CITY OF CARSON
INTEROFFICE MEMORANDUM

TO: MAYOR AND COUNCILMEMBERS
CITY CLERK
CITY TREASURER

FROM: DAVID C. BIGGS E%E
CITY MANAGER

SUBJECT: REDEVELOPMENT REPORT
DATE: JANUARY 17, 2012

ABIX26, which was upheld by the California Supreme Court last December, effectively eliminates
redevelopment agencies in the state effective February 1, 2012, The Carson City Council has acted to
preserve its role in developing affordable housing, and to become the “Successor Agency” to manage and
dispose of the redevelopment agency’s assets.

This report summarizes where we stand in the process of terminating the Carson Redevelopment Agency
(RDA), the transition of resources to the Carson Housing Authority (CHA) and Carson Successor Agency
(CSA), and the impact on Carson’s investment plans and partnerships. It also notes the unknowns in the
process (there are quite a few), and prospects for clarification in the weeks and months ahead. A copy of
the California Redevelopment Association’s Frequently Asked Questions is attached as Exhibit No. 1

Carson is facing an immediate reduction in funds, staff and authority to carry out the city’s plans. Several
important projects will not be undertaken until other funds become available. The full impact of these
changes will be felt by the city next fiscal year when RDAs annual contribution to the city ($3.6 million
this year) stops.

CARSON HOUSING AUTHORITY

The CHA will take title to several properties owned by RDA February 1. A list of those parcels is attached
as Exhibit No. 3. These include the properties in the Carson Corridor and the site assembled by the agency
at Dominguez and Tyler Streets,

Although AB1X26 is ambiguous on the issue, I expect the CHA to receive the cash and bond proceeds for
housing set aside in RDA accounts. This amounts to $6.3 million and $30.1 million, respectively. Most of
these funds are already programmed for agency-approved projects. A list of these projects is attached as
Exhibit No. 2.

The Good News is that Carson can continue to implement its housing element and support residential
development in the Carson Corridor. The Bad News is that AB1X26 provides no revenue stream to
continue the housmg program when current funds are exhausted. Absent new resources, the CHA wzll run
out of money in 3 5 years.,

Based on the funds available and workload, I will transfer nine of the 20 persons on the RDA staff to the
CHA. Another five persons partiaily funded by RDA will be transferred. These include the city manager
and staff that manage the CDBG, Neighborhood Stabilization, and mobilehome rent control, and



workforce development programs. These programs do not have administrative funds sufficient to operate
alone. I will propose changes to make them self-sufficient for FY2012/13.

UNKNOWNS

e AB1X26 isn’t clear as to whether the housing authority operates under state redevelopment rules or
housing authority rules. The latter is much more restrictive.

e  Will the CHA have the authority to amend existing OPAs and DDAs?
Can the CHA charge fees for monitoring existing housing projects?

»  Will all cash and bond proceeds be transferred, or only funds for current enforceable obligations?

SUCCESSOR AGENCY

The non-housing role for Carson (and the 400+ other former RDAs) is very restrictive and very
complicated. AB1X26 establishes new machinery for the distribution of property taxes, sets the table for
conflict and litigation, and redefines the traditional roles of cities, counties, and the state regarding
property taxes. Put simply, Carson (through CSA) is accountable to other taxing jurisdictions (schools,
colleges, special districts, and Los Angeles County) for every transaction it enters into going forward, and
every transaction by the RDA for the past two years. Starting May 1, a Carson Oversight Board
representing these entities can challenge any action by the CSA.

The CSA is responsible for paying items listed on its Enforceable Obligation Payment Schedule (EOPS).
It will receive what Los Angeles County determines to be sufficient funds to meet these obligations, plus
an administrative fee (5% of the total in 2011-2012, 3% thereafter). I estimate that fee to be approximately
$600,000 this fiscal year and $400-500,000 next year. The CSA will remit all cash on hand not needed for
its EOPS, and proceeds from the future sale or lease of properties transferred to it, to Los Angeles County.

Exhibit No. 3 is a list of properties going to the CSA. Note that the list includes the former Altman’s
property acquired by the RDA (by Deed in Heu of Foreclosure) last month.

Exhibit No. 5 is a set of figures illustrating the impact of these changes on the CSA’s revenues.

Based on this assessment, I will transfer four persons from the RDA staff, plus one partially RDA-funded
position, to the CSA for the remainder of this vear. Based on cash flow and workload, no more than 3
positions can be supported in 2012-2013.

UNKNOWNS

e Los Angeles County’s capacity to carry out its new functions in a timely manner,
¢ State confirmation of administrative cost computation.

e (CSA’s latitude in negotiating sales of its property.

¢ How the 2011-2012 allocations will be determined this late in the fiscal year.

e How the Carson Oversight Board will carry out its role,

PROJECTS ON THE BUBBLE (APPROVED BUT NOT UNDER CONSTRUCTION)

I expect the projects below to move forward under the jurisdiction of the CHA or CSA. In my opinion,
they meet the standard set forth in AB1X26:



s Cityview (616 E Carson St)

e 1-405/Wilmington Interchange

e The Boulevards .

e (Olson (2535 E. Carson Street)

o Affivmed (21227 Figuerca Street)
¢  Carson Sheriff’s Station Remodel

PROJECTS LOST

The following projects are budgeted and have funding available but no agreements per AB1X26:

e 223" Street (auto row) improvements

¢ Carson Streetscape project construction
e Teen Center

e  South Bay Pavilions Restaurants

The first three can be revived as new funds are identified.

A full list of capital improvement projects in the RDA budget for the next five years, and their status is
attached as Exhibit No. 6

CONCLUSION

Exhibit No. 4 contains material from the California Redevelopment Association advising its members
regarding implementation of the new law, and describing activities to clarify the law and move on to a new
form of redevelopment. With February 1 looming, I believe that Carson has no choice but to act according
to the law as it stands.

cc: Administrative Services General Manager
Development Services General Manager
Economic Development General Manager
Public Services General Manager



CALIFORNIA REDEVELOPMENT AGENCY - FEQUENTLY ASKED QUESTIONS

IMPLEMENTING AB 26

Q: What do we do about amending our EOPS and how is it used?

A: In order to make payments on obligations, an RDA needs to have an adopted EOPS. As the original
EOPS adopted last fall only included payments until December, therefore the EOPS must be amended
to extend its time horizon. The amendment must be done at a public meeting by January 31st, sent to
the county auditor controller and DOF, and posted on the RDA or City website as before.

Q: What time period does the amended EQPS cover?

A: We recommend amending the EOPS cover the time period between Jan 1, 2012 and June 30, 2012
to clarify any cash flow issues, and accommodate further adjustments to the dissolution timeline that
could arise.

Q: What shouid be included in the EGPS?

A: All obligations that need to be paid until June 30th. This would include administrative costs, and
the entire amount of any bond or loan debt that needs to be put into reserve or kept in order to make
payments as required by indentures and agreements.

Q: What about the IROPS, do we have te amend it?

A: The IROPS has no legal stature, and is essentially a first draft of the ROPS. If the RDA previously
adopted one, it makes sense to formally amend it to match the amended EOPS as needed. Otherwise, it
should be prepared/revised as an administrative task by Jan. 30th. '

Q: What happens to the IROPS if it has no legal stature?

A: The IROPS is the responsibility of the redevelopment agency. Once the successor agency is in
place, it can make any further updates and revisions it sees {it before submitting its version (the Draft
ROPS) to the county for certification. That version must be prepared by March 1st.

Q: When and how does the ROPS become effective?

A: Following dissolution, a ROPS must be prepared twice annually until all debt is repaid. The first
ROPS becomes effective May 1st and lasts until June 30th. An independent certification conducted by
the County, approval from the Oversight Board (“OB™), and submittal to the State are all required by
April 15th. The subsequent ROPS will cover the July 1 to December 31st time period. Given the short
time frame of the first ROPS, we suggest preparing both the first and the second ROPS at the same
time if possible.

Q: Should cooperative agreements remain on the ROPS?

A: We recommend leaving cooperative agreements on the ROPS at this time, in order to reserve the
right to challenge the invalidation of these agreements. Please seek legal counsel on this issue as it
pertains to your specific situation.

Q: Should we make pass through payments to taxing entities from tax increment received in
December and January? '

A: As the legislation and Court-modified timeline make it unclear how taxing agencies should be paid
between Jan 1 and June 30th of this year, we suggest holding off on payments at this time until a
resolution can be reached with your county. Calculate the pass through obligations, but just earmark
and maintain the funds needed to pay these pass throughs.

EXHIBIT NO. D



Q: When will the limitations on administrative expenses kick in?

A: It's unclear how administration expenses will be accounted for prior to July 1st 2012. We
recommend continuing to pay for all reasonable expenses as needed to wind down the affairs of the
agency and uphold agreements with employee labor organizations. Include these costs on the EOPS
and ROPS.

Q: I have administration expenses associated with an ongoing project. Do I have to provide for
those costs within the 5%/$250,000 allowance?

A: We recommend including any administrative costs directly tied to a project with the project cost
itself, not within the catch-all administrative budget.

Q: Do we need to select a successor housing entity?

A: Yes. Werecommend all cities to either designate themselves as the successor housing entity, or
declare which local housing authority should assume these responsibilities. Cities should discuss the
potential lability issues for assuming the obligations for Housing with their legal counsel. Cities may
also like to incorporate language into any resolution allowing them to rescind a selection if the
obligations are found to exceed any assets or resources to be received.

Q: How is an Oversight Board formed?

A: Though the law does not specifically task the Successor Agency with ensuring formation, we
recommend initiating this process soon to allow time to organize and educate the OB, as well as have
the first ROPS (covering May and June) approved no later than April 15th.

Q: How is the largest special district determined?
Ac: The Successor Agency will likely need to work with the county to determine this. The legislation
_does not identify whether the “largest share™ is determined on a pre- or post-ERAF basis.

Q: When will I remit the existing nnencumbered fund balances to the county auditor controller?
A: The legislation does not give a specific deadline for this action. We recommend holding off on any
transfer of funds or assets until specifically directed to by the Oversight Board and once all accounting
and cash flow issues are resolved.

Q: What about bond proceeds?

A: At this time, there is no definitive answer on whether or not unencumbered bond proceeds can be
spent by the Successor Agency. Many redevelopment professionals believe the bond covenants
constitute a contract with the bond holders and thus must be spent accordingly. As with other fund
balances, we recommend holding off on remitting these proceeds as more information may become
available.

California Redevelopment Association
1400 K Street, Suite 204, Sacramento, CA 85814
(916) 448-8760 Fax (916) 448-9397

Home | Site Map | Contact Us | Loginome | Site Map




LIST OF PROPERTIES TO BE CONVEYED TO

THE CARSON HOUSING AUTHORITY

Property Address
600-610 W. Carson St.

21704 S. Figueroa St.
526 W. Carson St.
21227 S. Figueroa St.
415 E. Carson St.
425 E. Carson St.
437 E. Carson St.
615 E. Carson St.

- 21521 S. Avalon Blvd.

542 E. Carson St.
550 E. Carson St.
616 E. Carson St.
21009 S. Prospect Ave
2671 E. Tyler St.
2673 E. Tyler. St.
2677 E. Tyler St.

APN No.
7343-020-902, 903, 904

343-019-900
7343-019-901
7343-007-903
7334-018-902
7334-018-900
7334-018-901
7337-011-900, 901
7337-011-902
7333-010-905
7335-010-904
7335-010-905, 907, 908
7309-002-900
7308-002-034
7308-002-901
7308-002-036



LIST OF PROPERTIES TO BE CONVEYED TO

SUCCESSOR AGENCY
Property Address APN No.

20820 S. Main St. 7336-016-900 thru 906
17505 S. Main St. 7339-003-900

401 E. Carson St. 7334-018-903

2403 E 223" St 7315-012-900

2254 E. 223" St. © 7315-007-903

24219 8. Avalon Blvd. 7406-018-908, 909
2201 E. 223" 81, 7315-004-903

2535-2569 E. Carson St, 7316-009-902, 03, 04, 05, 06, 07, 08, 09

il

EAHIBIT NGO, 8



CRA Adveocacy Team Working Aggressively on the
Future of Job-Creation and Community Revitalization

Two-Phase Approach: Immediate Legisiation Sought to Postpone Feb I Dissolution/Long-Term
Plan Working with Lawmakers on Permanent Solution

by James Kennedy, CRA Interim Executive Director

Since the California Supreme Court decision in late December, the CRA Board, staff and its team of
well-respected lobbyists and consultants have been working aggressively on a legislative program to
reshape and redefine the future of community-based job-creation and neighboerhood revitalization. -
We are collaborating closely with Legislators and ouwr partners in local governmment, affordable
housing, business and labor.

The team has developed a two-phase approach: First, we are seeking immediate legislation to
postpone the February 1 deadline set by the Supreme Court to start the dissolution process. Second,
we are collaborating with lawmakers and our allies to determine what an appropriate long-term job-
creation and neighborhood revitalization tool should look like.

SB 659 (Padilla) Seeks To Postpone February I Dissolution Date

State Senator Alex Padilla has agreed to carry SB 659 with a host of Senate and Assembly co-
authors. The bill would postpone the February 1 dissolution deadline until April 15, 2012, That
would provide needed time to fix the many issues and legal questions that have come up as the result
of the Supreme Court decision and AB 1X 26. Implementing AB 1X 26 is proving to be fraught with
uncertainties, legal liabilities and even the potential that the State could be left holding the bag due to
gaps and ambiguities in the law.

Cities and counties, along with the private sector, have raised many questions — and concemns —
associated with shuttering redevelopment. Concerns include restrictions on the ability to transfer

property, restrictions on repaying interagency loans, the legal status of successor agencies, the risk
- associated with bond payments and the mablhty to commit bond proceeds or defease certain bonds
fegally.

The biggest unknown, and therefore concern, is the question of responsibility for payment of the
more than $20 billion in outstanding bond debt and tens of billions in additional liabilities that the
State Controller reports are on the redevelopment agencies’ books. While AB 1X 26 is intended to
ensure that all outstanding debt and liabilities get paid, bond experts are raising serious concerns
about the lack of clarity about how this massive debt will be repaid in a timely way to avoid defaults
once agencies are dissolved. This alone 1s reason enough to take a brief timeout to make sure the
dissolution of agencies is done properly.

We encourage you to talk to vour legislators immediately about the need to approve SB 659. Enlist
the help of your neighborhood and community partners as well. The most important message-—do it
now. You can use the suggested talking points prepared by CRA found at our website
(www.calredevelop.org).
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Compliance with AB 1X 26

Until and unless legislation is passed to postpone the dissolution process, agencies are advised to
~continue following the process prescribed in ABIX 26. Please consult with your legal counsel or
with CRA with any questions.

Long-Term Program Should Maximize Best of Redevelopmentm—-?mvidé Budget Relief for
State and Local Entities

CRA and our partners are committed to working collaboratively with lawmakers to create a new
program that is appropriately focused on combined state and local priorities of job creation,
environmentally sustainable growth, affordable housing, and the elimination of blight and economic
disparity. On January 15, Senator Darrell Steinberg published an op-ed piece in a number of
California newspapers, including the Sacramento Bee and the San Diego Union-Tribune. He also
suggests that a redesigned tool be created to provide local government with a continued capacity for
local economic development, and to advance the goal of changing land use patterns to achieve long
term transportation and environmental sustainability goals. CRA and the League of California Cities
welcome the opportunity for this conversation. We are firmly of the belief that we have shared
mutual goals. We are also firmly of the belief that a delay in the dissolution will serve to advance
these mutual goals much sooner than allowing redevelopment agencies to dissolve on February 1.

We recognize that any new program must provide the State and local entities with additional
budgetary relief. That state budgetary relief is now put in question because of the California
Supreme Court ruling. Any successor job-creation and neighborhood renewal program must give the
state and education increased revenues for this fiscal year and beyond.

We Need Your Help Now More Than Ever

In the immediate, CRA calls on its members, their underlying local governments and all allies of
redevelopment to engage now in contacting legislators to urge support of SB 659. Over the long-
term, CRA will keep you apprised of new developments and any policies to create a successor
program. It is important that the redevelopment community work together and speak with a clear
and consistent message. Visit the CRA website for tools and action alerts.

We know these are anxious times for redevelopmerft professionals. The CRA Board of Directors and
staff are implementing an aggressive plan and are committed to frequent communications with our
members and allies.

Please be on the lookout for more information and don’t hesitate to contact CRA staff by phone,
ematl or visit us on the web at www.calredevelop.org.




19N J| UesA
3S41§ 3431 Ul Un220 Ajuo Aj)i| pjnom Q0‘G/ /S JO ‘DA0gR UMOUS ‘OLIBUBDS

3583 159 YL "000°0SSS IN0ge 01 000 00YS 43A0 Aj3ysijs wouy aSuel 0}
Ajayj1] 24e S1S00 SANRIISIUIWIPE Uljealay] pue £T1-7T0Z Ul Supuswwo)

1599 Jjoneg 1SIOMN
0
q
duIsnoH
SNJY L ssed 01
SUOIIESHA0 41
selliug xej
0¢
SIS0 UlWpy
S¢
0t
SUOIIIAN

+ET-Z10Z 10} UdWaJdU| Xe] }O
‘uonnquasiqg palewilsl

EXHIBIT NO.8



‘PaHU] ©g [jiMm JUSWIBIdUL
xe3 Ag papuny s1s00 uollesisiuiwpe ‘Alenigad 1a1je (JUsWaIouUl Xe) Wwodj ajgeied
8¢ pinoys Aleniga4 a1ojoq Aduady ayi AQ pasinoul S3S00 aARIISIUIWpPE Auy

T/t
0}IT/L
0
duisnoH : g N_
snJy ssed AT
9
suonesiqo g
. v 8
SI2U10 , o
uipy o
e 174"
...... @.ﬂ
- 81
SUOIIIIN

ZI-TT0Z 10} JUaWiadu| xej jo
uollnguisiq palewilisy



"30UBMO||B 3Y] JO SYIUOW G pue sasuadxa aAnesIujpe
[EWIOU JO SYIUOW / S3pn|dout ZT-TTOT 40} UMOYS JUnoOWwy

1599 PEANE S 1si0My ¢T-T10¢

SIUBMO||Y UIWIPY wc__och

$1S07) UIPY B

L

SUOI||IA
uosiiedw o) JuawRsingquiay
150D aAnessiviupy




Alunon 0] - suoneyw

paJisjsuel) souejeq pund . 3duejeg pund oN e
syuow Ajuo 1g9p

g AJana padinbas dn-anuj . 12U ||eJano uo dn-anlj e
suoliesijqo panoidde | piled

J0J papasu "JWy 3129|020 DNUBNJ ||\
aunf pue "uer :syuawAied 1SNSNYy 03} ‘AON W0J}

OM] Ul 3NUBABJ PaliWI] «  SjuswAed Ul 3NUBNAI ||

9Z 9V JoNY - 9z avalojeg

97 gV 1o speduw




%01 = Sny/AInf .

Sd03/%08 = UN[ %L = UN[
- %0€ = AeN/|ldY

Sd03/%0G = Adenuer . %G = Alenuef .
| %St = J9(Q/AON

9¢ 9V 1PYY 9¢ 9V 2.104°9



00°'88.V66°TS

00'88L%66'CS

600Z/11/2

{WD)
2u] ‘dnodny INDL

Aemaaly

SOP-1 ?4l

1E UONEJHIPOIN
28ueryDi9iuy
anuaAY
UOIBUILIM

616

IS PEr'605'TS

Z9'vTr'605°TS

010Z/91/11
900z/s/6

dnoyg
gopenodsugs}
suUQCsied

Aemaald

SOF-i 2yl

1B UOHIEJHIDON
23ueyoualu]
anuany
uoTBUILLIAA

616

SO'PELTTS

V1A
000°0LL'9S

00'¥S0'¥96°SS

O10Z/51/9

SJ03I2BAISUCD
HemMod

Apmaoid

SOF-1 o4l

12 UOREJHPON
a8ueyriaiy|
pAlg uojeay

176

7905 COr'TS

EV'90S'€0V TS

800Z/9T/21

{IND) suosied

Aemaald

SOv-1 3Y

12 UOHEJHIPOIN
a8ueyIay|
pAlg uojeny

{43

SIR'SEEES

Po4 STT69LS

00'0SE'9LYTS

600Z/ST/21T
S00Z/ST/TT

W02V

Aemaal

S07-1 24l

12 UCHIBOHIPCIN
adueynialu]
pAjg UQ|eAy

176

150D

ie1ol

spund

popiemy 2q ol

paplemy

Y10

JUNOWY 10BUO0D YYD

papuswy

paplemy s1eq

1010B41UOD

J98eueiy
UOI1INIISUOD
Jfioaudug

uondiidsa(

‘ON
1233foag

ZT0e/L1/T

{Ajuo wnowy yyn) 1oafoad papung vy

LEF
fasam



122435 YUPLD

, , ISIIBARE 0} 192416 uie
00°006'786S 000067865 P P ; S e 6E8
29 01 syuawaaosduw)
Aempeoug
1120 nwn
i i >
o 000°00£°TS - I 1D 1583 01
00°000°001°S$ pP=4{00°000°00TTS 29 0} loai5 epawelyy /9
000°00€°T$ Buuspim|
epaaindag
Xel 24| ‘yeydsy &MM”H&
1 1 . R " ; T
00'000°08¢TS sen /ajels 00'000'STZS 1T0Z/9/6 1e4 efu o 9%
— UBILIBWY || pue AepanQ| /1871
000'S30°TS
jenuuy apimAND
Aemasiy
S0%-1 9yl
18 UoIEdHPON
. ‘ ‘ H I3 ‘ > m
00"000°'005°TS 00°00C°00STS qgl eMm JO WSy sSueysanu) 616
anuany
UORSUILIIM
ABMaaid
pa4 SOp-1 8yl
e 000°'000%S| ., ., pesilianpe 1B UOIIEJHPOW
00°88£'590°72$ 1| 00'88LE0L 9s 2q 0} sSueypioyy| OV
000'Z9€'TTS SNUDAY
UOISUILIJEM
1500 spundl papiemy aqg o] papiemy papuawy iadeuey
UOIONIISUOD
R0t SETM ) UNowy 1eNUo] v Vpepiemy 21eg| 101021009 Ji9owBull  uondusssg "ON
130foud

Z10T/L1/T

{Ajuo 1wnowy wyD) 198foud papund wyd




s10aloud papung wy)/s1eloud/3unssuidul/o

e, L, pas|BApE ue|d 131seN
00°000°000VS 00°000°'000PS 2q 0 150135 U0SIE) 0T
. , . . $21RID055Y ugjd 13158
00'650'G6/.S 00'650'S6LS | 0T0Z/9T/T1 usnis 108115 UOSIEY €¥0T
epawiely
. B B . . . _ummw_ﬁmb;ﬁm 0] 2Uia3n’ EO&
00°'6/9'66L° 7S 00'6/9°664'FS 5q 01 Juswaroiduw| £00T
19918 PIELT
AUd 000565 iej0s
) 24 006668 e ue J00Y IVAH
00'096'€2EFS P 5 00'080'6Z8'YS | OtoT/Te/er piey+3q3 pues 121u9) LIET
Alunuio)
{1107-90-60) U ueld 191SeN
- i rg . £ m..m .M
00°'000'1S£'6S 000007568 TT0Z/ST/TT | ‘swanshs S sieq UOSIEY €22
e
00°000'00Z°T% 00°000'005% ) fenuuy apimAYD| /621
o18s %9 03 ZI-TT0TZ Ad
000°05¥S
150D mﬁcnu_ ﬁwv(_mgq 24 0} @wvhm_.s,c. popuclly ummm:ms_
UoHINISUO)
{2101 B0 JUNOWY 13e41U0] YYD Ypapiemy aleqd| J010e1iuo?d) JiesuBull  uopdussag ‘ON
. 103lodd

TI0T/LT/T

{(Ajuo unowy vyd} 193foud papuny vyd




	1.PDF (17 pages)



