e e

This Resolution shall take effect immediately upon its adoption. -

PASSED, APPROYED AND ADOPTED by the Board of Supervisars of the County of Santa
Barbara, State ofCah'fomia this 7% day of December, 1999 by the following vote:

AYES: Supervisors Schwartz, Rose, Marshall, Urbanske )
NAYES: Supervisor Gray
ABSENT: Nome

_ ATTEST:

MICHAEL F. BROWN _ - COUNTY OF SANTA BARBARA
CLERK OF THE BOARD

By: % fﬁ‘e\j: M%'/ ' By%h W
- Chairpcrsén, Board of SW(SOYS

APPROVED AS TO FORM: APPROVED AS TO ACCOUNTING FORM:
STEPHEN SHANE STARK ROBERT W. GEIS, C.P.A.

COUNTY COUNSEL AUDITOR-CONTROLLER

By:i&»ﬂwg)}[\ By: /6/ | W
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December 27, 2007

Shane Stark

County Counsel

County of Santa Barbara

105 E. Anapamu Street, Room 201
Santa Barbara, CA 93102

Re:  AB1342 Amendments to Isla Vista Redevelopment Plan

Dear Shane:

You have asked for our advice regarding whether amendments made to the
Redevelopment Plan for the Isla Vista Redevelopment Project (the "Plan”) pursuant to
AB1342 (now codified as Health and Safety Code Section 33333.6(e)(1) and (2)(A))
would trigger payments to taxing entities pursuant to Section 33607.7 (commonly
referred to as "pass-through payments”). As further discussed below, we do not believe
that the amendments made to the Plan pursuant to AB1342 should trigger the obligation
to make pass-through payments.

In 1990, the Board of Supervisors for the County of Santa Barbara adopted an
ordinance approving the Plan. The Plan contained limits for both the effectiveness of
the Plan and the time for which the Agency may incur debt. In 1993, the California
Legislature adopted the Community Redevelopment Law Reform Act of 1993 (known
as "AB 1290"). AB1290 imposed maximum time limits for certain redevelopment
activities for redevelopment plans adopted prior to 1994. These limits restrict the
duration of a redevelopment plan's effectiveness and of an agency's ability to incur debt
and receive tax increment. Section 33607.7 adopted as part of AB1290 requires that
amendment of certain time limits in pre-1994 redevelopment plans trigger an obligation
to make pass-through payments.

The limits contained in the Plan were less than the maximum limits allowed by
AB1290 but the Plan's time limits were not immediately amended following the
adoption of AB1290. In 1999, the California Legislature adopted AB1342 (as now
codified in Section 33333.6(e)(2)(A)) which provided that a "redevelopment plan that
has a limitation shorter than the terms provided in this section may be amended by a
legislative body by adoption of an ordinance ...to extend the limitation. In adopting the
ordinance pursuant to this subparagraph, neither the legislative body nor the agency is
required to comply with Section 33354.6, Article 12 (commencing with Section 33450),
or any other provision of this part relating to the amendment of redevelopment plans.”
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Shane Stark
December 27, 2007
Page 2

The Board of Supervisors amended the time limits in the Plan in 1999 pursuant to the
provisions of AB 1342.

Although Section 33607.7 requires the payment of pass-through payments for
certain amendments to pre-1994 redevelopment plans, we believe the provisions of
AB1342 preempts the requirements of Section 33607.7 and no pass-through payment
obligations would be triggered as long as the provisions of AB1342 were followed. As
stated above, Section 33333.6(e)(2)(A) provides: "In adopting the ordinance pursuant
to this subparagraph, neither the legislative body nor the agency is required to comply
with Section 33354.6, Article 12 (commencing with Section 33450), or any other
provision of this part relating to the amendment of redevelopment plans.” (Emphasis
added.) Section 33607.7 relates only to amendment of redevelopment plans and is
included in Part 1 of Division 24 of the Health & Safety Code, the "part" that includes
the AB1342 amendment provisions. Therefore, Section 33607.7 is a "provision of this
part relating to amendment of redevelopment plans” with which the Agency is not
required to comply when adopting an AB1342 amendment.

Another indication that Section 33607.7 is not applicable to an AB 1342
amendment is confirmed by the portion of subsection (e)(2) of Section 33333.6 enacted
by SB211 in 1999. The language in Section 33333.6(e)(2)(B) exempting SB211 plan
amendments from the provisions of the law otherwise applicable to plan amendments is
identical to the language in subsection (e)(2)(A) exempting the AB1342 plan
amendments, except that the SB211 language expressly requires that an agency "shall -
make the payment to affected taxing entities required by Section 33607.7." That the
Legislature used the identical language for both the AB1342 and SB211 amendments
but then made the SB211 amendments expressly applicable to Section 33607.7 pass-
through payments shows a legislative intent that AB1342 amendments should not
trigger pass-through payments.

In summary, the Legislature appears to have intended to exclude amendments
made pursuant to AB1342 from the pass-through provisions of Section 33607.7. As
discussed above, the Legislature, in other legislation enacted in 1999 expressly required
the payment of pass-through payments. AB1342 did not contain such an express
provision and therefore it can reasonably be concluded that the Legislature did not
intend for pass-through payments to be triggered by an AB1342 amendment.

Yours truly,

‘Tﬂb@M

THOMAS H. WEBBER

cc: Mary McMaster
Jamie Goldstein

1078Y01\516997.1
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1. INTRODUCTION

Keyser Marston Associates, Inc. (KMA) has been retained as Fiscal Consultant to the Santa
Barbara County Redevelopment Agency to prepare a projection of tax increment revenues for the
Isla Vista Redevelopment Project Area (the Project Area).

The California Community Redevelopment Law (CRL) provides for the creation of a
redevelopment agency for the purpose of eliminating blight. To achieve this purpose, the CRL,
along with Article 16, Section 16 of the California Constitution, authorizes the Agency to receive that
portion of property tax revenue generated from the increase of the current year taxable values over
the base year taxable values that existed at the time of adoption of a redevelopment project. This
portion of property tax revenue is referred to as tax increment revenue. The CRL provides that the
tax increment revenue may be pledged by the Agency for the repayment of Agency indebtedness.

This Fiscal Consultant Report has been prepared to reflect the tax increment revenues that
would be allocable in the current 2007-08 fiscal year, based upon reported Project Area assessed
values by the Santa Barbara County Auditor-Controller. The projected taxable values and resulting
tax increment revenues for the Project Area are based on assumptions determined by a review of
the taxable value history of the Project Area; Agency-identified new developments proposed for the
Project Area; and the property tax assessment and property tax apportionment procedures of Santa
Barbara County.

2. REVIEW OF THE PROJECT AREA
21 Redevelopment Plan Time Limits

Existing redevelopment law requires the Agency to impose specific time
limitations on the incurrence of debt, the redevelopment plan effectiveness and the collection of
tax increment revenue to repay debt. The current debt incurrence tim e limit is November 27,
2010. The current effectiveness date of the redevelopment plan for the Project Area is
November 27, 2030, and the Agency may continue to collect tax increment to repay debt until
November 27, 2040. The Agency is eligible to extend the effectiveness date and the tax
increment receipt date by an additional year as a result of paying ERAF in 2003-04 under SB
1045. The Agency has yet to elect this time limit extension and, thus it is not reflected in the tax
increment projection on Table 6.

2.2 Redevelopment Plan Dollar Limit

‘ The Project Area has an annual gross tax increment revenue cap of $10 million,
adjusted annually in accordance with the Consumer Price Index (CPI). Tax increment revenue
in excess of this revenue cap is allocated to the qualifying taxing agencies as property tax
revenues. The annual cap is calculated net of the Housing Set Aside, County Administrative
Charges, and any pass through payments to affected taxing agencies. In establishing the

Santa Barbara County Redevelopment Agency Keyser Marston Associates, Inc.
Fiscal Consultant Report Page 1
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annual revenue cap, K MA estimated the adjusted annual cap using historic CPI factors shown
on Table 7. Based on the assumptions incorporated in the tax increm ent projection shown on
Table 6, the adjusted annual revenue cap is not reached over the term of the projection.

2.3 Review of Agency Obligations

a. Low and Moderate Income Housing Set Aside Requirement

The CRL requires redevelopm ent agencies to annually set aside 20% of
all tax increment revenues into a Low and Moderate Income Housing Set Aside Fund. The set
aside requirement could be reduced or eliminated if the redevelopment agency finds that (1) no
need exists in the community to improve or increase the supply of low and moderate income
housing; (2) that som e stated percentage less than 20% of the tax increment is sufficient to
meet the housing need; or (3) that other substantial efforts, including the obligation of funds
from certain local, state or federal sources for low and moderate income housing, of equivalent
impact are being provided for in the community. It is assumed that the Agency will not make
any such findings and will continue to set aside 20% of annual tax increment. The annual
Housing Set Aside has been deducted from the attached tax increment revenue projections for
purposes of this analysis and is factored against the $10 million annual revenue cap.

b. Taxing Agency Pass Through Agreements

The Agency has entered into agreements with the Goleta Union School
District, the Isla Vista Recreation and P ark District, the Santa Barbara Metropolitan Transit
District, the Goleta Cemetery District, and the Goleta Valley Mosquito Abatement District, for the
sharing of tax increment revenues generated from the Project Area. The School District and the
Isla Vista Recreation and Park District are paid 100% of their share of the property tax revenues
generated by the Project Area. The remaining three taxing entiti es receive their shares of the
property tax revenues generated by the Project Area net of the Housing Set Aside. A summary
of agreement dates and terms is as follows:

Agreement Date Agreement Terms

GUSD November 7, 1990 100% of GUSD share of the 1% tax rate

IV Rec & Park May 26, 1992 100% of IV R&P share of the 1% tax rate

SB Metro February 19, 1991 80% of SBM share, payment is net of housing

G Cemetery January 11, 1990 80% of GC share, payment is net of housing

GV Mosquito May 26, 1992 80% of GVM share, payment is net of housing
Santa Barbara County Redevelopment Agency Keyser Marston Associates, Inc.
Fiscal Consultant Report Page 2
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c. Statutory Pass Through Triggered by SB 211

A statutory pass through obligation will be triggered when the Agency
adopts a summary ordinance reflecting the Agency's election to eliminate the present debt
incurrence time limitations of November 27, 2010. Although the County Auditor-Controller has
historically debited the statutory pass through from the Agency’s tax increment revenue, KMA
believes that this has been premature. Based upon the provisions of the CRL, if the Agency
eliminates the current debt incurrence tim e limit of November 21, 2010 (as allowed under SB
211), then the triggered statutory pass through (set forth under Health and Safety Code Section
33607.7) will commence in FY 2011-12, which represents the year following the fiscal year in
which the debt incurrence time limit would have taken effect. KMA'’s interpretation of the
triggered statutory pass through is shown in our projection of Table 6.

Taxing agencies that have existing pass through agreements with the
Agency will continue to receive their allocations set forth by the respective agreements. Taxing
agencies, including the County, that do not have existing pas s through agreements will be
eligible to receive their alloc ation of the resulting statutory pass through generated from
increment following the SB 211 enactment. The triggered statutory pass through obligations to
these taxing agencies is shown on Table 8.

d. County Administrative Fees

Chapter 466, Statutes of 1990, (referred to as SB 2557) permits the
County to withhold a portion of annual tax revenues for the recovery of County charges related
to property tax administration services to cities in an amount equal to their property tax
administration costs proportionately attributable to cities. SB 2557, and subsequent legislation
under SB 1559 (Statutes of 1992), permitted counties to charge all jurisdictions, including
redevelopment agencies, on a year-to-year basis. The County Auditor-Controller has charged
an average of 1.73% of Gross Tax Increment Revenues from 2002-03 through 2006-07 and
KMA assumes that the County will continue to charge this percentage in subsequent f iscal
years.

3. REVIEW OF PROJECT ASSESSED VALUES
3.1 Real and Personal Property

Real Property, as referred to in this Report, is defined to represent land and
improvement assessed values on both the Secured and Unsecured property tax rolls of the County
Assessor. Annual increases in the assessed value of Real Property are limited to an annual
inflationary increase of up to 2%, as governed by Article XIllIA of the State Constitution. Real
Property values are also permitted to increase or decrease as a result of a property's change of

Santa Barbara County Redevelopment Agency Keyser Marston Associates, Inc.
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ownership or new construction activity. As discussed below, the assessed value of taxable property
is subject to reduction under certain conditions.

For the 1985-96 and 1996- 97 fiscal years, the County Assessor applied a state
mandated factor of 1.18% and a 1.11% inflationary factor to Real Property values in the
respective fiscal years to reflect the change in the 1994 and 1995 State Consumer Price
Indices. Forthe 1997-98 and 1998-99 fiscal years, the County Assessor applied the maximum
2% inflationary factor. For FY 1999-2000, the County Assessor applied a 1.8% inflationary
factor and commencing with FY 2000-01, the maximum 2% inflationary factor was used. Based
upon the Consumer Price Index, indices for 2003, Real Property values increased by a factor of
1.867% for FY 2004-05. A 2% inflationary factor was annually applied for FY 2005-06 to FY
2007-08. For purposes of this analysis, a 2% Real Property inflationary factor will be applied in
subsequent fiscal years commencing FY 2008-09.

The assessed value of Personal Property is not subject to the maximum 2%
inflationary increase and is subject to annual appraisal, either upward or downward. State
assessed Non-Unitary properties assessed by the State Board of Equalization (SBE) also may
be revalued annually and such assessments are not subject to the annual 2% inflation limitation
of Article XIIIA.

The Project Area assessed values are prepared by the County Assessor and, until
the 1996-97 fiscal year, have reflected the March 1st lien date. Commencing with the 1997-98
fiscal year, the property tax lien date was changed to January 1. Each property assessment is
assigned a unique Assessor Parcel Number (APN) which correlates to assessment maps prepared
by the County. The corresponding assessed values for each parcel are then encoded to Tax Rate
Areas (TRAs) which are geographic subareas with common distribution of taxes and which are
contained within the Project Area boundaries. The Project Area is represented by three TRAs.

The County Auditor-Controller is responsible for the aggregation of the assessed
values assigned by the Assessor for properties within the boundaries of the Project Area. This
results in the reported total current year assessed value and becomes the basis for determining tax
increment revenues due to the Agency. Secured properties account for over 99% of the total
assessed value of the Project Area and unsecured prope rties account for approximately 1% of
assessed value. Secured Property includes property on which any property tax levied by the
County becomes a lien on that property. Unsecured Property typically includes the value of
tenant improvements, trade fixtures and personal property . The taxes levied on Unsecured
Property are levied at the previous year's Secured Property tax rate. The reported values of the
Project Area for the 2007-08 fiscal year are as follows:

Santa Barbara County Redevelopment Agency Keyser Marston Associates, Inc.
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2007-08 % of % of

Reported Value Value Value
Secured $740,978,488 99.3%
Unsecured 5,196,018 0.7%
Total Reported Value $746,174,506 100.0%

Base Year Value (219,321,592) 29.3%

Incremental Value $526,852,914 70.7%

Secured Property includes property on which any property tax levied by the
County becomes a lien on that property. Unsecured Property typically includes the value of
possessory interest assessments, tenant improvements, trade fixtures and personal property.
The taxes levied on Unsecured P roperty are levied at the previous y ear's Secured Property tax
rate. Unsecured Property values reflect depreciation factors on the useful life of the tenant
improvements, trade fixtures and personal property of the assessee. Unsecured possessory
interest values constitute a private right to the poss ession and use of publicly owned property
for a period of time less than perpetuity .

3.2 Historic Assessed Values

Aggregated historic Project Area values were summarized on Table 1 covering
fiscal years 2002-03 to 2007-08. T he historic taxable values reported by the County Auditor-
Controller reflect an overall average annual inc rease of 9.15% for the period. The Secured
values, comprising 99% of the total reported value, increased an average of 9.3% over the period.
The year-to-year changes in Secured value ranged from an increase of 16.5% in 2007-08 to a
decline of 4.3% in 2003-04. The decline in FY 2003-04 was the result of a residential acquisition by
the University of California for student housing. The Unsecured values decreased an average of
3.7% over the period, and experienced greater fluctuation in year-to-year valuation increases or
decreases due to the nature of Unsecured assessments discussed in the previous section. The
year-to-year valuation change in Unsecured value ranged from a high of 9.67% in 2007-08 fo a
decline in value of 25.4% in 2004-05. Site specific causes for these changes in Unsecured value
have not been identified within the work scope of this study.

3.3 Land Use Composition

KMA analyzed the composition of land uses within the Project Area in FY 2007-
08 using the County Assessor’s tax roll classification system. The assessed values in the
Project Area are primarily residential uses. Residential property values from the Secured tax
roll constitute the largest land use category and represent nearly 94% of the combined
assessed value. Commercial properties account for approximately 3% of the assessed value
and Miscellaneous values comprise 2%. A summary of the 2007-08 values by land use for the
Project Area is summarized on Table 2.

Santa Barbara County Redevelopment Agency Keyser Marston Associates, Inc.
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3.4 Ten Largest Taxpayers

The ten largest property owners in the Isla Vista Project Area were identified by
KMA based upon a review of the 2007-08 locally assessed secured and unsecured valuations
reported by the County Assessor. The aggregated secured assessed values of the identified ten
largest tax payers is shown on Table 3 and includes the assessee name, property use, parcel
count, FY 2007-08 assessed value, and percentage share of the Project Area value and
incremental value. The ten identified assesses represent 34.8%, or $259.7 million, of the total
Project Area value for 2007-08. When compared against the incremental assessed value, the ten
assesses represent 49.3% of the Project Area incremental value.

3.5 Assessment Appeals

Property taxable values determined by the County Assessor may be subject to
an appeal by the property owner. Assessment appeals are annually filed with the County
Assessment Appeals Board for a hearing and resolution. The resolution of an appeal may
result in a reduction to the Assessor's original taxable value and a tax refund to the property
owner. The reduction in future Project taxable values and the refund of taxes affects all taxing
entities, including the Agency.

Based upon data provided by the County Auditor-Controller staff, KMA
researched the status of assessment appeals filed by property owners in the Project Area. The
County data identified one resolved appeal for fiscal year 2006-07 in the Project Area. This
appeal resulted in a stipulated value that amounts to a $45,000 or a 5% reduction in the
assessed value of the appealed property . The historical record of the appeals data indicates
there has not been another successful appeal resulting i n an assessed value reduction in the
Project Area since 2002-03. There are no pending or open appeals awaiting a hearing date in
the Project Area. Therefore, for purposes of this projection, valuation reductions or tax revenue
refunds from assessment appeals have not been a ssumed in the tax revenue proj ection shown
on Table 6.

4, TAX ALLOCATION AND DISBURSEMENT

4.1 Tax Rates

The tax rates which are applied to increm ental taxable values consist of two
components: the General Tax Rate of $1.00 per $100 of taxable values and the Override Tax
Rate which is levied to pay voter approved indebtedness. The basic levy tax rate may not
exceed 1% ($1.00 of $100 taxable value) in accordance with Article XIIIA. An amendment to
the Constitution prohibits redevelopment agencies from receiving taxes generated by new
Override Tax Rates, which are reflective of debt approved after December 31, 1988. Based
upon anticipated FY 2007-08 tax increment relative to the incremental assessed value of the

Project Area, KMA used a basic one percent tax levy.

Santa Barbara County Redeveiopment Agency Keyser Marston Associates, Inc.
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4.2 Allocation of Taxes

Secured taxes are due in two equal installments. Instaliments of taxes levied
upon secured property become delinquent on December 10 and April 10. T axes on unsecured
property are due March 1 and become delinquent August 31. The County Auditor-Controller is
responsible for the aggregation of the taxable values assigned by the Assessor as of the lien
date for property within the boundaries of the Project Area. This results in the reported total
current year Project Area taxable value and becomes the basis for determining tax increment
revenues due to the Agency . Although adjustments to taxable values for property within the
Project Area may occur throughout the fiscal year, such adjustments are not assumed in the tax
increment projection prepared by KMA, except where noted.

Secured taxes are due in tw o equal instaliments. Installments of taxes levied
upon secured property become delinquent on December 10 and April 10. T axes on unsecured
property are due March 1 and become delinquent August 31. Tax increment revenue is
disbursed to the Agency based upon actual collections within the Project TRAs.

Secured tax increment revenues are typically disbursed by the County in two
payments in December and April. Approximately 50% of the total tax increment revenues due
to the Agency are allocated through January, reflecting the first installment of Secured property
tax collections. By the end of April, approximately 100% of the total Tax Increment Revenues
are allocated to the Agency, reflecting second instaliment collections of Secured property taxes.
Final reconciliation payments related to the secured increment are made in July. All of the
annual Unsecured tax increment revenue is disbursed in October in a single pay ment. An
additional unsecured reconciliation payment is then made in December.

4.3  Tax Receipts to Tax Levy

Tax increment revenues are allocated to the A gency based upon actual tax
collections received in the Project Area. To estimate the percentage of unpaid taxes, a
comparison of computed tax levy to actual tax receipts was conducted by KMA. This
comparison, summarized on Table 4, was reviewed for FY 2002-03 through FY 2006-07 based
on the County’s year end tax ledgers. For purposes of this comparison, the total amounts
shown represent total com puted levies are net of administrative fees, supplemental tax
revenues, tax refunds or pass through payments. The historic allocation ratio during this five-
year period was more than 100% of computed levy.

Santa Barbara County Redevelopment Agency Keyser Marston Associates, Inc.
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5. TAX INCREMENT REVENUE PROJECTION
51 Tax Increment Revenues

Property tax revenues in excess of the amount resulting from the valuation
shown on the assessment roll for the base year value of the Project Area are referred to as tax
increment. The base year for a project area represents the fiscal year in which taxable property
was last equalized prior to the effective date of the ordinance approving the redevelopm ent
plans for the respective redevelopm ent projects.

The projections of tax increment revenues shown on Table 6 are based upon the
fiscal year 2007-08 assessed values and base y ear assessed values reported by the County
Auditor-Controller. The application of the Proposition 13 inflationary increase to Real Property
values, plus any anticipated values added from new developments identified by Agency staff
and summarized on Table 5, results in the estimate of future project area values.

5.2 New Development Value Added

New developments occurring in the P roject Area have been identified by Agency
staff for inclusion in the tax increment revenue projection. The projects included in the tax
increment projection and their corre sponding estimates of taxable value are presented on T able
5. The amount of new development values anticipated to be added to the future property tax
rolls are assumed to be as of the January 1st lien date of each year. The valuation estimates
for each development project are based on Agenc y-identified projects anticipated to be built.
Condominium values are based on a $450,000 sales price per unit, and the apartm ent value is
based upon an econom ic approach to value bas ed on assumptions provided by Agency staff.
Ground floor commercial component values are based on a cost approach of $150 per square
foot of commercial space. The developments are as follows:

Identified Tax Year Value
- Value Added
Scope - May Appear
909 Embarcadero Apartments 24 units $4,800,000 2009-10
909 Embarcadero Commercial 7,000 sf 1,050,000 2009-10
6539 Trigo Rd Condos 70 units 31,500,000 2010-11
6539 Trigo Rd Commercial 15,000 sf 2,250,000 2010-11
6553 Pardall Condos 20 units 9,000,000 2010-11
6553 Pardall Commercial 5,000 sf 750,000 2010-11
Total Value Added $49,350,000
Santa Barbara County Redevelopment Agency - Keyser Marston Associates, Inc.
Fiscal Consultant Report Page 8
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5.3 Public Land Acquisitions

The Agency identified six properties to be acquired by either the Agency or
another public entity in 2008. After public acquisition, the properties will be exempt from
property taxes. These properties have a secured total 2007-08 assessed value of $1,511,374
and an escalated total 2009-10 assessed v alue of $1,572,434. This amount is deducted as a
secured adjustment from the tax increment projection on Table 6.

54 Unitary Tax Revenue

Commencing in 1988-89, the reporting of public utility values assessed by the
SBE was modified pursuant to legislation enacted in 1986 (Chapter 1457) and 1987 (Chapter
921). Previously, property assessed by the SBE was assessed State-wide and was allocated
according to the location of individual components of a utility in a TRA. Hence, public utility
values located within a project area were fully reflected in the Project Area's annual taxable
value. Since the County no longer included the taxable value of unitary properties as part of the
reported taxable values in a redevelopm ent project, base year reductions were made equal to
the amount of unitary taxable value that existed originally in the base year. The values of most
public utility properties are now assessed as a single unit on a County wide basis (referred to as
unitary values). Railroad properties and utility owned parcels not included by SBE in the unitary
assessment are referred to as Non-Unitary assessments.

Unitary tax revenues are distributed by the County in the following manner: (1)
each taxing entity will receive the same amount as in the previous year plus an increase for
inflation of up to 2%; (2) if utility tax revenues are insufficient to provide the same amount of
revenue as in the previous y ear, allocation of the taxes would be reduced pro-rata Countywide;
and (3) any increase in revenue above 2% w ould be allocated in the same proportion as the
taxing entity's local secured taxable values are distributed to the | ocal secured taxable values of
the County. According to the County Auditor-Controller, the Agency received approximately
$4,600 in Unitary tax revenues in FY 2006-07. For purposes of this projection, it is assumed
that the Unitary tax revenues will stabilize at this amount thereafter.

5.5 Supplemental Assessments

Supplemental assessments are authorized under Chapter 498 of the Statutes of
1983, which provides that property may be reassessed upon the occurren ce of a change of
ownership or completion of new construction. The supplemental assessment reflects the
difference between the new value and old value. Prior to the enactment of Chapter 498,
property reassessments occurred only on the lien date next following the change in ownership
or new construction. The supplemental tax (if there is a resulting increase in value) or the
supplemental refund (if there is a resulting decrease in value) is determined by applying the
current year tax rate to the amount of supplemental assessment and prorating the resulting tax

Santa Barbara County Redevelopment Agency Keyser Marston Associates, Inc.
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based upon the num ber of months remaining in the current fiscal year and, in certain instances,
in the forthcoming fiscal year."

_ The tax revenues or refunds derived from supplemental assessments are
allocated to redevelopment agencies on a monthly basis and incorporated in the tax pay ments
prepared by the County Auditor-Controller. Future new developments or property transfers
occurring in the Project Area could likely result in supplemental tax revenues being al located to
the Agency. However, due to their nature as one-time occurring revenues, supplem ental taxes
can be a relatively minimal revenue source to the Agency to the extent no new developments or
transfers of ownership are occurring in the P roject Area.

Supplemental taxes are prorate d by the number of months that remain in the
fiscal year. However, the City’s projection of future new developments occurring in the Project
Area did not contain specific completion months, making an annual supplemental tax estimate
difficult to project. Therefore, for purposes of the projection, KMA has not included any
revenues in the tax increment projection resulting from future supplemental assessments.

5.6 Tax Increment Revenue Projection

The tax increment revenue projection for the Project Area is summarized on
Table 6 commencing with the 2007-08 fiscal year. The projection is separated into Real
Property and Personal Property values for purposes of increasing Real Property values allowed
under Proposition 13. The trended percentage gr owth assumptions above the Proposition 13
2% inflationary increase are incorporated into the revenue proj ection to reflect anticipated Real
Property increases resulting from future transfers of ownership and new development and
renovation activities not identified by Agency staff on Table 5.

The projected growth in Real Property taxable values has been limited to
anticipated value added from the identified new developments discussed above, the maximum
annual inflationary factor allowed under Proposition 13 and additional trended grow th
assumptions. This projection assumes that future inflationary growth commencing in 2008-09
will be at least 2% per year. Future Personal Property values are assumed to stabilize at the
previous year level. Net tax increment revenue represents the gross tax increment revenue less
the sum of the County's collection fee authorized under SB 2557, forfeiture of tax increment in
excess of the annual $10 million cap escalated by the California Consumer Price Index as
published by the SBE, and pass through payments to affected taxing agencies, as identified by
Agency staff.

' Two supplemental assessments would occur in instances where a change in ownership or a new construction
occurs between the January 1 lien date and May 31%,

Santa Barbara County Redevelopment Agency Keyser Marston Associates, Inc.
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6. CAVEATS

The projection reflects KMA's understanding of the assessment and tax apportionm ent
procedures employed by the County. The County procedures are subject to change as a
reflection of policy revisions or legislative mandate. While we believe our estimates to be
reasonable, taxable values resulti ng from actual appraisals may vary from the amounts
assumed in the projections. Assumptions have also been made that Unitary tax revenues will
continue to be allocated in the manner discussed herein and that legislatively-mandated
payments to the State will not be required in future fiscal years. These assumptions reflect
existing State policies and are subject to future legislative changes.

No assurances are provided by KMA as to the certainty of the projected tax increment
revenues shown on Table 6. Actual revenues may be higher or lower than what has been
projected and are subject to valuation changes resulting from new developments or transfers of
ownership not specifically identified herein, actual resol ution of outstanding appeals, future filing
of appeals, or the non-pay ment of taxes due. The accuracy or completeness of assessment
appeals identified in the attached table are based sol ely upon information provided by the
County Assessor's office as of the original review of said data.

Santa Barbara County Redevelopment Agency Keyser Marston Associates, Inc.
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0711001:GSH:NYM:gbd
19148.003.001/01/17/08



INAN :8002/LL/L (LSIH 1SIX"L1-10-800Z BISIA™ €|S| L00Z ISIH :sweualiy
'ou| ‘sejBIn0ssY uojsiely Jaskay Aq paiedaid
1ay104u0D J0)pNY AUNoD BIEGIER BIUES (801N0S

%516 |%EPOL 905'vLL'9v. %69Vl DEQ'L06'0YY  %lL6'B 05.'P08'866  %clL€ £62Z'6EV'808  %PTY- L0v'281'06% 002'8.8'L1S oafoid jejoy
%BZTY %4970 (z09'066'62) %0Y'G (94%'218'52) %E0°0L  (982'vBh'+2) %¥9'0 (96%'292'22) %09E'e (6E¥'0ZL'22) (ggL'L0¥'12) suojjduiaxg
%66'v-  |%ELLL 815'80Z'% %080~ 825'99.'¢ YTy - 04L'2LL'E %y 0 685°256'¢€ %66'82-  1G6'L86'E 6¥6'209'S Auedoid |euosiad
%e0'. |%69€L ZSLPSLLEY  %l0'ZL 6L1'206'v8E  %90'6 $8€'860'CYE  %lLT 1GZ'16G'VLE  %BZ'S- BOE'G0E£'90E LiL'zev'eee syuawanoldu|
%LE L~ |%00°C 806'6¥5'L %61 815'6L5'L %002 GL9'06%'L %8E 0y~  98€'19¥'L %be0 Z0Z'15%'2 968'2¥¥'2 sybry [eseuy
%E9'ZL |%06°8L 0£6'LGZ'62E  %l8'LL 188'626'9.C  %0S°LL 111'2E6'YET  %8BG'S 165'969'0L2  %lbLb- 6.£'695'661 920',08'102 puet
:anjeA 1osloid i
%696~ [%.L96 810'961'G %8E'9~ 166'LEL'Y %182 £2.'090'S %0p'G2-  95L'v69'v %HET |- 111'262'9 619'0LE'9 painoasun [elo ).
%02 |%0LL (Lie'vee) %09'Y (211'108) %G.'22-  (p88'282) %6¥9L  (LE¥'86E) %50°91 (oe0‘zye) (0eL'v62) suopdwaxzgy
%L6€- |%L0°GL $90'812'2 %102 $66'226'L %EE"8- 9%5'888'L %GL'0 501'090'2 %EL'9Z-  LL9'VPO'T 120'892°2 Apedold Jeuosiad
%0L'v  {%20°01 15€'26L'L %916~  Z¥0'26S'} %GE'GZ 9¥¥'696'L %2592~  960°'LLG') %Z0" LY 892'8€EL'T [Hedzid sjuawanoldu)
%L L |%002 806'6¥G'L %v6 L 815'616'} %00°2 GLY'06Y'L %8E 0y~  98C'L9P'L %be0 20Z'15+'2 968'2¥¥'2 sy jesouiy
‘paindasuny |
%ZE6  |%8P9l 281'8/6'0v.  %88'vl EE0'€0L'9S9  %EB'6 120'PPL'€85  %O0L'Y LELV'GPL'E0S %8BT $82'568'€8Y 125'205'505 painoag |ejo .
%ZEY  |%B50 (162'999'62) %Ly'G (65€'916'52) %220l (258'00Z've) %60 (590'¥98°'12) %81°¢ (60¥'822'12) (850°201'12) (1) suogdwax3
%86'G~ |%bT8 ¥S'066'L %,99'2- ¥.16'3€8'L %810 $91'688°L %LE2Z- ¥81'268'L %81~ vLT'LE6') 8.9'6€8'C Auadoud |euosiad
%S0°L  {%LLEL GBE'ZOP'SEY  %STCL LEL'GLB'Z8E %868 8E6'8ZL LYE %lBT 194'020'CLE  %ES°G- O¥0'291'08 G19'296'L2E sjuswanoldu
%Eg'ZL |%06°8) 0E6'152'628  %.8°LL 188'626'9/2 %0511 LLL'CE6'PET %8BS'S 166'969'012  %lLL- 6/£'695'661 970'208'102 pue
paltnoeg |
Byo Byo 80-200Z Byo £0-9002 Byo 90-5002 Byo 50-¥002 Byo $0-£002 £0-2002
% % % % % %
pouad

Aouaby Juswdojanapay Ajuno) eleqieq ejuesg
108f04d Jusuido|anapay BiSIA ElS|

son|eA possassy ealy }19afold J10)SIH

} @1qel



AN :20/10/t L'HBYDTISIHISIX L1-1L0-8002 BISIA™ IS 2002 ISIH ‘8Weua)iy
‘aU| ‘S8JRI00SSY UOJSIE Jasha) (Aq paledald

AV JUsLWalou| Xe] @ AV JeaA aseq !

80-200¢ 20-900¢ 90-500¢ S0-¥002 ¥0-£00¢C £0-200¢

000'000°001

000'000'002

000'000'00€

000°'000'00%

000°000'00S

000'000°009

000°000'002

000'000°008

Aouaby juawdojanspay Ajunod eseqleg ejuesg
ealy 1o9loid juswidojanapay elsIA eS|

anjep possassy |B9LO)SIH

L 4eyD



Table 2

Values by Use
Isla Vista Redevelopment Project Area
Santa Barbara County Redevelopment Agency

Other Residential
19.91%

Prepared by: Keyser Marston Associates, Inc.

Com/ Ind

3.13%

SFR ,/

23.08%

Miscellaneous Vacant
2.01% 0.27%

Unsecured

/ 0.70%

Filename: Santa Barbara Co IV - Top 10 Use_2008-01-17.xIs:T2: 8/21/2007: nym

Use Count Total AV Percentage
Residential
Apartments 287 379,826,445 50.90%
SFR 352 172,238,799 23.08%
Income Properties 248 88,890,267 11.91%
Condo 112 59,660,878 8.00%
Residential Total 999 700,616,389 93.89%
Commercial/ Industrial
Retail 26 11,512,986 1.54%
Office 4 2,142,933 0.29%
Other 24 9,568,778 1.28%
Industrial 1 111,040 0.01%
Commercial Total 55 23,335,737 3.13%
Vacant 26 2,030,849 0.27%
Miscellaneous 102 14,995,513 2.01%
Unsecured 5,196,018 0.70%
Total AV 1,182 746,174,506 100.00%
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Chart 2

Tax Increment Revenue Projection

Isla Vista Redevelopment Project Area

Santa Barbara County Redevelopment Agency
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Table 7

Historical Annual Tax Increment Cap Calculation
Isla Vista Redevelopment Project Area

Santa Barbara County Redevelopment Agency

Annual TI Cap Annual Cap
Threshold CPI Increase

1990-91 10,000,000 1.02 200,000
1991-92 10,200,000 1.02 204,000
1992-93 10,404,000 1.02 208,080
1993-94 10,612,080 1.02 212,242
1994-95 10,824,322 1.02 216,486
1995-96 11,040,808 1.0119 131,386
1996-97 11,172,194 1.0111 124,011
1997-08 11,296,205 1.02 225,924
1998-99 11,522,129 1.02 230,443
1999-00 11,752,572 1.01853 217,775
2000-01 11,970,347 1.02 239,407
2001-02 12,209,754 1.02 244,195
2002-03 12,453,949 1.02 249,079
2003-04 12,703,028 1.02 254,061
2004-05 12,957,088 1.01867 241,909
2005-06 13,198,997 1.02 263,980
2006-07 13,462,977 1.02 269,260
2007-08 13,732,237 1.02 274,645

Source: California State Board of Equalization
Prepared by: Keyser Marston Associates, Inc.
Filename: Merger TI 2008-01-17.xIs:T7 - CP1 Annual:11-02-07: NYM
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