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Objectives

The management of TIF 
districts and a TID portfolio

Identifying and acquiring 
landbanking opportunities 

Using TIF funds to assist with 
redevelopment of 
landbanked properties



Disclaimer & Credit

• This presentation, the discussion and commentary, and any part 
of this session are solely the views of the presenter.  

• This presentation, and associated commentary from the 
presenter is not in any way connected to, approved by, or 
associated with the presenter’s employer.

• Credit to Joe Gromacki, former City of Madison TIF Coordinator, 
for the creation of most of the TIF policies, underwriting protocols, 
and TIF program management methods discussed herein. 



Agenda

TIF program & portfolio management 

Setting landbanking goals 

Identifying landbanking target(s)

Connecting landbanking to TID 
performance

Using TIF funds in landbanking / 
development 



TIF Program 
Management

• TIF Policies
• 50% Rule 
• Self supporting projects
• Personal / corporate guaranties 
• Loan underwriting standards



Sample 
TIF Run

50% Rule: 50% of NPV available to 
the project (i.e. self supporting)

NPV of all TIF: NPV 
of all TIF generated 
by project.



• 50% Rule
• $3.6M generated
• $1.2-$1.4M TIF Loan

• NOTE: Project did not require the full $1.8M 
that was available to it

• $2.4M remaining 
• Funds for community’s use
• Infrastructure 
• Affordable Housing
• Landbanking, etc.

TIF Program 
Management



TIF Program Management: 
Loan Underwriting

• Sources and uses of funds
• Analysis of rents, costs, financial leverage, 

and measures of rate of return
• Personal / corporate guaranty

• A guaranty of the entire (100%) of the 
incremental revenue for a project, as opposed 
to the percent that is loaned to the project. 



TID Portfolio Management

• The TID Metric allows the TIF Staff to project a TID’s ability to pay for additional expenses, such as infrastructure 
or land banking. 

• Projects noted herein include infrastructure improvements, CDA funds for housing (re)development, and 
landbanking. 

New Project costs TID’s Ability to Pay



TID Portfolio Management

• A portfolio approach allows successful TIDs to support newer / less successful TIDs. 
• The TID Metric allows the TIF Staff to project a TID’s ability to pay for additional expenses, such as infrastructure 

or land banking. 

Donations TID’s Ability to Pay



Let’s Talk Landbanking…!



Landbanking Goals

• City of Madison adopted Landbanking program objectives:
• The objective of the land banking program is for the city to acquire land and buildings that 

could be used for future economic development, affordable housing projects and other city 
uses.  The goal of this program is to acquire strategic properties for future purposes that 
might include: assisting displaced businesses, reducing blight, stabilizing housing markets, 
improving the quality of life of residents and neighborhoods and preserving land for city 
purposes, such as parks.

• Priority uses of land banked properties include affordable housing, neighborhood 
revitalization and economic development.  Urban agriculture in the form of community and 
market gardens, greenhouses, vertical farming and similar agriculture initiatives are welcome 
alongside the previously noted priorities.

• https://www.cityofmadison.com/dpced/economic-
development/real-estate/land-banking-fund-policy 
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South Madison

• Town of Madison dissolved in 
2022

• City faced with large 
infrastructure backlog, along 
with adding over 5,000 
residents overnight… 

• Long history of under-
investment in a historically 
marginalized part of the 
community



South 
Madison 

Future Land 
Use 



TIDs 39 & 42
• TID 39 had recovered 

all its outstanding 
debt

• TID 39 made multiple 
donations to TID 42 
for landbanking

$7.7M of 
donated tax 
increments



TID 42

• Use of the “Half Mile 
Rule”

• Funds use to assist with 
the purchase of 
multiple properties 
including:

• All Metals 
Recycling 

• ~9.2 acres of 
landbanked 
property



South 
Madison 

Acquisitions

• Discussions with Sellers started in 2019
• Final closings will occur in early 2027



Next Steps for South 
Madison? TID 51
• TID 36 – Donation of $47,200,000 
• TID 37 – Donation of $18,000,000

• Total Donations - $65,200,000
• Total TIF - $99,480,000
• Concept developed by staff in 2019
• Approved in 2023

$18,000,000

$47,200,000
• Why does this matter? 

Having a long-term, multi-
pronged strategy to take on 
challenges is critical to success



TID Specific 
Strategy Royster Corners



Identifying 
Landbanking 
Targets: Royster 
Corners

• Former Royster Clark 
fertilizer plant

• 2011 
• Demo
• Removal of contaminated 

soil
• Completed by a private 

developer



Royster 
Acquisition 
• Located in TID 44
• Created in 2013

• (27-year blighted TID)

• 2024 – TID was in a 
financial position to fund 
additional projects 

• 2025 – Begin acquisition 
discussions

• 2026 – Acquire property



Connecting Landbanking to TID Performance

• TID 44 had recovered all its costs
• Continues to generate positive cash flow
• Has capacity to provide additional funding for property acquisitions / public projects



Royster 
Acquisitions…
• Five lots for development 
• One lot for park / open space 
• $5,200,000 –Purchase price

• $4,000,000 – TIF funds
• $1,200,000 – landbanking funds

• Included an additional 
$850,000 for predevelopment 
costs



Royster Corners

• 2018 – SF home 
construction underway

• 2019 - Pinney Library 
completed

• Began discussions w/ 
Seller in 2025

• Closed on sale in July 
2026

Phase 1

Phase 3



Royster Redevelopment Phase 1



Key Takeaways:

• Management of TIF Districts is critical to ensuring resources are 
available for public investment / landbanking 

• Have a vision
• Long-term planning with a multi-pronged approach 
• Knowledge of and relationships with property owners

•Perseverance 



Thank you!

• Dan Rolfs
• drolfs@cityofmadison.com 
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