Monona Community Development Authority:

Tax Increment District Report
November 26, 2013

Acknowledgements:

Report Prepared By:

Monona City Council
Bob Miller, Mayor
James Busse
Brian Holmquist
Mary O’Connor
Chad Speight
Kathy Thomas
Doug Wood

Monona Community Development Authority
5211 Schluter Road
Monona, WI 53716

Monona Community Development Authority (CDA)
Tom Stolper, Chair
Andrew Homburg
Scott Kelly
Jason Scott
John Surdyk
Kathy Thomas
Doug Wood

For more information on the City’s TIDs and information on locating
or expanding a business in Monona contact:
Patrick Marsh
City Administrator & Economic Development Director
608-222-2525
pmarsh@ci.monona.wi.us

City Staff
Patrick Marsh, City Administrator &
Economic Development Director
Sonja Reichertz, City Planner &
Assistant Economic Development Director
Thanks to the Following Interviewees:
Dean Bowles, former Monona Mayor 1977-1981
David Berner, former City Administrator
John Livesey, Livesey Company—Pier 37 developer
Milo Pinkerton, MSP Real Estate—Heritage Monona developer
Cari Fuss, Encore Real Estate Services—Fairway Glen developer
Bert Slinde, Slinde Realty Company—Monona business owner
Ken Fellerson—Ken’s Meat’s & Deli—Monona business owner
Kathy Thomas—Alder and CDA member

Report prepared with assistance from:
Vierbicher
Gary Becker, Project Manager
999 Fourier Drive, Suite 201
Madison, WI 53717
(608) 826-0532
Monona Community Development Authority Tax Increment District Report

Page 2

Table of Contents
Letter from Mayor Bob Miller
Introduction/Overview ..........................................................................1
Tax Increment Districts #1 and #3 ....................................................... 3
Map of City of Monona Tax Increment Districts................................ 5
Tax Increment District #2 (Broadway) ................................................ 6
Pier 37 Case Study ................................................................................. 8
Tax Increment District #4 (South Monona Drive) .............................. 10
Monona Drive Phase I Reconstruction Case Study .......................... 12
Tax Increment District #5 (Owen Road) ............................................. 15
Heritage Monona Case Study ............................................................. 17
Tax Increment District #6 (East Broadway) ........................................ 19
UW Health/Meriter Case Study ............................................................ 20
Tax Increment District #7 (North Monona Drive) .............................. 23
Fairway Glen Apartments Case Study ............................................... 24
Tax Increment District #8 (West Broadway)....................................... 26
Conclusion: TIF Use in Monona ............................................................ 28

Monona Community Development Authority Tax Increment District Report

Page 3

City of Monona Taxpayers:
This report summarizes the City of Monona’s Tax Increment
District (TID) activities since the creation of the City’s first TID in
1980. The City has a long history of responsible use of Tax
Increment Financing (TIF) to encourage development and
redevelopment in underutilized areas of the City. TIF is the
funding mechanism for making investments in a TID.
A TID is created by the City Council, which designates a boundary
for the TID. Within the TID boundary 100% of the increase in
property tax collections over the initial base creation amount goes
toward funding infrastructure and development within the TID.
The City must make a finding that the development expected in the
TID would not occur but for the budgeted funding. TIDs are
created with the approval of all property taxing jurisdictions
(County, technical college, and school district). When the TID
closes, the property tax collections return to the normal distribution,
and all jurisdictions benefit from the increased taxes that would not
have been generated but for the investment of TIF funds.
In Monona, TIF funds have been used to upgrade streets, improve
water service, and better manage stormwater. The City’s two major
streets—Broadway and Monona Drive—have seen the benefits of
infrastructure investments with TIF funds to improve pedestrian,
bicycle, and automobile safety. These investments benefit the
safety of existing residents, improve conditions for existing
businesses, and serve to encourage redevelopment of older
properties that no longer meet modern needs.
Residents are able to not only enjoy better streets and sidewalks
because of TIF, but also enjoy a more vibrant business community
that serves the everyday needs of Monona residents. Many of the
commercial developments that residents visit every week were
made possible through TIF investments that improved access to
properties and defrayed the high costs inherent in redevelopment.
South Towne Mall, WPS Insurance, Pier 37, Frostwood Commons,
Heritage Monona, the UW Health and Meriter clinics on Broadway,
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and, most recently, Fairway Glen on Monona Drive, have all had
TIF contributions that made each project possible. Accounting for
growth in TIDs #1 and #3, which have been successfully closed,
the City’s eight TIDs have fostered over $170 million of growth in
property values.
The construction of Ahuska Park, which has become a recreational
fixture for the community, was made possible when the City
expended TID #2 funds to clean up the landfill that formerly
occupied the Ahuska site.
The City has not had the ability to annex land to accommodate new
development for decades, so redevelopment serves an especially
important purpose in landlocked Monona. While our location in
the greater Madison area continues to be an asset, we are still
competing with municipalities that can easily accommodate new
development on greenfield sites that do not have existing buildings
built into property purchase prices and do not have the building
demolition costs inherent in redevelopment. At the same time, the
City continues to lose population due to the nationwide trend of
declining household size—a population loss that cannot be offset
or overcome through construction of new single-family homes, as
so many other municipalities are able to do. The prudent use of
TIF to spur redevelopment is the City’s #1 tool to encourage
commercial and residential growth through redevelopment that will
be necessary to increase the City’s tax base and reverse the trend of
declining population. Combined with a record low apartment
vacancy rate, gas prices that are unlikely to fall below $3 a gallon,
and a growing desire from Baby Boomers and “millennials” (those
born after 1982) to live in a more central, urbanized location,
Monona is well-positioned to remain a vibrant community well in
to the future.
Sincerely,

Bob Miller, Mayor
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Introduction
The ability to use tax increment financing (TIF) to assist
redevelopment in a landlocked City such as Monona is critical to
the continuing economic health of the community. The City
currently has six operating tax increment districts (TIDs):
 TID #2 - Broadway—created in 1991;
 TID #4 - South Monona Drive—2000;
 TID #5 - Owen Road—2008;
 TID #6 - East Broadway—2010;
 TID #7 - North Monona Drive—2012;
 TID #8 - West Broadway—2012.
TIDs #1 and #3 have paid off all incurred project costs and were
successfully returned to the tax roll. See page three for further
discussion of the City’s two closed TIDs. A map of the City’s TIDs is

City of Monona TID Value Increment

on page five. This report reviews the status of the City’s TIDs and
gives case studies of some of the projects that have made
successful use of TIF assistance. The graph at the bottom left shows
the change in value of the active TIDs since 1995.
TIF assistance has been necessary to facilitate projects to offset
some of the increased costs faced when undertaking
redevelopment. Property assembly of small parcels, building
demolition, and business relocation are just some of the challenges
and increased costs associated with redevelopment projects that
are not faced by projects building in farm fields or vacant land on
the outskirts of the urban area. The location advantages of being
in a developed community close to a variety of destinations is
often not enough to offset the challenges of redevelopment.
Because Monona is landlocked the City cannot depend on
annexation and new growth to generate tax base. Instead,
redevelopment projects must be pursued for underutilized
property. As is apparent from the map on page five, virtually all of
the private sector jobs in the City of Monona either are or have
been located inside a TID. This is an indication of the importance of
TIF use in the past to create opportunities for commercial
development, as well as an indication of the importance of TIF use
to continue growing jobs and the commercial property tax base in
the City.

City of Monona Population
11,000
10,420
10,000
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8,000
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7,000

7,030
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1970
Source: Wisconsin DOR TIF Value Limitation Report. Note that the report was issued
starting in 1995—values prior to 1995 are not available.
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Redevelopment is a natural progression as older buildings become
obsolete and locations in the central urbanized area of Dane
County become more valuable. It is also important for Monona to
respond to changing styles of commercial development and the
trend of decreasing household sizes. Without redevelopment and
an accompanying increase in density, the City’s population will
continue to drop as household size decreases (see chart on
previous page).

program, which provides zero percent interest loans of up to
$10,000 for home improvements, was capitalized with TID #3
increment prior to the TID’s closure. Additional homeowners will
stand to benefit in the future as more TIDs close and the CDA is
able to add further funds to the Renew Monona program. Renew
Monona is made possible through a TIF statute that allows for a TID
to stay open an additional year to fund affordable housing
improvements.

Over the past five years, the City and Community Development
Authority (CDA) have successfully worked with developers on five
major redevelopment projects within the City’s TIDs:
1. Heritage Monona, a 229-unit senior housing project
along Owen Road that replaced eight dilapidated
apartment buildings.
2. Meriter Monona Clinic at the corner of Broadway and
Stoughton Road, a 56,000 square foot medical facility
that replaced a mini-warehouse/self-storage
development.
3. UW Heath Yahara Clinic, a 32,600 square foot clinic on
Broadway that replaced a surface parking lot.
4. Fairway Glen along Monona Drive, a 56-unit apartment
project that replaced a vacant, blighted commercial
building and parking lot.
5. Treysta on the Water, a 121-unit apartment building with
14,000 square feet of commercial space that is planned
for construction on a former mobile home park site on
Broadway.

While the use of TIF to fund infrastructure and development has
risks—mainly that the increment generated will not be enough to
pay off the funds invested in the projects prior to the closure of the
TID—the City, CDA, and Plan Commission take a number of steps to
mitigate the risks of TIF use. With respect to development
assistance, the main tool to mitigate risk is a through Development
Agreement. The Agreement lays out the City’s/CDA’s
responsibilities and the developer’s responsibilities. The City requires
that the project receiving assistance generate a certain amount of
taxable value, and, if that value is not reached, that the developer
make up the difference between the actual taxes paid and the
taxes that would have been paid on the guaranteed value. The
City and CDA also project the impact of each development on its
respective TID to balance anticipated revenues versus
expenditures. The CDA reviews and discusses the status of active
TIDs at various points throughout the calendar year to compare
incremental value and tax increment generated with project
expenditures. These annual reviews lead to adjustments in projects
that may have been included in the original project plan, and can
lead to amendments to TID budgets and boundaries. For example,
one such review showed that TID #2 had surpassed original cash
flow projections, while TID #4 was lagging in generating tax
increment to pay off Monona Drive reconstruction expenses. The
review led to an amendment of TID #2 to allow it to donate
revenue to TID #4.

These projects join others, such as Frost Woods Commons and Pier
37, which have been already completed. The City has also used
TIF to successfully improve the public realm, ensuring that
infrastructure is sufficient to support both day-to-day activities and
future growth. The most visible and recent example is the
reconstruction of Monona Drive, a three-phase project started in
2010 in collaboration with the City of Madison and Dane County.
The entire 2.5-mile length of the street from Broadway to Cottage
Grove Road was reconstructed with new pavement, utilities,
landscaping, bicycle lanes, and pedestrian improvements. Other
projects have benefited from TIF funding, including the
reconstruction of Broadway, the Yahara Cove boardwalk, and
Ahuska Park. Many City homeowners outside of TIDs have also
directly benefited from the presence of TIDs. The Renew Monona
Monona Community Development Authority Tax Increment District Report

The remainder of this report reviews status of each TID in-depth and
covers case studies of several of the projects discussed above.
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TID #1 (Closed)
The City has successfully closed two TIDs. TID #1 was created for a
wide swath of the southern portion of the City in 1980. It included
South Towne Mall, a former K-Mart (that is now the site of a WalMart), businesses southeast of the current South Towne Drive/
Beltline interchange, WPS, some Broadway properties east of
Monona Drive, and some Monona Drive properties north to Owen
Road (see map on page five). The TID was created to eliminate
blight by making public improvements that would allow for private
development to occur. Projects in the original TID #1 plan included
street reconstruction of portions of Femrite Drive, Raywood Road,
Winnequah Road, and streets in the South Towne area. Storm
sewer, sanitary sewer, and water system improvements were also
included in the Project Plan budget. Improvements to City
communications systems for emergency services were required to
properly serve the area, as was a public works garage expansion,
new municipal equipment, and a new well.
TID #1 was created roughly three years after Governor Lucey
imposed property tax levy limits—a new and controversial measure
at the time which led to a budgeting crisis at the City level. The
limits led to a referendum to increase the City’s operating levy by
about 60%. The referendum passed by a roughly 4-1 margin. The
increase in the City levy also allowed the City to discontinue the
practice of balancing the operating budget at the end of the year
with funds from bonds issued to fund the capital budget.
Even with the approved increase to the City tax levy, the City was
looking for a way to boost property values to avoid large property
tax hikes in the future. Creation of the City’s first TID was pursued to
broaden the City’s tax base in the long-term by redeveloping what
had been an airfield into South Towne Mall. South Towne ended
up getting entangled in the larger regional issue of constructing a
Beltline bypass of Broadway from South Towne Drive to the
Interstate. The bypass was to go through wetlands, which the City
of Madison opposed. Some, including Madison, wanted the
bypass to replace Broadway to avoid disturbing wetlands. The
Broadway option would also avoid splitting the (current) South
Towne and Wall-Mart sites. The overall impacts and the cost of
property acquisition made such a route unfeasible. Eventually a
compromise was reached on the southern bypass route where the
20 acres of wetlands lost to the bypass would be offset by creating
Monona Community Development Authority Tax Increment District Report

22 acres of new wetlands nearby. The compromise led to
consideration of South Towne and the creation of TID #1, both of
which were viewed as logical accompaniments of the planned
extension of the Beltline. The City had the right of first refusal to
purchase land to the south of the current South Towne site, which
the City transferred to the DOT in exchange for a payment that
went towards paying TID #1 project costs.
While TIF had been used in other states, Wisconsin had only
adopted a tax increment financing statute in 1976—there was a
level of curiosity at the City as to what could be accomplished with
TIF assistance. The full potential of TIF as a tool had not yet been
realized in the state—at the time, the concept almost seemed too
good to be true. While there were some questions on the
mechanics of TIF, there was little controversy when creating TID # 1.
TID #1 had a base value of $11.6 million when it was created in
1980. Expenditures were originally only allowed to be made within
the first four years of the TID’s life per state statute, but the
expenditure period was extended by two years via an amendment
when state law was changed. Approximately $6.7 million was
spent on projects within the TID prior to its closure in 1991. The TID
was proclaimed a success as it approached dissolution—the
Monona Community Herald newspaper stated that “on the eve of
its retirement, the city’s TIF District No. 1 is being heralded one of the
top five performing TIF districts in the state,” and was used as an
example of successful TID implementation by the Wisconsin
Department of Revenue. The base value had grown from $11.6
million to over $70 million upon closure, doubling the predictions of
$28 million in property value growth. The closure of the TID returned
a total of almost $1 million a year in property taxes to the City,
Monona Grove School District, Madison Area Technical College,
and Dane County. The successful management of TID #1 by the
City set the stage for continued use of TIF by Monona to promote
redevelopment, growth of the property tax base, and creation of
jobs through prudent management of successive TIDs.
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TID #3 Major Expenditures

TID #3 (Closed)
TID #3 was created in 2000 for the City’s industrial park west of
South Towne Drive (see page five map) when the City was
approached by David Simon and other developers with potential
redevelopment projects. While the original projects were never
developed , the TID did grow in value. The TID’s last year of
operation was 2010.

Project
Industrial Drive Reconstruction

Cost
$208,000

Increment for the subsequent year provided funds to initiate the
“Renew Monona” program, as permitted by state TIF law, which
allows communities to collect an additional year of tax increment
from a TID if the funds are used to promote affordable housing. The
program offers 0% loans with no principal payments due for 10
years for homes assessed at or below 120% of the median home
value for the City (at or below $244,200). Up to $10,000 is available
per applicant, and applicants must provide at least 50% of the
project cost. Eligible projects include electrical, plumbing,
mechanical upgrades, window replacement, insulation
improvements, and other measures that increase home heating
and cooling efficiency. The program is administered by the
Monona Community Development Authority. Repayment of loans
will continue to fund the program, as will future TID closures.
Renew Monona has seen 34 applicants in three different funding
rounds requesting a total of about $270,000 of assistance. The
program has provided about $100,000 in loans to 16 homeowners
that have ended up investing about $275,000 in housing
improvements.
TID #3 Summary
Created

9/25/2000

Closed

2010

Base Value

$6,196,200

Increase in Value Over TID Life

$1,735,900

Percent Increase in Value Since Creation

28%

Total Tax Increment Revenue Generated

$235,074

Total TID Infrastructure Expenditures

$201,451

Total TID Money Expended

$232,626

Monona Community Development Authority Tax Increment District Report
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Lofty Avenue

City of Monona
Tax Increment Districts

W Dean Avenue

TID #1 - Closed*

Monona Drive

TID #2
TID #3 - Closed
TID #4
TID #6

Nichols Road

/

TID #7
TID #8

U.S. 51/Stoughton Road

TID #5
Pflaum Road

*Boundary based on TID #1 plan, however, parcel lines have
changed significantly since the TID was created in 1980. Map
may not precisely match the full TID #1 boundary description.
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TID #2 Summary

TID #2: Broadway
TID #2 was created in 1991 to assist in upgrading Broadway and the
properties lining Broadway after the Beltline bypass from South
Towne Drive to the Interstate opened in 1988. When Beltline traffic
shifted to the south, it left behind a dilapidated four-lane roadway
with highway-oriented properties—an area that reminded thenMayor Tom Metcalfe of an army base, according to former City
Administrator David Berner. Gas stations, run-down bars, and
mobile home parks were common along the street, Ahuska Park
was a landfill, and an auto salvage yard anchored the east edge
of the corridor, close to Stoughton Road. Creation of TID #2 was
somewhat more controversial than creation of TID #1—Madison
Area Technical College was not on board with any of the projects,
and some projects were a tough sell with Dane County and the
Monona Grove School District. However, both the County and
School District ended up supporting TID formation when the Joint
Review Board voted.
The City and CDA had proactively planned for the bypass by
adopting the Broadway Corridor Plan in October of 1989. The plan
established redevelopment guidelines and design standards for the
reconstruction of Broadway. Reconstruction of the road to better
serve lower traffic volumes at lower speeds while also encouraging
reinvestment in adjoining properties was the most pressing need for
the creation of TID #2. The two-mile section of Broadway from

Created

9/16/1991

Maximum Life

9/16/2018

Base Value

$17,936,700

New Value Since Creation

$57,044,400

Percent Increase in Value Since Creation
Tax Increment Revenue Generated in 2012

$1,433,861

Total Tax Increment Revenue Generated^

$14,398,268

Total TID $ Spent on Capital Costs^*

$10,230,657

Total TID $ Expended^**

$19,734,271

Outstanding Long Term Debt Less TID Fund Balance~

$3,850,000

Projected Additional Tax Increment Revenue***

$8.3 million

* TID #2 financial reports break out costs by Capital Expenditures, Administration,
and various financing categories—further detail, such as infrastructure costs, is not
readily available for this TID.
** Does not include escrow payments or principal payments on long-term debt.
*** 2013 through maximum life of TID.
^ Through end of 2012.
~ Does not include interest.

Beltline Traffic (VPD)
125,000

TID #2 Major Expenditures
Project
Monona Drive
Pier 37 Development Assistance
Property Acquisition
Broadway Street Improvements (City share)
Entryway Feature
Ahuska Park Remediation/Development

1988: Bypass opens.

115,000

TID #2 Cost
$684,000
$1,000,000
$730,000
$4,022,000
$335,000
$2,177,000

River Place & Boardwalk

$380,000

Hotel Development Assistance

$365,000

Monona Community Development Authority Tax Increment District Report
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Traffic has nearly doubled from approximately 65,000 vehicles per day
(VPD) when the Beltline bypass opened in 1988 to 118,500 VPD in 2011.
Counts are from just east of the current South Towne Drive exit. Traffic
count data from Wisconsin DOT and CARPC.
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Stoughton Road to Bridge Road was reconstructed in sections
between 1992 and 2000 to a four-lane roadway with a median,
bike lanes, and decorative streetlights. The section from Bridge
Road to the Beltline interchange followed in 2004.
Development along the corridor largely stalled after South Towne
was completed. WPS was not growing at the time, and the City
had to invest in the Broadway reconstruction to encourage
redevelopment by reinvesting in the area. River Place, much of
which was constructed in 1995, was the first large-scale private
development that was made possible by TID #2. It replaced a
mobile home park.
TID #2 was amended in November of 1997 to add three properties
adjacent to the Beltline/Monona Drive interchange, the most
prominent of which was a Pepsi warehouse. Pepsi had decided to
construct a new warehouse in the Town of Windsor, leaving behind
an obsolete facility in Monona. These properties were redeveloped
by the Livesey Company into the Pier 37 project, which is profiled
on the following page. The City not only provided TIF assistance,
but had purchased the former Grant Signs building at the southeast
corner of Monona Drive and Broadway to facilitate a
comprehensive redevelopment of the entire area. The mid-90s
economy, combined with experienced developers, through City
staff review, and TIF assistance led to successful completion of River
Place and Pier 37, according to then City Administrator David
Berner.

redevelopment along Broadway has been assisted by other City of
Monona TIDs, such as the UW Health and Meriter projects (TID #6),
and Treysta on the Water (TID #8).
In addition to Broadway reconstruction, other projects undertaken
with funding from TID #2 have included: River Place street
construction and boardwalk, the Monona Drive/Broadway
entrance feature, stormwater management improvements, and
Ahuska Park improvements and amenities. Both Ahuska Park and
the entrance feature were very controversial at the time they were
proposed. People questioned using TIF funds to clean up a landfill
to allow for a new park and to install a decorative gateway
feature, but both projects have proven to be great assets to the
community. The park made use of creative construction and
funding sources to offset some costs, such as accepting clean fill
from adjacent development projects and offsetting installation of
lights by partnering with US Cellular on a cell phone tower. The sail
entrance feature on Monona Drive at the Beltline has since
become part of the City’s identity.

The prominence of the Beltline/Broadway corridor within the region
has grown exponentially since the Beltline bypass was completed
in 1988. Traffic counts have nearly doubled since that time (see
graph on previous page). While the growing prominence of the
area has sparked some reinvestment outside TID #2, such as a new
Walmart Supercenter, continuing expansion of the WPS campus,
and Madison’s efforts to revitalize the Lake Point Drive area, a
significant amount of the growth in the area can be attributed to
projects that would not have otherwise happened without TIF
assistance and to the use of TIF to reconstruct Broadway. In
addition to the Pier 37 project, Monona State Bank on Bridge Road,
River Place, and Crawford’s Landing all had a TIF component. The
Monona State Bank project redeveloped a blighted parcel at the
prominent Broadway/Bridge Road intersection. Other

Monona Community Development Authority Tax Increment District Report
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Pier 37 Project Summary

TID #2 Case Study: Pier 37
In 1997 Monona was left wondering what to do with an obsolete
warehouse building vacated by PepsiCo after they moved to a
new facility in the Town of Windsor. Fortunately, the City had the
ability to help bring about the productive reuse of this property
through amending the existing TID #2. The property is now a major
retail hub for the City of Monona and surrounding area.
The 16-acre Pier 37 retail development, bounded by the Beltline,
Monona Drive, East Broadway, and Ahuska Park, is the largest TIFassisted project in any of the City’s active TIDs. Anchored by a
Copps grocery store and a Staples office supply store, the
development contains seven restaurants, eight retail
establishments, and four service operations. The project was
assisted with approximately $1 million of TIF money to offset costs
associated with poor soil conditions and acquisition of property.
The Copps grocery store anchor was constructed in 1999, along
with the multitenant retail building at the corner of Broadway and
Monona Drive. These buildings were quickly followed by the

Previous Use
Developer
Pre-project Assessed Value
Pre-project Approx. Taxes
2013 Assessed Value
Approx. Tax Increment 2013
TIF Assistance Provided
Estimated Number of Jobs
in Project Area

Pepsi warehouse; office building
Livesey Company
$4,402,800
$155,000
$17,775,200
$309,000
$1,534,470
290*

* Approximately 132,000 gross square feet of space is at Pier 37; 450 sq. ft. per employee is assumed to arrive at ~290 employees.

Above: The multi-tenant building at the corner of Monona Drive and
Broadway contains a Noodles & Company, Cost Cutters, UPS Store, GNC,
Starbucks, Verizon store, and Quizno’s Subs.
Top right: Pier 37 contains a mixture of national chains and local businesses,
such as UW Credit Union.
At right: Copps supermarket is the main anchor in the 19-store Pier 37 shopping center.
Monona Community Development Authority Tax Increment District Report
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multitenant building containing Staples in 2000, Taco Bell in 2000,
and the UW Credit Union and Red Robin in 2001. The final building,
a multitenant structure along the Beltline at the southwest corner of
the site, was completed in 2005.
In an interview John Livesey of Livesey Company—the developer of
Pier 37—stated that the forethought of the City to acquire the
Grant Sign location at the southeast corner of the Monona Drive
and Broadway intersection was a critical part of allowing the

The Pier 37 area in 1995 was primarily a Pepsi warehouse/distribution center. Photo from DCI Map.
Monona Community Development Authority Tax Increment District Report

project to move forward. The two anchors—Copps and Staples—
that were established in the first years of the development are
what drove the remainder of the development. Those anchors,
which remain today, are what help ensure the center remains
attractive to smaller businesses, and why most vacancies due to
business turnover have been filled quickly. Mr. Livesey stated that
while there were many meetings on the project during the
approval process, he would certainly look to do more projects in
Monona in the future.

Pier 37 in 2010 is home to 19 businesses in seven buildings. Photo from
Google.
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TID #4: South Monona Drive
TID #4 was created in 2000 to address a growing problem of
vacant buildings, blighted property, and deterioration of
infrastructure along the southern portion of Monona Drive. In
addition to providing a funding source for Monona Drive
reconstruction, TID #4 has assisted in several redevelopment
projects. The most prominent project was Frost Woods Commons,
which redeveloped a 5-acre former Kohls grocery store site into
three buildings containing 51 market-rate senior apartments, 67
income restricted senior apartments, and 17,000 square feet of
retail/office space along Monona Drive. The Monona CDA worked
with Horizon Design/Build by providing $850,000 of TIF assistance to
the project. Along with the Heritage Monona project profiled later
in this document, the Frost Woods Commons project eliminated
blight in the area, improved stormwater management, and
increased the population of people within walking distance of
Monona Drive businesses.
TID #4 Summary
Created

9/25/2000

Maximum Life

9/25/2027

Base Value (includes territory amendments)

$32,071,600

New Value Since Creation

$10,102,900

Percent Increase in Value Since Creation
Tax Increment Revenue Generated in 2012

TID #4 has been amended three times:
1. In 2005 to add territory by extending the district south along
the east side of Monona Drive to the intersection with King’s
Row, subtract territory east of Monona Woodland Park, and
add project costs;
2. In 2007 to subtract three parcels and add 20 new parcels
along the west side of Monona Drive from Frost Woods Road
to just north of Kings Row, and also add CDA administration of
the TID as a project cost;
3. In 2011 to allow for project costs to be expended within a halfmile of the TID boundary.
The 2005 amendment allowed the TID to assume more of the costs
of Monona Drive reconstruction by including more of Monona
Drive in the TID boundary and increasing the TID budget
accordingly to allow for more expenditures for street
reconstruction, utilities reconstruction, and right-of-way acquisition,
amongst other expenses. The overall TID budget increased from
about $2.6 million to about $8.6 million, not including financing
costs. In addition to adding territory, the second TID #4
amendment added $300,000 of CDA funds to the budget.
TID #4 property values have grown at an average of 9.8% per year
since the TID was created, compared to an average of 2% per
year citywide.

31%
$318,950

Total Tax Increment Revenue Generated^

$1,709,000

Total TID $ Spent on Infrastructure^*

$3,326,814

Total TID $ Expended ^**

$9,525,753

Outstanding Long Term Debt Less TID Fund Balance~

$5,435,147

Projected Additional Tax Increment Revenue***

$4.4 million

* Includes design, right-of-way acquisition, construction, water/sewer, landscaping,
electrical.
** Does not include principal payments on long-term debt.
***2013 through maximum life of TID.
^ Through the end of 2012.
~ Does not include interest.
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TID #4 Major Expenditures
Project

TID #4 Cost

Woodlands Condominiums Land Purchase

$1,601,000

Woodlands Condominiums Development
Assistance

$1,656,000

Frost Woods Development Assistance
Monona Drive (City portion)
Façade Improvement Program

$850,000
$4,848,000
$58,000
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Kohls
Grocery
Store

Top right: The former Kohls grocery store along Monona Drive. Photo from
DCI Map.
Bottom right: Frost Woods Commons redeveloped the Kohls site into 118
senior apartments and 17,000 square feet of commercial space. Photo
from Google.
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TID #4 Case Study: Monona Drive Phase I Reconstruction
Monona Drive was originally constructed as US Highway 51 in 1933,
five years before Monona incorporated as a Village. Dane County
expanded Monona Drive to a four lane configuration in 1962. The
configuration of the drive was largely unchanged until the mid-90s,
when left turn lanes were added at the intersection with Pflaum/
Nichols Road and the intersection with Owen Road was changed
to a right in/right out configuration. In spite of these safety
improvements, the road still had a crash rate about three times the
statewide average for an urban roadway, largely due to the
amount of left turns caused by the high number of driveway
entrances and lack of a center median.
A 2001 visioning process led by Biko Associates generated
proposed road cross-sections for a reconstruction of Monona Drive.
The ultimate cross-section configuration required property
acquisition to allow for a 100 foot wide right-of-way that would
increase the size of the terrace to 7.5 feet, add four-foot bike lanes,
and add a 14 foot median. Street design also reduced the 50
access points per mile by almost 50% by consolidating driveway
access points.
After a complex process of securing funding from federal and state
sources, Dane County, the City of Madison, and the City of
Monona, Phase I of the reconstruction of Monona Drive, from
Broadway to Nichols Road/Pflaum Road started in July 2009 and
was completed in November of 2010. The design greatly improved
the aesthetics of the road by burying power lines, adding
decorative masonry street signage at intersections (see photo at
right), adding landscaping in the new medians and the large new
terrace areas, and increasing landscaping between parking lots
and the sidewalk along Monona Drive. Pedestrian amenities, such
Top: Upgrades to Monona Drive included new street lights with banners,
new stoplights, textured and colored crosswalks, enhanced landscaping,
bike lanes, and a consistent color and design scheme for new traffic lights
and streetlights.
Middle: Street names are now featured on new stone walls at all major
intersections along Monona Drive.
Bottom: Pedestrian conditions along Monona drive were enhanced with
landscaping, streetscaping, a reduced number of driveway curb cuts, and
better buffers between sidewalks and parking lots.
Monona Community Development Authority Tax Increment District Report
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as benches and trash receptacles, were also added as part of the
project. Water lines, sanitary sewer lines, and stormwater
management pipes were all replaced as part of the project. 2011
traffic counts by the City of Madison indicate that the Phase I area
Monona Drive carries 26,950 vehicles per day —the highest traffic
counts along the entire Drive from Broadway to Atwood Avenue.
The reconstruction of Monona Drive integrated many green
features into both construction and design, including:
 41,000 tons of old concrete pavement was crushed and
reused;
 All old asphalt pavement was recycled and over 90% of the
temporary asphalt used during construction staging was
recycled.
 LED street lights and traffic signals were installed.
 700 square feet of bioinfiltration was integrated into the project
to improve water quality and manage stormwater.
 Two new trees replaced every tree that had to be removed
due to construction work.
Phase I cost $8.6 million. It was designed by Strand Associates and
constructed by RG Huston. It has won several awards:
 The Wisconsin Department of Transportation 2010 Outstanding
Highway Construction Award—Concrete Pavement
 The Wisconsin Department of Transportation 2011 Excellence in
Highway Design Award.
 The American Public Works Association Wisconsin Chapter
(APWA-WI) 2011 Project of the Year.
 The American Concrete Pavement Association 2011 National
Gold Award for Concrete Pavement.
Construction of Phase II, from Winnequah Road to Cottage Grove
Road was completed in 2012. The third and final phase, from
Nichols Road/Pflaum Road to Winnequah Road, is planned for
completion by May 2014.
The reconstruction of Monona Drive has been well-received by
business and property owners. Cari Fuss of Encore Real Estate
Services, which is constructing the 52-unit Fairway Glen apartments
fronting the drive, says that the public investment has driven private
sector investment and the creation additional tax base, which can
lead to tax relief for single-family property taxpayers. Fuss stated
that Encore seeks to invest in communities that demonstrate a
Monona Community Development Authority Tax Increment District Report

“Customers are getting better access to our store, and Monona
Drive is much more inviting. We’re expecting an even bigger boost
to business when the full project is complete.” - Ken Fellerson
commitment to investing in infrastructure and amenities—updating
infrastructure not only contributes to curb appeal, but also
addresses safety and accommodates redevelopment through
improvement of traffic patterns and ingress/egress from properties.
Fuss said that the reconstruction has created excitement and a
sense of renewal, and that municipal investment in the Monona
Drive project was a key consideration for the Fairway Glen project.
Ken Fellerson of Ken’s Meats, which opened along Monona Drive in
1964, said that the reconstruction has increased safety and
beautified the area, which has resulted in business growth of more
than five percent over preconstruction levels. Customers have
better access to his store with improvements at the Owen Road
intersection with Monona Drive. He expects a further business
boost when the final phase, which is two blocks north of his store, is
complete in 2014. During construction of Phase I, which runs in
front of his business, he expected business to drop by 30 percent,
but only saw a drop of about five percent. Fellerson credits a
combination of good project coordination by the DOT, store
promotional events, and the Monona Moola program (where
participating businesses accept local “Monona Moola” certificates
that can be purchased at Monona State Bank).
Bert Slinde, who has operated Slinde Realty along Monona Drive
since 1973, stated that the reconstruction has made it easier for
customers to access businesses, which has consequently improved
the business climate—people appreciate the convenience and
good access provided by the new Monona Drive. While there
were some challenges during construction with parking and
directing customers, the finished product has resulted in more
community enthusiasm for Monona’s main street.
The reconstruction of Monona Drive is critical to the corridor
continuing to serve as a vital part of the City’s economy. With
significant public investment will come more private sector
investment in new buildings, new businesses, and new residences.
Information from Strand Assoc., www.strand.com, was used in the above project
summary.
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From left to right:
Monona Drive in 2005,
Monona Drive in 2010
(while under construction), and Monona
Drive in 2011.
Photo sources from left
to right: DCI Map,
Google, Bing.
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TID #5 Major Expenditures

TID #5: Owen Road
TID #5 was created in 2007 to address blighting conditions to the
north and south of Owen road at the Monona Drive intersection.
The primary concern was a series of eight apartment buildings that
had double the crime rate of the City as a whole. The buildings,
which were clustered around the former Garden Circle, had been
vacated by property owners who did not renew leases in
anticipation of the buildings being purchased for a senior housing
redevelopment project. However, the entity that was to purchase
the properties collapsed, and the City was faced with the
likelihood that building owners would begin leasing up the
buildings, which had continued to deteriorate, and the problems
with crime would resume.

Project
Garden Circle Land Purchase
Garden Circle Building Demolition
Heritage Monona Redevelopment Assistance

TID #5 Cost
$6,468,000
$549,000
$1,293,000

The Monona Community Development Authority purchased the
properties for approximately $6.4 million to prevent crime issues
from resurfacing and issued a request for proposals for developers
to redevelop the site. The CDA received three responses, and
TID #5 Summary
Created

11/19/2007

Maximum Life

11/19/2034

Base Value
New Value Since Creation

$8,979,700
$14,179,300

Percent Increase in Value Since Creation

160%

Tax Increment Revenue Generated in 2012

$507,364

Total Tax Increment Revenue Generated*

$507,364

Total TID $ Spent on Infrastructure*
Total TID $ Expended*^
Outstanding Long Term Debt Less TID Fund Balance**
Projected Additional Tax Increment Revenue***

$0
$10,985,713
$9,498,180
$22.0 million

* Through end of 2012.
** Does not include interest.
*** 2013 through maximum life of TID. Number is high due to assumed 4.25% property
value inflation assumption, which was based on anticipated rent escalation for Heritage Monona.
^ Does not include escrow payments or principal payments on long-term debt.
Monona Community Development Authority Tax Increment District Report

Eight apartment buildings in TID #5 were in varying states of disrepair prior
to the City and CDA negotiating with MSP Real Estate to redevelop the
area. See the Heritage Monona case study for “after” photos.
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selected MSP Real Estate’s proposed continuum of care senior
housing project. The CDA worked with MSP to formulate a
development agreement for the “Heritage Monona” project. See
the following page for a case study of the project.
The RFP for redevelopment was issued by the CDA in March of 2007
and due at the end of April 2007. Proposals were reviewed and
discussed in the summer of 2007, and MSP was selected just as the
“housing bubble” was bursting. However, because the project
consisted of rental senior housing, it was still able to move forward.
Entitlements were secured in early 2008. Wisconsin Housing and
Economic Development Authority (WHEDA) financing was
awarded in the spring of 2008, and a development agreement was
signed in August of 2008.
The TID boundary also includes properties fronting Monona Drive
and properties to the south of the Heritage Monona project, some
of which have substantial surface parking which may make them a
target for redevelopment.

Monona Community Development Authority Tax Increment District Report
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TID #5 Case Study: Heritage Monona
MSP Real Estate purchased the former Garden Circle properties
from the Monona CDA in August of 2008 as part of a development
agreement to redevelop the properties into a continuum of care
senior housing project. The property was sold to MSP for $1, and
$1.3 million of TIF assistance was provided. The project was
developed in two phases: an initial phase of 163 units, completed
in late 2009, and a second 66-unit phase completed in fall of 2012.
The project includes independent living, assisted living, and
memory care. The initial phase is leased up, and the second phase
was 58% occupied as of mid-September 2013—almost precisely as
predicted in the Phase II budget.
The project was originally designed with Phase II to the rear of the
site instead of along Monona Drive. However, because the CDA
owned the land and wanted to have the Phase II site available if
the development didn’t move forward with Phase II, a redesign
was required.
The developer, Milo Pinkerton of MSP Real Estate, stated that the
project was delivered in the time frame expected and that it has
delivered with respect to TIF guarantees. While the approval
Heritage Monona Project Summary
Previous Use
Developer
Pre-project Assessed Value

Apartments
MSP Real Estate
$853,900

Pre-Project Approx. Taxes
2013 Assessed Value
Approx. Tax Increment 2013
TIF Assistance Provided*
Estimated Number of Jobs
in Project Area

$18,000
$15,278,100
$333,000
$1,300,000
63 FT & 44 PT**

* Per development agreement for phases I and II; also, property was sold
to MSP for $1.
** FT = full time; PT = part time. Numbers provided by developer.
Monona Community Development Authority Tax Increment District Report

Page 17

process, especially with respect to the development/TIF
agreement, took longer than expected, Mr. Pinkerton stated he
would consider doing another project in the City of Monona.
“We were able to deliver our project in the time frame expected
and have delivered with respect to our TIF guarantees. We are
slightly ahead on our budgeted lease-up for Phase II. We would
like to work with the City again.” - Milo S. Pinkerton

Top: Garden Circle and Owen Road in 2005. Bottom: Owen Road in 2012, as
Phase II of Heritage Monona was being completed. Top photo: DCI Map,
bottom photo: Google.
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TID #6: East Broadway
The east end of Broadway languished for years prior to the creation
of TID #6. Mini-warehouses occupied a prime commercial site at
the intersection of Broadway and Stoughton Road. An auto
salvage yard had recently closed, and there was little new
property investment occurring.
TID #6 was created in 2010 to assist in two medical-related
redevelopment projects: a Meriter clinic at the corner of Broadway
and Stoughton Road on the site of a former mini-warehouse
business, and a UW Health clinic between Broadway and the
Beltline on the site of a former RV sales lot. While both of the
projects were within the TID #2 boundary, TID #2 is due to close in
2018, so it was necessary to create a new TID to capture the tax
increment that was needed to assist the projects. The TID
boundary also includes Menards, which completed a store
expansion in 2012, and the vacant former Chief’s auto salvage
property. The Menards expansion did not request or receive any TIF
assistance. The Chief’s property was originally considered for a
multi-building redevelopment including the UW Health Clinic, but

floodplain issues lessened the amount of developable land
available, and the UW Health project moved just to the west. The
Chief’s site was still included in the TID #6 boundary, and is
available for redevelopment.
When UW Health was looking to relocate from its obsolete
buildings on the 5000 block of Monona Drive, the City and CDA
were able to keep the clinic in Monona and redevelop an
unimproved surface parking lot using assistance from TID #6. Both
clinics were constructed during the depths of the recession, when
little development or redevelopment was occurring in the greater
metropolitan area.

TID #6 Summary
Created

5/17/2010

Maximum Life

5/17/2037

Base Value

$17,693,000

New Value Since Creation

$28,260,600

Percent Increase in Value Since Creation

160%

Tax Increment Revenue Generated in 2012

$193,739

Total Tax Increment Revenue Generated^

$193,739

Total TID $ Spent on Infrastructure^

$150,321

Total TID $ Expended^*

$4,103,189

Outstanding Long Term Debt Less TID Fund Balance~

$3,909,647

Projected Additional Tax Increment Revenue**

$23.2 million

* Does not include escrow payments or principal payments on long-term debt.
** 2013 through maximum life of TID.
^ Through end of 2012.
~ Does not include interest.
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Top photo: The UW Health site formerly hosted an RV sales lot.
Bottom photo: The Meriter site used to have mini-warehouse storage. See
the case study for “after” photos.
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TID #6 Major Expenditures
Project

TID #6 Cost

UW Health Development Assistance

$1,100,000

Meriter Development Assistance

$2,550,000

Broadway/Copps Intersection Reconstruction

$201,000

Monona Community Development Authority Tax Increment District Report
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TID #6 Case Study: UW Health/Meriter
In the few years since the creation of TID #6 the CDA has assisted in
construction of the 56,000 square foot Meriter Monona Clinic, which
replaced a mini-warehouse/self-storage facility at the high-traffic
Broadway-Stoughton Road intersection just north of the Beltline.
The CDA also assisted construction of the 32,600 square foot UW
Health Yahara Clinic, which replaced a surface parking lot that
was used for recreational vehicle storage and sales. These two
clinics, along with an expansion by a Menards that is in the TID,
have boosted the TID’s value by 154% above its initial base year, at
a time when the rest of the City’s value declined by 11%.
Both the Meriter and UW Health facilities were constructed to allow
for further expansion. Meriter purchased its site and coordinated
construction of its own building; the developer for UW Health was
Livesey Company, who was also the developer for Pier 37. Mr.
Livesey cited the City’s investments in the Broadway corridor as a
critical factor in the continuing redevelopment of the area, along
with the City’s pro-redevelopment perspective. Additional
progress could be made in the area if other underutilized
properties, such as the Whitehorse property, were brought out of
the floodplain, Mr. Livesey said.

“The approval process for UW Health was great—the TIF review
process was as smooth as it could have possibly been. Monona
has a pro-redevelopment attitude.” - John Livesey

Meriter Monona Clinic, 6408 Copps Avenue

UW Health/Meriter Project Summary
Previous Use
Developer
Pre-project Assessed Value

Mini-Warehouses & RV Parking/Sales
Livesey Company (UW); Meriter
$3,525,900

Pre-project Approx. Taxes
2013 Assessed Value
Approx. Tax Increment 2013
TIF Assistance Provided

$50,000
$20,956,800
$435,000
$3,650,000

Estimated Number of Jobs
in Project Area

350*

* Total square footage of both clinics is 88,656, per assessor. Assumes full occupancy and one job per 250 square feet. Not all jobs are necessarily newly created—UW Health relocated from a smaller clinic.
Monona Community Development Authority Tax Increment District Report

UW Health Yahara Clinic, 1050 East Broadway
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Top left: the Meriter site prior
to redevelopment.
Top right: the Meriter site after redevelopment.
Bottom left: the UW Health
site prior to redevelopment.
Bottom right: the UW Health
site after redevelopment.

All photos from Google.
Monona Community Development Authority Tax Increment District Report
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TID #7 Summary

TID #7: North Monona Drive
TID #7 was created in the summer of 2012 to assist in
redevelopment of blighted property along Monona Drive between
Valorie Lane and Lofty Avenue. The CDA had spent several years
prior to creation of the TID studying the area, preparing a
redevelopment plan, and making strategic property acquisitions.
The area is characterized by aging commercial development,
some of which has seen a lack of reinvestment in recent years. The
creation of TID #7 has allowed the CDA to extend the Monona
Drive Façade Improvement Program to the north, which will assist
existing businesses in maintaining their buildings. It will also allow
the City and CDA to assist in redevelopment of property. The CDA
had acquired three parcels prior to the creation of TID #7—the TID
will help facilitate redevelopment of those, and other, properties.

Created

7/9/2012

Maximum Life

7/9/2039

Base Value

$14,645,300

New Value Since Creation*

$(1,426,900)

Percent Increase in Value Since Creation
Total TID Money Expended (through end of 2012)
Projected Tax Increment Revenue

(9.6)%
$34,848
$14.1 million

* New construction has occurred in 2013, and will show up on 2014 assessments.

The first project undertaken in TID #7 is redevelopment of a former
UW Health Clinic site into the Fairway Glen apartments—see
project case study on the following page. The project was part of
a larger trend of apartment redevelopment projects in the
Madison urban area in 2012 and the first half of 2013. Along with
projects in the medical field, apartment development has
represented a bright spot in an otherwise down development
economy in 2012-2013. The rental vacancy rate in the central
Dane County area, according to Madison Gas and Electric, is
currently at a low point of 1.88 percent (see graph below).

Source: Madison Gas & Electric
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Three parcels in TID #7 were home to a UW Health Clinic that relocated to
Broadway.
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TID #7 Case Study: Fairway Glen
Fairway Glen began construction in early 2013, and is anticipated
to be open for leasing in November of 2013. It consists of 52
apartments in the main building along Monona Drive that range in
size from studios to three bedroom units, as well as four additional
rental units in two duplexes on Gordon Avenue. Along with the
Treysta project in TID #8 on Broadway, Fairway Glen represents the
first new apartments without age restrictions constructed in
Monona in many years. The 56 new units will provide more
customers to local businesses along the drive.
Cari Fuss of Encore Real Estate Services—the project developer—
stated that the project became better with the input and
feedback from the Plan Commission and CDA during the approval
process. The biggest change was to re-orient the parking lot to
better fit in with the reconstructed Monona Drive. Landscaping
was also changed to fit in with the themes established for the road
reconstruction. Ms. Fuss stated that while developers always want
the approval process to go as fast as possible, the CDA was
accommodating in the development process by scheduling
special meetings, and that Monona’s approval process went much
smoother than many other communities. Encore hopes that the
project can show others what is possible along Monona Drive and
be a catalyst for future redevelopment in the area—Monona has a
vibrant community, engaged Council and CDA, good tax base,
good parks and recreational programs, and a good school district
— all necessary ingredients that contribute to successful
redevelopment projects. The TIF assistance provided to the project
was necessary due to the financial challenges of redeveloping a
site that existing buildings that needed to be demolished.
Fairway Glen Project Summary
Previous Use
Developer
Pre-project Assessed Value

UW Clinic
Encore Real Estate Services
$1,190,200

Pre-project Approx. Taxes
Anticipated 2014 Assessed Value

$33,000
$5,500,000

Anticipated Tax Increment 2014
TIF Assistance Provided

$91,000
$815,000
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Top: An under construction Fairway Glen viewed from Monona Drive.
Bottom: One of the two Gordon Avenue duplex buildings that are part of
the Fairway Glen project. The duplexes were built on a former UW Health
parking lot that had been constructed on sites that previously contained
apartments.
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The project had 222 workers at various stages of construction, and
will have an on-site manager once the project is complete. The
project is on budget and on schedule, and developer has been
pleased with the response to the project from the rental market—
60 days out from completion of construction the project was 42%
leased.

“We would definitely do another project in Monona—it’s a vibrant
community with an engaged City Council and CDA, which
contributes to the City’s success.” - Cari Fuss

Monona Community Development Authority Tax Increment District Report

Top right: the Fairway Glen apartments site prior to redevelopment. Bottom: elevations for Fairway Glen along Monona Drive.
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TID #8 Summary

TID #8: West Broadway
TID #8 is the City’s newest district, and was primarily created to
assist in the redevelopment of a former mobile home park along
Broadway. After the owners of the mobile home park decided to
retire and close the business, site was targeted for the mixed-use
“Riverfront Commons” redevelopment in 2007, when 84
condominium units were proposed in two four-story buildings.
However, the condominium market collapsed, and the developer
did not proceed with the project. The site sat vacant until the
Treysta Group expressed interest in the property in 2012. Treysta on
the Water, a four-story, 121-unit apartment project with 14,000
square feet of retail/restaurant space on the ground floor, was
approved by the City in the fall of 2012. It is planned for

The Treysta on the Water site was a former mobile home park that had
seen a previous redevelopment proposal in 2007 which did not get constructed. The top photo is from February 2007, when mobile homes remained on the site. The bottom photo is from 2012, after mobile homes
had been removed and the site had become overgrown with grass and
brush.
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Created

9/25/2012

Maximum Life

9/25/2039

Base Value
New Value Since Creation*
Percent Increase in Value Since Creation
Total TID Money Expended (through end of 2012)
Projected Tax Increment Revenue

$416,000
$(9,600)
(2.3)%
$35,445
$10.9 million

* Value from redevelopment will show up on the tax roll the year after the project is
completed

Top: A rendering of the courtyard of Treysta on the Water, as seen from
the Yahara River.
Bottom: Building elevations and massing of Treysta on the Water.
Source: Plunkett Raysich submittals to the City of Monona.
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completion in 2014. The project has an anticipated value of $17
million.
TID #8 also encompasses Lottes Park. A significant amount of
planning and discussion has occurred regarding Lottes Park since
the creation of TID #2 in 1991. The most recent concept plan for
Lottes Park was based on previous planning efforts, and was
completed in May 2013. The City is planning on making the
improvements to Lottes Park illustrated in the 2013 concept, which
include:
 Improving the park’s connection with Broadway;
 Paving the parking lot and providing more parking for boat
trailers;
 Improving boat launch facilities;
 Adding docking slips;
 Constructing a public restroom;
 Extending the riverwalk from River Place, in conjunction with the
Treysta project;
 Adding lighting, benches, and trash receptacles;
 Dredging the lagoon between the park and the Treysta
project.

TID #8 includes Lottes Park. The City plans on making improvements to
Broadway to make it easier to access the park and also to improve stormwater management in the park and adjacent lagoon, pictured above.
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Because not all of the above activities are eligible TIF expenses,
the City anticipates using a variety of funding sources to support
the Lottes Park project in addition to TIF, such as grants and
parkland improvement fees from new residential developments.

The Lottes Park concept plan.
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Conclusion
The City of Monona would look very different today without the use
of Tax Increment Financing. Much of the major infrastructure, such
as Broadway and Monona Drive, that residents use every day has
been improved due to the ability to use TIF to fund projects that
benefit the City. Monona Drive and Broadway would not be the
same without TIF. Ahuska Park, which has become a popular
recreation destination for residents, would not have been possible
without the use of TIF to remediate and cap the landfill that had
been at the site. Similarly, many of the businesses and much of the
development that have become part of residents’ daily lives exist
due to TIF investments. Projects such as Pier 37, River Place, South
Towne Mall, Frost Woods Apartments, and Heritage Monona have
become part of the community. Newer projects such as the UW
Health clinic and Meriter Clinic on Broadway, along with Fairway
Glen, will similarly become part of the fabric of the community.

That means the CDA could potentially assist 140 homeowners with
improvements, assuming the maximum loan of $10,000 is approved
for each.
The City currently has 10.34% of its total assessed value of $1.05
billion in TIDs. While the City cannot create new TIDs once 12% is
reached, many of the areas in the City that would benefit most
from redevelopment have already been included in TIDs (see map
on page five), allowing the City to continue to invest in
redevelopment in existing districts well in to the future. As existing
TIDs, such as TID #2, are retired, reducing the amount of property
value that is in TIDs, the City will be able to invest in other areas that
need infrastructure improvements and assistance with
redevelopment, ensuring that the benefits of redevelopment
continue to spread to the areas where new investment is most
needed.

All of these benefits that have become part of the day-to-day
landscape have been achieved at little additional cost to City
taxpayers. While it would have been impossible to do everything
that has been done with TIF by using the general property tax levy,
if all the TIF investments that have been made were made using
the general levy, the City’s 2012 property tax levy of $5,634,027
could have been 44% higher (an additional $2,462,709) to pay for
the principal and interest costs that are currently being paid by the
City’s tax increment districts. As debt is retired and TIDs are
returned to the tax rolls, property taxing entities will be able to see
the benefits of the TID investments in new property tax collections.
For example, assuming a moderate amount of additional value is
added to TID #2 and a tax rate that remains roughly constant, the
City will see approximately a $330,000 boost to property tax
collections after TID #2 closes in 2018. The County and Technical
College will see lesser increases, but the Monona Grove School
District will see a $830,000 boost in its property tax collections when
TID #2 closes (though the current state school aid formula could
offset the boost with a reduction in state aid due to the increased
tax revenue).
An additional benefit of TID #2 nearing the end of its life is that one
year of TID revenue—anticipated to be about $1.4 million—will be
able to be used to capitalize the Renew Monona loan program.
Monona Community Development Authority Tax Increment District Report
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