
Date: Tuesday, February 2, 2016
Time: 5:00 pm
Place: City Hall

PLAN COMMISSION

CALL TO ORDER & ROLL CALL

CORRECTION OF MINUTES

BUSINESS

HOLD PUBLIC HEARING REGARDING THE PROPOSED AMENDMENT OF 
BOUNDARIES AND PROJECT PLAN FOR TAX INCREMENTAL DISTRICT NO. 7 

(See the Public Hearing Notice which was published on January 19, 2016 & 
January 26, 2016) 

CONSIDERATION OF “RESOLUTION DESIGNATING PROPOSED AMENDED 
BOUNDARIES AND APPROVING A PROJECT PLAN AMENDMENT FOR TAX 
INCREMENTAL DISTRICT NO. 7, CITY OF MONROE, WISCONSIN” .

TID 7 amendment for PC.pdf, TID 7 Project Plan Draft 2016-1-11.pdf

BUSINESS BY MEMBERS

May make brief informative statements or bring up items to be discussed at a future 
meeting.

ADJOURNMENT

This Commission may take any action it considers appropriate related to any 
item on this agenda.

Requests from person with disabilities who need assistance to participate in this meeting, 
including need for an interpreter, materials in alternate formats, or other accommodations, 
should be made to the Office of the City Clerk at (608) 329-2564 with as much advance 
notice as possible so that proper arrangements can be made.

Member: Mayor/Chairperson William Ross, Vice-Chairperson Nate Klassy, Ronald 
Spielman, William Bethke, Keith Ingwell, Chuck Schuringa, and Alderperson Charles 
Koch

A.

B.

C.

1.

City Clerk/DOGG 

10 min. 

2.

City Clerk/DOGG 

20 min. 

Documents:

D.

E.

Individual Requesting Item 

Expected Length of Discussion 

Individual Requesting Item 

Expected Length of Discussion 

http://wi-monroe.civicplus.com/ac42467c-a48a-4601-a3db-8d8068a681fe
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RESOLUTION NO. _______

RESOLUTION DESIGNATING PROPOSED AMENDED BOUNDARIES
AND APPROVING A PROJECT PLAN AMENDMENT

 FOR TAX INCREMENTAL DISTRICT NO. 7,
CITY OF MONROE, WISCONSIN

WHEREAS, the  City of Monroe   (the “ City”)  has determined that use of Tax Incremental 
Financing is required to promote development and redevelopment within the City; and

WHEREAS, Tax Incremental District No.  7 (the “District”) was created by the  City on  
September 28, 2005 as a rehabilitation - conservation district; and

WHEREAS, the  City now desires to amend the Project Plan and boundaries of the District in 
accordance with the provisions of Wisconsin Statutes Section 66.1105 (the "Tax Increment Law"); and

WHEREAS, such amendment will  amend the district boundaries to add territory in order t o further 

facilitate development and redevelopment within areas adjacent to the District; and

WHEREAS, such amendment will   also grant the City the authority to provide development incentives ; 
and 

WHEREAS, such amendment will  also  add language to state th at th e City may also tear down and 

rebuild the existing parking ramp; and

WHEREAS, an amended Project Plan for the District (the “Amendment”) has been prepared that 
includes:

a. A statement listing of the kind, number and location of all proposed public works or 
improvements within the  District, or to the extent provided in  Wisconsin Statutes  Sections 
66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;

b. An economic feasibility study;
c. A detailed list of estimated project costs;
d. A description of the methods of financing all estimated project costs and the time when the 

related costs or monetary obligations are to be incurred;
e. A map showing existing uses and conditions of real property in the District;
f. A map showing proposed improvements and uses in the District;
g. Proposed changes of zoning ordinances, master plan, map, building codes and  City

ordinances; 
h. A list of estimated non-project costs;
i. A statement of the proposed plan for relocation of any persons to be displaced;
j. A statement indicating how the amendment of the district promotes the orderly development 

of the City;
k. An opinion of the  City Attorney or of an attorney retained by the  City advising that the plan 

is complete and complies with Wisconsin Statutes Section 66.1105(4)(f).

WHEREAS, prior to its publication, a copy of the notice of  public  hearing was sent to owners of 
all property in the proposed  D istrict, to the chief executive officer s  of  Green County, the  Monroe School 
District, and the  Blackhawk Technical College District, and  any  other entities having the power to levy 
taxes on property located within the District, in accordance with the procedures specified in the Tax 
Increment Law; and
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WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the  Plan
Commission, on  February 2 ,  2016 held a public hearing concerning the proposed amendment to the 
Project Plan and boundaries of the District ,  providing interested parties a reasonable opportunity to 
express their views thereon.

NOW, THEREFORE, BE IT RESOLVED by the Plan Commission of the City of Monroe that:

1. It recommends to the  Common Council that the boundaries of Tax Incremental District No.  
7 be amended as designated in Exhibit A of this Resolution.

2. It approves  and adopts  the amended Project Plan for the District, attached as Exhibit B, and 
recommends its approval to the Common Council.

3. Amendment of the Project Plan and Boundaries of the District promotes orderly 
development in the City.

Adopted this __________ day of ______________, 2016

  ________________________________________
                                                         Plan Commission Chair

_____________________________________________
Secretary of the Plan Commission
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EXHIBIT A -

LEGAL BOUNDARY DESCRIPTION OR MAP OF
TAX INCREMENTAL DISTRICT NO. 7

CITY OF MONROE

THIS CAN BE FOUND IN THE PROJECT PLAN
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EXHIBIT B -

PROJECT PLAN

THIS WILL BE HANDED OUT SEPARATELY
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Consideration for Approval by the Joint Review Board: Scheduled for: TBD 
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SECTION 1:  
Executive Summary 

 

Description of District 
 
Type of District, Size and Location   
Tax Incremental District (“TID”) No. 7 (the “TID” or “District”) is an existing rehabilitation - 
conservation district, which was created by a resolution of the City of Monroe (“City”) Common Council  
adopted on September 28, 2005 (the “Creation Resolution”).   

 
Amendments    
The District has not been previously amended. 

 
Purposes of this Amendment   

 
This amendment has three primary purposes: 
 

1. To further facilitate development and redevelopment within areas adjacent to the District, the City 
desires to amend its boundaries to add territory.  A map, located in Section 3 of this plan, 
identifies the Territory to be added and its geographic relationship to the existing District’s 
boundaries.  This amendment will cause territory to be added to the District, providing incentive 
and opportunities for additional private development and redevelopment. 
 

2. This amendment will also grant the City the authority to provide development incentives.  The 
proposed TID #7 amendment will provide an allowance for development incentives.  
Development incentives can be provided up front or on a pay-as-you-go (“PAYGO”) basis.  The 
City’s TIF policy expresses a preference for PAYGO incentives.  The form, amount, and types of 
incentive for a project are specified in a development agreement for each project.  By including 
development incentives as a project plan cost, the City is not obligated to provide incentives.  
However, the City can offer them if appropriate.   
 

3. The 2005 project plan states the City may connect the existing ramp to existing commercial and 
residential buildings, add a new level to the ramp, and underground parking for a new or existing 
County building.  This amendment will add language to state the City may also tear down and 
rebuild the existing ramp.  The projected project cost will be increased to $4,000,000 (present 
cost allowance is $1,827,000).  By increasing the allowable project costs for parking, the City is 
not committing to spending these funds.  However, if increment is available in the future to 
support a portion of this project if it occurs, the project plan amendment will make a tear down 
and rebuild of the parking garage a TID #7 eligible expenditure. 
 

  
Estimated Total Project Expenditures   
The City retains the authority to undertake project expenditures of approximately $13,015,500 within the 
original TID boundary and within the amendment areas as listed in this Project Plan.  The City also 
intends to increase the allowance for project plan expenditures by $2,000,000 within the original District 
area and the amended area in the form of cash grants or development incentives, and increase the 
allowance for parking improvements by $2,173,000.  The Expenditure Period of this District terminates 
on September 28, 2027.  The remaining and additional projects to be undertaken pursuant to this Project 
Plan are expected to be financed with General Obligation debt however, the City may use other 
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alternative financing methods which may provide overall lower costs of financing, preserve debt capacity, 
mitigate risk to the City, or provide other advantages as determined by the Common Council.  A 
discussion and listing of other possible financing mechanisms, as well as a summary of project financing 
by phase is located in Section 10 of this plan.   
 
Economic Development   
The territory being added to the District is to accommodate the potential expansion of existing businesses 
and sites where future mixed use and/or commercial development could occur.  At the time of this 
amendment, no development proposals have been submitted to the City, but having the flexibility to offer 
incentives (if appropriate) to encourage development could accelerate redevelopment opportunities in 
these areas. Conservatively, development in the area added could generate additional taxable value of 
$2,000,000.  
 
Expected Termination of District   
TID No. 7 has a maximum statutory life of 27 years, and must close not later than September 28, 2032, 
resulting in a final collection of increment in budget year 2033.  Pre-amendment cash flow projections 
indicate that the entire available life of the District will be required to retire current and projected District 
liabilities.  The project plan identifies costs eligible to be paid for with TID #7 increments.  The project 
plan does not represent a commitment to fund or authorize a project.  While a project may be a TID 
eligible cost, whether a project is financially feasible will depend on the increment value and cash flow of 
the TID.  At the time of this amendment, the City does not have any immediate plans to finance additional 
TID #7 projects. 
 
 
 

Summary of Findings 
 
As required by Wisconsin Statutes Section 66.1105, and as documented in this Project Plan Amendment 
and the exhibits contained and referenced herein, the following findings are made:    
 
1. That “but for” amendment of this District, the additional development projected to occur 

within the amendment areas as detailed in this Project Plan:  1) would not occur; or 2) would 
not occur in the manner at the values, or within the timeframe desired by the City.   In making 
this determination, the City has considered the following information: 
 

 
 In order to make the amendment areas suitable for development and redevelopment, the City  will 

need to make a substantial investment to pay for the costs of:  County building area 
enhancements; streetscaping and landscaping; land acquisition, demolition and remediation; 
parking area construction and renovation; street redesign and reconstruction; directional and 
definition signage; overhead utility line burial; access/structural improvements to downtown 
buildings; project related design, planning and engineering; façade improvement grants; security 
cameras; main street funding assistance; general downtown planning; administrative and legal 
costs; and cash grants and development incentives.   Due to the extensive initial investment in 
public infrastructure and rehabilitation that is required in order to allow development and 
redevelopment to occur, the City  has determined that development and redevelopment of the 
amendment area will not occur solely as a result of private investment.  Accordingly, the City 
finds that absent the use of TIF, development and redevelopment of the amendment area is 
unlikely to occur. 
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 Net new construction within the City  for the period of 2011 to 2015 has averaged only 0.65%.  
Absent the use of Tax Increment Financing (TIF), this trend is likely to continue.  Use of TIF will 
provide the City with the means to stimulate new development in the amended area. 

 
 
2. The economic benefits of amending the Tax Incremental District, as measured by increased 

employment, business and personal income, and property value, are sufficient to compensate 
for the cost of the improvements.  In making this determination, the City has considered the 
following information: 

 
 As demonstrated in the Economic Feasibility Section of this Project Plan, the total tax increments 

projected to be collected are sufficient to pay for the actual and proposed Project Costs within the 
original District and the amended areas by the end of the District’s maximum life.  On this basis 
alone, the finding is supported. 

 
 The ability to offer development incentives, if appropriate, will provide the City with more 

flexibility to improve or expand existing business, and encourage economic development within 
the central business district of the community. 

 
 

3. The benefits of the proposal outweigh the anticipated tax increments to be paid by the owners 
of property in the overlying taxing jurisdictions.   
 
 If approved, the boundary amendment would become effective for valuation purposes as of 

January 1, 2016.  As of this date, the values of all existing development would be frozen and the 
property taxes collected on this base value would continue to be distributed amongst the various 
taxing entities as they currently are now.  Taxes levied on any additional value established within 
the amendment area due to new construction, renovation or appreciation of property values 
occurring after January 1, 2016 would be collected by the TID and used to repay the costs of TIF-
eligible projects undertaken within the District. 

 
 Given that additional development is not likely to occur or in the same manner without the use of 

tax incremental financing (see finding # 1), and since the District will generate additional 
economic benefits that are sufficient to compensate for the additional cost of the improvements 
(see Finding #2), the City reasonably concludes that the overall additional benefits of the District 
outweigh the anticipated tax increments to be paid by the owners of property in the overlying 
taxing jurisdictions.  It is further concluded that since the “but for” test is satisfied, there would, 
in fact, be no foregone tax increments to be paid in the event the District is not amended.  As 
required by Section 66.1105(4)(i)4., a calculation of the share of projected tax increments 
estimated to be paid by the owners of property in the overlying taxing jurisdictions has been made 
and can be found in Appendix A of the Project Plan.    

 
4. Not less than 50% by area of the real property within the District, as amended, is in need of 

rehabilitation - conservation work within the meaning of Wisconsin Statutes Section 66.1337(2m)(b). 
Furthermore, at the time of adoption of the Creation Resolution for this District, and any subsequent 
resolutions amending its boundaries, any property standing vacant for seven years immediately 
preceding adoption of the resolution(s) did not comprise more than 25% of the total area in the 
District as required by Wisconsin Statutes Section 66.1105(4)(gm)1. 
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5. Based upon the findings, as stated above, and the original findings as stated in the Creation 
Resolution, the District remains declared rehabilitation - conservation District based on the 
identification and classification of the property included within the District. 

 
6. The Project Costs of the District relate directly to promoting the rehabilitation of the area consistent 

with the purpose for which the District was created.  
 
7. The improvements to be made within the territory incorporated by this Amendment are likely to 

enhance significantly the value of substantially all of the other real property in the District.  
 
8. The equalized value of the taxable property within the territory to be added to the District by this 

amendment, plus the value increment of all other existing tax incremental districts within the City, 
does not exceed 12% of the total equalized value of taxable property within the City.    

 
9. The City estimates that approximately 75% of the territory within the District, as amended, will be 

devoted to retail business at the end of the District’s maximum expenditure period, pursuant to 
Wisconsin Statutes Sections 66.1105(5)(b) and 66.1105(6)(am)1.  

   
10. The Project Plan for the District, as amended, is feasible, and is in conformity with the Master Plan of 

the City. 
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SECTION 2:  
Type and General Description of District 

 
The District was created under the authority provided by Wisconsin Statutes Section 66.1105 on 
September 28, 2005 by resolution of the Common Council.  The District’s valuation date, for purposes of 
establishing base value, was January 1, 2005.   
 
The existing District is a “Rehabilitation - conservation District” created on a finding that at least 50%, by 
area, of the real property within the District was is in need of rehabilitation - conservation work, as 
defined in Section 66.1337(2m)(a).  The District will remain in compliance with this finding after the 
addition of the Territory identified in this Amendment.  In addition, the District will remain in compliance 
with the “vacant land test,” which requires that property standing vacant for seven years immediately 
preceding adoption of the Creation Resolution for this District will not comprise more than 25% of the 
area in the District in compliance with Wisconsin Statutes Section 66.1105(4)(gm)1.   
 
Wisconsin Statutes Section 66.1105(4)(h)2. provides authority for a City to amend the boundaries of an 
existing Tax Increment District for purposes of adding and/or subtracting territory up to a total of four 
times during the life of the District.  The boundaries of the District have not previously been amended.  
 
This Project Plan Amendment supplements, and does not supersede or replace any component of the 
original Project Plan unless specifically stated.  All components of the original Project Plan remain in 
effect. 
 
The purpose of the Amendment is to facilitate development within areas adjacent to the existing District; 
allow for the City to provide cash grants or development incentives ($2,000,000) within the original and 
amended areas of the District; add expenditure authority permitting the City to tear down and rebuild the 
existing ramp -  projected project cost will be increased to $4,000,000 (present cost allowance is 
$1,827,000). 
 
A map depicting the boundaries of the District is found in Section 3 of this Plan.  Based upon the findings 
as stated above, and the original findings as stated in the Creation Resolution, the District remains a 
rehabilitation - conservation District based on the identification and classification of the property included 
within the District.    
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SECTION 3:  
Map of Original District Boundary and Territory Amendment Area Identified 
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____________________________________________________________________________________________ 
 
Project Plan TID No. 7 Territory & Project Plan Amendment                                                City of Monroe   
Submitted by Ehlers    Page 13  January 11, 2016 
 

SECTION 4:  
Map Showing Existing Uses and Conditions Within The Territory To Be Added  
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SECTION 5:  
Preliminary Parcel List and Analysis Within The Territory To Be Added  

 

 
 



 

____________________________________________________________________________________________ 
 
Project Plan TID No. 7 Territory & Project Plan Amendment                                                City of Monroe   
Submitted by Ehlers    Page 15  January 11, 2016 
 

 

SECTION 6:  
Equalized Value Test 

 
The following calculations demonstrate that the City is in compliance with Wisconsin Statutes Section 
66.1105(4)(gm)4.c., which requires that the equalized value of the Territory to be added to the District, 
plus the value increment of the District being amended, plus the value increment of all other existing tax 
incremental districts, does not exceed 12% of the total equalized value of taxable property within the City. 
 
The equalized value of the Territory to be incorporated by this Amendment, plus the increment value of 
TID No. 7, plus the value increment of all other existing tax incremental districts within the City, totals 
$39,379,685.  This value is less than the maximum of $79,706,436 in equalized value that is permitted for 
the City of Monroe.  The City is therefore in compliance with the statutory equalized valuation test and 
may proceed with amendment of this District. 
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SECTION 7:  
Statement of Kind, Number and Location of Proposed 
Public Works and Other Projects 

 
 
The following is a list of public works and other TIF-eligible projects that the City has implemented, or 
expects to implement, within the original District or within the Territory to be incorporated by this 
Amendment.  Any costs directly or indirectly related to the public works and other projects are considered 
"Project Costs" and eligible to be paid with tax increment revenues of the District. This language is 
consistent with the project plan approved in 2005.  The only changes are an expansion of the types of 
parking area improvements and the inclusion of cash grants/development incentives.   
 

County Building Area Enhancements 
This project may include but is not limited to the following expenditures: site preparation costs for new  
or expanded building construction, construction of common public areas or park spaces in or around new 
or existing Green County buildings within the district. 
 

Districtwide Streetscaping and Landscaping 
This project may include but is not limited to the following expenditures: colored paving, trees, 
decorative plantings, theme related signage, crosswalks, sidewalks, public benches, bike racks, trash 
receptacles and screening, street lighting, and handicapped accessibility points or curbed areas. 
 

Land Acquisition, Demolition, and Remediation 
This project may include but is not limited to the following expenditures: purchase of vacant lots, 
purchase of available buildings, and clean-up of contaminated sites. 

 
Parking Area Construction and Renovation 
This project may include but is not limited to the following expenditures: connecting the existing ramp to 
existing commercial and residential buildings, adding a level to the ramp, underground parking for a new 
or existing County building, or tear down and rebuild the existing ramp. 
 

Street Redesign and Reconstruction 
This project may include but is not limited to the following expenditures: removal of two rows of parking 
on the courthouse square. 
 

Directional and Definitional Signage 
This project may include but is not limited to the following expenditures: directional signage from 
primary transportation routes to the Downtown-Main Street Square, theme related signage for the 
Downtown/Main Street Square, community information posting areas, trail marking signage and public 
safety signage for vehicles and pedestrians in the district. 
 
 

Overhead Utility Line Burial 
This project may include but is not limited to the following expenditures: relocation and burial of 
overhead utility lines. 
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Access/Structural Improvements to Downtown Buildings 
This project may include but is not limited to the following expenditures: roof repairs or replacement, 
floor repair or replacement, elevator installation, and conversion/rehabilitation of unused or underutilized 
space (e.g. upper floors) for residential, office, retail, or other use. 

 
Project Related Design, Planning and Engineering 
This project may include but is not limited to the following expenditures: related design, planning and 
engineering costs associated with the projects identified in the Plan. 

 
Façade Improvement Grant 
This project may include but is not limited to the following expenditures: contribution of funds for private 
building owners to perform maintenance, replacement, painting, reconstruction, and other improvements 
to the exterior of their building.  The program will evaluate applicants on a formal set of criteria that may 
include but is not limited to tax base guarantees, job creation, elimination of safety hazards, or other 
policies defined by the City of Monroe. 

 
Security Cameras 
This project may include but is not limited to the following expenditures: purchase and installation of 
monitoring equipment to enhance the overall safety of the courthouse square area. 
 

Main Street Program Funding Assistance 
This project may include but is not limited to the following expenditures: funds will be provided to the 
Main Street program to assist in operating costs or specific projects as identified by the Main Street 
program and approved by the Monroe City Council. 

 
General Downtown Planning 
This project may include but is not limited to the following expenditures: funds will be utilized to create 
or maintain planning efforts designated to further enhance the Downtown-Main Street Square area 
throughout the life of the District. 

 
Cash Grants (Development Incentives)  
The City may enter into agreements with property owners, lessees, or developers of land located within 
the District for the purpose of sharing costs to encourage the desired kind of improvements and assure tax 
base is generated sufficient to recover Project Costs.  No cash grants will be provided until the City 
executes a developer agreement with the recipient of the cash grant.  Any payments of cash grants made 
by the City are eligible Project Costs.    
 
In the event any of the public works project expenditures are not reimbursable out of the special tax 
increment finance fund under Wisconsin Statutes Section 66.1105, in the written opinion of counsel 
retained by the City for such purpose or a court of record so rules in a final order, then such project or 
projects shall be deleted herefrom and the remainder of the projects hereunder shall be deemed the 
entirety of the projects for purposes of this Project Plan Amendment. 
 
The City reserves the right to implement only those projects that remain viable as the Plan period 
proceeds.  All projects identified are TID eligible.   The City will use increment generated within the 
District to pay for projects supported by the overall cash flow of the District.  The City will evaluate 
project costs as development occurs to tie investment to the pace of development. Prior to providing any 
cash grant or development incentive, the City will enter into a development agreement that will specify 
the commitments of the City and the developer, and forms of security pledged to make debt service 
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payments (if any). The City may conduct an independent review of the intended developer’s sources and 
uses proforma for the initial proposed development project.  This review will seek to verify that a public 
investment is required to enable the development to occur in the manner desired by the City, while 
providing the developer a fair and reasonable return on their investment. 
 
Project Costs are any expenditure made, estimated to be made, or monetary obligations incurred or 
estimated to be incurred, by the City and as outlined in this Plan or the original Project Plan.  To the 
extent the costs benefit the City outside the District, a proportionate share of the cost is not a Project Cost.  
Costs identified in this Plan are preliminary estimates made prior to design considerations and are subject 
to change after planning is completed.  Prorations of costs in the Plan are also estimates and subject to 
change based upon implementation, future assessment policies and user fee adjustments.  Project Costs 
will be diminished by any income, special assessments or other revenues, including user fees or charges, 
other than tax increments, received or reasonably expected to be received by the City in connection with 
the implementation of this Plan. 
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SECTION 8:  
Map Showing Proposed Improvements and Uses Within The Territory To Be Added  
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SECTION 9:  
Detailed List of Additional Project Costs 

 
This Section contains information relative to the specific projects and expenditures that the City 
anticipates it will undertake or make within the Territory to be incorporated into the District by this 
Amendment.  In addition, included for reference purposes, is a listing of the project cost estimates for the 
original District.  As part of this Amendment, the City is also modifying the project cost estimates for 
parking improvements in the original District area and including an allowance for development 
incentives. 
 
All costs are preliminary estimates.  The City reserves the right to increase these costs to reflect 
inflationary increases and other uncontrollable circumstances between 2016 and the time of construction.  
The City also reserves the right to increase certain Project Costs to the extent others are reduced or not 
implemented without amending the Plan.  The tax increment allocation is preliminary and is subject to 
adjustment based upon the implementation of the Plan. 
 
This Plan is not meant to be a budget, nor an appropriation of funds for specific projects, but a 
framework within which to manage projects.  All costs included in the Plan are estimates based on 
best information available.  The City retains the right to delete projects or change the scope and/or 
timing of projects implemented as they are individually authorized by the City Council without 
further amending this Plan. 
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Proposed TIF Project Cost Estimates 
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SECTION 10:  
Economic Feasibility Study, Financing Methods, and the 
Time When Costs or Monetary Obligations Related are to 
be Incurred 

 
The information and exhibits contained within this Section demonstrate that the District, as proposed to 
be amended by the addition of territory, will remain economically feasible insofar as: 
 

 The City has available to it the means to secure the necessary financing required to accomplish 
the remaining projects contained within this Plan.  A listing of “Available Financing Methods” 
follows. 

 
 The City can adjust the timing of implementation as needed to coincide with the pace of private 

development and redevelopment.   
 
 The development anticipated to occur as a result of the continued implementation of this Plan will 

generate sufficient tax increments to pay for the cost of the projects incurred so far.  Within this 
Section are tables identifying:  1) the development and redevelopment expected to occur, 2) an 
updated projection of tax increments to be collected resulting from that development and 
redevelopment and other economic growth within the District, and 3) an updated cash flow model 
demonstrating that the projected tax increment collections and all other revenues available to the 
District will be sufficient to pay all Project Costs. 

 
 

Available Financing Methods 
 
Implementation of this Plan may require that the City issue debt obligations to provide direct or indirect 
financing for the Projects to be undertaken.  The following is a list of the types of obligations the City 
may choose to utilize. 
 
General Obligation (G.O.) Bonds or Notes 
The City may issue G.O. Bonds or Notes to finance the cost of projects included within this Plan.  The 
Wisconsin State Constitution limits the principal amount of G.O. debt that the community may have 
outstanding at any point in time to an amount not greater than five percent of its total equalized value 
(TID IN).  As of the date of this plan, the City has a G.O. debt limit of $33,211,015, of which 
$23,274,370 is currently unused and could be made available to finance Project Costs. 
 
Bonds Issued to Developers (“Pay as You Go” Financing) 
The City may issue a bond or other obligation to one or more developers who provide financing for 
projects included in this Plan.  Repayment of the amounts due to the developer under the bonds or other 
obligations are limited to an agreed percentage of the available annual tax increments collected that result 
from the improvements made by the developer.  To the extent the tax increments collected are insufficient 
to make annual payments, or to repay the entire obligation over the life of the District, the City’s 
obligation is limited to not more than the agreed percentage of the actual increments collected.  Bonds or 
other obligations issued to developers in this fashion are not general obligations of the City and, therefore, 
do not count against the City’s statutory borrowing capacity. 
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Tax Increment Revenue Bonds 
The City has the authority to issue revenue bonds secured by the tax increments to be collected.  These 
bonds may be issued directly by the City, or as a form of lease revenue bond by its a Redevelopment 
Authority (RDA).  Tax Increment Revenue Bonds and Lease Revenue Bonds are not general obligations 
of the City and therefore do not count against the City’s statutory borrowing capacity.  To the extent tax 
increments collected are insufficient to meet the annual debt service requirements of the revenue bonds, 
the City  may be subject to either a permissive or mandatory requirement to appropriate on an annual 
basis a sum equal to the actual or projected shortfall. 
 
Utility Revenue Bonds 
The City can issue revenue bonds to be repaid from revenues of its various utility systems, including 
revenues paid by the City that represent service of the system to the City.  There is neither a statutory nor 
constitutional limitation on the amount of revenue bonds that can be issued, however, water rates are 
controlled by the Wisconsin Public Service Commission and the City must demonstrate to bond 
purchasers its ability to repay revenue debt with the assigned rates.  To the extent the City utilizes utility 
revenues other than tax increments to repay a portion of the bonds, the City must reduce the total eligible 
Project Costs in an equal amount. 
 
Special Assessment “B” Bonds 
The City  has the ability to levy special assessments against benefited properties to pay part of the costs 
for street, curb, gutter, sewer, water, storm sewers and other infrastructure.  In the event the City 
determines that special assessments are appropriate, the City can issue Special Assessment B bonds 
pledging revenues from special assessment installments to the extent assessment payments are 
outstanding.  These bonds are not counted against the City's statutory borrowing capacity.  If special 
assessments are levied, the City must reduce the total eligible Project Costs under this Plan in an amount 
equal to the total collected. 
 

Plan Implementation 
 
Projects identified will provide the necessary anticipated governmental services and development 
incentives to the additional territory.  However, public debt and expenditures should be made at the pace 
private development and redevelopment occurs to assure increment is sufficient to cover expenses. The 
order in which expenditures are made should be adjusted in accordance with development and execution 
of developer agreements.  The City reserves the right to alter the implementation of this Plan to 
accomplish this objective.  In any event, all additional Project Costs are to be incurred within the period 
specified in Wisconsin Statutes Section 66.1105(6)(am). 
 
It is anticipated developer agreements between the City and property owners will be in place prior to 
major public expenditures.  These agreements can provide for development guarantees or a payment in 
lieu of development.  To further assure contract enforcement these agreements might include levying of 
special assessments against benefited properties.  The order in which expenditures are made should be 
adjusted in accordance with development and execution of developer agreements.  The City reserves the 
right to alter the implementation of this Plan to accomplish this objective. 
 
Municipal interest rates are subject to constantly changing market conditions.  In addition, other factors 
such as the loss of tax-exempt status of municipal bonds or broadening the purpose of future tax-exempt 
bonds would affect market conditions.  Actual interest expense will be determined once the methods of 
financing have been approved and securities or other obligations are issued. 
 
If financing as outlined in this Plan proves unworkable, the City  reserves the right to use alternate 
financing solutions for the projects as they are implemented.  
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Implementation and Financing Timeline 
 
 
 
There are no proposed changes to the projects or projects costs identified in the Original Project Plan 
Document, with the exception of adding an allowance for development incentives and parking 
improvements.  By including development incentives as a project plan cost, the City is not obligated to 
provide incentives.  However, the City can offer them if appropriate.   
 
The main public works projects completed within TID #7 thus far included approximately $4,000,000 of 
infrastructure improvements downtown completed in 2009.  The debt for these projects was subsequently 
refinanced in 2012. 
 
The project plan identifies costs eligible to be paid for with TID #7 increments.  The project plan does not 
represent a commitment to fund or authorize a project.  While a project may be a TID eligible cost, 
whether a project is financially feasible will depend on the increment value and cash flow of the TID. 
 
At the time of this amendment, the City does not have any immediate plans to finance additional TID #7 
projects. 
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Development Assumptions 
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Increment Revenue Projections 
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Cash Flow 
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Cash flow no development 
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SECTION 11:  
Annexed Property 

 
There are no lands within the territory proposed to be included within the District by Amendment that 
were annexed by the City on or after January 1, 2004. 
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SECTION 12:  
Estimate of Additional Property to be Devoted to Retail 
Business 

 
The City estimates that approximately 75% of the territory within the District, as amended, will be 
devoted to retail business at the end of the District’s maximum expenditure period.  This finding is made 
to fulfill the reporting requirement as contained in Wisconsin Statutes Sections 66.1105(5)(b) and 
66.1105(6)(am)1. 
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SECTION 13:  
Proposed Zoning Ordinance Changes 

 
 
The City does not anticipate the need to change any of its zoning ordinances in conjunction with the 
implementation of this Amended Project Plan. 
 
 
 

SECTION 14:  
Proposed Changes in Master Plan, Map, Building Codes 
and City of Monroe Ordinances 

 
It is expected that this Plan will be complementary to the City's Master Plan.  There are no proposed 
changes to the Master Plan, map, building codes or other City ordinances for the implementation of this 
Plan. 
 
 
 

SECTION 15:  
Relocation 

 
It is not anticipated there will be a need to relocate persons or businesses in conjunction with this Plan.  In 
the event relocation or the acquisition of property by eminent domain becomes necessary at some time 
during the implementation period, the City will follow applicable Wisconsin Statutes Section chapter 32. 
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SECTION 16:  
Orderly Development and Redevelopment of the City of 
Monroe 

 
 
 
This amendment contributes to the orderly development and redevelopment of the City by providing the 
opportunity for continued growth in tax base, job opportunities and general economic activity.   By 
including an allowance for development incentives the City has additional flexibility to promote 
development within the District to generate additional increment to pay for project costs.  
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SECTION 17:  
List of Estimated Non-Project Costs 

 
Non-Project Costs are public works projects that only partly benefit the District or are not eligible to be 
paid with tax increments, or costs not eligible to be paid with TIF funds.   
 
The City does not expect to incur any non-project costs in the implementation of this Project Plan. 
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SECTION 18:  
Opinion of Attorney for the City of Monroe Advising 
Whether the Plan is Complete and Complies with 
Wisconsin Statutes 66.1105 

 
 
 
 
 
January 11, 2016 
 

SAMPLE 
      
Mayor William Ross 
City of Monroe      
1110  18th Avenue 
Monroe, Wisconsin 53566 
 
 
RE:     City of Monroe, Wisconsin Tax Incremental District No. 7 Amendment 
 
 
Dear Mayor: 
 
As City Attorney for the City of Monroe, I have reviewed the Project Plan and, in my opinion, have 
determined that it is complete and complies with Section 66.1105 of the Wisconsin Statutes.  This opinion 
is provided pursuant to Wisconsin Statutes Section 66.1105(4)(f). 
 
Sincerely, 
 
 
 
Attorney Rex A. Ewald 
City of Monroe 



 

 

 
 

Exhibit A:  
Calculation of the Share of Projected Tax Increments 
Estimated to be Paid by the Owners of Property in the 
Overlying Taxing Jurisdictions 

 
 
 




